Promoting sustainable urban development in the Pa&inian
cities — A framework for physical development

Abstract

The Palestinian occupied territory encounters am@rable challenges characterized by
high population growth rates, scarcity of land, amoid urbanization. Due to the politi-
cal instability in the country and the absenceroé#ective Palestinian planning institu-
tion, urban development and expansion in the Raiastcities did not follow percep-
tive planning schemes, which led to a number oflmts in the structure of cities and
adversely affected land use, provision of urbawises, and the quality of the living
environment.

This research explores the options for future urd@relopment of the Palestinian cit-
ies following the concept of sustainable urban ghow promotes visions and prospects
aimed at fulfilling the needs of the people whitnserving the scarce land and limited
natural resources. The notion of a more sustainabien development in the Palestinian
Territories is promoted through adopting new phglsievelopment patterns.

Conceptually, this study aims at exploring the lgmgjes and potentials needed for
defining sustainable development in the Palestic@amtext. Accordingly, several key
aspects which steer the physical development iescibwards the path of sustainability
were investigated together with the conditions eeglirements needed to change the
common perception of the built environment and tama more sustainable urban
development. Through introducing a new visionary wathinking about the Palestin-
ian urban environment, this research seeks to eledbaew concepts that help to con-
serve the land in order to promote a better liangironment for the present and future
generations.

Both theoretical and empirical analysis were corabito guide the methodological
approach for tackling the research problem. The cdRamallah was analysed high-
lighting the context, problems, driving forces, gratials and challenges facing Palestin-
ian cities in general, and Ramallah City in pafacuA scenario approach was used to
describe a sustainable future and outline the mbgnghich change can take place to
achieve the challenging targets.

The outcome of this dissertation is portrayed e ftirm of conceptual proposals sug-
gesting compactness, mixed land use, efficientipatainsportation, and enhanced green
structure as guidelines for sustainable physicaeld@ment in Palestinian cities. More-
over, this study recommends general strategiesidimg the restructuring of the Palestin-
lan planning institutions, developing a nationatainable development strategy, modify-
ing planning policies, and adapting an integratieshiong approach, as a basis for pro-
moting and implementing a more sustainable urba&eldpment in Palestine.

Key words: Palestinian cities, sustainable urbawmeldpment, rapid urbanization,
physical development, future scenarios.
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Preface

The idea behind this study emanates from one faqiegtion: what will be the shape of
the Palestinian cities in the future? This quesstarted floating in my mind as | was
observing the rapid transformations and changesirong in the Palestinian cities,
where the old images from childhood time had becdis®rted, and new, unappealing
pictures of the cities today had replaced thenthénlast few years, the physical charac-
teristics and the urban structure of the Palestinides have changed dramatically due
to the rapid and uncontrolled urbanization. Manividg factors are influencing the
development process in the Palestinian citiesgastig these dramatic changes — and
most probably will continue to affect the developrmnef the cities in the future.

In 2001, | attended a summer course in Boston atugthinable development organ-
ized by the University of the Middle East (UME).i$hwas an important event to start
me looking at development issues from a differemspective, and this was the moment
when the initial thoughts and ideas came to me tat@unecting the sustainable devel-
opment concept to the changes and developmentweiRdlestinian cities, which was
subsequently to be formulated into the theme af tbsearch.

The concepts of sustainable urban development asthisable cities have been
broadly discussed in the literature, with many eplas and experiences from the de-
veloped and developing world. However, these caiscaye still new for the Palestinian
cities, and only very few pieces of research hawuehed on aspects of these concepts.
Therefore, this study brings together a good deakw thinking, and provides a practi-
cal model for linking strategy to action, and preg® an alternative approach based on
sustainable development to steer the future phlysieeelopments in the Palestinian
cities. This study provides both a vision — an aigiag framework — and a set of prac-
tical approaches.

Conducting this research was a thorny undertakewabse of the complexity of the
Palestinian context. The scarcity of scientific e@g and relevant data discussing the
related themes of the research, in addition toptiigical constraints — which hindered
the free movement and accessibility to differeetaarand sources — have striven to find
a way to overcome these obstacles. The study rehdabth qualitative and quantitative
information, and greatly benefited from the valgabliscussions and interviews with a
number of local experts and professionals, in amdito the use of different media
(maps, photos, illustrations) to draw a picturewlibe context of the Palestinian cities.
A case study analysis and a scenario approachweeyeuseful to demonstrate in prac-
tice the real context and to stimulate future akdives derived from the sustainable
development concept and from the local contexhefRalestinian cities.

Within the limitations of this research, it was ypmplossible to focus on the physical
aspects (form and structure) of urban developmanthe Palestinian cities, which
leaves a variety of domains for further future exation.

Eventually, through this study, a new approachldees introduced and the first step
has been taken to promote sustainable urban deweldpin the Palestinian cities. |
hope that Palestinian planners, practitioners,gaxbnals, researchers, and governmen-
tal officials can build upon the research concepis ideas, believing in the constructive
forethought of John Pierpont Morgan:

“The wise man bridges the gap by laying out thehgay means of which he can
get from where he is to where he wants to go.”
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Chapter 1
Prologue

Rapid urbanization and high population growth rates problems facing many coun-
tries in the developing world. Cities are expandimdpan population is increasing, and
more people are moving to the cities looking fdr gpportunities and better living con-
ditions. The rapid pace of change increases pressarinfrastructure, land and re-
sources; in addition, it generates many environalgsbcial, and economic problems.
Many future challenges are facing cities aroundwbed; the Palestinian cities are not
an exception. Although Palestine is a small coyntrg a composite of numerous ele-
ments reflecting an environment of significant egotal, cultural, historical and reli-
gious values, in addition to a great diversitytsitopography and landscape. Neverthe-
less, it faces enormous future challenges manddsgats high population growth rates,
scarcity of land, and rapid urbanization, amongeptpolitical, social and economic
challenges.

In the last decade — and before the Second Intgagiated — there was a short period
of economic recovery that has been noticeably ¢eftein the Palestinian cities, which
consequently experienced a phase of physical tramsidevelopment and expansion.
Many factors contributed to the transformation lo¢ tPalestinian cities, namely, the
establishment of the Palestinian Authority, theegprof peace expectations after the
signing of the Oslo Interim Agreement between thkegtinians and Israel, the return of
many Palestinians to their homeland, and the isered&internal migration to the cities.
The evolution of these new factors encouraged Imglénd construction activities in
the Palestinian cities. Inevitably, these developisevere rapid, and in physical terms,
they expanded to the surrounding agricultural laanats natural landscapes. As a result,
the cities plunged into a state of flux, which gasge® to many social, economic, envi-
ronmental and physical conflicts.

It is important to note that the pace of the ragedelopment has not been accompa-
nied by the provision of suitable infrastructurecisl, institutional and system building
to cope with and organize the speedy constructiahbaiilding revolution. Accordingly,
the Palestinian cities became overloaded, withesed pressure on the infrastructure,
environment, transportation and employment mar®eting to the political instability
in the country, the absence of an effective plagmistitution and clear planning poli-
cies and regulations, the urban developments apansions in the Palestinian cities did
not follow studied planning schemes, which consatjyeut stress on urban services,
fragmented and weakened the local traditional comti@s due to the migration of new
inhabitants, depleted natural resources, and darplaultural and historical sites, thus
changing the image and structure of the cities.

Likewise, the rapid and uncontrolled physical exgdans in the Palestinian cities and
the neglect of the eco-development imperatives Ilgaxen rise to a number of conflicts
and contrasts in the structure of cities. Thesdlicts very adversely affect the land
uses, provision of services and the quality ofliviag environment. Hence, these rapid
urban developments did not follow the natural psscef urbanization; therefore, the
outcome was a form of “retarded urbanization” dsag been described by Khanraisi

! Dr. Rassem Khamaisi is a Palestinian planner whaéesral publications discussing planning issudailestine



In the light of what has been described above sthey of this research starts with
the question What will be the shape of the Palestinian citieshia future? Especially
if we assume that a political agreement is achiepedce has prevailed, and many refu-
gees were allowed to return to their homeland, therat will happen? Will the devel-
opments continue to annex and exploit the land? i Palestinian cities be able to
provide a suitable living environment to their ibitants? The answers to these ques-
tions depend on the direction and approach thestalen planning institution will
adopt, and the degree of cooperation and commitbetateen the different actors.

Nevertheless, this research explores the optian&ifore urban developments in the
Palestinian cities in an attempt to search foradteve development approaches which
cope with the future factual challenges, fulfil theeds of the people, and at the same
time conserve the scarce land and limited nateisdurces of Palestine. The idea of this
research is to investigate the possibility and Nitgtbof promoting a more sustainable
development in the Palestinian cities through adgpbhew physical development pat-
terns, which in the long term can steer the citielsecome more sustainable.

To attain the goal of this study, there was a rieatbmbine both a theoretical debate
and an empirical analysis as backbones to suppgrteésearch. In addition, the current
political conflict in Palestine, and the correspimigdfuture uncertainties, make any at-
tempt to create predictions for the future extrgnuifficult; therefore, there was a need
to set a presumpti@nassuming political peace and stability in therdouin order to
facilitate developing alternatives for promotingreore sustainable physical develop-
ment in the Palestinian cities.

Within the limitations of this research, the out@of this study is conceptual propo-
sitions that suggest guidance for the physical ldgveent in the Palestinian cities to-
wards sustainability, as well as general strategpmmendations that enable the pro-
motion and implementation of these conceptual psitioms.

Research objectives

In the context of the Palestinian cities, this aesk intends to:

— highlight the different challenges affecting thébam development process in the
cities;

— analyze the pattern of urban development in thescand clarify its future impacts
and consequences;

— conceptually explore the challenges and potenf@idefining sustainable devel-
opment in the Palestinian context;

— explore the different aspects which can steer thesipal development in cities to-
wards the path of sustainability;

— Investigate the conditions and requirements neaaledange the perception towards
the built environment and promote a more sustagnatdan development in the cit-
ies.

The different research objectives revolve arouritbducing a new and visionary way

of thinking about the urban environment of the B@éan cities, and seek to elaborate a

new concept that helps to conserve the land aretso#f better living environment for

the present and future generations.

2See: the research Presumptions and suppositions



Significance of this research

The need for this research stems from the cru@aktormations occurring in the Pales-
tinian cities, particularly the physical changes aransformations taking place in the
cities. The future consequences of these transtansaare dramatic and irreversible.
Accordingly, this research strives to draw attemtio the future challenges facing the
Palestinian cities, and the need that the Palastipeople rethink their attitude towards
the way their cities develop and expand.

On the other hand, this research tries to expltrergossible alternatives which can
assist in re-orientating the pattern of physicaleligoment towards a more sustainable
one, taking into consideration the different chadjes confronting the Palestinian cities.
This research proposes concepts and ideas whichecadopted and developed by the
Palestinian planning institutions, planners andfgssionals. Finally, owing to the
scarce scientific and academic studies dealing plahning and development issues in
Palestine, this research aims to fill some of tp@® and contribute to the existing
knowledge.

Presumptions and suppositions

Peace, non-violence, freedom, democracy, sociakandomic justice, and respect and
care for the community are all principleg sustainable development. Therefore, politi-
cal stability, peace and security in Palestinepsegequisites for promoting and achiev-
ing favourable sustainable development.

This research from the preliminary stages is boltthe assumption that a peace
agreement will be achieved between the Palestirgeuk Israel, and an independent
Palestinian State will be established. Under thmsalitions, it is possible to launch
sustainability issues in the Palestinian citiesgemhPalestinians will have full sover-
eignty and control over their land, borders, resesy and economy; otherwise, the vi-
sion of having sustainable development will nevenrdalized. However, this does not
mean that the Palestinian stakeholders, politiciplasners, professionals and research-
ers should wait until peace is established; oncihrary, plans, studies, alternatives
and visions should be developed. Hence, this stadybe considered as a small contri-
bution towards planning the future physical deveiepts in the Palestinian cities.

Caveats and limitations

Sustainable development is a broad and fuzzy thantkis often used as a label to stick
on whatever is done. Nevertheless, the importahtieisoconcept lies in its complexity
and multidimensionality as it combines differenttses, issues and concerns.

At the beginning of this study, it was importantset some boundaries, especially
under the limitations of time and resources; th@eefthe decision was made to focus
on the physical aspects of the sustainable citceoinand its application to the case
study context, bearing in mind that the differemhehsions of the concept are con-
nected and interrelated. A more detailed studytHerother aspects and dimensions can
be undertaken in future further research. On therdtand, the core concept of sustain-
ability is mainly about long-term thinking. Theredo this study discusses and explores
issues which might be difficult or even impossitdedeal with in the short term because
of the special complications of the Palestiniantern

3These principles are derived from the Earth Chantieciples for sustainable development
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Research organization

The research contents and structure are organszidl@aws:

In Chapter One, a general introduction to the mefetheme, objectives, signifi-
cance, assumptions, and limitations are preseWédreas in Chapter Two an overview
is given about the context of the Palestinian gijties environmental, social and eco-
nomic settings, in addition to the urbanizatiomtte and the existing planning system.

Chapter Three broadly discusses the context andhtie challenges facing the ur-
ban environment from a theoretical point of viewisIchapter highlights the relation-
ship between urbanization and the rapid populagi@wth, and pinpoints the different
driving forces which influence and affect the urleamvironment and urban dynamics.

Chapter Four focuses on the theoretical framewdrichvunderpins the sustainable
development concept and its relation to urban agweent and urban environment.
Moreover, it investigates the sustainable city emtcits definitions, characteristics and
criteria, and how it can be operated and monitoféds chapter resembles the guiding
theoretical framework upon which the investigati@amalysis and application of the
concept to the context of the Palestinian citiegeneral are built, and the case study
city in particular.

Chapter Five presents the methodology appliedigdtudy, as well as the research
guestions, propositions, strategy and design.

Chapter Six discusses how sustainability can bmelgfin the context of Palestinian
cities and analyses the different driving forcefecing the Palestinian urban environ-
ment and development. Subsequently, it elaboratemeeptual definition for sustain-
able development in the Palestinian cities and grawset of criteria for endorsing sus-
tainable physical development in the Palestinidiesti This chapter can be considered
pivotal, which connects the theoretical debated \lie research setting (Palestinian
context).

Chapter Seven examines empirically Ramallah Citya asmple case study. A de-
tailed analysis of the city’s pattern of developtn@md its actual physical characteristics
is set out in this chapter. Moreover, an assesswieit$ physical structure is demon-
strated according to the sustainable city critaara the gaps, breaches, and potentials
are identified before developing future alternagifer sustainable physical development
in the city.

Chapter Eight envisions two scenarios for futurgsptal developments in Ramallah
City, and expands the ‘sustainable developmentate to visualize the possible ap-
plication of the sustainable urban development ephto the Palestinian cities.

Finally, Chapter Nine presents a substantive amdpcehensive framework for pro-
moting more sustainable urban development in thesBaian cities by highlighting the
prerequisites and the steps needed for this change.



Chapter 2
The state of the Palestinian cities

“A new nation with limited land and natural resoec and with rapidly growing
population needs strategic regulations coveringdlarse, transportation and the
physical consequences of economic and social daweliot.”- (A.B. Zahlan)

The Palestinian cities are expanding rapidly, amghhysical terms, they are extending
to the surrounding agricultural lands and natuasdbkcapes. Such uncontrolled city
expansions obviously put stress on urban servicagnenting and weakening the local
traditional communities. Accordingly, the citiesvieaentered into a state of flux which
gives rise to social, economic and physical cotdlidhe rapidly growing population of
Palestine, the limited land available for developmand the absence of clear planning
policies and effective planning institution ledth® spread of uncontrolled urban devel-
opments, the depletion of natural resources anexp®itation of landscapes and cul-
tural and historical sites.

The aim of this chapter is to give a general bawligd which illustrates the context
of the Palestinian cities, in order to investigafterwards the future challenges affecting
the urban developments and the possible altersathed can steer these developments
towards more sustainable ones — which will be dised in the following parts of this
study. To understand the context of the Palestioiaes, it should be seen in the light
of their political and socio-economic structurewad| as their development and urbani-
zation processes. Therefore, this chapter is dividéo five main partsthe first part
provides general background about the physicahgstbf the country, its geo-political
location and population. An expanded overview esspnted on population growth rates
and distribution, since the demographic changeg aaimportant role in affecting the
development process in Palestine.

Subsequentlythe second pardiscusses the environmental, social and econoatic s
tings of the Palestinian Territories — as maingpdlfor sustainability. Where#ése third
part reviews the transformation and urbanization predasthe Palestinian cities, and
appraises the different factors affecting it, imi&idn to the current urbanization trends
in the country.

Due to the successive ruling powers in the couritom the Ottomans to British
Mandate, and subsequently Jordanian and Egyptignimuthe West Bank and Gaza
Strip respectively, followed by the Israeli occupat— which still exists today — a maze
of legal rules and regulations have been createdjng the planning system complex
and inefficient. Thereforghe fourth partreviews the different planning systems, their
role and influence on the development processtderao understand the currently pre-
vailing planning system, which appears to be ammectation of previous systems. The
last partfocuses on land use and land ownership, sinceitaactritical issue in Pales-
tine, in both the political and physical terms.

Finally, it is important here to draw attentionttee fact that the particularity of the
Palestinian context refers to its political comjigxBeing under different rules and
occupations for a long period of time has poligcizhe whole context. As will be clari-
fied later, the long years of colonial occupatigniérael have created obvious adverse
physical, political, economic, social and cultueéfiects, which in a negative way led to
radical transformations of the Palestinian soc#tg affected every single aspect of the
development process, which cannot be neutralizeds,Tin this regard, only facts and
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scientific analysis has been presented. Hence rsiragheling the context of the Palestin-

ian cities is the starting point in looking to tleure and developing solutions for better,

liveable and more sustainable cities.

Physical background
Palestine consists of two physically detached artses West Bank and Gaza Strip,

which are separated by the state of Israel. led Boea amounts to approximately 6,210
kmz2, with the West Bank covering 5,844.5 km?, aeth surrounded by Israel on the
west, north, south and the Jordan River on the &&s& West Bank is divided into
eleven districts: Jericho, Ramallah, Bethlehem, rbiebJerusalem, Nablus, Salfit, Tu-
bas, Qalgiliya, Tulkarm and Jenin. Gaza Strip ce\&85 km2 and is a coastal area lo-
cated at the east of the Mediterranean on the efitpe Sinai Desert. Gaza Strip is sur-
rounded by Israel to the east and north, Egypteécsbuth and the Mediterranean Sea to

the west (Arij 2001).
HEBANON T ot WEST BANK r
i GOLAN HEIGHTS ]
. | \
; . )
: | — S/
L S SYRIA | N~ (
S~ - "l ':
'II . * Jenin I-.‘_ s
WEST BANK / —
11/ J |
. ' 1::"# / ||; Tulkarm |
Y : \\ l)
ISRAEL N y o Nablus
\\. /‘ - ._."
\ JORDAN *, (* Qalqiliya 7
\ e d (
EGYPT /
/ /7 saubl | \
L / ARABIA \
- — ye . o Famallah I/,-'
GAZA STRIP /N / ® Jericha’,
VAR [ L ]
4 \\ — ""-\-\._\_____\_\ |I
; J )
4 / # Jerusalem ]
_J___.-‘ v’_r—h"J f."'
e A e f
e Bethlehem f
s
& I
g Dead
{ Seq
\ o Hebran f
'/-I ‘,/H'___ I|
",/ |
| e /
Y e /
\__——— ,."'
/
8Hm o 10 20 km L sea
4 8 mi 1] 10 20 mi \

Figure 2-1: West Bank and Gaza Strip (www.usaidwgbg/maps.htm)



Demography and population growth

The Rio Declaration in 1992 paid attention to hurbamgs and their well being as the
central concern for sustainable developménatman beings are at the centre of concern
for sustainable development” (UNCED 1992:1).

Demographical change is an important factor fotanability; it affects the con-
sumption and production patterns in the societywohdingly, a rapid growth rate can be
unsustainable as it creates extra pressure onild@nastructure and available resources.

According to the Palestinian Central Bureau of iStias, approximately 3.7 million
Palestinians live in the Palestinian Territoriesyvhich around 1.4 million are in Gaza
Stript. Forty percent of Palestinians living in the OdegpPalestinian Territories are
refugees from 1948, and approximately four milliBalestinians are refugees in the
neighbouring Arab countries.

Growth rate

Palestine is a small country but has rapid poputagjrowth, which is a by-product of
the extremely high fertility of the Palestinian péoin the West Bank and Gaza Strip.
The health survey in 2000 indicates that the fgrtilate in the Palestinian Territory
amounted to 5.93 births, with 6.81 births in GazapSand 5.52 births in the West
Bank respectively — which is about three times the dierhverage.

Rapid population growth has highly negative conseges, especially because of the
very large numbers of children: it severely hinddrs capacity of poorer cities to in-
crease infrastructure per head, to provide adequateer of jobs or homes or school
places (Hall & Pfeiffer 2002).

Palestinian Territories West Bank Gaza Strip
. — — -

1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010
Year

Growth Rate
SWWWWARDRDOOOOND
INDPOOONPRIOIOONRAIIOO

Figure 2-2: Projected annual population growth rdte region 1998-2010
(http://lwww.mop.gov.ps/en/facts/population.asp)

Though the projected population growth rates iregtale show a slight decline (see
Figure 2-2), it is still one of the highest growtites in the world This high birth rate

creates a host of problems for the PalestiniareStat example, given the poor condi-
tion of the infrastructure and the limited naturasources (most especially land and
water), rapid population growth will stretch theliyp and increase the costs of provid-

4 See: The Palestinian Central Bureau of Statiststreinic publications
http://www.pcbs.org/populati/list_demd.aspx

5 See: Palestinian Central Bureau of Statistics (PGB®Jglth survey 2000 - http://www.pcbs.org/healtjéat.aspx

5See: United Nations Development program (UNCH), 699an urbanizing world: global report on humatilse
ments, New York, Oxford University Press.
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ing basic resources (water, sewerage, transparjatoPalestinian residents. Similarly,
the Palestinian populations’ extreme youth (seerei@-3) will burden the physical and
human capital required to provide essential sesyisech as education, health care, and
housing, as well as placing a heavy financial bartte funding these services on a
disproportionately smaller working-age populatiémally, the Palestinian government
will be hard-pressed to provide jobs not just teraurrent workers but also for the rap-
idly growing number of young adults who will be enihg the labour force.
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25-29
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1519
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T T T
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Figure 2-3: The population pyramid in the PalesdimiTerritories in 2004 PCBC 2004 unpub-
lished data)

Population distribution

The population of Palestine has been always locptettipally in towns along the
Mediterranean coast and in villages in the nortiitsddighland ridge, i.e. within the
area of highest rainfall and therefore with theatgest agricultural productivity (Coon
1992). In general, Palestinian population is distied between large numbers of com-
munities with quite small populations. There ana feclatively) large cities: Jerusalem,
Nablus, Hebron and Gaza. The distribution of papatain relation to the area is to
some extent balanced, except in Jericho regiongiwhas low population density, and
the refugee camps in Gaza, which have one of tjigebt densities in the world. Never-
theless, the other regions have relatively sinplapulation densities. Table 2-1 shows
the population distribution in the different Goverates.

The demographic change in Palestine is an impoftanibr to be considered. Ac-
cording to the population growth forecasts thatehbeen made by the Palestinian Min-
istry of Planning, three scenarios of future popatadevelopment were investigated in
order to assess the population growth and the deérfanland, natural resources and
infrastructure (MOPIC 1998):

— Scenario A: “natural growth” or the “zero-alternvati — slightly declining birth and
death rates as current tendency, no in-or out-ridgra

— Scenario B: “towards sustainable development” —arsubstantial decline of birth
rates converging to 1.7 per cent annually by 2020.

— Scenario C: “a Palestinian State” — developed leysétime birth and death rates as
for scenario A, but taking into consideration ttreg Palestinians living abroad will
have the opportunity to return. Within 10 yearsnir2005 onwards, 780,000 immi-
grants presumed to settle in the West Bank Govatesr
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On the base of a scenario that assumes peace betfne®alestinians and Israel, Sce-
nario C, can reflect the state of future demogmaptianges in the country. Conse-
guently, any strategy for land development showdsaer the upper growth level in

order to meet future needs and demands.

Table 2-1 Area of Governorate, population and papah density of Palestinian Territory by
Region/Governorate for the year 2005

Region\Governorate Gover?li)r;a;;e Area Population PO(F:D ueligfen\?&r]ziity
Palestinian Territory 6,020 3,762,005 620.9
West Bank 5,655 2,372,216 418,7
Jenin 583 253,965 435.6
Tubas 402 46,453 115.6
Tulkarm 246 167,770 682.0
Nablus 605 326,752 540.1
Qalgiliya 166 93,523 562.7
Salfit 204 61,830 303.1
Ramallah & Al- Bireh 855 277,898 325.0
Jericho 593 42,057 70.9
Jerusalem 345 414,900 1167.8
Bethlehem 659 174,033 264.1
Hebron 997 532,479 522.0
Gaza Strip 365 1,389,789 37454
North Gaza 61 259,475 4253.7
Gaza 74 492,848 6525.0
Deir Al-Balah 58 198,494 3422.3
Khan Yunis 108 269,657 2464.9
Rafah 64 169,315 2551.8

Source: PCBS Web site http://www.pchs.org/populatiddeaspx

Social, economic and environmental settings

Social settings

Understanding the social fabric, structure, cultloehaviour and values is essential to
monitor the development process in society and theemble to outline its needs and
priorities.

Decades of transformations have shaped the cueahties of the Palestinian soci-
ety. Nowadays, the Palestinian society is goingufh voluntary and forced transfor-
mation processes that tend to imitate in some casgdo modernize in others. Under
such pressures, both traditional community strestyinstitutions) (e.g. tribes, clans,
extended families, urban, rural, familial and seatalinkages and religious institutions)
and modernized ones (e.g. political parties, chlldt societies, trade unions, women’s
associations, developmental NGOs and media) plagcine part in protecting and
consolidating their positions against internal axternal attempts of dissolution and
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alienation. Currently, Palestinians are directlyaived in the unfolding of social and

geopolitical events which are transforming theicisty from being a Diaspora and Inti-

fada-based society to a civil society with recogdizeadership (Human development
report 2004).

Social structure

Traditionally, the Palestinian society was ruradl amainly engaged in agriculture (rural
population in 1967 was approximately 60%). With tleeupation and its policy of eco-
nomic annexation and land confiscation, the ratioual to urban population fell.

Nevertheless, the Palestinian society can be Gkedsccording to the level of ur-
banization into peasants, refugees, Bedouins abdnupopulation, and according to
economic class, which shows that the Palestiniaresois divided, as many other so-
cieties, into three inhomogeneous classes varyintdpeir economic capability, social
status and their influence on decision making. Iiyat® new group has been added to
the Palestinian social fabric, namely the returhed&® returned to Palestine after estab-
lishing the Palestinian National Authority (PNAbig group has a big influence in af-
fecting the decision-making process, also in densirelated to regional, spatial and
structural planning (Khamaisi 1999).

Table 2-2 Social indicators overview - 2003

Social overview 2003
Population under 15 (percent) 46.5
Fertility rate (percent) 5.6
Infant mortality (per 1000 live births) 24.2
Average life-span (years) 72.2
Literacy rate (percent) 91.9
Recorded crime (criminal act) 17,565

Source: Derived from MAS social monitor, 2005, @BS 2004

Social character

Palestinian society is characterized as a youtdualety with 46.5 percent of the total
population in 2003 below 15 years of age and tlezaaye family size — in the same year
— estimated at 6.1 (5.8 and 6.8 persons in the Wask and Gaza Strip respectively).
On the other hand, the Palestinian society carhbeacterized by its harmony and con-
tradictions, the harmony through the high soliganit facing the occupation and the
strong traditionalism to maintain identity, and ttentradiction in the clashes of power
between the locals versus the returnees and betieetlifferent political fractions.

