
Along the entire coast:

1) Redefine and draw a clear coastal zone along the entire coastline as a continuous, 
unbuildable, accessible, and inalienable public domain along the lines of the 1925 
public property law (Decision 144/1925). 
2) Define a coastal zone setback from the edge of the public domain as unbuildable 
protected natural zones of at least 16m and secure through passages to the seafront 
along the entire coast transversally. 
 a. We propose to conceptualize the coastline between the Corniche and the sea as 
divided into three regulatory zones parallel to the coastline, allowing to fulfill the 
vision for the coast while keeping private property rights on the private parcels:
 b. Area 1, Maritime Public Domain: This area will be restored as a continuous strip 
along the entire maritime façade, accessible from the corniche. This will require a 
redefinition of the boundaries of the public domain in line with the 1925 Law 144/S, 
as noted below, in several locations. 
 c. Area 2, Unbuildable part of the private properties: This area is in direct contigui-
ty with the maritime public domain. It includes zones located between the buildable 
area and/or the road and the maritime public domain (Area 1). Although privately 
held, these areas cannot be constructed and passages protecting the right of way 
from the city to the seafront areas should be consistently secured. These areas can 
house recreational open-air facilities such as swimming pools and playgrounds, 
integrated terraces of restaurants or when warranted, preserved or redeveloped as 
natural surface or ecological corridor. Parking facilities should be avoided in this 
area. 
 d. Area 3, Buildable part of private properties: This part of the private plots is 
directly located along the Corniche. The buildings should fit within the defined 
footprints area and be contained within the defined buildings envelope. 
3) Equip the coast with facilities that support the public use of its open spaces, 
including public bathrooms, lighting, benches, and more;
4) Impose the immediate implementation of the sea-front park under the jurisdiction 
of the private company Solidere as one of its main commitments to the city;
5) Adopt standards accounting for people with special needs in all designs of public 
amenities;
6) Protect the professions of the sea, notably by equipping fishermen with sustain-
able ports and introducing an equitable and inclusive institutional framework for the 
management of this infrastructure.
7) Articulate a strategy to remove encroachments off the public domain, illegal 

The design goals translate into a set of design steps for 
our intervention area. These design steps were devel-
oped by balancing between the need to protect and 
uphold critical issues associated with the public inter-
est, while preserving, to the extent possible the rights 
of landowners to benefit from their private assets and 
maintain the exploitation rights currently imposed by 
zoning. This constraint was the main challenge we 
believed to determine the feasibility of our proposals 
and its ability to gain the consideration of public deci-
sion makers in today’s Beirut. 

constructions and inadequate land uses within public and private domains in order 
to restore coastal continuity, accessibility, and unobstructed visibility and revive the 
natural ecosystem. 
8) Implement approved CDR plans to deviate and treat sewage and storm water 
networks towards treatment plants. 
9) Clarify responsibilities and jurisdictions and consolidate an institutional set-up 
(such as a Conservatoire du Littoral de Beyrouth) that streamlines responsibilities 
across public authorities, removes overlapping jurisdictions, and enhances account-
ability. 
10) Redefine and integrate the legal framework organizing land-uses and exploita-
tion along the coast in one consolidated law (Loi Cadre) aligned with the recommen-
dations of the approved National Physical Master Plan of the Lebanese Territory 
(Decree 2366, 2009) and those of the numerous ecological and environmental 
treaties. 
11) Nullify the application of all legal exceptions and so-called development incen-
tives in this zone (Law 169, 1989), including regulations allowing hotels (Law 264, 
2014) and/or large parcels to double their exploitation ratios, reclaim the sea and/or 
build marinas (Law 3543 of 1980) as well as decisions of the Higher Council (e.g. 
set-back from the coast is limited to 2m). Cancel, in addition, all exceptions passed 
for individual lots in the entire zones 9 & 10 and subject any new law or regulation 
to the priorities and guidelines of the above listed national master plan and interna-
tional environmental agreements.

Zone #10

1) Based on urban design explorations, such as massing tests, we determined that it 
is possible to maintain the same constructability currently upheld by the zoning 
built-up rations for Zone 10, provided –as noted below- exceptions and “special 
allowances” are cancelled. We further articulate design proposals that define how 
such developments are possible and make recommendations for alternatives where 
we feel that the cost of building is prohibitively high on the city. 
2) When possible, expropriate private areas prioritizing sensitive zones such as 
Ramlet el Bayda and Dalieh and rely on the Article 19 of the Urban Planning Law 
(Decree 69 of 1983) to impose an exchange of building rights and land ownership to 
shift private ownership of land to municipal lots located on the other side of the 
Corniche (e.g. lot 705, Ras Beirut).
3) Impose on all private parcels easements and rights of ways in order to allow:
 a) Public access to the sea from the Corniche,
 b) A continuous public footpath between the private parcel and the sea all along the 
shore.
4) Enhance existing connections between the city and the coast and introduce new 
ones by adopting the proposals of the Plan Vert de Beyrouth as the framework 
through which main passages are pedestrianized, and connections are made with the 
city. 
5) Modify existing zoning regulations to: 
 a. Redefine sub-zones into five character zones, aligned with the character zones 
identified in the analysis and articulate specific regulations for each subzone. 
 b. Review existing land uses and constructability of privately-owned coastal lands 
and when needed, organize spatially building rights within each lot to protect the 
holistic vision of the coast.
 c. Extend the zoning revisions to land uses on plots on the inner side of the seaside 
road to improve the coherence of the coast, animate the sea-front boulevard, and 
facilitate access to the seafront side.
 d. Set back the new constructions from the natural sites and regulate their mass-
ing, architecture and landscaping design guidelines.

20. OVERALL VISION 

Aerial photograph showing the western coast of Beirut, taken from an airplane (April, 2018)




