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"A city can only be reconstructed in the form of urban quarters. A large or a small city can only 

be reorganized as a large or a small number of urban quarters; as a federation of autonomous 

quarters." (KRIER L., 1977)  

  

“Uma cidade só pode ser reconstruída sob a forma de quarteirões urbanos. Uma grande, ou 

mesmo uma pequena cidade, só pode ser reorganizada como um grande ou pequeno número de 

quarteirões urbanos: como um conjunto de quarteirões autónomos” (KRIER L., 1977) 

 

 

 

 

“O desenho urbano não deve ser o desenho dos edifícios ou factos construídos, mas o desenho 

da ‘estrutura’, o desenho daquilo que une e relaciona os diferentes elementos morfológicos ou 

as diferentes partes da cidade” (LAMAS J. M. R. G., 1993) 

 

“Urban design shall not be the design of buildings or built records, but the design of the 

structure, the design of what joins and links different morphological elements or the different 

parts of the city” (LAMAS J. M. R. G., 1993) 
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I – RESUMO 

 

Algumas das cidades emergentes na região do Medio Oriente e África do Norte têm 

assistido a um crescimento sem precedentes, através de uma estratégia de desenvolvimento 

urbano baseada na concepção de distritos “rotulados” e dispersos ao longo dos seus centros 

históricos. 

O Conceito de Distrito Icónico consiste na singularidade da estratégia de planeamento 

urbano que define a sua concepção, o que levou a um fenómeno de “Cidades dentro de 

Cidades”. 

A dissertação analisa as relações entre o crescimento económico espontâneo e a 

regeneração urbana de modo a compreender os princípios arquitectónicos e determinantes do 

valor imobiliário que contribuem para a regeneração urbana e para a competitividade dos 

distritos em causa. 

Ao longo da dissertação, dois modelos de planeamento urbano responsáveis pela 

formação do Conceito de Distrito Icónico, serão aplicados ao caso de estudo, suscitando um 

novo debate e estimulando futuras reflexões . 

 

PALAVRAS-CHAVE: Arquitectura, Planeamento Urbano, Regeneração Urbana, Valor 
Imobiliário  
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II - ABSTRACT 

 

Some of the emerging cities in the Middle East and North Africa (MENA) region have 

witnessed unprecedented recent growth through the development of dispersed instant “labelled” 

districts along their historical urban fabric. 

The Iconic District Concept refers to the singularity of the urban planning strategy 

shaping these urban developments, which led to the phenomenon of “cities within the city”. 

This paper analyses the bonds between the flourishing urban development and property 

valorisation in order to understand which architectural principles and property value 

determinants contribute to urban regeneration and district competitiveness. 

Towards the end of the paper, two urban planning models shaping the Iconic District 

Concept are applied to the case study thereby enabling further reflection and discussion. 
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1 – INTRODUCTION 

 

The choice of the “Iconic District” envisaged as an entity shaping the development of 

emerging cities, particularly in Middle East and North Africa (MENA) emerging countries, 

requires a preliminary introduction to the concept furthermore setting out the assumption that its 

role arouses multiple and distinct opinions.  

In recent years, the rapid development of emerging cities has generated a piecemeal urban 

planning process based on dispersed districts, which comprise the land uses required for a 

periodic and mostly frequently unstable demand.  

The Iconic District Concept - which seeks to address the needs for “instant” urban 

regeneration through the singularity of its practical design based on real estate market dynamics 

- represents a sensitive approach to city planning, as it mixes complex sets of historical, 

geographical, social, physical and cultural factors with the global economic phenomenon 

affecting the sustainable development of every civilisation; all within a fragmented, and not 

necessarily articulated portion of the city. Its impact on urban planning motivated the selection 

of this theme whose focus relies on the determinants contributing towards property valorisation 

in the emerging MENA cities of the 21st century. 

Exploring the factors shaping the Iconic District Concept, particularly through the 

Msheireb District case study, generates a better understanding of how a specific design emerges 

out of the urban fabric of cities like Doha even whilst other fractions of the territory seem to 

follow antagonistic directions regarding their own urban planning models. Amongst others, the 

reliance on services and cultural-lifestyle attraction factors, the insignificance-importance 

attributed to Islamic Planning Principles (rooted in local architectural principles) and the 

contradictions resulting from a misunderstood local approach are explored throughout the first 

section of this dissertation.  

Chapter 2 presents the methodology applied in this dissertation, the theoretical framework 

of the Iconic District Concept and its relationship with the real estate market through the 

components explored in chapter 4. 

Chapter 3 analyses the architectural modernisation attached to rapid economic growth and 

how this interferes with the continuous cultural renovation. This also incorporates an 

understanding of the role of the “most welcome” international practices on urban development 

and building design quality. 
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Chapter 4 identifies the property value determinants, the methods for real estate valuation 

and the systematization of the factors influencing property value in newly built large-scale 

urban developments on reclaimed land.  

Chapter 5 links the theoretical and analytical procedures to the case study. This describes 

the urban planning strategy in Doha in accordance with the recently planned MENA region 

districts and establishes the relationship between the case study and its market value approach. 

Chapter 6 specifies the case study, introduces the determinants shaping its design, 

evaluates the impact of its design strategy on the existing urban fabric and, finally, estimates the 

property value through analysis of the strategy implemented. 

Lastly, the case study is subject to an optimization model that seeks to verify whether the 

architectural and property value determinants differ between developed countries and these 

emerging markets; and how these may be maximized in order to balance the enormous upfront 

capital investment in urban development with the cultural, social and urban space quality 

regeneration. 
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2 – METHODOLOGY 

 

2.1 – Research Question 

 

The emergence of the abovementioned “labelled” districts as urban planning tools in the 

MENA contexts raises the question of the existence of a corresponding concept that captures 

not only the physical reality but also its strategic role.      

The designation adopted for the concept, which will also be applied throughout this 

dissertation is “Iconic District”.  

We therefore seek to establish both an adequate definition of the Iconic District and its 

role in urban planning strategies. 

The physical contents of the Iconic District concept raise questions concerning the design 

principles that it stands for (e.g., its identity or its icon ethos). The concept’s strategic contents, 

meanwhile, raise questions concerning its role in urban governance (e.g., its enhancing of city 

competitiveness and its targeted financial autonomy from government funds). 

 The formulation assumed for the research question is: 

Considering the Iconic District a specific design approach, focused on urban regeneration 

and necessary taking into account the real estate market dynamics prevailing; how can it 

combine architecture and urban design with real property value determinants in order to 

successfully optimize the urban regeneration and property valorisation purposes within the 

socio-cultural and environmental constraints of the MENA emerging markets?  

 

 

2.2 – State of the Art 

 

Many authors have studied the rapid urbanization phenomenon occurring in several 

emerging cities in the MENA region. They often attribute the recent urban transformations to 

the wealthy condition of MENA economies and to neoliberal planning policies implemented in 

efforts to reconfigure and rebrand the image of cities through the conception of dispersed 

districts. However, no study has directly assessed the Iconic District as an autonomous concept 

in which the uniqueness of its design combines with the real estate market dynamics. 

In his essay Rediscovering the Island: Scenes from the New Spaces of Capital in Doha, 

Qatar, Khaled Adham (ADHAM K., 2008) describes the urban condition of today’s Doha by 

mapping its emerging developments and its relationship with other global trends. Focused on 
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themes like “petro-urbanism, the rise of global cultural capitalism, the power of brands and 

branding in late capitalism and Dubai’s ripple effect in the region”, the term “iconic 

developments” is often applied to introduce the branding of emerging cities through landmarks, 

reducing the concept to the production of specific marketing images.  

In turn, Rosanna Law and Kevin Underwood (LAW R.; UNDERWOOD K., 2012) 

portray “how the challenges of land ownership, privatization, climate, social diversity and 

cultural relevance are dealt within a Masterplan” in the MENA region. The article explores the 

factors shaping the urban regeneration of the inner city of Doha and exposes a comprehensive 

approach to the Islamic Planning Principles. These principles are explored by Frank J. Costa 

and Allen G. Noble in their article Planning Arabic Towns in The Geographical Review 

(COSTA F. J.; NOBLE A. G., 1986), which establishes a comparison between a typical western 

approach, based on modern urban and building forms, and the morphological elements of the 

Arabic City. 

Florian Wiedmann, Ashraf M. Salama and Alain Thierstein (WIEDMANN F.; SALAMA 

A. M.; THIERSTEIN A., 2012) capture Doha’s different stages of urbanization through 

Lefèbvre’s evolution of urban space. Their investigation into the impact of economic 

transformations on urban structures introduces the factor of governance and economic planning 

strategy to map the emergence of several different profit-oriented projects. Although they 

establish a link between the real estate boom occurring in emerging MENA region cities and the 

development of distinguished districts, the term iconic is only referenced regarding the design 

language of some developments, thus not taking into account how urban design and the 

architectural practice (i.e., the practical design) of these developments impacts on their real 

property value.  

On the other hand, Mohsen Mohammadzadeh (MOHAMMADZADEH M., 2011) in his 

paper: Neoliberal planning practice: urban development with/without a plan approaches the 

concept of market-based cities, which “are also representative examples of a new model of 

urban development, where planning models have been implemented merely to create new 

economic opportunities, generally in the real-estate sector”. This paper also analyses the 

relationship between emerging urban development and fast economic growth through neo-

liberal planning models whilst focused only on investment returns and warning about neglect of 

the identity and factors beyond the Iconic District concept and its comprehensive practical 

design. 
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Although the principles exposed by these authors do not match directly the Iconic District 

Concept, they prove important points of reference and contrast throughout this dissertation in 

order to understand which actually justify the emergence of such a distinct design approach.  

 

 

2.3 – Methodology 

 

The theoretical framework of the Iconic District Concept stems from its interdisciplinary 

field of intervention, namely Architecture, Urban Planning and Real Property Value. We 

hereafter adopt the stance of Architecture including Urban Design (LAMAS J.M.R.G, 1993). 

The methodological perspective is a deductive one as it departs from general approaches 

to urbanism and real estate value in aiming to combine them into the specific Iconic District 

Concept. 

The methodology itself is at an experimental stage and here applies the Iconic District 

Concept to a case study in Doha. 

In order to understand the theoretical principles shaping the Iconic District Concept, 

many authors were taken into consideration and their essays compared and contrasted. 

All of these fields of work were analysed across the three sections that divide and 

structure this whole dissertation. Bearing in mind the theme underlying this research: Bonds 

between Fast Economic Growth and Urban Regeneration in MENA Emerging Economies, the 

first section emphasizes both the practical design and property value determinants to be taken 

into account in the MENA context. 

Regarding the practical design and its characteristics, it was important to track the 

morphological elements of the Arabic city and their evolution over time. The realization of the 

socio-cultural and environmental restrictions in effect enabled this research project to focus on 

the differing design principles that mould architectural modernisation and urban regeneration. 

The Property Value framework was initially approached from a global perspective, 

particularly considering Eastern European emerging markets due to the lack of data and 

historical records in the MENA region. Establishing this comparison endorsed the recognition 

of a dual-frame market structure prevailing in some MENA emerging countries; the first based 

on the microeconomics model of price determination (supply and demand) and the other, 

subject to macroeconomic factors, such as the abundance of credit, low interest rates and the 

volume of oil wealth linked to the existing petro-urbanism policy of urban regeneration, which 

led to the development of entire districts targeting specific market segments. 
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Underlying this policy, theories about urban planning and property value take into 

consideration the need to balance neoliberal urban strategies with sensitive urban approaches in 

order to meet the market requirements of particular segments. 

Considering property value a western concept, as mentioned in 2.2 – State of the Art 

supra, Chapter 4 details potential approaches and methods for real estate valuation in emerging 

economic contexts and establishing a bridge between Real Estate Finance and Property 

Development. 

The second section presents the Iconic District Concept and the emerging urban planning 

strategy that relates the determinants moulding practical design with the real estate market 

dynamics before introducing the case study through presenting the Msheireb Development. 

The last section outlines the practical evaluation of the Iconic District Concept through a 

conceptual model applied to an Iconic District in the inner city of Old Doha, the Msheireb 

Development. Alternatively, it would be possible to consider an Iconic District’s Conceptual 

model using the Space Syntax algorithms. (HILLIER B.; HANSON J., 1989) However, this 

approach shall represent a methodological experiment, which would compromise the results and 

objectives of the whole investigation at this stage, due to its dimension and impact on Property 

Value estimation.  

Additionally, Appendix 1 (A1) comprises a set of interviews inserted as “additions” to the 

referenced essays in order to not compromising the natural flow of the dissertation. The data for 

the model presented in the case study was collected from a series of articles and essays by 

academics and professionals directly or indirectly involved in this development type. We 

identified the need for a model able to combine the principles arising out of both the articles and 

the complementary interviews. 

This case study was carefully selected, because unlike other Iconic Districts in the region, 

the Msheireb Development will be inserted in the historical centre and thereby resulting in 

large-scale, inner city regeneration. The land reclamation attached to its planning strategy is 

limited to the existing urban fabric. The project seeks to put the community back into the 

lifestyle of the Old Centre through refurbishing the Souq as well as several heritage houses and 

restricting real estate promotion to a specific market segment. 

In brief summary, this methodology aims at supporting the definition of the Iconic 

District Concept. 
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3 – BONDS BETWEEN FAST ECONOMIC GROWTH AND URBAN REGENERATION 

 

3.1 – Architectural Modernization and Cultural Regeneration 

 

Since the 1973 oil crisis10 and particularly the turn of the millennium, the MENA 

emerging countries have witnessed unprecedented and rapid urbanization and broadly defined 

by an explosive expansion in their existing cities, primarily due to the recent upsurge in oil and 

natural gas prices. Excess oil revenues, together with the need to diversify their economy in 

order to achieve sustainable urban and economic growth – by financing the real estate market - 

generated what may be termed Petro-Urbanism. Petro-Urbanism represents an oil-based urban 

planning strategy in which all activities, including urban planning practice, depend on the 

petrodollars invested in the real estate market and infrastructure development. However, the 

newly urban transformations are not only due to the practice of petro-urbanism, but also to the 

rise of global cultural capitalism, the power of branding and the new role of cities in 21st 

century global geopolitics. 

In order to address increasing demand from all economic sectors, governments had to 

adopt liberalisation policies and public investments through semi-private or government-funded 

real estate investment companies, mostly via uncoordinated processes of modernisation. These 

processes were led by the implementation of city Masterplans based on reclaimed land, which 

distorted existing land planning policies to suit new investor needs. The expeditious process of 

urban regeneration was also revealed by the appearance of labelled11 districts within existing 

city urban fabrics. These districts themselves became landmarks as they began showing 

distinguished and differentiated images of their cities, changing their skylines and introducing 

new architectural languages. Therefore, it is important to balance the development of these 

districts with sustainable approaches regarding economic, socio-cultural and local planning 

principles.  

                                                        
 

10 The 1973 oil crisis started in October 1973, when the members of the Organization of Arab Petroleum Exporting 

Countries – OAPEC consisting of the Arab members of OPEC, plus Egypt, Syria and Tunisia) declared an oil 

embargo and, along with the 1973-1974 stock market crash, the event has been regarded as the first persistent 

economic downturn since the Great Depression. (PERRON, P., 1988) 
11 The term “labelled” refers to the classification of districts according to their urban features (e.g. The Pearl of 
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Figure 1:West Bay District, Doha, Qatar. (WEST BAY, 2012) 

 
 

 

 
Figure 2: Msheireb District, Doha, Qatar. (MSHEIREB DEVELOPMENT, 

2012)  
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Figures 1 and 2 emphasize the contrast between two different Iconic Districts within the 

City of Doha, namely, the West Bay District and the Msheireb District. While developed to 

comply with different land uses, it is still quite controversial whether these can generate a 

homogeneous urban fabric contributing towards the city’s urban space quality, as well as its 

competitiveness. The threshold between the need to develop these cities through labelled 

districts and the socio-cultural implications of their rapid architectural modernisation stems 

from the common guiding principles that have accompanied community cultural regeneration 

throughout history, namely:  

 

a) Emphasize the inner essence of the physical features rather than their 

outward appearance through the need to maintain personal privacy. (e.g. 

residential units with L-shaped entrances and doorways opening onto the 

street, windows placed high above the street level to prevent any direct view 

into the house) 

 

b) The pursuit of a virtuous life in densely crowded city environments through 

small, intimate, neighbourhood-based public spaces, “where social mingling 

may occur without violation of principles of family privacy or religious 

observance” (COSTA F. J.; NOBLE A. G., 1986) 

 

c) “Clustered commercial, governmental and manufacture activities to meet the 

demands of modern economic existence” (COSTA F. J.; NOBLE A. G., 

1986) 

 

d) The need to mix land uses within the district, particularly residential and 

retail. Ground-floor occupancy has been converted from residential to retail, 

which modified the way the former sikkats12 were used, and consequently, 

the urban lifestyle in residential areas. 

