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BEIRUTHELLO BEIRUT



PARIS OF THE MIDDLE EAST?



BLAST



INFLATION



SEGREGATION



LUXURIOUS HIGHRISE



REFUGEE CAMPS



PUBLIC SPACE?!
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delft density density in beirut 

density

DELFT VS BEIRUT

Beirut density in Delft
362/ha

Delft density
45/ha



HOW SHOULD AFFORDABLE HOUSING BE 
DESIGNED IN A SOCIO-ECONOMICALLY 

SEGREGATED CONTEXT SUCH AS 
BEIRUT?



DESIGN
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COURTYARD 

RESEARCH
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dwelling development

HIGH INCOME

ECONOMIC SEGREGATION 
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dwelling development

MIDDLE INCOME

ECONOMIC SEGREGATION 
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dwelling development

POOR INCOME

ECONOMIC SEGREGATION 
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dwelling development

NO INCOME

ECONOMIC SEGREGATION 
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CRISIS FOR THE PAST 
THREE DECADES”



<1800

POOR

MIDDLE

HIGH

YEAR

1800 1850 1900 1950 2000 2050

INCOME 
GROUPS

BLAST

FOCUS ON 
LUXURIOUS HIGH 
RISE 

2005-2010
PROPERTY 
PRICES 
INCREASED BY 
500%

NEW LAW ON RENT 
1992 (LIBERALIZING 
RENTS)
SPECULATIVE 
MARKET

LUXURIOUS

ALLOWANCE TO 
BUILD STRUCTU-
RES

CIVIL WAR
1975-90

REFUGEE
SHELTERS

REFUGEE

REFUGEE 

MODERN 
HOUSING

POPULATION 
GROWS TO 
125.000

POPULATION 
GROWS TO 
500.000

LUXURY 
APARTMENT 
HOUSES AND 
STACKED 
VILLAS WITH 
RETAIL

IMPLEMENTATION
OF CONCRETE IN 

DWELLINGS
1900-1925

URBAN GROWTH 
AND URBANIZATION
80.000 INHABITANTS

CENTRAL HALL 
HOUSE

COURTYARD 
HOUSE

GALLERY 
HOUSE

LIWANAL ILLIYA

POPULATION 
IN BEIRUT 10.000

?

dwelling development

?



HOW SHOULD AFFORDABLE HOUSING BE 
DESIGNED IN A SOCIO-ECONOMICALLY 

SEGREGATED CONTEXT SUCH AS 
BEIRUT?

“How sHould affordable Housing 
be designed in a socio-economically 

segregated context sucH as beirut?“
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PUBLIC SPACE AGAINST SEGREGATION
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CREATE HOUSING MIXED INCOME INCLUSIVE 
APPROACH

FOR LESS TENSION

INVOLVE LOCAL 
COMMUNITY

ACT AS INITIATOR 
FOR FUTURE 

PROJECTS
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AFFORDABLE HOUSING COMPARISON
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AFFORDABLE HOUSING COMPARISON
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MEXICO BRAZIL VIENNA BEIRUT COMPETITION

Problem: System is based on trust 
to government, and relying on the 
direct involvement of the citzizens, 
property owners. What if property 
owners doesnt want to be more 

social

to 
strengthen 
the role of 

Public 
Corporation for 

Housing
regulate real estate sector to 

ensure a socio-economic health

landlords
property owners

REFORMING POLICIES

Invoking states responsibility 
in facilitating access to 

housing
Law (58/1965) Law 

(118/1977) 

stricter controls for new 
developments

Capital Gain Tax on property 
sales

enforcing tax mechanism on 
vacant units

tenants and residents not 
limited to low income 

background register for 
eligibility

offer/lending their property

PUBLIC CORPORATION FOR HOUSING, 
MINISTRY OF FINANCE AND BANQUE DU LIBAN

dealing with tenants 
and tenancy 
agreements

eligible for 
support

not eligible for 
support

no subsidy
paying normal 

rent

offer range:
subsidized 
affordable 

living
controlled 

percentage of 
market price 

values

Equitable Rent 
Program (ERP)

has to find right 
mixture between 
tenants variations

funds/subsi-
dies to 

renovate or 
refurbish 

apartments

receive rent 
earnings based on 

percentages of 
market value. 
Doesnt matter 

which kind of tenant

financing 
partly aff. 

