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al nasiriyah development plan 2020 - 2035 v

executive summary

In January 2020 Al Nasiriyah development plan was 
commissioned by the Department of Urban Planning 
in AUS to develop a detailed planning document used 
when making decisions that may alter the future of Al 
Nasiriya Site in Sharjah, UAE. The rapid rate of change 
in Sharjah, combined with the high aspirations of the 
Emirates’ leadership, has influenced the creation of the 
world’s most ambitious Dynamic Urban Address for a 
Cultural Community for the year 2020-2035. 

Al Nasiriyah development plan calls for restoring 
existing infrastructure, retrieving public spaces, ren-
ovating heritage commercial space, and providing a 
living experience that is highly desirable set within a 
park environment to align with Sharjah’s economic, 
social, cultural, and environmental context. These forces 
and issues were identified during the development of 
the Master Plan and have been integrated into the Plan 
Components.  

The debate should not stop here. This publication will 
stimulate further critical thinking on the key challanges 
of our rapidly evolving urban world and inspire policy 
making. It draws on a rich, ongoing dialouge I have had 
the pleasure of taking part in over the last months with 
my learning circle.

The success of the Dynamic Urban Address for a 
Cultural Community programs, agendas and regula-
tions depnds on actions taken by the local government 
through their urban policies. It is a conversation I hope 
we can broaden and use to prioritize our actions and 
lead to even bolder political commitments. 
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infrastructure analysis

pedestrian network

Al Zahra street and Al Nasiriya St. has a high pedes-
trian density since they are the main commercial roads 
that serves the area. In addition to Al Kuwait St. and 
Abu Saeed Al Khudari St. which are the most used path 
for pedestrians. 
 
Looking at the residential part of the neighborhood, the 
houses are within very close proximity of each other 
and as a result alleyway or sikas are stretched across the 
maze of traditional houses, creating different purposes 
and activities for the residents such as narrow pedestri-
an route at approx. 3m wide corridors, back of house ar-
eas, kids playing area, and seating areas and vegetation

In conclusion, the main roads surrounding the neigh-
borhood have a very high density of cars while resi-
dential streets have a very low density. In addition, the 
speed of the vehicles in the neighborhood such as Al 
Nasiriyah street is fast and dangerous for pedestrian’s 
movement and cyclists. Therefore, pedestrian safety and 
security are major concerns in the current infrastructure 
conditions in Al Nasiriya site
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Growing vegitation between
sikkas 

kids playing area between
sikkas 

Pedestrian root between
sikkas

Back of house between
sikkas

Sheikh Mohammed bin Saqer Al Qasimi St.

Al Z
ah

ra
 St

.

Sheikh Sultan bin Saqer Al Qasimi St.

Al K
uwait S

t.

Al Nasseryah St.

Abi Saeed AlKhudari St.

Main Roads

At Grade Signalized
Intersection

Pedestrian Crossing 
Locations

Playground

Buss Stops

Horizontal Entry 
Points

Vertical Entry 
Points

Entrnal Site Entry 
Point

Sikka

Low Pedestrian
Density Path

High Pedestrian
Density Path

Medium Pedestrian
Density Path

“appendix a-01 context” on page 52
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natural environment

greenery

psychosocial analysis

behavioral & experience

When one thinks of a park, one usually imagines a large 
plot full of trees in the center of the community with 
routes for walking or jogging, and shaded sitting areas 
where residents can enjoy the fresh breeze during the 
hot summer days. But the existing AL Nasiriya side 
is lacking green spaces which are vital and there is no 
such use. There are few groups of trees scattered around 
the site edges and some are seen around the hospitals 
and the institutional buildings. As we go towards the 
center of the site the trees become less scattered and 
more evident in the vacant lands, and in the small 
park. There are different types of trees planted along 
the ROW but are clearly not the right species as they 
require additional setbacks, so proper studying and 
alternative design considerations are required to avoid 
pavement heave and improve pedestrian footpath. 

Residential streetscape is not maintained. 
Children coming from school face 
danger due to no crossroads, traffic 
lights or clear signage for awareness. 

Presence of praying mats outside, 
residents sometimes pray outside in the 
weekdays. This is a clue which indicates 
the mosque’s capacity is not sufficient to 
accommodate the residents in the area. 

STREETSCAPE

The pedestrian movement through the 
sikka in the neighbourhood is intense. In 
some areas, residents have placed carpets 
on the ground in the sikka, which indicates 
how they value the place.

SIKKA

OPEN SPACES

In the west, south and outskirt of the Nas-
siriya, presence of pedestrian path, dedicat-
ed parking areas, maintained planting and 
waste disposal containers. However, not 
enough shaded areas.

STREETSCAPE

Future Lulu Hypermarket

High intensity of retail stores in the Grand 
Avenue. Busy through the weekdays and 
weekends.

High intensity of retail stores/centers in the north 
region. High pedestrian movement. Busy through 
weekends and week days. Lulu Hypermarket to be 
located in the future near by.

OUTDOOR PRAYING

Adults/children are seen playing crickets in 
the vacant space behind the park. Crowded 
in the weekends. Sport fields next to the 
park, under construction; potential increase 
in the intensity of use after construction.

Medium intensity of institutional in the north-west 
region, where driving schools are situated. Busy 
through the weekdays.

Al Nasiriyah built environment encompasses places 
and spaces created or modified by people to serve their 
needs of accommodation and these spaces are catego-
ries into high intensity, medium intensity, streetscape, 
open spaces, and sikas. The high intensities were high-
lighted in the big gradient red circles; these were the 
retail stores located in the north and south region of the 
neighborhood. Another high intensity of use is found in 
the south region, where small retail stores are lined up 
with dedicated free parking areas and a small pocket 
park nearby. The medium intensities were highlighted 
in blue and green gradient circles, which represents 
the driving schools and the vacant space behind the Al 
Nasiriyah park. The streetscapes in the north and south-
east region, where the residential areas allocated were 
not maintained and the streets were not paved; hence 
children face danger after school due to no crossroads 
or traffic lights.
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Medium Intensity

Tree Types: 

Al Nasserya Park 

Roundabouts :

Low Intensity

Medium Intensity

High Intensity

N

The meduim intensity zones 
includes more than three 
trees, this zone is shady and 
breezy . Most of them are near 
the edges , they are distribut-
ed  randomly without an 
order.

Most of trees in Al Nasseriya are 
Neem Trees , its Exotic trees 
that needs limited water, they 
used as windbreakers and to 
provied shade.

The median includes grass and 
Date palms,they are used for 
decoration in the street.

There is one public park in Al 
Nassrya ,it has intense trees 
includes playgrounds and Sport 
Feild.

the site is surronded by three 
grassy roundabouts, However , 
this roundabout include water 
fountain .

The low intensity zones 
includes two trees only , most 
of them are scattered ran-
domly near the resedential 
areas.

The trees that are located at 
the edges are planted in order 
, the uses of these trees are for 
decoration and shading for 
the parking.

This zone has the hieghest 
density of the trees compared 
to other zones , its more shady 
and breezy .
The presense of vast trees 
cools down the area .Most of 
the high intensity trees are in 
the vacant lands.

BU TINA

AL QADSIA

MAYSALOON

AL MANSOORA

AL FAIHA

SHARQAN

AL NABBAA

AL GULAYAA

“appendix a-03 context” on page 54“appendix a-02 context” on page 53
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economic analysis

potential development
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Future potential 

Exisiting Potential 

Vacant Land 

Used Land 

Future Capacity %

As the future potential 
of the old built area in Al 
Nasria 25 % to be reused 
and developed for the 
economy.  

Vacant spaces “huge area“ 
unused for any purposes 
which have high potential 
to be developed for the 
economy  

Mixed-use commercial 
area with empty shops, 
which shows the low 
economy in this area.

The newly built area has more 
existing potential to be devel-
oped which is near the job loca-
tion at the same time “Zulaikha 
hospital, school, park, etc.” 

The old built area has future 
potential to be developed, as 
the municipality has a vision 
to rebuild the area with a 
better quality of life for the 
residents 

A huge Vacant land  exiting  in Al 
Nasria Neighborhood as 12 % of 
the neighborhood which is the 
existing potential to be devel-
oped.

