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Faced with mounting pressure on urban land
and infrastrsciure and  deteriorating  urban
envifonments, gavernment fesponse has been

1] ion and of
laws and regulations, This has contributed to the
inability of muniipalitics to overser land deve-
lopment with any efficiency. a fact clearly
apparent in the larger urban cemires where pres-
sure is most acute. Unprecedented rates of urban
expansion have led 1o jurisdictional problems,
chronic traffic congestion, lagging infrastruc:
teres and oversirained facilities and services.
Furihermore, development controls apply solely
o land within municipal boundaries. These
boundaries are adjusted at intervals 10 encom-
pass new urban expansion. bul there is listle
wontrol over activitics on the periphery,

Master Plans and Zoning Regulations

Mixed land use, and even mived use in diffe-
rent parts of the same building, has been the
traditional pattern of urban development in
Islamic cities. Ceriain uses have no fixed loca-
vienal constraings, and the rights of small-scale
relailing and other aclivities 1o take place
directly in ithe sireets and public spaces have
been established by age-o3d custom and affirmed
by medieval jurins.

Most countries do have some broad land
zoning categories for planning purposes, but
past experience with zoning has been largely
unsuccessful because it conflicts with & deep-
rooted cultural beritage.

In Egypt. Iraq, Sudan and Lebanon, there is
no segregation of commercial, residential and
oiher uses beyond the provision for industrial
zones where large factories are required to
locate. Small industries and workshops continue
1o lacate where they find it convenient.

Residential zones are sometimes defined
according 10 lot size, as in Sudan and Iraq, o
according to both density and building dimen-
stoms, as in Jordan. The 1976 building code in
Egypt establishes zones with different floor area
ratios, without restrictions on the uses pesmitied
in each zome.

i with zoning in Da

In Saudi Arabia, broad zoning principles are
embodied in the Regulations for the Construc-
thon of Roads and Buildings, which ks 1he bask
document on land development and indusirial
wses in residential zones, and the use of residen-
tial siructures for any other purpose without a
special permit, Indusirial uses are prohibited in
commerclal zones and noxious uses caneot
locate even In indusirial zones without a special
permil.

Subdivision Regulations

Subdivision regulations generally stipulate
requirements for land coverage, streed dimen-
sions and open spaces which the developer must
provide withou! compensation. Upen approval
of the subdivision plan, streets and open areas
becoms part of the government-owned land
desigrated for public atilities and use. Subdivi-
sion projects must conform with the general
master plan, if any exises, and must be approved
by the planning authorities, local and./ar central,
before titles can be registered. In countries where
there are provisions for designating land 1o be
used for community faciliies, as in Saudi
Arabia, compensation is made for this land. In
Egyp, the current subdivision law dates back o
1940, and s highly inadequate under the condi-
Hons which prevall today in the larger urban
centres; in practice, it is ignored by small-scale
develapers.

The Bulldiag Codes

The major land development controls are
currently found in the building codes and regu-
Iations, Where national buildings codes are the
maln urban .
as they are in Egypa, these codes can be quile
elabosate. They may nclade lot coverage, sel-
back requirements {particulasly along the street
frontage), height limitations and restrictions on
the projection of bay windows and balconies
beyand the building line. Increasing traffic con-
gestion has also brought aboul variows requi-
rements for off-street parking space, either as
part of national or local ordinances or In sepa-
rate legislation.

In Iraq and Saudi Arabia, mational codes
conlain only basic development control mea-

The first ordinance issued in 1938 and revised in
1948 specified commercial romes, industrial
zones and three types of residential zones : single
family, multiple family, and old areas and
worker zones, However, a series of municipal
decrees since 1949 dismantbed the righd segrega-
tion of wses, to permil the intermix of dwellings,
businesses, shops and workshops.

sures. are for sup-
plemental crdinances and regulations refated 1o
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Moor area ratio rather than rigid dimensional
regulations. Whether such complicated notions
a3 dersity of occupancy or controls based on
performance standards will prove enforceable
femains 1o be seen.

Controls on land development and building
comstruction derive their legal strengih from
regulations, and are therefore on a lower level
than exsement rights (rtkfdq). History has con-
sistenily shown that controls which conflict with
the characier of the Islamic city are either not
applied or are ignored.

