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"Suburban escape é-grade uniformoemviranmdnt foom a |
which escape is impossiblé.'Lewis Mumford

The process aduburbanizatiorof Riyadh a city of 4.5 million inhabitantoffers a unique
situation in which the urban morphologytbg city can be examined in lightsaciopolitical
and economic conditions Central government oraianceshelped create'dysfunctional’
sprawl bymandating big lots and over widgreets Fifty percent of the city's urban plan of
approximately 1,300 square @&iheters represents a pattern ahtimely, undeveloped

subdivisions. Much of this prematursubdivisioning was a result of speculative land deals.

The current area of undeveloped subdivided landpigroximately650 square kilometers,
whichroughly the equivalent to the city's land currently develaped.

The author argues that governmentipes and inefficient urban planning practicémve
encouraged the transformatioaf the peripheral desert landscape into unchecked land
subdivisioning championed by larmdkvelopersand speculators. Using a comparative
approach, he paper attempts to Hijght sociopolitical and other cultal factors hat
underlie thisinefficient sprawl at the fringelt closes with recommendations to alleviate such
a costly pattern that can be generalized to other developing world cities.
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INTRODUCTION

The purpose ofhis paper is to examine tispatial pattern of thenlargement of Riyadh, the
capital of the Kingdom of Saudi Arabidt focuses on suburbanizatiaaking into account
culturaland geographdal factors ofthe predominately Arab Muslim societyhich initself is

under going enormous transformatioft traces the phases of city growth with emphasis on
the accompanyingsalient social, economic and organizational characteristics of each phase.
It focuses on the suburbanization process and the goveratteanpts to slowurban growth
controlswith the introduction of the Urban Growth Boundary Policy (UGB®)1989.

The author attempts to unravel tfaetorsthat fostered the edemporary built environment
which is ingreat contrast to the millennia ditional city built form of themedina as the
Muslim Arab population optfor the scattered grid iron patterned sprawl thatited within
a relatively short span What makes the study dhe suburbanization of Riyadmost
interesting is the similaritee and dissimilarities it exhibitgis a vis(as opposed to) the
Western suburbanization models.

Saudi Arabia is a predominately desert nastate that was created in 1932 as a sovereign
state by its founder the late King Abdul Aziz Al Saud, following tfisintegration of the
Ottoman Empire during the early decades of the twentieth century. Saudi Arabia was
catapulted into the world scene due to the massive oil reserves it has been endowed with.
From being an inwartboking, xenophobic and conservatisociety, Saudi Arabia was
transformed into a modern developing nation during the last 70 years since titsncrda
occupies an area of 2,250,000 squkitemeters comprising about 80% of the Arabian
Peninsula. Saudi Arabia's population totaled 1lfian in the 1992 census. In 2002, the
population is estimated to reach 22.5 million.

The promulgation of the new nation state guaranteed political security for the pugnacious
village states of central Arabia. This was soon augmented with the disafveagt oil
reserves which heralded the superiority of Riyadh for generations to come. With improved
economic conditionsRiyadh had to adapt to the modern exigencies paramounitiyg
automobile. Construction boomed, population soared, and decentralinétiesidences ah
businesses proceededaatemarkable paceBy the early 1970s Riyadh was something quite
different from what it had been onlyb decades earliewhen it wasenclosed withinrmud

walls. An increasing segmermf the populatiorbeganfleeing the ramshackle mud cotae
Islamic medina to thegridiron suburlan sprawWwhich was characterized bgcilinear broad
asphalted streets. The suburb gradub#gamethe predominant element of the emerging
Arab metropolis.

From a sleepy walletslamic town of less than 30 thousaimd1950, Riyadtturrently boats

a population of 4.5 million inhabitantscreasing at a rate of 6 per annum. Developed
land constituteg4% of the total 'urban area’ of the first and second phases of theJcligis
Growth Boundarlg total area of 1,800 square kilometers. From thistotal 854 square
kilometers ofundeveloped arear 63% is already subdivided;onstituting untimely grid

iron subdivisions waiting for prospective buyers and speculators. This leas been
estimated to house populatiorequal tatheexistingpopulation Suchoutward urban growth

as in most other Saudi cities and t®voan be seen assalurbanization without suburbia.

The suburbanization process in Riyadh, as in most oKthgdom's major urban centers,
offers a divergent path to urban decentralization which shares more parallels to suburban
development in the English speaking world, than to that of the compact Arab Islamic city, i.e.
themedina



Yet, while in the USfor example,suburbia has long ceased to be an agage to the city,
peripheralgrowth in Riyadhhasremained under the control of central administration of the
metropolitan area. This arrangement rather than decentralized control of the region has
createdmcohesive and stagnant planning.

Giving the governmenthe preponderant role in underwriting urbarogth of Saudi cities,
urban management is heavily controlled from the central government in the form of simple
and unified physical urban planning praes adopted by the central urban planning authority
in the capital. As such, he central municipalityAmanal), which derives its financingnd
authority from the Ministry of Municipal and Rural Affairsgtainssubstantialcontrol of

urban development ev the entirecity despite theexplosive growthover the last seventy
years Consequently Riyadhs urban developmerias beerrun by a wieldy and bloated
bureaucratic municipal organization. Principally, the municipality prepand approve
subdivisionat an eve increasing pace following aenlargement of an outdated suped

road network that was prepared by the Greek consulting firm of Doxiadis Associates and
approved by the Council of Ministers since 1973The author argues thgtven its highy
traditional andcentralizedpolitical structure, the Saudjovernmenthas beerreluctant to
move awayfrom traditional power relatiorend outdated urban planning modes.

