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ABSTRACT  

 The New Urbanism has become a popular development strategy to reform the design of the 

built environment and to raise the quality of life by creating better places for people to live in. 

Its principles include the reduction of car-dependency rate and the creation of livable and 

walkable neighborhoods with a densely packed array of housing and commercial sites. 

Redevelopment is the act of increasing the value and renovation that improves the outward 

appearance, but usually does not involve major changes.  

Downtown is the main business and commercial section of a city. It is important to 

redevelop downtowns as they suffer damages throughout the years, for they present the image 

and character of the city and its history. Thus, maintaining its heritage is an important aspect.  

The main aim of the research is to achieve a set of guidelines to redevelop Alexandria 

downtown (El-Raml Station) which represents the vital heart of the city. To achieve this aim, 

the research studies  New Urbanism and how to apply its principles through analytical 

examples. Finally the guidelines achieved will be applied on the case study. 
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INTRODUCTION 

Redevelopment is the act of increasing the value and renovation that improves the outward 

appearance but usually does not involve major changes. 

Downtown is the main business and commercial area of a city. However, many downtowns 

declined throughout the years. Downtowns present the architectural image and character of 

the city and its history. Thus, it is important to redevelop downtowns to maintain its heritage.  

It is crucial to revive the retail activities for people instead of the enclosed shopping malls. It 

is also important to decrease the congestion of traffic at peak hours to revive the downtown as 

a focal point that attracts tourists and enhances the sense of belonging to the residents of the 

city. 
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After World War II, the emergence of car problems and highways caused negative impact on 

cities. New trends emerged as a way to solve cities' problems such as car-free cities and 

pedestrian cities which was a spark of forming the term "New Urbanism". 

New Urbanism has been the most important movement in the field of urban design and 

architecture in the United States in the last two decades, along with the City Beautiful and 

Garden City movements of the early twentieth century. [1] 

New Urbanism is an urban planning and design movement that is related to many aspects 

of real estate development, and municipal land-use strategies. Its principles include the 

reduction of car-dependency rate and the creation of livable and walkable neighborhoods with 

a densely packed array of housing and commercial sites. 

The Current decline of the downtown has prompted a considerable debate among planners and 

researchers as to whether cities still need a dominant urban core as their center. In this era of 

auto-mobility, in regions with great number of competing sub-centers, the question is: 

whether the traditional center of the city should continue to be emphasized. 

 

PROBLEM DEFINITION 

Many downtowns face problems due to neglection and deterioration, because planners and 

authorities are now directing their efforts towards building new ultramodern high rise 

buildings that are mixed use instead of directing these efforts in reusing their old downtowns 

that could be used for the same purposes. Hence, the downtowns continue to face 

deterioration, thus destroying the identity of the city. Now, people are living in an ever more 

crowded city, where the dependency on automobile is increasing and environmental, social, 

and health problems are becoming to the surface as a result. Therefore, it is time to move on 

and find solutions for the declination and deterioration of downtowns. 

 

AIMS AND OBJECTIVES 

This research aims to achieve a set of guidelines to redevelop old downtown as follows: 

 Emphasize the importance of old downtowns in medium-sized cities. 

 Address the new urbanism principles and their applications in downtowns. 

 Highlight the importance of renewing and reusing old downtowns as the most vital part 

of the city that cannot be competed. 

 To promote downtowns and create more walk able and pedestrian friendly downtowns. 

 To decrease automobile dependence and eliminate negative aspects related to urban 

sprawl.  

 

HYPOTHESIS: 

Downtowns act as vital and important focal nodes in any city. If the existing downtown of any 

medium-sized city is redeveloped, and renewed by applying new urbanism principles, it will 

regain its importance as a focal point. Therefore maintaining the heritage of the city and 

promoting sense of belonging. 

 

METHODOLOGY 

This research will discuss the importance and role of downtowns in medium-size cities and 

their different shapes, types and scales. In addition, the research highlights the downtowns’ 

character and its direct relation with the city’s heritage. It will also address the urban problems 

that old downtowns face. 

http://geography.about.com/od/urbaneconomicgeography/a/landuseplanning.htm
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Moreover, the research will define urban renewal and its main objectives. Then, it will define 

New Urbanism and address its principles and clarify the relation between urban renewal 

objectives and New Urbanism principles. 

Then the research will analyze a relevant example of a downtonwn that has been renewed by 

applying the New Urbanism principles, and derive guidelines that will be applied on the case 

study. 

Finally, the research focuses on a study area in Mahatet El-Raml which is the downtown of 

Alexandria, Egypt. The research studies its current condition and proposes a conceptual 

renewal idea for the study area based on the New Urbanism principles. Finally, the research 

presents final conclusion and recommendations for the redevelopment of Mahatet El-Raml 

(Alexandria’s Downtown). 

 
DOWNTOWN DEFINITION 
It is the main business section of a city and also referred to as the central or lower part of a 

city, especially the main commercial and governmental institutional area. 

 

DOWNTOWN IMPORTANCE AND ROLE IN MEDIUM SIZED CITIES 

Downtowns are extremely important to medium-sized cities. They are the site for major 

public investments, both currently and historically. The oldest and most recognized areas of a 

city are almost always in downtown, making it the embodiment of a city's heritage. These 

districts are also the traditional setting for cultural events and could be considered the social 

capital center of small cities [2]. 