 

                                                        
 

12  Sikkats - narrow pathways that connect different family clusters and areas within the Fereej, which is the 

traditional neighbourhood concept 
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e) Compact, low-rise overall character to retain features associated with 

climate, family privacy and cultural identification (COSTA F. J.; NOBLE A. 

G., 1986) 

 

David Adjaye, in a recent interview with Hugo Oliveira, explained how important having 

lived in the Middle East was to understanding the principles of MENA urbanism and traditional 

Arabic Planning: 

 

“Living in the Middle East and Africa allowed me to understand urbanism which was not 

about objects, but about space. The Middle Eastern city is the construction of non-objects. It’s a 

spatial strategy. So, when you look at it as pictures it’s vast walls, small aperture and courtyards 

and voids. But to live in a whole city like this… it’s kind of weird. Because, actually to live in 

an European city is to understand objects and space. But to live in an Islamic city is to 

understand people in space, bodies in space, the choreography of bodies in space.” (ADJAYE 

D., 2012) 

 

 Identifying the qualities of the Fereej13 represents an attempt to recognize the phenomena 

shaping Arabic cities. Moulded by physical and religious factors, the Fereej, as a concept, 

implies a sense of grouping and expresses the values and the identity of the whole community. 

It contains the etiquette, family hierarchy and the social codes that reconnect the traditional 

urban patterns of historic Arabic cities, as detailed in figures 3, 4 and 5. 

 

 
Figure 3: Morphology of the Arabic city centre (COSTA F. J.; NOBLE A. G., 1986) 

 

The values attached to its successive spatial layering are reflected in a triple-frame urban 

planning approach that comprehends a smother transition between the private domain and the 
                                                        
 

13 Fereej – Traditional neighbourhood concept 
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public space. Between the public domain around the town centre – in the surroundings of the 

Masjid (Mosque), the Souq (Market) and government buildings - and the introspective 

disposition of the houses, emerges the semiprivate nature of the Sikkats, which results from the 

extension of the private domain to the public space. 

Traditionally, the highly irregular street pattern is shaped by the introverted character of 

the dwellings, itself reinforced by religious contention and privacy issues as regards the public 

appearances of the family, particularly women. Comprised of many narrow, winding, dead-end 

streets, the semiprivate nature of neighbourhoods emphasizes the cultural family lifestyle 

revolving around religious observance and domestic routines. 

The design of the houses throughout these low-rise, high-density settlements results from 

a complex successive spatial configuration, where privacy is the most significant factor shaping 

its design: Private rooms > Majlis14 > Liwan15 > Courtyard > Sikkats16 > Barahas17 or Main 

Streets. The sequence reveals the typical spatial sequence between private spaces and the public 

realm. In most of the existing dwellings, there are only a few openings to the outside. Where 

they do exist, they are protected by screening, which is usually provided to divert sunlight and 

to prevent viewing from the outside. (COSTA F. J.; NOBLE A. G., 1986) 

Another relevant principle shaping the relationship between architectural modernisation 

and cultural regeneration is the need to read “Islam as a religion that does not believe that Allah 

can be represented as a human being, nor does it promote figural representations of Mohammed 

or other saintly persons inside mosques” (LEJEUNE, J., 2004), avoiding the “iconization” of 

individual objects outside their respective contexts. (COSTA F. J.; NOBLE A. G., 1986) 

Rooted in the Arabesque18, repetition is often deployed to symbolise the transcendent, 

indivisible and infinite nature of Allah.  

The underlying principle is also present in the high degree of ethnic and religious 

homogeneity throughout the neighbourhoods shaping districts, either by the replacement of 

singular decorative representations by repetitive elements, or through a highly autonomous 

character. 

                                                        
 

14 Majlis – Living room, main internal meeting room 
15 Liwan – Reception room usually filled with screens to prevent viewing from the exterior. This is the transitional 

space where women can pull down their hijab just before entering the public domain. 
16 Sikkats – narrow pathways connecting different family clusters and areas within the Fereej  
17 Barahas – Plazas and incidental meeting points 
18  Arabesque (Islamic Art) is a form of artistic decoration based on “rhythmic linear patterns of scrolling and 

interlacing foliage” (FLEMING J.; HONOUR H., 1977) 
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Figure 4: Aerial view of a traditional cluster of houses in a Fereej in Doha, 

Qatar in 1952. (LAW R.; UNDERWOOD K., 2012) 

 

 
Figure 5: Oblique aerial view of a traditional cluster of houses in a Fereej 

(neighbourhood). (WIEDMANN F.; SALAMA A. M.; THIERSTEIN A., 2012) 

  



THE ICONIC DISTRICT CONCEPT AND PROPERTY VALUE 

BONDS BETWEEN FAST ECONOMIC GROWTH AND URBAN REGENERATION  

 13 

 

 

 
Figure 6: Aerial view of the Msheireb District. (MSHEIREB 

DEVELOPMENT, 2012) 

 

 

 
Figure 7: Proposed Sikkats for the Msheireb District (MSHEIREB 

DEVELOPMENT, 2012) 
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3.2 – Global Practice in Flourishing Economic Growth 

 

“Modernization and Progress are often misunderstood as ‘Westernization’.” 

(LAW R.; UNDERWOOD K., 2012) 

 

The long period of experimentation to which Islamic cities have been subject emphasized 

the primary concerns regarding environmental restrictions and the pedestrian transitions 

between private spaces and facilities for religious observance. Old towns grew slowly and 

although modern rapid growth was totally unprecedented up until forty years ago, “the 

circumstances in which Westernized urban designs occur had much to do with rapid 

urbanization”. (COSTA F. J.; NOBLE A. G., 1986) 

The sentence quoted above is symptomatic of the urban planning approach currently 

prevailing in the MENA region. Liberalisation policies, the pattern of land ownership and the 

field of vision of these countries; together with the urgent need “to pave the way for non-oil-

based service industries” (LAW R.; UNDERWOOD K., 2012), revealed a piecemeal planning 

practice, based on the development of disconnected districts. Developers tend to focus their 

attention on short-term profit returns thus commissioning global practices to maximize 

investment returns within the boundaries of every single commercial plot. Nevertheless, the role 

of these practices is to promote sustainable urban development, applying their worldwide 

experience to deal with both the spontaneous international investment and the lack of technical 

knowledge. 

The strategies often adopted by these practices, which envision a “Haussmannian” 

planning practice, where the Boulevards and the urban space configuration establish the 

hierarchy, the location and the uses as well as the value of the adjacent buildings.  

However, summarising the impact of this global practice as purely western profit-driven 

economic practice seems an overly simplistic approach to urban planning, taking into 

consideration the way it relates to the Iconic District Concept.  

Approaches to international urban development comprise several contradictions that are 

only actually verifiable when faced with local needs. The abandoning of traditional forms not 

only promoted rapid urban regeneration but also exposed the new developments to local 

restrictions. While the replacement of the intricate irregular street pattern by the rectangular 

urban fabric minimized the climatic and environmental quality; the loss of physical enclosure 

lowered the level of privacy within dwellings, eliminated the semiprivate nature of the streets 



THE ICONIC DISTRICT CONCEPT AND PROPERTY VALUE 

BONDS BETWEEN FAST ECONOMIC GROWTH AND URBAN REGENERATION  

 15 

and exposed the new buildings to public view as well as to direct sunlight and thereby 

increasing their temperature levels. (COSTA F. J.; NOBLE A. G., 1986) 

Additionally, the importance given to Islamic planning principles, particularly the ones 

rooted in local practical design principles (e.g. Qatari architectural principles), collides with 

some of the global practice standards. For instance, the rise of glazed skyscrapers in the West 

Bay District of Doha City not only establishes a new image of the city, which may potentially 

be considered a downgrade bearing in mind a “displeasing” western equivalence; but also 

typifies a standard international approach to a downtown business district and correspondingly 

disregarding local traditions. (Fig. 8) 

By reversing the Haussmann conceptual model, strategies beyond the urban planning 

models reflect an attempt to capture the traditional qualities of the Fereej, minimizing local 

restrictions and optimizing a denser development typology.  

The concept ‘shaping the void’, primarily proposed by Rosanna Law and Kevin 

Underwood (LAW R.; UNDERWOOD K., 2012), emerges from the need to preserve the urban 

spatial configuration by narrowing the streets and creating intimate public spaces that soften the 

transition between the former villa houses converted to intimate courtyard housing blocks and 

the public domain. (Fig. 8)  

 

 
Figure 8: Traditional Patio Villa (layout) versus Proposed Courtyard 

Buildings (layout) (LAW R.; UNDERWOOD K., 2012) 

 

Signature practice finds its market target in the interior space design, qualifying the 

repetitive outlook appearance in unique interior experiences, disregarding the property’s 

location in considering the proximity to remarkable public spaces.  

Understanding traditional neighbourhood structures enables the practices to reinterpret 

the Fereej thereby not only encouraging nationals to acquire properties but also optimizing 

urban space quality, and thus, increasing the real property value. The changing paradigm 

inherent to the Iconic District’s conceptual models emphasizes the relevance of the determinants 

influencing property value.  
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Figure 9: Shibam, Yemen. (CREATIVE ROOTS, 2012) 

 

 

 
Figure 10: West Bay District, Doha - Oblique aerial revealing the new Doha 

skyline and the apparent disconnection with the surrounding neighbourhoods. 

(CITYSCAPES AND SKYLINES, 2012) 
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4 – PROPERTY VALUE IN MENA EMERGING ECONOMIES 

 

4.1 – Property Value Determinants 

 

4.1.1- Property Specifications 

 

Prior to any approach to its core specifications; property represents a legal concept 

encompassing all the interests, rights and benefits related to ownership. Property consists of the 

rights of ownership, which entitle the owner to a specific interest or interests in that owned. The 

ownership of real estate is termed real property19. 

Although commonly accepted that a property and its specifications are influenced by both 

local and global practices, methods developed to reflect the conditions present in well-

developed market economies “have had to be adapted to economies in transition”. (TRIFONOV 

N., 2002). In many cases, the lack of planning and the branding associated to new and recent 

developments reinforce the role of Architecture in seeking to attain intrinsic property 

specifications, namely: the physical footprint of the site as well as its location, the durability of 

the property; its High Individual Value (when compared with other tradable goods) and the 

levying of administrative costs on the property’s construction cost, particularly regarding taxes, 

tax burdens or any other actions directly or indirectly linked to the country’s economic activities 

(Petro-urbanism policy). 

However, some variations do occur. Constraints on land availability (the relevance of 

desert areas, the trade off with agricultural usage or even areas where the state is a major 

landowner and there is only a limited extent of privately held land) have triggered a paradigm 

shift.  

The importance attributed to location in  property value depends on the need to create 

land out of nothing, which gradually pushed the traditional approach to location into the 

background given its reliance on the Anglo Saxon property market and its commonly stated 

maxim that the three main determinants of property value are: “location, location, location”. 

This generates an unstable property market as there are no physical footprint limits, 

unless specifically regulated for. (HASSLER, O., 2011) 

                                                        
 

19 IVS (2003), The International Valuation Standards Committee, International Valuation Standards, [pdf], Available 

from WWW: < http://propertystandards.propertyinstitute-wa.com/documents/IVSC-3_000.pdf > [Accessed 

07.07.2012] 
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Another property specification detected in some emerging countries is the “bubble” effect 

on the planning of Iconic Developments (when built); to be developed further within the 

framework of analysis on the input of Real Estate Value as criterion for urban planning. 

Regarding the property market, the inseparability between property and its administrative 

contents and the residence-permit attached to property’s rights, particularly in some MENA 

countries, can also be considered a property specification in this context. These drive to a 

compartmented market once the property is actually built. 

 

 

4.1.2- Theories about Property Value 

 

Property Value, particularly in emerging-compartmented real estate markets, has been 

subject to many planning theories. Although the assessment of its value varies in accordance 

with its basic qualifications – depending on whether the property is actually built or not – the 

theories underpinning some urban development models address many possible approaches to 

the production of space and its valuation.  

The first is explored by Florian Wiedmann, Ashraf M. Salama and Alain Thierstein 

(WIEDMANN F.; SALAMA A. M.; THIERSTEIN A., 2012) and named the Lefèbvre 20 

chronological framework, which divides the production of space into three distinct phases: 

‘Absolute space’, ‘Abstract space’ and ‘Differential space’. (LEFEBVRE H., 1992) According 

to their research findings, it is possible to compare these three phases with the historical 

development of MENA emerging cities, such as Doha. 

 

 

                                                        
 

20 Henry Lefèbvre (1905-1991) was a Marxist philosopher and a sociologist. He dedicated his philosophical writings 

to understanding the importance of the production of space and set out three main factors for this process: conceived 

space, perceived space and lived space. He was best known for pioneering the critique of everyday life, for 

introducing the concepts of the right to the city and the production of social space. While his work focused on 

European urban history, it is interesting to establish a comparison with a wider variety of contexts, such as the MENA 

Region. (WIEDMANN F.; SALAMA A. M.; THIERSTEIN A., 2012) 
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Figure 11: Model of Lefèbvre’s theory of space production and evolution.   

(WIEDMANN, F; SALAMA, A. M.; THIERSTEIN, A., 2012). 

 

 

Firstly, absolute space comprehends the “human’s physical interaction with the natural 

environment” and understood as free of “intellectual intervention and rationalised planning, 

corresponding to the vernacular and pre-oil settlement” phase in the MENA Region. 

(WIEDMANN, F; SALAMA, A. M.; THIERSTEIN, A., 2012)  

The abstract space dimension reflects the introduction of urban planning practices as an 

important tool for shaping urban structures, optimizing road networks and defining land uses. 

This represents the first intellectual approach to the management of urban space and 

corresponds to the urban modernization phase resulting from the oil market boom. 

The conflicted space, still within the abstract space phase, results from the conflicts 

generated by the “fragmented and segregated urban landscapes, described by Lefèbvre as 

agglomerations of either spaces of leisure or spaces of labour”. (WIEDMANN F.; SALAMA 

A. M.; THIERSTEIN A., 2012) This incorporates the transitional period characterized by a 

dependency on the factors of growth, the commercialization of land and the introduction of 

liberalisation strategies and their impacts on urban development.  

This period also features in the post-structural approach of Mohsen Mohammadzadeh, 

which relies on neoliberal planning theories to justify the emergence of the new modern districts 

within these cities. These districts “have mainly been developed based on the neoliberal model 

of development, consisting on separate urban projects that cannot create an integrate image of 

the city”. (MOHAMMADZADEH M., 2011) Mohammadzadeh advocates how planning 

concepts such as “fluidity” and “flexibility” are mostly misused to respond to the demands of 

real estate marketing with this latter type of practice based on the rational models generally 

deployed for “attracting international investors by presenting viable and iconic images of future 

urban developments in order to potentiate property’s value and promising maximum benefit 

with minimum risk to investors.” (MOHAMMADZADEH M., 2011) Instead of being based on 
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the historic local interactions, these new forms are generally “more dependent on their 

international networking such as global investment, information flow and migrants as human 

capital”21. (HARVEY, D., 2007)  

In this development model, mainly driven by short-term investment and top-down 

decision-making, property value primarily depend on micro-location factors integrated into 

these emerging districts, performing as a set of market-based “segregated-labelled” districts. For 

instance, the concentration of similar activities in specific urban districts, from a macro-

economic perspective, does not entirely depend on location factors. Thus, the relevance of the 

location must be appreciated through a “district zoning” approach based on a fragmented urban 

fabric, where each “labelled” zone (e.g. CBD, Downtown District) is valued according to its 

location in relation to other significant zones and key transport facilities, such as airports or 

ports. 

