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Introduction

The Population, Housing and Establishments Census 2017 is the cornerstone of the efforts
towards developing a reliable, up-to-date and comprehensive database. PCBS has conducted
several important censuses and surveys such as: The Population, Housing and Establishments
Censuses 2007 and 2017; hence, this Study is based on the data of those sources.

To that end, PCBS is disseminating and analyzing findings and data of censuses to enhance
awareness of the availability of statistical data in general, and censuses findings in particular,
as well as raising awareness about their potential utilization and inter-linkages with various
socio-economic conditions. The outputs of this study cover areas of dissemination and
analysis of census findings. This includes producing a series of user-oriented reports at
different levels, including analytical, in-depth analysis and summary reports.

The topic of sustainable housing development is one of the modern and contemporary issues,
but its working methods are still insufficient and it depends on meeting the current housing
needs without going into the needs of future generations. Sustainable housing aims at
producing good quality housing at affordable prices in the short and long terms. It also aims at
achieving economic, social and environmental sustainability, from planning to

implementation, and at the same time, producing affordable housing.

Therefore, the importance of this study lies in focusing on studying the sustainable housing
development in Palestine through monitoring urban indicators, the general background related
to housing development in Palestine, reviewing indicators of appropriate housing in Palestine,
identifying the most important indicators of infrastructure, as well as monitoring obstacles
and challenges that prevent achieving sustainable housing development. Also, identifying the
determinants, problems, potentials and setting the strategic goals, while highlighting the
policies required to achieve Sustainable Housing Development in Palestine, in addition to

setting some proposals to deal with the housing issue of degraded constructional areas.

We are pleased to introduce this study “Sustainable Housing Development in Palestine 2007,
20177 as one of the outcomes of the census data analysis project, and to be a reference for
planners and decision makers in the Palestinian public and private sectors towards

strengthening the planning and policy making processes at various levels.

August, 2020 Dr. Ola Awad
President of PCBS
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Executive Summary

Housing is deemed as one of the requirements of modern life that no country in the world has
been able to reach a final solution to its problems hitherto. It is one of the most exacerbating
problems because of the wide gap between supply and demand. The concept of sustainable
housing development depends on meeting the current needs of housing without detriment to
the needs of future generations. Sustainable housing aims at producing good quality housing
at affordable prices on the short and long terms. It also aims at realizing economic, social and
environmental sustainability, from the stage of planning to implementation, and producing
affordable housing at the same time.

Theoretical framework of the study

This chapter reviews the structure of the study entitled ‘Sustainable Housing Development in
Palestine 2007, 2017'. The scope of this study covers State of Palestine, while the time limit
covers the period (from 2007 to 2017) The forward-look period of this study expands to the
year (2030). The study aims at tracking the urban indicators and the general background
associated with housing development in Palestine, as well as presenting the indicators of
adequate housing in Palestine. The study also aims at identifying the most important
indicators of infrastructure, the obstacles and challenges that prevent the achievement of
sustainable housing development. It also aspires to analyze the main indicators and examine
the determinants, problems and potentials and setting forth the strategic objectives and
highlighting the policies needed to achieve sustainable housing development in Palestine, and
finally suggesting some proposals to address the problem of housing in urban slumping areas.

Urban indicators (general background) related to housing development in Palestine

e Population size and growth

The population of Palestine according to the results of the census 2017 is (4,781,248) persons,
which represents a rise in the population during the past twenty years, since the census of
1997, by 65.1%. The population is distributed by region; 2,881,957 persons in the West Bank
and 1,899,291 persons in Gaza Strip. It is striking that the outbalancing relative weight of the
population is directed towards Gaza Strip. It is estimated that the estimated population of the
Palestinian population in the West Bank and Gaza Strip in 2030 will be approximately 6.4
million persons, 3.7 million persons in the West Bank, and 2.6 million in Gaza Strip. This
increase in population created difficult conditions, especially in Gaza Strip. Such an increase
in the population made it difficult to provide housing to meet the needs of the new
households.