Table 1: Riyadh population, number of families and housing units

Number of Families in
POPULATION Riyadh
Year | Population| Saudis Non Saudi TOTAL | Saudis | Non+ No. of
Total Saudis Percentage Saudis | Dwellings
1919| 19,000 -
1935 36,000 4,836
1950 84,000 12,297
1960| 181,000 29,143
1968 | 300,000* 51,160
1974 | 666,000 -
1986 | 1,400,000 | 882,000 518,000 | 63% 204,844| 109,755| 95,089 | 308,212
1990| 2,100,000 | 1,1428,000] 672,000 | 68% 307,986| 175,236| 132,754| 351,266
1996 | 3,100,000 | 2,325,000 | 775,000 | 75% 433,596| 289,712| 143,886| 454,476
2001 | 4,500,000 | 3,375,@0 | 1,125,000 74% 718,567| 535,103| 183,464| 734,819*

* Approximated figures are illustrative Riyadh's population is expected to increase by 3.5 times
between 1996 and 2021; household numbers are forecasted to increase by 5 times, which translates into
housng demand. Source: Faisal Mubarak, 1992, p. 224fhe Higher Commission for the
Development of Arriyadh. Metropolitan Development Strategy for Arriyadh (MEDSTARStrategic
Framework for the Development of Arriyadh, Phase Il, Part 3. 3.3 Report, Drain Management

Plan, June 1999, p. 821, Kingdom of Saudi Arabia, Arriyadh Development Authority, Investment
Climate, 2002, p. 50.

A discussion of the than Growth Boundary policy (UGBh Riyadh must be looked upon
from the viewpoint ofdecentraliztion of the capital di's form. The first part of the paper is
devoted to thditeratureon suburbanization in the Western countries wherglismomenon
originated in themodern sense of the termThis approach will help give the paper a
comparativeperspective as welas build on customarily used terminologg the literature
The second partliscusseghe Saudi Arabian model of suburbanization highlighting the
peculiarcharacteristics that shaped it. Théurbanization model as presented in thersgc
section is furthesubdivided intofour subsections which comprise the major components
shapingthe Saudi modelthe first one examinesunicipal organization in Saudi Arabia and
its limited role in shaping and reaping the Hénef the land markebonanza; the second
sheds light on thanguarded mass deploymagitthe grid championed by the central state in
the development of it's new Al Malaz suburldespite its irreleence to the traditional



conceptof the built environment of Arabia andsitproven shortcomings worldwide; the third

is devoted to the adoption of city master plans which have institutionalized the super grid as
the future urban development paradjgime fourth examines the adoption of the Urban
Growth Boundary by the national y@rnment to slow the frenzy of suburban subdivisions.
The third major section of the paper comprises an evaluation of the Saudi model with
emphass on its shortcomings. The paper closes with concluding remarks.

Suburbanization:; a worldwide view

Whitehand and Carr (2001) poimut that "Beyond the Engliskpeaking world, however,
suburbanization was much slower to occur." Within continental Europe the apartment block
(often containing & dwellings) was more common, whereas the sifai@ly house
standing in its garden was still comparatively rare.  Generally speaking, they contend,
"European cities (and those in Scotland) were dominated by tenements in comparison with
their English and American counterparts.”

The study of city morphology helprbanitesunderstand universal and common factors

affecting growth and urban form patterns. The suburbanization of contemporary cities offers

insight into prevailing cultural forces. Yet, research on suburban development is lacking.

Referring in particula to English suburbs, Wiehand and Carr (2001) contertbat

"systematic investigation of what suburbs are like gabysical environment are particularly

rareeée” While the study of ur b arntomstarigalh ol ogy o
characteastics of preindustrial urban development processes, studies of especially modern
suburbanization in most third world countries cities is fare.

Historically, the process of pisical enlargement of cities htken various forms. Yet, it can

be genendy agreed that such growtlparticularly within the Englishspeaking world, has
takenthe form of outgrowttover time and space from the city ceritekt the end of the 18
century, scattered middigass suburban villages surroundeshdon By the 19" century the
process of building suburban villay the middleclass was a commpltace practice.The
early19" century witnessed the proliferation of small estates for more middle class families at
the periphery of London's bullip area. Thendevelopes rather than owneoccupiers laid

out roads and plots; the mass production of a rising phenomenon &nswéth the
‘commercialization' ofhe suburban ideal, mass production of detached villas at the outskirts
of UK cities soon resulted in less thae fdealistic house~{gure-- from Essex Handbook).

What started as a centripetal process takimgstape of a streetscape dominated by mostly
compact continuous building facadebadchanged to a morexpansive disjointed 'open
landscape' in whiclwellingsweremosty detached or sertdetached andeparatedrom the

road and ofte from one another, by privatepace, mostly utilized as gardénsThis
transformation from a compact streetscape to a more '‘open' landscaipétials a middle

class phenomenoAi  Suburbs have lem the embodiment of the English concept of
picturesque countryside, hence creating an aesthetic marriage of town and country which
constituted a major featuie Western suburbanization.

Fishman (200pstates: "For suburbi@mo wasanarchetypical middlelass invention, perhaps

the most radical rethinking of the relations betweerndease and the city in the history of

domestic architectuée. [ i t ] represents a collective asser
impressiveas any medieval castlé.

A precise definition of the term suburbia must be established. According to Fishman, the
term 'suburbia’ means literally 'beyond the city." It refers to any kind of settlement at the
periphery of a large city, regardlesstbé function of such a growth, whethean industrial



outgrowth oran affluent bedroom communityDictionariesprovide a straightforwardnd
simple definition for suburbs as "those residential parts belonging to a tovaity that lie
immediatelyoutsice and adjacent to its walls or boundaries."”