As a conclusion, we notice that the social striectmd dynamics of the Palestinian
society are highly affected by the political an@mamic changes. Moreover, the trans-
formation process of the Palestinian society, ithlroral and urban areas and in the
West Bank as well as in Gaza Strip, has drawnoitsak character from, and has been
accompanied by, the development of the Palestinigih society. Nevertheless, the
Palestinian society suffers from a lack of sovergigfreedom and independence, in

"Returnees: are the Palestinians who were banish&stast or born in exile. The term is usually rederto PLO
members in exile. After PNA establishment, thousamitthem returned to West Bank and Gaza, and tleey term
returnees.
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addition to several other problems like high popata density, high unemployment
rate, high levels of poverty, and difficulties incass to different services like schools,
universities and health centres.

Economic settings

The Palestinian economy is diminutive and largelpehdent on Israel and foreign aid.
Palestinian Gross National Income (GNI) of $5.2idnil in 1999 yielded a per-capita
income of nearly $1,800 annually, placing the WiBahk and Gaza in the range of
lower-middle-income countries. A significant portiof GNI (about 17%) over much of
the past three decades has been derived from vpagegdo Palestinians employed in
Israel (PCBS 2004).

The Palestinian economy is geared mostly to progidservices and producing
goods, as well as being highly dependent on tristael is Palestine’s main trading
partner, and trade flows between them are slaigeakli control has made the Palestin-
ian economy very sensitive to economic and politsfaocks emanating from Israel.
Many of the measures that Israel has implemented saverely impeded the economic
activities in the West Bank and Gaza Strip, suchngsosing very large additional
transaction costs on business activities. The cexnphd cumbersome system of per-
mits, fees, security checks, and special transpontgrocedures has constrained the
movement of both goods and people. Furthermoregéographical fragmentation be-
tween the West Bank and Gaza and within the diffefealestinian areas through
checkpoints, closures and curfews continue to gisbusiness, commerce and routine
social exchange; they have raised transport ardlptimn costs, severed vital economic
links between villages and urban areas and leailgtuficant decline in economic ac-
tivities (MAS 2005).

Economic indicators
— GDP & GNI

A major economic indicator to determine developmisrihe country’s Gross Domestic
Product (GDP); improvement of GDP increases thétylmf the country to allocate
investment for development, basic infrastructure social services. In order to achieve
a positive improvement in the living conditionstbé people, the level of GDP should
be above the level of population growth (Salman®@00

Since the onset of the Second Intifada, the Palasteconomy has gone into a seri-
ous decline. The World Bank estimates that real @BPcapita has declined compared
to pre-Intifada level. Real GDP growth declinednfr 8.9 percent in 1999 to negative
5.4 percent in 2000 and further to an estimatedatneg) 14.5 percent in 2002. More-
over, in 2002, the GNI was only 60 percent of 9@ level, and the total losses in GNI
from September 2000 to December 2002 ran to $3liérhi equivalent to the West
Bank and Gaza’s entire GNI in 1999 (World Bank 2004
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Table 2-3 Economic indicators overview - 2003

Economic overview 2003
GNI (current US$) 3.7 billion
GNI per capita (current US$) 1,110.0
GDP (current US$) 3.5 billion
GDP growth (annual %) -1.7
GDP per capita -5.6
(% of GDP)
Value added in agriculture 6.2
Value added in industry 12.0
Value added in services 81.8
Exports of goods & services 10.0
Imports of goods & services 49.0
Gross capital formation 2.5
(% of population)
Unemployment 31.3
Poverty 63.3

Source: PCBS 2004

— Unemployment

Unemploymertt is another indicator that reveals the well-beimgl &ocio-economic
conditions of population. In the Palestinian Temigs it is one of the major factors in
the present economic crisis causing the dramaterideation of living conditions. In
the mid-nineties unemployment fell, but has shammdgn since the beginning of the
Second Intifada in 2000. From 11.8% in 1999, itwgte 25.5% in 2001 and to some
31.3% in 2002: this underscores the fact that thedfinian economy is operating be-
low its potential (RAND 2005, World Bank 2003).i#t worth noting that 57% of the
Palestinian population are below 20 years old, tredyoung people are particularly
hard hit by unemployment; 37% of young people weremployed at the end of 2003
compared with 14% on the eve of the Intifada int&eer 2000 (MAS 2005).

In the mid-nineties, the majority of the new jobsre either in Israel or in the Pales-
tinian public sector, and the real wages did ngister a significant increase; instead
they fluctuated immensely. After the Second Ini@fathe excessive Israeli restrictions —
mentioned above — and the new Israeli policy tosstute the Palestinian labour force
with an imported foreign one, had enormously redube number of Palestinian work-
ers in Israel and significantly raised the numberreemployed Palestinians.

— Poverty

Economic development is an important factor in ooy poverty and in generating the

resources necessary for human development andoamental restoration. The devas-
tation of the Palestinian economy has had dirgen@issions on the impoverishment of
people. Consequently, the high unemployment rateenPalestinian areas, and the in-

8 Unemployed persons (according to the ILO standamdsthose individuals (15 years and above) whandi work
at all during the reference week, who were not afem a job and were available for work and aglgivseeking a
job during the reference week

9 The poverty threshold used by the World Bank tosuempoverty in the developing nations is US$3&0pgerson
per year
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sufficient number of jobs that meet the needs efglowing population, give rise to the
number of people living below the poverty lihevhich increased from 650,000 to one
million (from 21% to 32% of the total populatiom). 2001, the number of people living
below the poverty line based on $2 a day doublech ft million to 2.1 million people,
(65% of the total population — 57% in the West Bamki 80% in Gaza Strip) (PCBS
2001).

As a conclusion, it is clear that the living stamttaand economic indicators reflect a
collapse in living conditions in the Palestinianrfiteries. The levels of poverty and
unemployment are high and deteriorate since thenbieg of the Second Intifada. The
Palestinian economy is dependent on Israel andxterral assistance, and clearly af-
fected by the nature of military policies of thealsli government in the Palestinian Ter-
ritories; the continued siege and closures impdasetthe Israeli occupation of the Pales-
tinian areas, as well as the persistent destructigoroperty and livelihoods, have re-
sulted in the decline of Palestinian people’s abilo meet basic needs and, conse-
guently, hinder any possible economic growth angjpendence.

In order to achieve sustainable growth, Palestimstrhave free access to markets
and control over its monetary policy, and the lgystandards of the population should
at least meet their basic needs.

Environmental settings

The environmental conditions in Palestine can leemlged as disastrous ones in con-
tinuous deterioration. During the last 50 yearsreéhwas a lack of serious attention to
environmental issues because of the Israeli ocmupaf Palestine and the absence of a
Palestinian planning body responsible for environtaleaffairs. Moreover, the demo-
graphic momentum — as demonstrated above — costittuput pressure on the envi-
ronment. On the other hand, the people have a knveption and awareness towards
their environment, which is reflected in their gailehaviour. Accordingly, the Pales-
tinians today are faced with an accumulation ofiremmental problems.

The main causes of environmental damage are engefggm different resources,
such as shortage of water, air pollution, solid tevad sewage, lack of vegetation in
urban areas, and lack of zoning regulations. Caresgty, these issues are leading to
serious health hazards and degradation of the uwehaimonment in Palestinian cities
and their surrounding areas (Sansour 1997). Thewilg (Table 2-4) exemplifies the
different issues affecting the Palestinian envirentrcausing its deterioration.

The Palestinian Ministry of Environmental AffaifslEnA) has developed a national
environmental strategy and a national environmeattibn plaft, which identify and
analyse the current environmental problems, defargets and propose prioritised
measures required for meeting these targets. Térey tlassified the priorities into nine
environmental themes: depletion of water resourdetgrioration of water quality, de-
pletion of natural resources, land degradation,aanl noise pollution, shoreline and
marine pollution, depletion of biodiversity, landpe degradation, and threats to cul-
tural heritage.

Most of the environmental themes are transbounanmature, and affect both the Is-
raelis and the Palestinians alike. Consequently,efifiorts of the Palestinian environ-

19 The official Palestinian poverty line corresponded\|S 1,800 (approximately $410) per month péaraily of
two adults and four children (source: PCBS, Impachefisraeli measures on the economic conditiofzatéstinian
households, 7th round).

11 See: National Environmental Action Plan (NEAP) - ME 2000c. National Action Plan, Ministry of Envire
mental Affairs, Palestine.
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mental authorities are still unfeasible, as théagbart is hindered by the current politi-
cal and administrative constraints, in additiorihte general priorities of the Palestinian
agenda, which focuses more on economic developmiastgution building, reforms
and maintaining the peace process.

Table 2-4 Issues causing environmental deterioreiticthe Palestinian Territories

Issues Causes of environmental deterioration

Clean water shortage The Palestinian areas suffier Water shortages, especially in summer.
The main cause of the water crises lies in thetfettwater resources are
controlled and diverted by Israel (UN 1992). In &éidd, most municipali-
ties have old and defective water distribution reets with high levels of
water loss.

Solid waste dumping Solid waste dumps are locaiddnwurban and rural areas causing a seri-
ous threat to residents’ health. Wastes are dunmpagbrimitive fashion, by
open dumping, which creates serious air pollutiarands as the wastes are
lit and a smouldering fire ensues. Smoke carrylhgaats of pollutants
drifts into the flanking areas.

Inadequate sewage  Most municipalities have inadequate sewage cotlactistems. Moreover,

system sewage treatment facilities are not available fanynurban and rural areas.
Many households use the system of septic tanksil\ét short period of
being constructed, these tanks fill up and leakrdulivinto other residential
areas or open fields, and cause seepage into tieground water.

Zoning regulations Zoning laws are not being adthéoe because municipalities are ineffective
in enforcing them. As a result, industrial actiestihave been located within
residential areas. Though industrial pollutiontil kmited, this could in-
crease rapidly if the effects of industry are igrtbrLikewise, it is common
to find livestock farms in the midst of towns anihin residential areas,
creating a breeding ground for flies.

Polluting emissions Polluting emissions from tlwerting of fossil fuel in vehicles and home-
heating systems are the major sources of air pafut

Lack of vegetation Most Palestinian urban areafeséfom the lack of greenery and dedicated
public parks. In cities, buildings are replacingeation; this has a clear
effect on the well-being of people. Absence of ‘atien affects the urban
environment and increases the level of air polligtan

Urbanization — development and trends

Until the last two decades, urbanization in Pahestollowed a relatively slow mode,
unlike many developing countries, where rapid urbation has usually been due to the
massive population movement from the rural townd waflages to the major urban
centres as a result of the mal-distribution of veses, employment opportunities and
services. The complexity of the political, socialeeconomic conditions that have pre-
vailed in Palestine prohibited such rapid urbamzatrends -until the last two decades
Instead, urbanization in Palestine has generaliy loharacterized by the natural growth
of the urban cities and gradual transformationaohe towns and villages to semi-urban
communities. The later communities generally tenteacquire increasing urban func-
tions while maintaining a dominant traditional {ggyle (CEP 1992).
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Traditionally, most of the population has livedtowns and villages; these villages
and towns are surrounded by land owned by peoplleeoparticular village. Their pros-
perity and population growth depended on the aljucal productivity. Villages were
compact, and the traditional form of building wasssive stone construction with
vaulted stone roofs.

The process of urbanization — movement from vikkatgethe larger towns — has not
advanced far in the West Bank. Indeed, during #mg@od of Jordanian rule (between
1948 and 1967) urban population increased by ob%s,4vhereas the rural population
increased by 111%. Palestinians, instead of leatheg villages to move to larger
towns, generally commuted to work in neighbouriogris or emigrated to work abroad
— mainly in the Arab Gulf countries or the Unitetht®s — often leaving their families
behind, and sending them money to live on and tsttoct new houses. These people
played a role in introducing new technologies arutienn life-styles.

A significant number of the Palestinian people wkneed to leave their original
communities and live in refugee camps becauseeolstiaeli occupation of the Palestin-
ian land in 1948 and afterwards in 1967. There H@en two consequences of the Is-
raeli occupation, which, one can say, have encegragbanization in the Palestinian
areas: the first, is the confiscation of the Palest agricultural land, which, as a result,
forced many people who were dependent on agrieufiur a living to move to urban
areas in search of job opportunities and sometisstling there; the second is the
greater difficulty of obtaining building permits the villages than in the cities, and this
refers to the fact that building permits in ruredasat that timewere issued by the Cen-
tral Planning Department of the military governmemhich was responsible for plan-
ning outside the municipalities. The majority o dtaff were engaged in organizing the
demolition of Palestinian buildings which had nompis. The High Planning Council, a
group of Jewish soldiers appointed by an Israelitamy commander, abolished the
local village planning commissions and districtnpleng commissions. In the cities,
municipalities retained some of their power of g permits and preparing plans;
nevertheless most municipal councils were appoifgdsrael and did not have the
freedom to develop or expand their areas (Coon)1992

Urbanization trends

In order to identify urbanization trends in Palestiaccording to the Centre for Engi-

neering and Planning report (1992) “Master planning State of Palestine”, communi-

ties are divided into four categories on the basigopulation size, functional role and

dominant life-style. Still, these categories haweertapping characteristics, which

makes it difficult to draw the dividing lines betarethem. The four categories describe
the present community structure: respectively, mrksemi-urban, rural and refugee
communities, see Figure 2-4, (CEP 1992, PCBS 2004d)

— Urban communitiesincludes all communities with population exceegdit0,000;
these have definite urban role, and clearly perfadministrative, commercial and
services functions. Under this category fall thiesiof Jerusalem, Jenin, Tulkarm,
Nablus, Ramallah, El-Bireh, Bethlehem and Hebroth@éWest Bank, and the cities
of Gaza, Khan Yunis, and Rafah in Gaza Strip. Titbam population is estimated at
41 percent in both the West Bank and Gaza Strip.

— Semi-urban communitiegncludes all those with a population between 6,6dd
10,000; these comprise a number of rural townsvatadjes, which are increasingly
acquiring urban characteristics due to their fuoral role, location and economic
activity. Examples are Qalgiliya, Birzeit, Tubasda®alfit. The semi-urban popula-
tion is estimated at 16 percent.
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— Rural communitiesincludes all communities with population less tfg@00 peo-
ple, and which are predominantly active in agridtand have no significant ad-
ministrative, commercial or services functions. Tl communities are estimated
at 28 per cent.

— Refugee communitiesicludes all communities residing in refugee canhMysmbers
of these communities generally work outside themsrm neighbouring towns or in
Israel. The refugee communities are estimated getsent.

The following table shows a projection of the P@hean Territory population by the
type of locality in 2005 according to the PalestmiCentral Bureau of Statistics
(PCBS):

Table 2-5 Population projections of Palestinianritery by type of locality - 2005

Type of Locality
Palestinian

Territory

Urban Rural Camp Total
2,127,658 1,064,126 570,221 3,762,005

Source: PCPS 2005

The population growth and the improvement of theng standards in the second half
of the twentieth century gave rise to a dramatigswf developments, which also oc-
curred elsewhere in the Arab World. Developmentsaaeried beyond the compact tradi-
tional villages and towns at lower density, oftgroradically, and extended along the
main roads. Buildings were much larger than presijguand with two or more stories.

Correspondingly, the pace of development increased rapidly in the seventies —
the period when large numbers of Palestinians feaemgloyment in Israel, and when
remittances from abroad were increasing. Over ¢leviing ten years the rate of de-
velopment showed a modest overall increase urgilbiginning of the First Intifada
in1987, when there was a dramatic and sudden e@erliconstruction because of the
terrible deterioration in political circumstancesd the Israeli closure, which had af-
fected the economic condition of the people.

After the beginning of the peace process betweerPtlestinians and Israel in 1994,
and the signing of the Oslo Interim Agreement, jhee of development rapidly accel-
erated and many geo-political, economic and sathainges took place in the West
Bank and Gaza. These changes were visibly reflaotélde physical developments of
the cities and towns located within areas (A) &k (

12 The division of the Palestinian territories acdogdto Oslo agreement to Areas A, B and C, whereréas(A)
complete autonomy over administrative and secusgyes rests with the Palestinian Authority, inaaréB) the
Palestinians have full control over civil affairdife Israel continues to have overriding respotigjtfior security,
and areas (C) are under Israeli control
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In this transitional period, a huge wave of builglsnd construction expanded not only
inside the cities, but also extended to the peripeeand agricultural lands. New high
multi-storey buildings were constructed — whichtcadict the traditional local architec-
tural style. The land market and the scarcity afllan the areas under Palestinian con-
trol contributed in the emergence of this new stiyleaddition to the high revenue for
owners, and the affordability for many renters.

Many factors affected this rapid development precésese factors can be summa-
rized in the following:

— The spread of peace expectations among the P@@spaople encouraged them to
use their savings and invest in building, whetlerpgrivate use or for leasing as in-
vestment.

— The establishment of the Palestinian National aitth@®NA) and its urgent need
for buildings and headquarters to accommodataststitions.

— The return of many Palestinians with the PNA, #melr need for homes and ser-
vices.

— The inauguration of many non-governmental orgaronat (NGOs) and foreign
institutions, which were situated in the main afiand the need for offices to host
their activities.

— Internal immigration of many people from rural ard¢a the cities or from one city
to another — as in Ramallah city, where many pefspla the northern and southern
parts of the West Bank move there looking for jpipartunities.

— The flourishing of the economy due to the relapaditical stability, and the ensuing
international financial support and donations tppsrt the peace process.

Subsequently, the pace of the rapid developmenhbabeen accompanied by the ap-
propriate infrastructure: social, institutional asygstem-building infrastructure to cope
with and organize the speedy construction and imgjldevolution, and the rapid in-
crease of population. As a result, the Palestimigies became overloaded, with in-
creased pressure on the infrastructure, environntesmsportation and employment
market. Hence, during this period the Palestiniéiescunderwent a phase of transfor-
mation towards a more urbanized and developed fétowever, this rapid develop-
ment did not follow the natural process of urbatiarg therefore, the outcome was
something of a rural/lurban complex, which can bscdbed as retarded urbaniza-
tion”*%, where the society has not progressed to the tdhaet urban city society.

With the launching of the Second Intifada in 200@re has been a radical decelera-
tion of the construction and development processyell as of economic development.
The political instability has slowed down the aecated pace of development to bring
in an economic slump and period of stagnation, Wwkantinues to this day.

In tracing the process of urbanization and deveknm Palestine through time, we
notice that the political changes and uncertaintigbe country have always influenced
this process, in addition to the nature of the fadmn people, who have the ability to
adapt, interact and reflect on any changes. Tlidsldo the conclusion that whatever
future development may arise in the peace procedsegarding political stability, a
new phase of rapid development will emerge, espgdidhere has been an agreement
on the refugees issue, where many Palestinianswtiemave the right to return to their
home land, and, consequently, the need for housifigstructure, transportation, edu-
cation, health, and cultural services will risdefefore, there is a vital need for early

13 This term was used by Dr. Rassem Khamaisi, a Railesplanner, in the course of an interview fustresearch
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and visionary planning on the different levels a®ttors in Palestine if sustainable
development in Palestine is desired.

Planning system

As a result of the past 100 years of deficiency disgpersal, Palestinian institutions
have been weakened and marginalized; the dispassegsalestinians included being
stripped of the institutions which could provideemtity and sustain continuity. They
consequently found themselves with weak institutisra truncated country fragmented
by Israeli settlements and continuing military geation.

Institutions in Palestine have been prevented ffonctioning properly for a long
time. The occupying forces have set up a civil adsiriation in their place, which was
to a large extent a military administration. Thaéshad a devastating impact on physical
planning, which has been used as an effectivettolahit the economic development of
the Palestinians (Khamaisi 1997, Tougan 1995).

The successive occupations and authorities in tast\WWank and Gaza Governorates
have created a maze of legal rules and regulatinaking the planning system complex
and inefficient. The existing laws, regulations awders characterizing the legal plan-
ning system in Palestine derive from:

— The Ottoman Turks between 1516 and 1917;
— British Mandate laws between 1917 and 1948;
— Jordanian laws in the West Bank Governorates beti048 and 1967;

— Egyptian administration and orders in the Gaza Guwates between 1948 and
1967,

— Israeli military orders for the West Bank and G&tavernorates since 1967;
— Orders issued by the Palestinian National Authaiitge 1994.

Under the late Ottoman administration, the state digided into several hierarchical
units, from the neighbourhood or the small villagehe bottom of the scale to the re-
gion at the top. Several laws determined the respities and relationships between
the different units. These laws provided very sinptocedures for the administration
of infrastructure provision customs, educationgéadevelopment projects and the ob-
servation of law and order. They contained no dispatial policies and they did not
constitute a comprehensive planning system (Mahi®9%).

During the British Mandate, the occupation authesitprepared new legislation for
town planning based on the British experience dutire first decade of the twentieth
century, when the term “town planning” first apperThe planning institution set up
by virtue of the 1936 town planning order was cosgubof three levels: local commit-
tees, regional committees, and the central levied fglanning institutions, at that time,
may have been scattered as to location, but peafocerwise they were centralized; the
town-planning consultant had great authority toplpprove and amend.

The plans of the British Mandate were establishethe basis of imported concepts,
which were developed in an industrial society lB#ain. The British mandate in Pal-
estine transposed and implemented them througtoiisol over space and the issuing
of building permits, since Palestinian society wasstly an agricultural and rural soci-
ety, developing at a relatively slow pace, and fiaming on the basis of rural concepts
stemming from their own values and customs. Hetleeeffect of regional planning on
the villages was limited, with the exception ofdeaAs for the towns, local plans were
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prepared and approvédthey were implemented through municipal authesitiwhich
became local organizing committees, responsiblasiring permits, for planning and
control as well as for space development withinatesa of the town. The regional plans
only represented a very strict intra-regional statuframework to control land use and
development in the Palestinian Territories; thegt hathing to do with the location and
relocation of population, resources and econompodpnities (Mahrouq 1995).

Throughout the Jordanian mandate, the Jordanidromties did nothing to amend
the planning system established by the British Ma&dWhere planning is concerned,
they only devised structural plans for some towng supervised constructions. With
only few exceptions, they did not prepare any pfanshe villages.

Jordanian structural plans were barely modern asi@ghrded the future economic
and social requirements of the population, as a&lihe demographic development and
needs (Abdulhadi 1992). These plans were establisleng the same lines as those
established under the British Mandate. It can lie theat the Jordanian period brought
no noticeable development in the field of plannamgl construction, perhaps due to the
limited development in the Palestinians villaged &mwns. Despite the importance of
planning, its perception was weak, both among tl#ipand among the authorities

During the Israeli occupation, use was made predantly of military orders, and
the planning institutions became essentially céntr@; the local village and town lev-
els became weak and directly under the controhefsupreme council of the occupier,
which had full control of the building process. $hotal control transformed the law in
force into an efficient mechanism to restrict Pttggn urban growth, limiting construc-
tion by refusing to grant building permits and legucing the land assigned for indus-
trial and economic projects. Planning was used @aslafor the military government to
prevent expansion, and to set vast areas of landefpish settlements in the Occupied
Territories (Shehadeh 1988).

The Israeli policy aimed to dominate the Occupiedrifories, restricting Palestinian
urban expansion and development, and increasinglépendency of the Palestinian
economy on the Israeli economy. Palestinians wezegmted from participating in de-
cisions concerning the development of their spadete, on the other hand, the door
was wide-open for developing Jewish settlementlerPalestinian areas.

As a result for the successive occupations, theemurence was a breakdown in Pal-
estinian professionalism and capacity. The enigle ©f physical planning is disrupted,
encouraging an attitude of disrespect toward playglanning, especially on the private
level, regarding building permits and controls (Bemisti & Khayat 1988, Coon 1992,
Khamaisi 1997).

After the beginning of the peace process in 198d,Ralestinian Ministry of Plan-
ning and International Corporation (MOP1C)ook the responsibility to get to grips
with the deteriorated situation in the West Bankl &aza Strip. In late 1994, a distin-
guished project Physical Planning and Institutions Builditig- funded by the Norwe-

14 Regional Town Planning Areas were designated irb ¥8dall Mandatory districts of Palestine. "DistrRegional
Outline Town Planning Schemes" were afterwards amexp for some districts. From these schemes, Jemsa
(RJ5), Samaria (S15) and Gaza (R1) District Regiondlir@@ Town Planning Schemes are significant bezaligy
continued to be implemented in the West Bank ancdaCigp (Gaza) after 1967 although the two lattdresnes
have never been publicized for the Palestiniansh{blag, 1995).

15 Despite the fact that no regional plans were pezbdor the West Bank under the Jordanian rule, that the
Jordanian period brought no noticeable developriretite field of planning, the Jordanian laws angidkation
(law No.79 of 1966) are still used and applied @teBtine to this day

16 After establishing a separate ministry for Foreadfairs, MOPIC became MOP — Ministry of Planning

17See: MOPIC, 1998, The regional plan for the West BARRPIC, Ramallah, and MOPIC, 1996, The emergency
plan for the protection of natural resources ireBthe, MOPIC, Ramallah
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gian government — was started in (MOPIC) to devéhgpphysical planning system and
planning processes.

Very complicated problems arose from the lack tégnated regional spatial policies
and a strategic national framework. Although sedvigitiatives attempted to outline a
national spatial framework for the West Bank and#8trip, the complication of the
recent geographic interrelationships and the uaegolitical future hindered any ac-
tual outcomes. These problems are considered oeatraints for promoting future sus-
tainable development in the Palestinian Territoassit will be discussed in the later
parts of this research.

Land use and land ownership

Land use

Land use and land development are generally infle@rby the prevailing soil charac-
teristics, topography, climate, population disttibn and density, availability of water
and other natural resources and the type and ¢éwelonomic activity (CEP 1992).

In Palestine, land use has been affected by thecablconditions and changes in the
country. The absence of an influential Palestimmning system and the lack of con-
trol and sovereignty over land from the Palestirsade — as mentioned earlier — have
led to a status of random developments, withoutmuansideration for the preservation
of natural resources, agricultural land or sensitiveas, and without any concerns about
future development needs and the availability nélland resources.

The destructive actions of the Israeli occupatsuth as the confiscation of Palestin-
ian land, the construction of Jewish colonies, tanyi areas, bypass-roads, a segregation
wall and related infrastructure on Palestinian |dmal/e resulted in obvious deleterious
environmental and ecological effects. Moreover, gaeere restrictions imposed by the
military occupation on all aspects of Palestinisavelopment have constrained the
proper development of land use in accordance \Wwetsbcial and economic needs of the
Palestinian people (ARIJ 2001, Dudeen 2004).

After the Oslo Agreement between the Palestiniants larael, and the divisions of
areas A, B and C, according to the different cdratghorities and regulations classifi-
cation, we notice that the main Palestinian develut activities took place mainly
within areas A and B, which are approximately (12803 (22.6%) respectively of the
total area of the Palestinian Territories (Dude@04). Areas A and B are mainly urban
with small agricultural areas. This restriction hed to sprawl on agricultural land and
to disordered developments within these areas.

In the West Bank and Gaza Strip, there is no sieglece which provide all the re-
quired data about land use patterns, lately, thesiaian Central Bureau of Statistics
(PCBS) in cooperation with other research instiuae@d ministries, has developed a
land use classification system, which constitutédhe following categories: agricul-
tural land, forests and wood land, built up areester, and occupied land (settlements,
military areas and bypass roads), the followingo(&&-6) shows the area and percent-
age of the different land uses.
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Table 2-6 Land use classifications in the West Bank

Land use Area (km?) % of total area
Palestinian built-up areas 367.6 6.3
Natural reserves 292.2 5.0
Military bases 38.7 0.7
Israeli colonies 108.4 1.9
Forests 38.5 0.7
Closed military areas 1,214.7 20.8
Dead Sea 195.2 3.3
Others* 3,583.0 61.3
Total 5,845.9 100.0

* Others represent cultivated areas, grazing asabunused land
Source: ARIJ 2001, PCBS 2000.

In the West Bank there are 580 Palestinian builargas, mainly located in the moun-
tainous area, whereas Israeli colonies and miléaeas occupy the Jordan Valley, near
the green line and around Jerusalem. By analysi@dand-use pattern inside the Pales-
tinian urban areas, we notice that it is often mandand mixed; for instance, we find
industrial activities in the middle of residentaleas, dumping sites close to inhabited
residential areas or urban expansions into agulltand.

