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The Rivadh City Center: Lessons to Be Learned
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Abstraet. The Rivadh City Center (RCC) has witngssed massive redevelopment and investments in the
lust two decades yel il is not considered a sirong cily center. High quality urban development that
emphasizes institwtional buildings cannot alone enhance the attraction of city centers. The lack of
providing for o holistic approach that includes all relevant fuctors with particular emphasis on public
transport accessibility might be responsible for the weakness of the ROC. However, the general sabisfac-
tion of the RCC visitors toward its development suggests that there is a good chance 1o make the RCC
i slronger eity center®,

Backeround: Rivadh and Its Massive Growth

Riyadh, the capital of Saudi Arabia, has grown exponentially in the last few decades. The
population of the city has increased dramatically since the 1970s, The oil boom of the 19705
has no doubt played a major role in such growth, Most of this growth was due to migration
from within and outside the Kingdom, As the capital of the Kingdom, Riyadh has had a
comparative advantage over other Saudi cities. Major government institutions are located
in Riyadh and therefore government jobs (which attract most Saudis) were relatively
abundant there. The population of Riyadl continued to increase, based on the records of
the lust 10 years, at a rate of 8 8% per year. As of 1997 the population reached 3.3 million.

« There will be no citation of sources lor diagrams and tables in this paper, because all of them were
developed by the author. With respect Lo maps, they were developed Ty the author hased on earlicr
Rivadh mops which were originated by different sources.
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Based on a lower 5.5% growth rate. it 15 expected that by the vear 2010 the population will
arow Lo 0.6 million (Fig, 1),
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Fig. 1. (a) and (b}, Population and area growth of Rivad,

Riyadh population growth was accompanied by massive suburbanization. The city
expanded in all dircctions especially towards the plains of the north and east sections, As
in the case with the population, the 1970s witnessed the sparcks of such a growth,
Government policies, particularly those related 1o Jand granting and interest free loans
{both provided by the povernment to its citizens), were the major Factors behind this
massive urban development, The city radius grew exponentially in the 19705 through the
L9305 and 194905 but 1115 expected to slow down by the turn of the century (Fig. 1b). Asof
today, the developed part of the city amounts to 66,000 hectares and the number of dwelling
units reached about 455,000 By 1997, the city covered over 1800 square km. More than
6% of this area 1s vacant and it can accommaodate three Lo four million additional people by
the end of the next decade. Given the above, Rivadh can be considered as a medinm to low
density city with a pross and net residential dwelling unit density of 12-16 and 7 units per
heetare, respectively,

Rivadh City Center (RCC)

The Rivadh city center is not well defined in terms of boundaries but major investments
in the central area in the last twe decades have helped in providing a reasonable picture of
where the center should be, Major developmenis, which lasted several vears, have been
completed in Qasr al-Hokin District (QHD)2, an area located at the footprint of the old
occapving about 005 sq.km. The QHD wis the commercial center of Rivadh for many
years and continues to have some trade activatics, The QHD development consists of
three Phases; Phase I and [1 have been completed (1983-19492) and they are characterized
by major public investment, Fhase 1 15 in progress and the private sector 15 assumed Lo
take the leading role in this stage. The QHD is located in the heart of Rivadh. Figure 2
shows the QHD and other relevant elements in the city of Rivadh,

I The 5.5 % population growih rale covers the period ¢ 1996 Mhrowgh 2020, 1 owas developed by the author
basced on bis experience as the director of the Riyvadh Strategic Plan (AL 1476 through 1418
2 Csr al-Hokm means the Palace of Governance.
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Fig. 2. Rivadh and relevant elements,

Although 1t did not include high-nses, the QHD development helped in defining the
heart of Riyadh. The real purpose for this development is to revitalize this central district
and prepare it to be the focal point of the city [1]. The major clements of the QHD are the
Imarah Building { Governor's Court), the Mayvoralty (the municipality), the Police Head-
quarters, and the Grand Mosque, These buildings were eloquently designed and
constructed. For example, the Grand Mosque (a major element of the OHD) won the Aga
Khan archatectural prize,

The development of the (QHD occurred at the time when the RCC was at ils peak asa
shopping area. It was truly the focal point of Rivadh. It was a simple place with tens of small
shops selling almost evervthing. Physically, the area has a large open chunk ol asphalted
land used mainly as open car parking. This parking square provided access 1o the Grand
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Mosque, the Clock Tower, and other shopping districts; ina sense it workedas a gathering
area for visilors. In addition, it provided visual openness in the RCC. Users of this parking
square were able to visually inspect most of the immportant elements of the RCC or the
avenues leading to them. At that time, visitors came from all parts of Riyadh and other
surrounding villages to shop the RCC. This occurred in an urban design environment
which was not up to standard. The QHD development was meant to better the urban
design environment and consequently capitalize on the popularity of the RCC as the
shopping center of Riyadh. It was a sincere effort to make the RCC a place which reflects
the modern development of the Saudi capital.

