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INTRODUCTION

The purpose of the project is to utilize the piece of land owned by the
Iraqi Reinsurance Company to provide a headquarters appropriate to the
Company's national and international standing. The goal is to provide
a comfortable and safe environment for the Company's employees and to
provide complete facilities for the efficient and effective working of the
different sections of the Company.

It has also been decided that since the site is located in a very prominent
part of Baghdad of high real estate value, part of the site should be
utilized as a commercial investment project. Thus, the two main buildings
comprising the complex have different natures: the Iraqi Reinsurance
Company Headquarters building has very specific requirements as to space
design and usage; while the Commercial Building is more flexible in con
cept since the goal is to provide high quality, rentable office space com
patible with the quality of the developments in the area leading to high
returns on investment.

The goal for the designer, then, is to develop to the maximum both of the
very different parts of this complex in a harmonious and efficient way to
occupy the same site to the best advantage.

THE PROJECT SITE

Its Context in City Development

The project site — on AI-KindiriStreet which runs into Saadoon Street at the
Unknown Soldier Square — is located in the midst of an area which is very
rapidly becoming the commercial center of Baghdad with its present and
planned hotels, office buildings and high-density residential development.
It is a prime real estate investment area in the city, as Baghdad's commer
cial center continues to extend southward along Saadoon Street.

The Baghdad Master Plan's guidelines for future land usage call for commer
cial and business development at the central level along Saadoon Street and
in the blocks between Saadoon Street and the riverfront; while assigning the
areas in the depth to the east to multi-family residential development. A
belt of large green open spaces will extend from Nidhal Street (Saadoon
Park and adjacent areas) to Abu Nawas Street. The areas that lie east of
the project site up to Nidhal Street are reserved for governmental uses.

A bridge across the Tigris is planned further south of the site and a major
freeway from the east will lead to the bridge. A rapid transit line will
pass along the eastern edge of the project site. Saadoon Street and Nidhal
Street are both designated in the Master Plan as ordinary streets with partial
control of access; while Abu Nawas Street is designated as an ordinary
street with complete control of access. Consequently, the development en
visaged in the area of the site in the next 20 years will increase the value
and accessibility of the site, placing it in a high-density, busy, commercial
central area of the city (see Figure 1).

The site opens on Al-Kindi Street on which several governmental departments
are to be located. The Ministries of Municipalities and Justice are to one
side of the site and the sites for the General Company of Insurance, the Life
Insurance Company, the Real Estate Registration Department and other govern
mental departments are located across Al-Kindi Street from the project site.
The 14th Ramadhan Mosque is located across Al-Kindi Street from the site.

The site is separated from the present Unknown Soldier Square by a threestorey building (the monument will eventually be moved to another site) and
a proposed site for the Rafidain Bank Building. To the north side of the site
along Saadoon Street is the site for Al-Khairat Complex, a high-rise resi
dential development with some commercial uses. Across Saadoon Street to
the west are the sites for the Meridian and Sheraton Hotels — both of which
are planned as large high-rise, luxury hotels; the Alwiya Club grounds are
adjacent to the Sheraton site southward.

The right-of-way for the proposed rapid transit line is located on the eastern
boundary of the site and a 50 m right-of-way strip is reserved. The right-ofway zone will take about 15 m from the site and restrict vehicular access
from the eastern side of the site, since the nature of the rapid transit system
has not yet been finalized. Once the type of rapid transit system is chosen,
it could be that the choice would allow some pedestrian access to the site.
But primarily the designers have restricted all site access to Al-Kindi Street
for pedestrian and vehicular traffic to cover every eventuality, with the pos
sibility of developing a pedestrian access from the right-of-way area in the
future (see Figure 2).

Site Land Use & Zoning Constraints

The site is basically rectangular in shape with a small rectangular extension
to the western side. The site's total area of 7,636

is reduced by about

36% for the rapid transit right-of-way, giving a net usable area of 4,785 m

Zoning restrictions require not more than 55% of the total site area be occu
pied by the ground floor. The ratio of total built-up area to land must be
2
3:1 which translates to about 25,000 m allowable built-up area. Height
is restricted to 20 stories and 45% of ground floor area must be left as open
space. A setback of 5 m from the street is required. Guidelines for provi-
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sion for parking spaces on the basis of one parking space for every 175 m
of built-up area mean that a total of 140 spaces must be provided.