¢ Urban population growth

The percentage of urban areas population in 1997 was (53.1%), then rose to (73.5%) in 2007,
and to (77.1%) in 2017. Therefore, the percentage of urban population is high once compared
to other countries. The growth rate of the urban areas population is increasing rapidly, and the
unplanned as well as unsustainable urban areas development makes cities a habitat for many
emerging environmental and health dangers, not to mention the urban sprawl on farmlands.

¢ Household formation and household size

The indicator of household formation and size is important for estimating the volume of
demand for housing. There is no doubt that the phenomenon of marriage in any society
directly affects the formation of new households, and consequently on population growth,
which results in an increased demand for housing. The number of private households in
Palestine in 2017 reached 929,221 households, of which 594,511 households in the West
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Bank and 334,710 households in Gaza Strip. With regards to household formation, the study
found that the percentage of the increase of households in Palestine during the period 1997-
2017 reached 128.3% with an annual increase rate of about 6.4%, while the average
household size in Palestine in 2017 was (5.1); 4.8 in the West Bank and 5.6 in Gaza Strip. The
planners in the housing sector have to consider the consequences of such increase to achieve a
decent and sustainable life for the residents.

e Population density and population distribution

The general population density in Palestine reached (781 person/km?) in 2017.The population
density in Gaza Strip is rising highly as it reached (5,138 person/km?), while the West Bank
recorded much lower density than in Gaza Strip (500 person/km?). This means that the
density in Gaza Strip is about 10.3 times higher than it is in the West Bank. If the population
density in Palestine is compared to the population density in the world, it will be found that it
is one of the highest population densities in the world. The population density in the West
Bank over the two areas (A + B) has reached 1,241 person/km?, while the density on the built-
up area in Palestine, in general, reached 7,906 person/km?, and it reached 6,164 person/km? in
the West Bank, while it is 13,789 person/km? in Gaza Strip. The general population density in
Palestine is expected to reach 1,069 person/km? in 2030; 665 person/km? in the West Bank,
and 7,342 person/km? in Gaza strip.

Indicators of adequate housing in Palestine

e Completed buildings by year of construction

About 30.7% of the buildings in Palestine were built thirty years ago, and most buildings that
were built before 1967 need reconstruction or restoration, including refugee camps. It is also
impossible to provide housing to the size of the increasing demand, except through the
conducting housing projects under government supervision.

e Materials of external walls

The cement block is the predominant basic material for building the external walls of
buildings. This type of block in Palestine constitutes about 57.1% of the total building
materials used, cleaned stone come in the second rank with a percentage of 24.1%, and the
remaining 18.8% are for other materials of external walls. For that , the indicator of
construction materials used in Palestine is considered very good in both the West Bank and
Gaza Strip.

¢ Buildings and housing units status

In general the status of buildings in Palestine is, good with the exception of refugee camps,
old and slum areas, which are of poor and medium standard, and few of them are of excellent
condition. Many of the buildings in Palestine are not constructed from the outside,
particularly in Gaza Strip, which led to visual pollution. There is no doubt that the residents of
deteriorated urban areas live in bad housing conditions and that is unsuitable for living a
decent life, especially those residing by acquisition due to forcible migrations imposed on the
Palestinian people.

e Heights of completed buildings

The distinctive characteristic of the completed buildings of Palestine is the low-rise buildings,
as the one-floor buildings make up about 37.7% of the total buildings in Palestine, while the
two-floor buildings account for about 38.6%. This means that the one-floor and two-floor
buildings constitute approximately 76.3% of the total buildings. The remaining percentage
(23.4%) is for the buildings that consist of three floors or more. So that the multi-floor
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buildings should become the dominant feature of buildings in Palestine due to the limited land
areas and the high price of land.

