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Abstract

Gaza Strip faces large and accumulating shortfall between the built and needed
houses due to a high natural population growth, very high population density, difficult
political and economic conditions and a suffocating siege imposed, with a high
unemployment rate. This has caused an increase in the ongoing gap between housing
demands and supply. The most prominent public housing projects in Gaza Strip
implemented during the time period from 1994 to 2017 have been introduced.

The aim of this research is is to improve the contribution of the public housing
projects in alleviation of housing crisis in Gaza Strip. The objectives of this research are to
estimate the housing gap by identifying the size of demand, supply and deficit and to
evaluate the role of public housing projects in alleviating the housing crisis in Gaza Strip,
in addition to set out the main barriers that the government faced in alleviating the housing
crisis.

Literature review, questionnaire survey and two case studies were used in this
research. 80 copies of the questionnaire were distributed randomly to experts working in
the housing field in Gaza Strip. 73 copies of the questionnaire were received with respose
rate of 91.25%. Two case studies were presented to elaborate the survey results.

The most important result of this research is that the public housing projects and
public housing policies have a low rate of contribution in alleviating the housing crisis in
Gaza Strip. The results showed that the most important reasons that led to this low rate is
the lack of comprehensive, realistic and appropriate public housing policies, while the
second reason is not reviewing and updating the public housing standards which has led to
mistakes in the way of choosing the target group of public housing projects. Social and
geographical sides of public housing projects are both acceptable. Also, the results showed
that the main obstacles facing the government in solving the housing crisis are lack of
housing policies, shortage of economic resources of the government and citizens, political
division between West Bank and Gaza Strip, shortage of the construction materials, high
population density and high population growth rate.

It is concluded that the most important step the Palestinian government must take to
solve the housing crisis is to develop realistic and appropriate public housing policies and
strategic plans that encouraging the private sector to invest in housing field. Also,
Palestinian government must review, amend and update the housing criteria for selecting
the target group.

Keywords: Public housing, Housing projects, Housing standards, Housing crisis, MPWH,
Gaza Strip.
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Chapter One

Introduction
This chapter outlines background about the research problem, aim, objectives,
scope, limitations, the main methodology steps and the structure used for the

research presentation.

1.1 Background

Since ancient times, man has been trying to secure his basic needs from simple
shelter to his many attempts to secure a residential environment that satisfies his
renewed desires and raises his standard of living (Salam & Busahwa, 2012). UN-
HABITAT (2013) believed that housing is one of the most important requirements of
life and is the basis of social peace, which integrates the economic, social,
architectural, legal, technological, organizational, administrative, design and
planning, in an integrated system. Any defect in any part of them leads to a clear
imbalance in this system which is one of the most important resources of

development in any country.

In fact, housing comes in the second position of the life priorities after food
and it is considered as a sensitive issue that requires attention and care. On this basis,
a person without comfortable housing cannot be stable physiologically or socially
which will make him to be not creative or producer person. Khaidar (2001) believed
that the person who does not have a decent home to live in, considers himself
without a homeland and his relationship with his homeland becomes weak as long as

he has no humane shelter.

Arnote (2008) mentioned that "housing is the main engine of the national
economy". It is the mainstay of the good conduct of all other sectors, even if
indirectly. The lack of housing for individuals generates housing problems that
threaten the future of all sectors in the country. Individuals without shelters will not
live safely and this will negatively affect their work productivity and performance
(Al-Agha, 2015). Problems of health, obsolescence, overcrowding and suitability
have been competently discussed by among others. However, these qualitative

problems have not received as large and dedicated a following as their quantitative
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counterparts. Consequently, on national as well as international agendas, they have
not been elevated to the same ‘threat levels’ as quantitative problems. But these

‘other’ problems are to all intents and purposes, real housing problems, which
warrant the same attention as the more forcefully expressed shortages (Hardoy,
Cairncross, & Satterthwaite, 1990). It is not illogical to claim that such problems
require a different set of solutions specifically directed at them (Tipple, 2004). But
then it can be soundly argued that the ‘other’ mainly qualitative problems are
symptoms of housing shortages. For example, overcrowding takes place partly
because there are too few housing units available (Tipple and Owusu, 1994). Hardoy
et al. (1990) explained that problems of health are in a way linked to poor services,
overcrowding and/or overloading of facilities. So that, it is essential to provide a
suitable residential environment for all members of the nation to satisfy their desires,
renew their living standards, provide them with safety and make them creative
producers affect positively in all other sectors.

Housing crisis is not the result of the present, but it is as old as the human
being. Its degree varies from one country to another, which has reached its peak in
developing countries in general (Nashour, 2012). Salam and Busahwa (2012)
explained that the Arab countries suffer from many housing problems. Most Arab
countries have the same situation in terms of social, linguistic, and demographic, but
there are also distinct differences between their population, and between the
countries themselves. There are differencesin levels of development, civil,
unemployment, national income, and growth rates. In addition, there are differences
in awareness levels about housing problems, policies and strategies. Accordingly,
these countries need to identify their housing problems and resolve the outstanding
issues in order to achieve sustainable development which can be provided by the
development of the individuals' life standards (Salam & Busahwa, 2012).

Gaza Strip faces a large and accumulating shortfall between the needed houses
and the built. According to the United Nations Country Team in the occupied
Palestinian territory (2017), the housing shortage in Gaza continues to be an issue of
concern as housing shortage has increased from 71,000 housing units in 2012 to

120,000 in 2017- in large part due to natural population growth.
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Gaza Strip with a population of 1,899,291 individuals is considered as a
densely populated area, which has area does not exceed 365 squarekilometers and a
very high population density reached to 5203 persons / km? in mid of 2017, it is
actually very high population density compared to 509 persons / km? in West Bank,
it means ten times the population density of West Bank (Palestinian Central Bureau
of Statistics [ PCBS], 2017). With Additionally, Gaza Strip has a high rate of annual
population growth reached to 3.20% in 2017 (PCBS, 2017). Also, people live in
difficult political and economic conditions and the government suffers from a
suffocating siege imposed on Gaza Strip and its inhabitants, with a high
unemployment rate. This has caused a rise in the proportion of people living in the
same dwelling, the average density of the population in Gaza Strip was 1.7% per
room, while 13.2% of the population lives 3 persons or more in the same room
(PCBS, 2015), and has caused an increase in the ongoing gap between housing
demand and supply.

Housing sector in Gaza Strip can be divided into four main categories:

1. Public Housing: It is the housing projects that are implemented through the
local government in Gaza Strip which is represented by the Ministry of Public
Works and Housing (MPWH), Often funded by donors and sometimes by the
government itself. These housing projects are targeting the limited-income
families. They are given to beneficiaries through specific criteria by the
government and donors. So, they can be granted free or through convenient
installments over a long period of time according to specific criteria. Such as Al-
Sheikh Hamad Housing Project in Khan Younes governorate.

2. Semi-Public Housing: It is the housing projects that are implemented through
the Palestinian Housing Council (PHC). The Council is responsible for several
new housing projects funded by the European Union, the US and Japanese
governments. These projects are targeting the limited-income families. they are
given to beneficiaries by criteria similar to public housing. Such as Tal El Sultan
Housing Project in Rafah governorate (Yusuf, 2002).

3. Cooperative or Charitable Housing: It is housing projects are implemented
through some international institutions that contribute to the housing sector such
as (United Nations for Reliefs and Works Agency (UNRWA), United Nations

3
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Development Programme (UNDP), Gaza Re-construction Committee - Qater,
Kuwait International Mercy Society in Gaza, Qatar charity, Presidency of the
Turkish Agency for Cooperation and Coordination (TIKA)). Frequently, these
housing projects granted free to poor families who have inappropriate shelters or
those affected by wars or disasters. Such as the Saudi Housing Project 1,2,3 in
Rafah governorate.

4. Private ""Main™ Housing: It includes all private companies and investment
banks involved in the field of housing through the establishment of investment
housing projects and then sold or leased, or through bank loans for the
construction of housing. This private sector is considered one of the most
important and largest sectors contributing to the field of housing (Zoarab, 2015).
This residential sector is distinguished from other sectors. It is a profitable
investment, and the specifications of the housing produced by this sector are
often of a high standard in terms of geography, urbanization, building finishes,
housing area, number of rooms, basic services and other features. Therefore, the
target group in this housing sector is high-income and middle-income. Such as
Al-Dhafer Towers Housing Project in Gaza governorate. Also It includes all the
efforts made in the housing sector by the people "High-income and middle-
income", especially those who create housing units for themselves at their own
expense. They represent a significant proportion of housing in Gaza Strip
(Zoarab, 2015).

This research focused on the role of public housing projects in contributing to
the alleviation of the housing crisis in Gaza Strip. The most prominent public
housing projects in Gaza Strip implemented during the time period of the Palestinian
National Authority (PNA) from 1994 to 2017 will be introduced. The contribution
made by these housing projects will be evaluated. Several aspects will be used in
evaluation such as: policies, strategies, social, geographical, target groub and housing
criteria. Finally, related recommendations will be proposed to improve the role of

government housing projects in the alleviation of the housing crisis.

1.2 Problem Statement
The need for housing, both quantitative and qualitative, is one of the constant

and permanent needs. It cannot be said that there is an absolute end to this need,
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because it is renewed by population growth and family training on one hand, and by
the need to renovate dilapidated dwellings on the other. Therefore, the availability of
information and statistics on the quantities and types of housing units is essential in
the estimation of this need. It is necessary that the information to be as accurate as
possible, so that all the estimated or approximate work in the field is close to

accuracy.

The statement of the problem can be summed up in the following main aspects:

1. The absence of previous studies on the evaluation of public housing projects
in Gaza Strip, most of the research related to the housing crisis deals with the
issue of urban planning, or focus on a specific project only, such as Tal Al-
Hawa project.

2. There is inconsistency and exaggeration observed in estimates of the size of
the current housing gap in Gaza Strip.

3. Absence of a clear public housing policy.

The problem can be briefly identified, in light of the above, by asking the following
question:
1. What is the current status of the housing gap in Gaza Strip?
2. What is the contribution of public housing projects? Is it able to fulfill the
demand ?
3. What are the main barriers that the government faced in alleviating the
housing crisis?
4. How to activate the role of public housing projects in alleviating the housing

crisis?

1.3 Research Aim and Objectives
The aim of this research is to improve the contribution of the public housing
projects in alleviation of housing crisis in Gaza Strip. To achieve the aim of this

research many objectives exist, these objectives can be summarized as bellow:

Objective 1: To estimate the housing gap by identifying the size of demand, supply
and deficit.
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Objective 2: To evaluate the role of public housing projects in alleviating the housing

crisis in Gaza Strip.

Obijective 3: To set out the main barriers that the government faced in alleviating the

housing crisis..

1.4 Significance of Research
The importance of the study is as follows:

1. Housing projects are of vital studies and urgent because of its multifaceted
repercussions on all aspects of life, especially in the provinces of Gaza, which
are characterized by high population density, such as the high proportion of the
dependent class in the Palestinian society, which is in dire need of adequate
housing.

2. The land value of the building is much higher than the income levels, and it is
so limited that it is difficult to obtain plots of land for construction especially
by the low-income groups, which requires all specialists and workers in the
field of public housing to expand housing projects for low-income people.

3. The scarcity of scientific research and studies related to alleviating the housing

crisis in developing countries in general and in Gaza Strip in particular.

1.5 Research Scope and Limitations
The scope and limits of this study are summarized as bellow:

1. Since Gaza Strip is the most densely populated area of Palestine and the
housing crisis is intensifying it, the study is limited in Gaza Strip rather than
West Bank.

2. The research depends on the quantitative and qualitative analysis where as a
questionnaire and acase study will be used. Information will be gathered
from the housing experts and specialists in Gaza Strip. Data were collected
from previous related studies and main organizations that working in the
housing sector in Gaza Strip.

3. The study focused only on the role of public housing projects implemented
by the Ministry of Public Works and Housing (MPWH) in contributing to the

alleviation of the housing crisis, noting that there are other sectors of
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importance and impact in solving the housing crisis, such as the private
sector, cooperative or charity ........ etc .

4. The study focused on the public housing projects carried out in the time
period (1994 - 2017), since the coming of the Palestinian Authority in 1994
to 2017.

1.6 Research Methodology
This research objectives are achieved through the following methods:

1. Desk study (Literature review): presented an extensive literature about

definitions related to this study, overview of Gaza Strip "Study Area", the
reality of population and housing in Gaza Strip, bodies working in the field of
housing in Gaza Strip. In addition, presents an extensive literature about the
purpose of public housing projects and the main elements of evaluation of
public housing projects such as: housing policies and strategies, social
objectives, criteria for selecting the target group to benefit from the public
housing project, choosing the geographical location of the public housing
project " Location-Efficient Siting”, and identify the main constraints that the
governments faced in alleviating the housing crisis. The sources have mainly
been refereed to academic research journals, dissertation/theses, books,
conferences and websites.

2. Questionnaires survey: was used in this research based on both aliterature

survey and previous studies in housing field. Questionnaire pretesting
considered an efficient and effective way to improve the collection and
organizing of the data. Before the main survey was launched, a pretesting
process was conducted to ensure the clarity and relevance of the questions.

3. Case studies: Two case studies were conducted. The first focused on
determining the percentage of MPWH contribution to the provision of
housing for Gaza Strip citizens since the coming of Palestinian Authority to
2017. The second dealt with an in-depth and special analysis of a real-life
public housing project implemented recently in Gaza Strip by MPWH which
called "Al-Shaikh Hamad housing project/city”. These case studies devised
an assessment of the MPWH role in alleviating the housing crisis in Gaza

Strip. This assessment is important in making comparison with the results of
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the questionnaire, which dealt with the subject of evaluation in terms of
descriptive elements. As a proof of the validity of the results of this study, the
results of both approaches to be similar and convergent or at least not
contradictory, and this confirms the accuracy and validity of the results of this
thesis. Details of case studies are given under the chapter dedicated to case
studies later in this thesis (Chapter 5).

4. Analysis, conclusion and recommendations: the outcomes of the study were

analyzed and evaluated through the use of the Statistical Package for Social
Science (SPSS) software. Analysis data were collected, studied and compared

with other studies to produce brief conclusions and recommendations.

1.7 Contents of the Thesis

The thesis consists of six chapters as follows:

Chapter One: Introduction
This chapter has a general introduction to the subject of the thesis. It describes
the background of the research problem, research aim and objectives and outline the

research methodology. The research scope and outline contents are also stated.

Chapter Two: Literature review
This chapter presents an extensive literature about population and housing in
Gaza Strip, bodies working in the field of housing in Gaza Strip, main elements of

evaluation of public housing projects and related studies to the subject of the thesis.

Chapter Three: Research methodology
This chapter explained the methodology that will be applied through the

research.

Chapter Four: Data results, analysis and discussions
This chapter presented the results achieved and their analysis using statistical
methods and discussing them in detail.

Chapter Five: Case studies

This chapter discussed in detail two case studies. First case study focused on
determining the percentage of MPWH contribution to solving the housing problem in
Gaza Strip. The other case study presented an in-depth analysis of a real-life public
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housing project implemented recently in Gaza Strip by MPWH which called "Al-
Shaikh Hamad housing project/city". Case studies aim at confirming the evaluation
results of public housing projects role in alleviating the housing crisis in Gaza Strip
during the time period (1994-2017).

Chapter Six: Conclusion and recommendations
This chapter describes the final conclusion, recommendations, benefits of this
research and area for further study.

References

Appendixes
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Chapter Two

Literature Review

The purpose of this chapter is to present an extensive literature about
definitions related to this study, overview of Gaza Strip "Study Area", the reality of
population and housing in Gaza Strip, bodies working in the field of housing in Gaza
Strip. In addition, to present an extensive literature about the purpose of public
housing projects and the evaluation elements of public housing projects such as:
housing policies and strategies, social objectives, criteria for selecting the target
group to benefit from the public housing project, choosing the geographical location
of the public housing project " Location-Efficient Siting", and identify the main
constraints that the government faced in alleviating the housing crisis in Gaza Strip.
The sources have mainly been refereed to academic research journals,
dissertation/theses, publications, conferences and websites.

2.1 Introduction

The housing problem is one of the most important and complex problems,
especially with modern development. The concept of housing has become not only
the provision of house but also the provision of infrastructure and social services at a
decent level to achieve decent living for the family. Palestine is one of the countries
which facing the housing problem due to the rapid population growth as well as the
practices of the Israeli occupation of the policies of displacement, destruction and

siege for the people of this country.

Therefore, this problem has become the concern of officials, planners,
legislators and specialists in this field from the governmental side as well as from
non governmental institutions, because of its importance and priority, especially as it
relates to one of the most important requirements of life for any individual or a
Palestinian family.

In order to be clear to those who are formulating plans to address or alleviate
this problem in the governorates of Palestine in general and Gaza Strip in particular,
the current situation must be examined and the reality of housing and the size of the

housing gap be defined as "housing deficit".
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2.2 Concepts and Definitions

The following paragraphs present the most important definitions related to this
study. These definitions relate to housing and population such as: population density,
population growth rate, sex ratio, etc. As well as what is meant to understand the
meaning of house, housing and its importance. Also since this study is an evaluation
of public housing projects, we should understand the meaning of the evaluation and

the meaning of project, housing project and public housing projects.

2.2.1 Definitions Related to Housing

Definitions related to housing such as: (Housing, House, Shelter, Residential
unit, Dwelling unit and Room) and Housing importance are illustrated.

1. Housing:

The great development of the concept of housing is indeed one of the important
commodity characteristics related to it. This has emerged evolution through different
stages of history since the oldest times, which stems originally from the development
of need in short. Tthis development has emerged through the following meanings:
(Al-Sheikh Darrah, 1988).

e Narrow concept: which goes to the dwelling as the shelter in which the people
reside, or the physical construction that consists of the walls and the roof on
which the human eye is located.

e Broad concept: It is not limited to the group of four walls, and above the ceiling,
but on the services it included and facilities provided by the community to accept

the human to live in this building with all the comfort and stability.

Al-Wattar (2002) defined housing as the net result of development and
investment, it is the final result of the investment of different capital in directing and
regulating the various commodities entering the mechanisms of the housing market,
whether through construction, distribution or management of that market, and is
closely related to the overall development strategy of the country. Therefore, housing
is the building that belongs to man. This includes all necessary necessities,
equipment, facilities and tools that the individual needs or wants to ensure the
achievement of natural and mental health and social happiness for him and his

family.
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2. House:

The house is the place where man lives in peace, safety and dignity, and is
considered a right (United Nations Center for Human Settlements, 1992). Ismail
(2000) identified the house as the place where man finds comfort and safety after a
busy day of tiredness and trouble.

3. Dwelling Unit, Housing Unit, Residential Unit or Shelter:

Palestinian Central Bureau of Statistics (PCBS, 1996) defined the dwelling unit
as a room or a number of rooms occupied or vacant and are used as a separate
dwelling, provided that there is either:

(1) Direct entrance from the outside or through a hall, or
(2) Complete kitchen facilities used only by the unit’s inhabitants regardless of

whether they are used or not.

(PCBS, 2017) defined the housing unit as a building or part of a building
constructed for one household only, with one or moreindependent entrance leading to
the public road without passing through another house.

4. Room:

PCBS (1999) explained the room as a dwelling unit or part of it surrounded
with walls and has a ceiling provided that its area is not less than 4 square meters.
The balconies surrounded with glass are considered rooms; while Kitchens,
bathrooms, other balconies, corridors, halls, and half rooms are not considered
rooms. Also, rooms used for work purposes such as a doctor’s room or a sewing
room are not considered rooms in this survey.

5. Importance of Housing:

It is an urgent need for life and has a large and continuous role in the life of the
individual and the formation of health and ethics and social relations. The Committee
on Economic, Social and Cultural rights has recognized the right to adequate housing
as a collection of fundamental guarantees legally granted to all persons under
international law. These guarantees are:

e Ensure legal protection against eviction, harassment or threats.

e Availability of services, resources and infrastructure in a sustainable manner.

13
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e The ability to afford housing and the need to provide housing subsidies to
those who cannot.

e Residents must have protection against the things that threaten health.

e Housing is accessible, especially for children, patients, the disabled and the
elderly.

e Accommodation is located close to the workplace, health centers and
schools. (Khaidar, 2001)

2.2.2 Definitions Related to Population
Below are some definitions relate to population such as: (population increase,
rate of ratural increase, population growth rate, population density, usual resident,

age-sex Structure and sex ratio).

1. Population Increase:
The total population increase resulting from the interaction of births, deaths,

and migration in a population in a given period of time. (PCBS, 1999).

2. Rate of Natural Increase:

The rate at which a population is increasing (or decreasing) in a given year due
to a surplus (deficit) of births over deaths, expressed as a percentage of the base
population (PCBS, 1999).

3. Population Growth Rate:
PCBS (1996) mentioned that the population growth rate is a rate at which a
population is increasing (or decreasing) in a given year due to natural increase and

net migration, expressed as a percentage of the base population.

4. Population Density:

Population density is equal to dividing the number of population in an area
over the total area of that area. This is a measure used to measure the rate of
population presence in an area. In the case of countries, the population density is

proportional to the area occupied by it. (PCBS, 1996)
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5. Usual Resident:
PCBS (1999) explained the usual resident as the person who spend most of his
time during the year in the Palestinian Territory, excluding temporary visitors and

foreigners and including residents temporarily absent.

6. Age-Sex Structure:

The composition of a population as determined by the number or proportion of
males and females in each age category. The age-sex structure of a population is the
cumulative result of past trends in fertility, mortality and migration. Information on
age-sex composition is an essential prerequisite for the description and analysis of
many other types of demographic data (PCBS, 1999)

7. Sex Ratio:
PCBS (1996) identified sex ratio as the number of males per 100 females in a

population.

2.3 Overview of Gaza Strip " Area of Study ™'

Figure (2.1) shows the location of Palestine from the world, bordered to
the north by Lebanon and Syria, from the south by the Gulf of Agaba, from
the east by Jordan, from the west by the Mediterranean Sea and by Egypt.

Figure (2.1): Location of Palestine (Palestinian National Information Center [PNIC],

2017)
BRE 3J|_t|5|
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As for Gaza Strip " The area of study " is part of Palestine and is located in the
western part, along the Mediterranean Sea as shown in Figure (2.2).

The following paragraphs will present a definition of Gaza Strip in various
areas related to our study, which are important to know when talking about the
housing sector, such as the geography of Gaza Strip, history, governorates,
residential communities, the reality of population and housing in Gaza Strip.

2.3.1 A Geographical Overview of Gaza Strip Location

Gaza Strip is the southern part of the Palestinian coast on the Mediterranean
Sea, in the shape of a narrow strip in the northeast of the Sinai Peninsula, constituting
approximately 1.33% of the historic area of Palestine from the river to the sea (Al -
Quds Open University, 1996), extending from the Beit Hanoun crossing point at the
far north to the Rafah crossing in the south-west, with a length of about 45 km, and
the maximum width in the southern part is between 13 - 12 km only, and in the
middle, the width ranges from 5 - 6 km, and return and slightly expand in the city of
Beit Hanoun in the north of 9 km, with a total area of 360 square kilometers
(Qahman, 2004).

As shown in Figure (2.2), Gaza Strip limits the Palestinian territories occupied
in 1948 (now called Israel) to the north and east, while Egypt borders the south. It
called Gaza Strip because the largest governorate of Gaza Strip is Gaza (PNIA,
2017).

The governorates of Gaza Strip are a transitional area and a line of interruption
between a coastal environment overlooking the Mediterranean Sea and a dry desert
environment represented by the Negev desert in the east and south-east of Palestine.
Therefore, the places of its cities are of commercial importance along the coastal
road connecting the Levant to Egypt. Khan Yunis and Gaza by land transport lines,
which have historically been the connecting link between the continents of Asia and
Africa (Al - Quds Open University, 2007).

However, Gaza Strip has been subject to many external and internal political,
economic and social pressures that led to poor socioeconomic conditions for its
population. Furth more, with lack of natural resources and consequent extremely

high dependency on Israel, Gaza Strip has suffered mostly during the second Intifada
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and during the subsequent years from destruction and economic decline (Palestinian

Centre for Human Rights, 2011).
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Figure (2.2): Geographic location of Gaza Strip (PNA, 2009)

2.3.2 History of Gaza Strip

The Canaanites founded the city of Gaza in the fifteenth century BC. Occupied

by many invaders such as the Pharaohs, Greeks, Romans, Byzantines, Ottomans and

others. In 635 AD, the Arab Muslims entered the city and became an important

Islamic center, especially since it is famous for the tomb of the second grandfather of

the Prophet Muhammad (peace and blessings of Allaah be upon him), Hashim Ibn
Abd Manaf, so sometimes called Gaza Hashim (Al-Nimra, 2014).

Gaza is one of the oldest cities known to history, but the reason for this name is

not aware of precisely, because this name was interchangeable and misrepresentation

of the nations that fought it. Historians disagree about the reason for its designation

in Gaza. There are those who say that it is derived from strength and power. Some

say that it means "wealth." Others see it as "distinctive" or "competent” with

important characteristics that distinguish it from other cities. In recent history, Gaza
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fell into the hands of British forces during the First World War and became part of
the British Mandate over Palestine (Salman, 1996).The Gaza Strip acquired its
current boundaries at the cessation of fighting in the 1948 Arab—Israeli War, which
was confirmed in the Israel-Egypt Armistice Agreement on 24 February 1949. The
Gaza Strip continued to be administrated by Egypt. At first Gaza Strip was officially
administered by the All-Palestine Government, established by the Arab League in
September 1948. Since the dissolution of the All-Palestine Government in 1959 and
until 1967, the Gaza Strip was directly administered by Egyptian military governor
(Roy, 1995).

In 1967, Israel occupied it following the Six-Day War. Pursuant to the Oslo
Accords signed between Israel and the Palestinian Liberation Organization in 1993,
the Palestinian Authority was set up as an interim administrative body to govern
Palestinian population centre’s, with Israel maintaining control of Gaza Strip's
airspace, all but one of its land borders and territorial waters, until a final agreement

could be reached. As agreement remained elusive (Roy, 1995).

In February 2005, the Israeli government voted to implement Prime Minister
Ariel Sharon's plan for a unilateral withdrawal from Gaza Strip and the removal of
all Israeli settlements and military bases from Gaza Strip. Since July 2007, following
the 2006 Palestinian legislative election and the following Battle of Gaza, Hamas has
functioned as the de-facto ruler in the Gaza Strip, forming an alternative Hamas
Government in Gaza (Muhaisen & Ahlbéack, 2012). Since 2006, Gaza Strip has been
under siege; its external borders are largely sealed, with limited imports of vital
goods and no exports worth mentioning (Palestinian Centre for Human Rights,
2011). Between 2008 and 2017, Gaza Strip suffered three wars by the Israeli
occupation, which led to the worsening of the situation in Gaza Strip in various areas
of life (Abu Hayya, 2017).

2.3.3 The Administrative Division of Gaza Strip Governorates

Al-Nimra (2014) mentioned that Gaza Strip was divided by the Palestinian
Authority into 5 governorates, 17 cities, 25 municipalities, 8 refugee camps and eight
villages, as in Figure (2.3), where the administrative divisions of the Gaza

governorates are defined.
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The western side and the armistice line from the east to give equal
opportunities to each governorate to exploit the sea as a source of livelihood and

entertainment for the population.

GAZA STRIP

North Gaza
Gaza City

Deir El Balah

Khan Yunis

Rafah

Figure (2.3): Administrative Divisions of Gaza Strip Governorates (PNIC, 2017)

The governorates of Gaza Strip were divided as follows: " See Figures (2.3) "

1. Northern Governorate: It includes three cities are ( Beit Hanoun, Beit Lahia and
Jabalia), and includes four municipalities are (Umm al-Nasr ,Beit Hanoun, Beit
Lahia and Jabalia), and includes Jabalia Camp and Um Al-Nasr Village.

2. Gaza Governorate: It includes Gaza City, the largest city and capital of Gaza
Strip and is within its borders Beach Camp also includes the city of Al Zahra, Al
Mughraga and Jahr Al Deek, also includes four municipalities are (Gaza, Al-
Zahra, Al-Mughraga and Wadi Gaza).

3. Deir El-Balah (The middle) Governorate: It includes Deir El-Balah and other
small cities are (Nusseirat, Bureij, Maghazi, Zouaydeh ), also includes seven
municipalities are (Zawaideh, Nusseirat, Musadar, Bureij, Maghazi, Deir al-Balah
and Wadi al-Salga), and includes four camps are (Bureij, Nusseirat, Deir El-Balah
and Maghazi) Camp.

4. Khan Younis Governorate: Khan Younis is the main city in addition to five
small cities namely (Al Qarara, Bani Suhaila, Abasan Al Kabeer, Abasan Al

Jadida, Khuza'a), also includes seven municipalities are (Khan Younis, Qarara,

19

www.manaraa.com



Bani Suhaila, Abasan al-Kabeer, Abasan al-Jadidah, Khuza'a and al-Fakhari), also
includes Khan Younis Camp and Al Fakhari Village.

5. Rafah Governorate: It is in the south of Gaza Strip on the borders of Egypt and
is the southern border of Gaza Strip and includes one city is the city of Rafah and
includes three municipalities are (Rafah, Al-Shouka, Al-Nasr) Rafah camp and
two villages are the Al Shokka and Al Bioc (Al-Farra & Al-Hessi, 2013).

2.3.4 Urban Communities in Gaza Strip:
The urban communities in Gaza Strip are divided into three areas as follows:

2.3.4.1 Major Urban Communities (Municipalities)

It is represented in the existing municipalities with 25 municipalities spread
over five governorates, with different spheres of influence. (The distribution of
municipalities within the governorates was clarified) (Ministry of Local Government
[MOLG], 2017).

2.3.4.2 Refugee Camps

UNRWA (2013) identified refugee camps as the areas where the Palestinian
refugees were housed, and which combine planning and grassroots planning with a
high population density. Eight camps are located throughout Gaza Strip (The
distribution of refugees camops within the governorates was clarified. Almost 80%
of the population of Gaza Strip being registered refugees who were uprooted and
displaced from their homes in 1948 in what is now the state of Israel (UNRWA,
2013).

2.3.4.3 Informal Settlements, Random Areas or Slums:

The definition of informal settlements differs from place to place according to
the circumstances of each society and the living standards and social values
prevailing in it. It can be defined as unplanned urban areas and deprived of basic
services and facilities. In Gaza Strip, there are 47 informal settlements across Gaza
Strip (Al Massri, 2012). It is classified under three options:

a. Informal settlements within private lands: they are built by citizens without

reference to the responsible authorities and often are built without services.
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b. Informal settlements within the governmental territory: It is widespread in
Gaza Strip. The number of slums on government land currently stands at around
23 across Gaza Strip (MPWH, 2012). See Figure (2.4).
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Figure (2.4): Distribution of Informal settlements in Gaza Strip (MPWH, 2012)

2.3.5 Demographic Characteristics of the Population in Gaza Strip

With regard to this aspect in Gaza Strip, it has grown dramatically in
successive periods of time. The population of the Palestinian in Gaza Strip in mid of
2017 has reached 1,899,291 individuals, of which 950,735 males and 924,582
females, with a sex ratio of 102.8 males per 100 females, distributed to the
governorates of Gaza Strip (North - Gaza - Middle - Khan Younis - Rafah) (PCBS,
2017). The average size of the family in Gaza Strip is 5.6 (PCBS, 2017).

According to the above and also by looking at Table (2.1) below, we note that
there is a large growth in population which requires the provision of many services
and needs for them, as a large part of the urban extension in cities goes to other

economic and service activities, and the most basic of these provide adequate

housing. The increasing number of people in Gaza Strip is a pressing factor in the

ol Lalu Zyl_ﬂbl
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ability of meet these needs and meet them in the light of the geography and the lack

of land earmarked for construction. In view of the continuous increase in the number

of residents in Gaza Strip, there is a need to move in a vertical direction to meet the
demands of this growth (PCBS, 2017). Al-Agha (2015) pointed that the
disproportion between the population growth and the provision of needs in the

housing sector and other sectors would be sufficient to cause a serious disaster in

Gaza Strip.

Table (2. 1): Population in Gaza Strip governorates (Mid-1997 to 2017) (PCBS,

2016)
Gaza Strip ) Khan

Vear (Total) North Gaza Middle Younis Rafah
1997 995,522 178,605 | 357,768 144,015 195,475 119,659
1998 1,032,761 186,485 | 370,198 149,456 202,247 124,375
1999 1,071,055 194,637 | 382,943 155,052 209,190 129,233
2000 1,109,677 202,909 | 395,760 160,696 216,172 134,140
2001 1,145,894 210,712 | 407,745 165,988 222,700 138,749
2002 1,182,908 218,729 | 419,963 171,397 229,354 143,465
2003 1,221,128 227,051 | 432,546 176,982 236,207 148,342
2004 1,261,017 235,782 | 445,645 182,811 243,340 153,439
2005 1,304,388 245,326 | 459,851 189,148 251,075 158,988
2006 1,349,263 255,256 | 474,509 195,705 259,056 164,737
2007 1,395,720 265,594 | 489,642 202,493 267,294 170,697
2008 1,440,332 275,687 504,047 209,014 275,134 176,450
2009 1,486,816 | 286,246 | 519,027 215,808 283,286 182,449
2010 1,535,120 | 297,269 | 534,558 222,866 291,737 188,690
2011 1,588,692 | 309,434 | 551,833 230,689 301,138 195,598
2012 1,644,293 322,126 | 569,715 238,807 310,868 202,777
2013 1,701,437 335,253 | 588,033 247,150 320,835 210,166
2014 1,760,037 348,808 606,749 255,705 331,017 217,758
2015 1,819,982 362,772 625,824 264,455 341,393 225,538
2016 1,881,135 | 377,126 | 645,204 273,381 351,934 233,490
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Table (2.2) shows that the largest area in Gaza Strip governorates is Khan
Younis, followed by Gaza, then Rafah and North, then the smallest which is the
Middle Governorate, while the most populated area is Gaza governorate, where it is
considered the capital and the centre of Gaza Strip, the lowest governorate in the
population is Rafah Governorate (PCBS, 2017).

Table (2. 2): Governorates of Gaza Strip by Area and Number of Population in 2017
(PCBS, 2017)

] Percentage of
Area Percentage Population ]
Governorate . Population
(km2) of area (%) | (Inhabitants)
(%)
North 61 17 364,188 19.4
Gaza 74 20 641,310 34.2
Middle 58 16 269,830 14.4
Khan Younis 108 30 366,823 19.6
Rafah 64 17 233,166 12.4
Gaza Strip (Total) 365 100 1,899,291 100

2.3.6 Population Growth Rate in Gaza Strip

The population growth rate was affected by the rise in net migration to the
areas of the PNA, along with high natural growth rates, which affected the size and
distribution of the population in the areas of the PNA (Al Agha, 2015).

The population growth rates according to the average period of time shown in
Table (2.3) can be mentioned that the population in the mid-period of 1997 until
2001 as an average of the period in all the Palestinian territories was 2,961,737, a
growth rate of 3.04% , Distributed over the West Bank by 1,890,755 million as an
average period, a growth rate of 2.67% and 1,070,982 million, and an average of
3.58% in Gaza Strip multiply (PCBS, 2014). The steady increase in the population
during this period " Al-Agsa Intifada " and the consequent drop in the cost of
marriage. This encouraged the Palestinian youth to marry. Also the restrict of the
freedom of movement of the Palestinian labor force, encouraged Palestinians to
multiply (PCBS, 2014). The average annual population growth rate in the middle of
the period from 2002 to 2006 dropped to 2.85% in the Palestinian territory, between
2.58% in the West Bank and 3.32% in Gaza Strip. This is due to the weakness of
migration from abroad to the PNA (PNA) due to the restrictions imposed by the
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Israeli occupation on the so-called "Reunification of Palestinian Families”, and the
flight of investors from the Palestinian territories abroad due to political and security
instability (PCBS, 2014). The population growth rate continued to rise, but at a slow
pace for the period from mid-2007 to 2011, where the percentage of annual change in
the Palestinian territory was 2.91%, while the annual rate of change decreased to
2.66% in the West Bank, while the annual change remained constant at 3.32% with
the previous period in Gaza Strip (PCBS, 2014).

Table (2. 3): Population growth rates in Gaza Strip according to the average period
of time from 1997 to 2011 (PCBS, 2014).

Palestinian )
Average Territories West Bank Gaza Strip
tellr,?s d (PI ml;:)a}:;?t Growth Population G:g\tl\éth Population Growth
P 5) rate (%) | (linhabitants) (%) (Inhabitants) | rate (%)
129(?071' 2.961.737 | 3.04 1.890.755 276 |1.070982 | 3.58
220(?026' 3.413.453 | 2.85 2.221.712 2.58 1.263.741 3.32
220(?17 [ |3930.443 | 291 2.450.107 266  |1489.336 | 3.32
General
AVerage | 5 43g211 | 273 2.187.525 2.48 1.274.686 3.168
for the
period

As shown in the Table (2.4): In 2013 and 2014 the population growth rate in
Gaza Strip was 3.3%. In 2015, the population growth rate in Gaza Strip was 3.2%
and remain as they are during the next three years. It is expected that the population
growth rate will decline slowly to 3.1% in Gaza Strip in the years 2018, 2019 and
2020, and is expected to continue to decline to 3% from 2021 to 2025 (PCBS, 2017).
This continuous decline in the annual population growth rates from 2007 to 2025 is
due to the increase in the percentage of university education among females, and
raising awareness among the Palestinian families in Gaza Strip, which led to their

conviction and application of birth control procedures (PCBS, 2017).

Table (2. 4): Population growth rates in Gaza Strip from 2007 to 2025 (PCBS, 2017)

Year 2007 | 2008 | 2009 | 2010 | 2011 | 2012 | 2013 | 2014 | 2015 | 2016

Population | 53¢ |37 |36 |35 |34 |34 |33 |33 |32 |32
growth rate

Year 2017 | 2018 | 2019 | 2020 | 2021 | 2022 | 2023 | 2024 | 2025 621

Population 15, 137 137 (31 |3 3 3 3 3
growth rate
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2.3.7 Population Density in Gaza Strip

Population density is a measure of population distribution. It is a product of the
relationship between the city and the population. Gaza Strip with a population of
1,899,291 individuals is considered as a densely populated area (PCBS, 2017), which
has area does not exceed 365 squarekilometers and a very high population density
reached to 5203 persons / km? in mid of 2017, it is actually very high population
density compared to 509 persons / km? in West Bank, it means ten times the
population density of West Bank (PCBS, 2017).