Defining the RCC. Recent proposed definition of the CBD has included the QHD as its
base [2]. This definition of the CBD takes a lincar form starting from the QHD and
extending north tocover the Central Spine (C8). The CS extends 15 km with an approximate
widih of about 0.3 km, The C8 enjoys privileped regulations where limits on building
height are much less restricted than those of the QHD area. The merits of & linear city
center in a city that extends in all directions resembling a circle rather than a linear strip is
beyond the scope of this paper. In cities that are not flanked by linear, natural clements or
other man-made determinants, the city center 1s more likely to be a dot in the urban space
rather than a line. Therefore, this paper will take the initiative and define the RCC. Different
methods can be used to define cily centers {e.g., core district or the CBD). These are
discussed in the works of Murphy and Vance (1954, 19723, Davies (1960), Hartenstein
and Staack {1967), Venckamp and Kruijt (1967), and Boweden (1971) [3]. @f those mentioned,
the Murphy-Vance method is the earliest and most widely cited. This method defines the
center boundaries using two indices: the Central Business Height Index (CBHI), and the
Central Business Intensity Index (CBII). These two indices are delined as follow:

“ |the CBHI is thel..total floor area of central business uses in the biock divided by the
total ground floor area; eritical level ehosen, 100, [the CBIL i the] pereentuge of floor
area in central business use st all levels of total foor space at all levels; eritical level
chosen., 50 percent[3],

The Murphy-Vance method, and generally all other similar techniques, may only be
utilized properly if a minimum amount of data (i.e., floor space data by use) is a available.
Unfortunately, this is not so in the case of Riyadh. 1t was not possible to assemble floor
space data for different uses in the study area, Therefore, assumptions and propositions
are a necessity in coming up with, at the least, 4 crude estimate of the boundaries of the
COTC Area.

Four criteria can be used 1o substitute for the needed data; location, history, diversity,
and government policies. In light of these criteria. few arcas in Riyadh may gualify and
become the candidate city center, Indeed, itis possible to narrow down the choices 1o one
area: the QHD. It is centrally located, it has a very rich history, and if joined by surrounding
arcas, the QHD may have adequate population size. Al-Khazan area, located north of the
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QHD, is reasonably populated and is quite suitable for this purpose. In addition, it includes
some of the major old shopping areas in the city, it has a relatively large concentration of
commercial uses, and it is located along the direction of commercial growth in the city (i.e.,
the Central Spine). However, one weakness of this area is that the present regulations are
not conducive for higher density developments, For example, height regulation is much
more stringent in the QHD when compared with the CS5.

In any case it is essential to spatially define the study area (i.e., RCC) so that relevant
data can be collected. As suggested above, the QHD and Al-Khazan area is defined here
tobe the RCC. This area is flanked by four major roads: King Fahad from the west, Batha
from the cast, Faisal Bin-Turky (Khazan) from the north, and Tarig Bin-Ziyad from the
<outh. Based on the above discussions, this arca was selected to distribute questionnaires
and consequently collect the relevant data, Using this definition the RCC covers an area
of about 1.7 square kilomete rs.?

The RCE ((OHD
& Al-Khazan)

L Arrivadh Central Area

Fig. 3. The RCC and the Arriyadh central arca,

3 Huving defined the ROC, it is worlhy to note that this definition is but an allempl in the absence of an
aceeplable definition of the RCC. In addition, this definition did net cover part of vibrant Al-Batha arca
{e.p., Al-Gurabi) becanse the activities there revolve around automebile parts and other hardware products.
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The RCC (The OQHD and Al-Khazan arca) 15 localed withan Arrivadh Central Area
(ACAY and south of the T8, Figure 3 shows the location of RCC, the C8, and ACA. The
figure shows that the €8 is more accessible than the RCC. The €8 can be accessed easily
from almost any direction, while the access to the RCC 15 very dependent on a few roads,
namely King Fahad Road and Al-Batha Road.

