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ABSTRACT

ln the aftermath of the succession of abonive planning schemes and the
indiscriminate destruction of war (1975-1991), it is the self-inflicted pattern of destruction
that has caused the most damage to the urban fabric of Beirut, Lebanon: the
reconstruction process itself. Through the examination of pre- and postwar plans and
strategies, this study establishes destruction as a framework in the urban history of Beirut.
The eradication of cultural heritage and urban memory is evident in the demolition of half
the city tàbric and the privatization of reconstruction, and continues through the
implementation of the proposed market-Ied rebuilding .trategy.

This thesis frames the reconstruction of Beirut within comparative methodologies
of urban rebuilding in the twentieth century, namely those ofpost-W.W.II Europe (as
manifested in Warsaw and Rotterdam) and tho~e of contemporary market-Ied urban
regeneration (as exemplified by London Docklands). As a critique ofthe proposed
rebuilding of Beirut, it contributes to the re-negotiation ofthe process and policy of urban
reconstruction at the national and internationallevels.
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RESUME

Suite à la succesion àes plans abonifs et la destruction aveugle de la guerre
(1975-1991), c'est le modèle de destruction volontaire qui a inflige le plus de dommages
à la structure urbaine de Beyrouth, Liban: celui de la reconstruction. Par l'examen
critique des plans et des strategies d'avant et d'après guerre, cette etude etablit la
destruction comme element structurant de l'histoire urbaine de Beyrouth. La destruction
du patrimoine culturel et de la memoire urbaine se manifeste dans la demolition de la
moitie du tissu urbain et dans la privatisation de la reconstruction. En plus, celle-ci
continue dans l'implimantation de la strategie de reconstruction proposee qui est dirigee
par les forces du marche (market-Ied urbanism).

Dans un effon d'assister au discours de la recuperation urbaine, cette thèse
encadre la reconstuction de Beyrouth dans les mèthodologies comparatives de la
reconstruction urbaine au vingtième siècle; celle d'après la Deuxième Guerre mondiale
en Europe (comme se manifeste à Varsovie et Rotterdam) et celle de la regeneration
urbaine contemporaine qui est dirigee par la speculation foncière (comme exemplifie à
London Docklands). Comme une critique de la reconstruction proposee de Beyrouth, il
contribue à la renegociation de la politique et le processus de la reconstruction urbaine
aux niveaux nationaux et internationaux.
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INTRODUCTION

Change and recurrence are the sense ofbeing alive - things gone by. death to
come. and present awareness. The world around us. so much of it our own
creation. shifts continually and often bewilders us. We reach out to tha! world
to preserve or to change it and so to make visible our desire. The arguments of
planning aIl come down to the management of change.!

Transfonnation and change in cities have becn. for the most part. incremental.

occurring graduaIly over long pcriods oftime. As such, the impact oftime on the built

environment has been cushioned by some form ofcontinuity which has allowed the

inhabitants to negotiate and re-negotiate change. whether political. social. or physical.

Architectural historian Spiro KostoflabeIled this inherent quality of cilies "urban

longevity." whereby "cities are long-lived artifacts. Their tendency is to continue.

Unattended. the artifact decays and disintegrates. "2 Through the ages. this long-tenn

commitment to the city, or to that which is urbane, is manifest in the layering ofhistory in

the physicallandscape, which presents the r;ty of today as the latest phase ofa

morphology of minor and major readjustments over centuries and generations. Beirut is no

exception.

The layers ofdestruction and reconstruction that have haunted the city of Beirut,

Lebanon, throughout its SOOO-year history remain to this day an intrinsic feature of this

ancient seaport. Destruction has been manifold: social, economic, cultural. and political. Il

is the destruction ofthe physicai !andscape, however, that is the focus of this thesis.

For decades, even centuries, destruction was at the hands ofconquerors who

demolished the city in parts and implemented their own grandiose schemes. Since

Lebanon's independence in 1943, Beirut has fallen prey to a succession of abortive

planning schemes that further contributed to the uncontrolIed agglomeration and

1 Lynch. K. Whal Time is Ihis Place? (Cambridge: MIT Press. 1972). 1.
2Koslof. S. The City Assembled: The Elements ofUrban Fonn Ihrough lIislory (Boston: Litlle Brown.
1992).250.
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destruction of the city. From 1975 to 1991, war indiscriminately destroyed, playing the

role of an urban catalyst that provided an opportunity to re-think the planning of the whole

country. However, within the current reconstruction ITamework, such an opportunity has

been sacrificed to planning strategies that have adopted demolition as a device of city

making and market-Ied urbanism as its tool.

The two waves of peacetime demolition have corresponded to the two main

sporadic peace eras of the 16-year war. The first took place in 1983 when the cleaning of

rubble ITom the streets evolved into the bulldozing of the entire medieval sector of the

city. The second clean-up started in 1992 when, in the narne ofpublic safety, the sarne

bulldozers brought down what was left of the medieval sector along with 300 other

buildings. Not only has the destruction of Beirut intensified in times of peace by the

dynamiting and bulldozing of half the city fabric in the narne of reconstruction, but this

destruction continues today through the implementation of the proposed market-Ied

strategy in rebuilding and its corresponding economically-inspired architectural imagery.

The focus ofthis thesis is the rebuilding of Beirut Central District. This area is

currently undergoing major transformations according to the latest state-sponsored plan

for rehabilitation, based on the most recent revision of February 1994 ofthe

redevelopment scheme presented in 1991 by Dar Al-Handasah (Shair & Partners), a

leading middle-eastern planning and development bureau (fig. 1.1). Planned in three

phases over a 22-year period, this US$ 12 billion comprehensive plan deals with a range of

issues ITom the development of4.69 million square meters ofrnixed-use space and the

installation ofa modern infrastructure, to the reclamation of608,000 square meters ITom

the sea. However, like previous versions, the plan has caused a growing amount of

controversy and has drawn criticism ITom both professionals and the general public, both

locally and at the international level. It has also inspired scholarly research in the

2
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Figure 1.1. Beirut: The Dar Al-Handasa.'l Reconstruction Plan, 1994. Source: The

Reconstroction ofBCD Information Book/et, 14.
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Figure 1.1. (contd.) Mode! ofthe city centre, 1994. Source: Author.
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theoretical and practical dimensions ofpostwar reconstruction in Beirut.J Described as

being "devoid ofmemory," a crusade has been initiated by many leading professionals in

Lebanon, such as the renowned Lebanese architect Assem Salaam, who are arguing for

the rethinking of the whole reconstruction strategy in terms ofmemory, tradition, and

context.· Despite the recent revisions to the master plan intended to address the criticism,

the adversaries remain unconvinced. The arbitrary boundaries of the en~isioned business

island isolate it spatially, visually, and socially from metropolitan Beirut and ignore the

war-bom urban agglomerations in the outskirts. Moreover, the preservation of detached

fragments of the architectural and archaeological heritage of the city remain subsidiary to

the development ofa corporate identity of the future Beirut, as depicted in the proposed

Imagery.

This ongoing criticism is not limited to the planning scheme, however, but extends

to the tramework within which the rebuilding ofBeirut was conceived. Central to this

controversy is the establishment of the real-estate company Solidere to redevelop the war

damaged city centre. The strategy behind this concept of a real-estate company was to

shelter the redevelopment of war-tom areas from political polarization, to isolate the

project trom govemmental corruption and inefficient bureaucracy, and to provide proper

management to attract private investment.S Entrusted with the promotion, marketing, and

sale of properties to individual or corporate developers, Solidere is an association of

J Among the most rccent publications of the multi-diseipliruuy scholar1y interest in the rebuilding of
Beirut is that of the workshop held at MIT in 1991 entitlcd Recovering l3eirut: Urhan !Jeslgn ond Post
War Reconstruction. cds. Samir Khalafand Philip S. Khoury (Lciden: EJ. Brill, 1993).
• Salaam. A. "The Reconstruction orBeirut: ALost Opponunity." AA Files. No. 27. Summer 199-1. II-IJ
and "Town Planning Problems in Beirut and its Outskirts" in Planningfor Urhan (]mwth: IJrit/sh
Perspectives on the Planning Process, cd. John L. Taylor (New York: Praeger Publishers. 1972). 109-1 19.
A renowned arehitCCl and an active member in the Lebancse public SCClor. Asscm Salaam has scl\'cd as a
Member of the Higher Couneil of Planning (1961-77). the Couneil for Dcvelopment and Reconstruction
(1977-82). and the Comminee forthe Reconstruction of Beirut Central District (1977-&»). He is currently
the President of the Order ofEngineers and Arehitcets.
S Kabbani. O. "The Reconstruction ofBeirut" in Prospectsfor Lehanon (Oxford: Centre for Lebanesc
SlUdies. 1992). 8.
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property right holders and private investors; the former by mandatory exchange of title

deeds for shares in the real-estate company, and the latter by cash subscriptions.

As such, with the demolition of half the city fabric, the eviction ofthe local

population, the dissolution of property rights, and the reduction of the state to an investor

in a private venture, the city centre of Beirut presented itself as an empty field open to the

commercial interests and speculative ambitions ofprivate developers. The resulting

tendency to privatize reconstruction to the detriment of public good highlights the intrinsic

weakness of the reconstruction process ofBeirut and the whole history of planning in

Lebanon. In this context, private property and individual initiative, the hallmarks of the

liberal economic enterprise in Lebanon, have reduced the city ofBeirut, yet again, to an

instrument of capitalist production where private investors and the dynamics of the real

estate market provide the parameters for urban change.

As a member of the so-called war generation ofLebanon and one ofthe three

million expatriates, l feel l have suffered a reCUITent 10ss and deprivation: first the loss of

war, and now that of peace, both ofwhich l have witnessed destroy Beirut. My personal

involvement has been coupled by an opportunity to gain work experience in the rebuilding

of Beirut Central District at the architectural office ofSamir Khairallah & Partners during

the summers of 1994 and 1995. Exposure to client meetings, govemment documents,

design guidelines, and building regulations, ail furnished additional insights and primary

sources to carry out this study as well as a unique view ofthe inner workings of the

rebuilding process. Projeets in which l participated included the damage assessment and

restoration proposais for the bank district along Riad aI-Solh Street. This area constituted

sorne 30 buildings mostly dating back to the 1940s, 1950s, and 1960s, and is one ofthree

conservation zones in the historic core (fig. 1.2). Another project was the design

development of the infrastructure and the four-storey underground parking for 2500 cars

in the Souks ofBeirut, the traditional market area (fig. 1.3).
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Figure 1.2. Beirut: Plan ofthe historic zone to be preservee! v.ith the bank district a10ng

Riad al-SoTh Street. Source: Councù for Development and Reconstruction,
reproduced from the architectural archives ofthe office ofSamïr Khairallah &
Partners. An exampIe ofthe buildings in the ban!< district. Source: Author.
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Figure 1.3. Beirot, 1841: Site ofthe 1994 Souks competition in the historie core. Source:

The Reconstruction ofthe Souks ofBeirut: rÎsual Sun:ey Kit, 6.
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Based on field research to document the landscape of Beirut. and also on my \Vork

experience, this study was grounded on a time-space evaluation of the urban environment

in function ofwar. It has entailed first a briefexamination of the urban history of Beirut

and then a critical overview ofthe succession of reconstruction schemes \Vith an emphasis

on the one currently under implementation at the dawn of peace. Focusing on the intertàce

between past and future, old and new, and in an attempt to intervene positively and to

contribute to the rebuilding process of the war-ravaged city ofBeirut, the objective ofthis

thesis is to frame the reconstruction of Beirut within comparative methodologies of urban

rebuilding in the twentieth century; namely those ofpost-World War II Europe and those

ofcontemporary market-Ied strategies of urban regeneration in London. This critical re

assessment of the rebuilding of Beirut will, in tum, contribute to the re-negotiation of the

policies and process of postwar reconstruction.

The study has adopted cities as the primary documents for the examination of

comparative methods of the continuous management and maintenance of the built world.

This thesis has explored the following alternative models of urban reconstruction in the

twentieth century: Warsaw, a city that completely rebuilt its past; Rotterdam, where the

past was completely erased; Beirut, where the battle between the past and the future is

currently being fought on the fields of reconstruction; and the London Docklands

development, where the future has been shaped by market-led urbanism which has, in turn,

given birth to the first "deconstructed city" ofthis century. Since in every city there is a

momentum ofchange independent ofwar and disaster, this examination ofBeirut,

therefore, encompasses the Iiterature on war and reconstruction, yet seeks the critical

analysis of theories and strategies ofcity making in times of peace, namely those of

market-Ied urbanism.

Even from a Iimited sample of the literature on war, urban reconstruction, and the

city, it is evident that the scope ofresearch covers a wide range of disciplines and subjects.

The first layer that can be identified in reconstruction theory and practice is that pertaining

5



•

•

to the rebuilding of Europe after World War II, where the cilies stand witness to the

greatest experimentation and manifestation of the continuous struggle between various

theories of urban rebuilding. The study of historical precedents is ofgreat significance to

the understanding of how change, at such a vast and destructive scale, has been

accommodated. Research since the mid-twentieth century has been by no means !imited to

the built environment, but also included other aspects vital to a comprehensive

reconstruction strategy." In fact, mostliterature has dealt with the political, economic, and

social rebuilding of nations and with designing a postwar world. 7 Half a century later, with

the advantage ofhindsight and newly available material, it is today possible to draw, more

objectively, new perspectives and insights on the rebuilding of European cities.8 Thus, the

seeds of reconstruction theory and practice which were planted in the first half of this

century are only now ready to be sewn.

However, there remains an area ofreconstruction that scholars are only starting to

study, especially in places like Lebanon. This rC3·~arch is exemplified by the work

underway in the latest ofwar-inflicted areas, the fonner Yugoslavia. With the augmenting

" Taking postwar London as an example. a collection of works prcparcd and publishcd towards the end of
W. w.n and entitlcd Building Britain Series (London: Faber and Faber. 1941-43) is representative of this
line of rcscareh. Through its multi-disciplinary panicipants. tbis set crbooklets ref1cets the contemporary
errons to write. rcac!. think about. and discuss the postwar rebuilding ofcities, societies. politics. and
econontics.
7 The first generation ofliterature on the rebuilding ofpost-W.W.lI Europe was impregnated with
prcscriptive literature and descriptive anecdotes of the reconstruction of individual cities. Usually wrillen
by lhe authors of the reconstruction plans themselves. books and anicles emerged of "now and then."
"bcfore and after," and applicd to almost cvery city in Europe. The iIlustrated documentation of the
rebuilding ofWars.,w. for c.xample, was publishcd under titles such as lfarsaw Rehuilt. Warsaw 19~5 and
'l;)day. and Warsaw 19~5 Today and Tomorrow, ail ofwhieh were wrinen by the likes of Adolf
Ciborowski and St.,nislaw Jankowski who had "itnesscd first-hand the destruction oftheir city and were
aise among the authors of its reconstruction.
S As the historian JeffI)' Diefendorf remarks. the rC\ival of the intercst in postwar reconstruction can bc
p.,nially allributcd to the Western European celebration in i 975 ofa year dcvotcd to the funherance of
historie prcsct\'lltion. Diefendorf, J.M.. cd. Rehuilding Europe's Bomhed Cilies (London: Macmillan
Press. 1990). 14. and "Urban Reconstruction in Europe After World War Il," in Urhan Srudies. Vol. 26.
No.!. February 1989. 129. His most recent book entitlcd ln the Wake ofWar: The Reconstruction of
German Cilies Ajler lf;Jrld lf'ar 1/ (Oxford: Oxford University Press, 1993) is a rare cxample ofa
comprehensive and comparative study of the physical rcbuilding ofone country. Allthesc rec:ent
publications arc main contributions to the rather under-rcsearchcd topie ofpo~r reconstruction. and
plO\ide the ground for a cross-European. comparative analysis of post-W.W.I1 rcbuilding.

6
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concern of groups of scholars and world organizations. there is now a deliberate and

conscientious effort to preserve the historic culture of the war-tom country. even though

in many instances the destruction is still in process.'J ln other words. based on an

architectural understanding. evaluation, and reconstruction of the built environment. and

consequently society and culture at large. a methodology of reconstruction is being

investigated through the preservation of the cultural heritage and urban memory in the

built form dl/ring war. However, in Beirut, as previously mentioned. the premise làr

postwar reconstruction has, so far, been based on the destruction of the above dimensions.

and has focused instead on market-led strategies in urban recovery. As such, this thesis

explores another dimension to rebuilding ciùs, as exemplified in Beirut. That dimension is

the cultural genocide of the city after war and within the reconstruction framework.

Against such a background, the corresponding thematic division of the thesis is as

follows: The first chapter explores the urban reconstruction of Europe in the aftermath of

the Second World War and looks at !WO distinct platforms for rebuilding, the traditional

and the modem, and their manifestations in Warsaw and Rotterdam, respectively. This

comparative study provides a perspective for the analysis of issues which are very much

alive in the debate over the shape ofthe future Beirut, and situates its rebuilding within the

context ofurban reconstruction in the twentieth century. Chapter Two brielly examines

the urban evolution of Beirut and attempts to establish destruction as a framework in the

history of the city and to trace the pattern of this destruction in both pre- and postwar

planning schemes. By examining the succession of reconstruction schemes with an

emphasis on the one under execution, this chapter demonstrates how postwar rebuilding in

9 Znknie. 1. "The Pains ofRuins: Croalian Architecture under Siege." Journal o/Archltecturul I:'ducatlOn.
Vol. -l6, No. 2. November 1992. 115-12-l. Bogdanovie. B. "L'Urbicide Ritualise: Restera-l·il dans ces Pays
un Peu d'Urbanite?" Architecture d:·lujourd'hui. No. 290, Dcccmber 1993, 9-JO. 80th authors argue
a33inst the rcduction of the cultural heritage ofan enlire people to rubbJe as a military strategy in the war
in the former Yugoslavia. Bogdanovie. a Serb arehitcet, gocs funher to eondemn this intentionaJ
destruction ofcilies sinee it eould only be interpretcd as a thrcat and infringemeDt 10 allthat is urbane,
whieh he defines as allthat cvokes refinement. aniculation. and eoordinztion betwccn the human race and
the built environmenl.
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Beirut has been as destructive as the war, Finally, the thesis explores the second dimension

to the postwar destruction of Beirut: the privatization of rebuilding and the emerging

landscape of speculation, The third chapter places the rebuilding of Beirut within the

context ofmarket-Ied urbanism and focuses on the destructive potential of the planning

as-marketing strate.b'Y adopted in Beirut in the light of the deconstruction of London

Docklands, Both developments are models of an urban policy founded on the privatization

of inner city regeneration where, by means of financial incentives, private capital dictates

the urban and architectural imagery ofthe city,

Although the focus ofthis thesis is the Central District ofBeirut, this single case

study serves as a model for the identification and analysis of strategies in urban

reconstruction that could cause unwarranted damage to the many war-ravaged areas in

Lebanon, and other parts of the world, in the aftermath of war, Hence, this study belongs

in a wider contex! of the history of urban planning of Beirut, ofpostwar reconstruction,

and ofurban rebuilding in the twentieth century, If, as Kostof claimed, "ail cities are

caught in a balancing act between destruction and preservation," it is the management of

this balance that is crucial in defining the parameters of change, 10 Indeed, the prevailing

imbalance in the postwar reconstruction ofBeirut threatens the survival of the city,

10 Kostor. s, The City Assemblec/: The Elements of f.-'rban Form through History (Boston: Little Bro'm•
1992).290,

8
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CH.-\PTER 1

ln the Aftermatb of\Vorld \Var Il:
The Urban Reconstruction of\Varsaw and Rotterdam

1n cilies only change endures. Patterns of habitation are provisional. transfonned
by the ebb and swell of residency and subject to forces that work with the
sluggishness of the millenniai erosion of stone, or with the speed ofa stray spark.l

In the wake ofWorld War II, many European cilies lay in complete ruins. Until

then, no previous anned contlict had inflicted such extensive damage on the physical,

natural, or human resources of the world. Based on unparalleled methods ofa "technology

of devastation," civilian settlements were razed to the ground by air raids within hours,

even minutes. Since military strategies attempted to paralyze the economic, social, and

moral will of the people, urban agglomerations were the main targets. The destruction of

the "true sou! of the city" translated into the annihilation of the identity of the enemy, and

a step doser to winning the war. Thus, the oid inner cilies of Europe, the Aisiades, which

embodied the unique urban history and culture of many nations, were to endure the most

devastation. It was these urban centres that presented postwar planners with the biggest

challenge.

Working within the severe constraints ofa disabled infrastructure and a lack of

skilled labour, finance, and building materials, post-W.W.II reconstruction in Europe

constituted an unparalleled period ofre-urbanization, ofexpansion, and of

transformation.2 Dramatic changes to the urban environment were wrought equally by the

1 Kostor. S. The Cily..lssembled: The Elemenls ofUrban Form Ihrough /lislory (Boston: Little Brown.
(992).280.
2 Diefendorf. J.M. "Urban Reconstruction in Europe After World War II." Urban Sludies. Vol. 26. No. 1,
February 1989. 130. Kostof. S. "Urban Process" in The Ciry A.\:vemhled: The r:lemenlS ofUrhan rrlfm
Ihrough ffisl"ry (Boston: Unie Brown. 1992). Common to scholarly thought on postwar reconstruction in
the second halforthe twentieth eentUlY is thatto spcak of "postwar reconstruction" is misleading on two
accounts. Or. the one hand. the process of reconstruction was. and still is, a continuous affair during the
war involving the day to day clearance of rubble and the temporal)' restoration orthe living environmenl.
On the other band. planning for reconstruction was underway while the cities were bcing dcvastatcd. and
did not wait till afler the war had endcd.
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accidents of war and by the deliberate 8ctions of postwar planners. Today, European cities

are a testimonial to the forces of this urban change, and given their large contribution to

the history of urban reconstruction in the twentieth century, they provide a rich ground for

the comparative analysis of postwar urban policies and their implementation, and also new

perspectives for discussion.

The experience of almost half a century ofbuilding and rebuilding war-tom cities

and the shift in the 1970s toward preservation, argued on economic as wel1 as historical

grounds, have resulted in a revival of the debate over postwar urban reconstruction and in

a re-evaluation ofrebuilding after the Second World War. Although a consensus of the

various views on the shape and methods of postwar reconstruction has not been reached,

the critical assessment ofpost-W.W.II rebuilding provides a valuable set oflessons. This

has, in tum, generated an increasing awareness for the preservation ofcultural heritage,

urban memory, and identity within the framework of postwar rebuilding. Nevertheless, the

scope ofviolation of this awareness remains wide-ranging as explicitly manifested in the

postwar reconstruction of Beirut.

The enormous complexity of reconstruction issues that faced the post-W.W.II

planners have not lost their relevance in the process ofthe urban reconstruction ofwar

tom cities today. Certainly, the debate over how to "incorporate the legacy of an urban

past into postwar planning," is very much alive in the rebuilding ofBeirut, :lS in other war

inflicted areas at thefin de siècie.3 However, the essential components ofthe general

framework that guided the rebuilding of Europe after World War II have been overlooked

in the rehuilding of Beirut today.

Firstly, the premise ofpostwar intervention in Beime is neither conceived nCi

executed as a public venture. The idea ofa strong, centralized, public planning agency to

initiate and motorize reconstruction, as in the case ofthe rebuilding ofalmost ail European

3 Dicfcndorf. J.M.ln the Wake ofWar: The Reconstruction ofvennan Cilies After IVorld IVar 1/ (Oxford:
Oxford Univcrsity Press. 1993). 106.
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cities, is absent in the postwar context of Beirut. Instead. the historical reliance of the

government on the private development sector, together with the increasing distrust of the

general public in the executive. professional, and tinancial capabilities of the public sector.

have rendered the rebuilding of Beirut yet another private, large-scale building project.

With minimal state intervent\;;:; :md the exclusion of the public t'rom the rebuilding

process, the two driving forces behind the rebuilding of Europe have tàiled to play the

same vital role in Beirut. ln fact, there is hardly anything "public" about the rebuilding of

Beirut; there is no public participation, no public transportation, no public housing. and

almost no public funding.

At a secor.d level, the scale and extent of war damage that permitted the

negotiation ofthe concept to convert post-W.W.Il Europe to a new urban order are

incomparable to the war damage in Beirut. This is not to undermine the horrific

devastation of the war on the physical, human, and material resources of Beirut and the

whole of Lebanon. However, through the postwar demolition of hall' the city fabric, the

rebuilding ofBeirut was artificially impregnated with a scale ofdestruction that couId

permit and justify the adoption ofa planning strategy based on the erasure of the cultural

heritage and urban memory ofthe city, as is currently being implemented. While similar

plans for the rebuildÏ!lg ofEuropean cities like Rotterdam and Coventry involved, to

different degrees, the continuation in a more precise fashion of what the bombs had

a1ready started, in Beirut, postwar demolition has dominated the reconstruction scene and

has over-shadowed the devastation caused by war.