The population density in the governorates of Gaza Strip varies according to
the area of each governorate and the number of its residents and the concentration of
services in each one. It is noted that Gaza is the second governorate in terms of area,
but it is also densely populated because it is an important regional center and the
presence of many services (PCBS, 2017). See Table (2.5).

Table (2. 5): Population density in Gaza Strip governorates for 2017 (PCBS, 2017)

Population Population Density

Governorate Area (km2) (Inhabitants) | (Individual / km 2)
North 61 364,188 597,0
Gaza 74 641,310 866,6
Middle 58 269,830 465,2
Khan Younis 108 366,823 339,7
Rafah 64 233,166 364,3
Gaza Strip 365 1,899,291 520,3

2.3.8 Age-Sex Structure of Gaza Strip Residents

Hawley (1999) believed that the study of Sex and age structure is necessary
and important for population planning in any society, as it provides an indirect means
of estimating fertility and mortality levels and its impact on future population
movements.
A. Sex Structure of Gaza Strip Residents

Abu Ayyana (1989) explained that the sex structure is a biological
phenomenon in human societies in general, because it is a result of the factors
affecting the growth of the population of births, deaths, migration, and one can not be
considered completely independent of the other, with different population variables.

In addition to identifying the productive groups which have the responsibility to
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support the rest of the family. Therefore, changes to the qualitative structure are
reflected positively or negatively on development.

The results of population statistics in Gaza Strip in mid of 2017 showed that
the number of males exceeds the number of females over the course of various
statistics of which 950,735 males and 924,582 females, with a sex ratio of 102.8
males per 100 females (PCBS, 2017).

B. Age Structure of Gaza Strip Residents

According to PCBS (2017), the percentage of individuals in the age group (0-
17) in the middle of 2017 was 47.0% of the total population in Palestine, 47.0% in
West Bank and 48.0% in Gaza Strip, this means that the Palestinian society is a
young society. Also, the Palestinian community living in Gaza Strip is more youth
than the West Bank. The demographic pyramid shows this aspect as in Figure (2.5)
and Figure (2.6). Thus, for many years to come, the Palestinian society will remain
young and affect the social and economic level, the need for future housing units
(PCBS, 2017).
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Figure (2.5): Age-Sex Structure "Population Pyramid™ in Palestine, End 2017
(PCBS, 2017)
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Figure (2.6): Population in different age groups, End 2017 (PCBS, 2017)

2.3.9 Estimating the Housing Deficit "Gap'" in Gaza Strip Until 2017

Policy making and the drawing of future plans in the field of housing in the
Palestinian Territory is contingent on the availability of estimates of future trends of
housing statistics. This planning helps estimating the Palestinian future needs of
housing units for a specific period of time; these estimations are based on the
international experience, and on the population projections by the PCBS (PCBS,
2017).

According to the latest statistical data on the population and housing in Gaza
Strip conducted by the PCBS in end of 2017, the number of housing units in Gaza
Strip is approximately 403,259 housing units (PCBS, 2017), of which about 15% are
empty or abandoned units, while the number of full families without the extended
family account in Gaza Strip, are 334,632 families (PCBS, 2017). But 62% of these
families have extended families living in the same housing unit. Therfore, the total
number of households, including the number of extended families, is 542,103
families. Thus, there are about 138,844 families need independent and decent
housing. Estimates of the MPWH showed that there are about 23,000 units of
existing units are not fit for habitation and need to be demolished and rebuild again
until the of 2017 (MPWH, 2017), also there are about 50 thousand housing units in
Gaza Strip of existing units need to renovate or repair until the of 2017 (MPWH,
2017).
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The importance of this study is that about 70% of the dwellings that need to be
built, repaired, demolished and reconstructed can not be built by the citizens
themselves, they need assistance to complete this (MPWH, 2017). They live in
difficult political and economic conditions and suffer from a suffocating siege
imposed on Gaza Strip and its inhabitants, with an unemployment rate has reached to
48% (PCBS, 2017). According to the United Nations Country Team in the occupied
Palestinian territory (2017), the housing shortage in Gaza continues to be an issue of
concern as housing shortage has increased from 71,000 housing units in 2012 to

120,000 in 2017 in large part due to natural population growth.

We can summarize the above and therfore determine the housing deficit until
the end of 2017 in Gaza Strip as follows:
e Need to: construction of almost 120,000 to 138,000 new housing units.
e Need to: reconstruction of 23,000 existing units with poor conditions.

e Need to: renovation and rehabilitation of 50,000 existing housing units.

This large deficit in the estimated housing units needed in Gaza Strip until
2017 represents a serious housing gap and a real crisis. All the bodies working in the
field of housing in Gaza Strip should join forces to deal with this crisis. If they leave
without study and find solutions that will cause a humanitarian disaster in the next
few years (Al-Agha, 2015).
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Figure (2.7): Projected Housing Units in the Palestinian Territory by Region and
Year (PCBS, 2017)
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Table (2. 6): Estimation of the needs of housing units in Gaza Strip until 2020
(MPWH, 2013; PCBS, 2013)

Year Needs of housing units in Qumula_tivg Needs of .
Gaza Strip housing units in Gaza Strip

Mid- 2011 75.334 75.334

2012 14.931 90.247

2013 15.779 106.026
2014 16.643 122.669
2015 17.541 140.210
2016 18.470 158.680
2017 19.425 178.105
2018 20.400 198.605
2019 21.400 220.005
2020 22.500 242.505

2.3.10 Main Bodies Working in the Field of Housing in Gaza Strip

Abu Hantash and Salah (2009) mentioned that the housing sector has a special
nature because it is linked to many sectors of the state. All (governmental, semi-
governmental, international and private) organizations that shared in this sector are
influencing and contributing in guiding it. However, no one can be alone in this

sector because of the size, complexity and problems of this sector.

The following Paragraphs and Table (2.7) explain a brief discussion of the
most important actors in the field of housing in Gaza Strip, which would affect the
treatment or alleviation of the large deficit, and narrow the wide housing gap that
was explained previously, will also briefly address the definition and the
establishment of each of these actors and its objectives, most important projects,

financing and the target groups of each.

2.3.10.1 Ministry of Public Works and Housing (MPWH)

MPWH is one of the most important bodies in the field of housing in Palestine
as a whole in order to achieve sustainable urban development in the housing and
infrastructure sector in Palestine. The Ministry of Housing was established in 1994,
then became the MPWH in June 2002 as a result of the merger of the Ministry of
Public Works with the Ministry of Housing. The Ministry's work is governed by a set
of laws and regulations in force that regulate, direct and control the Ministry's
activities, plans and policies (Zoarab, 2015). It represents the official governmental
body responsible for the public housing sector. It is responsible for providing

affordable housing to all segments of the society and thus provides it through the
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establishment of communities and housing projects and offering them to different
segments of society in different ways. they may receive free housing units while
others to be paid for, in accordance with the State's policies in the field of housing in

accordance with the economic and social conditions of the state (Abu Hayya, 2017).

This study will focus and highlight the study and evaluation of public projects
implemented by the MPWH, in order to improve the role of these projects in
alleviating the housing crisis in Gaza Strip.

The ministry aims to:

1. Enable Palestinian families to obtain adequate housing in accordance with
sound urban, environmental and economic standards.

2. Development and upgrading of the residential environment, rehabilitation and
organization of grassroots communities, degradation areas and marginalized
urban.

3. The permanent development and maintenance of utilities, government
buildings and infrastructure, especially the regional and main road network.

4. Contributing to the development of the construction sector in Palestine
(MPWH, 2017).

MPWH has carried out a number of important housing projects from the
beginning of its inception and diversified projects between housing projects and
rehabilitation projects slums.The most important projects carried out by the Ministry,
or is still under implementation are ( Beisan, Tabaria, Al Salam, Hi Al Nada, Al
Zahra city, Al Ferdous, Al Qastel, Al Auda, Al Borag, Al Fairoz towers, Al Sheikh
Zaid city, Am EL Naser, The fifth lot, EI Basateen, Hi Al Nemsawe and AlFarra, Tal
Al Hawa towers, Al Huda, Al Esraa 1 and 2, Al Ghofari, EIMokhabarat, Tiba, El
Hoda, El Forgan, El Horia, Al Morabteen, Al Mashtal, Al Andalous, Hi Al Nozha,
Al Sheikh Hamad city and City of Released Rrisoners) (MPWH, 2017).

It has also supported housing cooperatives by providing land plots and other
facilities needed to implement their projects. One of the programs of the MPWH was
the public housing program, which is a key element in improving the living
conditions of citizens and an important factor in promoting economic development.

The project included all the governorates of the country from Rafah in the south to
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Jenin in the north. The ministry also aimed to improve the level of the urban
environment by reducing the rate of random housing and organizing residential
communities (MPWH, 2017).

2.3.10.2 Palestinian Housing Council (PHC)

PHC is considered as a semi-governmental organization which was established
in 1991 as a non-profit organization to provide housing. It is based in Jerusalem and
has offices in most of the main cities in the West Bank and Gaza Strip. The Council
is responsible for several new housing projects funded by the European Union and

the US and Japanese governments (Yusuf, 2002).

The objectives of the PHC include :

1. Study the reality and needs of housing and select the appropriate mechanisms
to meet these needs.

2. Reducing the housing shortage experienced by low- and low-income families.

3. Providing soft and long term housing loans to the target groups.

4. Contribute to the improvement of the housing environment for the poor and
the marginalized and people with special needs.

5. Cooperate with international and local institutions to work on the
development of the housing sector and prepare a national strategy for it.

6. Develop sustainable housing programs and develop their own policies in
cooperation with Palestinian institutions.

7. Working within the techniques of modern construction and planning without

compromising the religious and cultural character (Yusuf, 2002).

Essawi (2008) pointed that the PHC has contributed to the development of the
construction sector for multi-storey buildings. The Council has built 1,198 housing
units in Gaza Strip, benefiting 8386 Palestinian citizens. These units have been
distributed to low-income groups to recover the cost of housing over long periods of
up to 25 years. The most important housing projects carried out by the Council in
Gaza Strip are: (Tal Sultan project in Rafah, the Qalaa project in Khan Younis, Ain
Ghalot towers project in Nsirat, the Karama housing project in Jabalia, Police
housing project and the Housing project for the staff of supervisory board in Tal al-
Hawa area) (PHC, 2017).
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2.3.10.3 United Nations Relief and Works Agency (UNRWA)

UNRWA was established as a subsidiary body of the United Nations General
Assembly on December /1949, and entered into force on May 1950. The Agency has
played a key role for over 60 years in providing education, health, camp
development, relief and social services to Palestinian refugees, community support,
microfinance and emergency response at all times. It has also established emergency
housing projects and rehabilitation projects for poor refugee families (UNRWA,
2013).

It has also established projects to rebuild destroyed houses and to absorb
citizens whose homes were destroyed as a result of the Israeli wars and attacks on
refugee homes in Gaza Strip during the intifada from 2000 to 2004, the 2006 war,
2009 war, 2012 war And then the war of 2014. The most important of these projects
are (Housing project Fakhari near the European hospital, Housing project Badr in
Rafah, The Saudi project 1, 2, 3 in Rafah, the UAE project and the Japanese project
and the Dutch project in Khan Younis) (Zagout, 2011).

2.3.10.4 Charitable and Cooperative Organizations

They are international organizations that contribute to the housing sector in
Gaza Strip, such as (Qater charity, Turkish Cooperation and Coordination Agency
(TIKA), International Mercy Society, United Nations Development Programme
(UNDP), Norwegian Refugee Council (NRC), and Others). These organizations
target poor families who have no adequate shelter, affected by wars or disasters and
disabled persons with special needs. This is accomplished through the construction
of projects for the restoration or construction or delivery of housing units ready (Abu
Hayya, 2017). These institutions often rely on donations from countries or supporters
of the Palestinian people, such as (Qatar, Turkey, Kuwait, Foreign donations,
Internal donations, etc.) (MPWH, 2018).

2.3.10.5 Self Fund " Own Expense’" Sector

It includes all the efforts made in the housing sector of the people "High-
income and middle-income”, especially those who create housing units for
themselves and their families at their own expense. They represent a significant

proportion of housing in Gaza Strip (Zoarab, 2015).
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2.3.10.6 Private " main"* Sector

It includes all private companies and investment banks involved in the field of
housing through the establishment of investment housing projects and then sold or
leased, or through bank loans for the construction of housing. This private sector is
considered one of the most important and largest sectors contributing to the field of
housing (Zoarab, 2015). This residential sector is distinguished from other sectors. It
is a profitable investment, and the specifications of the housing produced by this
sector are often of a high standard in terms of geography, urbanization, building
finishes, housing area, number of rooms, basic services and other features. Therefore,
the target group in this housing sector is high-income and middle-income. This
housing sector must be managed, controlled and monitored by the government
through the development of a public housing policy that includes laws and legislation
guaranteeing the production of private housing units suited to the purchasing power
of citizens, closing the gap between supply and demand (Naseer, 2004)

It needs a special and expanded study to address the private projects and
characteristics and how to support and develop from all sides. But this study will
focus on public projects and will not address the private sector. Therefore, this
research will focus on the role of public housing projects that implemented through
the MPWH in contributing to the alleviation of the housing crisis. The most
prominent public housing projects in Gaza Strip implemented during the period of
the Palestinian Authority will be introduced. The contribution made by these projects
will be evaluated. Several aspects will be used in evaluation such as: policies,
strategies, social aspect, geographical aspect, etc.. Recommendations will be

proposed of how to deal with the housing crisis in Gaza Strip.

Table (2. 7): Main bodies working in the field of housing in Gaza Strip and their
financing sources and target groups

Main Bodies
Working in the Funding Source Target Groups
Field of Housing in
Gaza Strip
MPWH Government or grants to the | Poor, low-income, middle-
government from (World income and Affected by wars
Bank, United States, and disasters
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Main Bodies
Working in the
Field of Housing in

Funding Source

Target Groups

Gaza Strip

European Union, Japan,

Norway, Qatar, Turkey)

European Union, US and Poor, low-income, middle-

PHC Japanese governments income and people with

special needs

U S, European Union, Japan | Poor refugees, and affected

UNRWA and Norway by wars and disasters
refugees.
Charitable and Qatar, Turkey, Kuwait Poor, low-income, middle-

Cooperative Institutions

Foreign donations, Internal
donations.

income and people with

special needs and affected by
wars and disasters.

Own expense High-income and middle-

Self Fund Sector income
Private Sector Owners, Investors, Middle-income, High-
Contractors income

2.4 Evaluation of Public Housing Projects
This study is an evaluation study of the role of public housing projects in
alleviating the housing crisis in Gaza Strip. Therefore, it is necessary to know and to

have sufficient understanding of the following concepts:

2.4.1 Public Housing Project Definition and Purpose

The public housing project is defined as housing owned, built, leased or
managed by a municipality, government agency or housing authority, and is
particularly directed for the purpose to housing the poor and limited income families
who in many cases can not secure their housing through the free housing market
(Rajoub and Momani, 2010).

The public housing project is defined as the planned project, which includes
the return of several vouchers planned as a single unit. Public housing projects
require that the building site should not be less than 12 dunums, with a minimum of
500 housing units or 6 dunums and a minimum of three main residential buildings,
and the building area for residential towers should not exceed 40% of the total area

allocated for construction housing (Salim, Ammar, & Saeed, 2010)
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Hanna and Milad (1988) illustrated that prior to the Second World War, the
housing crisis was not felt in most of the world, so there was no need to establish an
institution under the name of the Ministry of Housing. It was only government

departments for city planning and construction permits in large cities alone.

Europe faced the problem of housing after the Second World War and this led
to the development of a public housing program that began with the program for the
removal of places with poor sanitation. Thus, nearly 5 million housing units were
established in Western Europe after the Second World War (Shahrazad, 1999).

The construction of European cities has been influenced by a variety of factors,
including ethnic, environmental, political, war, religion, culture and economy.
Government housing projects have also begun to spread due to the high prices of
land, small size and inadequate capital. European cities after World War 11 were
influenced by American urban plans in terms of the expansion of streets and roads
and the provision of squares and parking and the construction of barbed cities along
public transport (Abu Sobha, 2003)

Due to the political circumstances in Gaza governorates, especially after the
three consecutive wars in 2009, 2012 and 2014, which led to the destruction of
thousands of housing units, it is necessary to prepare a comprehensive plan for the
construction of public housing projects to meet the urgent housing needs resulting

from this reality.

2.4.2 Definition of Evaluation
Maheshwari (2017) defined evaluation as a concept that has emerged as a
prominent process of assessing, testing and measuring. See Figure (2.8). Its main
objective is qualitative improvement. It is a process of making value judgements over
a level of performance or achievement. Making value judgements in evaluation
process presupposes the set of objectives. Also evaluation is continuous and
dynamic, It helps in forming and making the decisions. Thus Evaluation can be
conceptualised in the following manner: (Maheshwari, 2017).
1) Evaluation is an act or a process that allows one to make a judgment about

the desirability or value of a measure.
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2) Evaluation is a process of delineating, obtaining and providing useful
information for judging decision alternatives.
3) The word evaluation refers to the act or process of determining the value of

something.

The Assessment Process

Develop
Program
Mission &

Outcomes

Interpret/ Design an
Evaluate Assessment
\ Information Plan

Implement
the Plan &
Gather
Information

Figure (2.8): Evaluation and Assessment Process (Institutional Effectiveness &
Evaluation, 2018)

2.4.3 Definition of Public Housing Projects Evaluation

Simply it is identifying and assessing of public housing projects outcomes.
They help evaluation users maintain their focus on meeting the citizen needs of
housing; assess and record their level of success in reaching and meeting the
beneficiaries' targeted needs (Parker and Mathews, 2001; Ueltschy et al., 2007; Hanif
et al., 2010); identify intended and unintended side effects; assess the funding
policies, strategies and locations of public housing projects; assess criteria for
selecting the target group to benefit from the public housing project; assess the
acheivment of social objectives, then make informed decisions to improve the effort.
See Figure (2.9).

Evaluations should serve government officials of housing "MPWH", policy
boards, counselors, engineers, social workers, and other service providers, and
funding organizations, regulatory bodies, and society at large. Evaluators should
present their audiences with evaluations that help develop suitable effective solutions
to deal with housing crisis; help identify and assess alternative improvement options;

help assure high quality and ongoing improvement of services; certify the
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effectiveness of services; expose deficient; and help clarify the factors that

influenced the housing projects success or failure (Stufflebeam, 2007).

It is expected that the study will bridge some gaps in literature on evaluation of
public housing projects; and extend our understanding of the key elements that could
be manipulated to improve the role of government in allevating the housing crisis
and the performance of residential buildings in public housing schemes in Gaza
Strip.

Figure (2.9): Basic elements of evaluation of Public Housing projects
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2.4.4 Housing Policies and Strategies of States

Housing policy and strategy are important aspects to be taken into account to
assess the results achieved by the housing sector. Given the significant role it plays in
guiding and determining the results that this sensitive sector must reach, we often
hear "the success of a country's housing policy"” or the phrase "failure of a country's
housing policy" (Ait, 2001).

2.4.4.1 Public Policies Towards The Housing Sector

Makhoul and Mutiani (2002) defined public policy as a set of laws and
regulations that define and clarify the rights and obligations of the parties concerned,
and the housing sector is one of the most important sectors in which countries
interfere in their policies due to the private fragility of this sector and its impact on
all sectors in any country and its prosperity and welfare. Government intervention
includes licenses, standards, project plans, infrastructure, land market, legal matters
related to finance and its management, and any aspect affecting the housing sector.

Ait (2001) defined public housing policy as a regular set of standards adopted
by the state. The main objective of public housing policy is to develop the means and
mechanisms of intervention in the residential market and to ensure the general
balance between supply and demand, it also aims to achieve the sustainable housing
development necessary to meet the needs of population growth on the one hand and
cover the original deficit on the other, through developing housing policies that
encourage investment in the housing sector and by creating revolving housing fund
programs as shown in Figure (2.10) (PHC, 2017; MPWH, 2017).

-G
overnment fuﬂding
-Grant funding

-Public hous;
t at encDUr

7

Pomento )
- Nthly Bui
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\ ;
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Figure (2.10): Revolving housing fund program (PHC, 2017; MPWH, 2017)
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European Commission (2014) explained that European housing policy aimed at
providing affordable housing for all. But the problems of Europe in the 1980s and
1990s, such as economic crises, rising budget deficits, the influx of migrations and
political refugees, increasing age groups of older people, and urban and suburban
overcrowding, prevented many European countries from realizing the objectives
were as required, and affected many of the owners of houses. There was a great
debate about the issue of government subsidy programs, especially with regard to the

subsidies paid by governments to pay the rent.

Many European countries also witnessed decentralized housing policies, For
local authorities, especially housing investment planning or control of the
management of social housing rental. European housing policies are based on the
philosophy that housing is reflected in the economic and social welfare and well-
being of the population, a refuge that provides security (Committee of the Regions,
2012).

Before 1980, the housing policies of the Netherlands, Sweden, and Britain was
based on the fact that the largest proportion of social housing managed by non-profit
sectors, at a cost of more than 3% of GDP, traditionally had a major role in housing
policies. Since 1980, these countries have significantly changed their policies and
have moved towards promoting citizen ownership of housing, which means giving
greater role to the private sector and developing the rental market. Austria, Denmark,
France and Germany housing policies were encouraged own homes by tightening
conditions for beneficiaries of social housing. In Ireland, Belgium, Luxembourg and
Italy, public expenditure on housing is only 1% of total output and has a small
proportion of social housing. In Ireland, municipalities built one-third of the
dwellings and then sold them to citizens. The housing policies of the Belgium,
Luxembourg and Italy have increased the proportion of owners of housing
(Whitehead & Scanlon, 2007).

Witherspoon (1999) pointed that the Canada Government has adopted a
housing policy that provides safe, high-quality, low-cost housing for citizens,
especially for low-income people. In 1946, it established a public government body,
called the Royal Housing Corporation of the Parliament, which is managed on an

39

www.manaraa.com



investment basis by a participatory body that includes the state and the private sector,
which helps citizens obtain safe, high quality homes. The Royal Housing
Corporation, by virtue of its distinctive legal form, has made significant

achievements in the development of the housing sector in Canada.

In 1974, Saudi Arabia adopted a housing policy and a strategic plan to establish
a Real Estate Development Fund (SDF) by royal decree to facilitate citizens' access
to interest-free housing loans and to build housing and offer them to those in need
with easy and long-term payments. Despite the wide spread of the fund's services
throughout the Kingdom, some surveys indicate that citizens, especially public
officials, are less satisfied with the performance of the (SDF) because of the limited
success of government housing policies, plans and programs Saudi Arabia, for
several reasons, summarized below: (Alwan, 2008)
e Long waiting period before getting a loan from the Real Estate Development
Fund.
e Lack of adequate support from government agencies to ensure permanent
housing.
e The failure of government agencies to facilitate the acquisition of housing by
employees.
e Limited impact of public housing projects implemented in addressing housing
shortage.
e There is no clear government policy to increase the cooperation of private
banks in facilitating housing loans.
e Inadequate programs of the Real Estate Development Fund to provide
adequate housing for government employees.
e Government agencies do not benefit from the experiences of the housing
ownership programs in the world.
e The failure of the policy of granting land to citizens in providing housing for
citizens.
e The problem of the recovery of loans granted by the Fund has hindered the

citizens' ability to continue working (Alwan, 2008).
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2.4.4.2 National Housing Strategies

The national housing strategy is a plan of action aimed at achieving certain
long-term goals. It is the cornerstone of urban policy in any country. It is a set of
activities that guide policies, planning and programming for investment, management
and maintenance activities in the areas of housing (Governing Council of the United
Nations Human Settlements Program, 2013). These strategies should be developed
with the full participation of the competent authorities and the relationship, and all
that affects the urban planning and management process must be included and all
within a supportive legal and regulatory framework. In addition, the national housing
strategies are aimed at improving slums and preventing their emergence in general.

(Governing Council of the United Nations Human Settlements Program, 2013).

Makhoul and Mutiani (2002) pointed that the housing agencies in any country
develop policies, plans and strategies for the development of the housing sector.
These policies include housing financing methods tailored to these countries by their
own nature. Housing finance in developing countries that do not find what they
spend on the housing sector is different from that of developed countries which have
a surplus in public budgets, and the countries adopt three strategies to provide
housing at acceptable quality and at reasonable prices are limited to:

1. The Strategy of Public Responsibility: where the state plans housing
projects and the construction of housing units, then sell or rent to the
population, and thus control the housing market

2. Strategy of Private Responsibility: the State enables the private sector to
work in the housing sector and the provision of housing units. In this type, the
investment is more expensive and the prices of residential apartments

3. The Strategy of Cooperative Responsibility: this is a strategy in which the
state provides sufficient support to the private sector and investors to
encourage them to build housing units, in order to overcome any problem
faced by the state or the private sector to work alone (Makhoul & Mutiani,
2002).

Naseer (2004) mentioned that the the Jordanian government has adopted a
national strategy for housing based mainly on the adoption of the private sector as an
alternative to the state in meeting the housing needs of different segments of society.
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This strategy has been modified from the state function of housing production
directly. This strategy has been modified from the state function in housing
production directly. A prominent feature of housing policy is public sector
management of the housing sector, guaranteeing the production of private housing
units suited to the purchasing power of citizens, closing the gap between supply and
demand, consolidating and integrating government institutions working in housing,
its efforts within the framework of the General Organization for Housing and Urban
Development, strengthening the role of municipalities in organizing and providing
support services for housing, and supporting low-income earners to obtain decent
housing; such as exemption from the transfer tax and its fees on low income homes
to encourage investors, and reduce the impact of the property transfer tax on real
estate trading. Also maximizing the use of local resources and technology in
construction, providing infrastructure for the development of residential land, and in
particular informal housing areas, and legislative corrections to support housing

investment, such as amending the Landlords and Tenants Act. (Naseer, 2004)

Abdulsalam (2014) highlighted in his study that the Egyptian government has
formulated a national housing strategy based on the establishment of new housing
communities as new attraction areas in accordance with the Law on the
Establishment of New Cities No. 59 of 1979 and the availability of lands intended for
residential construction at significantly lower prices than their counterparts in the old
city centers, cooperative housing associations have also encouraged, and cooperated

with the private sector to solve the housing crisis.

This government strategy has not been successful in providing adequate
housing for low-income segments of society, prompting them to adopt subsidized
loan programs for relatively long periods of 30 years in order to expand the base of
beneficiaries of the less advantaged. However, the quality of government housing
projects was low, as was the case for structural safety elements, which led the
government to adopt legislation to ensure the proper design and implementation of
housing projects and the materials used to implement them according to specific
specifications (Ali, 2014).
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2.4.4.3 Public Housing Policies and National Housing Strategies in Gaza Strip
UN-Habitat (2013) clarified that there are no approve and clear public housing

policy and national housing strategy in Gaza Strip, but an attempt was made by the

United Nations Human Settlements Program, a policy aimed at realizing the vision of

"sustainable human settlements, with decent housing for all Palestinian families"

through five main objectives are : (UN-Habitat, 2013).

1.  Enabling all citizens to have adequate, healthy and affordable housing.

2.  Encourage the establishment of a new sustainable growth model for human
settlements in Palestine that takes into account the limited land and natural
resources of this country.

3. Increase access to housing finance for all Palestinians.

4.  Supporting and developing the local reconstruction sector and introducing new
patterns of construction.

5. Improving the institutional capacity of housing sector bodies (UN-Habitat,
2013).

Ismail (2000) presented in his study a number of proposals on the national
housing policy. The most prominent of these were the creation of specialized
financing institutions, the establishment of appropriate frameworks and mechanisms
for lending housing projects, and the provision of incentives for the financial sector,
such as the formulation of an effective regulatory framework that protects both
lenders and borrowers; Investments, and the classification of beneficiaries into
categories according to the level of personal income. Then the role of the State is
limited to assisting low-income groups and leaving the private sector to deal with
middle and high income groups. The study also suggested a number of important
recommendations that were repeated in other studies, which included: (Ismail, 2000)
e The need for state control over public land and investment in residential

development,
e The enactment of a law that sets the price of land by region for public welfare,
e Land settlement processes, facilitating the completion of new registration

transactions, the formation of land settlement tribunals,

43

www.manaraa.com



e The development of building regulations and housing legislation, the promotion
of cooperative housing, the improvement of existing infrastructure, and the
construction of non-existing ones,

e The establishment of a public savings fund guaranteed by the State in favor of
the housing of the poor,

e Encourage the construction materials industry through the report of tax
exemptions on its products for a specified period, and facilitate the procedures
for obtaining licenses to build factories,

e To facilitate the importation of raw materials not available in the local market, to
protect the national production of building materials by imposing controls on the
import of similar products, to monitor the specifications related to building

materials and to impose penalties on violators (Ismail, 2000).

2.4.5 Social Objectives of Public Housing Projects

The primary purpose of houses is to provide occupants with conducive, safe,
comfortable, healthy and secured indoor environment to carry out different kinds of
activities ranging from work, study, leisure and family life to social interactions. In
order to achieve this purpose, buildings are designed, planned, constructed and
managed based on standards and specifications established by governments,
professionals and experts who are supposed to have adequate knowledge of users’
needs and expectations. Studies Kaitilla (1993); Ukoha and Beamish (1997); Zeiler
and Boxem (2008); Meir et al. (2009) have however shown that sometimes these
standards and specifications do not conform to the changing needs and expectations
of users; and thus users are not always satisfied with the performance of their
buildings. The consequences of this are manifested in building related illness and
‘sick building syndrome’ (Kian et al., 2001), increase in the desire for remodelling or
modifications or abandonment of completed buildings (Kim et al., 2005) which may
cause waste of energy and sometimes even damage to the building envelope

components and the surrounding environment (Mitterer et al., 2012).

The evidence shows that public housing projects support multiple social
objectives, this includes improvements to individual outcomes such as employability,
crime, health and wellbeing, and community cohesion (Frontier Economics Limited

in Europe [Ltd], 2014). It is particularly important to assess the socio-economic
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impact of public housing projects in light of the large set of households where
demand for public housing cannot currently be met (L&Q and Pricewaterhouse
Coopers, 2012).

Ltd (2014) explained the following illustrative examples:

o Health: poorly insulated private sector home to a good quality, insulated
affordable home ™ public housing” would be less at risk of suffering from
excess cold. Thus, the sick were protected from disease and the government
was afforded the cost of hospital stay and treatment (Ltd, 2014).

o Employment: public housing projects employment programmes help on
average, one in five participants find a job. A tenant in work for one year
would earn enough money to meet the needs of his family and thus improves
the income of the individual and exempts the government from paying social
assistance to the poor (National Housing Federation [NHF], 2013; Ltd, 2014).

o Homelessness: housing a previously homeless individual in public housing
could result in saving money through less time spent in hospital and reduced
demand for mental health services (NHF, 2013; Ltd, 2014).

o Security, Safety, Comfort and Wellbeing: the housing of the poor and those
with limited income who previously lived in slums or encroachments in public
housing may raise their social and cultural level by providing all basic services
such as education, health, safe housing, decent housing, decent infrastructure,
other services and public facilities, which moves them from the environment of
fear and crime to the environment of safety and well-being, and this helps the
government to reduce the rate of crime and the preservation of government
land (Ltd, 2014).

Meen, Gibb, and Mackay (2001) concluded that this wide set of desirable
socio-economic consequences can not be achieved through housing benefit or other
operating expenditure on affordable housing alone. This is because many of these
benefits are the result of affordable housing being better able to meet householder
needs than alternatives such as housing in the private rented sector. Therefore public

investment in affordable housing is vital (Meen et al., 2001).
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2.4.6 Criteria for Selecting the Target Group to Benefit From the Public
Housing Project

Historically, local authority registers have not always been an effective way of
measuring need for public housing as waiting lists reflect demand, which is not
necessarily the same as the eligibility criteria for being housed in an public home.
Recent reforms which have increased the power of local authorities to determine who
is and isn’t eligible for public housing mean that the most recent figures are less
likely to include those that aren’t eligible for housing (Ministry of Housing
Communities & Local Government [DCLG], 2012). Though the problem of some of
those in need not being on registers is likely to remain. Therefore local authority
waiting list figures provide a useful indication of the scale of demand relative to new
public housing supply, but may not be a completely accurate measure of need
(Mayor of London, 2014).

2.4.6.1 Target Groups

Housing strategies are mainly designed to provide suitable conditions for
housing different limited income segments according to common and acceptable
criteria, but the identification of these criteria is fraught with difficulties (Youssef,
2002). The terms we use are never neutral. They come to be given meaning as they
are put to use in policies. And these policies, in turn, influence how those who work
in housing development come to think about what they are doing (Cornwall &
Brock, 2005). Households entering the public housing sector come from a range of
different backgrounds (Ltd, 2014). Schneider and Igram (1993) define social
construction of target groups as “the cultural characterizations or popular images of
the persons or groups whose behavior and well-being are affected by public policy.”
These characterisations are not neutral but “normative and evaluative” and they
portray specific societal groups “in positive or negative terms through symbolic
language, metaphors, and stories” (Edelman, 1988, cited in: Schneider and Igram,
1993). Furthermore, a social construction “refers to (1) the recognition of the shared
characteristics that distinguish a target population as socially meaningful, and (2) the
attribution of specific, valence-oriented values, symbols, and images to the

characteristics. Social constructions are influenced by stereotypes “that have been
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created by politics, culture, socialization, history, the media, literature, religion, and
the like” (Schneider & Igram, 1993).

In the previous paragraphs, several different viewpoints were presented to
divide the target groups of public housing projects, but this study will adopt the
division of the target groups of public housing projects into four main categories
according to the socio-economic aspect, note that all four categories are of limited
income are as follows:

1. Extremely Low Income: include poor families that have no breadwinner where
the head of the family either a widow, divorced woman, disabled man, elderly or
sick disease makes him unable to work, the income of these families often
depends on social assistance (U.S. Department of Housing and Urban
Development [HUD], 2013). The distinction between poor with potential and poor
without potential is reminiscent of the distinction between deserving and
undeserving poor which includes ideas about the culpability for poverty (Katz,
1989). Swiss Development Cooperation (SDC, 2009) used the indicator “less than
one dollar a day"

2. Low Income: this category includes whose monthly income does not exceed
350% (MPWH, 2017;HUD, 2013).

3. Middle Income: includes the category of employees in the public or private
sector whose monthly income does not exceed 700$ (MPWH, 2017;Youssef,
2002).

4. Middle-High Income: includes employees in the public or private sector whose
income does not exceed 1200$, but these limits vary according to the economic
and political conditions of the country (MPWH, 2017;Y oussef, 2002).

In general, it is preferable for public housing projects to include each project on
only one socio-economic category, in order to maintain the same social, economic
and cultural level of the population as well as to maintain housing standards designed
and cost suitable for all the population (DCLG, 2012;Y oussef, 2002)

2.4.6.2 Housing Criteria
Schneider and Igram (1993) explained that the selection of the appropriate

category to benefit from the public housing project is one of the most important

47

www.manaraa.com



factors in evaluating the success or failure of the public housing project in alleviating
the housing crisis. The criteria used in selecting the target group play an important
role. The following are the most prominent criteria that guide the government in
selecting the appropriate target group: (Youssef, 2002)

1. The Nature of the Project: each category of the target groups have the
nature of a particular project to harmonize with them. For example, the projects of
rehabilitation and repair of houses often fit the category of the poor and low-income
and mostly these projects are free, while the projects of residential lending for
construction on the land of the beneficiary or projects sale of ready-made apartments
at long-term repayment periods to suit the middle income category (SDC, 2009)

2. The Funding Type: Meen et al. (2001) divided the public housing projects
funding into two main types: the first is full "free” publicy funding, targeted at the
poor and low-income group whose monthly income is not allowed to pay any
premium due to the extremely low income, often the source of this funding type is
from external donors to the government, the second type of funding is affordable. In
this type, which targets the middle income group, public housing is provided by the
government with a reasonable amount of "cost or less". In addition, be financed from
may a government prostitute or external donors to the government (MPWH,
2018;Ltd, 2014).

3. The Cost: HUD (2013) illustrated that public housing projects targeting poor
and low-income people, which are often free and subsidized by the government, are
less cost of build than projects targeting middle-income people who pay first
payment and the remaining money is paid by installments. The largest cost is for
housing with relatively high-middle income because it has additional advantages
from other housing where the selling price for the beneficiary is greater and the first
payment is the largest and the value of the monthly installment is greater. This does
not mean that all the correct technical specifications are provided for all categories in
terms of health, but the disparity is in extra luxuries and aesthetics (Youssef, 2002)

4. The House Area: states are making intensive efforts to develop detailed
standards linking the size of the family to the number of rooms, the size of living
space, the size of each room and the facilities of public facilities. The International
Federation of Housing and Planning (IFHP, 1990) stated that the area of 70 square
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meters is the most suitable area for a family of five people. Also the socio-economic
categories of citizens have been taken into consideration in the implementation of
projects and the development of designs, plans and specifications for citizens. The
housing projects included four models: (Youssef, 2002).
e Very Low Income Housing: the area of the residential unit is not more than
70m2
e Low Income Housing: the area of the residential unit ranges from 70 to 90 m
e Middle Income Housing: The area of the residential unit is between 90 and
120 m
e High-Middle income housing: the area of the residential unit is more than 120
m (Youssef, 2002).
5. Quality Standards: are associated with the extent to which the public
housing has access to sanitation, ventilation and lighting, as well as kitchen, washing,
heating, drainage, sound insulation equipment and the level of finishing the building
from the inside and outside. Quality standards are mainly related to socio-economic
levels of the population. The higher the quality standards, the higher the target
economic category (IFHP, 1990).
6. Standards for Surrounding External Services: The desire for a particular
dwelling is affected by the surrounding conditions and by the services and facilities
available on the site. The housing with clean water, sanitation, paved streets,
transportation, employment, education, health services and electricity is more
valuable and desirable than there is no such facilities. These facilities vary when they
are linked to the target group. The more the income increases the price of the house
and then increased its services and accessories such as playgrounds, parks, parks,
green spaces, etc. The social quality of neighbors and neighborhood residents is often
taken into account as an indicator of housing satisfaction (Youssef, 2002).
7. The Need for Housing "Not Owning Another Dwelling": the main
objective of the public housing projects is housing low-income citizens who do not
have a home for the purpose of alleviating the housing crisis. Therefore, after
determining the target economic category of the public housing project, it is

necessary to set another criterion which is that the citizen should not have a house is
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more than 70 square meters. This criterion applies to all, whatever the target
economic category (MPWH, 2017;Y oussef, 2002).