In the United States the concept proved sudakssThe pace of suburbanizatiaapidly
overtookthat in Great Britain in the second half of the nineteenth centttywever, the
American suburbsutpacedtheir English counterparts in th@odigiousconsumptio of space
both in terms of losize and theizeof the dwelling. No where elsavas the suburban ideal
bettercopied,packaged andxtendedo a more sophisticated sense of the meathag in the
United States Since its inception, suburbia has become the 'quintessential' physical
embodiment of the United States cudtualong with big cars, broad streets, expanisiwas,
country clubs and suburban shopping centéfhe U.S.Statesculture manifeste itself in
conspicuous consumptipthe private automobileipward mobility, andhe tendency toward
racial and income segregationHowever in the Americanstereotype "suburbs are small,
controlled communities where for the most part everyone hasatie living standards, the
same weeds, the same number of garbage cans, the same hoésé plaesmajoraspect of
suburbiais that of uniformity, both @aplanning type andsaastate of mind based on imagery
and symbolisnt°

Jackson (1985) enumerathiree distinguishing elements that characterize metropolitan areas
in the United State®. The first element is their low residential density and the absence of
division betweendwn and country compared to ttauted notion of the country atmosphere

in the Englishtradition of suburbiaThe widely toutedhotion of the'’American dream' has
been forthcomingn owning a private home.Sprawl has become synonymousth the
privatization of American life. The second element is the strong cultural attachnment
homeownership. For example, about #ivwds of American households own their dwellings,

a rate which is double that found in Germany, Switzerland, France, Great Britain and
Norway. The third element and 'most important one' is the socioeconomiuctiisti between

the center and the peripheryhis is manifest in the widenirigcomedisparity between those
living in the corevis a visthose living in the suburb.

In the US, Fainstien and Campbg&i002), contendthat "After World War I, thee wasa

release of penatip consumer demand in the USA with political support for home ownership to
produce rapid suburbanization and hence the need to develop transportation, education,
sanitation, and other service for new suburban residEhtStiburbs however, can also be
describedasfragmented peripheral communitiedided by their legaindependenceandrun

by sel-governing legislative councils | believe, it is the selfjovernment, physically
delineated aspect of community that offére most plasible definition of the suburbFor
example, Beverley Hillss a legally defined entityhat lies within the urban sprawl of Los
Angeles, CaliforniaDespite their essential similaritiegymericansuburbs differ also in size,
ethnicityand income.

Urban development at the city periphery of many nations offer different pattérrSweden
a country with a standard of living comparable to that of the th& enlargement of
Stockholm,following World War l, took the form of sathte communities witthigh-rises
and high-density that are the physical antihesis of the lowdensity private automobile
dependent anchostly residential spravilypical of US suburbanizationWestern European
neighborhoods have maintained their historical aura such is thendasene, Barcelona, and
Vienna. In Amsterdam, the upper income segments of th& o#gidents reside in the
sevengenh-century town housesvhich havebeen restored. In mostaditional Europen
cities, suburban areas usually became the choice twleeincome labor classes.

In South Africa, government forbids contiguous private residential development around
urbanized areas. In Johanneshingimpoverishedworking class, predominately blacks, are
confined to live in the suburbs and conimilbng, rush hourourneys to the city where they
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work. The city center was mostly occupied by the privileged white minofite outskirts of
Pretoria and elegant Cape Town are dotted with shanties that house predominately blacks who
built illicit dwelings from wooden planks, cardboanshetal and plastic sheets and other
makeshift materials.

In Cairo, Egypt, the colonially planned, affluent Garden City district has become the center of
a bustling metropolis.  Major slums sprouted attesting to rapicnization within a
struggling economy. In Turkey, gerbyilt houses, known ageckonduhave emerged at the
outskirtsof Ankara and Istanbul. Likewise, in India, thousan@islum districts, obustees
embody the depths of squalor of urbanizatioyuad the rim of Indian cities.

In developing nations, analysis of contemporary, joodtistrial and postolonial physical
growth shouldbe linked to sociopolitical and economic developments shaping peripheral city
growth. As world economies are incsaggly integrated, myriad lessons can beried and
conclusions shad. Macro political and economic conditions heavily influence urban
planning modes resulting in the direction, intensity and scope of city growth, socioeconomic
factors can be said to pact the distribution and pattern of residential growth.

The Suburbanization of Riyadh: 1930s-2000

In Arab-Muslim towns the responsibility of running the built enviremnfell traditionally on

the residents. However, since the risahaf new natiorstatg the management of modern
cities in Saudi Arabia has rested increasingly in the hands of bureaucratic organizations run
by technocrats and civil servanepresenting the monarchic statkstead of strengthening
traditional forms of tban manageménthe monarchy eclipsed traditional organization
structures and instiutionioyi%y pumping the housing market with the wealth dedli from

the saleof petroleum. This approach has become a hindrance to the creation of genuine
urban management and fingacschemes that could have relieved the central state from the
deterioration of urban services under its solo management.

The suburbanization of Riyadh paralleled the impressive economic and political
development®f the nation state Yet, the controbf urban management of the city, despite

the transformation of its functions and multiplication of its area and population has become
more centralized. In major Saudi cities, municipal decentralization has amounted into mere
peripheral submunicipalities with very limited powers, whilenajor decision making rests

with the central municipality. Lack of trust, meager human famahcial resources and the
absence ofa tradition of public participation in muicipal government all precludthe
development oéffective forms of urban management decentralization.

Figures(Now!)
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Modern Arch King Saud palace marketing modern architecture (my dissertation p. 201 + p
196)

Al Husaain map of 1950
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Several typical subdivisions
Medstar map

The villa prototype

the apartment/commercial 'shoexb
Arial views of Saudi Suburbia

Thelayout of roadshaped subsequent housing development and crystallized existing zones
of land use. The bu#lip area crept outward almost evenijth notable increasealong the
major radiatingroads. Interestinglytraditional built communitieshillal, constituted the
early city's outward growth surrnding the walled town. | cathis early pattern ‘traditional
suburbanizatioh. New 'hilal' sprouted outside the walhousing somewhat homogenous
residents of siftar social backgrounds, comprising town folks and Bedouin tribes. hildle
communities were seen as a transdiostage between nomadism and rural roots and
integration by the new urban sociéty. Thesehilal communities wereharacterized bynud
houwses built arounda courtyard,and werecompact This millennia old patterrtontinued
during the 1928, first slowly within the empty sections of the walleity and then increasing
atan everfastertempo during the 1930s up to the 1950sigure )

By the 195G the traditional mud house ceased to be the typical middle class dwelling. With
the introduction of imported modern building materials and construction methods, residents
substituted the feeble mud brick with the more solid cement block. dMereindusgtal
construction techniques madt possible to mass produce cement bricks at an ever decreasing
cost Additionally, dwellings butl with cementbased techniques proved compatible with
modern age conveniences such as electrical and sanittuye$. Cement construction
methods also offered migd possibilitiedfor interior decoration, space utilization and indoo
volume; compared to themaller spaces allowed lwall bearingmud construction techniques
which seemed prehistorigs a vis willowy cement columngFigure Aramco Bool.*®

Pent up demand for housing which had been inhibited by traditional construction methods up
to the late 1940s eventually burst and was expressed in an intense demand for both the simple
and small'popular Arab' house and the apartment complexes of the late 1950sré ).