Furthermaore, population pressure, howsing
shotiages, and especially the scarcity of urban
land serviced with basic infrastructure and utili-
ties have invariably led to violathoms withi
buili-up arearand controlled senibements in the
urban periphery.

Although various laws and regulstions
clauses empowering municipal authorities 10
remave code violations by demolition and 10
impose fines upon violators, these clauses have
ool been major deterrents as far as the bower
sirata of the urban popalation are concerned. In
Egypl, where pressure ks severe and violations
widespread, the government recognized its ina-
bility te cope with the situation; once, in 1966, it
legalized existing subdivisions and bulldings in
contravention with the codes. In Sudan, squat-
ters on the ouiskiris of Khartoum and Port
Sudan are subdividing government-owned land,
building homes and awaiting the eventual regu-
larization of their siatas and extension of wiill-
ties t0 their sentlements.

Coscluslon

Land is & basic source of wealth in a com-
musity, charatierized by limitation in quantity
and wide variation in value. It was iherefore
natural that principles governing its acquisition,
utilization and transfer be directly derived from
the prescriptions of the Sharfs.

Land tenure systems regulate the possession
and dispesition of land (klykzs and tassaruf). As
a form of privale property, land tenure is @

ioaal right. 11 ks Law subjet
to: 1) the right of the State st all tmes 10
enfarce whatever actions are necessary 10 ensure

new master plans, and for

controls in the various urban zones. In Syria, the
1969 code placed severe comstraints on urban
buildings in terms of plot coverage, height and
per capita land area. In Egypt, the 1976 code
attempled to reduce density, plod coverage and
building height by introducing the concept of

of the interest
of individual property owners; 2) the right of the
poor 1o a legitimate share of the feealth repre-
sented by private property with the State func-
tioning as am intermediary in the income redis-
tribution process, through laxation and suffer
deprivation,


http://www.cpas-egypt.com/Default.htm

e ALAM ALBE

was 10 be sold by public auction. Land cutside
the urban area was 10 be sold at prices set by an
official appraisal committee, except that amy
land 1o be wsed for income-producing projects
had to be sold by public auction. To premote
low and moderate income housing, residential
lots were apprased at nominal prices. No more
than one parcel could be purchased by any indi-
vidual, and priority was given 1o imited income
persons who did not currently own & house .
programme in 1966, the government initlateds
of land grants consisting of individual plots of
400 square metres in planned subdivisions for
Hmited income families. Although the land was
sold or granted and registered in fee simple
ownership, the municipalities retained the right
1o reappropriate the land if the owner did not
start construction within one year. Without
some rational land policy, mundcipalities may
end up facing a perpetual shoriage of land for
jpublic projects, having disposed of Lands in their
possession without taking inte consideration the
requirements of futere growih. Similarly, the
concept of highest and best use has led to the
development of government land for financial
profil, rather tham for satisfaction of wrban
needs. Low and middle income housing projects
have consequently been refegated to marginal
locations, as rising prices put & peemium on
cenirally-located government land.

Land Designated for Public Use and Utilitles

Lan- s commitied for public utilities and usz,
including the irrigation and transporiation met-
works, rivers and streams, bridges and public
open spaces, are profecied by kaw in sccordance
with the Sharla. The State must safegisard pablic
access 10 and use of these arcas; they cannot be
tramsferred 1o privale ownership either by pres-
cription or government action, This category of
land is continually being augmented by
government and private developers alike. In
accordance with the Sharls, people have
comman rights on these lands, The State can
medther charge remt for their use mor prevent
anyone from using them, unless it can demons-
trate that sach a prokibition is in the public
interest. Despite the mandatory restrictions
governing admittance (o military and police ins-
tallations, they are nevertheless classified in this
category due 1o the public nature of the services
they render.
Public Appropristion of Privaie Land

The State has the authority to appropriaie
privately-owned lands where such actbon s in the
public interest. Procedures regulating this right

Tor which land s being appropriated and that it
give affected property owners official notifica-
lion and adequate compensation. This compen-
sation is usually based on the market price of the
real estate on the date of the appropriation
decree, as estimated by an apprabal commitice.
It is paid to each propricior in accordance with
1uumwalhkm@ummmm
it. The publi ¥ obliged
mnmmwuy-uﬂwmw
the appropriated property that the owner fecks
he camnot sell or use economécally.