8. Standards of Integrity, Transparency and Equality: having benefited from
the previous criteria in determining the target group, the principles of integrity,
transparency and equality among the citizens of the target group must be achieved in
the following matters: (MPWH, 2017)

e Announcement of Registration in the Public Housing Project: where the
announcement must be through a variety of media suitable for everyone and
ensure the arrival of the announcement to all citizens targeted and there
should be a reasonable time and sufficient to register and the registration
method should be easy and suitable for all.

e Selection of Beneficiaries: beneficiaries must be selected in a fair manner.
For example, the projects of the poor are chosen according to a certain
classification, fair and transparent, such as the scoring system, which
classifies the poor according to their needs and arranges them according to
priority. The middle income projects require that the beneficiaries be selected
by electronic lottery to achieve equality and equal opportunities for
participants.

e Dealing with Complaints: there should be a clear mechanism for complaints
and objections that allow citizens to submit complaints, objections and
criticisms of the results of the lottery or the results of social research
(MPWH, 2017).

2.4.7 Choosing the Geographical Location of the Public Housing Project **
Location-Efficient Siting"*

Location is a crucial component of building practice, as how people and goods
get to and from the site affects the environmental performance of the building and its
occupants. Choosing a location that offers transportation options and a variety of
nearby destinations: (Tribal Toolkit, 2015)

e Protects air and water quality by reducing the distance people have to drive and
making it easier to walk, bike, or take public transit.

e Preserves open space, farmland, and natural lands by building on or near
already-developed sites.
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e Provides safety, security, comfort and well-being.
e Saves money and resources by using existing infrastructure (Tribal Toolkit,
2015)

Smart Growth Guidelines for Sustainable Design and Development (2009) said
that " location-efficient site is well-connected to the larger region and close to
amenities such as health centers, employment centers, shops, restaurants, schools,
and services". A site that has good transportation connections to the rest of the region
can attract businesses that want easier access to customers and workers, and residents
who want to be able to reach more jobs (Sustainable Design Toolkit for Local
Governments, 2013).

Location-efficient sites are often in previously developed areas already served
by infrastructure. Building in previously developed areas reduces the need for new
streets, utility lines, water pipes, and other infrastructure (Mixed-Use Trip
Generation Model, 2011). It can also spur neighborhood revitalization by reusing

and renovating existing structure (Smart Growth Scorecards, 2013).

Zagout (2011) agreed that the effective geographical location serves to
alleviate the housing crisis by prioritizing public housing projects for the most
populous areas or governorates where the housing gap is larger. Beneficiaries should
be from the same governorate where the project is located to preserve the family and
social fabric. Zoarab (2015) believed that the effective geographical location of
public housing projects allows for future expansion to achieve sustainable
development and meet future population growth.

2.5 The Main Barriers/Constraints that the Government Faced in

Alleviating the Housing Crisis in Gaza Strip

A number of factors constrain the ability of developers to increase the supply
of housing (L&Q and PricewaterhouseCoopers, 2012). These factors contributed to
the creation of this great crisis and the apparent lack of housing in Gaza Strip, some
of which are related to political circumstances, others to economic, social, planning
and organizational conditions. The following are the most important barriers or
constraints that contributed to the creation of this great housing gap and hinder the

government's efforts to alleviate the housing crisis:
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High population density and high annual population growth (PCBS, 2017).
Limited area of Gaza Strip and the lack of government land and frequent
infringements (MOLG, 2017).

The shortage of housing units available and insufficient to meet the demand
for housing (PCBS, 2017).

Rapid urban growth in Gaza Strip has not been followed by regional and
urban planning and comprehensive development plans aimed at balancing the
residential use of the land with the provision of facilities, services, parks,
playgrounds, recreation areas and green areas. This caused negative effects
such as lack of interest in roads, residential neighborhoods and land use
failures (Saleha, 2011).

Absence of a comprehensive strategy and clear policy for housing in Gaza
Strip (Abu Hayya, 2017).

The land and sea blockade imposed by the Israeli occupation on Gaza Strip
for more than 12 years, as this siege made Gaza Strip a large prison and
prevented its contact with the world in full, which affected the development
of Gaza Strip in all fields. The housing sector, which is severely affected by
the shortage of building materials needed to provide or repair housing units,
and this shortage of building materials led to higher prices, which negatively
affected the private sector and self-fund construction. As for MPWH, PHC,
UNRWA and charitable institutions have also been negatively affected by
embargo, because of the narrowing of the grants and donations were offered
to these institutions which working in the field of housing (Zoarab, 2015).
The political dispute between the West Bank and the Gaza Strip (Abu Hayya,
2017).

The weak financial and economic resources of the government in Gaza Strip,
which led to a shortage of government budget allocated by the government to
the housing sector (Palestinian Economic Policy Research Institute [MAS],
2015; Al Agha, 2015; Al-Nimra, 2014; Abu Hayya, 2017).

The weakness of external funding and grants allocated to the housing sector

in the Gaza Strip and the correlation of external financing with political
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conditions rather than humanitarian conditions (MAS, 2015; Al Agha, 2015;
Al-Nimra, 2014; Abu Hayya, 2017).

Donor constraints on identifying basic variables for housing projects such as:
planning and organizational standards, urban character, target group
geographical location, structural density, imposition of horizontal expansion,
number of housing units, apartment areas, external spaces and supervision
and quality of implementation (Abu Hayya, 2017).

The weakness of the government's capabilities to develop sufficient and
efficient technological construction sectors and lack of raw materials (MAS,
2015; Abu Hayya, 2017).

The three consecutive wars on the Gaza Strip during the period from 2008 to
2017, which was the cause of the great destruction of the homes of citizens
(Abu Hayya, 2017).
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Chapter Three

Research Methodology

3.1 Introduction

This chapter describes and discusses the methodology that was used in this
research. Classifications and principles of research are covered, leading up to the
description of different research techniques and their conditions, and finally the
research techniques chosen for this specific research are presented, and their
relevance motivated. Primary techniques chosen are questionnaires and case studies.
It contains information about research style, research design, sampling (include
population and sample size), instrument validity, pilot study, data collection, data

measurement, and data analysis.

3.2 Research Road Map
Research roadmap means clarifying the main objective of the research and

other goals with a review of tasks and methods used to achieve each goal. In Table

(3.1), the road map of this research is detailed as follows:

Study Aim :

“Evaluation of the role of public housing projects in alleviating the housing crisis in Gaza
Strip."

Table (3. 1): Research road map

Methods used to
Research objectives Tasks to achieve the objectives achieve the
objectives

To estimate the housing gap by
identifying the size of demand,
supply and deficit

1- A review of related researches in
the field of housing crisis in Gaza
Strip.

2- A review of the latest statistics
published by PCBS in Gaza Strip
regarding number of population and | Questionnaire
number of housing units required and
supply and amount of housing deficit

Literature review

3- Prepare a detailed survey
questionnaire to explore the amount
of housing gap in Gaza Strip
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Methods used to
Research objectives Tasks to achieve the objectives achieve the
objectives

To evaluate the role of public
housing projects in alleviating
the housing crisis in Gaza Strip

1- Review of related researches in | Literature review
evaluation axes used in this study

Questionnaire
2- Prepare a detailed survey
questionnaire to highlight the factors
that take inconsideration during the
evaluation of axes used in this study

Case study

3- Conducting a case study on the
MPWH Gaza Strip, based on
comparing the number of housing
units built by the MPWH during the
PNA period with each of (total
number of units built, required)

To set out the main barriers that
the government faced in
alleviating the housing crisis

1- A review of related researches in | Literature review
the field of housing crisis causes,

constraints in Gaza Strip Questionnaire

2- Prepare a detailed survey
questionnaire to identify the most
important barriers and constraints
faced by the government in
alleviating the housing crisis in Gaza
Strip

3.3 Research Design and Techniques

Figure (3.1) outlined the methodology flowchart used for the research. This research
consists of three phases;

1. The first one is the proposal for identifying and defining the problems and

establishment of the objectives of the study and development of research plan.

2. The second phase of the research includes literature review, the questionnaire
design, through distributing the pilot questionnaire to a sample of executives and
experts. The purpose of the pilot study was to test and prove that the questionnaire is
clear to be answered in a way that help to achieve the objectives of the study. The
questionnaire was modified based on the results of the pilot study. Then
questionnaire distribution. The questionnaire was used to collect the required data in
order to achieve the research objective. Also includes the data analysis and
discussion. Statistical Package for the Social Sciences (SPSS) was used to perform

the required analysis.
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3. The third phase of the research includes two case studies, conclusion and
recommendations.
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In the sub-sections below, each technique is discussed — first generally and
then with specific reference to this research.

3.3.1 Literature review

In this research, literature review forms an important part of the methodology.
Literature study serves to establish the fundamentals of the concepts explored in the
research. The main elements of the evaluation on which the questionnaire is based is
explored. It helps to understand how to achieve research goals. The relevant existing
research done in similar fields are studied. Major themes and important concepts are
identified and the relationships between them are derived. This partially enabled the
formulation of the problem statement and thus contributes to narrowing down the
methodologies feasible for actual data collection. However, more details on this were

discussed under Chapter 2 literature review.

3.3.2 Questionnaire

The questionnaire is by far the most widely used research method, because it
can be very specifically designed to focus on a certain purpose in different
circumstances. It is decided for the questionnaire to be used as the primary research
technique for data collection. It is chosen as the preferred technique due to the nature
of this research, which requires the extraction of a wide variety of data and
knowledge from personnel and specialists in the housing sector. Research objectives
require acquisition of data from a wide range of respondents. Qualitative research
methods are considered ideally suited to study this concept as it enables the
extraction of perceptions among housing specialists and personnel. Quantitative
methods do play a role in this research and are considered valuable in the processing

of qualitative data obtained in the research process.

3.3.3 Case studies

This dissertation's methodology relies also on a case study technique which
involving two case studies, focus on determining the percentage of contribution of
MPWH to the provision of housing for citizens of Gaza Strip since the coming of the
Palestinian Authority in 1994 until 2017. Through making accounts for the number
of units executed by MPWH during this period and making comparisons between the

number of these units and the number of total units implemented during the same
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period, and the number of units implemented by the private sector and other sectors
working in the field of housing in Gaza Strip during the same period. That is devised
an assessment of the role of MPWH in alleviating the housing crisis in Gaza Strip.
This assessment, which gives a numerical percentage of the size of the contribution,
IS important in comparison with the results of the questionnaire, which dealt with the
subject of evaluation in terms of descriptive elements that are indicative of the public
housing projects role in alleviating the housing crisis. As a proof of the validity of
the results of this study, the results of both approaches should be similar and
convergent or at least not contradictory, and this confirms the accuracy and validity
of the results of this thesis. Details of case study are given under the chapter

dedicated to case study later in this thesis (Chapter 5).

3.4 Study Duration

This study started on December (2017) when the initial proposal was approved.
Literature review was completed at the end of February (2018). Validity testing,
piloting, questionnaire distribution and collection took two months and completed on
the beginning of April (2018). Then; analysis, discussion, case study, conclusion,

and recommendations were completed at the end of September (2018).

3.5 Study Location
The study was carried out in Palestine, Gaza Strip. It includes five governorates
as follows: Gaza governorate, northern governorate, middle governorate, Khan

Younis governorate, and Rafah governorate.

3.6 Research Population

This study aims at evaluating the role of public housing projects implemented
by MPWH in alleviating the housing crisis. From the interview with executives and
decision makers, the main key authorities in housing sector and the targeted
population are identified. Besides the MPWH, there are some of the other
organizations have sufficient knowledge of public housing. Therefore, it is preferable
to involve these neutral organizations in this evaluation by answering the questions
of the questionnaire in addition to the MPWH itself, and thus achieve more accurate,

credible and impartial results.
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Therefore, the targeted population were (governmental organizations, semi-
governmental organizations, international agencies and academic and research
institutions) working and interested in the issue of housing in Gaza Strip in addition
to their knowledge of housing policies and their direct or indirect participation in
public housing projects. The decision makers, executives and specialists of these
organizations answered the questions in the questionnaire according to their
experience in public housing sector. The main population of the questionnaire survey

was limited as identified and collected by the researcher in Table (3.2).

Table (3. 2): Organizations working and interested in the issue of housing in Gaza
Strip

Targeted
Organization Type Organization Name Population
Governmental X/Ilgl\i\t/rl}ll)()f Public Works and Housing o5
Semi-Governmental Palestinian Housing Council (PHC) 10
United Nations for Reliefs and Works 10
Agency (UNRWA)
International United Nations Development Program 5
organizations (UNDP) : :
Gaza Re-construction Committee -Qatar 10
Kuwait International Mercy Society in Gaza 5
Presidency of the Turkish Agency for 5
Cooperation and Coordination (TIKA)
Islamic University in Gaza - Researchers
Academic and and Experts in Housing 10
research
Summation 80

The private housing sector organizations such as banks, contractors and
investors in housing field, have been excluded because their experiences in the field
of public housing and it's both projects and policies are limited. Their interest,
expertise and knowledge is limited to private profit projects. Therefore, many

important questions in the questionnaire cannot be answered accurately by them.

3.7 Questionnaires Distribution and Sample Size
Questionnaires were prepared in both Arabic and English and were distributed
to the targeted population in the appropriate language for each case. 30 days were
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given to targeted population for answering the questionnaire questions and following
them by telephone calls distributed through the duration of answering. Table (3.3)
shows the targeted population, number of the distributed questionnaires and the

response rate.

Table (3. 3): Research sample and response rates

o Distributed
Organization o Targeted . ) Response
Organization Name ] Questionnaire | Response
Type Population Rate (%)
Numbers
Ministry of Public
Governmental Works and Housing 25 25 25 100%
(MPWH)
Semi- Palestinian Housing
) 10 10 9 90%
Governmental Council (PHC)
United Nations for
Reliefs and Works 10 10 9 90%

Agency (UNRWA)

United Nations
Development 5 5 4 80 %
Program (UNDP)

International Gaza Re-construction
) 10 10 9 90%
Committee - Qatar

Kuwait International
Mercy Society in 5 5 4 80%

Gaza

Presidency of the

Turkish Agency for
] 5 5 4 80%
Cooperation and

Coordination (TIKA)

Islamic University in
Academic and | Gaza - Researchers

. 10 10 9 90%
research and Experts in

Housing

Summation 80 80 73 91%
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From Table (3.3), it is noticed that the targeted population didn’t answer all the
distributed questionnaires, so the population turned to a sample which need to be

checked if it was representative or not.

There are several approaches to determining the sample size. These include
using a census for small populations, imitating a sample size of similar studies, using

published tables, and applying formulas to calculate a sample size.

A statistical calculation is used to insure that the chosen sample fully represents
the population. From the interviews with the authorities and organizations
representatives in housing field which described above, the number of executives,
decision makers, specialists in their organizations are mentioned in Table (3.4).
These samples were the respondents of the questionnaire survey. To calculate the

sample size, a statistical calculation was used.

The formula shown below was used to determine the sample size of unlimited
population (Creative Research Systems, 2001).
SS=22xPx(1-P)/ C?

Where:

SS = Sample Size

Z =Z Value (e.g. 1.96 for 95% confidence interval)

P = Percentage picking a choice, expressed as decimal, (0.50 used for sample size needed)
C = Confidence interval (0.05)

Substitute in the equation:
SS = (1.96)? x (0.5) x (1-0.5) / (0.05)? = 384

For finite population the correction equation is:

SSUnlimited
SS imi -1
1 & Unllmlt?d
Population

SSEinite =

Substitute in the equation:

(384)
SSFinim = ]— = 5934 = 59

(384)-1
a0
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The distributed questionnaires as mentioned in Table 3.3 were (80)
questionnaires and answered were (73) which is greater than (59), so the sample is

representative to the targeted finite population.

3.8 Data Collection

Questionnaire was adopted to be the method of collecting data in this study.
Scanning by questionnaire can be the fastest and the easiest method of collecting data
and is more accurate when starting processing and analyzing these data. Besides, two
case studies belonging to MPWH housing projects were used as a supportive and for

comparative purposes.

3.9 Questionnaire Design

Depending on the literature review and interviewing experts who are working
or dealing with public housing sector at different levels, all the information that
could help in achieving the study objectives were collected, reviewed and formalized
to be suitable for the study survey and after brain storming, consulting, amending,

and reviewing, a questionnaire was developed with closed questions.

The questionnaire was designed in both English (appendix B) and Arabic
language (appendix C). The questionnaire consisted of one type of questions. It is
multiple choice questions, excepting a single article question in the last section of the
questionnaire. The questionnaire aimed to evaluate the role of public housing sector
in Gaza Strip in alleviating the housing crisis, by assessing the performance of public
housing policies and strategies, as well as evaluating the public housing projects
implemented in Gaza Strip under the Palestinian Authority in terms of the suitability
of its geographical location, target groups and criteria, and the extent to which they

achieve the desired social objectives.

The questionnaire was composed of eight sections to achieve the objectives
and the main aim of this research. For each section, all related activities and factors
found in the literature and previous studies were collected and reviewed. After that,
the activities and factors were deleted, modified, merged or selected. Also, some new
activities and factors were added according to the results and recommendations of

the pilot study.
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A. Pilot Study
A pilot study for the questionnaire was performed before collecting results

ofthe sample. It is customary practice that the survey instrument should be piloted to
test the collected data. The pilot study for the questionnaire provides a trial run for
the questionnaire, which involves testing the wordings of questions, clarifying
ambiguous questions, and testing the techniques that were used to collect data
(Naoum, 2007). Arabic version of questionnaire was tested to make sure that all
questions were easily understood. It was conducted by distributing the prepared
questionnaire to seven experts having experience in the same field of the research to
have their opinions. The piloting process was conducted through seven experts
(Table 3.4). The seven experts were selected precisely based on their technical and
managerial capabilities and their extensive knowledge and experience in public
housing to be sure of adding a value for the questionnaire. The seven experts were
asked to review the questionnaire and verify the validity of the questionnaire topics
and its relevance to the research objective and give their advice. Generally, they
believed that the questionnaire is suitable to achieve the objectives of the study.
Important comments, modifications, suggestions, advices and recommendations were
collected and evaluated carefully. Some of them are:

e Delete three questions from the general information section.

e Added one important question in the general information section.

e Re-worded of questions and answers in the general information section.

e Advised that questionnaire should be started with important terms.

e Advised that each question or factor should contain only one idea.

e Formulate easy, clear and concise questions and avoid misunderstanding

the purpose of the question.

e Move and arrangement the questions in the third section.

e Delete repeated questions from the third and fourth section.

¢ Modified wording in Arabic and English languages of some questions and

elements of the different sections of the questionnaire.
o Helped in designing the questions for measuring awareness level of

public housing projects.

64

www.manaraa.com



e Reformulated the main elements affecting in the evaluation of public
housing projects in Gaza Strip.

e Some important local factors andelements should be added.

e Some not important factors and elements should be deleted in section
three and seven of the questionnaire.

e Changing the statementsbeginning of some questionnaire sections.

e Make adjustments to the levels and scale of the answers of multiple
choice questions.

e Some sentences should be modified or represented with little details.

e Had advised to shortcut the questionnaire sections and factors.

e Advised in designing factor and elements for measuring the objectives.

o Delete duplicated questions and factors in some sections.

e Some questions and elements should be rearranged to provide more
consistent meaning.

e Omitted the factors and elements that were not appropriate to the

condition of the study.

All the comments and modifications were discussed with the study’s supervisor
before taking them into consideration. At the end of this process, some minor
modifications, changes and additions were conducted to the questions and the final

questionnaire was constructed.

Table (3. 4): List of Experts
Expert Name Current Workplace

Faculty of Engineering—Islamic University of Gaza

Doctor in Construction Management Field

Faculty of Engineering—Islamic University of Gaza

Professor doctor in Civil Engineering

PhD in Construction Management

Dr. Jawad Al-Agha General Manager of Cooperative Housing in the Ministry

of Public Works and Housing-Gaza Strip

Deputy Minister of the Ministry of Public Works and

Housing - Gaza Strip

Eng. Sirin Elbohisi Di're_ctor of andominiums and _Real Estatq Dep. -

' Ministry of Public Works and Housing-Gaza Strip

Eng. Osama Al Saadawi Director of the Palestinian Housing Council in Gaza Strip
Statistical expert "SPSS program"

i;géﬁ]bed El Rahman Director of Public Works and Housing directorate in
Rafah governorate

Dr. Nabil Sawalhi

Prof. Mohamed Awad

Eng. Nagy Sarhan
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B. Questionnaire Content

The questionnaire was constructed with a covering letter clarefing the main
purpose of this study, way of responding, aim of the research and security of
information to encourage a high response. The questionnaire included eight sections
that related to the research objectives. These sections consist of multiple choice
questions; which used widely in the questionnaire. Variety in these questions aims to
meet the study objectives, and to collect all necessary data that can support the
discussion, results and recommendations in this research. All these multiple-choice
questions follow lekart scale as shown in Table (3.5). Also, the questionnaire
contains an article question in the last section, which was added in order to discover
new ideas and creative realistic solutions that help to improve and enhance the role

of the government in solving the housing crisis in Gaza Strip.

Table (3. 5): Questions scale

Level 1 [S)t_rongly Disagree Neutral Agree Strongly
isagree agree
To avery Toa
Level 2 limited To asmall medium To a large To avery
degree degree large degree
degree degree
. Very
Level 3 Very weak Weak affect Medium Strongly strongly
affect affect affect
affect
Scale 1 2 3 4 5

The detailed description of the questionnaire sections is explained as follows:

Section One: General information related to the respondent

Seven questions were prepared asking for general information about the person
who filled the questionnaire and his/her organization such as gender, age group,
academic qualification, specialization, nature of work™ organization type",

experience years in housing, number of housing projects participated.

Section Tow: Exploratory questions about the subject of the study
Consisted of exploratory questions about the subject of the study, which the

researcher assumed in order to achieve the first objective of this study.

66

www.manaraa.com



Section Three: Evaluation of the government'’s current policies and strategies in
the field of housing in Gaza Strip

A set of questions to evaluate the administrative, supervisory and financial
public housing policies and the national housing strategies currently applied in Gaza

Strip, and assess their role in contributing to the alleviation of the housing crisis.

These questions and factors were explored through the researcher's experience

and review of the supervisor and experts, in addition to that, several previous studies
were used to select the factors in this section which includes:
Al Agha (2015); Zoarab (2015); Dweik (2014); Abu Hayya (2017); MAS (2015);
Saleha (2011); Samaan (2014); Abadala (2014); Al-Farra (2013); Palestinian
Housing Council (PHC; 2004); Ministry of Housing (1998); Al Hayti; Al Badran;
and Monshid (2011); Ait (2001);Makhoul and Mutiani (2002); European
Commission (2014);Zarga (2016); Committee of the Regions (2012); Witherspoon
(1999);Alwan (2008); Whitehead & Scanlon (2007); Naseer (2004);Abdulsalam
(2014); Ismail (2000); UN-Habitat (2013); Arnote (2008) ... etc.

Section Four: Social evaluation of public housing projects implemented in Gaza
Strip in the time period from 1994 to 2017.

The social evaluation of public housing projects implemented in Gaza Strip
under the Palestinian Authority from the point of view of specialists is included in
this section. Therefore, this section contains a set of questions and factors
representing the social objectives desired from public housing projects. The
achievement of these social goals was examined and evaluated. While the
achievement of these goals encourages beneficiaries to settle in public housing, and
thus supports the role of public housing projects in alleviating the housing crisis and

vice versa.

Several previous studies were used to select the factors in this section such as:
Kaitilla (1993); Ukoha and Beamish (1997); Zeiler and Boxem (2008); Meir et al.
(2009); Kian et al. (2001); Kim et al. (2005); Mitterer et al. (2012). Frontier
Economics Limited in Europe (Ltd, 2014); L&Q and Pricewaterhouse Coopers
(2012); National Housing Federation (NHF, 2013); Meen, Gibb, and Mackay (2001);
Salam and Bushewah (2012); Aghbari (2010)... etc.
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Section Five: Evaluation of the public housing projects geographical location
implemented in the time period from 1994 to 2017 in Gaza Strip.

Aimed at evaluating the method of choosing the geographical location of
public housing projects implemented by the Palestinian Authority in Gaza Strip. And
to examine the extent of the government's interest in applying the desired
geographical criteria necessary to alleviate the housing crisis. Therefore answers of
specialists informed whether the government is interested in the implementation of
these criteria or not. If it did, the role of these projects would be important in
reducing the housing crisis; otherwise its role would be weak in alleviating the

housing crisis.

In addition to the researcher's experience, supervisor's guidance and experts

advices, there are several previous studies were used to select the factors and
questions in this section such as:
Tribal Toolkit (2015); Smart Growth Guidelines for Sustainable Design and
Development (2009); Sustainable Design Toolkit for Local Governments (2013);
Mixed-Use Trip Generation Model (2011); Smart Growth Scorecards (2013); Zaqout
(2011); Zoarab (2015); Al-Farra (2013); Aghbari (2010); Al Agha (2015); Saleha
(2011); Palestinian Housing Council (PHC; 2004)... etc.

Section Six: Evaluating the method of selecting the target group for public
housing projects.

Aimed to evaluate the method of selecting the target groups "beneficiaries"
from public housing projects implemented in Gaza Strip by the Palestinian
Authority. The questions and factors in this section are directed to specialists in order
to examine their opinions and to know their level of satisfaction with the
government's application of appropriate housing criteria when selected the
beneficiaries from the public housing project. These criteria "factors™ were obtained
from the recommendations of the previous studies. There are internal and external
previous studies recommended that these criteria should be considered as necessary
to ensure that these public houses were given to the deserved families that settled in,
thus achieving the main objective of public housing project which is to alleviate the

housing crisis.

68

www.manaraa.com


https://www.epa.gov/smartgrowth/smart-growth-scorecards

The previous studies which used to select the factors and questions in this
section are:
Ministry of Housing Communities & Local Government (DCLG, 2012); Mayor of
London (2014); Youssef (2002); Cornwall and Brock (2005); Ltd (2014); Schneider
and Igram (1993); (Edelman, 1988, cited in: Schneider and Igram, 1993); U.S.
Department of Housing and Urban Development (HUD, 2013); Katz (1989); Swiss
Development Cooperation (SDC, 2009); HUD, (2013); MPWH (2017); Meen et al.
(2001); International Federation of Housing and Planning (IFHP, 1990); Samaan
(2014); Salam and Bushewah (2012); Zarga (2016);Darsi (1999); Bandubandea
(2008); Vajiranivesa (2008)... etc.

Section Seven: Constraints and barriers hinder the government's efforts in the
process of reducing the housing crisis in Gaza Strip.

This section contained a set of factors "barriers and constraints™ from the point
of view of the researcher and some previous studies. These factors hinder the
government's efforts in process of mitigating the housing crisis. The objective of
presenting these factors to housing specialists is to examine, explore and arrange
these barriers and constraints according to their degree of influence and degree of
importance. Through this section, the third objective of this research would be
achieved.

The following are some of the previous studies that have been used to select
the factors related to this section:
L&Q and Pricewaterhouse Coopers (2012); MOLG (2017); Saleha (2011); Abu
Hayya (2017); Zoarab (2015); Palestinian Economic Policy Research Institute
(MAS, 2015); Al Agha (2015);Al-Nimra (2014); Zaqout (2011); Vajiranivesa
(2008); Arnote (2008); Palesterouse (2002); Al-Sheikh Darrah (1988); Al-Wattar
(2002); Palestinian Central Bureau of Statistics (PCBS, 1996); Khaidar (2001); Al -
Quds Open University (1996); Qahman (2004); Palestinian Centre for Human Rights
(2011); Al Massri (2012); Al Massri (2012)... etc.
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Section Eight: Proposals and recommendations to improve the government role
in alleviating the housing crisis in Gaza Strip.

This section contained a single article question directed to the specialists,
which is: From your experience in the field of housing, what are the appropriate,
realistic and feasible solutions and recommendations that you can propose to
improve and strengthen the role of the government in alleviating the housing crisis in
Gaza Strip?. Thus, this section aimed to achieve the fourth objective of this research
and serve to improve the role of the government in alleviating the housing crisis in

Gaza Strip.

3.10 Quality of Research ""Validity and Reliability*"

Research design considered as the base for the quality of any research.
According the aforementioned discussion about this study research design, the design
was quantitative. In addition, Golafshani (2003) mentioned that research results
analysis and quality including validity and reliability considered as the main factors
to be considered in designing a study. Yin (2003) reported that, quality of a research
design should be measured by four tests which include: construct validity, internal
validity, external validity and reliability. Hence, validity and reliability are concerned
with whether the instrument measures the correct concept and reliability is concerned
with stability and consistency in measurement (Sakaran, 2002). Factually, validity
requires that an instrument is reliable, but an instrument can be reliable without being
valid. In this research many methods were taken to confirm that the validity and
reliability of the data and results from the research would be at acceptable levels. The

following discussion describes the measurement of the research design quality.

3.10.1 Research Validity

Validity is the extent to which the findings accurately reflect the phenomena
under study (Collis & Hussey, 2009). Validity in questionnaire studies is the extent
to which the questions provide a true measure of what they are designed to measure.
In other words, it is concerned with whether the data collected represent a true
picture of what is being studied (Bryman, 2008). In simpler terms, it refers to
whether the research evidence is true/valid and whether it is adequate. Generally,
there are several types of validity. For the context of this study, three main methods

to assess the validity of the questionnaire, as follows:
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1. Content validity

Content validity aims to assess the questionnaire validity based on whether the
measure of the concept covers the concept’s full meaning (De Vaus, 2002).
According to Du Gay (1996), content validity is not a statistical procedure and can be
judged by experts rather than as a quantitative measure to be computed. So that, after
the survey instrument was designed, experts in academia and in public housing field
validated its contents as discussed previously in the pilot study (pre-test). Because of
their knowledge and interest in the study area, the experts were asked to assess the
content validity of the survey by reviewing the process which the survey developed,
the items included in the questionnaire, the intended purpose for inclusion, the

clarity, and how well the questions represented the intended content area.

Therefore, the experts provided valuable information for enhancement of the
questionnaire by improving the survey instrument. Based on the recommendations
received from these experts, the mistaken questions were revised and corrected and
follow-up revisions were made to the survey. Additionally, the content validity of
this study questionnaire was satisfied since its items and measurement scale
development based on an extensive review of the literature and in-depth assessment

by several academics, experts and professionals in housing and construction fields.

2. Criterion-related validity
Criterion related validity is the extent to which a measure is related to an
outcome. It is assessed when one is interested in determining the relationship of
scores on a test to a specific criterion. There are several techniques that can be used
to determine the criterion validity of the study questionnaire. The main technique is a
statistical method using the co relational analysis. Co relational analysis can be
performed by measuring the correlation coefficient between each item in the field

and the whole field.

To verify the criterion related validity of this study questionnaire, a scouting
sample of 25 filled questionnaires has been used. Then, the Pearson correlation
coefficient between each paragraph in one field and the whole field are measured and
the p-value are used to check the statistical significant of the obtained correlation
coefficients. Tables (C.1) to (C.6) in appendix (C) show the correlation coefficient
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and p-value for each field items. In this line, the following conclusions can be
attained:

1. If p-values (Sig.) < 0.05: Then the correlation coefficient of this item or variable is
significant at o = 0.05. Then, it can be reported that the items of this field are

consistent and valid to measure what it was set for

2. If p-values (Sig.) > 0.05: Then the correlation coefficient of this item or variable is

insignificant at a = 0.05.

In summary, the results shown in Tables (C.1) to (C.6) indicate that the p-
values for all items are less than 0.05, the correlation coefficients of each item under
any field are significant at o = 0.05. On this basis, it can be argued that, the items
under each field of this study questionnaire are consistent and valid to measure what

it was proposed " See Appendix (A) ".

3. Construct validity

Construct validity refers to the assertions about the effectiveness of the
operational measures used in a study (Sackett and Larson, 1992). This type of
validity concerns with the establishment of correct operational measures for the
concepts of the research. So that, construct validity measures the degree to which an
instrument measures the construct that it is intended to measure. This validity type
can be measured by identifying the correlation coefficient between one filed (group
of variables) and all fields of the questionnaire (whole questionnaire) that have the
same level of similar scale of likert scale. As shown in Table (3.6), the significance
values are less than 0.05, which indicate that, the correlation coefficients of all the
fields are significant at a = 0.05. Hence, it can be concluded that the construct

validity for all questionnaire parts is achieved.

Table (3. 6): Construct validity of the questionnaire

Pearson
Item correlation | p-value
coefficient
Exploratory questions about the subject of the study 0.83 0.00
Evaluation of the government's current policies and strategies 0.67 0.00
in the field of housing in Gaza Strip ' '
Social evaluation of public housing projects implemented in 0.91 0.00
Gaza Strip in the time period from 1994 to 2017 ' '
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Pearson

Item correlation | p-value
coefficient
Evaluation of the public housing projects geographical
location implemented in the time period from 1994 to 2017 0.94 0.00
in Gaza Strip
Evaluating the method of selecting the target group for
public housing projects implemented in the time period from 0.66 0.00

1994 to 2017 in Gaza Strip:

Barriers hinder the government's efforts in the process of

reducing the housing crisis in Gaza Strip 0.88 0.00

3.10.2 Research Reliability

Reliability refers to the consistence, stability, or dependability of the data. Kirk
and Miller (2009) identified three types of reliability which relate to quantitative
research as: (1) the degree to which a measurement, given repeatedly, remains the
same, (2) the stability of a measurement over time; and (3) the similarity of
measurement within a given period of time. In general, reliability purpose is to test
how consistently an instrument measures the concept it claims it is measuring.
Reliability indicates whether the findings of the research are repeatable, which mean
obtaining the same results when repeating exactly the same study with a random
sample of the same population under similar conditions (Bryman, 2008). Oppenheim
(1992) reported that data reliability is related to the data source and the identification
of the position held by the person who completed the questionnaire. Generally, the

goal of reliability test is to minimize the errors and biases in a study.

Several methods can be used to test a questionnaire reliability. The main for of
reliability called as repeated measurement can be assessed by test re-test method
(Saunders et al., 2009). The test re-test method can be performed by repeating the
questionnaire to the same sample of the target group in two different time and
comparing the scores that obtained in the first time and in the second time by
computing a reliability coefficient (Zikmund et al.,, 2009). Because the limited

timeframe of this study, reliability on repeated measurement cannot be tested.

The second form of reliability known as internal consistency which can be
assessed by two methods involved the split-half method and Cronbach’s alpha

(Saunders et al., 2009). In this study, reliability analysis was accomplished by using
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these two methods on the items of the questionnaire after data collection. The
following sections describes these two methods.

1. Cronbach's Alpha coefficient

The most popular test of inter-item consistency reliability is the Cronbach’s
Alpha coefficient. Cronbach's Alpha can be interpreted as percentage of variance
where the observed scale would explain in hypothetical true scale composed of all
possible items in the universe. The purpose of Cronbach ‘s Alpha(a) is to find out
how well the item in a set positively correlate to one and another. In general,
Cronbach ‘s Alpha coefficient () ranges in value from 0 to 1, where higher values of
alpha are more desirable and the minimum acceptable level is 0.7 according to
Nunnaly’s theory (1994).

On this basis, Cronbach’s alpha coefficients were calculated for all parts of the
questionnaire to assess the reliability of all sub-scales. As shown in Table (3.7)
below, it can be argued that each element of the questionnaire is reliable since the
value of its Cronbach’s alpha (a) is greater than the minimum acceptable level of
0.70. This also indicates that the variables are internally consistent (Bryman &
Cramer, 2009). Hence, it can be concluded that the adopted questionnaire was
suitable for the purpose of study.

Table (3. 7): Reliability test by Cronbach’s Alpha coefficient method

ltem Cronbach’s
Alpha (Ca)

Exploratory questions about the subject of the study 0.75
Evaluation of the government's current policies and strategies in the
X . . 0.78
field of housing in Gaza Strip
Social evaluation of public housing projects implemented in Gaza 0.91
Strip in the time period from 1994 to 2017 '
Evaluation of the public housing projects geographical location 0.90

implemented in the time period from 1994 to 2017 in Gaza Strip

Evaluating the method of selecting the target group for public housing
projects implemented in the time period from 1994 to 2017 in Gaza 0.88
Strip:

Barriers hinder the government's efforts in the process of reducing the

housing crisis in Gaza Strip 0.95

2. Split-half method
The Split-Half coefficient model of reliability analysis can be used for

reliability testing. However, this approach is not based on total sum score, instead, it

74

www.manaraa.com



splits the items in an instrument into two matched halves in terms of content and
those having similar cumulative degree of difficulty and then, correlation is
measured between the resulting half scores. This is often performed by combining all
odd numbered items in one group and all even numbered items into another group.
This method finds the Pearson correlation coefficient between the means of the
resulted two groups. Subsequently Pearson correlation coefficient is corrected by

using the Spearman Brown correlation coefficient.

The correlation coefficient varies between +1 and -1, where +1 implies a
perfect positive relationship (agreement), while -1 results from a perfect negative
relation. Spearman’s rank correlation r measures and compares the association
between the rankings of two parties (Assaf & Al-Hejji, 2006). As shown in Table
(3.8), the computed results were in the range of 0.83 and 0.95 for factors’ groups.
This range is considered high and ensures the reliability of the questionnaire.