The term 'popular'refers to the appeal of the simple, and-lmst dwellingfor the lower

income and immigrantmasses. Essentially a mudiouse floor plan, the 'traditional Arab

hous' architectureonstitutecan introveréd arrangemertdf rooms around a courtyard.The

‘popular Arab'house was a transitional stage of the suburbanization of Riyadh before the
proliferation of the extroveed Mediterranean villa during the 1960&apular Arab house
communities weredeveloped on straightemwvider streets, however varied in width, to
accommodate vehicular moveménigure ).

Communities that were built with modified architectural stylef the 'popular Arab housgs

i.e. traditioral mud layout built with moderrmaterials, became knows asl ahya'a
Ashshatyayh (popular or communitiesof massel distinguishing them from wetb-do
sectors of the city Prior to the 1960's the majority of Riyadh's residentsllimdarger mud
dwellings.  Municipalities during this stage laid out gridiron subdivisions formed by
relatively narrow streets, however straight to accommodate the ever increasing number of
automobiles. During the 1950s and up to the 1960saltla@ya’a Ashshabiyakncirclel
‘traditional suburbanization' of thallal communities of the 1930 and 1940sDuring the

1950s and up to the 1960s, #leahya'a Ashshabiyahlvhich constituted the tier of ‘traditidna
suburbanization,' encirclgte hillal communities of the 1930 drl1940s.

The organic form of Riyadh of pi@audi reign was soon to be replaced with a patchwork of
gridiron subdivisions.The first laid out gridiron subdivision was by the municipality outside
the Manfouhahgate during the 1940s, not for the wiHdo, but to curtail the haphazard
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development of shanty towns by immigrants amidst the growing mud communities built by
better off segmentsf the society. The Manfohahsubdivision represented an unprecedented
intervention in the built environment on theripaf the new state tiough its fledgling
municipality. Underlying the dispersion of Riyadh's urban population was changing
transportation patterns. Auto sales soared, a trend that pardhelédcreasing national
wealth.

Despite the proliferation fodetached and serdietached villagduring the 1950's and the
1960's it was not until the decade of 1970, that the suburban villa eventually eclipsed the
traditional court yard Arab house as the predomimesidential dwellingfor the emerging
middle-class housing in RiyadhWell into the 1960s, a major part of Riyadh's enlargement at
both its immigrant workinglass and its middielass edges, continued to take the form of the
typical Arab house. Of course, size rather than form and shape distingtiishedlto-do

from other less fortunate segmeaf the populationf(gure).

Yet it was the government decision to transfer its national ministries from Jeddah on the Red
Seg to the new capitaRiyadh the Al Saud dynastiseat, during the 1950s #tinspired the

trend to move to theutskirts of Riyadh. In the early 1950s, and at the behest of King Saud,
following the death of his father, the new suburb of Malaz was laid out to house the new
transferred ministries and the housing of its staff. Wiadaz housing mject constituted a
compromiseon the part of the government amelioratethe government staff, traditionally

from the Western Hijaz region of Saudi Arabia, for the hardships encountered by their
transfer to the comparatively underdevetbiiyadh'’

The suburbanization of Riyadh cannot be undedktim chronologicaldevelopment of its
physical growth alone The suburbanization process encompasses a multitude of cultural
factors, including political, economical, organizational, and sdoéalds of the society. In

the following section, | examine a number of factors that plagedajor role in the
production ofSaudi suburbanization.

Municipal Organization

In his discussion of Liberal democracy and Islam, Bernard Lebs®rves that itMuslim
cultures "There is not even aity with defined powers, limits, and function, but only an
assemblage of neighborhoods, mostly defined by family, tribal, ethnic, or religions criteria,
and governed by officials, usually military, appointed by tbeeseign.*® Michael Bonine
(1983) summarizes a number of problems facing urban development in Arab ciths.
rather bleak perspective of traditional pickl organization of the past, sill applicableto
contemporary urban management in Saudi AxaBi Bear wrote:

The Arab city, like the village, was never an 'organism' but only a

conglomeration, and even today it has few institutions ofrglelf The Arab

town of the Middle Ages was without independent or autonomous municipal

institutions. Sice then, the inhabitants have had some share in their city's

management, and in most Middle Eastern Arab cities there is a baladiyah

(municipality). But even now, central authorities have a firm hand on these

bodies; in Egypt they are composed of repnéstéves elected and appointed

by t he authorities,'é.I|ln Saudi Ar abi a, t o
municipalities are appointetd.

Municipalities are short of financial resources and manpower; while local autonomy is
usurped by national ministries dregencies in the national capitaéand so conflicting



authority and interests are the normThe contemporary history of urban management in
Saudi Arabia corroborates such observatfdns.

Municipalities are short of financial resources and manpowertewbcal autonomy is
usurped by national ministries andjemcies in the national capitaéand so conflicting
authority and interests are the norm

Political stability under the new natieatate spurred modest economic growth, and after the
discovery of diin commercial quantities, cities witnessed unprecedented urbanization. OIl
hascreated annflux of capital into cities but the magnitude of development has placed a
great strain on housing and the infrastructure of the municipalitiexperiencednunicipal

staff turned to Western physicplanning,principally the notorious gricas a system to bring

order to tows witnessing high rates of population growth thanks to decreased mortality rates
and unprecedented influnf immigrants from both within e Kingdom and without.
Traditional compact built forms which were more sensibly constructed were replaced with
urban forms of huge avenues and roundabouts, representing the triumph of the automobile in
the modern metropolis. Urban centers attracted demaad peasants who abanedtheir
pastoral pursuits. During the early decades of urbanization, peripheral urban lands witnessed
the proliferation of shanty townsThey were haphazardly built communities of homes built

of cement blocks, cardboard andrregated metal, usually surrounded by enclosure for
livestock including sheep, goats and camels.