Land ownership

Land was always the substance of conflict betwberotcupying forces and the Pales-
tinians and symbolized the sense of belongingHerRalestinian people. Land embod-
ies their pride and honour, and the relationshipben the Palestinians and their land is
not only a matter of physical characteristics, ddab of history, culture and identity.

The complexity of the land-ownership issue in Ralesstarted when Palestine was
under the Ottoman rule, with some Ottoman laws Isting applied in Palestine today.
The Ottoman Land Law had divided land property :ifiRdvately owned land Waqgf®
lands, Abandonedand, Wastelandand Amerey# land. Privately owned land was di-
vided into areas within towns and villages, ahhereyaland was divided into land
granted on proprietary bases (Thaher 1997, Shda'ban).

It is important to note here that the Ottoman Laad was established in conformity
with the conditions existing at that time in theddban State. These laws deal with is-
sues that no longer exist. The Ottoman Land Lawbleas used by the successive ruling
forces in Palestine to control land; for examplangnlegal rules contained in the Otto-
man Land Law helped the Israeli occupation to phurfdalestinian lands, especially as
it considered thémereyadand to be public land.

On the other hand, as a consequence of cultudititna and heritage, the ownership
of land shows that land is subdivided into smaltsjrand land is also co-owned, which
makes the situation even more complicated.

There are significant problems relating to land ewhip which have an influence on
the national development. Anthony Coon (1997) Hassdied the problems of land
ownership in Palestine as described in the follgyall of the problems listed below,

18wagf: means that the land may not be given to amgqm as private property, and its returns are frsettie bene-
fit of poor people or for some charitable purpose

19 Amereya is that land the ownership of which remaiith the Treasury House of the Moslem people



23

except the first two, are also found in other caest In the case of Palestine, most of
them have been made worse by Israeli occupatioa.nf&in problems are summarized
since a detailed discussion of these problemsyeraethe scope and focus of this re-
search:

— The seizure by the Israelis of more than two-thinfishe land, and the denial to
Palestinians of the benefit, use or access tdahd

— Land ownership patterns are uncertain. Less thdrohthe land has been formally
registered. Moreover, the land registry is not lade to Palestinians.

— The categories of land ownership established u@t®man administration are con-
fusing and inappropriate to present needs.

— The pattern of ownership is very complex and highdgmented. Also, much land
is under multiple ownership.

— There is little or no market in land. This, togetiagth the previous point, constrains
the rate of urban development and the manner ichwibtakes place.

— Very little land is in public (i.e. Palestinian) aership; and

The uncertainty and instability of land ownerstap;onflict of interests between Pales-
tinians and the occupying forces and explicit oplisit political interests has caused

discrepancies between land ownership, organizdtlans, and regulations. Today, the

Palestinian Authority is facing a real challengénmen the fears of the Palestinian peo-
ple and the uncertainties of the political situatiband ownership has a significant in-

fluence on development, and many issues, suchdgsdgistration, land release and the
return of seized land, have been deferred to tha& Btatus negotiations between the
Palestinian Authority and Israel.

Conclusion

From the previous general description to the sththe Palestinian cities, their social,
economic and environmental settings, structuredelopment trends, as well as the
planning system, it is evident that the currentrfaand structure of the cities are the
results of different accumulations and conditionpatitical, social, cultural and eco-
nomic — which have sometimes encouraged the dewappprocess and at other times
controlled it. Strategic and urban planning did platy the optimal role in directing the
development of the cities; therefore, the outcome been a complex of random devel-
opments with an entanglement of problems.

The demographic and political prospects in Palestidicate that future challenges
might lead to remarkable changes on the physiostl,leas well as on the socio-
economic and political levels. Only early prepamatand planning can steer the course
of future developments away from further depletaomd deterioration of the land and
environment, and orientate them towards sustaitgbals will be discussed in the fol-
lowing parts of this study.



24




25

Chapter 3
Urban environment: context & challenges

“Space is the expression of society. Since ouresiesi are undergoing structural
transformation, it is a reasonable hypothesis tggast that new spatial forms and
processes are currently emerging.” — (Manuel Cds}el

Understanding the urban context and urban envirohmwlich we are dealing with is
necessary before starting the planning processuiflitan environment encompasses the
interactions of population growth, city managemanig the built environment with the
natural environment (ecological system) in whicé ¢ty is located. On the other hand,
it links other pieces of the urban puzzle, sucheddth, infrastructure, energy, transport,
and land use.

Within the continuous dynamic and evolution ofestiand urban areas, there are re-
markable impacts on the urban environment and onanuwell-being. In order to un-
derline these impacts, their roots and consequendssessential to understand the de-
velopment process of a particular urban contex, glace of urbanization and urban
growth, and the driving forces affecting the urleawironment.

The following sections discuss briefly and illusérahe different factors influencing
the urban environment and the various dimensiontfeaif impacts. This discussion is
essential to analyze the urban environment of tdesfinian cities, as well as the driv-
ing forces affecting it, as will be discussed ina@ter 6. On the other hand, this basic
information has to be considered when discussiegctincept of sustainable develop-
ment. Sustaining the growth and the developmeaities, whilst maintaining a balance
of benefits, is considered a fundamental dimensiosustainable development, as will
be clarified in Chapter 4.

Development and the urban environment

The concept of development is largely related ta defined as, an economic process
in which wealth and economic growth improve liviognditions and safeguard the en-
vironment. However, in the real world economic gitown its own is not a sufficient
condition to initiate a socio-economic change androvement (Hassan & Zetter 2002).
Nevertheless, ‘development’ can still be seen asultidimensional process towards
desirable objectives. Pearce (1990) argues that wdrestitutes development depends
on what social goals are being advocated by theldpment agencies, governments,
advisers or planners. In the same context, he ibesciievelopment as a list of attributes
which society seeks to achieve or maximize, such as

— increase in real income per capita;

— improvements in health and nutritional status;
— educational achievement;

— access to resources;

— a “fairer” distribution of income;

— increases in basic freedoms.

Looking at development in the urban context, weceothat urban development today,
from one perspective, responds to complex foraesyhich both modernization and
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tradition play a part, while from another perspestit exerts tremendous pressure on
local urban environments and their surroundingamegiand natural resource base, creat-
ing enormous and growing problems related, foraimse, to water supply, sewage, solid
waste, fossil fuel dependency, public health pnoisieetc. (UNEP 2002).

Urbanization and rapid urban growth

Urbanization has become the dominant trend in tbevifp and distribution of the world
population. Its development is linked to a highunal growth rate and to heavy migra-
tory pressures. Moreover, urbanization can be destras both a characteristic and a
consequence of economic development.

The current patterns of urbanization and urban grg@ese enormous challenges that
might lead to profound environmental degradatitwe, ¢ollapse of basic services, and
social conflicts (Pinderhughes 2004). Likewisdhamization affects the use and man-
agement of natural resources in and around thescitiausing pressures and extensive
depletion of water and natural resources. The mapbns of urbanization are not sub-
stantial in terms of demographic numbers alone. itban transformation affects the
physical concentration of people, patterns of lagé, social structures and interactions,
and the nature and scale of economic productiooh B& these dimensions of change
affects the lives of individuals and the requiretsefor resources and governance
(World Bank 2000).

Two aspects of urbanization, beyond the econonpeashave been dominant in the
minds of analysts: the first is natural resourees] the second is behavioural parame-
ters. These aspects have led to environmental @idl £oncerns in cities, in response
to which the key factors of technology and cultbese tended to dominate urban pol-
icy. Their interaction has influenced the convemilomeaning of development itself,
and affected the policy goals.

The pace of urbanization is a major factor of ddfece in trends between industrial
and developing countries. While cities in the forrabow slow change, within already
highly urbanized national frameworks, the lattehibk rapid increases in what were,
until recently, predominantly rural settlement pats. Likewise, urbanization in the
industrial countries took many decades, permitangradual emergence of economic,
social and political institutions to deal with tpeoblems of transformation, while the
process in the developing countries was very rapgdinst a background of higher
population growth rates and lower incomes (Hassate&&er 2002).

According to the World Bank (World Bank 1997; Hassa Zetter 2002), rapid ur-
ban growth can threaten health and seriously canstirban productivity and economic
development. Fast urban growth and the lack of @tipa to accommodate people lead
to high concentrations of people in cities withHyginsufficient food provision, hous-
ing, services, etc. In addition, rapid urbanizati@s many environmental consequences
stemming from resources consumption and waste sigp®he critical environmental
problems facing rapidly growing cities — mainlydeveloping countries — are the dete-
riorating living conditions and increasingly sersobealth problems caused by inade-
guate water, sanitation, drainage, poor urban addstrial waste management, and air
pollution, in addition to land degradation, loss green and natural spaces, urban
sprawl, land contamination, transport and trafiagestion, as well as social inequali-
ties.

However, the challenge for many rapidly urbanizoegntries is to sustain economic
growth, while at the same time avoiding or minimgenvironmental problems that can
arise from growth.
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Roots and causes of urban environmental problems

Urban environmental problems can be defined as pooess to basic environmental
infrastructure and services, pollution from urbaastes and emissions, loss of re-
sources, environmental hazards, and global enviemtsh impacts. These problems
vary according to the spatial scale of impact, ¢besystems surrounding a city, the
city’s level of economic development, and the tuitbnal settings. However, environ-
mental deterioration is not caused simply by ecanatavelopment and urban growth;
its real causes are deeper. The underlying cadsasvoonmental degradation include
factors such as (Leitmann 1999, HABITAT and UNEP&)9

— Lack of public awareness and participation: peaplest be aware of the existence
and consequences of the environmental risks the®y tnd participate effectively to
express their concerns and demand improvementdanenvironmental quality.

— Inadequate governance: governance can become ustdegnd worsen environ-
mental problems when there is a lack of transpgrdimited accountability, mini-
mal participation, and low institutional capaciiy,addition to insufficient political
will and responsiveness.

— Poor policies: inadequate regulatory policies, eaclproperty rights and inefficient
economic policies can hinder the ability to solvieam environmental problems.

— Insufficient knowledge: lack of knowledge about #wastence, extent, impact and
cost of urban environmental problems can makefiitcdit to achieve public con-
sensus about what should be a priority.

Driving forces influencing the urban environment

Cities are affected by a number of economic, deaggc, social, political and natural
factors that shape the urban environment and amt upban sustainability. These fac-
tors are the key driving forces influencing thereat and future situation in an urban
environment and propelling the system forward. Mg, the driving forces them-
selves interrelate with each other in a complex Watmann 1999); for instance, the
political process itself is one of the driversc@n help to shape the way the economy,
society, technology and culture develop (Hall &ifée 2000).

In general, some of the interrelationships betwamring forces are predictable: for
example, the rising per capita income usually lthiketh falling birth rates, though
conversely, high population growth reduces the ipdig to increase income per head.
Likewise, lower rates of population growth raise tthances to improve life quality.
Yet, not all these interrelationships can be ptedicHowever, driving forces are not
inexorable or irreversible: they only have to benslated and dealt with as precondi-
tions for growth. According to Hall and PfeifferQ@0), the secret is how to use the
driving forces positively in order to be able t@prote local developments.

Demographic Factors

Population growth and migration pressures

Leitmann (1999) notes that rapid urban growth anadgraphic change can be a main
driving force which can cause pressure on hougnage, industries, energy consump-
tion, transportation, water generation and oth@renmental factors.

Rapid population growth has two highly negative ssmuences: first, it severely re-
strains the capacity of poorer cities to increa$eastructure per head, to supply an ade-



28

guate number of jobs or homes or school placesorfsiedhe survival problems of the
rapidly-growing young generation tend to supersatiether considerations; only when
survival problems are solved will people turn thaftention to the quality of life and
future generations (Hall & Pfeiffer 2000).

In developing countries, population growth, in m@cdays has been closely related,
on the one hand, with the improvement of healtle ead consequent decreases in death
rates, especially in the cities. On the other h@nig, related to high birth rates and in-
creased life expectancy, mainly due to reducedntnfaortality. Moreover, as cities
offer the prospect of jobs, albeit insecure andriyoeewarded, migration is another
source for population growth in urban areas, witigates a pressure on cities. In many
developing countries, migration to capital citisghe main reason for internal popula-
tion movements. Many incentives encourage migratahe cities:

— Mechanization of many agricultural activities, ladt arable land and over-
exploitation of land allow fewer and fewer farmé&yssustain their jobs.

— Lack of resources, access to credit and socialcgern rural areas.
— Natural disasters and environmental degradatioorad areas.

Consequently, these incentives, among others, pashed rural-urban migration, in
search of better living conditions and opportusitie

Countries and cities enter into a phase of demdugapansition because of urbani-
zation and an urban culture that produce a shdlrmfairth rates. The number of births
per woman is shrinking and will shrink further, iimproved education of women,
urban living conditions and life-styles and womehigher participation in the labour
force, in addition to the high investment and tioosts of rearing children and provid-
ing for their security. Providing care, attentisapervision and services for children has
become extremely expensive in the cities (Bartdrag. €994). In developed cities, birth
rates are low and in some cases fertility rates Hallen below the replacement level.
The continuing medical advances in high-income tes benefit older groups and
change the pyramid of age structure. The high asmen the number of older people in
society adds to the economic burden through thesdrfor health and medical care in
an economy with a declining proportion of workingpple.

Economic factors

In seeking to understand the driving forces behirithn development, the local econ-
omy and its relation with the national and globamomy, employment and technology
are crucial areas that need to be addressed (Cak&@a94). Economic growth has been
for a long time seen as the main means by whicimpi®y/ment is to be reduced and
incomes increased; meanwhile, it was always diffidunot impossible to combine
these with significant falls in the consumptionnain-renewable resources and the gen-
eration of greenhouse gases. Economic growth kesyalcontributed — with other so-
cial, environmental and political factors — to sigpthe urban environment (Satter-
thwaite 1997).

Urban economic base, market forces and economicities

An important aspect in the development of citiethesr level of economic performance.
Thus, it seems that the classical vision of ecooagndowth within a system of increas-
ing global competition continues to be the drivingce of development strategies and
policies through local agendas as well as inteonati ones. Globalisation and trade
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liberalization are leading production to shift awfagm many traditional urban centres
to cities that can demonstrate market advantagesIVBank 2000). This, of course,
influences the local development strategies ass;iforced to compete for investment,
often adopt an entrepreneurial style of managenwmth is quite different from those
traditionally associated with the activity of locgdvernments, primarily representing
the public interest. Therefore, a discussion neéedske place around the question of
whether the free market can lead to urban sustiilyab

Market forces can favour economic priorities at éxpense of social and environ-
mental policies and safeguards (Zetter & HassarRROBor example, Naess (2001)
argues that there is little reason to hope thatustamable urban development will
emerge as a result of uncontrolled market forcesséch, it is possible to argue that
urban sustainability requires a fundamentally nelatronship between production,
consumption and the environment. Therefore, foomsistent and effective urban sus-
tainability policy, there is a need to integrate tticonomic development issues with
social and environmental strategies and bring emenorganization under social con-
trol.

Sector trends and the role of technology

Hall and Pfeiffer (2000) have pointed out that, véfas a century ago growth meant
industrialization and a shift away from agricultuteday industrial employment has
begun to decline in sequence with the increasingomance of the services sector,
which includes legal services, management consttanformation handling, accoun-
tancy, media, advertising and marketing. Latelygesgch has become a new growth
industry, while information has become the prodarctactor that symbolizes the end of
the twentieth century and the start of the twemntt-f

Depending on the dynamics of urbanization and exondevelopment, there is also
a flourishing informal sector, which is charactedzby ease of entry, reliance on in-
digenous resources, family ownership of enterprisesall-scale operations, labour-
intensive technologies, skills obtained outside ftirenal educational system, together
with unregulated and competitive markets. The mf@rsector exists not only in devel-
oping cities, but also in developed cities, pravgdilexible opportunities for migrants,
unemployed workers and young people. Hence, botdeweloped and developing
world, cities are experiencing permanent technol@igted and sectoral evolutions,
which are seen as important driving forces of cleaingurban environments (Taschner
1992).

The visible driving forces for urban change aresirgj productivity through new
technology and higher capital per person, consdtyugsing income. However, rapid
population growth tends to reduce the potentialificreasing capital intensity, includ-
ing investments in human capital. Therefore, citieed to provide the necessary basic
preconditions for private accumulation of capitéfough a combined effort of good
local government, the right business environmemtl{iding more social equity) that
will attract foreign direct investment, and theliypito harness the loyalties and enthu-
siasms of their people (Hall & Pfeiffer 2000).

Social factors

Uneven development and equity trends

Uneven development and equity trends are impoitsuies affecting the urban envi-
ronment. Gallopin (1997) pointed out that there hasn a growing stratification be-
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tween rich and poor both within and between coastrBroadening equity gaps and
increasing poverty within a society interact witte turban environment in two ways:

first, the actions of low-income groups who migradecities result in the expansion of

the informal sector, squatting, social volatilitydaother consequences for the environ-
ment. Second, environmental deterioration resualtisi¢reased poverty as the economi-
cally deprived are excessively affected by manyirenmental risks and problems. Ur-

ban studies indicate that the mortality and illnass notably higher for the urban poor
than for other residents (Leitmann 1999, World BaAR0).

Viederman (1994) argues: There can be no realisabity without equity, within
and among the nations of the world. Without eqthigre is no social and political sta-
bility. Therefore, the causes of increasing inagsit- both structural and governance
related — should be tackled in order to move towamtban sustainability.

Values and life-styles

In any city we find that personal preferences, vitlial life-styles, local patterns of
activity and inherited values all influence theiabbehaviour and the social fabric. The
key features, which interact, are the role of gémaify, the environment of women in the
labour force, and the movement from the informaheformal economy.

Values systems are not often considered as beipgrtant when forecasting the fu-
ture. It can be contended that social values aratifpes at the local level define the
amount of investment that societies are ready tkenfar sustainability (Gallopin &
Rijsberman 2000). Thus, the examination of shiftyalues in the urban environment,
together with globalizing life-styles and culturese very important as they have the
potential for significant change. Hall and Pfeiff@000) list a few dominant trends
which could be influential in different cities: degng household size, changing values,
different structure of professions, higher levdigducation, higher mobility, declining
density of urban development, greater wealth, es®d flows of information, in addi-
tion to a few dominant trends, like growing suburliife-styles or increasing relevance
to single or childless people. Around these dontiti@mds, one can observe a mass of
individual differentiations based on social mili&ud specific values.

In developed cities and with the new life-stylesies may increasingly become the
residence choice only of single people and chidtEsiples, who prefer to live close to
their jobs, and whose life-style depends on thélaisity of public space in the form of
shops, restaurants, and meeting places, reduagjghificance of the private home.

Economic growth and social change

The strong factor in social change is economic ghait influences different sectors of
the urban economy. Thus, economic growth is stillmportant indicator for change in
an urban society and for the tensions createddrptbcess of development. Moreover,
income differences remain the most important indicaf inequality. For instance,
side-by-side we find regions with high-income grbwext to regions in decline.

Likewise, rapid growth is a sharp rise in overaling standards and the creation of a
new middle-class, which brings with it more homenevship and more real-estate
ownership. However, economic growth does not autiwaldy trickle down to the least
fortunate. Urban development can exclude large musnbf undereducated, disinte-
grated, unconnected people (Hall & Pfeiffer 2000).

Cities mirror societies and social change. Goodamrtdesign is not possible in a
fragmented and unequal urban society. As Gallop897) notes, “social transition is
difficult, especially without a widely-shared pag# vision of the purpose of change
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and why it is necessary”. In this context, thereustt be more focus on cultural and
educational backgrounds, which will ensure and edpsustainability in the longer
term.

Environmental factors

Cities are concentrations of buildings, producticonsumption and transportation.
They need labour, capital, technology, natural weses and space inputs for working
and living. Following Hall and Pfeiffer (2000), tieeis, at least, a triple relationship
between nature and cities. Consequently, naturff@ss, a resource input, second, a lo-
cation space, and third, a shelter for human ematiand physical existence as a con-
sumer good. This complex relationship has shapbdruenvironments in the past and
will continue to be influential in the future.

Resource depletion, energy and land-use patterns

Despite the hopes for better natural and physicalrenments in urban areas, the ten-
dency historically has been towards over-explatatf renewable resources and deple-
tion of non-renewable resources. Increasing eccébgilegradation and loss of eco-
systems and biodiversity have negative effectsath buman health and quality of life.
The implication of this trend is that the worldfas from solving its energy-source prob-
lems and that of atmospheric emissions.

Notwithstanding that cities are economical userkaoé, they constantly need more
resources and are continually growing, from theaarbore into suburbs and from sub-
urbs into exurbs, changing the land uses and gaciore and more distance between
people and the natural landscape. In additiontgéhsion between spatial urban growth,
the increasing scarcity of resources, and the teeesvere ecosystems, gives rise to one
of the deepest contradictions. It can be said, faosnenvironmental viewpoint, that cit-
ies are both a problem and an opportunity. Theyagmoblem because the high concen-
tration of people and production, and the consuonptif energy, water goods and ser-
vices put huge stress on the local and global enment. At the same time, cities are
potential solutions — or at least have advantadesse concentrations of people, pro-
duction and buildings offer the opportunity to egprnize on scarce environmental
commodities. High-density living increases the meton energy-saving actions and
makes them economically more feasible compareddasaof scattered urban develop-
ment (Hall & Pfeiffer 2000).

International demand for social and environmentahcern and greater public
awareness

Urban environmental problems, such as air pollytibe overuse of water resources,
climate change, and resource degradation, crosstyalborders, threaten health, pros-
perity and jobs and affect the whole urban envirenin
Given that environmental problems have become mbw&us and worldwide, it is

argued that there is, both locally and internatiignan increasing interest in environ-
mental issues and recognition of the necessitynefrenmental sustainability. There-
fore, one of the current policy issues in localremaic development is how to match the
growth of interests in environmental issues andasugble development with the per-
ceived need for employment and income generatianb&s Healey 1995).
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Political factors

Due to a trend encouraging the decentralizatioauthfority and decision-making, built
on transparency, trust, accountability and ingonal capacity, there is an increasing
diversity of actors influencing urban policies aeconomies. Consequently, the new
actors range from central to local government, mfirtancial institutions, NGOs, the
media and the private sector, with both its nafi@ma multinational levels, formal and
informal constituents of citizen groups. In thiarfrework, coalitions between powerful
groups play an overriding role in determining stadismorms and shaping the urban
environment. Likewise, Gibbs and Healey (1995) arthat in the future a powerful
local sustainable development strategy will bakiché implemented, though the ac-
tions of local authorities as they are ideally techat the most convenient level to coor-
dinate multi-level strategies. They can deal witioreomic, social and environmental
issues in an integrated way at both the city agiral levels. Correspondingly, McGill
(1998) sees a vigorous local government as theneakdriving force to integrate, both
horizontally and vertically, all the players in thdan sustainability process.

A variety of issues, such as limited political ciolesations, personalized authority
and corruption can confront good governance. Theexl to be local institutions with
competency to organize actions, and an institutiengironment that would allow so-
cial actors to discuss different facets of probleihgs recognised that opening the po-
litical processes and institutions to the partitigga and monitoring of civil society
strengthens the presence of underrepresentedstgened concerns within the decision-
making process (Devine 2002). Of course, publitigpation, by itself, does not guar-
antee sustainable development. It is possible foarticipatory and accountable policy
to go for short-term goals rather than long-terimanr sustainability.

There are two preconditions for efficient publictmapation to happen. First, full
and effective participation can occur only when itifermation is available to all par-
ties affected. Thus, increasing the amount andtgualinformation given, and improv-
ing its distribution and accessibility by the loggvernments, for instance, is crucial
(O’'Neill 1998). Information provision to all parSeis important to guarantee
accountability, transparency and to combat corouptiSecond, effective dialogue,
negotiation and participation can only be betweeuoats. In this context, power
imbalances are one of the major obstacles to iategenvironment and development
policies. Bargaining power inequalities have a @esi potential for hindering
cotissnssse nlikalismermpiasge the fact that thecoafcy of civil society and related in-
stitutions harbours serious risks. Jacobs (199r)example, points out that the expan-
sion of decision-making powers of local governmemithout the social monitor of civil
society can lead to increased corruption, envirartaia@lestruction and the disrespectful
treatment of cultural heritage rather than solowal problems. Per se, urban planning
and management can easily lose its rationalityhenface of political and self-serving
interests.

Conclusion

As our understanding of the urban context and enment increases, it becomes clear
that there are complex urban environmental chadlerig face as well as many factors
influencing them. According to what has been disedsabove, cities are affected by a
number of demographic, economic, social, envirortaleand political factors, which
shape and influence the current and future conditiagheir urban environment.
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The different driving forces affecting the urbanvieonment are interrelated in a
complex way, while having multidimensional outcons®l impacts. Being aware of
these challenges is crucial and essential if smistfor the problems of the urban envi-
ronment are to be accomplished. Therefore, dealitlythe urban environment should
be comprehensive, and based on joint-cooperationcanrdination between various
sectors and actors, as well as on the differemisenf action, in order to be able to ad-
dress these challenges effectively. Hence, a ctsmemalysis of the different driving
forces affecting the Palestinian urban environnagmt their implications will follow up
in Chapter 6.
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Chapter 4
Sustainability and urban development

“Sustainability is a vision and a process, not ardgroduct.” (Newman & Ken-
worthy)

The previous chapter has broadly discussed the afitbenges facing the urban envi-
ronment in the cities, and highlighted the différerfluential driving forces and their
impacts on the urban environment. This chapterpvdceed further in the discussion to
investigate the relationship between the urbanrenment, urban development and the
concept of sustainable development, in order tofglthe characteristics and the differ-
ent dimensions and criteria which lead to sustdenabban development and sustain-
able cities. This chapter will also investigate tledates on the form and structure of the
sustainable city, and discuss how these conceptsnaalels can be operated and moni-
tored at the different levels.

Sustainable development — An old/new notion

The concept of sustainable development is the mtooiulong-term discussion around
the world. Moreover, it is a major concern of akions in view of the need to preserve
the global environment and sustain a better lifepople everywhere. With the rising
interest in sustainability, the term sustainableetigoment also has an influence on
various fields, such as policy and planning, laaresce, design, economics, philoso-
phy, history, ethics, and political science. Thstdny of thinking about sustainable de-
velopment is closely linked to the history of emvimental concerns and people’s atti-
tudes to nature. Both represent responses to aimrsgientific understanding, and
changing knowledge about the world and ideas abaeiety (Adams 1990).

Environment

Society Economy

Sustainable development pillars

Figure 4-1: Sustainable development pillars

Sustainable development has become a fashionabteivenvironmental conservation
groups and in many of the world’s international elepment organizations. It received
its most popular exposition in 1987, in the sigrafit Brundtland ReportQur Common
Future’ of the World Commission on Environment and Depatent (WCED), which
called for emboldened and dramatically new conoagtiof development that advanced
the material needs of the present generation withdepriving future generations of
resources required to satisfy their needs. Neviedhe sustainable development as a
concept had already been promoted in the World &weason Strategy (WCS), which
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was created by the International Union for the @ovestion of Nature (ICUN) (Pearce
1990).

The term ‘sustainable development’ has differenamirggs to different people: to some
it is a contradiction difficult to achieve, anddthers it is a strategy and a holistic vision
of the future. The commonly accepted definitionsabtainable development came in
the Brundtland Report (WCED 1987:43) as:

“Paths of human progress that meet the needs optesent, without compromis-
ing the ability of future generations to meet th@im needs”.

This definition is based on two concepts: the fissthe concept of needs, in particular
the essential needs of the world’s poor, to whighrading priority should be given;
and the second is the idea of limitations on thdrenment’s ability to meet present
and future needs. Consequently, sustainable dawelopis not a fixed state of har-
mony, but rather a process of change in the exioit of resourcesOur Common
Future is significant because it places elements of tieasnable development debate
within the economic and political context of intational development (Adams 1990).
Sustainable development, according to the Brundt@ommission, combines ethical
norms of welfare, distribution and democracy, whéeognizing nature’s ability to ab-
sorb human-made encroachments and limit pollufitaeés 2001).

