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The Beirut port blast exposed the depth of the problems that plague Lebanon’s housing
sector. While the task of repairing an estimated 70,000 houses' may have seemed
daunting to the local and international organizations that took up the challenge of urban
recovery in Beirut and its immediate suburbs in August 2020, it was rapidly evident that
the challenge was even more sizable. First, actors who intervened to repair the damage
caused by the blast were struck by the decades-old decay of a substantial section of the
Beirut housing stock. Neglected, sometimes abandoned, and poorly serviced, the
housing stock in numerous neighborhoods of Beirut and its suburbs had visibly endured
more than the port explosion.

The inadequacy of tenure arrangements was another exacerbating factor to housing
vulnerability. Given that landlord/tenant agreements are frequently informal, they
often lead to conflicts and sometimes evictions. Sources of tension overlap, as the
parties frequently disagree on the responsibility for repair, the entitlement to post-blast
compensations, and, more generally, the respective duties and responsibilities of the
parties vis-a-vis each other. Those among tenants who suffer from the compounded
effects of their individual vulnerability, given widespread discrimination along gender,
nationality, or residency status, for example, find their ability to negotiate better rental
conditions severely undermined. They consequently typically dwell in more precarious
conditions.

In addition, the Beirut port blast made visible the inadequacy of urban governance
structures in Lebanon, including (but not only) those entrusted with the provision of
housing and post-blast recovery. Delays in setting-up an emergency response or a post-
disaster recovery framework were compounded by a weak and dysfunctional
framework set-up by Law 194.2 Even when they were immediately concerned (e.q.,
housing agency, municipality), many public agencies failed to play an effective role.
They instead delegated the coordination tasks to the humanitarian body and the

TOCHA, 14.08.2020. “Lebanon 2020 Flash Appeal”

Retrieved from:
https://reliefweb.int/sites/reliefweb.int/files/resources/Lebanon%20Flash%20Appeal%20FINAL %201
4%20Aug%202020.pdf

2 Law 194 is the requlatory framework passed on September 30, 2020 by Lebanon’s parliament to
organize the post-Beirut blast recovery and protect households affected by this blast.
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Lebanese Army's emergency room, while actual repair works were conducted by NGOs,
INGOs, and grassroots organizations.

As a result, one year after the Beirut port blast, less than a third of residents had
returned,® and the pace of return remains slow at the time of the drafting of this report.
Meanwhile, attention has shifted from the immediate damage repair to a wider
investigation of the factors that have undermined affordable urban shelter provision in
Lebanon since the end of the Lebanese civil war in 1990. Rather than understanding
damage repair as a temporary and targeted intervention that would reverse the
immediate effects of the port blast, it has become necessary to locate ongoing post-
disaster works within a larger understanding of the trends that have produced the
inequitable urbanization of the past decade.

Fingers are first pointed towards Lebanon’s land and housing agencies that have played
a limited role in securing housing provision or supporting the infrastructure of inclusive
urbanization. However, a proper investigation of Lebanon’s housing eco-system needs
to go beyond profiling housing institutions and policies. On the one hand, almost all
building-development in the country is produced by the private sector. On the other
hand, Lebanon’'s housing policies are typically the outcome of policymaking conducted
in other sectors of the national economy. Thus, financial and property policies
introduced in the post-civil war period to attract foreign investments into the country
have sharply influenced the cost of land and housing. In addition, policymakers failed to
address some of the lingering challenges of the war period, including the deteriorating
housing stock, impoverishment brought about by displacement, and a poorly adjusted
rent control regulation that has pitted hundreds of tenants and landlords against each
other for three decades. In practice, much of the housing market is either liberalized or
poorly regulated, and its access is organized through arrays of informal arrangements
and temporary adjustments. While such arrangements create the possibility of shelter
in the absence of better alternatives, they confine lower-income-groups to inadequate
housing conditions.