Downtown is the most vital place for all city users; it acts as the node that attracts everyone 

from all the outskirts of the city of all coalitions, for it provides good quality of life and 

different activities for people to fulfill their needs.  

 

DOWNTOWN CHARACTER AND CITY HERITAGE 

Downtowns in old cities are based on human scale, with no dominance of skyscrapers in the 

scene. Moreover people can walk the entire downtown on foot. With the possession of very 

high percentage of historic buildings, downtowns in old cities always have a different heritage 

character than other districts in cities and reflects the city’s traditions and culture. 

The downtown heritage and character goes back to the city’s first settlements, nature and 

traditions of people settled there, which was then naturally reflected on their buildings forms, 

plans, facades, the urban spaces, and street networks. Downtowns also reflect activities, crafts, 

transportation modes, wars and their ideological ways of thinking (especially in architecture 

and how they treated their downtowns) of different civilizations that settled there and used the 

space. All these factors contribute in drawing the character of the downtown and its heritage. 

 

DOWNTOWN SHAPES, TYPES AND IMAGES 

A downtown commercial district typically has several trade areas of varying size that are 

influenced by its critical mass of establishments, the mix of existing businesses, downtown 

convenience and accessibility perceptions, and its proximity to competition. From ancient 

times and in every part of the world cities have derived their essential identities from their 

centers. Serving civic, economic, and cultural functions, downtown invariably and 

symbolically compose the most prominent urban district as the control and command post of a 

city’s economy, the house of its governance, the hub of its cultural institutions, and the core of 
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its identity. Over the last century, the center of the city has experienced major changes 

involving the remolding of its design, form, character, and social meaning. Some of these 

changes had to do with the transformed nature of the economy, with the way people lived and 

the built environment. 

Downtowns are shaped and defined by the edges and the locations of commercial shops, 

which thereby define the shape of physical movement in the downtown as well as the location 

of residential areas and distribution of uses (mixed or single use). Moreover, the presence and 

location of railways, mass transit areas, and the character that prevails also play a role in the 

definition of downtowns image. The character of the downtown could be related to the 

traditions of civilization settled there, religion of users, and derived from the political empires 

that ruled the country at different times. 

In addition, the presence or absence of recreational and green areas in the downtown, and the 

presence of healthy social environment contribute to the downtown’s image. Water bodies 

(including seas, oceans, lakes dividing the downtown into two, or even manmade fountains) 

also affect the image of the city. 

The public town square is a vital and important element in the downtowns. A town square is 

an open public space commonly found in the heart of a traditional town, used for community 

gatherings. Other names for town square are civic center, city square, urban square, market 

square, public square, piazza, plaza, and town green. 

Most town squares are landscaped for open markets, music concerts, political rallies, and 

other events that require firm ground. Being centrally located, town squares are usually 

surrounded by small shops. At their center, there is often a fountain, well, monument, 

or statue. Many of those with fountains are actually named Fountain Square. 

In urban planning, a city square or urban square is a planned open area in a city, usually or 

originally rectangular in shape. Some city squares are large enough that they act as a sort of 

"national square". 

Along with the development of human society and the development of cities, the squares 

acquired more and more functions. At first, the squares were established at the crossroads of 

important trade routes where exchange of goods as well as ideas took place. Another very 

important function of the public square was that it served as an opportunity to exercise the 

power of rulers with military processions and parades. 

Major places of worship were placed there, squares were used as permanent or temporary 

markets, monuments to important predecessors were erected and revolutions or contra-

revolutions were staged. The squares became the location of royal courts, government 

buildings and city halls as manifestations of wealth and power.  

In recent times, theaters, restaurants and museums are also finding their place in the squares. 

Cities themselves are actually becoming museums, a collection of human experiences that 

preserve numerous cultural values. Particularly since the invention of motorized traffic, the 

individual vehicle has almost destroyed most of the open public spaces. A car parking at one 

point had more value than the accumulated historical inheritance  that a square embodies [3].  

The public space is a social space that is open and accessible to all, regardless of gender, race, 

ethnicity, age or socio-economic level. It has also become a touchstone for critical theory in 

relation to philosophy, geography, visual art, cultural and social studies, and urban design.  

 

 

 

http://en.wikipedia.org/wiki/City
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PROBLEMS FACING HISTORIC DOWNTOWNS 

The downtown is not taking advantage of its unique historic character, which should act as a 

focal point, a perfect attraction for tourists. Most historic downtowns are deteriorating due to; 

wrong political decisions to place old buildings with new modern ones with no architectural 

style or respect to the spirit of the historic downtown, instead of reusing old ones for 

important functions such as banks, embassies, libraries and offices. This resulted in the loss of 

spirit in the space, especially the downtown image; a mix of odd styles, odd heights with no 

clear or continuous skyline, totally ruining the downtown image, hence demolishing the sense 

of place and identity. Another problem is that the vitality of corner shops has decreased due to 

the presence of street vendors and modern malls. In addition to, the overpopulation with their 

reliance on the massive technological break-in of the automobile in the narrow historic streets 

that were formerly designed for pedestrians use only, which led to overuse of the 

infrastructure. 