The Problem

Despite massive investments in the RCC, the center is still weak and atiracts much
less visitors than expected, In a recent survey of the residents of Riyadh, about 40% of the
sampled population did not visit the ROCC in the Last vear[4]. Inaddition. only 2% ol the
total daily trips in the city terminate in the center.” This figure is quite low and can not
sustain a vital center. For example, Toronto city center (defined by Planning District |
according to transportation districts classilications o 1986 and [Y91) attracts aboul 17%,
of the daily trips that ocour within the metropolitan area [3]. Comparing Rivadh with
Taoronto, a eity with an average center (for example not as strong as thal of London or
*aris) gives an indication of the attraction status af the RCC from an mternational vanlage
point. [Tthe RCC is weaker than it was hoped to he, then what could have contributed to
the present situation? 15 11 the scale of the development, the timing of the development or
the tvpe of development? This paper will concentrate on the last point; psking the question,
does high quality urban development that include major institutional buildings sulfice 1o
revitalize a metropolitan city center? What are the elements of such development that
succeeded in satisfving visitors? To respond 1o these two inguires, this research will use
visilors’ characieristics and views as the means lor analysis. [n addition. the research will
cover the views ol major merchants in the area who were in bosiness before and afier the
development of the QHD

There are other factors which contribute to the weakness of city center worldwide.
The next section will shed hght on the wpes of city centers, highlighting the tvpe of center
in Riyadh and which faclors may have contributed Lo its weakness. In addition, 1t will
discuss strategics that are generally used to revitalize city cenlers, Tlis will then be Tollowed
by presentation ol the data and he analysis,

City Center Types and Revitalization Strategics

Cily centers have been classified in different ways using different criteria to satisfy
certain purposes, Thomson (1977) classilied cilies with respect 1o their centers in light of
their transporl system into Ave archi-types (strategies): the Nully-motorized city, the weak-
center city; the strong-center cily; the low-cost strategy; the traffic-limitation strategy [6].

4 Tiased on the City. Transportation Medel wibzing the Batest Household & Land Use survey ol 19%6,
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Otlier recent studics have classified city centers using dilferent approaches. The Urban
and Economic Development Group (URBED) e al. have classified city centers based on
their rale and functions | 7], The URBED study classifies town cenlers into market towns,
industrial towns, suburban centers, metropolitan cities, and resort and hisloric towns,
Another approach is that of the Center for Urban and Regional Development Studies
(CURDS). The CURDS 19 classilications were based on catchment areas, an approach
which is imstrumental in highlighting the difference between different towns 5]

Using Thomson archetypes, Rivadh can easily be classilicd as a fully motorized city
with no center in the full sense of the term; aboul 90% of the vehicle trips in the city are
made by private automobile [9], Using the URBED classifications Riyadli is a metropolis
and shonld have a metropohitan city center (this is clearly reflected by the major investment
in the QHD) *

The development of the QHD relied heavily on the development ol institutional buildings
Other international cities, which are antomobile dependent, particularly those of Anerica,
have used several siralegies. According 1o Robertson, these strategics include
pedestrianization, indoor shopping centers, historic preservation, waterfront development,
office development, special activities generators, and transporlation enhancement [10]
Using Robertson’s work, the following will highlight cach strategy in light of the RCC
experiment,

L

Pedestrianization is considered an essentinl strategy by most town planners, but the
American experience suggest that a pedestrian mall will not enliven an already dying city
center thit has little pedestrian movement. The successlul pedestrian malls are either
{hose integrated with transit malls in larger cities or those of traditional streels inuniversity
lowns. In the QHD, Al-Thumairy street, one of the most popular shopping streets in Riyadh,
was converted to a pedestrian mall; this experiment turned oul te be very unsuccessiul
and the street was reopened for vehicular traflic, With regard Lo indoor shopping centers,
the American experience was generally successful; however, these indoor centers exerted
negative cffects on the surrounding area. In the QHD Al-muagiliah, a large indoor shopping
center, was developed, This development was also not financially successful as the
unofficial rate of return on suelian investment has nol exceeded the 2% markup. Historie
preservation has proven (o be a successful approach and several American cities benelited
from it (¢ g., Union Station in St. Lowts), Similarly, the waterfront development approach
was guile conducive to the revitalization process, and several American cities have used
it successfully (i, Baltimore). The redevelopment o Al-Masmuk, anold gate located at
the heart of the QHD, was a successful mstonc preseevation attempt but could not alone
enliven the RCC.