Therefore, site land use is restricted, for the designer's purposes, by the
above criteria. Height cannot be more than 20 stories; parking spaces must
be adequate; access as well as available land are limited most by the fact
that 36% of the site's area falls within the rapid transit right-of-way.
These restrictions physically proscribe the design possibilities.

DESIGN CONCEPT & FORMAL EXPRESSION

Land Use

To facilitate maximum usage of available site area and to control the site, the
complex has been divided into its basic three functional parts, reflected

in

the 8-storey Iraqi Reinsurance Company Headquarters building, the 20-storey
Commercial Building and the 1-storey Conference/Dining Center.

For ex

ample, the Conference/Dining Center could be rented to outsiders, so these
facilities should be housed in a separate building to minimize disturbance to
both the Headquarters building and the Commercial Building. By the same
rationale, the Commercial Building, containing rentable office space, would
also be used by non-employees of the Iraqi Reinsurance Company and conse
quently occupants of this building and their clients should not disturb the
Headquarters' functions. Thirdly, the Headquarters building is the primary
and most important feature of the complex — this building should be the most
noticeable part of the complex from several angles — so requires a different
architectural treatment and also should not have disturbance from other parts
of the site uses (see Figure 3).

•

FIG.3

'

The project will eventually be surrounded by many high-rise buildings:
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luxury hotels (one of which, the Sheraton, is about 84 m high), a residential
complex, the Rafidain Bank building right in front of the site and possibly
others — primarily due to the high-density nature of this valuable real estate
area. After careful consideration of different possibilities of massing, it was
decided to place the Headquarters building adjacent to the rapid transit rightof-way to emphasize its importance from the Al-Kindi Street side going west
to the river. The Conference/Dining Center, being a low-rise structure, is
placed in the small extension of the site not only to utilize this space profi
tably, but to give space to the site as a whole between the site's own highrise structures and the high-rise development proposed next to the site (see
Figure 4).

Massing & Scale
The whole issue of scale and massing is very important on this site:

the de

signer must simultaneously give visibility and prestige to the Headquarters
building, provide for all the functions and spaces required and achieve an
aesthetically integrated design which satisfactorily allows a "breathing space"
for the complex among its surroundings. Due to the fact that the maximum
investment return should be gained from the Commercial Building, it was de
signed to the maximum height allowance of 20 stories. This, again, some
what influences the arthitectural treatment of the three structures — espe
cially the Headquarters building — if the other criteria are to be satisfied
as well.

All the complex buildings are placed on a podium higher than street level
with a large public entrance and transparent ground floor facilities.

This

large entryway is landscaped as a courtyard with a large reflection pool and
two covered arcades leading between the three facilities (see Figure 5).

The high-rise Commercial Building is broken for three stories from the AlKindi Street side to give good visibility to the Headquarters building. Going
from the Unknown Soldier Square, although the height of the Commercial
Building draws attention and prominence to the complex, an interesting and
unusual view of the Headquarters building is gained through the 10-storey
high arched opening in the Commercial Building. Thus, the design of
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Commercial Building in the center of the site flanked by the lower Headquar
ters building and the still lower Conference/Dining Center lends balance in
the use of the site and at the same time makes the whole complex inviting
due to the varied and interesting views of the Headquarters building obtained
from every angle.

The rapid transit right-of-way strip along the site's eastern boundary runs be
side the Headquarters building. Again, in the matter of scale, more area of
the site is given to the Headquarters building. This right-of-way strip could
be utilized in the short term (until the rapid transit is developed) for parking
places and open green spaces. Once the rapid transit is developed (and de
pending on what type of rapid transit system is chosen), this strip should be
carefully controlled in landscaping and planning to maintain a flexible
separation zone between the complex and the rapid transit system.