Table (3. 8): Reliability test by the Split-half coefficient method

Pearson |Spearman-| .Sig

Item correlation| Brown (2-

coefficient | Coefficient | tailed)

SIi)ljrél)j)ratory questions about the subject of the 0.71 0.83 0.00

Evaluation of the government's current policies

and strategies in the field of housing in Gaza 0.68 0.81 0.00

Strip

Social evaluation of public housing projects

implemented in Gaza Strip in the time period 0.84 0.91 0.00

from 1994 to 2017

Evaluation of the public housing projects
geographical location implemented in the time 0.78 0.87 0.00
period from 1994 to 2017 in Gaza Strip

Evaluating the method of selecting the target
group for public housing projects implemented in 0.61 0.76 0.00
the time period from 1994 to 2017 in Gaza Strip:

Barriers hinder the government's efforts in the
process of reducing the housing crisis in Gaza 0.90 0.95 0.00
Strip

3.11 Data analysis
The data analysis is a necessary stage after the collecting primary and
secondary data. Data analysis is an application of reasoning to understand, clear and

75

www.manaraa.com



interpret the data or information that have been collected through the questionnaires
(Zikmund, 2003). It refers to the process of schematization, interpretation and
making critical discussions of the collected data, so that, one can make genuine
conclusions and recommendations. However, to ensure the consistency of the
quantitative data and to make the interpretation of results more meaningful, several
preliminary processes were conducted before analysis began, such as editing data,
handling blank responses, coding data, categorizing data, creating data files and
some statistical calculations. Data collected from the questionnaire surveys was
analyzed using statistical data analysis software SPSS 22. The data analysis for valid
questionnaire data was done using the main two types of statistical analyses tools
including descriptive statistics to the more complex procedures including inferential

analysis.

1. Descriptive analysis

Descriptive analysis is the elementary transformation of the collected
questionnaires data in a way that provides a general overview of results by describing
the basic characteristics such as central tendency, distribution, and variability
(Preston, 2012). In addition, descriptive statistics describe either the characteristics of
a sample or the relationship among the variables in a sample. Descriptive analysis is
where raw data are transformed into a form that will make researchers easier to
understand and interpret, rearranging, ordering and manipulating data to provide
descriptive information. For that, means for various variables in each group were
calculated to give the measures of central tendency, standard deviations as measures
of dispersion and coefficient of variance as required satisfy the objectives of the
research. In this study, descriptive statistics are used to describe the main features of
the collected data in quantitative terms. The descriptive statistics involved frequency
distributions, measures of central tendency (the mean and average score), Relative
Importance Index (RII) and measures of dispersion such as the standard deviation.
The most important factors were identified after ranking all of the factors based on
the Relative Importance Index (RI1) of each factor. When interpreting the results, the
following guidelines were followed. Where the mean was above 3, it was interpreted
as a positive response to the question or statement at hand. Where the mean was

76

www.manaraa.com



between 2.5 and 3, it was interpreted as a neutral response. Where the response’s

mean was below 2.5, it was interpreted as a negative response.

Standard deviation (SD)

Standard deviation (SD) is the amount of variation or dispersion of a set of data
values which was used to assess the homogenous or heterogeneous nature of the
collected data. When SD value is close to 0 it indicates that the data points tend to be
very close to the mean (also called the expected value) of the set. However, standard
deviation less than (1.0) for 5-points Likert scale indicates that there is a consistent
agreement among the respondents and little variability in the data provided for the
intended question/variable (Field, 2009).

Relative Importance Index (RII)

Relative Importance Index (RII) method was used to further analyze the
responses related to ratings of the research variables. This method has been used
widely in several similar surveys and is recognized as an excellent approach for
aggregating the scores of the variables rated on an ordinal scale by respondents
(Holt, 1997). In this study, each variable/statement was ranked on the basis it’s Relative
Importance Index (RII) value. Relative Importance Index (RII) can be calculated by
using the following equation;

™ wi

RII = ﬁ ................................. Eq3.1

Where:

RII = Relative Importance Index ¢

Wi = Weight of the criteria (i) given by respondents ranged between 1 and 5;
A = The maximum weight given by respondents ¢

N = The number of respondents.

The relative importance index (RII) value has a range from 0 to 1, the higher
the (RI1), the more higher agreement given from the respondents about the variable
under consideration. A low (RII) indicates that the statement is least agreed. The
overall relative importance index (RII) for group of variables was determined by
averaging the (RII) values of all individual variables involved in the same group.
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The overall level of agreement of the respondents to any question or variable is
based on the rating scale classification for RI1I values, asshown in Table (3.9) below.
This classification helps in interpretation of the data that measured by the Likert

scale.

Table (3. 9): The rating range and level of agreement for the relative importance
index

RII Level of agreement
20< RII <30 Completely disagree
30< RII <50 Mostly disagree
50< RII <70 Moderately agree
70< RII <90 Mostly agree
90< RII <100 Completely agree

2. Inferential statistics
Inferential statistics are procedures for deciding whether sample data
accurately represent a particular relationship in the population. Essentially,
inferential statistics use samples of observations to infer observation probably found
in a population. They assist in generalizing the findings from the sample to the larger
population Thus, as the name implies, inferential procedures are for making
inferences about the scores and relationship found in the population. One- Sample t-

test was done on the overall view.

One Sample t-test

A one-sample t-test compares the mean of a sample to a population mean. The
results of a t-test can be used to test whether the mean of single variable differs from
a specified constant. The resulting t-value should be compared to the critical t-value,
found in the t-distribution table, for the appropriate degrees of freedom (number of
cases minus 1) and desired level of significance. If the calculated t-value is less than
the critical t-value, the null hypothesis (hypothesis of no difference) should not be
rejected, with no significant difference between the sample mean and population
mean declared. However, if the calculated t-value is larger than the critical t-value,
the null hypothesis should be rejected, with a significant difference in means
declared.A 95% confidence interval corresponds to (0.05) level of significance was
applied in this test. The test value was set at 3 that correspond to the neutral position

of average or uncertain on the scale in the questionnaire.
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For this test results interpretation, the t-test is used to determine if the mean of
a paragraph is significantly different from a hypothesized value (3). If the P-value
(Sig.) is smaller than or equal to the level of significance (0.05), then the mean of a
paragraph is significantly different from a hypothesized value (3). The sign of the
test value indicates whether the mean is significantly greater or smaller than
hypothesized value (3). It can also be observed that, if the p-value (Sig.) is greater
than the level of significance (0.05), then the mean a paragraph is insignificantly
different from a hypothesized value.
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Chapter Four

Data Results, Analysis and

Discussions
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Chapter Four

Data Results, Analysis and Discussions
In this chapter, the main findings of the research questionnaire data are
systematically subjected to scientific analyses and discussion. The data collected
from the survey are analyzed using both descriptive and inferential statistics.
Relative importance index (RII), mean score and standard deviation are the main
statistical results used to analyze the variables identified in the extant literature
pertinent to housing field.

4.1 Respondents Profile

The respondents were asked several questions intended to identify their
demographic characteristics and background. This part presents an analysis of the
data gathered from the respondents by using frequency analysis. These sample
characteristics can be used in further analysis of the research variables from different
perspectives. In addition, the characteristics of respondents helps to test the research
hypothesizes by supporting the general validity and reliability of collected data. The

characteristics of the respondents are shown in Table (4.1) below.

Table (4. 1): Respondents' profile

Information about . Percent
No. respondents Categories Frequency %
Male 52 71.23
1 Gender
Female 21 28.77
Less than 25 years 4 5.48
From 25 to less than 35 years 25 34.25
2 Age group
From 35 to less than 45 years 29 39.73
45 years and more 15 20.55
_ Bachelors 51 69.86
3 Educational Master 16 21.92
qualification
PhD 6 8.22
S Engineering (Civil,
4 Specialization Architectural) 35 47.95
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No. Information about Categories Frequency Percent
respondents %
Geography 5 6.85
Sociology 14 19.18
Management 8 10.96
Law and political 5 6.85
Other 6 8.22
Governmental org. 35 47.95
Semi-governmental org. 8 10.96
5 Workplace -
International org. 26 35.62
Academic / research org. 4 5.48
Less than 5 years 8 10.96
6 Experienc_e in housing | (5 — Less than10 years) 19 26.03
field (10 — Less than15 years) 29 39.72
15 years and above 17 23.29
Numbetf Ohf housing | Less than 3 projects 13 17.81
7 parlzirgijsgtgd ?r:/ ‘tahgotlijme (3 — 5 projects) 29 39.73
pzeori1070)I i(rlr%n;Z]éggt‘lritpo More than 5 projects 31 42.47

411 Respondents’ Gender

The reason for including gender classification in the research was due to the
fact that, during the research design, the researcher noticed variation in terms of male
and female participants’ responses to the research questions. As indicated in Table
(4.1), the sample of respondents is mainly male dominated whereby 71.23% of the
respondents were “male” with only 28.77% being “females”. The level of female
involvement in housing activities is still significantly lower than that of men and this
is an expected statistic and appears to be reflective of the gender imbalance present
in major economical fields and housing field in Gaza Strip. Women in Gaza Strip are
more disadvantaged in the field of housing and construction due to their lack of
participation in this profession; and barriers arising from socialization practices,

educational experiences and family roles.

4.1.2 Respondents’ Age Group
This part concerns the age range of the respondents. The results shown in Table

(4.1) illustrates that participants' ages ranging from “35 to less than45 years”
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contribute with 39.73%, while participants' ages ranging from “25 to less than 35
years” contribute with 34.25%. The results show that the sample is young and
follows up the latest developments technologies in the housing field and they can
understand the questions of the questionnaire and answering it correctly. On the other
hand, proportions of other age groups are: “less than 25 years” at 5.48%and “45
years and more years” with 20.55%.

4.1.3 Respondents’ Educational Qualification

Knowing the respondents’ educational level is important to ensure that the
responses received were from appropriate sources. It general, the participants’
educational qualification in housing field consisted of three levels: “Bachelor’s
degree”, “Master’s degree” and “PhD”. As shown in Table (4.1), those qualified
respondents with “Bachelor’s degree” made up the highest proportion, at 69.86%,
while the proportion of other participants with “Master’s degree” and “PhD” stood at
21.92% and 8.22% respectively. It seems that The people working in housing field in
Gaza Strip with higher qualifications including master’s degree and Ph.D are fewer
in number than those with bachelor’s degree. However, it can be inferred from the
above results that, most of the respondents have certain levels of educational
background to provide the most suitable data for this study.

414 Respondents’ Specialization

For this research, the participants had different specialization backgrounds
ranging from engineering to law, political specialists and others. In fact, having
perceptions from respondents with a variety of specializations is an advantage.
Participants in the questionnaire were asked which specialization category they fell
into. Table (4.1) illustrates that those in the “Engineering (Civil, Architectural)”
category compared to the other categories were the highest, accounting for 47.95%.
The next was “Sociology” at 19.18%, followed by “Management” at 10.96%. The
lowest belonged to “Law and political” and "Geography" categories representing just

6.85 % for each category.

4.1.5 Respondents' Workplace
The participants in housing field in Gaza Strip were employed in public and
private sectors, with some of them employed in both sectors at the same time. The
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participants from the “Governmental organizations” represented nearly half of the
total participants (47.95%), with the proportion for this is higher in comparison with
the other sectors, while those who are engaged in “International organization” have
the second proportion of 35.62%. Fewer of the respondents were from “Semi-
governmental organization” with 10.96%. The participants “Academic / Research
organizations” have the lower proportion of 5.48%. These ratios of respondents’
workplace are very important in supporting this research objectives by providing
several views from different organizations.
4.1.6 Respondents' Experience in Housing Field

The intention of this question also to find out the numbers of years the
respondents had worked in the housing field. Most respondents were in the
experience range of “10- Less than15 years” representing 39.72% of the respondents.
On the other hand, the rest of the groups which are “5 — Less than10” years of
experience and the group which was having more than “15 years and above” of
experience representing 26.03% and 23.29%, respectively. A small percentage of
respondents reported less than five year of work experience with 10.96%. On the
base of these results, it can be shown than most respondents have experience of “5
years and above” in housing field with cumulative percent equals to 89.04%. This
profile confirms the considerable experience on which the responses to this survey
were based. So that, this is reasonable to infer that major respondents for this study
survey have a reasonable knowledge of the activities associated with housing field in
Gaza Strip. This experience range also made the researcher presume that their
responses were well thought after. Having well experienced respondents certainly
improves on the rating of the validity of information obtained from the questionnaire

survey.

4.1.7 Respondents’ Number of Housing Projects the Respondents Have
Participated in the Time Period
Generally speaking, it clear that major participants had been involved in
housing projects. The vast majority of respondents, nearly 42.47%, confirmed
that they had participated in “More than 5 projects”. In addition, 39.73% of
respondents reported that they had participated in “3-5 projects”. It can be

concluded that the information gathered was reasonably reliable, as the majority
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of respondents 82.19% had been involved in more than three housing projects
performed in Gaza Strip.

4.2 Exploratory Questions

The aim of this section is to collect some information related to the
respondents’ ideas and insights which will expand the understanding about the
surveyed topics in this study. In this line, the following discussion presents the
results of the data gathered from several questions about housing field and the
government role in this field. All proposed closed questions required the participants
to rate their answer that reflecting their opinion with a “five-point Liker t-style scale”
(1 = Strongly disagree, 2 = Disagree, 3 = Neutral, 4 = Agree, and 5 = Strongly
agree). Descriptive statistics will be displayed. For the participants' answers to each
question, it involves the calculation of the mean score as a central measure of
tendency, relative importance index (RII), and standard deviation as a measure of
dispersion. One-sample t-test also carried out in this part and its analysis results are
displayed and discussed to determine whether the respondents agreed about a
specific question content or otherwise. Only, the obtained (t-value) and the two tailed

alpha level (p-value) are displayed in the tables used in this study.

Table (4. 2): Exploratory questions

No. Exploratory question MS RII SD
value | value

1 The problem of housing shortage is one of
the most important problems facing Gaza | 4.18 | 83.56 | 0.92 | 10.96 | 0.00
Strip

The problem of the housing deficit in
o | Gaza Strip foreshadows a humanitarian | 401 | 8027 | 094 | 926 | 0.00
disaster in the next few years

The problem of housing deficit in Gaza
Strip has emerged mainly with the return
3 | of some families which coming with the | 3.48 | 69.59 | 0.88 | 4.64 | 0.00
Palestinian Authority in 1994

Palestinian government has played the
most prominent role in resolving the
housing crisis in Gaza Strip when
compared with other sectors

214 | 4280 | 0.79 | -9.37 | 0.00

Within its annual budget, Palestinian
5 | government allocates adequate | 1.10 | 21.92 | 0.30 | -54.87 | 0.00
expenditures for public housing projects

85

www.manaraa.com



No. Exploratory question MS RII SD
value | value

Palestinian government is actively seeking

6 | external funding to support public housing | 240 | 4795 | 092 | 557 | 0.00
projects in Gaza Strip

Palestinian government supports the
7 | development of construction sector | 1.82 | 36.44 | 0.65 | -15.42 | 0.00
efficiently.

421 First question: The problem of housing shortage is one of the
most important problems facing Gaza Strip

According to the respondents’ answers for this question in Table (4.2), it can be
shown that the respondents in general agreed about the importance of housing
shortage problem that facing Gaza Strip with mean score of agreement level (MS=
4.18) as it is larger than “3”. In the same line, the (R11=83.56%) value is located in
the second highest of agreement scale range “70< RII <90” which denoting a level of
agreement as “Mostly agree”. Additionally, the statistical results show that the
variation of responses on this question is relatively low, as indicated by the standard
deviation value (SD=0.92) that is less than “1”. This is regarded as a good indication
implying that there is a relatively high level of agreement among the respondents in
rating their agreement about the importance of housing shortage problem in Gaza
Strip. This result is supported by Al-Agha (1997) who stated that, housing is
considered as one of the most difficult problems facing the National Authority
(PNA). In fact, several factors have played a role in the housing shortage problem in
Gaza Strip, such as, the rapid population growth, high building costs, scarcity of
housing lands and its high prices, lack of funding, restrictions imposed by Israeli
occupation on imports of basic construction materials into Gaza Strip (Haysom and
El Sarraj, 2012). Additionally, housing crises in Gaza Strip has been caused by the
demolition of many houses by the Israeli occupation since the beginning of Al Agsa
Intifada in 2000 and during the previous three wars in 2009, 2012 and 2014. In this
line, the previous governments hadn't prepared effective strategies and solutions and
they hadn't conducted a real planning for the future of the housing field as a whole
(Abu Hayya, 2017); (MAS, 2015). The available detailed statistical data and
indicators on housing situation in Gaza Strip also supporting this result as it indicates

that, Gaza Strip faces a large and accumulating shortfall between the needed houses
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and the built. According to the United Nations Country Team in the occupied
Palestinian territory (2017), the housing shortage in Gaza continues to be an issue of
concern as housing shortage has increased from 71,000 housing units in 2012 to
120,000 in 2017- in large part due to natural population growth. In this line, during
the few last years, many initiatives where launched to address housing problems, and
several housing investment and lending institutions, encouraged by PNA, started
working on reducing the deficit and raising housing levels (MPWH, 2010).

As shown in Table (4.2), the significance level value (p-value= 0.00) for One-
Sample T-test on this question is less than “0.05”and the calculated (t-value= 10.96)
Is positive and larger than the criticalt-value®1.99” which reveals that the mean score
of the respondents’ answers for this question is significantly different from the
hypothesized mean “3”. This means that the respondents' answers for this question
were not located in neutral position and they expressed their opinion on whether or
not to agree to this question. The positive sign of “t-value” indicates that the mean
score is larger than the hypothesized mean “3” which means that the respondents
agreed about the contents of this question. Accordingly, respondents agreed that the
problem of housing shortage is one of the most important problems facing Gaza
Strip. Hence, it can be shown that, the inferential statistics support the descriptive
statistics for the respondents' agreement about importance of the housing problem in
Gaza Strip. In summary, housing remains as one of the Gaza Strip' most intricate
problems; one which is continually getting worse as the rapid population growth and
increase demand for housing units. Thus, the lack of low cost housing in Gaza Strip
has become a difficult issue to ignore with thousands of new units needed to meet
demand which mean that urgent and long-term solutions should be developed to
increase the supply of new houses in order to meet current and future local housing

need.

4.2.2 Second question: The problem of the housing deficit in Gaza Strip
foreshadows a humanitarian disaster in the next few years

The mean score of (MS=4.01) is larger than “3”, which implies that, the

respondents agreed about the probability of the occurrence of humanitarian disaster

near as a result of the housing deficit in Gaza Strip. In the same line, the

(R11=80.27%) indicates that there is a high agreement between the respondents about
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the mentioned question as RII is located in the second highest agreement scale range
“70< RII <90” which representing a level of agreement as “Mostly agree”. In fact,
housing in all ramifications is more than mere shelter since it embraces all the social
services and utilities that go to make a community or neighborhood a livable
environment. So that, housing shortage can cause unfortunate conditions which can
be represented in more people living in overcrowded, substandard accommodation
which will cause profound societal and economic consequences. Thus, this crisis can
damage lives, breaks up families, blights employment prospects, reduces mobility
and slows the economy. Vagele (1971) said in one of his course paper that decent
and adequate human shelter is one of the basic needs of the individuals, the family
and the community. As the house and the residential environment have a profound
influence on human health, efficiency, social behaviors and satisfaction. It also
determines the level of social and economic development of a nation. The standard
deviations (SD=0.94) which is less than “1”, which proved the homogeneous
responses about this question and it indicates that these responses are less spread out

or dispersed.

One-Sample t-test results in Table (4.2) show that the significance level value
(P-value= 0.00) is less than “0.05” and the calculated (t-value= 9.26) is larger than
the critical t-value*1.99”, which assert that there is a significant different between the
mean score of the respondents' answers for this question and the hypothesized mean
“3”. The Positive “t-value” indicates that the mean score of the responses is larger
than the hypothesized value “3”. Accordingly, it can be concluded that, the
respondents agreed that, the problem of the housing deficit in Gaza Strip

foreshadows a humanitarian disaster in the next few years.

4.2.3 Third question: The problem of housing deficit in Gaza Strip has
emerged mainly with the return of some families which coming with the
Palestinian Authority in 1994

The statistical results of this question that shown in Table (4.2) point out that,
the mean score of (MS=3.48) is larger than “3” which declares that, housing deficit
problem in Gaza Strip arose with the return of some families with the Palestinian
Authority in 1994. It can be shown that, (RI[=69.59%) value is “50< RII <70 and it

is located in the third proposed scale range “Moderately agree”, which illustrates
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that, there is some agreement between the respondents about the role of the returned
families with the Palestinian Authority establishment in the occurrence of the
housing deficit problem in Gaza Strip. The mean value of the respondents’ answers is
not high enough to acknowledge that, the respondents agreed on the role played by
the return of some families to the Gaza Strip with the establishment of the Palestinian
Authority in 1994 in the generation of the housing problem in Gaza Strip. Factually,
theses reasonable results imply that, the respondents have conflicting opinions about
the role of the returned families in 1994 in the occurrence of the housing problem in
Gaza Strip because the Palestinian Authority has received considerable financial
support from several donors in the world when it was established, which has
triggered a boom in construction field that helped in sheltering the large number of
the returned families. As can be seen in Table (4.2), the standard deviation is
relatively low at (SD=0.88) less than “1”, thus indicating that there is no considerable

variation in the participants answers with respect to the given question “Q.3”.

It can be seen in Table (4.2) that, the significance level value (P-value= 0.00) is
less than “0.05” and the calculated (t-value= 4.64) is larger than the critical t-
value“1.99”. Thus, a significant difference can be declared between the mean score
of the respondents' answers for this question and the hypothesized mean “3”. The
positive “t-value” indicates that the mean score of the responses for “Q.3” is larger
than the hypothesized value “3”.So that, it can be recognized that, the respondents
agreed that, the housing deficit problem in Gaza Strip emerged in 1994 as a result of
the returned families with the establishment of the Palestinian Authority. These
results arguing that, the inferential statistics are consistent with the descriptive
statistics, that reflect the respondents' agreement that the returned families with the
establishment of the Palestinian Authority have played a significant role in the

occurrence of the housing problem in Gaza Strip.

4.2.4 Fourth question: Palestinian government has played the most
prominent role in resolving the housing crisis in Gaza Strip when
compared with other sectors.

Table (4.2) shows that the mean score for this question is (MS=2.14) and less
than “3”, which means that, the participants disagreed that, Palestinian government

has played the most prominent role in resolving the housing crisis in Gaza Strip
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when compared with other sectors. In the same line, it can be shown that the
(RI1=42.80%) value is located in the" Mostly disagree" scale range*“30< RII <507,
which reflects the participants high disagreement that, the Palestinian government
has played the most prominent role in resolving the housing crisis in Gaza Strip
when compared with other sectors. These results arguing that housing problem has
not received its deserved attention from the previous and present Palestinian
governments despite the several governmental housing projects constructed in Gaza
Strip. Actually, in addition to the poor planning, there are some socioeconomic and
political constraints and obstacles affect the local government response to housing
demand in Gaza Strip. However, the existence of the housing problem in Gaza Strip
as obtained from first question emphasizes that, Palestinian government intervention
in housing keeps being one of the most important roles to alleviate housing shortages
by providing low-cost housing, in special. Additionally, there is a relatively low level
of variation between the responses for this question because (SD=0.79)is less than
“1”. This means that, there is a correspondent agreement among the respondents
about the low role that played by the successive Palestinian government in solving

housing problem in Gaza Strip.

It can be seen in Table (4.2) that, the significance level value (P-value= 0.00) is
less than “0.05” and the absolute value of the calculated (t-value= -9.37) is larger
than the critical t-value “1.99”. These results revealed that, the mean score of the
respondents' answers is significantly different from the hypothesized mean “3”.
Negative t-value reveals that the mean score of the responses is smaller than the
hypothesized value “3”. Hence, the inferential statistics support the descriptive
statistics about this question and it provide sufficient evidence to conclude that the
respondents disagreed that the Palestinian government has played the most
prominent role in resolving the housing crisis in Gaza Strip when compared with the
private housing sector which is the most important sector with the largest
contribution in the field of housing in Gaza Strip. These results confirm the findings
of PCBS (2017), Al-Agha (2015), MPWH (2017) and MAS (2015).
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4.2.5 Fifth question: Within its annual budget, Palestinian government
allocates adequate finance for public housing projects

Table (4.2) shows that the mean score is (MS=1.11) and less than “3”, which
means that, the participants disagreed about the contents that mentioned in this
question. Accordingly, it can be understood that the respondents disagreed that, the
Palestinian government allocates adequate finance in its annual budget for public
housing projects. Additionally, it can be shown that the (R11=21.92%) value is small
enough to be located in the fifth scale range “30< RII <50” which is the last range
and called as "Completely disagree” which reflects the respondents’ beliefs that the
Palestinian government does not set an appropriate and sufficient financial support in
its annual budget for the construction of public housing projects. The low standard
deviation (SD=0.30) for this question is less than “1” which indicates that there is a
high level of agreement among the respondents in rating the answers for this
question. MPWH (2010) argued that, the official budget does not include funds for
investment in the housing sector, which has led to minimal production of projects
and houses. In fact, in spite of budgetary support by donors, the Palestinian Authority
continues to face a financial deficit, so that, the proportion devoted to support the
public housing projects has declined. In addition, it is also noteworthy that the PNA's
budget does not include provisions for housing which leads to weaknesses and

underdevelopment of this sector.

The significance level value (P-value= 0.00) as shown in Table (4.2) is less
than “0.05” and the absolute value of the calculated (t-value= -54.87) is larger than
the criticalt-value*“1.99”. These results reveal that, the mean score of the respondents’
answers is significantly different from the hypothesized mean “3”. In addition, t-
value has a negative sign which indicates that the mean score of the responses is
smaller than the hypothesized value “3”. Hence, the inferential statistics support the
descriptive statistics about this question and it provide sufficient evidence to
conclude that, the respondents disagreed that the Palestinian government allocates

adequate finance in its annual budget for public housing projects.
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4.2.6 Sixth question: Palestinian government is actively seeking
external funding to support public housing projects in Gaza Strip

The mean score as shown in Table (4.2) is (MS=2.40) and less than “3”, which
means that, the participants disagreed that Palestinian government is actively seeking
external funding to support public housing projects in Gaza Strip. In the same line,
(RI1=47.95%) value can be located in the fourth scale range “30< RII <50 which
called as "Mostly disagree”. Moreover, the calculated standard deviation for this
question is (SD=0.92) less than “1”. On the base of the mentioned statistical results
for this question, it can be inferred that there is a remarkable disagreement between
the respondents that Palestinian government is actively seeking external funding to

support public housing projects in Gaza Strip.

Moreover, as shown in Table (4.2), the significance level value (P-value= 0.00)
for “Q.6” is less than “0.05” and the calculated (t-value= -5.57) with negative sign
and its absolute value is larger than the critical t-value“1.99”. Hence, the mean score
of the respondents' answers is smaller than the hypothesized value “3” and it is
significantly different from the hypothesized mean “3”. So that, the full consistency
between the obtained inferential statistics and descriptive statistics supports the fact
about the respondents' disagreement that Palestinian government is actively seeking
external funding to support public housing projects in Gaza Strip.

4.2.7 Seventh question: Palestinian government supports the
development of construction sector efficiently.

Table (4.2) shows that the mean score for the respondents' answers for this
question is (MS=1.82) and less than “3”, which revealed the respondents'
disagreement that, Palestinian government supports the development of construction
sector efficiently. Also, (RI1=36.44%) value can be located in the fourth scale
range“30< RII <50” which called as "Mostly disagree". Furthermore, the standard
deviation is (SD=0.92) and less than “1”. Accordingly, it can be noted that, there is a
sufficient disagreement between the respondents that Palestinian government
supports the development of construction sector efficiently. In some times, the
governmental support to the construction sector in Gaza Strip can be viewed in minor
levels by introducing some legal, administrative and financial supports and by the

development of a new construction patterns and standards with the focus on
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sustainable, environmentally-friendly construction to increase and properly regulate
urban development and the supply of affordable housing. From another point of
view, MPWH (2010) argued that Palestinian Authority has given significant attention
to the housing sector in an attempt to repair the infrastructure destructed by

occupation forces and provide housing and buildings for ministries.

The results of the One-sample t-test are shown in Table (4.2) demonstrate that
the mean score of the respondents’ answers is significantly different from the
hypothesized mean “3” because its significance level value (P-value= 0.00) is less
than “0.05” and the absolute value of the calculated (t-value= -15.42) is larger than
the critical t-value“1.99”. The negative sign of the calculated t-value discloses that
the mean score of the respondents' answers is smaller than the hypothesized value
“3”. So that, it can be perceived that, the respondents disagreed with a notable degree
that Palestinian government supports the development of construction sector
efficiently.

4.2.8 Summary for the exploratory questions results
Exploratory questions are considered as a brief guide for this study which can
be used as a tool to understand the study issue more thoroughly by providing much
better information and insight. The discussed respondents’ answers for the
exploratory questions, proved the participants' awareness and understanding of the
housing problem in Gaza Strip. These results also showed adequate consensus

among the respondents in their views on each one of the mentioned questions.

The results confirmed unquestionably that Gaza Strip is facing a major
problem in housing sector, especially, in the shortage of the public housings, which

threatens a disaster in the socio-economic sectors in Gaza Strip.

Several factors have played a major role in causing the housing problem in
Gaza Strip. However, the study participants clearly support the fact that the families
who lived outside Gaza Strip and returned with the coming of the Palestinian
Authority in 1994 caused the housing crisis in Gaza Strip to arise, through the
increasing demand for housing to reside these families and their contribution in

increasing the population growth rate in Gaza Strip.
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The obtained responses highlighted the extent to which the previous Palestinian
governments failed to do their roles to avoid or mitigate the housing crisis in the
Gaza Strip. It is clear that, the largest role to contribute in solving the housing crisis
in Gaza Strip is attributed to the private sector, while the Palestinian governments did
not consider the housing crisis in enough levels, and these governments didn't
allocate adequate funding within their annual budget to address the housing crisis,
and it appears that these governments were remiss in actively seeking external
funding to support public housing projects in the Gaza Strip. In addition, the
economic sectors and industries that are considered the basis for alleviating the
housing crisis have not been sufficiently taken into account. The Palestinian
governments have not provided sufficient support to them, especially the
construction sector, which is a vital sector for the solution of the housing crisis by

providing economic and sustainable housings.

The previous results support the purpose of this study as it shows the
importance of conducting an in-depth study considering the government role in
facing the housing crisis in Gaza Strip. So that, this study will provide a
comprehensive evaluation of the previous and current Palestinian governments roles
in alleviating or solving the housing crisis in Gaza Strip. Additionally, this study tries
to verify the actual performance of these governments in achieving the superior
benefit from the executed public housing projects and the role that played by these
projects to alleviate the housing crisis in the Gaza Strip. At the end, this study
examines the reasons and obstacles that prevent the government from playing its role
in alleviating the housing crisis in Gaza Strip.

4.3 Evaluation of the Government's Current Policies and Strategies in the
Housing Field in Gaza Strip

The existence of a strategy and comprehensive Palestinian housing policies
accompanied by compatible implementation policies has become a pressing need for
addressing the serious housing crisis and the problem of populations in Palestinian
territories. This part of research aims to conduct in-depth evaluation of the level of
application of some policies and strategies in housing field in Gaza Strip by the
Palestinian government. The statistical analysis for this part are reported in Table

(4.3). A ranking of the variables was carried out and listed according to their
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downward ranks to determine the relative application of the various policies and
strategies as perceived by the respondents. A one sample t-test was carried out to
determine whether the population agreed that the contents of a specific policy is
applied or otherwise. MPWH (2010) emphasized on the importance of formulating a
comprehensive Palestinian housing policy and strategy for the development of the
housing sector to contribute reestablishing Palestinians in their homeland. In fact,
applying suitable housing policies and strategies will provide a framework to solve
the housing problem presented by overcrowded residential areas and high population
density in Gaza Strip. In addition to their role in providing essential tools to mobilize
national and international funding increase financing, attract investment in the
housing sector and improve access to basic services; including waste water and solid
waste disposal services and the like. In general, the housing strategy should direct
existing initiatives and form a basis for future ones by means of a coherent general
policy that guides and regulates the housing sector while coordinating and setting

priorities or various interventions in this sector.

Table (4. 3): Evaluation of the government's current policies and strategies in the
housing field in Gaza Strip

No. Indicator ms| R |sp| b P- | Rank
value | value

Government policies for housing are
mostly ideas and views that exist in the
minds of specialists and officials of the
housing sector

4118219 |0.79 | 11.98 | 0.00 1

Government housing policies and laws
guarantee the settlement of
2 | beneficiaries in the public housing and | 3.71 | 74.25 | 0.81 | 7.54 | 0.00 2
not sell, lease or use them for any other
purposes

Government policies establish
appropriate mechanisms to overcome
housing projects constraints imposed by
donor restrictions or conditions

3.68 |73.70 | 0.83| 7.04 | 0.00 3

The plan and its projects are
4 | commensurate with the available | 2.86 | 57.26 | 0.80 | -1.45 | 0.15 4
internal and external capabilities

Housing policies encourage citizens to
5 | build their homes by simplifying | 2.60 | 52.05 | 0.79 | -4.27 | 0.00 5
procedures for issuing building permits

Government housing policies
6 | strengthen mutual trust between | 2.40 | 47.95| 0.91 | -5.67 | 0.00 6
external donors and the government
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No.

Indicator

MS

RIl

SD

value

Rank
value a

Government housing policies promote
equitable access to housing.

2.27

45.48

0.85

-7.26

0.00 7

The executive plan includes several
housing projects to solve the housing
Crisis

2.22

44.38

0.75

-8.90

0.00 8

The government benefits from the
experience of other countries in the area
of housing when formulating housing
policies and strategic plans

2.21

4411

0.69

-9.89

0.00 9

10

The government supports scientific
research and encourages studies related
to the housing crisis

2.16

43.29

0.58

-12.36

0.00 10

11

The government adopts housing
policies that focus on housing quality,
specifications and standards

2.11

42.19

0.76

-10.07

0.00 11

12

The government adopts policies and
plans to coordinate and facilitate
procedures  for non-profit  actors
working in the field of housing in Gaza
Strip

2.11

42.19

0.72

-10.59

0.00 12

13

The government appoints competent
committees to prepare, review and
update government housing policies
and plans

2.05

41.10

0.81

-0.91

0.00 13

14

Government housing policies support
loans, tax cuts or exemptions for low-
income people

2.04

40.82

0.75

-10.87

0.00 14

15

The plan includes clear and sufficient
data of the public projects time and cost
to implement them

2.04

40.82

0.65

-12.51

0.00 15

16

Government housing strategic plans
and policies are realistic

2.00

40.00

0.71

-12.08

0.00 16

17

The plan includes specific criteria for
prioritizing proposed housing projects

1.97

39.45

0.55

-15.90

0.00 17

18

Housing policies encourage private
investors to invest in housing sector

1.89

37.81

0.72

-13.20

0.00 18

19

Government policies and strategies for
housing are continuously reviewed and
updated

1.89

37.81

0.66

-14.42

0.00 19

20

Government housing policies take into
account the issue of sustainable housing
development

1.68

33.70

0.76

-14.75

0.00 20

21

Government  housing policies are
published and easily accessible to all
actors in the housing sector

1.67

33.42

0.71

-16.03

0.00 21

22

Government policies include
community awareness programs on the
seriousness of the housing crisis and
persuade them to apply the birth control
idea to help in solving the housing

1.67

33.42

0.78

-14.50

0.00 22
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No.

Indicator

MS

RIl

SD

value

Rank
value a

problem

23

Housing policies review the housing
legislation and control rent increases

1.64

32.88

0.81

-14.38

0.00 23

24

The government establishes housing
policies based on the results of
scientific and practical studies and
research

1.59

31.78

0.76

-15.85

0.00 24

25

The results of internal and external
performance evaluation are used to
develop the government housing
policies

1.53

30.68

0.85

-14.71

0.00 25

26

The Government policy supports the
community participation in discussions
and development of proposals to
resolve the housing crisis

1.48

29.59

0.73

-17.83

0.00 26

27

The strategic housing plan is consistent
with the government's future vision to
solve the housing problem in Gaza
Strip

1.48

29.59

0.60

-21.53

0.00 27

28

Government policies for housing are
clear, comprehensive and regulated

1.41

28.22

0.52

-25.97

0.00 28

29

Housing policies, plans and projects are
concerned with the feasibility study of
housing projects and choose the most
appropriate project in the preservation
of public funds

1.40

27.95

0.57

-23.98

0.00 29

30

Housing policies provide effective
supervision of capital markets and the
private investment sector

1.40

27.95

0.52

-26.33

0.00 30

31

The government sets out a clear and
well-known implementation plan for
the government housing strategy

1.40

27.95

0.62

-22.17

0.00 31

32

A continuous assessment of the process
of preparing, reviewing and updating
housing policies and plans is carried out
by experts, government specialists and
others

1.38

27.67

0.57

-24.30

0.00 32

33

All actors in the housing sector in Gaza
Strip are engaged in updating and
revising housing policies

1.36

27.12

0.59

-23.96

0.00 33

Total

2.04

40.87

0.26

-31.98

0.00

Table (4.3) shows that, the statement “Government policies for housing are

mostly ideas and views that exist in the minds of specialists and officials of the

housing sector” is ranked in the first order from the mentioned statements with
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(MS=4.11, RI1I=82.19%,SD=0.79). Additionally, One-Sample T-test results reveal
that the significance level value “p-value= 0.00” for this statement is less than “0.05”
and the calculated (t-value= 11.98) is positive and larger than the critical t-value
“1.99” which reveal that the mean score of the respondents' answers for this
statement is significantly different and larger than the hypothesized mean “3”.
Accordingly, these results indicate that the respondents agreed about the contents of
this statement. In this line, it can be concluded that the respondents agreed that
government policies for housing are mostly ideas and views that exist in the minds of
specialists and officials of the housing sector. Abu Hayya (2017) and MAS (2015)
coincide with our findings. Government housing policies have an important impact
on the performance of the housing sector, and thus a significant effect on the
economy as a whole. Housing policy reflects the political ideology of the
government in power. However, housing priorities are set by the professional staff
who may have recourse to some sample surveys of consumer demand, but usually
rely on their own beliefs of what people need or ought to have (Barakat et al., 2004).
In fact, the PNA, represented by the MPWH, has made several attempts engaged
with housing stakeholders in the formulation of housing policies and a national
strategic plan for housing in the last few years. However, the main obstacles in these
attempts have been a confusion between policies and strategic plans. On the other
hand, these policies and strategic plans are taken into account the political and
economic conditions and thus being placed on an exceptional and temporary basis,
and if they are placed without taking political and economic circumstances into
consideration, they become unrealistic and impractical (Abu Hayya, 2017).