 

DEFINING URBAN RENEWAL AND REVITALIZATION 

Urban renewal powered by a comprehensive scheme to address various urban problems, 

including incomplete, or demolished housing; inadequate transportation, services and 

facilities; Brownfield’s land use; traffic congestion; and the sociological results of urban 

decay, such as crime to improve the living conditions of residents in general.  

Each country approaches urban renewal according to its political and administrative systems. 

One of the main activities of urban renewal is redevelopment, which is achieved through the 

clearance and rebuilding of the deteriorated structures. Other aspects of urban renewal involve 

the reuse of the land for new purposes, rehabilitation of structurally sound buildings that have 

deteriorated or lost their original functions, and conservation—a protective process designed 

to maintain the function and quality of an area, for instance, by giving adequate maintenance 

while preventing inappropriate development or inappropriate changes in the use of land and 

buildings [4].  

Over time, urban renewal evolved into a policy based less on destruction and more on 

renovation and investment, and today it is an integral part of many local governments, often 

combined with small and big business incentives. 

Urban Revitalization is a program of land redevelopment in areas of moderate to high density 

urban land use. Renewal has had both successes and failures. Its modern incarnation began in 

the late 19th century in developed nations and experienced an intense phase in the late 1940s 

– under the rubric of reconstruction. The process has had a major impact on many urban 

landscapes, and has played an important role in the history and demographics of cities around 

the world.  

Urban Revitalization may involve relocation of businesses, the demolition of structures, the 

relocation of people, and the use of eminent domain (government purchase of property for 

public use) as a legal instrument to take private property for city-initiated development 

projects. Urban Revitalization has been seen by proponents as an economic engine and a 

reform mechanism, and by critics as a mechanism for control. It may enhance existing 

communities, and in some cases result in the demolition of neighborhoods.  

 

URBAN REVITALIZATION, HERITAGE, AND TOURISM  

Urban revitalization is one of the most highly-visible and dynamic links between heritage 

conservation and local economic development that lies in the potential of cultural and natural 

http://www.britannica.com/EBchecked/topic/619515/urbanization
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assets to attract tourism investment. The investments in infrastructure and heritage 

conservation that are advantageous for tourism development are also key elements for creating 

livable cities-in other words, improvements that support tourism also enhance residents’ 

economic opportunities and standard of living.  

 

URBAN REVITALIZATION & URBAN REDEVELOPMENT  

Urban revitalization is very different from "urban redevelopment." The two concepts are not 

synonymous and should not be confused with each other. Urban revitalization is a bottom-up 

process. It proceeds from a community-based vision of its needs and aspirations and seeks to 

build capacity, build partnerships, and mobilize resources to make the vision a reality. 

Revitalization does not lead to displacement of communities through gentrification that often 

results from redevelopment policies. Governments must not simply view communities as an 

assortment of problems but also as a collection of assets.  

 

URBAN REVITALIZATION & SUSTAINABILITY  

To minimize the deficiencies in the urban renewal projects, a sustainable approach to urban 

renewal process is necessary. One way to develop such approach is to apply the concept of 

sustainability to urban revitalization.  

By analyzing the definition of sustainability, it can be noticed that economy, environment and 

social equity are three foremost sustainable values commonly recognized in the world, which 

should be considered, merged and balanced for the benefits of current and future generations. 

Recently, sustainable urban renewal approach integrating global concept of sustainability into 

local urban renewal process is gradually recognized and incorporated in the planning 

strategies. 

 
MAIN OBJECTIVES OF URBAN RENEWAL 

The main objectives of urban renewal are: 

 Re-planning of concerned urban areas;  

 Design more effective and environmentally-friendly local transport and road 

networks;  

 Have rational land uses within the concerned urban areas;  

 Redevelop dilapidated buildings into new buildings of modern standard and 

environmentally-friendly design;  

 Promote sustainable development in the urban areas;  

 Promote the timely maintenance and rehabilitation of buildings in need of repair;  

 Preserve buildings, sites and structures of historical, cultural or architectural value;  

 Preserve as far as practicable local characteristics and social networks of the local 

community;  

 Provide purpose-built housing for groups with special needs, such as the elderly and 

the disabled;  

 Provide more open space and community facilities; and  

 Enhance the townscape with attractive landscape [5]. 

 

DEFINING NEW URBANISM 

 ―New Urbanism is the restoration of existing urban centers and towns within coherent 

metropolitan regions, the reconfiguration of sprawling suburbs into communities of easily 
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defined neighborhoods and diverse districts, the conservation of natural environments, and 

the preservation of the built legacy”[6]. 

In recent years a new planning movement has emerged. This movement, popularly known as 

New Urbanism, has come about in response to typical subdivision design and implementation 

of single-use zoning methods which encourage urban sprawl. Subdivisions and communities 

zoned for single uses result in hundreds of the ―same-size house and lot, producing little 

diversity of income, no local shopping, few destinations within walking distance, and 

households located far from public transportation‖ [7]. 

These problems created neighborhoods that lacks unique character, create a sense of 

placelessness, increase residents’ social isolation and dependence on the automobile, and 

increase land and other resource consumption. 