This misconception of the scale ofwar damage in Beirut is misleading on two

accounts. Firstly, the damage in the city centre, which was mostly inflieted during the tirst

two years ofthe war t'rom 1975 to 1977, was caused by shelling and street fighting.

Inevitably, such methods ofdestruction took theirtoIl on the physical environrnent but

they were not aimed at deliberately destroying the city fabric, and therefore did not result
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in the "mounds ofrubble" of the blitzed cilies ofEurope. 4 Secondly, while the central

district was a desened, war-tom area inh~bited mostly by militiamen and squatters, the

evicted local population found refuge in various pans of metropolitan Beirut. With the

development ofseveral war-bom urban agglomerations, the rebuilding of Beirut, like that

of Europe, called for comprehensive planning and an integration ofeffons at the local and

the national scales, and supplemented by reforrn at alllevels of postwar reconstruction; be

they political, economÎc, social, or cultural. However, the proposed plan for Beirut denies

its interdependence on the surrounding region, let alone the rest of the country, and

remains an isolated effon in the rebuilding ofa nation.

Having established the essential divisions between the foundations of the rebuilding

ofBeirut in the light ofpost-W.W.lI reconstruction in Europe, the common grounds

remain the issues of the unsettled debatc over the shape and strategies ofpostwar urban

reconstruction. A1though the damage ofpostwar rebuilding has already stamped the future

Beirut, the architectural design of the city is yet to emerge. Since intervention is crucial to

redirect strategies and to re-set priorities, a contribution to the debate over the forrn and

framework ofthe rebuilding ofBeirut within comparative methodologies of postwar urban

reconstruction is significant.

With that intention, this chapter aims at examining the main two themes of post

W.w.n reconstruction, the traditional and modern platforrns, to underline their strategies

and critique. Since a comprehensive analysis ofpostwar reconstruction in Europe is

outside the bounds ofthis study, this chapter explores the experiences oftwo A/stades

which best iIlustrate the two processes ofdestruction and reconstruction in post-W.W.II

Europe, and also embody their criticism: the city ofWarsaw in Poland and that of

Rotterdam in the Netherlands. While Rotterdam best represents cities that rebuilt with an

4 HowC\·er. tbis docs not apply to the couotlcss \illages in Lehanon razcd to the ground during the 16-ycar
war. whieh rccallcd the barbarie conscious annihilation ofcilies Iike Warsaw by the Nazis during the
Second World War. "BIi17." or terror raid. refers to the militaI)' technique tirst used by the Third Reich
during W.W.II to shock a ",hole country ioto submission.
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eye to the future more than to the past, Warsaw exemplifies the group ofcities that sought

the future in their past.

ln the aftennath of the Second World War, destruction provided planners with

open urban space, and consequently, the opportunity to develop and implement theories of

rebuilding cities in the twentieth century. Since postwar planners agreed that, even bel'ore

the war, many cities were candidates for urban regeneration, the reconstruction process

was seen largely as a tool to heal the "unhealthy" metropolis inherited ITom the industrial

blight of the second half of the nineteenth century. Hard-core advocates ofthis view

argued that the industrial city, infested with pollution, over-crowding, poor housing, and

ir:adequate transportation, was already a dead social en:ity that had nothing worth

reviving, and was therefore impossible to remedy even through miraculous urban

intervention. From that point ofview, the task of postwar planners was not ofrebuilding

an obsolete historic structure, but that ofbuilding a llew city on the site of its predecessor.

As such, in post-W.W.II Europe, "rebuilders ofbombed cities could go beyond what

Haussmann had done for nineteenth-century Paris" in the sense that the opportunity to

implement urban surgery presented itself"naturally," so to speak, and was not enforced

artificially by a single authority.5 Hence, the damage ofthe Second World War directly

stimulated planning based on prewar criticism of the European city, and was in tum seen

as a catalyst. As such, the shape ofreconstruction in Europe was directly affected by

continuities in prewar architecture, planning, and preservation concepts and practices,

intertwined with unique postwar conditions.

In the rebuilding of Europe, it is important to stress that several planning issues

generated little argument, and were, to various degrees, common denorninators in almost

ail rebuilt cities. Firstly, given the scale and complexity ofdamage, comprehensive

reconstruction at the physical, political, social, and econornic levels could have only been

undertaken by govemments, whether central, provincial, or local. In fact, the authority of

5 Diefendorf. J.M.. cd. Rebuilding Europe's Bombed Cilies (London: Macmillan Press. 1990),5.
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public agencies in steering reconstruction had been established long before the end of the

war (for example, the French Ministry for Reconstruction and Town Planning had its reots

in the public agencies of Vichy France, and the Ministry ofTown and Country Planning

was established in England in 1943 J, and was reinforced by citizens' participation and

support during and after the war.6 This public-private cooperation was a key to the

success of the rebuilding of Europe, since after years of disintegration, reconstruction

transcended the literaI rebuilding of the physical, and aimed instead at the rebuilding of

nations and the reconstitution of identities.

Secondly, as previously mentioned, almost al! authors of the reconstruction plans

- traditionalist and modernists, planners and citizens -- advocated a "modernization," in the

larger sense of the word, of the urban core. Given the poor performance of its

predecessor, the industrial city, the pure duplication of the old model was unacceptable.

50 the underlying aims ofthis modernization process were the decrease in density and the

provision of modern amenities for housing, infrastructure, and transportation. Moreover,

in principle, the preservation and restoration of major historie monuments of "authentic

and cultural value," although restricted to the shel! of these buildings, were considered

vital components of this modernization process.7

However, in spite ofthe overwhelming consensus on the general issues of

modernization and preservation, the varying degrees oftheir application in the A/stades of

Europe was to become the source ofconflict and debate in postwar reconstruction. This

" Diefendorf. J.M. "Urban Reconstruction in Europe After World War II." Urban Studies. Vol. 26. No. 1.
Febmal)' 1989. Publie participation and reconstruction planning during the war was carricd on e\'en in
oceupied France. Belgium. Holland. and Norway under the supervision of the Germans. The c.,ception
was Wars.1w. where the Germans. in their efforts to annihilate the city, issucd a ban on reconstmetion.
Thal did not stop public rcconstmetion efforts. howcver, which were simply taken underground.
7 As Jeff!)' Diefendorf remarks in the ehapter entitlcd "The Faee of Reconstruction: The Role ofHistorie
Prcscrvation" in ln the Irake a/IVar: The Reconstruction a/German Cities After World IVar Il (Oxford:
Oxford Uni\'ersity Press. 1993). thesc "aesthctic and cultural" values applicd mostly to religions and
go\'cmmcnt buildings prcdating 1830. whilc those built aRcr that date. including carly twcntieth<cntul)'
modcm architecture. wcre not estccmcd worthy of preser\'ation. This contro\'crsiaJ and somehow arbitral)'
classification of "historical" rcsultcd in thc dcmolition of repairablc, cven undamagcd. "Iesser" buildings
snch as pri\'alC houses and slTk1l1-scale commercial buildings.



•

•

conflict between the desire for historic reconstruction. on the one hand. and the impulse to

modemize. on the other. marked the recurrent theme in rebuilding and divided

reconstruction strategies into two main platforms: the traditional and the modern ones.

The "traditional" platform refers to the somewhat conventional approach to

reconstruction concerned with the revival of historic ambiance and the urban memory of

the postwar European city. and was thus mainly concerned with design aesthetics: height.

scale. volume. surface. and material. The conservation of inner cities' character was also

based on planning principles which revolved around the retention of the basic street layout

(except for minor adjustments to the existing street pattern to improve fu:!'re traffic tlow).

and the routing of major thoroughfares around the inner core. rather than through it. This

balancing of the integration ofa historic street layout with a modern traffic infrastructure

could be seen in the planning ofthe East-West thoroughfare in Warsaw. as will be

discussed in detail, which necessitated the delicate maneuvering ofa tunnel through the

historie city centre (fig. 2.1).

Arguing for historical continuity (thus pertaining mostly to the urban centres which

were most representative of the historic environment), the traditionalists campaigned for

maximal rebuilding in the old form. The reconstruction of the Dutch ciry of Middelburg.

for example, was planned and executed by the city designers during the war who sought to

restore the atmosphere, if not the exact structure, of the historic city centre by recreating

the "typical Middelburg style. "8 In fact, the traditionalists sought not only to preserve

individual structures, but rather the whole character of a historic landscape. The symbolic

importance ofC::stle Hill. the former citadel hill in Budapest with a surrounding residential

district, for instance, was reconstructed on the premise of the whole landscape being an

8 Bosma. 1.E. "Planning the Impossible: History as the Fundament of the Future - The Reconstruction of
Middelburg. I9.fO";" in Rehuilding Europe's Bomhed Cilies. cd.1.M. Oiefendorf(London: Macmillan
Press. 1990). 6.f-76. While the Germans interpretcd the adoption ofa trnditionalist scenario as a modcl for
the reconstruction ofother "German" bombcd cities. to the Outch. the rcvival of the vernacular was a
gesture of resistance.
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Figure 2.1. Warsaw: Plan ofthedestroyed Old Town in 1945, and in 1974 afterthe

insertion ofthe East-West thoroughfare. Source: Rebuilding Europe's Bombed
Ciries, 226. Eastern entrance ofthe tunne~ 1960. Source: Wars::awa: 0
Znis::c::eniu i Odbudowie Miasta, 99.
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"architectural diary of important events in Hungarian history" (fig. 2.2)." The importance

of Buda Castle HiIllay in its unity rather than in the architectural or historic value of the

individual buildings. 1O

As for the preservation and restoration of damaged historic buildings. the process

ofmodemization that the traditionalists adopted applied exclusively to the shell ofthese

buildings and included the replication of the facades. rooflines. and basic structure.

whereas the interiors underwent significant alterations to remedy the inadequate lighting.

ventilation. and plumbing of the prewar state. The Stare l'vliasto in Warsaw. the medieval

walled city centre. became a showcase ofthe traditionalist strategy of reproducing a

historic landscape by the articulation of the building facades through the use of local

building materials, colors, and forms, while the interiors were gutled and replaced by

modern amenities (fig. 2.3).

The main criticism of the traditional platform came not ITom their modem

counterpart, but ITom professionals involved in the historic preservation movement.

A1though the traditional approach to reconstruction was hailed by its advocates as

preservation and conservation, it was highly criticized by the "pure" preservationists. and

labelled as mere replication. liOn the one hand, the underlying aims and philosophy of

historic preservationists were the saving of the authentic and the prototypical elements of

the city, rather than the purely imitative reproductions ofits past. 12 With such an approach

to reconstruction, historicism is never a question of recreating vanished buildings. Rather.

rebuilding is on a scale similar to that of the historic precedent, where details. proportions.

structural systems, and materials are used simply to evoke, rather than to reconstruct the

9 Diefendorf. J.M. "Urban Reconstruction in Europe After World War IL" Urban Studies. Vol. 26. No. 1.
Februarv 1989. 133.
10 Harr:ieh. E.C. "The Reconstruction ofBuda Castle Hill After 19*5" in Rebuilding Europe's lJombed
Cities. cd. J.M. Diefendorf(London: Macmillan Press. 1990). 155-169.
Il Diefendorf. lM. ln the Wake oflVar: The Reconstruction ofGerman Cilies .-Ifter World IVar Il
(Oxford: Oxford University Press. 1993). 71 .
12 Fitch. J.M. Historie Preservation: Curatorial.\lanagement ofthe /Juilt IVorld (New York: McGraw
Hill 1982. Char)ollCS\;lle: University Press ofVirginia. (990).
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Figure 2.2. Budapest: Post-W.W.II plan ofBucla Castle Hill and its l-ecOnstructed facades.

Source: Rebui/ding Europe's Bombed Cilies.
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Figure 2.3. Warsaw: Stare .Miasto in 1945 and in 1962. Source: Warsaw Rebuill, 48,

49.
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historic urban landscape. Thus, the total reconstruction of vanished buildings was

unacceptable by both historic preservationists and modemists since only the original was

considered the true artifact.

Nevertheless, in cities tha! opted for the complete recreation oftheir historic

landscapes, and despite ail the ideological controversies evoked, popular will prevailed

over the professional opinions of!lIe opposing planning authorities. The reconstruction of

familiar streetscapes and landmarks in cities like Warsaw and Dresden, destroyed beyond

recognition by the war, was promoted by its authors as more than a simpIistic, nostalgic

attachment to the past (fig. 2.4).IJ [n their quest for identity, a sense ofbelonging, and

continuities in urban memory, war·tom societies sought psychological security in these

historic landscapes, which proved to be a vital strategy of the traditional platform in

nurturing postwar social cohesion and unity.14 By contrast, the modernist platform opted

to rid itself deliberate1y of the past and ail its memory. This was where the two platforms

for reconstruction differed.

As previously mentioned, the advocates of the "modem" platform for

reconstruction deemed the industrial city obsolete and campaigned for the conversion of

Europe to a new urban order. The rationale behind this new urban order was the belief in

decentralization. on the one hand, and the broad functional needs of the city and its

inhabitants, on the other. These needs were defined as primarily technical in nature:

infrastructure, traffic flow, building standards, land use, and economic feasibility.ll While

accepting the need to restore individual buildings, from the modernist point ofview,

"concentrating on rebuilding old buildings might only inhibit the growth ofnew

IJ Paul. J. "Reconstruction of the Cit)' ofDrcsden: Planning and Building during the 19505" in Rebuildin!;
Europe'" Bomhed Cilies. cd. J.M. Diefendorf (London: Macmillan Press, (990), li{)·189.
14 Dicfendorf. J.M. In the Wakc ofWar: The Reconstruction ofGerman Cities After World /Var Il
(Oxford: Oxford Universit)' Press. 1993),281.
Il Diefendorf. J.M. "Urban Reconstruction and Traffic Planning in Postwar Gcrmany." Journal ofUrhan
llistory. Vol. 15. No. 2. FebrualY 1989. 132.
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Figure 2.4. Dresden: The new urban outline drawn over the street plan before destruction,

and the reconstructed urban streetseape. Source: Rebuilding Europe's Bombee.!
Cities.
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architectural ideas really in tune with the modern age.''16 Needless to say, the destroyed

urban fabric presented itselfas the ideal terrain for implementation and completely

accommodated the modern urban theories. European cilies that chose modernization

without devoting too much attention to historic preservation, such as Rotterdam,

Hamburg and West Berlin, opted to ignore the basic spatial structure of the historic

A/s/ade altogether. The destroyed old quarters were replaced by a loose spatial order

bounded by trallie arteries, and the old spatial structure of streets and squares by strictly

zoned districts. On such principles, the whole character of the historic city ofCologne, for

example, originally derived from its small streets and single-family homes, was completely

altered. 17 The medieval churches, a few secular monuments, and old burgher houses were

reeonstructed as isolated memories surrounded by a sea ofmodernity (fig. 2.5).

Furthermore, the dism:ssal of the historic structure of the city allowed !ittle or no

room for the recreation ofthe traditional mixed-used urban space, and the rebuilding of

cilies like Coventry was based on a two-dimensional plan dividing the city into separate

zones of residential, industrial, and commercial uses (fig. 2.6).18 Where a relatively modern

street system did not exist before the war, planners continued what the bombing had

begun and sacrificed damaged but restorable buildings to street widening and large,

"modern" commercial complexes. In short, in the modernist vision for reconstruction, no

negotiation or conciliation with history was provided for in the reconstruction plans,

whose existence relied on their imposition, rather than their superposition, on the existing

war-torn urban order. 19 The modernist platform flourished in its concept to erase centuries

ofurban life, a concept that, ironically, was the source and basis ofits criticism.

16 Diefendorf. J.M. In the Wake ofWar: The Reconstruction ofGerman Cities After World War II
(Oxford: Oxford Universir.. Press. 1993), 71.
17 Diefendorf. J.M. In the '1l'ake ofWar: The Reconstruction afGerman Cities After World War II
(Oxford: Oxford Universitv Press. 1993), 9~·IOO.
18 Johnson-Marshall. P. "éoventl)'" in Rebuilding Cities (Edinburgh: Edinburgh University Press. 1966).
:?'()1-318.
~. This approaeh reflceted the optirnisrn of the Modern Movernent as outlincd in the International
Congrcsscs for Modern Architecture (ClAM). Foundcd in 1928 and dedicatcd to the promotion of new
sl)·lcs. this movement rcprcscntcd a "frcsh stan" in the quest of the urban salvation of the West.
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Figure 2.5. Cologne: The restored Romanesque church ofS!. Aposteln, built in 1021, at a

corner ofa busy traffic artel)', contrasts with the "modern" context. Source: In the
Wake ofWar: The Reconstruction ofGerman Cilies After World War II,97.
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Figure 2.6. Coventry: An aerial \iew ofthe extent ofbomb dalllage in the city centre, and

a diagrammatic scheme for the functional zoni.'lg ofthe city, 1941. Source:
Relmilding Cities, 304, 305.
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Against such a background, the rebuilding of European cities was, in essence, a

continuous struggle between traditional and modem platforms, where cities experienced

uneven, controversial attempts to combine modemization with historic preservation. So,

as unique as the process of rebuilding each European city was -- a function of both its

prewar physical structure and the degree ofwar damage -- so was the individualism and

wide range ofcorresponding reconstruction plans. Just as there was no city in Europe

rebuilt as an exact copy of its predecessor, each city also had its share of preserved

buildings. However, there remained a striking difference in the jramework and .\piril of

reconstruction, which was most intense in its extreme applications. Few cities, however,

were willing to choose between the traditional and modem paths so clearly as Warsaw and

Rotterdam.

The city ofWarsaw, Poland, takes a special place among European cities

destroyed during the Second World War, both in terrns of the extent and methods ofits

destruction and ofthe ideology ofits reconstruction. Although the larger part ofGreater

Warsaw was developed along modem planning principles, with wide streets, modem

buildings, and highway systems, the reconstruction ofthe historic core ofWarsaw was

designed by "deterrnined preservationisrn," and thus exemplified the traditionalist platforrn

for reconstmction.20

Throughout history, the geographic position ofWarsaw at the crossroads of the

ancient European north-south and east-west routes lay at the root ofits urban, economic,

and cultur~ development, advancing from a small fishing village to become the seat ofa

provincial municipality, and later, the capital ofa nation (fig. 2.7).21 However, it was this

same location, along routes where European wars have tradition.a!ly broken out, that also

caused the city's devastation, only to be rebuilt just as many times; a price many other

20 Term borrowcd from Jeffry Dierendorffrom ln the Wake o[War: The Reconslruclion o[German Citles
After Wor/d IVar Il (Oxford: Oxford University Press, 1993).83.
21 For a detailcd histol)' orthe urban agglomeration orWarsaw. sec Ciborowski. A. and Jankowski. S.
Warsaw /945 Today and Tomorrow (Warsaw: Interpress Publishers. 1978).
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Figure 2.7. Warsaw, 1762. Source: Wars::awa: 0 Zni5:czeniu i Ocflll/dowie Mias/a, 17.
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cities across the world have had to pay for their locale. The latest chapter of such

destruction ofWarsaw began on September l, 1939, and lasted for almost six years. to be

foUowed by 30 years of reconstruction.

The urban destruction ofWarsaw at the hands of the Nazi Third Reich during

World War li was unprecedented in history and has been compared to the total

destruction of the city ofCarthage in 146 BC by the Romans (fig. 2.8).~~ ln order to

appreciate this latest urban transformation ofWarsaw, the destruction should be

understood as an intrinsic feature of reconstruction since

the reconstruction ofthe historic districts, buildings and monuments ofWarsaw
was camed out lor the very same reasons lor which they had been destroyed
by the Nazis; namely their value for Polish culture. ~3

l'he destruction ofWarsaw during the Second World War (1939-45) may be

divided into three main chapters: the 1939 siege, the destruction of the Jewish Ghetto

between 1942 and 1943, and the 1944 uprising. Warsaw experienced the first phase ofits

destruction, the siege, on the eve of the German invasion. Without waming or even

officiaUy declaring war, and despite the presence ofover a million inhabitants, the German

militalY proclaimed Warsaw a Feslllng Warschall, a fortress, in order to justity the

merciless and arbitrary bombing ofthe city which was camed out relentlessly for almost a

month. On October 1, 1939, Nazi troops marched on the besieged city, a mound ofrubble

on fire; 12% ofaU buildings were destroyed and 6,000 people were killed.24 The German

campaign to demolish the capital ofPoland, to render Warsaw "no more than a

geographical term on the map of Europe," however, was not only physicaJ.25 One of the

first decrees of the occupying forces was the degradation ofWarsaw to the rank ofa

pro"incial town and the bestowing on Krakow the role of the capital and the seat of the

22 Kostor. S. The City ..lssembled: The Elements ofUrban Form through History (Boslon: Littlc Brown.
1992).257.
23 Ciborowski. A. and Jankowski. S. /Varsaw 19-15 Today and Tomorrow (Warsaw: Inlcrprcss Publishcrs.
1978).86.
24 Ciborowski. A. and Jankowski. S. /Varsaw 19-15 and Today (Warsaw: Inlcrprcss Publishcrs, 1971). 19.
~5 Ciborowski. A. and Jankowski. S. /Varsaw Rebuilt (Warsaw: Polonia Publishing Housc. 1962).9.
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Figure 2.8. Warsaw: Muranow residential district, 1945. Source: "Varsovie ... Ville

Nouvelle," 70.
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German authorities. Moreover, the reconstruction of damaged buildings was prohibited

and an order to destroy the Royal Castle was issued. ~6

While Varsovians were anxiously gathering the remains oftheir destroyed city,

salvaging and secretly hiding artifacts and archives, in the faith that one day soon thcy

could begin to reconstruct their capital, the Nazi town planning authorities were preparing

designs oftheir own. While for centuries the task ofplanners was to build cities, in 1940

the German town planners were planning the destruction ofa city and the extermination of

its people. The so-called Pabst Portfolio, found in 1945, contained the blueprint of"A

New German City" (fig. 2.9). On one-twentieth of the area ofWarsaw, which in 1939 had

had a population of 1,300,000, a city of 100- to 300,000 inhabitants was to be foundcd. A

small portion of historic Warsaw on the left bank was to be preserved since the Germans

c1assified it as an example of "German town planning," while the right bank, Praga, was to

become the residential camp of80,000 Poles reduced to serfdom. 27 lronically, the

discovery ofthis Nazi plan, aithough destructive in essence, was to play a vital,

constructive role in the reconstruction ofWarsaw; as much ideological, as architectural or

urban. Today, this plan hangs in the Historical Museum ofWarsaw.

The second wave of the destruction ofWarsaw was executed between 1942 and

1943. The buming and destruction of the "Jewish Residentiai District," a wallcd area of

about two square kilometers in the western pan ofthe city centre with a population

reaching 460,000 in 1941, was an integral strategy of the campaign to carry out genocide

(fig. 2.10).28 After the whole community of the Jewish Ghetto was either killed or

26 Baldyga. J.A.• tr:lns. The O!d Town and rhe Roya! Ca,r!e in Warsaw (Warsaw: Arkndy, 1'.188). The
Royal Castle. dating baek to the 14th eenlUl)'. fonns the south side ofan imponanl square in lhe Stare
Miasto. the medieval walled centre. The more than 10.000 items savcd from the inleriors of the Royal
Castle by eh'i1ians and stafTmembers was later to eonstitule vital informalion on whieh the reconstruction
of the C:!Slle was based. The reconstruction was, however. poslponcd till Jannary 1'.171 for economie
rcasons.
27 Ciborowski. A. and Jankowski, S. Warsaw !9~5 and Today (Warsaw: Interpress Publishers. 1'.171).23.
28 Ciborowski. A. and Jankowski. S. Warsaw 1945 and Today (Warsaw: 1nterpress Publishers. 1'.171). 25.
Upon the rcquest ofHim1er, the so-callcd Stroop Repon was preparcd in 1'.143 by Jurgen Slroop. SS
brigade-eommander and major general of the police. to undenake the destruction and buming of the
ghetto.
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Figure 2.9. Pabst Plan for "A New German City." Source: Warsaw 19-15 and Today, 22.
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Figure 2.10. Walled Jewish residential district, 1945. Source: Warsaw 1945 and Today,

24.
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deported, home after home, street after street, were first burned and then blown up by

special destroyer detachments. After the"cIean up," only four buildings were left standing,

basically to house the German administration. As such, the ghetto was reduced to an open

field covcred with bodies and debris.

The third and last drastic chapter of the destruction ofWarsaw began on August 1,

1944, with the Warsaw Uprising. After five years of German aggression, the iIl-equipped

Polish underground detachments took-up arms against the German army for 63 days of

battle. The final and decisive attack on the uprising, however, went beyond the

convcntional strategies ofwar. On October II, 1944, Hitler ordered the complete

evacuation of the city, so that Warsaw would be pacified, that is razed to the ground while

the fighting was still going on, and so as to deprive the insurgents of their hide-outs.29

After ail the material valuables ofthe city were shipped to Germany, special units

consisting of "incendiaries" and "annihilators" went about the meticulous implementation

of the plan to destroy Warsaw.