 

 

 
 

Figure 12: Typical emerging city zoning distribution. This diagram enhances the idea 

of labelled islands performing as a set of market-based islands. Source: Author 

  

                                                        
 

21 “Ideologically, liberalism claims that economic, political and social relations are best organized through the 

formally free choices of formally free and rational actors who seek to advance their own material or ideal interest in 

an institutional framework that, by accident or design, maximize the scope for formally free choice”. (JESSOP, B., 

2002) 
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However, the conflict between short-term investment returns and urban space quality 

represents a pivotal facet to the production of space in these districts. According to Lefèbvre, 

the relevance of urban diversity and urban identity in the economic sustainability of cities 

emerged from a different type of space production based on the Lived Space concept. 

(LEFÉBVRE, H., 1991, 399)  

Lastly, differential space comprehends a long-term investment framework, which relies 

on principles rooted in socio-cultural, environmental and sustainable interests. The development 

model attached to this type of space production reflects a bottom-up decision-making in which 

the qualities of urban spaces are increasingly “dependent on the proactive participation of an 

enlightened society, creating a diverse urban space” within each district. (WIEDMANN F.; 

SALAMA A. M.; THIERSTEIN A., 2012) 

Therefore, it becomes correspondingly difficult to determine an analytical approach that 

clearly represents the impact of the factors influencing property value, such as environment, 

location and property rights. Considering that land can be reclaimed; the shorter the distance to 

the buildings most relevant within the district, such as the Souq22 and the Maqbara23; the higher 

the value of a property. (in terms of the existence of semiprivate streets as aforementioned in 2.1 

– Architectural Modernization and Cultural Regeneration) 

Regarding property rights, as most properties are on an exclusive freehold contractual 

basis for nationals, their value must be appraised through the urban land rent. Thus, the higher 

the income of tenants, the higher the value of the land (or built property) to be acquired (or to be 

rented).  

The theoretical framework of property value highlights a variety of relevant factors taken 

into account for price formation and the usefulness of their systematization. 

 

 

4.1.3 - Systematization of the Factors that influence Property Value 

  

The lack of planning in recent decades, coupled with the recent investment interest 

(mainly due to the attractiveness of these new urban centres to international investors) opened 

up the variety of relevant factors shaping urban land price formation in MENA emerging 

                                                        
 

22 Open-air market place 
23 Mausoleum in Arabic 
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markets and the need for their respective analytical systematization. These can be grouped in 

three categories: (DERYCKE P., 1981) 

 

1) Micro location (to explain the difference between plot’s individual unit price 

and the average price prevailing in its respective zone), 

 

2) Macro location (to explain the difference between the average zonal price 

and the average city price, 

 

3) General (factors related to the global context, economic policies, the city’s 

characteristics, etcetera). 

 

 Micro location factors prove, amongst others, extremely important to understanding the 

new urban trends taking place in these emerging hubs. Increasing international investment 

demand and the need to “promote” these cities as new global centres emphasize the 

“contagious” bubble effect of micro location factors on several developments under 

construction.  These are based on the property’s specification, its surroundings and are divisible 

into four subcategories: 

 

1A) Subcategories associated with Real Estate Promotion, such as ground and 

underground specifications, dimension, plot shape, topography, slope of the 

land and plot placement / integration in the local urban grid / shape. 

 

1B) Subcategories associated with Final Product Specifications, such as 

environmental exposure, privacy, vistas, amenities, adequate public 

buildings and services in the area. 

 

1C) Subcategories associated with Investment Risk, such as the property’s size 

and scale, age, conditions (conservation), physical and functional 

obsolescence, and the required construction image specification. 

 

1D) Subcategories associated with Signature Architecture practice. These are 

often applied in some Middle East emerging economies; but this time 

differing from consolidated western urban planning and instead based on the 
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role of Iconic and Landmark Architecture design shape, which establishes a 

link between Real Estate promotion (through Branding and Marketing 

Investment) and “General” factors, such as Petro-urbanism and its impact on 

real estate investment. We would also note that there is an attempt to 

“invert” current urban planning practice by privileging property design, its 

impact on the surroundings and ultimately on the shape of the urban grid. 

 

As regards macro location factors, these express the zone’s characteristics and 

incorporate features of urban policy and susceptible to grouping into three subcategories. 

 

2A) Subcategories associated with the zone’s specifications, such as natural 

environment quality, parking and public buildings, infrastructure capacities, 

conditions, and density. Due to land availability constraints, this may also 

prove a bottleneck in the supply chain and a factor driving high prices. This 

represents the most important macro location factor currently detected in 

most transitional countries. 

 

2B) Subcategories associated with access to urban life points of interest, such as 

the existence of private or public transport. 

 

2C) Subcategories associated with construction rights, such as approved density 

levels and urban regulations/norms related to change in built property usage. 

The lack of regulations on construction rights is also considered a macro 

location factor subcategory as there are no physical limits with the land 

developed based on the purpose of extending/changing density allowance 

indices.  

 

 “General” factors, in turn, contemplate context and real estate investment variables. 

However, international real estate investors need to adapt their tools and techniques to 

underwrite new and unchartered emerging markets that now present investment opportunities. 

Amongst others, this includes the following variables: 

 

3A) City size and rate of growth, 
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3B) Demographic and socio-economic factors, 

 

3C) Real estate market and credit interactions, 

 

3D) Urban administration/council efficiency, 

 

3E) Government owned land allocation policies, 

 

3F) Remittances from non-resident nationals, 

 

3G) Fiscal and national credibility policies, 

 

3H) Terrorism, 

 

3I) Variable discount rate procedures due to inflation and significant risks. This 

has  particular effect on construction costs.   

 

With regard to local context, also integrated into the “General” factors, we would 

highlight the “four interrelated considerations that represent different attempts to frame the 

dynamics of emerging urban trends and the rapid urban transformation in the context of cities in 

Middle East: Petro-urbanism, the rise of global cultural capitalism, the power of brands and 

branding in late capitalism” (ADHAM K., 2008). These factors also directly impact on micro 

location subcategories, particularly those within the framework of architecture practices and real 

estate promotion. 

The importance attributed to each group of factors, or even each single factor, results 

from a casual valuation based on real estate valuators. However, the recognition of their 

importance raised interest in analysing their relationship with the formation of real estate value, 

particularly through empirical models. The core of model construction rests on each model’s 

definition of the relevant indicators actually susceptible to portraying aspects related to the 

reality prevailing . The empirical evidence is obtained through samples (large scale samples) 

collected in the appropriate real estate business environment whenever duly transparent.  

We should here note that, while the conclusions reached by these models express the 

importance attributed to macro location factors, the key data from emerging real estate markets 

(usually experiencing insufficient transparency, including a lack of historical data on housing 
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prices and other indicators) relate to the property’s intrinsic specifications as well as its 

surroundings, handled as micro location factors. 

In order to estimate the price imposed by the appropriate basis of value, the Valuer needs 

to apply one or more valuation approaches. 

 

 

4.2 – Methods for Real estate Valuation  

 

A valuation method refers to the generally accepted and commonly applied analytical 

methodologies. Although the methods of real estate valuation and the practice of valuation 

communities in stable economies are well known; the goals of real estate valuation in 

transitional economies are essentially the same as elsewhere: for the purposes of sale/purchase, 

mortgage, occupation, investment, development, or redevelopment. It is rare to apply such 

valuations for the purposes of the stock market or a flotation/merger. (TRIFONOV N., 2004) 

Some countries attempt to establish valuation for taxation purposes, so called mass appraisals. 

Therefore, in order to contribute towards sustainable urban and economic growth, it is important 

that these appraisals meet the International Valuation Standards and the Open Market Value, 

and respect the following principles: 

 

1) Apply comparable transactions/trades as points of reference, 

 

2) Exclusion of contexts in which the transaction has been somehow forced, 

 

3) Preference for situations in which market trends do not clearly favour either 

sellers or buyers, 

 

4) Exclude cases where the buyer has a very specific interest in the transaction, 

 

5) Consider a reasonable period of exposure to the market and trading. 
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However, appraisal practices in emerging economies are usually based on modified 

versions of the three well-known approaches: Cost, Income Capitalisation, and the Sales 

Comparative Approach. 24 (TRIFONOV N., 2004) 

 

a) Cost approach - this comparative approach considers the possibility that, as 

an alternative to the purchase of a given property, one could acquire a 

modern equivalent asset that would provide equal utility. In a real estate 

context, this would involve the cost of acquiring equivalent land and 

constructing an equivalent new structure. Unless undue time, inconvenience, 

and risk are involved, the price that a buyer would pay for the asset being 

valued would not be more than the cost of the modern equivalent. Often the 

asset being valued will be less attractive than the cost of the modern 

equivalent because of age or obsolescence.25 A depreciation adjustment is 

required to the replacement cost to reflect this. In these countries, data on 

local construction costs lags behind those on Western European and North 

American countries by ten to fifteen years. In many cases, construction 
                                                        
 

24 In some urban areas, the residual method is also applied to provide the best estimate of the market value of land. 

The residual approach estimates the maximum value, which the potential investor may pay for the real estate in its 

present condition. The residual method is implemented when determining the value of real estate, which may be 

subject to development, expansion, modernization or other improvements. The value of the property can be specified 

solely for the land, for the land with its components before the improvements or for the land’s components separately. 

Accordingly, the real estate value is defined by the difference between the value that the property will reach after the 

implementation of planned investment and the value of the costs ensuing from project implementation (costs of 

construction, design and monitoring, the costs of securing financing and the developer’s forecast profit). The 

remainder is the value of the property in its present condition, on the day of the appraisal. (WMG, 2010)  

It is also important to establish the unit of currency to be used in valuations. Typically, there are different exchange 

rates for the same currency in these countries. (HASSLER, O., 2011)  

It is critical, therefore, for an expert to choose the currency unit most appropriate to the market under appraisal. 

Emerging countries present some unusual subjects for valuation such as unfinished construction, tenant contributions 

for improvements due to reconstruction, obligations such as debts, damages, and services. (TRIFONOV N., 2004) 

These subjects require special valuation methods. Data for these unusual types of appraisals is typically unreliable 

because of the non-transparency of the real estate market, the volatility of the inflation rate; with fixed assets needing 

to be valued on an annual basis.   
25 IVS (2003), The International Valuation Standards Committee, International Valuation Standards, [pdf], Available 

from WWW: < http://propertystandards.propertyinstitute-wa.com/documents/IVSC-3_000.pdf > [Accessed 

07.07.2012] 
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operations are paid in cash. Due to the lack of information on construction 

costs in the 20th century, Middle East construction indices are now based on 

multinational construction cost handbooks, such as Spon’s Middle East 

Construction Costs Handbook by Franklin Andrew, in order to establish a 

guideline for international construction and investment companies, 

particularly in the real estate market. 

 

b) Income Capitalisation approach – this comparative approach considers 

income and expense data relating to the property being valued and estimates 

value through a capitalisation process. Capitalisation relates income (usually 

a net income figure) and a defined value type by converting an income 

amount into a value estimate. This process may consider direct relationships 

(known as capitalisation rates), yield or discount rates (reflecting return on 

investment measurements), or both. In general, the principle of substitution 

holds that the income stream produces the highest return commensurate with 

a given level of risk and thus leading to the most probable value figure. The 

Income Capitalisation approach has undergone two modifications in 

emerging economies (static and dynamic). The first modification is direct 

capitalization and the second is DCF (Discounted Cash Flow) techniques 

(also present in western developed countries)26. Experts usually use both 

techniques for the initial iteration and for verification of the results. 

Optimization methods may also be used for the direct capitalization of 

businesses. Inflation and other significant risks make it necessary to apply 

variable rates to the discounting procedure, especially over long periods. 

Generally, however, the return time for many investments is short —about 

three to four years. 

 

c) Sales Comparative approach - this comparative approach considers the sales 

of similar or substitute properties and related market data, and establishes a 

                                                        
 

26 TRIFONOV, N. (2004), Real Estate Valuation in Transition Economies, Paper presented at the 10th Pacific Rim 

Real Estate Society Conference Bangkok THAILAND, January 25-28, [pdf], Available from WWW: 

<http://www.prres.net/Papers/Trifonov__Real_Estate_Valuation_In_Transition_Economies.pdf>, [Accessed 

03.04.2012] 
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value estimated by processes involving comparison. In general, a property 

undergoing valuation (a subject property) is compared with sales of similar 

property transactions in the market. Listings and offerings may also be 

considered.27 The absence of a real market usually highlights the usage of 

sophisticated probability procedures and numerous adjustments. High 

inflation makes it necessary to be extremely diligent in monitoring the 

market. In many countries, offered prices (purchase or selling prices as well 

as rental rates) may prove more reliable than transaction prices because of 

specific real estate transaction taxation.28  

 

Real Estate Value can differ to the values estimated by valuation appraisals. The 

approach to its components must be complemented by considerations regarding the way they 

are analysed in real estate valuations and tailored to emerging market contexts. 

 

 

4.3 - Real Estate Market and Property Value 

 

4.3.1 - Property Value Components 

 

In order to best estimate the real property value in an emerging economy, two basic 

components must be considered: Income and Capital Assessment. The variation of the value, 

subject to the real estate market, results from fluctuations in these two components. 

Despite the lack of transparency in most of these markets and assuming the limitations 

resulting from valuation appraisals, the value identified by a real estate valuation may still be 

deemed the main reference point for establishing the final value of the property. 

Firstly, Income Assessment is explained through its present performance rather than from 

historical reporting of the rents paid by enterprises or households. This is due to the fact that 

                                                        
 

27 IVS (2003), The International Valuation Standards Committee, International Valuation Standards, [pdf], Available 

from WWW: < http://propertystandards.propertyinstitute-wa.com/documents/IVSC-3_000.pdf > [Accessed 

07.07.2012] 
28  TRIFONOV, N. (2004), Real Estate Valuation in Transition Economies, Paper presented at the 10th Pacific Rim 

Real Estate Society Conference, Bangkok, Thailand, January 25-28, [pdf], Available from WWW: 

<http://www.prres.net/Papers/Trifonov__Real_Estate_Valuation_In_Transition_Economies.pdf>, [Accessed 

03.04.2012] 
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most enterprises have only recently set up their core business in the area; and hence there is no 

past record of performance or rent paid. Furthermore, mortgage financing is based on the 

principle that the long-term immobilization of resources requires special security for lenders and 

investors. Therefore, abundant levels of natural resources ensure a more stable real estate 

market as well as the credit discipline necessary to providing this security. (HASSLER O., 

2011) 

In this case, the real property value results from the expectations generated by the income 

expected subsequent to acquisition. 

Capital Assessment in emerging economies must be seen as an anticipation of the Income 

Assessment performance. Bearing in mind that this procedure is based on expected market 

performance, real property is often valued according to the projected capitalization rates applied 

as investment criteria. This is attained by the algebraic resolution of the following formula: 

 

 

CC = NOI / CR  

 

Where: 

CC: stands for Capital Cost (asset price, real property for instance) 

NOI: Net Operating Income; the capitalization rate is calculated using a measurement of cash 

flow termed Net Operating Income (NOI) and not simply Net Income. NOI = Net Income + 

Depreciation + Interest Expenses; whereas cash flow = Net Income + depreciation (interest 

being a cash outlay) 

CR: stands for Capitalization Rate. 

  

In most emerging markets, both components are constrained by the non-expected 

variations in market’s performance and must be analysed carefully in order to establish accurate 

global / international patterns. (IVS, 2003) This is due to emergent market phenomena such as: 

 

1) Weak and non-transparent real estate markets with unreliable data, 

 

2) Real property values subject to trends and cycles, 

 

3) Real property unit values are questionable as they vary depending on their 

purpose and the investor / final user type, 
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4) Real estate investments do generate losses; at the time a real property was 

transacted, its value might be significantly superior to its current or future 

price. (Fig. 13) 

 

  

Figure 13: Apartment sale price evolution in Doha, Qatar between 2010 and 

2011 (GLOBAL PROPERTY GUIDE, 2012) 

 

This process allows for the differentiation between Property Value and Value Estimation 

determined by ordinary real estate valuation processes based on the analysis of empirical 

evidence even when only available in small-scale samples. The value itself reports the free-flow 

of real estate market executed transactions with their guidelines established by real estate 

experts.  