New Urbanism seeks to decrease these problems through the manipulation of the built 

environment. Among other solutions, typical New Urbanist communities develop a variety of 

housing types to create diversity of income and of life-cycle housing, a mix of uses such as 

residential, commercial, and office spaces, as well as placement of civic buildings such as 

schools, churches, and government buildings. New Urbanist communities try to balance the 

emphasis between the automobile and alternative modes of transportation by creating a 

sufficient pedestrian network, allowing for bicycle routes, and providing mass transit options 

within walking distance of homes [8]. 

New Urbanism is a movement in architecture and planning that advocates design-based 

strategies based on "traditional" urban forms to help arrest suburban sprawl and inner-city 

decline and to build and rebuild neighborhoods, towns, and cities[9]. New Urbanism is 

considered to be an umbrella term, which includes Smart Growth, Traditional Neighborhood 

Development (TND), and Transit-Oriented Development (TOD), which started at early of 

1980s in the United States to promote the creation and restoration of diverse, walkable, 

compact, vibrant, mixed-use communities, pedestrian-oriented and increased use of trains and 

light rail instead of more highways and roads [10].  

New Urbanism is divided into 3 scales: 

1. The region: Metropolis, city and town (largest scale) 

2. The neighborhood, the district and the corridor (Middle scale) 

3. The street, the block and the building (smallest scale) [11]. 

BENEFITS OF NEW URBANISM  

 A greater sense of place and community identity;  

 A walkable environment, which reduces reliance on automobile use, increases fitness, and 

increases independence for residents who are mobility-impaired or who can no longer drive;  

 More public gathering spaces, which increases interactions and communications among all 

residents;  

 Efficient use of land and lessening sprawl;  

 A variety of housing types, which promotes age- and income-integrated neighborhoods.  

 Increased sales due to more foot traffic  

 

NEW URBANISM PRINCIPLES 

The New Urbanism movement is seen as the revival of neo-traditional neighborhood design. 

The goals of the principles presented through the Congress for New Urbanism CNU are to 

restore urban centers, reconfigure sprawling suburbs, conserve environmental assets, and 

preserve the built legacy [12].  
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The principles of an ideal downtown design are: 

Mixed use Centers  

Design mixed use neighborhoods, particularly at medium-sized city centers, is an extremely 

important principle in New Urbanist communities.  

“Local centers should be designed as community anchor points with the provision of 

amenities to meet the daily needs of local residents‖[13][14]. 

These uses include: housing, retail, open space, civic buildings, and employment centers. This 

provision of needed amenities is best achieved by a mixture of efficient land uses, in addition 

to appropriately located and high-density residential uses to support downtown services and 

provide incentives to attract new commercial and other support services to the Downtown. 

Balanced mix of activities 
These mixed use areas need to provide a variety of neighborhood activity options to attract 

people of different ages, interests, sexes and to those who do and do not own vehicles. 

Maintaining Social life & Interaction between users 

Mixed land uses and walking have been advocated as one component of a strategy to increase 

physical activity, improve public health and promote social interaction.   

Economically diverse in use, population & jobs 

The downtown’s fine-grained mix of activities includes a range of housing types for a variety 

of incomes[15]. The ideal downtown offers a variety of affordable housing choices, single 

studio apartments, regular apartments, single family houses, attached and detached family 

houses. In addition to affordable shops and shop rents for all sellers, offering variety of prices 

in shopping to everyone, thus demolishing impartiality between downtown users and 

inhabitants. This huge diversity in users, inhabitants, housing and activities provide a wide 

positive and successful economic impact on the downtown and hence the whole city. 

Moreover, mixed use areas decreases dependence on the automobile. 

“At the community level, town centers have a relatively high density in order to promote 

commercial viability and therefore a revived public realm. This new „realm‟ translates into an 

increased sense of community”[16]. 

Presence of public space at the center and appropriate places   for civic buildings 

Priority is given to the creation of public spaces and to the appropriate location of civic 

buildings. Civic buildings are often associated with open space, and can include a school, a 

place of worship, a community hall, a post office or another type of community building. 

Employment centers should be included in the downtown, so that employment balances 

population [17]. New major governmental, cultural, and educational facilities are also located 

in the downtown area. Promote revitalization of the recreational areas at the center of the 

downtown for the development of a diversity of arts-related land uses and special cultural 

events to make the downtown a unique destination.  

Districts should have well defined edge 

Normally, edges may vary in character; they can be natural such as forests, or man-made such 

as infrastructure. But in downtowns, edges can be formed by parks, schoolyards and golf 

courses. These continuous green edges can be a part of a larger network of corridors, 

connecting urban open space with rural surroundings. 

In high-density urban areas, the neighborhood edge is often defined by infrastructure such as 

rail lines and high traffic thoroughfares that best remain outside the neighborhood. The 

thoroughfares if generously lined with trees, become parkways that reinforce the legibility of 

the edge and  form the corridors connecting urban neighborhoods [18].  
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Walkable community and Pedestrian Friendly Environment 

 New Urbanism encourages people to walk which enables neighbors to know each other. The 

optimal size of any neighborhood and a downtown is quarter mile from center to edge, which 

is equivalent to a five minute walk at any easy pace. Thus, this decreases the traffic stress and 

provide a walkable, comfortable, relaxing and healthy environment. Safety and security are 

considered essential for the revitalization of urban places. Streets and squares should be 

comfortable in scale to pedestrians [19]. 