Existing Capacity %

0
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There are two potential economic developments in Al 
Nasiriya, existing and future potential developments. 
The existing potential development is shown through 
the existing vacant land which is 12 % of the neigh-
borhood, mostly distributed around Al Nasiriya park, 
Al Nasiriya school, Zulaikha hospital, and the govern-
mental buildings while it is a huge vacant area used for 
informal random parking by the residents, workers, and 
for the school buses. The future potential development 
is due to Sharjah plan and vision through demolishing 
the old buildings which are above 35 years that does 
not serve the standards of living for the residents of Al 
Nasiriya neighborhood to build a new infrastructure 
facilities with a good quality of life that serve the people 
needs which is 25 % of the neighborhood. Therefore, 
Al Nasiriya neighborhood has high potential economic 
development through the existing vacant land and the 
future potential vision. 

built environment

age & architecture style
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1960-1980 
Structures built in this period were mostly 
single-story houses made from mud brick 
and palm logs. 
Minimal openings on the exterior facades.

Sharjah in the 1970s

1980-2000
Villa built in the 1980s. The houses became 
larger with front gardens and backyards.
Glass and aluminum were used more often.

2000-2020
There is no dominant style to this period. In 
some retail centers, they were trying to present 
a sense of vernacular architecture of the UAE. 

Demolish
These 2 parts of the site are subject to 
redevelopment. The local owners have 
been granted lands in other parts of Sharjah.

Residential building with ground 
floor commercial built in the1990s.
It blends in smoothly with the older 
surrounding structures.

Mixed-use residential 
building built in the 1980s

An architectural style is characterized by the features 
that define a building such as its form, materials, and 
construction method. The style also reflects the lifestyle 
values of the community, its economic development 
over time, which can be also attributed to the changes 
that occurred with the emersion of new local regula-
tions that helped define and characterize the area. Al 
Nasseriya has witnessed interesting transformations of 
styles throughout the years that show its willingness to 
adapt to the changes in the region. In the course of its 
evolution, Al Nasseriya’s style can be defined as a com-
bination of modernized traditional architecture, as we 
can clearly see the fading touches of the Emirati history 
fighting to stand out amongst the modern architecture 
of the eighties and nineties that reflect the economic 
boom the region has witnessed in that time.

“appendix a-05 context” on page 56“appendix A-04 context” on page 55
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Forces & Issues

This brief identifies a set of forces and issues that stand 
out as important pathways that connect Al Nasiriyah 
neighborhood to personal outcomes. Although our col-
lective research has not yet reached a consensus about 
the relative contribution of each of these forces and 
issues, an agreement is emerging that these factors do 
have considerable influence.
Positive Forces: 
1.Buss Network
2.Main Road Connectors
3.Renovation Plan:
4.Highest Intensity
5.High Job Opportunities
6.Good Quality of Air

Negative Forces: 
1.Vacant Space
2. Flooding

However, to advance our understanding of Al Nasiri-
yah neighborhood effects, research must turn to more 
nuanced methods, including longer-term horizons and 
a broader palette of neighborhood measures such as 
constructing forecasting and backcasting scenarios. 
Without better studies and more definitive answers, 
policies risk misdirecting already scarce resources

• What kind of facilities will be 
built in the vacant spaces? 

• Will the future Lulu hyper-
market decline Nassiriya’s 
economy? or elevate the 
number of consumers to the 
region?

• Are there any future plans to 
improve the drainage system of 
Nassiriya? or perhaps Bu Tina’s
to prevent any flooding towards 
Nassiriya.

• Any outdoor spaces available 
in the west region of the 
neighbourhood?

• Are the streetscapes in the west 
region well sited for residents to 
walk? Shaded?

BUS NETWORK

RESIDENTS LEAVING NASSIRIYA 
FOR BETTER LIVING CONDITIONS

TO ETIHAD RAIL 

FLOODING

GOOD QUALITY OF AIR

HIGH JOB OPPORTUNITIES

VACANT SPACES

• Will the future bus network near 
Nassiriya connect to the Etihad Rail 
network?   

• Are there enough parking areas to 
accommodate the employees?

• Are the parking areas provided 
within walking distance to the 
workplace?

• How to develop small pocket 
parks/outdoor spaces for 
employees to use during lunch 
breaks

• Are there enough parkings 
and seating areas around 
the busiest areas?

• Can the space accommo-
date the number of people 
or will it be overcrowded?

HIGHEST INTENSITY

RENOVATION PLAN
• Where to allocate the 

existing residents?
• Where to allocate the 

existing businesses? 
• How long will the renovation 

take?
• What neighbourhood 

facilities will be provided by 
the new plan?

MAIN ROAD CONNECTORS 
• How will these two main roads 

transform in such a way it’ll attract 
businesses from the outside yet 
maintain the privacy of the residents of 
Nassiriya? Will one of them become a 
boulevard?

Negative Force

The green/red square next to 
the callout title

Positive Force

Key Legend

TO ETIHAD RAIL 

“appendix A-06” on page 57
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forecasting

introduction

This section aims to identify effective aspects of fore-
casting on Al Nasiriyah Neighborhood in order to 
illustrate opportunities and discover the advantages of 
scenario making as a decision support system. 

Models of urban change were applied to different hos-
pitality, socioeconomic, revivification, and gentrification 
scenarios to forecast future urban growth. Some fore-
casts explore different future scenarios of demolition, 
preservation, regulatory measures, and investment.  
Other methods use features of topography, population 
density, and existing infrastructure as primary drivers 
of land change. All forecasts rely on consistent measure-
ments of current urban coverage, which facilitates accu-
mulation of data across Al Nasiriyah Neighborhood at 
specified future dates of 2026, 2029, 2032, & 2035.
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hospitality development

forecasting

Hospitality generates revenue for the local economy 
directly when tourists spend money in hotels, restau-
rants and entertainment venues. The ultimate objective 
of hospitality development in Al Nasiriyah is to bring 
about sustained improvement in the built and natural 
environment to the community at large. It also involves 
demolishing and replacing of one-story residential 
housing to create a luxury accommodation at the heart 
of Sharjah, where Islamic heritage meets as inspiring 
contemporary scene. In addition, enhancing existing 
commercial streets by injecting additional services such 
as sports and recreational activities, museums and art 
scenes to promote the community pride while pre-
serving existing green space and providing additional 
regulatory measures such as agriculture zoning, conser-
vation zoning, impact fees and dedication of land.  
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AL NASSERIYA
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AL MANSOORA

AL FAIHA

SHARQAN

AL NABBAA

AL GULAYAA

2023
PHASE 1: 
Demolition of one storey
residential housing, site 
clearing and mobilization to
be replaces with luxury 
accommodation at the heart
of Sharjah, where Islamic 
heritage meets an inspiring 
contemporary scene   

2026
PHASE 2:
Demolition of parameter 
housing, site clearing and 
mobilization to be replaced
with:
+ Recreational street fronts
embodying the cultural 
renaissance that has swept 
the Emirate

2029
PAHSE 3:
Inject additional serviecs to 
the commercial strees such as:
+ Sports and recreational
activties
+ Museums & Art scenes 

2032
PAHSE 4:
Preserve existing green space
by providing regulatory 
measures such as agriculture
zoning, conservation zoning,
impact fees and dedication of
land

DEMOLITION
PART A

ENHANCEMENT 

PRESERVATION

DEMOLITION
PART B

New Growth 
2029

New Growth 
2026

New Growth 
2023

New Growth 
2032

Low Pedestrian
Density Path

High Pedestrian
Density Path

Medium Pedestrian
Density Path

Existing 
Commercial

Existing 
Residential

socio-economic 
development

forecasting

Socio-economic development incorporates public 
interest in developing social policies and economic 
initiatives. The ultimate objective of social development 
in Al Nasiriyah is to bring about sustained improve-
ment in the well-being of the existing residents, and 
community at large. It also involves sustained increase 
in the economic standard of living, accomplished by 
improving drainage system, transforming the vacant 
spaces to commercial use, enhancing open spaces, ren-
ovate residential areas to enhance the living conditions, 
introduce community facilities. The revenue generated 
from the commercial use in phase 1 is invested in phase 
2 which will elevate the living conditions and boosts the 
economic growth as part of Sharjah vision 2035.