housing with 
their rent

EQUITABLE RENT PROGRAM (ERP)
HOUSING RESEARCH CLUSTER (HRC)

selling or 
leasing at 
very low 
aff. price

financing 
phase of the 

buildings:
35 years

total 
construction 

costs 
(around 

1,800 €/m² 
usable floor 

space

households 
in subsidized 

housing 
have more 
money to 

strengthen 
the local 
economy

NATIONAL HOUSING 
PROGRAM

1990s Vienna offered 
subsidies to private non 
profit organsiations to 
build „social housing“

goal:
 to make no 

profits with the 
rents.

building designs 
only through 
competitions

threefold 
subsidy

active land 
policy

city is buying 
and activating 

land
max. 300 €/m² 

to non pro�t 
organisations 

subsidy for 
companies

Criteria:
architectural quality
economic function

environmental function
social mix

diversity of unity types
low energy buildings

in return 
companies 

does not have 
to pay taxes

by this rents 
can be even 

lowered

New building 
rent: 7-8 Euros 

per m2

62% of 
Viennese 

population live 
in subsidized 

housing
(75% have 
potential 
access)

after financing 
phase rent is 
even lowered 

from 7-8 Euros 
to 4,5 Euros

Maintenance 
costs approx. 
1.8 Euro/m2

2,7 Euro/m2

profit

invested:
50% for new 
construction 

subsidy
40% for 

rehabilitation 
subsidy 
10% for 
subject 
subsidy.

subsidy for 
tenants:

target middle 
class

3-person 
family earning 

less than 
80.000 Euro 

net

subidized loans
to low income 

residents

dwellings built 
by private 

developers

need 
savings to 

get it

Workers 
Severance 

Fund

direct rental 
subsidies for 

very poor people

78,84% of 
resources were 
given to families 
who earn 5 times 
minimum wage

1990s 
community joint 
building effort
public budget

public budget

only ownership 
of units

developers are 
not prioritising 
social housing, 

because of 
regulations and 
less reasonable 

margins

every worker 
needs to spend 
8% of monthly 

loan into it.

saved money 
can be only 
withdrawn in 

limited situations

NATIONAL HOUSING 
PROGRAM

Housing National Bank

MCMV subsidy 
program

2009

families, earning 
less than 400 

USD. (minimum 
wage 230 USD)

have to pay 5% 
of income

units owned by 
governmental-
ly-owned bank

after 10 years 
family will gain 
the property 

rights

families, earning 
400 -800 USD.

Have to pay up 
to 5,800 USD 
(20% of unit 
price) in the 

beginning of the 
contract

granted very 
favorable 

interest rates

families, earning 
more than 1300 

USD

benefit only by 
lower interest 

rates

2013 the MCMV program 
reached 1,1 Million new units. 

Largest amount in Brazilian 
history

bought 
the 
units

lease: 
0,5-
0,7%

„Residential 
Leasing Fund“ 

2009

goal to purchase 
land and 

construct and 
renovate units

families,
who arent 

earning more 
than 6 x 

minimum wage 
per month, 

living in cities of 
more than 
100.000 

inhabitants can 
apply

lease for a 
period of 180 

months. 
Incl. right to 

purchase unit 
and offsetting 

the amount 
paid during 

leasing period

compulsory 
5% payroll 
tax 

compulsory 
5% payroll 
tax 

eligibility 
criterion 

based on 
seniority in 
the system

applicants 
must earn 

less than 4 x 
TMW.

Unit has to cost 
less than 158 

TMW.

First-come 
first-served basis

HOUSING FUND OF 
THE INSTITUTE

FOR SOCIAL SECURITY 
AND SERVICES FOR 

STATE
WORKERS (FOVISSSTE)

mortgage 
lending and 

housing 
subsidies 

favouring home 
ownership over 

other 
alternatives

use of 
household 
resources 
to aquire 
land and 
construct 

units

focus on 
mass 

production, 
where land 
was least 
expensive

today including 
existing 

housings and 
rental options 

and central 
located housing

interest rates 
from 4-10%, 

depending on 
income and 

based on current 
„Times the 

Minimum Wage“ 
(TMW)

INFONAVIT 
transformed into 

housing bank.