The information generated by real estate valuation experts is significant to real estate 

markets because it has implications not only on transaction values but also on the price 

formation of real property. 

 

 

4.3.2 – Price Formation and Economic Agents 

 

Price formation is determined through several interrelated factors. Although traditionally 

due to final user interest in real estate properties, the speculative process involving property 

values turns out a “game changer” in most emerging economies. 

The lack of a solid real estate market in some emerging economies (thus preventing 

accurate empirical analysis of price comparisons between similar products) reinforces the 

determination of real estate values through the analysis of macro economic trends and their 

effects on business and household investment decisions. 
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What commonly happens are price movements between different economic sectors act as 

a spillover effect from the top to the bottom of the market. Abundant credit, low interest rates 

and more importantly, the volume of oil wealth are all linked to asset price inflation. 

(HASSLER, O., 2011) 

In the absence of a transparent regulation system based on reliable data, economic agents 

position themselves according to the market and its prevailing economic position. 

In most MENA countries, the dynamics of price formation result in a dual market 

structure framework. Except for a thin, high-end section of the market, the bulk of demand 

remains unmet due to high prices when compared to income-levels. 

Market growth corresponds to the highest negotiable power phases for property owners 

and developers as in the situation portrayed in our case study. Phases of positive expectation 

correspond to periods when financial institutions/entities hold strong powers of negotiation. On 

the other hand, real estate market stagnation endows this power of negotiation on final users, 

particularly companies seeking spaces for renting as they are considered real estate income 

applications by institutional investors. The lesser the risk of inoccupation or tenant default, the 

higher the property values. 

These alterations are significantly relevant to understanding urban planning strategies in 

the region as they necessarily incorporate large-scale investments. However, the relevance of 

Real Property value to urban planning emerges out of their two-way relationship. 

 

 

4.4 – Real Property Value as criteria for Urban Planning 

 

 Property value is the main subject of real estate valuation. Moreover, this factor may 

also constrain practical design options, whereas the urban planning practice is defined by the 

importance attributed to real estate value. (e.g. where planning concepts such as “fluidity” and 

“flexibility” are broadly misused in response to the demands of real estate marketing 

(MOHAMMADZADEH M., 2011), and as detailed in 4.1.2 – Theories about property value 

supra.) It is thereby necessary to integrate factors, real estate value and urban practice, into 

design and planning criteria. 

We correspondingly encounter difficulties in describing the urbanization trends ongoing 

in MENA countries given the region comprises of great diversity in terms of its socio-economic, 

human and natural resources. Moreover, they differ in their openness to globalization with the 
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United Arab Emirates, Kuwait and Qatar notably more receptive to globalization than any other 

countries in the eastern or western parts of the MENA Region. 

Emerging urbanization trends derive from the need of MENA countries to deal with the 

new economic challenge posed by both globalization and real estate market liberalization 

strategies. Although the most relevant firms have identified the overall lack of secure rights - 

particularly regarding land availability and the real estate market - as a constraint on investment, 

the lack of land ownership and property rights are still the dimensions most severely hindering 

the ability to access land and real estate. (MADBOULY M., 2009) 

The first step has involved a general realization that the role of the state as provider had to 

shift towards “enabling”, even among richer states and thus contributing to a consensus building 

up around neoliberal planning practices in order to capture large-scale international investments 

for the region. These shifts are visible in almost all of the region’s emerging countries where 

privatization is underway and with foreign capital therefore able to find greater opportunities for 

investment, segregating the market and creating dispersed districts.  

Therefore, we may assume that the intensified process of globalization has generated 

three main trends in MENA region urbanization: “monumental real estate, middle-income 

residential developments and informal settlements” (MADBOULY M., 2009). 

In order to optimize such massive investments, global practices have been appointed to 

determine spatial configurations and the way such spatial differentiation itself influences real 

Property Value. Hence, it is crucial to understand just how the configuration of space privileges 

a specific design in order to maintain or increase the property value, particularly when related to 

brand-new design approaches, contributing towards its quality and competitiveness. 
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5 – EMERGING PLANNING STRATEGY IN DOHA, QATAR 

 

The relationship between competitiveness and the quality of urban space is perceptible in 

the role assigned to the recently planned MENA Region districts. The marketing attached to 

their development highlighted the new urban planning trends in the inner city; “the city within 

the city” paradigm. 

 

 

5.1 – Urban Planning Policy 

 

Qatar has faced some of the most important challenges in recent decades as concerns 

urban planning and the real estate business sector.  

From a pearl-dependent underdeveloped to a highly urbanized economy in less than four 

decades, the country has experienced sustained and rapid growth. The shift, primarily driven by 

wealth resulting from the exploitation of its oil reserves, has required unparalleled industry 

investment, particularly within the framework of turning Doha into a commercial bridge 

between the natural resource industry and business services. 

Despite the effort to boost its economy through the development of facilities for natural 

resources, the government found itself expending an increasing amount of its income without 

ever being able to reinforce its generating capabilities. (WIEDMANN F.; SALAMA A. M.; 

THIERSTEIN A., 2012) The revenue was either directed to infrastructure development or 

converted into assets, designed to provide income in compensation for the steadily depleting 

resources. (CATNAPS.ORG, 2012).  

Initially, from a macro-scale assessment, Qatar’s competitiveness depended on three core 

factors: 

 

1) Government investment in the local economy, particularly in the real estate 

business and construction sectors. This enabled the government to diversify its 

economy on the one hand; and to optimize industrial sector costs caused by the 

previous lack of infrastructural support. 

 

2) Conflict between the current government structure and the traditional 

administration and management mechanisms formerly in effect. Setting up the 

Council of Ministers in the early 1970s ended up fragmenting  urban planning 
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related policies. We would note that prior to this segmentation, the Ministry of 

Finance and Petroleum Affairs was in charge of the urban planning regulation 

decision-making process. Several agencies held interest in planning practices, in 

particular: (CATNAPS.ORG, 2012) 

 

“Ministry of Public Works – roads, public buildings and infrastructures 

Ministry of Electricity and Water – production and supply 

Ministry of Transport and Communications – telecommunications systems 

Ministry of Justice – land regulation 

Ministry of the Interior – road design and signalling 

Ministry of Labour and Social Affairs – planning, building regulations, soft and 

some hard landscaping, as well as some public buildings and works.” 

 

3) Difficulties related to land ownership on the peninsula generally due to tribal 

claims, but particularly around major centres like Doha with its corresponding 

rise in commercial value. 

 

 Nevertheless, the “biggest impact on Doha’s development was the Qatari habit of 

investing in real estate rather than in financial saving accounts or in stock markets, which led to 

the high percentage of over 55% of vacant properties within Doha’s urban area in the mid-

1990s”. (WIEDMANN F.; SALAMA A. M.; THIERSTEIN A., 2012) 

Many changes in Doha’s urban policy began with the “real estate boom” in 2004. The 

government-sponsored modernisation programme encouraged real estate development by 

approving Law No. 17 in 2004, which enabled non-Qatari’s to buy real estate on a freehold 

basis within The Pearl of Qatar, West Bay Lagoon, and Al Khor developments. In addition to 

this, a 2006 Cabinet Decision extended the right to own property on a 99-year leasehold basis in 

specific areas in the inner city of Doha. (COLLIERS I., 2008).  

Additionally, a few other coincidental factors contributed to most rapid period of urban 

development that Doha has ever experienced, specifically: (WIEDMANN F.; SALAMA A. M.; 

THIERSTEIN A., 2012) 

 

a) “The change in regency, introducing a new vision for Doha’s future as an 

emerging international hub”. 
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b) “Large public investments of oil and gas revenues into infrastructural and 

new city developments, carried out by state-owned institutions and their 

various public-private partnerships.” For instance, to cope with increasing 

demand, the government, via the Qatar Investment Authority, founded a 

state-owned and profit-oriented developer, Qatari Diar Real Estate 

Investment Company29, responsible for the new real estate projects in Qatar.  

 

c) The liberalisation and decentralisation strategies that stimulated urban 

growth and attracted local, regional and international investment, driven by 

the potential for fast returns. 

 

The investment focus changed Doha’s urban structure from a sprawl of suburban 

settlements around a mixed-use centre to a segregated urban fabric composed of dispersed 

emerging districts through introducing the phenomenon of “cities within a city”. Theoretically, 

this would seem to follow some of Léon Krier’s principles on urban regeneration, particularly 

regarding the approach deployed for city-making, through the planning of autonomous districts: 

 

“A city can only be reconstructed in the form of urban quarters. A large or a small city 

can only be reorganized as a large or a small number of urban quarters; as a federation of 

autonomous quarters. Each quarter must have its own center, periphery and limit. Each quarter 

must be A CITY WITHIN A CITY. The quarter must integrate all daily functions of urban life 

(dwelling, working, leisure)” (...) “Tiredness sets a natural limit to what a human being is 

prepared to walk daily and this limit has taught mankind all through history the size of rural or 

urban communities. “  (KRIER L., 1977) 

 

However, the difference between the León Krier approach and Doha’s planning strategy – 

regardless of the nature and the purpose of the practical urban design – lies in the district level 

attachment to the real estate market dynamics, as market-based products. Hence, the conception 

of these districts, as real estate products, triggered a piecemeal urban development, driven by 
                                                        
 

29 “Qatari Diar Real Estate Company was established in 2005 by the Qatar Investment Authority, the sovereign 

wealth fund of the State of Qatar. Headquartered northeast of the capital Doha on the coast of the Arabian Gulf, 

Qatari Diar was entrusted with nurturing Qatar’s growing economy and to coordinate the country’s real estate 

development priorities.” (QATARI DIAR, 2012). Available from WWW: 

<http://www.qataridiar.com/English/WhoWeAre/Pages/Company-Profile.aspx> Accessed 01.12.2012 
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the need to yield positive fast investment returns. The recognition of these autonomous entities 

in urban planning emerges the Iconic District Concept. 

 

 

5.2 – The Iconic District Concept 

 

The Iconic District is an urban planning concept that consists on a singular practical 

design approach focused on urban regeneration leveraged through real estate market dynamics.  

Primarily, the term Iconic derives from the classification of an object endowed with an 

attribute of exception, the character of an Icon. An Icon, originally from the Greek 

εἰκών eikōn - "image", stands out as a representation, a sign or likeness that conveys an object 

readily recognized as having some well-known significance or embodying certain qualities that 

represent something else of greater significance, usually associated with religious, cultural, 

political or economic standing. Although its antecedents relate to figures or expressions of art 

from Eastern Christianity, the definition, in this case, applies to the symbolic representation of 

an entity within an urban context, a specific urban development in the inner city.  

The Iconic District inherently incorporates the intention to design a distinguished and 

differentiated urban development, not necessarily perceived as a set of signature landmarks. Its 

conception, as a unique product, may be systematized into five categories of factors: 

 

a) Factors related to the singularity of its specification, practical design and 

urban space quality, evoking a new image of the city; an image that has been 

virtually considered as non-existing until the land reclamation or the spatial 

renewal.  

 

b) The type of experiences, ambiences and lifestyle offered to potential tourists, 

residents or real estate investors.  

 

c) Factors related to marketing and rebranding attached to urban regeneration. 

The need to create a distinguished and competitive product in order to attract 

the desired type of investment, retailing, tourism and residents by rebranding 

its former image and labelling its development. (e.g. the case of The Pearl of 

Qatar, which was developed on a reclaimed former pearl diving site, linking 
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“the cultural identity of its spaces to the historical legacies of skills, stories, 

music, art and poetry of the past times.” (ADHAM K., 2008) 

 

d) Factors related to the real estate market in order to tailor the product 

developed to its market segment. 

 

e) The recognition that all the factors mentioned above are usually associated 

with real estate promotion. 

 

This new type of urban development is introduced through a Masterplan within the city’s 

urban structure, capable of generating its own image and lifestyle, disregarding the context, 

accessibility or any existing Physical Development Plan.  

Figures 14 and 15 depict two such distinguished districts in Greater Doha offering two 

different and distinct experiences. Both were developed through a land reclamation process. The 

Pearl of Qatar, a premium residential development and an artificial island established on land 

reclaimed from the sea, strives to bring the “ambience and the lifestyle of the Mediterranean to 

the heart of Arabia”. (ADHAM K., 2008) It represents one of the newly emerging districts 

developed beyond the scope of the existing land perimeter and open to foreigners on a freehold 

contract basis. The Msheireb District, a mixed-use development in the inner city of Doha, based 

on land reclaimed through the demolishment of old-past constructions; and commercialised on a 

freehold contractual basis for nationals and on a leasehold basis renewable every 99 years for 

foreigners and designed to “blend traditional Qatari heritage and aesthetics with modern 

technology, and focus on sustainability and harmony with the environment” to “bring people 

back to their roots – to make Doha unique and rediscover a sense of community and 

togetherness”.  (MSHEIREB, 2012) 
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Figure 14: An Iconic District developed on reclaimed land. 

(FOTOCOMMUNITY, 2012) 

 

 

 
Figure 15: Msheireb District -An Iconic District in the inner the city. 

(CONSTRUCTIONWEEKONLINE.COM, 2012) 
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Furthermore, also due to being associated with developers in open competition, the  

Iconic District Concept varies depending on the location factor, particularly regarding;  

 

1) Global competitiveness: either locally, bearing in mind the competition 

between districts within the city (e.g. The Pearl of Qatar and The West Bay 

Lagoon, both residential products); regionally, between different cities in 

the region (e.g. The Pearl of Qatar, The Amwaj Islands in Bahrain, The 

Wave in Oman and the three Palm Islands in Dubai; all developed on 

reclaimed offshore islands); or internationally, when compared to the most 

appreciated western resorts and Mediterranean ports. 

 

2) The differing principles between Western cities and Iconic Districts in the 

MENA region, namely:  

 

a) Cultural identification with the collective entity formed by combined 

repetitive patterns, instead of the Western approach based on unique 

divisions generating the entire image of the district. For instance, the 

socio-cultural interpretation of the qualities of the Fereej, the 

traditional neighbourhood layout formed by an almost continuous 

high-density set of buildings with an introverted character “reinforced 

by religious concerns, regarding privacy of a family setting and 

seclusion of females” and environmental restrictions. (COSTA F. J.; 

NOBLE A. G., 1986) 

 

b) Differing practical design approaches, based on repetition, radiating 

structures, rhythmic and metric patterns. (HAKIM B. S., 2008).  For 

instance, the recognition of an organic Islamic rather than a rational 

Western architectural approach, rooted in Islamic Art with its design 

principles based on “the repetition of designs, the contrasting of 

textures and the manipulation of planes.” (...) “Regardless of form, 

material or scale, this concept of art rests on a basic foundation of 

calligraphy, geometry and, in architecture, the repetition and 

multiplication of elements based on the arch.” (HAJJAR A. H. P.; 

NAGHIZADEH M.; AMINZADEHGOHARRIZI B., 2011) 
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c) The fact that a landmark emerging from its context may be perceived 

as a global/western ideology and not necessarily interpreted as an 

upgrade.  

 

Therefore, the Iconic District is assessed through a compact concept model30 that aims not 

only at developing a specific market-targeted urban design based on the identifiable repetition 

patterns mentioned above, but also at contributing to urban regeneration; reversing the planning 

of the past and introducing a tighter urban environment applicable to a specific market segment. 

 

 

5.3 – The Relationship between the Iconic District and Property Value 

 

The relationship between the Iconic District and property value is usually attached to the 

factors shaping its development, particularly: 

 

1) Land Reclamation31 

 

2) Residency Permits 

 

Due to the physical constraints on land availability, these districts are often developed on 

reclaimed land, either within the city centre (through the demolishment of old, past 

constructions) or on new land reclaimed from the sea. Hence, the residual land value is broadly 

deemed irrelevant or, in other words, the land value prior to development mostly derives from 

the land reclamation construction costs. Some of these districts, particularly the islands, benefit 

                                                        
 

30 Rather than being based on a set of dispersed buildings developed individually within their plots, the compact 

concept model focuses on streets and neighbourhoods designed as combined entities, offering global strategies on a 

Masterplan scale.  
31 Land reclamation is the process of clawing back new land from the sea, for habitation or for development purposes. 

