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PROBLEM DEFINITION 
AND AIM OF THE PROJECT 

THE RECONSTRUCTION DOCTRINE
The collective perception created by media associates 
contemporary wars with the images of exploding houses 
in Beirut, the bombed-out inner city of Sarajevo and 
Damascus, Baghdad and Kabul amenities flames in 
fire. Today’s wars are fought primarily in and over 
cities, controlling the cities means controlling the 
country in the means of government, economy and 
cultural trades. Because of these reason cities has 
become an international concern for (post)-war re-
construction. The international communities impor-
tance with regard to local conflict resolution has 
increased considerably in recent years, it makes 
contribution not only to resolving the conflicts 
and security issues, but also shifts the political, 
social and cultural rationality and thus in-
stitutions of it. (Hackenbroich,2010).

The impact of political and managerial shifts on cit-
ies current and future development is immeasurable; 
the destiny of every (post)-war city lies in hands 
of official authorities, which consist of national and 
international agencies, and non-official forces. The 
implication and imposition of models and rules from 
different rationality and reality of official and non-offi-
cial forces creates contradictory and unwanted condi-
tions for the urban realm and how these cities are 
being managed. 

The reconstruction doctrine for a city and thus for an 
urban life in a (post)-conflict situation must necessar-
ily adapt to the specifics of the respective location. 
Most reconstruction programs aim to establish new 
forms of “good governance”, yet these programs with 
help of donor countries who mostly copy their own 
political structures without embedding it to the local 
political, cultural and economy. 
The need to contextualize planning in critical situa-
tions, and adjust planning targets in the light of the 

local situation is therefore all the more demanding. 
Political, social and economic circumstances must be 
taken into account. (Calogero, 2011)

THE SPECIFIC CASE OF KABUL
To clarify the relationship between clashing regimes/
polcies and the growth of different level of exacer-
bation (social-spatial conditions) the specific case of 
Kabul is taken as example for this graduation project. 
Kabul has been in war for almost 36 years now. 
The city has been suffering from numerous waves of 
contrary regimes, planning doctrines, clashing political 
policies and impositions of various economic, social 
and urban planning models, which creates tension 
between institution and people who are running these 
clashing policies. 
In last three decades the city has been dealing 
with at most opposed regimes.  In 1979 the Rus-
sian invaded Afghanistan and thus Kabul, and so 
they imposed Marxism doctrine upon  the city. 
Until 1991 the city had been handling its urban 
development through this mechanism sat up by the 
Russians and their political agendas. After 1991 
until 2001 two regimes had been governing Kabul, 
under one overarching ideology based on Sharia law, 
with Taliban being most extreme of the two regimes. 
In November 2001 after the fall of the Taliban, the 
international initiated reconstruction programme for 
Afghanistan has been launched.  In its minimalist 
version the aim was to eliminate “terrorists” recon-
struct the state and kick start the economy through 
neoliberal political agendas.  The objectives were 
conceptualised as a social-spatial engineering project, 
without understanding the underlying conditions and 
mechanisms of indigenous social, tribal and spatial 
forces. The objectives and aims put by the inter-
national assistance generated enormous expectations 
that could not have fulfilled under the best circum-
stances (source). 
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CONTEMPORARY KABUL CITY
Since 2001 around 6 million Afghans have returned 
from Iran and Pakistan, who have chosen to move to 
the large cities of Afghanistan, particularly Kabul. The 
massive waves of returnees and inflows of social-eco-
nomic migrants have made Kabul the fastest growing 
city in the world, which creates various problems for 
the city to deal with (Feenstra, 2010). 
The formal sector ( the government ) and interna-
tional assistance, which also suffers from intergov-
ernmental conflicts and corruption, are not able to 
provide the migrants and the inhabitants of Kabul 
with basic needs, such as adequate shelter, urban 
utilities, security of land tenure and water supply, the 
big Warlords are fulfilling this need for their own area 
and thereby seizing more power and support from 
the local people (Schetter et al, 2007). 
However there are many agencies working on range 
of upgrading initiatives on urban conditions, in order 
to improve living conditions in the city as whole and 
illegal settlements in especial. This initiative varies 
from small acupunctural insertions to expansive road 
and sewage improvements. But there are no best 
practices done on urban planning level, which is giv-
ing answer to the major problems of the current city.

RESPONSE OF THE AUTHORITIES
In response to this, the authorities are intending to 
plan a new city in Deh Sabz valley, a half an hour 
ride from Kabul city centre, in order to absorb the 
new and future migrants to the city. 
The new city of Kabul is not a satellite town of the 
existing one, but a new city that will provide housing 
for almost 3 million people. The intensions were to 
start the construction of New Kabul city in 2010, but 
until now there is no sign of construction.

PROBLEM DEFINITION
The hypothesis of the design project is that the new 
city of Kabul will delay until 2030. Meanwhile the 
rapid pace of urbanization in Kabul will be one of 
the mean features of the city, Population of Kabul 
will surpass 7.5 million inhabitants by 2030, while 
the city is planned for 2 million people, at its most 
comprehensive scenario. (RECS & Yec, J.V, 2010)
Even under these circumstances, the city authorities 

are eager to direct the city development through old 
master plan of 1978. Kabul does not have much 
experience in addressing large-scale urban planning 
issues, since it has been a largely rural society. The 
city authorities do not know how to deal with these 
highly complex problems created during 30 years of 
war, but to address it with the well-known Master 
plan of 1978. By implementing the master plan, more 
than 80% of dwelling in Kabul will be demolished in 
order to formalize the dwellings. 
The other major problems, which are generated by 
waves of clashing rationalities, wars, rapid population 
growth, weak governance and environmental degrada-
tion; will be discussed in the following chapters.  

U Z B E K I S TA N   

TA J I K I S TA N  
T U R K M E N I S TA N  

P a k i s t a n  

 

Foreign assistance in 
policy and urban planning

Returnees from 
Pakistan

IDP from Kandahar

FIGURE 1
CONTEMPORARY KABUL
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the city development more comprehensible for the 
authorities, private stakeholders and public agencies . 
The proposal of strategic site has been chosen as 
potential act in the framework of new regime; the 
new regime of neoliberal Karzai is promoting mar-
ketization, which works in contradictory with outdated 
Master plan of Kabul.  The warlords, who were 
acting each as separate government institution dur-
ing the wartime of 1992-1996 and therefore were 
maintaining their own territory with civil projects, 
are currently involved with several urban projects in 
Kabul, acting as urban planner and still maintaining 
their own territory. These initiated urban projects by 
warlords and private sector are mostly gated or in 
contrast with master planning of 1978. 
The proposal of this graduation project is to develop 
sites in cooperation with public private partnership, 
in order to engage all the stakeholders even the 
warlords, who are already initiating several urban 
projects.

Within this project all the strategic sites are mapped 
and are given a hierarchy and phasing sequence 
to develop according to the parameters designed to 
choose the most strategic site.  The parameters are 
designed and derived from the analysis of the city. 
 

 

AIM OF THE GRADUATION PROJECT
Based on the spatial analysis, on literature reviews 
and in-depth interviews, it becomes clear that Kabul 
should tackle its problems not only by small acu-
punctural and upgradation interventions, but rather 
with good collaboration of all the stakeholders when 
developing a site. Due to the change of regimes 
and contradictory policies and urban planning tools, it 
seems also the best solution in order to benefit from 
the current regime. Within this context the general 
objective of this design project is to develop strategy 
and instruments for strategic site, with high potentials 
in order to tackle more than one issue.

Furthermore, the developing initiatives should not be 
undertaken in isolation, but instead should be an 
integral part of a larger urban vision. 
Linking the development of the strategic sites with 
larger urban development project and environmental 
issues such as water shortage cannot be provided 
only by the government institutions, there is greater 
funding needed.  Each project on the city level as 
well as on ‘site’ level needs the collaboration of im-
portant actors and different warlords in some cases 
in order to increase the scale and the impact of the 
project as well as its feasibility.  

The development and planning framework should pro-
vide rules and oppertunities for all stakeholders, in 
order to take an active part in the decision making 
process. This cooperation platform could be sit up in 
the spirit of new cooperation platform between public 
and private stakeholders for the new city of Kabul.
Urban designers will fulfil the task of giving variation 
of designs for each site, whereas at the same time 
giving answer to social spatial characteristics of the 
site and its surroundings. This graduation project will 
propose a spatial proposal for a strategic site and 
its surroundings.  

PROJECT FRAMEWORK
This graduation project aims to develop strategies 
for the current situation until 2030, in order to make 
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METHODOLOGY 

LACK OF DATA
Lack of spatial, social and economic data affects 
planning. Up to 70% or 80% depending on source 
urban dwellers in Kabul are residents of illegal settle-
ment; there is almost no data about these dwellers. 
Also substantial amount of land has been grabbed 
by the powerful warlords, which municipal had other 
ideas for it. The question is; which aspects are taken 
into account, when a plan for the city is developed? 
If the Master Planning does not address the major-
ity of population (illegal settlements) needs and the 
current development of the city, what does Master 
planning do incorporate?
The goal of this graduation project is to have an 
understanding of how Kabul city is developed in light 
of the constantly changing regimes and policies and 
ever growing power of warlords involved with urban 
planning, in order to be able to give suitable solu-
tions for urban development of Kabul city the follow-
ing method has been conducted to gain information.

METHODS
There have been three primary methods in which the 
data is collected for this graduation project. 
First, there has been extensive literature study in or-
der to understand the underlying mechanism of Kabul 
city development through the history. The different 
aspects of policy and urban planning in Kabul are 
explained in various papers, prepared by (non)-gov-
ernmental and foreign donor institutions.  Neglect-
ing this theoretical aspects and data about policies, 
indigenous culture, history and foreign involvement, 
would have seriously limit the scope of this research 
project. 
The second method of data collection has been 
through in-depth interview which I have conducted 
of people who are living in Kabul or professionally 
have worked in the field of urban planning and policy 

making. After completing the interviews, which can 
be found in the appendix of this graduation project, 
I mapped the information which is concluded in the 
analysis. This has given me insight about urban 
planning in Kabul and how the various stakeholders 
are involved with urban planning. 
The third method of data collection has been through 
spatial analysis. Satellite picture of Google earth has 
provided the main tool for maps information. Kabul’s 
has few maps of very low quality and mostly out-
dated or wrong if you compare it with Google map. 
Google maps has revealed a great amount of infor-
mation about infrastructural networks, density of plots 
and insight how the informal networks are organised 
since it is not mapped at all. Every single road from 
google maps are drawn in the AutoCAD and sub-
sequently in Adobe illustrator, in order to  put them 
in several layers which can reveal different aspects 
of the city. 
The spatial analysis which is used to identify the city 
networks, road hierarchy and spatial form, are also 
used for analytical drawings derived from theoretical 
papers and in-depth interviews. 
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RESEARCH QUESTIONS
In order to investigate how a development corporation 
with authority and other stakeholders involved with 
urban planning, the following main research question 
will be addressed in this graduation project.
 
How to develop strategy and instrument for strategic 
‘site development’ with potential for creating impacts 
with multiplicator effects, in the framework of inte-
grated and sustainable development. 

A series of sub-research questions has been devel-
oped in order to elaborate on the main research 
question. 
 - How to define and develop key locations in the 
city of Kabul, which are today underused or not used 
at their high potentials?
 - How to propose the creation of a development 
corporation oriented to site development?
 - How to propose instruments to develop cross 
subsidies through implementing PPP between national 
, municipal and private sector?
 - What kind of programme and spatial configuration 
addresses the different demands of the stakeholders 
and site characteristics?
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IMPORTANT MOMENTS IN HISTORY
Afghanistan once at the center of the world’s rich-
est pathways to prosperity and civilization, has now 
become one of the poorest and under developed 
countries. 
The historic and geopolitical role was well established 
over two thousand years ago. Afghanistan was then 
at the center of the global exchange of ideas, art 
and culture, and of longdistance trade, as it was 
located between china and India in the East and 
Europe in the West. The flow of trade, techniques, 
tools and innovations along the legendary Silk Road, 
allowed the growth of the great cities of Central 
Asia, enabling them to spread their influence far 
beyond the region. (Aziz, 2006) 

And still important cities back then were partialy ruled 
by tribal leaders. 
Traditionaly gatherings of the tribal leaders, loya Jir-
ga, were called to decide on matters. In 1747, a 
Loya Jirga declared Ahmad Sha’s Duranni to be their 
Amir (ruler). All the other rulers after Ahmad Sha 
were descended from the same family. 

18th century was the glorous times of Afghanistan, 
the tribal leader conquered areas as far as tibet. 
But in the 19th century, Afghanistan become the 
main barrier/border between two world powers Russia 
and Great Britten. 
Both of the countries were conquering contries in the 
world, Russia was conquering areas of Bokhara and 
Tashkent, Northern part of Afghanistan. This alarmed 
the British, that any further move could be targeted 
on India. 
Before the Russian army, the Brithish troops con-
quered Kabul and other major cities. But their 
heavy handed rule resulted in a popular upris-
ing by the people which resulted in the massa-
cre of the entire Brithish army of 15.000 men.
Second time The Brithish army again conquered 
the major cities to regain positions in the region. 
They subsequently withdraw, but not before they set 
up a puppet ruler and forced the country to hand 
over control of its foreign affairs to Britain. In 1918 
Afghanistan regain their independence. (de Planhol, 
2010)

HISTORY OF FOREIGN ASSISTANCE
During the cold war of 20th centry, Afghanistan be-
came once again a country where seizing powers 
became important for two world powers America and 
Russia. The two countries were busy to gain influ-
ence in less developed nations through economic and 
assistance means. 
The super powers built the well-known ring road of 
Afghanistan, which connects the major cities of Af-
ghanistan, in order to make their invasion path clear 
and paved. The main difference between the Soviet 
and American construction programs went beyond 
quality, but rather to orientation.  (Schubert, 2009)

The American constructed roads ran more or less 
East-West and linked Afghanistan to Iran and Paki-
stan ( at the time allies of U.S). Soviet roads went 
generally North to south and connected to railheads 
of their borders. In this sense Afghanistan has been 
a sandwich between the world powers. 
Many observers understood the military potential of 
the new highway network provided by the competing 
superpowers.  
After Soviet armed force invasion in December 1979, 
Afghanistan became the focus of worldwide attention.
This invasion mostly provided by the country’s paved 
network, constructed by the same competative world 
powers (Schubert, 2009)

C HU Z B E K I S TA N   

TA J I K I S TA N  
T U R K M E N I S TA N  

P a k i s t a n  

N  In 1965 the Americas finished the 
roads between Kandahar and Kabul.
 
In 1967 the completed the road 
Herat and Islam Qala (Iranian 
border). 

In 1964 Soviet assistance completed a road linking 
Jabalossara with Dusti on the soviet border. This road goes 
through an altitude of over 3300 meter above sea level 
and having various tunnel, including the notorious 1.7 km 
Salang tunnel. 

In 1965 the soviets finished the road between Jabalossara 
and Kabul and also linking the highway with Soviet 
boreder twon of Kushka with Kandahar.
  
By 1971 the Soviets had also built a road extending from 
Polkhumri through Maz-i-Sharif to shiberghan.