Dmeﬁuﬂhﬂul!nm:dlhmue
land for urban i
Mlnwmum&.mmnuln
scope in 1871 to includ waql properties. They
were subsequently embodied in the 1891 Decres,
along with regulations codlfying the expropria-
tion procedures. Similar  regulations were
enacted clsewhere in the early part of the twen-
tieth centisry, &8 concern grew cver urban con-
ditions and expansion. These rights were later
extended to municipal authorities for easler
implementation of pablic projects and the rede-
wvelopment of blighted arcas.

In Irag, Lebancn, Syria, Egypt and Jordan,
betterment taxes can be imposed on adjoining
properties if their value appreciaies a1 a result of
government aciion.

It should be noted that govermment can
appropriate land for industrial, commercial,

eumm entity in the lslamic state. Western

medieval concepls of citizenship, charters and
formal municipal institutions did not develop in
Islamic countries.

Regulatory measures were concerned with the
peotection and use of public rights of way,
ensuring the secusity of the city, and safeguar-
ding the rights of inhabltants and travelers. The
State enforced regulations concerning sanila-
tiom, pablic order and commercial iransactions
through the office of the Mubtassib. As the
urban centres developed, the importance of this
office increased until the Mublussib came to
oversee all of the city’s municipal, economic and
policing functions.

Streels and public spaces were of particalar
worcern, The dimensions of major thorough-
fares allowed the casy passage of horsemen and
loaded camels as dictated by defense and com-
mercial noeds. Any structures which emcroached
‘on the public right of way could be removed, as
could any unsound structures which threatened
public safety, Any activity regarded a5 a health
hazard could be relocated, together with other
nosious industries, 1o the urban periphery. On
occasion the State ordered the rehabilitation of
vacani, dilapidated bulldings. Property owners
who failed to comply could be forced 10 sell or
rend the propertics Lo someane willing 1o repair
and improve them.

The rights of all inhabitants and travelers 1o
e public spaces and market-

may benefit private pasties, if responsible
authorities assert that the action & in the public
interest.

In some countries the government can
acquire part of & property without compensa-
tion, as long as it is designated as land for public
wse and wiilities. Such appropristion ooturs
mostly in relation 1o the planning, layoul and
widening of thoroughfares. Provisioms 10 the
same effect are embodied in subdivision regula-
tion and building codes which require compul-
s0ry sel-back of pew structures fronting nasmow
sreets,

Despite the breadth of their powens,
find )

time-consuming, complicated by confused
awnsrship patteres, unclear and nor-regiitered
tidles and rixing land values,

of eminent domain vary bet anly
in matters of detail. They all require that the
povernment explicitly state the public purpose

6

Historkcal Backgrousd
Historically, the city has not been a distiner

places for circulation, commercial transactions
and other permissible activities were affirmed by
the Sharda. Priority was usually on the basks of
precedence. Resiricied irtiflg rights were even
applied to other open spaces, including the
courtyards of karge multi-parpose developments
{with the permitsion of 1heir owners), and in
masques, provided that these rights were no
exercised in @ manner that would interfere with
their use for prayer,

The first municipalities were established in
the carly pani of the wentith century; (heir
powers have generally been subordinated 10
various central and regional aurhorilies.
Auempts al decentralization and the develop-
meni of bocal government institutions have only
met with partial success, The most recent
example is in Egypr, where the 1975 local

law and
have delegated -Hc pawers and rmndhhlb
(] Wl equipped
1o discharge m:m. generaling numerous pro-
blems ol implementation.
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tural Education

- Up-Grading of Urban Arcas

- Regional Planning

= Study of Recreational Areas

- Demographic Analysis

- Planning Management

- Urban Systems

= Public Utilities and infrastructure.