e Occupied housing units

The number of occupied housing units in Palestine, according to census data 2017, amounted
to 929,221 housing units, of which 594,511 housing units (64.1%) in the West Bank, and
334,710 housing units (35.9%) in Gaza Strip. When comparing the increase in the number of
occupied housing unites between the 2007 and 2017 censuses, it is found that the percentage
of change in the West Bank, during the ten years between the two censuses, is about two
points lower, while in Gaza Strip, the percentage of increase, during the ten years between the
two censuses, is about two points higher

. There is a need to direct housing projects towards governorates that have fewer housing
units.

e Completed housing units productivity percentage to household structure

The productivity percentage of completed housing units to household structure in the West
Bank and Gaza Strip amounted to 1.3 housing unit/ one household. This percentage is not
valuable, but these numbers are overstated. However, the problem is not in the number of
households in the housing unit, but in the type of household, in addition to the number of
household members (household size).

e Occupied housing units within the boundaries of administrative area

The results of the census 2017 show that the number of occupied housing units per square
kilometer in Palestine is (154.2 housing units/km?). In Gaza Strip, this number is much higher
than it is in the West Bank, as it reached 917 housing units/km? in Gaza Strip compared to
105.0 housing units/lkm? in the West Bank.

The average of square kilometers of occupied housing units in the two areas (A + B) in the
West Bank was 260.8 housing units/lkm?, a difference of 155.8 housing units/km? from the
average according to the administrative boundaries of the West Bank, while the average share
of square kilometers of occupied housing units on the built-up area in Palestine, in general, is
1,561.2 housing units/lkm?: 1,294.7 housing units/km? in the West Bank and 2,461.1 housing
units/km? in Gaza Strip.

e Occupied housing units distribution

The percentage of concentration - the spread of housing units in the boundaries of
administrative area - was about 34.8%, which means that the distribution is not equal, and
closer to dispersion than to concentration. The degree of housing units concentration in the
governorates area varied from one governorate to another. the reason of distribution being
closer to dispersion is the lack of balanced planning on the governorate area due to the Israeli
occupation measures on the lands in the West Bank.

e Occupied housing units by type of housing unit

The apartment is the dominant type of occupied housing units in Palestine, as they represent
about (61.5%), while the ‘house’ or what is known as (traditional houses) comes in the second
rank with a percentage of (35.3%) of the total housing units in Palestine. Therefore, these two
types constitute together about 96.8% of the housing units. It is striking that the trends of the
housing pattern changed during the period from 1997-2017. It is also noticed that the (houses)
recorded a decrease against an increase in the number of apartments. Given the type of
housing unit indicator, it is found that this indicator is good for Palestine, due to the high
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percentage of apartments compared to the low percentage of houses during the last two
decades, which indicates that the vertical pattern has become a clear trend in recent years, but
the house remains clearly more liked/preferred by people especially in rural areas.

e Vacant housing units (unoccupied)

The percentage of vacant housing units in Palestine is 6.1% of the total housing units; 6.4% in
the West Bank and 5.7% in Gaza Strip®. This indicator is considered good in Palestine, where
the average of most international cities ranges between (7% - 9%).

e The number of persons per occupied housing unit

The number of persons/housing unit in Palestine ranges from (4.4 to 5.7) person/housing unit.
The difference is not large then, as it does not exceed 1.3 person/housing unit, while the
general average is 5.1 person/housing unit. There is a difference between the West Bank and
Gaza Strip; in the West Bank the number is 4.8 person/housing unit, while it is 5.6
person/housing unit in the Gaza Strip, with a difference of 0.8 person/housing unit.