Conversely, much of the burden of home repair has fallen on the residents themselves.
Supported by the non-profit sector, local and international non-governmental
organizations, households have managed the repair of their homes. In some cases,
INGOs and NGOs have primarily taken charge of urban blocks that were repaired
through a comprehensive building level strategy. However, in most cases, households
have had to navigate the complicated landscape of damage assessment, relief, aid,
compensation eligibility, and permitting when needed. They have also had to stitch
together strategies that combine hired labor, self-help, and reliance on NGOs/INGOs to

3 Care International. 29.07.2021, “One Year After Beirut Explosion and Lebanon Faces Economic
Implosion”. Retrieved from: https://www.care-international.org
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recover (at least partially) the livability of their homes. Some have also had to
renegotiate rental contracts, temporary arrangements with landlords, and other legal
steps that secure their shelter protection. Such arrangements were rife with
inequalities, particularly given the absence of a public regulator, the unequal
capabilities of NGOs who took charge of the recovery process, and pre-existing
inequalities among households themselves.

This research seeks to locate the current post-disaster repairs of the housing sector
within an understanding of the housing ecosystem in Lebanon and its effects on
recovery. The main focus of the research is to unravel the strategies that vulnerable
households have set in place to secure the “recovery” of their homes following the
Beirut port blast and other overlapping crises. The research further seeks to locate
these strategies in relation to the frameworks of housing policymaking and post
disaster in Lebanon, in order to inform future programs that aim to improve the
functioning of the housing ecosystem in the country.

Accordingly, the research seeks, first, to provide a general overview of the institutional
and requlatory frameworks organizing Lebanon’s land, property, and housing sectors.
It does so by mapping the public actors and institutions managing the production of
housing (e.g., access to land, permitting, design, financing) in the country. Through this
mapping, the research identifies institutions whose decisions directly affect access to
housing —even if these institutions do not immediately target housing. The research
further locates this institutional framework in relation to post-disaster recovery,
showing the interactions between agencies in the current context.

Within this first part, the research also maps the regulations that affect the housing
sector in the country. The research specifically focuses on the "housing policies”
deployed over the past 50 years to respond to low-income city dwellers’ needs. These
include: (i) the direct provision of affordable shelter, (ii) the regulation of the rental
sector, (iii) the disbursement of mortgages, and (iv) responses to informal settlements.
Second, the research looks at the processes of post disaster recovery of the Beirut port
blast. It does so by delving into specific cases where individual households affected by
the Beirut port blast areas have stitched multiple repair and recovery strategies in the
past months. The research (a) maps the main challenges facing residential households
seeking to collect compensation and/or repair homes. It covers the successive steps
through which these households seek information, financing, permitting, materials,
repair work, and tenure security. The research also (b) documents the coping
mechanisms and the strategies they deploy to circumvent these difficulties, paying
close attention to the multiple profiles and vulnerabilities (e.qg., refugees, migrant
workers, women-headed households). In doing so, the research seeks to link the above
policy-level problems that it investigates in relation to specific case studies in Beirut.
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The report is divided into two main parts. Section 2 reviews the framework of housing
policy in Lebanon. Section 3 reports on the post-blast recovery, as taken from the
dwellers' perspective, and it investigates the level of control they were empowered to

retain in the repair process. Sections 4 and 5 concludes briefly by summarizing findings
and proposing recommendations.
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The first section of the report briefly reviews five dimensions of Lebanon’s housing
policymaking to locate the post-disaster shelter repairs in the context of public
policymaking. In doing so, it highlights a bias in public policymaking that prioritizes the
role of land and housing as investments over their role in shelter provision (Figure 1).

Figurd: Skyscrapers dominating the skyline of the city, October 2019. Photo: Abir Zaatari.
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To portray the housing policy framework, the research team assembled studies,
decisions, requlations, and projects that generate the public framework affecting
housing acquisition for low-income city dwellers in Lebanon. Four main channels of
housing acquisition were identified: (i) Public Housing, (ii) Rent, (iii) Informal
Settlements, and (iv) Mortgages. By tracing these policies, the aim was to show the
impact of public policymaking on the processes of housing acquisition available to low-
income city dwellers. It is noteworthy that these mapped regulations, projects, and
decisions were not conceived within a common framework or engineered specifically
under the housing policy banner. Instead, researchers stitched decisions that had a
substantial incidence on the use/exchange value of housing.