“appendix B-02 forecast” on page 60“appendix B-01 forecast” on page 59
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revivification

forecasting

Revivifying a neighborhood is borrowing from the 
concepts of acupuncture, it advocates a targeted (small-
scale) approach to “healing” the (large-scale) specially 
when municipal budgets are tight. The ultimate objec-
tive of revivification of Al Nasiriyah is to relieve stress 
in the built environment by producing small-scale but 
for public interest related interventions. For example, 
the local government compensates some property 
owners at the North-East area in Al Nasiriyah and offer 
the same land to private investors to build housings for 
Zulekha hospital and Kuwait hospital staff with parks, 
walkways and commercial shops such as hypermarket. 
The same compensation of other property owners at the 
South-East area in Al Nasiriyah for the government to 
build modern housing for residents. As a result of these 
developments, the economy of the area will flourish and 
Al Nasiriyah will become a dense mixed-use communi-
ty, which will cause further investments in enhancing 
transportation by adding new bus lines to connect Al 
Nasiriya to the tram line and becomes a public transpor-
tation oriented community. 

gentrification

forecasting

Gentrification is the process of renovating and improv-
ing a house or district so that it conforms to better living 
conditions. The ultimate objective of gentrification in 
Al Nasiriyah is to bring back residents who moved 
out of the neighborhood by building traditional villas 
maintaining the identity and culture of the neighbor-
hood through Sheikh Zayed housing program. It also 
involves providing additional bus station to connect 
with Al Etihad metro station through the waterfront 
tram and therefore Al Nasiriyah neighborhood be-
comes accessible for residents and business. In addition, 
several health centers and schools invest in vacant land 
and build a multi-story staff housing, which attracts 
additional employees and their families and additional 
open spaces such as sports field, parks and cycle path 
are added to encouraging walkability. Al Nasiriya, 
therefore, becomes a walkable, social, and eco-friendly 
neighborhood.
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Existing Structures 

LEGEND

2023
New Growth

2026
New Growth

2026
New Growth
2029
New Growth
2032
New Growth

2035
New Growth

• The government started to 
buy and compensate with 
the property owners to clear 
the site.
• After that the demolish-
ment process start

2023 Demolishing 

• The government offer the
land to the investors to devel-
op in the area
• North - East Area : Zulekha 
hospital and Kuwait hospital
owners decided to built
housing for their staff ( 2
storey houses ) with parks ,
walkways  and commercial
shops such as hypermarket
• South-East Area : the gov-
ernment will build Modern
housing for the residents.

Investments 2026

2029 Investments 
• As a result of the develop-
ments the economy of the 
area enhanced 
• Landfill development 
starts ; all the vacant lands 
will be filled with New com-
mercial developments 

BU TINA

AL QADSIA

MAYSALOON

AL MANSOORA

AL FAIHA

SHARQAN

AL NABBAA

AL GULAYAA

• Parking spaces will be 
added to accommodate the 
population
• Policies are made to apply 
paid parking system

2032 Policies & Parking 

Future
• Al Nasseriya become a dense 
mixed use community , the im-
portance of the  public transpor-
tation raised , so the govern-
ment built a new bus stops  with 
shaded seating areas
• New Bus line will be added to 
connect Al Nasseriya with tram 
station
• New bus line added to con-
nect Al Nasseriya to the tram 
line ( public transportation ori-
ented ) 

2035

 Kuwait 
Hospital 

Zulekha hospital 

BU TINA

AL QADSIA

MAYSALOON

AL MANSOORA

AL FAIHA

SHARQAN

AL NABBAA

N

2023 Bus Stations

2023 Economy 

2029 Family Housing 

2026 Street pavement

2026 Demolishing 

2035 Sustainability 

2032 Sta� Housing
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New Growth 2023

Legend 

New Growth 2026
New Growth 2029

Unchanged   2020

New Growth 2032
New Growth 2035

• Sheikh Zayed housing program built traditional 
Villas for the families to bring back the identity and 
the culture of the neighborhood.
• The priority of the Villas is for the locals who 
moved before from Al Nasserya.
 • These types of traditional villas bring back safety 
which is an attraction for residents.

• Additional open spaces such as sports �elds 
and parks added in the neighborhood which 
connected with Al Nasiriya park through
pedestrian and cycle path shaded with trees 
that encourage the residents to walk instead 
of using the cars.
• Al Nassirya becomes a walkable, social,  and 
eco-friendly neighborhood.

• Due to the several healthcare centers and schools, 
they buy the vacant land after the demolishing
which is near the institutional buildings to make it 
multi-story buildings for the sta�.
• The buildings are multi-story buildings with apart-
ments. 
• The sta� buildings make Al Nassirya attractive for 
employers. 

• The vacant land on the edges
become commercial shops due to the 
accessibility of the neighborhood
after the additional bus stops. 
• The commercial shops make Al
Nasserya attractive for residents and 
improve the economy of it. 

• Additional bus stations added by the 
government connected with Al Etihad 
metro station through the waterfront 
tram.
• The bus stations made Al Nasseriya 
neighborhood accessible for residents 
and business 

• After the demolishing, the government
re-plan the neighborhood to have a high
standard of living, then by paving all the
sandy streets.
• The new street help in revitalizing the neigh-
borhood where it allows people to room
inside it. 

• Due to the lack of maintenance all the local resi-
dences moved to the newly developed areas
which made the government took the action of 
demolishing the old buildings.
• The government paid just compensation to the 
demolished buildings owners.

“appendix B-04 forecast” on page 62“appendix B-03 forecast” on page 61
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2029 Land use

changes in 2020
changes in 2023
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2023 Location

2035 Connectivity

2020 Land use

2026 Connectivity

2026 Connectivity

2023 Land use

2032 Economy 2035 Land use

2035 Economy

2023 Public investments

2026 Connectivity

park

Healthcare

Recreational

Educational

ParkingP

2032 Private investments

2020 Public investments

These retail centers are now attractive and busy. 
In 2020, they were weakened by the existence of 
large hypermarkets in the surrounding neighbor-
hoods. Today, because of all the positive change 
taking place in Al Nasseriya, people enjoy visiting 
the neighborhood and spending time in it.

Sharjah Municipality has declared these parcels as 
grants for Sharjah citizens aligning with the efforts of 
maintaining the diversity of residents and jobs. The 
land use will be commercial/residential.

Sharjah Municipality decides to relocate the grave-
yard. A community center was constructed along 
with a gym, football and basketball fields, and swim-
ming pools, allowing people to gather and socialize. 

Public investments in Al Nasseriya have included 
new roads, parks, and cycling and jogging 
networks, providing a more inviting neighborhood 
that encourages people to spend time outdoors.

The land use regulations in this corner of the site has 
changed from residential to commercial. High-rise 
buildings were constructed to accomodate the 
growth of Al Nasseriya, featuring a trio of class A 
commercial, residential and hospitality towers.

Citizens who used to live in this old part of Al Nasseri-
ya have left the site. Sharjah Municipality starts the 
redevelopment plan that was adopted due to the 
prime location of Al Nasseriya. Phase 1 will be com-
pleted in 2024, while phase 2 will end in  2026.

A significant metro lane will be passing by Al 
Nasseriya that connects it to other important 
parts of Sharjah and facilitates travel for 
visitors who are coming from other emirates.

Sharjah Municipality has changed the regulations of 
land use in the site. Villa owners  have the opportuni-
ty to combine uses in their plots. They have utilized 
their garage space as office space or built new 
blocks to accomodate their new work stations. 

New development took place in this vacant land 
promoting interesting buildings that have substantial 
size and thus the potential to attract companies to 
stay, grow, and/or come to the neighborhood.

Buildings in this area have been renovated to further 
enhance the character of the neighborhood. 
Additional multi-purpose buildings and parking lots  
were constructed in the vacant lands.

This area has been decicated to municipal 
governmental services. Additional centers were 
added to further support the businesses in Al 
Nasseriya and facilitate their paper work.

The shops and restaurants on  
the street level  enhace the 
public realm and provide addi-
tional opportunities for social 
interaction.

GEMS Education decides to invest in Al Nasseriya 
due to the need and excellent opportunity to build 
a school in the area. GEMS Education has also 
purchased the old existing school from the govern-
ment and redeveloped it.