Despite the simplicity of the Brundtland Commisssodefinition of sustainable de-
velopment, five dimensions can be distinguishedhia concept (Brown 1991, Allen
2002):

— Ecological sustainabilityyhich is understood as the rational managemenatiral
resources, and of the pressures exerted by the wesluced by societies. This im-
plies that non-renewable and other natural ressusice not depleted for short-time
improvements. Furthermore, ecological sustaingbititlinked to the potential of
urban regions to extract natural resources, andaneagement of the productivity
of these resources.

— Economic sustainabilitydefined as the ability of the local economy tetain itself
without causing irreversible damage to the natueaburce base on which it de-
pends. It implies maximizing the productivity ofl@cal economy (urban and re-
gional) not in absolute terms (e.g. increase ohenac capital) but in relation to the
sustainability of the other four dimensions andrthespective capitals.

— Social sustainabilitydefined as a set of actions and policies aimetiaimprove-
ment of quality of life, but also at the fair acede and distribution of rights over
the use and appropriation of the natural and lemltronment. Moreover, it implies
the improvement of local living conditions by rethg poverty levels and increas-
ing the satisfaction of basic needs.

— Physical sustainabilitydefined as the capacity and aptitude of the urhalh énvi-
ronment and techno-structures to support humamtiteproductive activities.

— Political sustainability,understood as the democratisation and participaifothe
local civil society in decision-making processehisTconcept refers to the sustain-
ability of urban governance, i.e. the ability o€&b society to use its political capital
in regulating the relationship between the previmus dimensions.

According to Brown (1991), effective approachestgtainable development must: a)
optimise the use of resources that are availalgallio b) minimize dependence on re-

sources that must be brought in from outside; ¢)seek improvements for which con-

tinuous infusions of existing or new resources ra@eded; and d) conserve those re-
sources that are needed for improvements oveptigeterm.
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Mitlin and Satterthwaite (1994) have developed athir elaboration on the
Brundtland Commission’s definition of sustainablevelopment in order to clarify

which needs should be fulfilled without compromggithhe ability of future generations
to meet their own, and how these multiple goalsustainable development are applied

to cities. The following (Table 4-1) summarizesshédeas:

Table 4-1 The multiple goals of sustainable develemt as applied to cities

Meeting the needs of the present ...

Economic needs:

Includes access to an adequate livelihood or ptoduassets; also economic security when
unemployed, ill, disabled or otherwise unable twuse a livelihood.

Social, cultural and health needs:

Includes a shelter which is healthy, safe, affolelabnd secure, within a neighbourhood with
provision for piped water, sanitation, drainagansport, health care, education and child de-
velopment. Also, a home, workplace and living eoriment protected from environmental
hazards, including chemical pollution. Also impaittare needs related to people’s choice and
control — including homes and neighbourhoods witiey value and where their social and
cultural priorities are met. Shelters and servitest meet the specific needs of children and
of adults responsible for most child rearing (usualomen). Achieving this implies a more
equitable distribution of income between nationd,am most, within nations.

Political needs:

Includes freedom to participate in national andalguolitics and in decisions regarding man-
agement and development of one’s home and neighbodr— within a broader framework
which ensures respect for civil and political riglaind implementation of environmental legis-
lation.

...without compromising the ability of future geneiation to meet their own needs

Minimizing use or waste of non-renewable resources:

Includes minimizing the consumption of fossil fugshousing, commerce, industry and
transport, plus substituting renewable sources avfeasible. Also, minimizing waste of
scarce mineral resources (reduce use, re-use leeogclaim). There are also cultural, histori-
cal and natural assets within cities that are laegable and thus non-renewable — for in-
stance, historical districts and parks and nataradscapes, which provide space for play,
recreation and access to nature.

Sustainable use of finite renewable resources:

Cities drawing on fresh-water resources at levélklwcan be sustained (with recycling and
re-use promoted). Keeping to a sustainable ecabfpotprint in terms of land area on which
city-based producers and consumers draw for agui@liland forest products and biomass
fuels.

Biodegradable wastes not overtaxing capacitiesdwable sinks:
(e.g. capacity of a river to break down biodeghdelavastes without ecological degradation).

Non-biodegradable wastes/emissions not overtaXinige) capacity of local and global sinks
to absorb or dilute them without adverse effects:

(e.g. persistent pesticides, greenhouse gasegdratwspheric ozone-depleting chemicals).

Source: Satterthwaite (1997), after Mitlin and 8ettwaite (1994).
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However, although “sustainable development” haoimecsomething of a “buzzword”
in development circles, it appears to have replaceth esteemed concepts as “growth”,
“modernization”, “progress”, and even “acceleratisyelopment” as the unifying con-
cept for worldwide development activities, (seeureg4-2).

William Rees (1988:279) developed a comprehensefaition for sustainable de-

velopment in which he encompassed the differempesof the concept as follows:

“Sustainable Development is a positive socio-ecanarhange that does not un-
dermine the ecological and social systems uponwb@nmunities and societies
are dependent. Its successful implementation reguintegrated policy, planning,
and social learning process; its political viabylitlepends on the full support of the
people it affects through their government, theicial institutions, and their pri-

vate activities”.
Economic
growth
Local Global
needs needs
Social
needs

Figure 4-2: Sustainable development balance andsiog goals and values (Ravetz 2000,
based on WCED 1987)

Since the beginning, sustainable development wasggated as the concept that
could (Estes 1993):

— provide a new vision for national and internatiodevelopment;
— unify the disparate elements that make up the dpwatnt community;

— ease the unbearable pressures on the planet'sefgpsystems in rich and poor
countries alike;

— lead to the formulation of new solutions to theureent socio-economic needs of
the world’s least developing countries;

— support significantly improved relationships betwee governmental, business
and voluntary sectors; and,

— provide greater assurance that contemporary appeedo development would not
deprive future generations of the resources nefmdteir development.

Principles of sustainable development

Sustainable development has general principlesctivatin elements which address the
main three aspects of sustainability: environmeadnomy and society. The following
(Table 4-2) presents these principles accordinipeo respective interest. However, in
order to implement these principles successfutigrd is a need to resolve the conflicts
of the three interests: economic growth, socialitggand environmental protection.
Generally, the term sustainable development focosethe relationship between man
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and, nature, natural resources and their abilitméet the needs of man, and the conflict
between this coverage and the protection of natesslurces. The main challenge is to
find a way to secure sustainability on earth antea® the desirable balance between
needs satisfaction and environmental protection.

Table 4-2 Principles of sustainable development

Interests Principles
Environmental protection | Protection of natural - This activity must respect and preserve
environment biodiversity

- Development should be harmonious
with a landscape context

- Increase of pervious surfaces and inter-
connectivity of critical mass of land are
other ways of the protection

Minimal use of non- - Developers or polluters should be li-
renewable resources  able for the cost of pollution and other
and reduction of waste harms

outputs - Natural resources should be used only
at the rate at which they can be regener-
ated

- Waste has to be reduced and recycled

Economic growth Place-based economic - Economic activities should be related
vitality and diversity. to the natural resources of the region and
should not harm its ecosystems

Satisfaction of basic - Instead of excessive and huge devel-

human needs. opment, the development should meet
basic human needs, such as appropriate
home size, security, safety and healthy
social environment

Social justice (equity) Social equity (intra- - Consideration for the low-income
generational and inter- population and not deprive them of basic
generational equity) property rights

- Consideration for future generations’
rights to use natural resources and land

Source: Park 2001

The urban agenda

Within the process of advancing urbanization, mainldeveloping countries — where it
is estimated that 61% of the world population Wwa! living in cities by the year 2025 —
and the ‘counter-urbanization’ or outward migration many developed countries,
threatening the viability of both urban and runadas, the need has emerged for a local,
national and international responsibility to promaehore sustainable development in
both rural and urban areas.

The following is a general review of the main aitiés and documents created by
the United Nations programmes on the urban agenda:
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The United Nations Development Programme (UNDP)

The UNDP programme has been an important contniiot@hanging shifts in urban
policy. This new policy is based on an understagdmat urbanization is a complemen-
tary process of economic development (UNDP- Citi@30).

The Human Development Report focused on the fotigwinain items (UNDP -
Human 1991):

— Alleviating urban poverty by promoting income-geat@yn activities and transform-
ing the role of the informal sector;

— Promoting enabling and participatory strategiegtierprovision of urban infrastruc-
ture and affordable shelter;

— Improving the environmental conditions in urbanasrey:
Promoting energy efficiency in the short term,
Developing alternatives to fossil fuel in the longen,
Shifting to other forms of mass transit,

Improving the efficiency of waste-collection andglbsal systems and extending
waste-collection services to the urban poor.

— Strengthening the capacity of local governmentaahdinistration;
— Expanding the role of private sector and NGOs.

The United Nations Centre for Human SettlementsGHE)

In addition to initiating debates and assistingseturing the cooperation of member
governments on the human settlements and sustitiynadsues, the UNCHS has been
actively involved in two programmes that concerbaur environmental management.

The first programme is thdrban Management Programm{&MP), which focuses
on capacity building, especially in relation to gommental management at city level as
well as national level. The second programme isShbstainable Cities Programme
(SCP), which focuses on improving the environmeptahning and management ca-
pacity in municipal authorities, and on enhancihg tontinued availability of natural
resources and reducing the environmental hazamtstiineaten the sustainability of
growth and development.

Agenda 21 — Earth Summit

“Promoting Sustainable Human Settlement Developimisnthe title of Chapter 7 in
Agenda 21 of the Earth Summit. This document raikedollowing issues to the status
of programme areas (UN 1993):

— Providing adequate shelter for all;
— Improving human settlement management;
— Promoting sustainable land-use planning and managiem

— Promoting the integrated provision of environmenitditastructure (water, sanita-
tion, drainage, hazardous, and solid waste managgme

— Promoting sustainable energy and transport sysiemmsman settlements;
— Promoting human settlement planning and managemeintaster-prone areas;
— Promoting sustainable construction-industry adasit

— Promoting human resource development and capaaiifg for human settlement
development.



41

There is a clear linkage between urbanization agdndla 21, and this is the focus of
other global meetings like the ‘Habitat II' andtdsbul +5’. Such meetings are essential
for building networks and spreading ‘best practices

The success of Agenda 21 depends on its abiliipfloence the local context and
provide a policy framework directed to desirablditmal, economic and social objec-
tives. The Agenda should represent a national comenit to a new set of policies that
local pressure groups can use to persuade thearigoents to take concrete steps to-
wards sustainable development (Hassan & Zetter)2002

Urban environmental sustainability

The urban environment is a dynamic and multi-fatgitkenomenon with its history,
built form and at least four different forms of @ap— economic, social, ecological and
cultural. The interaction between these differeapitals/dimensions makes urban sus-
tainability a type of challenge where the incregsintricacy of urban environment
means that urban sustainability cannot be addrdssedone perspective or one scien-
tific discipline (Munda 2001). In order to clarifize link between sustainability, urban
environment and cities, Ravetz’s approach (Rave@Pto defining sustainable urban
development has been followed, this approach statttsthree linked definitiortg

1.'‘Urban enviro n- 2.‘Urban devel-
mental sustain- opment’

3.‘Sustainable
urban develop-

ability’

The balance of urban
systems with their long
tern environmental
resource base. As
each of these has
many definitions and
continually changes,

The evolution and
restructuring of urban
systems in their global
context — also a direc-
tion not a goal.

ment’

Actions which steer
the evolutionary proc-
ess of ‘urban devel-
opment’ towards the
moving balance of
‘environmental sus-
tainability’.

‘sustainability’ is a
direction not a fixed
goal.

Figure 4-3: Ravetz approach to defining sustaiealsban development (Ravetz 2000)

However, urban environmental sustainability is @aofixed plan; cities continue to
evolve and interact at both local and global lewela world running in a state of flux,
and in an endless race for economic growth.

Sustainable urban development

The conception of ‘sustainable urban developmemtgs together ‘environmental sus-
tainability’ with ‘urban development’ — indeed a&hicombination, as mentioned above.
This concept has come to be used frequently inliteeture, especially during the

1990s, where urban sustainability as a practicihitien is surrounded by assumptions
and value judgments. According to the UN-HABITATO(2:4), sustainable urban de-
velopment is defined as:

2n this section the term ‘urban’ is taken genersilynean a city or a city-region system
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“A dynamic, multi-dimensional process covering emwmental as well as social,
economic and political-institutional sustainabilitit embraces relationships be-
tween all human settlements, from small urban esnto metropolises, and be-
tween towns and cities and the surrounding ruralees.”

Urban sustainability means the creation of an udsarironment providing opportuni-
ties for social interaction, cultural enrichmerdpeomic efficiency and a high quality of
life. Sustainable urban development may also besrstolod as the maximization of
efficiency in the use of resources, maintaininguredtresource stocks at or above their
present level, social equity in the distributiondefvelopment costs and benefits and the
avoidance of unnecessary foreclosure of future I[dpweent options. Urban sprawl,
congestion, increasingly poor air quality, and sge of land for affordable housing are
some of the symptoms of unsustainable urban dewedap(Keles 2001).

Drakakis-Smith (1995) argues that any discussiomrtan sustainability has to ad-
dress issues of equity, social justice, basic hunesmds, environmental awareness and
integrity at the philosophical and ethical levelvesl as addressing issues like employ-
ment, poverty, health, urban physical environmaritastructure and institutions at the
policy level. He suggests that the following requents must be satisfied in order to
report sustainable urban development in an urbategt 1) equity, social justice and
human rights; 2) basic human needs; 3) social émoiceself-determination; 4) envi-
ronmental awareness and integrity; and 5) awaresfdsser-linkages across both space
and time.

Example
= Role of the state
= Democratic
institution

Example
= Urban fiscal base
= Access to adequate

incama i
\/ / Political \

Economic
———_ Sustainable —

urban
development

/N

Demographic

Example
= Basic needs
= Human rights

Environmental

1

‘ Example Example
= Sustainable use of renewable - Fertility
1ESOUrces = Migration
= Minimal use of non-renewable . ethnicit
resources Y

= Appropriate physical planning

Figure 4-4: Components of sustainable urban devakam (Drakakis-Smith 1995)

However, it is important to notice that differemnemunities are likely to develop
slightly, or even significantly, different conceptisations of urban sustainability, de-
pending on their current economic, environmentad ancial circumstances and on
community value judgments (Maclaren 1996). Likewisey (1999) draws attention to
the fact that each individual city may have its owery specific structure, socio-
economic and historical conditions. This means thatpath of an existing city towards



43

sustainability depends upon the characteristicshaf city, and there is no standard
blueprint for building a sustainable urban develepim

Principles of sustainable urban development

Sustainable urban development is based on cerémerig principles which are used in
managing resources over space. Essential to theepb@re two inter-related compo-
nents: human beings and the natural environmentdgeaphic stability in terms of
fertility rates, migration patterns and ethnic casigions, as well as a respect for the
ecosystem are essential to uphold sustainability.

Reverence for the ecology goes beyond an ethitgedatiobn of natural resources and
demands intra- and intergenerational equity (WCEB7). Additional principles can be
derived from these two vital ones. Intra- and ikgenerational equity cannot be attained
without long-term economic affluence and a plutalisociety defending social and
geographic equity. The latter is related to theyiag capacity of a place and conserva-
tion of natural resources. In other words, a city&alth should not be measured in eco-
nomic terms alone; social and environmental cap#éaé also important. The following
(Figure 4-5) shows these basic and derived priasipf sustainable urban development
in an urban context. Moreover, it illustrates lotgrm views and approaches which can
truly combine horizontal policies at different geaghical levels and new modes of
governance that encourage discourse and collet#amming. Accordingly, these de-
mand changes in laws, public administration, magkeictice, and the socio-cultural
mindset within society.

Requirements for sustainable urban development

Before operating the concept of sustainable urlareldpment at the city level, there
are certain requirements (prerequisites) that bave fulfilled. These requirements are
summarized in the following:

— the existence of a national policy of sustainalg@eetbpment, decisions on levels of
achievement of sustainable development for thewifft sectors or cities;

— the resources are appropriately priced, and thaures rights are unambiguous;
— coordination across the different sectors and andiffgyent institutions is possible;

— it is possible to “conserve” or “decrease” natuedource use through policy inter-
vention;

— projects appraisal systems, discount rates and d#wsion criteria are suitable to
take into account the environmental costs and liter@fdevelopment actions.

Accordingly, the fulfilment of these prerequisitesnstitutes the supporting settings
which assist in carrying out and operating a maisgasnable approach to urban devel-
opment in the cities.
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The city and sustainable development

Cities play an important role in meeting the gaxlsustainable development. As trends
indicate the great majority of world populationgeneral and developing countries in
particular, will be living soon in towns and citida order to perceive the relationship
between sustainable development and the city,stilsstantial to conceive the city con-
text, structure and function, and how the differfeators affect its future developments
and transformations.

Generally,the city can be described as an artificial, non-naturalirenment, but
embedded in nature and which must have an ecoldzatance. Cities damage the natu-
ral environment and exploit natural resources inuasustainable manner, which can
risk long-term prosperity and social well-being. Asted in the Brundtland Report
(WCED 1987), worldwide, city-based producers andsconers are responsible for
most of the renewable and non-renewable resoumsucgption and waste generation.
However, cities are also essential for economicodppities and social interaction, as
well as cultural and spiritual enrichment. Lookiaigthe city as a socio-economic sys-
tem, it confronts the challenge of sustainabilitypath the local and the regional levels
and acts as a window on the interaction betweetitutienal arrangements and local
actors and between the environment, economy aridl staicture. Therefore, the suc-
cessful city in sustainable development terms is where many different goals of its
inhabitants and enterprises are met, without pgssists over to other people or other
regions.

Sustainability has become an aspect of city deved which has become more
significant through the modern way of life, modewmmunication facilities, modern
technologies and innovations, and through natiandl global interaction (Finco & Ni-
jkamp 2001). On the other hand, cities are noicsftenomena: they are always in a
state of flux, and urban life is in an incessamaiyic which may change the roles and
functions of the cities and lead to variable perfance patterns. According to Finco and
Nijkamp (2001), transformations in cities are uludriven by economic processes and
by the emergence of the new information technolpgnadigm, in addition to the socio-
cultural values of the local and national communiwtyiich shape the transformation
process in the long term. Paradoxically, and utitisrmomentum of change and trans-
formation, what does sustainable development miéanything, in cities? In addition,
can cities be sustainable? These basic questiendifficult to answer since there is as
yet no city that has proved to be utterly sustdmadowever, in order to mediate this
vagueness, it is useful to review the general defirs, principles and characteristics of
the sustainable city, as well as its form and $tme; as they are presented in literature,
keeping in mind that there are many different debat

Defining the sustainable city

In general, there is no clearly agreed definitisrtawhat the terms “sustainable cities”
and “sustainable human settlement” mean. A diveasge of environmental, economic,
social, political, demographic, institutional andataral goals have been said to be part
of “sustainable development”. According to the UNEH Sustainable Cities Pro-
gramme — thesustainable citys defined as “a city where achievements in speiab-
nomic and physical development are made to lastan advanced explanation of this
definition, a sustainable city is elaborated as wéch “has a lasting supply of the
natural resources on which its development dep¢unsis at sustainable yield) and a
lasting security from environmental hazards whidyrthreaten development achieve-
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ments (allowing acceptable risk)” (UNCHS 1996). eéspondingly, the Habitat agenda
suggests that sustainable human settlement shtrukike efficient use of resources
within the carrying capacity of ecosystems and iake account the precautionary prin-
ciple approach, provide all people, in particulaosde belonging to vulnerable and dis-
advantaged groups, with equal opportunities forealthy, safe and productive life in
harmony with nature and their cultural heritage apditual and cultural values, and
ensure economic and social development and envenhprotection, thereby contribut-
ing to the achievement of national sustainable ldgvaeent goals” (HABITAT 2002).

Characteristics of the sustainable city

Several sets of principles and characteristicshef dustainable city have been devel-
oped, for instance the guiding principles for simsthle spatial development of the
European Continefif the Aalborg Chart& and the Melbourne principles for sustain-
able citie®. The different charters and principles have mdogesimilarities and pro-
vide a simple set of statements on how a sustaraty would function. For example,
the Melbourne Principles (UNEP 2002) were develofeduide thinking and offer a
strategic framework for action. Bearing in mindttti@ese principles are not prescrip-
tive, they only assist cities to develop sustaieamlutions that are relevant to their
particular circumstances. In addition, they carphibe decision-makers and citizens to
come together and cooperate in transforming ctbesustainability. As general com-
mon characteristics of the sustainable city, thébllerne principles are listed here:

— Provide a long-term vision for cities based on aiasibility, intergenerational, so-
cial, economic and political equity, and their wmiduality.

— Achieve long-term economic and social security.

— Recognize the intrinsic value of biodiversity aratural ecosystems, and protect and
restore them.

— Enable communities to minimize their ecologicaltfomt.

— Build on the characteristics of ecosystems in tegetbpment and nurturing of
healthy and sustainable cities.

— Recognize and build on the distinctive charactessdf cities, including their hu-
man and cultural values, history and natural system

— Empower people and foster participation.

— Expand and enable cooperative networks to work tdsva common, sustainable
future.

— Promote sustainable production and consumptiooutir appropriate use of envi-
ronmentally sound technologies and effective denmadagement.

— Enable continual improvement, based on accountgbiifansparency and good
governance.

The vision of the Melbourne principles confirms iagthat sustainability is an inte-
grated whole. It is not just about a clean envirentnor economic development that
minimizes environmental destruction. It concerrselit also, by necessity, with social

2 These principles were adopted during the Europearie@nce of Ministers Responsible for Regional Plagni
(CEMAT) in Hanover in September 2000

2The Aalborg charter was adopted at the Europeane@amfe on Sustainable Cities & Towns in Aalborg, rherk
in May 1994

2 The Melbourne Principles for Sustainable Citiesendzveloped at an International Charrette held itbdene in

April 2002, and organized by the UNEP
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and governance systems. The previous definitionchadacteristics of sustainable cities
reflect an ideal image which every city tries thiege despite the differences and par-
ticularity of each city, whether it is in a devedmpor developing country. In addition, it
is essential to keep in mind that these principkage little value unless they are modi-
fied for the particular city and supplemented bgisien-support tools which can assist
cities to become more sustainable. According toe&dP001), the transformation of
cities to sustainability requires cooperation bemwealifferent levels of government,
resource managers, the business sector, communitpgyand all citizens. Such collec-
tive and individual contributions are fundamentalimproving the sustainability of
cities.

Form and structure of the sustainable city

Urban form and structure are important factorsdetermining sustainability, i.e. the
shape, size and density of settlement patternsigbpaganization). Intense efforts have
been made to find a city form and structure thatsea no environmental strain is so-
cially not stratified, and functions optimally aedonomically. In the spatial planning
literature, there are several debates about whigliarm and structure is more sustain-
able; a brief review of these debates is includex o clarify the spatial and physical
dimensions of the sustainable city.

Debates about the sustainable city form and stmgctu

In the search for the form and structure of théasnable city, there are many debates
on which type of city can be more sustainable. Fi®99) has exemplified the different
arguments that are related to city form and strnectde sorted these debates into three
groups, the Centrists, the Decentrists and the Compromise jposit The first group
has defended the “Compact City€oncept, and it includes, for instance, the Giean
per on the Urban Environmén{CEC1990), Jacobs (1961), Newman and Kenworthy
(1989), EIlkin et al. (1991) and others. They arthet the compact city has environ-
mental and energy advantages and social benafit&ximple, a compaction of urban
development results in a high population densdie$ consequently preservation of the
countryside; affordable public transport increageseral accessibility and mobility and
reduces vehicular traffic volumes. The feasibibfymixed uses and compact population
densities are seen to be more efficient with regarenergy use due to the lower con-
sumption of fossil fuel, and also have health biéneffikewise, compaction provides a
potential for social mix when supported by a broaage of dwelling types. In addition,
the concentration of local activities in commurstend neighbourhoods can result in a
high-quality life, safe and lively surroundingsri8s 1996).

Nevertheless, there are many who also opposedet&Ctmpact City concept and
supported the “Decentralized Concentration” conc&pts model is based on a multi-
nucleated city or even city region; in contrasthte compact city, the different uses are
not concentrated in the mono-core, but are dispgerge a number of smaller centres
forming the heart of urban districts, towns oragjés (Frey 1999).

24The concept of the Compact City has been dominatehidognodel of the densely developed city core. Tdes is
to some extent based on urban containment to pravitbncentration of socially sustainable mixed tisat will
concentrate development and reduce the need &l tthus reducing vehicle emissions (Jenks, BurtoiVi&
liams 1996).

% Green Paper on the Urban Environment publishethé@European Commission in Brussels, which highliges
functional, social, economic, and environmentabfems of today’s cities and puts forward objectiaad direc-
tives towards a more sustainable urban environ@&Ba€ 1990)
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The third group, which represents the compromisgtioos (Breheny 1996; Scoff-
ham & Vale 1996), proposes that the community diviiual neighbourhoods should
develop a strong identity and control over locaorgces. Nevertheless, this concept
demands a degree of local autonomy based on twaatimms: first, the people in a
neighbourhood know best what their needs and dgpisaare, and, second, they can
take more responsibility in developing their neighthood, (see Figure 4-6).

(a) (b)

a) Large concentrated centers;

b) Decentralized but concentrated &
compact settlements linked by
transport;

c) Dispersal in self-sufficient

communities
(©

Figure 4-6: Alternative forms for sustainable c#tigfHaughton & Hunter 1994)

Frey’'s conclusion to the debates was that ther@isonfirmation that any of the city

models is associated with considerably higher warelolevels of energy consumption,

and that investigations of the correlations betweansport systems, population densi-
ties and energy consumption are to a large exteonclusive (Frey 1999).

Criteria for sustainable city form and structure

In the literature, there are many debates about ghalities a sustainable city should
have. However, bearing in mind that each specific ltas its existing morphological,
climatic, topographical and socio-economic condsi@and properties, it is still possible
to recapitulate the different features of the soatale city debates, and to come up with
criteria and characteristics that generallyvalid and do not depend on the specificity
of a certain city, location or place.

The explanation of what makes a sustainable citgityr region has followed a
somewhat inconsistent and, in some cases, rathergdinized sequence of arguments
and counter-arguments. Frey (1999) has evaluatedpénformance of different city
models and, based on the generally agreed susiéinabteria that resulted from the
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review of the sustainable city debate, he propdlsedollowing criteria for anoresus-
tainable city form and structufe

Table 4-3 Commonly agreed criteria for a more simsthle city-region form and structure

— Physical properties of the city / city region:
— Degree of containment (compactness) of development
— Population density relative to land needed
— Viability of mixed uses

— Provisions of the city / city region:

Viability of public transport

— Dispersal of vehicular traffic

— Access to services and facilities

— Access to open spaces (parks, countryside)
— Environmental and ecological conditions

— Environmental conditions (noise, pollution, congastcrime)
— Socio — economic conditions:

Potential for social mix through variety of housing
Potential for local autonomy
Potential of self-sufficiency
— Degree of adaptability
— Visual-formal quality:
— Imageability of the city (the physical entity) asvhole
— Imageability of parts of the city (neighbourhoodsstricts, towns)
— Sense of place and centrality

Source: Frey 1999

Comparison of the performance of different city moels

Frey (1999) has compared six models of the settiénf@ms presented in Kevin

Lynch’s Good City Form (Lynch 1985) and evaluateelit performance on the basis of
the generally agreed sustainability characteristiosientioned above. The following
(Figure 4-7) illustrate these different models:

2For more details on the characteristics and thispeance of city models refer to Frey, 1999
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The Star City

The Core City

The Galaxy of settlements

Multi-star city structure

The Polycentric net / Regional City

The Linear City

Figure 4-7: Models of settlement forms (Frey 1999)
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The evaluation results of the expected performafidke six city models are presented

in the following (Table 4-4):

Table 4-4 Comparison of the expected performandeeodlifferent city models

Criteria Cpre Star S_at. TOD’s Ljn. Reg.
city city city TND’s city city

Degree of containment of development + +/- +/- - - +/-
Population density relative to land + +/- + + + +
needed
Viability of public transport + +/- + - + +
Dispersal of vehicular transport - +/- +/- + - +/-
Viability of mixed uses + +/- + - +/- +/-
Access to services and facilities +/- +/- +/- - +- +-
Access to green open spaces - + + + + +
(parks, countryside)
Environmental conditions - +/- +/- + + +/-
(noise, pollution, congestion)
Potential of social mix through variety of +/- +/- + +/- +/-
housing
Potential of local autonomy - +/- +/- + +/- +/-
Potential of self sufficiency + + + + + +
Degree of adaptability of city to chang- - +/- +/- - +/- +
ing conditions/needs
Imageability of the city (the physical | +/- +/- +/- - - +/-
entity) as a whole
Imageability of parts of the city +/- +/- +/- + +/- +/-
(neighbourhoods, districts, towns)
Sense of place and centrality +/- +/- + - - +
Equal weights -1 +2 +6 +1 +1 +6
Weighted (bold) -4 +1 +2 0 0 +3

Note: Sat.= satellite, TOD= transit-oriented development, TN® traditional neighbourhood de-
velopment, Lin.= linear, Reg.= regional.