FIGURE 3
HISTORY OF 

FOREIGN ASSISTANCE
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INTRODUCTION OF MASTER PLANS
After occupation of Afghanistan by Soviet army in 
1979, the aid assitance were not limited to infrastruc-
ture, but also large scale urban development were 
also assist with their doctrine. Most urban renewal 
projects were carried out within the framework of 
strongly centralized organizations. Municipals were 
required to implement urban plans that had been 
drawn under the supervision of the central author-
ities in Kabul. These Master plans drawn far from 
the local realities in Kabul with the help of foreign 
architects, from the Soviet Union and Afghans trained 
abroad, came to be dominated by foreign cultural 
models. (Grotzbach, 2011)
For this reasons the new cities often appears to 
be alien architectural elements within the tradition-
al settlement landscape. Regullar ground plans and 
buildings of concrete ; new types of houses and 
spacious streets, squares and parks, for which there 
is no water system design, are among the foreign 
imposed elements. (Grotzbach, 2011)   

Almost all Afghan cities were developed within the 
same policy until 1991, which are located on the 
ringroad of Afghanistan. The other cities and villages 
outside of the ringroad, were developed with indoge-
nous and customary laws. These villages, which were 
hostile toward the pro Russian central government, 
were funded by the USA.

EMERGENCE OF WARLORDS 
The rural areas which were and still are treated in 
isolation from the government control, the tribes have 
been competing for control. For example in Kandhar, 
Southern Afghanistan, two Pashtun tribes, the Duranni 
and Ghilzai, which are made of several tribes, have 
been competing for control of the region. 
The way some tribes seize power over the other 
is by landowning and managing to seize economic 
resource and thereby having control of the deci-
sion-making processes and  have links with foreign 
aid providers, while ordinary tirbesmen ends up as 
their clients. ( Schetter et al., 2007)

These areas, which are isolated from the ring road, 
have been under control of  one or several tribes. 
These powerful tribesmen, who are sometimes ref-
ered as warlords, have been maintaining their own 

private militias. In order to sustain their power, these 
influential people are also involved in major  busi-
nesses, collecting aid,  investments in landownership 
and fighting against the central government.

Mojahedin who were funded by USA took over the 
administration of the country in April 1992, after 
heavy fight with the central government. The different 
factions of Mojahedin could not agree on coalition, 
as result the mojahedin factions and warlords were 
fighting each other for power, while governing and 
maintaining their own terretory.(Giustozzi, 2009)
 
During Taliban regime the country has been stand 
still in time in terms of civil projects.
After the fall of Taliban the U.S program of assis-
tance aims to stabilize and strengthen the Afghan 
economic, social, political and security environment of 
the country and the bigger region.

CURRENT GOVERNMENT COALITION
When the coalition started looking for suitable mem-
bers of the new post/Taleban government , the most 
obvious candidates were the members of the tribal 
aristocracy, who had managed to survive, and influ-
ential members of different factions and warlords in 
Afghanistan. The most obvious example of this the 
presence of several warlords, or their associates, 
within the central governement itself. 
Out of 27 ministers in early 2004, four were 

0 110 220 kilometers

0 68 130 miles

Government controlled areas 1989

Harakat-i-inqilab-i-islami

Harakat-i-Islami

Hizbi Islami (gulbuddin)
Hizbi Islami (Yunus Khalis)
Islamic Union

Jabha-i Najat-i-Milli Afghanistan

Jamiat-i-Islami
Mahaz-i-Milli-Islami
Sazman-i-Nasr
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warlords or militia leaders (M. Qasim Fahim, Mo-
hammad mohaqiq, Sayyed Hussain Anwari, Gul Agha 
Shirzai) and at least three more and out 32 gov-
ernors appointed in 2002, at least 20 were former 
commanders and warlords of the civil war period 
(Suhrke, 2007).
Most of these so called warlord are embedded in 
social-economic contexts and arepart of interpersonal 
networks.

FOREIGN ASSISTANCE AFTER 9/11
The new assistance period started after the defeat 
of Taliban in 2001, the international community are 
acknowledged to help and transform Afghanistan into 
a stable state. 
Since 2002 Afghanistan has turned out to be one 
of the major countries in the agenda of development 
partners, and the biggest recipient of foreign aid 
money. The international community has pledged 90 
billion US dollar as aid money for Afghanistan re-
construction aims. 69 billion of this money has been 
distributed between 2002-2010. (Ministry of Finance, 
2012)
The country has been imporoved in certain aspects, 
like education, work opportunity and health care, nev-
ertheless there are many drawbacks because of this 
massive fuel of aid money. The major drawbacks are 
the inequality of distribution, not embedded solutions 
for vernacular urban structure and social values. 

EXPENDITURE OF AID MONEY
The huge portion of external assistance is of course 
allocated to security expenditures. It is also clear 
for both international assistance agencies and gov-
ernment institutions that too much of aid money to 
Afghanistan is wasted. According to to the former 
NATO special civillian representative is 40% of aid 
money to Afghanistan flows back to donor countries. 
(Ministry of finance, 2012)
The small amount of aid money which is perserved 
for development are allocated to the same interna-
tional companies. According to Oxfam Afghanistan’s 
biggest donor, USAID, allocates close to half of its 
funds to five large US contractors. 
In some large contracts in Afghanistan there are up 
to five layers of international or national sub-contrac-
tors, each of which usually takes between 10-20% 
profit on any given contract, in some cases even 
50% (Oxfam,2011).
For example: Khair Khana maternity hospital in Ka-
bul had to double its capacity, for which the Italian 
government contacted the UN population Fund (UN-
FPA). According to Kabul press, UNFPA were given 
$2.2 million for the work, which was sub-contracted 
to the UN office for project services (UNOPS), again 
sub-contracted to an Italian organisation, who in turn 
sub-contracted to an Afghan construction company. 
On the basis of Oxfam investigation and sources in-
volved with project, at least half of the total budget 
was spent on the project. As result the quality of 
work was so poor that it require further recconstruc-
tion (Poole, 2011)
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FIGURE 9
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POPULATION GROWTH IN KABUL
Kabul’s population is currently evaluated about 4-5 
million people depending on the source. And it is 
expected to grow about additional 3 million people in 
the upcoming decade (RECS intl & Yec, 2010). The 
relentless influx of hundred thousands people every 
year has shaped Kabul in a particular way and will 
continue to shape the spatial development of  Kabul 
for many years in the future. According to Bertaud 
no municipality in the world has faced years after 
years migration of poor (Bertaud,2005).   
Within this chaotic times, the influential Afghans 
(Warlords) have gained the oppertunity to develop 
various townships all over the country. Most of these 
townships have dubious status. On one hand there 
are under the protection of influential peopel on the 
other hand these townships have illegal status, most-
ly grabbed land by influential warlords.

CREATION OF GATED TOWNSHIPS 
The most visible evidence of injustice for ordinary 
Afghans has been the flurishing creation of housing 
estates in virually all town and cities of Afghanistan. 
These Sharak (townships) are private enterprise de-
velopments authorised by influential afghans working 
the governmental institutions. Although Sharaks are 
building mostly good housing, but they symbolise the 
fragmentation, injustices and curaption in the land 
governance. 
According to Pajhwok news there is overwhelming 
evidence that most of the constructed townships in 
Afghanistan are build illegaly. 
The chief of anti-curruption Azizullah Ludin says that 
there are 355 townships in the country whose docu-
ments should be investigated (Samimi,2013).

AID MONEY AND SECURITY REINFORCES 
MIGRATION
Aid is centralised and focussing on Kabul or other 
urban centres, the results that majority of Afghans 
who live in rural areas have experienced only min-
imal social and economic progress (Waldman,2008).
As we have mentioned before the security and ac-
cess to urban network goes hand in hand with pop-
ulation growth, the Afghans who live in rural areas 
are “forced” to  migrate major cities in order to be 
secure or to profit from foreign aid money. 
In the digram we can see how the two waves of 
foreign regimes influences the migration towards the 
city of Kabul.
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Ghazni City  
 

Andar  
 

Mahmood Kabir Town 
 

Qari Baba, an ex-militia commander
who served as provincial governor 
from 2002-2006, claimed hunderds of
hectare of lands in Andar district. According
to Deputy provincial governor Mohammad Kazim Allahyar,
he sold thousands of hectare of public land to people
during his six-year term
 

Khalil Hotak (Jamiat-e-Islami)
grabed 3000 acres (120.000 m2) of 
government land in 
Ghazni (adjacent to 
the Kabul-Ghazni road) 
Aim to build a small town Called Mahmood Kabir.
A 600 m2 plot in the town can sell for $28.000.  
 

Currently there are 80
(depending on the source) townships

have been constructed illegally in Kabul. 
Covering 4379 hectar government land 

The owners according to
 minister for Urban Development Pashtun

 are all inuential people in the government
 

Alah Gul Mojahed (parliament member)
He is accused of grabbing land from 
di
the construction new Kabul city. 

 
 

General Dostum ordered 
the distribution of 6000 hectare
in Mazar -i- Sharif of governemtn land 
to one of his deputy commanders. 
The commander later received 
o
showing that he owned the land

 
 

123 Townships built in 
Nangarhar by grabbing 
29000 hectare of 
Governement land. Authorized
by  Gul Agha Sherzai

 
 

Currently there are 5
(depending on the source) townships

have been constructed illegally in Herat. 
Covering 600 hectar government land 

The owners according to
 minister for Urban Development Pashtun

 are all inuential people in the government
 

Currently there are 71
(depending on the source) townships

have been constructed illegally in Mazar-i-Sharif. 
Covering 11000 hectare government land 

The owners according to
 minister for Urban Development Pashtun

 are all inuential people in the government
 

FIGURE 11
ILLEGAL TOWNSHIPS

FIGURE 10
POPULATION GROWTH
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TERRITORY
According (Zarifi,2004) Afghanistan has thousands 
warlords, some deriving their power from a single 
roadblock, others controlling a town or a large dis-
tricts. Nevertheless in the chaotic system of warlords, 
six of seven warlords have more power in terms of 
geographical location, ethnic and political support.
To keep hold of their power or gain more power in 
their territory, the warlords are involved or intiating 
civil projects, such as land parcellation, building town-
ships, hopitals, schools and irrigation projects. Some 
of them have even their own bank to finance the 
projects (interview Baburi).
The involvedness of warlords and illegal land occu-
pation creates room for new patterns of land use 
and urban activity, which turns Afghan cities into 
fragmented and different realities.  

Vice Prsident
Hizb-e- Wahdat
Support among
the Hazara’s

Warlords

Rashid Dostum

Gul Agha 
  Sherzai

Hazrat Ali

Ismail Khan

Mulah Omar

 Gulbudin 
HekmatyarUstad Sayyaf

Akhundzada

Karim Khalili

  Pacha Khan
      Zadran

  Mohammad
 Qasem Fahim

      Haqqani
      Network

Vice Prsident
Hizb-e- Jamiat              
Support among
the Tajiks.
espacialy Panshir

Presidential 
Candidate /
Member of 
parliamen 
Ittihad-i-Islami
Support among
Pashtun wahabi              

Unofficial ruler
of Herat

Unofficial ruler
of the north
and chief of 
army of 
25000 men 

Unofficial ruler
of Jalalabad 
and Nuristan

Jamiat-e- Islami
Support among
Tajiks and 
province Herat

Junbush-e 
Islami 
Afghanistan(Giustozzi, 2009)

- Baghlan University (1994)
- Dromitories for Balkh University
- Provision of gas to Mazar-e Sharif
- The renewel of Gas of gas pipelines in Shebergan city
- Graveling of roads in Faryab, Shiberghan and Sar-e Pol
- Asphalting of some roads in Mazar and Shiberghan
- Apartment built for main cities

(Nathan, 2009)
- Sherpur, the land was distributes
to its commanders and high-ranking officials.
(Najim, 2013)
- Marjan Township, most of district 15 and 11
are build illegally 

(Najim, 2013) (Moahid, 2005)
- Kareez meer and areas surrounded 
Qargha lake are grabbed
-  Marjan township

(Zarifi, ?)
- Controlling the main road 
between Kabul and Pakistan and 
is involved in land grabbing 
and drug traffic in these areas

- Grand mosque of kabul
- Graveling the high way road
  between  Kabul and Kandahar
- Kabul city centre building 

Hezb-e-Islami
Support among
those areas

Anti-coalition
Forces
Hezb-e-Islami
Fights alongsid 
Taliban and
operates in
tribal areas

Anti-coalition
Forces
Fights alongsid 
Taliban and
operates in
tribal areas

Powerful Militia
leader and 
politician

Governor of Nangarhar
Province and 
Presidential Candidate

Was Governor of Helmand
from 2001-2005. He is an
important tribal leader in
the region.

Fights against
Taliban and 
operates in tribal 
areas of Southeast
of Afghanistan

(Who is Who in Afghanistan, 2013)
Gul Agha Sherzai is in charge of security of 
Nangarhar, Kandar and surrounding places
in the region.  
As governor of Nangarhar, he initiated 
civil projects , such as housing for police,
watersuply dams and road constructions. 

He is the leader of pro-Iranian faction 
in Afghanistan. He represents primarly
Hazara´s and shia moslims. 
Khalili´s military strength has been 
estimated between 15000 to 30000 men. 
He build Bamyan Hospital and his recent
project Omede Sabz Township in Kabul

(Gulshan, 2004)
He is earning 60 to 80 million dolar
annually from the customs duty he
collects from the trade. 
In co-operation with Iran he is aims are
to construct roads, railways, educations buildings,
public health facilities, border security and
repatiation of refugees. 
Like Iran,  he is also valuable US ally in the war and
developed close ties with the US military officers. 

Omede Sabz Township

Hazara’s

Grabbed and 
planned landKareez meer

and its townships

Sherpur area
in Kabul city centre

FIGURE 12
WARLORDS
AND THEIR
TERRITORY
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LAND OWNERSHIP
Through involvedness of various stakeholders in ur-
ban realm land ownership and its insecurity has be-
come very complex - from the retunees and migrants 
who are unable to buy a peace of land to commu-
nities who are struggling with big warlords, who are 
actively involved in land grabbing issues. At this point 
there are multiple claims to a peace of land , each 
with its own historical legitimacy or recently made 
papers of the same land. The documents or testi-
mony are plural, complex, uncertain, incomplete and 
currently unenforceable. while there is a need 
to rethink norms for sustainable land tenure and 
sustainable future , at the same time there is 
need to reconciling with the past.(Wily, 2013)

There has been not much attention to land tenure 
issues and it has been more in the periphery on 
Afghanistan’s planning agenda. While land tenure 
security is one of the most effective tools for recon-
struction and poverty elviation. 
Before discussing how strategies might be achieved 
regarding land tenure security it is very helpful to 
understand the current land tenure system and land 
ownership in Afghanistan. 

Land ownership rights in Afghanistan are governed by 
more than one legal regime, including customary law, 
civil law, Islamic law and state law. These laws are 
in most of the time in contradictory with each other. 
 