The increasing need for maintenance in Al Nasseriya 
has required significant investments in infrastructure. 
Sharjah Municipality has replaced the old sewage 
and electrical piping and added new drainage and 
waste disposal systems in the area.

This area has been decicated to accomodate 
low-income workers and staff serving the businesses 
in the neighborhood. 

LEGEND

The new urban model of mixed-use community is be-
coming popular in cities large and small. The ultimate 
objective of the new urban model in Al Nasiriyah is to 
enhance the public realm and provide additional oppor-
tunities for social interaction by adding shops, restau-
rants, and community centers. It also involves provid-
ing new roads, parks, cycling and jogging networks, 
offering a more inviting neighborhood that encourages 
people to spend time outdoors. In addition, the land use 
regulations will be commercial and residential to sup-
port the mixed-use development strategy, which will 
start encouraging public investments in infrastructure, 
renovation, and additional multi-purpose buildings and 
parking lots will be constructed in the vacant lands.

“appendix B-05 forecast” on page 63
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backcasting

introduction

This section aims to identify effective aspects of back-
casting on Al Nasiriyah Neighborhood in order to illus-
trate (desirable/undesirable) working backwards from a 
particular future end-point to the present to determine 
what policy measures would be required to reach that 
future.
Models of urban change were applied to different land 
contamination, desert hub, livable community, and 
ghost city scenarios to backcast the desirable/undesir-
able future of Al Nasiriyah. Some backcasts explore 
different future end-point scenarios of demolition, 
evacuation, contamination, migration, and infrastruc-
ture investments.  Other methods use features of land 
use, population density, and existing transportation as 
primary drivers of land change. All backcasts rely on 
consistent measurements of current urban coverage, 
which facilitates accumulation of data across Al Na-
siriyah Neighborhood at specified future dates of 2020, 
2023, 2026, 2029, 2032, & 2035.
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land contamination

backcasting

Land contamination is a land that is potentially hazard-
ous to health or the environment. Part of land degra-
dation in Al Nasiriyah is caused by unpaved roads and 
water runoff. The main cause of land contamination in 
Al Nasiriya occurred gradually as a result of families 
living in single and multi-story housings due to poor 
infrastructure maintenance negligence and cost impact, 
which caused economical crisis and potential liability 
for cleanup costs and environmental contamination. In 
addition, Due to hazardous substances, pollution and 
contamination, Al Nasiriyah site becomes a brownfield 
site causing deteriorating roads and buildings, deterio-
ration of health conditions owing to waterborne diseas-
es, and an economic depressed area.

the ghost city

backcasting

Due to the lack of maintenance, all the residents moved 
to the newly developed areas which made the govern-
ment demolish the old buildings and pay just compen-
sation to the demolished building owners. After de-
molishing all old buildings, the other residents moved 
out of Al Nasiriya because of lack of safety, which 
encourages the investors to hold a business instead of 
the residential buildings on the edges to make it as a 
commercial zone. The existing institutional building 
encourages investors to expand another institutional 
building next to them especially around the park, they 
consider it a good view and ventilation for the health-
care centers while the governmental buildings expand 
to the other side. After the residential movement toward 
developed areas such as Al Rahmania and Al Mamsha, 
Al Nasiriyah lost its identity which makes it a business 
zone rather than a residential neighborhood, which en-
courages the beginning of the industrial building land 
use in the neighborhood. 

“appendix B-07 backcast” on page 65“appendix B-06 backcast” on page 64







36

flamingo island

backcasting

The pressure on the old infrastructure of Al Nasiriyah 
kept on increasing and poor maintenance, residents 
who live in these parts of Al Nasiriya have left the site 
triggering Sharjah Municipality to clear the parcels and 
start redevelopment project. The continuous deteriora-
tion of pipes eventually led to breakage at the intersec-
tion of main sewer lines. The leaking started to come 
up and appear on the surface. In the same year, heavy 
rain has flooded the site causing septic waste pooling 
in Al Nasiriyah. As a result, the saltwater lakes became 
home to the greater flamingo’s prime food source. The 
migration of flamingos felt attracted to the bird-friendly 
environment of Al Nasiriya and decided to settle and 
the land became fertile due to underground leakage 
causing lush patched to appear in the different parts of 
the site. Sharjah municipality realize the significance of 
this natural habitat. Al Nasiriya was declared a pro-
tected area by his highness and became and eco-tourist 
destination with more than 100 species of birds and 20 
species of plants.  

“appendix B-08 backcast” on page 66
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“A Dynamic Urban Address for a 
Cultural Community”

The Enclave residential development has the oppor-
tunity to create a community within Al Nasiriyah that 
is centered on providing direct access to usable open 
spaces, promoting a pedestrian orientated environment, 
and encouraging interaction and integration within 
the community. The development focuses on restoring 
existing infrastructure, retrieving public spaces, ren-
ovating heritage commercial space, and providing a 
living experience that is highly desirable set within a 
park environment.

cultural 
community

IN
frastruc

t
u

r

e

c
u

lt

ural co
m

m
u

nity

p
u

blic spa
c

e
s

h
e

ritage

sp
a

c
es

p
a

rk  envir
o

n
m

ent

s
u

stainabilit
y

w
a

lkability

a
c

cessibility

c
yc

le ways

e
c

onomic

g
r

o
w

th

Vision



al nasiriyah development plan 2020 - 2035 4342

decision 2

plan components

Program
Maintenance program for potable water network
Summary
Maintenance program for potable water network is a 
regular leakage detection to ensure a reliable supply of 
clean and safe water that citizens require. 
Rational
To identify if there is a need to repair or replace ex-
isting potable water network, avoid potable water 
contamination and health risks, protect the supplied 
water network from being contaminated by aged water 
supply network and preserve the potable water from 
being wasted and ensure sustainable service provision. 
Evidence for waterborne diseases can be traced by the 
Increasing number of residents reporting for health 
issues such as stomach cramps and pain, diarrhea, vom-
iting and dehydration.
Details
Regular potable water maintenance program is regulat-
ed by the authorities, which could involve daily, week-
ly, monthly, annually, and as needed inspections of the 
main distribution network and source of the portable 
water, for example:

• Take appropriate monthly water quality sam-
ples

• Inspect and clean chlorine solution feed lines
and solution tanks

Agenda
Invest in wastewater Infrastructure Network
Summary
To invest in wastewater infrastructure network means 
investing is systems of wastewater being generated, 
conveyed, treated, stored, reused and discharged.  
Rational
To inspect the existing wastewater network, identify 
the aged wastewater section, and detect of infiltration 
and exfiltration from a damaged or broken pipeline in 
the network, rehabilitate or replace the aged pipelines 
in the network, and detect the structural collapse in the 
network. Groundwater contamination, cross contami-
nation, and leakage is traced in the presence of invasive 
plant species due to excessive microbiological nutri-
ents and Visual observation of the failure can be traced 
due to car accidents reported due to settlements in the 
network.
Details:  

• Summary description of agenda: Conducting
community surveys and environmental impact
assessment to assess the existing health and
safety conditions

• Summary description of program: Prepare regu-
lar maintenance programs for potable water net-
work, irrigation network, storm water network,
and underground network

Agenda 
Characteristics of Public Spaces (CPS)
Summary
Various types of public spaces, such as a central park, 
pocket parks and walkways & cycleways must be built 
to enhance the quality of the neighbourhood. In addi-
tion, recreational areas will be built to accommodate 
activities in the residential areas, such as sports park, 
kid’s swimming pool, gardens and farming fields. 
Rationale
It is beneficial to provide various types of public spaces, 
such as the different size of parks to formal outdoor 
lounge areas since every district in the neighbourhood 
consists of different interest groups. Moreover, various 
public spaces will improve the quality and usability of 
the space. In addition, generate a diverse set of activities 
in the neighbourhood, which will promote the area to 
be attractive and welcome other residents and investors 
into the neighbourhood.
Details 
In AlNassiriya, there are 3 main types of public space: 
central park, pocket parks and recreational areas. Since 
every public space operates differently, there are a dif-
ferent set of agenda presented under each type:

• Central park agenda
• Pocket park agenda
• Recreational space agenda

Policy/ Regulation/ 
Design: 
The Impact of Public Spaces (IPS)
Summary
An adequate number of public spaces must be built 
to improve public welfare in the neighbourhood. In 
addition, regular maintenance must be conducted to 
preserve the quality and safety of the public spaces in 
the long term. 
Rationale
It is environmentally beneficial to have sufficient public 
spaces and maintain them with a set of regulations 
since the public spaces help to provide a reduction of 
an urban heat island effect, due to the use of less dark 
surfaces; asphalt. In addition, the use of trees helps to 
remove pollutants from the air, improving anyone with 
underlying respiratory problems. In terms of social 
benefits, public spaces are designed to provide a place 
for community to gather to enhance social interaction. 
Moreover, public spaces also encourage residents to 
walk and undertake any physical activities.
Details 
There are a set of regulations and design outcomes, 
which support the policy of providing sufficient num-
ber of high-quality parks and maintaining them. 
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Firgure 1: Conceptual Public Space Design in Al 
Nasiriya by Zulfa Al Aghbari
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decision 3

plan components

decision 4

plan componenets

Program
Al Nasiriya Cultural Center Program
Summary
The program seeks to preserve part of the existing 
buildings (around 40 %) and covert it to heritage com-
mercial space and redeveloped the remaining part to 
build modern houses follow the traditional Emirati ar-
chitecture and public spaces and creating a sustainable 
neighborhood. 
Al Nasiriya will be turned into a cultural center that 
held seasonal events.
Rationale
We believe that by integrating the history in the com-
munity will allow Emirati families to re-connect with 
their culture, to improve the sense of community, to 
reactivate the economy in Al Nasseriya ,to promote 
cultural values , to be more attractive neighborhood and 
to preserve local identity.
Details
The program is supported by Regulations, Incentives 
and Agenda 
A.Regulation: 

•	 The government will either offer compensation 
or partnership to the property owners 

•	 The new developed Area will follow the Tradi-
tion Emirati Architecture 

Regulation
Tradition Emirati Architecture and Sustainable stan-
dards
Summary
This regulation supports the program by creating Hous-
es and public open spaces that follows the Tradition 
Emirati Architecture and sustainable developments in 
modern ways.
Rationale
We believe by following the Traditional Emirati Ar-
chitecture will maintain the cultural values of Emiratis 
families, and to reunite the community with their histo-
ry and culture 
By using the modern technologies with the traditional 
Architecture will increase the quality of life and lead to 
Sustainable neighborhood 
Details
Regulation: The new developed Area will follow the 
Tradition Emirati Architecture and Sustainable stan-
dards. However, this regulation has been supported by 
various specifications: 

•	 Using local materials for the houses
•	 Maximum height of the villas should be 10 m 
•	 Front setback must be 5 m and 3 m from the 

sides and back 
•	 Shaded Sikkas must be provided each 24 m 

Program: 
Mobility Investment Program 
Summary 
The purpose of this program is to “Invest the Mobility 
in Al Nasiriyah Neighborhood”. Which will improve 
roads and sidewalks to a better quality of life for the 
residents. 
Rational
The reason behind this program is “To make Al Nasiri-
yah walkable, livable, accessible and sustainable com-
munity”, to encourage walkability by improving the 
sidewalks, to make it livable community by allowing 
residents to communicate more, to make it accessible to 
the residents by roads and sidewalks, to enhance sus-
tainability by using eco-friendly elements, to enhance 
social life through pedestrian activities.
Details
The following requirements give you a range of flexibil-
ity to achieve this program, the program divided into 
three categories, each one of them has a percentage to 
achieve from it. 
Requirement 1: 100 % of the following Regulation 
should be achieved in this program.

•	 Roads should be paved and maintained follow-
ing the UAE standards. 

•	 Roads must have a safe pedestrian crossing at 
the intersections.

Regulation
Sidewalks Development Plan
Summary  
The purpose of this regulation from the Mobility In-
vestment Program is to “improve the sidewalks of Al 
Nasiriyah Neighborhood”. Which will follow UAE stan-
dards that supported by RTA and Estidama.
Rationale
The reason behind this regulation is “To make Al 
Nasiriyah walkable, and sustainable community” to im-
prove the quality of life, to encourage communication 
between residents, and to encourage people to walk and 
have a healthy and sustainable life. 

Details
The following requirements should be considered in the 
design of the sidewalks to achieve Sidewalks Develop-
ment Plan:

•	 Sidewalks should have pedestrian, cycle paths, 
and seating area. 

•	 Sidewalks must have lights and signs that guild 
people. 

•	 Sidewalks must have sustainable elements in its 
design.

•	 Sidewalks should be connected visually for the 
pedestrian. 
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decision 5

plan componenets

Program
Live/ Work Housing Program
Summary
The Live/Work Housing Program encourages the notion 
of living and working in the same property. This pro-
gram will be supported by the following plan compo-
nents: an agenda, regulations and incentives.
Rationale
Al Nasseriya should adopt this Live/Work Housing 
Program since this will increase commercial activity, 
reduce carbon footprint, retrofit existing building and 
enhance the neighborhood’s sense of place. Live/work 
housing will also create potential for a more balanced 
social life since it will activate the frontages on build-
ings and enhance the social interaction between neigh-
bors. 
Details
Agenda 

• Simplify the permitting process.
• Distinguish between the different types of live/

work types.
Incentives

• Sharjah government offers business assistance
services such as grants and loans.

• The program provides multiple options includ-
ing maintaining and expanding residential or
commercial space as per policies and standards.

N 0 75 150 225 30037.5
Meters

Zones eligible for Live/Work 

Zones to be eligible for Live/Work 
after redevelopment

Firgure 2: Live/ Work area in Al Nasiriya by Salma 
Muraad

Regulation
Live/ Work Housing Regulations
Summary
The Live/Work Housing Program encourages the notion 
of living and working in the same property. This pro-
gram will be supported by a set of regulations ensuring 
that live/work premises are functional, livable, and safe. 
Rationale
It is essential to abide by the set of regulations provided 
for the live/work housing program since they contribute 
to the residents’ well-being, enhance quality of life, and 
ensure safety and privacy. Given the rule that regula-
tions protect our general safety, ensure our rights as 
citizens and uphold fairness in society.
Details
Live/work separation requirements

• Vertical separation. The Live-Above Type has
the commercial component below the resi-
dential space. The commercial component is
committed to be not more than 50% of the total
built up area.

• Horizontal separation. The Live-Behind Type
has the commercial component in front of the
residential space. The workplace is committed
to be not more than 25% of the total property
area.
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appendix a-01 context appendix a-02 context

infrastructure analysis

bus stops
Al Nasserya is accessible by buses from three sides as 
there are two bus routes. One route pass by Al Zahra 
street and Sheikh Mohammed Bin Saqer Al Qasimi 
street. The second one passes by Sheikh Sultan Bin 
Saqer Al Qasimi Street. However, there are only three 
bus stops in Al Nasserya located in Al Zahra Street and 
Sheikh Mohammed Bin Saqer AlQasimi Street. There 
are three additional bus stops located on the same 
streets but on the other side.  
Pedestrian Path:
AlZahra street and Al Nasserya St. has a high pedes-
trian density since they are the main commercial roads 
that serves the area. In addition to Al Kuwait St. and 
Abu Saeed Al Khudari St. which are the most used path 
for pedestrians.
sikkas
Looking at the residential part of the neighborhood, the 
houses are within very close proximity of each other 
and as a result alleyway or sikkas are stretched across 
the maze of traditional houses, creating different pur-
poses and activities for the residents such as:  

• Narrow pedestrian route at approx. 3m wide
corridors.

• Back of house area
• Kids playing area
• Seating areas and vegetation

The main conclusions to be drawn 
from the findings 
The main problems or issues of the neighborhood are 
the inadequate and missing infrastructure such as the 
lack of:  

• Paved roads and safe pedestrian routes and
right of way

• Pedestrian bridges connecting pedestrians to
buss stops that are located on the other side of
Al Zahra Street and Sheikh Mohammed Bin
Saqer AlQasimi Street.

• Proper sidewalks.
• Pedestrian crossings.
• Pedestrian signals.
• Proper safe paths for cyclists.