Design Integration

There are several integrating elements in the complex design to functionally
and aesthetically link the three facilities. The two main physical links are
the reflecting pool and the covered walkways. The pools penetrate through
the commercial block under the arch and the covered arcades not only con
trol the flow of movement between the Headquarters and the Conference/
Dining Complex, but also provide a comfortable shaded environment. The
differing masses of the buildings allow a lot of play of shades and shadows and
dark on light depending on the position of the sun which eliminates monotony
and provides a variety of appearances to the Headquarters building in parti
cular. Another feature which contributes to the prestigious appearance of
the Headquarters building is the play of mass w ith architectural treatment:
while the Commercial Building is large in mass, it is simple in treatment;
whereas the Headquarters is somewhat smaller in scale, but is rich in treat
ment (see Figure 6).

Another integrating feature of the design is the color scheme: the prevail
ing color in the whole scheme is white with a lot of contrast and support
from the large amount of landscaping. All aspects of the landscape are in
tegrated to achieve a more intimate personal space particularly for the em
ployees of the Headquarters. The inner plaza is heavy with plantings and
an improved microclimate is achieved through the reflecting pools. The
public plaza has murals and sculpture to add to the richness of the complex.

THE CIRCULATION PATTERN

Pedestrian Access & Circulation
Public pedestrian entrance to the complex flows through the public plaza to
the ground floor level which is raised on a podium platform. The podium plat
form begins from the drop-off point of the main street. The staircases leading
to the mezzanine level entrance of the Commercial Building open off the pub
lic plaza as well. Beyond this raised entry plaza, the platform is more re
stricted to the users of the Headquarters building: the use by occupants and
clients of the Commercial Building is controlled since the entrance to the
Commercial Building is channelled from the plaza up to that building's mez
zanine level.

Pedestrians move within the complex by means of a system of covered walkways
which is integrated with the landscaping of the courtyard and its pool. The
walkways are laid out in a convenient and controlled pattern to facilitate
ease of movement through a pleasing and varied landscaped area. This con
trolled and pleasing environment with its pool and plantings, its covered ar
cades and high overhead arch provides an ambient passageway and relaxation
area for the Headquarters' employees, as well, on their short breaks or walk
to the Conference/Dining Center for a meal (see Figure 7).

Entering the Headquarters building, the visitor passes t hrough a double-volume
lobby and is met with a succession of varying spaces: the vertical circulation
core and the two mezzanines. The raised nature of the main entrance and its
transparency treatment in glazing, plus the high internal lobby all add to the
prestigious atmosphere of the building.

Depending on the nature of the proposed rapid transit system (elevated, street
level of underground) and the location of the system's stations, it is possible
that a greater flow of pedestrians near the complex would ensue once the

rapid transit system is in operation. Of the 36% of the site area on the eas
tern boundary reserved for this system's right-of-way, in actuality only a
15 m wide strip of land would be used as right-of-way. The remaining 20 m
wide strip should be carefully landscaped and planned, as stated previously,
not only to somewhat separate the lower floors of the complex from the rapid
transit system, but also to facilitate the proper sort of control of the possibly
increased number of pedestrians through the complex grounds.

Vehicular Circulation
Vehicular circulation to the site is restricted to the approach from Al-Kindi
Street through the separation zone. Pedestrian and vehicular circulation are
purposely separated for greater safety and convenience. The vehicular access
through the separation zone leads to the parking garages in the first basement,
to the special parking area for VI Ps at the northern edge of the site or to the
special loading and unloading area service entrance in the parking basement.
A separate ramp leads to the podium-level entrance to the Headquarters for
a ceremonial entrance for celebrities. This ramp is the only mix between pe
destrian and vehicular circulation, but should present no day-to-day conflict
due to the rarity with which it is used .(see Figure 8).

In accordance with the city's regulations, a total of 140 parking spaces are
provided in the first basement which covers most of the site. Fifty of these
spaces are allotted for the use of the Headquarters' employees and 90 for the
occupants of the Commercial Building. In addition, 35 outdoor parking spaces
are available for the short term (until the rapid transit system begins construc
tion) in the separation zone between the complex and the rapid transit line.
There is a direct access for service personnel (deliveries, maintenance) and
Headquarters employees arid Commercial Building occupants from the parking
basement through the vertical circulation cores of both buildings.