Enhance mass transit 
The neighborhood should be a part of a larger transit network, to establish connectivity among 

other neighborhoods, other social and neighborhood activities as well as other employment 

opportunities by means of mass transportation rather than by the automobile; whereby 

decreasing consumption of fossil fuels as well as the need for road infrastructure [20].  

To enhance mass transit, commercial, housing, jobs, parks, and civic uses should be placed 

within walking distance of transit stops. In addition, New Urbanism encourages infill and 

redevelopment along transit corridors within existing neighborhoods to reduce any chances 

for random development or the development of places that are dangerous, encourages crime 

and drug dealers…etc. All modes of transportation in the downtown must have a drop off at 

the city center which is the central node that gather all modes of transportation. Moreover, 

neighborhoods should offer users the possibility to change their routes on different levels, to 

go to different destinations in the city.  

Building sites and traffic on fine network of fully interconnected streets and route 
   Streets, pedestrian paths, and bike paths should contribute to a system of fully connected 

routes to all destinations in the neighborhood. Establishing connectivity allows safe and 

functional access to various land uses within the neighborhood by a range of modes of 

transportation rather than being only-auto accessible. When modes of transportation other 

than the automobile are encouraged, the consumption of land decreases and the potential to 

provide green areas increases. 

Buildings linked to their surroundings 

All buildings and especially the new individual architectural projects should be linked to their 

surroundings in a manner that signifies continuity within the neighborhood, with no odd 

buildings or architectural trends that odd out of the architectural spirit of the downtown. Thus, 

enhancing the character of the downtown and creating a sense of identity and place for all 

downtown users and inhabitants. 

Preservation & renewal of historic buildings 

The architecture and landscape design should grow from local climate, topography, history, 

and building practice. Preservation and renewal of historic buildings, districts, and landscapes 

should affirm the continuity and evolution of urban society. 

The quality of that development in preserving a historic context while adapting to modern 

sustainable development is an opportunity for the city and its citizens. Enhance the Downtown 

retail core as the primary regional activity center for finance, culture, and government, 

complemented by a mixture of land uses to support downtown housing that is compatible with 

its historic character. Moreover, upgrading neighborhood infrastructure, including sidewalks 

and street lighting that are compatible with the historic character is an important principle. 

Presence of green spaces 

Numerous green spaces should be located throughout the neighborhood in the form of 

squares, greens, and parks whose frequent use is encouraged through placement and 
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design[21]. It is proven that green areas reduce stresses and anxiety, and helps in relaxation. 

Moreover, it offers a good space for different activities as picnics, gatherings and a place for 

kids to play thus serving all ages of users.  

 

ANALYTICAL EXAMPLES: 

The research analyzed a relevant downtown redevelopment example in Springfield Illinois, 

America, as shown in table 1: 
 

Table (1) Downtown redevelopment of Springfield downtown Redevelopment, Illinois, 

America,   (by the author) 

 Springfield downtown redevelopment 

Study Area  

 

Beginning at the Northeast corner of the intersection of ―E‖ 

Street and Pioneer Parkway West (formerly 2nd Street), the 

Southwest corner of Lot 10, Block 93 of Washburn’s 

subdivision of the Springfield Investment, Plat Records of 

Lane County, Oregon. 

City –  Illinois, America 

Study area 

description:  The Downtown Urban Renewal Area is a single geographic 

area with a single continuous boundary within which a 

variety of activities and projects are contemplated. 

Blighting 

Conditions of 

the 

downtown: 

 Obsolete and deteriorated building conditions  

 Vacant and underutilized buildings  

 Poorly maintained structures  

 Lack of Landscaping/Green Space  

 Deteriorated lighting & signage 

 Deteriorated infrastructure  

 Lack of parking lots, sidewalks , unpaved alleys 

 Lack of public facilities 

 Poor site maintenance  

 Deteriorated gateways 

Opportunities 

and strength 

points in 

study area: 

 Promote public and private improvement 

 Rehabilitate building stock 

 Improve streets, streetscapes, and open spaces 

 Make utility improvements 

 Construct or rehabilitate parking and public facilities 

 Improve and expand housing opportunities 

 Improve public signage and make gateway improvements to 

the downtown 

Goal 

Statement 

To assist in the revitalization of business and elimination of 

blight in the downtown areas. 
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Proposed 

Development 

Areas: 

 

Create a pedestrian and transit friendly downtown: Develop 

a setting that is conducive to walking, bicycling and transit. 

Provide safe & walkable streets. 

Reconnect to Key Natural Resource Features: Connect the 

downtown with the Millrace, Willamette River and Island 

Park,  

Alive after Five:Encourage evening activity in the downtown 

with dining, cultural and entertainment opportunities for all 

ages.  

Revitalize the Downtown with New Uses. Create new 

opportunities for office, commercial, residential, civic, and 

mixed uses. Encourage high-density uses that are transit-

oriented and located within a short walk from Springfield 

station. 