To understand the organization of the housing sector, researchers next analyzed the
above mappings to respond to the following questions:

- What are the institutions that issue and/or manage these requlations? How were
they assembled to elucidate decision-making frameworks?

- When does policy change happen? Is it influenced by popular mobilization?
Large-scale crises? The recommendations of international organizations and
experts?

- How do various policy interventions conceive housing? More specifically, how
do they balance between the exchange and use values of housing?

The Lebanese constitution enshrines the right to housing through law (58/1965), which
recognizes public agencies as responsible for facilitating access to housing for low and
middle-income nationals. However, the consequent implications of that responsibility in
facilitating housing affordability are not reflected in the institutional and regulatory set-
ups operating on the ground in post-war Lebanon. Indeed, there is no champion for
housing in today's Lebanon. Instead, as shown in the mapping (Figures 2-4), influential
agencies capable of influencing the housing framework have tended to value the
investment potential of land, even when it came at the expense of the right to housing.
Who are the public agencies officially entrusted with enacting the right to housing? The
organization of the housing sector is currently delegated to the Public Housing
Corporation. In addition, municipalities are mandated to respond to the need for
affordable housing. Both agencies are weakened public actors with limited prerogatives
and powers — in practice, if not by law. Aside from these two agencies, numerous other
actors influence processes of housing acquisition in Lebanon (Figure 3).

Two types of actors and institutions influencing the housing sector in Lebanon were
mapped. These are: (i) public institutions that directly regulate housing and its
production and (ii) institutions who directly and significantly influence the production
and exchange of housing. The mapping accounted for a total of 35 agencies that were
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organized along a spectrum of influence and commitment to the right to housing (Figure
2).

On the legislative front, the Lebanese parliament is tasked with ratifying laws proposed
by parliamentary committees, members of parliament, or government cabinet
ministers. None of these bodies considers housing a priority. Furthermore, there are no
parliamentary committees dedicated to housing. Instead, housing-related legislative
matters have fallen on the Committee for Human Rights4, which does not include a
housing specialist.

Moreover, housing has been excluded from the executive body since the dissolution of
the Ministry of Housing in the year 2000, shifting the weight of the housing question in
the cabinet to the overburdened Ministry of Social Affairs. Conversely, local authorities
(Municipalities) have provisions empowering them to intervene in the housing sector.
Still, their prerogatives are subdued to too many red tapes, and they often lack the
financial capabilities (and will) to intervene in the sector>. In the absence of a Ministry
of Housing, the Public Corporation for Housing (PCH) reports to the Ministry of Social
Affairs (law 539/1996). The Agency lacks the necessary political clout, financial
independence, or executive decision-making needed to intervene effectively in the
housing sector. Since its establishment as a corporation in 1996 (in lieu of an agency),
the PCH has only focused on providing affordable housing loans that it disburses in
partnership with private banks.6

Looking at the institutional framework, one notices a palette of relief agencies and
crisis-response organizations historically established for temporary housing relief.
Some of these agencies have directly provided housing, as in the refugee fund in the
post-civil war context or Taamir in the post-1959 earthquake. These agencies
nonetheless operated only in narrow windows of post-disaster responses after which
their role was consistently placed on hold (see Section 2.4.2. for more details).

Over the years, the only noticeable efforts in direct housing provision have been sparse
interventions typically conducted by religious actors who have built (modestly) housing
targeting exclusively members of their religious communities. These provisions fail to
meet the rising needs of the population, while they also reinforce religious divides and

4 More on Human Rights Committee here: https://www.Ip.gov.lb/ViewContentRecords.aspx?id=39

5 Research mapping the growth machine in Beirut showed that many members of the municipality are
either closely connected to real estate developers or are heavily involved in the real estate
development sector. Through relying heavily on the permit fees as a main source of municipal
revenues, municipalities shifted towards incentivizing real estate development at the expense of other
productive sectors of the economy.