In some countries, the term “reclamation” refers to returning disturbed lands to their former state. "The process of 

reconverting disturbed land to its former or other productive uses." (POWTER C., 2002) 
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from offshore32 conditions as they were built on reclaimed land and thus not necessarily falling 

under the auspices of the regulations in effect on the mainland.  

Nevertheless, the approach to land reclamation in the inner city can be slightly different. 

The value of the land, due to its position (the relevance of important institutional public 

buildings in the surroundings), can be so high that the government or the entity responsible for 

its development may not have many options other than redeveloping the whole area. (e.g. The 

Msheireb District – case study) In this situation, the cost for the demolition is considered 

insignificant when comparing with the overall construction cost. Demolition is a labour-

intensive job, but labour is significantly lower in the Middle East than in Europe. 

Another factor interfering with the property value interrelates with how residency permits 

usually depend on the property’s location, and particularly, on the type of reclaimed land. While 

the districts developed on reclaimed land from the sea are open to foreigners on a freehold 

contract basis, the newly developed districts in the inner city usually provide only for renewable 

99-year leaseholds. 

 

 

 
Figure 16: Dispersed districts within Greater Doha.  

(WIEDMANN F.; SALAMA A. M.; THIERSTEIN A., 2012) 

 

                                                        
 

32  The offshore conditions may include residency benefits, tax relief and exclusive investment advantages, which 

contribute to boosting the property value in these districts. 
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Based on this strategy, several dispersed districts were created individually to form new 

“urban islands” along the Corniche, including among others, West Bay, Lagoon, Lusail City, 

The Pearl Qatar and the Iconic Msheireb District. 

The case study focuses on the Msheireb development; an Iconic District in the inner city 

of Old Doha, developed on reclaimed land through demolishing and removing old, past 

constructions while retaining heritage sites and rebuilding the existing market to optimise 

investor interest. 
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6 - THE ICONIC DISTRICT IN THE INNER CITY OF DOHA – CASE STUDY 

 

6.1 – Introduction 

 

The Msheireb Downtown District reflects the vision of the Ministry of Municipal Affairs 

and Agriculture33 for Doha 2030 (Qatar National Vision 2030) and incorporates six interrelated 

components – “current and proposed physical development patterns, land use, community 

facilities, transportation, utilities and sustainable environment” – all within an interactive 

framework. (MSHEIREB, 2012) 

 

 
Figure 17: Msheireb Downtown District - Image showing the Qatar National Vision 2030 

through Msheireb Properties  (MSHEIREB, 2012) 

 

Located in the inner city and easily accessible through the solid ring road transportation 

grid system (WIEDMANN F.; SALAMA A. M.; THIERSTEIN A., 2012); and its mixing of 

business, tourism, retail and residential related land uses, lend the project an interesting 

character of exception when compared to other clearly “labelled” districts.  

 

                                                        
 
33 MMUP – “The establishment of the first Municipal Affairs Ministry in Qatar dates back to 1997 through 

Decree Law No. 24, which attributes the duties of the Ministry and its Departments. These duties were amended in 

1990 following the abolition of the Ministry of Industry and Agriculture by delegating the agriculture related duties 

and functions of this Ministry to the Ministry of Municipal Affairs which therefore became the Ministry of Municipal 

Affairs and Agriculture.” – Available from WWW: <http://www.baladiya.gov.qa/cui/view.dox?id=583&siteID=2> 
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Figure 18: Msheireb District served by Ring- Road A. Source: Author 

 

The Masterplan guidelines are based on two key strategic goals, which meet some of the 

challenges mentioned in chapter 3 – Bonds between fast economic growth and urban 

regeneration supra: 

 

1) Considering that there are no constraints as regards investment and real 

estate promotion, this operation aims at commercializing properties either on 

a freehold basis for nationals or on a renewable 99-year leasehold contract 

for foreign investors. 

 

2) Land reclamation real estate development is subject to three urban planning 

approaches: removal, refurbishment and transformation (change of usage)  

 

These produce major impacts on the analysis of urban space quality and property value, 

considering its competitiveness as a single mixed-use and tourist attraction district. 
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6.2 – Case Study Brief: Urban Features 

 

Muhammad Bid Jassim, also named the Msheireb District for branding purposes, is 

located within the inner city historic core of Doha and covers approximately 31 hectares. The 

site is immediately south of Emiri Diwan and the historic Al Rayyan road. It is bounded by 

Jassim Bin Mohammed Street to the East, Musheireb Street to the south, Al Diwan Street to the 

west and Al Rayyan Road to the North and served by the original ring-road system from the 

1970s, Ring-road A. 

 

 

 
Figure 19: Site boundary marked in red. Source: Author. 

 

The site is likely to be considered urbanisable with high-dense low-rise mixed-use of 

760,000 Sq.m Gross Floor Area (GFA), under the Sustainable Development Guidelines SGD34 

Design Code of the Urban Planning and Development Authority (UPDA) of Qatar.  

 

 

                                                        
 

34  SGD - Sustainable Development Guidelines are design codes developed for specific districts in order to replace, 

modify and adjust the existing zoning plan and regulations, thus not necessarily in accordance with the existing city’s 

Masterplan (Physical Development Plan – PDP) 
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Overall Site (Ha.) Gross Floor Area – GFA (Sq.m) Floor Area Ratio – F.A.R. 

31 760,000 2.45 
 

Figure 20: Case Study summary (MSHEIREB, 2012) 

 

There are many significant historic and cultural resources in the surroundings, which have 

potential value as tourist attractions as well as links to Qatar’s past. Although they are located 

beyond the site’s boundary, these urban features are considered as externalities of the entire 

project. 

For urban planning purposes, the site incorporated the removal of the central Maqbara35, 

the refurbishment of the Turkish Fort and the complete rebuilding of the Souq36 in its original 

one and two storey forms (keeping its usage). The development puts itself forward as a naturally 

competitive urban space in its target market due to: 

 

1) Location (0.5 km distance from Doha Bay) 

 

2) Accessibility (served by the Ring-road A and proximity to Doha City 

International Airport) 

 

3) Integration in the downtown urban grid 

 

4) Strategic urban policies with their corresponding emphasis on planning and 

architectural practice in order to achieve urban space quality through 

enrichment, environment, innovation, sustainability and heritage valorisation. 

 

However, the most important parameter is “to reverse the pattern of development in Doha, 

which has tended towards isolated land use, reliance on car transportation and energy hungry 

structures”, becoming a “new social and civic hub in the city centre” (MSHEIREB, 2012). 

Therefore, some questions arise: 

 

1) Which determinants may interfere in the relationship between the practical 

design and property valorisation?  

                                                        
 

35 Mausoleum in Arabic 
36 Open-air market place 
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2) Which site’s restrictions must be taken into account in the Iconic District’s 

optimization model?  

 

The relevant case study context is that which represents competitiveness on a clearly 

defined low to medium-rise high-dense urban spatial boundary and subject to the following 

urban planning strategy. 

 

 

6.3 – Masterplan Strategy 

 

The district aims to be locally competitive with other real estate developments (also 

structured as semi-private/private profit-oriented organizations), such as Lusail City and The 

Pearl of Qatar. This reflects a self-oriented strategic model and thus not requiring any 

additional investment by either the Government or the Doha Municipality37.  

However, the most relevant reference for urban planning within the case study is the 

bottom-up38 model rather than the top-down model in which the Municipality of Doha would 

take responsibility for its management. This represents a variation (simplified) in the model, 

because there is only a single landowner / developer (Msheireb Properties, a real estate 

company and a subsidiary of the Qatar Foundation) in charge of its development. The model’s 

configuration thus relies on: 

 

                                                        
 

37 Historically, most of Doha’s developments have been driven by a bottom-up rather than a top down decision-

making process. “The ruler’s function concerning the administration of the settlement development was limited to 

incentives regarding where to build a palace and mosque in addition to a macro-distribution of land regarding markets 

and new residential districts. (…) However, most construction concerns were dealt with at lower levels within tribal 

clans and thus it can be stated that Doha’s settlement development was mainly governed by bottom-up rather than 

top-down decision-making.” (WIEDMANN F.; SALAMA A. M.; THIERSTEIN A., 2012) 
38 Bottom-up model – “(…) bottom-up planning methods were being pioneered in urban communities in the UK and 

USA from the late 1960s. These ranged from advocacy planning, in which professional planners acted as advocates 

for a particular community, bargaining with city authorities on the community’s behalf and interpreting technical 

language (Davidoff, 1973), to formation of neighbourhood corporations where participants directly managed state 

grants to plan their own economic development programs in the ghetto (Arnstein 1969), to the use of cardboard 

models to facilitate community decision-making and planning of resources (Dean 1993).” (RRA, 1994)  
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1) A clear definition of the plots and themes subject to negotiation, specifically: 

land use, plot dimensions and their clearly defined expected transformations. 

This also seeks to identify site challenges, protect investor interests on the 

one hand; and optimize bottom-up action on the other hand bearing in mind 

the municipality’s concerns regarding sustainability and urban space quality. 

 

2) Planning process / negotiation must be subject to a clearly identifiable and 

transparent unit indicator.  The relevant indicator to be considered is the land 

value. We would emphasise that in some cases, negotiation through this 

component may be subject to speculative processes particularly when 

dealing with reclaimed land projects.  

 

In addition to the urban planning model, some strategic guidelines are implemented to 

reinforce the competitiveness factor in the case study. 

 

 

6.3.1 – Measures to Reinforce the District’s Competitiveness 

 

Strategic guidelines are usually difficult to chase in the region, mainly due to the lack of 

any track record for such unprecedented large-scale projects. Therefore, we need to incorporate 

measures able to boost the factor of competitiveness in the case study. This depends on three 

fields of action: 

 

1) Measures designed to ensuring that the urban space design meets its target 

market requirements.  

 

The removal of the old past constructions and replacement by guidelines that 

support low to medium-rise buildings represents an opportunity for 

reconsidering lifestyles within the case study, and concomitantly, achieving 

urban space quality for both investors and future inhabitants. The objectives 

include “bringing people back to their roots – to make Doha unique and 

rediscover a sense of community and togetherness” (MSHEIREB, 2012) by 

reversing the past policies when “the two-storey housing areas on the 

outskirts became the residence of Qataris (…) and the central areas became 
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the residence of foreign labour” (WIEDMANN, F & SALAMA, A.M. & 

THIERSTEIN, A., 2012); generating deterioration of urban space qualities 

due to the reduction in investment levels. 

However, we should also consider how the measures aiming at reinforcing 

the district’s competitiveness are subject to a medium to low-rise 

construction restraint while endowed with specifications clearly targeted to 

the medium to high-level market. These should report the following 

variables: 

 

a) Plot dimension and floor area ratio 

 

b) Residence permits – nationals or expatriates 

 

c) Road system layout - “integrated development that reduces the 

impact of cars and introduces a tighter, urban environment suited 

to the region” (CATSNOP.ORG, 2012); “cars and traditional 

services are strategically placed underground on several levels, 

ensuring a pedestrian-friendly atmosphere: the Masterplan will 

also be served by a dedicated tramway”. (MSHEIREB, 2012) 

The local climate might provoke seasonal alterations to this 

measure, particularly during the summer period. 

 

d) Prime infrastructure levels – a sustainable and complete network 

for residential purposes. 

 

e) Urban space quality – The design of the urban space is based on 

traditional techniques for dealing with climate and emphasises 

close-knit pedestrian districts in which all amenities are within 

close walking distance. 

 

2) Measures designed to avoid excessive land valorisation that might 

constrain/retract urban space competitiveness.  
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These guidelines rely on the capacity of the developer as a landowner 

(through real estate promotion) to apply the tools to incentivise the release of 

existing properties and maximize differentiation by bringing to the market a 

distinguished, thus more competitive, final real estate product. Despite some 

institutional and representative buildings, the case study reflects an urban 

strategy based on the removal of all existing buildings through reclaimed 

land policies. This precedent is a major contribution towards 

competitiveness as it allows for urban space regeneration through the 

introduction of procedures related to mobilising land use, either via 

rebuilding or demolishing existing buildings.  This type of measures boosts 

competitiveness by: 

 

a) Minimizing the powers of negotiation of existing individual leases 

(current existing property tenants) in expropriation dealings (with the 

landowner – Foundation), thus reinforcing case study competitiveness. 

(DTZ, 2012) 

 

b) Optimizing differentiation in the real estate product through a design 

code establishing new principles for property and construction rights.  

 

c) Maximizing the Floor Area Ratio (FAR) where the land value is 

expected to be lower, thus maximizing returns for investors.  

 

The commonly held perception is that real estate promotion bears no additional costs to 

the Municipality. Despite being inserted in the inner city, the site will be managed by a semi-

private fund with specific guidelines (as previously mentioned), so all costs and concessions 

revert back to Qatar Foundation via its holding, Msheireb Properties. 

What remains unclear is whether the position and powers of negotiation of Qatar 

Foundation, and particularly Msheireb Properties, to cope with local economic externalities 

(such as the rise/volatility of inflation) will depend on government policies or whether this will 

be settled on a case-by-case decision making basis, thus affecting land and property prices. 

These unpredictable factors in rapid growth economies generate implications for their 

competitiveness and need to be accurately integrated into risk assessment as well as the 

programme and concept; thereby revealing a transparent relationship between measures 
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designed to guarantee competitiveness and the way they adapt to the surrounding market 

environment. 

 

 

6.3.2 – Programme and Concept 

 

The regeneration concept behind the case study’s programme defines new boundaries for 

its target market. The programme tends to follow precedents and measures designed to enhance 

real estate market conditions, namely: 

 

a) Property types are designed to match preferred target-market segments and 

thus, apartment blocks. Therefore, the property type adopted as our point of 

reference is the apartment (within its different variations). The minimum 

area considered is 100 Sq.m for single bedroom apartment types (mainly for 

foreigners) and the maximum area taken into consideration is 430 Sq.m for 

four bedroom apartment types (mainly for nationals).39 

 

b) The maximum residential Gross Floor Area (GFA) permitted within the area 

varies between 120,000 Sq.m and 150,000 Sq.m, accomplishing a FAR of 

approximately 2.50; and approaching the entire extent of case study area as a 

single, divisible plot. 

 

c) Prime infrastructures such as the supply of water and electricity as well as 

basic sanitation. A district level cooling system resulting from installing a 

non-drinking water system for irrigation, temperature cooling and public 

space fountains and similar. 

 

d) Cars and traditional services strategically located underground across several 

basement levels, ensuring a pedestrian - friendly atmosphere with the area to 

be served by a dedicated transport system. 

 

                                                        
 

39 Based on actual Market conditions. Accessed in 2012. 
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e) Introduction of planting and water features. Narrow streets increase the 

extent of shading by reducing the number of road lanes, creating an eco-

friendly pedestrian environment.  

 

f) Expected positive impact of Signature practice on urban planning and prime 

urban space design. Major impact on property prices and property rents, 

attracting investment, branding areas and boosting the rental market with 

property rental prices rising around 14% higher and around 6% higher in the 

prime rental sector. (FUERST F.; McALLISTER P.; MURRAY C., 2009) 

 

g) Exclusive national property acquisition rights within the site. Foreigners may 

purchase renewable 99-year leaseholds, under the February 2006 Cabinet 

Decision No. 6. (DTZ, 2012) 

 

The effectiveness of these measures seeking to enhance the competitiveness of the case 

study is analysed through the implementation methods. 

 

 

6.3.3 – Implementation Methods 

 

Putting the programme in practice relies on two implementation methods: 

 

1) Design Code Regulation – The same principle affects building regulations, 

but these are likely to be included in the design code regulations. 

 

2) The council’s scope to commission an external entity to undertake project 

development encharged with its management – the site belongs to Qatar 

Foundation, which delegated development/management responsibilities to 

TIME Qatar40 

 

 

                                                        
 

40 TIME Qatar – a joint venture between Turner International Middle East and Msheireb properties. 
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Figure 21: Implementation strategy diagram. Source: Author. 