Although the indicator of number of prsons in the occupied housing unit is good and it
suggests that the housing unit is adequate, but this indicator does not reflect the reality as it is
because other indicators should be taken into account, such as: the number of rooms inside the
housing unit, the number of persons per room (density of housing unit), type of household and
type of housing unit.

e Number of persons per room (housing density)

The average housing density in Palestine was 1.4 persons/room, and the persentage was 1.3
persons/room in the West Bank, while it was higher, 1.6 persons/room, in Gaza Strip. As for
the percentage distribution of persons in a room in Palestine, the greatest number of
households that has housing density of (1 persons/room - 1.99 persons/room) is 50.8%. This
group does not often suffer from a housing crisis due to the housing density, followed by
households that have housing density of (2 persons/room - 2.99 and more persons/room) with
a percentage of 21.3%, while households with a housing density less than one person,
constitute 20.5%, and the lowest percentage was 7.4% for households with a housing density
of (3 persons or more/room). According to scales of the housing density, the rooms, where the
number of persons exceeds 2 persons/room, suffer from a high degree of housing density. The
general trend in Palestine goes towards a decrease in the housing density in recent years from
(2000-2017). The average housing density was 1.9 persons/room in the year 2000, but it
decreased to become 1.4 persons/room in 2017.

e Area of occupied housing unit

The average of housing unit area in Palestine is 129.7 m2. and the average housing unit area in
the West Bank is higher than that it is in Gaza Strip. This is normal; because of the large area
of the West Bank, the spread of rural housing unit and the low price of land compared to Gaza
Strip. The average of housing unit area in the West Bank ranges from 132.5 m? , 125.1 m?,
respectively. The highest average housing unit area in Palestine is in the rural areas, then for
the urban area, and finally for camps. This indicates that the camps suffer more of less
housing unit area. As for urban centers, they suffer less. It is noticeable that the housing
space — i.e., spaces between neighbors in Palestine — is not sufficient, especially in refugee
camps, old areas and popular neighborhoods. This leads to convergence between residential

! Palestinian Central Bureau of Statistics, 2018. Population, Housing and Establishment Censu
2017, Final Results Buildings Report. reference number 2378. Ramallah - Palestine
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buildings which results in noise, loss of privacy, lack of ventilation and insolation. This is due
to the pattern of unplanned construction and the absence of laws and regulations to regulate
buildings, particularly in camps, slums and old areas.

e Per capita of the available space inside the occupied housing unit

The average per capita of the available space inside the housing unit in Palestine is
appropriate compared to international standards, as it amounted to 25.4m2. There is a
difference between the West Bank and Gaza Strip, as the per capita in the West Bank is
27.6m?, while it is 22.3m? in Gaza Strip. Therefore, this falls under the title of above-average
housing, according to the Palestinian standards and the highest standard according to the
United Nations standards. This applies to all governorates in the West Bank and Gaza Strip.

e Tenure of occupied housing unit

Most of households in Palestine reside in housing units owned by the one of households
members. This percentage constitutes 84.6% of the total households in Palestine, which is a
high percentage compared to the international percentages of ownership. The households that
live in a rented furnished and unfurnished housing units come in the second rank with 8.4% of
the total households in Palestine. This category constituted 9.4% of the the total households in
the West Bank, and about 6.5% of the households in Gaza Strip.

e Occupied housing unit price to the household income

About 70.1% of the households cannot build a housing unit, while the group that can build
one housing unit amounted to about a quarter of the population. As for the households who
can build two housing units or more constitute only 4.1%. This indicator is negative in
Palestine although it is worse in Gaza Strip compared to the West Bank.

Infrastructure indicators

e Access to drinking water?

The households that depend on the piped into dwelling in Palestine are about 57.0% of the
total households. This percentage in the West Bank reached 88.1% and 7.8% in Gaza Strip.
This indicates the extent of suffering faced by the residents of Gaza Strip in providing
drinking water through the public network. The percentage of households that obtain drinking
water through buying them from fresh water vendors’ tanks in Palestine is 36.8%; 4.6% in the
West Bank. It is a low percentage compared to Gaza Strip whose percentage is 87.9%. Thus,
this requires additional financial burdens on the population of Gaza Strip despite the low
standard of living, high poverty and unemployment.

e Type of Toilet Facility used by the Household

The housing units that households used flush to piped sewer system in Palestine amounted to
53.9% of the total housing units. This percentage in the West Bank is 34.2%. However, Gaza
Strip has the highest percentage of 85.3% of the total housing units. The percentage of
housing units that households used flush to septic porous tank or Flush to Septic tight tank in
Palestine is about 44.5%; 63.3% in the West Bank and 14.6% in Gaza Strip.