These regimes and rules have not always been put 
in charge of land issue resolving. The weak rule of 
law and an authoritarian  central state that has not 
even controle of land and its population has facili-
tated the ground for more land grabbing and land 
disputes. 
Land conflicts and relations in Afghanistan range from 
land grabbing to gain political and economic power to 
common dispute about the validity of the documents, 
which  each actor holds for the same peace of land.
In such case of uncertain state and unclear condi-
tions and rules, the powerful elites and leaders are 
encouraged to grab land while it can, in order to 
secure their power as an elite. 
It is even more complicated when we look at multiple 

legal and customary deeds each actor holds to prove 
ownership. (Wily,2013)
The most common ownership documents are:
Customary Documents (Urfi): Qawala-e Urfi is a cus-
tomary Document, which is witnessed by relatives, 
neighbours or local leaders.This document includes 
bills of sale pawn agreement, wills,etc.The documents 
prepared prior to 
1975, the details are entered in the book of owner-
ship (makhzan,managed by the court).This documents 
are mostly held by middle to low income people to 
devend their inheritance or purchase witness by lo-
cal and signed by Wakil-e-Gozar and aknowledged by
their community. Legal Documents: The documents 
in Afghanistan are official when it is registerd by 
the court. 
Qawala-e-Qata-e: a peace of land or a house has 
its legal documents in the form of Qawala-e-Qata-e 
when is entered in the local and taxation books.
Emlak: Act of coverting an Urfi owned land to legal 
ownership deeds. 
Grabbed and Planned: This way of ownership has 
documents, which is the same as bill of purchase.  
Bill of purchase of township arevalueble than other 
purchase document.
Zoorabad: literally means built by force, are mostly 
refered to houses on the hills of Kabul and mostly in 
the centre.
The ownership, mode of planning and the status it 
holds are illustrated here. In this diagram we can 
clearly see, what formal/ legal planning means and 
what does it mean when is built ilegaly.
It is remarkable to see that each status of owner-
ship has direct effect on the visual features of the 
house and the materials which are used for building 
construction.  
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Most parts of Kabul the customary ur-
banization patterns are visible. Small 
vegetable-garden farms are steadily 
being subdivided and developed into 
city. It does not involve the exten-
sion of infrastructure networks such 
as paving, drainage or piped water, 
but that is also true of many of the 
formal areas of Kabul as well. As 
farmers subdivide their fields for their 
families or urban migrants, the paths 
between the fields become the street 
system. It is customary not just be-
cause it reflects practices that exist-
ed before formal regimes and plans 
were implemented in Kabul, but also 
because the customary ownership of 
these fields is recognized by the city 
government.
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A majority of landowners do not 
hold legally recognized deeds to their 
property, but rather have customary 
land deeds with poorly defined prop-
erty descriptions. Years of war and 
civil strife prevented the import of 
modern survey and mapping tech-
nologies. 
There has been a significant fall in 
the quality of life among large sec-
tions of Kabul population with insecu-
rity of land tenure as one of the ba-
sic causes. Conflicting claims to land 
have increased and also land grab-
bing issues by influential warlords, 
who filful the role of urban planner, 
government and security precaution in 
their own territories. 
(McEwen & whitty, 2006) 
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URBANIZATION IN KABUL
In order to understand the current configuration and 
situation of Kabul city, we should look at historcal 
layers of urban settlements.

Due to local power struggles between the tribal lead-
ers,  Timur Shah decided to move the capital of his 
kingdom from Kandahar to Kabul in 1776, and this 
move is the starting point of Kabul’s growth from a 
medium-sized village to the largest city of the country 
that it is today. Along with the growing population 
came a need for more dwellings and facilities. This 
was still largely solved within the borders of the 
old city walls but ever slowly settlements started 
appearing on the Northern shore and a bit further 
off the city, on the slopes of the city centre and 
Bebe Mahro. The agricultural land were converted to 
dwellings, as we call it here the Urfi planning mode.

As Kabul continued to grow during the 19th century, 
the city expanded mostly towards the Northwest un-
der the supervision of the authorities. At the same 
time new residential plots, by converting agricultural 
land to residential plots, appeared along the major 
roads leading towards the city.
In 1901, Kabul counted a population of 140-160,000 
inhabitants. The focus was to modernize the city in 
accordance to Western living standards. Automobiles 
and electricity were introduced and European archi-
tects were commissioned for designing dwellings for 
the bourgeoisie of Kabul and even neighbourhoods 
(Grotzbach, 2011).  
 
During the first half of the 20th century the built-up 
area of Kabul would grow to about twice the size, 
mostly expanding in a Northern direction and in 1935 
construction began on the first large expansion, the 
new neighbourhood Shahr-e Naw. 
The Master Plan for Kabul cames in three versions. 
The first version was prepared in 1962 by Afghan 
and Soviet urban planners and initiated in 1964. The 

plan was based on a projection over 25 years with 
800,000 inhabitants in the city; an increase of ~400% 
from the population of 215,000 that Kabul housed at 
the time. The Master Plan had a Corbusian character, 
with residential and industrial areas strictly zoned into 
different, independent districts, separated by flyovers 
and motorways. A revised version was developed in 
1970, again with the help of Soviet and UNESCO. 
This plan projected a population of 1,4 million by 
1995 and proposed a strong shift from single-house-
hold buildings towards large apartment blocks to 
house the new inhabitants (Grotzbach,2011).
The third and final plan was approved in 1978, pro-
jecting a population of two million. This version of the 
plan can only be described as a modernist utopia, 
without encorproting the indogenous and already build 
sites. Only a few years after the initiation of the 
first iteration of the Master Plan it started to become 
clear that its realization would be difficult. There was 
no realistic mechanism for implementation prepared 
and it proved difficult to enforce to the plan.

The years of civil unrest following the retreat of So-
viet troops were a period of chaos and destruction. 
From the chaos of the civil war a conservative Is-
lamitic group known as the Taliban would rise and 
seize power. 
Since the overthrowing of the Taliban regime in 2001 
the Afghanis are focusing on (re)construction of Ka-
bul, whit their outdated planning tool.  
Foreign assistance like NGOs are setting themselves 
up in the city and old planning institutes are not 
working any more, becaus of the new neo-liberlism 
regime of Hamed Karzai. After 30 years of conflict a 
large amount of the buildings in Kabul are damaged 
or completely destroyed, and refugees are returning 
to the city in large numbers, building on mountain 
hills or buying land  informaly in order to convert 
them to housin

KABUL THROUGH HISTORY
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Most of road building occurred in the 1960s partially 
funded by the U.S and the Soviet Union. The funding 
of the ring road happened into their own respective 
commercial , political and economic spheres.

Whereas the Soviets were busy linking Afghanistan 
with their own border and towns, the Americans were 
linking Afghanistan roads to Pakistan and Iran.

By 1975 when all the major projects were completed 
linking the cities and border Afghanistan had 23,500 
kilometers of roads. 

Source : Infrastructure Development institute (japan), 
Afghanistan, Present state of transport infrastructure, 
2002 
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Ghazni City  
 

Andar  
 

Mahmood Kabir Town 
 

Qari Baba, an ex-militia commander
who served as provincial governor 
from 2002-2006, claimed hunderds of
hectare of lands in Andar district. According
to Deputy provincial governor Mohammad Kazim Allahyar,
he sold thousands of hectare of public land to people
during his six-year term
 

Khalil Hotak (Jamiat-e-Islami)
grabed 3000 acres (120.000 m2) of 
government land in 
Ghazni (adjacent to 
the Kabul-Ghazni road) 
Aim to build a small town Called Mahmood Kabir.
A 600 m2 plot in the town can sell for $28.000.  
 

Currently there are 8080
(depending on the source) townships

have been constructed illegally in Kabul. 
Covering 4379 hectar government land 

The owners according to
 minister for Urban Development Pashtun

 are all influential people in the government
 

Alah Gul Mojahed (parliament member)
He is accused of grabbing land from 
different locals and he is the one sabotaging 
the construction new Kabul city. 

 
 

General Dostum ordered 
the distribution of 6000 hectare
in Mazar -i- Sharif of governemtn land 
to one of his deputy commanders. 
The commander later received 
official documents
showing that he owned the land

 
 

123123 Townships built in 
Nangarhar by grabbing 
29000 hectare of 
Governement land. Authorized
by  Gul Agha Sherzai

 
 

Currently there are 55
(depending on the source) townships

have been constructed illegally in Herat. 
Covering 600 hectar government land 

The owners according to
 minister for Urban Development Pashtun

 are all influential people in the government
 

Currently there are 7171
(depending on the source) townships

have been constructed illegally in Mazar-i-Sharif. 
Covering 11000 hectare government land 

The owners according to
 minister for Urban Development Pashtun

 are all influential people in the government
 

FIGURE 14
HISTORY
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WARLORD TERRITORY IN KABUL
After the pro Russian regime of Najibullah, The 
different factions of Mujahiden were fighting to take 
control of the city. The Northern part was under 
control of Masood´s troops. From the south and east 
Gulbudin Hekmatyar and Khalis were fighting to take 
over the control. Sayyaf´s and Hezbe Wahdat were 
fighting for the same reason from the west.
The city is not fragmented as such in present con-
dition , but after verifying the intiator of every major 
development in Kabul, the legacy of wartime and 
separation is still present. The next map will give 
an idea about how urban development in Kabul is 
initiated and who is funding it.(Najim,2013)   

1 km
2 km

3 km

War zone (1992-1996)

Influence area
Source:  (Najim, 2013), Interviews

Jubesh-e-Islami
Abdul Rashid Dostum

Hezb-e-Islami
Gulbudin Hekmatyar and Haji Khalis

Hezb-e-Wahdat
Abdul Ali Mazari

Itehad-e-Islami
Abdul Rasul Sayyaf

FIGURE 15
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Informal mimics the formal

Karte-5 (Jemal Mena) is constructed
in the year 1923. 
The area was developed under
the control of an army general.
Insofar as the terrain allowed,
it was laid out orthogonally. 
the trerrain is so steep that settlement
could only follow the countours of
of the terrain. 

Omed-e Sabz city

The construction of this township
has been recently finished by
the Gholghola construction group. 
The aproval of the construction 
of this township is not conformd
by the government. In this case
the government is accusing 
the developer Mohammad Mohaqeq
playing a role in the land grabbing. 

Organized informal growth on hills

The informal growth on the hills are 
orgaized land grbbing act by 
warlords.  

Land Grabbing 

According to minister Pashtun there are 
various examples of land-grabbing by 
powerful and influential people both from
 parliament and military of Afghan government. 
The grabbed land has been  sub-divided in 
parcel and subsequently sold to the market.
Most of these examples are easy to point in 
the urban land scape of Kabul.  

Sherpur

In September 2003, armed police and
bulldozers violently ejected around 250 people 
from land in central Kabul and demolished 
their homes to make way for the lavish 
mansions of the freshly empowered elites.

01

02

04

05
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500 Family

The area is located within the boundaries of district 15
Between Khair Khana and Kabul airport. The area is 
older than Khair Khana area and is one of the first 
developments  in northern part of Kabul. During 
the regime of Khalq (communists, around the year 1979), 
the area is initiated to pay respects for those 
politicians / militants who were doing good work for 
the government.  After escalating political upheaval
and on-going war with Mujahedeen, the government
decided to provide housing for those who lost love 
ones during the war. The area was not only well paved
by the government but also constructed before assigning
to a well-deserved family.  Block-haye- Haway

The area was developed to serve the 
Air force workers.   

Saleem Caravan City

This area has been converted into
the new gated city. 
The houses are constructed and 
subsquently sold to buyers.
Developer Haji Hafizullah Caravan 
says  that Carvan city provides
500 luxury homes and apartments. 
   

Estemlak of Agricultural land

The agricultural land has been converted
by municipality and included into the Master Plan
of Kabul city, by providing utilities. 

The informal follows the formal.
The formal houses on the hill side of the 
areas have been involved in the land grabbing
through community negotiation by sub-dividing
the government land. Currently these areas are fully
built, without any kind of legal documentation. 
 

Sharake Telaye (Golden town)

This township is the initiator of the rise of 
gated communities in Kabul. The area was 
guarded during its construction to avoid the
illegal occupations. This township
has been approved by the government.  

 
Informal on Maranjan hill

The land on the Maranjan hill is partialy 
devided by officials who were in power
and partially by land grabbing by the common man
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WARLORDS ACTS AS URBAN PLANNER
Kabul is witnessing a remarkable private sector-led 
construction boom, sustained by the “economic bub-
ble” that is mainly generated by the temporary 
presence of international forces and organizations. 
Planning processes and investments seem however 
to be in private hands – including the private hands 
of some government officials. Afghanistan’s warlords, 
now landlords, have forcefully captured public land, 
or acquired it by dubious means.. On their part, the 
new owners subdivided the land (sometimes subdivid-
ed and built) then sold it in formal and informal land 
(and real estate) markets to ordinary citizens, mainly 
middle-income groups.”  (Khechen, 2012)
This inequality and disagreement of policy on the 
formal side of the planning creates and opens up the 
space in which both illegal, gated communities and 
land grabbing emerges. These spaces are recognize 
as Grey spaces by Yiftachel, he argues that gray 
spaces contain a multitude of groups, bodies, hous-
ing, lands, economies and discourses, lying literally 
‘in the shadow’ of the formal , planned city, policy 
and economy (Calogero, 2011). These areas, he 
reminds us, exist partially outside the gaze of state 
authorities and city plans. Disagreement and inequal-
ity in the policy of urban planning creates multiple 
modes of planning in the city. Formal planning occurs 
where government has control then urban informality 
and gated communities, which he are both above the 
law, emerges in ungoverned spaces, or where the 
urban planning fails to govern.

1 km
2 km

3 km
Famous gated communities

Nejat Mena Township (chamtala Desert) 
Possessed by Abdul Rasul Sayyaf

Rostam Haideri Township (3rd Parwan) 
Possessed by Mohammad Alam

Haji Mohammad Saleh HairTownship (Bagh Bala area) 
Possessed by Ghulam Dastgir Hakim 

Haji Nazir Mena Township (Kamari outskirt) 
Possessed by Afzal Ahmadzai

Townships illegaly build
by powerful `warlords`

Nawroz Abad Township (Bagrami) 
Possessed by Haji Nawroz

Omid Sabz Township (Dar - ul- Aman) 
Possessed by Nabi Khalili

Dawlatzai Township  Township (Qala mohsin But Khak) 
Possessed by Wkilan Dawlatzai

Darwish Township (Rahman mina) 
Possessed by Najibullah Kabuli

Mayubin Township (District 8) 

Mille behsood Township(Haider Khan Qala) 
Possessed by Mohammad Alam

Haji Odro Gul Township (Kariz Mir) 
Possessed by Wahidullah Ordo Gul

Safa Township (chamtala Desert) 
Possessed by Temor Shah

TalaeeTownship (chamtala Desert) 
Possessed by Gul Haider

Karte Nejar Mena Township (chamtala Desert) 
Possessed by Najibullah Kabuli

Kamyab Township (chamtala Desert) 
Possessed by Eng. Nek Mohammad

FIGURE 16
SPATIAL SHIFT 

DUE TO THE WAR 
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SPATIAL SHIFT IN CITY CONFIGURATION 
Because of the interconflict of various factions of 
mojahidin, Kabul has been scatterd in parts and also 
the shift of aminities towards the secure zone.
After defeat of Taliban this shift generated during 
the civil war has been reinforced due to the lack of 
connectivity and secure central government.
The immediate post-war re-construction focus was 
on renovation of office buildings, traffic management 
through the construction of various roads and round-
abouts and lobbying the various gated communities. 
While policy making and balanced planning policy 
has been put in prephery of priorities. 
 