 

Design Code regulation establishes the framework of reference for the urban planning 

practice. Sustainable Development Guidelines (SDG) comprise a set of directives for the 

sustainable development of the Msheireb District, for reference and utilisation by all parties 

involved in developing site design, including architects, engineers and planners. Users should 

treat the SGD as a Design Code, in that it precisely stipulates the design and planning principles, 

which apply across the site (and within the wider city context). This provides developers with a 

template and parameters to design their schemes, buildings and spaces. Proposals that fall 

beyond the SGD requirements may be refused a building permit by the Urban Planning & 

Development Authority41 of Qatar (UPDA, 2011), and namely: 

 

a) Floor Area Ratio = 2.45 - Consisting of 900 apartments within the whole site 

(a typical apartment block with 40 standard apartment units of 246 Sq.m 

(average area) per 4,000 Sq.m of land (plot), excluding retail on the Ground-

floor and First-floor levels). 

 
                                                        
 

41 UPDA (2011), Qatar National Service Food Security Programme, [online], Available from WWW: 

<http://www.qnfsp.gov.qa/about-us/qnfdp-task-force/urban -planning-and-development authority>, [Accessed 

12.09.2012] 
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b) For purposes of planning permission approval, all operations within the case 

study are subject to the Masterplan and its Design Code. These include all 

types of physical operations within the site, specifically, 

removal/demolishment, refurbishment and transformation (change of use) 

after implementation. 

 

c) The Design Code is mandatory; it contains all guidelines for newly built 

properties/refurbishments and supersedes the PDP for planning purposes. 

 

Furthermore, the external entity commissioned to manage the Masterplan is able to: 

 

a) Manage land use to support the Foundation’s aims and Qatar’s National 

Vision 2030. 

 

b) Develop a master plan based on the Design Code principles. 

 

c) In the absence of several coexisting landowners (given the Qatar Foundation 

is single owner of the case study site); this entity must be empowered to set 

up the leasing and acquisition contracts with potential investors in order to 

ensure the sustainability and regeneration of the development (economically, 

environmentally, culturally and sociologically). 

 

The fact that the land subject to analysis receives semi-private funding, while supported 

by the Qatar government42; significantly reduces the costs related to real estate promotion as 

well as levels of compensation paid out to potential/existing individual private landowners. 

Therefore, to estimate the programme’s impact and measure the implementation strategy 

consequences in terms of district competitiveness, an Optimization Model is applied to 

maximize the investor objectives - through land value - and evaluate restrictions within the site 

and its market segment. 

 

 

                                                        
 

42 U.S. Department of State, (2012), 2010 Human Rights report: Qatar, State. Gov. 2011-04-08.  

[online], Available from: www.state.gov/j/drl/rls/hrrpt/2010/nea/154471.htm>,  [Accessed 11.12.2011] 
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6.4 – Optimization Model: Simulation and Results 

 

The Optimization Model is based on the principles addressed in the Masterplan and 

analyses the maximization of objectives while bearing in mind the restrictions present. These 

include the programme, the implementation strategy applied to the model and are grouped into 

three categories: 

 

a) The maximisation of investment returns taking into account the constraints 

posed by the site’s boundary. The approach to property valorisation relies on 

building uses-permits, its relationship with adjacent urban space and floor 

area ratios that ensure positive investment returns, particularly through mid-

rise high-density construction yields. 

 

b) Maximize the district’s cooling effect via densification and urban 

compaction 43 considering environmental and cultural identification 

restrictions, by narrowing the street pattern, increasing shaded areas and 

maximizing the extent of semi-private public spaces. 

 

c) Maximize the movement networks through the design of a dual layer urban 

structure combining the road grid with a pedestrian lattice system44 and 

                                                        
 

43 “Policies of urban compaction involve the promotion of urban regeneration, the revitalisation of town centres, 

restraint on development in rural areas, higher densities, mixed-use development.(...)There are many perceived 

benefits of the compact city over urban sprawl, which include: less car dependency thus lower emissions, reduced 

energy consumption, (...) increased overall accessibility, the re-use of infrastructure and previously developed land, a 

regeneration of existing urban areas and urban vitality, a higher quality of life, (...) and the creation of a milieu for 

enhanced business and trading activities”.  PEBBU, (2012), Performance Based Built Environment, [online], 

Available from WWW: 

<http://www.reading.ac.uk/PeBBu/state_of_art/urban_approaches/compact_city/compact_city.htm>, [Accessed 

11.12.2011] 
44 While “the grid allows for vehicle access, the lattice of sikkats (narrow pathways that connect different family 

clusters and areas within the fereej) is designed to evoke memories and capture the incidental qualities of the fereej 

(neighbourhood in a simplistic English translation – the building blocks of traditional Arab settlements where family 

homes and extended family quarters are interconnected), (…) creating incidental spaces and intimate courtyards, 

allowing people to pause and socialize”. (LAW R.; UNDERWOOD K., 2012) 
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channelling the prevailing sea breeze to minimize pollution/heat generated 

by vehicles and thereby reducing the area’s ambient temperature. 

 

The following diagrams illustrate the model’s performance in terms of the principles 

detailed above. 

 

 
Figure 22: Expected façade and adjacent public space value. Source: Author 

 

The previous diagram estimates the façade value of each building within the district and 

its adjacent public space value. Generally, the north side of the district tends to be more valuable 

than the south side, where the buildings are closer to each other and the district gets denser. 

Urban Compaction has a major impact on the adjacent public space as this is mainly 

determined by social and climatic needs. Therefore, it is expected that the value of the sikkats 

rises where the lattice is tighter, by narrowing the street pattern - increasing the percentage of 

shaded area, thus reducing the ambient temperature - and its uses, qualified by the internal 

functions of the adjacent building’s private domain. This is particularly noticeable along Al 
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Kahraba Street (north end), the first street with electric lighting in the heart of the city and a 

meeting point for local communities visiting from the surroundings.  

Concomitantly, the district’s perimeter streets tend to be less valuable, as their primary 

uses are mainly due to the district’s grid design, allowing vehicle access and thereby increasing 

heat levels and pollution.  (Fig. 24) 

 

 
Figure 23: Grid and lattice urban structure. Source: Author 

 

Another factor shaping the urban structure design and its public space value is the 

direction of the prevailing sea breeze. We may expect the values of streets that laid out in a 

north-south direction is higher than those oriented from east to west given the latter are more 

exposed to peak midday sun. (LAW R.; UNDERWOOD K., 2012) The fact these streets might 

require the introduction of colonnades to provide extra shading also represents a factor 

downgrading the quality of the ground-floor retail outlets as these hide the shop-front façade 

and reduce their net internal area. 
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Figure 24: Expected land value per plot. Source: Author 

 

 

The diagram above estimates plot values across the district. There are three key zones 

where the plot value is expected to be high: the north-end residential area around Al Kahraba 

Street, the south-west quarter between Al Kahraba Street and the Business Gateway, and the 

east-end quarter between the Souq Waqif (the downtown market) and the heritage quarter 

(north). 

The plot value traces the grid and lattice concept; it is a two-way urban structure system, 

where the lattice of sikkats represents pleasant pedestrian experiences and the grid provides 

vehicle access.  Therefore, we expect the highest-value plots to be located within the narrowest 

street areas, particularly those benefitting from the north-south sea breeze. It is interesting to 

note that the plots along the perimeter site boundary are those most exposed to the desert winds, 

thus, subject to the highest heat and pollution levels. The main district’s access roads – Ring 

road A and Abdullah Bin Thani Street, Msheireb Street - are also the widest and the busiest as 

regards traffic levels.  However, the site is served both by an underground road system with 

basement car parking and a surface public transport system, minimizing location restrictions, 
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from a micro-location perspective. Additionally, “the value of the real estate lies not just in the 

square footage of accommodation, but in the places and urban setting created by the buildings”. 

(LAW R.; UNDERWOOD K., 2012)  

Bearing in mind the site’s boundary constraints, the only option is to build vertically. 

Regardless of the usual content of urban design, architectural practice plays a key role in the 

plot layout. The importance given to the Courtyard figure versus the traditional Villa layout 

reflects the natural cooling principles attached to urban compaction by increasing shaded areas 

and minimizing infrastructure costs within the plot. Thus, it is expected that the highest value 

plots are also those which comply with this sustainable design code, particularly on the north-

end of the Al Kahraba Street. 

 

 

 
Figure 25: Expected plot value and its transformation potential. Source: Author 

 

The diagram above emphasizes the aforementioned principles, although it is interesting to 

note the two-way system incorporated into them. Firstly, it would be expected that the least 

valuable plots along the perimeter site boundary would be those with the lowest Floor Area 

Ratios, thereby minimizing construction costs.  However, to retain a high value on the north-end 

plots, the FAR and the parapet height of perimeter buildings must be raised to the maximum 
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allowed under the Design Code and thus installing a barrier to the south-north oriented desert 

winds and reducing the infrastructural costs of the district cooling system to a minimum.45 

The transformation potential also derives from the parapet height as well as the relevance 

of the sikkats near the buildings, so the most valuable plots – either for residential or 

commercial purposes – are those in which the spaces between the buildings are as qualified as 

the buildings themselves.  

We would also draw attention to the impact of the residency permit on areas within the 

district with the corresponding expectation that plots on the residential area around the north-

end of the Al Kahraba Street prove significantly higher than the south-end. This results from the 

contract system for acquiring property purposes. While the north-end includes freehold 

contracts for nationals only, the south-end residential units include 99-year renewable leasehold 

contracts open to foreign investors.  

Nevertheless, the apparent south-end district’s lack of competitiveness may be 

compensated by the usage-permits attached to the plots, reversing the pattern and the character 

of the sikkats in the north-end. For instance, some of the factors deemed irrelevant for 

residential or commercial purposes may be optimized for services and the hotel industry, in 

particular, the importance attributed to location – Ring-road A, Msheireb Street and Abdullah 

Bin Thani Street - and the width of residual spaces between denser plots. An experimental 

comparative model is thus presented to explore variations between the results and the starting 

point.  

 

 

6.5 – Comparison between Results and Starting Point 

 

This development is based on a reclaimed land process involving the demolition of the 

old, past constructions with the land’s residual value only considered relevant for the purposes 

of commercialization (“state-owned” - single landowner land prior to fragmentation of 

landownership). In the absence of individual landowners and the consequent possible 

concessions and compensations, the only costs incorporated into the land’s marginal value are 

those resulting from on site demolition (considered insignificant when comparing with the 

overall construction cost) and upfront capital investment.  

                                                        
 

45  Considering that the whole district is developed by the same entity. 
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The model introduced to maximize the objectives, facing the site’s restriction, shed light 

on the relevant factors to shaping the district’s development, namely: 

 

a) Location may only be considered relevant to the service and hotel industry 

sectors. The fact that the site is served by a prime infrastructure level as well 

as an underground road system and car parking service downgrades the 

relevance of the surface vehicle access roads such as Ring-road A and 

Msheireb Street. However, these take on major importance to the 

development of plots with service use permits, such as those along the 

perimeter site boundary. 

 

b)  For residential and ground-floor retail valorisation, the narrower the sikkats 

are, the more qualified they become, by reducing infrastructure costs related 

to district cooling and introducing fixtures that would not be maintainable in 

wider urban spaces, such as planting and water features. Bearing in mind the 

environment restrictions, such as midday peak temperatures, we may 

reasonably consider that the most visited zones within the district will be 

those that have larger areas of shade and consequently lower ambient 

temperatures. 

 

c) Wider public spaces tend to be less valuable than the narrower due to 

climatic and social needs, unless there is cultural or retail offer, segregating 

the activities on the adjacent residual space. This is the case of the Hotel and 

the Heritage Quarter (not considered for development purposes, but with a 

positive value input on the surrounding plots).  

 

d) The north-end of the district tends to be more valuable than the south-end 

due to its proximity to the west bay, the fragmented urban fabric based on a 

denser lattice of sikkats and the freehold contractual basis for acquiring 

properties. 

 

e) Signature architecture only finds its market-target whenever practiced based 

on a compact and recognizable architectural language. The cultural 

identification with repetitive patterns refuses the Iconic District as a set of 
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non-integrated landmarks, often seen as a “westernisation” rather than 

modernisation. However, prime residential buildings might require 

differentiation, particularly through a distinguished layout configuration 

such as the presence of private courtyards and a distinctive façade design as 

a “skin” to reduce internal ambient temperatures and achieved through 

decorative elements. 

 

f) The real estate value relies on building usage-permits and how these shape 

and qualify the adjacent urban space. 

 

The experimental model introduced compares the differences between the current 

optimization model and an expected global model approach, highlighting the determinants that 

differ between a western located development and a MENA emerging Iconic District. 

 

 

 

 
Figure 26: Expected plot value and its transformation potential through an expected global approach. Source: Author 

 

The model above sets out expected plot values and their transformation potential 

regardless of the local and cultural restrictions constraining the optimization model previously 

analysed. This is due to the determinants that shape the Iconic District Concept from an 

expected, although experimental, global approach. Therefore, it is important to note that the 
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determinants do differ from the global developed model for an optimized emerging market 

based model, in particular: 

 

a) Location. While the global model seemingly attributes major importance to 

the district being served by developed infrastructures with a dense road 

layout and public transport system, and thus, more exposed to macro-

location factors, the other stresses the internal network grid through the 

secondary narrower lattice of sikkats, which prove more valuable given the 

quality of these urban spaces.  

 

b) Urban space configuration. The importance paid to wider public spaces, 

which serve as points of reference both for the configuration of public space 

and for hierarchically structuring the urban fabric. (“Haussmanian” patterns 

rooted to the western’s ideology.) 

 

c) The plot’s global model value tends to align according to the nodes – often 

seen as primary junctions – crossings and the convergence of paths and 

plazas.  

 

d) Signature Practice. The global approach model reveals an exciting 

opportunity to create a new distinctive “skyline”, exploring the highest 

expected land values on the district perimeter through a set of distinguishing 

landmarks. The optimization model shows that the signature practice must 

enhance a perceived internal homogeneity based on traditional Islamic 

patterns such as repetition and unity. 

 

e) Land ownership and property rights. While the international 

commercialization of the properties might contribute to the fragmentation of 

land ownership should commercial developers focus their attentions solely 

within each plot’s boundaries; the differentiation between freehold contracts 

for nationals and renewable 99-year leaseholds for foreigners -  the 

optimization model - generates a segmented market within the district, with 

two distinct and different areas, north and south. 
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f) Environment restrictions. The optimization model takes into account the 

constraints mentioned above, inclusively the impact of these on the 

densification and FAR distribution throughout the district as well as the 

building design and construction costs, specifically, the impact of the 

colonnades on ground-floor retail uses and the cooling infrastructure costs, 

both in terms of the urban space design and the private layout of properties. 

 

The remaining factors are considered in both approaches, including the fact that the 

Iconic District is developed on reclaimed land, the importance given to the location of the 

Heritage Quarter as well as the local market, the proximity to the West Bay and the accessibility 

of urban life points of interest. 

Although determining the impact of both approaches on the surrounding districts remains 

unpredictable, the plots along the perimeter’s site boundary in the optimization model show an 

approximation and an integrated transition to the municipal planning standards, which limited 

the plot’s FAR to 0.52 with plot coverage to be a maximum of 60%, approximately five times 

less than the objectives set for the Iconic District as a whole. (CATNAPS.ORG, 2012) 

 



THE ICONIC DISTRICT CONCEPT AND PROPERTY VALUE 

CONCLUDING REMARKS: INSIGHTS GAINED FROM THE CASE STUDY 

 65 

7 - CONCLUDING REMARKS: INSIGHTS GAINED FROM THE CASE STUDY 

 

The Iconic District, particularly the Msheireb District, represents a crucial opportunity for 

debating how architectural and urban planning practices contribute to cultural regeneration and 

property valorisation in regions striving to attain levels of development otherwise only seen in 

western developed economies. The tremendous challenges addressed to its development have 

had a huge impact on the local economy while also bearing social, cultural and environmental 

implications. The success of its implementation, as a concept, primarily depends upon how 

efficient the optimization between the aimed objectives and the recognisable restrictions 

actually proves. 