The target of this brutal attack wltS the historic town on the left bank of the Vistula

River; the district on the right bank. Praga, escaped destruction since it housed old siums

and workers' districts which were not deemed worth the effort or cost ofdestruction.

Thus, the Old Town was divided into districts and quarters. Buildings and blocks were

marked with numbers indicating the proposed order and date ofdestruction. Thereafter,

for three months, with the help ofcombustible liquids and flame throwers. buildings were

systematically burned and their structures were blown up (fig. 2.11).30 Out of the 957

historic buildings, 782 were totally destroyed, and 141 partly destroyed. Only because the

29 Ciborowski. A. and Jankowski. S. rrarsaw Rebuilt (Warsaw: Polonia Publishing Housc. 1962). 15·17.
This mcthodic:11 "TIY in which thc built cn\;ronmcnt "715 dcstroyed W7lS aise applied to dcstroy the
infrnstmcture and open spaccs. For cxamplc. tanks werc uscd to rip out the electric and telephone cables
from thc c.1rth. whilc special units wcre givcn the task of fclling trees and destroying parks.
30 For that purpose. Icchnical manuals wcre issucd on the most efficicnt and lcast cestly methods of
seuing fires and blo,,;ng up buildings. Sllch as the Menschach File. found by accident in Match 1945. The
author. arehitcct Alfred Mensebach. helonged to thc Third Rcich institution ofpcople working in the fine
ans. whose c.'qlCrtise and ad\;cc pro\;dcd the neccssary information on buildings, collections. and
monumcnts ofhistorical. artistic. and cultural valuc se thatthey could he dcstroyed first.
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Figure 2.11. Germall destroyer units during the Warsaw Uprising, 1944. Source:

Wars::awa: 0 Zni=eniu i Odhudowie Miasta, 60.
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Germans ran out oftime before they surrendered, did 34 buildings survive. Nevenheless,

on January 16, literally on the eve of the liberation ofWarsaw, the German arrny managed

to destroy pan of the Church of St. Carlo Borromeo and also bum the collection of the

public library. With the destruction of approximately 85% of the building stock, the death

of22% of the population, and the loss of38% of the national wealth, the great economic

and cultural prosperity, accumulated over centuries in Warsaw since 1596, lay buried

under 20 million cubic meters ofrubble (fig. 2.12).'1

As previously mentioned, this unique, premeditated, and planned destruction of

Warsaw provided the very same grounds for the reconstruction campaign where "the

reconstruction ofhistoric buildings in Warsaw, irrespective oftheir degree of preservation,

became an historical, political, emotional and moral necessity. "32 Therefore, for

ideological, political, and patriotic reasons, the Varsovians chose to resurrect their capital.

ln the reconstruction ofWarsaw, two events were ofvital imponance. The first

event was the spontaneous mass migration of the people ofWarsaw to their city within

days of the liberation.33 A1though premature -- there were 35,000 mines left by the

Germans and also a .severe lack ofaccommodation -- this movement nourished the

dynamics of the reconstruction process.34

The second event was the issuing oftwo decrees in 1945, the first ofwhich

reinforced the earlier decision taken by the Polish govemment, even before the liberation

of the left bank, to maintain Warsaw as the capital ofPoland. Consequently, the Bureau

for the Reconstruction ofthe Capital and the Reconstruction Committee were established,

whose individual tasks revolved around financing, coordinating, and managing the

31 Ciborowski. A. and Jankowski. S. IVarsaw 19-15 and Today (Warsaw: Intcrprcss Publishcrs. 1971).38.
-12.
32 Bald)·ga. J.A.. lrans. The Old Town and the Royal Castle in Warsaw (Warsaw: Arkady. 1988). 15.
33 Albrccht. S. and Czcminski. A. "A Plan for a New Warsaw." Journal ofthe American Institute of
Planners. Vol. 12. Spring 19-16.6. Thc ligures ofthis mass rno\'crncnt arc irnprcssi\'c: -100.000 peoplc
rcturncd to Warsaw wilhin thc lirst thrcc rnonths.
.'4 Ciborowski. A. and Jankowski. S. IVarsaw 19-15 Todayand Tomo"ow (Warsaw: Polonia Publishing
Housc. 1962). -16.
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Figure 2.12. Warsaw: Destruction map, 1939-45. Source: Rebuilding Europe's Bombed

C·· ""~mes, _.> .
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rcbuilding proccss. This first dccree officially placed the rebuilding ofWarsaw among the

highest priorities of the Polish nation and state. Moreover, a second decree concerning

property rights declared ail land as commun;:! property, except for those buildings 1eR

standing which remained the property oftheir previous owners. Thus, the indispensable

ideal conditions ofeconomic and legal grounds, and patriotic drive for implementing the

reconstruction plan, were provided forJl

Like almost ail postwar planning schemes in Europe, the point ofdeparture of the

reconstruction plan ofWarsaw was carried out underground during the occupation and

was. in turn, based on prewar planning studies.'6 The reconstruction plan itself, like that

for most Polish cities, was based on a strategy of restoring the historical core and of

creating a ring ofnew micro-communities around the periphery (fig. 2.13). The city

proper, grouped around the reconstructed historical core, was planned as a political,

social, economic, and administrative centre, with residential quarters in order to ensure

24-hour activity. Thus, the rebuilt, mixed-use city centre was not envisioned as a museum,

nor a theatrical set, but a living part of the New Warsaw.37 Concerning the inner city

centre, the main strategy ofthe reconstruction plan was the recreation of the old street

patterns (especially the dominating streets running either parallel or perpendicular to the

Vistula River), the prewar building massing, and the street profiles.

The first era of the reconstruction ofWarsaw, trom 1945 to 1949, like in ail other

cities ofpost-W.W.Il Europe, was marked by a desperate effort to bring the city back to

life. In Warsaw, this involved liquidating street graves, de-mining streets and buildings,

,1 Fitch. J. M. Historie Prescn'ation: Curatorial .\fanagemenr ojthe B.Jilt /J'orld (New York: McGrdw
Hill. 1982. CharlottCS\ille: University Press of Virginia. 1990). ~OO. This legal and economic background
aise c,istcd in other socialist countries. such as Czechoslovakia. where the private o\mership of land was
almost completel)' eliminatcd. and the control of property. monuments. and sites was largely vcstcd in the
nation.
,6 ln fact. the Institutc for Town Planning of the Oep:mment of Architecrure of the Warsaw Technical
University. with the cooperation ofa group of profcssors. assistants. and students. never ceascd to function
dllring the war. but was taken underground. This was nol only motivatcd by the ncccl for intellccrual
stimuli. but was aise secn as a forrn of resistance and rebellion against the Germans.
37 Ciborowski. A. and Jankowski. S, lI'arsml' 1945 Today and Tomorrow (Warsaw: Intcrprcss Publishers.
1978).86.
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Figure 2. D. Warsaw: The first Reconstruction Plan, 1945. Source: Rebuilding Europe:s

Bombed Cilies, 225.
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clearing rubble, and securin'; structures that threatened to collapse (fig. 2.14). At another

level, in the desperate attempt to secure accommodation for the thousands of homeless,

the restoration of bumed-out skeletons and the reconstruction of partly destroyed houses

took priorily (fig. 2.15).

The rebuilding ofWarsaw was, therefore, more a task oftotal reconstruction than

that of restoration and preservation. Consequently, in the name of historie truth, studies

and research were undertaken, not only to determine the most accurate shape of the Old

Town, but also to enable the reconstruction to reflect the layers of history and to respond

to contemporary needs at the same time. The operation of saving and adapting

architectural relies where "every section ofbumed wall, every architectonie detail dug out

from heaps of rubble could convey an answer to the many riddles facing the conservators,"

was an essential component of reconstruction (fig. 2.16).38 This quest for archivai and

iconographie material was not only crucial for the physical reconstruction, but also for the

economics of reconstruction.39

Like ail the other restorations of the A/stades across Europe, the identical

restorations were largely exterior in character and the main intent was to restore the urban

streetscape (fig. 2.17). On the interior, more drastic t,ransformations took place, since an

adaptive use strategy was the only way the Poles could justify the large expenditure on

reconstructing and restoring historie buildings.40 As such, unique buildings, many dating

back to the medieval and baroque periods, whether ofaesthetic or historie importance,

were rebuilt with new interior plans and all modem amenities such as heating and sanitary

equipment. This compromise between historie shells and modem uses where "noble

'" Ciborowski. A. and Jankowski. S. Wcrsaw 19-15 and Today (Warsaw: 1nterprcss Publishers. 1978).98.
39 Kluszewski. S. "Economic Aspects of Reconstruction in Warsaw." International Conference on
Recnnstnlction nfWar-Domaged Areas 6-16 March 1986 (Tehran: Uni\'ersity ofTehran Press, 1990).
147-153. Kluszewski argues Ihat. allhough the precise economical appraisal 'l'as nol possible al Ihe lime.
the acute shortage ofmaterials. tools. cquipment. and labourers in post-W.W.Il Warsaw made il
economically more fc. sible 10 exploil e\'ery building clement. to recycle debris and rubble. and e\'en to
rcde\'clop bumt facades.
40 Filch. J.M. llistoric Preservation: Curatorial.\fanagement ofthe BuUt World (New York: McGraw
Hill. 1982. Charlottes\'iIIe: Uni\'ersil) Prcss ofVirginia. 1990). 3~.
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Figure 2.14. Warsaw: Postwar scenes of"de-mined" buildings and street graves. Source:

Warsaw 1945 Today and Tomorrow, 46, 49.
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Figure 2.15. Warsaw: A typical residential block in 1939 and mer reconstruction in
1956. Source: The D/d Town alldthe Royal Castle in Warsal<', 28, 29.
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Figure 2.16. Warsaw: The salvaging ofarchitectural relies. Source: Wan=awa POrlrel

MiasJa.
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Figure 2.1i. Warsaw: Urban streetseape in 1945, and after reconstruction in the early

l %Os. Source: War=wa: 0 Znis::c::eniu i Odhudowie .lvfiasta, Si.



•

•

palaces became ministries, public offices, and seats of social and cultural organization.;

patrician row houses accommodatcd restaurants, shops, and apartments" is characteristic

of the Stare Miasto ofWarsaw (fig. 2.3).41

The extent of the work of conservationists and their determination to tirst save

relics, then to reconstruct the historic texture ofWarsaw, was not a simple venture. The

difficult nature of the task of determining the balance between recreating the old city and

implementing modern transformations became evident with the construction of the East-

West Thoroughfare between 1948 and 1949 (fig. 2.1). With the inner-city street pattern

preserved, this project called for a traffic artery that would bridge the Vistula River and

tunnel under the Old Town to divert vehicles !Tom the central core. Although the Old

Town was nothing but a mound of rubble at that time, it was nevertheless earmarked for

reconstruction. Since the thoroughfare cut through the historical system ofstreets and

squares, the preservation of the integrity of the historic structures could be achieved only

by the addition ofboth cost and time to the completion of the project. Similarly, in order

to make way for the widening ofa street, the baroque church of St. Anne had to be moved

50 yards so it could be saved (fig. 2.18),42 These few examples are indications of the

extent to which the traditionalists were determined, at ail costs and hardships, to carry

through the resurrection ofWarsaw.

A key factor that facilitated the reproduction ofhistoric Warsaw was the

availability ofextensive reference documentation. The sources for such visual archivai

material were quite diverse. The survival of the records of the architectural students at the

Polytechnic, who for years had been required to make measured drawings of the historic

buildings in the Stare Miasto, provided an important reference. This study to document

41 Kostor. S. The City..tssembled: The Elements ofUrban Nmn throu~h Iltstory (Boston: Little Brown.
(992),266.
42 Fitch. J. M. Historie Preservation: Curatorial.l/anagement ofthe Buiil World (New York: McGrJw
Hill, 1982. Charlotles-.ille: University Press ofVirginia. 1990). 129. This was accomplishcd by first
pauring the foundations at the nC\\' site. then "ith the help of propcr bracing to prevent lwisting and
bcnding, rolling the church to ilS nC\\' site and lowering it in place.
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Figure 2.18. Warsaw: The reloeation ofthe baroque Church ofS!. Anne. Source: Historie
Presen;ation: Curatorial Management ofthe Built World, 129.
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the built heritage took on a patriotic edge throughout the occupation, within the elTorts of

the Underground University. Even during the uprising in 1944, special underground units

were assigned the task of saving documentary material of historie buildings. Among the

most useful documents in the rebuilding ofWarsaw, and also Dresden for that malter,

were the paintings of Bemardo Belotto (1720-1780), who had worked in Warsaw in the

1760s and 1770s (fig. 2.19). His views of the various sites and monuments of the city

were so detailed that they were used by conservationists as reliable evidence ofvanished

monuments.43

Public participation in these early postwar years also played a key role in

reconstruction and did not stop at clearing rubble, laying bricks, or planting trees (fig.

2.20). By Iaw, the completed plan for reconstruction had to be announced a"ld displayed

for public criticism and approval.44 AIl objections and suggestions had to be either

complied with or presented to the higher authorities for revision. This public participation

only enhanced the feeling of national cohesiveness and sense of purpose of the people of

Warsaw.

ln Warsaw, it is evident that "rebuilding (was) an ardent act of self-assertion rather

than a detached study in town planning, a work of the heroic rather than the contemplative

temper. "45 While fully aware that these historie reproductions were not authentic inasmuch

as they had been recreated, the recognition oftheir importance in reasserting the national

pride, confidence, and identity of the Poles was crucial. In this way, on a medieval plan, a

new city, partly Baroque and partly late Renaissance, arose.46 The reconstruction of

43 Fitch. l.M. Historic Presen'ation: Curatorial Management ofthe Bulit IVorlcl (New York: McGmw
Hill. 1982. CharlottCS\iHe: Universit)' Press of Virginia. 1990), 388-38Y. Kostof. S. The Ci(v.·lssemh/ec/:
The Elements ofUrhan Form through !listory (Boston: Little Brown. 19Y2), 265.
44 A1brechL S. and Czeminski, A. "The Plan of New Warsaw." Journal ofthe ..lmerican Institute of
Planners. Vol. 12. Spring 19*6.6.
45 G.M.K.'?"A Plan for Warsaw." ..lrchitects' Journal. Vol. 103, No. 2670, March 28.19*6.
46 Baldyga. lA. trans. The Olcl Town and the Royal Castle in lVarsaw (Warsaw: Arkady. 1988). The
detailcd inventory during the first year of rcconstnlelion uncovercd a majorit)' of survi\ing mcdieval urban
clements (ccl!ars. picces ofelcvations. gable walls, mcdieval defensive S)·stems) which justificd the
adoption ofa mcdiC\'al urban stnlelure while lC\iving the gothic charaeler ofconstnlelion.
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Figure 2.19. Belotto: View5 ofWarsawin the 17605 and 17705. Sources: The City
Assembled: The Elements ofUrban Form through History, 188, and Warsaw 1945
and Today, 16.
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Figure 2.20. Warsaw: Public participation in the rebuilding process. Source: Warsaw 1945

Today and Tomorrow, 56. Recycling rubble into building material. Source:
Warszawa Poruet Miasta.
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Warsaw, no matter how problematic for ideologists, remains the symbol of the national

rebirth of Poland and proof that older complexes can contir.ue to accommodate

contemporary needs.47

While Warsaw symbolized the traditionalists' aspirations and views on post

W.W.II rebuilding, the city of Rotterdam in the Netherlands emerged as a manifesto of the

modernist approach in postwar city planning. Rotterdam was identified as a "Iaboratory

for experimentaI architecture," in which "the city of the future was not to be sacrificed to

the cravings of nostalgia <.lld to the memories of a deprived generation. "48 A1though an

aberration from its "conventional" development of superimposed historic 1ayers over

centuries, this radical urban concept for the new city constituted, nevertheless, the lates'

state of the continuous urban existence of Rotterdam.

Strategically situated at the mouth of one ofEurope's great waterways, Rotterdam

deve10ped, through the ages, into a principal exchange between ocean-going traffic and

inland industrial markets (fig. 2.21)49 A main tuming point in this development was the

completion ofa deep waterway to the sea, the Nieuwe Waterweg, between 1869 and 1890.

Consequently, the harbour witnessed an unprecedented rate ofdeve10pment, which in

turn, generated the development oflight industry re1ated to shipping and the building of

tenement housing for the influx of workers. As such, by the tum ofthe twentieth century,

Rotterdam became a congested industrial city, developing a10ng the lines of its triangular

structure, the base ofwhich was an immense dike, with numerous bridges and canals

transversing the urban tissue (fig. 2.22).

47 Baldyga. J.A. trans. The Dld Town and the Royal Castle in I!orsaw (Warsaw: Arkady Press. 1988).31.
ln recognition of the unique role ofWarsaw in preserving Polish heritage and in eontributing to that of
world herilage. the International World Heritage Commillcc of the United Nations EducationaJ. Scientifie.
and Cultural Org:mi7.3tion (UNESCO) placed Warsaw on the List ofMonuments of the World Heritage in
1981.
48 Taverne. E.R.M. "The Lijnbaan (Rollerdam): A Prototype ofa Postwar Urban Shopping Centre" in
Rehuilding Europe's Bomhed Cities. ed. J.M. Diefendorf(London: Macmillan Press. 1990), 1';6.
49 For a detailed aecount of the urban development ofRollerdam. sec Gutkind. E.A. Urban Development
in Western Europe: The :,etherland< and Great Britain (New York: Free Press. 1971),89-92.
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Figure 2.21. The urban evolution ofRotterdam: A modest medieval port surroundeà by a

wall and a canal moa!, 1560; a prosperous seaport, 1649; and a world port with
docks, shipyards and a new canal in 1887. Source: Rebuilding Cilies, 327, 328.
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Figure 2.22. Rotterdam: A typical scene ofthe prev.-ar city centre ;vith the old street

pattern Iined by merchan!s' houses. Source: Rebuilding Cilies, 328.
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ln May 1940. this thriving seaport of 600.000 inhabitants became the first "blitzed"

city in the world (fig. 2.23). Rotterdam and its port were obliterated; Il,000 buildings

were destroyed. including 27.000 dwellings. leaving only scattered urban fragments.~o

Nevertheless, only four days after the raid. city architect Willem Genit Witteveen was

commissioned to draw up the plan for reconstruction. Aithough the first draft of the

scheme was presented three weeks later. it was not :mplemented until the cnd of the war.

In the meantime. planning studies continued under the leadership ofComelis Va" Traa.

the head of the newly-formed Town Planning and Reconstruction Department. These

studies were conducted underground and only saw the light in May 1946. when a plan

known as thp. "Basic Scheme for the Reconstruction of the City Rotterdam" was approved

by the City Council and afterwards endorsed by the govemment.

Completely levelled by high explosives in just over seven minutes, the square-mile

of the city centre of Rotterdam was destined to be rebuilt entirely along modem lines. The

city planners called for additional demolition and a radical redesign for the city centre.

including a traffic roundabout and wide boulevards to draw people to the redeveloped

central area. This comprehensive city planning could have only been implemented with

specific provisions for property ownership. For that purpose. the govemment made a

compulsory purchase order by military ordinance over most of the blitzed central area, a

system which the Germans had adopted as a legal set-up during their occupation. 51 Ail

properties were thus entitled to war damage compensation, on the condition that the

owners spend the equivalent sum on new construction first, so as to prevent the mon"y

being used for other purposes. This so-called mechanism of "delayed compensation" was

not paid irnrnediately. but was inscribed in the "Great Book of Reconstruction." which

50 Johnson-Marshall. P. Rehuilding Cilies (Edinburgh: Edinburgh University Press. 1966).329.
51 Breitling. P. "Lcssons from Reconstruction in Europc" in Beirul o/Tomorrow: Planning];"
ReconslnlClion. cd. F. Ragelte (Bcirut: American University of Bcirul. 1983). 59. The German
Govemment had declarcd Ihal ail land was temporarily expropriatcd, while offering landlords and tenants
sharcs cquivalent 10 their prior holdings.
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Figure 2.23. Rotterdam: Plan ofthe blitzed city centre, 1940, and a view from the south

sho\>1ng the surviving Town Hall, Post Office, and Stock Exchange in the
" d S R bu'idi' C" ~~? ~?9,oregroun. ource: e 1 ng mes, ""_, ,,_ .
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became the sole guarantor of the owners' rights. ~~ Under such terms. every landlord was

to receive a new site equivalent in value to the prewar site (as that value which existed

prior to the bombing), but not necessarily in the same location. After acquiring the land,

which later extended beyond the city limits to the satellite communities, the city would

plan the development, build the roads, and lay the infrastructure, and then lease or sellthc

land for further development, in compliance with the master scheme.~) As such, the city of

Rotterdam presented itself as a true tabula rasa, both physically and economically.

The scope of the plan was the devastated outline of the historic triangle inscribed

in the old fortifications (fig. 2.24). Bounded by the River Maas on the south. the raised

railway transversed this triangular area diagonally. A1though according to Witteveen, "the

original. naturally-formed character of the old central city behind the dike with ail its vital

elements will be retained (and) merely be put into a rramework which benefits our time,"

the actual result was that the old street structure was totally ignored by Van Traa and the

new plan was inserted, instead, on a large-seale grid. l4 This grid. which opened up in tront

of public buildings to provide for public space, eomprised a series of multi-Ievel crossings.

roundabouts, and highways. Furthermore, a system ofseeondary roads gave access to the

quadrilaterals formed by the intersection of the three east-west and three north-south

roads. ll

After setting the frarnework ofconstruction, building in the first postwar years

remained minimal and mainly included the construction of a group of apartments, a bank,

and two stores in the central area. l6 Sinee the rebuilding of Rotterdam was an act of

l2 Kostof. S. The City Assembled: The Elements ofUrban Form through [listory (Boston: Linle Brown.
1992).263.
l3 For the purposcs ofwidening strcelS and building modem structures. the city re-ploucd propeny lines
sinee the relatively small parccls of the historie urban structure provcd inadcquate 10 cope wilh the
dramatie change of scale.
l4 Kostof. S. The City Assembled: The Elements ofUrban Form through !listory (Boston: Linle Brown.
1992).263.
II Johnson.Marshall. P. "Ronerdam" in Rebuilding Cilies (Edinburgh: Edinburgh University Press.
1966). 319-348.
l6 The rebuilding of the pon of Ronerdam was to gain prime imponance in this phase. A1though largely
destroycd in the J940 air raid. the rcmaining one-third of the piers as weil as the remnants of the
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Figure 2.24. Rotterdam: Reconsnuetion Plan. 1945. Source: RebuiIdingCitfes. 332.
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almost totally new construction, the making of the new city progressed well beyond the

tirst postwar years. The 1950s were marked by the construction of a few projects that

highlighted the rebuilding of the whole city (fig. 2.25). The vertical architectural character

and scale of construction in postwar Rotterdam was exemplilied by the

Groo/hande/sgehol/w, or the Wholesale Building, built in 1950 (fig. 2.26). A mega

structure enclosing five acres within nine floors of warehouses, showrooms, ollices,

commercial space, and parking, the Wholesale Building reveals the experimental approach

to design common in postwar Rotterdam.

Another project was the Cao/singe!, the traditional market street of Rotterdam on

the site of the historic western moat. While retained as the main shopping street, it was

transformed into a traffic artery (fig. 2.27). The only three buildings to survive the blitz,

the Town Hall, the Central Post Office, and the Stock Exchange, faced this street (lig.

2.23).l7 Even though the Coo!singe! reflected the aspirations of the modernist platform to

adopt a new urban order, the theory of the rebuilding of Rotterdam was best represented

in a single project: the new pedestrian shopping centre known as the Lijnhaan.

Designed by the architectural firm ofVan den Broek and Bakema, the whole

cruciform layout of the Lijnhaan was conceived as one mega-shopping centre (fig. 2.28).