This phenomen is explained by Daniel Esser,  who 
argues that recent international reconstruction efforts 
in war zones in developing regions have paid little 
attention to the urban dimension of conflicts, thus 
leaving unexplore indogenous urban policy, urban 
social reality and viloent conflict at its place. At the 
same time promoting liberalization and privatization of 
the city gives the  shadowgovernmet more power to 
rule certain areas (Esser, 2009).

This shift is mostly visable in shift of amenities and 
centrality of commerce as well as creation of gated 
communities and growth of illegal settlements.
In the old socialist era of Kabul the amenities and 
commerce as well as housing were mostly regulated 
through government regulation and Master planning, 
while in the in the war time and new regime of 
Hamed Karzi city’s commerce, amenitie and housing 
are regulated by market mechanism and security. 

The shift of commerce due to war and security pro-
vided by the influential warlords have created new 
centralitie in Kabul which I will refer as city nodes, 
which goes hand in hand with creation of new 
townships built on public land, which excludes the 
urban poor. The same goes for privatization of water 
supply, electricity, and urban transport system, which 
creates another level of marginalization ofurban poor.
(Gregory, 2004).
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Commerce in after 2001
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Commerce in during 1992-2001

CENTRAL GOVERNMENT SECURITY

WARLORD FRAGMENTED SECURITY

(ISAF+GOVERNMENT+WARLORD )SECURITY

FIGURE 17
SPATIAL SHIFT 

DUE TO THE WAR 
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Spatial analysis 

# Master Plan of Kabul

# Municipality and 
Ministry tension

# Ethnicity and created 
nodes

# Future government 
plans

# Housing typology

# Conclusion of spatial 
analysis

spatial analysis derived from
google maps, maps made by 
the government, in-depth in-
terviews 
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MUNICIPALITY AND MINISTRY TENSION
The municipality of Kabul is able to act in com-
plete independence from the ministry because of 
a Municipal law enacted in 1990; this makes the 
municipality officially part of the national government. 
Therefore, the municipality do not need to report to 
the provincial governors as every other municipality of 
Afghanistan, instead the municipality reports directly 
to the President. 
The mayor of Kabul city is committed to imple-
ment the adjusted Master plan on the behalf of 
the government, while the Ministry is showing some 
disagreement on the level of implementation, both 
approaches are not inclusive; hence it excludes the 
other kind of developments initiated by various stake-
holders, such as warlords and NGO’s. 
The scheme below shows how the formal conflict 
excludes the initiatives from other stakeholders and 
the end user.
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Master plan 1978

Government areas + Commerce

Residential area

Green belt

MASTER PLAN OF KABUL
Kabul master plan comes in three stages. The third 
and hence the last version of Master plan, before 
adjestion to the current development, was designed 
to guide the growth of Kabul to a population of two 
million over a 25 year period, from 1978-2003. The 
plan promotes high residential densities as  a way of 
doubling the population of the city without increasing 
the gross developed land area. Mid-rise densification 
only began in a few areas of Kabul after 2002 in 
the form of gated communities. The riverway are re-
served as undeveloped aquifer recharge areas, Most 
of these aquifer recharge areas are converted to 
housing in the current situation of the city (Calogero, 
2011). 

International 
communities

Neoliberal doctrine

NGO

Funding

Ministries

Strategic planning

Urban projects

Municipality of Kabul

Master Planning

Not clear guidelinesWant to gain money

Initiator

Initiator

?
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?

Users

FIGURE 18
DISAGREEMENT FORMAL SIDE
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Existing Kabul city has grown in two 
adjacent valleys separated by amoun-
tain spine, as it is illustrated in the 
map. the communication between the 
suburbs and the city must go through 
the city centre, which is located in 
the central hill spine. This central 
location has been reinforced by the 
Master plan city configuration, sepa-
ration of functions and concentration 
of monofunctional buildings particulary 
of government institutions in the city 
centre. This spatial and programatic 
configuration  explains the chronic of 
traffic problems around the city cen-
tre. From the city centre the primary 
roads are radial with exception of the 
Russian road in the north  of the 
city. (M.H.Najim, 2014)      
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All daily commuters
Source: (RECS intl & Yec, J.V ,2010)
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Shopping commuters
Source: (RECS intl & Yec, J.V ,2010)
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Study commuters
Source: (RECS intl & Yec, J.V ,2010)
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Work commuters
Source: (RECS intl & Yec, J.V ,2010)

DAILY COMMUTERS
The daily commuters within the city is maped here. 
As we can see the communication and movement 
within the city is always towards the city centre ,be-
cause of its concentration of amenitie and morpholo-
gy of the city.  (RECS intl & Yec, 2010)  

SHOPPING

WORK
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FIGURE 20
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ETHNICITY AND CREATED NODES
The lack of (paved) street network, the morphological 
character of the city and the various security zones 
has created several nodes in the city. These created 
nodes represents different ethnic groups and each 
has link with important regional infrastructure, while 
they lack of good connection with each other. The 
created nodes are illustrated with circles here, where 
we can identify if they are under control of central 
government.

The city can divided into three parts in terms of so-
cial and ethnic differences. The majority of Pashtuns 
are located throughout the city, but predominantly 
in the Western part of the city, which has good 
connection with Kandahar and Wardak. The most 
Western node of the city, which has good connection 
with Kandahar and Wardak, is represented by the 
Pashtuns. 
Tajik ethnic groups are also located throughout the 
city, but mainly in the Northern side of the mountain 
spine. In contrast to Pashtuns, Tajiks are speaking 
Dari and possess a lot of important nodes within 
the city. 
Hazara the other major ethnic group in Afghanistan, 
most likely descended from the Mongols of Jenghis 
Khan and different in physical appearance compared 
with Pashtun and Tajiks.  Traditionally the Hazaras, 
who also represents Shia Muslim in Kabul, are set-
tled in the South West of the mountain spine. 

FIGURE 22
CITY NODES AND 

GOVERNMENT CONTROL AREAS

FIGURE 21
ETHNICITY  MAP
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About one thousands buses were do-
nated to the Kabul Milli Bus company 
by Japan, India, Iran, Pakistan and 
Italy in order to improve the collapse 
governmental public transportation 
system. 400 of the donated buses 
have dedicated to provide transporta-
tion system, while 280 of the buses 
operate. This creates the condition 
of illegal transport system with their 
small capacity, because the formal 
transport system fails to operate.
The lack of good infrastructure and 
existence of automobiles which are 
not fit to the Afghanistan traffic legis-
lation, parking places on the road and 
other challenges which take place on 
the road such hawkers and mobile 
shops makes movement through the 
city difficult and creates huge amount 
of congestion (Noori, 2010)
The tracks of the public transport 
system in Kabul are radial, this con-
dition and configuration of the public 
transport system intensifies the condi-
tion of discontinuation of nodes and 
thus fragmentation of city nodes.  
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The disconnected city nodes are ad-
ditionally made stronger by the street 
hierarchy and lack of infrastructure 
system in Kabul. The most important 
roads are lacking, additionally the ex-
isting ones are lacking capacity in 
order to answer the current demand    
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The plots in the illegal settlements are not much 
different from the plots of legal (municipal approved)  
settlements. The size of the plots in the illegal settle-
ments are in many cases larger the legal settlements 
because the land is purchesed chaper than the legal 
land provided by the municipal. 

STREET PATTERN AND PUBLIC PLACES
Most of the road in the illegal areas are very narrow, 
which is not wide enough for a car to get through 
for an emergency or give access to plots. These 
roads lacks of street hierarchy as well as proper 
street networks.
The development process of these areas do not 
leave also any space for community facilieties like 
schools, clinics and mosques.

The described situation is one of the crucial differ-
ences between the formal planned areas and ille-
gal settlement. The illegal settlements are not only 
physically isolated from the city network, but also 
in institutional and organizational form. These areas 
are not recognized by the authorities and therefore 
the authorities do not feel obligated to provide basic 
services for these areas.  
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PERSPECTIVE OF MASTER PLAN
From the municipal and Master plan perspective, all 
what is built in Kabul which has not been approved 
by the municipal authorities is illegal and should be 
demolished in order to make room for the Master 
plan implementation. After speaking with Deputy min-
ister ir. Salek became clear how the master plan-
ning mentality still has its roots in Afghan planning. 
Deputy minister ir. Salek points out  that the areas 
preserved for greenery or other facilities in the city 
are mostly converted by illegal occupation, he wants 
to demolish these build up areas and convert them 
into assigned program from the Master Plan (Deputy 
minister eng Amiruddin Salek, 2013)
Illegal settlements can be found in all parts of the 
city, but more heavily concentrated in the South west 
par of the city. 

FIGURE 23
ILLEGAL SETTLEMENTS 

&
FORMAL PLANNING
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On regional level new infrastructure will be built in 
order to improve connection of the city with its re-
gion and the new Kabul city. At the local level, new 
efforts are made  to upgrade the condition of the 
city and its inhabitants, by demoleshing the existing 
illegal occupied areas on the strategic location. The 
illegal occupants are guaranteed of a dweling in the 
new build up evironment. According to Deputy min-
ister this way of dealing with the illegal occupants 
is sustainable and it helps  both the city and its 
inhabitants of a better and prosperious future (Deputy 
Minister Eng Amiruddin Salek, 2013)
I believe this kind of initiatives is not very functional 
in Kabul, because it is willing to shift the problem 
from one site to the other, on the other hand this 
proposal will reinforce illegality because it will be a 
nice way to penetrate the legal market.  FUTURE MUNICIPAL PLANS

The ministry of plan implementation in Kabul, has 
adjusted the Master Plan of 1978, but still with the 
idea to demolish the already build up illegal housing 
in the city. The road plan which is one of the cru-
cial elements of Master Plan has adapted vernacular 
illegal stracture of the city.
In this way the government have adapted the most 
crucial and important illegal roads through designing 
them into the new master plan. Some of these plots 
should be bought and demolished in order to imple-
ment road network plans (RECS intl & Yec,2010).

According to deputy minister Salek in the upcoming 
years, new projects  will be initiated in Kabul and 
some of the projects are taking place right now. 
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ngCurrent Master planningCurrent Master plann ng

Zoor Abad  (leteral planning)oor Abad  (leteral plannin

Formal Planning

Master Plan infrastructure provision

FIGURE 24
FUTURE  

MUNICIPAL PLANS
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until today there is no sign of construction  and it 
is not clear when the official will start the project 
(DCDA, 2014).
 

FUTURE GOVERNMENT PLANS
While the Kabul municipality has continued to imple-
ment the master plan within the boundries of Kabul 
city, the Ministry of urban development issued a 
Multi-billion dollar project of New Kabul city, which 
sounds the solution of existing Kabul city for the gov-
ernment officials. The site for the new city is on the 
vacant land just at the north of the existing Kabul 
city. New  Kabul city began as initiatief when pres-
ident Hamid Karzai set up a board of stakeholders 
to develop a new city to provide additional housing 
for residents of the capital, when this city can not 
handle its current urbanization. The first phase had 
to be completed in 2015 with 80.000 housing. But 

EXISTING KABUL CITY

NEW KABUL CITY (FUTURE PLAN)

FIGURE 25
FUTURE  

ADDITIONAL CITY (DEH SABZ)
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ploys compressed mud with hay in bricks form. The 
brick form is only sun-dried and they are not fired 
bricks. This material is cheap and easy to make, for 
this reason most of the illegal houses are built from 
this material and at the same time produced by the 
same occupants. 

 -  Kesht-e-Pukhta: Fired bricks, most often 
found in modern buildings in the city.  The houses 
built within the framwork of Master plan usally uses 
this material (Colagero, 2011). 

HOUSING TYPOLOGY
As stated before there are several form of ownership, 
while Kabul´s residential housing can be categorised 
into 4 housing types.

 - Flats of 5 floors: These housing types are 
introduced through master planning by the Soviet 
Union. It’s constructed mainly of prefabricated materi-
als in a Soviet-constructed local factory. These multi 
story concrete housing was also the only high rise 
residential buildings of Kabul until 2001. After 2001 
there are several gated communities constructed with 
high rise building surpassing the flats of Soviet Un-
ion.

 - Detached houses built on the middle of the 
plot. Conventional type and new imported architecture 
from Pakistan (Feenstra, 2010). (Figure 28) 

 - Houses built around a walled compound 
leaving the center of the plot as an open courtyard. 
The majority of structures bieing one or two stories 
high. 

 - The traditional Qala:  The tendency of fam-
ilies to become extended (even to tribal units) and 
for women rarely to go out in public have led to the 
development of open-air courtyards (Qala), wherein 
domestic activities may be pursued most of the time. 
The Qala consists of a four-square enclosure with 
walls about eight meters high and two meters thick. 
Corner and median watchtowers allow it to act as a 
fortification protecting people and animals and provid-
ing a secure storage place for farm produce. These 
Qala’s are normally build by Khan’s (rich-men), land-
lord or tribal headman in order to accommodate his 
extedend family. (Figure,29) 

Each type of housing corsponds to demand from 
different socioeconomic group. According to (Ber-
taud,2005) 90% of the housing in Kabul are built as 
courtyard layout. 
The illegal urban dwelling as courtyard in the city 
centre such as in Deh Afghanan have no sanitary 
services or water, but they do have access to elec-
tricity. The layout of the houses are irregular: lots 
vary in size and shape. Adobe and mud, brick and 
stone are the materials used for the construction.
Building materials corsponds and reflects lifestyle, 
climate, geography and socio-economic situation of 
the family. 

BUILDING MATERIALS
The following materials are commenly used for urban 
dwelling in Kabul :
 - Pakhsa: A building material that employs 
compressed mud for building walls. The walls are 
thik and the mud is mixed with hay in order to make 
it more firm. This material is mostly used for Qala’s 
and illegal occupants who are migrants from the rural 
areas. 

 - Khesht-e-Kham: A building material that em-

FIGURE 26
OLD INNER CITY

BUILDING TYPOLOGY

FIGURE 27
HOUSING TYPOLOGY

FIGURE 28
DETACHED 
TYPOLOGY
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Most of the housing typology in 
Kabul. Originated for security, privacy
and thereby maximise the built area
in the urban context. 