In conclusion, the main roads surrounding the neigh-
borhood have a very high density of cars while resi-
dential streets have a very low density. In addition, the 
speed of the vehicles in the neighborhood such as Al 
Nasseriyah street is fast and dangerous for pedestrian’s 
movement and cyclists. Therefore, pedestrian safety and 
security are major concerns in the current infrastructure 
conditions in Al Nasserya site
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Entrnal Site Entry 
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Sikka

Low Pedestrian
Density Path

High Pedestrian
Density Path

Medium Pedestrian
Density Path

Residential streetscape is not maintained. 
Children coming from school face 
danger due to no crossroads, traffic 
lights or clear signage for awareness. 

Presence of praying mats outside, 
residents sometimes pray outside in the 
weekdays. This is a clue which indicates 
the mosque’s capacity is not sufficient to 
accommodate the residents in the area. 

STREETSCAPE

The pedestrian movement through the 
sikka in the neighbourhood is intense. In 
some areas, residents have placed carpets 
on the ground in the sikka, which indicates 
how they value the place.

SIKKA

OPEN SPACES

In the west, south and outskirt of the Nas-
siriya, presence of pedestrian path, dedicat-
ed parking areas, maintained planting and 
waste disposal containers. However, not 
enough shaded areas.

STREETSCAPE

Future Lulu Hypermarket

High intensity of retail stores in the Grand 
Avenue. Busy through the weekdays and 
weekends.

High intensity of retail stores/centers in the north 
region. High pedestrian movement. Busy through 
weekends and week days. Lulu Hypermarket to be 
located in the future near by.

OUTDOOR PRAYING

Adults/children are seen playing crickets in 
the vacant space behind the park. Crowded 
in the weekends. Sport fields next to the 
park, under construction; potential increase 
in the intensity of use after construction.

Medium intensity of institutional in the north-west 
region, where driving schools are situated. Busy 
through the weekdays.

Psychosocial Analysis 

findings
During the site analysis, interesting discoveries were 
formulated on the two sub-themes; behavioural & 
experience. Multiple visits to AlNassiriya were made 
to measure the different intensities of use in the neigh-
bourhood – on weekdays and weekend. Below are the 
significant observations on the two sub-themes, which 
are also summarized on the map: 
Behavioural 
High Intensity of Use: The high intensities were 
highlighted in the big gradient red circles, these were 
the retail stores located in the north and south region 
of the neighbourhood. The north region of AlNassiriya 
consists of high retail store nodes, high retail nodes 
were also seen in the adjacent neighbourhood. This has 
made the region to be more attractive for the consum-
ers. Most of the consumers come by walking to the area 
since there is a limited amount of parking areas. Lulu 
hypermarket to be built in the near future in the Bu Tina 
neighbourhood and this could either result in higher 
intensity of use in the region or attract all consumers to 
Bu Tina and decline economy in AlNassiriya.

Medium Intensity of Use: The medium intensities were 
highlighted in blue and green gradient circles, which 
represents the driving schools and the vacant space be-
hind the AlNassiriya park. Children were seen playing 

crickets in the weekdays and adults at the weekends. 
The weekends were the most active days of the week. 
In the east and south-east region of the neighbourhood 
was quiet, however heavy pedestrian movement was 
traced through the sikkas. Often, in most sikkas, some 
residents had placed carpets on the ground, since the 
sikkas are not paved and they use it very often, res-
idents wish to feel comfortable while walking from 
neighbour to another. Residents treated the sikkas as 
if it’s part of their home, where they’ve furnished it to 
value it. 
Experience 
Streetscape: The streetscapes in the north and south-
east region, where the residential areas allocated were 
not maintained. The streets were not paved; hence chil-
dren face danger after school due to no crossroads or 
traffic lights. No streetlights to see during the night nor 
shaded areas and seating areas in the day. Some resi-
dents would sit on a manhole or would take out one of 
their furniture to sit outside. However, the streetscapes 
in the west, south-west and outskirt region were well 
maintained, well-paved streets, streetlights and dedi-
cated parking areas. Few seating areas were presented, 
however no shaded areas.

Firgure 3: Infrastructure Analysis Firgure 4: Psychosocial Analysis



al nasiriyah development plan 2020 - 2035 5554

appendix A-04 contextappendix a-03 context

Natural Environment Analysis 

Key Findings 
Overall, the site is lacking in the greenery features, the 
site is dead in terms of the greenery, no flowering, no 
colors, no production plants.  

There were few groups of trees in the site that are 
scattered randomly without an order, however, some 
ordered trees are seen at the edges around the site at 
the edges, around the hospitals and the institutional 
buildings. 

As we go inside the site the trees become less and scat-
tered randomly, most of the high intense trees are in the 
vacant lands, and in the park, were the most breezy and 
shady areas there. 

Most of the trees were “Neem tree” known as “Aza-
dirachta Indica” its medium-size tree grew up to 15 
meters height with wide-spreading branches.

Neem tree provide shade and cooling while its act as 
aesthetic decoration tree, but it needs big space since it’s 
a huge tree, there were some trees affects the structure 
of the pavements due the huge roots, so I think the trees 
are planted without proper studying about the effects 
of the roots to the structure, so the pavement cannot 
withstand the roots of the tree.

A
L 

N
A

SS
ER

IY
A

UP
L 

62
5 

| 
Pl

an
 M

ak
in

g 
| 

Sp
rin

g 
20

20
 |

 

En
vi

ro
nm

en
ta

l c
on

di
tio

n 
A

na
ly

sis
 , 

G
re

en
er

y 
0

75
15

0
22

5
30

0
37

.5
M

et
er

s
D

an
ia

 A
jla

n 
| 

G
00

08
18

37
 |

 1
5.

03
.2

02
0 

Medium Intensity

Tree Types: 

Al Nasserya Park 

Roundabouts :

Low Intensity

Medium Intensity

High Intensity

N

The meduim intensity zones 
includes more than three 
trees, this zone is shady and 
breezy . Most of them are near 
the edges , they are distribut-
ed  randomly without an 
order.

Most of trees in Al Nasseriya are 
Neem Trees , its Exotic trees 
that needs limited water, they 
used as windbreakers and to 
provied shade.

The median includes grass and 
Date palms,they are used for 
decoration in the street.

There is one public park in Al 
Nassrya ,it has intense trees 
includes playgrounds and Sport 
Feild.

the site is surronded by three 
grassy roundabouts, However , 
this roundabout include water 
fountain .

The low intensity zones 
includes two trees only , most 
of them are scattered ran-
domly near the resedential 
areas.

The trees that are located at 
the edges are planted in order 
, the uses of these trees are for 
decoration and shading for 
the parking.

This zone has the hieghest 
density of the trees compared 
to other zones , its more shady 
and breezy .
The presense of vast trees 
cools down the area .Most of 
the high intensity trees are in 
the vacant lands.

BU TINA

AL QADSIA

MAYSALOON

AL MANSOORA

AL FAIHA

SHARQAN

AL NABBAA

AL GULAYAA

Also, there are no clear buffer trees at the edges, so the 
site was noisy due to the busy roundabouts around the 
site, at the same time the air quality was a bit dusty. 

There are no producing trees inside the public realm, I 
noticed that the people planted their trees inside their 
property lines, they were date palms for producing 
dates, it’s interesting to note that the date palms are 
placed in the central median around the site, they are 
used as a decorative plant, which I see as useless, the 
date palm produce dates so locating them within the 
site would be more useful for the residents.

Furthermore, most of the site, there were grasses are 
grown from the walls it’s most likely due to lack of 
maintenance.

conclusion
This study will help us as planners to resolve the prob-
lem and identify design opportunities for locating new 
features, the site needs more variation of the trees types, 
relocate of some trees, flowering shrubs, and more 
streets greenery to make the community livable

economic Analysis 
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Future potential 

Exisiting Potential 

Vacant Land 

Used Land 

Future Capacity %

As the future potential 
of the old built area in Al 
Nasria 25 % to be reused 
and developed for the 
economy.  

Vacant spaces “huge area“ 
unused for any purposes 
which have high potential 
to be developed for the 
economy  

Mixed-use commercial 
area with empty shops, 
which shows the low 
economy in this area.

The newly built area has more 
existing potential to be devel-
oped which is near the job loca-
tion at the same time “Zulaikha 
hospital, school, park, etc.” 