The height ofthe buildings immediately a1igning this pedestrian complex was restricted to

two storeys and consisted of a modular design of 1.1 meter pre-cast reinforced concrete

structural grid, for both economic and aesthetic purposes. One of the branches of the

Lijnhaan gradually increased in width to form the plaza facing the City Hallon the

Coo!singe! to the east (fig. 2.29). The buildings increased in height as they approached the

City Hall, thereby creating the transition in scale for the pedestrian ITom the intimate to the

cquipmenl were completely blown-up by the German lroops in 1944. NC\'crthelcss, reconstruction began
in 1945, and by 1949, nol only was the port rebuilt and ilS docks rcfurbishcd with lhe mosl modem cargo
handling cquipmcnl and facililies in Europe allhe lime. bill il was also enlargcd.
l7 Johnson-Marshall. P. Rebuilding Cilies (Edinburgh: Edinburgh Univcrsity Press, 1966),329. Allhough
the BijenkorfSlorc, which also faccd the Coolsingel, was only half destroyed. il was subscquently
dcmolished to make way for lhe ncw Bijenkorf. silualcd betwcen lhe Coo/slngel and lhe I.tjnhaan.
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Figure 2.25. Ron-;:rdam: City Plan, 1955. Source: Rebuilding Cilies, 333 .
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Figure 2.26. Rotterdam: Wholesa1e BuilC:ing. Source: Rebuilding Cilies, 343 .
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Figure 2.27. Rotterdam: View from the south-east ofthe Coo1singeJ (the main commercial

street) in the foreground, and the Lijnbaan (the pedestrian shopping centre) in the
background. Source: Rebuilding Ciries, 336.
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Figure 2.28. Rotterdam: Plan ofthe Lijnbaan. Source: Rebuilding Europe's Bombed
Cities. The Lijnbaan at ground IeveI. Source: Rebuilding Cilie" 73_
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Figure 2.29. Rotterdam: Town Hall Place. Source: Rebuilding Cilies, 338.
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monumental. Opening in 1953, and given its design and scale, the I.!inhaan emerged as

the "metaphor for the harmonious city" of the modern Rotterdam. l "

The full emergence of the modern vision of the city continued weil into the 1960s,

when the main development focused on tilling in the missing elements of the

comprehensive urban design (tig. 2.30). One of the concepts of the plan was to open up

the city to the river on the south through a transportation infrastructure. This was

achieved by building three tunnels; the tirst, the Mass tunnel, opened in 1962 for cars,

cyclists, and pedestrians, the second, the 1300 meter-long Benelux tunnel, opened in 1967

in the west of the city, and a third tunnel for the new subway system opened in 1968 near

the city centre.

In retrospect, the destruction and subsequent reconstruction of Rotterdam gave

birth to an entirely new, efficient commercial and cultural centre, incorporating ail the

concepts of the modern planners: a reduction in density, an extensive network of

infrastructure and highways, large-scale, economically-feasible buildings, and only three

restored historic buildings. Besides these accomplishments, Rotterdam remains the

example ofa functioning solution, especially concerning the economic and management

side ofreconstruction. According to the modernist visions, Rotterdam was the ideal

modern city, for "here at last is one blitzed city which started on the right foot; which

bought ail its land tirst, and then planned boldly and comprehensively."l9

Both Warsaw and Rotterdam are exemplary manifestations of the two extreme

platforms for post-W.W.I1 reconstruction in Europe not only because oftheir physical

achievements, but because of their contributions to urban continuity. In other words, the

chapter of postwar reconstruction in Europe constitutes only a frag;nent of the continuous

process of maintaining and managing the built environment. As such, the tirst decade or so

S8 Taverne. E.R.M. "The Lijnbaan (Ronerdam): A Prototype ofa Postwar Urban Shopping Cenue" in
Rebuilding Europe's Bombed Cilies. cd. J.M. Diefcndorf(London: Macmillan Press. J990). 152. Taverne
analyses the Lijnbaan in the conte.'<l of Dutch architecture. and classifies it as an aberration from the form
of the prewar Dutch metropolis and as a proto!)'jle of the posm-ar shopping centre.
S9 Johnson-Marshall. P. Rebuilding Cilies (Edinburgh: Edinburgh Universi!)' Press. 1966).323.
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Figure 2.30. Ronerdam: City Plan, 1964. Source: Rebuilding Cilies, 333 .
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of postwar rebuilding in both cities merged. in time. into the complex course of urban

evolution. In this sense. the terminal point of tr.e reconstruction of European cities has not

yet been reached and is still in the making.60

Given the enormous challenge presented to postwar planners of housing thousands

of homeless, of rebuilding schools. hospitals, and basic infrastructure. Europe was re

urbanized in less than a decade and although many scars were yet not healcd, in the

quantitative sense and in terms ofspeed, post-W.W.II reconstruction in Europe should be

considered a great success. However, it is the qualitative dimension of the reconstruction

that has generated an ongoing debate, which is still very much alive in the context of urban

reconstruction ofwar-torn cities today.

This qualitative criticism applied to both platforms ofarchitectural design, to the

literai reconstruction or iestorations and also to the modern constructions. The former

was criticized for lack of imagination and the latter for imagination that lacked character.

On the one hand, the reconstruction ofWarsaw was seen as an "unnatural" attempt to

control and regulate the process of change. Kostof underlined this argument against the

conservation ofcilies by stating that

they (cities) are live, changing things - not hard artifacts in need ofprettification
and calculated revision. Cities are never still, they resist efforts to make neat sense
out of them ... Between conservation and process, process must have the final
word.61

In rus manifesto entitled "War and Architecture (part 1: Meditations and

Principles), the architect Lebbeus Woods presents his case against restoration by further

arguing that the complex character ofthe historie city, achieved through innumerable

60 "Berlin." Architecture d'Aujourd'hui. No. 297. Febru:uy 1995. ol5·92. Aller 50 ycars ofphysical. social.
and polilical ruptures. the issues ofreconstruetion arc slill very mueh alive today in the eity of Berlin. for
example. It is a refleetion ofa post-W.W.II eity faccd with the dilemma of rcstrueturing its identity,
cultural heritagc, and memory, in a viable physical. political. and economie environment more than 50
vcars after the end of the war.
61 Kostof. S. The Ciry Assembled: The Elements 01Urban Form through lfistory (Boston: Linle Brown.
1992).305.
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layers over time, can never be replaced by one single gesture ofreconstruction.61 This

much-desired urban complexity that the traditionalists sought to recreate can only be

<!urI/<!d through time since "a town may be planned and built within a few )'Cars, but a city

is almost inevitably a malter or'generations. "63

On the other hand, the criticism that was most applicable to the modemist platform

as manifested in Rotterdam was that modem architecture and urban planning had become

purely mechanical and industrial in technique and expression, and lacked the essential

components ofmemory and continuity. In discarding the historie urban traditions of

mixed-use, multi-layered, hybrid fabrics, and in sacrificing the built heritage in the name of

traffic and technical improvements, modem interventions complemented the drastic effons

and impact of the war to oblit, 'ate European cities. Just as the traditionalists sought the

impossible in recreating the past, the modemists aise sought the impossible in erasing il.

Furthermore, the deficiency of imaginative postwar architecture may be attributed

to two main factors: the urgency and haste of reconstruction, and the preoccupation of

actually building rather than engaging in an open-ended debate over style and aesthetics.

In fl/lhe Wake of War: The Recol/slmcliol/ OfGermaI/ Cilies After World War fl,

historian Jeffiy Diefendorffurther argues that the postwar circumstances called for an

architecture ofhumility and modesty, especially in a beaten country like Germany, since

societies that energetically produced creative, imaginative architecture - such as
Renaissance Florence, Amsterdam in HolJand's Golden Age, or New 'iork and
Chicago in the early twentieth century - were relatively wealthy and dynamic, and
both individuals and the society as a whole exuded self-confidence and
achievement.64

61 Woods. L. "War and Architecture (Pan t: Meditations and Principles)." Pamphlet Architecture 15
(New York: Princeton Architectural Press. 1993). 10.
6) Dicfendorf. J.M.. cd. Rebuilding Eur~pe's Bombed Cities (London: Maentiltan Press. 1990). 12.
According to Diefendorf. not only w~ the total reconstruction ofcities artificial. but 50 was their
rebuilding on a specifie idcal image or glorious moment oftheir pasto Moreover. in his ehapter entitlcd
"Reconstruction of the City Centre of Dresden: Planning and Building During the 1950s." Jurgen Paul
argues thatthis "f=zing" in time is ;:\ident in Dresden. a ninetcenth-eentut)· city destrO)'ed in 1945
which \\~ rcconstructcd as a baroque cit)'. complete with ilS aristocratie palac::s and ehurches.
64 Diefendorf. J.M. In the Jrake oflrar: The Reconstruction ofGermen Cilies AJier World Jrar Il
(Oxford: Oxford Universit)' Press. 1993).278.
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Hence. whether the ideal images of the last generation ofmodemist architects and

planners. as manifested in Rotterdam. "have proved, on experiment. aesthetically

depressing and socially valueless. despite their sanitary or technical excellence and

superficial order." 01 whether Warsaw has been "unnaturally" recreated to satis!)' the

whims of the urban tourists and the nostalgic, remains debatable.6l Since ail urban

structures, even those untouched by war, evolve, as do aesthetic values and standards. an

evaluation ofthe shape of reconstruction is somehow arbitrary. The value ofboth Warsaw

and Rotterdam, however, is not as an end in themselves, as much as in these cilies'

experimental approach and contribution to the theory and process of postwar urban

reconstruction in the twentieth century.

The experience of the post-W.w.ll rebuilding of Europe sheds new light on the

reconstruction of Beirut since the issues raised by the comparative analysis of European

models for reconstruction has no spatial or temporallirnits. Although advocated as an

optimal balance between the two previously discussed platforms for reconstruction in

post-W.W.ll Europe, the rebuilding ofBeirut is in fact a stark expression of the modem

strategy to erase the memory and physical existence ofcenturies of urban life t ." ln the case

ofBeirut, the strategy to modemize the city has involved the installation ofa new

infrastructure and a road network, and also the preservation of isolated historic buildings

in a sea ofmodernity. The unnecessary demolition ofrestorable buildings, the re-parceling

ofland for modern development, the eviction ofthe local population, and the proposed

econornically-inspired urban imagery are only examples ofhow "modemization" has

contributed to the destruction of the urban memory and cultural heritage ofBeirut.

6l Johnson-Marshall, P. Rebuilding Cilies (Edinburgh: Edinburgh Uni,crsily Press. 1966).3.
66 Maclnncs. K. "The Rebuilding of Bcirut." Arch/tectural Design. Vol, 63. No. 11112.
NovembcrlDcccmbcr 1993. x.
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CHAPTER Il

Beirut: The Deconstruction and Reconstruction of a City

Almosttwo decades ofwar, death, and destruction have shown no mercy on the

social and physical fabric of the capital of Lebanon. At the dawn ofa three-year old peace,

Beirut, and the whole of Lebanon as a matter of fact, is now facing the dilemma of how to

cater to the layers ofits past, in the present, while building for the future. The war

drastically altered the urban structure of Beirut. Acute demographic shifts generated new

urban centres that have spilled out in all directions, onto the mountains to the east and

onto the coastlines to the north and south. The first two years of the war, trom 1975 to

1977, caused the most extensive damage. Both fighting and destruction were concentrated

in the downtown commercial district (fig. 3.1). The continuous damage ofarmed conflict,

which was to take its toll on Beirut for the next 16 years, took three distinct forrns. 1

The most obvious damage was that caused by the impact ofinvading forces and

local militiamen in rupturing the physical environment (fig. 3.2). Few buildings, let alone

the infrastructure and natura! sites; remained unaltered by the constant shelling and street

fighting. The devastation of human life was tremendous for a country ofapproximately

10,000 square kilometers and three milIion inhabitants; 100,000 people were killed, twice

as many were wounded or disabled, halfa million were displaced, and one million

emigrated.2

Another forrn ofdestruction came as a conseqaence ofthe long-terrn exposure of

the deserted, war-ravaged city. The weather and also the invasion of squatters and their

lack of maintenance oftheir surroundings left an impact on the ruined buildings (fig. 3.3).

In addition. the abuse of public and private authorities ofboth the physical and the natural

1 Sal:wn. A. "The Reconstruction ofBcirut: ALost Cpportunit)'." ..lA Files. No. 27. Summer 199';. 11-13.
2 Khalaf. S. Beirul Reclaimed: Rejleclions on Urban Design and Ihe Resloralion ofCiviiity (Bcirut: Dar
An-Nah.1r. 1993). 9';.
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Figure 3.1. Beirut Central District. Source: "Beyrouth: La Reconstruction a Deux

vitesses," 64. The Holiday Inn Hotel, 1975. Source: Beyrouth:
Souvenirs...Reaiite.
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Figure 3.2. War destruction in Ma!t)TS' Square, early 1980s. Source: Be}Touth:

SOllvenirs. ..Realite.
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Figure 3.3. Squatters in war-torn buildings, 1995. Source: A.uthor.
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urban landscapes cost the city immeasurable environmentallosses which only today are

beginning to surface..'

However, it is the third indiscriminate and self-inflicted large-scale destruction tha!

has caused the most controversy and grief: the postwar reconstruction process itself (fig.

3.4). The firs! wave ofthis destruction took place between 1982 and 1983 in the wake of

the Israeli invasion. The clearing ofthe rubble and the streets evolved into the bulldozing

of the entire medieval sector to the west of Martyrs' Square, as well as the nineteenth

century Ottoman district to the east. Souk Sursock-Nourieh, one of the main traditional

markets, along with hundreds ofother buildings, fell as casualties and open fields

unfolded. The second "clean-up" started in 1992, when in the name of public safety, the

same bulldozers brought down what was left of the surviving remnants of the medieval

district, along with 300 other buildings (fig. 3.5). Only the difficulty ofoperating

bulldozers in a dense urban fabric invaded by squatters prevented the wholesale demolition

ofBeirut.

The purpose ofthis chapter is to establish the framework ofdestruction in the

postwar rebuilding ofthe Central Business District ofBeirut. ln order to appreciate the

context of this reconstruction campaign, a brief historical 0'. erview is important to

underline the layers ofdestruction and reconstruction ofBeirut, and their implication on

its postwar rebuilding.

Built on a peninsula on the east coast ofthe Mediterranean Sea, this ancient

Phoenician seaport was the cradle ofboth civilization and barbarism. With the founding

and expansion ofthe Roman Empire in the 1st century AD, the town ofBeryle soon

emerged as a Roman colony, a status which contributed to its economic and architectural

development. It became the site of the fust Roman Law School in the 3rd century and

tlourished extensively until the whole city was totally destroyed by an earthquak f• in AD

;l One of the major emironmental problems fucing the city today is the Nonnandy landfi!: situatcd at the
nonhem lip of the cil)' centre. During the 16 years of"ar, the Municipality of Beirut dumpcd tons of
debris and trash. forming a 60S.000 square meter en\ironmental hazard a"aiting trcatment.
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Figure 3.4. Demolition work in the city centre, 1995. Source: Le Commerce du Levant,

42. The demolished Fanal Building, summer 1994. Source: Au+..hor.
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Figure 3.5. Manyrs' Square before the war. Source: Postcard. During the war.

Source: BeyTOUth: Souvenirs...Realite.
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Figure 3.5. (contà.) In the =er of1995. Source: Author. A future image as propC'seà

by the current master plan. Source: The Development and Reconstnlction ofBef)
- Information Booklet, 20.
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55 14 Having lost its power, magnificence, and glory, it fell under the mercy of a

succession of invading forces. Consequently, Beirut developed into an important tàrtified

military holding. At the hands of its conquerors, first the Arabs in the 7th century, then the

Crusaders towards the end of the Ilth, and then the Ottomans in the 16th century, the city

suffered recurrent destruction and death, which became an intrinsic feature of its

subsequent history.

Until 1853, Beirut, designated as a provincial capital of the Ottoman Empire, was

a walled city ofabout one quarter ofa square mile, organized within six main gates and

surrounded by gardens (fig. 3.6).l Urban agglomeration resulted in expansion to the east

and to the west and eventually led to the demolition of the medieval city walls by the

Ottomans between 1840 and 1876, which in tum, ignited further expansion on the

surrounding hills.6 With the fall of the Ottoman Empire during World War l, Beirut was

occupied by British and Arab forces until it was made the capital of the new Sate of

Lebanon under the French Mandate in 1920.7

The Frent· ~ound the ancient city in ruins, due partly to the Italian bombardment

during W.W.I and partly to the extensive renewal work which the Turks undertook in

1915 (fig. 3.7). In the name of rehabilitation and extension, though more ofa strategic

tactic to distract the starving population, the Turks demolished large se<;dons of the

medieval fabric of the city. The dense tissue of commercial and residential areas was razed

to the ground to make room for 15-meter-wide avenues, all at the expense ofthe ancient

4 Badr. L. "The Historie Fabric of Bcirut" in Beirut ofTomorrow: Planningfor Reconstruction, cd. F.
R.1gelte (Beirut: American University of Beiru!, 1983). 65-s.;.
j Munro. J. "An Historical Perspective of the City" in The Middle Easr City: Ancien! Traditions Confront
a .\Iodem /l'or/d, cd. A.Y. Saqqaf(New York: Paragon House. 1987),258-266.
6 E~'\XlI1Sio~ to the west was mainly sparkcd by the founding, in 1866. of the Syrian Protestant School.
now known as the American University of Beirut. A hundrcd and thirty years later, the UniversitY remains
the eentre of the multi-cultural. ethnie, and religious community of Ras Beirut.
7 The det:lilcd accounts of the political and social histol)' ofancient and modem Lebanon in the contc.xt of
the Middle East arc countlcss. To cite only a few: Hourani. A. A History ofthe Arab Peoples (New York:
\Varner Books. 1991). Fisk. R. Pity the Nation: Lebanon at War (Oxford: Oxford University Press. 1990).
and Salibi. K. A /fou.,e of.llan}' .\lansions: The !fistory ofLebanon Reconsidered (Los Angeles:
University of California Press. 1988). Salibi describes his book not as a histol)' of Lebanon. per se. but as
a critical study ofdilTerent \iews ofLebanesc histol)'.
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Figure 3.6. Beirut, 1835: A fortified seaport town built on a medieval street pattern.
Source: The Middle East City: Ancient Traditions Corrfront a Modem World,
284.
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Figure 3.Î. Beirut: The effect ofItalian bombarding during World War 1. Source: Beirut

Our Memory: An lIlustrated Tour in the Old Cityfrom 1880101930.
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street architecture (fig. 3.8). ~ In the late 1920s, the French continued the task handed to

them by the Turks. Their ambitious schemes for the redesign of the city centre featured a

series of concentric systems of arteries. These axial roads were named after western

European heroes of the time such as Foch, Allenby, and Clemenceau. Not only do such

names still echo in the urban structure of Beirut, but so do the urban tèatures such as the

Place de l'Etoile l'rom which wide streets emanated in imitation of its Parisian

counterparts, Place de l'Opera and Place Charles de Gaulle (fig. 3.9).

The westernization ofthe city flourished under the French Mandate, resulting in an

imported, alien architecture. By 1930, an architectural environment more in keeping with

the south of France vernacular mushroomed in the central area, reelacing most of the

traditional fabric (fig. 3.10)9 Only a few of the specialized souks, or traditional markets,

survived and remained in use until 1975, namely the Tawil-Ayyas and the Sursock

Nourieh markets. But their day, too, was yet to come.

The city growth of the inter-war years between 1926 and 1939 comprised a series

of oddly-shaped concentric rings (fig. 3.11). During this era of the French Mandate, and

even through the early years of Lebanon's independence. successive teams of French

experts drew master plans for the capital: first the Danger Plan in 1932 and later the

Ecochard Plan in 1944. These plans, however. which focused primarily on the

improvement of traffic arteries and, in the case ofEcochard on zoning, were to remain

general schemes that were never approved or implemented.

Independence in 1943 brought with it economic prosperity generated mainly by the

flow of capital from the Arab oil boom. Beirut witnessed an unprecedented rate ofgrowth

coupled with minimal planning policy to control or manage the urban environment, which

consequently led to an unorchestrated over-densification supported by, and in tum

8 A collection of postcards publishcd in Beirut Our Jlemoty: ,.ln II/ustrated Tour in the OId City/rom
IRII0-1930 (Paris: Naufa! Group, 1986) from the privatc collection of Fouad Dcbbas, shows Ihis ancicnl
architectural hcritage of Beirut which was lost during the 1915 demolition.
9 Ironically, it is titis vcry same a1ien architecture that was 1= damagcd by the most recent civil strife.
and which authorities are today struggling 10 preserve as a sample of the architCCluml heritage of the city.
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Figure 3.8. Beirut, 1912. Source: 7he Reconstntction ofthe Souks ofBeirut: Visl/al

Survey Kit, 8. Ancient street architecture, demolished in ]915. Source: Beimt Our
Memory: An Illus/ra/ed Tour illthe O/d Cityfrom 1880 to 1930.
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Figure 3.9. Aerial view ofBeirut in 1943 during the French Mandate, and the surviving

Place de l'Etoile today. Source: The Reconsmlclion ofIhe Souks ofBeiml: VisuaI
SUTW)' Kil. 9, 115.
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Figure 3.10. French Vemacular in Beirut: Maarad Street flanked by pedestrian

colonnades. Source: The Recollstmctioll ofthe Souks ofBeiml: Vi~71U1Survey Kil,
113.
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Figure 3.11. The urban agglomeration ofBeirut. Source: Comprehensive Plan Studiesfor

the City ofBein/t, 44 .
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nurturing, the !aisst!=:fairt! policy of public authorities. The Egli Report. prepared in 1950,

was only a revised version orthe previous Ecochard Plan; while maintaining the general

highway network system, the commercial centre was moved southwards. and the city

divided into five zones instead oftwelve. This Report set the mandate orthe tirst onicial

General Master Plan for 8eirut, adopted in 1952 and still in ellèct today :\lthough the

Plan tackled issues such as transportation networks. public spaces and buildings. and

zoning and building regulations, it boiled down to a network of roads inel1èctivcly dealing

with the traffic volume and neglecting to address the critical tàctors that would al1èct the

future development of metropolitan Beirut. lo

Since the only other reference was an obsolete building code, adopted in 1933 and

superficially amended in 1954 for the first and lasttime, the scope of violations became a

function of the very existence of the code and the various planning schemes. Building and

zoning laws, if and when implemented, provided abundant opportunities for land

exploitation and speculation, irrespective of scale, material or pattern (fig. 3.12). Rather

than having the code and the plan establish the rules of urban development l'iS-Û-l'is l\Jture

growth, both adapted themselves to their own deficiencies and fell prey to the !aisst!=:/ilirt!

policy. As beneficial as was the growth in establishing Beirut as an important tinancial,

cultural, educational, and social node in the Middle East, its manifestations in the urban

setting revolved around the unpredictable 'lnd unplanned agglomeration of Beirut where

the downtown area was over-built by the addition of supplementary noors on
top of the existing buildings and the in-filling of ail open spaces, stimulated and
sustained by intensive land speculation ... agglomeration spread along the main
arteries, swallowing up the beaches and crawling up the scenic mountain slopes. Il

10 For delailcd information on all prewar planning sehemes and reports, sec Ihe CO/llprehen.\n'e l'h/ll
SlUdiesfilr Ihe Ci(v ofBeirul. prepared and publishcd by Ihe Execulive Board or Major Projects ror Ihe
Cil)' of Beirut in March 1968. Furthermore. Assem Sa\a.1m. in his ehapter enlil1ed "Town Planning
Problems in Beirul and ilS Outskirts" in Planningf;'" (Jrhan (irowth. cd. J.L. Taylor (New York: Pmeger
Publishers. 1972). underlines and analyses the main rcalures orcach or lhe prewar atlempls at planning.
arguing thal the successive planning sehemes railed al handling Ihe seale of Ihe urban growth or Beirul .
Il Quoted from Shibcr. S.G. "Planning Necds and Obstacles" in 7ïle New .\/etropolis in Ihe .. lrah /J'orCt!.
cd. M. Berger (New York: Oclagon Books. 19(3) by Jad Tabcl in "Towards a Masler Plan ror POSI-War

4lJ
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Figure 3.12. Unorchestrated urban agglomeration in Beirut hoteI district, 19505. Source:

P05tcard.
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In this context oflittle or no concem about planning issues. demolition and

construction cominued hand in hand. ln 1950. for example. the Small Serail. built in the

late nineteenth century and the seat of a succession of governments. \Vas razed to the

ground to allow for the expansion of Martyrs' Square to the north (lig. 3.13) Illater

became the site of the Rivoli Cinema. which \Vas demolished in 1994 (lig. 3.14)

The period l'rom the early 1960s until the outbreak ofhostilities in 1975 was

marked by an eff0l1 to develop a modern Lebanes(~ state and society under the le'ldership

of President Fouad Chehab. to make of Beirut the linancial. economic. and cultural centre

of the Arab World. The new policy aimed at the re·planning and re·structuring of Beirut

to cope with the new demands and requirel'1ents. and was based on a strategy of

strengthening the central authority as a tirst step in restraining the dominant {aisse::faire

era. ln 1963, a team oflocal protèssionals umier the direction of Michel Ecochard, the

author of the 1\144 Planning Scheme, was commissioned by the Directorate·General of

Town Planning to produce a "Plan Directeur de Beyrouth et sa Banlieu," which was

revised a year later. However, the problems at hand soon provp.d to be beyond the reach

of planning and the damage beyond repair. Nevertheless, efforts persisted, and in 1968,

the Preliminary Survey Report for the Comprehensive Plan for the City of Beirut was

published. Prepared by the Executive Board of Major Projects for the City of Beirut in

collaboration with ministries, public and private agencies, tirrns, and academic institutions,

this plan marked the last prewar effort to deal with the modem trends of urbanization, at

least at the theoretical level. I2

These futile efforts in urban planning were only different versions of regional

highway networking and zoning regulations, which contributed little to the bettering of the

Lcbanon" in Recovering /Jeiru/: {khan Plannin}{ and Posl·H'ar Reconslruc/irm, cds. S. Khalar and P.S.
Khou!)' (Leiden: E.J. B.ill. 199J), K5.
'2 Republic of Lebanon. Execulive Board of Major Projccts for the Cil)' of Beirut. Comprehensil'e l'Inn
StucliesInr the City 01 lJeinfi ( l 'i6K). Thi~ SUNe)' Report prescnlcd the ph)'sical. economic, and
demogmphic sl1lti~:ics "tallo the production of a Comprehensive Plan at a nationallcvel. Il alsa included
a Histone Preservation List. which was dmwn bl' the Association for the Protection of Sites and üld
Buildings. founded in 1%0.
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Figure 3.13. Le Petit Serail. early nineteenth century. Source: Beyrouth: Souvenirs...