Source: Frey 1999

Frey’'s (1999) previous comparison and evaluatialicetes that the regional city model
— that is to say a composite city form, perhaps @mbination of smaller core, star,
satellite and linear cities — can take on pradiicahy configuration and can respond to
local conditions. It would therefore, seem to be thost appropriate urban model, po-
tentially with the lowest degree of rearrangemenuired.

Debates for the regional city model

The regional, composite or ‘net’ city model hasagion of continuity over the areas of
an entire region and includes open countrysideiwits structure. In addition, it com-

bines a hierarchical microstructure of neighboudwalistricts and towns, and an inte-
grating transport macro-structure allowing the paitthe microstructure to form urban
regions, which seems to offer opportunities for tbgeneration of existing cities. The
‘net’ may consist not only of cities of equal swtbut of a combination of independent
neighbourhoods, districts, towns or villages, whiohy be more or less densely inte-
grated, or more rural or more urban.
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According to Frey (1999), many potentially sign#fit advantages can be achieved
by the regional city model in terms of sustainayaili

— In formal and spatial terms, it may provide a seofsplace and a focus for a sense
of belonging for the inhabitants of the individed¢ments of the net.

— In socio-economic terms, the decentralization ahemf the central city functions
into towns and district cores (if not neighbourhamahtres) is likely to achieve a
mixture of uses, and a high degree of interactiagh and access for communities.

— In environmental terms, the inclusion of open cogsitle in the city structure would
enable the building up of a symbiotic relationshgiween city and countryside.

— In functional terms, the regional city model wowaltbw the formation of small and
large conglomerations of settlements of more raralirban character by applying
the principles of hierarchical and network struetur

The ability of the regional city model to respormddhanging conditions and require-
ments is high due to its flexibility; the structueelikely to be adaptable to most local
conditions, and applicable to many already paytiddcentralized cities and areas.

Operating the sustainable city concept

Operating the concept of sustainable city requasre intervention to reduce the envi-

ronmental impact of urban areas, improve the hedlthsidents, and increase economic

productivity while lowering the incidence of poweriThe success of such interventions

depends clearly on three major background detemtsn@eitmann 1999, Finco & Ni-

Jjkamp 2001a):

— Institutional factordmanagement and organization of the urban energgrs@ub-
lic-private modes of cooperation etc.);

— Attitudes and behaviour of citizer{Bfestyles, mobility patterns, environmental
awareness etc.);

— Urban structure and morphologfpopulation density, urban form, transportation
networks etc.).

In addition to the previous background determinathisre is a need for a national sus-
tainable development strategy which can steerdhbiese of development at the different
levels towards more sustainable city developmesd will be clarified in the following
section.

The need for a national sustainable development sttegy

A national sustainable development strategy indgdhe way in which the country is
addressing the challenge of progressing towardga#ds of sustainable development.
Therefore, there is a need for a national sustéenddévelopment strategy to direct de-
velopments on the different levels (national, regioand local) on the path of sustain-
ability. This strategy, however, should be basednughe following elements (OCED

2001, Leitmann 1999, Finco & Nijkamp 1999):

— Integration of economic, social and environmentajectives, and balance across
sectors, territories and generations:

- Linking local, national, regional and global prites and actions
- Linking the short term to the medium and long term.
- Linking the national, regional and global levels



53

- Linking different sectors

- Coherence between budgetary and strategic pr®ritie

Broad participation and effective partnerships

- Institutionalized channels for communication

- Access to information for all stakeholders and @fie networking
- Transparency and accountability

- Trust and mutual respect

- Partnerships amongst government, civil societygbe sector and external insti-
tutions

Country ownership and commitment

- Strong political and stakeholder commitment

- Sound leadership and good governance

- Shared strategic and pragmatic vision

- Strong institution or group of institutions speatimg the process
- Continuity of the national sustainable developnstrategy process
Developing capacity and an enabling environment

- Building on existing knowledge and expertise

- Building on existing processes and strategies

Focus on outcomes and means of implementation

- The means to assess and agree on priority issydgde

- Coherence between budget, capacity and strategyti@s

- Realistic, flexible targets

- Linked to private-sector investment

- Anchored in sound technical and economic analysis

- Integrated mechanisms for assessment, follow-ugduation and feedback

However, in order to have an efficient sustainatdgelopment strategy which guides
developments towards more sustainable city devetopnthis strategy should be prac-
tically reflected in:

Legislation (policies and regulations),
Mechanism (tools and instruments),
Integration (cross sectoral and cross regional),
Enforcement (implementation), and

Commitment (continuity), which operate on the nagioas well as on the regional
and local levels.

For instance, policies addressing the sustainableldpment of cities should cover
multiple fields like urban rehabilitation, urbamtause, urban transport systems, urban
energy management, urban architecture and conservpblicy, and urban cultural
policy. In due course, measurable indicators, miclg minimum performance levels
and critical threshold levels, will then have to defined, estimated and used as fore-
casting tools to improve awareness of sustainageldpment issues in cities. Subse-
guently, local authorities will have to share thasks with all other actors in the urban
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space, including the private sector, in imposing araintaining these critical thresholds
(Finco & Nijkamp 2001a). Eventually, an effectivational sustainable development
strategy should be based on timely action, andldhegognize and reconcile necessary
trade-offs, while constantly seeking win-win outasn

Operating sustainable development at the communitievel

In practice, the objective to move towards beconarsgistainable city needs to be set in
the context of a broader sustainable society. Tfeeteveness and viability of having
sustainable development in the cities are base@mgton having national sustainable
development strategies and policies, but also erdtal communities and their aware-
ness and sense of responsibility towards theiesitAccording to Richardson (1994)
“Making our communities sustainable”, and based&TEE’, there are twelve princi-
ples to be considered by communities that are b@ggnto address the question of sus-
tainability. These principles characterize the @anstble community and neighbourhood,
and summarized in the following points. The susthie community:

— recognizes that growth occurs within certain linatsd is ultimately limited by the
carrying capacity of the environment;

— values cultural diversity;
— has respect for other life forms and supports biedity;

— has shared values amongst the members of the coitynfjoromoted through sus-
tainability education);

— employs ecological decision-making (e.g., integratbf environmental criteria into
all municipal government, business and personakmecmaking processes);

— makes decisions and plans in a balanced, openexidlé manner that includes the
perspectives from the social, health, economic emdronmental sectors of the
community;

— makes best use of local efforts and resourcesuassolutions at the local level);
— uses renewable and reliable sources of energy;

— minimizes harm to the natural environment;

— fosters activities which use materials in continsioycles;

— does not compromise the sustainability of otherroomities (a geographic perspec-
tive);

— does not compromise the sustainability of futureegations by its activities (a tem-
poral perspective).

Although governments can help communities to moveatds sustainability, the initia-

tive and the continuing cooperative effort must ednom within, reflecting the charac-
ter, the determination, and the consensus of tharamity itself. In addition, the best
starting-point is the development of a communitgésnmon vision, a shared picture for
their city in the future.

Monitoring and evaluation

Regular monitoring and evaluation are essenti#hénprocess of shifting towards more
sustainable urban development, and more sustaiyalhilcities. Moreover, monitoring

2TORTEE is the abbreviation for the Working Groupta Ontario Round Table on Environment and Economy
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helps to identify the emerging urban environmergatial and economical issues, thus,
they can be addressed before they become costigenwes. On the other hand, moni-
toring helps in assessing the implementation abagtlans so that they can be adjusted
and improved. Monitoring can be done by using eofetdicators whereas evaluation
entails the periodic analysis and assessment sé timelicators and other information to
identify emerging problems and measure the impattsnplementation. Thus, such
indicators, on the one hand, should representanbalbetween the necessary quality of
information and the costs involved, and, on theeptimand, have to be related to eco-
nomic, social, spatial and cultural dimensionshef tity. The results of monitoring and
evaluation can be used for improving the perforregheitmann 1999).

Indicatorscan be divided into two categories — purely phafsiedicators, which are
typically chosen from existing data sets that dready accessible, and policy indica-
tors, which can be either physical measures orgs®dndicators that are specifically
selected to determine whether a city is achievipglay objective (Society for Devel-
opment Studies 1997). Based on different expergreed in addition to being devel-
oped in a participatory manner and linked to theaordevelopment process, a useful
and realistic set of urbaindicators should have the following characteristics (Young
and Ryan 1995, Society for Development Studies 997

— Measurableindicators should be quantifiable.

— Based on existing dat#éhey should be extracted from reliable existinfpimation
to speed up their use and minimize costs.

— Affordable the financial cost and time required to assenablg analyze indicators
should be prescribed by a predetermined budget.

— Based on a time seriethe same indicator should be collected over aleggnterval
so the change can be evaluated.

— Quickly observableindicators that can be developed soon after dallaction are
more useful than those that require lengthy pracgss

— Widely acceptedndicators must be understood and accepted bg.use

— Easy to understandndicators should be reported in a simple faslsiorthat a wide
range of people can understand them.

— Balanced indicators should be politically neutral and alldor measurement of
both positive and negative impacts.

One example of an urban sustainability indicatoasnework is the PSR (Pressure —
State — Responsejramework, which developed in the early 1990s iy ©ECD (Or-
ganization for Economic Co-operation and Developinand now forms the basis for
environmental assessment and reporting. Indicdtora an integral part of the PSR
framework.

The OECD (1994) has drawn up a long list of elem&rhich are decisive for urban
environmental quality and which would have to bduded in such an indicator system,
such as housing, services and employment, amhieitoemental nuisances, social and
cultural concerns, etc., as illustrated in (Figd+@).

ZBpressure: refers to the pressure the human squittyon the environment as a result of human gesvitrade and
consumption.

State: is related to the condition (typically o¢ thnvironment) that results from the pressured) asgollution levels
or degree of land degradation

Response: relates to actions taken by society aautierities to prevent negative impacts on thérenment, to
conserve resources, or to correct existing damage
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Figure 4-8: The PSR conceptual framework for urbastainability indicators (OECD 1994)

Conclusion

Sustainable development is not a new concept; @nievolution of many preceding
environmental and conservation movements, whicle tedways called for the protec-
tion of nature and conservation of resources. Tgeificance of sustainable develop-
ment as a concept lies in its multidimensionalitg aurability, as it connects different
issues, actors, times, and spaces, as well asngekfllance between economic, social
and environmental aspects. Sustainable developmespjte its vagueness, has become
the central concern of many national and intermati@gendas.

In order for the sustainable development concepetmnd being a slogan, it should
first be defined in the specific context (country, regar city level).Secondit should
be translated into a more practical and applic&tnim. Third, it should also become a
base for the national, regional and local develagrs&ategies; it should be embedded
in legislation, policies, and implementation meakars. Each country should develop a
vision of its sustainability that is based on its owndseand priorities, beyond the inter-
national concerns.

Obviously, there is increased concern in the soghality of cities and urban devel-
opments. Different concepts have been introducech as sustainable urban develop-
ment, the sustainable city, and sustainable urb#ioiz, which, despite their different
overlapping terminologies, share a main commononoéind concern with the well-
being of people and the protection of the enviromime

Different planning debates argue that the form stnacture of the city influence its
sustainability, although there is no optimal cityrh that causes zero environmental
stress, is socially not stratified, and functiopsmally and economically. Nevertheless,
some general criteria — such as the degree of ottmgss, population density, viability
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of mixed uses and public transport, as well agtiogision of and accessibility to open
and green spaces — can indicate the performankctharsustainability of the city.

Eventually, promoting and operating sustainablestiggment in cities requires high-
level and long-term political commitment, integtiinking and planning, effective
public involvement and patrticipation, as well agstant monitoring and evaluation.

The theoretical framework and debates presentdtlisnchapter can be used as a
supporting reference and starting point in introdgcdefining, and promoting the con-
cept of sustainable development in the contexhefRalestinian cities. Understanding
the different dimensions of sustainable developneentept and its applications in cit-
ies is the base for defining what sustainable agreknt means in the context of the
Palestinian cities, as will be discussed in thiofaing chapters.
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Chapter 5
Research methodology

After having presented a general overview of tlagesof the Palestinian cities and the
different theoretical debates about the sustaindélelopment concept and its applica-
tion in cities, before proceeding in the detailealgsis and investigations it is now im-
portant to highlight again the research problem #edguiding questions and proposi-
tions. Moreover, it is essential to illustrate thethodologies employed and the logic of
the research strategy and design, as well as #igt@al research approach adopted and
its validity, as will be demonstrated in the folliony sections.

Problem statement

Palestine is a small country, but one which isffgenajor future challenges symbolized
by the high population growth rates, scarcity eidaand rapid urbanization. The Israeli
occupation to the Palestinian Territories and theeace of an independent and effective
Palestinian planning system have led to the detdram of the physical environment of
the Palestinian cities (among other economic, $quiditical and ecological aspects).
Urban development in the cities was not based otepéve strategic plans consider-
ing the present and future needs of people. Thexetbe result was more random city
growth, expansion into agricultural land and ndtlaadscapes, depletion of natural
resources and cultural heritage sites, and thertlmt of the image and skyline of the
cities, amongst other social and environmental lprab. The political changes in the
country affect the mode and pace of urban developmehe cities. For instance, look-
ing at experience after the Oslo Interim Agreemerihe early nineties, the Palestinian
cities have witnessed a huge and rapid developprectss. On the other hand, if any
peace agreement between the Palestinians and israehieved, then the question of
the Palestinian refugees who might return to theime country will be raised. The
demographic changes and the increase in the alt@gtypopulation growth rate have
to be considered, and, accordingly, also the deweémt and urbanization process in
order to meet the needs of the population. Pagtreeqice and the different challenges
facing the Palestinian cities, in addition to tleufe uncertainties, provoke questions
about future developments in the Palestinian ¢itlesr pattern, form, and structure.

Research questions

From the above stated research problem, it is avitdhat this research revolves around
the future physical development of the Palestimiies under the pressing challenges —
among others — of land scarcity, rapid urbanizadod high population growth rates,
and how future developments should meet the nektlseoPalestinian population as
well as being environmentally sound. This knot getalconsideration of the concept of
sustainable development (see Figure 5-1) and rthee®llowing questions, which this
research attempts to answer:

— What are the driving forces affecting the urbaneleyment process in the Palestin-
lan cities?
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— In the context of Palestinian cities, conceptuallifat does sustainable development
mean, and how can it be defined?

— How can physical developments in the Palestinidiescibe reoriented towards a
more sustainable city development?

— What are the prerequisites for promoting a moré¢asusble urban development in
the Palestinian cities, and how can such a congepiromoted in the Palestinian
context?

What are the driving forces affecting the
urban developm(_ant process in the Palestin- \,_/'—
ian Cities?
L
8 CURRENT FUTURE
=
g Land scarcity,
a rapid urbani- More sus-
zation & high| S-UJ-S-T-A-I-N-A-B-I-L-I-T-Y tainable
population urban devel-
growth rate opment
z
,9 Main questions
=
© How can the physical developments be reori-
D L") ented towards a more sustainable city devel-
opment? Moreover, how can sustainable
urban development be promoted in the Pales-
tinian cities?

Figure 5-1: Formulation of research questions

Research propositions

The early formulation of the research propositismportant because propositions
represent the reference point against which thieaed data is collated and results
generalized (Yin 1993). The formulation of the prspions in this study is derived
from the socio-economic and political changes itegtae, and their reflections on the
urban environment and physical development in thled®inian cities. Moreover, it is
based on the reviewed literature, and the autlodrd®rvations and own experience as a
researcher coming from the research context area.

This study proceeds from the statement that “efficurban development and plan-
ning in cities (i.e. land uses, land managememtfand structure of urban develop-
ment) lie at the heart of an independent and eWegilanning institution”. Obviously,
the political conflict and instability in Palestiaéfect the physical development process
in the cities. The main issue of this researclo imvestigate the alternatives for the fu-
ture physical development of Palestinian cities] #ren to explore how the develop-
ment process can be reoriented towards sustaityallihe main propositions on which
this research focuses are:

— The political conflict in Palestine, the absencesofereignty over land and re-
sources, and the non-existence of an independenéféective planning institution
have led to the deterioration of the urban envirentrand the physical structure of
the cities, in addition to the depletion of sensitand agricultural land.
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— To control the rapid urbanization, protect the tedi and scarce land, and meet the
challenge of high population growth rates, thera rs2ed to rethink the attitude and
perception towards the environment, and to chahgepattern and form of urban
developments in the cities.

— Promoting a sustainable development approach, testirsg urban developments
towards more sustainable city development, may pessible alternative to cope
with the future challenges facing the Palestinidies

As it is clear from the research propositions, gh@blem of this research is influenced
by several variables — political, social, econonmbysical and environmental ones —
and, according to Yin (1993), if the phenomenomgeitudied is influenced by several
variables, it may be incomprehensible if thesealdes are left unbounded. Therefore,
there is a need to analyze and combine the difféssnes in this research.

Research strategy and design

In its nature, the composition of this researctigscriptive, illustrative and explorative.
The exploration of a new concept for future phylst@velopments in the Palestinian
cities is supported by the descriptive analysis ilnstration of the context of Palestin-
ian cities, the urban development pattern, anddtheng forces influencing the devel-
opment process. From the various possible sociahse research strategies, such as
survey, histories or archival analysis, a caseystagproach was chosen as the most
suitable one to conduct this research.

The case-study approach here affords special appbes and allows the investiga-
tion of real-life events within a specific contéite real and actual context of the Pales-
tinian cities); moreover, it investigates a contenapy phenomenon (Yin 1994). The
complex nature of the urban development processrins of what factors are influenc-
ing this process, why and how, rules out any attetmpuse methods other than case
study. Through the case-study approach, the spemintext of cause-effect relation-
ships can be applied and detailed investigaticdh@phenomenon carried out.

In this study, one Palestinian city (Ramallah Cihgs been chosen as a sample
(model) city through which the context, problemivirg forces, potentials and chal-
lenges facing the Palestinian cities in generatl BRamallah City in particular, have
been illustrated. Looking at one city in depth ¢eatp to show the linkages between
many problems and solutions. Ramallah City is,afrse, a unique mix, but not unlike
other Palestinian cities. The core themes, if hetfine detail, will be relevant to most
cities in Palestine or elsewhere in the regionn@ome developing countries. This ap-
proach can to some extent be compared with thentetsty study by Jane Jacobs ‘The
death and life of great American cities” (1961)isTbook addresses the survival condi-
tions of American cities, but, in her empirical eag sufficed to address mainly New
York City as the archetype of other American citiééhough her analysis centred
around New York City, she offered the building Bedor a comprehensive general idea
of urban dynamics. Thus, through the analysis oh&kah City, a general concept ap-
plicable to other Palestinian cities has been agpesl.

The main objective of this research is to inveségae future challenges facing ur-
ban development in the Palestinian cities and tfierent aspects which can steer the
physical development towards more sustainabledatyelopment. This is a holistic and
long-term perspective, and to help achieve thishouktlogically, there was a need to
utilize a supplementary approach, an envisioning back-casting approach, which
assists in describing particular desired futurad, @utlining the means by which change
can take place towards achieving the challengingeta set. The use of the scenario



62

techniques was a ‘methodology’ of future thinkingieh challenged my own mental
interpretation of the future physical developmenthe city, and then worked back to-
wards policies and strategies.

Therefore, after having developed the future gaals objectives for physical devel-
opment in the Palestinian cities, scenarios weregded to show the different path-
ways that would lead to specified goals. This applnoagain can be compared with the
interesting study by Joe Ravetz, ‘City region 262htegrated planning for a sustain-
able environment’ (2001). Ravetz has used sceradoniques in the comprehensive
case-study project of Great Manchester to develdptailed sustainable development
scenario and policy framework and as a demonstr&tioother cities and regions in the
developed world.

Case-study rationale

Flyvbjerg (2006) has suggested some principlesé&se-study selection; these princi-
ples comprise cases which are information-richseaably accessible, and pragmatic.
Generally, all these principles apply to the seldatase study (Ramallah City); never-
theless, the accessibility issue was a main rehsbimd selecting Ramallah City as a
case study. The political instability in Palestiaed the high restrictions imposed by
Israel on the movement and travel of the Palestipeople ruled out any possibility for
the researcher to even think about any other cases.

Fortunately, the chosen case clearly demonstraegifferent symptoms of rapid
urbanization and physical development, and revils@s/arious issues stated in the re-
search problem statement. The pace of developmefamallah City is fast, and the
changes in the city are dramatic. This providesadpgortunity to forecast and predict
the changes that may occur in the other Palestoiteas, which are already taking place
but at a slower pace. The distinctiveness of Rahallity as a case study is described
in detail at the beginning of Chapter 7.

Data collection and analysis methods

The case-study approach adopted in this researabt iestricted or limited to any spe-
cific method of data collection (Yin 1993). Owing the complex and diverse nature of
the research themes, data for this research welectenl using both qualitative and
guantitative methods. In order to draw upon a ca@mh@nsive range of information, and
adequately address the research themes and varittidestudy makes use of a variety
of primary and secondary sources, directly collédte the field (interviews, discus-
sions, and on-site observations) and from otheunhented sources, such as reports,
census data, maps and studies.

Fieldwork study was conducted in two phases. Tist field survey covered the col-
lection of preliminary data required for assesdimg context of the Palestinian cities
and the performance of urban development. The skefield survey concentrated on
collecting specific data and information about gagtern of urban development in the
case-study area (Ramallah City), the physical gmoblin the city and the future pros-
pects and expectations regarding the city developraed expansion. Thus, all these
issues correspond to the key research questiopsgnded earlier.
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Primary and secondary data sources

Primary data was collected mainly by two major me#) namely interviews and on-
site physical observations, whereas secondary idataded information and figures
from census documents, planning reports, publinatiand visual materials.

Interviews

Semi-structured interviews with a wide range ofnplag officials, experts and key
informants were used. This qualitative approachkrefi an in-depth and complementary
understanding of the study area context. All therinews and discussions were con-
ducted verbally. Checklists in the form of key auih issues relevant to the major study
themes were prepared and used to guide the disogssihe interviews were flexible
enough to discuss important and relevant issuesddly respondents. These interviews
were a very important source of data, and were wcted with officials and experts
from?:

— Ramallah City Municipality

— Ministry of Planning

— Ministry of Local Government

— Land department

— The Palestinian Economic Council for Development Reconstruction (PECDAR)
— The Palestinian Housing Council

— Ministry of Environmental Affairs

— Planners, professionals and experts from the grisettor and research institutes.

In most interviews, tape recording was used in taaldito shorthand notes and catch-
words. After each interview, a summary of the magues raised and concepts uncov-
ered was made. Afterwards, the analysis of theniie@s was based on a recursive
process of content analysis according to which efgary concepts found in the re-
cordings and transcript of interviews were noted] then these concepts were grouped
together into thematic categories. The contenach interview were treated as a dif-
ferent commentary of the same subject, which magessible during the analysis to
detect the emerging themes, correspondences amihaictions. The final report does
not detail the interviewees’ individual commentsrbgans of references or quotations,
but it organizes and delivers their perspectiveshiencomplex network of issues by
using descriptive qualitative and quantitative noelhy such as tables and graphical
presentations to illustrate and complement theudsion.

Personal observations

Observation is another technique used in colleajuglitative data. The on-site physi-
cal observation was considered as a vital sourdefofmation, especially during the
first fieldwork survey. In addition to the reseaecls former familiarity with the study
area, purposeful walking around the city, lookingh& different neighbourhoods, build-
ings, land uses, transport system, open spacegraed areas helped to experience the
on-going process of development and the qualithefliving environment, and to sense
the apparent conflicts and problems in the citynilabservations were documented by
photos or by writing short notes and comments.

2 see Appendix I: List of interviewees
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Secondary data sources

Documented data sources about the pattern and ofagean development in the Pal-
estinian cities, the urbanization process or lasdsyamong other themes, are very
scanty in Palestine, owing to the short historthef official Palestinian planning institu-
tion and the limited number of experts, professi®@ad research institutes. Neverthe-
less, some documents were found and used in tdy,stnainly census data from the
Palestinian Central Bureau of Statistics (PCBS)en&many socio-economic statistics
were used and interpreted to draw up some infoomand conclusions. Other docu-
ments, such as studies undertaken by the MinidtRlanning and the Ministry Local
Government were also used, in addition to repaepgred by the planning department
in Ramallah City Municipality. Local and internati@ studies, journals, books and
internet sources were also used to support thesarel.

In the same vein, visual materials such as phatsal photographs, and maps were
collected. The use of the different visual matsriahs important in order to analyze the
city’s development pattern, expansion, land usessity, form, transport system, open
lands and green areas. Very often the data callestes out-dated, based on estima-
tions, contradictory, or lacking in reliability; ehefore, triangulation has been applied to
assess the amount of convergence among the diffeoences of information and data
collected.

Internal validity

Generally speaking, researches depending on astadg-approach face the challenge
of how to ensure that the conclusions made represarsalities and that the explana-
tions derived from different information sourceg aot attributable to other factors or
are accidental (Chambers 1997). Despite the fadtttie approach of this research is
more an exploratory one and the final outcome isen@oconceptual deduction, never-
theless, different sorts of data and methods weeel to describe and analyze the con-
text of the study area. Caution was required tauenshe authenticity of data used,
therefore, two complementary strategies were enaoldg minimize threats to internal
validity.

The first strategy is that data on the same isser® wollected from more than one
source and afterwards were corroborated and trlateglito test convergence or diver-
gence. In a few cases, some data sources, espeatédlktical ones like population and
demography or urban density information, showegdativergences, and in these cases
extra effort was taken to find or derive more dgesrt and reliable information. The
second strategy was to get feedback from the Keynrants to assess whether interpre-
tations made by the researcher, or conclusionsrgraecurately reflect the perspectives
of the informants. This complementary strategy essential, especially when discuss-
ing issues which are not documented or publishedinktance in the attempt to draw
out the different factors influencing the urban eélepment process in the Palestinian
cities. Finally, the researcher’s familiarity witind local knowledge of the study area
context and the reliability of different informaticources helped to screen and exclude
dubious data.

External validity

The aim of establishing external validity is to lgegyond the specifics of the particular
case at hand and confirm that the processes ight@iind conclusions drawn can be
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generalized beyond that case, which is particulsolyn most applied research. How-
ever, some critics argue that case-study obsenstiannot be scientifically generalized
because the case-study approach lacks rigorousitees. Yin (1994) opposes these
critics and articulates the view that “case stuelearch is essentially research focusing
on the inference of general or transferable findiagd is thus also a matter of optimal
experimentations”. Moreover, he argues that, unfikevey research, the logic in the
case-study approach is theoretical rather tharststal. Thus, in terms of general appli-
cability, one should be cautious that findings frome case might only be transferred
into other cases if the context that affects astiorthose other cases is replicable.
Despite the fact that the research strategy wasdbas examining one illustrative
case (Ramallah City) — as mentioned above — thearels theme targets Palestinian
cities in general. The overall approach of thiglgtis an exploratory one, which means
that at the end the general outcomes are concegitaggies applicable to similar cases
with a similar context. To a large extent, the Bihgan cities have an analogous con-
text® and share similar characteristics and challengbs;h influence their develop-
ment processes. Therefore, the analytical appraadhthe inferences drawn from the
case study can be generalized and transferrecetottter Palestinian cities or to other
cities with comparable contexts in the region otha developing world. For instance,
the general set of criteria for sustainable physiexelopment (see Chapter 6), which
were developed from both the theoretical debateéstla@ challenges facing urban de-
velopment in the Palestinian cities, can be useaotlier comparable cities. They were
demonstrated with reference to Ramallah City ineotd exemplify their possible ap-
plicability. In the same manner, the other concemtsl ideas can be generalized.