QALA: A Qala is a fortified compound. It is a 
fortress-like structure built on a flat terrain. Qalas 
have thick and high walls, a square plan, defensive 
towers on each corner, and a single fortified entrance 
flanked by defensive towers.
Every Qala is subdivided into clusters, within which 
different homes are built. Every qala has a main 
entrance with a guest room (mehmankhana) above 
the entrance, with an outward facing window. Each 
cluster has a compound wall and a separate en-
trance in order to provide privacy from the other 
inhabitants. The compound wall thus encircles the 
private and shared spaces to indicate the extended 
family relationships. 
When you enter a cluster, first there is an alleyway 
with a wall at the end blocking the sight. Besides an 
entryway, every cluster shares a courtyard. Several 
rooms are built around the courtyard: family room, 
kitchen, storage room, animal stable, and toilet (pit 
latrines). The family room is at the centre, flanked 
by a storage room and kitchen. The animal stable 
and the toilet are at the outer side. The towers were 
originally meant for defence, but are nowadays used 
as storage. Whenever there are multiple stories, the 
first floor usually consists of storage rooms and sta-
bles, and the second or third floor contains the family 
room and kitchen. (Kazimee, 1977; Watts, 1983)
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Few old inner-city 

FIGURE 29
QALA

TYPOLOGY
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The average densities in the city 
is  about 410 people per hectare, 
the highest densities by far are in 
the city centre, the historic areas. 
The houses are small, the street are 
narrow, several families are living in 
each houses.  Afghan families are 
very extended, and in many cases 
are living in one house. Sometimes 
when families are doubling or tripling 
within one house, there are obligated 
to make a new room within the exit-
ing courtyard. (Calogero, 2011)
In spite of the perceived high density 
of the city, the absorption capacity 
of existing neighborhood, particular-
ly in the Zoor abad areas remains 
high. The Afghan families are willing 
to provide housing for their relatives 
who are extending or coming from 
the rural areas within their own court-
yard by building an additional floor. 
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Water supply system

The Kabul legal water supply network 
is quite complex (because of its wa-
ter right compeld by sharia law and 
state law) and is composed of 11 
interconnected networks 20 independ-
ent networks.  These networks are 
supplied by an important number of 
deep wells. The water supply is man-
aged by the central authority, small-
er networks are managed by small 
communities funded by UNCHS. Most 
of people who do not have access 
to central water supply has their own 
private wells in their homes, which 
affects the water level of kabul ba-
sins. The situation in Kabul is crit-
ical and the management of water 
resources is on of the major keys to 
the improvement and development of 
the living conditions of its inhabitants. 
The priority for upcoming decades 
should be the supply of addquate 
drinking water and management of it 
(MUDH, World Bank & KfW, 2007).    



62

lake
Hashm

Kabul river

Groundwater flow

Cultivation

Dam

Transpiration

Precipitation Precipitation

Water transport

Infiltration
Former water table

Television Mountain
Sher darwaza

Mountains Paghman

WaterpumpWell

Increased surface temepratures in 
mountainous regions would be likely 
to result in reduced snowpacks and 
cause snowmelts to occur earlier in 
the year. 10-20 percent reduction in 
recharge was simulated to assess the 
hydrologic effect of potential climate 
change on groundwater resources in 
the Kabul Basin.  This is resulting in 
groundwater-level decline, which will 
cause about one quarter in the most 
prosperious prospects and 50% in 
the most extrem scenario  of all ex-
isting shallow supply well to become  
dry. Becaus the usage of water is 
in very large quantity and recharge 
is very small, the ground water level 
decline very fast.
At the same time the quility of the 
water in is deteriorating as result of  
population growth and human activi-
ties (USAID, 2010)  
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CONCLUSION OF SPATIAL ANALYSIS
The spatial analysis enabling us to conclude several 
aspects, which are mapped here. 
The contemporary Kabul under the protection of ISAF 
has become the magnet for people who are in seek 
of security , job opportunity and access to urban 
services. This puts a lot of pressure on the urban 
network of the city, which are inflows from three 
direction. From the east the ruturnees from pakistan 
and Logar, who are in seek of shelter. From the 
west there are a lot of refugees from Kandahar ( 
currently in war with Taliban), who are in seek of 
shelter and at last from the North there are a lot 
of rural migrants who are coming to Kabul in seek 
of Job opportunity. These inflows of migrants and 
returnees are rendered in the next map where we 
can see the densities of the city. People in seek of 
job opportunity and shelter, mostly built houses in 
the mountain or settle down in the centre because 
of the proximity to their job and functions in the 
city centre. This resembles in the high densities in 
the city centre where more than one family lives in 
one courtyard house. This spatial development, is 
sustained by powerful warlords, who also build illegal 
gated townships for whom can pay for it.

On the other hand much of Kabul’s physical infra-
structure has been destroyed after decades of conflict 
and  lack of plan implementation and maintenace 
and therefore most of the existing infrastructure is 
damdged or in poor condition in relation with its high 
amount of usage a day. Therefore the two valleys of 
the city and the created nodes within these valleys 
are functioning separatly. The important infrastructral 
links, which was invasioned in the Master plan, in 
order to connect the nodes have not been construct-
ed due to the wars. The city functions currently as 
monocentric city and much of the the primary roads 
are radial to city centre with exception of the Rus-
sian road in the north  of the city, this results in 
crowding of the city centre and connection between 
two valleys which is mostly through city centre is 
congested and makes the connection very weak. 
The separation and disconnectivity between the urban 
network in the city is also visible when we analyse 
the transportation system water supply networks, the 
transporation lines as wel as the water supply pipes 
are all working independently  and not connected 
with each other.   
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Thus it gives ground to address the complexity of 
urban development in Kabul in a more comprehensi-
ble way implemented in a small area (site). 

ELEMENTS OF A NEW PLANNING FRAME-
WORK 
In the new planning framework the following elements 
need to be addressed.
1) New way of governance is needed in order 
to allow participation of different stakeholders in de-
cision-making. (Figure ,32.0)
This shift from top down decision making towards a 
more market and participatory urban decision making 
is necessary, otherwise the problems of Kabul will 
be not solved and the social spatial fragmentation 
will aggravated.
2) Curative measures for the surrounded areas of a 
strategic site, this will be explained later.

HOW TO ACHIEVE AND IMPLEMENT NEW 
GOVERNANCE
The following strategies can be applied to achieve 
new governance and participatory urban decision-mak-
ing.
 1) The municipal should give and decentralise 
responsibilities to different wards of the city, who are 
responsible for the specific strategic site to develop.
 2) Partnerships including the warlords, in or-
der to achieve a more common objective about city 
development. 
 3) Encouraging participation and entrepreneur-
ial initiatives by the rule of law. 

STRATEGIC SITE DEVELOPMENT
It is important to understand how these strategies 
can be achieved on governmental level. In this case 
the method of implementation of new governance 
is through strategic site development. Strategic site 
development which replaces the old model of Master 
planning, it shifts the planning doctrine from social-
ist top down approach towards a more participatory 
approach with help of all the important stakeholders. 
It will set a vision for the future and the plan is 
subject of change when there is need for it with a 
realistic budget based on deep analysis of PPP. The 
development and implementation of the plan on one 
of the strategic sites can be done through Public 
Private Partnership.
This kind of development and planning tool is de-
pendent on the quality of urban governance and 
policy. In the process of initiation and development, 
this should be prepared democratically, in order to 
allow involvement of civil society and all the concern 
stakeholders including the warlords. 
The urban design (product of the process) is a step 
to replace the out dated master plan, which includes 
the current development and future projections as 
shared vision for the city by all the involved stake-
holders. The implementation method in terms of 
planning process can be used for more than one 
strategic site, the first strategic site could work also 
as an experiment or an example for the following 
developments.

NEW PLANNING FRAMEWORK
Master planning does not adequately address the 
need of the city, there is need for new planning 
framework in the context of neoliberal regime and 
rapid population growth. The new planning framework 
should incorporate the government, warlords ( who 
are involved in creation of various townships), mar-
ginal population groups that represents the majority of 
urban dwellers in Kabul, and private investors. 
By introducing a PPP (Public Private Partnership) 
planning framework all the stakeholders will be in-
cluded, in which plan, investment and the need of 
the city will be addressed and implemented on se-
quence of the strategic sites, which is much more 
comprehensible than the blue print master planning. 

The out dated Master plan of Kabul has failed to 
respond to rapid urban growth, which is stated be-
fore. It has furthermore failed to respond to the new 
regime as well as to include the variety of stakehold-
ers into decision making and investment, which result 
in exclusion and illegality in the city. Therefore new 
planning framework is required to deal with a fore 
mentioned issue (coclusion of analysis). 
Strategic site development promotes an adaptable, in-
clusive and non-rigid approach, which is a tool toward 
local development aiming to improve overall quality of 
life, as well as economic and social prosperity and 
allows new way of thinking and action in order to 
collaborate between public and private stakeholders. 
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CURATIVE MEASURE FOR THE SURROUNDED 
AREAS OF THE SITE
When developing a strategic site, the aim is to tackle 
following issues:  Promoting new planning and policy 
framework, which involves participation of all stake-
holders and making the urban development in Kabul 
inclusive. Furthermore the strategic sites are used 
as development strategy in order to integrate the 
dis-connected urban network of the city, additionally 
it provides dwelling for the rapid population growth 
within the site or densification in the surrounding 
areas. On the local level the development of the 
strategic sites aims to upgrade the situation for the 
surrounded illegal settlements. 
In this part the up-gradation aims with multiplicator 
effects of site development on the surrounded areas 
are further elaborated.  
According to colargo the most valuable asset that 
people in Kabul possess, is the house or a piece 
of land. Nevertheless the majority of people in Kabul 
do not hold legal deeds for their property, which 
aggravates the situation of their life’s. Land tenure 
problems in Kabul are one of the major factors which 
add on vulnerability along with war and economic 
stress.  One of main curative measure aside from 
spatial interventions in the areas, when a strategic 
site is being developed, is the regularisation of the 
area.  It is a process which involves series of in-
terventions to their property in order to receive legal 
document for their property.  
In Kabul there are various land tenure systems, 
which represents different level of ownership and thus 
various level of security from the Master plan. Master 
plan is not easy to implement because of the mul-
ti-layer complexity of land ownerships alongside the 
current Master plan ownership, the most vulnerable 
ownership is land grabbing without any legal deed, 
which can be easily demolished in order to imple-
ment the Master plan. 
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The regularisation process has two components: ad-
ministrative process and physical intervention process. 
When developing a strategic site an integral approach 
combining the two components will address the vul-
nerable areas in the surrounding of the site as well 
as socio-economic conditions. These interventions on 
both level requires funding from the residents of the 
area as well as from the public sector or NGO’s. 
The reason to include these regulations within the 
development of the strategic site is to improve living 
conditions of the already residents of the surrounded 
areas in order to upgrade the overall quality of life 
and allow social inclusion and integration within the 
city. 
More specific advantages, after regularisation inter-
ventions, are that the illegal settlements will be rec-
ognised by the authorities, which allows the property 
to engage in real estate market. Due to the spatial 
intervention conducted on the strategic sites as well 
as the regularisation intervention for the surrounding 
areas will have positive effects on the property value 
of the illegal adjacent areas to the site.

PREVENTIVE MEASURE 
(PRE-EMPTIVE STRATEGY) 
The curative measures only improve the existing 
conditions of the surrounded areas of a strategic 
site, but it does not include the overall problem and 
future growth of illegal settlements. Although this part 
is outside of the scope of this graduation project, 
but is important realise the overall problem. As it is 
discussed in previous section, the tenure complexities 
and problems of the illegal areas in Kabul, creates 
a legal barrier in order to participate in real estate 
market. On the other hand, it can be stated that the 
government fails to provide housing or land for the 
fast growing population, which exacerbate the already 
existing and future situations of the illegal areas. 
In this graduation project the only important measures 
will be pointed which can alleviate the current and 
future conditions of the illegal areas. These preven-
tive measures are as follows:
- The provision of land and parcellation of the 
provided land
- Provision of infrastructure
- Regulatory reforms
- Legalisation of the areas, with rules which will 
upgrade the public space
Of course there are more factors which can upgrade 
and prevent the growth of illegal areas, but this 
should be studied.
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site and its spatial, social and economic situation 
is addressed. After negotiation, the stakeholders can 
decide which issues they want to tackle. 
Subsequently the first involved stakeholders are going 
to promote the site in order to gain more investors 
and capacity for this kind of urban project.  On the 
next round of negotiation the stakeholders who are 
willing to invest in the site development are managed 
through a group of representatives which can be the 
good bases for the next phase. 

-  Preliminary analysis and investigation:  Analy-
sis should be conducted in order to and define the 
strategic site. Subsequently specific analysis should 
be conducted in order to determine the characteris-
tics of the site and spatial issues which limits the 
potentials of the strategic site.
- Identifying the groups of warlords who have 
influence on the area. Along with people and groups 
who has legitimate interests for urban development of 
the site. In this stage the role and capacity of each 
stakeholder should be determined. 
- Promotion of the site, in order to build ca-
pacity and awareness for the local and regional in-
vestors. 
- Mobilization of all the stakeholders through 
meaningful consultation, in order to achieve a better 
understanding of the issues and complexities of the 
city as well as the specific site. 

PHASE 2: COLLECTIVE VISION DEVELOP-
MENT FOR THE SITE
After the first phase which was about the involved 
participants and diagnosis of the site, second phase 
will issue the further development process of the site. 
In this phase consensus will be reached between all 
the involved stakeholders for the future development 
and upgrading measure for the adjacent areas. The 
consensus is represented through an urban designer 
in a spatial vision for the site. The conceptual vision 
for the future configuration of the site, which takes 
social, economic and environmental issues into con-
sideration, is set out in a document. This document 
elaborates the vision, the action plan, negotiation 
outcome and commitment of all the stakeholders 
involved with the site development. In addition the 
document describes the main goals of the project, 
as well as the agreed terms by all the stakeholders 
within each phase of the process.  
In order to enhance the positive effects and regulate 
the negotiation efforts between all the stakeholders, 
an external advisory agency is needed in order to 
incorporate the different aspects of the plan into a 
relevant urban design and strategy for the devel-
opment. The consultant team should have relevant 
knowledge of indigenous mechanisms and culture, 

REQUIRED STEPS
For this graduation project participatory urban deci-
sion-making process has been created, which aims 
to consider that steps that are required in order to 
process inclusive decision-making for all the stake-
holders.  The following steps are essential in PPP 
and participatory urban decision-making process after 
defining the most strategic site. 

This is divided into phases:
-  Phase 1: Defining the site and promotions of the 
site and stakeholders mobilisation
-  Phase 2: Collective vision development for the site
-  Phase 3: Implementation
-  Phase 4: Evaluation and maintenance

The phasing of new planning framework is elaborated 
on the development of the strategic site. After defin-
ing the most strategic site derived from the analysis 
of the city and its parameters, it is important to un-
derstand how the development should be processed 
in order to give ground and build capacity for the 
new planning framework.

PHASE 1: DEFINING THE SITE AND PRO-
MOTIONS OF THE SITE AND STAKEHOLDERS 
MOBILISATION
In the first phase the chosen strategic site should 
be analysed, in order to get a rough idea about the 
situation, its underlying mechanisms and its charac-
teristics. On the next step the stakeholders need to 
be identified, who are needed for the empowerment 
or authorizing the implementation process. In this 
step the land tenure systems of the surrounded are-
as should also be identified, in order to understand 
its condition. After the preliminary analysis and the 
identified situation of the surrounded areas a diag-
nosis need to be developed through participation all 
the stakeholders. In this stage the potentials of the 
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as guideline can start. 
- Formulating strategy after gathering the differ-
ent views of various stakeholders for various ways of 
implementation in the context of Kabul. 
- Specific working groups are formed repre-
senting the stakeholders, in order to be able to 
address all the concern issues. These groups create 
will discuss about the issues an how to begin with 
implementation of the plan and investment model. 
- Negotiation about the land tenure of the sur-
rounded sites and action plan to upgrade the adja-
cent illegal settlements. 
- Action plan are negotiated and agreed upon 
which is based on result oriented, time specific and 
actor-specific plans that is guide through the agreed 
vision and strategy. The task of every group and 
agencies are clear and timeframe as well. 
- The work and process should be evaluated, 
in order to enhance the impact and results of the 
implemented project. 
- Organising workshops and presentations in 
order to generate awareness and wider understanding 
of the work and the involvement of various stakehold-
ers. 