Realite.
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Figure 3. ]4. A prewar view of Martyrs' Square with the Rivoli Cinema in the centre

background. Source: Beyrouth: Souwnirs...Realite .
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spatial environment, let alone the development of the country. In their failure to address

urgent planning issues, the planners further contributed to the destruction of the physical

landscape.

Inevitably, Lebanon rapiclly became a predominantly urban society, built on socio-

economic inequalities, imbalances between urban and suburban communities, and the

sprouting of siums and shanty towns.IJ Like many other developing countries in the mid

twentieth century, the uncontrolled growth of Beirut, in the name of progress and

modernity and enhanced by the advent of the automobi:~, destroyed much of the

traditional city pattern. This environment paved the way for the invasion of the so-called

International Style which, superimposed on the Arab and French Vernacular, constituted

the last major architectural layer of the city (fig. 3.15).14

Until the advent ofwar in September 1975, Beirut continued to change, the urban

scene gradually reduced to a cacophony of unrelated shapes and forrns that reflected the

continuous struggle between tradition and modernity. Ironically, this era in the history of

the country constituted the peak of its flourishing that bestowed on it the tide of

"Switzerland of the East. "Il Some even went so far as to argue that it was basically this

superficial prosperity and "modernity" that played a major role in triggering the first

advances of the war. 16

D Souheil El Masri diseusses the social and cçonomie imbalances between rural and urban societies in his
Ph.D. (Arch) dissertation entitled "Reconstruction Afier Disaster: A Study ofWar-Damagcd Villages in
Lebanon, Ihe Case of AI-Burjain" (University of Newcastle upon Tyne. Seplember 1992).
14 Intheir ehapters on Beirut in The .Itiddle East City: Ancient Tradilions Confront a Modern Worlel. cd.
A.Y. Saqqaf(New York: Paragon House Publishers. 19H7). both Friedrich Ragette and Hana Abu Khadra
highlightlhis transformation in the architectural slyle(s) of Beirul as a function of the unconlrolled urban
agglol11eration of the prewar era. and later of Ihe war.
Illn the 1960s.this title was bestowed on Beirut in Ihe sense lhallhe cily boasted a hybrid. eosmopolitan
culture relying on a lradition of lrade and brokerage. and on a role as an intermediary belween the East
and Ihe Wes!.
1(, ln his chapter entitlcd "An Historieal Perspective of the City" in The .\fiddle East City: Ancient
Trmlilill"s <'''''fr"ll/ a Moelern IVllrld, cd. A.Y. Saqqaf(New York: Paragon House Publishers. 19H7).
John Mnnro argues that. given the politieal and social history of Lebanon, it is the inereasing del11ocracy.
rather than its abcenee. that was largely responsi~le for Ihe civil umes!. In other words. il was the abuse
and violation of Ihe so<allcd "del11ocracy" in Lebanon. lefi uneonlrolled, that eaused the deslruetion of the
state and the sociely.
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Figure 3.15. The invasion of the traditional fabric by the International Style. Source:
Author.
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These past five decades of abortive planning did not succeed in addressing the

urban agglomeration of Beirul. At a :reative level, plans presented propositions that never

saw the light and at an execative level. planning was limited ta fTagmentary projects that

solved specific problems on a short-term basis. The frustration of urban planners and

politicians was soon answered by an urban catalyst that provided the opportunities to

implement urban visions that were deemed unthinkable in the 1960s and early 19705. That

catalyst was war.

During the 16 long years of war, false hopes of political settlement rendered each

period of calm susceptible to a plan of reconstruction. This occurred at two levels: public

and private. The dynamics ofthis reconstruction, primarily at the private-sector level,

excluded both architects and urban planners.

On an individuallevel, citizen participation in the reconstruction process

throughout the 16 years of war -- whether owners, tenants or iIIegal refugees -- were

mainly cosmetic repair and make-do strategies: holt:.> were filled with whatever material

was available, glass panes were fixed or replaced with plastic sheets, balconies were

glazed and top storeys were added for extra space (fig. 3.16). Even whole buildings were

constructed on other people's properties. Inside war-tom skeletons of concrete which

once functioned as office buildings and stripped of c1adding material and windows,

squatters erected makeshift dwellings out of sheets of polythene or plywood, or of

concrete blocks, or of sandbags, gathered trom the rubble. This "architecture of war"

manifested itself in a "re-invented" space, infinitely malleable through habitation and a

mere tùnction of continuous human existence. 17 Thus, when the adaptive strategies of the

people were their only means of survival, a dichotomy between the production of the city

and the obligation to survive emerged. IH Spatial design resolved to a physical commodity

17 Sarkis. H. "Territorial Claims: Architecture and Post-War Attitudes Toward the BuHt Environrnent"
and Yahya. M. "Ro,constituting Spaee: The Aberration of the Urban in Beirut" in Recovering Beirul:
{'rhon IJesign and l'osl-Wor Reconslruclion. cds. S. Khalafand P.S. Khoury (Leiden: EJ. Brill, 1993).
1H ln Bes;eged and Silenced: The .\Iuled..lnguish o/Ihe Lebanese People (Oxford: Centre for Lebanesc
Stndies. 19X9). Samir Khalafargues, from a sociologist's point of,'icw, that although the)' ""sed the

-13
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Figure 3.16. Reconstruction at an individual, private scale. Source: Author.
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rather than an aesthetic achievement. The city was, therefore, building itself, brick by

brick. building by building, driven by the unleashed forces ofconflict, chaos, and violation.

Public efforts in reconstruction were a different scene altogether. Major plans for

rebuilding focused on the city centre while neglecting the devastation in the provincial

towns and rural areas. This campaign to reconstructthe capital was accompanied by a

political agenda to reassert the central authority of the govemment by publicizing Beirut as

a unified and neutral zone for ail Lebanese. Therefore, each plan fOl rebuilding had its own

package ofsymbolic significance and idealistic perceptions of the city. Combined with

crratic political and military situations, which shortened the life of this forced optimism in

peace, plans were lost between the realistic and imaginary worlds and were, consequently,

impossible to implement.

Bare1y two years after the beginning of the hostilities in 1975, Lebanese authorities

were eager to launch the reconstruction and restoration of their capital, in an effort to

erase tluickly the visible evidence of the war experience. In 1977, the Ministry of Planning

was abolished and the Council for Oevelopment and Reconstruction (COR) was created.

Relieved fTom the burden of conventiona1 bureaucracy, this key govemment agency was

expected to oversee the planning, financing, and implementation of the rebuilding process

with the efficiency of the private sector, as weil as the fumishing ofall tender

documentation and selecting consultants and contractors for various public projects. Sincr.

reconstruction was then considered a passing, impermanent phase in the history of the

country, the COR was given five years to produce a national plan for reconstruction.

Today, 19 years later, that national plan is still in the making.

The same year as the founding of the COR, 1977, the Atelier Parisien d'Urbanisme

(APUR) along with a team of Lebanese urban planners, was commissioned by the

hardships of lIar. thesc skills of survival and adaptive strategies of the Lebanesc have becn eounter
productive in the sense that if the).. as a nation. had displaycd the "normal" syrnptoms ofa war-ravaged
people aud had not :ldaptcd 50 weil to thcir cireumstances. the world and their own community might
have been more responsive to their agonies :lnd sufferings. whieh in tum. might have ended the lIar
sooncr.
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Lebanese govemment through the COR to propose the first scheme for the redevelopment

of the city centre (fig. 3.17). The plan was limited te the central area that had suflèred the

most destruction. a 1.5 x 1 square kilometer area. Conceived at a time when attitudes

towards planning in Europe were privilegin3 the rehabilitation of existing patrimony and

the protection of cultural heritage. the main objectives of the plan ret1ected minimal

intervention and maximal preservation. 10 This philosophy of "soft intervention" denounced

the grand gestures characteristic of the French Mandate. In retrospect. such an approach

was realistic at the time because of the limited scale of destruction and the availability of

financial support, relative to the years to come (fig. 3.18).

Approved in 1978, the APUR plan lived its glory on paper until fighting broke out

again in 1980, and the project was suspended until the end of 1982 when the Israeli army's

siege of the city was lifted and the multi-national peace-keeping forces moved in. During

this period, there was a sense of a new beginning, of relief and belief that the worst was

over. The circumstances called for a dose of optimism, and of course, Ibr the revival of the

reconstruction plan, which met with both public and private enthusiasm. However, the

lack ofmisconceptions of the APUR plan and its sensitivity towards the preservation of

the traditional character of the city marked the end of a "humanist" approach to rebuilding

in Beirut, which were sacrificed in futur.) plans to real-estate speculation.

Nevertheless, there was a growing concem at the time for the future of the

Lebanese environment at large and specifically thefiirm of reconstruction. Such ellbrts

marked the entry of the reconstruction process into the local and international public,

professiona1, and intellectual debating scene. The multi-disciplinary participants in the

discussion expressed a wide array of concems and suggestions to inspire the

reconstruction process. George Serof, architect and senior lecturer at the American

19 Tabet. J. "Towards a Master Plan ror Post-War Lebanon" in Remvermg /Jeirllt: Urban /Je.Hgn CI/III
l'nst-lVar Reconstruction. cds. S. Khalar and P.S. Khoury (Leiden: E.J. Brill. 1Y'J3). Tabet provides a
detailed aeeount and analyses orthe objectives or the APUR Plan. as weil as the other postwar planning
schemes.
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Figure 3.17. The Atelier Parisien d'Urbanisme (APUR) Plan, 197ï. Source: Beirot of

ramarra»': Plœmingfar RecansmlctiaJl. back coyer.
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University of Beirut at the time, presented his "V:sions of the Beirut ofTomorrow" (fig.

3.19)2/J A sketch of the imaginary IOwn centre revealed a utopia built on historical and

.1ational symbols such as the Avenue of the Two Worlds (which symbolizes Lebanon's

function as a link between the Occident and the Orient), the Phoenician Gate and the

outdoor Museum of the Sea, and "Phoenix," the commercial district "that will rise again;"

visions that remained rooted in metaphors and aspirations.

One of the greatest dilemmas at that time was whether reconstruction should begin

at once, as demanded by politicians, land speculators, and financiers, or whether it should

be ddayed until a full archaeological survey could be conducted to excavate the historical

monuments under the rubble. ll Faced with the opportunity to uncover evidence ofancient

Beirut, to discover its famous School of Law, temples, forums, and hippodromes,

archaeologists campaigned to excavate (fig. 3.20). A conflict ofinterest among the

concemed parties remained the main obstacle in reaching a consensus and the public

debate was thus rendered futile.

Although intentions were noble and imaginations loaded, planning for postwar

reconstruction was to take on a campaign enforced by a "bulldozing" strate,!,'Y, which did

not only apply to the Palestinian refugee camps at the outskirts of the city and to the

squatter settlements in the southem suburbs, but also to the urban heart of Beirut (fig.

3.21). Altho'Jgh many of the buildings in the central district were deemed unsafe and

damaged beyond repair, the systematic bulldozing of vast areas of urban space gave access

to "priceless virgin land which couId not have been released by the normal exorbitant and

cumbersome processes of expropriation. "l2

lO Serar. G. "Visions of the Beirut ofTomorrow" in IJeinll o[Tolllorroll': Planning};'r ReconstMlction. cd.
F. Ragelte (Beirul: American University of Beirut. 1983).97-101.
li ln her chapter entilled "The Historie Fabric of Beirut" in BeiMlt o[7'olllorro..: Planning[or
/leconslruc/ion. cd. F. R.lgelte (Beirut: American University of Beirut. 1983), Leila Badr provides a rich
acconnt of Ihe hislol)' of the cily. rcvcaling the grc.11 potential of the site as an archaco10gical mine. and
argning c.1ntestly for the opportunity to document, let alone preserve. the ancienl vestige.
2l Khalaf. S. /leinll /lee/oimed: Rej/celions on Urban Design and the Reslora/ion o[Cil'iiity (Beirut: Dar
An-Nahar, 1"93l, 121.
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Figure 3.19. The SerofPlan, 1983. Source: BeinJ/ of Tomorrow: Planningfor

ReconstnJc/ion, 98 .
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Figure 3.20. Urban plan ofRoman Beirut, as reconstrueted by Leila Badr. Source: Beirot

of Tomorrow: Planningfor Reconstroction, 68 .
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Figure 3.21. Beirut Central District: "Bulldozing strategy" ofpostwar reconstruction,

surnmer 1994. Source: Author.
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While such debates and efforts were taking place on the sidelines during

intermittent periods of peace in the early 19805, a new plan was in the works. The failure

of previous postwar central planning in addressing the dynamics of exchange and

communication and in stabilizing the imbalances of urbanization, led to the investment in

various decentralization strategies. Such strategies only played on the natural de

urbanization process as a result of the war23

Developed by a Franco-Lebanese team with the participation of the Institut

d'Amenagement et d'Urbanisme de la Region d'Ile de France (l'IAURIF), the new master

scheme was made public in 1986 aRer three years of elaboration on the 1977 APUR plan.

The Schema Directeur de la Region Metropolitaine de Beyrouth, as the name suggests,

was the first attempt to deal with the central district in the context of the whole city, even

the country. At that time in Lebanese political history, various scenarios were being drawn

up regarding the future of Lebanon. Taking the major war-born urban transformations into

consideration, the l'IAURIF plan opted not to rethink or reinforce Beirut as a cohesive

unity, but saw its future as a set of fragmented religious and pOlitical divisions. A hierarchy

of four secondary regional centres were envisioned which would act as service poles and

generators of activity for the main war developments: Nahr al-Maout to the north,

Hazmieh in the centre, Laylakeh in the southern suburb, and that of Khalde further to the

south (fig. 3.22). While recognizing the importance of the downtown, the plan revoked

the traditional concentric layout of the city, thus reversing the role of the city centre as the

sole hub of the metropolitan region. Although it remained ink on paper, the l'IAURIF Plan

is further proof of the constructive efforts and rich visions that produced alternatives to

the reconstruction process.

The end of the war was officially announced towards the end of 1991 aRer several

years of intense fighting which spread weil beyond the city limits of Beirut. However, the

2.1 ln "Towards a Master Plan for Post-War Lebanon" in Recovering Beinll: Urhan Planning and Posl
ll'or Reconslruction. cds. S. Khalaf and P.S. Khoury (Leiden: EJ. Brill, 1993), Jad Tabct further discusscs
the opinions of the ad\'ocates of Ihis dccenlrali7.1tion strateS)' in postwar urban planning.
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capital once again presented itself as the symbol for the re-unification, reconciliation, and

rebuilding of the whole country. Such circumstances permitted the re-negotiation of the

reconstruction plan.

Upon the request of the Council for Development and Reconstruction, Dar AI

Handasah (Shair & Partners), a 4000-strong multi-disciplinary consulting firm, was

bestowed with the task. Under the direction of architect and urban planner Henri Edde,

and in conjunction with the American engineering giant Bechtel International, Dar Al

Handasah was to reconsider and update the Master Reconstruction Plan for Beirut.

Understandably, the proposition was to be quite different !Tom its precedents since the 16

years ofwar haè. notably altered the very same premise of intervention (fig. 3.23). The

substantial increase in destruction and squatting, the disintegration of the state, the lack of

finances, as weil as the hostile relationship between owners, tenants, lease-holders, and

illegal refugees in the central district, were only an indication of the scale and complexity

ofobstacles to be faced. Nevertheless, the preparation of the national plan for

reconstruction was underway.

ln what concerned the city centre, Dar Al-Handasah first proposed the creation of

a Real Estate Cvmpany (REC) that could resolve the problems of property rights and

ownership, as a necessary and an inherent part of the successful implementation of any

master plan. This development company, set up by the government and enforced by law,

would have the power to make compulsory purchases of land and damaged buildings,

while compensating the owners with !Tee shares in the new real-estate company. As such,

half the stock ofthe company would be given as shares in exchange for property and the

other half would be bought by private investors. 24 Thus, the Lebanese Company for the

24 ln "The Reconstruction of Beirut" in Prospects for Lebanon (Oxford: Centre for Lebanese Studies.
1~92). Oussama Kabbani addresscs in detail the constitutional aspects ofthis rcal-cstate company. and its
financial. economic. and legal implications. The geneml provisionallaws for cstablishing a Real E~ate
Compan)' were. in facto enaetcd in 1~77 and laler modificd in 1991 by the Lebanesc govemment to
in\'ol\'e the pri\'ate scctor in the reconstruction of war-mvagcd arc.1S. This proposition was made a rcality
wilh the crc.1tion of the first rc.11-cslate comp.1ny for the rebuilding of lhe city centre. Solidere. in 1~94.
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Figure 3.23. Beirut Central District: Aeria! views in 1973 and in 1983. Source: The

Middle Ero1 City: Ancient Traditions Confront a Modern World, 296, 286.
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Development and Reconstruction of Beirut Central District, better known as Solidere, was

created in 1991.25 The company constituted a joint venture for the financing and execution

of the above-mentioned urban development.26

After the founding of Solidere, the priorities of the plan were divided into three

categories: the preservation of the city's heritage, the "modemization" of the city centre,

and the development and enhancement of the road networks (fig. 3.24). In theory, the plan

should be applauded for both its noble motives and for its mere existence in the given

context. However, the multi-functional central district, with its new roads and metro,

infrastructure, offices, hotels, parks, shops. lnd leisure complexes, since referred to as the

Edde Plan, was to be the subject ofthe hottest debzte and controversy since its

publication. Highly criticized for being "devoid ofmemory," the image of the new city

centre has been described as a "Middle Eastern version ofCanary Wharf" (fig. 3.25),27

On the one hand, although the preservation of approximately 40% ofthe built

heritage of Beirut is stated as high priority, the existence of the Edde Plan was based

primarily on the total demolition of the existing fabric and 110/ on the superposition of the

plan on the damaged, yet still viable, urban tissue. Except for the lirnited area developed

under the French Mandate (the Ma'arad block, and Allenby and Foch streets), and a

selection of cultural, religious, residential, and goverumental buildings (the Grand Serail,

or government house, and the Municipality of Beirut), as weil as a variety ofbuildings

dating back to the 1950s and 1960s (Banks Street), the city centre was seen as a blank

page awaiting development. The argument that most buildings were beyond salvage

proved to be a weak excuse for wholesale demolition. In other words, the trade-off of

preserving a few buildings to the detriment of demolishing the rest and in an obsolete

25 The Lebanesc ComJ\any for the De"elopment and Reconstruction ofBeirut Central District was
incorporatcd on the 5 ofMay 1994 after the completion of the scUing and the distribution OfilS sharcs.
26 For details of the legai, financial, and managerial dimensions of Solidere, rcfer to the Articles of
Incorporation: The Lebanese Companyfor the Development and Reconstruction ofBeirut City District
s. o. 1. (Second Edition. Beiru!: Solidere, 1993).
27 Stewan, A. "Hcaling the Wounds." Building. Vol. 256, No. 51, Decembcr 201991, 14.
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Figure 3.24. The Edde Plan, 1991-92. Source: Beinl/ Central District, 3.
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Figure 3.25. Canary Wharf development. Source: Discover London Docklands: A to Z

lllustraled Guide, 49.
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effort to preserve the memory of the people and of the place, proved futile \Vhen the fe\V

restored buildings \Vere robbed oftheir context. As such, the proposed preservation \Vas a

superficial one based on the preservation of only sorne of the tangible elements of the city,

thus negating the essence of preservation as a philosophy and an approach to design \Vhich

aims at preserving the social fabric, the memory, and the spirit of a place.

On the other hand, the project proposed to insert a series of bold implementations

in the city fabric, in order to assert the "modem" image of the city. This would be panially

achieved by inscribing the plan within a rigid grid of main axes (which would replace the

existing complex network of streets that were traditionally the essential generators of city

life) and a forest of public and green spaces. These "innovative" features of the scheme

were built on a sequence of constructed perspectives centring on symbolic piaces of

politicaJ and economic potency and imagery. Firstly, there was the grand perspective from

Martyrs' Square towards the sea, culminating in a monumental marina situated on the first

basin of the Pon ofBeirut (fig. 3.26). Surrounding the marina was the so-called "Burj el

Bahr" (Tower of the Sea), a large circular office complex 180 meters in diameter,

protruding into the Mediterranean (fig. 3.27). The International Business Centre was

located further to the south, where the silhouette of the glazed twin towers of the "World

Trade Centre" would dominate the renovated waterfront (fig. 3.28). Opposite this

financial centre, an artificiaJ island would be created on the Normandy landfill functioning

as a tourist and luxurious residential district, linked to the mainland by three bridges. 2H

The contrast between the above two distinct approaches in city planning, between

preservation and modernization, as weil as the political vision represented in the colourful

perspectives, has led to the violent controversy, which in turn, has permitted the re-

28 In his c~.apter entitled "Territorial Claims: Architecture and Post-War Attitudes Toward The Built
Environment" in Recovering Beirut: Urban Design and Post-IVar Reconstruction, cds. S. Khalaf and P.S.
Khoury (Leiden. Brill, 1993), Hashim Sarkis discusses this "selective memor)'" in this future city, which
borrows from foreign monuments to create a marketable image of Beirut; Paris in the Champs Elysces of
Martyrs' Square, Manh3ttan in the T'lin Towers of the financial district, and Venice in the artificial
island and bridges.
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Figure 3.26. An artist's impression ofMartyrs' Square as proposed bl' the Edde Plan,

1991-2. Source: Beintt Central District, 10.
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Figure 3.27. BUlj el-Bahr. Source: Beirol Cenlral Dislricl, 8.
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Figure 3.28. The International Business Centre. Source: Beirut Central District, 8.
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discussion and the re-evaluation of the rebuilding process.~9 Besides the previously

mentioned controversies, the criticism also revolved around the following issues.

Unlike the previous Schema Directeur de la Region Metropolitaine de Beyrouth of

1986 which dealt with the whole metropolitan region, the isolation of this regimented and

homogeneous island of modernity negated the whole purpose of re-investing in a

centralized planning strategy based on notions of re-unification and accessibility. This

critique was strengthened by the fact that destruction in Beirut took place at a large scale

in two areas: the city centre and the quarters of the Demarcation Line. Although

destruction was not as continuous along the Demarcation Line as in the city centre, the

latter alone was the subject ofa series of reconstruction plans. One of the contradictions

of the seclusion of the modernized island was thatthe two main access roads to the centre

pass through the battle-Iine zone: the first leads to the airport, the other to Damascus.-'II

Therefore, the city centre redevelopment denied its dependency on the surroundings and

the repercussions that the decision-making within its Iimits may have had on surrounding

areas, and vice versa. \nstead, the central district was conceived and presented as a "glossy

city of glass and concrete," protected trom the invasion of the underprivileged and the

undesirables who inhabit the surrounding areas. This segregation was further reinforced by

the transformation of the ring road into a major thoroughfare (thus functioning as an

electric fence) and was even graphically represented in the isolation of the central district

in the plans and perspectives. As such, no indication, graphic or otherwise, of how the city

centre would relate to the adjacent districts was represented or even hinted al.

29 [t is importantto note that the overalllayout of the 199 [-2 plan was c1carly presented as a preliminary
stage in the development ofa master plan, subject to funher studies and subsequent modifications.
Although the graphics present boid image!)', it is c!emly stated thatthe architectural design of the
buildings remains the responsibility of individual architects, who will ncvenheless have 10 abide by lhe
general urban planning regulations and massing directives.
30 As a consequence of the concem for the dcvelopment of the baUle·line arca in conjunction with, and in
function of the reconstruction of the city centre, the Council for Dcve[opmenl and Reconstruction logelher
\\;th the Direction General de l'Urbanisme du Liban, had previously eommissioned the l'IAURIF in 19XX
to analyze the integration of the city centre in the metropolitan region, as pan of Iheir Schema Directeur
de la Region Metropolitaine de Beyrouth. The analysis is dcscribcd in deL1i1 in "Beyrouth: Ligne des
Combats a la Veille de la Reconstruction ". Cahier de l'lA (/filF. No. 104-105, August 199J. 21 '1·227.
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This exclusivity of the city centre was also reflected in the treatment of the

residential areas within the limits of the scheme. The "sanitization" of the traditional

residential quarters of Ghalghoul and Mar Maroun to the south and the ancient Jewish

quarter of Wadi Abu Jmil to the west provided a haven for the rich and privileged, while

shunning the original inhabitants of the community and sacrificing the qualitative social

fabric of Beirut. Except for a few selected urban houses of supposed historical and

architectural value, the last relics of the Ottoman era were proposed to he erased.