The old built area has future 
potential to be developed, as 
the municipality has a vision 
to rebuild the area with a 
better quality of life for the 
residents 

A huge Vacant land  exiting  in Al 
Nasria Neighborhood as 12 % of 
the neighborhood which is the 
existing potential to be devel-
oped.

Existing Capacity %
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Cities around the world developed faster when they 
have an economic plan or vision which led them to de-
velop proportionally with the economic circumstances 
because the most powerful cities are those with greater 
innovation and economy which reflect on the resident 
through improving the standard of living. As focusing 
on Al Nasiriya neighborhood in Sharjah, this narrative 
will focus on the potential economic development relat-
ing to the vacant land in Al Nasiriyah neighborhood. 
findings
Due to the economic analysis of Al Nasiriya neighbor-
hood in concerning the vacant land that showed in the 
attached X-Ray map of Al Nasiriya neighborhood, there 
are two potential economic development; existing and 
future development: 

•	 The existing potential development is shown 
through the existing vacant land which is 12 % 
of the neighborhood, mostly distributed around 
Al Nasiriya park, Al Nasiriya school, Zulaikha 
hospital, and the governmental buildings while 
it is a huge vacant area used for informal ran-
dom parking by the residents, workers, and for 
the school buses. 

•	 The future potential development is due to 
Sharjah plan and vision through demolishing 
the old buildings which are above 35 years that 
does not serve the standards of living for the

	 residents of Al Nasiriya neighborhood to build 	
	 a new infrastructure facilities with a good qual	
	 ity of life that serve the people needs which is 	
	 25 % of the neighborhood.
conclusion
To conclude the analysis of the findings, Al Nasiriya 
neighborhood has high potential economic develop-
ment through the existing vacant land and the future 
potential vision. Also, the existing vacant land distrib-
uted in a good location ( around the park and between 
the institutional facilities) which allow it to be used in 
a way that increases the economy of the neighborhood, 
besides the future vision will increase the economy of 
the neighborhood by attracting more residents to live in 
Al Nasiriya neighborhood.

Firgure 4: Natural Environment Analysis Firgure 5: Economic Analysis
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built environment Analysis 

Sharjah’s first community existed by the coastline or 
what is called today, Heart of Sharjah, and conBnued 
to grow depending largely on natural resources. Al 
Nasseriya is located two blocks away from the coastline; 
hence, it is recorded as one of the oldest parts of Sharjah 
where early development took place. In this narraBve, I 
will be discussing how Al Nasseriya has changed over 
Bme, with its structures, styles and physical expansion 
transformed within itself to shape the way it is today – 
surviving history, modernism and sudden wealth that 
accompanied the area aMer the union and discovery of 
oil. 
1960-1980 
The earliest structures built in the site are residenBal 
single-story houses. The houses were small and close 
to each other. Similar to other old neighborhoods in 
the UAE, Al Nasseriya was served by an extensive 
network of narrow winding alleyways (sikkas). Such 
narrow passageways helped intensify the movement 
of air through them, allowing for shade and enhancing 
comfort on hot humid days.
1980-2000 
Buildings that were constructed up unBl the 1990s 
remained within the tradiBonal styles. The dwelling 
units have become more westernized but sBll retained 
elements of the tradiBonal EmiraB culture. Structures 
that were built at this period were residenBal as well, 
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1960-1980 
Structures built in this period were mostly 
single-story houses made from mud brick 
and palm logs. 
Minimal openings on the exterior facades.

Sharjah in the 1970s

1980-2000
Villa built in the 1980s. The houses became 
larger with front gardens and backyards.
Glass and aluminum were used more often.

2000-2020
There is no dominant style to this period. In 
some retail centers, they were trying to present 
a sense of vernacular architecture of the UAE. 

Demolish
These 2 parts of the site are subject to 
redevelopment. The local owners have 
been granted lands in other parts of Sharjah.

Residential building with ground 
floor commercial built in the1990s.
It blends in smoothly with the older 
surrounding structures.

Mixed-use residential 
building built in the 1980s

in addiBon to a couple of mixed-use buildings and 
government enBBes. The plots were bigger; hence the 
houses became larger. The single-story homes became 
two-story villas, someBmes three, with front gardens 
and backyards. The courtyard has disappeared, and 
privacy wasn’t as much of a concern. Glass became used 
more oMen on the facades of the villas and the mixe-
duse buildings. 
2000-2020 
The introducBon of glass curtain walls represented the 
beginning of a movement where glass was used exten-
sively on all types of buildings. Similarly, in Al Nasseri-
ya, which became busier with retail centers and add-
iBonal mixed-use residenBal structures, glass facades 
became the norm. The ornaments that were evident in 
the earliest two periods were no longer used. There is 
no specific architectural style to this period. However, 
some structures were trying to represent the vernacular 
architecture of the UAE through the introducBon of 
wind towers as a design element. Some residenBal villas 
were also built in this period. It is worth noBng how the 
building regulaBons have changed overBme. At earlier 
periods, the building setback was as small as one meter 
from all sides. Today, the building setback is more 
restricted, limiBng the building area and enlarging the 
pathways and areas surrounding the structures.  

appendix A-06

forces & issues 

• What kind of facilities will be 
built in the vacant spaces? 

• Will the future Lulu hyper-
market decline Nassiriya’s 
economy? or elevate the 
number of consumers to the 
region?

• Are there any future plans to 
improve the drainage system of 
Nassiriya? or perhaps Bu Tina’s 
to prevent any flooding towards 
Nassiriya.

• Any outdoor spaces available 
in the west region of the 
neighbourhood?

• Are the streetscapes in the west 
region well sited for residents to 
walk? Shaded?

BUS NETWORK

RESIDENTS LEAVING NASSIRIYA 
FOR BETTER LIVING CONDITIONS

TO ETIHAD RAIL 

FLOODING

GOOD QUALITY OF AIR

HIGH JOB OPPORTUNITIES

VACANT SPACES

• Will the future bus network near 
Nassiriya connect to the Etihad Rail 
network?   

• Are there enough parking areas to 
accommodate the employees?

• Are the parking areas provided 
within walking distance to the 
workplace?

• How to develop small pocket 
parks/outdoor spaces for 
employees to use during lunch 
breaks

• Are there enough parkings 
and seating areas around 
the busiest areas?

• Can the space accommo-
date the number of people 
or will it be overcrowded?

HIGHEST INTENSITY

RENOVATION PLAN
• Where to allocate the 

existing residents?
• Where to allocate the 

existing businesses? 
• How long will the renovation 

take?
• What neighbourhood 

facilities will be provided by 
the new plan?

MAIN ROAD CONNECTORS 
• How will these two main roads 

transform in such a way it’ll attract 
businesses from the outside yet 
maintain the privacy of the residents of 
Nassiriya? Will one of them become a 
boulevard?

Negative Force

The green/red square next to 
the callout title

Positive Force

Key Legend

TO ETIHAD RAIL 

Firgure 6: Built Environment Analysis
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appendix B-01 forecast

hospitality development
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BU TINA

AL NASSERIYA

AL QADSIA

MAYSALOON

AL MANSOORA

AL FAIHA

SHARQAN

AL NABBAA

AL GULAYAA

2023
PHASE 1: 
Demolition of one storey
residential housing, site 
clearing and mobilization to
be replaces with luxury 
accommodation at the heart
of Sharjah, where Islamic 
heritage meets an inspiring 
contemporary scene   

2026
PHASE 2:
Demolition of parameter 
housing, site clearing and 
mobilization to be replaced
with:
+ Recreational street fronts
embodying the cultural 
renaissance that has swept 
the Emirate

2029
PAHSE 3:
Inject additional serviecs to 
the commercial strees such as:
+ Sports and recreational
activties
+ Museums & Art scenes 

2032
PAHSE 4:
Preserve existing green space
by providing regulatory 
measures such as agriculture
zoning, conservation zoning,
impact fees and dedication of
land

DEMOLITION
PART A

ENHANCEMENT 

PRESERVATION

DEMOLITION
PART B

New Growth 
2029

New Growth 
2026

New Growth 
2023

New Growth 
2032

Low Pedestrian
Density Path

High Pedestrian
Density Path

Medium Pedestrian
Density Path

Existing 
Commercial

Existing 
Residential
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appendix B-02 forecast

socio-economic development

appendix B-03 forecast

revivification 
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2020
Existing Structures 

LEGEND

2023
New Growth

2026
New Growth

2026
New Growth
2029
New Growth
2032
New Growth

2035
New Growth

• The government started to 
buy and compensate with 
the property owners to clear 
the site.
• After that the demolish-
ment process start

2023 Demolishing 

• The government offer the
land to the investors to devel-
op in the area
• North - East Area : Zulekha 
hospital and Kuwait hospital
owners decided to built
housing for their staff ( 2
storey houses ) with parks ,
walkways  and commercial
shops such as hypermarket
• South-East Area : the gov-
ernment will build Modern
housing for the residents.