The respondents ranked the statement “Government housing policies and laws
guarantee the settlement of beneficiaries in the public housing and not sell, lease or
use them for any other purposes” in the second position with (MS=3.71,
RI11=74.25%, SD=0.81). One-Sample T-test results show that the significance level
value “p-value= 0.00” for this statement is less than “0.05” and the calculated (t-
value= 7.54) is positive and larger than the critical t-value*“1.99” which imply that,
the mean score of the respondents’ answers for this statement is significantly
different and larger than the hypothesized mean “3”. Hence, these results indicated

that the respondents agreed that Palestinian government housing policies and laws
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guarantee the settlement of the beneficiaries in the public housing and not sell, lease
or use them for any other purposes. In fact, the public housing projects and programs
in the Gaza Strip are concerned with the provision of housing at nominal prices to
low-income families that do not have adequate shelter. Therefore, the concerned
authorities set conditions require that the beneficiary has no other shelter and thus;
ensure the settlement of the beneficiary in the public house. In addition, the
beneficiary is restricted through the contract by establishing contractual conditions
that guarantee the settlement of the beneficiary in the public house and not to use it

for other purposes such as rent or otherwise and not leave it empty.

The third rank from the proposed statements was occupied by the statement
“Government policies establish appropriate mechanisms to overcome housing
projects constraints imposed by donor restrictions or conditions” with (MS=3.68,
RI1I=73.70%, SD=0.83). The significance level value “p-value= 0.00” for this
statement is less than “0.05” and the calculated (t-value= 7.04) is positive and larger
than the critical t-value “1.99” which point out that, the mean score of the
respondents' answers for this statement is significantly different and larger than the
hypothesized mean “3”. These results are strong indication that, the respondents
agreed about the contents of this statement. So that, the respondents agreed that,
Palestinian government policies establish appropriate mechanisms to overcome
housing projects constraints imposed by donor restrictions or conditions. In fact,
donors refrain from financing housing as an economic issue of which the government
should not be party notwithstanding the need of Palestinian citizens for shelter and
compensation for what the occupation destroys. So that, the Palestine Liberation
Organization (PLO) appointed the Palestinian Housing Council (PHC) to be the sole
body responsible for planning and implementing housing policy in the occupied
territories with a particular focus on providing housing for middle and low-income
Palestinians (Barakat et al., 2004). Mostly, the respondents understood the meaning
of this question that the government is overcoming the obstacles with the donor to
win the housing project. This means that it gives the donor the right to choose and
define the variables of the housing project such as: type of project, type of
construction “vertical or horizontal”, project finishing, green spaces and land, the

choice of target group and other variables that objects to the implementation of the
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public housing project. This in itself is a problem, which is a double-edged sword.
On the positive side, the result of this concession is to win the project from the
donor. On the other hand, this concession has reduced the role and feasibility of the

housing project in solving the housing crisis.

It can be shown that, the statement “A continuous assessment of the process of
preparing, reviewing and updating housing policies and plans is carried out by
experts, government specialists and others” is located in the penultimate position
with (MS=1.38, RII=27.67%, SD=0.57). The results of the One-sample t-test
demonstrate that the mean score of the respondents' answers for this statement is
significantly different from the hypothesized mean “3” because its significance level
value (P-value= 0.00) is less than “0.05” and the absolute value of the calculated (t-
value= -24.30) is larger than the critical t-value “1.99”. The negative sign of the
calculated t-value implies that, the mean score of the respondents’ answers for this
statement is smaller than the hypothesized value “3”. So that, it can be stated that, the
respondents disagreed that, a continuous assessment of the process of preparing,
reviewing and updating housing policies and plans is carried out by experts,
government specialists and others. This result shows that it is important to conduct
continuous follow-up and monitoring of the housing policy and strategy preparation
process in collaboration with local and international experts which can help in
providing advice on any details relating to housing or housing policies. In addition,
housing policy and strategy must be continually reviewed to ensure affordability of
housing while not compromising key health and safety concerns, nor compromising

environmental conditions.

“All actors in the housing sector in Gaza Strip are engaged in updating and
revising housing policies” is ranked in the last position with (MS=1.36, RI11=27.12%,
SD=0.59). The results of the One-sample t-test demonstrate that, the mean score of
the respondents' answers for “this statement is significantly different from the
hypothesized mean “3” because its significance level value (P-value= 0.00) is less
than “0.05” and the absolute value of the calculated (t-value= -23.96) is larger than
the critical t-value “1.99”. The negative sign of the calculated t-value implies that the
mean score of the respondents’ answers for this statement is smaller than the

hypothesized value “3”. So that, it can be observed that, the respondents disagreed
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that all actors in the housing sector in Gaza Strip are engaged in updating and
revising housing policies. Housing problem in Gaza Strip increases as a result of the
low coordination and synergy between different public and private actors. Housing
sector requires partnership between public and private sectors to implement the
housing strategy through the restructuring of the sector. Thus it becomes a productive
market capable of carrying out the tasks assigned to it. Therefore, the government
should work with informal sector and community operators who might function as
developers, land allocators, financiers, building materials suppliers and service

providers.

In general, we conclude from the results of descriptive analysis of this part that:
The role of current public policies and national strategic plans was very weak in

contributing to the alleviation of the housing crisis in Gaza Strip.

4.4 Social Evaluation of Public Housing Projects Implemented in Gaza
Strip in the Time Period from 1994 to 2017
The following part discusses the fourth part of the questionnaire which aims to
evaluate the social objectives of the public housing projects implemented in Gaza
Strip from 1994 to 2017. The statistics for the respondents' answers are summarized
in Table (4.4).

Table (4. 4): Evaluation of the public housing projects implemented in Gaza Strip in
the time period from 1994 to 2017

No. Social objective Ms| Rl |sp| b P~ | Rank
value | value

Public housing projects provided
decent and suitable housing for the
1 | population in terms of area (apartment, | 4.44 | 88.77 | 0.94 | 13.04 | 0.00 1
rooms, hall, kitchen, bathroom) and
number of rooms

Public housing projects provided
housing suitable for all segments of the
population in terms of price, payment
method and payment amount

429 | 85.75 ] 0.98 | 11.24 | 0.00 2

Public housing projects provided
adequate housing for the population in
3 | terms of ventilation quality, lighting, | 3.96 | 79.18 | 0.96 | 8.50 | 0.00 3
thermal and sound insulation, and
noise protection
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- . . t- p_
No. Social objective MS | RIl | SD value | value Rank

Public housing projects have achieved
4 | a high social and cultural standard that | 3.95 | 78.90 | 0.85 | 9.52 | 0.00 4
is suitable for the population

Public housing projects have taken into
5 | account the customs and traditions of | 3.85 | 76.99 | 0.91 | 7.99 0.00 5
society

Public housing projects have provided
6 | a high level of safety, tranquility and | 3.85 | 76.99 | 0.89 | 8.13 | 0.00 6
protection for the population

Public housing projects provided basic
7 | services to the population (health, | 3.78 | 75.62 | 0.93 | 7.16 | 0.00 7
education and infrastructure)

Public housing projects have provided
health facilities that have contributed to
8 | reducing the rate of injuries and | 3.64 | 72.88 | 0.79 | 6.98 | 0.00 8
ilinesses caused by poor housing in
Palestinian society

Public housing projects have achieved
an appropriate level of comfort and
well-being for the population through
the provision of luxury services such as
garages, playgrounds, parks, green
spaces, markets, etc

31416274073 | 160 | 0.11 9

Public housing projects have reduced
10 | the unemployment rate in Palestinian | 3.03 | 60.55 | 0.74 | 0.31 | 0.75 10
society

Public housing projects have positively
impacted the increase in income
through the operation of contractors,
consultants, suppliers, vendors, etc

11 2.90 | 58.08 | 0.67 | -1.22 | 0.23 11

Public ~ housing  projects  have
12 | contributed to the reduction of the | 2.89 |57.85|0.71| -1.19 | 0.25 12
crime rate in Palestinian society

Total 3.64 | 7288 | 059 | 9.29 | 0.00

Table (4.4) indicated that the respondents put the social objective “Public
housing projects provided decent and suitable housing for the population in terms of
area (apartment, rooms, hall, kitchen, bathroom) and number of rooms” in the first
rank from the proposed social objectives with (MS=4.44, R11=88.77%, SD=0.94). In
addition, One-Sample T-test results show that the significance level for this
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statement is less than “0.05” with “p-value= 0.00” and the calculated (t-value=
13.04) is positive and larger than the critical t-value “1.99” which indicate that, the
mean score of the respondents' answers for this statement is significantly different
and larger than the hypothesized mean “3”. Hence, it can be argued that, the
respondents agreed with high degree that public housing projects provided decent
and suitable housing for the population in terms of area (apartment, rooms, hall,
kitchen, bathroom) and number of rooms. This result was expected, because in fact
all public housing projects have been planned, designed and supervised by competent
government bodies that are keen to apply technical conditions and specifications of
sufficient quality, often following internationally agreed rules and requirements. This
results is consistent with the findings of the following research (Zoarab, 2015);
(MPWH, 2017); (Al Agha, 2015); (PHC, 2017).

The second position occupied by the social objective “Public housing projects
provided housing suitable for all segments of the population in terms of price,
payment method and payment amount” with (MS=3.96, RII1=85.75%,
SD=0.98).0ne-Sample T-test results with (p-value= 0.00, t-value= 11.24), indicate
that the answers to this statement is significantly different than the hypothesized
mean “3”. Accordingly, the mentioned results for this statement revealed that, the
study respondents agreed that, public housing projects provided housing suitable for
all segments of the population in terms of price, payment method and payment
amount. This result is in line with the reality that most of the public housing projects
in Gaza Strip are grants from donors and the payment system is very convenient
where the instalment amounts to $ 100 per month and for up to 20 years, taking into
account the monthly income and the socio-economic status of the family. Sometimes
the apartments are given free of charge to poor beneficiaries whose income is less
than a certain peak or those with no income (Youssef, 2002); (MPWH, 2017); (PHC,
2017).

“Public housing projects provided adequate housing for the population in
terms of ventilation quality, lighting, thermal and sound insulation, and noise
protection” is the third rank social objective with (MS=4.44, RI11=79.18%,
SD=0.96).The inferential statistics with (p-value= 0.00, t-value= 8.50) according the

One-Sample T-test results indicated that the mean score for this statement is
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significantly different from the hypothesized value “3”. So that, the respondents
agreed that, public housing projects provided adequate housing for the population in
terms of ventilation quality, lighting, thermal and sound insulation, and noise
protection. In fact, public housing projects have been planned, designed and
supervised by government agencies that are keen to apply technical conditions and
specifications of sufficient quality, often following internationally agreed rules and
requirements. This results is consistent with the results of the following studies
(Zoarab, 2015); (MPWH, 2017); (Al Agha, 2015); (PHC, 2017).

The social objective “Public housing projects have positively impacted the
increase in income through the operation of contractors, consultants, suppliers,
vendors, etc.” is ranked before the last objective with (MS=2.90, RI1=58.08%,
SD=0.67). One-Sample T-test for this statement shows that(p-value= 0.23) is more
than “0.05” and the calculated (t-value=-1.22) is negative and less than the critical t-
value “1.99” which imply that, the mean score of the respondents’ answers for this
statement is not significantly different and smaller than the hypothesized mean “3”.
There is insufficient evidence, to conclude that this study population mean score will
be different from the hypothesized value “3”. Accordingly, although the sample
mean score for this objective is less than “3”, it can be said that the respondents of
this study standing on the neutrality position about the agreement to the contents of
this statement. Therefore, it can't be argued that, the respondents agreed or disagreed
that public housing projects have positively impacted the increase in income through
the operation of contractors, consultants, suppliers, vendors, etc. These results justify
the fact that, the public housing projects implemented in Gaza Strip during the period
(1994-2017) are few and come in emergency and extraordinary circumstances after
wars and disasters as an assistance of external donors, this made the respondents
confused whether they increase national income or not. One that comes to lift the
siege and help people and create jobs and occupy contractors, traders and sellers. But
it is on the other hand not enough to meet the needs of citizens' jobs and an income

increasing.

Examination of Table (4.4) further reveals that, the respondents ranked the
social objective “Public housing projects have contributed to the reduction of the

crime rate in Palestinian society” in the last position with (MS=2.89, RI1=57.85%,
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SD=0.71). Furthermore, with (p-value= 0.23) more than “0.05” and negative (t-
value= -1.22) less than the critical t-value “1.99”, it can be reported that, the
participants have neutral views towards the content of the statement which means
that they did not agree or disagree about the content of the statement. Although the
mean score is less than the hypothesized value “3”, there is insufficient evidence to
state that the respondents disagreed that, public housing projects have contributed to

the reduction of the crime rate in Palestinian society.

In general, Table (4.4) shows that, the respondents agreed about the social
objectives of the public housing projects implemented in Gaza Strip in the time
period from 1994 to 2017 with overall statistical results for this part with (MS=3.64,
RI1=72.88%). The low overall standard deviation (SD=0.59) for this part is less than
“1” which implies that there is a moderate level of agreement among the respondents
in rating the social objectives involved in this part. The inferential statistics of the
One-Sample t-test with (p-value=0.00) less than “0.05” and the positive (t-value=
9.29) greater than the critical t-value “1.99” reveals that on overall, the mean score of
this part is significantly different and larger than the hypothesized mean “3”. Hence,
it can be reported that, there is a sufficient evidence to imply that the respondents
agreed about the social objectives of the public housing projects implemented in
Gaza Strip. These results are positive and desirable, urging that they encourage
beneficiaries to settle in public housing and thus contribute effectively to alleviating

the housing crisis in the Gaza Strip.

4.5 Evaluation of the Geographical Location for the Public Housing
Projects Implemented in the Time Period from 1994 to 2017 in Gaza
Strip.

This part explores the geographical location of the public housing projects
implemented in the Gaza Strip from 1994 to 2017 and examines the criteria and the
objectives that were taken into consideration by the local government when choosing
the location of these projects and the compatibility of these locations with the
beneficiaries needs and their ability to provide a decent life for them. Table (4.5)
summarizes the statistical results for this part contents according to the study

respondents' answers.

105

www.manaraa.com



As observed in the Table (4.5), this part has overall statistical results with
(MS=3.53, RII=70.66%, SD=0.55). These results imply that some criteria from the
proposed criteria in the questionnaire are considered by the Palestinian government
when selecting the geographical location for the public housing projects.
Furthermore, the fact that the overall and all statement standard deviations are less
than “1” indicates that there is a clear consistency and little variability in the data
obtained from the respondents' answers for the statement involved in this part.
Additionally, based on the t-test results, six items listed in the questionnaire with a
significance level less than “0.05”, which indicates that, there is sufficient evidence
that there is a clear agreement between the respondents about the consideration of the
criteria involved in each one of these statements in selecting the geographical
location for the public housing projects. However, four statements have a
significance levels larger than “0.05”, which mean that there is insufficient evidence
to conclude that the criteria involved in these statements are considered in selecting
the geographical location for the public housing projects. In general, it can be
concluded that there is sufficient evidence that Palestinian government considers
some criteria "insufficient and non-exhaustive criteria® when determining the

geographical location for the public housing projects.

Table (4. 5): Evaluation of the geographical location for the public housing projects
implemented from 1994 to 2017 in Gaza Strip

No. Geographical criterion Ms| R [ sp| b P- 1 Rank
value | value

Geographical location of public housing
projects is often chosen to be close to
1 |the municipalities and under its|3.92 | 78.36 | 0.78 | 10.09 | 0.00 1
influence in order to benefit from its
services

The possibility f future expansion is
taken into account when choosing the

2 geographical location of the public 3.90 | 78.08 | 0.87| 8.89 | 0.00 2
housing projects.
Technical and engineering
considerations and urban planning

3 considerations are taken into 387 | 7740 | 083 | 884 | 0.00 3

consideration when determining the
geographical location of public housing
projects
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No. Geographical criterion MS | RIl | SD value | value Rank

Ease of movement and traffic of all
mechanisms and equipment required for
construction are all taken into

4 ; : : 3.85|77.00 | 0.81| 876 | 0.00 4
consideration when choosing the
geographical location of public housing
projects
The selection of the public housing
5 projects geographical location is related 3811|7616 | 0.84 | 818 | 0.00 5

to slums and encroachments on
government land

Public housing projects are distributed
in all governorates of Gaza Strip in a
6 | professional manner and according to | 3.77 | 75.34 | 0.87 | 7.78 | 0.00 6
need/demand/disability in each
governorate

Security considerations are taken into
account  when  determining  the
7 | geographical location of public housing | 3.11 | 62.19 | 0.66 | 1.42 | 0.16 7
projects such as distance from risk and
points of contact with occupation

Geographical location of public housing
projects is often chosen to be close to
public facilities, health centers and
educational centers

3.01 |60.27 | 0.57 | 0.21 | 0.84 8

The surrounding environmental and
health conditions are taken into
9 | consideration when determining the | 3.01 | 60.27 | 0.63 | 0.18 | 0.85 9
geographical location of public housing
projects

Costs to prepare the site for construction
10 | S taken into consideration when |, qq | 5g73 | 059|020 | 0.84 | 10
determining the geographical location of

public housing projects

Total 3.53 | 70.66 | 0.55 | 8.22 | 0.00

It is clearly shown in Table (4.5) that, the first rank is occupied by the
statement” Geographical location of public housing projects is often chosen to be
close to the municipalities and under its influence in order to benefit from its
services” with (MS=3.92, R11=78.36%, SD=0.78). The mean score for this statement
is larger and significantly different from the hypothesized mean “3” because the (p-
value=0.00) less than “0.05” and the positive (t-value= 10.09) greater than the
critical t-value “1.99”. Therefore, it can be argued that the respondents clearly agreed
that, government selected the location of its public housing projects to be within the

municipalities boundaries and close to its services. These results are consistent with
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the studies of Zoarab (2015) and Zagout (2011). In fact, this factor is one of the most
important factors that encourage beneficiaries to settle in the public housing. The
proximity of public housing to municipal services makes it easier for the
beneficiaries to receive all the necessary basic services in their daily lives (Tribal
Toolkit, 2015); (Smart Growth Scorecards, 2013); (Zoarab, 2015) and (Zagout,
2011). In addition, the standard deviation for this statement is less than “1”, which
indicates that, there is no considerable variation in the participants answers with

respect to the mentioned statement.

“The possibility of future expansion is taken into account when choosing the
geographical location of the public housing projects” is ranked in the second
position with (MS=3.90, RII1=78.08%, SD=0.87). One-Sample T-test results show
that the significance level for this statement is less than “0.05” with “p-value= 0.00”
and the calculated (t-value= 8.89) is positive and larger than the critical t-value
“1.99” which imply that, the mean score of the respondents' answers for this
statement is significantly different and larger than the hypothesized mean “3”. Thus,
it can be summarized that, the respondents agreed that, the possibility of future
expansion is taken into account when choosing the geographical location of the
public housing projects. These results are positive, indicating that the geographical
location of public housing projects is subject to the criteria of housing sustainability
in order to solve the housing problem in Gaza Strip in the future. These results are
consistent with the study of Zoarab (2015).

Questionnaire analysis results display that the statement “Technical and
engineering considerations and urban planning considerations are taken into consideration
when determining the geographical location of public housing projects” is ranked in the
third position with (MS=3.87, RI1=77.40%, SD=0.84). The inferential statistics with
(p-value= 0.00, t-value= 8.84) according the One-Sample T-test results indicated that
the mean score for this statement is significantly different from the hypothesized
value “3”. Hence, it can be deduced that, the respondents agreed that, Palestinian
government takes into consideration the technical and engineering considerations and
urban planning considerations when selecting the geographical location of public
housing projects. These results indicate that the geographical location of public
housing projects is subject to the criteria of housing sustainability in order to solve
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the housing problem in Gaza Strip in the future. These results are consistent with the
studies of Zoarab (2015) and MPWH (2017).

Table (4.5) also demonstrates that, the statement “The surrounding
environmental and health conditions are taken into consideration when determining
the geographical location of public housing projects” 1s located in the ninth position
which is the penultimate position from the proposed statements in this part with
(MS=3.01, RI1=60.27%, SD=0.63). The results of the One-sample t-test indicate that,
the mean score of the respondents’ answers for this statement is not significantly
different from the hypothesized mean “3” because its significance level value (P-
value= 0.85) is larger than “0.05” and the calculated (t-value= 0.18) is smaller than
the critical t-value “1.99”. The positive sign of the calculated t-value implies that, the
mean score of the respondents’ answers for this statement is larger than the
hypothesized value “3”. So that, it can be stated that, there is insufficient evidence to
conclude that, the respondents agreed or disagreed about the contents of this
statement. Accordingly, the aforementioned results reflect indication that, the study
respondents didn't provide any clear viewpoints about the consideration of the
surrounding environmental and health conditions when choosing the geographical
location of public housing projects. The justification for these results is the difference
in public housing projects from each other in this regard, since some of them took
these considerations into consideration while others did not. So we found that the

respondents did not give a clear answer.

The statement that is ranked in the last position from the studied statement is
“Costs to prepare the site for construction is taken into consideration when
determining the geographical location of public housing projects” with (MS=2.99,
RI11=59.73.277%, SD=0.63).The inferential statistics of the One-Sample t-test for this
statement with (P-value= 0.85) larger than “0.05” and the calculated (t-value= -0.20)
smaller than the critical t-value “1.99” reveal that, the respondents did not agree or
disagree about the content of the statement. Although the mean score is less than the
hypothesized value “3”, there is insufficient evidence to state that, the respondents
disagreed that, costs to prepare the site for construction is taken into consideration
when determining the geographical location of public housing projects. It is clear that

this criterion is considered unimportant or that its importance is very small in
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influencing the solution of the housing crisis. Therefore, its ranking is the latter, and
the respondents did not give a clear answer.

4.6 Evaluating the method of selecting the target group for public housing
projects implemented from 1994 to 2017 in Gaza Strip.

The following part discusses the effectiveness and success of the method and
the criteria that followed by the Palestinian government in selecting the target group
to benefit from the public housing projects in order to achieve justice and to
maximize the benefit of these projects. Table (4.6) summarizes the statistical results

for the statement involved in section according to the respondents’ answers.

The overall results for this part shown in the last line of Table (4.6) with
(MS=3.72, R11=74.31%, SD=0.36) indicate that, there are several standards (criteria)
that are considered by the Palestinian government when selection the target group for
the public housing project. In addition, the all statements and the overall standard
deviations are less than “1”, which mean that, the responses provided a less spread
out or dispersed responses and it provided homogeneous data which argued that,
there is a clear agreement between the ratings given by the respondents for these
statements. Additionally, the inferential statistics from the One-Sample T-test results
show that the overall and each statement significance level (p-value) are less than
“0.05”, and the Absolute calculated (t-value) are larger than “1.99”. So that, the
overall mean score for this part and all statements mean scores are significantly
different than the hypothesized mean “3”. The overall positive calculated (t-value=
16.87) indicate that, the respondents agree that the beneficiaries for the public
housing projects are selected by the Palestinian government on the base previously
proposed criteria. The last three statements in Table (4.6) below with negative t-
value, which mean that, the respondents disagreed that the Palestinian government
considered the standards involved in these three statements when selecting the target
group for the public housing projects. On conclusion, it can be argued that, there is
sufficient evidence that Palestinian government considers some standards when
selecting the target group for the public housing projects, while there are other
criteria that have not been taken into account by the Palestinian government. The

Palestinian government must review, amend and update criteria for selecting the
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target group and develop appropriate mechanisms to ensure that all criteria are
applied.

Table (4. 6): Evaluating the method of selecting the target group for public housing
projects implemented from 1994 to 2017 in Gaza Strip

No. Standard MS | RIl | SD t P- Rank
value | value

The government gives priority to
1 | public housing projects targeting | 4.34 | 86.85 | 0.85 | 13.44 | 0.00 1
poor families.

The government gives priority to
2 | public housing projects targeting | 4.05 | 81.10 | 0.62 | 14.51 | 0.00 2
middle-income citizens

The government announces the
registration of the public housing
project using various means and
media to ensure that the
advertisement reaches all members
of the target group

4.03 | 80.55 | 0.60 | 14.62 | 0.00 3

The government implements the
principles of integrity, transparency,
4 | equality and social justice in its| 4.00 | 80.00 | 0.62 | 13.70 | 0.00 4
selection of beneficiaries of public
housing projects

The government divides limited
income citizens into  several

5 . . .| 3.99 | 79.73 | 0.61 | 13.76 | 0.00 5
categories depending on their
economic and social situation
The government establishes a

6 reasonable and sufficient period of 399 | 7973 | 061 | 13.76 | 0.00 6

time for registration in public
housing projects

The government publishes public
7 | lottery results in  magazines, | 3.97 | 79.45 | 0.64 | 12.89 | 0.00 7
newspapers and official websites

The government takes into account
8 | the cost criterion when selecting the | 3.96 | 79.18 | 0.59 | 13.94 | 0.00 8
target group

The government relies on the
"Scores system™ in selecting the
beneficiaries of public housing
projects targeting the poor

3.96 | 79.18 | 0.63 | 12.94 | 0.00 9

The government adopts a rigorous
research system to ensure that the
10 | conditions and criteria are met in | 3.96 | 79.18 | 0.61 | 13.41 | 0.00 10
candidates to benefit from public
housing projects
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No. Standard MS RII SD value | value Rank

The government relies on the public
lottery system to select beneficiaries
of public housing projects targeting
the middle-income category

11 3.93 | 78.63 | 0.61 | 13.08 | 0.00 11

The  government  takes into
1p | Consideration the criterion of the | 59, | 7536 | 064 | 1225 | 0,00 | 12
residential unit area when selecting

the target group

The government provides an easy
and convenient registration method
that all citizens can access and
register in public housing projects

13 3.90 | 78.08 | 0.56 | 13.87 | 0.00 13

The Government takes into account
the type of public housing project
when selecting the appropriate target

group

14 3.79 | 75.89 | 0.62 | 10.90 | 0.00 14

The government gives priority to
15 | public housing projects that target | 3.18 | 63.30 | 0.66 | 2.16 | 0.02 15
citizens above average income

The government establishes a clear
and easy mechanism to file
complaints on the results of social

16 research and lottery and deal with 2.86 | 57.26 | 054 -2.19 | 0.08 16
them in a serious and impartial
manner
The government takes into account

17 the internal and external quality 282 | 5644 | 065! -233 | 002 17

standards of the public housing when
selecting the target group

The government is concerned that
1g | the entire beneficiaries are from one | » 35 | 4530 | 050 | -11.79 | 0.00 | 18
economic and social group in the

same project

Total 3.72 | 7431 | 0.36 | 16.87 | 0.00

It can be shown from Table (4.6) that the respondents ranked the statement
“The Government gives priority to public housing projects targeting poor families”
in the first rank from the proposed standards followed in the selecting the
beneficiaries of the public housing projects with (MS=4.34, R11=86.85%, SD=0.85).
One-Sample T-test results show that the significance level for this statement is less
than “0.05” with “p-value= 0.00” and the calculated (t-value= 13.44) is positive and

larger than the critical t-value “1.99” which indicate that, the mean score of the
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respondents’ answers for this statement is significantly different and larger than the
hypothesized mean “3”. So that, it can be argued that the respondents provided a
considerable agreement that the government gives priority to public housing projects
targeting poor families. This result is realistic and conforms to the definition and
basic purpose of public housing projects, where Rajoub and Momani (2010) defined
the public housing project is as housing owned, built, leased or managed by a
municipality, government agency or housing authority, and is particularly directed
for the purpose to housing the poor and limited income families who in many cases
can not secure their housing through the free housing market (Rajoub and Momani,
2010).

In the second rank, the study respondents put the standard “The government
gives priority to public housing projects targeting middle-income citizens” with
(MS=4.05, RI1=81.10%, SD=0.62). The inferential statistics of the One-Sample t-test
with (p-value=0.00) less than “0.05” and the positive (t-value= 14.51) greater than
the critical t-value “1.99” reveals that on overall, the mean score of this part is
significantly different and larger than the hypothesized mean “3”. Hence, it can be
reported that, the middle-income families are considered by high degree by the
Palestinian government when selecting the beneficiaries of the public housing
projects. This is also a realistic result, the public housing project targets the limited-
income group, which includes the middle-income. This is particularly important after

the low-income group is the middle-income.

The third rank from the mentioned standards is occupied by the statement “The
government announces the registration of the public housing project using various
means and media to ensure that the advertisement reaches all members of the target
group” with (MS=4.03, RI1=80.55%, SD=0.60). The significance level value “p-
value= 0.00” for this statement is less than “0.05” and the calculated (t-value= 14.62)
is positive and larger than the critical t-value “1.99” which point out that, the mean
score of the respondents' answers for this statement is significantly different and
larger than the hypothesized mean “3”. These results are strong indication that the
respondents agreed about the contents of this statement. The respondents agreed that,
the government announces the registration of the public housing project using

various means and media to ensure that the advertisement reaches all members of the
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target group. These results are positive and indicate that all citizens have access to
public housing in an impartial and fair manner without any discrimination among

members of society.

It can be shown that the statement “The govermment takes into account the
internal and external quality standards of the public housing when selecting the
target group” 1s located in the penultimate position with (MS=2.82, RI1=56.44%,
SD=0.65). The results of the One-sample t-test demonstrate that, the mean score of
the respondents’ answers for this statement is significantly different and less than the
hypothesized mean “3” because its significance level value (P-value= 0.02) is less
than “0.05” and the absolute value of the calculated (t-value= -2.33) is larger than the
critical t-value “1.99”. So that, it can be inferred that, the respondents disagreed that
the government takes into account the internal and external quality standards of the
public housing when selecting the target group. These results are negative and
indicate that there is a big problem in the method of determining the target group of a
particular public housing project, where the degree of finishing and well-being in the
house is linked to the target group, for example it is not reasonable to choose a
category of "above the middle-income” to benefit from a weak finishing and low-
welfare housing project. These housing does not fit their social level, on the contrary,
it is not reasonable to choose the category of "poor-income™ to benefit from luxury

and high-welfare housing project, because they simply do not fit their social level.

“The government is concerned that the entire beneficiaries are from one
economic and social group in the same project” is ranked in the last position with
(MS=1.36, RI1=27.12%, SD=0.59). The results of the One-sample t-test demonstrate
that the mean score of the respondents' answers for “this statement is significantly
different from the hypothesized mean “3” because its significance level value (P-
value= 0.00) is less than “0.05”. In addition, this statement mean is less than “3” as
the absolute value of the calculated (t-value=-11.79) is larger than the critical t-value
“1.99”. It can be reported that the respondents disagreed that the government is
concerned that the entire beneficiaries are from one economic and social group in the
same project. These results indicate that the criteria used in selecting the target group
of public housing projects do not take into consideration that all beneficiaries are

from one socio-economic category. This is negative, because it does not achieve the
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social, cultural and economic harmony among the residents. Some groups consider it
inappropriate and therefore do not settle in public housing. Ranking this criterion in
the last position indicates that the respondents do not attach importance to this
criterion. This indicates the weakness of this criterion in influencing the housing

problem in Gaza Strip.

4.7 Constraints and barriers that hinder the government's efforts in
reducing the housing crisis in Gaza Strip

Based on the findings of the previous sections, which showed some
weaknesses or shortcomings in the performance of the Palestinian government in
solving the housing crisis in Gaza Strip, it is important to understand the reasons why
solving the housing problem is difficult in Gaza Strip or prevent the government
from playing its active role in this field. A total of (15) barriers have been finalized
from the literature review and other discussions and reviews with housing experts.
The respondents were asked to rate each barrier according to its effect in hindering
the Palestinian government efforts in solving the housing crisis in Gaza Strip. Table
(4.7) below provides the statistical results for the collected answers about the items
involved in this part.

Table (4.7) shows that all barriers under consideration are significant since all
of them with a significance level p-value less than “0.05”at 95% confidence interval.
This indicates that, the mean score of the respondents’ answers for each item is
significantly different from the hypothesized mean “3”. Additionally, the first 9
barriers have a calculated t-values with positive sign and larger than the critical t-
value “1.99”, which mean that the respondents agreed that these 9 barriers have
considerable effect in hindering the Palestinian governmental efforts in solving the
housing problem in Gaza Strip. The last 6 barriers have a calculated t-values with
negative sign and its absolute values larger than the critical t-value “1.99”, which
indicate that the respondents disagreed that these 6 barriers impeding the Palestinian
governmental efforts in solving the housing problem in Gaza Strip. Moreover, all
barriers in Table (4.7) have standard deviations less than “1”which reveals that there
is a little variability in the data obtained from the respondents' responses for these

barriers. Therefore, this result suggests considerable agreement among respondents
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in the way by which these barriers were interpreted. In furtherance, discussion on the
one sample t-test below is expected to give some possible reasons.

Table (4. 7): Constraints and barriers that hinder the government's efforts in
reducing the housing crisis in Gaza Strip

No. Barrier MS | RIl | SD - P- Rank
value | value

Lack of comprehensive, clear and
common  housing policies that
combine and coordinate housing
actors in Gaza Strip

4.88 | 97.53 | 0.67 | 24.09 | 0.00 1

o | Weak economic resources for the | , .- | gz 34 | 070 | 21.05 | 0.00 2
government in Gaza Strip

The political division between West

3 | Bank and Gaza Strip 410 |81.92 [ 0.65 | 1443 | 000 | 3
Shortage of the construction materials
4 availability and other products related 410 18192 | 065 | 14.43 0.00 .

to housing projects and their high
prices, if available

The high population density in Gaza
5 | Strip and the high rate of population | 4.07 | 81.37 | 0.65 | 13.99 | 0.00 5
growth

The Israeli siege imposed on Gaza

- 4.07 | 81.37 | 0.63 | 1447 | 0.00 6
Strip

The limited area of Gaza Strip and the

lack of governmental residential lands 4.05181.10 | 0.64 | 14.01 | 0.00 !

Many beneficiaries of the previous
public housing projects have not
committed themselves to paying their
outstanding monthly instalments

4.00 | 80.00 | 0.58 | 14.80 | 0.00 8

Lack of donor interest in solving the

. - LY 3.88 | 77.53 | 0.64 | 11.63 0.00 9
housing crisis and not prioritizing it

Frequent infringements on the

10 governmental lands

2.92 | 58.36 | 0.52 | -2.21 0.03 10

11 | Political ‘constraints of donors on |, gq | 5756 | .48 | 2.40 | 002 | 11
financing public housing projects

Technical conditions imposed by
12 | donors on some public housing | 2.81 | 56.20 | 0.46 | -2.44 0.02 12
projects

Lack of scientific and practical
13 | expertise "human resources"” available | 2.15 | 43.01 | 0.52 | -14.00 | 0.00 13
in Gaza Strip in the field of housing

14 | Lack of donor —confidence in |, 5| 4547 | 0.41|-1843| 000 | 14
government agencies

Cultural and social values of many
categories of Gaza Strip residents
regarding residence and stability in
public housing

15 2.07 | 41.37 | 0.38 | -20.69 | 0.00 15

Total 3.53 | 70.52 | 0.44 | 10.26 | 0.00
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The barrier named “Lack of comprehensive, clear and common housing
policies that combine and coordinate housing actors in Gaza Strip” with (M=4.88,
RI1=97.53%, SD=0.67) is ranked as the first barrier that impeding the Palestinian
government efforts in solving the housing crisis in Gaza Strip. The significance level
(p-value) for this barrier is less than “0.05”, and the calculated (t-value) is larger than
“1.99”. This result suggests that there is a sufficient evidence to report that, lack of
comprehensive, clear and common housing policies that combine and coordinate
housing actors in Gaza Strip is a key factor that adversely affects the governmental
efforts in solving the housing problem. This result coincides perfectly with the results
of the exploratory questions in the second part, as well as with the results of the third
part of the questionnaire. The responses of the respondents in the second and third
part of the questionnaire confirmed that the most important problem related to
housing is the absence of clear and comprehensive public housing policies. On this
seventh part where they emphasize that one of the most important obstacles that
hinder the government in resolving the housing crisis is the lack of comprehensive
and clear housing policies. Also, Abu Hayya (2017) explained that one of the most
important obstacles to resolving the housing crisis in the Gaza Strip is the absence of
a comprehensive strategy and clear policy for housing in Gaza Strip.

The second rank barrier is “Weak economic resources for the government in
Gaza Strip” with (M=4.77, RII=95.34%, SD=0.72). These results mean that
unavailability of the financial resources for the Palestinian government is considered
as one of the main reasons causing hindering the Palestinian government efforts in
solving the housing crisis in Gaza Strip. The One-Sample T-test with significance
level (p-value=0.00) for this barrier is less than “0.05”, and the calculated (t-
value=21.05) is larger than “1.99” and with positive sign. Hence, there is sufficient
evidence to say that the government's efforts to resolve the housing crisis in Gaza
Strip are constrained by the weak economic resources of the government in Gaza
Strip. There are many other housing studies that agreed with these findings and
showed that the weak financial and economic resources of the government in Gaza
Strip, is one of the most important obstacles to resolving the housing crisis in Gaza
Strip (Palestinian Economic Policy Research Institute [MAS], 2015; Al Agha, 2015;
Al-Nimra, 2014; Abu Hayya, 2017).
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“The political division between West Bank and Gaza Strip” is ranked in the
third position from the proposed barriers with (M=4.10, R11=81.92%, SD=0.65). The
significance level (p-value=0.00) for this barrier is less than “0.05”, and the
calculated (t-value=21.05) is larger than “1.99” and with positive sign. So that, it can
be argued that the political division between West Bank and Gaza Strip plays an
essential role in delaying the Palestinian government efforts in resolving the housing
problem in Gaza Strip. These results are reasonable and realistic because the events
of political division between West Bank and Gaza Strip led to a suffocating siege on
all sides of the government and citizens in Gaza Strip, which led to a direct reversal
of the blockade on the lack of provision of building materials for the construction of

housing and thus impede the solution of the housing crisis.