It seems that the lack of a suitable sewage network and the low level of tanks led to
environmental degradation due to sewage leakage into the groundwater, either through
cesspool holes, septic porous tank or through open sewage basins. Therefore, the residential

2 Data exclude those parts of Jerusalem which were annexed by Israeli Occupation in 1967.
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areas that depend on cesspool holes or septic tanks are of grave health hazards that may affect
the aquifer while a safe and effective system reduces sewage leakage.

e Occupied housing units connected to main source of electricity

The percentage of housing units connected to the public electricity network in Palestine was
98.4%: 97.5% of the total housing units in the West Bank. Gaza Strip has the highest
percentage, where it reached 99.9%. As for the percentage of housing units connected to a
private generator, it was less than 1% in the West Bank and Gaza Strip. The percentage in the
other governorates ranged from (0.8% to 10.5%).

e Sanitation and public health services
The sanitation indicator in the West Bank and Gaza Strip is highly appropriate, where
municipalities and UNRWA Agency play a good role in this field.

Obstacles and challenges preventing achieving sustainable housing development

e The first factor: Housing characteristics, utilities and services

This factor explained 59.671% of the total variance in the matrix of variables; meaning the
strong impact of the characteristics of this factor, and its direct impact on the residential
environment and its development. There is no doubt that the characteristics of housing,
utilities and services have a clear impact on housing development.

e The second factor: The demographic factor

The second factor explained 16.264% of the total variance in the matrix of variables. The
Palestinian society is a young society, which foretells an increase in the future population,
which may affect the social and economic standard, against the scarcity of capabilities and
resources. It is natural that the youth group that constitutes a large proportion of the
Palestinian society needs an adequate number of housing units for young couples, in addition
to other groups in society. Sustainable housing development has become an urgent necessity
that requires concerted efforts so that the problem does not get worse, in light of the
increasing population, high unemployment and poverty rate.

e The third factor: Housing ownership and tenure

This factor explained 7.308% of the total variance in the matrix of variables, and was
distinguished by moderate degrees of saturation of factors. As the saturation of factors ranged
from 0.6 to less than 0.9, for nineteen variables, while the variables that were saturated by less
than 0.6 reached seventeen variables. All variables were positive, meaning that the strong
influence of the characteristics of this factor and its direct impact on the residential
environment.

e Fourth Factor: Displacement (Refugees), Internal migration and High Urbanization:

The factor of the displacement and internal migration explained 5.817% of the total variance
in the matrix of variables. It seems clear that displacement and migration factor is a major
element in changing the size of the population alongside the natural increase of population. It
affects their demographic and economic characteristics, and perhaps the most prominent
demographic changes that occurred in Palestine are those changes related to displacement and
migration. This has caused a clear imbalance in the demographic structure of the population
of Palestine. It is also evident that the process of displacement, to which Palestine was
subjected, has had dangerous dimensions in various fields; (30) refugees’ camps were built to
accommodate displaced refugees in the West Bank and Gaza Strip, which have become, since
decades ago, inadequate for the housing increase because of the limited area of these camps.
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e Other factors