30Each city may still have its specific issues thaidd be considered, however, at the research’sagmnal level;
the comparison is kept on the general context freonie
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Chapter 6
Challenging sustainable urban development
in Palestinian cities

“An opportunity exists for the radical transformati of the urban character of
Palestine... we have to initiate a far-reaching algbamong Palestinians about
what type of urban environment to choose.” (A.BhlZ\a)

How can the concept of sustainable developmentefiaat! in the Palestinian context?
And what does it mean to have sustainable urbagsldewment in the Palestinian cities?
The literature does not provide one agreed defimifor sustainability and sustainable
development; therefore, and to establish a commouangl, we take sustainable devel-
opment here to be a process that enhances wetl-tilgirmeans of improvements in
economic and social conditions allied to protecto enhancement of environmental
quality, while minimizing environmental impacts ehgere.

According to Beatley (1995), context is critical @vhattempting to define what “sus-
tainability” or “sustainable development” mean inpknning environment. Further-
more, sustainability may be easier to define irtatercontexts than in others, and the
indigenous stakeholders may be able to develomtist appropriate definition.

The Palestinian context is considered a uniquebaoause of the distinct political,
geographical, economic, and demographic conditadfexting it. However, it still has
many common features that exist in other cont&tis.aim of this chapter is to look for
a definition that comes from and fits the Paleatincontext. Methodologically, the
derivation of such a definition is based on two m&ipporting elements: the first is the
theoretical debate about the concept of sustainddelopment, which has been pre-
sented in Chapter 3 and Chapter 4. Whereas theagdéscomprehensive knowledge of
the state of the Palestinian context, which has lolescribed in Chapter 2 and is further
elaborated in this chapter. The combination of¢h®g elements forms the backbone
for challenging and introducing the sustainableettgyment concept in the Palestinian
cities, (see Figure 6-1).

In order to be able to develop the intended dedinjtit is important to analyse the
driving forces affecting the urban environment lre tPalestinian cities. According to
Leitmann (1999), a number of factors shape therudsevironment in cities and influ-
ence its existing and future situation. Thereftine,first stepvas to determine the driv-
ing forces affecting the Palestinian urban envirentntheir current impacts and future
consequences. The designation of the driving foicésased on a combination between
the general driving forces often discussed in glagpiiterature, for instance in Hall and
Pfeiffer (2000), and Leitmann (1999), as preseme@hapter 3, and the analysis of the
Palestinian context through reviewing the availaftiedies, statistics, and interviews
with Palestinian stakeholders and profession@le second stewas to elaborate a
definition which is derived from the theoreticalbdgée of defining sustainable develop-
ment in cities and corresponds to the challengethefdesignated driving forces and
needs of the Palestinian community. Thereupon, ajiygroach of Satterthwaite and
Mitlin (1994) in applying the commonly used Bruradttl Report’s definition of sustain-
able development in cities was followed and appt@dhe Palestinian cities. It is im-
portant to clarify here that the application of thedinition was developed on two levels;
a general one overviewed the different aspectd@fstistainable development concept
and its general application in cities; in additiarmore exhaustive level investigated the
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prospects of physical sustainability in the Pafeahi cities as the focus of this work. In
turn, after the development of a general conceplmyut what sustainable development
can mean in the Palestinian citifse third stepvas to see what are the constraints hin-
dering the promotion and achievement of sustaiitloil Palestine. After having estab-
lished a comprehensive notion of sustainabilityhie Palestinian contexthe last step
was to search for certain measures which can loegvaluate the performance of the
physical development in the cities, whether theyead any progress towards a more
sustainable city development or not. In this seqagand based on the set of commonly
agreed sustainability criteria for cities and aiggions (see Table 4-3) developed by
Frey (1999), four basic criteria to assess the ipayshanges in the form and structure
of the Palestinian cities were determined, as @wvshin the following figure (Figure
6-1).

Background of the Palestinian context

Theoretical debate about
’| sustainable development

!

Driving forces influencing|c.........bu.
Measures for defining i

Palestinian urban
environment

Constrains hindering SD SD in cities
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: development in Palestinian cities :
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Figure 6-1: Defining sustainable development in Btaestinian cities

Driving forces influencing the Palestinian urban emironment

In cities, the economic, demographic, social, maltand natural factors are common
factors that affect the urban environment and shihpecurrent and future patterns of
developments. However, each city may still havepdgticular and unique conditions,
i.e. its specific driving forces. The Palestiniaties are affected by a number of driving
forces which affect and determine their urban emnment. Nevertheless, they exhibit a
very distinctive and particular condition that does exist in other cities. The following
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section will describe and analyze the common amdiip driving forces affecting the
urban environment in the Palestinian cities. Liksayiit will discuss their present im-
pacts and future consequences. Based on the festsilted in Chapter 2, the statistics
and the interviews with the stakeholders and kégrimants, in addition to the general
driving forces framework the following key driving forces have been foundaffect
the urban environment in the Palestinian cities.

Demographic growth

Demographic growth is one of the main driving faredfecting the urban environment
in the Palestinian cities. The Palestinian popareats a rapidly growing population. The
rapid demographic growth in Palestine is strairtimg Palestinian government’s ability
to provide basic services, employment and housugg time. The fertility rates in the
West Bank and Gaza Strip — 5.6 and 6.9 childrennmenan respectively — are among
the highest in the world. In 2005, around 3.6 millpeople lived in the West Bank and
Gaza Strip — which is only 40% of the total Patgath population worldwide.

Accordingly, the demographic projections estimdtattby 2015 the Palestinian
population in the Palestinian Territories will beeo 5 million. Moreover, assuming that
a final peace agreement is achieved in the couttign, according to the Palestinian
Central Bureau of Statistics, there is a possybiliat some hundred thousands of refu-
gees will return to Palestine. The returned refageeuld severely increase the need for
housing, education and employment. The total pajumaf the West Bank and Gaza
Strip by 2025 will reach around 8.1 million peoRAND 2005, PCBS 2002).

Greece
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0 Jordan
; Singapore ##
Pa;ehﬂrﬂe Lebanon
Kuwait yU.A.E :.I.J'
Brunei Bahrain
0.4 0.7 2.3 25 3.8 4.4 5.5 6.2

Million of people
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Figure 6-2: National population compared (Suism&02)

The prospects for future population growth hingetloa future course of fertility and
migration. Currently, there are some signs thatfénlity rates in the West Bank and
Gaza Strip are declining; however, the rate of tiealine is uncertain. According to the
various demographic studies and projections, d@jpisarent that in the short run, regard-
less of any decline in fertility rates, the numlmérbirths will continue to increase.
Nonetheless, in the long term, fertility rates vadigin to decline. The degree of decline
will depend mainly on the increase in education amdreness levels of Palestinian

3lsee: Chapter 3, Driving forces influencing the urbamironment
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women, as well as their involvement in the labaurcé (Suisman 2005, RAND 2005,
and PCBS 2004).

Economic fragility

The economic forces are one of the major driveiescthg the Palestinian urban envi-
ronment. The Palestinian economy is a fragile eocondargely dependent on Israel,
and very vulnerable to Israeli policies and decisioMany challenges are facing the
Palestinian economy; these challenges derive fremogjraphic trends, past economic
activities, and the lasting effects of the Secamtfdda, whereas others result from the
terms of the economic agreement between the Ralstuthority and Israel, the geo-
graphic shape of the Palestinian State, and theewgconomic and political arrange-
ments.

Since the start of the Second Intifada, the Paliestieconomy has been severely
damaged. In 2003, GNI per capita was $1291.6, @abp of its 1999 level (General
Consultant & Training Group 2005). The poverty radse to 60%, up from 20% in
1999. Moreover, because of a 9% population increatiee West Bank and Gaza, real
per-capita income in 2002 was only half of its 8emter 2000 level (RAND 2005). The
remarkable drop in income is mainly a result ofstfy, the drastically reduced em-
ployment of Palestinians in Israel, secondly, tbastraints on movement for people
and goods within the West Bank and Gaza, and,lyhitide destruction of the Palestin-
ian infrastructure. In addition, the Israeli clossiof the Palestinian Territories also af-
fected Palestinian trade. For instance, Palestiaiports between 2000 and 2002 de-
clined in value by 45%, whilst imports contractegl & third. At the end of 2002 the
unemployment rate was between 42 and 53 percaheokorkforce (PCBS 2004). On
the other hand, the emergency donor aid to thesBakn Authority has provided some
relief through the provision and maintenance of emuocial services, but it has not
helped to stabilize and assist the Palestinianaogn

It is important to note that the high rates of gapan growth have generated an abun-
dance of young people approaching working agehéncoming decade, the number of
people reaching working age is expected to be sewves the number of people reaching
retirement age (RAND 2005). These new competitorstiee labour market will be
searching for employment in an economy that has beerwhelmed by the Intifada.

Consequently, the Palestinian economy is facingifsignt challenges in dealing
with the insecurity and instability of the politicgituation, the increasing pressure of the
growing labour force — much of which is currentlgemployed, the underdeveloped
economic sectors, the immature economic relatioits meighbouring countries, the
poor and insufficient infrastructure, the limitedvate-sector access to capital, in addi-
tion to the undeveloped institutions of government.

Social transformation

Social aspects are important drivers which inflgetiee urban environment. The social
characteristics and structure of the Palestiniapleehave undergone dramatic transfor-
mations due to the recurring forced emigrationsseduby the Israeli occupation, and
afterwards the return of some of the banished faikess from exile after the signing of
the Oslo Accords. These transformations, in additiiothe natural dynamics of the soci-
ety, have created an increasingly inharmoniousakaaixture between people from West
Bank and those from Gaza Strip, between long-tesidents and returnees, and between
different local identities. In addition, the gaptseen the different social classes (based
on economic status) has increased, or betweenilihg class and the citizens.



72

From a different perspective, an important aspleat trives Palestinian society is
being highly politicized and nationalistically mediked, which is clearly reflected in its
social behaviour. The interminable political cociflnas left its marks on society. How-
ever, since the establishment of the Palestiniath@ity, a new challenge is facing the
Palestinian society revealed in the transformafiiom a traditional tribal society living
under occupation into a democratized, instituticeea civil society. Moreover, insert-
ing other concerns, attitudes and priorities — agknvironmental protection, resources
management, and participation — creates new clygteand learning processes for the
Palestinian society.

Environmental degradation

Since Palestine is a small country with limitedunak resources and high population
growth rates, the stress on Palestine’s resouscegdcerbated. The pressing demands
on natural resources, in addition to the lack ofimmmental public awareness, have
increased the tendency towards over-exploitatioth @epletion of natural resources.
Likewise, the scarcity of urban land has led thepbe to build and expand on sensitive
and agricultural land, thus changing the land ugkthe character of flora and fauna.

The physical infrastructure in the Palestiniaresitis grossly inadequate, particularly
for electricity, sewerage and water. Palestiniateweonsumption on average is around
55 litres of water per day, slightly more than i WHO standard for minimum con-
sumption of 100 I/d (PCBS 2003). Accordingly, theawuailability of water for drinking
and domestic use affects the general health gbdpelation, the agricultural sector, and
consequently the economic condition of a large ssgrof the society. The inappropri-
ateness of the physical infrastructure and theediepl of natural resources are also re-
lated to the long absence of a Palestinian enviesriah law and an active authority that
frames environmental laws and controls the impleatem.

Institutional deficiencies

As has been reported in Chapter 2, the West BadkGaza Strip were for many dec-
ades under the control of different ruling authesit Until the establishment of the Pal-
estinian Authority in 1994, an independent Paléstinnstitution and planning system
did not exit. Accordingly, all plans and schemesemgndertaken by the occupying au-
thorities to serve their own interests, and not tfeg development of the Palestinian
community and territories. The newly establishetegtaian institution and planning
system, like any new systems, are still tenuouslacidng in experience and qualifica-
tions. Moreover, they have limited financial resms, they are based on inherited laws
and regulations, and they have limited authoritg thuthe political conflict.

Yet many critical issues can be identified in teefprmance of the Palestinian plan-
ning system. The first is the lack of coordinataomd cooperation between the different
ministries, departments and institutions, whichsesuan overlapping in efforts, as well
as interference with each other’s tasks and redpitiies. The second is the absence of
an active executive system that follows up the em@ntation of plans and the en-
forcement of laws. The third is the absence of ttonal strategy and guidance plan,
and, consequently, clear compatible strategieslwprovide orientation and guidance
for the different planning actions and authoritasthe different levels (national, re-
gional and local levels). And the last criticaluesis the distribution and division of
roles and responsibilities. For instance, the oblthe local authorities, such as the mu-
nicipalities and local councils, is limited on theovision and management of services.
Hence, all these issues are currently restrairiegetforts being undertaken by the Pal-
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estinian planning institution, and correspondinglse reflected physically in the urban
environment.

Political conflict

The political instability caused by the Israeli opation of Palestinian land was and still
is the main driving force that fuels the other dmstmentioned above. In addition to the
oppression and restrictions on the Palestinian @ogn borders and people, the Israel
policy in the Palestinian Occupied Territories maany physical consequences that
affect the Palestinian urban environment, and inyr@ses change its original charac-
ter. Israel has followed a policy of land confisoatfrom the Palestinian Territories,
and then used the confiscated land to build colpmalitary areas and bypasses. This
policy has cut up the Palestinian areas and distutheir continuity, creating small
cantons separated by Israeli colonies and militagas, which makes any national or
regional planning under these conditions impossibles policy also has other conse-
guences: it has limited and restricted the physgsglansion of the Palestinian cities,
towns and villages. However, Israeli control is hotited to the Palestinian land but
also extends to the natural resources, especiallgrpeaving the Palestinians suffering
from restricted access to water resources. It omant to mention that there are nega-
tive environmental impacts attributable the occigpatsuch as the disposal of the colo-
nies’ solid wastes and sewerage on Palestinian \ahath leak into the underground
water, polluting it and contaminating the soil.

Correspondingly, the Palestinian infrastructure &las® been affected by the Israeli
occupation. During the Israeli invasions into theeBtinian areas, they have severely
destroyed the basic infrastructure in the citied 'wns by damaging the water pipe-
lines, cutting the electricity and telecommunicasionetworks, as well as removing the
roads and uprooting the trees.

Rapid physical developments

The most direct way of describing the physical Imgle in Palestine is to measure the
number of people relative to the available amodraed. With more than 3.6 million
people in just 6,210 square kilometres, Palestag@yt has more than 621 people per
square kilometre. Consequently, the challenge mawide adequate housing, transpor-
tation and other infrastructure to support thisylapon.

The high population growth rates and the rapid mayslevelopment, in addition to
the absence of efficient planning institutions, da¥l contributed to the drastic deterio-
ration of the urban environment. As a result, randand uncontrolled developments
have expanded in the cities and around the frioéswns, encroaching on to agricul-
tural land, and increasing the pressure on theadyreleteriorated infrastructure. The
construction boom which pervaded the Palestiniamitdees in the middle of the last
decade has dramatically affected the real estadelaard market raising prices to an
unrealistic level, especially in the main citiesirthermore, a new architectural style
characterised by the high-rise multi-storey buidgirnas emerged mainly in urban areas
to cover the increasing demand for residential tapamts and offices, especially after
the homecoming of Palestinian returnees. The urbamres have become more
crowded, the number of cars has risen and almagiled? and consequently the pres-
sure on roads network and junctions has also iseteagenerating unfriendly and pol-
luted city centres.

%2There is no accurate data about the number oficéing West Bank and Gaza because they are ndfiaiaby
registered
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The following (Table 6-1) summarizes the differdnving forces, their impacts and the
corresponding consequences:

Table 6-1 Driving forces affecting Palestinian unbanvironment

Driving forces Impacts Consequences
- High fertility and birth rates - Increased pressure on land, infra-
- Internal migration - Concentrations in specific cities (e.g.
Ramallah City), unbalanced develop-

- Young population ment

- Possible return of thousands of refu- . . .
: - Need for job opportunities, education
gees from Diaspora

and housing
- Urgent need for absorption of re-
turned refugees

Demographic growth

- Economy dependent on Israel - Insecure labour market in Israel
- PNA dependency on foreign aid and Tentative and limited economic
donations growth and prosperity

Economic fragility - Controlled market (through Israeli —- Foreign aid helps but no productivity
Palestinian economic agreement)  _ No free export and import

- Limited private-sector investments _ | jitje industrial and technological
development

- Changeable and alterable society - Transformation from traditional
- Nascent (new) social mixtures (e.g. Community structure (tribal one) into
returnees, locals, migrants, etc.) modernized institutionalized one (par-

- Politicized society ties, civil society, trade unions)

Social transformation - Inharmonious social mixture

- Social classes - ) T
- Politics dominates social interests,
neglect of other social issues

- Segregation and unbalanced social
classes (new benefited class)

- Limited natural resources - Depletion and inefficient use of natu-
- Water conflict ral resources
- Scarcity of land (controlled by the - Scarcity of water for drinking, do-
_ PNA) mestic use, and irrigation purposes
Eggi’gr?nmemal degrai -k environmental laws - Expansions on to sensitive land
- Lack of environmental awareness - Changing the natural flora and fauna
- Changing the land-use patterns
- Pollution (from cars and toxic indus-
tries)
- Weak planning institutions - No clear division of tasks and re-
- Lack of coordination and cooperatiofPonsibilities between different levels
. : and actors
N - - Inherited laws and planning system ] )
Institutional deficien- | _ Lack of experience and qualificatiorsc Y&/ 1aPPing and interference. be-
cies P q "Rveen different institutions and de-

- Absence of executive system partments

- Ineffectual local authorities (mainly - Qutdated laws and regulations, which
municipalities and local councils)  are often incompatible with current
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Driving forces

Impacts Consequences

- Limited financial resources needs
- Absence of clear strategies

- Absence of comprehensive and inte-
grated planning

- No clear national plan or guidance to
be followed by different planning lev-
els (general umbrella for development)

- Weak implementation and law en-
forcement

- Role of municipalities limited to
services management and provision

- Limited budgets hinder planning and
implementation of plans and projects

Political conflict

- Israeli occupation of Palestinian lane Conflict and struggle over land and

- Control over land and borders sovereignty

- Control of natural resources - Confiscation of Palestinian land

- Restriction on Palestinian people aridPisempowered Palestinian Authority
movement of goods - Division of Palestinian Territories

- Palestinian economy controlled by iNto unconnected cantons

Israel - No free access to natural resources
_ Oppression (eg Water)

- Hindrance of free movement for Pal-
estinian people and goods

- Hindrance of economic development

- Severe political constraints on Pales-
tinian development and expansions

- Destruction of existing Palestinian
infrastructure

- Control and hindrance of Palestinian
industrial and technological develop-
ments

- Spread of refugee camps
- Highly politicised Palestinian society

- No freedom
- Incompetent development plans - Random and uncontrolled develop-
- Weak enforcement of laws, regula- Ments
tions and plans (if existing) - Expansions on agricultural and sensi-
- Rapid physical development tive land
_ _ - Risk of vertical expansion - New architectural style (multi-storey
Rapid physical devel; buildings)

opment

- Unrealistic increase in land prices
- Increased pressure on infrastructure

- Increased pressure on roads network
and transportation

- Retarded urbanization
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The previous analysis has shown the different dgviorces that influence and shape
the urban environment in the Palestinian citiesetiver by affecting its physical envi-
ronment directly, or by inciting the socio-econonaicd political conditions. Under-
standing these driving forces and their consequefarens a good foundation for the
unique context of this research. Correspondingiig, &nalysis can help to extract a gen-
eral idea about the needs of the individuals, tmmunity and the cities they are living
in. In the following section, combined with the wi@us analysis, and building on the
literature review of the sustainable developmetatk and its application in cities and
urban contexts, a conceptual definition for sustaie development in the Palestinian
cities is elaborated.

Elaborating a sustainable development definition foPalestinian cities

Nowadays there is an increasing global recogniiprenvironmentalists, governments
and industries of the need to promote and applyptheciples of sustainable develop-
ment to the cities. These principles and thereiegiobn in cities have been outlined in
Chapter 4. Relying on the different internation@émpts to develop sustainable cities
programs — like those done by the OrganizationBoonomic and Cultural Develop-
ment (OECD), the European Community, the UN Halptaigrammes and the World
Bank — a conceptual elaboration of what sustaindelelopment means in the Palestin-
ian cities context has been developed. The follomethodology is based on the theo-
retical approach used by Mitlin and Satterthwali@9y® in breaking down and apply-
ing the Brundtland Commission’s commonly used defin of sustainable develop-
ment in cities. Mitlin and Satterthwaite (1994) bdwllowed the two main ideas in the
Brundtland Commission’s definition — meeting theed® of the present, and inter-
generational equity in meeting these needs. Subsdguthey have added flesh to the
bones by listing and classifying what the basicdseaf the present generation can be,
and what can be done to guarantee that future gioes will have an equal chance to
fulfil their own needs. Following the same appragageltonceptual elaboration to define
sustainable development in the Palestinian citaes leen produced. Nevertheless, the
theoretical approach was supported by a factualirerapanalysis reflecting the context
of the Palestinian cities and the Palestinian peopl

What are the needs of the Palestinian people?

Internationally, there is a common agreement ardbrgtanding that shelter, clothing,
nutrition, basic education, safety and health eaeebasic human needs that should be
fulfilled and satisfied. However, the type and legEneeds in each country and com-
munity may vary and range from very fundamentalsptlike those mentioned above, to
more complementary and luxurious ones. In orddretable to proceed in defining sus-
tainable development in the Palestinian contex, liasic needs should be identified,;
however, an accurate determination of these nedtsegquire more in-depth psycho-
logical and socio-economic studies, which are bdythe limitations of this research.
To overcome this obstacle and since the discudstom is on an abstract level, general
information about what are the basic needs of thkedfinian people are attained
through, firstly, using recent statistics produdsdthe PCBS on the perception of the
Palestinian population towards the socio-economiditions and the basic needs of
households and the community; secondly, by extrgcindications from the general

33See Table 4-1 - The multiple goals of sustaindelelopment as applied to cities
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background presented in Chapter 2, and from th&/siaaf the driving forces — pre-
sented above — and their impacts and consequenctge dPalestinian urban environ-
ment. Accordingly, this information is also suppartoy the comments of the Palestin-
ian stakeholders and experts who were intervieWwszlighout this research.

The different information sources indicate thatremuic needs, like job opportuni-
ties and secure incomes, are on the top of theitfemladder for the Palestinian people;
then come the need for an adequate infrastructueh as water supply, sewage dis-
posal, roads and transportations networks, healtd and schools (PCBS 2005). The
following (Table 6-2) shows the rank of the mostportant needs for Palestinian
households:

Table 6-2 Palestinian households’ most importargdsedistributed by region

The most important Gaza Strip West Bank Palestinian Terri-
needs % % tories %
Create jobs 75.7 47.2 58.0
Health services 3.1 8.7 6.6
Food assistances 3.9 5.6 4.9
Education services 14 5.2 3.7
Infrastructure project 13.9 18.0 16.5
No need 1.8 12.3 8.3
Don't know 0.2 0.3 2.0
Total 100.0 100.0 100.0

Source: PCBS 2005

Nevertheless, it is important to bear in mind tiha&t basic needs of the Palestinian peo-
ple are not only materialistic and physical onag,there are also other social, cultural

and political needs. For instance, sovereigntyedoen, accessibility, expression and

participation which are essential for the well-lgeand development of the community.

It is argued that a society with a welfare defisilikely to be characterized by unrest,

and therefore will not be sustainable.

Putting it together

After having developed a general idea about thedfialan context and the basic needs
of the Palestinian population, it is now possildeptroceed with Mitlin and Satter-
thwaite’s (1994) approach and apply the sustaindelelopment definition to the Pal-
estinian cities. As is made clear in the followifigable 6-3), Mitlin and Satterthwaite
have classified ‘the needs of the present’ intommkey’ needs, the economic, social,
cultural and health needs, as well as politicaldse&rom this they have sub-derived
more concrete and specific sub-needs. The samelasgification, as a general frame-
work, has been followed in the Palestinian contbatyever, the specific sub-needs are
drawn from the discussion above and based on thkysas of the Palestinian context.
The sustainable development definition and its genapplication to cities, as intro-
duced by Mitlin and Satterthwaite, and the paralkdinition applicable to the Palestin-
ian cities, are illustrated in the following (Taldle3):
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Table 6-3 Application of sustainable developmefindi®on to the Palestinian cities based on
Brundtland Report and following Mitlin and Sattesthite

Application of definition to cities, as introduced
by Satterthwaite and Mitlin (199:26

Application of definition to the Palestinian cities

Meeting the needs of the present...

Economic needs

- Access to an adequate livelihood or producti
assets

- Economic security when unemployed, ill, dis-
abled or unable to secure a livelihood

Economic needs

e(At household level):

- Secure employment that guarantees adequate
living and sustenance

(At national level):
- Independent economy
- Secure labour market

- Balanced (inter-regional, environmental) eco-
nomic development and growth

- Productive economic activities
- Free market (import & export)

Social, cultural & health needs

- Shelter which is healthy, safe, affordable and
secure

- Provision for piped water, sanitation, drainag
transport, health care, education and child car

- Living environment protected from environ-
mental hazards and pollution

- Meeting the needs related to people’s choice
and control, including neighbourhoods which
they value and social and cultural priorities
which are met

- Shelter and services must meet the needs of]
children and adults

- More equitable distribution of income betwee
nations and within nations

al
D

Social, cultural & health needs

- Affordable housing which is healthy, safe and
secure

,- Development and updating of existing infra-
structure (water, sanitation, drainage, transport,
education, health care, etc.)