5 . ol L i A

¥ Ope shiould be careful not to confuse the type of o iy center with its present staluzs, For example,
it metropolis may have all the physical infrastructure it needed 1o have o vibrant and an active
mietrepolitan center, hut o reality its center is nol doing well,
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Office development in American city centers was a rewarding strategy in the 19605 and
the 1970s; however, today several downtowns suffer from lugh vacancy rates in office
space. In the case of Riyadh the RCC did not include larger investments in ofTice space.
Special activities generators such as convention centers, stadiums, etc., are used in American
cities as a strategy to enliven city centers. While they attract large crowds, these activities
often add to dead space in downtown when not in use, The RCC does not have any of
these activities. Transportation enhancement is seen by most planners as one of the most
critical strategies to revitalize a city center. The American ex perience suggests that people
avoid downtowns (with regard to transportation) for two reasons: firstly the difficulty to
reach these areas, and secondly the difficulty to move around within them: the RCC is no
cxceplion

In addition to the above redevelopment strategies, there are additional activities which
have been used in different cities around the world to enliven city centers: these include
housing, entertainment, and cultural activities. Moreover, the British experience sugeest
thal city center revitalization depends greatly on four stratepies: siractions, accessibilily,
amemity, and action [7]. Attractions refer to diversification of city cenler aclivities so that
they appeal to wide range of visitors. Accessibility refers to the ease of travel to and
within city center. Amenity refers the quality of urban develepment within city center.
The action refers to turning vision into action when the public and private agencies work
together as one enterprise (o sustain a vital city center. A uick evaluation ol the RCC in
light of these four strategies suggests that the third strategy (ameniiv) has been
accomplished.

The Data

The data for this research was drawn from three sources: existing, sccondary data,
informal interviews with available RCC merchams, and 3 full scale survey of visitors
with the aim of exploring their socioeconomic characteristics as well as solicit ing their
attitudes toward the RCC. This survey is the primary source of data for this paper and it
will be used throughout; the other aforementioned sources will be used to fill in the saps
the survey did not cover,

The survey represents a primary data base that was developed lor the purpose of this
research. After defining the study area as the QHD and Al-Khazan area, over 420
questionnaires were distributed systematically to visitors at selected locations, About a
6U% response rate was achieved, and 250 questionnaires were collected, The SUIVEY WS
conducted on & weekend during the Annual Festival Sale. a time at which Large numbers of
residents are altracted to the QHD to benefit from numerous sales. Interviewers surveyed
visilors al major altractions such as major shopping centers, the Grand Mosque, major
parking lots, heritage buildings, . etc.
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The quality of the data is reasonable. For example, the survey data shows that about
63% of the visitors are Saudi and 33% are non-Saudi, a lipure which is similar to the
published population splitin the city (69% vs. 31%). [naddition, the percentage of nuclear
familics among the visitors is 64% which is identical to the estimated figure in the city
{64%) [11]. Tables 1 and 2 show the major characteristics of the sampled population,

Table 1. Socip-economic characteristics of visitors

Soclo-cconomic factor hltriﬁulu
Mationality Sauih Mon=Saudi
el 3%
Ciender Male Female
Q8% 2%
Marital Stntus Married simgle
AR 5%
Family Muclear Extended
6% 5%
Typre of residence Willa Apartment
AR A
Table 2. Income aml car l'l“'.l'.ll.‘t:’illip
Altribute Cateporics »
[neeme (81 f month) < 3000 3000 - 6000 = 00
42% 33% 20%%
“Cur ownership (cars ( hh) I 2 1 3
35% 1 4% 1 3% St

Il is important to note that the percentages in the above table, and in subscquent
tables, do not necessarily add up to 100% because of missing data, In addition, the
disproportionate representation of males in this sample is due in part to the sociocullural
seiting of the Saudi society, Male interviewers arc expected Lo approach male visitors (not
females) due to the social norms dominating the Saudi society in general,

The Analysis

Rivadh is a city with no clear center yet major government investments suggest that it
should have a metropolitan center. The following summarizes factors which contributed to
the weakness of the BROC. 1t will then be followed by detailed analysis of the primary data,

First, the physical analysis of the QHD shows that it is heavily dominated by
institutional developments. The governor’s court, the mayoralty, and the police headquarters
represent major institutional buildings which house public sector employees. To the west
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and east of these institutional buldings lie shopping areas. On the western seclion of the
OHD a1 magor shopping center (Al-Muagiliah Center) was developed by a real estate
compary. Al-Muagiliah Center (an indoor shopping center) has a long street frontage but
was constructed at a level which is at least one meter higher than the sidewalk of lmam
Turkey Bin-Abdullah Street This resulted in uninviting show windows with little attraction
to pedestnians, This shopping center 15 served by a malti-story, underground car park.
Generally, covered parking is not always the preferred strategy. For example. older people
and females (especially those coming alone with their drivers) do not find these dark arcas
very attractive to maove within or park.