Internal Circulation

The Headquarters building is served by a vertical circulation core containing
five passenger lifts, two service lifts and one staircase, all leading from the
lowest second basement to the top floor. The Commercial Building is served
by two vertical circulation cores containing three I ifts and one staircase each
and public toilets. One circulation core of the Commercial Building goes
from the lowest second basement to the top floor and the other begins at the
mezzanine level to the top floor.

Careful thought has been given to the matter of fire protection, both with regard to fire escapes and the fire alarm and fighting systems, especially in the
c..ase of the higher Commercial Building. Sufficient escape staircases are provided in both buildings for the safe exit of all occupants in the shortest and
most efficient manner.

A kitchen area is Iocated in the parking basement to facilitate receiving supplies and preparation of meals for the Conference/Dining Center and this area
is directly connected to the Conference Center.

Internal circulation within the complex, again, is facilitated by the covered
walkways and since the entrance to the Commercial Building opens at that
building's mezzanine level linked to the public plaza, users of this building
are somewhat excluded from the inner courtyard which is intended for the
use of the Headquarters building.

UNCTIONAL ANALYSIS

he Iraqi Reinsurance Company Headquarters Building
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The Headquarters building has been designed as a prestige building of national
and international standing which has been reflected in its massing and archi
tectural treatment. The design combines function and comfort to achieve
flexibility. The raised ground floor is all glass to provide complete trans
parency and a visual link with the outside, especially with the outdoor plaza
and inner courtyards. The double volume ground floor entrance stresses the
scale of the building with its two mezzanines visible from the entrance lobby.
The entrance lobby (the ground floor) contains besides the vertical circulation
core, spaces for reception, control and information. The first mezzanine con
tains the In-Out Mail Department and the second mezzanine the library.

Floors one through five are typical office floors containing the Headquarters'
various departments (Accounts, Training Center, Financial Affairs, Adminis
tration, Purchasing, Non-Marine Insurance Group, Marine Insurance Group,
Technical Assistance, Coordination, Legal Affairs, Marketing and an em
ployees' cafeteria) and are served by an inner double-load ring corridor. The
sixth floor contains the office of the Director General and facilities for the
Board of Directors, Research, Planning, Statistics and Public Relations.

The

central section of the sixth floor is landscaped as a private courtyard overlooked
by the Director General's office and the Board room, lending an atmosphere of
pleasing surroundings for the Director General and conference groups (see
Figures 9 and 10).

The building is designed in such a way as to achieve maximum possible flexi
bility through a system of demountable movable partitions which enhance the
feeling that each whole floor is one space. A uniform suspended ceiling con
taining the integrated services systems will be installed on the office floors.
The low and full height partitions would accommodate any changes in the
functional or organizational division of departments.

The Commercial Building
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The Commercial Building is intended as an investment for the Reinsurance Com
pany end is a 20-storey building of basically rentable space. Eighty-one per2
cent (or 12,000 m ) of the building is rentable, with the two sections of floors
1-9 conceived as a one-space rentable areas. Floors 10-19 could either be
rented as entire floors or divided into smaller units. In any case, this building
is designed with the maximum flexibility and could be partitioned as r equired
(see Figure 11).

The Conference/Dining Center

The Conference/Dining Center consists of a large ground floor multi-purpose
hall with a stage and a mezzanine. The hall can be divided to provide a con
ference hall space for an average of 250 persons and a dining area seating
the same number; or, alternatively, the entire space could be used for

con

ference or dining purposes. The Center is provided with full conference
facilities (for simultaneous translation, photography, projection and the
like).

The Center is linked to the first basement containing the kitchen facilities
by one service staircase and one service lift. Visitors and participants
enter the Conference/Dining Center through the covered arcades leading
from the inner courtyard of the Headquarters building.

ENVIRONMENTAL CONTROL

All three buildings of the complex are fully centrally air conditioned. Since
the Headquarters? and Commercial Building's orientation is east-west because
of the nature of the site, external openings are minimized and both buildings
are intended as solid masses t o give better weather protection and to minimize
the load on the air conditioning equipment.