The participated respondents ranked the barrier “Lack of donor confidence in
government agencies” in a late position before the last barrier with (M=2.12,
RI1=42.47%, SD=0.41). The significance level (p-value=0.00) for this barrier is less
than “0.05”, and with negative calculated (t-value=-18.43) with absolute value larger
than “1.99”. The inferential results reveal that, the respondents agreed that, this
barrier can prohibit the Palestinian government efforts in resolving the housing
problem in Gaza Strip. However, the descriptive statistics with mean score less than
“3” indicate that this barrier has a moderate effect on prohibiting these efforts. It can
be concluded that lack of the donor's confidence in the Palestinian governmental
agencies is not playing a considerable role in prohibiting the Palestinian government
efforts in solving the housing problem in Gaza Strip. In fact, this result is possible
and expected because the problem of the donor's confidence in the Palestinian
governmental agencies is no longer hindered by the support of public housing
projects, because most of the donors have representatives closely follow all phases of
the implementation of public housing projects, for example the Qatari Committee
represents the State of Qatar and follows all Qatari projects In the Gaza Strip

The last barrier as shown in Table (4.7) is “Cultural and social values of many
categories of Gaza Strip residents regarding residence and stability in public
housing” with (M=2.07, R11=41.37%, SD=0.38). The low mean score and RII values
indicate that the respondents didn't consider the effect of this barrier in prohibiting

the Palestinian government efforts in solving the housing crises in Gaza Strip. On the
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base of the One-Sample T-test results for this barrier, the significance level (p-
value=0.00) is less than “0.05”, and the absolute calculated (t-value=-20.69) is larger
than “1.99”. Hence it can be stated that, the cultural and social values regarding
residence and stability in public housing of several groups in Gaza Strip don't play a
significant role in prohibiting the governmental efforts in solving the housing crisis
in Gaza Strip. This is justified by the fact that public housing projects take into
account the social and cultural values of the Palestinian society as well as the
achievement of social goals. Therefore, the last ranking of this obstacle indicates that

it is not an important obstacle.

4.8 Proposals and recommendations to improve the government role in

alleviating the housing crisis in Gaza Strip:

From your experience in the field of housing, what are the most important
recommendations and solutions that you think are appropriate, realistic, feasible and
within the field of this study to improve and enhance the role of the government in
alleviating the housing crisis in Gaza Strip?

Through the answers of the respondents to this question, the researcher was
able to obtain many recommendations, proposals and solutions that would improve
the role of the Palestinian government in contributing to the alleviation of the
housing crisis in Gaza Strip. The most important of these recommendations,
proposals and solutions will be presented in the recommendations section in Chapter

6 "The Last" of this research.

4.9 Hypotheses tests on the differences due to respondents’ gender

As this part involved only two groups of responses, the researcher used the
independent samples t-test to figure out the differences between the two genders
(male, female) of this study sample toward the studied fields in this study
questionnaire. The following hypotheses were proposed to be tested here:

1. The null hypothesis ""Ho"": There are no significant differences at significant

level o= 0.05 about the evaluation of the government's current policies and

strategies in the housing field in Gaza Strip due to the respondents' gender.
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2. The null hypothesis ""Ho'": There are no significant differences at significant

level a= 0.05 about the social evaluation of public housing projects
implemented in Gaza Strip from 1994 to 2017 due to the respondents’ gender.
3. The null hypothesis ""Ho'': There are no significant differences at

significant level a= 0.05 about the evaluation of the geographical location
for the public housing projects implemented from 1994 to 2017 in Gaza
Strip due to the respondents’ gender.

4.  The null hypothesis ""Ho: There are no significant differences at

significant level a= 0.05 about the evaluation of the method of selecting the
target group for public housing projects implemented from 1994 to 2017 in
Gaza Strip due to the respondents’ gender.

5. The null hypothesis ""Ho'': There are no significant differences at

significant level a= 0.05 about the constraints and barriers that hinder the
government's efforts in reducing the housing crisis in Gaza Strip due to the

respondents’ gender.

w Interpretation of the results in Table (4.8):
From Table (4.8), it is shown that P-value > 0.05 for all fields stipulated in this

table of study questionnaire. Thus, the null hypothesis for each field as mentioned
above should be substantiated, which mean that, the respondent's gender doesn't
affect his view toward the studied fields related to public housing projects.
Therefore« these results imply that the differences in the local housing field experts'
gender may not need to be considered when trying to gain attitude about public

housing field in Gaza Strip.

Table (4. 8): Independents samples test results regarding the respondents’ gender

No. Field Gender | N | Ms | s | b p-
value | value

Evaluation of the government's | Male 52 1203 | 0.26
1 | current policies and strategies in the -0.60 | 0.55
field of housing in Gaza Strip Female |21 1207 | 026

Social evaluation of public housing
2 projects implemented in Gaza Strip Male 52 358 | 068 | -1.46 | 0.15

in +thn +tirman naAviad Ffrann 1004 4~
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Field Gender | N | Ms | sp | & P-

No. value | value
Female |21 |3.80 |0.19
Evaluation of the public housing | pmale 52 |3.49 | 0.64
3 projects geo_graphlcal_ Iocat!on 103 |o031
implemented in the time period
from 1994 to 2017 in Gaza Strip Female |21 |3.64 |0.18
Evaluating the method of selecting
the target group for public housing | Male 52 369 | 041
4 | projects implemented in the time -0.93 |0.35
period from 1994 to 2017 in Gaza | Female | 21 | 3.78 | 0.19
Strip
Constraints and barriers hinder the | pale 52 |3.50 | 052
5 government's efforts in the process 072 | 048

of reducing the housing crisis in
Gaza Strip Female | 21 | 3.58 | 0.10

4.10 Hypotheses tests on the differences due to respondents’ age group

The one-way ANOVA is an extension of the t-test for comparing the means of

more than two samples. It is used to detect differences among the means of the

samples. A one-way ANOVA test at a 5% level of significance was conducted

among the means of the four age groups’ responses to check for significant

differences among the age groups’ perceptions toward each part reported in the

questionnaire. The tabular critical F value at the 0.05 level for 3° and 72° of freedom

is approximately (2.73). In this regard, the following five hypotheses were proposed

to be tested in this part:

1. The null hypothesis ""Ho"': There are no significant differences at significant

level o= 0.05 about the evaluation of the government's current policies and
strategies in the housing field in Gaza Strip due to the respondents' age group.

2. The null hypothesis ""Ho"': There are no significant differences at significant

level a= 0.05 about the social evaluation of public housing projects
implemented in Gaza Strip in the time period from 1994 to 2017 due to the
respondents’ age group.

3. The null hypothesis ""Ho"": There are no significant differences at significant

level o= 0.05 about the evaluation of the geographical location for the public
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housing projects implemented in the time period from 1994 to 2017 in Gaza
Strip due to the respondents' age group.

4. The null hypothesis ""Ho'": There are no significant differences at significant

level o= 0.05 about the evaluation of the method of selecting the target group
for public housing projects implemented in the time period from 1994 to 2017
in Gaza Strip due to the respondents' age group.

5. The null hypothesis ""Ho"": There are no significant differences at significant

level a= 0.05 about the constraints and barriers that hinder the government's
efforts in reducing the housing crisis in Gaza Strip due to the respondents' age

group.
w. Interpretation of the results in Table (4.9):

The results of the ANOVA analysis are summarized Table (4.9) which show
that the means of the variousage groups are not significantly different from one
another for the second and third fields investigated in this study becausethe p-value
for each fieldis smaller than 0.05 and the value of F test is greater than critical F-
value "2.73". The second and third hypotheses mentioned above can't be rejected,
which mean that the respondents from different age groups have the same views
toward the evaluation of the social and the geographic location of the public housing

projects implemented in Gaza Strip in the time period from 1994 to 2017".

However, the mentioned results indicate that there is no evidence that the null
hypothesis is true for the investigated first, fourth and fifth fields as mentioned above
because the p-value for each field is larger than 0.05 and the value of F test is smaller
than critical F- value "2.73". Accordingly, it can be revealed that, there are statistical
differences between participants from various age groups with respect to "The
evaluation of the government's current policies and strategies in the housing field in
Gaza Strip ", "The evaluation of the method of selecting the target group for public
housing projects implemented in the time period from 1994 to 2017 in Gaza Strip "
and "The constraints and barriers that hinder the government's efforts in reducing

the housing crisis in Gaza Strip".
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Table (4. 9): One-way ANOVA results regarding the respondents’ age groups

> 0
: s |5¢ c £
o H oy 3] = i
> Field £ Ug) 5| ° |8 é_ F | Sig.
O wn
Evaluation of the government's current | Between 055 3 018
policies and strategies in the field of Groups ' '
1 housing in Gaza Strip Within 415| 69 | 0.06! 3.03!0035
Groups
Total 470 | 72
POMERn) 219| 3 | 073
Social evaluation of public housing Withlion
2 | projects implemented in Gaza Strip in Grouns 23.05| 69 | 0.33| 2.19|0.097
the time period from 1994 to 2017 P
Total | 25.24| 72
Eva}luatlon of the |_oubI|c ho_usmg Between 195 3 0.65
projects geographical location Groups
implemented in the time period from Within
3 1994 to 2017 in Gaza Strip Groups 2015/ 69 | 029 2230093
Total | 22.10| 72
Evaluating the method of selecting the | Between
. . . 1.49 3 | 050
target group for public housing projects| Groups
implemented in the time period from Within
4 | 1994 to 2017 in Gaza Strip Groups 7961 69 ) 0121430 0.008
Total 9.45 72
Constraints and barriers hinder the Between
, ; 1.94 3 0.65
government's efforts in the process of Groups
5 red_ucmg the housing crisis in Gaza Within 1189 69 | 017! 375! 0015
Strip Groups
Total | 13.83| 72

Additionally, a multiple comparison procedure using Scheffe’s test in post hoc

testing was performed to detect where the means differences are lied. Table (4.10)

below stipulates the results of the Scheffe’s test for the three fields with significant

differences between the means of the four age groups of the respondents as obtained

from the one-way (ANOVA) results. These differences can be shown as follows:

A

The first field: Evaluation of the government's current policies and

strategies in the housing field in Gaza Strip

It can be shown in Table (4.10) that, the main difference between the opinions

of the different respondents' age groups about the evaluation of the government's
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current policies and strategies in the housing field in Gaza Strip is generated only
from the differences between the age group called "Less than 25 years" and the age
group "35 to less than 45 years™ because the p-value for these two groups means
difference is less than the significance level "0.05". Furthermore, the other three age
groups' means about their views towards the "Evaluation of the government's current
policies and strategies in the housing field in Gaza Strip " are not significantly
different as the p-value for each two groups means difference is more than "0.05".
Also, these results are supported by the data involved in Table (4.11) below which
separated the first age group "Less than 25 years" from the other three age groups
that were collected in one homogenous subset.

B. The fourth field: Evaluating the method of selecting the target group for

public housing projects implemented from 1994 to 2017 in Gaza Strip

The results of the Scheffe’s test in Table (4.10) indicated that the respondents
from the age group "Less than 25 years" has p-values for means differences from the
other three age groups less than "0.05". So that, it can be deduced that the
respondents from the age group "Less than 25 years™ have different viewpoints from
the other three age groups including ("From 25 to less than 35 years™, " From 35 to
less than 45 years"” and "45 years and more")with respect to their evaluation of "The
method of selecting the target group for public housing projects implemented from
1994 to 2017 in Gaza Strip™. On the other hand, the results in Table (4.10) describe
that the respondents from the other age groups which involved the age groups "From
25 to less than 35 years”, " from 35 to less than 45 years™ and "45 years and more"
share the same viewpoints about their evaluation of the method of selecting the target
group for public housing projects implemented from 1994 to 2017 in Gaza Strip.

C. The fifth field: Constraints and barriers hinder the government's efforts in
the process of reducing the housing crisis in Gaza Strip
The p-values in Table (4.10) less than the significance level "0.05" indicating
that,the age group "Less than 25 years" have significant different opinionsfrom the
respondents in other two age groups that involved the age group "from 25 to less
than 35 years" and the age group "45 years and more™with respect tothe evaluationof
the mentioned "Constraints and barriers hinder the government's efforts in the

process of reducing the housing crisis in Gaza Strip". Moreover, the differences
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between themeans of the other three age groups "From 25 to less than 35 years",
"From 35 to less than 45 years" and "45 years and more™) are not statistically
significant as the p-values are more than 0.05, which imply that there is no evidence
to conclude that the respondents from these threeage groups have different
perceptionstoward the proposed "Constraints and barriers hinder the government's
efforts in the process of reducing the housing crisis in Gaza Strip™. The researcher
believes that there is a logical reason for the group under 25 years to have a different
view from the other groups, as this group includes new graduates who have a small
age and experience in life, so it is normal that their view of things in general and the
housing crisis particularly different from those older and experienced.
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Table (4.10): Scheffe test results for multiple

respondents' age groups

comparisons regarding the

- - ° o 95% Confidence
% % 2 % c % o Interval
Field =S 2 5 85| W Sig. 5O 5O
L € o == - = % o %
S O o o = +— o
Ew O ® ol & 5@ | Oa
" From 25 to
§ less than 35 -0.34 0.13 0.100 -0.716 0.042
> years
aQ
S From 35 to N
= less than 45 | -0.39 0.13 0.038 -0.766 -0.016
@ years
-
asyearsand | g7 | 914 | 0076 | -0.765 | 0.026
more
c
g Lessthan25 | ) | 013 | 0100 | -0.042 | 0.716
= years
8o
o 8 From 35 to
o L,>,’ less than 45 -0.05 0.07 0.885 -0.246 0.138
‘g ® years
o
Evaluation of the L 45 yrf]"(")rrz and | o3 | 008 | 0983 | -0262 | 0.197
government's current
policies and strategies in o) Less than 25 *
the field of housing in % years 0-39 013 | 0.038 0.016 0.766
Gaza Strip S
§ » From 25 to
o & less than 35 0.05 0.07 0.885 -0.138 0.246
s> years
(9p]
I
S asyearsand | 05 | g0g | 0995 | -0.202 | 0245
L more
o | LEStaN25 400 | 014 | 0076 | -0026 | 0.765
s years
IS
° From 25 to
g less than 35 0.03 0.08 0.983 -0.197 0.262
s years
o From 35 to
~ less than 45 -0.02 0.08 0.995 -0.245 0.202
years
Evaluating the method of o - «» From25to
selecting the target group 8 EQ S lessthan35 | -0.63" | 0.18 | 0.012 | -1.153 | -0.104
for public housing =3 years
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- = ° _ 95% Confidence
fopyes oS 5] S Interval
. S 2 g © S5 c .
Field == 25 5 L Sig. 572 52
v D E ) E\t -o ; = 8_C
S o S o = I 33 a3
Ew 0w o o J o Do
From 35 to
lessthan 45 | -0.61° | 0.18 | 0.014 | -1.130 | -0.091
years
asyearsand | geet | 019 | 0014 | -1.103 | -0.008
more
@ | Lesthan2S | 63 | 018 | 0.012 | 0104 | 1153
= years
5
ﬁ& From 35 to
£ 5 | lessthanas | 002 | 009 | 0998 | -0248 | 0.283
=2 years
N
£
3 asyearsand | 445 | 911 | 0999 | -0.335 | 0301
L more
¢ lesthan2 | g6 | 018 | 0014 | 0001 | 1130
= years
£
§g> From 25 to
£ 5 | lessthan35 | -0.02 | 0.09 | 0998 | -0283 | 0.248
s> years
o
£
S asyearsand | 403 | 011 | 0991 | -0.344 | 0.275
LL more
o | estan2S |65t | 019 | 0014 | 0098 | 1.193
5 years
£
= From 25 to
8 | lessthan35 | 002 | 011 | 0.999 | -0301 | 0.335
< years
2
o From 35 to
¥ | lessthan45 | 0.03 | 011 | 0991 | -0.275 | 0.344
years
Constraints and barriers | - o From25to
hinder the government's §g& & lessthan35 | -0.73" | 0.22 0.019 | -1.370 | -0.089
efforts in the process of 7 years
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- = ° o 95% Confidence
£ 5 o5 c S S Interval

. o 2 < 2 G O = .

Field S o 2 o 5 L Sig. = O =T
8 o € o S £ 5 “;’ S g <
:%| 8% 5| & 52| 58
—_ -1 m Om

From 35 to
lessthan 45 | -059 | 022 | 0.079 | -1.224 | 0.045
years
asyearsand | g oot | o3 | 0040 | -1.361 | -0.022
more
@ Lessthan25 | 2o | 525 | 0019 | 0089 | 1.370
= years
2
ﬁ& From 35 to
o 8 less than 45 0.14 0.11 0.679 | -0.185 0.464
=2 years
(9\)
£
5 asyearsand | o 04 | o194 | 0094 | -0350 | 0.427
LL more
< Lessthan25 | oq | 022 | 0079 | -0.045 | 1.224
= years
£
§g> From 25 to
25 | lessthan35 | -014 | 011 | 0679 | -0.464 | 0.185
s> years
o
£
S asyearsand | 10 | 013 | 0898 | -0480 | 0277
LL more
, | Lessthan25 g 60t | 023 | 0.040 | 0022 | 1.361
2 years
=
= From 25 to
© less than 35 -0.04 0.14 0.994 -0.427 0.350
< years
Sy
o From 35 to
~ lessthan45 | 0.10 | 0.13 | 0.898 | -0.277 | 0.480
years

*. The mean difference is significant at the 0.05 level.

Table (4. 11): Homogeneous Subsets of Scheffe test regarding the respondents’ age
groups toward the evaluation of the government's current policies

Subset for alpha = 0.05
Age group N
1 2

Less than 25 years 4 1.70
From 25 to less than 35 years 25 2.03
45 years and more 15 2.07
From 35 to less than 45 years 29 2.09

Sig. 1.000 0.970
Means for groups in homogeneous subsets are displayed.
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a. Uses Harmonic Mean Sample Size = 10.226.
b. The group sizes are unequal. The harmonic mean of the group sizes is used. Type | error

levels are not guaranteed.

Table (4. 12): Homogeneous Subsets of Scheffe test regarding the respondents’ age

groups toward the evaluating of the method of selecting the target group

Age group N Sui)set for alpha = (;.05
Less than 25 years 4 3.13
From 35 to less than 45 years 29 3.74
From 25 to less than 35 years 25 3.75
45 years and more 15 3.77
Sig. 1.000 0.997

Table (4. 13): Homogeneous Subsets of Scheffe test regarding the respondents’ age

groups
Age group N Sulbset for alpha =20.05
Less than 25 years 4 2.90
From 35 to less than 45 years 29 3.49
45 years and more 15 3.59
From 25 to less than 35 years 25 3.63
Sig. 1.000 0.901

4.11 Hypotheses tests on the differences due to respondents’ educational

qualification
One-way ANOVA at a 5% level of significance was performed to examine
whether there exists any discrepancy among the perceptions of the different
respondents' groups categorized according to their educational qualifications towards
the various public housing fields understudy. Four educational qualifications
categories are involved in this study questionnaire, but only respondents from three
groups were answered the questionnaire (No Diploma respondents), and then, the
tabular critical F value at the 0.05 level for 2° and 72° of freedom is approximately
(3.12). In this regard, the following five hypotheses related to the respondents'
education categories and the investigated fieldswere tested in this part:
1. The null hypothesis ""Ho"': There are no significant differences at significant

level a= 0.05 about the evaluation of the government's current policies and
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strategies in the housing field in Gaza Strip due to the respondents'
educational qualifications.

2. The null hypothesis ""Ho'": There are no significant differences at significant

level o= 0.05 about the social evaluation of public housing projects
implemented in Gaza Strip due to the respondents' educational qualifications.

3. The null hypothesis ""Ho"": There are no significant differences at significant

level o= 0.05 about the evaluation of the geographical location for the public
housing projects in Gaza Strip due to the respondents’ educational
qualifications.

4. The null hypothesis ""Ho'": There are no significant differences at significant

level a= 0.05 about the evaluation of the method of selecting the target group
for public housing projects implemented in the time period from 1994 to
2017 in Gaza Strip due to the respondents' educational qualifications.

5. The null hypothesis ""Ho"*: There are no significant differences at significant

level o= 0.05 about the constraints and barriers that hinder the government's
efforts in reducing the housing crisis in Gaza Strip due to the respondents’

educational qualifications.

™ Interpretation of the results in Table (4.14):

Since P value is greater than 0.05and the value of F test is less than critical F-
value "3.12" for each field under study as shown in Table (4.14). So that, all the
mentioned null hypotheses are accepted at 0.05 level of significance, and hence, it
can be deduced that there is no significant difference among different education

groups with respect to each studied part of public housing projects.
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Table (4. 14): One-way ANOVA results regarding the respondents’ educational
qualifications

e 1%}
) S G o c 2
2 Field g |ES|B|&5|F | sig
< D3 =3
O (9p]
Between
Groups 0.03 2 0.02

Evaluation of the government's Within
1 | current policies and strategies in the Groups 4.67 | 70 | 0.07 | 0.25 | 0.783
field of housing in Gaza Strip

Total 470 | 72

Social evaluation of public housing Between

projects implemented in Gaza Strip in | Groups 0.59 | 2 0.30

9 the time period from 1994 to 2017 Within 2465| 70 | 035 | 084 | 0434
Groups
Total | 25.24 | 72
Evaluation of the public housing Between
projects geographical location Groups 025 2 0.13
implemented in the time period from Within
3 1994 to 2017 in Gaza Strip Groups 2185 70 | 031 ) 040 0.670
Total |22.10| 72
Evaluating the method of selecting Between
. . 0.18 2 0.09
the target group for public housing Groups
projects implemented in the time Within
4 period from 1994 to 2017 in Gaza Groups 927 | 70 | 0.I3 106710515
Strip Total | 9.45 | 72
Constraints and barriers hinder the Between 006 | 2 0.03
government's efforts in the process of | Groups ' '
5 red_ucmg the housing crisis in Gaza Within 13771 70 | 020 014 | 0.867
Strip Groups

Total | 13.83| 72

412 Hypotheses tests on the differences due to respondents'

specializations
One-way ANOVA at a 5% level of significance was performed to examine
whether there exists any discrepancy among the different groups of the respondents
categorized by their work specializations with respect to the five public housing
fields investigated in this study. Six specialization groups are involved in this study
questionnaire. The tabular critical F value at the 0.05 level for 5° and 72° of freedom
is approximately (2.34). In this line, the following five hypotheses related to the

respondents' specialization categories and the studied field were tested in this part:
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1. The null hypothesis ""Ho"': There are no significant differences at significant

level a= 0.05 about the evaluation of the government's current policies and
strategies in the housing field in Gaza Strip due to the respondents'
specializations.

2. The null hypothesis ""Ho"'": There are no significant differences at significant

level o= 0.05 about the social evaluation of public housing projects
implemented in Gaza Strip in the time period from 1994 to 2017 due to the
respondents' specializations.

3. The null hypothesis ""Ho"': There are no significant differences at significant

level o= 0.05 about the evaluation of the geographical location for the public
housing projects implemented in the time period from 1994 to 2017 in Gaza
Strip due to the respondents' specializations.

4. The null hypothesis ""Ho'": There are no significant differences at significant

level o= 0.05 about the evaluation of the method of selecting the target group
for public housing projects implemented in the time period from 1994 to
2017 in Gaza Strip due to the respondents' specializations.

5. The null hypothesis ""Ho"": There are no significant differences at significant

level a= 0.05 about the constraints and barriers that hinder the government's
efforts in reducing the housing crisis in Gaza Strip due to the respondents'

specializations.

w Interpretation of the results in Table (4.15):

As shown in Table (4.15), for each field understudy, P value is greater than
0.05 and the value of F test is less than critical F-value "2.34". Accordingly, all the
afore mentioned null hypotheses are accepted at 0.05 level of significance which
indicated a non-significant difference among respondents from various specialization

categories with respect to each part of the public housing projects understudy.

132

www.manaraa.com



Table (4. 15): One-way ANOVA results regarding the respondents’ educational
specializations

E 5 3 c 2
: . y— c < .
3 Field %’ E g Sl22 F | Sig.
O n n wn
Beteen | 016 | 5 | 0.03
. , roups
Evaluation of the government's current Within
1 | policies and strategies in the field of G 454 | 67 | 0.07 | 0.48 | 0.791
L . roups
housing in Gaza Strip
Total 470 | 72
Social evaluation of public housing Between
. . - 2 124 | 5 | 0.25
projects implemented in Gaza Strip in Groups
9 the time period from 1994 to 2017 Within 2400 | 67 | 036 | 0.69 | 0633
Groups
Total | 25.24 | 72
Eva}luatlon of the publlc ho_usmg Between 092 | 5 | 018
projects geographical location Groups
implemented in the time period from Within
3 | 1994 to 2017 in Gaza Strip Groups 2118167 | 032 1058 | 0.714
Total |22.10 | 72
Evaluating the method of selecting the | Between
. . 021 | 5 | 0.04
target group for public housing Groups
projects implemented in the time Within
4 period from 1994 to 2017 in Gaza Groups 9.24 | 671014 1030 ) 0.912
Strip Total | 9.45 | 72
Constraints and barriers hinder the Between 040 | 5 | 008
government's efforts in the process of Groups ' '
5 red_ucmg the housing crisis in Gaza Within 1343 | 67 | 020 | 0.40 | 0.847
Strip Groups
Total | 13.83 | 72

4.13 Hypotheses tests on the differences due to respondents’ workplaces

In this part, One-way ANOVA at a 5% level was performed to evaluate any
differences in the respondents’ perceptions toward the fields understudy on the basis
of the workplace categories of the respondents. It is shown that four groups of
workplaces are involved in this study questionnaire, so that, the tabular critical F
value at the 0.05 level for 3¢ and 72° of freedom is approximately (2.73). However,
the following five hypotheses were tested in this part:

1. The null hypothesis ""Ho"': There are no significant differences at significant

level a= 0.05 about the evaluation of the government's current policies and
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strategies in the housing field in Gaza Strip due to the respondents'
workplaces.

2. The null hypothesis ""Ho'": There are no significant differences at significant

level o= 0.05 about the social evaluation of public housing projects
implemented in Gaza Strip in the time period from 1994 to 2017 due to the
respondents’ workplaces.

3. The null hypothesis ""Ho"": There are no significant differences at significant

level o= 0.05 about the evaluation of the geographical location for the public
housing projects implemented in the time period from 1994 to 2017 in Gaza
Strip due to the respondents' workplaces.

4. The null hypothesis ""Ho'": There are no significant differences at significant

level o= 0.05 about the evaluation of the method of selecting the target group
for public housing projects implemented in the time period from 1994 to
2017 in Gaza Strip due to the respondents' workplaces.

5. The null hypothesis ""Ho"": There are no significant differences at significant

level a= 0.05 about the constraints and barriers that hinder the government's
efforts in reducing the housing crisis in Gaza Strip due to the respondents'

workplaces.

A Interpretation of the results in Table (4.16) to Table (4.19):

According to the ANOVA results shown in Table (4.16) below,with p-value
more than 0.05 and F- value is less than critical F- value "2.73" for the three fields
under study (second, third and fourth) which mean that the related three null
hypotheses are accepted. So that, it can be deduced that there are no differences
between the respondents from different workplaces towards the "Social evaluation of
public housing projects implemented in Gaza Strip in the time period from 1994 to
2017", " Evaluation of the public housing projects geographical location
implemented in the time period from 1994 to 2017 in Gaza Strip" and "Evaluation of
the method of selecting the target group for public housing projects implemented in
the time period from 1994 to 2017 in Gaza Strip".

On the other hand, the results in Table (4.16) informed that the respondents’
workplacesinfluence their viewpoints toward only the two fields (first and fifth) of
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the studied five fields which are "Evaluation of the government's current policies and
strategies in the field of housing in Gaza Strip" and "Constraints and barriers hinder
the government's efforts in the process of reducing the housing crisis in Gaza Strip"
because p-value for each field is smaller than 0.05 and each field F-value is more
than critical F-value "2.73" . So that, the aforesaid first and fifth null hypotheses

should be rejected.

Additionally, Scheffe test was used to identify where are the differences exist

for each field and its results shown below, as follow;

A. Evaluation of the government's current policies and strategies in the field

of housing in Gaza Strip

It can be shown in Table (4.17) that, the main difference between the opinions
of the different respondents’ workplaces about the evaluation of the government's
current policies and strategies in the housing field in Gaza Strip is generated only
from the differences between the respondents working in "Academic /research
org."and the other respondents working in "International org."because the p-value is
less than the significance level "0.05". Furthermore, the views of the respondents
from the other three workplace groupsare not significantly different about the
"Evaluation of the government's current policies and strategies in the housing field
in Gaza Strip" as the p-value for each two groups means difference is more than
"0.05". Table (4.18)supports this result as it separates the mean of the respondents
who are working in "Academic / research org."in a separate subset from the other

three workplace groups which are grouped together under one subset.

B. Constraints and barriers hinder the government's efforts in the process of

reducing the housing crisis in Gaza Strip

On the basis of the obtained p-value in Table (4.17) below which are less than
"0.05", it can be concluded that, the respondents from the "Academic /research org."
have statistically different views from the other three groups of the respondents’
workplace about "Constraints and barriers hinder the government's efforts in the
process of reducing the housing crisis in Gaza Strip". On the other hand, thereare no
statistical differences reported amongst the three groups"Governmentalorg.”,"Semi-

governmental org."and “International org."on the basis of their views to
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"Constraints and barriers hinder the government's efforts in the process of reducing
the housing crisis in Gaza Strip". The results shown in Table (4.19) validates the

results mentioned above.

Table (4. 16): One-way ANOVA results regarding the respondents’ workplaces

o i CS» c % - | 3 g i
> Field £ (% 5| |2 ;')_ F | Sig.
O wn
Evaluation of the government's current Between 066 | 3 | 022
policies and strategies in the field of Groups ' '
1 | housing in Gaza Strip Within 404 | 69 | 006 3.79 | 0.01
Groups
Total 470 | 72
Social evaluation of public housing Between
. . : 2 101 | 3 {034
projects implemented in Gaza Strip in Groups
2 | the time period from 1994 to 2017 Within 2423 | 69 | 0.35 0.96 | 0.42
Groups
Total | 25.24 | 72
quluatlon of the publlc ho_usmg Between 118 | 3 | 039
projects geographical location Groups
3 | implemented in the time period from Within 1.30 | 0.28
1994 to 2017 in Gaza Strip Groups 20.92 | 69 | 0.30
Total | 22.10 | 72
Evaluating the method of selecting the Between
. . . 024 | 3 |0.08
target group for public housing projects Groups
4 | implemented in the time period from Within 921 | 69 | 0.3 0.61 | 0.61
1994 to 2017 in Gaza Strip Groups ' '
Total 945 | 72
Constraints and barriers hinder the Between
, - 182 | 3 | 061
government's efforts in the process of Groups
5 | reducing the housing crisis in Gaza Strip | Within 1200 | 69 | 0.17 3.50 | 0.02
Groups
Total | 13.83 | 72

Table (4.17): Scheffe test results for multiple comparisons regarding the
respondents’ workplaces

- ) 95%
238 D8 =| 5 Confidence
5S35 593 |58 & Interval
Field 223 g3 82| W | sig nterva
855| ES5 |22 g 52|5¢
> 9 o 9 [} - = = o s
g= o= £ n gdalaa
O 4o | Do
Evaluation of the IS Semi-
government's current s governmental | -0.04 | 0.09 | 0.986 |-0.31 |0.24
policies and S org.
strategies in the field C,E) International
of housing in Gaza g o -0.08 | 0.06 0.686 -0.26 0.10
05 org.
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5 5 95%
£ § o @ % o LS § Confidence
Field £23 | 8338 |ge| 4 | sig nena
TS| EX5 |38 g 52[5¢
p= S o 5 =5 |23
£= o= £ n do|ao
(@) 4m | DODm
Strip Academic/ | 35 | 13 | 0,058 | -0.01 | 0.72
research org.
= Sr‘;"emme”ta' 004 |009 |098 |-0.24 |031
€ ——
g | International | 5, 1510 [0982 |-032 |0.24
= org.
E L |Academic/ 1549 |015 | 0079 |-003 |0.82
S S 5 | research org.
o | Governmental | 5e | 506 | 0686 |-0.10 | 0.26
o org
Tcs Semi-
2 governmental | 0.04 | 0.10 | 0.982 |-0.24 | 0.32
g org.
2 Academic/ | g 43r | 013 | 0015 |0.06 | 081
= research org.
OGrZ"emme”ta' 036 | 0.13 |0.058 |-0.72 | 0.01
D Semi-
o © governmental | -0.39 | 0.15 | 0.079 -0.82 | 0.03
ES |org.
S 3 International
[} % _ ~ -
8% |og 043 013 |0.015 |-081 |46
Constraints and ] Semi-
straint s
barriers hinder the 5 governmental | -0.09 | 0.16 |0.965 |-0.55 | 0.38
government's efforts = org
in the process of = I
reducing the housing g | Intemational | 456 1511 | 0961 |-0.37 |0.25
crisis in Gaza Strip GE) org. i
3 Academic/ | eor | 099 | 0042 | 002 |1.28
0] research org.
= OGrZ"emme”ta' 009 |016 |0.965 |-0.38 | 055
IS ——
g | International |65 | 517 |0099 |-046 |0.51
| E org.
E S |Academic/ 1423|026 | 0049 |000 |1.47
S S 5 | research org.
o | Govemmental |66 1611 | 0961 |-0.25 | 037
o org.
Tg Semi-
2 governmental | -0.03 | 0.17 | 0.999 | -0.51 | 0.46
g org
e Academic/ | 29+ | 099 | 0025 |0.06 |1.35
£ research org..
e 8 Governmental -
E $5|on 065 | 022 | 0042 |-128 | .,
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Field

Investigated
workplace
group

5 95%
28 =| & Confidence
ss g S8 E : Interval
?—f o < s | 4 Sig. =
6 oP® 5 o ec | g¢c
o = E| & 23|83
&) Jo|Dm
Semi-
governmental | -0.73 | 0.26 | 0.049 | -1.47 | 0.00
org.
International | 529 | 922 | 0025 |-1.35 | :
org. 0.06

Table (4. 18): Homogeneous Subsets of Scheffe test regarding the respondents’
workplace groups toward the evaluation of the government's current policies and
strategies in the field of housing in Gaza Strip

Workplace N iubset for alpha = 0.0g
Academic / research org. 4 1.67

Governmental org. 35 203
Semi-governmental org. 8 207
International org. 26 211
Sig. 1.000 0.929

Means for groups in homogeneous subsets are displayed.
a. Uses Harmonic Mean Sample Size = 9.049.
b. The group sizes are unequal. The harmonic mean of the group sizes is used. Type |

error levels are not guaranteed.

Table (4. 19): Homogeneous Subsets of Scheffe test regarding the respondents'
workplace groups toward the constraints and barriers hinder the government's efforts
in the process of reducing the housing crisis in Gaza Strip

Subset for alpha = 0.05
Workplace N
1 2

Academic / research org. 4 2.88
Governmental org. 35 3.53
International org. 26 3.59
Semi-governmental org. 8 3.62
Sig. 1.000 0.979

4.14 Hypotheses tests on the differences due to respondents' experience

in housing field

One-way ANOVA at a 5% level of significance was performed to examine

whether there exists any discrepancy among the different groups of the

respondents'experience in housing field with respect to the various public housing

fields understudy. Four groups of the respondents’ experience in housing field are
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involved in this study questionnaire, so that, the tabular critical F value at the 0.05
level for 3° and 72° of freedom is approximately (2.73). In this line, the following
five hypotheses related to the respondents' experience in housing field categories and
the studied field were tested in this part:

1. The null hypothesis ""Ho"": There are no significant differences at significant

level o= 0.05 about the evaluation of the government's current policies and
strategies in the housing field in Gaza Strip due to the respondents'
experience in housing field.

2. The null hypothesis ""Ho'": There are no significant differences at significant

level o= 0.05 about the social evaluation of public housing projects
implemented in Gaza Strip in the time period from 1994 to 2017 due to the
respondents’ experience in housing field.

3. The null hypothesis ""Ho"': There are no significant differences at significant

level o= 0.05 about the evaluation of the geographical location for the public
housing projects implemented in the time period from 1994 to 2017 in Gaza
Strip due to the respondents’ experience in housing field.

4. The null hypothesis ""Ho'": There are no significant differences at significant

level a= 0.05 about the evaluation of the method of selecting the target group
for public housing projects implemented in the time period from 1994 to 2017
in Gaza Strip due to the respondents' experience in housing field.

5. The null hypothesis ""Ho"'": There are no significant differences at significant

level a= 0.05 about the constraints and barriers that hinder the government's
efforts in reducing the housing crisis in Gaza Strip due to the respondents'

experience in housing field.