PHASE 4: EVALUATION AND MAINTENANCE
For the sake of long-term sustainability and efficien-
cy of the implemented project and the following site 
developments, it is important to monitor and evaluate 
the development process. The outcomes can be con-
sidered as feedback for the next site development; 
this kind of monitoring and up scaling of the following 
interventions should be as part of the new planning 
framework and should be institutionalized. 
After implementation of the strategy and completion 
of the project, the maintenance of the area and its 
utilities should be negotiated and agreed upon the 
reasonable share of the cost for both landlords and 
tenants. Some cost can be shifted to tenants, while 
some major cost should be provided by the stake-
holders. 
- In order to evaluate the process and learn 
from the implementation process, there is systematic 
feed-back which allows adjustments for the second 
site development. 
- Evaluating the effects of implementation on 
social economic terms, which will attract more aware-
ness of the stakeholders for the next strategic site 
to develop. 
- The implemented development requires also 
long-term maintenance, which also should be provid-
ed involved stakeholders and future residents of the 

which can provide intelligent, embedded solution for 
the specific issues. 

- The conclusion from the preliminary analysis 
could be perceived and illustrated in variety of ways 
in which issues could be addressed. This will enable 
all the stakeholders for a debate about how to tackle 
these issues. 
- The surrounded areas which have different 
kind of ownership should be taken into account, in 
order to achieve a legitimate ownership of their prop-
erty. In return the adjacent owners should upgrade 
their property or invest in the area. This should be 
subject of the discussion between al the involved 
stakeholders and the owners of surrounded areas.  
- Gathering of key stakeholders (public, private 
and community) to discuss the issues identified. In 
this stage a consensus should be reached about 
how to tackle the issues and how the participatory 
arrangements institutionalised in the further process.
- Formulating a vision for the site based on 
the inputs of all stakeholders and the issues derived 
from the preliminary analysis and the conditions of 
the surrounded areas.   
- In the stage after consultation and debate 
between all the stakeholders a consensus will reach 
for the first step of the strategy about the site de-
velopment.

PHASE 3: STRATEGY FORMULATION AND 
IMPLEMENTATION
In this phase the conceptual vision from the pre-
vious phase is transformed into a strategy for the 
development of the site, in the framework of spatial 
interventions in order to convert the obsolete area 
into the envisioned development from the previous 
phase. The translation of the vision into a strategy 
is agreed upon the issues, working group as well as 
action plan for implementation of the strategy.  
The action plan are negotiated and agreed amongst 
the stakeholders, these action plans sets fixed steps 
to follow in order to implement the strategy and 
achieve the conceptual vision. These steps specify 
exactly what should be done, by whom and when, 
within the available budget. The duration specified in 
the contract between authority and contractors distin-
guishes the time of cooperation, so it is important to 
add the time component to the strategy. 
Before start of actual implementation, the strategy 
and the action plan should be evaluated by the 
external consultant, in order to be sure of its propor-
tionality with strategy and vision. 
If necessary, the strategy can be adjusted, otherwise 
the implementation of the strategy with action plan 
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URBAN VISION (PROPOSED SEQUENCE OF 
THE STRATEGIC SITE)
According to analysis and in-depth interviews, there 
are three possible steps in defining the strategic 
sites, which can tackle dis-connectivity of most im-
portant nodes of the city and thereby creates a vital 
condition for the city. 
The central authority of Kabul does not possess con-
trol of all the areas and nodes of the city in terms of 
security and legitimacy. In certain nodes and region 
of the city, which also lack of physical infrastructural 
connection with central government control area, are 
controlled by different factions of warlords who rep-
resent different ethnic groups. 
The reason behind the sequence of choosing a stra-
tegic site is two folded. Firstly the defined strategic 
site should be under control of the central author-
ity in order to reduce complexity and security risk. 
Secondly the strategic sites should be chosen in a 
sequence that can improve connectivity of the most 
important city node and as such broaden the author-
ity of central government, hence the mobilization of 
the stakeholders towards a PPP development. 

PARAMETERS OF  A STRATEGIC SITE.
The following steps can be recognized in defining 
the strategic site.
 - The strategic site should be under control of 
central government in the current situation
Given this context of the government relation and 
various stakeholders involved with urban planning, 
when defining the strategic site, territory should be 
the first parameter to look at. The strategic site 
should be owned by the government and also under 
the control of the central government (government 
territory), in order to reduce complexity of ownership 
and enhance power of the central government. In 
order to reduce isolation of the nodes and enhance 

STRATEGIC PROPOSAL IN DEFINING THE 
SITE
The proposal of this graduation project exists of sev-
eral steps, which can be followed according to the 
parameters, which is chosing most the strategic site. 
Each step is organised and facilitate by the stake-
holders in order to tackle more than one problem 
on the regional level. Each strategic site, chosen by 
the parameters derived from the analysis, can be-
come a stepping stone which is connecting different 
nodes of the city and thereby strengthen and widen 
the central authority influence in the city. This kind 
of approach, in contrast to master planning, not only 
benefits the authorities but also the local and re-
gional actors because they can be included into the 
planning process. 

The steps which are going to be followed in time 
sequence in recognizing the strategic site should be 
part of the strategy and also subject of negotiation 
between the key stakeholders. Developing kind of 
consensus in a contract about the steps and inclu-
sion of the stakeholders is a key step. Defining the 
first three steps to follow in choosing the strategic 
site becomes the urban vision on the regional lev-
el, before the new city of Kabul emerges in Deh 
Sabz. This consensus contract is important because 
it ensures commitment from both public and private 
stakeholders in order to prevent the strategy from 
collapsing after political instability until 2030. 
The consensus contract is developed according to 
the city analysis and consultation sessions for all 
the involved stakeholders. During these workshop / 
meetings the first three steps of defining the strate-
gic site should be agreed upon. In this case all the 
stakeholders know when their project is planned and 
in which sequence. 
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represents various ethnicities and different warlords, 
are reinforced by the lack of connectivity within the 
city. In order to enhance central government power 
and reduce dis-connectivity between city nodes the 
strategic sites can play an important role to enhance 
connectivity while developing the site. This mecha-
nism works two ways; at first hand it identifies the 
most strategic site, which can contribute to connectiv-
ity of the city nodes secondly the site can work as 
stepping stone from one territory to another.

connectivity within the city, the strategic site will 
provide the opportunity to do so.
- The strategic site should improve connectivity 
between the most important nodes of the city.
The relation between infrastructure and government 
control areas is clear from the analysis, the ring 
road acting as only control area in the country and 
rural areas which have been treated in isolation are 
controlled by warlords.  The same relation is exam-
ined in Kabul, dis-connectivity of city nodes, which 

Itehad-e-Islami
         Abdul Rasul Sayyaf

Vice President of Afghanistan
Karim Khalili

Hesb-e- Wahdat

Vice President of Afghanistan
Qasim Fahim

Hesb-e- Jamiat-e- Islami 

Strategic sites 

Government
control area’s 

Strategic site in the
government control areals 

Strategic sites between
the city nodes

FIGURE 34
STRATEGIC
SITES  IN 

CONTROL OF
THE GOVERNMENT

FIGURE 35
IMPROVING CONNECTIVITY

BETWEEN THE CITY NODES



77

- Water supply network dis-connectivity, the wa-
ter supply system in Kabul is working independently. 
Only 12% of the population have access to water 
supply network of Kabul. There is an obvious rela-
tion between aquifer depletion and population growth. 
Due to conversion of aquifer land recharge areas 
into urban settlements, the basins of Kabul are not 
recharged sufficiently. And Kabul River is not being 
used at its high potentials for water supply; instead it 
causes problems for the urban dwellers. Additionally 
the water supply network excludes the majority of 
urban dwellers from water supply.

These three problems cannot be tackled only through 
development of the strategic sites, but it could be 
one of the parameters to give priority for choosing 
the strategic site. When developing a site it should 
incorporate at least one of the water problems. In or-
der to be able to tackle at least one of the problems 
regarding water issue, the strategic site has to be 
adjacent to the river or should give the opportunity 
to recharge the aquifer level.

The strategic site should be adjacent to illegal set-
tlements in order to improve liveability of the sur-
rounded areas.
- The strategic site should have proximity to 
main infrastructure and urban facilities, in order to 
attract investors. 
- The size of the strategic site should be not 
bigger the 15 hectares. 

- In the first step the strategic site should be 
adjacent to the river in order to give examples solu-
tions for flooding and water issues.
The analysis about water issue in Kabul has deliv-
ered an understanding of the problems, while creating 
a solution for this issue reaches beyond this grad-
uation project. Nevertheless this graduation project 
aims to point out few recommendations for the water 
supply in Kabul. 
At first hand we should look at the water issues; 
in Kabul can be summarized in the following three:
- Ground water depletion, due to enormous 
amount of wells and water extraction from the aqui-
fer in the city and there is lack of recharge ground 
areas for ground water. The recharge areas which 
were preserved for aquifer recharge areas are mostly 
converted into illegal occupation. 
- A seasonal river problem, during the high 
season the river causes flooding in the city, which 
demolishes a big amount of settlements near by the 
river.
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 -Infrastructural Vision
On the regional level there are few impor-
tant infrastructural links needed to be built 
in order to act in accordance with the fast 
growing daily commuters around the city 
centre and also between the two valleys 
and thus the between the city nodes. 
The communication between the two val-
leys of the city is now happening through 
two important roads, which needs more 
capacity. 
The proposal is to make two new infra-
structural lines, one which goes through the 
strategic site and the other one over the 
mountain.
These two infrastructural lines can release 
some pressure from the important roads 
and increases the infrastructural capacity 
of the city. 
The regional infrastructural vision is also 
one of the parameters; the site should be 
nearby the infrastructural link in order to 
benefit from the infrastructural improvemenT
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After defining the first strategic site, it is important 
to under pin which steps will be taken to define 
the next one. The parameters for defining the next 

strategic site does not change from the first one, 
however the influence area of central government is 
substantially broadened after the development of the 

first strategic site. 
The map her below illustrates which strategic site 
can be developed, after the initial site development. 
The sites are chosen according to the parameters of 
site development, which is aiming to enhance con-
nectivity and influence from central government. 

After developing the second stage of site develop-
ment, the influence of central government will en-
large. This means that other strategic sites can be
developed, which were once not under control of 
central authority.  The development of all site are 
shown in the map below, which of course will effects 
its surrounding and the connectivity of the city.
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control over their own territory and respective provinc-
es. Their power is achieved by both force and formal 
administration, because they have installed their men 
throughout all administration scales.  These powerful 
elites of the city are involved with planning and real 
estate market in order to gain more power and of 
course gain more money. 

This graduation project which has a specific focus on 
one of the strategic sites, a more detailed analysis 
of the different stakeholders is given in the chart, 
which is relevant for developing of the specific site. 
In this chart for each stakeholder, their role, respec-
tive share, influence/power and current legitimacy, as 
well as effects after the development is given.  This 
will allow as pointing out the most important stake-
holder for this development and with their respective 
influence on different scales. 
The indicators are defined as such:
- Share: the degree to which stakeholders is 
involved with the strategic site, either by possessing 
the site or have invested for the development of it. 
- Influence/power: The ability to use force or 
use power to gain control over the area.  These 
resources are either legitimate power, military power 
or economic power, which can be used to strengthen 
their own perspective and use violence. 
- Legitimacy: The actor which has right on the 
peace of land, who holds legitimate documents to 
prove it. 
The stakeholder analysis is useful to understand 
about different perspective of each stakeholders and 
their main conflicts regarding urban planning policies. 
In this way we can point out where they can coop-
erate and find a common ground for all the users. 
The diagram represents the inner conflict policies on 
the formal side of urban planning , alongside the in-
formal stakeholders also involved with urban planning. 
The conclusion that can be drawn from the diagram 
is that there are many conflict on both formal and 
informal side of urban planning, which exacerbates 
the overall condition of the city.   This confirms the 
idea to create a new platform for urban development, 
which includes different objective performed upon a 
small, tangible and comprehensible site development. 

STAKEHOLDER ANALYSIS
For the new planning framework, a stakeholder anal-
ysis is crucial and it forms the first phase of the 
decision- making. It helps to understand the actual 
power and needs of the stakeholders, which forms 
the basis of any intervention. It allows to incorporate 
the different views of various stakeholders into a spa-
tial configuration of the site, in order to optimise and 
localize goals and spatial intervention.  In this sec-
tion, first general information is given on stakeholders 
in Kabul and their various perspectives and power, 
subsequently this is used for this graduation project. 
Stakeholders are individuals and groups who have a 
share or interest in the project, each with different 
views and ideas how the project should take form. 
Therefore an assessment is needed in order to un-
derstand their interest and point of view

STAKEHOLDERS IN KABUL 
Before giving an overview of all the stakeholders 
involved, which are relevant for this graduation pro-
ject, firstly the major stakeholders and their drive and 
involvement should be understood. 
- Foreign Donors: The assistance period started 
after the defeat of Taliban in 2001. The international 
community has pledged 90 billion US dollar to Af-
ghanistan for reconstruction aims. Because of their 
capital and security power in Afghanistan, the foreign 
donors have become the most important stakeholders 
in Kabul and hence in Afghanistan. 
- MUDH: The ministry of urban development 
and housing is responsible for the policy and pro-
gramming of all urban development activities. Who 
plans to suspend the Master plan of Kabul, which is 
no longer realistically reflecting the city’s needs. 
- Municipality of Kabul: The Kabul municipality 
is somewhat greater than other municipalities in the 
country, because it has far greater independence 
from the ministries. Therefor the municipality can 
decide about the Master Plan implementation, even 
though the ministry has suspended it. The staffs 
working in the municipality are mostly structural or 
civil engineers and studied in Russia, who have great 
admire for the implementation of the Master plan. 
- The powerful warlords: President Hamid Karzai 
placed many former warlords in positions of power. 
They have employed informal power and rules, as 
well as their personal networks, in order to preserve 

Municipality

WarlordsMUDH
Zoo

Private investors
District 1,2,3,7,5,4

Share Current

power

Current 
legitimacy

=R espected

=
Respected
   and 
       feared

=
Inactive
and have
no resources
to get
active

Very strongWeak

Strong

Dominant

 (van den berg,2010)

FIGURE 42
STAKEHOLDERS

ANALYSIS
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CONSENSUS CONTRACT:
As described before the consensus contract is an 
important part of the strategy in site development 
strategy. This contract describes the commitment of 
all stakeholders and thereby articulates the steps to 
follow on the regional scale, the vision, objectives 
and priorities of actions which is described in the 
phasing and sequence of each site development.
By determining the agreed upon steps and commit-
ments of all stakeholders, creates the conditions of 
stability and provides guidelines for the urban devel-
opment in Kabul.  The setup of this contract con-
sists of most important stakeholders and also most 
vulnerable stakeholders. While developing a specific 
strategic site, the local residents should be part of 
the decision making, whereas in the regional strategy 
which is only about the sequence of development the 
representative of each district will do the job. 
The advisory board, which must be independent and 
neutral board, will gather the stakeholder groups for 
defining the strategic site development sequence as 
well as for developing a strategic site. This neutral 
board should be accountable for investigation and 
communication for the conflicts and interests of each 
stakeholder. This role can be performed by an urban 
planner, architect, who is competent enough to trans-
late the different interest into a spatial configuration. 
For this graduation project an exemplary consensus 
contract is proposed, based on the analysis and in-
depth interviews. 
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cow. This plan proposed replacing most of the Old 
city. The plan had great dedication for green spaces 
in the city centre along the river side in order to re-
charge ground water and at the same time will work 
as park for the inhabitants. This plan goes hand in 
hand with separation of functions and the city cen-
tre mainly assigned to government instituations and 
greenery. According to Calogero the Master plan is 
literally a graphic diagram of how the city should be 
developed, a technocratic plan without understanding 
of the current situation. 
The specific chosen site is reserved as green and 
flooding area, and it’s surrounding surrounding too. 
Implementing the Master plan would require demol-
ishing most of the the housing in the area, which 
has various kind of ownership status, from gated to 
illegal purchase bill (Calogero, 2011) HISTORY

The site is surrounded with historic places. Some 
areas are built around the 14th century under the 
first Mughal emperor Babur, who laid out a number 
of gardens in and around the city. Kabul flurished 
under the Mughal emperors, The most famous of 
al the garden laid during this time is Baghe Babur, 
almost adjacent to the site. 
The city centre is full of layers of spatial configu-
ration and transformation by different regimes and 
modernization attempts. 
Because of the spatial and morphological configu-
ration of the city centre, it retained its commercial 
importance for centuries. This reinforced the densities 
in the city centre as rusult the conditions within 
the historic areas deteriorated. Much of the wealty 
Afghans moved out of the city centre into the new 
district called Share naw (New city). 