Furthermore, the development of the artificial island into a gentrified tourist and residential

zone was yet another indication of the intended concentration of wealth within a helt of

poverty.

At the same time, the neglect of the risks of rea\-estate speculation which,

unfortunately, characterizes the mercantile and commercial tendencies of Lehanese

society, was yet another sign of the lack offoresight on behalf of the planners. At another

level, the concept of rehabilitation of the existing traditional markets through their

reconstruction with a cachet orielltal merely constituted the reproduction offakes as a

compensation for those who lamented the destruction of the original souks. The ideology

behind such a decision was and remains controversial within the conteX! of conservation in

which only the authentic is sought after to be captured and enhanced.

To satisiY the romantic and the nostalgic, traditional, nineteenth-century pitched

red roof tHe would have been added to both new and traditional buildings alike, to recreate

the picturesque homogeneity of the ancient city (fig. 3.26). Such efforts in the

reconstruction of Beirut remain simply skin deep, urban decoration en tramp l'oeil, where

"planning is reduced to the production of images and post-modern clichés that couId serve

only real estate speculation. "31 Whether intentional or not, the envisioned monumental axis

which runs through Martyrs' Square to the so-called BUJj el-Bahr retraced the

.11 Tabcl. J. "Towards a Masler Plan for Posl-War Lebanon" in Recol'ering Beirut: Urban Planning and
Post-War Recons/nlc/ion. eds. S. KhaJafand P.S. Khoury (Lcidcn: EJ. Brill, 1993).95.
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Demarcation Line which divided the city during the war into the predominantly Christian

eastern sector and the Moslem one to the west. lronically, the monumentalization ofthis

panicular axis of the plan echoes the potential emergence of future social, economic,

cultural, and surely physical divisions in the city, divisions encouraged by a plan that

claims Beirut for ail Lebanese.

The debate and criticism did not stop at the plan itself, but also questioned the

future economic role of the revived Beirut. The sustainability of the proposed two million

square meters of commercial and office space, within the proposed scenario of returning

Beirut to its role as an interrnediary between the East and the West in the new order orthe

Middle East, remains to be seen. In short, the planners of the future central district, while

completely ignoring the war-I;orn regional centres, promoted a new, alien identity to

Beirut, based on a collage of images and representations, which no matter how alluring,

lacked the intangible element: a sou!.

The hesitation of potentiallocal and foreign investors in the reconstruction

process, as weil as the public debate generated by the criticism, led to the reconsideration

of the scheme in 1993. Subsequent to Edde's resignation, allegedly as a result of the

client's speculation of adding 28, 30-storey towers to the scheme, Solidere called upon the

French city planner Louis Sato to redesign the city centre (fig. 3.29).32 Sato first proposed

to restore the symbolic function of the centre, through its link to the metropolitan region.

This would have been achieved by adopting a circulation strategy where the encircling

networks of sunken arteries of the Edde Plan wouId have been abandoned for a series of

urban boulevards, and also by re-integrating the Port of Beirut into the function of the

city, which in turn would revive the city's ancient role as a crossroads of exchange.

The four main objectives of the plan were the following. Firstly, the redevelopment

of the waterfront into a promenade as a continuation of the existing corniche stretching

southwards from the edge of the central district. To enhance funher the quality of the

32 Ego. R. "La Demiere Bataille de Beyrouth." ..lrchi/cclllrc d',lujourd'hui. No. 28~. Octobcr 1~~3. 5~.
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seafront, the 608,000 square meter landfill reclaimed from the sea would be developed

into a much needed urban park. Secondly, the preservation of about 400 low-rise buildings

would not only be used to retain the traditional fabric, but also as a tool in scaling down

the ground occupancy coefficient. Thus, the 400 or so preserved buildings in the

surrounding residential areas would act as a transition zone between the city centre and

the rest of the metropolis. While the Real Estate Company would remain symbolically in

existence to avoid further complications, these preserved buildings would be returned to

their owners to be restored and rehabilitated under set conditions. At a third level. the

Sato Plan defined with precision the limits and scopes of the intervention zone as

regarding the archaeological sites, where excavation would be given priority over

rebuilding. Lastly, the Sato Plan proposed t;le launching of a series of international

competitions, the first of which would deal with the reconstruction of the souks, the

second, with collective habitation, the third, with the development of the corniche, and the

fourth, with the development of the axis of the Demarcation Line passing through Martyrs'

Square.

The essential contribution of the Sato Plan is that it aspired to change the spirit

and philosophy of the reconstruction framework. It rellected an urge to revive the "son

intervention" approach of the 1977 APUR Plan, marked by a time lapse of 16 years ofwar

and destruction. Again, despite the proposais and the debates, liule of the thought process

was rellected on site. Dynamited buildings, their relies carted away in trucks, remained the

scene weil into the summer of 1995 (fig. 3.30). By then, more than hall' of the builtlàbric

of the city had fallen.

Nevertheless, in December 1993 Solidere launched an International Ideas

Competition to reconstruct the souks. The competition drew 357 contestants l'rom 51

countries and its results were published in the summer of 1994. The three winning

schemes were criticized for being either too academic in nature, or simplistic
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Figure 3.30. Dynamiting buildings around Manyrs' Square, 1994, and the resulting urban

landscape, 1995. Source: Author.
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reconstructions of the spatial and social characteristics of the traditional marketsH This

competition was relatively successful in opening the reconstruction process to the public

and in encouraging national and international professional involvement. ft is, however,

unfortunate to think of the whole venture as a publicity stunt and a gesture of diplomacy

and politics to delude the potential investors and the public, as weil as to secure

international recognition.34

At a more optimistic level, the number of old buildings to be retained and restored

in the city centre has increased over the past year or 50, ITom just over 100 to 266.

Nevertheless, it remains a fact and a tragedy that an estimated 300 buildings were

dynamited and bulldozed during that same periodJ5 In the past decade, the organization of

several symposia, workshops, and exhibitions and their subsequent publication has been

another result of the controversy.·16 The two waves ofscholarly interest, the tirst in 1983

and the second in 1993, corresponded to the two main sporadic peace eras of the 16-year

war. Though a decade apart, both waves, through their multi-disciplinary approach and

participants, offered a broad array of research concerned with the social, political,

economic, as weil as spatial issues of the rebuilding of Beirut. Such publications and

events have largely contributed to opening the reconstruction process to further scholarly

research and to public inquiry.

Beirut is currently undergoing major transformations in the latest state-sponsored

plan for rehabilitation, based on the most recent revision of February 1994 of the

3J Solidere. The Reconstntction ofthe Souks ofBeirut: .-In International Competitiunfi" Ideas in
.-Irchitecture - Exhibition Information Brochure (Bei rut: Solidere, 1994) and "Sehneller Wiederaulbau
(Quiek Reconstruction)'!' Werk, Bauen ,- Wohnen. Novembcr 1994,42.
34 Detailed infonnation on the competition, its conditions, site, objectives, and goals is round in the
Competition Kit published by Solidere.
35 These figures arc quoted rrom "The Modem Face of an Ancient City" by Mark Nicholson. Nnanc/al
7ïmes. Octobcr 17 1994'!.
36 The firsl S)mposium was held atthe Ameriean University of Beirut in 1983 and was published under
the title Beirut ofTomorrow: Planningfi" Reconstruction. edited by Friedrich R.1getle (Beirut: Ameriean
University of Beirut, 1983). The other book, Reco\'ering Beirut: Urban Design and Post-IVar
Reconstruction, eo-cdited by Samir Khalafand Philip S. Khoul)' (Leiden: E.J. Brill. 1993), was the
outeome of the Workshop on Lebanon's Reconstruction heId at MIT in 1991.
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redevelopment scheme presented in 1991 (fig. 1. 1). Claimed by its authors to have

significantly changed in order to address the criticism, the plan has opened the door to the

re-negotiation of some of the issues that have remained donnant throughout the

reconstruction process.

For one, the debate over the archaeological excavations has resurfaced in the past

two years to reinstate its position in the reconstruction process. Beirut has been declared

the largest urban archaeological dig in the modem world. Financed jointly by the United

Nations, the Lebanese government and the philanthropic Hariri Foundation, 14 teams of

archaeologists of various nationalities are reconstructing, piecemeal, the history of Beirut.

However, the nature of urban archaeology presumes that a thorough investigation is

impossible at such a city scale given the time provided for the archaeologists to complete

their work.·17 As such, the excavations only pennit the archaeologists to open, quite

literally, "windows" to the past, punctures through the open landscape in order to unravel

traces and indicators that could contribute to the rewriting of the history of Beirut.

A1though the intentions behind the digs point toward further financial gains in the

future, especially from tourism, the reconstruction plan now includes a 30,000 square

meter "archaeological park," designed between Martyrs' Square and Place de l'Etoile to

the east to integrate these important discoveries (fig. 3.31). The remaining objects and

artifacts are to be photographed and documented and then placed in special storage until

they can be displayed in public gardens or housed in the National Museum..lM

So, as the debris oftwentieth-century Beirut is carted away, another SOOO-year old

city is being exposed for a brief interva1 of time, to satis!)' the curiosity of Lebanese

J7 Archacological exca\'ations in the city centre. which bcgan in the autumn of 1993. were schcduled by
Solidere to last bctwcen H and 30 months. and are therefore in the phase of completion today.
.lM A detailcd account of the archacologicai findings. and the contro\'ersies relatcd to the urban digs within
the comext of the reconstruction plan. are underlincd by two recent articles: the firs!. by Nichola.~

Blanford is entillcd "The Past Re\'caled: The Souk Archacologica1 Digs" in f:.l'P on /Jeirol. J'l!;; 1995.8
13. and the second by Serge Merhi is entitlcd "Dans l'imimite d'une Ville" in Chronique. July 1995.26
30.
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Figure 3.31. Archaeological digs in Martyrs' Square, 1994. Source: Author. The proposed

archaeological park. Source: ]he Developmotnt and Recomtmction ofBeD
Information Book/et, 15.
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historians, archaeologists. and the general public. hungry for a consensus on a vision of

their pas!.")

At another level. much of the surviving city fabric in the historie core. namely the

area stretching from the Serail Citadel in the west to Manyrs' Square in the east, will be

retained. In the eyes of the planners. the preservation ofthese heritage buildings will not

only provide a sense of "historical memory." but will al50. admilledly. increase the value of

the new real-estate development (fig. 3.32). In addition, planning regulations and design

guidelines will

encourage development sympathetic to the vemacular tradition around the
core and in areas in existing residential communities. Eisewhere. especially
in the new 'Financial Quaner' on the waterfront reclamation area, a bold
expression of contemporary architecture will be encouraged. 40

Despite such effons to reconcile the reconstruction of Beirut. supponed bya

rigorous media campaign to promote and to publicize the altered plan as a more "humane"

concept catering to the memory and scale of the city. the adversaries of the plan remain

unconvinced. Little has really changed and the previous critique that applied to the 1992

version of the plan still holds. The central district remains an isolated area with arbitrary

boundaries and weak links to the metropolitan region. The density. while lowered in

certain parts. has been largely increased in others, and high-rise buildings are only more in

number and higher in storeys.

Granted. there are sorne improvements. The landfill is proposed to be developed

inlo an urban park. as suggested by the 1993 Sato Plan and the traditional residential areas

.1" Fisk. R. "Lebanese Rccoil as the Demons of their History arc Uncanhcà." Independent. March 1 1995.
14. This connict ofintcrest in archacological exca\'ations Fisk underlines as the Lebanese unwillingness
10 deal wilh Iheir own pasto in Ihe sense lhm the layers of history. from the Phocnician to Ihe Roman to the
Arab. layai Ihe rool of the lension bctwccn the \'arious communitics. Archacology. he argues. has only
recently b<.'1:n gi\'en :lIIention duc ils potential in drawing monO)' from tourism. and nol for ils polential as
a hc.1ling medium for a nation at odds in ils acceplance of ils own pas!.
40 Quoled from an inter\'iew with Angus Ga\'in. the hcad of Solidere's Urban Design tcam responsible for
Ihe n:conslruction of the cily' cenlre of Beiru!. Madnnes. K. "The Rebuilding of Beiru!." Architectural
lJe.l'i~n. Vol. 63. No. 11/12. No\'embcrlDccembcr 1993. x, This "encouragement." in my opinion. is
col1lradiclOl)' 10 the frccdom allegcdly bcstowcd solely on the indi\'idual archilccls to design the
:lIchitcclllre of lhe rebllilt Beiru!. lt is more of a restricti\'e mc.1sure. than thal of design frccdom,
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Figure 3.32. A typical residential street, 1995. Source: Author. An anist's rendering ofa

future pedestrian residential street. Source: The Development and ReconstnlCtion
ofBCD -Information Booklet, 20 .
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are to be panially restored (fig. 3.33) Funhermore, in what concems the preservation of

natural heritage, several agricultural nurseries have been set up where ancient trees from

various pans of the central district are being nunured back to life (fig. 3.34). Other current

developments include the investment in pilot projects to trigger funher growth, such as the

refurbishment of the Murr Tower, Beirut's tallest building, commissioned to the renowned

British architect Norman Foster (fig. 3.35)41 At another level, the infrastructure works,

which began on a massive scale in November 1994, are also in the phase of completion

today.

As for the traditional markets, their reconstruction is stated by Solidere as a high

priority of Phase 1. According to Oussama Kabbani, competition project manager at

Solidere, the three winners of the lntemationalldeas Competition, held in 1993, will

panicipate, among other architects, to work within the Master Plan of the 60,000 square

meter site, for which the Lebanese architect lad Tabet was appointed master planner by

Solidere.42 ln fact, the rebuilding of the souks is seen as one of the main symbols of the

reconstruction of the cosmopolitan environment that once existed. For that purpose, a

visual document has been published by Solidere to document the unique landscape and

revive the image of these traditional commercial spaces, and to "inspire" future

developments (fig. 3.36).

However, such improvements are greatly over-shadowed by the irreversible

destruction of the reconstruction process. At the dawn of peace, Beirut is still suffering the

abuse of delusions of the reconstruction framework. According to Assem Salaam,

Beirut will be the victim of the rutWess pursuit of quick profit, the commercial
culture which has destroyed, and continues to destroy, the traditions of
architecture, or urban Iife, and of community ...43

41 Payne. G. "Putting Bcirut Back Togcthcr." Building Design. No. 1230, August 11 1995, 15.
42 Solidcrc. The Reconstruction a/the Souks o/Beirut: Visual Survey Kil. Beirut: Solidcre.
43 Salaam. A. "Thc Reconstruction of Beirut: ALost Opport.unity." iL·l Fil.". Vol. 27. Summcr 1994. 13.
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Figure 3.33. The proplJsed urban park on the Norrnandy landfill. Source: The

Development and Reconstruction ofBCD - Information Booklet, 15 .
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~ ~4Figure.> ..> . ummerTree nursery, S e· Authar.1995. Saure.
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Figure 3.35. A view ofthe Murr Tower from Wadi Abu Jmil, 1995. Source: Authof.
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Figure 3.36. Prewar view ofthe traditional markets as a unique commercial, social, and
spatial en.,ironment. Source: Beyrouth: Souvenirs...Realite.
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In conclusion, war, by definition, implies death and destruction, and it is naive to

think ofwar otherwise. War is not meantto spare monuments and heritage, let alone

people. Though unacceptable, it is understandable. However, the abuse of the so-called

cultural heritage and urban memory of a city and its people is inexcusable in a postwar

context. Yct this abuse in Beirut has proved to be more intense in times of peace than of

war, and sadly so, because it is sclf-inflicted. Then again, this abuse may actually also be

comprehensible. To quote the sociologist Samir Khalaf!Tom his recent book entitled

Beinll Reclaimed: Rejlec/ions 0/1 Urban Design and /he Res/ara/ion of('il'ili/y,

Obsessed with survival and harassed by ail the futilities of an ugly and unfinished
war, it is understandable how the moral and esthetic restraints which normally
control the growth of cities become dispensable virtues.44

In Beirut, what has survived a history of abortive planning and has escaped the

ravages ofwar now faces a new threat. The challenge for the urban existence of Beirut is

and will be to resist destruction !Tom the undeclared war of peace.

44 Khalaf. S. IJeinl/ Redaimed: Rej/eclions on Urban Design and lite Reslaralton afCtvl1i(v (Beirur: Dttr
An-Nahar. 1993). 115. The idca of the "wasteful and futile. ugly and unfinished" war slems from Khalars
argumenllhallhe horrors of the \Var in Lebanon \Vere not rooled in a comprehensible set of causes ta slart
wilh. and now that the war is over. the issues \Vhich seemingly caused the \Var. have nol becn resolved.
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CHAPTER III

The Myth of Market-Ied Urbanism:
Postwar Beirut in Light of the London Docklands Development

ln the quest for the urban longevity, the second half of trus century has witnessed a

departure from "conventional" planning perspectives, mainly as a reaction to the

shortcomings of "blueprint" coml)-ehensive planning, whether traditional or modem,

which dominated the post-W.W.II scene in Europe until the early 1970s1 Not

surprisingly, the disiIlusionment with planning systems that had been conceived to control,

even restrain at times, the growth of urban space in the postwar urban chaos, originated

and f10urished during the economic recession of the mid-1970s. By then, the desireto

generate economic growth and to compensate for public expenditure cutbacks drove

planning authorities to alternative concepts and techniques to restructure the process of

urban change. As such, the age of regulation gave way to an age ofenterprise steered by

market-Ied urbanism.

The concept of market-oriented urban planning focuses primarily on private

investment as the motor for urban regeneration. In order to facilitate ami to encourage this

investment, the intervention of public authorities is in the form of public-private

"partnerships." However, the collaboration between public and private authorities has

generated a conflict ofinterests between public good and private gain, and has resolved

eventually to deal making and to providing the necessary framework for private profits.

The unequal nature ofthis partnership, reinforced by the trend toward insulating market-

1 Ashworth. G.J. and Voogd. H. Sel/ing The City: .\/arketing Approaches in Public SeclOr Urban
Plllnninll (London: Belha\'en Press. 1990). The authors argue thatthe ncccssity of post-W. W.11 urban
reconstruction. nt a scale that could only bc handlcd by public authorities with a strong politienl and
popular bnckup. Icd to \'arious planning procedures. la\Vs. and regulations. thnt chnraeterizcd planning
policies and cilies weil into the 1970s.
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oriented investment ITom public accountability and public panicipation. has become a

source of the destruction of the urban landscape. ~

Encouraged by the relaxation of planning controls. or rather their complete

dismissal. private market forces wrought dramatic physical restructuring to the city. The

physicallandscape became an expression ofan enterprise culture and of the consumer

taste ofa service economy, and that of building technologies. Such market-Ied urban

strategies reinforced the emphasis on regeneration as the ql/amiraril'l! physical provision of

buildings and as the linancial accomplishments of private developers, with a far lower

priority placed on the ql/aliry ofthe physical, social, and economic environments

produced.

As such, the attempt to revive and enhance the urbane quality of degenerating

cities in the second halfofthe twenti.eth century, planning strategies, or the lack thereof,

have given birth to a generation of cities stamped by an alien form of urbanism that suftèrs

ITom enforced order and superimposed aesthetics. The failure of such planning

approaches, as manifested in large-scale redevelopment projects such as Battery Park City

in New York and the London Docklands development, coupled with and even nourished

by the surrender of architectural design and town planning to market forces, has led to the

destruction of the city.]

Driven by politics and private investment, the London Docklands development is

the lirst "deconstructed city" ofthis century, "a wasteland ofugly and meretricious

2 The unequal nature of publie-private partnerships in the regeneration of cilies has becn extensivcl)'
analrled in terrns of social. politieal. and economie repereussions. Ta name only a few of thesc works:
Squiers. G.. cd. Unequal Par/nerships (London: Rutgers University Press. 1989), Lassar. T.J.. cd. ('ily
Deal .l/aking (The Urban Land InslÏtutc. 1990). and Fricden. B.J. and Sagalyn. L.B. f)own/mvn, Inc.:
Ilow America Rehui/d,' Cilies (Cambridgc: MIT Prcss, 1990).
] London and Ncw York havc becn thc subjcct of cxtcnsivceomparativc analysis as perulining ta their
markct-Icd urban stratcgies and thcir impact on the social. ccoDomie. and physical urban fabrie. Fainstcin.
S. The Ci(v Bui/ders: Property, Polilies, & Planning in London & New York (Oxford: Blaekwcll
Publishers. 1994). Fainstein. S., ct al.. cds. [)j"ieled Cilies: New York & l.ondon in the ('on/emporary
World (Oxford: Blaekwcll Publishcrs. 1992).
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building devoid of civic vinue and public domain. "4 In fact, it is arguable whether the end

product is a city at ail. To guote Colin Davies,

Ifcities are about community, democracy, accessibility, public space, and the
rich mixture of activities which creates a culture in which ail can panicipate,
then Docklands does not deserve to be called a city. It is an incoherent collage
of selfish, adolescent dreams. l

This concluding chapter is not concemed with the process of urban regeneration as

comprehensive of the political, economic, and social dimensions of the city per se. Instead,

the concentration is on that aspect of regeneration that deals with architectural design and

urban planning as the tangible, spatial expressions of the forces at play in shaping this

urban landscape of speculation. The analysis of the urban regeneration rramework of

London Doc':lù!lds is crucial in understanding the present and future direction of postwar

urban reconstruction in Beirut, and in its location within the context of evolving

contemporary urban policies and theories of city making. A1though the reconstruction

process in Beirut is still in its early stages, ail signs 50 far point to yet another planning

disaster, similar to London in its omission of the public realm, its physical and social

inaccessibility, and also in its mark~t-generated architecturallan/,'lIage.

The invasion of a market-Ied strategy into the postwar reconstruction of Beirut

cornes as no surprise in the historical context of Lebanon. The disheartening experience of

the city and the whole country with urban planning and building regulations, constantly

modified to cope with violations and infiingements, was one of the two main reasons for

adopting marketing as a planning strate/,'Y. The other factor was theunrestrained

capitalism and the minimal level of state intervention that have long been the economic

raiso/l d'être of Lebanon. Together, these two aspects have become the foundations of the

• Hallon. B. "The Deyelopment of London's Docklands: The Role of the Urban Dcvelopment
Corporation." Lo/us International. No. 67. 1990.57. Quotcd by Brian Edwards in "Dcconstrueting the
City." Plmmer: Journal tifthe Royal7hU'n Planning Ins/itute. Vol. 79. No. 2. February 1993, 16.
l Dayies. C. "Ad Hoc in the Docks." ..rrchitectural Rel'iew. Vol. 181. No. 1080. February 1987.32.
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postwar urban reconstruction of Beirut. ingredients to a recipe that has proved disastrous

in the initial phases of development in Docklands.

The postwar context of Beirut found the city as a deserted. war-tom, urban fabric.

and the state as a financiaUy and politicaUy bankrupt institution. Needless to say, the

economic context and the scale of reconstruction necessitated the intervention of the

private sector in providing resources and in coUaborating with public authorilies 10 initiale

rebuilding. Even at this relatively early stage of the urban reconstruction process,

however, the division between the interests of the private sector, public authorilies, and

the public at large in Beirut is already at the heart of the controversies. In facto in ihe

words of the architect Hashim Sarkis, in Beirut, "the state is no longer the agency keen on

promoting public life, but a group of private entrepreneurs wanting urban life to promote

their business. "6 The client of the redevelopment of Beirut, like in aU unequal public

private partnerships, has thus shifted ITom the people, supposedly represented by the

government, to private capital, most ofwhich is foreign. This politicaUy and financiaUy

powerful new client has, consequently, the upper hand in shaping the image oflhe future.

To star!, as a pre-condition to the implementation of the plan, the Lebanese

Company for the Development and Reconstruction of Beirut Central DistriCl, Solidere,

was conceived to manage the reconstruction process. 7 Incorporated in May 1994, Solidere

is an association of property right holders and investors, and is comprised of two types of

shares totalling US$ 1.82 billion. The first type, which amounts to US$ 1.17 billion, were

issued to property owners in Beirut Central District, in retum for the compulsory selling of

their property rights. Against such a policy, the previous owners had no choiee but to be

at the merey of appraisal committees charged with placing a final fi!,'lJre on Iheir real-eslale

value. The second type of shares was issued to private investors against their cash

6 Sarkis, H. "Territorial Claims: Architecture and Post-War Attitudes Toward The Buill Environment."
Recovering Beirut: Urhan Design and Post-IVar Reconstruc/irJ{). cds. S. Khalafand P.S. Khoury (Leiden:
E.J. Brill. 1993). 118.
7 Kabbani. O. "The Reconstruction of Beirut." Prospects/;'r l.ehanon (Oxford: Centre for Lebanesc
Studics. 1992).
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subscriptions in the amount US$ 650 million. Although such a mechanism was conceived

to make possible the financing and execution of the required infrastructure, it undoubtedly

provided for the unjust transfer of real-estate wealth from the original property right

holders to private investors. The city of Beirut thus presents itself as an economic tahula

rasa, freed from the entangling web of real-estate legalities and public participation.