Saudi Arabig poltical structure is a product ds predominately traditional ansbntralized
monarchc government systemwith the cental state assumingesponsibility for major
services such aglacation, welfare, and housind@ here is no tradition of autemmous local
governmentWithin cities, government servicese run by dispersed government surrogate
departments includingnunicipalities with very limited financial powers and whictierive

their funds and directives from the centdslinistry of Municipal and Rural Affairs
(MOMRA). Government municipal systengoback to 1937, when the newly established
government drivenby its commitment to serve Miis pilgrims flocking to its holy cities of
Makkah and Madinah, issued the first royal decree which heralded the central government
intervention in urban developmefit.

Saudi nunicipal aithority, rather municipal government, is organized into five tiEh first
tier is that of theAmanahsor theexecutivemunicipality, which are endowed with th@owers

to prepare and implement subdivisions in the major Saudi cities of Riyadh, Makkah,
Madinah, and Dammam. Amanah'smayors are directly connected to thinister of
Municipal and Rural Affairs (MOMRA). The second, thirdddourth tiers are classified as
Municipality A, B and Cglassificationsvhich are given to cities and towns according to their
size and strategic importance. Mupalities AC can paticipate in preparing local
subdivisionsput do not have the power to appesuch sibdivisions which are held in realm
of MOMRA. Moreover, Municipalities AC are indirectly connected to the MOMRA
through the four regnal directorates which overséledr budgetary and other personnel
aspectgFigureMOMRA organization!?)

Municipalitiesoverseea plethora ofservices including approval dlisineses(in conjunction
with the Ministry of Tradepand building permitssafeguarishg public healthin regardto food
and pest control, maintamg parks and major landscape works along major streets
Municipalities are alsoresponsible for garbage collectiamd contract street lighting.
However, municipalities have very limited powersigsue ordinances drcollect revenues
that match their serees. Such limitations have beanmajor reason behind many of the
problems thatacethem? Despite thegrowth of cities both in size and population trare
not given the poweto decentralize into smaller metrdpan entities where government
structurescould becloser to their respective populations.



Al Malaz: a progenitor of the ubiquitous Grid

It was not until the 1950s when the government institutionalized the grid and the detached
villa as the ideal subban pattern in thedl Malaz suburb. Following the transfer of
government ministries to Riyadh in the later 1950s, the government sought to attract the
Hijazi employees to Riyadh, the traditionz® of Al Saud. Atthe behest of King Saud, a
500acre satllite suburb, Al Malaz, was inaugurated five kilometers to the north of the walled
town. The Saudi government assumed responsibility for direct financing of housing
construction of the Malaz to house civil servants, who were newly moved from the Western
region.

Al Malaz was composed of the administrative complexes of the new ministriesyibhik
mixture of Mediterranean and international architegtua large scale housing development
encompassing 754 single family houses, 340 apartment undsa glethora of supporting
facilities including a municipal hall, a library, fire station, schoalsyarket and recreation
and health facilities. The Al Malaz suburb stood an antithesis to the traditional mud
communities surrounding the walled to{igure ). By the end of the 1950s, Riyadiad a
population of 300,000, and covered an area of about 100 square kilometers as tupthesed
original 10Bacre 'heart of Arabia.'

The Al Malaz development signaled a departure from the old laigsezatitude and
heralded a new era of government intervention in the land and housing market as a major
supplier, financier and subsidizer. The villas were sold to government officiédd®g-term

loans. The planners followed the gridiron network with hderarchical street network
comprising a 180 foot wide highway bifurcating the new suburb, major roads of 100 feet
width, collector streets of 60 featidth, and service passageways of-Bbfeetwidth. This
network fed residential blocks which measuddé® by 300feet width, were subdivided into
rectangular lots of 25 feet deep witingths varying from 25, 75, arfdlO feet. Due to its
complexityand scale, the Al laz projectcan be considered as the first major attempt to
coordinate the allocation of weral urban elements in space, with special attention to the
overall urban system.

Al Malaz was characterized by its diversified functional elements which were built to enhance
Riyadh's political centrality in the nation and boost its administrativeahibities.
Modernization, however, western, was sought by the monarchical state to catapult its image
in an era of rising revolutions that replaced monarchies in the Arab watdh intervention

on the part of the central state was to culminate imthssive housing progranasd land
distribution yet to be introduced in the 1970s following the massive increase of oil prices
worldwide?® Al Malaz development was instrumental in marketing the villa to the
remaining segment d@he society, within the gritof Riyadh and the Kingdom aswhole. Al

Malaz suburb was planned according to an 'open grid' layout, a process which has since
characterized the physical pattern of Riy&mlthisday.

City Master Plans
The First Master Plan (Doxiadis) 1973

The dearture fromtraditional design standards of theedinaculminatedin the adoptiorof
the City's first Master Plan of 1973 by the Council of Ministers. Tplan, which was
prepared by Doxiadis Associates International, provided for growth of the citponttzerly
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direction parallel to Wadi Hanifah to the west. Doxiadis introduced a linear growth concept
for the city along a central spine running innarth-south direction, thus avoiding the
encroachmenf the city onto the Wadi Hanifah systéfigure ).

The Dioxides Master plan introducadhighly physical plan that has being extended over time
to accommodate an ever frenzied speculative subdivisioning process. The majoregrofcipl
the Dioxides mastgslan can be outlirgeas follows

- a citywide gridiron plan comprising a system of highways that
circumscribesuperblocks of 2 by 2 kilometergn theslightly undulating
terrain of the city It sorted the city area into a functional lamk plan
which has left the city with a profound urbdorm, essentiallya lower-
income servic@riented, industrial souttvest set against an upp@rcome
residential, commercial and administrativerth-east’

- city-scale zoning regulations; whidhcluded type and density of
residential developmerandminimum lot sizes for new residential aréas.

- The Plan included the detailed design of individual Action Area
Plans, covering 11.5 square kilometers in an effontetotalize the City's
center.