O the east side of the QHD lic other shopping arcas. In essence the developed plan
ol the QHD consists of two wings of shopping areas and major institutional bedy in the
middle (Fig 4). According to Beeah Consultants, wha participated m the development of
the imitial plan, the existing plan differs from their proposed planin one migor element. Thal
15 the discontinuity of the shopping arcas, Beeah proposed that the shopping arcas be
continuous (by linking the west and east shopping). However, this concept did not
materialize, and the planwas developed with the institutional buildings localed in the middle,
thereby discontinuing the interior plaza from linking the western and eastern shopping.

Irtetin Fapal
Din=Turks Fsad
(B liaean Faadi Lo I,:;."'._:'I'hr Geand Mawgu,
e ek Al M muk
mefiiaa:
Easl Shaprng
Al-Muw lioh
West Sliopping)  ——

limum Turky His- A
Abdallah Fead — = - - alage al

= B0 (e omanci
=4 [marah.
Szvaradiny und
Paligs
Headeuaners

«ing Falod Freawae _gihy Rosd

Fig. 4. The Riyadh city center (ROCC).
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While the QHD development, as a concept, was envisaged by the Iast master plan of
Rivadh, this development did not seem to consider the integration of the surrounding
areas. For example, if one comes to the QHD from the north via Al=Suwatlem Streel, a
major shopping street, he will face an entry which is not very iwviting, This eniry is the
sate of a pedestrian mall which is developed as an extension of Al-Swwailem Street into
the QHD. Tt is flanked by two corners, the first being Al-Muagiliah shopping center with
its show windows above the level of the adjacent side walk. The other corner is part of the
QHD project and it is dominated by stone-like walls (Fig. 5). These two corners are the most
valuable corners of this mall (where the street and the mall meet) and should have been
developed to encourage altractive activities (e.g.. cafes, restaurants, elc.). In summary, one
may safely conclude that the QHD was developed as an architectural project rather than a
planning project. While other cities have done the same, the need is greater than ever (o
consider the surrounding area [12].

In addition, the QHD development occurred in the absence of a well adiculated, recently
revised plan that considers the city center as a part of a major metropohtan arca. One
reason of the absence of such a plan might be attributed to the linatation of tme. However,

| Al-Sunailem Strect

| Imam Turky Bin- ) _
T The Pedestrain Mall

Abdullah Stroot
/ stone-like wall”

[ The CHD

| | |.-’\i-:".'1u:lg.i|:i;|h C'l.'m{:rl ‘{‘ /

Fig. 5 The major pedestrinn entry to the QHIL

the development of individual projects in the absence of a downtown plan has its
drawbacks. This is the case because project success is different [rom planning success
|13]. Project success is necessary (most of the time) but not sufTicient for planning success
A well developed downtown plan is'a pre-requisite for planning success in center cities,

Second, the RCC has been wenkened by the general development pattern in the city and
the massive suburbanization in the form of leapfrogping development [14]. Rivadh has
outgrown all expectations: it more than doubled in population and geographical size in
about 15 vears {1980 - 1995). This was complicated by the absence of a well articulated plan
{0 guide growth, Cities and their suburbs do not have to compete, rather they should
complement each other. They should be managed. from a metropolitan vantage point, as
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dependent on each other. Understanding the interdependence between cities and their
suburhs is the key for success and survival of the metropolis [ 15], Failing to consider this
interdependence will result in several problems including the disparity of income between
the citv and ils suburbs.

Third, the RCC and its surroundings have a high percentage ol low income expatriates,
These low skilled male laborers account for over one hall of the population of the Arrivadh
Central Area |1]. The presence of such a group reflect the disparity of income between the
ROCC and the suburbs. The average income of expatriate laborers s a little over SR1,000
{$266) per laborer per month. This accounts for abowt 1/5 the average local household
income, Il one takes into account that most of these laborers, if not all of them. send mos
of what they earn back to their familics abroad, then it is safe to say that their disposable
income is quite low and consequently their purchasing power is quite limited. The absence
of middle income families living in the vicinity of the RCC will make its recovery a little more
difficult