The second (lowest level) basement which serves and is linked to the whole
complex through the vertical circulation cores contains the civil defense
shelters, the mechanical and electrical plants and storage facilities for the
Headquarters building.

The site is well provided with open spaces around the buildings, reflecting
pools and much greenery plus a roof garden on the cut back third storey of
the Commercial Building and a courtyard and roof garden ontthe sixth floor
of the Headquarters building. This sort of landscaping, if carefully planned
and controlled, should make for an inviting and comfortable microclimate
for the complex.

For the Headquarters building, lighting will be designed with special emphasis
on comfortable office lighting and the acoustical design — integrating floor,
ceiling and partition treatments — will provide quiet working spaces with
adequate noise control levels. The provision of public toilets and service
centers in the vertical circulation cores of the Commercial Building somewhat
precludes its use as a residential building and supports its intended use as an
office building (see Figure 12).

FINISHES

The external walls and structure of all three buildings will be white concrete
(in situ or precast)/ fair faced and bush hammered. All window openings will
be aluminium with high quality thermal glazing. Pavements and planters will
be either of concrete, brick or terrazzo with marble chips — a variety of
materials depending on the location. The reflecting pools will be surfaced
with ceramic tile and the murals of the Headquarters building will be done in
traditional materials like Kerbala glazed tiles. The external approaches to
the complex will be concrete and the car park will be semi-paved. Any low
fencing in the courtyard will be of metal grilles.

The lobby, entrance and walls of the vertical circulation cores of both build
ings (the Headquarters and the Commercial Building) will be marble,

life

walls will be either marble or stainless steel. All bathrooms will be surfaced
with ceramic tiles. All floors of the Headquarters building will be carpeted
throughout except in the public lobby areas. The internal floors of the Com
mercial Building will be of terrazzo tile. The ceilings in both the Commercial
Building and the Headquarters will be integrated acoustic suspended ceilings
and movable demountable low and full height partitioning systems will be
used in both buildings, as r equired functionally.

STRUCTURE & SERVICES

A separate design report will be presented at a later date describing the
structural system for the complex. The design of the services systems for the
complex will be delineated in a separate report submitted at a later date by
the services consultants.

SCHEDULE OF ACCOMMODATION

The Iraqi Reinsurance Company Headquarters Building

Basement 2 has a total area of 4,850 m

2

and contains the civil defense shel

ters of both the Headquarters building and the Commercial Building, the cen
tralized mechanical and electrical plants for the complex, the vertical cir
culation cores and several storage rooms for the Headquarters1 use (furniture,
spare parts, stationary, strong room, etc.)

2

Basement 1 has a total area of 4,850 m

and contains 50 parking spaces for

the Headquarters building, 90 spaces for the Commercial Building's use, the
vertical circulation cores, the service staircase and lift to the Conference/
Dining Center, the kitchen facilities for the Conference Center and the load
ing-unloading service zone.

2

The ground floor has a total area of 774 m

and contains the entrance lobby,

the reception/waiting area, the control and information center and the ver
tical circulation core.

2

Mezzanines 1 and 2 each have a total area of 240 m

and both overlook the

ground floor. Mezzanine 1 contains the In-Out Mail Department; while
Mezzanine 2 contains the library.

2

The first floor has a total area of 1,116m and contains the waiting and exam
ining room for the doctor plus all the offices and spaces for the Director of
Accounts, his assistants; the Finance Section; the Technical Accounts Section;
the Inspector of Finance and Accounts; the Correspondence Section; waiting,
typing and conference spaces and storage space.

2

The second floor has a total area of 1,116 m

and contains the Training Center

and the Training & Technical Development Section, the Financial Affairs
Section, the Administration Section, the Purchasing Section and the offices

for the Assistant Director General for Finance & Administration with spaces pro
vided for all supporting staff, lecture halls and storage.

2

The third floor has a total area of 1,116 m

and contains the Sections for Fire,

Engineering and Life Insurance, the offices for the Deputy Director General
for Non-Marine Technical Affairs fslus a ll their supporting staff, storage faci
lities and meeting rooms.

2

The fourth floor has a total area of 1,116 m

and contains the Deputy Director

General for Marine Affairs, the Accident Section, the Ships and Cargo Sections
and spaces for storage, supporting staff and meeting areas.