& Mhanna, M. (2019). “What Housing Policies in Lebanon?” Legal Agenda. Retrieved: https://legal-
agenda.com
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affiliations since they allocate housing on the basis of religious affiliations, not
citizenship rights.

This institutional set-up implies that housing acquisition in Lebanon is happening
primarily through the market, either through direct acquisition or through rental
arrangements. As fully-fledged later in this report, the rental sector has been
increasingly liberalized and deregulated. Furthermore, most tenants rent in informal
conditions without written agreements and/or registered contracts, which places the
organization of their transactions outside the scope of our institutional mapping.

A visible and aggressive role on the institutional map of the housing sector is played by
banks and private developers. Over the past three decades, these sectors have
benefited from powerful incentives that encouraged them to invest in real estate and
enhance the value of land as an asset (Figure 5). Thus, property laws and urban and
building regulations were redesigned to render investments in land attractive and
channel direct foreign investments to Lebanon's real-estate sector. Central Bank
subsidies incentivized banks to extend generous loans to building developers. At the
same time, vacant properties were exempted from the property and municipal taxes,
and changes in the requlatory and property frameworks intensified development ratios
exponentially.” During this period, regulations were also changed to facilitate access to
property for foreigners8, while zoning and building laws intensified consistently building
development.® Conversely, the housing sector became vulnerable to market trends, and
shelter affordability was sidelined. The combination of these policies has turned
Lebanon's cities, mainly Beirut, into a massive redevelopment site.1%In this context, the
PCH's role as the leading housing agency has been reduced since 1999 to the provision
of long-term subsidized housing loans to low- and middle-income households, which
excludes a large portion of more vulnerable populations!! and limits housing access
channels to property acquisition through the market.1213

7 For more, see the Beirut Built Environment Database at:
https://www.beiruturbanlab.com/en/Details/561/built-environment-database

8 Law 296/2001reduced property taxation for eligible non-Lebanese purchasers (from 11% to 6%) and
reduced the restrictions it had placed on non-Lebanese buyers to purchase land.

9 Law 646/2004 increased allowable built-up area by around 25%

10 According to the Beirut Built Environment Database surveys, more than 10% of Beirut's stock was
redeveloped between 2002 and 2012

" Eligibility de-facto excludes urban majorities since it requires a Lebanese nationality as well as a
minimum income well above the means of at least 70% of the population.

2 The recent turn in the Lebanese economy has prompted the PCH to stop giving out new loans to the
public since 2018. To date, its only response to the crisis has been putting out a proposal for a housing
policy to mitigate the crisis without including structural changes and sustainable strategies on how the
housing sector operates. This proposal remains unratified by parliament to date.

13 Housing loans have also been disbursed by the Housing Bank. In the post-civil war era, the Housing
Bank was largely privatized, with only 20% of its shares remaining publicly held.
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Furthermore, the planning doctrine is heavily organized around the concept of property
as an economic asset. Planning agencies were weakened in the past decades while
building developer-led expansion became the norm as more facilities of investment and
fewer restrictions were introduced (e.g., increase in exploitation factors, absence of
taxation on vacancy or speculation, not levying the betterment tax). Governmental
agencies and institutions that requlate land and organize property have been reduced
to administratively tracking ownership and regulating transactions (e.g., Land Registry,
DGA, DGU, Directorate General of Cooperatives, and municipalities). Thus, the increased
formalization of land and property and the absence of planning-led interventions have
served to enshrine property as an economic asset whose exchange value trumps its
value as shelter.