Regardless the enormity of the upfront capital investment - access to credit is not 

considered a constraint in this context - the following restrictions must be considered in order to 

maximize investment returns, in particular: the environment and climate, land availability, land 

ownership and last but not least, unequivocal identification of cultural patterns such as Islamic 

design. 

Nevertheless, the impact of these challenges goes beyond commercialization and the 

fragmentation of land ownership. The plot’s value and its hierarchy reflect whether the 

principles attached to the Masterplan’s commercialization are adequately implemented and the 

extent to which they drive urban regeneration, and thus, property valorisation. 

The Msheireb optimization model returns an antagonistic and intriguing result with 

regard to the impact of the district on the existing urban fabric. On the one hand, this urban 

design does seem to contemplate the existing road and vehicle access layouts as well as 

traditional patterns of Islamic planning (particularly rooted in Qatari architectural principles) 

such as homogeneity and repetition instead of iconic and fragmentation, either on building’s 

design or on their adjacent public space configuration; but, on the other hand, considering the 

fact that the Masterplan’s quarters are developed simultaneously46on reclaimed land, also 

addresses the whole development as an Iconic “Compact” District in the inner city, an “instant 

city within the city”, with the impact of such a massive addition to the existing territory 

remaining unpredictable. Furthermore, this also reveals an inverted configuration, when 

compared to the typical global approach. This is due to variations in architectural and property 

value determinants between developed and emerging and fast growth economies. This 

                                                        
 

46 Disregarding its phased construction schedule 
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comparison between the two models identified and verified the distinct determinants operating 

in both models, such as:  

 

a) The relevance of micro-location factors on urban space design – “shaping 

the void” as a core issue, where the buildings sculpt the adjacent public 

space through the uses of its private domain; in opposition to Haussmann’s 

notion of the public realm, where the boulevards clearly define the shape of 

the urban blocks. 

 

b) The importance attributed to the sikkats (walkways) and barahas (plazas) as 

prime qualified networks to the detriment of the wider connecting streets 

such as the Al Diwan, Msheireb and Abdullah Bin Thani Streets, reversing 

the grid and lattice concept.  

 

c) The key-position played by architectural practice when dealing with the 

intrinsic densification process of the whole Masterplan. The introduction of 

the Courtyard, replacing the traditional Villa layout in order to maximize the 

FAR within the plot and to increase the high quality standards of the private 

domain. 

 

d) The introduction of a specific Design Code within the Physical Development 

Plan to guide all consultants involved on the development and to ensure 

long-term investment returns. 

 

Beyond the nature of the determinants shaping this development, the Msheireb District 

represents a social experiment seeking a better demographic balance. The fact that both national 

and international citizens can obtain residency permits in the district challenges the actual 

market-segment; though the response of locals to the private management of Msheireb 

Properties is unpredictable.  

This research project compiled several questions related to the role of practical design as 

a moderator between the socio-cultural changes driven by a fast growing real estate market and 

urban regeneration. Although the introduction of the Iconic District Concept in the surrounding 

urban fabric remains untested, the Msheireb District marks the beginning of a new city making 
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process, a turning point regarding both urban planning and architecture practice and a 

significant change in the urban life-style of Doha’s inner city. 

Lastly, by dividing this dissertation in three core sections, namely: Practical Design & 

Property Value Components, their theoretical framework in a fast economic growth context and 

the analysis & results of their application in a case study reflecting the principles for a 

sustainable urban regeneration; the methodology implemented throughout this investigation 

aimed at providing academics and professionals with the necessary tools for a sensitive urban 

development approach bearing in mind real estate investment returns. 

Total number or words: 23211 words47 
  

                                                        
 

47 Including Appendix 1. 
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A1 – Interviews with academics and professionals directly and indirectly involved in 

the Msheireb Development 

 

Appendix 1 (A1) comprises a set of interviews comprehending the interdisciplinary 

framework of the Iconic District Concept. 

The main goal of these interviews is to collect data and insights to develop the model 

presented in Chapter 6.4 – Optimization Model: Simulation and Results supra.  Ten key 

questions were asked to different leading consultants, based on their experience, in order to 

understanding their approach and their field of work in this development type. These questions 

cover both architectural and property development issues, complementing the essays referenced 

throughout the dissertation.  

 

 

A.1.1 – Interview with Sebastian Spengler, Design Manager at TiME – Qatar 

 

FDR: How important was living in the Middle East for your understanding of the 

Islamic Architecture and local Construction Management? 

 

SSP: First of all it is important to note that the Msheireb project aims to develop a 

modern interpretation of historic Qatari architecture which differs from Islamic architecture, a 

much more generic term that applies to architecture in various countries. A lot of effort has 

been put into the development of the Master Development Standards for the project which 

include a section on the essence of Qatari architecture. Having representatives of each key 

consultant present in Doha during design and construction stages is one of the important 

factors to make this a successful project. As the MDD project is a small city within the city with 

100+ buildings, the coordination between the different consultants is one of the main 

challenges.  

 

FDR: How different do you find working in a Middle East development rather than in 

a Masterplan London, for instance? Is it comparable? 

 



THE ICONIC DISTRICT CONCEPT AND PROPERTY VALUE 

APPENDICES 

 A2 

SSP: It is comparable in a sense that the Consultant teams in the Middle East are 

primarily British or American firms, therefore the design portions is very similar. I would define 

the differences as follows: 

1. The schedule is usually much more challenging in the Middle East, as there is a 

tendency to develop and build very fast. 

2. Dealing with the authorities is a very different process. The UK has very 

comprehensive planning conditions and a detailed planning application is required where the 

actual design is reviewed in detail. In case of the Msheireb project the planning application is 

much more technical, e.g. GFA, parking numbers and building heights are being reviewed but 

the review of the design in terms of the look is more in the hand of the developer rather that the 

authorities. 

3. Whilst large scale projects in Europe are often very political, e.g. Chelsey Barracks in 

London or BER airport in Berlin, we are dealing with different type of governments in the 

Middle East and therefore one does not encounter much opposition. A situation where a public 

veto would stop the development of an airport runway extension, like it happened in Frankfurt, 

Germany is unthinkable in the Middle East. 

 

FDR: Some of the cities in the MENA region have been recently witnessing an 

unprecedented growth, affecting their physical, economical, cultural and demographical 

status. What do you think about their expansion process? 

 

SSP: The planners have to be very careful to ensure that the overall city masterplans will 

be linked together at one point. Otherwise there will never be a real sense of urbanism as 

people move from project to project with the city but the ‘in between’ is not properly developed. 

Qatar is putting a lot of focus on ensuring that the local traditions are preserved which is 

not an easy task with 75% expatriates in the country, of which many have very different 

cultures. At the same time a lot is done to ensure that expatriates feel welcome and home. This 

process needs to be continuously reviewed and monitored to ensure that the city serves all 

cultures and has a successful mix. 

To be part of the process and witnessing a city developing rapidly is a very interesting 

experience that cannot be compared to many other places in the world where cities have grown 

over hundreds of years. 
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FDR: How do international/global practices contribute for the urban modernisation of 

cities like Doha? 

 

SSP: International practices bring the technical experience and management that is 

required to realize mega projects and meet high quality standards. There is only limited 

availability of local resources to realize such projects. The key to success lies in the ability of 

large international practices to adapt to local requirements so the modernisation takes place in 

a sustainable and responsible way. The available building technologies are so advanced today 

that they allow us to build glass towers in the desert but this leads to a modernisation that has a 

risk of becoming generic. I think that practices with international experience also have a 

responsibility to educate their clients to ensure that developments do not just follow commercial 

parameters and local influence is being preserved. 

 

FDR: Most of the new developments are developed according to specific Design Codes, 

based on a case-by-case decision-making, thus not in accordance to the existing Masterplan 

(Physical Development Plan). How do these interfere with the architecture design 

/construction approach? 

 

SSP: The Msheireb project is being developed in 6 development phases. An Executive 

Architect has been appointed for each phase who is fully responsible for code compliant design. 

Code compliant design is being defined as ‘compliant with all applicable local codes as well as 

international codes as set out in the Master Development Standards that have been developed 

for the project’. Therefore the applicable codes are known from the day the design starts. Case 

by case decisions have to be made where either codes contradict each other or are not clear. 

The latter is usually the case with local codes which in some cases have not been updated. In 

these situations the Executive Architect approached QCD (Qatar Civil Defence) and the 

relevant items are being agreed or clarified to ensure that a building permit can be obtained. 

The interference with the design and construction process is minimal as long as any potential 

problems are identified early in the design process and all respective parties agree how to 

proceed. 

 

FDR: The Msheireb Project represents an unprecedented urban regeneration in the 

inner city of Doha, through a ‘reclaimed land process’ via the demolition of old past 

constructions considered irrelevant for heritage valorisation or commercial purposes. Does 
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this whole process (demolition) increase significantly the Construction Costs addressed to the 

Project Budget? 

 

SSP:  I would not consider the cost for demolition as being a significant cost in the 

overall construction cost. Demolition is labour intensive but labour cost in the Middle East is 

significantly lower than in Europe or the USA. 

The value of the land, due to its position right behind the royal palace, close to the 

waterfront and right in the centre of the city, is so high that I think the government did not have 

many options than to take the decision to redevelop the area. The majority of the existing 

structures were in poor condition. Structures relevant for heritage have been retained in their 

original condition and are being carefully refurbished and will serve as museums. 

 

FDR: What’s the role of TiME as Project Manager & Construction Manager of the 

Msheireb Project? 

 

SSP: Turner International Middle East has been appointed as Project Manager for the 

Msheireb Project. The project is structured in two teams. The design team is responsible for the 

entire design process which starts at writing the scope of services for the design and pre-

selection of Consultants all the way through to production of IFC documents at the end of the 

tender process which results in the appointment of a main works contractor. The delivery team 

then manages the entire construction process. As project managers, we are the client 

representatives and responsible for contracts management, design management, construction 

management, liaising with authorities, scheduling, technical reviews and making 

recommendations to our client. 

 

FDR: Which are the challenges addressed to such a big scale development? 

 

SSP: Getting 100+ buildings developed to the client’s satisfaction on a fast track 

programme. Ensuring that site wide systems like AWCS, CPMS, ICT etc. are aligned and 

standardized albeit the project being developed in 6 different phases. 

Obtaining frequent approvals from all stakeholders without interrupting design progress. 

Continuous monitoring of construction cost and value engineering. 

Standardization of design elements between design phases that are being developed by 

different Executive Architects. 
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Developing design typologies like apartment and townhouses for Qatari families that 

have no precedents. Most Qatari families live in standalone villas with high surrounding walls 

to ensure privacy. 

Meeting the client’s requirement of developing a modern interpretation of historic 

elements of Qatari architecture that is reflected in the facades as well as the interior design. 

Developing a city from scratch including signage, street furniture etc. and working on 

buildings where surrounding buildings are developed at the same time and therefore there are a 

lot of open parameters like window positions, massing etc. 

 

FDR: How do you think the TiME experience, as an international firm based in the 

Middle East, might promote a sustainable property development, particularly on the Msheireb 

Project? 

 

SSP: The client has chosen to develop all buildings to a minimum of LEED gold status. 

TiME Qatar has extensive experience in managing the development of sustainable projects and 

the management team’s role is to ensure that the set standards are being implemented. As the 

design is being developed in different phases, we continuously try to improve and enhance the 

sustainable aspects of the development. 

We have a dedicated sustainability team with members from TiME as well as MP which 

regularly interfaces with the design managers. 

 

FDR: How can this architectural modernisation “change” the Image of the City, 

particularly Doha? 

 

SSP: Doha has witnessed an enormous growth in the past 15 years but many buildings 

that have been developed I would call ‘generic architecture’ in a sense that they do not give a 

sense of place and have not been developed to reflect anything specific about the country they 

have been build in. Especially the public realm development in Doha requires a lot more effort 

to make it successful and appealing for pedestrians. Doha is a car city and the Msheireb project 

is trying to change that. There are obviously limitations due to the extreme temperatures in 

summer which can reach up to 50 degrees Celsius but there is lot that can be done by shading 
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streets and alleys through building massing, directing windows and views etc. – basically just 

by getting the basis of architecture right. 48 

 

 

A.1.2 – Interview with Rosanna Law, Director – Urban Design at AECOM 

 

FDR: The Islamic Planning Principles seem to be deeply attached to environmental 

and socio-cultural issues, such as the need to maintain personal privacy.  How important are 

these elements in urban design and architecture practice?   

 

RL: The general practice of urban design and architecture in the last few decades in the 

Gulf Region seemed to have embraced the car culture with little reservation. There are many 

factors but this factor alone has 'exploded' the previous tightly-knitted 'Fereej' communities 

where Islamic planning principles gave rise to the organic lace-like urban form. As a result, 

nuclear families now live in villas and apartment isolated from their wider communities, which 

has led to the weakening of social bonds. The modernised urban fabric of motorways, 

roundabouts and single-use malls imported from the west simply does not cater for the 

social/cultural needs of local people, their daily rituals and identity. Urban design and 

architectural practice thus have an important role to play to reinforce the sense of communities 

and a strong sense of identity. 

 

FDR: How different do you find working in a Middle East development rather than in 

a Masterplan London, for instance? Is it comparable?  

 

RL: Over the years, the UK has developed a very detailed and robust set of planning 

policies and building regulations whereas the regulatory environment in the Middle East is still 

in an embryonic stage. Local Authorities in the Middle East are just beginning to understand 

the importance of planning policies and there is a significant skill gap and a lack of political 

will in implementing these policies. So a lot of developments tend to develop in a vacuum with 

little design control regulations. 

 

                                                        
 

48  SPENGLER S. (January 2013) interview with the architect as regards Msheireb Development by Filipe del Rio 
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Market, economic and demographic data tends to be much more readily available in the 

UK than in the Middle East where data is scarcely collected. Even if they are, these are not 

readily available. This means masterplans assumptions are much for robust for UK work. 

Due to the similar development investment models and financial appraisal tools, there is 

a tendency for development in both context to have larger floor plates buildings, rather than 

finer grain developments more suitable for small-medium enterprises (SMEs).   

 

FDR: ‘Modernization and progress are often misunderstood as “Westernisation”’. Do 

you think there is a lack of knowledge regarding a sustainable urban design approach in the 

MENA region? 

 

RL: There is a lack of political will and a lack of urban design appreciation within the 

local population. Why use public transport when petrol is 3p a litre? 

 

FDR: Most of these are developed according to specific Design Codes, based on a case-

by-case decision-making, thus not in accordance to the existing Masterplan (Physical 

Development Plan). How do these interfere with the urban design approach?  

 

RL: Design codes should be developed alongside Physical Development Plan so that 

coherence is achieve at city-scale, rather than individual development parcels. The absence of 

design policy at city level means that urban design approach will vary across cities and 

countries. 

 

FDR: Is Pearl of Qatar, or even Msheireb District one of these cases? Are they 

comparable?  

 

RL: Msheireb is meant to set an example of how the Doha downtown as a whole can be 

revitalised. The Master Development Standards (MDS) are the design codes though the lack of 

joined-up thinking between public bodies and private interests means that the urban design 

rationale is unlikely to be rolled out to the rest of the downtown. I do not have data on the Pearl 

development. 

 

FDR: What’s the role of AECOM as a Key Masterplan Consultant of the Msheireb 

Development? 
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RL: AECOM (formerly EDAW) has been the masterplanner since the beginning of the 

project in 2006. We came up with the original masterplan concept in creating a modern 

downtown rooted in Islamic traditions and local history. Our original masterplanning ideas of 

harnessing the sea-breeze as a passive cooling strategy, creating dense fereej like urban core, 

using water features and tight narrow streets to create a comfortable microclimate for people to 

walk have led to the development of a new urban form. This urban form caters for cars as well 

as a balanced public realm for people to walk and cycle. In 2007-8, we then developed the 

masterplan concepts into a detailed masterplan with additional technical testing and since 

2009, AECOM has been engaged to oversee the implementation of the masterplan. 

 

FDR: How do international/global practices contribute for the urban regeneration of 

these cities?  