R Interpretation of the results in Table (4.20):

Table (4.20) reveals that the p-values of all studiedfields are above 0.05, which
signifies no differences among the respondents' experience in housing field on their
perceptions to all fields understudy. Hence, all the null hypotheses mentioned above

can't be rejected.
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Table (4. 20): One-way ANOVA results regarding the respondents' experience in
housing field

o M= @ @
S Field > £Sux5l8 8 g |si
1 = S @ - .
= 5§88 °E 3§ ’
1 | Evaluation of the government's current | Between 015 | 3 | 005
policies and strategies in the field of Groups ' '
housing in Gaza Strip Within 455 | 69 | 007 | 077 | 0514
Groups
Total 470 | 72
2 | Social evaluation of public housing Between
. . . . 187 | 3 | 0.62
projects implemented in Gaza Strip in Groups
the time period from 1994 to 2017 Within 2337169 | 034 | 184 | 0.149
Groups
Total | 25.24 | 72
3 | Evaluation of the public housing Between
. ' : 169 | 3 | 0.56
projects geographical location Groups
implemented in the time period from Within
1994 to 2017 in Gaza Strip Groups 2041169 1 030 | 1.90 ) 0.137

Total |22.10 | 72

4 | Evaluating the method of selecting the | Between

. . . 080 | 3 | 0.27
target group for public housing projects | Groups
implemented in the time period from Within
1994 to 2017 in Gaza Strip Groups 865169 013 121210106
Total 9.45 | 72
5 | Constraints and barriers hinder the Between
. - 0.26 | 3 | 0.09
government's efforts in the process of Groups
reducing the housing crisis in Gaza Within

Strip Groups 13.56 | 69 | 0.20 | 0.44 | 0.722

Total | 13.83 | 72

4.15 Hypotheses tests on the differences due to the number of the
housing projects (from 1994 to 2017) in Gaza Strip
One-way ANOVA at a 5% level of significance ANOVA was used to test
thedifferences among opinions ofrespondents with respect to the number of the
housing projectsfrom 1994 to 2017 in Gaza Striphave the respondents participated
in.This part has involved threegroups of the respondents according to the number of
the housing projects in Gaza Stripthey have participated in from 1994 to 2017. On

this basis, the tabular critical F value at the 0.05 level for 2° and 72° of freedom is
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approximately (3.12). In this line, the following five hypotheses were tested in this
part:

1. The null hypothesis ""Ho"': There are no significant differences at significant

level o= 0.05 about the evaluation of the government's current policies and
strategies in the housing field in Gaza Strip due to the number of the housing
projects.

2. The null hypothesis ""Ho'": There are no significant differences at significant

level a= 0.05 about the social evaluation of public housing projects
implemented in Gaza Strip in the time period from 1994 to 2017 due to the
number of the housing projects.

3. The null hypothesis ""Ho"": There are no significant differences at significant

level a= 0.05 about the evaluation of the geographical location for the public
housing projects implemented in the time period from 1994 to 2017 in Gaza
Strip due to the number of the housing projects.

4. The null hypothesis ""Ho'": There are no significant differences at significant

level o= 0.05 about the evaluation of the method of selecting the target group
for public housing projects implemented in the time period from 1994 to 2017
in Gaza Strip due to the number of the housing projects.

5. The null hypothesis ""Ho'": There are no significant differences at significant

level o= 0.05 about the constraints and barriers that hinder the government's
efforts in reducing the housing crisis in Gaza Strip due to the number of the
housing projects.

™ Interpretation of the results in Table (4.21):

As shown in Table (4.21), for each field under study, P value is greater than
0.05and the value of F test is less than critical F- value "3.12". Thus, there are no
statistically significant differences attributed to the number of the housing projects in
Gaza Strip have the respondents participated in from 1994 to 2017 at the level of a <
0.05 between the means of their views on the fields of investigation into public
housing projects in Gaza Strip. Hence, the five proposed null hypotheses above can't

be rejected.

141

www.manaraa.com



Table (4. 21): One-way ANOVA results regarding the number of the housing
projects from 1994 to 2017 in Gaza

- 5 8 c 2
S Field S |es|s5 |88 F | sig
Z = S g > o '
S ?D hH n
1 | Evaluation of the government's | Between
current policies and strategies in | Groups 006 | 2 0.03
the field of housing in Gaza Stri ithi
9 D] N 464 | 70 | 007 | 046 | 0634
roups
Total 470 | 72
2 | Social evaluation of public housing | Between 048 | 2 0.24
projects implemented in Gaza Strip | Groups ' '
in the time period from 1994 to | Within 2476 | 70 | 035 | 068 | 0511
2017 Groups ' ' ' '
Total | 25.24 | 72
3 quluatlon of the publlc hous!ng Between 014 | 2 0.07
projects  geographical location | Groups
implemented in the time period | Within
from 1994 to 2017 in Gaza Strip | Groups | 2-°0 | 70 | 031 | 023 1 0.794
Total | 2210 | 72
4 | Evaluating the method of selecting | Between 013 | 2 0.06
the target group for public housing | Groups ' '
projects implemented in the time | Within
period from 1994 to 2017 in Gaza Groups 932 | 70 | 013 | 048 | 0.620
Strip
Total 9.45 | 72
5 | Constraints and barriers hinder the | Between 035 | 2 018
government's efforts in the process | Groups ' '
of reducing the housing crisis in | Within
Gaza Strip Groups 13.47 | 70 | 0.19 | 0.92 | 0.405
Total | 13.83 | 72
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Chapter Five

Case Studies
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Chapter Five

Case Studies

5.1 Introduction

A case study is an in-depth, special, and interesting analysis of a real-life
stories can be about organizations, projects, programs, institutions, individuals, and
even events (Yin, 2003). Neale, Thapa, and Boyce (2006) explained that the case
studies are often used to provide context to other data (such as outcome data),
offering a more complete picture of what happened in the program and why. Also the
case can be a good opportunity to highlight a project’s success, or to bring attention
to a particular challenge or difficulty in a project organization, as a way to illustrate
content and theory to a real or simulated life situation or both. Case studies allow to
acquire cognitive reasoning, critical thinking, and decision-making skills (Yin,
2003).

Two case studies were selected in this chapter for validating the results of this
research. The fist was about the MPWH's housing projects implemented during the
time period (1994-2017) in Gaza Strip with rich detailes assisted to evaluate its role
in allevating the housing crisis in Gaza Strip. The second was focusing on an in-
depth and special analysis of "Al-Shaikh Hamad housing project/city". The project is
easily accessible to collect the data to get in-depth information that influencing the
evaluation elements of public housing project. The details of two case studies are

presented.

5.2 Case study No 1: Public Housing Projects Implemented by MPWH

During the Time Period (1994-2017) in Gaza Strip

In this case study, the ministry background was presented to identify its
activities, efforts, establishment, vision, mission and main objectives. The purpose of
this case study and data collection was presented. The housing projects that the
ministry supervised or implemented in Gaza Strip from 1994 to 2017 was presented,
with the presentation of some details that serve in achieving the objectives of this
case study. Thus, it is possible to analyze and discusse this information by making

comparisons between the public and private housing sectors in different countries.
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Finally, to draw an assessment of the ministry's role in alleviating the housing crisis
in Gaza Strip.

5.2.1 Ministry Background

MPWH is one of the most important bodies in the field of housing in Palestine
as a whole in order to achieve sustainable urban development in the housing and
infrastructure sector in Palestine. The Ministry of Housing was established in 1994,
then became the MPWH in June 2002 as a result of the merger of the Ministry of
Public Works with the Ministry of Housing. The Ministry's work is governed by a set
of laws and regulations in force that regulate, direct and control the Ministry's
activities, plans and policies (Zoarab, 2015). It represents the official governmental
body responsible for the public housing sector/projects. It is responsible for
providing affordable housing to all segments of the society and thus provides it
through the establishment of communities and housing projects and offering them to
different segments of society in different ways. they may receive free housing units
while others to be paid for, in accordance with the State's policies in the field of
housing in accordance with the economic and social conditions of the state (Abu
Hayya, 2017).
1. Vision of the Ministry:

Towards a sustainable urban environment that promotes the resilience of the
Palestinian citizen (MPWH, 2017).

2. Mission of the Ministry:

To contribute effectively to achieve balanced sustainable development through
the excellent institutional performance in the organization, planning, construction
and maintenance of housing projects, infrastructure and public utilities in accordance
with the best standards and specifications by optimizing the available resources and
partnership with the relevant authorities (MPWH, 2017).

3. Strategic Objectives of the Ministry:
e Enable Palestinian families to obtain adequate housing in accordance

with sound urban, environmental and economic standards.
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e Development and upgrading of the residential environment,
rehabilitation and organization of grassroots communities,
degradation areas and marginalized urban.

e The permanent development and maintenance of utilities, government
buildings and infrastructure, especially the regional and main road
network.

e Contributing to the development of the construction sector in
Palestine (MPWH, 2017).

5.2.2 Case Study Objectives
This case study aims to:
1. ldentify the public housing projects carried out by the MPWH in Gaza Strip
during the time period (1994-2017).
2. Determine the number of housing units provided by the Ministry's housing
projects during the above period.
3. Evaluating the ministry's efforts to solve the housing crisis through making

some comparisons.

5.2.3 Data Collection

The data was collected via multiple methods (interviews, surveys, documents
review, and observations). The interviews were conducted with the projects
managers, consultants and experts working in the field of public housing projects in
some related organizations such as: MPWH, PHC and PCBS. Also, surveys and site

visits and reviewing projects documents are the core of data for this case study.

5.2.4 Analysis and Discussion

MPWH carried out a number of important housing projects in Gaza Strip since
the beginning of its establishment in 1994. These housing projects are varied
between (projects for the construction of housing cities, projects of housing building
towers, land distribution projects and restoration projects for old or damaged houses).
The projects targeted a wide range of Palestinian society, and provided affordable
housing to those in need from all categories of limited income groups such as (social

cases "without income", low-income, middle-income). Table (5.1) shows the most
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important housing projects implemented by the MPWH, or is still under
implementation with some details required in this study:
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Table (5. 1): Public housing projects implemented by the MPWH in Gaza Strip (MPWH, 2017)

. . . Years of . Project Project
Project name Geographical location implementation Project type Target group Sponsor Owner | description
Sheikh Zayed North 2005 Housing City Social cases UAE PNA 700
Austrian Khan Younes 2003 Housing towers Low and middle income Austria PNA 174
Al-Shaikh Hamad h . . iddle i
(1,2 phases) Khan Younes 2014-2018 Housing City Low and middle income Qater PNA 2478
L?)Iu?ilr;;)u Itan (Red Rafah 1999 Housing towers Low and middle income UAE PNA 643
Al Auda North 2003 Housing City Middle income Japan PNA 256
Tohoku Khan Younes 2013 Housing City Total demolition Japan PNA 120
Paradise 1,2,3 North 2013-2017 Housing City I:St:; demolition & social | o, ; PNA | 115
El Emiraty (UAE) Khan Younes 2016 Housing City I;t:sl demolition & social UAE PNA 600
Dutch Khan Younes 2013 Housing City Total demolition Holland PNA 223
Saudi 12,3 Rafah 2013-2016 Housing City I:::S' demolition & social | o, ; PNA | 1791
Japanese Khan Younes 2011 Housing City Total demolition Japan PNA 300
Bader 1,2,3,4,5 Rafah 2003-2005 Housing City Total demolition |Sr27z:12d PNA | 431
El Fokhari or _ ) N IDB, Japan,
. Khan Younes 2003-2005 Housing City Total demolition Italy and PNA 224
El Urubi 1,2,3,4
Norway
] . . PNA+
El Nada North 1999 Housing towers Low and middle income PNA 485
Investment
Al-Farra Project Khan Younes 2005 Housing towers Low and middle income PNA PNA 240
Deir El Balah Middle 2003 Housing towers Low and middle income PNA PNA 80
Abu Zaid North 2005 Housing towers Low and middle income PNA+ PNA 40
Investment
Abed El Rahman North 2011 Housing tower Low and middle income PNA+ PNA 28
Investment
(Qastal, Huda, Middle, North 2015-2017 Housing towers Social cases Qater PNA 300
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. . . Years of . Project Project
Project name Geographical location implementation Project type Target group Sponsor Owner | description
Bisan)
Cooperat Middle 2017 Housing towers Social cases Saudi PNA 124
. . . PNA+
Al Magousee Gaza 2004-2017 Housing towers Middle-income Investment PNA 608
Al Burag Khan Younes 2011-2012 Distribution of lands | Middle-income PNA PNA 370
Al lsra Khan Younes 2011-2012 Distribution of lands | Middle-income PNA PNA 98
Bisan North 2011-2012 Distribution of lands | Middle-income PNA PNA 89
TIKA Middle 2015-2017 Housing City Social cases Turkey PNA 320
. . . Middle and high-middle PNA+
Al-Zahra Middle 2003-2005 Housing City income Investment PNA 680
Deqent house AII.governorates of Gaza 2013-2017 Resto_ratlon and _Somal cases and low Qater PNA 400
Project Strip Repair income
Deqent house AII.governorates of Gaza 2017 Resto_ratlon and _Somal cases and low Kuwait PNA 600
Project Strip Repair income
Renovation of poor AII_governorates of Gaza 2011-2015 Restoration and _Somal cases and low Qatar PNA 1000
houses Strip Repair income
. . With low and middle PNA+
Hai EI Amal Khan Younes 1997 Housing tower income Investment PNA 27
. . . Wafaa
El Amal City for | ., 2016-2017 Housing City Social cases of liberated | . Al 288
liberated prisoners prisoners Ahrar
Total number of housing units implemented by the MPWH in Gaza Strip from 1994 to 2017 = 13832
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The following paragraph analyzes and discusses the role of public housing
projects implemented by the MPWH in contributing to alleviating the housing crisis
in Gaza Strip in digitally and realisticly manner:
+* Contribution Level of the MPWH in Alleviating the Housing Crisis in
Gaza Strip During the Time Period (1994-2017)

The following steps explain in details, analyze, compare and discuss this
contribution level as follows:

- With the arrival of the PNA in 1994, the population in Gaza Strip was
995522, and since the average size of the family at that time was 6.5, thus the
number of families equaling the number of housing units in Gaza Strip in 1994 was
about 153,000 housing units (MPWH, 2017; PCBS, 1997).

- In 2017, the number of housing units in Gaza Strip is about 403,000 housing units
(PCBS, 1997).

Number of housing units in Gaza Strip in the time period (1994 - 2017)
B Number of housing units Year
403000
2
E
o
S35 J 261000 242000
B = 207000
Qa 180000
2 153000
2017 2013 2007 2000 199] 1994
6 5 4 3 2 1

Figure (5.1): Number of housing units in Gaza Strip in the time period (1994 - 2017)
(MPWH, 2017;PCBS, 1997)

- Thus, the total number of housing units were built in Gaza Strip from 1994 to
2017 can be calculated as follows:
(Total housing units) = 403000-153000 = 250000 housing units
- While the number of housing units implemented by the MPWH in Gaza Strip

from 1994 to 2017 is 12889 units (MPWH, 2017).
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- Therefore, the Ministry's contribution to the provision of housing units in
Gaza Strip during the period from 1994 to 2017 is equal to:
MPWH Contribution = 13832/250000 = 0.055= 5.5%

- For semi-governmental and international organizations "non-profit" that
working in the field of housing in Gaza Strip such as (UNRWA, PHC, UNDP,
UNRWA etc...), they contributed a similar proportion to the MPWH, amounting to
almost 5.5% (MPWH, 2017).

- The largest contribution to the alleviation of the housing crisis and the
provision of housing units in Gaza Strip is due to the private sector and self-
construction of housing through the peoples themselves, where the proportion of
contribution to this sector amounting to almost 89%. Investments in housing sector
accounted for the bulk of total private sector investment in the Palestinian Territory.
The highest share during the time period (1976-1985) was at 85%. The ratio of
investment in housing to GDP ranged between 21% and 26% during the time period
1994-1999. This percentage dropped significantly after 2000 to 16.6%. The decline
continued in subsequent years to reach 13.8% at the end of 2017 (PNIA, 2017).
These rates remain high when compared to the global levels, reaching 3% in
industrialized countries, 2% in developing countries and 10% in Jordan (PNIA,
2017).

Contributions percentage

MPWH
5.5%

Semi-
governmental
&International

5.5%

Private sector
89%

Figure (5.2): Contributions of organizations working in the field of housing in Gaza
Strip during the time period (1994 - 2017)
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- Comparing the percentage of government contribution in the housing sector
with other countries, it is found that in some countries the governments play an
important role in providing housing while their role can be marginalized in other
countries. For example, in the United States, most housing is built by the private
sector, where the government provides facilities, subsidies and incentives to the
private sector for social housing projects implemented by the private sector.
Government of the United States contribution in housing sector remains less than
10%. On the other hand Singapore and South Korea governments contributions in
housing sector play an important strategic role reaches 80% (Egyptian Center for
Public Policy Studies, 2017).

Table (5. 2): Contributions of public sector and private sector in housing field in
several countries (Egyptian Center for Public Policy Studies, 2017)

Percentage of governmental and Percentage of private
Country semi- g_ovel"nm_ental oraga}niza_tions sector cont!’ibut_ion in
contribution in the housing field the housing field
(%) (%)

Palestine "Gaza Strip" | 11 89

Egypt 8 92

United States 10 90

Australia 10 90

Turkey 60-70 30-40

Singapore 80 20

South Korea 80 20

India 81 19

- Table (5.2) shows that developed countries such as the US and Europe are
moving towards a housing policy supportive of the private sector with a simple
government participation of only 10%. While the developing countries or those
suffering from the housing crisis are moving towards the policy of government
control of the housing sector with a participation at a high rate up to 80%. In both
directions, it is clear that the role of the government in Gaza Strip in contributing to
the housing sector is very low, as it is almost 5.5%, which is less than the percentage
of government contribution in developed countries. The low contribution rate is
even more striking if it is compared to similar developing countries suffering from

the housing crisis, which has a government contribution of 80%. As the Gaza Strip
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suffer from a suffocating siege imposed on Gaza Strip and its inhabitants, with an
unemployment rate has reached to 48% (PCBS, 2017), there is about 70% of the
dwellings that need to be built, repaired, demolished and reconstructed can not be
built by the citizens themselves, they need assistance and government intervention
(MPWH, 2017).

- The low rate of the government contribution to the housing sector in Gaza
Strip is due to several reasons, the most important is the weakness of economic
resources due to the closure of the crossings, Israeli siege and political conditions.
This led to making Gaza Strip rely heavily on the outside world to obtain its needs
from various goods and services. These imports were exceeding 2 billion $ per year
and are approaching the annual GDP value of the Gaza Strip (MAS, 2015). Without
doubt, the external donors are prioritizing the services provided to people in Gaza
Strip, mainly food, health, education and then housing. Grants are more interested in
financing food, health and education programs. Therefore, the government should
improve the level of its contribution to alleviate the housing crisis in Gaza Strip by
highlighting the housing crisis and convince donors to support this area and give it

priority.

5.2.5 Findings
According to data in Table (5.1) and to information mentioned above, the main
findings of this case study are:

1. The MPWH contribution to the alleviation of the housing crisis in Gaza Strip
during the time period (1976-1985) was (5.5%), and it is very low rate
compared to developing countries similar to the situation in Gaza Strip, where
they reach 80%. It can be considered that the achieving of 70% government
contribution rate is reasonable and sufficient to fill the housing gap and solve
the housing problem in Gaza Strip, this means that the government in Gaza
Strip should:

e Build new housing units = 138000*0.7=96600 housing units.
e Demolition and reconstruction of damaged houses =23000*0.7=16100

houses.
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e Renovation and repair of housing = 50000*0.7=35000 housing units.

2. Also, the contribution of semi-governmental and international organizations
"non-profit" that working in the field of housing in Gaza Strip (5.5) is very
limited. So, it is necessary for the government to develop public housing
policies that facilitate the procedures and works of these non-profit
organizations, and increase the level of coordination and participation
between them and the government "MPWH" to achieve the desired
percentage of contribution (70%) mentioned in the previous paragraph.

3. The main contribution to the alleviation of the housing crisis and the
provision of housing units in Gaza Strip is due to the private sector and self-
construction of housing through the population themselves. The government
can strengthen the role of the private sector through the development of
public housing policies to encourage investment in housing field and provide
additional facilities and advantages for investors in this area from other areas,
such as the contribution of land or reduce taxes for affordable and social
housing projects implemented by the private sector "investors".

4. These findings are comported with the servey "questionnaire™ results (see
chapter 4).

5.3 Case study No 2: Al-Shaikh Hamad Housing Project/City

Purpose of this case study and data collection was presented, also the project
background was introduced. Thus, it is possible to analyze and discusse the
information obtained and appling the evaluation elements used in this research on
this housing project, in order to draw an assessment of this project's role in
alleviating the housing crisis in Gaza Strip. Therefore, it is easy to develp
comparisons between the results of the questionnaire servey and this case study's

findings.

5.3.1 Case Study Objectives
This case study aims to:
1. Identify one of the most important models of public housing projects

implemented recently by the MPWH in Gaza Strip.

154

www.manaraa.com



2. Draw an assessment of this housing project role in alleviating the housing

crisis.

5.3.2 Data Collection

Data was collected via (surveys/site visits, project's documents review,
interviews and observations). Surveys and reviewing the project's documents are the
core of data for this case study. The documents were obtained through the MPWH,
Qatar National Committee for the Reconstruction of Gaza Strip and the Project
Advisory Office supervising the project. Interviews were conducted with the project

manager, consultant and experts working on this public housing project.

5.3.3 Project Background

The project was granted to Palestinian people by Qater in order to participate in
solving housing problem at Gaza Strip by creating revolving fund program. It is a
public housing project which implemented by MPWH and Qatar National
Committee for the Reconstruction of Gaza Strip. The project is designed to consist of
three phases, while only two phases have been implemented in the time period
(2013-2017). Thus, 2,478 apartments were fully handed over to the beneficiaries of
these two phases at the end of 2017. Phase one contains 53 residential buildings,
including 1,060 apartments, all of which are 130 square meters. It also includes two
schools, one of which is primary and the other is secondary, public garden, a mosque
and a kindergarten. This phase was fully built and handed over to the beneficiaries.
The second phase was designed to include 1418 apartments and public utilities
similar to the first phase, but actually 1418 apartments were built and handed over to
the beneficiaries while the construction of public utilities for the second phase were
not built due to lack of funding for this housing project " the fund ran out before the
completion of these works". Based on information from the MPWH decision makers,
the Qatari funding for the project does not currently allow the construction of the
third phase. Therefore, the third phase may be canceled or postponed according to
the political circumstances that will govern the region in the future. Thus, this case
study will be applied to the two implementation phases only, which have been fully

delivred to the beneficiaries since the mid of 2017.
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Services, utilities, public gardens, streets areas percentage at this housing
project reached approximately 50 % from the total area of the project. Table (5.3),
Table (5.4), Table (5.5) and Table (5.6) illustrate the most important data for this
housing project. See Figure (5.3), Figure (5.4) and Figure (5.5).

Table (5. 3): General information about Al-Sheikh Hamad Housing Project (MPWH,

2017)

Item Number Unit
Number of designed phases 3
Number of constructed phases 2 .
Number of designed buildings 172 residential building
Number of designed apartments 3628 dwelling units
Number of constructed apartments 2,478 dwelling units
Number of building floors 5 0 L
Number of apartments on the floor 4
Density of construction . .
(units /Residential areas) 17 dwelling units/donum
Den:sﬂy of construction 9 dwelling units/donum
(units /total areas)
Expected population number 19,000 person
Population density 50 person/donum
Period of implementation for the
constructed phases (1 and 2) 2013-2017 1 s

This housing project has a net density of 17 dwelling units/donum which
equals to 50 person/donum. It is expected that the population of this project will
reach 19,000 people. These data indicate the quality of the urban environment and
the achievement of sustainability conditions for this housing project, where there is
low population density as well as low construction density. The building type at Al-
Sheikh Hamad Housing Project is escalator apartment buildings. Each building
consists of five floors. Each building floor contains four apartments. Each apartment
contains three bed rooms, kitchen, tow bathrooms, guest room. There are three area
types of apartments in this housing project (130 m2, 115 m?, 100 m?). Each building
consists of one area type of apartments. Thus, according to the above and to the
tables attached we can say that the apartments of Al-Sheikh Hamad Housing Project

meet the standards of luxury apartments.
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Table (5. 4): The site elements areas at Al-Shaikh Hamad Housing Project (MPWH,

2017)
Item Area (m?) Percentage (%)
Total area 404,445 100
Residential Construction area 121,452
Open spaces area 64,521 202,421 | 50
areas .
parking area 16,448
Services and utilities land area 71,718
Public gardens and green areas 26,443 201,919 | 50
Streets 103,758
130 38
Apartment area 115 38
100 24
Table (5. 5): Basic information about the three types of apartments at Al-Shaikh
Hamad Housing Project (MPWH, 2017)
Apartment type (Area) 130 m2 115 m?2 100 m2
Total cost of apartment ($) 66,508 57,638 51,919
Sale price of apartment ($) 40,000 35,000 30,000
Number of designed buildings 65 65 42
Number of designed apartments 1,060 1,380 924
Number of apartment bed rooms 3 3 3
Number of apartment kitchen 1 1 1
Number of apartment bathrooms 1 1 1
Number of apartment w.c 1 1 1
Number of apartment guest room 1 0 0
Number of apartment living room 1 1 1
Area of apartment bed rooms 13-15.6-16.5 | 16.8-13-13 | 16-12.6-12.6
Area of apartment kitchen 10.25 9.75 9.28
Area of apartment bathrooms 4.42 4 3.45
Area of apartment w.c 3.12 2.28 3.1
Area of apartment guest room 12.60 - -
Area of apartment living room 12.17 13.65 11.90
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Figure (5.3): Typical floor plan for typical building at Al-Sheikh Hamad Housing
Project (MPWH, 2017)

5.3.4 Analysis and Discussion

In light of the above information, which gives a clear and comprehensive
picture of Al-Sheikh Hamad Housing Project, this data can be analyzed and used to
evaluate this housing project in terms of alleviating the housing crisis in Gaza Strip.
According to the questionnaire of this research, which was adopted on four main
elements of evaluation, these elements was applied to this housing project as

follows:
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I.  Evaluation of the Project's Housing Policies

This housing project came in difficult economic conditions and after several
successive wars, with an Israeli siege that prevents the entry of construction materials
into Gaza Strip, there was a high poverty and high unemployment. The project
contributed to activate the local market, provide building materials and employing a
number of manpower. In these difficult circumstances in 2013, the grant of Al-
Sheikh Hamad "Emir of the Qatar" was granted for Gaza Strip. Part of this grant was
customized for housing project called "Al-Sheikh Hamad housing project”. In the

mid of 2017, two phases were constructed and delivered to the beneficiaries.

In the absence of public housing policies with the limited housing projects
provided by exceptional external relief grants after wars and crises in Gaza Strip, the
ruling of housing policy remains different from one housing project to another,
according to the housing project donor's desire. This is what actually happened in Al-
Sheikh Hamad housing project. In view of Table (5.6), it is noted that the actual total
cost of the project completed phases (1 and 2) reached 144,147,756 $, about half of
this cost for the construction of apartments while the other half for land,
infrastructure, public services and utilities. Thus, the total cost of apartment 130 m?"
is 66,508 $, while the sale price of the same apartment which equal to the markt price
is 40,000 $. This means that the total cost of the apartment almost double the selling
price. While if another type of project would be chosen, such as: onstruction of
residential towers adjacent to the densely populated areas, distributed over all the
governorates of Gaza Strip as needed, with vertical expansion instead of horizontal
expansion, or Long-term housing lending projects that allow citizens to build their
homes on own lands. would have been more effective in solving the housing crisis in
Gaza Strip, and the number of families benefiting from the grant would have doubled
becouse these projects maintain the equality between the total cost of apartment and
the sale price of the same apartment, also the public land and the public fund would
have saved.

But; without a doubt, the donor prefers to build residential citiy bearing his

name that show the decent and large effects of his grante in media, and earn an
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immortal mentioned historically. It is concluded that there is no clear and specific
public housing policies governed Al-Sheikh Hamad Housing Project, which has
weakened its role in guiding the project towards the desired objective in solving the

housing crisis in a professional and effective manner.

Table (5.6): Financial information about Al-Sheikh Hamad housing project (MPWH,
2017)

Item Price/Cost ($)
Construction cost of the residential buildings and
apartments for the two phases (1 and 2) 86,329,355
Construction cost of the streets and infrastructure for 11519301
the two phases 1 and 2
Cons_tructlon cost of public services and facilities for 6,299,100
the first and second phases
Land cost for the first and second phases 40,000,000
Total cost of the two phases (1 and 2) 144,147,756
Total cost of apartment (130 m?) 66,508
Sale price of apartment (130 m?) 40,000

ii.  Social Evaluation of Al-Sheikh Hamad Housing Project
According to the results of the site visits, the review of the housing project
documents of Al-Sheikh Hamad, the opinions of experts in the field of housing and
according to the attached pictures in Figure (5.3), (5.4), (5.5) and Tables (5.3), (5.4),
(5.5), it is understood that the Al-Sheikh Hamad housing project has achieved the
following social objectives:

1. Achieve a high level of social and cultural standards that are suitable for the
population.

2. Provide several essential services for the population (education and
infrastructure).

3. Achieve an appropriate level of comfort, tranquility and well-being of the
population by providing luxury services such as garages, playgrounds,
gardens, green spaces, markets, etc.

4. Provide adequate accommodation for all population groups in terms of price,
mode of payment for their price. Thus, free of charge apartments were

granted to the poor and the special social cases, while they were sold by easy
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installments to the category of middle-income citizens by suitable monthly
installments and repayment period reach to 20 years.

5. Provide decent and suitable housing for the residents in terms of area
(apartment, rooms, hall, kitchen, bathroom) and the number of rooms.

6. The provision of housing facilities suitable for the residents in terms of
quality of ventilation, lighting, thermal insulation, voice and noise protection.

7. Environmental, health and climate conditions surrounding the project are
appropriate for the population

8. Find jobs for a large number of workers, professionals and unemployed in
Gaza Strip.

9. Has a positive impact on raising the level of income through the operation of
contractors, consultants, suppliers, vendors ... etc. Also helped activate the
local market and provide construction materials in Gaza Strip.

However, the failure to implement the third phase of the project currently has a
negative impact on the achievement of some social goals such as: lack of health
services for the population due to absence of nearby primary care, as well as the lack
of the sense of security due to the absence of a nearby police station, the absence of
secondary schools, the absence of a central market, the absence of a public library,

and the absence of football stadium.

From the above, we conclude that this housing project has significantly
achieved several desired social objectives which would encourage the settlement of
beneficiaries in these housing, thus contribute to solving the housing crisis. But there
are some social goals that have not been achieved, knowing that their achievement
depends on providing funding for the implementation of the final phase of the

project.
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Figure (5.4): Internal side of apartments and buildings at Al-Sheikh Hamad housing
project (MPWH, 2017)

iii.  Evaluation of the Project's Geographical Location
When evaluating this aspect of Al-Shaikh Hamad Housing Project/City, it is

found that the geographical location of this project was successful in several points,
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such as: the possibility of future expansion, taking into consideration the technical
and engineering considerations and urban planning considerations, taking into
account the ease of movement and traffic of all the mechanisms and equipment
necessary for construction, taking into account the security considerations in
determining the geographical location of public housing projects such as distance
from the risks and points of contact with the occupation, providing all necessary
services for the project population such as education, health and infrastructure with
high quality). However, there are some weaknesses in choosing the geographical
location of this housing project, the most important of which is the distance from the
project to the city center, where there are jobs, government and non-governmental

services, and there is also difficulty in providing transportation to and from the

project where it takes time and excessive cost.

£,

Figure (5.5): Al-Sheikh Hamad housing project (MPWH, 2017)
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iv.  Evaluation of the Project's Housing Criteria and Method of Selecting the
Target Group
There are strengths and weaknesses that are evident when assessing the method
of selecting the target group of this project. The following is an explanation of each
of them:
Strength Points :

e Use different ways and means to ensure that the advertising reaches all
members of the target groups.

e Easy and convenient recording method and all citizens can access and register
with a reasonable and sufficient time to register.

e The principles of integrity, transparency, equality and social justice have been
applied in selecting the beneficiaries.

e The scoring system was adopted in the selection of poor beneficiaries of this
project.

e The public lottery system was adopted in the selection of the middle income
category benefiting from this project.

e The government published the results of the public lottery for this project in
magazines, newspapers and official sites.

e A rigorous research system is adopted to ensure that the conditions and
criteria are met in the candidates to benefit from this project.

e Complaints about social search results and eligibility have been allowed and
handled in a serious and impartial manner.

Weaknesses:

e The internal and external finishing quality standards were not taken into
account when selecting the target group. Luxury apartments were delivered to
the poor, middle income and above average income.

e The cost criterion was not taken into account when selecting the target group.
So, some of these luxury apartments were given to the poor "free charge",
have been sold instead of living. In the end, these apartments became under

the hands of traders who exploit the needs of the poor.
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e Approximately 400 apartments in the first and second phases were granted
free of charge for special cases by the donor without applying the eligibility
mechanisms and the public housing standards of MPWH. These free of
charge apartments hindered the revolving fund program and thus impeded the
process of sustainable financial development for public housing projects in
Gaza Strip. The target group of this housing project is not only the residents
of the same governorate "Khan Younis", to preserve the family and social
fabric, but allowed those who meet the standards of all the governorates of
Gaza Strip. Thus, about 50% of the apartments are empty, and most of them
are related to beneficiaries from governorates other than Khan Younis
(MPWH, 2018).

In the light of strengths and weaknesses explanated above, it can be said that a
middle role of the method of selecting the target group at Al-Sheikh was imposed in

Hamad housing project in alleviating the housing crisis in Gaza Strip.

5.3.5 Findings

In the light of the analysis and explanation of the annex in the above
paragraphs, the researcher believes that Al-Sheikh Hamad housing project has
contributed to the mitigation of the unjust siege on Gaza Strip and alleviates the
suffering of its people and revives the local market through entering the building
materials and operation of manpower and activating contracting companies and
consultants ... etc. In this regard, it has played a role in contributing to the alleviation
of the housing crisis in Gaza Strip, but it seems through the descriptive analysis of
the above evaluation axes and by highlighting the strengths and weaknesses in each
axis that this role was weak. The strongest indicator of the weakness of this role is
that, according to site visits results referred to cooperative housing staff at the
MPWH in the month of April, 2018, it was found that about 50% of the families
benefiting from the project " phases 1 and 2" have settled in their apartments, where
about 50% of them have not yet. (MPWH, 2018).

There is necessary to pay attention to some of failures that occurred in this

housing project, in order to learn from them in public housing projects to be
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implemented by the MPWH in the future, especially as it is sensitive and its impact
may doubling the public housing project role in alleviating the housing crisis if taken
into account. The most important of these failures are:

1. The absence of a clear and comprehensive public housing policies that govern
and guide public housing projects professionally and effectively to achieve
the desired goal which is solving the housing crisis in Gaza Strip and save
both public land and public funds.

2. Donor constraints on identifying basic variables for this housing project such
as: ptoject type "housing city”, urban planning, organizational standards,
target group, geographical location, structural density, imposition of
horizontal expansion, number of housing units, apartment areas, external
spaces, supervision and quality of implementation.

3. There is no regularly review and update to public housing standards.

4. The method of target group selection was not linked to the factors of:
apartment cost and finishing quality degree.

5. The beneficiaries were not considered to be one economic and social group.

6. Geographical location: the long distance between the project and the city
center, where public services, jobs, governmental and non-governmental
premises, and the difficulty and costly of available transportation to and from
Al-Sheikh Hamad Housing City.

7. The lack of full funding to construct the three phases of the project in a
sequential and direct manner, which led to the failure of the third phase
implementation, which is one of the most important phases, because it
includes vital and necessary facilities such as: schools, primary health care
clinic, police station, a central market for the city, a public library and
football stadium.

These factors were the most important reasons that led to the fact that 50% of
the beneficiaries did not settled in their apartments and therefore are the most
important reasons to weaken the role of this housing project in alleviating the

housing crisis in Gaza Strip.
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Chapter Six
Conclusion and

Recommendations

167

www.manharaa.com



Chapter Six

Conclusion and Recommendations
This chapter presents the major conclusions of this thesis, which obtained from
the questionnaire results and the case studies findings, and recommendations which
aim to improve the role of the Palestinian government and public housing projects in

contributing to the alleviation of the housing crisis in Gaza Strip.

6.1 Research Major Conclusions

This part concludes the main findings of the research. This study is an
evaluation study, so the researcher finds that the most important conclusion of this
research is that "the public housing projects and public housing policies has low rate
role in alleviating the housing crisis in Gaza Strip during the time period (1994-
2017), while the main contribution to the alleviation of the housing crisis and the
provision of housing units in Gaza Strip is due to the private sector and self-
construction of housing . This result was drawn from the questionnaire results and
the two case study findings. Therefore, it is necessary to develop mechanisms,
proposals and solutions to improve this role in the future " the next few years ", and
this was the main aim of this research. In achieving the main aim of this research,
three main objectives have been outlined and achieved through the analyzing and
interpreting of the questionnaires and two case studies. These objectives are related

to the research questions. The outcomes were found and concluded as following:

6.1.1 Outcomes Related to Objective One
» The objective was: To estimate the housing gap by identifying the size of
demand, supply and deficit.

The major observation that can be drawn by the study findings indicated that
the housing deficit/gap in Gaza Strip is very large and foreshadows a humanitarian
disaster in the next few years if this problem is left without urgent solutions and
intensification of the efforts of all parties working in the field of housing in the Gaza
Strip. The mean score of (MS=4.01) and the (RI1=80.27%) for the question 2 “Q.2”
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of the exploratory questions implies that, the respondents agreed about the
probability of the occurrence of humanitarian disaster near as a result of the housing
deficit in Gaza Strip. Also, the available detailed statistical data and indicators on
housing situation in Gaza Strip supporting this result as it indicates that, Gaza Strip
faces a large and accumulating shortfall between the needed houses and the built.
The housing shortage in Gaza continues to be an issue of concern as housing
shortage has increased from 71,000 housing units in 2012 to 120,000 in 2017. The
above results answers guestion one of this study "What is the current status of the

housing gap in Gaza Strip?".

6.1.2 Outcomes Related to Objective Two
> The objective was: To evaluate the role of public housing projects in
alleviating the housing crisis in Gaza Strip.
The results of the questionnaire and first case study generally showed that,
"the role of public housing projects and public housing policies was weak in
alleviating the housing crisis in Gaza Strip during the period (1994-2017)". This
result achieves objective two, and answer question two of this study "What is the

contribution of public housing projects? Is it able to fulfill the demand?".