Fourth, the relatively long duration of public development in the QHD area (1983 -
1992) [16] was more than sufficient to force several businesses 1o move to different areas,
According to some merchants, more than 30% of the goldsmiths had left RCC since the
beginning of the QHD development, This case is not unique to Riyadh, rther it is universally
ohserved. Large public projects which are developed over longer pl.,r:mlq of time might
have adverse effects on city cenlers. This may occur repardless of the quality of the
development; time is the most eritical clement here. In this context, any large urban
development will distupt the flow of visitors (shoppers) to the city center in one form or
another. The longer it takes to finish the development the harder it affects business, Most
businesses would not be able to incur continuous losses for a long period of time. [n such
a situation, small businesses will be the most vulrenable, One way to mitipate these adverse
affects is 1o utitize the fourth strateey (action) sugeested by the British experience [ 7], The
action strategy suggests that the private and the public agencies should work together as
partners in the development process. Hence, it 1s safe to suggest that these agencies
should develop a management framework which will run the city center as a corporation. If
the city center is run and managed by one corporation with all relevant powers at its
disposal, and if all financial gains, losses and liabilities are attributed directly to such a
corporation, then the chances of sustaining a successful city center will be higher. Of
course, all the above must be developed within the guidance of a downtown plan that
considers the vision of the metropelis,

Fifih, present planning regulations which give privileges to competing areas at the
expense of the QHD area, For example, the CS zoning regulations allow buildings 1o go as
high as one wishes if certain requirements are met. Surprisingly, this is not allowed in the
QHD area. Most downtowns around the world tend to have a skyline which peaks at the
center, High density developments in cily centers reflect the needs for the agglomeration
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of cconomies which is instrumental for the prospering of downtown business.®

Sixth, the city of Rivadh is totally dependent on the automobile. About 90% ef vehicle
trips are undertaken by the automobile [9]. The QHD was developed with little consideration
of this fact. In the absence of a good public transport system, which in turn is a reflection
of the distribution and density of land uses, accessibility to the RCC was greatly weakened.

Ta better cover the whaole picture of this research, informal interviews were conducted
with available merchants in the RCC before and after the QHD development. The intention
was 1o do a full scale survey of these merchants, but this was not possible. Many of these
merchants have left the RCC aflter the development of the QHD, and it was difficull to track
them down. In addition, several of the existing merchants are too old to interview, Moreover,
only handful of those who were available were willing to participate. Therefore, such
interviews are anecdotal in nature and do not necessarily represent the scientific view on
{his issue, Having said that, the views collected still represent a very valuable source of
information for the purpose of the rescarch.

The views of the merchants with regard lo retail trade before and after the QHD
development have varied in accordance with the type of business. Retail trade in traditional
poods and Arabic traditional ware, such as head dresses and gowns, is still waorking albeil
noticeable drops in sales. On the other hand, retail trade in most other goods has dropped
sharply. With regard to the RCC share of sales as a percentage of the metropolitdn total, the
views of the merchants varied. While some business men believe that this share is less
than 1%, others suggest that it could account for up to 20%. However, what they seem to
agree on is the notion that the RCC share has dropped by about 70% 1o 00%, 7 Again, in
the absence of pood sale data, the above shares should not be taken as [inals and should
always be interpreted within the context of this paper.

Primary Data Analysis
In light of the discussion above, this research will concentrate on exploring the
characteristics and attitudes of the visitors of the QHD area. The next section will identify

the study area, present the data and analyze 1t.

The strength of city centers can be measured via several faclors: employmen, sales
and the percentage of trip-cnds. The percentage of employment and sales taking place in

6 Downtown esually covers an area larger than that of the city center In this paper the two lerms are
used interchanpeably but assuming that the reader is aware of their differences.

According to A, Al-Sheikh whe (along with lis siblings) are known merchants in tradibional Arabic
elothing and having recently developed Al-Daffah company, a famous elethes manufsciurer, their
sales in the QHI are wsed to account for 40% of their total sales in Riyadiy before the redevelopment
of the city center. Today their sales hardly account for 5% ol their tolal sales i Rivadh.