By shifting to comprehensive master plans, the@ities sought to control Riyadh and other
major cities' phenomenal growth. Simple physical planning of the past, mainly the laying of
land subdivisions according to plannibglaw measures implemented by cities'
municipalities, prove lacking. City Mastr plans weresough to create more economically

and efficient urban systems in line with national economic growth plans. The d3doxia
planners envisioned a functional city, predicated on a modular grid, simple, straight forward,
easy and legible urbarafmework forthe city's populatiorestimated to be growing 400,000

per annum. It was projected that the 197@% pvould serve the city's needp to the year

2000. The modern outcome seemed inevitable: people abandoned the traditional built
environmem al together. Ofcourse, the process of layitend subdivisions using the grid,
which startedwith the Manfouhah subdivision in the 1940s, preceded the wholesale
arrangement of the city into supaiocks of 2by-2 kilometers by Doxiadis. However, the

Plan institutionalized the segregation of the city by income, hence imposing an economic map
on the population, which hitherto valued social ties over economic privatism.

The Kingdom's approach to planning mirrored the planning followed by developintriesu

at that time. The approach of contracting Western consultants to prepare master plans was
in vogue in many Third World and Developing countries. They were archetypical solutions to
rapidly expanding cities. They were lorainge, multiphase coreptualizations of a town's
future growth. Master plans constitute comprehensive land use and infrastructure
development plans, projected in tune with vigorous national economic growth schemes, all
sought to facilitate economic prosperity and social stglihirough manipulating the spatial
system. However, more often than not, these plans were more technical documents than
realistic programs, reflectivef communities' individual needs. This corroborates Brian
Berry's observation on the usually perfiorg physical planning approaches employed in
Third World countries. "It is a planning at the municipal level within highly centralized
national governmer’f’l7

Oil wealth has enabled the government to embark upon vigorous national and urban planning
schenes aimed at increasintying-standids of the population by alfeasible meansbétter
housing and hygiene, etc.) and by upgrading the built environment for projected future
economic prosperity. Though progressive, these efforts were wradihiout public input.

By shifting to comprehensive master planning, the authorities sought to control Rsyadh
phenomeal growth.
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Riyadh's political centrality, it'growth and concentration of government, industmpd
services and with a populatioh5 million increasing at an 8% per annuthe city has
becomea behemoth sprawl in a desert landscapeithi@icreasingly becoming unsustainable.
Like other urban centers in the ArabiBeninsulaagricultural land is scarce, and cities did
not evolve primarily as mketing centesto support local hinterlands. Rather, urban economy
and accessibility to strategic waterdapower supplies drew people Riyadhand thecity
owes its impetus to the fortuitous discovery of oil, whiels being the catalyst for the city's
phenomenal urban development.

The Second Master Plan (SCET International Revised) 1982

In 1976, SECT Internationalwas retained byhe Ministry of Muncipal and Rural Affairs
(MOMRA) to update the Doxiadis Master PlaRollowing the oil boom of thearly 1970s,
mega land owners realized that money could be made layingoads and plotat the
periphery. The original Doxiadis?landesignated city area of 304 square kilometensddid

not foresee the exponential growth of the city's populatiortteandoncomitant channeling of
enormous financial savings in the real estate market. By 1977, the sidndivenzy
surpassethe original Doxiadisplan boundary of 300 kilometers to cover a total area of 700
square kilometes (Figure ), resulting inunprecedented urban spravuch sprawl resiét
partly from the privatization of Saudifé and the increasing tendenty live in detached
homes but mostly from the real estate mania of the booming decatlee Revised Master
Plan by SCET, which was owleted in 1982, included 250 square kilometers of vacant
approved subdivisionsSubsequently, more subdivisions were approved beyoaGCET
boundary.

Riyadh suburbarsprawl has been a result of factaret unlike thosefound in the United
States, nmely, consumers and speculators and businessesgeeklaying land where land

is inexpensiveand congestion is moderateyw cost auto travel allows people to live far from
their places of work® Theresulting form of developmetig typical sprawhkin to that in the
United Statesharacterizedby: (1) leapfrog development, (2) commercial strip development,
and (3) large expansessifatterediow-densityresidentiadevelopment?

Urban Growth Boundary Policy

The subdivisioning process the majorityof Saudi cities and townsontinued apace during

the 1980's. To curtail haphazard outlaying of subdivisions surrounding Riyadh and other
Saudi cities, the Couradf Ministers adopted MOMRA'sroposed Urban Growth Boundary

Policy (UGB).¥* By late 1989,new undevelopedsubdivisionsin Riyadh approximately
equaled the same size of the whole urban development area which accommodated more than
2 million people. The High Commission for the Development of Arriyadivhich was
commissioned during the early 199@0 oversee Riyadh's urban planning and major urban
projects,adopted th&JGB in an attempt t@ut the suburban subdivisioprocess under check.

Urban growth boundary policy is a line on the map of the city delineating phases of growth.
By employinggrowth management policieplannersaim at preventing ‘discontiguous’ and
leapfrogdevelopment' In Riyadh,the UGB createdthree phased development limitge
Urban Limit I, Urban Limit Il, and the Urban Enviropfase Figure ). Subdivisions were

to be allowed in ULluntil 1995, and then further development could take place in ULII
between 1992005. "These urban development phase limits were created as a growth
management tool to prevent the spread of costly and inefficient urban sprawl byingrovid
governmerdfunded infrastructure only to lands designated for development during the
specified timegrames.” New subdivisions of land in Urban Phase Il were denied government
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infrastructure and social services prior to 1995, unless the subdividerittedta asphalting

roads and provided local networks of power and telephone serwddde such provisions

were adoptedby the central government to slow conversion of suburban land into
subdivisions that ladd qualities of moderrurban communitieserforcement of the policy

has been selective, as evidenced by the continuous subdivision activity championed by land
developerswvith disregard for future ramifications. In effect, the existing pattern of subdivided
land has predetermined much of the charasft®iyadh, for decades to corffe

The introduction of the UGB pdaly, while slowingthe hectic pace of subdividingeripheral
land, failed to introduce modified patterns that leeghe negative outcomes of the grid
patterned suburbanizatiorGovernnent officials have repeatedly exempted substantial lands
from the requirements of the UGBn some cases, land owndrave exploited the ambiguous
terms ofthe UGB For example, UGB alloesmunicipalities to approve the layirgd major
road networksnecessary for metropolitan transportation needsand owners abuse this
clause by paving roads outside the UGB Phase | and Il claiming that these roads are necessary
for metropolitan needs. Typically, land owners follow Doxia2likilometers by 2 kilometers
super-block structural framework to layouhajor arterialstreet network (Figure ). Once
the municipal authoritiesapprove such road arrangementi$, becomespossible forland
ownersto able subdivide lager tracts abutting these roads which théwesnid easier to sell
the land to smaller land speculatorS@onsequentlysuch a process predetermiriee urban
form of the city for decades to come.