The following detailed of the study evaluation elements illustrate the above
result clearly:

1. Evaluation of the Government's Current Policies and Strategies in the
Housing Field in Gaza Strip.

It is concluded that the most important and first step in the process of solving
the housing crisis is the development of realistic and appropriate public housing
policies and strategic plans that encouraging the private sector to invest in housing
field. The study findings indicated that the Government policies for housing are
mostly ideas and views that exist in the minds of specialists and officials of the
housing sector. They are often not written in regulations and are not constantly
updated and developed. However, there have been several attempts made during the
past few years by the government agencies involved in partnership with other parties

concerned to develop public housing policies and housing strategic plans, but these
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attempts described incomplete because it was facing some obstacles, the most
important of them are the weakness of the national economy and unrealistic, there is
also confused concepts between strategic plans and policies. According to these
results, it is clear that the role of government's current policies and strategies in the
housing field was very weak in alleviating the housing crisis in Gaza Strip during the
period (1994-2017), and also the sustainability situation of public housing projects is
very low ".

2. Social Evaluation of Public Housing Projects Implemented in Gaza Strip

in the Time Period from 1994 to 2017.

In general, the main findings of this part of the questionnaire indicate that the
respondents agreed about the achievement of social objectives from the public
housing projects implemented in Gaza Strip in the time period from 1994 to 2017
with overall statistical results for this part with (MS=3.64, RI1=72.88%). These
results are positive and desirable, urging that they encourage beneficiaries to settle in
public housing and thus contribute effectively to alleviating the housing crisis in the
Gaza Strip.

3. Evaluation of the Geographical Location for the Public Housing Projects
Implemented in the Time Period from 1994 to 2017 in Gaza Strip.

Regarding the analysis of this part of the questionnaire, the results indicated
and concluded that, there is sufficient evidence that the Palestinian government
considers most of the main criteria when determining the geographical location of
public housing projects. These results are positive and desirable, urging that they
encourage beneficiaries to settle in public housing and thus contribute effectively to
alleviating the housing crisis in the Gaza Strip.

4. Evaluating the Method of Selecting the Target Group for Public Housing
Projects Implemented in the Time Period from 1994 to 2017 in Gaza
Strip.

The overall results for this part with (MS=3.72, RII=74.31%, SD=0.36)
indicate that there are several standards (criteria) that are considered by the

Palestinian government when selection the target group for the public housing
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project, while there are other criteria that have not been taken into account by the
Palestinian government. So, the Palestinian government must review, amend and
update criteria for selecting the target group and develop appropriate mechanisms to

ensure that all criteria are applied.

6.1.3 Outcomes Related to Objective Three
» The objective was: : To set out the main barriers that the government faced
in alleviating the housing crisis.

The results of the questionnaire analysis revealed that there are nine main
barriers and constraints that hinder the role of the government in solving the housing
crisis in Gaza Strip. According to the results of the statistical analysis and the values
of the index (RII), the following barriers were classified according to their relative
importance. Where the first obstacle is the most important in hindering the role of the
government in solving the housing crisis followed by the second and so on.

1. Lack of comprehensive, clear and common housing policies that combine and
coordinate housing actors in Gaza Strip.

2. Weak economic resources for the government in Gaza Strip.

3. The political division between West Bank and Gaza Strip.

4. Shortage of the construction materials availability and other products related
to housing projects and their high prices, if available.

5. The high population density in Gaza Strip and the high rate of population
growth.

6. The Israeli siege imposed on Gaza Strip.

7. The limited area of Gaza Strip and the lack of governmental residential lands.

8. Many beneficiaries of the previous public housing projects have not
committed themselves to paying their outstanding monthly installments.

9. Lack of donor interest in solving the housing crisis and not prioritizing it.

These results achieve objective three, and answere question three of this study "What

are the main barriers that the government faced in alleviating the housing crisis?".
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6.2 Recommendations

In this part, the most important recommendations, proposals and solutions to
improve the role of public housing projects and public housing policies are
presented. These recommendations are managed to achive the objectives of this
thesis. The recommendations below were drawn as a result of the research findings.
All of the following recommendations are addressed to the housing authorities in the
Palestinian National Authority, such as: the Ministry of Public Works and Housing,

the Land Authority, the Ministry of Local Government and Municipalities).

6.2.1 Recommendations to Improve the Role of Public Housing Policies and
National Strategic Plans for Housing in Solving the Housing Crisis in
Gaza Strip
The most important and the first step to be taken by the PNA, to solve the
housing crisis seriously, is to focus on improving housing policies and national
strategic plans in the field of housing. The following are the main recommendations
for improving the role of these policies and strategies in solving the housing crisis in
Gaza Strip:

1. Formulate public housing policies in Gaza Strip within the framework of
public housing policies for all of Palestine, based on the global housing
policy proposed by UN-HABITAT after an adjustment process
commensurate with the state and circumstances of the Palestinian state,
especially: political, economic and institutional circumstances. Then
announce and publish these policies.

2. Develop clear strategies to implement housing policies and develop realistic,
appropriate and effective strategic plans in partnership with all actors in the
housing sector in Gaza Strip, identifying the implementation bodies,
allocating tasks and roles appropriately and following up on an ongoing basis.

3. Amend the laws and legislations of the housing sector, which have been
issued previously and passed for more than 10 years and updated in
proportion to the latest developments on the Palestinian state and its

territories.
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10.

Establish bridges of cooperation and coordination between the MPWH in
West Bank and its extension in Gaza Strip, so that, the administrations can
unite the strategic plans in accordance with the operational plans and the land
situation in both West Bank and Gaza.

Taking advantage of similar global experiences of the Palestinian situation in
the development of policies and mechanisms to deal with the Palestinian
economic situation to address the housing problem.

Amend the condtions for housing projects funded from external donor that
do not conform to the Palestinian policies and trends to preserve the land in
Gaza Strip. Make restrictions on external donor to control the variables of the
public housing project such as: type of project, construction method, quality
of finishing and target group ... etc, these variables must follow Palestinian
trends and policies in the field of housing.

Preparing proposals for integrated housing projects in the appropriate areas of
housing in the Gaza Strip to be ready for presentation to any donor interested
in the establishment of any housing project in Gaza Strip.

Pay attention to the feasibility study of public housing projects before
selecting the type of project, this means comparing the total cost of the
project with the number of housing units it will provide. And then choose the
most effective, optimal type of housing project.

Avoid any proposed housing project on high value lands, whether nature
reserves or agricultural lands, and to benefit from these lands to the maximum
benefit, and retaining them to maintain the natural balance and preserve the
rights of future generations in those lands.

Transformation from horizontal construction to vertical construction, because
the horizontal construction needs a large area of land, as well as it needs a
wide network of services such as sewer lines, power lines, telephone lines,
streets and other services, and these services need to allocate large financial,

so it is preferable to reduce the area needed for housing construction.
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11. Ensure that housing policies encourage the private sector to invest in the
housing market, to make a reasonable profit on the one hand and help solve
the housing problem on the other.

12. Establishment of a public housing fund supervised by MPWH, working
within the revolving fund program that lend the limited-income people to
build decent housing, with an appropriate repayment period ranging from 5 to
10 years. The beneficiaries are chosen by applying the conditions, criteria and
priorities of the MPWH, with a focus on mechanisms that guarantee the
payment of monthly installments and legal dealings with those who are not
committed, in order to maintain the success and sustainability of this housing
fund, which contributes to bridging the current housing deficit on the one
hand, and meet the needs of the people of the future housing on the other.

13. Coordinate among all actors in the housing sector in Gaza Strip in a manner
that unites efforts and achieves national housing goals.

14. Coordinate with all government agencies working on housing projects in
terms of organizational and planning in Gaza Strip, according to the
mechanisms and systems of work.

15. Encourage citizens to build their own houses "self-fund " by facilitating the
procedures for land ownership and building permits and reduce taxes or
exemption, depending on the economic situation.

16. Direct studies and scientific research to study the housing crisis and to
accurately assess the housing deficit in Gaza Strip.

17. Promote plants and factories specialized in the production of building
materials, which will have a significant impact on the support of the
construction sector on the one hand, and the operation of large numbers of

labor and improve the standard of living of families on the other hand.

6.2.2 Recommendations to Improve the Social Role of Public Housing
Projects in Solving the Housing Crisis in Gaza Strip
The research results in this side are positive and desirable, urging that they

encourage beneficiaries to settle in the public housing. Thus contribute effectively to
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alleviating the housing crisis in Gaza Strip. In light of these findings, the researcher
recommends that this good and acceptable level be maintained and continuously
developed and improved in a way that keeps pace with modern technology and meets

the needs of the beneficiaries and increases the degree of their satisfaction.

6.2.3 Recommendations to Improve the Method and Criteria for Selecting
the Target Group of Public Housing Projects

1. Review, amend and update criteria for selecting the target group continuously
and develop appropriate mechanisms to ensure that all criteria are applied.

2. Participation of experts working in all institutions of housing "governmental,
semi-governmental, non-governmental, academic and researchers” in the
development and modernization of public housing standards for the selection
of the target group.

3. Focus on targeting limited-income families "the poor, low-income, middle-
income™ families in public housing projects, taking into account differences
in the level of area, finishing, luxury and cost of their public housing. This
requires the unification of the target group in the same project.

4. Identify the target group accurately from the certain public housing project,
before starting to design and implementation.

5. Diversity of public housing projects between the targeted of poor, low
income or middle income. The diversity of public housing projects between
the poor, the low-income, or the middle-income, according to the need for
each.

6. Choosing the right and most suitable type of public housing project for each
target group. It is not always necessary to choose projects for the construction
of new residential cities. It may be more appropriate for the poor to renovate
or demolish and rebuild their dilapidated houses on the same lands. Also,
lending projects to build on the land of the beneficiary may be more feasible

and suitable with middle income.
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7. Establish a clear and easy mechanism to file complaints on the results of
social research and lottery and deal with them in a serious and impartial

manner.

6.2.4 Recommendations for Improving the Method of Selecting the
Geographical Location of Public Housing Projects

1. Choosing the geographical location of the public housing project to meet the
criteria of housing sustainability, and allowing future housing expansion to
meet the housing needs of the population in the future.

2. Choosing the geographical location of the public housing project that
preserves agricultural land and natural reserves.

3. Choosing the geographical location of the public housing project so as to
preserve the health of the population and the purity of the environment
surrounding them.

4. Choosing the geographical location of some public housing projects near
slums and encroachments to improve their housing conditions and to
eliminate these illegal places.

5. Choosing the geographical location of the public housing projects to be close
to the municipalities and under their influence in order to benefit from their
Services.

6. Distributing the geographical location of the public housing projects in all
governorates of Gaza Strip, in a professional manner, and according to the

amount of need/demand/disability in each governorate.

6.2.5 Recommendations to Overcome the Most Important Obstacles and
Constraints that Hinder the Role of the PNA in Solving the Housing

Crisis in Gaza Strip
1. The results of this research found that, the most important obstacle is lack of
comprehensive, clear and common housing policies that combine and
coordinate housing actors in Gaza Strip. Therefore, we recommend that
attention be paid to the recommendations listed earlier in the paragraph of

recommendations to improve the public housing policies.
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2. Working seriously with good intentions to complete the Palestinian
reconciliation between the two parts of our country "West Bank and Gaza
Strip”, and unification of institutions because this will be reflected positively
and directly on improving the economic conditions of the government and
citizens in Gaza Strip.

3. The government should support the establishment of an effective industrial
sector, by encouraging the private sector in this field, and providing all
possible facilities for them.

4. Coordinating to make international conferences and invite senior
businessmen and internal and external donors to inform them of the
seriousness of the housing crisis in Gaza Strip, and beg them to bring funding
for the construction of public housing projects..

5. Developing community awareness programs on the seriousness of the
housing crisis and persuade them to apply the birth control idea to help in
solving the housing problem, in a coordination with relevant community
institutions such as the Ministry of Social Affairs, UNRWA, etc.

6. Involvement of the private sector and investors in public housing projects so
that investors are given facilities and features in exchange for the

implementation of the terms and criteria of the government

6.2.6 Recommendations to the MPWH to limprove the Role of EI-Sheikh
Hamad Housing Project in Contributing to Alleviation of the Housing
Crisis in Gaza Strip

The following recommendations are proposed procedures to be implemented

by the MPWH, all related to the third phase:

1. Beneficiaries of the third phase should be from a single socio-economic
category, which is the middle-income only. Because these luxury
apartments fit their socio-economic level, while does not suit the other
categories.

2. Public housing standards must be applied to all candidates who will benefit

from the third stage without exception.
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3. Establishment of mechanisms and strong contractual terms which ensure
payment of monthly installments by the beneficiaries "middle income-

category" of the third phase.

6.2.7 Further Recommended Studies
There are many possibilities for further research in this content, the following
areas are recommended for more research:

e Future researches should be required to investigate in depth the Evaluation of
the private sector role in contributing to alleviation of the housing crisis in
Gaza Strip.

e Establish mechanisms to improve the construction sector in Palestine in
general and in the Gaza Strip in particular.

e Develop a proposal for a comprehensive housing policy and realistic national
strategy plan that contribute to resolving the housing crisis over the next five
years.

e Study the current status of the strategic housing stock of land in Gaza Strip
and ways to rationalize the consumption of this stock to ensure the
sustainability of residential housing for future generations.

e Update the public housing standards to suit the current economic and social

situation in Gaza Strip.
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Appendix (A)

Criterion-Related Validity Test
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Table (C.1): Criterion related validity for the items of Exploratory questions about

the subject of the study
Pearson
Item correlation | p-value
coefficient
The problem of housing shortage is one of the most 0.76 0.000
important problems facing Gaza Strip '
The problem of the housing deficit in Gaza Strip 0.81
foreshadows a humanitarian disaster in the next few 0.000
years
The problem of housing deficit in Gaza Strip has 0.73
emerged mainly with the return of some families which 0.000
coming with the Palestinian Authority in 1994
The government has the most important role in resolving 0.73 0.000
the housing crisis compared to other sectors '
Within its annual budget, the Government allocates 0.49 0.000
adequate budget for public housing projects '
The government is actively seeking external funding to 0.57 0.000
support public housing projects in Gaza Strip '
The Government supports the development of 0.45 0.000
construction sector efficiently '

Table (C.2): Criterion related validity for the items of knowledge and awareness of

green construction

Pearson
Item correlation p-value
coefficient

Government_ policies for housing are clear, 0.43 0.000
comprehensive and regulated
Government housing policies are published and

) . ; . 0.42 0.000
easily accessible to all actors in the housing sector
Government policies for housing are mostly ideas
and views that exist in the minds of specialists and 0.68 0.000
officials of the housing sector
Govern_mgnt housing strategic plansand policies 0.49 0.000
are realistic
The Government establishes housing policies
based on the results of scientific and practical 0.48 0.000
studies and research
The government benefits from the experience of
other countries in the area of housing when 0.44 0.000
formulating housing policies and strategic plans
Government housmg policies promote equitable 0.49 0.000
access to housing
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ltem

Pearson
correlation
coefficient

p-value

Government housing policies support loans, tax
cuts or exemptions for low-income people

0.49

0.000

Housing policies review the housing legislation
and control rent increases

0.44

0.000

The government adopts housing policies that
focus on housing quality, specifications and
standards

0.42

0.000

Housing policies, plans and projects are concerned
with the feasibility study of housing projects and
choose the most appropriate project in the
preservation of public funds

0.42

0.000

Government housing policies strengthen mutual
trust between external donors and the government.

0.53

0.000

Housing policies encourage citizens to build their
homes by simplifying procedures for issuing
building permits

0.51

0.000

Housing policies encourage private investors to
invest in housing sector

0.42

0.000

The government adopts policies and plans to
coordinate and facilitate procedures for non-profit
actors working in the field of housing in Gaza
Strip

0.44

0.000

Housing policies provide effective supervision of
capital markets and the private investment sector

0.57

0.000

Government  policies  include  community
awareness programs on the seriousness of the
housing crisis and persuade themto apply the birth
control idea to help in solving the housing
problem.

0.55

0.000

The Government policy supports the community
participation in discussions and development of
proposals to resolve the housing crisis

0.49

0.000

Government housing policies take into account the
issue of sustainable housing development

0.68

0.000

The strategic housing plan is consistent with the
government's future vision to solve the housing
problem in Gaza Strip

0.63

0.000

Government policies and strategies for housing
are continuously reviewed and updated

0.58

0.000

The government appoints competent committees
to prepare, review and update government housing
policies and plans

0.52

0.000
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Pearson

Item correlation p-value
coefficient

All actors in the housing sector in Gaza Strip are 0.44 0.000
engaged in updating and revising housing policies ' '
A continuous assessment of the process of
preparing, reviewing and updating housing 0.47 0.000
policies and plans is carried out by experts, ' '
government specialists and others
The Government sets out a clear and well-known
implementation plan for the government housing 0.64 0.000
strategy
The_ executive plan m_cludeg _several housing 0.53 0.000
projects to solve the housing crisis
The plan and its projects are commensurate with

i . s 0.51 0.000
the available internal and external capabilities
The plan mclu_des spgmflc criteria for prioritizing 0.48 0.000
proposed housing projects
The plan includes clear and sufficient data of the 0.47 0.000

public projects time and cost to implement them
The results of internal and external performance
evaluation are used to develop the government 0.49 0.000
housing policies

Government  policies establish  appropriate
mechanisms to overcome housing projects

constraints imposed by donor restrictions or 0.58 0.000
conditions
The Government supports scientific research and

. . L 0.51 0.000
encourages studies related to the housing crisis
Government housing policies and laws guarantee
the settlement of beneficiaries in the public 0.65 0.000

housing and not sell, lease or use them for any
other purposes

Table (C.3): Criterion related validity for the items of the social evaluation of public
housing projects implemented in Gaza Strip in the time period from 1994 to 2017

Pearson
Item correlation p-value
coefficient
Public housing projects have achieved a high
social and cultural standard that is suitable for the 0.71 0.000
population
Public housing projects have taken into account the 0.70 0.000
customs and traditions of society ' '
Public housing projects have provided a high level 0.69 0.000
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ltem

Pearson
correlation
coefficient

p-value

of safety, tranquility and protection for the
population.

Public housing projects provided basic services to
the  population  (health, education and
infrastructure)

0.70

0.000

Public housing projects have achieved an
appropriate level of comfort and well-being for the
population through the provision of luxury services
such as garages, playgrounds, parks, green spaces,
markets, etc

0.70

0.000

Public housing projects provided housing suitable
for all segments of the population in terms of price,
payment method and payment amount

0.79

0.000

Public housing projects provided decent and
suitable housing for the population in terms of area
(apartment, rooms, hall, kitchen, bathroom) and
number of rooms.

0.79

0.000

Public housing projects provided adequate housing
for the population in terms of ventilation quality,
lighting, thermal and sound insulation, and noise
protection.

0.71

0.000

Public housing projects have provided health
facilities that have contributed to reducing the rate
of injuries and illnesses caused by poor housing in
Palestinian society.

0.72

0.000

Public housing projects have reduced the
unemployment rate in Palestinian society.

0.66

0.000

Public housing projects have positively impacted
the increase in income through the operation of
contractors, consultants, suppliers, vendors, etc.

0.62

0.000

Public housing projects have contributed to the
reduction of the crime rate in Palestinian society.

0.57

0.000

Table (C.4): Criterion related validity for the items of the evaluation of the public
housing projects geographical location implemented in the time period from 1994 to

2017 in Gaza Strip.

Pearson
Item correlation | p-value
coefficient
Public housing projects are distributed in all
governorates of Gaza Strip in a professional manner and 0.75 0.000
according to need/demand/disability in each governorate
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ltem

Pearson
correlation
coefficient

p-value

The selection of the public housing projects geographical
location is related to slums and encroachments on
government land

0.74

0.000

The possibility of future expansion is taken into account
when choosing the geographical location of public
housing projects

0.72

0.000

Technical and engineering considerations and urban
planning considerations are taken into consideration
when determining the geographical location of public
housing projects

0.71

0.000

Costs to prepare the site for construction is taken into
consideration when determining the geographical
location of public housing projects

0.76

0.000

Ease of movement and traffic of all mechanisms and
equipment required for construction are all taken into
consideration when choosing the geographical location
of public housing projects

0.70

0.000

Geographical location of public housing projects is often
chosen to be close to the municipalities and under its
influence in order to benefit from its services

0.80

0.000

Geographical location of public housing projects is often
chosen to be close to public facilities, health centers and
educational centers

0.79

0.000

The surrounding environmental and health conditions are
taken into consideration when determining the
geographical location of public housing projects

0.72

0.000

Security considerations are taken into account when
determining the geographical location of public housing
projects such as distance from risk and points of contact
with occupation

0.75

0.000

Table (C.5): Criterion related validity for the items of evaluating the method of
selecting the target group for public housing projects implemented in the time period

from 1994 to 2017 in Gaza Strip

Pearson
Item correlation p-value
coefficient
The government divides limited income citizens into
several categoriesdepending on their economic and 0.58 0.000
social situation
The Government takes into account the type of public 0.52 0.000

195

www.manaraa.com



ltem

Pearson
correlation
coefficient

p-value

housing project when selecting the appropriate target
group

The Government is concerned that the entire
population is one economic and social group in the
same project

0.34

0.003

The government takes into consideration the criterion
of the residential unit area when selecting the target

group

0.48

0.000

The Government takes into account the cost criterion
when selecting the target group

0.52

0.000

The Government takes into account the internal and
external quality standards of the public housing when
selecting the target group

0.36

0.000

The Government gives priority to public housing
projects targeting poor families

0.49

0.000

The government gives priority to public housing
projects targeting middle-income citizens

0.60

0.000

The government gives priority to public housing
projects that target citizens above average income

0.43

0.000

The government announces the registration of the
public housing project using various means and media
to ensure that the advertisement reaches all members
of the target group

0.56

0.000

The Government provides an easy and convenient
registration method that all citizens can access and
register in public housing projects

0.59

0.000

The Government establishes a reasonable and
sufficient period of time for registration in public
housing projects

0.80

0.000

The Government implements the principles of
integrity, transparency, equality and social justice in
its selectionof beneficiaries of public housing projects

0.80

0.000

The Government relies on the"Scoressystem"in
selectingthe beneficiaries of public housing projects
targeting the poor

0.73

0.000

The Government relies on the public lottery system to
select beneficiaries of public housing projects
targeting the middle-income category

0.79

0.000

The government publishes public lottery results in
magazines, newspapers and official websites

0.78

0.000

The government adopts a rigorous research system to

0.76

0.000

196

www.manaraa.com



Pearson
Item correlation p-value
coefficient
ensure that the conditions and criteria are met in
candidates to benefit from public housing projects
The government establishes a clear and easy
mechanism to file complaints on the results of social
. : . 0.38 0.001

research and lottery and deal with them in a serious
and impartial manner

Table (C.6): Criterion related validity for the items of constraints and barriers that

hinder the government's efforts in reducing the housing crisis in Gaza Strip

Pearson
Item correlation p-value
coefficient
T_he high populatlor_1 density in Gaza Strip and the 0.82 0.000
high rate of population growth
The limited area of_ Gaza Strip and the lack of 0.81 0.000
government residential land
Frequent violations of government land 0.66 0.000
Weak economic resources for the government in 0.88 0.000
Gaza Strip
The Israeli siege imposed on Gaza Strip 0.85 0.000
'Sl'g?ppolltlcal divide between West Bank and Gaza 0.86 0.000
Shortage of the construction materials availability
and other products related to housing projects and 0.85 0.000
their high prices, if available
Lack of comprehensive, clear and common
housing policies that combine and coordinate 0.95 0.000
housing actors in Gaza Strip
Lack of donor confidence in government agencies 0.56 0.000
Lack of do_no_r_lr!tere_st in solving the housing crisis 0.77 0.000
and not prioritizing it
Pollt!cal constraints of donors on financing public 0.66 0.000
housing projects
Tech_nlcal c_ondltlo_ns imposed by donors on some 0.65 0.000
public housing projects
Cultural and social values of many categories of
Gaza Strip residents regarding residence and 0.53 0.000
stability in public housing
Lack of scientific and practical expertise "human 0.42 0.000
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Pearson
Item correlation p-value
coefficient

resources” available in Gaza Strip in the field of
housing
Many beneficiaries of previous public housing
projects have not committed themselves to paying 0.90 0.000
their outstanding monthly installments
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Dear prospective respondent,
At the beginning, thank you for your cooperation and contribution to filling this
questionnaire.

Objectives of the study:

The problem of housing is one of the most important vital problems affecting the
society in various fields. This research aims to focus on evaluating the role of public
housing projects implemented in the period from 1994 to 2017 in contributing to the
mitigation of the housing crisis in Gaza Strip.

Target group:

The target group for this questionnaire is the experts, specialists and employees in
the field of housing in Gaza Strip, whether in the (governmental, semi-governmental,
international or academic) sector, and they have sufficient knowledge of the public
housing policies, through their direct or indirect participation in the public housing
projects implemented in the period from 1994 to 2017 in Gaza Strip.

Be as honest as possible in giving your responses. Do not leave any questions blank.
Tick one response that is closest to what you feel.

The information you will be providing in this questionnaire will be kept confidential
and used for academic purposes only.

Questionnaire contents:

This questionnaire is divided into eight main parts as follows:

N N N

First part: General information related to the respondent.

Second part: Exploration questions about the subject of the study.

Third part: Evaluation of the government housing strategies and policies.
Four part: Social evaluation of public housing projects.

Fifth part: Evaluation of the public housing projects geographical location.
Sixth_part: Evaluating the method of selecting the target group of public
housing projects.

Seventh part: The most important barriers and constraints that hinder the
government in alleviating the housing crisis.

Eighth part: Proposals and recommendations to improve the role of the

government and its projects in alleviating the housing crisis.
Thank you for your cooperation,

Researcher : Mohammed Hussein Lafi.
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First part: General information related to the respondent (Please check the
appropriate box)
1. Your gender:

[ ] Male [ Female

2. Age group:
[ 1 Less than 25 years [ From 25 to less than 35 years
[_1 From 35 to less than 45 years [ 1 45 years and more

3. Your educational qualification:

[ IDiploma  [_]Bachelors [ IMaster  [_]Phd
4. Your specialization:
[ 1Engineering (Civil, Architectural) [ ] Geography [ ] Sociology
[]Management [ ] Law and political [_]Other
5. Workplace:
[ ] Governmental org. [ ] Semi-governmental org.
[ International org. [] Academic / research org. [ ] Other

6. Your years of experience in housing field:
[ 1] Less than 5 years [ ] (5— Less thanl0 years)

[ 1 (10 — Less than15 years) [ 1 15 years and above

7. Number of housing projects have you participated in the time period
(from 1994 to 2017) in Gaza Strip:

[] Less than 3 projects [ 1 (3 -5 projects)
[1 More than 5 projects
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Second part: Exploratory guestions about the subject of the study:

Below are a number of exploratory questions related to the subject of the study.
Please select the answer that best suits your point of view by placing an "X" in front
of it, using the scale shown below:

Degree of Strongly . Neither Strongly
. Disagree agree nor Agree
agreement disagree . agree
disagree
Symbol 1 2 3 4 5
Degree of
No Exploratory question agreement

112|3]4]5

The problem of housing shortage is one of the most

important problems facing Gaza Strip

The problem of the housing deficit in Gaza Strip
2 | foreshadows a humanitarian disaster in the next few

years

The problem of housing deficit in Gaza Strip has
3 | emerged mainly with the return of some families

which coming with the Palestinian Authority in 1994

Palestinian government has played the most
4 | prominent role in resolving the housing crisis in Gaza

Strip when compared with other sectors

Within its annual budget, Palestinian government

allocates adequate finance for public housing projects

Palestinian government is actively seeking external
6 | funding to support public housing projects in Gaza
Strip

Palestinian government supports the development of

construction sector efficiently
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Third part: Evaluation of the government's current policies and strategies in the

field of housing in Gaza Strip:

From your perspective to what level you are agree that each of the following terms
applied by the government in Gaza Strip, using the scale shown below:

Degree Toa
of To avery Toasmall | Toamedium | Toa large very
agreeme | |imited degree degree degree degree large
nt degree
Symbol 1 2 3 4 5
Degree of
No Indicator application
112345
Government policies for housing are clear,
! comprehensive and regulated
Government housing policies are published and easily
2 accessible to all actors in the housing sector
Government policies for housing are mostly ideas and
3 | views that exist in the minds of specialists and
officials of the housing sector
Government housing strategic plans and policies are
4 realistic
The Government establishes housing policies based
5 | on the results of scientific and practical studies and
research
The government benefits from the experience of other
6 | countries in the area of housing when formulating
housing policies and strategic plans
Government housing policies promote equitable
! access to housing
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No

Indicator

Degree of
application

2

3

4|5

Government housing policies support loans, tax cuts

or exemptions for low-income people

Housing policies review the housing legislation and

control rent increases

10

The government adopts housing policies that focus on

housing quality, specifications and standards

11

Housing policies, plans and projects are concerned
with the feasibility study of housing projects and
choose the most appropriate project in the
preservation of public funds

12

Government housing policies strengthen mutual trust

between external donors and the government

13

Housing policies encourage citizens to build their
homes by simplifying procedures for issuing building

permits

14

Housing policies encourage private investors to invest

in housing sector

15

The government adopts policies and plans to
coordinate and facilitate procedures for non-profit

actors working in the field of housing in Gaza Strip

16

Housing policies provide effective supervision of

capital markets and the private investment sector

17

Government policies include community awareness
programs on the seriousness of the housing crisis and
persuade them to apply the birth control idea to help

in solving the housing problem

18

The Government policy supports the community
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No

Indicator

Degree of
application

2

3

4|5

participation in discussions and development of
proposals to resolve the housing crisis

19

Government housing policies take into account the

issue of sustainable housing development

20

The strategic housing plan is consistent with the
government's future vision to solve the housing

problem in Gaza Strip

21

Government policies and strategies for housing are

continuously reviewed and updated

22

The government appoints competent committees to
prepare, review and update government housing

policies and plans

23

All actors in the housing sector in Gaza Strip are

engaged in updating and revising housing policies

24

A continuous assessment of the process of preparing,
reviewing and updating housing policies and plans is
carried out by experts, government specialists and

others

25

The Government sets out a clear and well-known
implementation plan for the government housing

strategy

26

The executive plan includes several housing projects

to solve the housing crisis

27

The plan and its projects are commensurate with the

available internal and external capabilities

28

The plan includes specific criteria for prioritizing

proposed housing projects

206

www.manaraa.com



No

Indicator

Degree of
application

12

31415

29

The plan includes clear and sufficient data of the
public projects time and cost to implement them

30

The results of internal and external performance
evaluation are used to develop the government

housing policies

31

Government policies establish appropriate
mechanisms to overcome housing projects constraints
imposed by donor restrictions or conditions

32

The Government supports scientific research and

encourages studies related to the housing crisis

33

Government housing policies and laws guarantee the
settlement of beneficiaries in the public housing and

not sell, lease or use them for any other purposes

Fourth part: Social evaluation of public housing projects implemented in Gaza

Strip in the time period from 1994 to 2017:

In your opinion, what is the level of your satisfaction with the achievement of the
following social objectives of public housing projects implemented in Gaza Strip

under the Palestinian Authority, using the scale shown below:

Neith
Degree of Strongly . either Strongly
. Disagree | agree nor Agree
agreement disagree . agree
disagree
Symbol 1 2 3 4 5
Degree of
No Social objective agreement
112[13]4/|5

Public housing projects have achieved a high social
and cultural standards that are suitable for the
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No

Social objective

Degree of
agreement

2

3

4|5

population

Public housing projects have taken into account the

customs and traditions of society

Public housing projects have provided a high level of

safety, tranquility and protection for the population

Public housing projects provided basic services to the

population (health, education and infrastructure)

Public housing projects have achieved an appropriate
level of comfort and well-being for the population
through the provision of luxury services such as
garages, playgrounds, parks, green spaces, markets,
etc

Public housing projects provided housing suitable for
all segments of the population in terms of price,

payment method and payment amount

Public housing projects provided decent and suitable
housing for the population in terms of area
(apartment, rooms, hall, Kkitchen, bathroom) and

number of rooms

Public housing projects provided adequate housing for
the population in terms of ventilation quality, lighting,

thermal and sound insulation, and noise protection

Public housing projects have provided health facilities
that have contributed to reducing the rate of injuries
and illnesses caused by poor housing in Palestinian

society

10

Public  housing projects have reduced the
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Degree of

No Social objective agreement
11213 [4]5

unemployment rate in Palestinian society

Public housing projects have positively impacted the
11 | increase in income through the operation of

contractors, consultants, suppliers, vendors, etc

Public housing projects have contributed to the

12 : . : - .
reduction of the crime rate in Palestinian society

Fifth part: Evaluation of the geographical location for the public housing

projects implemented in the time period from 1994 to 2017 in Gaza Strip:

From your point of view, what is your satisfaction with the government's
implementation of the following geographical criteria when choosing the
geographical location of the public housing projects, using the scale shown below:

Neither
Degree of Strongly . eithe Strongly
. Disagree | agree nor Agree
agreement disagree . agree
disagree
Symbol 1 2 3 4 5
Degree of
No Geographical criterion agreement

112345

Public housing projects are distributed in all
governorates of Gaza Strip in a professional manner
and according to need/demand/disability in each

governorate

The selection of the public housing projects
2 | geographical location is related to slums and

encroachments on government land

The possibility of future expansion is taken into

account when choosing the geographical location of
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public housing projects

Technical and engineering considerations and urban
planning considerations are taken into consideration
when determining the geographical location of

public housing projects

Costs to prepare the site for construction is taken
into  consideration  when  determining  the

geographical location of public housing projects

Ease of movement and traffic of all mechanisms
and equipment required for construction are all
taken into consideration when choosing the

geographical location of public housing projects

Geographical location of public housing projects is
often chosen to be close to the municipalities and
under its influence in order to benefit from its

services

Geographical location of public housing projects is
often chosen to be close to public facilities, health

centers and educational centers

The surrounding environmental and health
conditions are taken into consideration when
determining the geographical location of public

housing projects

10

Security considerations are taken into account when
determining the geographical location of public
housing projects such as distance from risk and

points of contact with occupation
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Sixth part: Evaluating the method of selecting the target group for public

housing projects implemented in the time period from 1994 to 2017 in Gaza

Strip:
In your opinion, what is your level of satisfaction with the government's
implementation of the following criteria when choosing the target group of the public
housing project, according to the scale shown below:

Degree of | To a very | To asmall To . aro aj o a very
agreement | limited degree | degree medium large large
degree degree degree
Symbol 1 2 3 4 5
Degree of
No Standard application
213|415
The government divides limited income citizens into
1 | several categories depending on their economic and
social situation
The Government takes into account the type of public
2 | housing project when selecting the appropriate target
group
The Government is concerned that the entire
3 | beneficiaries are from one economic and social group
in the same project
The government takes into consideration the criterion
4 | of the residential unit area when selecting the target
group
The Government takes into account the cost criterion
> when selecting the target group
The Government takes into account the internal and
6 | external quality standards of the public housing when
selecting the target group
7 | The Government gives priority to public housing
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No

Standard

Degree of
application

2

3

4|5

projects targeting poor families

The government gives priority to public housing

projects targeting middle-income citizens

The government gives priority to public housing

projects that target citizens above average income

10

The government announces the registration of the
public housing project using various means and media
to ensure that the advertisement reaches all members

of the target group

11

The Government provides an easy and convenient
registration method that all citizens can access and
register in public housing projects

12

The Government establishes a reasonable and
sufficient period of time for registration in public

housing projects

13

The Government implements the principles of
integrity, transparency, equality and social justice in

its selection of beneficiaries of public housing projects

14

The Government relies on the "Scores system" in
selecting the beneficiaries of public housing projects

targeting the poor

15

The Government relies on the public lottery system to
select beneficiaries of public housing projects

targeting the middle income category

16

The government publishes public lottery results in

magazines, newspapers and official websites

17

The government adopts a rigorous research system to
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Degree of

No Standard application
112345

ensure that the conditions and criteria are met in

candidates to benefit from public housing projects

The government establishes a clear and easy

mechanism to file complaints on the results of social

18 . . .
research and lottery and deal with them in a serious

and impartial manner

Seventh part: Constraints and barriers that hinder the government's efforts in

reducing the housing crisis in Gaza Strip::

In your opinion, what is the impact of each of the following factors on the
government's obstruction in solving the housing crisis in Gaza Strip, according to the
scale shown below:

Ver
Degree of | Veryweak | Weak Medium Strongly , ):
stron
agreement affect affect affect affect d
affect
Symbol 1 2 3 4 5

Degree of affect
No Factor ' Barrier or Constraint™

1112|3415

The high population density in Gaza Strip and the
high rate of population growth

The limited area of Gaza Strip and the lack of

government residential land

3 | Frequent infringements on the governmental lands.

Weak economic resources for the government in Gaza
Strip

5 | The Israeli siege imposed on Gaza Strip
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Degree of affect

No Factor " Barrier or Constraint™
112(3]4/|5

The political division between West Bank and Gaza
0 Strip

Shortage of the construction materials availability and
7 | other products related to housing projects and their

high prices, if available

Lack of comprehensive, clear and common housing
8 | policies that combine and coordinate housing actors in

Gaza Strip
9 | Lack of donor confidence in government agencies

Lack of donor interest in solving the housing crisis
10 and not prioritizing it

Political constraints of donors on financing public
1 housing projects

Technical conditions imposed by donors on some
12 public housing projects

Cultural and social values of many categories of Gaza
13 | Strip residents regarding residence and stability in

public housing

Lack of scientific and practical expertise "human
14 | resources™ available in Gaza Strip in the field of

housing

Many beneficiaries of the previous public housing
15 | projects have not committed themselves to paying

their outstanding monthly installments
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Eighth part: Proposals and recommendations to improve the government role

in alleviating the housing crisis in Gaza Strip:

From your experience in the field of housing, what are the most important
recommendations and solutions that you think are appropriate, realistic, feasible and
within the field of this study to improve and enhance the role of the government in
alleviating the housing crisis in Gaza Strip?

Thank you for your participation ,,,
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Appendix (C)

The questionnaire (Arabic)
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