The survey map of Kabul in 1963, used as a basis 
for the first Kabul Master Plan, was compiled in Mos-

FIGURE 43
MASTER PLAN
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BUILD UP MASS
Households doubled and tripled up within the exist-
ing plots, and other returnees and migrants began 
to build houses as quickly as possible within every 
available space (Bertaud, 2005).
At average the population density is 410 people per 
hectare, with highest densities in the central areas, 
in the surrounding of the site.
After several attempts of moderizing the city centre, 
the municipal realized that the plan is very difficult 
and expensive to demolish all the city centre in order 
to make it green or building new high rises. The 
existing build up mass of Kabul city centre is very 
mixed and irrational if we look at from functional 
point of view. The seperation of the function asigned 
from Master plan, takes huge areas in the city cen-
tre, which is fully empty through the nights.
The other buildings beside government buildings, are 
prominantly at max three stories high.

MONO-FUNCTIONAL CITY CENTRE
Most of the governmental buildings in the city cen-
tre are constructed according to the Master Plan. 
The total separation of these building plots from its 
surrounding, makes the surrounding unattractive and 
useless.
As stated before due to security and conventional 
Afghan architecture, the buildings are mostly gated 
and hence do not allowed mix use. The streets along 
these buildings becomes mostly dead zones and un-
appealing for thosewho are walking by. 

FIGURE 44
BUILD UP MASS
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leaves the street and its surrounding as non active 
places.

ILLEGAL STREET PATERNS
Looking at the internal organization of the Zoor abad 
in the mountain hill, we can understand that there is 
an hirachy of the roads connection the housing with 
the planned infrastructure of the city. It is remarkable 
to notice that the main road in Zoor abad has the 
same layout as it is invisiond by the master plan for 
the city centre. Here we can sense the awareness of 
the Zoor abad inhabitants about Master plan and the 

200 m
300 m100 m

Military base

Hospitals

Government institutions

200 m
300 m100 m

Commerce

Mix use

Plot typology do not allowed commerce

CITY CENTRE
The highly active core of the city , is located in the 
east side of mountain spine in the old part of the 
city. As you move towards the west of the city cen-
tre the activity is getting less and the building size 
and functions are changing.
The separation of the functions and the predome-
nently  government buildings in the city centre stops 
the transition and continuity  of activity towards the 
selected site. The government buildings in the city 
centre covers a huge amount of land and these 
plots are mostly gated due to savety reasons, which 

FIGURE 45
GOVERNMENT 

BUILDINGS

FIGURE 46
COMMERCIAL

CENTRE
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a barrier between the two sides and the number of 
bridges are decreasing moving away from the city 
centre. The lack of good infrastructure, parking plac-
es, bus terminals and bus stops creats overcrowding 
of  both vehicle and people in the city centre.  
Besides the distance between bus terminals (stops) 
in the city centre with nog public transit connection 
creates over crowding of people who walks in the 
city centre in order continue their journey. 
The lack of transit points and heavy presence of 
hawkers, small mobile shops, pedestrians and occu-
pancy of road by praking and bus terminals aggra-
vates the congestion and air and street pollution. 

consquences it has for them. They have managed 
to organize and cooperate with each other, in order 
to their houses if the Master plan is implemented. 
While thinking of capcity building in the infrastructural 
networks of the city the these informal roads can 
offer the oppertunity to reduce the congestion and 
reinforce the connection between the two valleys. 
According to the (Noori, 2010)

TRANSPORATATION NETWORK
the connection of transportation network on both side 
of the mountain spine are not well connected and 
not well planned. In some cases the river becomes 

200 m
300 m100 m

FIGURE 47
ILLEGAL 

STREET PATERNS

FIGURE 48
PUBLIC

TRANSPORT LINES
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INFRASTRUCTURE
The current infrastructure network  in the city centre 
lacks connection and traffic management according 
to(traffic problems kabul). 
In this map we can see that the east side of the 
mountain spine, the city core, the roads are more 
interconnected and there are more bridges, while on 
the east side of the mountain spine the roads are 
not well connected, the river creates the separation 
with few bridges.

NO LIBRARY
Most important schools and universities are in the 
surroundig of the site. Each of these educational 
institutions has their own library and facilities within 

GATED PUBLIC PLACES
According to minister Pashtun only 2% of the land 
in Kabul is asigned for public recreation, while 15% 
is required. In Kabul most of the public places and 
parks are gated, in order to avoid the unwanted 
crowding, you required to pay intrance money for the 
parks. While the majority of people are poor, these 
parks and public places in the city centre are only 
available for people with money. In contrast to the 
gated parks, the mosques are open for every one, 
and they are also used for relaxation purposes.
The majority of population in Kabul are young, 66% 
of population under 21 years old, hence there are 
no recreation places (Livingston, 2012) 

200 m
300 m100 m

Gated 

Mosques as 
public place

Public park
Not gated

200 m
300 m100 m

FIGURE 49
PUBLIC
PLACES

FIGURE 50
INFRASTRUCTURE

NETWORK
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No library !?

dential areas  from the ancient time of the city. The 
status of the ownerhsip is unclear.
2) On the mountain hills the residentents have build 
there shelter by grabbing the land or bought from 
prior occupant. 
3) By converting the cultivation land into residential 
areas, these households are the owner of the land 
but not the constructed houses.
4) Houses build according to the Master plan holds 
the full ownership of the plot and the constructed 
house. The materials that these households use for 
the construction of their houses more expansive.
5) The gated communites are provited with full con-
struction and legal documents of the ownership of 
the appartment. 

their own gated areas. There is not a common place 
, a public library, where all these insitituation comes 
to gether. 
The lack of public library creates the condition which 
makes the knowledge only available for people whom 
are paying for it, in this sense lack of access to 
to knowledge creates another level of social spatial 
segregation.The site could propose a public library 
which will benefit all the inhabitants of the city.

SURROUNDED RESIDENTIAL AREA´S
The residential areas in the surrounding of the site 
can be understand throug the ownership status and
the mode of planning  in which it is build. 
1) At the east side of the mountain spine the resi-

200 m
300 m100 m

Master planning
Gated communities

Urfi planning

Old city
Illegal settlements on the hills

FIGURE 51
NO LIBRARY

FIGURE 52
OWNERSHIP
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POLLUTION REDUCTION STRATEGY
Pollution is one of the major problems in Kabul, 
which aggravating the health of millions of people in 
Kabul. One of the main causes is that the daily sew-
age output most of dwellings in Kabul are directed to 
the public space, to the street or directly discharged 
in Kabul River without any treatment.   In order to 
upgrade the environmental conditions in the area as 
well as in the entire city, structural improvements are 
need in both policies and spatial level. 
Spatially, some strategic areas are located in an area 
which can improve the situation in certain extent ad-
dressing some issues. Strategic sites along the Kabul 
river or wetlands, can give solution for black water. 
These areas can play a role for black water, aware-
ness for the local residents and new ways of solving 
the sewage problems in Kabul.  While integrating 
the solution into the strategic site development, can 
also attract more funding from the NGO’s and other 
agencies who are involved with environmental up-gra-
dations.  

RIVERFRONT SOLUTION
In the existing situation for this specific site, flood-
ing occurs seasonally, which always demolishes the 
areas in the surroundings of the river basin. The 
surrounding of a river basis is mostly occupied by 
illegal settlements and they are very poor to move 
elsewhere. Each year these settlements are demol-
ished and they build it up again.  
In this graduation project a series of measures are 
proposed in order to reduce flood risk on local stra-
tegic site level, which can be used to gain more 
awareness for the overall problem as well as giving 
answer to local scale problems.

The specific chosen strategic site is preserved as 
flooding area; therefore it is left empty in such a 
valuable place. This area can play a valuable role, 
if this problem is handled in a different manner. The 
proposal is to make a dike around the area, in order 
to protect the valuable area from flooding risk, at the 
same time the dike can be combined with a road, 
which will enhance connectivity and inclusion within 
the current urban network. (figure 54) 
This combination between a dike and road gives an-
swers to both flooding risk and dis-connectivity of the 
city nodes. Several combination concepts are made 
in order to choose the most suitable for the area.  

 

FORMULATING A VISION
The area is located in very heart of the city, mean-
while the area is very much isolated from the city’s 
urban fabric. Kabul river and the regional road which 
connects the city centre with its periphery, performs 
here as barrier.  
A vision is proposed that makes the area active as 
well as improves the connection between the two 
important city nodes. Hence provides solution for 
the surrounded areas and local problems in a more 
accessible and integrated manner into the already 
existing urban fabric of the city.  

With this proposal the strategic area becomes con-
nected with existing infrastructural lines and performs 
the duty to enhance these connections. 
The area provides the ground to enhance urban net-
work through open spaces, cultural activities, recrea-
tional areas, dwellings and a more connected urban 
infrastructure, while using the potentials of the site. 
This kind of approach not only benefits the regional 
scale, because it connects the nodes, but also the 
local scale, particularly the adjacent illegal settlements 
and the surrounded areas. The specific strategic site 
will work as catalyst for the area and will give a 
new positive boost for the development. Because it is 
participatory planning, it will achieve the sustainable 
aims and will provide the ground for a more inclusive 
city, and thereby will reduce poverty and vulnerability 
of the specific area.

 

CONNECTIVITY THROUGH INFRASTRUCTURE
In order to enhance connection between the two city 
nodes, new infrastructural lines are proposed.
The new infrastructural line are the basis of the site 
development, therefore a lot of varieties are proposed 
in order to select the most suitable one.  The variety 
of infrastructural connection defines also the site bor-
ders and the connection between the existing network 
and the strategic site. (figure 54)  

CONNECTIVITY THROUGH PROGRAMME
Currently the city is not balanced if you look at its 
programmatic configuration, there is a need for bal-
ancing the programme in order to reduce the daily 
commuters to the city core and also enhance con-
tinuity of the city programme to other side of the 
mountain spine.  This shift will be provided by the 
programmatic infill of the strategic area in order to 
turn a marginal, obsolete area into a more accessi-
ble, active area. 
By connecting the existing cultural places, commerce, 
open space and other programmatic infill, the area 
will became part of the daily system and will improve 
the existing network.

Missing functions
Filling the gap

Commerce
Public places
Services
Dwellings

Commerce
Public places
Services
Dwellings

FIGURE 53
STEPPING STONE
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12 hectare

* In the historic area of Kabul
* Has strategic location (city centre)
* Was partialy reserved for ooding

When there is less water

When there is 

* New water connection in order 
 to enhance river capacity

* The area need more physical connection
* The physical connection is part of a bigger strategy
 which aims to connect the city nodes for more
 integrated an economic viatal city. 

* The dike prevents the area from ooding, 
 but also provides the ground 
 for more recreational
 activities.   

* The current infrastructural lines between 
 Kote Sangy and city centre has more room
 for tra

* This new infrastructural line increases the physical 
 capacity of the infrastructural connection between 
 the city centre and Jade Darlaman.

When there is more water in the river,  the water
can ow als on the other side of the area. 

FIGURE 54
STRATEGY
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landowners (in this case the municipality of Kabul) to 
benefit from the uplift value of the land because of 
the increased interest for the land. 

At the begin the landowners (Kabul municipality, 
Kabul Zoo) and the promoters (Foreign aid agen-
cies, NGO’s and constructer companies can become 
partners in promoting the land for development and 
additional investment in infrastructure at the end their 
return investment would be much higher (illustrated in 
next page). Return comes from the phasing of land 
sales, while it value is increasing. The landowners 
maintain an ongoing role in the site development, in 
order to coordinate the development according the 
envisioned plan for the site.

SPATIAL REPRESENTATION
The spatial representation strategy represents clearly 
the main objectives of the overall strategy, which is 
to enhance connection between the city nodes and 
reduce fragmentation. The proposal allows the obso-
lete area to become part of the city and thereby a 
new stepping stone in connection between the nodes 
of the city. 
Reference projects :  Dakpark, wetlands , iLent. 

STRATEGY
The strategy is to react to the conditions created 
by the urban morphology in specific site as well as 
answering the overall problems of the city. As such 
there are rules created for each site, but also for the 
site specific. In this specific case the potentials of the 
site is used in order to reduce the problems of the 
wider area, through improving physical connectivity 
and thus reducing congestion.  Additionally the site 
development is being used to give answer to housing 
shortage in corporation with private stakeholders. 
The strategy should be three folded, first investment 
should be delivered for promotion, capacity building 
(bringing stakeholders together) and building aware-
ness. Second investment should be delivered for 
infrastructure and preparation of the land mostly by 
public partners. The third phase of investment should 
come mostly from private investors.
In contrast to the standard business model, where 
value is created through planning permission, in this 
model the value of the area is created through facil-
itating the capacity building and providing infrastruc-
ture and preparation of the area(strategic investment 
model). Investments are principally used to fund 
enabling activities and infrastructure, allowing the 

Regularisation process

connectivity

Housing
shortage

stakeholders
corporation

important 
city functions

Strategy

Addressing

FundingProt

Potentials of the site

Private sector +
public sector
 investment

The development corporation
with clear hierarchy, in the

spirit of new developments 
in the city and changed

policies since the
fall of the Taliban. 

Business model 
for the private 
stakeholders

Integreted city
network and new

development model
for the city

Job creation Job creation

Funding

Private
investors

Public + NGO 
+ foreign aid
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DAKPARK AS REFERENCE
The roof park consists of long and narrow terrain, 
half of which is situated on the Bigshops Dakpark’s 
roof, which is also used in various scenarios of the 
dike. The side of the park facing the neighbourhood 
rises up gradually. A large portion of the park is 
located more than nine metres above street level. It 
will become a green park with three special places: 
the Mediterranean garden, the playground and the 
community garden. Three stairways transverse the 
park as a shortcut to the surrounding neighbourhood. 
The park lowers down to five metres at the height 
of the two outermost stairways. There is a wide 
main path over the entire length of the park that 
very gradually rises and falls, as well as a finer 
network of ramps and winding paths that wends its 
way through the park.