These divisions show that the african univer-
sity have examined the requirements of cons-
truction markel whether in the fleld of architec-
tural design, building constraction, industria-
lized bulldings or managements. As a matier of
faci, these fields are indegrated, and the lesson
learnt here could be a starting point 10 recon-
sider the educational curricula in architecture
and 1own planning in the arab aniversities. As
the wniversity degree provides an incentive for
large nombers of students, and as tendencies
towards technical education are uiill weak, the-
refore there is & necessity of combining both in
e entity in which a student should be given the
basic theoretical and technical dosage of educa-
tion during the first three years in the required
specialization, for which he obtains the first
university degree. Then constinues his studies
for two or thres more years during which a stu-
dent chooses to speclalize in one of the branches
whether it be architecture, planaing or bullding
technology so as to obtain 1he second university
degree.

In this way the five derived

. A 1. AM ALBEN A

Land Tenure Systems and Development Con-
trols in the Arab Countries of the Middle East

Moas Serageldin William Dorble and Kadri EI Arsby

Public Lands
Land over which no privase party has full

government has broad powers and wide latitude
16 use these lands for the community welfase. 1t
may dispose of them for any décelopment pur-
pose or may transfer them 10 private partics. The

centery was limited. The wagl properties were of
courss immune 10 State encroachment for higher
development or redevelopment purpases. Uil
ibe end of the nineteenth centary, the lack of
taxation provided little incentive for government

in 1be urban land pro-
cess. In colonial times, private enterprise
focused on developing mew, European-style

extent and location of ed land
in the Middle East today varies widely, depen-
dirg on the evolution of land policies in each
country during the late nineteenth and early
twentieth cemturics.

Urban land always remained in privase
hands. so government ownership in the urban

Synopsis

Synopsls
® Interview — The upgrading of Eshash
El-Torgoman

from the african experience can be divided imo
wo groups; the first leads 1o the first university
degree, while the second group leads 1o the
second university degree.

This is the prevailing idea for promoting
architectural education in today's world, which
amis at providing specializations required in
physical and socic-economic development plans,

i ity of the lase :
Eng. Hussan Mokamed Hasas

* Technical Article-on the concept of the deve-
lopment plan whether o the national or
regional level.

* Enginetring Article-on the production process
in & prefabricated faciory.

* Selected 2

A) The design of Al-Wassih village in the wes-
tern desert by Arch. McDonal & Co. — U.S.A.
B) The National Council Building project in Abu
Dahbi by Arch, Kisho Kors Kaws & Co. —
Tokya, Japan

* Book Review ©
Planning snd Tourism development by

Charies Kalser & Larry Helber.

urban
areas received lnde or mo auention from
government authorities. Since World War 11,
rapid urbanization, migration, the proliferation
of uncoatrodled seulements and their associnted
social, economic and political problems have
prompied government 1o take a mare prominent
rale in shaping the urban environment,

Where the hinterlands of major cities con-
sisted imainig of desert, foresis and wasteland
that had remained mird, the government is today
in pessession of significant land resources which
could successfully be used to channel urban
growth in the desired directions. This is the case
in Saudi Arabia, Kuwait and Sudan, and 1o a
large extent in Jordan, Irag and Syria, |n con-
trast, urban sprawl in Egypt is enmgulfing
valuable agricultural land now in private
ewnership, Severe resiriclions were lsswed in
1973 10 peevent the conversion of agricultural
land to other wies, but the ability 10 enforce
these resirictions on the fringe areas of major
urban centres is very limited.

and of

Land

The allocation and development of govern-
ment land in urban areas is regulated by the cen-
tral authorities in charge of planning and hou-
sing. and by local musicipal suthosities.

In Irag, municipalities distribute land plots
for housing purposes al subsidized prices. The
sizes range from 200 square metres for labourers
10 600 square metres for government of ficials,

In Saudi Arabia, a 1954 decree turned
government-owned land  within  muncipal
boundaries over 1o the bocal authorities for sale
10 the private secior, Land inside the urban area
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NOTION

Arab universities have witnessed during the
past years, changes in their academic pro-
grammes for the development of town plansing
and architectural education. The effect of such
changes has appeared oaly in few of these uni-
verisides, especlally those being recenily eaa-
blished. The same inherited pattern adopted in
most of these universities has persisted, where
architectural education is sill practiced thro

this structure have been only in the Beli'omm
of the lecturer without any interrelation between
he various aspects of subjects which ought 1o be
studied in one academic framework, enabling
ke monitoring of the students” academic per.
sonality from the date of admission into the
university until gradustion.