Similarly, the UGB regulationgpermit subdividingexurban land into weekend 'ranchettes’
with a minimum area of 10,000 square meters. This has become a loophole for land owners
of major tracts. Worse, this clause in the UGB exsmpaispective land ém the municipal
requirementwhich states that when land is subdéd, 33% of theland use be&edicaed for
primary services and road netwsrk

In 1995, subdivisions weigermitted in UGB Phase ltlespite thevailability of considerable
vacant subdivided lang/hich could house double the existing population for anther decade.
MOMRA stipulates that ypspectivepetitionersinstall localinfrastructure networks and the
asphalting of new subdivisiorier approval This requirement is a worthless service used to
obtaina permit ** The commencing of Phase II, was unnecesgiagn the fact that 30% of

land in UGB Phasd was alreadysubdivided but not del@ped. Moreover, prior to the
formal commencing of Phase Il, 70% of the land included in this phase had already received
approval and was platt; fueled onlyby speculation. Me MOMRA and its surrogat
Riyadh, Amanah (municipality) through the laxness of implementing the UGB have
encouraged the dumping of valuable financial resources into vacant lands

Analysis and Evaluation

In reference to changes impacting Middle Eastern cites, Saqgaf (1986)s maint
"Traditional values in terms of soctultural beliefs as welbs in terms of architectural
pattern give way to more universal and less durable concééptstie suburbanization of
Riyadh hascreatedthousands of hectares of inappropriate, unplarsudivisions scattered
around Riyadis periphery which, according to a recent study, resulted in, firstly, "an
impediment to the proper, orderly and sustainable growth and envelopment of the city, and,
secondly, a huge financial liability for governmentosh responsibility it is to provide roads,
infrastructure and community facilitie®" While in the US, suburbs have long ceased to be
an appendage to the city, outward city growth in Riyadh continued to reel under centralized
management, a centralizatitimt resonates the centralized political structure of the national
government.



The monarchic attitude aioblesse obligenas shapedhe government funding policies of
modern built environments in Saudi Arabi@uchanattitude has resulted in the déy@ment

of cities dependent on central government &ad undermined the development of local
urban finance, a tradition that has placed a straightjacket on municipalities to reap growth
benefitsto fund the development of their urban management activitietuding urban
planning. Relying principally on oil revenues, the government has shunned -ibealigd,
sensible financial schemes which hold cities responsible for their development. A recent
report hasdentified

- inflexible political culture thta fails to engage with and lead
communities," as one of the key obstacles to good governance of
Riyadh.

- Centralized management involvement of urban development
processes which works against efficient and effective decision
making at either the metropolitéevel or local levels in Arriyadh

- Absence of community involvement in decision making means that
the future development of the city may not necessarily meet
community need®

Suburbanization took place under conditions of expedm@ty growth with a naional
population growth rate of 3.5% per annurithe application of grid subdivisiorsould be
undersandable in the early stages of suburbanization as an expediency solution to
accommaate high rates of urbanizationHowever, with the improvement of plaimg
education and the increasing financial resources avatialaudi authorities, theontinuous
adoption of the grid system is unfathomable, given its proven negative attrilastes,
previously illustrated. Up to now, most of the gridiron subdivisions Riyadh, are 'open
grids,' laid out with a view towardsndlessexpansion and reduplicationPeter Marcuse
(1987) distinguished the 'open grid' from the closed one as being very different from each
other. The 'open grid,' Marcues observes,

is used bcause it provides an unbounded or limited mechanisms to
peripheral growth. "It can be extended as far as, and whenever, desired, with
no cumbersome planning decisions required. It guarantees that what will be
produced in the future wilbe exactly equivient to what is produced today

and what was produced yesterday.

Resorting to gridiron dadivisions, government planners departexin traditional planning
approacheand did not azsatean urban planningaradigm suited for the local population and
its desert environmentThe Al Malaz suburbwas extolled by the government the modern

city, hencesubstitutingthe orthogonal pattern at the cost of the efficient, compact and
climatically friendly organic built forms. Its streets stoodths leadingexanple of a
handsome and commaodious town order. Ah#lalaz was to be endlessly repeated whenever
a landowner applied for a subdivisiohandownerspredominantly wealth membes of the
social elite viewedthe role of the municipality as sligfgnd wantd decisions to be madas
much as possiblgby the forces of the private marketLand was treateds homogenous
without consideration for location or topographical featuresGovernment regulations
required that upo 33% of a subdivisios area baaken by the government to allow for street
network, minimal community services, primarily, schoolparks and mosques,
notwithstanding that suctervices are considered as a requirernarthe part of land owners

to market the land to prospective buyer§he relative strength of speculative real estate
interestsvis a vis the public sector have made a major impact on the form of the
suburbanization in Saudi Arabia. Since they can prevail upon cities to lay out their gridiron
subdivisions, no matter how rugfehe terrain, thus leaving the financing cost of land
preparation and infrastetureto the public sectof:
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In 1986, 1996@and 2001, the number of families in Riyadh rosgpectivelyfrom 204,844 to
433,598, t0718,567 While its population fipled from 1.4 million to 4.5. between 1986 and
2001. It has also been estimated that the number of families insrets® 7% per annum.