 

RL: Through the use of western-based design consultants, international practices tend to 

influence these projects a great deal, sometimes to the detriment of the projects due to 

insensitive application of ready-made solutions. 

 

FDR: How do you think that a tighter and denser urban development (such as the 

traditional Fereej typology) can contribute for the urban space quality and consequently, 

property valorisation, in emergent districts like the Msheireb?  

 

RL: Tighter and denser development, if well-designed, will encourage people to walk and 

attract people back to live in a mixed used urban core. Instead of driving from villa to school, to 

work and to mosque, people will be encouraged to walk and promote a stronger sense of 

community. But make no mistake, the price for a high quality urban space is a huge basement 

car park - unless there is a change of attitude towards cars. 

 

FDR: Is this present in the urban planning approach adopted for the Msheireb, namely 

‘Shaping the void’?  

 

RL: The phrase 'shaping the void' refers to the carving out of spaces between buildings. 

This is an antithesis to the to tower-within-red-line approach where buildings bear no 

relationship to each other at street level. By shaping the void, a network of open spaces are 
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created and connected by streets. The urban planning approach of Msheireb focuses on making 

streets, not individual buildings, each shouting for attention. The Msheireb Masterplan set the 

hierarchy for streets and buildings so that a legible composition will emerge. 

 

FDR: How can these districts “change” the Image of the City, particularly Doha? 

 

RL: Doha has a very weak public realm and the city is dominate by cars. The quality of 

life is greatly improved with new districts such as Msheireb. Together with Souk Waqif, 

Msheireb and the Corniche, the centre of gravity of the city will move back to the historic heart 

and stop the centre from dissipating energy to its periphery. There will be a much stronger 

sense of place in the city centre with memorable places and high quality urban life. A taxi 

journey will no longer be defined by name of privatised towers and hotels but streets and 

squares where people meet within the public domain. Public spaces make cities. 

 

 

A.1.3 – Excerpt of an interview given by Professor Ashraf Salama 

 

“Findings I’ve presented on this recently received considerable attention,” he said. “I 

was trying to investigate how people understand the idea of a city center and periphery. We 

found that Europeans and Americans tend to perceive waterfront areas as the center of a city, 

despite their geographical location. Arabs and Asians tend to see more dense urban places as 

city centers, such as Doha’s Ramada junction or Al Sadd area. Qataris tend to see Souq Waqif 

as the center of the city, because it has cultural significance and it retains memories for 

Qataris. 

“This tells us about the spatial experience of inhabitants based on their cultural 

backgrounds, and it elucidates the need to consider the development of spaces with the 

perception and understanding of different groups in mind so that successful, inclusive urban 

spaces can be created," 49 

 

                                                        
 

49 QNRF NEWSLETTER. (2012), Towards a more conscious approach to urban development, QNRF Newsletter 

issue 8: January 2012 [online], Available from WWW: <http://qnrfnewsletter.org/issue8/funded_research4.php>, 

[Accessed 12.11.2012] 
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A.1.4 – Excerpt of an interview given by Dr Florian Wiedmann  

 

“ (...) Doha might be one of the unique cases worldwide, where the late introduction of 

planning frameworks and modern infrastructure, such as the Metro project, does not hinder the 

future development of urban efficiency since large public funds provide flexibility and prevent 

extensive dependency on the private sector and its speculative tendencies. � � 

 

Question: What are the factors producing urban diversity in Qatar, according to your 

research? �  

 

�Answer: The development of urban diversity is more complex since all users of the urban 

environment play an important role in the production process of diversity. We investigate the 

production of urban diversity by analyzing the real estate market since 2003 by using GIS 

data. � �Furthermore, we analyze around 160 companies within high service sectors and their 

office locations and we interview 350 employees in order to investigate how urban spaces are 

used. We distinguish three main users of urban environments: developers, companies and 

individuals. Doha's economic diversification in recent years has to a large extent been based on 

the construction boom. Thus, it is a supply-driven development, in which developers construct 

projects without knowing the actual demands of companies and residents in future. � �Thus, the 

city itself has become the business and real estate the prime commodity. This is a usual 

phenomenon in any emerging city worldwide. � �Doha is built from scratch in order to provide an 

urban environment for businesses in future and to enter global networks as the business and 

world events hub.(...) �” � 

 

�”(...) Q: How can you analyze the tendencies of urban development since the 

construction boom and how are they shaping property developments in Qatar? � � 

 

A: In recent years urban sprawl of extensive low-rise compound areas has been a 

consequence of an urgent need to supply the rapid population growth with housing units. In 

addition to the demands of businesses, the interests of an emerging knowledge community are of 

an increasing importance for long-term economic growth. � �Thus, the real estate market has to 

react on these emerging demands. A potential gentrification process is currently introduced by 

the Msheireb project and reflects a new development idea. The biggest challenge of establishing 
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diversity is, however, the transition from an investment hub, driven by real estate, to a business 

hub, which implies a major transformation in the mechanisms of real estate markets in Qatar. 

During the first period between 2003 and 2006 developers focused on commercial projects, 

which had a share of around 50% of the total built-up area. � (...)”50 

 

 

A2 – Estimative of Property Value in the Msheireb District (simulation) 

 
The present exercise aims at simulating the price of the different residential properties 

within the Iconic District, using the apartment typology as a key figure. This appraisal is based 

on a modified version of the Sales Comparative Approach, detailed in 4.2 – Methods for Real 

estate Valuation supra and the current market conditions. No official house price statistics are 

published in Qatar, though general economics’ statistics are available from the Central Bank of 

Qatar or using a simple method based on in-house research systematically scanning web 

advertisements and offers for sale/rent properties with similar characteristics. Due to the 

volatility of the local real estate market, the values presented on the current analysis shall only 

be considered for the purpose of the exercise as key figures. 

 

 
Overall Site (Ha.) Gross Floor Area – GFA (Sq.m) Floor Area Ratio – F.A.R. 

31 760,000 2.45 
 

Case Study summary. [online], Available from WWW: 

<http://mdd.msheireb.com/explore _project/master_plan.aspx> [Accessed 15.12.2012] 

 
 

MSHEIREB ICONIC DISTRICT DATA: 

Total GFA / Overall Site Area = FAR = 2,45 

Residential GFA = 222,000 Sq.m51 / No. Apartments proposed (900 units) ≅  

≅ 246 Sq.m / Apartment 

                                                        
 

50  QATAR CONSTRUCTION SITES (2012), Urbanization after the boom, December 2012 [online], Available from 

WWW: <http://www.qc-sites.com/article.php?id=75>, [Accessed 03.01.2013] 
51 MSHEIREB (2012), Masterplan, Msheireb Downtown Doha Website, [online], Available from WWW: 

<http://mdd.msheireb.com/explore_project/master_plan.aspx> [Accessed 15.12.2012] 
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Min. Apart. (1 Bed) ≅ 100 Sq.m52 < 246 Sq.m < Max. Apart. (4 Bed) ≅ 400 Sq.m53 

1 Bedroom Apartment ≅ 100 Sq.m * 21,277.51 QR54 = 2,127,751 QR = 433,487.35 EUR 

2 Bedroom Apartment ≅ 200 Sq.m * 21,277.51 QR = 4,255,502 QR = 866,947.70 EUR 

3 Bedroom Apartment ≅ 300 Sq.m* 21,277.51 QR = 6,383,253 QR =1,300,462.05 EUR 

4 Bedroom Apartment ≅ 400 Sq.m* 21,277.51 QR = 8,511,003 QR = 1,733,949.40 EUR 

 

The prices are indicative and they may vary depending on the factors detailed in 6.5 – 

Comparison between Results and Starting Point supra. According to local market conditions55, 

the price per square meter to buy apartment in the inner city varies from a range of 18,934.76 

QR (3,857.58 EUR) to 23,620.26 QR (4,812.16 EUR). 

In brief summary, it is expected that a single bedroom apartment in the most expensive 

zone of the Iconic District (marked in red in the Optimization model) can worth approx. 

2,362,026 QR (481,216.27 EUR) while a single bedroom apartment in the cheapest zone of the 

Iconic District may not worth more than approx. 1,893,416 QR (385,746.21 EUR). The same 

principle applies to the most exclusive apartment (4 bedroom as reference) in the Iconic District, 

which is expected to worth more than approx. 9,448,104 QR (1,924,865,08 EUR). 

Lastly, if we were to consider just the residential portion; although it is expected to worth 

more than approx. 4,723,607,220 QR (962,341,924.64 EUR), it will only cover approx. ¼ of the 

QR20 billion56 upfront investment of the whole Iconic District. 

                                                        
 

52 Based on market conditions for similar types of properties: http://www.propertyfinder.qa/ [online], Available from 

WWW: <http://mdd.msheireb.com/explore_project/master_plan.aspx> [Accessed 15.12.2012] 
53 Based on market conditions for similar types of properties: http://www.propertyfinder.qa/ [online], Available from 

WWW: <http://mdd.msheireb.com/explore_project/master_plan.aspx> [Accessed 15.12.2012] 
54 Average price per square meter to buy an apartment in City Centre based on Market conditions. – NUMBEO 

(2012) Prices in Doha, Cost of Living in Qatar [online], Available from WWW: <http://www.numbeo.com/cost-of-

living/country_result.jsp?country=Qatar> [Accessed 18.12.2012] 
55 NUMBEO (2012) Prices in Doha, Cost of Living in Qatar [online], Available from WWW: 

<http://www.numbeo.com/cost-of-living/country_result.jsp?country=Qatar> [Accessed 18.12.2012] 
56 MSHEIREB PROPERTIES (2012), Msheireb Downtown, [online], Available from WWW: 

<http://www.msheireb.com/projects-downtown.html> [Accessed 18.12.2012] 
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A3 – Arabesque 

 

A.3.1 – Excerpt from article in Spain: then and now  

 

“Arabesque is the English term to describe an ornamental style of decoration long 

associated with Arab culture. Arabesque is basically an art of intricate, repetitive, and 

symmetrical patterns of intertwined lines. It is, as one critic puts it ‘characterized by a 

continuous stem which splits regularly, producing a series of counterpoised, leafy, secondary 

stems which can in turn split again or return to be reintegrated into the main stem. This 

limitless, rhythmical alteration of movement, conveyed by the reciprocal repetition of curved 

lines, produces a design that is balanced and … geometric’  (D. Jones in Architecture of the 

Islamic World 170-71). But why did Muslim artists pour their creative energies into such 

intricate designs? The answer lies in Islam’s general rejection of reproducing anything 

realistically. To reproduce human figures ran the risk of idolatry; to attempt to recreate the 

natural world was to compete with Allah, the one and only creator. “57 
 
 
 
  

                                                        
 

57 SPAIN: THEN AND NOW (2012), Alhambra: Poetry and Arabesque, [online], Available from WWW: 

<http://www.spainthenandnow.com/spanish-architecture/alhambra-poetry-and-arabesque/default_125.aspx> 

[Accessed 20.12.2012] 
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A.3.2 – Images of Arabesque in Islamic Architecture 

 

 

 
Arabesque Courtyard – Typology, Intricate, repetitive, and symmetrical 

architectural Language [image online], Available from WWW: 

<http://pinterest.com/pin/186617978280043779/ > [Accessed 15.12.2012] 
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Arabesque - Interior [image online], Available from WWW: 

<http://proyekasidan.files.wordpress.com/2012/12/32840034.jpg?w=1024> 

[Accessed 15.12.2012] 
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A4 – “Seven Steps” towards a new architectural language – Msheireb Properties 

 

“A central theme in the Msheireb master plan is the reinterpretation of traditional design 

elements in a new language that authentically reflects and recreates Qatari Heritage, based on 

the ethos of the ‘Seven Steps’ that were developed in the research phase of the project. 

Embodied within traditional Qatari architecture are timeless aspects of proportion, 

robustness, simplicity, ornament, and a local response to the hot climate and its intense daylight 

(...) The Seven Steps integrate the spirit and aesthetics of Qatari architecture with the best that 

sustainable design and modern technology have to offer. Ultimately, it aims to restore the 

uniqueness of Qatar’s built environment and the strong social ties that once defined Qatari 

society.”58 

 
 

  

                                                        
 

58 MSHEIREB (2012), A New Architectural Language, [online], Available from WWW: 

<http://mdd.msheireb.com/msheireb_properties/architectural-language.aspx> [Accessed 13.10.2012] 
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Seven steps for a New Architectural Language, [image online], Available from WWW: 

<http://mdd.msheireb.com/msheireb_properties/architectural-language.aspx> [Accessed 13.10.2012] 
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A5 – Visuals of the Msheireb District 

 

 

 
Visual of Al Kahraba Street (north) [image online], Available from WWW: 

<http://www.skyscrapercity.com/showthread.php?p=97107717> [Accessed 

03.11.2012] 

 
 
 
 

 
Visual of a proposed courtyard building (internal courtyard) [image online], 

Available from WWW: 

<http://www.skyscrapercity.com/showthread.php?p=97107717> [Accessed 

03.11.2012] 
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Visual of a proposed external sikkat [image online], Available from WWW: 

<http://www.skyscrapercity.com/showthread.php?p=97107717> [Accessed 

03.11.2012] 

 
 
 

 
 

Visual of a internal sikkat [image online], Available from WWW: 

<http://www.skyscrapercity.com/showthread.php?p=79957100&langid=6> 

[Accessed 03.11.2012]  
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Visual of a barahas (plaza) [image online], Available from WWW: 

<http://www.skyscrapercity.com/showthread.php?p=97107717> [Accessed 

03.11.2012] 

 
 
 

 
 

Visual of a barahas (plaza) with vehicle access road  [image online], 

Available from WWW: 

<http://www.skyscrapercity.com/showthread.php?p=97107717> [Accessed 

03.11.2012] 
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A6 – Iconic Districts in the MENA region: Photographic mapping 

 

 

 
The Pearl of Qatar. Oblique aerial. [image online], Available from WWW: 

<http://aboutqatartourism.blogspot.co.uk/2012/02/pearl-doha-qatar.html> 

[Accessed 10.11.2012] 

 

 

 
The Pearl of Qatar. Street view. [image online], Available from WWW: 

<http://aboutqatartourism.blogspot.co.uk/2012/02/pearl-doha-qatar.html> 

[Accessed 10.11.2012] 

  



THE ICONIC DISTRICT CONCEPT AND PROPERTY VALUE 

APPENDICES 

 A22 

 

 

 
The Amwaj Islands, Bahrain – Oblique aerial  [image online], Available from 

WWW: <http://es.wikipedia.org/wiki/Archivo:Amwaj_Air.jpg> [Accessed 

10.11.2012] 

 

 

 
The Amwaj Islands, Bahrain – “Street” view  [image online], Available from 

WWW: <http://www.ugo.cn/photo/BH/en/399.htm> [Accessed 10.11.2012] 
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The Palm Tree Islands, Dubai, UAE – Oblique view  [image online], 

Available from WWW: 

<http://www.islandsity.com/view/142344/Dubais_island_builder_to_build_art

ificial_reefs> [Accessed 10.11.2012] 

 

 

 
The Palm Tree Islands, Dubai, UAE – Oblique view (close-up) [image 

online], Available from WWW: <http://www.ere-

homes.com/files/cms/gallery/large/palm-jumeirah-villas-3_1.jpg> [Accessed 

10.11.2012] 
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The World, Dubai, UAE – Aerial view [image online], Available from WWW: 

<http://dubaiw.net/the-world-dubai-united-arab-emirates/>  

[Accessed 10.11.2012] 

 

 

 
The World, Dubai, UAE – Oblique aerial [image online], Available from 

WWW: <http://www.propertyportal.ae/blog/?p=339> [Accessed 10.11.2012] 
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Dubai Business District, Dubai, UAE – Oblique aerial [image online], 

Available from WWW: 

<http://www.telegraph.co.uk/news/worldnews/middleeast/dubai/8013438/Dub

ai-may-have-to-knock-down-buildings-constructed-during-boom.html> 

[Accessed 10.11.2012] 

 

 

 

 
Dubai Business District, Dubai, UAE – Street view [image online], Available 

from WWW: <http://debbiegoestodubai.blogspot.co.uk/2012/04/lets-go-for-

ride-to-dubai-womens.html> [Accessed 10.11.2012] 

 