Solidere's main role is to market the central district of Beirut and to tap local and

foreign (mostly Arab) private investors to mobilize reconstruction. Equipped with

promotional tools ofglossy brochures, deluding images, and snappy slogans, a rigorous

advertising campaign has been launched by Solidere to seU the image of the future Beirut.

For that purpose, the real-estate company has three main strategies. The first one

is to finance and execute aU infrastructure in the central district. Besides treating the

Normandy landfiU and developing two marinas, thesp. works include ninstalling roads,

public spaces, gardens, aU networks, pavements, light posts, a power transformer unit, and

parking areas. nI: These are scheduled for completion in 1997. The second strategy of

Solidere is to develop 571,000 square meters out of the 1.1 million square meters ofland

available in the historic central core, and to seU the rest to potential investors. This project

also involves the development of the 260 or so restored buildings, which occupy 160,000

square mett:rs of the 571,000. The third responsibility of Solidere, which is inseparable

from its second role, is the management of real-estate properties, buildings, and other

facilities under its jurisdiction.

Conceming the payment for the infrastructure works, and in compensation for the

expropriation of 106,000 square meters by the state for public spaces in the central

district, Solidere receives another 292,000 square meters in the reclaimed zone, while the

remaining 3 16,000 go to the state. Although reclaimed land normally belongs entirely to

the state, according to the current master plan Solidere will ha"'l 608,000 square meters of

" Solidcrc. 'I1,e Del'elopment and Reconstruction ofBeirut Central District -Information Booklet (Bcirut:
Solidcrc. 1995), R.
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prime land under itsjurisdiction to sell or to develop, exactly 10,000 square meters more

than what is owned by the state'" Thus, the govemment has been reduced to yet ~nother

shareholder in a private development. This was as far as the deal-making in Beirut "as

equitable.

Another indication of the intenwined motives of reconstruction and private

financial gains is the provision of financial incentives to Solidere and other developers.

Though intrinsically not a discredited strateh'Y, these financial incentives have nevenhcless

managed to overshadow the purpose of reconstruction as a comprehensive process of

urban regeneration. Firstly, a secondary market, supervised by the Bank of Lebanon and

organized by the Societe Financiere du Liban, and allowing for trade in Solidere shares,

was put into operation on June 23, 1994.IU The ~econd main set offinancial incentives in

Beirut revolve around "tax shelters:" dividends paid by shareholders and ca.'ital gains

arising trom stock exchange are exempt trom income tax for the first ten years l'rom the

date of incorporation of the real-estate company.

Therefore, Solidere in Beirut not only aims at marketing the city by launching an

advenising campaign and by enhancing the infrastructure, but also plays a vital and

decisive dual role of developer/promoter and profit maker. An indication of such prolits

are the US$ 18.1 million made by Solidere on its dealings between May 1994, when the

company was incorporated, and the end of that year. Profits were panly due to sorne US$

24.2 million in interest income generated by cash displacements. 11

[n this context of market-oriented urbanism, the reconstruction process in Beirut is

totally dependent on the availability of private capital and private initiative. At the centre

ofthis dependency is the Prime Minister of Lebanon, Rafic Hariri, who has been and still is

9 These fi!,'Ures arc quoted from The Developmenl and Reeonslroelion of/Jeirul Central mslriel •
/nfimllalion Bouk/el (Beiru\: Solidere, 1995),8.
tu Payne, G. "Pulling Beirut Baek Togelher." Building Design. No. 1230, August Il 1995.14. Allhollgh
owners insistlhallheir property l'as lIndervallled. an inercasc of30% in the share vaille during the first
six months of trading has played a major role in coneiliating the situation and in incrcasing raith in the
commercial rcasibility of the projcct.
Il The Economistlntclligenee Unit. Counlry Reporl: Ll!hano{}. Third Quaner 1995. 12.
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held responsible for catalyzing the reconstruction of Beiru!. A Lebanese developer who

made his fol1une ir. '>audi Arabia and who allegedly owns 7% of Solidere shares, Hariri

has becn at the centre of the p01itical controversics regarding the reconstruction, since

popular public opinion argues that the succe:;s, or even completion of the rebuilding

process is a function of the political and financial drive of Hariri himself Notwithstanding

Hariri's extensive philanthropic projects for Lebanon and his vital role in steering mainly

Arab financial resources to Beirut, the fear remains that Beirut will be to Hariri what

Canary Wharfwas to the Reichman family; a speculator's vision gone sour. Moreover, in

the absence of any social or economic policy, the private sector in Lebanon has long

played a role of reinforcing ailing public administrations and of providing for public

amenities,12 However, the complete and long-term replacement of the collapsed state

agencies by private institutions not only undermines the potential role of public authorities

but also feeds the public skepticism toward the true intentions of the private sector, which

only adds controversy and mistrust in the reconstruction process,

The prevailing tendency to privatize the reconstruction of Beirut and to relax

govemment control has had its spatial impact on the proposed master plan for

reconstruction, Prepared and revised by Dar AI-Handasah (Shair & Pal1ners), the latest

version of the reconstruction plan has been meticulously reworked in the past few years to

adapt to the requirements ofdevelopment and investor interests, and not as c1aimed, to the

social, economic, and spatial needs ofa war-tom society. Sufficiently flexible to respond

and to contribute to the economic recovery of Beirut, the plans are thus used as marketing

vehicles to ture private capital and to subdue public inquiry.

12 Payne. G. "Plltting Beirut Back Together." IJllildi',g Design. No. 1230. Augllstlt t995. t~-t5. This is
cspccially the c..sc wilh hOllsing. White lhe market in Lebanon is saturatcd with IIIXII1)' housing. lhe
building indust!), is still atnlOst complelcly al lhe merey of privale in\'eslors and developcrs 10 pro,ide for
low-cost and aITordabte housiug. Among the cITons to address lhe poslwar housing erisis was lhe
organi/.ation ofa conferencc by the Arab University of Beirut on devetoping a reatistic governrnent
housing poliO)' for the provisiou of low·iucome residenecs in the sumrner of t995.
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Borrowing images t'rom western cities, the proposed master plan takes a premature

leap in depicting the architectural image of the city, an image subjected primarily to the

principles and mechanisms ofland speculation and not those of city making. eritics

maintain that

the Dar AI-Handasah Plan is certainly a low point architecturally, \Vith its
monumental axes, over-scaled buildings and total disregard for the equilibrium
between old and new. 1.1

The resulting "corporate placelessness" of the proposed city of Beimt marks the

faceless attribut.: cf profit makingl4 The images of the future Beimt sufTer l'rom an

identity vacuum; the development could be anywhere, everywhere, and worst of ail,

nowhere! The Lebanese architect and planner Assem Salaam attributes this destmction of

the identity ofBeirutto two main factors: the elimination of the social fabric of the city

through the eviction of the local population, and the discarding of the physical structure

through the dissolution of the medieval property patterns and the merging of the lots for

large-scale developmenl. 15 Although the historic urban pattern of Beirut has been

drastically moditied through the layers of demolition and urban surgery executed during

the first halfofthis century, postwar reconstruction has intentionally lost the opportunity

to revive the traditional urban structure of intertwined, pedestrian narrow streets and low-

scale buildings. Salaam further argues that, as a direct consequence, the cultural heritage

and urban memory of Beirut have been lost forever.

The preservation ofa selection of the urban heritage of Beirut, while demolishing

more than hall' of the city fabric in the name of reconstruction, has proved futile in

preserving the urban memory of Beirut. Nevertheless, this urban heritage was mainly

preserved for its merits in raising the value of new real-estate development and in

1.1 Zucchi, B. "Lcttcr from Bciru!." /JIueprint. No. IlS, March 1995, 2().
14 Tcrm borrowcd from Brian Edwards in I.onc/on Dock/anc/s: Urhan Design 10 an Age oj"Deregu/o/ioll
(Boslon: Buttcrwonh-Hcinmann, 1992), 169.
15 Salaam, A. "Thc Reconstruction of Bciru!: ALost Opponunity." ..lA /'ï/es. No. 27, Summcr 1994, II
r,
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triggering investment, a5 admitted by Solidere, and not necessarily for its cultural,

architectural, or historical value. Even the archaeological excavations that have dominated

the reconstruction scene for the past two years, although financed by both public and

private institutions, resolve to luring tourists and to quenching the thirst of archaeologists,

historians, and the general public regarding the history of the SOOO-year old city.

Thus, archaeology in Beirut, like urban heritage and memory, is reduced to yet

another marketing instrument. This attitude toward the historical heritage of Beirut is also

a rellection of the planners' failure to appreciate the historie and social responsibilities that

the public has entrusted in them. Furthermore, as indicated by the architect Oussama

Kabbani, missed opportunities to capitalize on the design strategies and to explore the

potential of the relies of the past, in issues such as recycling and adaptive re- use, have not

been explored fully in Beirut. 16

Moreover, the reliance on the vagaries of the market has generated an incremental

approach to rebuilding Beirut Central District, which focuses on developing a certain site

and specifie districts, with no visual, functional, or spatial framewOi k for anticipated

growth within or beyond the proposed limits of the central district. In Beirut, over

exploitation is hailed as progress and pilot projects are used to stimulate further

investments and development. Therefore, like Canary Wharf vis-à-vis the Isle of Dogs and

the rest of Docklands, Beirut Central District suffers from fragmentation and denies its

dependence on its immediate and national context. A1though there is an increasing interest

and commitment to urban design and to planning, mostly as a result of the recent

controversies, the projected image of Beirut remains a socially, economically, and

physically isolated deve1opment.

At another level, the absence of any effort in Beirut to address the development of

a public transportation network, a vital element in inner-city regeneration, is further proof

110 Kabbani, O. 'The Reconstruction of Beirul." Prospectsfor Lebanon (Oxford: Centre for Lebanese
Studics, 1992), ~5.
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of the speculative nature of planning thatlacks vision, and of the dominance of the private

over the public, and the individual over the communal. The high-Ievel provision of \Vide

roads and underground parking facilities in key locations in the proposed reconstruction

plan only underlines the reliance on private cars \Vhich generates a vicious cycle of

unnecessary traffic in an area already congested \Vith traffic. \Vith the absence of an

alternative in an efficient public transportation system, the central district is presented as

an isolated, segregated haven for the privileged. Even tlle 1992 proposai of the Edde Plan

to develop public transport services in the form of three new bus stations, a railway

station, and by reserving the rights ofway for the potential installation of a metro system

have been completely overlooked by the CUITent reconstruction plan.17

Against such a background of speculation, post\Var reconstruction in Beirut is

understood by its developers as a massive capital investment, and not as an opportunity to

rebuild a city, a nation, or a country.l~ Sadly, just as war was seen by various parties and

individuals as a means to gain political power and to increase private profits, postwar

reconstruction in Beirut is manipulated by similar forces of speculation and is being driven

by a profit motive.

Unfortunately, this landscape of speculation has come to epitomize many aspects

of city building since the 19805. The postwar urban reconstruction, or rather

deconstruction process ofBeirut is cUITently exposed to the very same seeds of l'ail ure as

the speculative force~ that have proved disastrous in London Docklands. Faced with the

same dilemma of how to redevelop an entire sector of the city and replace one historical

urban order by another, the !Tamework of reconstruction sutTers !Tom the same symptoms

of deregulation and profiteering. The gains of market-Ied urbanism and the privatization of

reconstruction, at the cost of the true preservation of cultural and architectural heritage

17 Dar AI-Handasah (Shair & Parlners). lJeirllt Central District (Beirue: Dar AI-Handas.1h Priming Press.
1992). 13.
1~ The question remains that if the govemment proves incnpablc of eonlrolling the rcèevelopmcnt ofone
and a halfsquare mile ofits eapital.then wh.1t docs the future hold for the rest of the country, and for
other dimensions of poslwar reconstruction'!
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(not only in quantity, but al50 in quality), and urban memory, will inevitably al50 lead to

the destruction of the city of Beirut.

The London Docklands development embodies the very essence of market-Ied

urbanism; its strategies, mechanisms, and failures. The project has endured virtually every

urban experiment of speculative regeneration: urban development corporation, enterprise

zone, public-private "partnerships," and foreign private investment. Docklands can be

divided into four main development zones: Wapping. and Limehouse on the north bank of

the River Thames, South Bank and Surrey Docks along the south bank, Royal Docks at

the eastem end of the development, and the Isle of Dogs occupying a peninsula on the

south bank (fig. 4.1). However, this analysis of market-Ied urbanism will focus on the Isle

of Dogs, which remains a true manifestation of the spirit, philosophy, and controversy of

market-Ied urban design in London.

The growth of the riverside area east of London, stimulated by the speculative

nature of commercial and industrial activity of eighteenth-century London, transforrned an

under-populated rural area into an extensive fabric of docks, warehouses, wharves, and

public housing. By the mid-nineteenth century, a unique landscape and distinctive way of

life llourished in a working-class community and was to become known as the East End,

the so-called "backyard" of London (fig. 4.2). Efforts to restore this viable urban sector

after the bombing and fires of the Second World War, to alleviate the physical congestion,

and to reverse the growing decline were relatively unsuccessful in the face of acute

economic and demographic shifts. The shortcomings of such efforts, together with the

technological revolution of the shipping industry and that of cargo handling, and also the

general decline of world shipping in the mid-twentieth century, culminated in the closures

of the docks beginning in the 19605. 19

l') Al Naib. S.K. /.ondon Dock/ands: Pasto Present and l'iilure (Fifth Edition. London: Ashrncad Press.
1994). AI Naib provi:lcs a dclailcd iIIustralcd history of the urban evolution of Docklands in the conlexl of
rcccnt rcgencralion. As for the dosures of the docks. the)' stallcd nilh the East lndia Docks in 1967 and
cnded with the Royal Docks in 1985. The only surviving docks still owncd and operalcd by the POil of
London Authority are Tillbul)' Docks. buill in 1884.
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Figure 4.1. Map ofthe four main development areas in London Docklands. Source:
London Dock/amis: Past, Present and Future, 35.
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Figure 4.2. St. Katherine Docks in the Port of London, 1845. Source: London Docklal/d.s:

Past. Present œuf Flllure, 15 .
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Cities ail over the world faced similar fates, and by the mid 19705, the reclamation

of the derelict wastelands of docklands became a reCUITent theme in urban policy. \Vith

their proximity to the city centres, docklands in American cities like Baltimore and

Boston, and Barcelona and Glasgow in Europe presented themselves as prime land tor

redevelopment and exploitation. 20 However, nowhere except in London was the

transformation of redundant docklands 50 marked by a tree-market philosophy of urban

renewal. London Docklands, the most significant and controversial urban experiment of

recent years, bart's witness to these transformations.

The closures of the major docks in London in the 1960s placed the 22 square

kilometers ofdocklands at the foretTont ofredevelopment proposais (fig. 4.3). For the

next three decades, and in the name of regeneration, London Docklands was to become

the battlefield of political, economic, social, and spatial struggles.

As part of the Labour govemment's efforts, the Greater London Council and

Docklands' three boroughs established the Joint Docklands Committee in 1972 to prepare

a planning strategy to promote and to control the development of the area. During lhat

decade, the committee produced a comprehensive plan based on the revival of local

industries and on the restoration ofcouncil housing and community programs. 21 However,

the inefficiency and financial disability of public authorities to address the regeneration of

Docklands, coupled with the growing power of private investment after its success in

transforming St. Katherine Docks into a luxury mixed-use project, were to set the pace

and direction of future developments (fig. 4.4)22 AIl hopes, ifany, of the implementation

20 Hoyle, 6.S., ct al. Revita/i:ing tile /l'aterfront: Internatiunal Dimensions ofDockland /ledevdopolL'nt
(London: Belhaven Press. 1988).
21 For delails on the pre-1980s redevelopment strategies. refer to "Crcating a New Address Il: Docklands"
in Susan Fainstein's book emilled The City /Juilders: Property. Po/ilic.' & PlanninR in !.,mdun end New
l'ork (London: Blackwell Publishers, 199ol), 189-217.
22 Al Naib, S.K. Discover London Docklands: ..l to 1. II/llstrated Guide (Fifth Edition. London: AshmC:ld
Press, 1992). In the carly 19705, new construction. refurbishmenl, and adaptive re-use transformed the
derelict St. Katherine Docks inta commercial spaces. luxury apanme.lts, and boating facilities. Tod:1Y. the
whole urban complex is known as St. Katherine's Conservation Arca and is considered by its advocales as
one of the more successful versions of redevelopment in Docklands.
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Figure 4.3. The dereliet London Docklands, 1960s. Source: Revitalizing the Watetfront:

flllernationai Dimensions ofDockland Redevelopment, 205.
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Figure 4.4. St. Katherine Docks, 1988. Source: London Dockland5: Past, Present and

Future, 15. Map of St. Katherine Docks Conservation Area. Source: J)iscowr
London Docklands: A to Z I1/ustrated Guide, 17.



•

•

of the comprehensive plan, dealing equally with the various layers of regeneration, were

doomed to fail with the election of a Tory govemment in 1977, which had a strikingly

ditrerent agenda for Docklands.

The argument presented by right-wing political parties was that structured

planning had inhibited development and had had "a tendency towards over-designing and

too much planning in the inner cilies. "23 They believed this should be replaced by a

strateb'Y where the marketplace could be allowed to shape cilies within a flexible planning

framework. Against such a background of a nakedly political urban strate!,'Y, the key issue

for regenerating Docklands became its marketability: the transformation of an undesirable,

decaying area into a new vibrant core of London and a "desirable address" for potential

private investors and tenants. Il was not as much the physical transformation of Docklands

that was at stake, however, as much as the image and perception of the place.

Therefore, while advocating flexible planning policies, the development of

Docklands was, in reality, a strategic campaign to lure private money through marketing

techniques. This strategy focused on transforming the apparent disabilities of derelict and

inaccessible land into major assets for development, which shifted the emphasis from

planning to marketing and from design to opportunism. The creation of a marketable

image of Docklands revolved around two main mechanisms, each ofwhich played a

specific role in the success of the marketing campaign: the founding of the London

Docklands Development Corporation (LDDC) and the application of the Enterprise Zone

idea.

Like other Urban Development Corporations (UDC) throughout the United

Kingdom, the concept of the LDDC was to equip the redevelopment process with the

n Edwards. B. "Deconstructing the City." Planner: Jal/mala/the Royal Town l'/anning institllle. Vol.
79. No. 2. February 1993. 16-17. The use ofurban planning mechanisms such as land-use zoning and
aesthetie control were concei"ed by the Tory go"emmcnt as excess in"estmenl in the design of cilies. and
a cause 10 declinc. Thc poliO)' of "over-dcsign" was. thercfore. "restruetured" to fit politieal and economic
objectives. whose Icgislali"c and cxcculi"c powers wcre pro"idcd for by thc 1980 Local Governmcnt.
Planning and Land Act
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efficie;.: entreprenet:nal edge of the private sector and to reduce public expenditure

through the lu ring of private capitaP' Appointed and founded by the central govemment

in 1981, the goals and responsibi1ities of the LDDC focused on two fronts: land

management and infrastructure work. The first step was to take possession of as much

land as possible withir. the corporation's jurisdiction. That was partially achieved by lIsing

the substantial public funds allocated to the LDDC to buy land at low prices from public

bodies (such as the Port of London Authority, British Rail, British Gas, and local

bOloughs), and partially by acqlliring privately-owned parcels ofland through compulsory

purchase orders2S After procuring land, the LDDC went tû great lengths and further

expenditures to prepare the sites for development -- cleaning up environmental hazards,

strengthening river walls, in-filling docks, and relocating residents. The initial strategy was

to dispose of the land to interested private investors below market value simply to increase

the confidence of other private investors and to inject artificially an apparent demand for

1.:a1-estate, both of which would trigger further development.26

The second strategy of the LDDC was to overcome the poor accessibility of

Docklands, which presented itself as a main obstacle to development. Besides expensive

road building projects, two initial transport schemes were invested in: the Dockland Light

Railway (DLR) and the London City Airport or STOLPort (short-take-off and landing

airport) (fig. 4.5). The DLR linked the City (the historic business core of London) to the

Isle of Dogs and beyond to other sections of Docklands, while the London City Airport,

built in the Roy,,] Docks, was conceived to Iink London and Docklands to the rest of the

24 Hallon. B. "The Dcvelopment of London's Docklands: The Role of the Urban Dcvclopment
Corporation." Lolus In/ernational. No. 67. 1990,55-89.
2S Edwards. B. London Dockland" Urban Design in an ..Ige 0/Dereguia/wn (Boston: BUllerwonh
Heinmann: 1992),29. As Edwards explains, the LDDC was given the legal power to issue eompulsory
purehase orders whereby private owners were obliged to selltheir land in order to enable the LDDC to
assemble sufficientland to allow for and to facilitate large-scale developmenl.
26 Fainstein, S. 111e City Builders: Proper/y, Politics, & Planning in Londan and New York (London:
Blackwell Publishers. 1994). 194. This marketing strategy worked: while the LDDC barely broke cvell 011

ils land sales in the first stages, it compensatcd for the inilialloss of profits during the speculative boom of
the mid-1980s when land on the Isle of Dogs. for example. sold for 411 times its original value.
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Figure 4.5. Route ofDocklands Light Railway, and London City Airport. Source:
Discover London Dock/ands: A to Z Illustrated Guide, 128, 116.
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world. The completion and opening ofboth schemes in 1987 was more of a symbolic than

a physical achievement since transportation was seen by the LDDC as an ingenious

marketing tool to bridge both the physical and psychologieal distance between the City,

Docklands, and the rest of the world. The limited public funding for such massive

transportation and infrastructure building proved insufficient and remained a prime factor

in discouraging private investment and also in relocating residents, both ofwhich

contributed to a large extent to the failure of the Docklands development.

The second mechanism of market-Ied urbanism in Docklands, the Enterprise Zone,

revealed the fundamental orientation of the political campaign for urban regeneration 27 ln

London, the Enterprise Zone was established in 1982 and relentlessly promoted by the

LDDC. The Enterprise Zone was conceived to increase development through offering

developers financial incentives that would tempt them to invest in Docklands. As such, the

Enterprise Zone was understood as the opposite of a conservation area in the sense that

not only was development encouraged rather than constraiœd or prohibited, but it was

allY fonn or shape of such development! So within the allocated boundaries of the 8,000

square meter Enterprise Zone on the Isle of Dogs, and for a limited period often years,

developers were freed from the burdens of most planning and building regulations, and

largely exempted from paying property taxes.

Therefore, the master plan of Docklands, though not designed on paper, was

nevertheless plotted on financial graphs and based on economic speculations. On the one

hand, the LDDC, while epitomizing a laissez-faire urban policy and advocating market

27 Hatton. B. "The Dcvelopment of London's Docklands: The Role of the Urban Dcvclopment
Corporation." Lotus International. No. 67. 1990. 57. Hatton credits the invention of the Enterprisc Zone
concept to Professar Peter Hall. In the 1970s. through Ihe suspension of planning permissions. high lax
raIes. and locallaws, Hall's main intention was to provide a mcchanism to encourage new. small-scale
investment ventures, and not simply to give maneuvering room to large-scale private dcvelopers. 50. far
from Ihe original concept, the application of the Enlerprise Zone in Docklands \Vas manipulaled on
political grounds and uscd as a mcchanism for achicving minimal govemmental inlervention in privale
led developments.
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flexibility. was highly interventionist. On the other haild. the Enterprise Zone was nothing

but a magnet for private capital.

This market-led strate!,'y of urban regeneration in Docklands has received wide

criticism on various social. political. and economic grounds2 " However, in what concerns

the physicallandscape. the tensions and contradictions of market-oriented urban strategies

gcnerated an incoherent landscape in which architecture and urban design were

manipulated by the LDDC as marketing tools to lever maximum private investment and to

augment profit margins. The underlying theme of this criticism was trat the making of a

place in Docklands was largely overshadowed by the making of monel'.

Evidence ofthis marketing technique was the shift away !Tom conservation and

preservation as the safeguarding of architectural heritage and towards conservation as the

private accumulation ofwealth and prestige. Although the extent of preservation of the

surviving architectural heritage in Docklands was worthy of praise. it was mainly geared at

promoting tourism, and in the case of adaptive re-use, was focused on converting viable

structures into luxurious housing and commercial space for the gentrifiers (fig. 4.6).

Except for the remaining industrial relics of dock structures that ornament the landscape,

the architectural heritage of Docklands was robbed of its historical context and urban

memory. Il became just another marketable commodity.

At another level, despite the value placed by the LDDC on image-mi!king through

design and promotion, the resulting urban fabric has drawn widespread criticism not only

from urban designers and the general public, but !Tom the private investors themselves.