The elements which are used for this design are:
 - Shops beneath the dike
 - The park on top of the dike
 - Stairways to get on top of the dike
 - Ramps to connect different heights
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In order to improve the overall condition of the ad-
jacent illegal settlement, few physical interventions 
should be provided. The required steps of the up-
grading process are illustrated here. The diagram ex-
plains the existing solution and the required physical 
intervention in order to upgrade and benefit from the 
strategic site development. The diagram describes 
the steps needed in physical interventions in order 
to upgrade the overall condition of illegal settlements. 
The process is slow because firstly an initial survey 
is needed. 

PLAN FOR REGULARISATION
As described before there are two components need-
ed in order to upgrade the adjacent illegal settle-
ments. In this project we will focus on more physical 
intervention solutions, the administrative part can be 
subject of stakeholders’ negotiation.  Although a de-
tailed consideration of the process of regularisation is 
outside of the scope of this graduation project, but 
is important to notice that land tenure is essential 
for upgrading process and cannot be left out the 
process. 

Existing situation

Unsafe discharge in river

Lack of sewage system

No sewage system

Drinkking water

Dry toilets
Immediate collectorUnsafe groundwater

Unpleasant streets

Phase one

Collective vision
Funding from NGO’s

Funding residents

Phase two

Collective vision
Implementation 
collective sewage 
system

Phase two

Existing situation

Some water tanks

Brought from far away
Bought from tanks or
shops

Some public
water pomps

Upgrade and extend 
water tank system

Filter systems
to use river water

Phase one Phase two

Connect all illegal
housing
with water networ

Phase two

Connect with legal
water structure

Kabul River

Existing situation

Currently disposal area

Dscharge area

Capacity is reduced 
by rubbish inside

Clear out creek

Phase one Phase two

Re-use seasonal
water of the river
for other urban
functions

Phase two

Improve  the image
of the river

Increase collective
waste collection points

Housing

Existing situation

Variety of physical
quiality and conditions

In-depth survay of 
each housing
Point out which 
upgrading measures
are needed

Phase one Phase two Phase two

Improvement of
the existing housing
according to the 
requirements
New housing if
needed

New housing 
facilities

re-locate residents
if neededThe physical condition

relates to the deeds
of the dwelling

Public places

Existing situation

Some dwellings need
to be demolished
in order to make room
for new public places

Phase one Phase two Phase two

Improving the street
quility by paving 
and cleaning
Construct new public
squares

Connect the 
streets

Create green 
streets, whic provides
shadows

Street lighting
Cleaning the streets

Lacking public places
Streets unpaved
Streets  are two small

Streets are isolated
from the dwelling
through a big wall
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Specifi c site Design

# Design concept

# Methodology
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BAZAARS (COMMERCIAL STREETS)
Since the two major public buildings, mosque and 
public library are located on the two sides of the 
site, opposite of each other in service of the specific 
site and the whole city; the major streets between 
these two becomes focal point of commercial activi-
ties.  Commercial activities and services are design 
to attract more people to the site and make the area 
more attractive. 
Commercial activities between or in the surrounding 
of major mosques occur in every Islamic city, which 
has different names such as: Suq, Bazaar. 
Within this design the commercial activities are com-
bined with the dike which leads connects the two 
important buildings with each other

DESIGN CONCEPT
The concept of the strategic site design is derived 
from analysis and in-depth understanding of the cul-
tural and programmatic values. Within this concept 
a number of different elements are used in order to 
achieve the desired objectives. Within this concept 
the most important values of the old city of Kabul 
as well as cultural values are put together. 

STREET NETWORK
The layouts of the streets are chosen to represent 
the old city of Kabul, since the site is very much 
located in the historic areas. The irregular pattern 
are used in different ways with building typology and 
combined with public places. 

PUBLIC SQUARES
One of the main characteristics of Old Kabul city is 
the woven structure of courtyards, which lacks open 
and public spaces. In contrast to old characteristics 
this design tries to provide public places in cohesion 
with the old cities street pattern. These public spaces 
are in good sequence in between the mosque and 
public library, connected with wide green boulevard

The area is enclosed between 
the two roads and river

New infrastructural connections
are proposed in order to 
enhance connectivity

Green connection, which
can be used for recreational
purposes

Two important public buildings
in order to serve the
city residents

Residential areas 

THE DESIGN 
AREA

Library

Mosque
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Old city patterns

Old building 
typology Enclosed residential blocks

Park

MosqueLibrary

Important 
public 
buildings

Dike

Elements Spatial form Spatial translation

The conguration of the
street patterns represents 
the old city of Kabul, which
is interwoven. This will give
room for di
enclosed block typology.

E
r
h
g
a
2
a

C
p
p
p
r
r

C
p
r
p

C
t
a
f

The defensive towers in old
Qala are translated as high
residential buildings, whereas
the fortied thick walls are 
translated as low residential
areas, which are creating 
the resemblance of old walls.
 
In order to provide park and
recreational places for the 
the whole city as well as for 
the residents of the site, 
there are several kind of 
public / semi-private 
recreational gardens designed

The two important public 
buildings which are serving 
the city , are located in a 
very strategic location of 
the site. 

The surroundings of the site
is designed as dike, which is
preventing the ood risks 
additionally it provides 
recreational places.

Spatial translation
in woords
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City dwellers

City entrence

part of the city

Living in a green
area in the heart of 
the city.

Educational and
religion place

Having a private
place within all
the surrounded 
functions

Residential buildings:
20 buildings*12 oor*5oors= 
1200 people
Low residential houses:
48 houses* 6 people= 288
total= 12228/12hectare

124 people / ha

Enclosed 
residential
block entrance

Park for all city 
residents whereas
the enclosed park
is semi-private

Each entity of enclosed
residential block is providing
housing for mix ethnic 
groups and as well 
as social groups.
20% of housing will be
assigned to poor people. 

City dwellers can use the
public parks for recreational
purposes. the semi-private
parks are for the 
residents of each enclosed
residential block.  

City dwellers can use the
public buildings for 
religion and educational
purposes. 

City residents can use
the park and the commerce
along the dike 
for their daily uses. 

target group life style densitiesAccessibility
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In this illustration the dike around the 
area is illustrated as green.  The 
dike solution as prevention of flood-
ing goes along the river area where 
it is not canalized and in some loca-
tion the river has more area to use, 
when the water level rises. 
On the other hand this picture shows 
the green connection between the 
surrounded dike and also the area 
beyond the river such as the Zoo.



115



116

The situation when the water level 
rises. 
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The infrastructural connection along 
the site is one way, which aims to 
increases the capacity between the 
city and Kote Sangy. From this per-
spective the road has another status 
than the already existing road in the 
area. 
All the other roads provided for 
the sites are working as entrance 
connection for each residential unit. 
From the street patterns we can 
understand the enclosed character of 
each residential unit. The street are 
not interconnect and thus private.  
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Parking 

Two families
each floor

Balconies are 
not oriented
toward the 
neighbour’s yard

One central stairs, which 
connects all floors with
each other

20 m
eters

20 meters
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The enclosed residential units are a translation from 
old Afghan housing typology. The old housing ty-
pology as described before consists out of three 
important elements. 
- The mud wall
Translation: free housing parcels
These parcels also define the boundaries of a unit 
and also provide a quieter and private garden inside 
for those houses around the unit.
- Defensive towers: High building blocks (flats)
The new building blocks, which makes a unite bound-
aries complete, also defines the length of the parcels 
‘Mud walls’. Some units consist of more which also 
common in the old building typology.
- Clusters of homes
Translation: The green private garden
In the old typology the green area inside the Qala 
does not exists, but in the new typology it can pro-
vide a new ground for coherence and integration for 
a building unit. 

Defensive towers

Fortified compound

Clusters of homes
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3.5 m

Pedestrian
4.0 m

shops

5.5 m

RoadResidential building
15.0 m 1.5 m 1.5 m 2.0 m 2.0 m

Road
15.0 m

Small river

4.0 m

Green / 
play area

1.5 m

Green / 
play area

2.0 m

Flower gardens, which 
represents the carpet 
market of Afghanistan and
also cultural values 
of the industry.

An additional water way 
in order to enhance 
the water ow capacity

The dike provides also
recreational activities. 

Beneath the ower garden, 
there are
Shops for daily grocery.

Restaurant for 
recreation activities

3.5 m

Pedestrian
4.0 m

shops

5.5 m

RoadResidential building
15.0 m 1.5 m 1.5 m 2.0 m 2.0 m

Road
15.0 m

Small river

4.0 m

Green / 
play area

1.5 m

Green / 
play area

2.0 m

The dike can provide
room for more water
ow , in order to 
increase the capacity
of Kabul River

Reference project
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8.5 m 1.5 m 2.0 m 2.0 m 2.0 m 2.0 m 2.0 m 20.0 m8.0 m

CarCycle CyclePedestrian Pedestrian Residential buildingPedestrian
Green / 

play area

2.6 m

The dike can provide
room for more water
ow , in order to 
increase the capacity
of Kabul River

The dike provides
also
recreational 
activities. 

The new infrastructural 
connection between
inner city and other
side of the mountain 
spine

8.5 m 1.5 m 2.0 m 2.0 m 2.0 m 2.0 m 2.0 m 20.0 m8.0 m

CarCycle CyclePedestrian Pedestrian Residential buildingPedestrian
Green / 

play area

2.6 m

The dike can provide
room for more water
ow , in order to 
increase the capacity
of Kabul River

Green area works
separation element between
the road and residential 
areas

Reference 
project
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Biogas 
reactor

Retention
biogas +
Sludge with
liquid fractions

Screening and 
presedimen-
tation

Coagulation
Flocculation
Sedimentation

Filtration

Disinfection Tank with 
Pump

Storage
sludge

Zoo is also prevented
from ooding

Parking for the
residents of the
building

Designed typology
Each oor provides
room for two families
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Private gardens 
for the residents 
of the area. 

Residential plots
for sale, The owner
can decide about the
architectural typology.
The typology has its
limits:
-Not higher than two oors
-The window and the
balcony should not
be at the side of the neighbour
-The architecture should
also solve parking and 30%
of electricity through solar
panels. 

The sections are showing how the area and thus the 
dike provide room for water flow when there is need 
for it. The dike can also be used for recreational 
purposes, when the river water is low. 
The river and also the dike provide the area to 
implement the water purification system in order to 
supply water for the new residents. This system can 
also be adapted for the illegal systems if there is 
funding for it. This system should be clarified further, 
but here we can see the integration of it with spatial 
design. 
On the other hand the private green garden can pro-
vide room for installation of sewage treatment plant, 
because Kabul lacks sewer system supply. 
This system is very suitable for this kind of develop-
ment and areas such as Kabul. In the strategic site 
each unit can have its own sewage treatment plant 
beneath the green garden.  
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In this illustration we can see the integration of all 
design elements on eye level. The free parcelling 
and apartment building have shading elements in 
order to provide more privacy from outside. 
On the street level we can see the stairs which 
provide access to the dike; beneath the dike we can 
see the shops for daily grocery.
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This illustration describes inside of one of the res-
idential unit. The entrance of every dwelling is ori-
ented toward the private garden. The residential 
buildings are also providing parking, which leaves the 
private garden free of cars and very safe for children 
to play outside and form a community and enhance 
social coherence between neighbours. 
In the middle of the green garden we can see the 
building of sewage treatment plant, which is visible 
and this will increase awareness of the residents 
about their environment. 
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This picture illustrates the situation on top of the 
dike looking towards the public park. A portion of the 
flower terraces are visible as well, on top of the dike 
and the stairs which provides the connection between 
the green recreational dike and the public park. 
The public park do have a gate for maintenance and 
security, but still visible for the people. The apartment 
buildings are oriented towards the dike and public 
park, where the residents can enjoy the view.
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This picture illustrates future situation for the wa-
terfront, the dike as public domain and recreational 
place for the city residents and direct connection 
between the two public buildings.
The bridge is also a direct connection between the 
two sides of the river.
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2015
 

2015
 

International 
communities

Neoliberal doctrine

NGO

Funding

Ministries

Strategic planning

Municipality of Kabul

Master Planning

Master Planning

Urban projects

Want to gain money

Warlords

Users

Collective vision

Through negotiation

Ministries

Funding

Municipality of Kabul

Funding

NGO

Funding

Warlords

International 
communities

Funding

Users

Implementation phasing
After mobilization of the stakeholders describe in 
phasing of the strategy, the first implementation 
phase can begin. The area should begin its consol-
idate its boundaries first through construction of the 
dike and the main infrastructural lines. On the second 
phase the two public buildings should be constructed 
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 Evaluation
and maintenance 

2016
 

2017
 

2020
 

2020
 

in order to make the city residents aware 
of the site. After implementation of the two 
public buildings, the public park can be con-
structed for recreational purposes of the city 
residents. This will make the site attractive 
for city residents to buy a plot or a house 
in the area. At last the buildings can be 
constructed.
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REFLECTION ON PROJECT
My graduation research about Afghanistan Kabul 
brings back memories from my childhood, where I 
have experienced hardship and war in the 1990s.  
While reading about it has been some times emo-
tional, but it has not stopped me from putting the 
actual facts on map. In this reflection I will reflect 
on the process of understanding the actual problem 
in Afghanistan, specifically in Kabul.
 
As a student with Eastern background in specific 
Afghanistan, it was easier to understand the situation 
and put the theoretical papers into its context. Nev-
ertheless choosing a specific problem has become 
difficult and even more translating it spatially.  
The first 4 months of my graduation project I have 
experienced struggle to comprehend the city of Kabul 
and its underlying mechanisms.  After a while I have 
been introduced to very important people such as 
Architect Anne Feenstra, who has been a great help 
in pointing me towards the right direction. During the 
graduation process I have been also assisting a pro-
ject called Assembling Afghanistan for three months; 
Jan Willem Petersen the initiator of the project has 
helped me understand the underlying mechanism of 
the current development while discussing the project 
of Assembling Afghanistan. 

The overwhelming information only in written form 
about reconstruction of Afghanistan and my own ex-
perience has given my graduation project a slightly 
political and strategic focus. Without understanding 
the current political regime in Afghanistan, it is im-
possible to understand its current development. Re-
cent urban planning projects in Kabul is revealing the 
interwoven relation of warlords with political interest, 
site plans without understanding of the cultural and 
morphological values of the site. The main objective 
of the recent development is only money making or 
even worse money laundry. 

While processing this information, the most valuable 
lesson that I have learned is the multi layers of in-
terest involved with urban projects in the developing 
countries in specific Kabul. As I mentioned above, 
I have an Eastern background, which was valuable 
in understanding the situation and problems, which I 
was aiming to solve. The aim is to explore potential 
solution for urban development of Kabul, while the 
Master plan seems too comprehensive and not real-
istic to implement for the current situations of Kabul 
city. The given solution in this graduation project 
seems reasonable, since it is incorporating the var-
ious stakeholders and problems. The given solution 
does not solve the overall problems of the city such 
as water issue, housing shortage, vulnerability, ille-
gality and many more; nevertheless it does provide 
the first step towards a liveable, integrated, more 
important a negotiation platform for all the involved 
stakeholders. 
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Anne Feenstra; Prof. ir. Robert Brouwer; Deputy 
Minister Eng. Amiruddin Salek;)
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