- Living environment protected from environ-
mental hazards and pollution

- Access to clean water
- Protection of people’s culture and identity

- Provision of housing, services and open spaces
must meet the social, cultural, religious and
recreational needs of the community

N . Stable employment and more equitable distri-

bution of income within population

Political needs

- Freedom to participate in national and local
politics

- Participation in decisions regarding manage-

ment and development of one’s home and
neighbourhood within a broader framework

- Respect for civil and political rights and im-
plementation of environmental legislation

Political needs

- Independence and freedom from occupation
- Freedom to participate in national and local
politics

- Participation in decisions regarding manage-

ment and development of one’s home and
neighbourhood within a broader framework

- Respect for civil and political rights

- Implementation and enforcement of laws and
legislation (including environmental)

- Good governance, and effective, powerful and
transparent institutions

- Sovereignty over land, resources, borders and
national economy

34See: Table 4-1: The multiple goals of sustainakletbpment applied to cities
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...without compromising the ability of future geneation to meet their own needs

Minimizing use or waste of non-renewable
resources:

- Minimizing consumption of fossil fuels in
housing, commerce, industry and transport
Substitute renewable resources where feasiblg
- Minimize waste of scare mineral resources

- Protect the cultural, historical and natural as-
sets within cities, which are irreplaceable and
thus non-renewable, such as historical districts
and natural landscapes

D

Minimizing use or waste of non-renewable re-
sources:

- Minimize the use of land and encourage more
compact land-uses

- Minimize consumption of fossil fuels in hous-
ing, commerce, industry and transport

- Minimize the misuse and depletion of agricul-
tural and sensitive land

- Substitute renewable resources where feasible
- Minimize waste of scare mineral resources

- Reduce the destruction of cultural heritage
sites, old cities cores and cultural and natural
landscapes (e.g. olive terraces)

- Minimize depletion and polluting water re-
sources

- Control the destruction and cutting of trees and
forests

- Protect the biodiversity and indigenous flora
and fauna

Sustainable use of finite renewable resources;

- Use the fresh water resources sustainably (b,
promoting recycling and re-use)

- Keep to a sustainable ecological footprint in
terms of land area on which city-based produc
ers and consumers draw for agricultural and
forest products and biomass fuels

y

Sustainable use of finite renewable resources:

- Use the fresh water resources sustainably (by
promoting recycling and re-use); and protection
of ground water aquifers and springs, the main
sources of consumed water

- Minimize overgrazing
- Encourage sustainable tourism in natural areas

- Encourage more water-efficient micro- irriga-
tion technologies

- Keep to a sustainable ecological footprint in
terms of land area on which city-based produc-
ers and consumers draw for agricultural and
forest products and biomass fuels

Biodegradable wastes not overtaxing capacitig
of renewable sinks:

- Example, capacity of a river to break down

s Biodegradable wastes not overtaxing capacities

of renewable sinks:
- Control the disposal and leakage of biodegrad-

biodegradable wastes without ecological degra- able wastes into groundwater, rivers, ravines and

dation

valleys

Non-biodegradable wastes/emissions not over
taxing (finite) capacity of local and global sinks
to absorb and dilute them without adverse ef-
fects:

- Such as, persistent pesticides, greenhouse

Non-biodegradable wastes/emissions not over-
taxing (finite) capacity of local and global sinks
to absorb and dilute them without adverse ef-
fects:

- Control and minimize the use of agro- chemi-

gases and stratospheric ozone-depleting chemi-cals (fertilizers and pesticides)

cals

- Control disposal of solid wastes and provide
proper municipal landfills

- Control the waste-water treatment plants and
the sludge in landfills to limit leaching to
groundwater and soil

- Upgrade and develop the existing sewer sys-
tem and treatment plants

- Restrict and control the polluting industries
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The previous application of the definition of suiséle development to the Palestinian
cities covers the wide, inter-related dimensionghef concept. Moreover, it sets up a
general framework foan optimal situationthat secures inter- and intra-generational
equity, as well as economic prosperity and devegmwithout depleting the natural

resources and jeopardizing the living environmenthie country. However, there are
still many constraints that hindering the promotmisustainable development in the
Palestinian cities. The following section discugbesmain constraints and their origins.

Constraints hindering sustainable development in th Palestinian Territories

Lack of regulations, laws, public awareness, infation and professional capacity, as
well as institutional gaps, are common factors hegly affecting the local environ-
ment, especially in developing countries (ARIJ 20040st of these problems can also
be found in Palestine; however, the Palestiniae di$ers from other cases because the
Palestinians are under occupation, and thus dbangt full sovereignty over their land,
resources and economy, as clarified in Chapter 2.

In order to define sustainable development in thiefRinian context, it is essential to
search for the main constraints affecting Palestinirban environment and hindering
its sustainability. From the analysis of the drgyilorces affecting the Palestinian urban
environment (see Table 6-1), some major constramgsextracted. Obviously, these
constraints are multi-dimensional and interconrgictberefore, maintaining the link
between them is essential for a comprehensive lrodugh overview. The following
paragraphs highlight and analyse these constraints.

Absence of control over land

Absence of control over land is a main constrdifgicing the state of Palestinian urban
development and environment. The result of longs/eh Israeli occupation is the ab-
sence of an adequate urban planning system, asawéfle absence of adequate envi-
ronmental infrastructure in the Palestinian aréaduding waste-water collection and
treatment plants, and sanitary landfills — and seguently, a polluted environment.

Likewise, the geographical division of the PaldatinTerritories into areas A, B, and
C* in the West Bank, East Jerusalem and Gaza Stiip,diferent control authorities
and regulations, makes any plans proposed by thestiPgan Authority difficult and
even impossible to implement. Despite the on-gqiegce talks between Israel and the
Palestinian Authority, Israel continues to confiscRalestinian land in order to expand
and build new settlements, industrial zones, tlyeegmtion wall, military areas, as well
as bypass roads to connect the settlements wadklIsfhese actions impact negatively
on the Palestinian physical environment.

On the other hand, economic development as a fmsmiman well-being is one of
the main sustainability pillars. However, the I$raecupation is playing a major role in
hindering the development and growth of the Pal&sti economy, and subsequently
the well-being of people. The political instabilitas discouraged investors from invest-
ing in the Palestinian Territories, and thus redutmirism, one of the important eco-
nomic sectors in Palestine. Sovereignty over l&madders, resources and economy are
rudiments for sustainable development in Palestine.

%5The division of the Palestinian land accordingh® ©slo Accord, refer to Chapter 2, Urbanizationdse
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Institutional shortcomings

Lack of inter-sectoral coordination is one of thaimproblems facing the Palestinian
planning system and institution. Up to now therstil a lack of clear or written man-
dates and a distribution of responsibilities amstakeholders in the planning sector,
which so often results in effort duplication, thaste of resources and confusion. The
institutional deficiency hinders the developmentcofmprehensive strategies, policies
and national plans for future sustainable develognand even if these plans have been
developed, implementation and enforcement are rstijor problems. The legislative
and executive authorities do not have sufficienvgoand the financial resources for
enforcement and implementation. Promoting and apeyaustainability requires high
levels of cooperation and commitment among theerbfit stakeholders. However,
these issues cannot be seen in isolation from dfigcpl instability, weak economy,
vagueness and uncertainties about the future.

Out-dated and inappropriate planning laws and regians

Promoting more sustainable development is an abgon the agenda of many coun-
tries worldwide, whereby achieving this objectieguires the comprehensive updating
of existing laws, regulations and policies to suppiais aim. However, in Palestine the
inherited, old-fashioned set of laws and regulai@ not on an appropriate level to
address and cope with the principles of sustaindél@lopment, on the one hand, and
equally do not correspond to the actual needs hatleniges of the Palestinian people.
Only few years ago, the Palestinian Legislative @iuapproved the updating of some
new laws, such as the Palestinian environmental Tdne legal framework is indispen-

sable since it can support and facilitate the pleprocess, or, when inconvenient, it
can also hinder and impede potential plans.

Incompetent professional capacity

Palestinian people are highly educated in compangth neighbouring countries in the
region or even worldwide; however, many of thenklpractical experience. The avail-
ability of Palestinian personnel with specializexpertise in planning and environ-
mental management is limited within those workingthe Palestinian Authority. The
gap between academic and the practical experisrattributable to the special political
conditions in the Palestinian Territories. The lgegrs of occupation and the absence
of an independent Palestinian planning instituhordered any possible opportunities to
acquire practical professional experience and capscNevertheless, in the last ten
years, and since the establishment of the Palastministries of planning, local gov-
ernment and environment, some experience has bapnred through “learning by
doing”, or by having some external professionalpgupand training, such as the Nor-
wegian professional assistant to the plannersarMimistry of Planning.

Lack of public education and awareness

The level of environmental awareness in the WestkBand Gaza Strip is quite low.
Popular perception to the environment is not a&vallto make people aware of the con-
sequences of environmental degradation and theti@plof resources. Programmes for
awareness have been limited to just a few initetiof Palestinian individuals and insti-
tutions. For example, the Water Resources Actiamgfm (WRAP), which has con-
ducted some community awareness programs on teerpegion of water resources and
the environment (ARIJ 2001).
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In terms of environmental education at school Ievedcently the Palestinian Author-
ity has started introducing a Palestinian currioulthat includes environmental and
health education. However, promoting environmeatkication and public awareness is
a process which should be coordinated among thereiift stakeholders, governmental
institutions, civil society, and NGOs.

Social behaviour towards the environment, as welha legal system and planning
institutions are major determinants which are unsgntal in achieving more sustain-
able development. The deficiency and indolencengfa these determinants can hinder
the efforts to promote more sustainable developpamd consequently, contribute to
the unsustainable present.

Yet, overcoming these constraints is not impossinbevever, it needs time and calls
for collective efforts from the governmental ingtibns, as well as from the community.
From the discussion above, we notice that soméexfet constraints will inevitably be
dissipated by the settlement of the political ctinds in the country, i.e., when the Pal-
estinians have full sovereignty over land, borderd natural resources. Nevertheless,
addressing the other constraints calls for plan@ing organized educational processes
on the different levels in order to increase thstifational capacity, on the one hand,
and public awareness on the other. However, withatlear and efficient national strat-
egy, overcoming these constraints will be quitéalift.

Land scarcity and the challenges for sustainable (ban/physical) development

In the first part of this chapter, a general idaa heen developed about what sustainable
development means in the Palestinian context. énfélowing part, a more detailed
investigation is presented of the physical applicet of the sustainable development
notion in cities, or, as it is frequently referredin literature, the concepts of sustainable
urban development and the sustainable city.

As has mentioned earlier, Palestine covers a veallsarea of land and is densely
populated. Land is considered crucial to Palestigiavelopment (Khamaisi 1999), es-
pecially under the current demographic pressuresrevbnly 6,210 square kilometres
accommodate around 3.7 million people. AccordingTtbhe Archi study, produced by
Suisman et. el. (2005), Palestine is one of thet m@ssely populated places in the Arab
world at 595.8 people/square kilometre. Gaza Siripken separately, has a population
density of 3,745 people/square kilometre, makingne of the densest areas in the
world, compared to the Netherlands, Europe’s mesisdly populated country, which
has 488.5 people/square kilometre, and Bangladeshyorld’s most densely populated
country, which has a density of 895.5 people/squdlimametre. Within the next 15
years, it is expected that Palestine’s populatidhimcrease to more than six million
people, and consequently the population densitynse to 966 people/square kilome-
tre, surpassing even Bangladesh, (see Figure 6-3).

Land is scarce, and it will become scarcer as dplation increases; the pattern of
urban development which the Palestinians will fa@lls thus critical. Will they adopt
the Californian style (Zahlan 1997), which has bblndly adopted in many Arab cit-
ies, encourages distances between neighbourhaodisnakes the car essential to daily
life? Or will they choose a more sustainable waytheir future urban developments?
However, answering this question depends very nomcthe approach and policies the
Palestinian planning authorities will follow. Thenzern of this research is to investi-
gate the second part of the question — to findhout a more sustainable form of physi-
cal development can be achieved in the Palestititaas under the tight constraints of
land scarcity and high population growth rates.
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Figure 6-3: Population densities compared (Suisrpads)

Suisman et. el. (2005) argue that examples fromratéhe world show that high popu-
lation density is often connected with overcrowdidgeases, poverty, congestion, en-
vironmental deterioration, and economic anaemiandke case of Bangladesh, which
suffers from a poor economy and living standardsweiver, other countries with high
population densities, like Singapore, Taiwan andhBidands, have much better eco-
nomic and living conditions, which prove that higbpulation density by itself is not
necessarily a disadvantage or a reason for natioatilinction.

Actually, there are many researchers who suggesgtdiies with higher densities
perform better than those with lower densities -different domains, such as sustain-
ability, environmental performance, reduced enemysumption, liveability, and social
equity. Indeed, three critical factors are assediatith these cities; these are a compact
urban form, high-density housing, and good pulthasportation.

Newman and Kenworthy (1999), in their boBlstainability and Cities: Overcoming
automobile dependencargue that the key to better performance andieffcy in cities
is the combination of higher urban density witheduced dependence on the car and
other private vehicles. Transportation systems #&wves strongly reflect and influence
the population density of cities and nations. Wherewutomobile-based systems domi-
nate, densities are dramatically lower. In a ddfgrreference, Newman & Kenworthy
(1989) suggest an optimal net urban density of 38@0ple per hectare (11,583 peo-
ple/square kilometre) in order to support the puldansport system and to have ser-
vices and facilities within walking distance.

Consequently, are densification, compactness atbit-based transportation
alternatives for future urban development in théeBanian cities?

According to Kostoff (1991), three main factors @éahaped the cities: cultural priori-
ties, economic priorities, and transportation pties. However, these factors are inter-
linked and they can help us to understand howsclisve developed, and hence, how it
is possible to contemplate changing them into nsastainable forms.

From the analysis of the Palestinian context, tla@eemany aspects suggesting that
higher density, compactness and transit-basedpwatasion could be suitable and suc-
cessful for achieving more sustainable urban dewednt in the Palestinian cities.
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Looking at the residential density in the Palestincities, we find that it is rooted in
several cultural preferences. Customs differ widedgording to favoured or acceptable
housing types, ranging from freestanding villahouses, to rows of attached houses, to
courtyard houses for extended families, to apartsném low-rise or even high-rise
buildings. There are several reasons for thesegsbvareferences: some of these reasons
can be related to marital and family traditionsmégtic habits, attitudes toward the
natural environment, architectural traditions, adl\&s responses to climate, economic
prosperity, property law, and banking practicesgddless of the reasons behind the
different types, the mixture of these housing typas a profound impact on the urban
form.

Figure 6-4: Mixture of different house types

In many countries, the cultural preference towdnel detached house has encouraged
urban sprawl, whereas in Paris, for example, twdwrees of middle-class adaptation to
apartment living has sustained remarkably high itiesswvith more than 80,000 people
per square mile (30,888 people / km2) within thetk@ city (Newman and Kenworthy
1999).

Throughout the Middle East, and especially in Radesthere are several rich tradi-
tions of higher-density residences, from the tiaddl hosh® to a range of courtyard
buildings and urban apartment residences (Bian€@®20n many cases, these housing
traditions are embedded in social arrangementscaitdral norms, but besides that,
they are also connected to the region’s climatetapdgraphy. The prevalent effects of
the semi-aridity, strong winds and hilly terrainvlacontributed to a pattern of com-
pactness for hundreds of years. Even the smatlgalt have displayed high residential
density and compactness in their structure, whicimawadays linked to sustainable
urban form. This traditional compactness helpegreserve open spaces in the sur-
rounding areas, mainly for agriculture and natueslerves (see Figure 6-5). On the
other hand, the fact that the Palestinian citiabtamwns are relatively small in their ar-
eas, and that the main commercial activities amdices are located in their centres,

%8Hosh is the Arabic name for the courtyard insidmmplex of residential houses in the old core urtamcture
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makes it possible and easier for people to movanaranside them by walking or tak-
ing just a short ride. Moreover, private-car owh@sn Palestine is still relatively low,

and many people depend on public transit for tianggl especially between the cities
and the surrounding rural areas.

Figure 6-5: Sustainable form of Palestinian towak (Urban compactness preserves open
spaces (b) ( photos © Baron Wolman)

From the discussion above, it is obvious that thditional form of the typical Palestin-
ian town has relatively high density and compacnesoreover, it is walkable, mixed
in its uses and closely fitted to the terrain. thiese features are consistent with the
compact-city concept, which encourages relativegh tdensity, mixed uses, an effi-
cient public transportation system, and dimensityas encourage walking and cycling
(Burton 1996). Therefore, under the pressing chgis of land scarcity and rapid popu-
lation growth, a more compact city approach camelternative for future urban de-
velopment in the Palestinian cities.
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Criteria for sustainable physical development in tle Palestinian cities

Frey (1999) in his review of the sustainable cigpates has deduced a set of commonly
agreed sustainability criteria (see Chapter 4)\aluate and assess the performance,
urban form and structure of cities. His aim inisgtthese criteria was to search for the
city structure that enables a high degree of mghalind access to a large variety of dif-
ferent services and facilities without causing astgn. It should also allow a symbi-
otic relationship between city and countryside bé@aocial mix, a degree of autonomy
of communities and self-sufficiency, and generatghlly identifiable and imageable
settlements form.

Following Frey’s approach, the commonly agreedanability criteria (see Table
4-3) will be used as a base to develop a set tdr@ifor the Palestinian cities to meas-
ure their sustainable physical development, nostéthding that Frey's criteria are
comprehensive and cover the different physical,irenmental and socio-economic
aspects of the sustainable city. However, withi flamework of this research, and its
focus on the physical side of city developmentyiit be difficult to cover all the as-
pects exhaustively; therefore, the application w#él mainly for the physical criteria.
Nevertheless, the interdependencies will in prileclpe taken into consideration. What
is hoped to be achieved here is to bring aboutaret understanding of the form and
structure of Palestinian cities that per se achew®nsiderable improvement towards
more sustainable urban development. Consequeritds, laaving investigated in the
previous section which urban development approlaeliPalestinian cities should adhere
to, the following set of basic criteria can be usedppraise the physical performance of
the Palestinian cities:

— Density and compactness reasonably high population density in the cay help

to achieve viable local services and facilities, a high level of activities and ex-
changes and thus lively settlements and placesfeasible public transport, which
consequently lower fossil-fuel consumption and éase energy efficiency. Fur-
thermore, relative compactness in the developmathinvthe city reduces sprawl
and thus preserves land to a tolerable degreediagoine unnecessary development
of agricultural and natural areas. This can becfest through the reuse of underused
and derelict land, reuse of infrastructure and ipresly developed land, as well as
following a land-infill approach between the builp-areas.

— Mixed land usein mixed land-use areas more activities are a&tskes within a
small radius. And having a mixed-use environmeatdases the accessibility to ba-
sic services and facilities, especially when they @ncentrated around the public
transportation nodes, or in small urban ‘cells’thm walking distance from peo-
ple’s place of residence or work . Moreover, thesgrates a vibrant environment, a
sense of community and interaction — especiallynthe population are also mixed
regardless of their incomes — and reduces to sayeed the need to travel and car
dependency.

— Public transportation systeno increase access to services and facilitielp, e
duce car dependency and thus congestion and polludoreover, to achieve a re-
duction of energy consumption and help maintairigh thevel of energefficient
and environment-friendly mobility inside the city lnetween the different cities and
regions. An affordable and efficient public transystem can increase the mobility
and accessibility of the urban population, espbciahen it has a hierarchy of ser-
vices and facilities of different capacities andles, from small local urban ‘cells’
or ‘units’ to central provision from higher levelhan districts.

— Green structure and open spacescess to green open spaces, for recreation and
sports, city farming, forestry, and natural reserfiggm the city’s green lungs. Apart
from improving the living climate, the conservatjaevelopment and optimisation
of green structures may make a major contributiothé ecological integration and
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interaction of an urban area into the environmé&he sustainable nature of cities
may be improved by combining green structures withintensive use of space. In
addition, green structures in the city have anhetist and visual value in shaping
the city as an entity and the parts of the city tieighbourhoods, districts and
towns.

The previous four basic criteria are linked, angetber determine the shape, structure,
form and function of the physical environment ie thty. The compactness of cities can
reduce the costs of provision of infrastructure anblic transport, while, on the other
hand, it is considered efficient in terms of eneagyl fuel consumption, reduction of
emissions and pollution, and, accordingly, promgtetter health.

The mixed land uses and diverse urban fabric kegmeotive travel to a minimum
level through short distances that reduce the teédgvel; they might also help to en-
courage social interaction and increase the vighdf the city. Short distances also
mean greater opportunities for walking, as wellpablic transit or a combination of
both, especially if the district or the neighbourtidhas pleasantly landscaped pathways
and open green areas. Nevertheless, the valueeeh gtructures in cities goes beyond
the recreational and the aesthetic: they are irapofor the ecological cycle and greatly
influence the migration and perpetuation of wildlif cities (Hough 1989).

In addition to this, the spatial layout of a cith€ density and degree of compact-
ness), the type of the land uses, the mode ofgoategion system, as well as the per-
centage of the green structure and open spacedstimeaighout the city, are also criti-
cal factors for the urban environmental qualityeYhive indications of the perform-
ance of the physical urban structure of the city] point out whether it is more or less
sustainable. Likewise, this kind of evaluation ¢gwe a sign to identify where the fail-
ings and potentials are.

Consequently, the current and projected high pdjoulalensity in Palestine, if com-
bined with certain patterns of higher-density urldevelopment, affordable public
transportation, and a good green structure, coeldrbasset in the search for more sus-
tainable physical development in the Palestinigiexi However, this argument will be
the base for the next chapters, where the abovéioned criteria will be used as a ba-
sis for conducting and analyzing the case studyam#&tlah City — and illustrating em-
pirically the different aspects discussed earlier.
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Chapter 7
Ramallah City — Urban development and rapid growth

“Ramallah of the cypresses and the pine treessthiaging slopes of the hills, the
green that speaks in twenty languages of beautiyldurid Barghouti)

As explained earlier, the focus of this study isnieestigate how physical developments
in Palestinian cities can be re-oriented to becomee sustainable in the face of current
and future challenges. After having elaboratedstiistainable development and the sus-
tainable city concepts in the Palestinian contsge(Chapter 6), it is now important to
illustrate their applicability in and validity fan existing (sample) city. Ramallah City
is selected for this purpose. The reasons forcisce are that Ramallah is a city which
clearly demonstrates all the symptoms of rapid gayslevelopment, has an inefficient
public transportation system, has expansions waigtoach on to open land, and dis-
plays rapid population increase. These reasonslacefound in the other Palestinian
cities; however, Ramallah is distinguished by its:

— Geographical location: Ramallah is located in tharhof the West Bank, and close
to Jerusalem — the (symbolic) capital of the Pal@st people. Due to the Israeli
closure and restrictions, which prohibit Palestingccess to Jerusalem, Ramallah
has become the administrative, economic and pallitapital.

— Political role: after the signing of the Oslo Acdan 1994 and the establishment of
the Palestinian Authority, Ramallah became thereefor the Palestinian ministries,
governmental offices, presidential headquartergdiition to many consulates and
foreign representations.

— Administrative role: many organizations, banks amstitutions have their head-
quarters or central offices in the city.

— Economic role: it has become an economic centigering mainly on the admin-
istrative, commercial and services sectors. Thstemce of many non-governmental
organizations (NGOSs), national and internationatitations and many private firms
in the city has created more job opportunities eveh attracted internal migration.

— Social fabric: the political changes in the courttyydate since the beginning of the
peace process have had clear impacts on the stiature and fabric in Ramallah
City. With the establishment of the Palestinianbuity, many returnees who lived
in the Diaspora have returned to Palestine, andnifgerity have settled in Ramal-
lah, which has created a new social group in the gilso many Palestinians from
other Palestinian towns and cities have moved tmd&Rah looking for better job
opportunities, which has produced small social gsomnirroring their original town
or city. The way that the city has embraced thaferdnt and new social groups
has changed the original social fabric.

— Cultural role: the city is distinguished by itsigetand distinctive cultural perform-
ance, which maintains direct interaction with tlmmeunity, and which is not so
clear in other Palestinian cities.

These reasons have influenced the developmentgsacehe city, and have given rise
to a huge construction movement. The sudden dembigrancrease and the need to
provide housing, offices and services have fuelldthn development. Moreover, the
general atmosphere regarding the expected pea@nbasraged the people to use their
savings to invest, mainly in the construction seduost of the Palestinian cities have
gone through this stream of rapid development batdifferent pace. In Ramallah, the

changes introduced by this rapid development haen lxlearly evident. Therefore,
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Ramallah is a good example to analyse the pattede\@lopment, the growth dynam-
ics, and the impacts of socio-economic intervergtion the physical environment.

The aim of such analysis is not only to understtmedphysical development mode
and pattern of the city, and then put forward wbt&asolutions for future sustainable
development. The analytical process is to be utmmilsas exemplification of argu-
ments and approaches to introduce sustainabilignaaternative for physical develop-
ment in the Palestinian cities which might helpréaluce pressure on land and re-
sources, accommodate the increased populatiora@meve better-functioning cities.

Of course, when taking Ramallah as a model cigy,iltbstration is inevitably place-
specific and reflects the specific characteristicthe city’s past and recent history. The
concept and approach introduced are nevertheldsvdx to be generally applicable,
though different cities will have their special texts and characteristics.

It is not expected that the reader will be familiath Ramallah City, its urban form
and structure. Therefore, following the introduntio the conceptual approach for pro-
moting sustainable physical development, the sulesggsections provide a short de-
scription of the major characteristics of the ciayd its context as the largest city-
region. They also provide some explanations forcityés foundation and development.
This introduction provides an opportunity to refleot only on the city’s development
pattern but also on the main socio-economic chaagesdevelopment phases in the
city’s history.

City-region: Ramallah & El-Bireh District

Ramallah & EI-Bireh District is the central distrio the West Bank and lies about 18
km north of Jerusalem; it extends from Jerusalestridt in the south to Nablus District
in the north, and from Jericho District in the e@msthe green line, the boundary with
Israel to the west, (see Figure 7-1). Geographjicéile district is divided into two re-
gions, east and west of a mountainous spinal ddre.eastern region slopes towards the
Jordan Rift Valley and is considered semi-arid, levlthe western region slopes west-
wards towards the Mediterranean coast and theretorsidered semi-coastal.

Ramallah & EI-Bireh District measures approximat8#8.621 km? — 14.5% of the
West Bank’s total area. Like in the rest of theeBahian districts, the population of
Ramallah & El-Bireh District is distributed amoritetthree categories: urban, rural and
refugee camps, and is spread over 76 built-up &Rk 1996, CEP 1995). Only seven
communities — Ramallah, El-Bireh, Silwad, Bani Zdgirzeit, Deir Dibwan and Betu-
nia — are designated as municipalities; other luglareas are governed either by a vil-
lage council or by villag&ukhtar’.

Around 297,330 inhabitants are living in the didtroccupying only 4.35% of the to-
tal district area, in comparison to the Israeltlsatents in the district that occupy 1.63%
of the district’s total area. The limited naturetioé¢ Palestinian built-up area is the result
of the tight restrictions imposed by the Israelirauities on giving building permits to
Palestinians. On average, the gross populationitgegnsRamallah & EI-Bireh District
does not exceed 285 persons/km?; the rest arebeodlistrict is mainly hilly terrain
planted with olive trees, (See Table 7-1).

3"Mukhtar: usually an (elderly) person from the \géaassigned by the government as a chief to repréee village
and look after its affairs
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Figure 7-1: Location of Ramallah & EI-Bireh Disttin the West Bank (MOPIC 1999)

The main distinguishing characteristic of the dermapgic situation in the district is the

historical pattern of migration and mobility. Sinttee turn of the twentieth century, an
active immigration process to the United Statesthken place. Ramallah City and a
number of rural communities became associated thith process. Moreover, in the
1948 War, a forced internal migration movementrthe central parts of pre-1948
Palestine towards Ramallah & EI-Bireh District, waslerway. This movement had a
number of implications regarding the nature of $beiety and community living in the

district (CEP 1995).
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Table 7-1: General overview on the different chéeastics in Ramallah & El-Bireh District

General characteristics - Ramallah & El-Bireh District

Population (2005) 297,330
Percentage of rural population 59.5%
Percentage of urban population 34.1%
Percentage of refugee camp population 6.4%
Percentage of population < 15 years old 43.2%
Natural growth rate in the district 5.3
Area of Ramallah district 84,362,1 hectares
Percentage of built-up area in the district 4.35%
Percentage of Israeli settlements area/total area .63%
Population density (2001) 285 person/km?
District’s population’s access to infrastructure & services
Access to clean water network 91.6%
Connection to electricity 97.1%
Connection to public sewage network 19.1% (onlyriman areas)

Socio-economic indicators

Unemployment rate (2004) 22.6%
Percentage of illiterate people 11.9%

Source: derived from PCBS 2002, ARIJ 1996, PCBS a2064RIJ 2005

Land availability in the Palestinian case determitiee sustainable development of the
Palestinian community, but as is the case in theeeWest Bank and Gaza Strip, Ra-
mallah & El-Bireh District was also divided accaordito the Oslo Accords in 1994 into

three different geopolitical are¢aésee Figure 7-2) as follows:

— “Area A” includes Ramallah and El-Bireh Cities atmlvers 1,957.1 hectares, about
2.3% of the district’s land.

— “Area B” is the populated villages, towns and thelttup area of the hamlets. It
accounts for approximately 22,429.3 hectares, aB6ui% of the district’s total
area.

— “Area C” covers 71.1% of the district's total aremd includes the Israeli settle-
ments, military areas and bypass roads (ARIJ 1996).

The division of Palestinian land into areas A, Bl & hinders the potential for dealing
with the Palestinian areas as one geographicdlyemd has high impacts on the econ-
omy, environment and physical development. In R&ha& El-Bireh District, under
these divisions, it is impossible to make any regiglan that covers the whole dis-
trict®.