7
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the center in comparison with the rest of the urban area are verv good indicalors of the
center strength. The higher the percentages, the sironger the center, Likewise, the number
af daily person trip-cnds terminating in the center as a percentage of the (olal person-trips
at the metropolitan level is also another good indicator; the higher the percentage the
stronger the center s,

Since emplovment and sales data are not available, trip-ends will be treated as the best,
quantifiable indicator 1o measure the strength of the RCC. Based on existing trafTic data,
only 2% of the dailv trips in the city terminate tn the RCC. This figure 1s quite low by all
standards. For example, the Torente City Center attracts about 17% of the daily person
trips oceurring within the metropolitan aren. The smiller number ol trips that terminate in
the RCC is compounded by the Tact that the majority of visitors come from the low income
areas of the city, Analysis of the data shows that only 34% ol the visitors come from the
relatively better income areas of the MNorth, Rabwah, and Rowdah. Figore & shows the
areas of residence of visitors to the RCC, The majorily of visilors come Trom the fower
income areas located in the southern section of the city; Uraija alone accounts for 20% of
the visitors ol the RCC, This is also confirmed by data shown in Table | where about 42%,
of the visitors are o an an income level of less than 3,000 SR (8607 per month. Furthermore,
the data shows thit 75% ol the visitors drive to the center, 1 7% used bus transport, and 8%
used other modes (e.g., walking). Table 3 shows the mode of travel ol visitors by nationalily
(Saudis vs. Mon-Saudis),

Ll
FTahle 3. Teavel mode by nationality ma ) -
Automahile Tius" Cher misde Tastal
Saudiy 61% 10E%% 2% G4
MNom-Saudis 14" 16G% ) R I¥

The fact that the majority of the trips are conducted by private avlomebile and that a
considerable portion of visiters come [rom the limited income area ol Uraija conlirms the
inadequacy of public transport sccessibility to the center. i this conmext public Lransport
adequacy refers o the convenience ol using public transportation to reach the city center,
The existing patlern ol urban development all over the city 1s not conducive lor the efficient
use of public transport. Urban density is relatively low and consequently the frequency of
the service 1s low oo in most restdential nreas receiving such o service, This made the
locations of bus stops dispersed over the urban space with longer distances 1o walk in
arder to reach them, In additton, the absence of pood sidewalks and the lack ol any provision
forshade along most sireels made longer walking distances under the prevalent hot sun an
effort by itself. Morcover, and based on 1994 data, about four pedestrians are hil by cars
every day in the city.” Therefore. walking, which is a very important portion of any public
Lransporiation trip, is not a safc exercise, s saft o suggest thal walking 1o and [tom bus

]

Bz relers 1ooall publie transpert, buses as owell as poovate coaslers.
o

Reeent trends suggest that the number of pedestrain hats by cars are droppng W about 2 persons per day.
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stops 15 not convenient and therefore using public transporiation in general is not
convenient,'”

An additional factor which might have contributed to the weak accessibility of the
city center is the lack of visual accessibility. The skyline of the city does not indicate where
(he center is, King Fahad freeway, which serves the center, was depressed to reduce
different forms of pollution and provide at grade continuity of its east and west banks.
The RCC is located along the east bank. The depression of the freeway, while effective in
achieving its poals, reduced the visual accessibility of the RCC to automobile users and
bus users alike.

The Fact that less than 1% of those who travel to the RCC by bus are Saudis gives
another indicator that public transport accessibility to the center is quite deficient as far
the Saudi population is concerned. If the bulk of person-trips to the city center is not
carried out by public transport, and if the overwhelming majority (99%) of the cily's
citizens do not use public transport in their travel to the center, then there is little chance
[or such a center to prosper and function properly,

From the vantage point of the visitors, the analysis also confirms the weakness of the
public transport system. Less than 10% of the respondents suggest that bus travel time to
the center is  adequate;, only 2% think that using the bus system is comfortable; 7%
suggests that bus stations (stops) are easy to find, and 4% agree that they are well equipped.
This clearly suggests that public transport service in the city is not adeguately servicing
the city center, In all strong city centers, the bulk of person trips would be carried out by
sone form of public transport.

With regard to issues other than public transport accessibilily, the visitors are generally
satisfied with the QHD development and its performance. The visitors suggest that the
center has relatively a good mix of commercial activities, has good parking facilities and
other auto-related facilities, and has generally a good appearance. The coming paragraphs
will shed more light on these suggestions.