Create Civic Gathering Places. Create great public spaces, 

Consider creation of a town square. 

Identify Catalyst Projects. Identify projects that will spur 

growth in the downtown, including improvements that can be 

successfully accomplished in the short term. 

Ensure Adequate Parking. Provide parking that supports a 

vital downtown 

Create Downtown Partnerships. Collaborate with Lane 

Transit District, the Springfield Renaissance Development 

Corporation, and other groups to coordinate efforts and build 

community support. 

Establish a Positive Identity for the Downtown. foster a 

positive identity and sense of pride for the downtown. 

Develop the Downtown as the Gateway to Springfield. Work 

to achieve a visual impression in the Downtown that reflects 

well on the rest of the City. 

Streets and Streetscapes development: Redevelopment of the 

Main Street/South A Street Corridor is the focus of the 

Downtown Urban Renewal Plan.  

Public improvements: Public improvements include the 

construction, repair, or replacement of old sidewalks, streets, 

parking, and open spaces, pedestrian amenities, water, 

sanitary sewer, storm sewer facilities, wetlands and riverside 

improvements 

Downtown Urban Renewal Area including the list below: 

 Relocation of a Downtown fire station: 

 Construction of a Springfield Library building: 

 Downtown parking construction and upgrades:  

 Downtown public art showcase:  

 Island Park Facilities upgrading:  

 Springfield Museum improvements: 
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 School District facility upgrades;  

Parks, Recreation, Pedestrian and Bike Corridors, and 

Other public amenity Improvements 

Mixed-Use Residential: Mixed-use Residential allows a 

compatible mix of multi-family housing types with small scale 

commercial uses. No more than about 20% of the 

development can be commercial. Residential uses dominate. 

Community commercial: This category contains activities as 

retail stores; personal services, financial insurance and real 

estate offices; private recreational facilities, such as movie 

theaters and tourist-related facilities, such as motels.  

Mixed-use commercial: Mixed-Use Commercial allows for a 

compatible mix of commercial and multi-family residential 

uses with commercial uses domination on the ground level.  

Preserve the past:Enhance the downtown’s future character 

by preserving the best of its past. Promote appropriate in-fill 

construction and historic preservation of the existing 

buildings.  

 
 

 

CASE STUDY: EL-RAML STATION,  ALEXANDRIA, EGYPT: 

LOCATION:  
El-Raml Station is located in Alexandria Downtown, it is the heart of the city, on the urban 

waterfront, bounded from the north by El-Geish Road which is the most important waterfront 

road linking the city in a linear pattern from west to east. From the south, it is bounded by 

SaadZaghloul Street, the most vital commercial street in downtown. Moreover, 

SafeyaZaghloul Street bounds the study area from the east which also plays a very important 

role as the main accessible road for vehicles from El-Geish road to the study area and to 

downtown in general. 

 

El-Naby Daniel Street is also the main exit road from downtown to El-Geish Road, Omar 

Lotfy Street acts as a vital node heavily used by traffic and pedestrians, it penetrates the study 

area and connects downtown with the rest of the city. Finally the study area is bounded by El-

Naumat Street from the west which is a narrow yet vital street, connecting SaadZaghloul 

Street with El-Geish Street. 

 

The study area is located 1.73 Km from El-MorsiAbou El-Abbas mosque, 1.25 Km from 

Bibliotheca Alexandrina, and 1.26 Km from Faransa Street. It covers an area of approximately 

1 square Kilometers. 
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Figure 1 The location of the case study [22]  

 

HISTORICAL BACKGROUND: 

 

In the 1880s, under the British reign , Alexandria experienced a new wave of urban growth, 

this Mediterranean city was developed into a major British Royal Naval Base. The city 

Cornich (El-Geish Road), a twenty Kilometer long seacoast promenade was built in 1934, 

influencing Alexandria's tourism industry. The Cornich houses were a series of informal 

beach huts, clubs and cafes, facing resorts and apartments across the street. The commercial 

center of the city was located at Liberation Square (Midan El-Tahrir), between the Cotton 

Exchange and the Bourse (Stock Exchange), the center had been moved to SaadZaghloul 

Square which is the major civic space. The two main streets of ancient Alexandria, the east-

west canopic way (Al-Horreiya Avenue), and the street of the Soma (Naby-Daniel street), 

which are still important and principle streets of the city.  

 

The study area contains many iconic buildings; the first icon is the Qaed Ibrahim Mosque 

which dates back to 1948. It was designed by the Italian architect Mario Rossi for the 

memorial of Ibrahim Pasha, the heir of Mohamed Ali Pasha. The mosque is considered as a 

struggle symbol in Alexandria's history, where demonstrators stand in its plaza to express 

their viewpoints. Another iconic building is Suzanne Mubarak Regional Center for Women's 

Health & Development. It was previously used by the World Health Organization (WHO). On 

the other side, the Khaldeen Garden was built to solve a parking problem in El-Raml station, 

with a garden on the higher level of the street, that included memorial busts for Mohamed 

Korayem, Sayed Darwish, Hassan El-Eskandarany, and Abdallah Nadeem. 
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Figure 2 Historical pictures of the study area[23] 