Investments 2026

2029 Investments 
• As a result of the develop-
ments the economy of the 
area enhanced 
• Landfill development 
starts ; all the vacant lands 
will be filled with New com-
mercial developments 

BU TINA

AL QADSIA

MAYSALOON

AL MANSOORA

AL FAIHA

SHARQAN

AL NABBAA

AL GULAYAA

• Parking spaces will be 
added to accommodate the 
population
• Policies are made to apply 
paid parking system

2032 Policies & Parking 

Future
• Al Nasseriya become a dense 
mixed use community , the im-
portance of the  public transpor-
tation raised , so the govern-
ment built a new bus stops  with 
shaded seating areas
• New Bus line will be added to 
connect Al Nasseriya with tram 
station
• New bus line added to con-
nect Al Nasseriya to the tram 
line ( public transportation ori-
ented ) 

2035

 Kuwait 
Hospital 

Zulekha hospital 
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gentrification 

appendix B-05 forecast

live/work/play
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2026 Land use

2029 Land use

changes in 2020
changes in 2023
changes in 2026
changes in 2029
changes in 2032
changes in 2035

2023 Location

2035 Connectivity

2020 Land use

2026 Connectivity

2026 Connectivity

2023 Land use

2032 Economy 2035 Land use

2035 Economy

2023 Public investments

2026 Connectivity

park

Healthcare

Recreational

Educational

ParkingP

2032 Private investments

2020 Public investments

These retail centers are now attractive and busy. 
In 2020, they were weakened by the existence of 
large hypermarkets in the surrounding neighbor-
hoods. Today, because of all the positive change 
taking place in Al Nasseriya, people enjoy visiting 
the neighborhood and spending time in it.

Sharjah Municipality has declared these parcels as 
grants for Sharjah citizens aligning with the efforts of 
maintaining the diversity of residents and jobs. The 
land use will be commercial/residential.

Sharjah Municipality decides to relocate the grave-
yard. A community center was constructed along 
with a gym, football and basketball fields, and swim-
ming pools, allowing people to gather and socialize. 

Public investments in Al Nasseriya have included 
new roads, parks, and cycling and jogging 
networks, providing a more inviting neighborhood 
that encourages people to spend time outdoors.

The land use regulations in this corner of the site has 
changed from residential to commercial. High-rise 
buildings were constructed to accomodate the 
growth of Al Nasseriya, featuring a trio of class A 
commercial, residential and hospitality towers.

Citizens who used to live in this old part of Al Nasseri-
ya have left the site. Sharjah Municipality starts the 
redevelopment plan that was adopted due to the 
prime location of Al Nasseriya. Phase 1 will be com-
pleted in 2024, while phase 2 will end in  2026.

A significant metro lane will be passing by Al 
Nasseriya that connects it to other important 
parts of Sharjah and facilitates travel for 
visitors who are coming from other emirates.

Sharjah Municipality has changed the regulations of 
land use in the site. Villa owners  have the opportuni-
ty to combine uses in their plots. They have utilized 
their garage space as office space or built new 
blocks to accomodate their new work stations. 

New development took place in this vacant land 
promoting interesting buildings that have substantial 
size and thus the potential to attract companies to 
stay, grow, and/or come to the neighborhood.

Buildings in this area have been renovated to further 
enhance the character of the neighborhood. 
Additional multi-purpose buildings and parking lots  
were constructed in the vacant lands.

This area has been decicated to municipal 
governmental services. Additional centers were 
added to further support the businesses in Al 
Nasseriya and facilitate their paper work.

The shops and restaurants on  
the street level  enhace the 
public realm and provide addi-
tional opportunities for social 
interaction.

GEMS Education decides to invest in Al Nasseriya 
due to the need and excellent opportunity to build 
a school in the area. GEMS Education has also 
purchased the old existing school from the govern-
ment and redeveloped it.

The increasing need for maintenance in Al Nasseriya 
has required significant investments in infrastructure. 
Sharjah Municipality has replaced the old sewage 
and electrical piping and added new drainage and 
waste disposal systems in the area.

This area has been decicated to accomodate 
low-income workers and staff serving the businesses 
in the neighborhood. 

LEGEND

BU TINA

AL QADSIA

MAYSALOON

AL MANSOORA

AL FAIHA

SHARQAN

AL NABBAA

N

2023 Bus Stations

2023 Economy 

2029 Family Housing 

2026 Street pavement

2026 Demolishing 

2035 Sustainability 

2032 Sta� Housing
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New Growth 2023

Legend 

New Growth 2026
New Growth 2029

Unchanged   2020

New Growth 2032
New Growth 2035

• Sheikh Zayed housing program built traditional 
Villas for the families to bring back the identity and 
the culture of the neighborhood.
• The priority of the Villas is for the locals who 
moved before from Al Nasserya.
 • These types of traditional villas bring back safety 
which is an attraction for residents.

• Additional open spaces such as sports �elds 
and parks added in the neighborhood which 
connected with Al Nasiriya park through 
pedestrian and cycle path shaded with trees 
that encourage the residents to walk instead 
of using the cars.
• Al Nassirya becomes a walkable, social,  and 
eco-friendly neighborhood.

• Due to the several healthcare centers and schools, 
they buy the vacant land after the demolishing 
which is near the institutional buildings to make it 
multi-story buildings for the sta�.
• The buildings are multi-story buildings with apart-
ments. 
• The sta� buildings make Al Nassirya attractive for 
employers. 

• The vacant land on the edges 
become commercial shops due to the 
accessibility of the neighborhood 
after the additional bus stops. 
• The commercial shops make Al 
Nasserya attractive for residents and 
improve the economy of it. 

• Additional bus stations added by the 
government connected with Al Etihad 
metro station through the waterfront 
tram.
• The bus stations made Al Nasseriya 
neighborhood accessible for residents 
and business 

• After the demolishing, the government 
re-plan the neighborhood to have a high 
standard of living, then by paving all the 
sandy streets.
• The new street help in revitalizing the neigh-
borhood where it allows people to room 
inside it. 

• Due to the lack of maintenance all the local resi-
dences moved to the newly developed areas 
which made the government took the action of 
demolishing the old buildings.
• The government paid just compensation to the 
demolished buildings owners.
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appendix B-06 backcast

land contamination

appendix B-07 backcast

the ghost city
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appendix B-08 backcast

flamingo island
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appendix C-01

swot analysis

Strength Weakness Opportunity Threats 

SWOT 
ANALYSIS 

Maisa 

- Strong pedestrian 
network 

- Low employment 
rate 

- Deterioration of health 
conditions owing to 
waterborne diseases. 

Alaa 

- Lack of 
maintenance 

- Limited spending 
power 

- Neighbourhood 
becomes a financial 
district 

- High land price, identity 
loss, lack of culture, air 
pollution, noise 

Dania 

- High accessibility of
health care services 

- New renovation plan 
to enhance the living 
conditions 

Zulfa 

- High intensity of 
commercial/institutional 
use on the north west of 
the neighbourhood 

- Low number of 
open spaces 

Final Pick 

- Strong pedestrian 
network 

- Low number of 
open spaces 

- New renovation plan 
to enhance the living 
conditions 

- Deterioration of health 
conditions owing to 
waterborne diseases. 

Decision 

- Local government 
Investments in Urban 
Mobility and Pedestrian 
Movement 
(Alaa) 

- Private/Public 
Investments in 
public spaces to 
achieve a liveable 
neighbourhood 
(Zulfa) 

- Local government 
preserving heritage 
buildings for a 
sustainability 
environment 
(Dania) 

- Private/Public 
investments in disaster 
risk reduction plan for 
resilience 
(Maisa) 
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