In 1996 thetotal number of house holds was estimated at 433,600 while the number of
dwellings was over 450,000 unitgiith moderate vacancy at around 5%, and with the
detached, singlamily suburban villas dominating the housing stock at 5F%he average

lot area for these villas was 58Quare meteat

Lacking genuine planning paradigms suited for a-W@stern societymunicipalities turned

to the grid. Initially, faced with phenomenal population growth, Riyadh Municipality, as well
as the central Deputy Ministry for City planning in the majority of the Kingdom's urban
centers, resorted to the gridiron pattern asraveoient, predictable and systatic layout of
land at the citie' edges.

Saudi government pursued modernization policies, which accelerated the suburbanization
process, to the great detriment of traditional urban practices and the deterioration of inner
cities. Yet, with the proliferation osprawl and the inner city plight, the government did not
revise its antiquated urban management practicElis reflects a distinctive dide to
development and disregard fitve built environment as a natiorreritage. To say the least,

the suburbs have developed into a poorlposived assemblage dispersed subdivisions,
which will bode substantial economic and social circumstances and attest to poorly guided
centralized national and urban planning.

If we take that "the two most reliable indicators of good urban form are the degree of
integration of individual architectural components and, corollary to that, the successful
interaction between buildings and open spadhin the overall built environment, then the
resulting modern built form of Riyadh, as well as other Saudi towns and cities, is an
understatement of the modern urban planning applic#tidiechnological imperatives of the

oil industrial economy haveshered in an era of maisgerventionby thecentral state in the
form of physicalplanning. Urbanization has createidh rates of immigration from within the
Kingdom and from without.Urban planning practices have remained the pejorative activity
of the central state.So much so, the redirg urban form of Riyadh and othenodern
annexes of Saudi cities hawe patchwork of rectangular subdivisions vanishing in the
surrounding desert landscape.

It must be noted thahe suburbanization of Riyadh according to theetitivegrid liesin pait

on the governmelstlax requirementsfurther emasculatedy the political powers of the

super landowners The increase income @&audi nationalsvas made possible by the
improved oil economy. Discouraged by Islamic teachings to seek usury invesenamnes

and beset with instability in the stock markets, savings were naturally channeled to the real
estate speculative land market. The outcome is a land speculation frenzy that carpeted the
city with subdivisions beyond the need of future populatmmfanydecades to come.

To curtail the suburban sprawl, the Saudi government has enforced a urban growth policy.
The success of the UGP chacredited more to the slowing 'oil boom' of the 1970s and the
1980s, than to the enforcement of the polisglit The suburban development of Riyadh has
continued apace despite theailability of substantial undeveloped land within the urban
boundary I limit of 1995. He impetus for the continuous zeal for gridiron subdivisiorss ha
being due tovealthy develpersdesire toconvert desert land into lucrative land speculation
schemesrather than due to real need for developable.l@hd government, while beset by
burdensome budgetary difficulties due decreasing real oil prices aruigh rates b
urbanizationand population, continued to sanction the inefficient sprawl of thengitydire
economic implicationsThe adoption of the UGBP has be#o little, too late.



The introduction of the UGB has been a anticlimbkas beemversimplistic, poorly tudied

and incoherently implementedThe positon of the government has bearfunction of wo
major political factors. The first has to do wjthessurdrom land developersmost ofwhom
acquiral suburban land fredrom the governmenand then put it o the market through
intermediate landpeculators The second is the fact that the central government in its efforts
to avoidpopular dissent, alloweperipheral land to be added to the market in order to stave
off rising land prices under a stringent BB

Summary

Saudi Arabia's towns and cities were transformed by rapid suburban growth since the 1950s
and exhibited some othe least attractive qualities of suburbia. Modern suburban
development in Saudi cities, and in Riyadh in particular, are dissihgd by their seemingly
unplanned character including the absence of basic support services for the residential
population, and by the modest scale and quality of housing deSgich characteristics
reflect the narrow role played mtanningauthorites who perceival the traditional medina
asablight to be eradicatedThe lowdensitydispersed settlement form which has resulted in

the absence of any strategiontrol is increasingly costing the nam's cities tremendous

costs Alas, the painfulapplication of the grid worldwide has not yet struck a cord in the
laying out of suburban land Riyadhdue toits inappropriateness withharshdesert climate

What m&es the ramifications even mogtoomy is that contemporary suburbanization of
Riyadh has become an 'exemplary' paradigm in modern urban development in other Saudi
cities and smaller settlements alikehe Saudis are not concerned with suburbanization in the
way that some other nationsare. The Saudi model of suburbanization hasen an
accumulation of gridiron platting of subdivis®mt the periphery, fueled by greedy land
speculationrand government freland grants. This form of suburban development has been
achieved with minimum appe@tion to social and economand environmentdhactors. The
resulting landscape is an amorphous suburbia of conci@tedbvillas and wo-story
apartment buildingrimming gridiron suburban sprawl.

The city core, representing the city's built up area up to the 19&bghame a landscape of
rundown slums, haHpopulated neighborhoods of cheap architecture housingniocome
Saudi segments, and desperate third world expatriate labor forceAll in all, the
suburbanization of Riyadtwhile offeringmodern housing opportunities for the population,
has been achieved at the cost of sustainability in the wider meaning of the term.

Thesecharacteristicseflects the narrow role played by planning authorities in Saudi Arabia
shackled bythe centralized political structure of the national governmehich has rendered
political and community involvement naxistent. Poor urban planning and weak mupéa
authorities has resulted a centralized approach tarban development. MOMRA turned to
growth managementoficies to slow the scattering of suiban development, buénient
municipal ordinances could not stop greedy powerful land owners from the continuous
proliferation of subdivisions The current approach of managing the city, viiglavycentral
government involvement, will only precludeetemployment of genuine urban planniiog
sustainable development of a citywhichis expected to exceed 10 millionhabitantsby the

year 2020. In order to make up for the grave mistakes of past suburbanization, future urban
managenent should emphasize sincere measura decentralization of authoritgnd allow
independence forsuburban districts and entrust them with adequate arrangements for
financing public facilities and services.
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