 

CURRENT SITUATION: 

  
Figure 3 Land use Map Figure 4 Building Heights (by the author) 

 
 

Figure 5 Building Conditions Figure 6 Solid & Void 
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VISUAL SEQUENCE 

 

 

 

 

 
Figure 7 Visual Sequence(by the author) 

ANALYSIS 

 
Figure (8) accessibility map (by the 

author) 
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Figure (9) Site Vitality(by the author) 

 

 

 
Figure (10) Architectural Identity of the study area.(by the author) 
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El-Geish Street 

 
El-Khalediene Garden 

 
The Italian Consulat 

 
Le Metropole Hotel 

 
Sofital Hotel 

 
The Commercial Chambre of Alexandria 

Figure (11) Landmarks on the study area.(by the author) 
 

SWOT ANALYSIS: 

STRENGTHS: 

 Visual connection with the shoreline. 

 Active transport node 

 Strongly defined by surrounding enclosing buildings 

 Elements within enclosure such as lighting, benches, steps…etc contribute to the 

identity of the urban space. 

 Focal elements in the form of sculpture in the Khaldeen garden. 

 A combination of soft and hard landscape. 

 Khaldeen garden is clearly defined and set off from the sidewalk as it is on a higher 

level. 

 A strong and unique architectural character. 
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 The buildings have a clear skyline adding to the downtown identity and increasing sense 

of place. 

 Human Scale and sky dominance. 

 Mixed use facilities which increase the vitality of the place. 

 Presence of some elements that give the downtown a very special character such as old 

town's horse driven carts and the old tram. 

WEAKNESSES: 

 There is no connection between urban spaces and the ground floor of the surrounding 

buildings. 

 No informal activities or retail activities that attract people to linger around. 

 Lack of shaded areas and weather protection elements. 

 Vitality of retail market is weak due to the evolution of commercial malls. 

 Image and identity of garden does not reflect the surrounding architectural style. 

 Some buildings are deserted and left over unused. 

 Presence of some buildings with different architectural style and odd heights and facade, 

which influence the identity and the image of the place. 

 Encroachments on the elevations of buildings destroying the historical character of 

downtown. 

 Unplanned traffic, random location of bus stops, and overlapping of different modes of 

transportation that cause traffic congestion and affect the pedestrian safety. 

 Lack of maintenance of landscape elements and site furniture. 

 Commercial kiosks are built randomly as an extension thus destroying the elevations and 

ruining the image. 

 Poorly maintained and inadequate parking facilities. 

 Deteriorating landscape elements as lighting, signage, infrastructure 

 Unsafe pedestrian environment due to lack of cross points and unorganized traffic.  

OPPORTUNITIES: 

 There is a strong sense of belonging due to the surrounding urban context and the many 

events that occurred in this space. 

 The khaldeen garden could act as a gathering place and promote social interaction. 

 Downtown has an appealing character and image, and a history that could be used as a 

touristic attraction. 

 The presence of the seashore as a water element in downtown attracts users for 

recreation. 

 SaadZaghloul town square with the large vacant area used for parking now is an 

important opportunity to create a focal node with recreational facilities for leisure. 

 The underground commercial area which is now used as a landfill for wastes can be 

reused and return it back to its first condition. 
THREATS: 

 Pedestrian accessibility to the open space is unsafe due to lack of pedestrian cross ways. 

 Loss of Identity and the historical value of the place. 

 Unorganized street vendors disturb pedestrian and traffic circulation leading to 

congestion and destroying the image of the downtown. 
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 Encroachments and building slums on top of buildings destroying the image of 

downtown. 

CONCEPTUAL DESIGN PROPOSAL: 

Throughout the history, Egyptians expressed their political views in the fragmented open 

spaces of the study area. After 25th January revolution, a shift occurred due to the different 

political approaches. The conceptual design proposal depends on a grid derived from the neo-

classical elevations symbolizing the old political views, overlapped with another grid with a 

shifted orientation symbolizing the new political view after the revolution. A landmark is 

placed in memorial of the revolution. The plaza design used the square as an Islamic 

geometric form due to the presence of El-Qaed Ibrahim Mosque. 

 

 
Figure (12) The proposed conceptual 

idea(by the author) 
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APPLICATION OF NEW URBANISM PRINCIPLES: 

1- Mixed use centers:Downtown center is developed by renewing the town square as a major 

activity center and a focal point for community activities, organized kiosks and recreational 

activities integrated within the new landscape elements and water bodies. 

2- Balanced mix of activities: Provide a variety of activity options to attract people of 

different ages and interests. Promote adaptive reuse of existing buildings to maintain the 

historic sense of the study area, reusing Omar Effendi building as a mini retail mall after 

renovation, so moving all the street vendors in SaadZaghloul street to Omar Effendi building 

and giving them units (shops), also provide retail units to high remarkable brands, also reuse 

Clement's house after renovation as an office building for large firms and companies. 

3- Maintaining Social life & Interaction between users: develop the town square and 

provide landscape elements, shaded areas, lighting, signage and seating areas that promotes 

social interaction between users. 

4- Economically diverse in use, population & Jobs:provide diverse commercial, residential 

and recreational activities that attracts people and provide job opportunities. 