Far away 
from city, 

services and 
infrastruc-

ture

providing 
Mortgage 

backed 
Securities 
issuance 
program

for housing 
purchase, 

upgrading and 
construction

Contractu-
al 

obligations 
to build 

infrastruc-
ture and 
transport 
system 

were never 
fullfilled

now large 
share of 
uninhabi-

ted homes

NATIONAL HOUSING 
PROGRAM

private workers federal workers

NATIONAL WORKERS 
HOUSING FUND 

INSTITUTE 
(INFONAVIT)
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AFFORDABLE HOUSING CHARACTERS
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MODULARITY MASS 
DEVELOPMENT

LONGTERM QUALITY LOCAL LABOR LOCATION DECREASE 
NEEDED SPACEOF THE 

DWELLINGS
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DESIGN BRIEF
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LOCATION
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LOCATION
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G3 SUBURB LOCATION
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location

middlehigh poor refugee
no income

ECONOMIC SEGREGATION SUBURB
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HIGH INCOME
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HIGH INCOME
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location

MIDDLE INCOME
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location

MIDDLE INCOME
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LOW INCOME
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location

LOW INCOME
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REFUGEE / NO INCOME
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location

REFUGEE / NO INCOME
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MASTERPLAN AMBITION
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location

MASTERPLAN
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DESIGN BRIEF
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WATA MOUSSEITBEH REFUGEE CAMP
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location

WATA MOUSSEITBEH REFUGEE CAMP
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location

DISUSED SPORTS AREA
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location

EVENT SQUARE

NORTH ARROWS
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program ambition

PROGRAM BAR
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71%
RESIDENTIAL

29%
PLINTH

KITCHEN

PARTIO

WORKSPACE

22%
RESIDENTIAL 
COMMUNAL 

SPACES

14.5%
PUBLIC PLINTH

7% ACCESS

15% AMENITIES

49%
DWELLINGS

49%
DWELLINGS

14.5%
SERVICE/OFFICES

14.5%
SERVICE/OFFICES

4% FREE OF CHARGE

10.5 % CHARGING

7% 

3.5% 

7.5%
GYM       POOL

GREENHOUSE

PLAYGROUND

OFFICES

DISTRICT OFFICE
YOUTH CENTER

SKATEPARK

 RENTAL SHOP

CONNECTOR

RESTAURANTS
RETAIL

CAR SHARING
LAUNDRY CENTER

SERVICES

WORKSPACE

4% 

ACCESS

COURTYARD

ROOF SPACE

4.9% 

8.9% 

9.9% 

7.8% 

8.75% 

14.5% 

3.6% 

2.5% 
2.5% 

1.1% 
1.1% 
0.6% 
0.7% 

0.3% 

0.1% 

8.75% 

STUDIO

1 BEDROOM

3 BEDROOM

4 BEDROOM

5 BEDROOM

2 BEDROOM
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$
$$

$

financial ambition
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 RENT INCOME BY PROGRAM
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INCOME NEEDED TO PAY 
LOANS PER PIECE IN 

USD/MONTH OVER 30 
YEARS

MINIMAL - NORMAL 
EXPENSES FOR 
RENT/MONTH

RETAIL/SERVICE OFFICE STANDARD HOUSING 
UNIT

SUBSIDIZED HOUSING 
UNIT I

SUBSIDIZED HOUSING 
UNIT II

337,5 

243,5 

162,5 

42 
75,6 

625

1000

HIGH
EXPENSES FOR 
RENT/MONTH

2000

750

500
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GAIN TO SUBSIDIZE
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GAIN TO SUBSIDIZE AFF. HOUSING
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GAIN TO SUBSIDIZE AFF. HOUSING
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INCOME NEEDED TO PAY 
LOANS PER PIECE IN 

USD/MONTH OVER 30 
YEARS
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CONCEPT
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RETAIL 
concept
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OFFICE
concept
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ROOF GARDEN
concept
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SHARED SPACES
concept
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DWELLINGS
concept



COURTYARD 

DESIGN CONCEPT
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design concept

BEIRUT
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BEIRUT
design concept
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INTERACTION OR BREAKING UP THE MASS?
design concept
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NONE

INTERACTION OR BREAKING UP THE MASS?
design concept



HYBRID BUILDINGS
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design concept



VOLUME JUMPS
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design concept



PIXEL BUILDINGS
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design concept



PIXEL BUILDINGS
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design concept



PIXEL BUILDINGS
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design concept



TOWER
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design concept



BREAKING UP
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design concept



SUN PROTECTION
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design concept



TERRACES THROUGH SHIFTS
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design concept



VISUAL RELATIONS - INTERACTION
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shifts



TRADITIONAL EXAMPLES
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facade system



COURTYARD 

PLINTH



ARRANGEMENT
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PLOT
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plinth



SURROUNDINGS
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plinth



PROGRAM SPLIT
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plinth



PLACEMENT TO BENEFIT OF SURROUNDINGS
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plinth



COLA - BEACH CONNECTION - INTERACTION
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plinth
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