A good city center should have diverse activities and should be easy to [ind and
reach. The visitors are generally satisfied, with some concerns, aboul the diversification
af activitics in the QHD and Al-Khazan area, When asked about the recreational activities
in the center, the majority of the respondents (53%) believe that there are adequate open
spaces in the center, However, with respect to sport and socio-cultural activities the majority
of the respondents (58% and 45%) suggest that the provisions for such activitics arc
inadequate. In addition, the majority of the respondents believe that the approaches and

10 There other importast faetors which nfeet the usage of public transportation; these includs the eut-of-pockct cost,
lime length of the totsl journey, quality of vehisles und stations, safety nnd security of the users., ste, Howeve,
the paper emphasized inconveinge as o leading cause of not wing public tronsportalion.
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the signage system leading to the center are adequate; although about one-half of the
respondents agree that the roads leading to the center are congested,

With regard to travel time and automobile accessibility the visitors are satisfied. About
1/3 of the visitors travel less than 15 minutes to reach the center, Figure 7 shows the
cumulative percentage of travel time to the center. Tt s clear from the figure that the majorily
of visitors (80%0) travel less than 30 minutes; this might suggest that the center is relatively
accessible to all non-captive city residents. In addition, about 80% of the visitors traveled
directly from their homes to the center, in other words, the purpose of their trips was to
visit the center.

|

< 80 Minutes

;. |

<30 Minutes |~

T T 1 L

0%  20%  40% B0%  B0% 100%

< 15 Minutes

Fig. 7. Travel time to city center.

With respect to parking and the ease of moving around in the center, the majority of
the visitors are satisfied. Table 4 shows the respondents’ view regarding parking availability,
security in parking lots, availability of pedestrian facilities, availability of good signs, and
the quality of the sidewalks. 1t clearly shows that the quality of parking facilities and other
related services are satisfactory in general. However, some have expressed reservations on
the available covered parking in the QHD, For example, females do not want 1o be alone
with a male driver in a dark covered parking lot. In addition, elder people also hesitate to
drive into covered parking because it is dim and confusing,

Table 4. Parking and other facilitics

Cioand Average Towr
Parking 6% 43% 1%
Security 45% IR8% 16%%
Pedestriamzation 32% 45% 12%
Signs 26% 44% 28%

Sidewalk I8% 33% 27%
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In addition, the majority of the respondents agree that accesses to the center has
unproved greatly in the last vear when compared with the last 3 1o 5 years. This ol conrse
relates 10 drivers and not 1o caplive users, as 73% of respondents drive 1o the center

When compared with olher sub-centers in the city, the RCC has generally a good
visual appearance. Table 3 shows how the respondents feel about the visual appearance of
the center. In general, the study area is visually satisfactory: path ways are relatively clean
(only 25% of the visitors disagree), and quality of the comiercial sidewalks and side alleys
arc satisfactory in general. However, the study area 15 quite poor in public green areas
iabout 45% of the respondents agree),

Table 5. Gemeral appearance of the center

Cooanl Advernge Paur
Cleanness of pedestrians patlway A5% 0% 2545
Chality of commercial sidewanlks 350 35% 28%
Cruality of side allevs 22 41%0 5%
Availubility of green areas 150 5% 4505

While many believe that Rivadh is toially auto dependent even in the center area, our
analysis shows a diflerent onicome. The majority of the visitors (G9%), once in the center,
travel on foot, This clearly suggests thal Rivadh residents are willmg toewalk—agaimst the
belielof many—if the surrounding environment is designed to serve such a purpose

Conclusion

This research has explored the present status of the Rivadh City Center (RCC). It
showed that it, like other inlernational cities, suffers from a weak cenler despite major
public mvestment and commitment The research shows thal no one clear cause has resulied
in the present situation, Several [ctors, including transport accessibility along with the
seale, the nature, and the timing of the QHD development have contribuled 1o its present
status, The RCC is weak and attracts a small percentape of the cily population. Transport
accessibilily scoms o be o enlical element in this conlext, Both the percentage ol 1rips
terminating in the center and the visitor views of public transport performance confirm this
conclusion. The inadequate accessibility of public transport to the cenler was furthered
by an urban environment characierized by massive suburbanization, high dependence on
the automebile, and an unfavorable regulatory system in the city center arca.

In addition, lack of green space accompanied by lack of some sport and sociocultural
actrviites have also contributed to the weakness of the RCC. Morcover, the present types
ol activities, which appeal more to lower income groups, might alse have contributed to
the center weakness.
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Despite all the weaknesses of RCC, the primary data nsed in this rescarch clearly
shiows that the visitors are penerally satisfied with the developments in the RCC. This
suggests that the RCC has a good chance (o prosper. People make places and if thev are
satisfied with RCC albeit its cons, then revitalization is possible. What the RCC is badly
neading is a new plan that takes inte account some of the pots ad lindings suggesied
in this paper. Maore research on this lopic is important before any attempt of revitalization,
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