91



Formal Decision Making and Involvement in the Housing Sector
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Figur@: Formal Decision Making and Involvement in the Housing Sector
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Actual Decision Making and Involvement in the Housing Sector
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Figur&: Active Decision Making and Involvement in the Housing Sector
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The Use/Exchange Values of Housing in Lebanon’s Regulatory Framework
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However, this economic asset is often inaccessible to a population increasingly
suffering from unemployment, precarious legal status, and poverty. As a result,
informal arrangements (e.g., squatting, informal rent, communal living) are the only
means of securing housing for a large portion of the population, and a significant
portion of housing arrangements operates outside the state and its institutions. The
state's inability —or reluctance— to expand the portfolio of housing acquisition
channels excludes a significant percentage of dwellers from formalizing housing
arrangements and therefore attaining shelter security. It also generates a data-poor
environment where information is scarce, therefore jeopardizing service provision,
equitable taxation, and, more generally, the formulation of informed housing strategies.
In sum, the institutional framework that requlates housing affordability is weak and
disintegrating. Multiple public agencies operate in isolation from each other, without
explicit consideration of the impacts of their interventions on housing strategies. Yet,
it seems that the policies put forth by these actors have mostly served to perpetuate
the intensification of market forces in the housing sector. In this context, the PCH, which
is effectively the only national housing agency with the mandate to act as an
overarching public body capable of strategizing and designing an equitable housing
policy, is subdued or sidelined. Furthermore, its powers and authorities are limited
compared to the influential banking sector and other vested interests in real estate. To
date, the burden of the housing mission has fallen on multiple advocacy groups, political
activists, and community organizations that regularly sound the alarm about the
housing crisis but have little recourse to address it.

These trends are clearly visible in Figure 2, Figure 3, and Figure 4, which mapped the
institutional set-up and visualized the positions of various actors in relation to their
endorsement of the right to housing or the priority of real-estate investment. Figure 2
proposes an institutional map classifying actors visually along two axes: the official
decision-making authority (vertical) and the championing of housing as a right
(horizontal). To show the dissonance between the official and effective roles of various
agencies, Figure 3 reproduces the institutional map but shades in gray all inactive or
canceled institutions. Figure 3 shows powerfully the disinterest of public actors in the
housing question. Figure 4 attempts a classification of all the laws and regulations later
fleshed out in this study and affecting access to shelter (through rent, squatting,
buying) along both chronological (hence historical) trends and the respective weight
they give to the use and exchange values of land. The figure shows a heavy shift towards
the right (or the value of land/housing as assets) in the post-civil war era, which is
marked by the location of the central axis.

14 For methodology of evaluation and full list of regulations please refer to Annex 02
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2.4.7. Rental

Rent is the primary channel through which Lebanese households access housing in
urban areas. In 1970, rent was the preferred mode of housing acquisition for the
majority of urban dwellers. Hence, about 77% of Beirut's households accessed housing
through rent.'® This percentage measures formal rent at the date, those recorded in
official records. Since then, and owing to a deficient regulatory framework, numerous
changes have occurred, with the percentage of official rent dropping. Conversely,
informal rent has considerably increased, and the formal housing market has shifted
towards homeownership, as shown in Section 2.4.3.

The reqgulatory framework that organizes Lebanon’s housing rental sector dates back
to the French Mandate period (1932). Folded within Chapter 4 of the Contracts and
Obligations Law, the framework defines the relations of two transacting parties,
landlords and tenants, within the prerogatives of the contractual freedom that it
upholds. The law only accounts minimally for the unique nature of housing and the
potential protections needed to uphold the right to shelter (e.g., restrictions on
evictions). This framework remains largely in the spirit of current rental requlations that
limit protections to tenants to minimal restrictions (e.g., contract duration).

Housing protections were primarily the result of moments of exception that triggered
special protections. As of 1936, a series of unfolding crises (Figure 6 & Figure 7)
triggered restrictions on contractual agreements, extending exceptionally rental
contracts and periodically freezing rent increases without nonetheless revising the free
market framework in which new agreements were developed. They amounted to
undeclared rent control. The situation remained unchanged until 1992 when Law 159/92
and Law 160/92" were introduced, bringing in a two-tier requlatory approach: On the

5 Refer to Figure 4 for an overall historical reading and assessment of housing requlations

16 Sadik, R. 1996. “Nation Building and Housing Policy: A Comparative Analysis of Urban Housing
Development in Kuwait, Jordan, and Lebanon.”