2

The fifth floor has a total area of 1,566 m

and contains the Technical Assis

tance Section, the Coordination Section, the Legal Affairs Section, the
Aviation Section, the Checking Section and the Marketing Section. Adequate
space is provided for meeting rooms, storage and supporting staff.

The sixth floor has a total area of 1,566 m

2

and in addition to the offices and

meeting areas for the Director General and the Board of Directors contains
space for the Planning & Checking Group, the Planning Section, the Research
Section, the Statistics Section and the Public Relations Section, their staff,
Directors, storage space and meeting areas and a landscaped inner courtyard.

The Commercial Building
The ground floor of the Commercial Building has a total area of 176 m

2

and

contains the entrance lobby for special purposes and the vertical circulation
cores and guard's quarters. The entrance to the Building is located on the
western side at first floor level and connected to the ground floor by means
of two staircases. A bridge platform links this area with the eastern section

2

and has a total area of 242 m . The Commercial Building's occupants are
served by Basements 1 and 2 of the complex (90 parking spaces in Basement
1 and the civil defr

shelters and mechanical center of Basement 2).

2

The eastern section of floors 1-9 each has a total area of 384 m , making a

2

total gf 3,456 m ; floors 2, 3 and 4 (western section) each have a total area

2

2

of 576 m , making a total of 1,728 m . Floors 10-19 each has an area of

2

2

880 m , totalling 8,800 m .

The Commercial Building has 11,950 m

2

of rentable space, or approximately

2

81% of the total area of 14,780 m .

The Conference/Dining Center

The multi-purpose hall of the Conference/Dining Center has a total ground

2

floor area of 448 m

and contains a dividable space for either conferences

accommodating an average of 250 persons and dining facilities for the same
number; or conference or dining facilities for approximately 500. The Center
is provided with a stage and an area for all conference services (photography,
projection, translation, etc.) on the mezzanine level. The mezzanine level

2

has a total area of 282 m .

AREAS & COST ANALYSIS

The tables below set out the total built-up areas, the estimated cost per square
meter and the total cost estimate for the complex.

Total Built-Up Areas

Space

2

Total Area (m )

Iraqi Reinsurance Company Headquarters:
Ground floor-6th floor

8,850

Parking Basement 1

2,600*

Basement 2

3,350**

Both Basements

5,950

Conference/Dining Center:
Ground floor & mezzanine

730

Commercial Building:
Total floors
Non-rentable areas
Total rentable areas

14,780
2,830
11,950***

Parking Basement 1

2,250

Basement 2 (shelters & mechanical plant)

1,500

*

2
It is assumed that 2,250 m of this basement's total area of 4,850 m

contains 90 parking spaces for the Commercial Building.
2
** It is assumed that 1,500 m of this basement's total area of 4,850 m
serves the Commercial Building's shelters and mechanical plant.
*** 81% of the total floor area.

Estimated Cost Per Square Meter

Built-UpArea

2

Estimated Cost/m (ID)

Iraqi Reinsurance Company Headquarters

160.000

Commercial Building

160.000

Conference/Dining Center

160.000

Parking Basement 1

60.000

Mechanical Plant & Shelters Basement 2

60.000

Site Work

Total Estimated Cost (ID)

Iraqi Reinsurance Company Headquarters

90,000

Commercial Building

30,000

Total Estimated Cost for Site Work

120,000

Total Cost Estimate for the Complex

Estimated

2

Area (m )

2

Total

Cost/m (ID)

Estimated Cost (ID)

160

1,416,000

Basements: 5,950

60

357,000

Conference: 730

160

116,800

-

90,000

Headquarters: 8,850

Site Work
TOTAL

Commercial Building: 14,780

1,979,800

160

2,364,800

Basement 2: 1,500

60

90,000

Basement 1: 2,250

60

135,000

Site Work

-

30,000

TOTAL

2,619,800

Total Project Cost Estimate

REINSURANCE HEADQUARTERS &
CONFERENCE CENTER

1,979,800

COMMERCIAL BUILDING

2,619,800

TOTAL ESTIMATED COST

ID

4,599,600