The absence ofany sort of design criteria within a planning framework, and the removal of

the cumbersome drawbacks of social and economic provision for the local population

became, ironically, more of a threat to developers than an advantage.

2" The other dimension of the criticism of Docklands pcnains to the spatial. cconomic. and political
exclusion of the Ioc.~l rcsidents from !he regeneration proccss. The socio-cconomic and political
contro\"ersies are discusscd in dctail in Sue Brownill's book cntitlcd Del'e/oping London's Dock/and.:
..r"olha (irenl Planning Disasler? (London: Paul Chapman Publishers. 1990).
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Figure 4.6. Riverside luxury housing with mooring rights on the docks. Source: rOI/don

Docklands: Past, Present and Future, 48.
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Firstly, in the name of flexibility, design issues such as scale, context, and zoning,

when 1eR unresolved, placed the private investments at various risks in a highly

competitive real-estate industry. With no regulatory authority, "undesirable" neighboring

developments couId, for example, not only cause physical obstruction to a view or access.

but more importantly, destroy the image of the development and eventually lead to the

devaluation of the property. Moreover, a second concem ofprivate investors was the lèar

of Docklands becoming an inaccessible island of over-development, simply because the

urban transformation had not been complemented by a sufficient provision of public

transportation, as promised by the LDDC.

The critique of private investors and developers marks the profound failure of the

Docklands urban experiment in so far as the marketing strate!,'Y was concerned. Hence, the

LDDC failed on its own premise; it failed to provide secure ground for private capital, and

it also fàiled to fulfill the social and economic responsibilities of regeneration toward the

revival of the local community.

Urban regeneration as understood in Docklands reflected a short-sighted and

short-term boost to an unstable form of development that fell apart just as fast as it had

blossomed a decade earlier. As far as its repercussions on the physical environment, the

reliance on the vagaries of market forces generated an uneven and piecemeal approach to

planning where the governing factor for development was the availability of financial

resources and not the local physical, social, or economic needs. This incremental approach

. ta place making was mainly responsible for the ad hoc quality of the urban environment.

The contrast between the first pre-1985 generation of developments and more recent ones

reveals a landscape ofjuxtaposed scales and uses characterized by illegibility between

monumental and domestic, old and new, private and public (fig. 4.7).

Moreover, the entrepreneurial spirit of Docklands development indirectly

promoted the storming of desi!,'ll talent to the scene. Since "good design" was defined by

the LDDC as architecture that sells buildings and places, a competitive cacophony of
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Figure 4.7. Docklands: A landscape ofju>.1aposed scales and uses. Sources: Discowr

London Dock/ands: A la Z Ifluslraled Guide, 55, and London Dock/ands: (lrhan
Design in an Age ofDeregu/ation, 43 .



• shapes and forros invaded Docklands (fig. 4.8). To encourage this inf1u); of design,

architectural competitions were announced to attract high-profile architects, which in tum

drew developers and investors. As such, the parameters ofthis "healthy design pluralism,"

according to the architectural critic Brian Edwards,

appear to have been shaped by a concem for security, corporate identity and
functionai anonymity, not visual coherence or civic "irtue... (which has resulted in)
a unique landscape offTagmentation and dislocation (with) islands ofdevelopment
insulated from each other by security fences, stretches of open water, and the
remnants of the old derelict docklands landscape. 29

Although individual buildings may have architectural merit in Docklands, urban

design did not give in as easily to market forces as did the aesthetics of buildings. Despite

the use of architectural competitions by the LDDC to raise the level of design, the strateb'Y

of deregulation and fTee planning resulted in the loss ofurbanity in Docklands, and

ultimately to the deconstruction of the city.

First and foremost, Docklands today is starved of public domain; there are no

religious buildings, schools, hospitals, town halls, urban parks, or ci";c squares. Open

spaces, which exist mostly within the semi-pnvate domain, are relegated to parking lots or

enclosed private courts. With the absence of public spaces and public uses, the gap

between the public and the private realm has thus increased. The docks remain as they

always have been: private commercial zones. Instead of the dock walls that once protected

merchandise and ships, walls of mirror glass "fortresses" guard the exclusive worlds of

residences and officesJO

Ai another level, just as the streets, or rather estate roads, fail to provide a unilYing

urban structure to Docklands, so too is there a loss of connection between the waterside

•

promenades. Even the River Thames has lost its role as the spine of the area. Il has been

converted into a world of private marinas and luxury riverside f1ats, an exclusive,

29 Edwards, B. "Deeonstructing the City." Planner: Jal/mal ofthe Royal Town Planning Instill/te. Vol.
79, No, 2. Fcbruar)' )993, 16,
,10 Broll'nill, S, /J,·,'e/oping London',l' !Jocklami<: ,'lnother Great Planning /JI.I'aster? (London: Paul
Chapman Publishing, (990), 1~6,
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Figure 4.8. The influx of design resulting in disjointedness. Source: London Dor:klands:

Urban Design in an Age ofDeregulalion, 25 .
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inaccessible damain to the local residents and to the general public (fig. 4.9). The inability

of the developments to address the street or the river and to coordinate transportation and

land use has further enhanced the illegibility of the urban environment. As a result of the

dominance of the architectural object over space and of the buildings dictating

infrastructure, and not vice versa, London Docklands suffers from urban sprawl.

Consequently, urban places are created largely as a by-product offragmented architectural

design, and hence lack a sense of order, hierarchy, and cohesion (fig. 4.10). The Iimits of

city making by architecture alone are ail too evident on the Isle ofDogs.

ln his article entitled "What City? A Plea for Place in the Public Realm,"

architectural critic Peter Buchanan refers to the Isle of Dogs, and more specifically to

Canary Wharf, as "a super-suburban business park. "JI Originally a peninsula formed by a

bend in the River Thames east of the City of London and cut offby a canal dating back to

the nineteenth century, the Isle of Dogs is today a peninsula mostly .::overed by the

Enterprise Zone and bristling with mirror glass, tubular steel, and Dutch gable roofs (fig.

4.11). At the heart of Docklands' speculative boom, the Isle ofDogs has become

synonymous with Canary Wharf, which dominates not only the skyline of London, but also

the criticism and the controversies ofmarket-Ied urbanism (fig. 4.12).

Developed by the Canadian firm of Olympia & York, Canary Wharfhas been

described by its promoters as the "Jewel of Docklands Crown," "London's Brightest

Beacon," and "Wallstreet on the Water."J2 The scale ofCanary Wharfdevelopment,

situated on nlore than a 1/4 square kilometer site (a third ofwhich is dedicated to open

space), is notorious: over one million square meters of office and commercial space in 24

buildings, a 400-bedroom hotel, and a 260-meter high centerpiece tower of No. 1 Canada

Place. Protected by the political and planning shield of the Enterprise Zone and financed

JI Buchauan. P. "What City'! A Pica for Place in the Public RcaIm." Architectural Rel'iew. Vol. 184. No.
1Ill!. No\"cmbcr 19~8. 38.
.U Thc history of the design. the dc\"clopment. and the financing of Canal)" Wharfarc describcd in detail
by SUs.1n Fainstein in the chapter entillcd "Crcating a new Address Il: Docklands" in The Ci(1' Huilders:
1''''I'L'rI,\'. l'olitics. & l'ianaill!! ill London ami Xew rork (London: Blackwell Publishers. 1994).
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Figure 4.9. The River Thames relegated to the domain ofprivate car parking. Source:

Discover London Docklar~!S: A 10 Z Illuslraled Guide, 57.
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Figure 4.10. An incoherent tO\\TIscape: The Jack ofcoordination between transportation
infrastructure and developrnent Source: London Docklands: Urban Design in an
Age ofDeregulation, 161 .
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Figure 4.11. The Isle ofDogs. Source: Discover London Dock/ands: A 10 Z ll/uslraled

Guide, back coyer.
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Figure 4.12. Canary Wharf and Heron Quays developments. Source: London Docklands:
Urban Design in an Age ofDeregulation, 67. Interior ofDocklands Light
Railway Station at Canary Wharf Source: Author.
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almost purely by foreign investment, Canary Wharftruly embodies the aspirations of

market-oriented planning. The transformative effect of Canary Wharf on subsequent

development is funher proof of the application of the speculative approach to planning

and design. After the completion of the first phase of Canary Wharf in 1991, the Isle of

Dogs soon evolved into an extension of sheer walls of glass c1adding of projects like

Harbour Exchange and South Quay Plaza that kept with the scale and imagery of Canary

Wharf

Behind ail the glory and impressive mass, Canary Wharf remains a miniature

manifestation of the failure of the Docklands development. The story of the downfàll of

Canary Wharf, the anti-c1imax of the speculative boom of the 1980s, may be attributed to

two main factors: the failure of marketing skills to generate demand in an era of economic

recession and the lack of adequate transponation networks. Both these aspects limited the

project's appeal and that of the whole Docklands to both investors and tenants. lronical1y,

Canary Wharfwas one of the few developments on the Isle of Dogs accompanied by a

master plan. Designed by the American firm of Skidmore, Owing, and Merrill, it was

based on American Beaux-Ans principles of massing and layout such as strict geometry,

formai axes, and defined open spaces (fig. 4.13).33 Within the spatial and elevational

restraints of the master plan, the employment ofvarious architects such as Cesar Pelli and

1 :\1. Pei to design the 24 separate blocks was a strateb'Y to bring a degree ofindividuality

to the development. To ensure conformity to the plan, design guidelines were prepared by

the LDDC and prescribe colonnades, arcades, counyards, setbacks, materials, and street

wall aniculation for the projects. Despite effons to produce a viable urban environment,

Canary Wharf development l'ails to exploit the elements of architectural diversity which

characterizes the rich pluralism of Docklands. Instead,

33 Buchanan, P. "What City'? A PIca for Place in the Public Rcalm." Architectura/I/el'iew. Vol. IK4. No.
1101, Novembcr 1988.38-39. Edwards. B. London /Jock/and,',' (jrhon /Je"'Kn in o/l..lKe oj'DereKII/a/lI'"
(Boston: BUllerworth-Heinemann. 1992). 67-76.

79



•

.......
-~-,-_.
..;J_.,
~

w_..-_.

-- .- -......~-._-._.---.f__
N __

-

ç.,_S<o_-._- --..~- ~
U __

"'--- .~n __ .~

..__e-.....-
-~- .....'.-
'- 2.010'_

~ ...... ~U_.- -N' - - .- .,....,- .......-- N_ - ..-- .- - .- -~. 'N__. ..- NN .-- ..- - -- ..- - ._- __01'" .....-N' N'_- '"-
~N_ -- U ••_

•

.~-..-.-----

Fib'Ure 4.13. Skidmore. Owing and Merr":: master plan for Canary \Vharf, 1986. Source:
Discover London Docklamis: A 10 Z Illuslraled Guide, 49. An artist's impression
ofthe project from the west. Source: London Docklamis: Pasto Present ami
FUlure. 45.
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the architecture oftechnological advance and of the telecommunications
revolution has produced a collection of buildings at Canary \Vharf as
undistinguished as the glass gridded boxes of corporate wealth the world over..'"

At the urban level, like other projec!.; in Docklands, Canary Wharf remains a

disconnected, individualistic development with little connection to its urban co"texl. ln the

open spaces, civic interests are protected and controlled by private developers, which

bnngs into question the public dimension of such areas.

Moreover, like the rest of the Docklands urban experimem, Canary Wh~rl's main

weakness was its total dependence on the ebb and flow of the market place, and even

worse, on the personal economic empire of the Reichman family..'5 The downtàll of the

empire of Olympia & York, beginning in the late 1980s, allegedly the world's "Iargest

property company" at the time, further indicates the limits ofutilizinl; mostly private

means to achieve public ends.;6

Perhaps the bigge~t failure of Docklands development has been in the definition of

regeneration. The belated realization of developers in the early 19905 that their 10ng-term

profits required a socially and economically healthy local community within a viable

physical environment led to the re-evaluation of the market-Ied urban strategy. The iate

1980s and early 1990s have thus been stamped by an effort to "re-urbanize" Docklands

3" Edwar~s, B. London Dock/ands: Urhan Design in an .. Ige ofDeregu/ation (Boston' BUllerworth
Heinemann, 1992), 72.
35 The story of the Rcichman family within the Icgaey of the risc and fall of Olympia & York is discllssed
by Susan F"instein in 71,e City Bui/ders: Prop": 'y, Po/ilics, & Planning in I.O/ulon OIul New York
(London: Blackwell Publishers, 1994),201-207. Newman, K. "Toweringly Infernal." 1':1": De.l'lgn 1/1

IJusiness and Society. No. 29, February 1996. 28-30. Four years aller it was describcd as "a severe
embarrassment for private-seelor cconomics" and as "one of the lar!;':;l rcal-eslale company failures ever."
Canary Wharftoday remains a reflcclion of the fluctuatir.~ cconomies nt play in the urban laudscapc.
Under the leadership of the Canadian entrepreneur Paul Reiehman ofOlympia & York. a consortiulIJ of
North Ameriean, Swiss. and Middle Eastern investOls baught Canary Wharfat the end of 19')5. and
reinstated its potenlial in rejuvenating Docklands' image and reputalion as a distinctive business district.
36Brownill. S. Del'eloping London's Dock/and... ..Inolher Great Planning Disaster.' (London: Paul
Chapman Publishing. 1990).
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and to recognize and reinvest in the local social and economic dimensions of

regeneration.37

After a decade of work, the LDDC has established political and economic

credibility and the priorities of the first years have shifted ITom simply stimulating

development to actually L'OII/rol/illg il. The revised objectives and strategies of the LDDC

are steadily moving, at least as far policies are concemed, toward a commitment to urban

design. On the Isle of Dogs, the LDOC has mandated urban design layouts and guidelines

for larger developments, such as for Heron Quays, of the type that Skidmore, Owing, and

Merrill had devised for Canary Wharf3. However, the so-called master plans are confined

to the limits of the site and remain, as in Canary Wharf, oblivious to their contexl. Major

streets are still conceived ~s access roads and as land dividers, and the lack of

correspondence between the developments and the transportation system is still aIl too

evidenl.

Whether the imposition ofa master plan to bring forced legibility where ambiguity

and chaos presently reign will succeed in reversing the trends of urban deconstruction in

the Isle of Dogs remains questionable. The rediscovery of the urban in Docklands depends

on reforrnulating the ITamework and the political agenda of regeneration, and not only on

the stitching together of the spaces created by private developers.

Nevertheless, a glimpse of hope is emerging in the development of the Royal

Docks. The involvement of Richard Rogers Partnership, commissioned to master plan the

area, has brought sorne sense ofurbanity to the Royal Docks (fig. 4.14).39 Designed for

the developer Stanhope, the retai! and business park includes a marina, a scie.1ce park,

.\7 The ramifications of the reviscd strategy to place emphasis on social regeneralion arc examined by
Susan Brownill in De\'eloping Loncion's Docklamls: Allother Great Planning Disaster? (London: Paul
Chapman Publishing. 1990). Besides the setling up of a new Community Services Division in 1988. the
LDDC has deviscd lhe "planning gain" strategy whereby privale developers are obliged to provide on- or
olT-site community facilities in compensation for financial incentives. However. Brownill argues that these
and similar strategies are only .k;n decp and are bcing manipulated to ensure the profits al any priee.
3. Bnchanan. P. "Quays to Design." Architectural Re\'iell·. Vol. 185. No. 1106. April 1989. 40.
39 Buchanan. P. "Quays 10 Design." Architectural Re'·iell'. Vol. 185. No. 1106. April 1989. 38-14.
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Figure 4.14. Royal Albert Dock: Plan and mode! of the master scheme ofa commercial
and business park designed by Richard Rogers Partnership, 1989. Sources: l.ondon
Docklands: Pœ:1 Presel1l andfUlure, 54, and London Docklands: Urban Design in
an Age ofDeregulalion, 128.
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residences, and a giant shopping centre4 " The buildings have yet not emerged, but at least

a dear framework of urban structure -- a loose network of roads, bridges, and landscaping

-- based on an optimal infrastructure system independent of land use is in place.41

FurthermOi e, to avoid piecemeal development as in the Isle of Dogs, the LDDC and

Richard Rogers Partnership have agreed that land should only be sold in large parcels so

that the corresponding developments would have an inherent degree of urbanity. The

stakes are high in the Royal Docks. The development of this area which is nearly as large

as the whole Docklands is the LDDC's last chance to prove ilself capable ofbuilding a true

city.41

Despite ail efforts to transform Docklands into a worldly address, today's urban

landscape remains a hostile and inaccessible world, not 50 different trom its predecessor of

the 1960s: a socially and economically segregated world, physically and psychologically

isolated from the rest of London (fig. 4.\5). According to Colin Davies, "the change is

largely imaginary. Il is a matter of perception, of dreams and images, and of confidence.

Docklands, Iike the stock market, is a state of mind. "43 But a state of mind alone in

London Docklands has proved impotent to give birth to a city!

Many of the issues raised by the Dockland urban experiment conceming the

strategies and ramifications of market-oriented urban regeneration are notlimited in time

and space. By replacing a few names, a few figures, a few images and plans, the analysis

and criticism could apply to many other cities. ln the light of the controversies raised by

40 Edwards. B. London Dock/ands: ['rhan Design in an ,·Ige ofDeregu/alion (Boston: Buttemonh
Heinmann. 1992). 128.
41 Edwards. B. London Dock/ands: L'rhan Design in an ..Ige ofDeregu/alion (Boston: Buttenmnh
Heinmann. 1992). 163.
·11 Fainstein. S. 111e Ci(I'13ui/clers: l'roper(l', l'olilics & l'/anning in London and New l'ork (London:
Blackwell Publishers. 1994 >. 210-211. In discussing alternative possibilities to the market-Ied urban
str.llegy in Docklands. Fainslein draws comparison ta La Defense in Paris which represents a more
successful example ofemploying private investrnent for urban regeneration bath in terrns of physical forrn
:md polie)' mechanisms. Having flrst developcd the infraslructure and public transponalion nelWork. the
French public corpc:ation manipulaled bylaws ta reinforee its urban strategy indepcndent of lhe
nuctnation of the rc:,I-estale market.
43 Da\'ies. C. "Ad Hoc in the Docks." ..lrchi/ecll/ra/ Re"ie\\'. Vol. 181, No. l'·~(). February 1987.31,
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Figure 4.15. The main features ofmarket-Ied urbanism in the Docklands development:

The dominance ofprivate transportation and of fortified private developments, and
the resulting lack of urbanity. Source: London Dockland~: Urban Design in an
Age ofDeregu/alion, 169.



•

•

Docklands. it is no wonder that the postwar reconstruction of Beirut has been described as

the "Middle-Eastern version of Canary Wharf," and the assimilation is not only visual. as is

c1carly manifcsted in the rramework of the rebuilding process ofBeirut. .... The private

acquisition and consumption of space that proved disastrous in Docklands has proved

again incapable ofgenerating a viable urban environment in Beirut as depicted 50 far in the

economically-inspired urban imagery on paper.

•• Stc\\:!n. A. "Hcalillg the Wound." Bui/dlng. Vol. 256. No. 51. Dccembcr 201991. l-l.
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CONCLllSION

ln conclusion, urban planning is not only about comprehensive design or utopian

visions. Nor is planningjust about marketing. Planning is about the management ofan

inherited and a future world. However, without forethought and toresight, and driven

solely by a profit motive, the regeneration of any built environment is destined to làil.

Post-W.W.1l European cities stand witness today to the most extensive

experimentation in urban management and recovery. More than hall' a century after the

war, the case against total erasure, on the one hand, and against complete restoration and

duplication on the other (which marked the extreme poles ofpost-W.W.ll reconstruction

theory and practice) demonstrate the need for a search for a new agenda lor

reconstruction on the eve of the twenty-lirst century. This remains the challenge oflùture

generations with an eye on the past and a vision toward the future.

As a contemporary model of postwar rebuiIding, Beirut constitutes a chapter in the

history of urban reconstruction in the twentieth century which traces an aberration l'rom

rebuilding strategies in Europe after World War II. The reconstruction of Beirut

represents fundamental shifts !Tom public to private, and !Tom exploiting war damage as a

catalyst lor rebuilding to instigating postwar demolition as its strateh'Y. The former has led

to the embracing of market-Ied urbanism, and the latter to the destruction of the cultural

heritage and urban memory of Beirut.

ln the light of the London Docklands experiment, the postwar urban

reconstruction or rather deconstruction of Beirut is suffering today l'rom the same myth of

market-Ied urbanism and de1usions of speculation. As such, the economically-inspircd

urban imagery of the future Beirut, as promoted by its advocates and although still ink on

paper, has the great potentialto lead to the destruction of the city. Against such a

background, Oussama Kabbani has called for a "culture of reconstruction" in Beirut, a cry

for the re-integration of tolerance, dialogue, and acceptance within a flexible planning
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framework geared at accommodating private and public concerns eqllal/y, 1 It is a cry that

cmbodies the desperate allempt to re-consider and redirect the rebuilding of Beiru!.

However, it is cIear that the deficiencies in the rebuilding of Beirut are compounded bya

more general and more critical crisis in the planning for reconstruction and the

management of urban change, Intervention in the reconstruction of Beirut is crucial; two

dimensional images and plans can still be edited with a mere re-evaluation of priorities and

strategies, There is no necd to lament the past and its memories, The work is in the

present and for the future,

Finally, there have been 250 armed conflicts since the end of the Second World

War, about 40 ofwhich are currently raging2 As the map of destruction broadens, the

need to research and discuss postwar reconstruction is pressing, National and international

efforts in the latest ofwar-inflicted areas, the former Yugoslavia, for the protection of

historic monuments and cultural treasures during the destruction ofwar are exemplary of a

trend toward the protection ofworid heritage at large at thefi/l de siècle," While such

preventive efforts are theoretically plausible, at the end of the day, the mercy of the

assailants alone determines whether the historic herilage will be spared during armed

conllic!. Tragically, however, the disaster ofwar (and the effects of colonization and

tourism) in many countries, especially in the Middle East, has been followed by a disaster

of reconstruction and development.4 This is mostly due to the misconception, and even the

1Kabbani, 0, "The Reconstruction of Bcirul", Pro"pec/slor Lebanon (Oxford: Centre for Lebanese
Studies, 1'J92), 6~, Ailhough previously a critique oflhe frarnework and plan for reconstruclion, Kabbani
is loday a prorninent planner with Solidere,
l Cuuliffe, R. "Rebuilding War-lom Structures," ..Irchi/ec/s' Journal, Vol. l'J'J, No, 13, March 30 1'J'J~,

:l~,

J Chaslin. F, "Sarajevo-Ghetto: Une Ville Soigneusernem Tonuree," ..Irchitecture d~,lujourd'hui, No, 2'JO.
Decembcr l'J'J:l. ~-5, Measures for the prolection lhe built heritage in Sarajevo included. for example. the
postiug ofbltle and white nags on historic monurnems to rernind the assailams lhallhcy should respccl
the Uuiled Nations Educaliona!. Scientific and Cultural Organil.ation's (UNESCO) Convenlions of La
Hague ( l'J5~), Amsterdam. Helsinki and other places. which callcd for the global prolection ofcultural
heriwge lhrcntcncd by anned connic!. For n more detnilcd nccoum of UNESCO's mnndatc nnd
<:OI1\'eulions for lhe protection ofcultural propeny', refer 10 Dubrovnik 1991-1992 (UNESCO, 1'J'J3). 10
II.
4 Uni"ersity' of York, Inslilute of Advnnced Architectural Studies (loAAS), Posl-War Reconstruction nnd
Deœlopmem Unit (PRDU), I/el'il'OI, Issue 1. July l'J'J~, 2,
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obsession of equating change with progress which has had disastrous consequences on the

social, economic, political, and physical fabric of countries the world over.

Therefore, just as a legal mandate has been developed by the United Nations

Educational, Scientific and Cultural Organization (UNESCO) tor the protection ofworld

heritage during war which binds the member parties (at least on paper), the prevention of

the destruction of cultural heritage and urban memory lI'ilhill a postwar reconstruction

framework should be cultivated. Unfortunately, a growing number of scholars,

professionals, and citizens agree that "the uncontrolled erosion ofpeacetime construction

threatens to wreak as much damage on the cities of the world as did the mindless violence

of war. "5

Hence, war and reconstruction are very similar. Both emerge from a desire to

evoke and to implement change. Both are human inventions and interventions, and when

abused, they destroy the city. This paradox is embodied in the slogans scallered in the

landscape of ruin which declare "Beirut: The Ancient City of the Future." However, at the

eve of the twentieth century, it is the erasure of the past and the speculation about the

future that scar the urban existence of Beirul.

5 Fitch. lM. lIistorie Pri'st'r\'Clliun: Curc.'nrial.\/anagement ofthl! /Juill World (Nc\\' York: McGraw
Hill. 1982. Charlollesville: University Press of Virginia. 1990). 375.
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