1. The economic factor

There is no doubt that the economic conditions in the West Bank and Gaza Strip have an
impact on various economic sectors, especially the housing sector, which depends primarily
on savings and stability. Perhaps one of the most important economic facts of the population
that have an impact on housing development is that the number of unemployed persons in
2017, for the age group from 15 years and over, amounted to 328,909 persons, constituting
27.2% of the total Palestinian population participated to labor force of the same age group.
The results also indicated that the highest unemployment rate was in Gaza Strip, as a result of
the blockade imposed on the Gaza Strip since 2007. The poverty rate among individuals
during 2017, according to the patterns of monthly consumption, reached 29.2% in Palestine;
13.9% in the West Bank and 53.0 % in Gaza Strip. At the same time, 41.1% of the Palestinian
individuals have a monthly income below the national poverty line; 24.0% in the West Bank
and 67.6% in Gaza Strip. It was also found that 16.8% of the Palestinian individuals suffer
from deep poverty.

2. Structural plans, failure of the administrative entities, and occupation restrictions
Regional and structural plans have an important role in guiding the spatial expansion of
urbanization and residential development, as well as in organizing the map of land uses.
Perhaps these plans need administrative operations with a high degree of efficiency and
effectiveness so that they can meet the urgent problems and needs of population and
economic and urban growth. The absence of planning for a long period due to the Israeli
occupation is largely reflected on residential patterns, and has created many problems that are
difficult to solve.

3. Settlements and division of the West Bank into three areas, namely (A), (B) and (C).
Among the most important problems facing housing development in Palestine are the
confiscation of Palestinian lands, preventing the Palestinians from building on them, and
allocating them for the purposes of Israeli settlement. This is in addition to the expansion and
annexation wall, expansion of settlements, and detour roads which have resulted in the forced
reduction of Palestinian urban expansion, as well as giving the opportunity to Israeli
settlements to expand. The Israeli occupation confiscated the lands and controlled it by
military orders. It is remarkable that the Israeli occupation puts all obstacles to tighten the
siege and restrict the urban expansion of the Palestinians, especially in Jerusalem and areas
classified as (C) in the West Bank, which are still under the full control of the Israeli
occupation, in addition to the expansion and annexation wall, which isolated more than 12%
of the West Bank area.

4. The Israeli Occupation policy of demolishing residential housing units

The policy of housing units demolition practiced by the Israeli occupation authorities has a
direct and dangerous impact on the reality of housing construction in Palestine. The roots of
this policy go back to the year 1948, i.e., since the occupation of Palestine, where the
occupation forces destroyed hundreds of thousands of Palestinian homes due to different
reasons, which led to the displacement of thousands of families.

5.  The high costs of construction, lands, apartments and lease market

It seems that the prices of the lands are linked to the political, economic and security
conditions that the region goes through, which in turn, affect supply and demand. The soaring
prices of lands and housing units continue to increase till the present time, which is
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understandable once we admit the fact that the small area of Gaza Strip and the limited land
area permitted by the Israeli occupation to be used for construction in the West Bank. This is
in addition to the limited supply of building lands and the increased demand for construction
lands as a result of the increasing rate of population. It is evident that the high price of lands
will be reflected on the housing in terms of shape, area and expansion. The increase in the
prices of lands has also resulted in an expansion of construction in the agricultural land, where
many of the agricultural land are located in the outlying areas and the middle of residential
areas, which, then, were turned into residential buildings.

6. The social factor (customs and traditions)

The population of Palestine depends mainly on the horizontal expansion, especially in rural
localities,. Therefore, urbanization is spread over a large area of land because of old customs
and traditions that do not allow sharing the housing with other families. As a result of the
increasing population and scarcity of land, the increasing prices of land and the increasing
cost of construction, residents are forced to rely on vertical construction and to live in
apartments, until this became a familiar matter to the Palestinian population.

7. Roads and means of transportation

There is a clear correlation between the road map and the urban growth map, where
urbanization goes with the locations of roads, or in the areas where roads and means of
transportation are available. People move away from the areas where the roads’ network does
not exist, despite the fact that these areas are characterized to be low in lands’ prices. A group
of regions in the West Bank and Gaza Strip suffer from the lack of paved roads, especially in
rural areas which leads to overcrowding in the urban areas.