5- Presence of public space at the center and appropriate places for civic buildings: 
develop and renew the public space with the civic and historical buildings appropriately 

located around it. 

6- Districts should have well defined edge: The conceptual proposal has a well-defined edge 

. 

7- Walkable community and Pedestrian Friendly Environment 

-The restoration of the pedestrian dominant environment along the main streets, by changing 

SaadZaghloul street into a pedestrian-only street hence giving a wide space for shopping and 

enhancing the entertainment by improving the outdoor area of some shops as Delice, Trianon, 

Brazilian coffee shop with landscape elements and seating areas to promote liveliness and 

night activities. 

-Increase the pedestrian crossing points by creating one crossing route in the proposed spine at 

El-Geish road, and a pedestrian bridge that is ascended by ramps accessible for all people 

(including disabled), to provide a safe crossing to the town square. 

8.  Enhance mass transit 

- Move the existing mini-buses stops from its random distribution from Omar Lotfy Street to 

the beginning of SafiaZaghloul Street (the proposed bus stop location is deducted from the 

open parking area). 

- Preserve and develop the existing tram way in Omar Lotfy Street using the same old tram, 

while developing its infrastructure as a mean of entertainment and a mood of transportation, in 

addition to preserving the old character of the ancient city. The yellow tram is considered an 

important historical element, hence enhancing the downtown future character by preserving 

the best of its past.  

9. Building sites and traffic on fine network of fully interconnected streets and route. 

-Connect the study area with the sea (the natural resource feature in the study area) through a 

pedestrian spine  starting from Omar Lotfy Street extending to the sea, with SaadZaghloul 

monument in the axe, and visually enhancing the connection through pattern and different 

materials on the spine emphasizing the axiality. 

-Provide shared parking facilities, by building a public underground parking beneath the town 

square instead of the parking in the open area, to support the high density of cars and increase 

the green area. 
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10.  Buildings linked to their surroundings: The proposed concept links the buildings to the 

surrounding through the development of the town square, the landscape elements and the 

surrounding routes and pedestrian paths including the suggested spine. 

11. Preservation & renewal of historic buildingsInitiate a facade restoration grant program, 

undertaking an architectural recording of historically significant buildings proposed for 

demolition as Omar Effendi and Clement's house building. 

12.  Presence of green spaces:Create a well designed and organized town square with 

landscape furnitureto provide a focal point and a major activity center, including the existing 

open parking area. 

 
CONCLUSION 

The government of medium-sized cities should shift their attention to downtowns to deal with 

its blight conditions, renew it, encourage citizens and inhabitants to participate in the whole 

procedure of downtown development/renewal, give them awareness campaigns about the 

importance of their downtowns and the role of downtowns in cities and the role the citizens 

have towards their downtowns and its renewal. 

Moreover, renewal and redevelopment plan needs strong participation of different parties, 

citizens, inhabitants, normal users, shoppers, students, disabled and women. Their views and 

their needs should be taken into consideration through the design (development plan). 

Therefore, within the concept of New Urbanism today, there are few key recommendations 

for redevelopment and revitalization; through ensuring that a city is walkable. Downtowns 

should also de-emphasize the car by placing garages behind homes or in alleys. There should 

also be on-street parking, instead of large parking lots. Moreover, buildings should be mixed 

both in their style, size, price and function to reach the most optimum use of the downtown by 

all types of users. It should be vital with different and balanced mixed of activities, with 

suitable mass transit facilities and stops for users, and well paved sidewalks focusing on better 

pedestrian trips in the downtown area. 

Thus as a conclusion, this research proves that downtowns still have their own ―special 

charm‖, acting as an attractive focal node to all city inhabitants, proving that it can compete 

against important sub-centers and huge malls trying to attract the users and city inhabitants 

(all users including all ages, races, sexes, religions, economical standards, and social 

standards) for people will never ―bore‖ of going to the downtown, on the contrary there are 

still amenities that aren’t sold elsewhere except at the downtown.  

It is also one of the strongest places that creates strong sense of identity and safety to people. 

Hence, renewing the downtown area of medium-sized cities brings it back all its glory, 

importance and liveliness it always witnessed throughout the ages till this era. 

New Urbanism promotes the creation of walkable, compact, vibrant, mixed-use communities 

composed of the same components as conventional development in the form of complete 

communities. New Urbanism is rapidly becoming the new modern way to live for people of 

all ages. 

 
RECOMMENDATIONS: 

 Encourage the Sustainability principles at Al Raml Downtown redevelopment. 

 Minimal environmental impact of development and its operations. 

 Conserve the historical buildings at downtown and reuse them.  

 Clarify pedestrian access.  
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 Guide future development in a manner that maintains the downtown’s livability and is 

consistent with the overall ―feel‖ of the downtown.  

 Consider places before buildings.  

 Learn from the past and respect the context of buildings and sites.  

 Encourage the mixing of uses in towns and cities.  

 Design on a human scale.  

 Encourage the freedom to walk about.  

 Cater for all sections of the community and consult with them.  

 Build legible environments.  

 Build to last and adapt  

 Promote intricacy, joy and visual delight in the built environment.  
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