Unpublished doctoral dissertation, Department of City and Regional Planning. University of California at
Berkeley, Berkeley.

17 Article 15/92 liberalized all leases signed after July 1992 while Article 160/92 kept those signed
before July 1992 under rent reqgulation creating a dual rental market.
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one hand, Law 159/92 introduced an amendment to Article 543 of the Contract and
Obligation Law stipulating that all new rental agreements were liberalized with only
constraints on the duration of the contract (3 years).® On the other hand, Law 160/92
granted “exceptional” protection to pre-1992 contractual agreements that prevented
evictions and maintained rents to substantially lower than market value. Between 1992
and 2014, exceptional protections were extended seven times with the premise that a
new rental policy is underway, with periods of legal limbo in which landlords and tenants
fought over apartments in legal courts. These exceptional protections, it is noteworthy,
responded to popular protests and the organization of tenants rather than a well-
targeted need assessment. They hence operated in an environment of tenants’
mobilization with no evidence of the actual number of protected units, the vulnerability
of households protected, and/or their relative wealth vis-a-vis landlords.

The effects of the rent control on the right to housing were consequently mitigated. On
the one hand, the de-facto rent control undeniably protected numerous vulnerable
households, many of them elderly, from eviction or displacement. On the other hand,
the de-facto rent control is often blamed for widening the rent gap, generating huge
tensions between tenants mobilized to protect their right to housing and landlords
eager to benefit from the real-estate booms. Consequently, tenants lived in the
constant threat of eviction, and landlords deliberately left their property run down or
took tenants to court, effectively resolving rent control as a matter of private property
dispute between two parties rather than a framework of housing policymaking. The
threat of eviction for tenants further mounted when, in 2014, a new rental law was
passed to suspend all rental protections within a timeline of 9 years. Repelled initially,
the revised rental law was eventually passed in 2017, committing to raise rents annually
and place all rents by 2026 under the liberalized 1992 law. Since then, none of the
intermediate measures introduced by the 2017 law were effectively implemented,
including the special fund introduced to manage the intermediary period. It was also
through an exception that the post-blast requlatory framework approached tenants in
the aftermath of the August 4th explosion. Indeed, Law 194/2020 placed an exceptional
hold on evictions that extended over a full year after the blast and required landlords
to keep rental rates fixed for that period. The effectiveness of this exception in
protecting residents has been relatively low, given the high levels of informality in rental
arrangement (especially when compared to the pre-1992 contracts). The exception has
also now expired, and a legal proposal to renew it was not approved.

18 Even with the devaluation of the currency as of the 1980s, the rental value remained fixed, which
means that landlords’ revenues became insignificant.
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Several surveys of the contractual modalities of rental agreements in Lebanon’s cities
indicated that they take one of four forms: (i) Pre-1992 protected contracts, due to
expire in 2026, (ii) Officially registered contracts, (iii) Unrecorded contracts, and (iv)
Informal arrangements.’® The majority of tenants occupy their units informally, which
means they have either not recorded the rental contract or rented units that are not
eligible for tenancy (e.g., sublets a unit under old rent control). Parties typically rely on
oral contracts and/or informal arrangements. While lawyers argue that such
arrangements are legally valid, they evidently provide lower protection to tenants that
fail to provide sufficient tenure security, particularly in the current financial melt-down
and post-disaster recovery. 29 Thus, numerous vulnerable residents in the
neighborhoods affected by the port explosion reported being evicted in the blast's
aftermath, as landlords sought to collect compensations themselves. Others were
evicted after repairs were conducted, once landlords found it possible to rent out units
to higher-paying tenants. Conversely, wary of a possible new rental protection that
would strip them from profits they expect to reap from their properties, numerous
landlords are reluctant to rent their units and strictly opposed to any registration.
Others also rent out exclusively to vulnerable population groups (e.g., migrant workers,
refugees) that they expect to evict whenever they find it adequate, without respecting
the legal process.