In other instances, some specialized colleges
in-architecture and town plasning were esta-
hlished to start a new phase of i chi-

The architectural profession has therefore
emerged to be as planning integrating & mumber
of specializations organized thru work pro-
srammes,

A Lesson From Africa-The Development of Architec-

- Indusirial Design
« Interior Design
History of Aschitecture and Human Settle-
ments.
- Architectural Desiga projects.

of design, comstruction, management, and 1. Ballding Technology Department :
coordination, Such specializations require Compeises the following subjects :
several academic subjects where architectare ks - Industrialized Builidngs

no longer the simple siructure built up from - Building Technology
‘bricks and stones. It i now a complex stnascture = Management of Construction Processes
where the machine takes a major robe in the - Building Economics

preparation of materials or in the construction = Building Materials

process. The architectural education should cope « Building Science

with this development, otherwise it would lag - Construction

behind the civilizational marsh. This is besides, - Serwsctural Analysis of Material and Sizel Force
taking into consideration the civilizational and - Reinforeed Concrete Constrociion
cultural values which b bel wilh - i

technelogical advancement. Solar Architecture

Sﬂ«dmhmmmnnm
education, and many

tectural education. New planning
were also established with a general comcept
without special distinction of physical planning.

The question which has worried many scho-
lars and professionals was whether planning bs
an engineering, architectural, geographiz, eco-
nomic or a sociclgical profession, or is it an
integrated piece of work with all specializations

10 produce
for the regional, urban and rural eaviranment,

In the architectural ficld on the other hand
there appeared a number of bask: subjects which
could not be absorbed in ose scademic frame-
work as was before. This is evident when archi-
tecture was tought at the latest years in the
engineering colleges and was extended to cover
four years including the preparatory year, It was
laster suggested to be covered during the five
years of eduction or its independence from
engineering colleges.

Schools all over the world are advancing in all
directions with wide steps, developing new con-
ccpts which aim st satisfying today's require-
ments with lts culiural, technological and aca-
demic achievements.

4

out in this respect both
im terms of methods and performance.
Moreover, schools of apchitecture have taken
various forms in architectural education in the
light of the prevailing cultural acievements and
with view of fulfilling changing living requir-
menis and the economic, social and cullural
conditions.

Here we present a new pattern in the deve-
lopment of architectural education which was
inspired by an advertisement of vacant posts in
one of the modern african universities and which
appeared in one of the arabie newspapers 1o
polasice and wse the araly expertise within the
scope of ils new orders and ils endigenous envi-
ronment.

Requried personnel for the callege of Plan-
ming, Design and Administration of the Eavi-
renment which comprises 5 speclalised depan-
menis, cach of which comprises a number of
imegrated subjects were as follows :

- Acoustics in Building

- Lightening

- Study of Construction Werk

- Muinienace of Bulldings

- Organization of Building Regulations
- Prefabricated Buildings

3. Management of Real Estate Department
Comprises the following subjects ©
= Evaluation of Properties
- Feaslbility Study
- Systems of Estimations
- Investment Theory
- Managemem of Properties
- Land Economic in Cities
- Applications and projects

4. Quantlty Sarvey Department
Comprises the ollowing subjecis -
« Management and Methods of Contracting
- Organization and Specifications
- Conting
- Financial Estimates
- Bill of Quantities

3. Urban and Regions! Planalag Depariment

1. Department of Architecture Comprises the following subjects :
Comprises the following subjects < - Town Planning
= Duesign Theories in - Planning
- Solar Architecture - Regional Analysis
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The Editorial

Dr. ABDELBAKI IBRAHIM

Editorial — Tenth buse

A seminar in architecture was held during the month of April in Cairo. The seminar included member
architects af th ing syndicate, it the Supreme Council of the Syndi-
«cate, the Society of Architectural Engineers university professors.

Views were

piled throagh 25 years inan
pi Howevet, the resulis were nill which denotes:
only the wide gap existing between officials oa the one hand and scholars and planners o the other, The
laiter looking forward 10 greal aspirations while officials are tied 10 reality.

Time is ripe for calling once again for raksing the standard of architecture and plananing, for archi-
tecture i a civilization which has 1o be built, while plansing is an environment which has to be improved
with society retaining s civilizational valwes which it is about to loose amidst our now-g-days materin-
listie woald,
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