9 Fawaz, M. Zaatari, A Mneimneh, S. Hamdar, L. & Alleik, F. (2021). Housing, Land, and Property in areas
affected by Beirut Port Blast. Norwegian Refugee Council.

NRC & Save the Children, (2014). Evictions in Beirut and Mount Lebanon: rates and reasons.

Fawaz, M., Saghiyeh, N., & Nammour, K. (2014). Housing, Land & Property Issues in Lebanon: Implication
of the Syrian Refugee Crisis. Beirut: United Nations Human Settlements Program.

20 Legal Agenda & Public Works Studio (2021). A Legal Guide on Reconstruction and Compensations in
Blast affected areas.
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2.4.2. Public Housing

Lebanon counts only a few examples of direct subsidized provision of affordable
housing, and these examples mostly provide textbook models of the failure of public
sector interventions. Even in the heydays of the modern nation-state, when numerous
foreign missions were invited to advise the national government on development
strategies, very few recommendations were translated into actual development.
Instead, most decisions to build housing (before and after the post-civil war) were
caught up in a political quagmire. Additional large-scale subsidized housing projects
were built by religious or political organizations, including the Municipality of Bourj
Hammoud, who worked in partnership with Armenian religious national institutions. All
state-built housing projects are partially squatted, poorly maintained, and they all lack
basic amenities and management structures. Projects initiated by religious
organizations are in unequal conditions, some are well built and maintained but others
suffer from poor conditions.?’

Aside from housing built for Lebanese Army officials, almost all direct public
interventions in housing provision were initiated in the aftermath of large-scale crises,
as in the post-1956 earthquake or the end of the Lebanese civil war. Thus, Taamir, the
agency entrusted with the post-earthquake recovery in the late 1950s built a minimal
number of housing units. Its best-known project is located in the vicinities of the city of
Saida (South Lebanon), in the outskirts of the Palestinian Refugee Camp of Ain el
Helweh. The project was squatted before completion in the early 1960s. To date, the
project stands with conflicting property claims, illegal additions, and dilapidated
conditions. A recent intervention from an MP in the region has sought to reqularize the
project and transfer property to occupants in an effort to generate ownership over the
project and contain the threat of extremist violence attached to the area. The project
remains on hold. Furthermore, the Taamir was dissolved in 1977, and its properties were
transferred to the Housing agency and subsequently to the Public Corporation for
Housing, the post-war established housing agency. Conversely, the Displacement Fund

2'In the areas affected by the blast stands a partially damaged municipal housing complex built by the
Armenian municipality of the neighborhood. A remnant of the 1960s, this public project once housed
Lebanese-Armenian refugees in livable conditions. The project was well-maintained until the passage of
a highway through the neighborhood in the mid-1990s, which led to the demolition of half of its units,
leaving the remaining building structures in poor conditions.
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built a single large-scale project in North Lebanon, within the city of Tripoli. Similar to
Saida, the project was partially squatted before completion, and it stands today in
deplorable state, although a substantial number of residents have paid for their units
and invested in their improvements.

Despite the difficult conditions, many residents of large-scale housing complexes are
mobilized and looking to play an active role in improving the residential spaces in which
they dwell. In Taamir (Saida) and Qobbeh (Tripoli), residents are mobilized to play a
positive role. In Taamir, residents have responded positively to the above mentioned
initiative to extend freehold titles and sought to complement it with an upgrading
intervention.22 As for the residents of the Qobbeh public project in Tripoli, they too are
mobilized since 2017 in a campaign to

regularize their complex and improve its

maintenance. It is noteworthy that both

buildings are caught in legal limbo, with

complex conditions and needing interventions

to clarify ownership and introduce building

management options and upgrading. A main

bottleneck is the weak capacity of the public

housing agency.

Figur®: View of the AL Qobbeh Housing $uajeet. Al Modon Figur8: CurrenBituation of tBeciaH ousinBrototyp
Newspap@hesis Abdel Samad) in TaamiiSource: MUThesis Valerie Kassem.

22 UNDP is currently undergoing rehabilitation works of building in Taamir
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