38For more details about land classification accagdinthe Oslo Accords, refer to Chapter 2, sectidmadization
trends

%% nformation gathered from interviews through thepéinal research with key persons in the Palesiipi@anning
authorities
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Functionally, there are seven major land-use diaaibns within the boundaries of

Ramallah & El-Bireh District. These land uses #ine: Palestinian built-up areas, Israeli
settlements and military areas, natural reservélivated areas, forests and industrial
areas (ARIJ 1996). Table 7-2 shows the area dfiifferent land uses in the district.

Table 7-2 Land uses in Ramallah & El-Bireh District

Land uses Area (km?)
Agricultural land 172.933
Forests 10.543
Industrial & commercial areas 1.033
Limited water surfaces 0.226
Israeli military areas 5.610
Israeli settlements 18.241
Quarries 3.291
Open land 298.545
Palestinian built-up areas 53.972
Pasture land 105.438
Orchards 178.964
Total area 848.796

Source: ARIJ 2005

Economically, the economic base in Ramallah & EEBIDistrict is dependent on three
main sectors: agriculture, industry and servicegriddlltural production is concentrated
in the northern and western regions of the distwittereas the industry and services are
concentrated in Ramallah and EI-Bireh cities. Inagal, the economic base of the rural
communities in the district is dependent on thadbrlabour market, remittances from
immigrants mainly in the United States, and sonmmercial and agricultural activi-
ties. The economy of Ramallah & EI-Bireh Districte$ not differ from the economy of
the rest of the Palestinian Territories, and saffeom a severe crisis, reflected in the
following characteristics:

— The unemployment rate rises and falls accordirtheqoolitical changes, and highly
affected by the closures and restricted accessrtsdlem. According to the Pales-
tinian Central Bureau of Statistics (PCBS), thermp®yment rate in the district
rose from 12.7% in 1997 to 22.6% in 2004 (PCBS 2Q024).

— The agricultural sector is facing many obstacleajnhy irrigation and marketing.
Agriculture is dependent on rain-fed cultivatiomrd because of the Israeli control
on the water resources, it is difficult to changértigated cultivation.

— The service sector is underdeveloped, and domimatstly by the informal sector.
— There is a high dependency on foreign transfer gaysnand donations.

— The industrial facilities in the district are dedent on Israel providing the raw ma-
terials needed. Likewise, the frequent closurehef West Bank stops the flow of
goods and materials to the territories, interruptime continuity of these facilities.

It is worth mentioning that there is a high intepeéndency between the rural areas and
the urban centres in the district. The urban esnprovide many of the basic services
which are still lacking in the rural areas, suchhaalth centres, banks, educational insti-
tutions, governmental and social services, etcereds cities depend on the employ-
ment coming from the surrounding rural areas. Tioeee future development of the
urban centres in the district has to be seen witkiregional context.
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Ramallah City — the heart of the District

Ramallah City is the main urban centre in Ramadiall-Bireh District and is located

at the heart of the West Bank. Ramallah City idtlmni the top of a flat plateau around
880 meters above sea level, and surrounded bysleep valleys. Looking at the city’s

topography and slopes, we notice that the citpdated on a hard mountainous chain.
Urban developments in the city have covered thatively flat areas and expanded to
the versants, where the slope in these areas ex@884 (see Figure 7-3). The distinct
topographical formation of Ramallah City is reflettin the planning outcomes as this
formation affects the direction of roads networkrastructure and population densities.

Figure 7-3: Ramallah City-s topography (MOPIC 1999)

Ramallah City is attached to El-Bireh City on tlastern side as twin cities. Both cities
are completely attached in terms of their urbami¢atnd transportation network. The
urban expansion of Ramallah City on the westere bigls extended to reach Betunia
City. On the southern side, both Ramallah and EtBextend to connect witQalan-
dia and Kufur Agabto the north of Jerusalem City, forming one cambns, uninter-
rupted urban fabric.

The central location distinguishes Ramallah Citys ionly 12 km from the centre of
Jerusalem City, only 3 km from Jerusalem IntermaticAirport in Qalandia, 52 km
from the Dead Sea, and 50 km from both Nablus @itthe north and Hebron City to
the south. Moreover, Ramallah City is situatedhanaxis of the historical and religious
Palestinian cities.
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Socio-economic conditions

Population & demography

The demographical changes in Ramallah City wereaywconnected with economic
and political developments. In addition to the natigrowth rates, there have been
some peaks of increases and decreases in the pdpislation. Comparing the city’s
population in 1961 and in 2005, estimated at 14,@68 26,104 inhabitants respec-
tively, we notice that the city’s population ovet ylears did not double. This is attribut-
able to the various policies imposed by the Israetiupation, such as the expulsion of
many inhabitants in the 1967 War. Neverthelesd9®4, after the establishment of the
Palestinian Authority — which took Ramallah as a@amamnistrative centre — there has
been an obvious increase in the city’s populatimhigs annual growth rate.

The following (Table 7-3) shows the city’'s poputetiincrease between 1931 and
2005, in addition to the annual growth rates.

Table 7-3 Population in Ramallah City between 12805 and the average growth rate

Population between 1931 - 2005

Year Population
1931 4,286
1961 14,759
1997 18,017
2005 26,104
Population growth rate
1931 - 1961 4.21
1961 - 1997 0.56
1997 - 2005 3.97
Age structure in 1997
Age Percentage (%)
0-14 34.2
15-29 31.2
30-44 17.6
45-59 10.0
60+ 7.0

Source: Amro 2005

From the previous table, we notice that the pesggnbf inhabitants less than 15 years
old is 34.2%, and the inhabitants between 15 angle2®s old make up 31.2% of the
city’s total population. This reflects the fact thtae city’s population is relatively
young, with elderly people representing less th&367 Accordingly, in the near future
Ramallah City will experience a high increase snpgbpulation, because of the fact that
a high percentage of its inhabitants are or willobenarriageable age. Consequently,
there will be an increasing need for more housjof, opportunities, education and
health services to cope with the rapid populatioomgh. This growth takes account
only of the city’s natural population growth withtouncluding the possible return of
thousands of Palestinian refugees, some of whoirsetille in the city. It is impossible

“population including the inhabitants of Qadura geficamp, as part of Ramallah City’s urban fabric



96

to estimate the exact number of refugees who nmgghitn to the city as this depends on
the final political negotiations and agreement lestwthe Palestinians and Israel. Nev-
ertheless, the return of thousands of refugeesohas considered. Therefore, the demo-
graphic factor in Ramallah City should be givencsgleattention, especially when de-

veloping plans for the future. The city should lxeao absorb the population increase
and to fulfil the future needs of its inhabitants.

Sources of population increase in the city

The main source of population increase in theisityatural growth — as clarified above
— and this is estimated at 3.53% annually (AmroS20Bevertheless, other factors con-
tribute to increasing the population of the citycls as:

— Returnees: many of the Palestinians who returndeiatestine and work in the dif-
ferent institutions of the Palestinian Authoritywasettled in Ramallah City.

— Internal migration: the centralization of the magovernmental and administrative
institutions in the city encouraged many peoplenfather Palestinian areas to move
to the city looking for job opportunities. In addit, the increasing pressure of the
Israeli occupation and the closure and checkp@ali€ies — which hinder free mo-
bility on the part of many Palestinians — forcedngpn@alestinians who used to
commute on a daily base to Ramallah City for warktady to move and live in the
city. This created two types of internal migratitime first is full migration, by mov-
ing the whole family and settling completely in ttigy; whereas the second is par-
tial migration, where member(s) of the family liweRamallah during the week and
return to their hometowns or cities at the weekedshen it is possible.

— The social and cultural tolerances and convividlitgt distinguish Ramallah from
other Palestinian areas have encouraged manyeictigdlls, artists and educated
people to move to live in the city.

The previous factors are currently considered tlannecontributors to the population
increase in Ramallah City, which is clearly — agnany other sectors — significantly
connected to the political circumstances. Therenareoncrete studies about the demo-
graphic changes in the city, but, as mentionedstuey done by the city planning team,
the annual increase caused by migration — sinceafjaning of the peace process — is
around 4%, and is expected to increase to reachf#&al progress is achieved in the
peace process (Khamaisi 1998).

Social structure

In general, Ramallah’s society shares the sammgetnd characteristics as the Pales-
tinian society in general. Nevertheless, the sagialcture of Ramallah City has been
influenced by the different migrants and people wame and settled in the city, as well
as by those who studied or worked in foreign caastand returned with different per-
ceptions and knowledge. The diverse social mixirgne city has favoured the devel-
opment of a receptive community that accepts petypla different origins and with
divergent cultural sensitivity. The division of tlegy’s inhabitants according to their
origins is classified into four main forms:

— Original inhabitants

— Migrants from different Palestinian cities and ages
— Refugees

— Returnees
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As for the classification of social classes, thg’siinhabitants are distributed as fol-
lows: one-fifth belongs to the upper class, thittks to the middle class and the last
fifth to the lower (poor) class. Furthermore, thidgion of the different neighbourhoods
in the city is mainly culturally and economicallgsed, and not tribally based. During a
later phase of the city’s development, some neighimods were established on the
base of the profession of its inhabitants — forngpl@ doctors’ or engineers’ housing
projects. Accordingly, the high percentage of etkeitgeople in the city affects its so-
cial and cultural performance.

Ramallah City has a higher level of urbanizatioc@mparison to other areas in the
West Bank. Despite its relatively small area and populatibroffers services for the
surrounding towns and villages in the District, @fhcontributes to its urban and social
development.

Economic profile

Tracing the economic base in Ramallah City, we timat the city has switched from
being dependant on agriculture in early stagedsohistory, to rely more on industry
and trade, and lately on construction and servisesvadays, Ramallah and El-Bireh
Cities? represent a focal point for all kinds of estabtigmts, including NGOs, interna-
tional, private, and public institutions. Many Hegaarters (of banks, insurance compa-
nies, key manufacturing firms, NGOs, internatioagéncies, ministries and other pub-
lic institutions) are located in Ramallah City, whireflects the critical economic role of
the City in the Palestinian economy.

After the establishment of the Palestinian Authyrihany new job opportunities
have been created in the public sector, servicdstamough private-sector investment.
Ramallah City has an industrial area which serkiesathole district though its location.
The environmental conditions are open for criticisom the planning point of view,
but its importance as an income generator for npople is still considerable. In Ra-
mallah City there are about (2,758) establishmet8p of which are in wholesales,
retail and repair, the main economic sectors ircttye Followed by the real estate, rent-
ing and business activities sectors, and the maturfag sector, which constitute 12%
and 11% respectively (General consultant & trairgngup 2005). Private investments
have increased in the city over the last ten yealgre many investors have started
their own businesses and built many new commeceialres and housing projects. The
role of Ramallah as a central city and point ofaation for many locals and foreigners
has mobilised tourism in the city to become onésoéconomic sectors. The increasing
number of hotels, restaurants and cultural ceritreRamallah is consistent with the
receptive mentality of the city’s inhabitants, andh the old image of Ramallah as a
tourist resort. In view of the fact that tourisneates job opportunities for many people,
and contributes to the city’'s economic base, touiis a potential economic sector for
the future that should be considered.

Looking at the distribution of the labour forcegh city® (Table 7-4) in comparison
with the rest of the West Bank, we notice thatehiera focus on the services, construc-
tion and trade sectors, which characterize Ramaliad central city in the West Bank.

1 Jerusalem is excluded here because it is more izezhand developed than the other Palestiniarscitie

“2E|-Bireh City is mentioned here as a twin city of Ralah; it is hard to separate and distinguish betwiae eco-
nomic activities in the two cities, especially ireir centres, which compose one physical unit.

“3There is no specific data for Ramallah City alohe;anly available data covers the whole distriat,dan be
considered as a good indicator for the distributibthe labour force in the city as the main urbantre in the
district
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Table 7-4 : Distribution of labour force in Rartadi & EI-Bireh District according to the main
sectors in comparison with the West Bank - 2004

0, -

Sector % BRi?é?lag?shtr(ig(L:tEl % West Bank
Agriculture & forestry 6.0 16.9
Manufacturing & quarrying 16.5 14.0
Construction 174 13.0
Trade, hotels & restaurants 19.5 20.9
Transportation & communication 5.7 5.7
Services & others 34.9 29.4
Total 100 100

Source: PCBS 2004

However, the economy of Ramallah City is affectgdtiee political situation in the
country. Therefore, any fair peace agreement ircthumtry can guarantee the prosperity
of the Palestinian economy, not only in Ramallaty Gut also in the whole country.

Urban development and city expansion

Between 1917 -1994

Ramallah was originally a small agricultural villggnhabited by the Haddaden family,
who settled on the hilly area near EI-Bireh Cityhiethh nowadays is known as the Old
Town of Ramallah. The city passed through differg@apes, which have left imprints
which are still visible to this day. The main casisé these shifts appertain to the politi-
cal, as well as to the economic situations the tgymassed through in the last cen-
tury*. This section focuses on the physical changesudnan developments that took
place in the city, which, of course, cannot be smpd from the other political, eco-
nomic and social changes in the city.

In order to understand the pattern of developmerRamallah City, we have to go
back to the history of its spatial distribution agxpansion. It is remarkable that during
the Ottoman rule there were no significant chamgesrded in Ramallah, except for the
natural growth of population. The image of the atythat time was like any typical
Palestinian agricultural village with compact ttaghal spatial structure, accompanied
by a unique and distinct architectural fabric tisatnanifested through the town's struc-
tural elements and shapes and the integration tf. Gdve old town is composed of a
number of adjacent yardéljwask), which are in harmony with the rocky curved envi-
ronment, and functioned as semi-private courtyartiey were used mainly by women
and children since they are located in the heath@fesidential area, unlike the vegeta-
ble market plaza, which was used mainly by menallguthe demarcation between the
private courtyard in front of the house and theljgytlaza is a low rubble-based stone-
wall — calledSinsila(RIWAQ 1998).

The old buildings are centred around and to thet wéshe church, and located
around the narrow paths — tlEasabalf. The expansion of construction was random

“Refer to (Shaheen 1992), (Shaheen 1982) and (Qa€ag).
45 Ahwash are courtyards inside a complex of resi@aéhtiuses in the old core urban structure
46Qasabah is an Arabic name for the main path imliheore urban structure
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and depended on family relations and ties, clusgearound the small yardatwash,
or spread outside the old quarter toward the aljuicl fields (see Figure 7-4).

The first shift that influenced the city developreras at the beginning of the twen-
tieth century, when the first wave of emigratiorthe United States occurred, and some
of the city residents went there striving to depetbeir standard of living. A few years
later, the money from these immigrants starteddor pnto the village, which led to
growth and development in the construction actsitin the city. Until that time, the
city was still a small agricultural village, ang tesidents worked in cultivating the sur-
rounding fields. It started taking on a differemhdnsion when the Ottomans made it an
administrative centre for thirty surrounding vilsg which turned it into a focal point
for these villages. Limited commercial activitigarsed to take place, and contributed to
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Figure 7-4: Ramallah City's old core (RIWAQ 1998)

An important event at that period was the entryhef Christian Predicatory Missions,
which came to the city and participated in buildiagd establishing schools and
churches. These new public buildings were locatethe fringes of the old core and on
the main road connecting Ramallah with El-BirehyCiwhich encouraged the city to
expand towards them.
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When the British Mandate came to Palestine in 1@17hew distinctive architectural
style, influenced by the English style, appeareth@ city. This style was exemplified
by the new fashion of separated villa houses soded by well-maintained gardens;
the new style was conceptually totally differemnfr the traditional previous one. Many
of these houses still exist today and clearly ¢bate to the image of the townscape.
Obviously, the new developments came as a resuhieoimprovement in people’s liv-
ing conditions and the prosperity that came fromribw job market in the police, rail-
way, education and citrus trade, which were createdl developed under the British
Mandate. On the other hand, the municipality of Riah City — as it was at that time —
played an important role in improving the landscaysde the city by encouraging the
people to plant trees in there yards and gardews,oa its part, it set about planting
trees in the roads and alleys. In that period, Rlam&ity can be described as a garden
city because of its spacious layout, the integoéyween the surrounding natural and
cultivated belt, the private gardens and yardsiagie city, and the linkages of the tree-
lined streets (Qadura 1999).

The British Mandate was interested in city plannisg it worked with the munici-
palities on drawing up structural plans for theesit The first structural plan for Ramal-
lah was produced in 1940, but it took several y&atse implemented. It is important to
note that in 1943 the government of the British Mkte, in cooperation with Ramallah
municipality, worked on a proposal for city regiudais and suggested allocating a piece
of land as a small wood, in addition to a publiazal, City Park and children’s play-
ground. This proposal did not see the light of dagause of the regression in the coun-
try’s political conditions.

————

Figure 7-5: Ramallah City in 1948 (Kedar 1999)

The second shift that affected physical developmémtRamallah City was after the
1948 War, when the Palestinians from the coastmscmigrated to the mountainous
areas. Huge numbers of immigrants came to Ramfadain Jafa, El-Lud and EI-Ramleh
cities. After this event, the population had insezh enormously in size — Ramallah’s
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population in 1945 was 5,080, by 1952 it had riseri7,14%. Hence, for Ramallah
City that was the turning point from being a smailn into becoming a city, in both
physical and demographic terms. The need for newsdsand public facilities led the
city to expand. However, this expansion occurretivim different forms:

— The first form is the emergence of the refugee grtips is a new settlement form
meant to be temporary, but which with the detetioraof the political situation and
the existence of the Israeli occupation has tumédo be a permanent residence for
many of the refugees to this day. Three refugeegsa+i!| Jalazoun El Ama’ri and
Qadura— were built in and around Ramallah City to accadate the refugees.
One of these camps is located outside the munibipraers; while the others are lo-
cated within the municipal borders but outside dltecentre of Ramallah City. To-
day these camps are at the heart of the city cantitepart of its urban structure, de-
spite the incomparable quality of the living coratis (see Figure 7-6).
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Figure 7-6: Qadura refugee camp

— The second form of the expansion came with theaspd buildings in a central
circular form in all directions around the old towowever, this form soon after-
wards slowly started to take on a linear expan&om, mainly in two directions;
the first was directed to the east towaEldManara Squaré. This expansion line
has been directed along the line that connect®lthéown of Ramallah City with
El-Bireh City. On this expansion line, new commaflduildings were constructed,
in addition to some public buildings, such as tludice station, the Hashemite
School, and the radio station. This shift createw®wa architectural style in the resi-
dential buildings to serve the low-income populatidhe second expansion line
was directed to the southwest, along Ramallah—Ja#fd. Until the late sixties, that
was the prevailing pattern of the city expansionridy the seventies, the city ex-
pansion started to fill the areas around the ol@ @md aroundEl-Manara Square.
The development of the industrial area in 1973thexconstruction movement and
expansions to the western side of the old town.edeer, the developments started

4’ Refer to (Khamaisi 1998).

“8E|-Manara Square is an old square developed witHitst developments outside the old town of Rarhality;
today it is located at the heart of the commermiigl centre
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taking place in a new area — at that time — toviisd@irah and along the way t&in-
Areekvillage. Gradually, the expansions broadened taneot with Betunia City
from the south-western side, and to overlap withdbvelopment of El-Bireh City,
forming a meshed urban fabric to the north- eastete (Khamaisi 1998).

During the eighties and early nineties, the urbbgmaasion and development of Ramal-
lah City can be summarized in the following direnos:

— Destroying the old buildings located close to thg centre EI-Manara and con-
sisting of one or two stories, then replacing theitih new multi-storey and multi-
function buildings.

— Filling up the empty plots in the built-up areandiying the built-up area through
building additions to the existing buildings, or lepnstructing completely new
buildings.

— Expanding along three main axes:
- Birzeitaxis towards the north along tkesal Road.
- Ein-Areekaxis toward<€l-Tirah to the northwest.
- Betunia-Ramallah axis to the west, south aldaig Street.

From the previous description, we notice that tree@ss of urban expansion in Ramal-
lah City started towards the east, then expandearedial form around the old town
and the new commercial centielManara), and then started to take an axial form of
expansion along the main roads in the city, (sgargi7-7).
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Figure 7-7: Ramallah City's development at thremyes (Background map MOPIC)
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It is important to add that the period after th&2%ar had witnessed deterioration in
the economic situation, which forced many peoplemamigrate to the neighbouring
Arab countries, particularly to the Gulf Stateskimg for work in order to support their
families. The money that came from these emigraeliged to develop the living condi-
tions, and contributed to the city developmentphge again activating investment and
construction movement. The city entered a secomag®f prosperity, which turned
Ramallah City into a touristic centre attractingople from different countries, who
came and spent the summer with its mild weather.

As mentioned in Chapter 2, the different planniggtems in Palestine affected the
development proce8dn the country. During the time of the Israeli opation, there
were and still serious limitations and restrictiams the issuing of building permits,
which obstructed the development of the cities. &doer, the Israeli occupation issued
orders to confiscate land from Ramallah City tolduiewish settlemerits These set-
tlements blocked the city’s expansion and intedesgth the city’s contiguity with sur-
rounding village3. However, the construction process continued,nmitat the same
rate, and some infrastructure projects were alsguded.

Post Oslo developments (after 1994)

The third shift in the city’s development camels end of the Firdntifada and the be-
ginning of the peace process between the Palesdimiad Israel, with the signing of the
Oslo Accords in 1994 and the establishment of thledfinian Authority to be the first
authority run by the Palestinians themselves. \Widse political changes and the arrival
of some returnees in their homeland, many socidlesmonomic changes occurred in the
country in general, and in Ramallah City in patacuThese changes were translated
physically through the huge construction movemieait took place in the city.

The following part presents a more detailed analgéithis phase of the city’s devel-
opment, since Ramallah City is still encounterihg tonsequences of this shift in de-
velopment. On the other hand, there are many eapecs which assume the occur-
rence of a similar development boom as soon apdhtcal situation improves, and a
peace agreement is achieved. Therefore, in ordenderstand the characteristics of this
phase, we should analyze the driving forces the¢ afluenced this period, the result-
ing outcomes, and the expected consequences. ibwifg (Table 7-5% illustrates the
sequences of the newly emerging circumstances, dssociated developments and the
consequences of the developments in this phase.

From (Table 7-5) we perceive that the newly creaiggiation has influenced the
whole country with many substantial changes thakevessociated with many develop-
ments on the different levels. The remarkable igsubat there have been no prepara-
tions to cope with this pace of rapid politicalppomic, social, institutional and physi-
cal changes. This, as a result, has been reflatt@dleterioration of the existing physi-
cal and urban environment of the city.

49gee: Chapter 2, section: Planning system
%0See: www.palestine-encyclopedia.com/EPP/chapteri8ht
1See: www.brightonpalestinecampain.org

52 The information and conclusions presented inalbethave been deducted from the interviews dottetive
different stakeholders in the city.
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Table 7-5: Analysis of the transformations posloG¥ccord in 1994, and their impacts on
Ramallah City

Emerged circumstances

- Change in the political situation: the end of fingt Intifada and the beginning of the peace pssc
negotiation (in general)

- Return of many Palestinians from exile: the Redeais, mainly those working with the Palestinian
Authority (in general)

- Establishment of the Palestinian Authority (plegdlly located in Ramallah)
- Division of the Palestinian territories into ase®, B and C according to Oslo Accord (general)

- Increase of the financial support from donors emernational community to build the new Pales-
tinian state (general).

Associated developments in Ramallah City

- New private and public investments

- Physical establishment of the Palestinian Autlidrnain governmental headquarters and minis-
tries buildings and offices were centralized in ¢itg)

- Location of many international representativeécaf§ and diplomatic missions in the city
- Increase in construction activities, mainly irubimg and office buildings

- Emergence of new job opportunities - mainly ia governmental sector (army, police, ministries,
etc.)

- Establishment of many non-governmental orgarozast{NGOs) and relocation of others in the
city
- Settling of many of the returnees and people wgrin the Palestinian Authority in the city

Consequences of these developments

- Physically:
- Rapid growth and construction boom
- Pressure on the existing infrastructure
- Pressure on land
- Deteriorated quality of newly constructadldings (commercial construction)
- Urban expansions to the surrounding sétamd agricultural areas
- Destruction of green structure in thg ¢for building and investments)
- New architectural style — high multi-stgrbuildings
- Change in the city’s skyline
- Destruction of historical buildings andgltaral heritage sites
- Socio-economically:
- Slight improvement in the economic sitoat
- Unrealistic increase in land prices
- Inflation in rents and living costs
- Internal migration to Ramallah City (sgl@ing for job opportunities)
- Increase in population (returnees plusppefrom other regions)
- Social incoherency (new social mix betweddferent social groups)
- Increased pressure on services andiesilfhealth care, education, etc.)
- Environmentally:
- Depletion of natural resources
- Deterioration of natural landscapes aguicaltural land
- Pollution (air pollution, water pollutipsoil contamination, etc.)
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Hence, the huge developments that took place inafamhave fuelled the city's
growth, but there were no detailed plans and futisens to control and steer this
growth. Consequently, this led to several probleorscerning the city’s form and struc-
ture, from both the architectural and planning pecsives. For example, a remarkable
feature of this stage is the vertical expansiomasgnted by the large number of high-
rise (multi-storey) buildings that changed the sig/lof the city from being composed
of harmonized low-rise buildings, separated by asdegreen structure, into a city
dominated by high-density construction and risingdings. These developments have
left only little open space inside the city, espdygiin the city centre. Most of the for-
merly open areas are now filled with huge buildingse investment mentality led to
the destruction of the image of the sloping, hdity by levelling the hills to gain extra
floors in the buildings. The accelerated mode ofettgoments also increased the pres-
sure on the existing infrastructure in the cityefidfore, the result was a vast deteriora-
tion in the city’s environment and landscape, iie respect for planning considera-
tions, which are supposed to pay regard to thesgstem, sustainable development and
the aesthetic values of the city.

Since the onset of the Secoimiifada in September 2000, the pace of development
has declined due to the deterioration in the palitsituation and the successive inva-
sions by the Israeli forces. The exacerbation el desecrations and restrictions in
the Palestinian Territories led to a situationrtability and insecurity. This has been
clearly reflected in the reduction in constructimd investment activities, which have
continued but at a slower pace and at greater Tigskle 7-6) shows the decline in the
number of building licenses issued since the beggaof the Second Intifada:

Table 7-6: Comparison of the number of issued ingldicenses between 1994 - 2004

Year No.ofbuﬂmng
licenses issued
1994 125
1995 119
1996 120
1997 195
1998 207
1999 198
2000 205
2001 139
2002 86
2003 169
2004 149

= Beginning of the 2nd Intifada

Source: Ramallah Municipality, building licenseatsttics 1994 - 2004

Impacts of post-Oslo developments on the land marke

Economic concepts of demand, supply, cost and ctitigpehave important influences
on land uses and land prices. Increased demaradasfprices, whereas rapid urbaniza-
tion creates demand for more housing, and thusanfies land conversion for this pur-
pose. The political changes after the Oslo Agred¢raad the partial authority transfer
from Israel to the Palestinians have been followgdocial and economic changes in
the Palestinian Territories, especially in the ¢argrban centres, such as Nablus, Ra-
mallah, Hebron and Gaza. The return of many Palass and international missions to
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Palestine increased the need for housing and effistich fuelled the construction

movement in the cities, and pushed up the housiieggpand rental rates considerably.
In Palestine, land and real estate are privatelgenlvand the land market is not con-
trolled or restricted. Therefore, the land pricasérisen dramatically without any con-
trol, especially in areas (&)

For a long time, land tenure was the secure meanprbtecting wealth, whereas
land property is an honour for the Palestinians laad a great historical and cultural
significance. More recently, a small group of bngkand investors has introduced new
concepts. Ramallah City, because of its centralitgl its new role as a centre for the
Palestinian Authority, has become an attractiomany investors from inside and out-
side Palestine, who have rushed to buy land ingidecity and invest mainly in real
estate. As a result, this has led to a radicakrmighe land prices — especially near the
city centre and alongside the main roads — makirdand prices unrealistic.

Several factors have contributed to the raisindaofd prices in Ramallah City.
These factors can be summarized as foltbws

— Scarcity of land: most of the areas under the Balas control (areas A) are built-
up areas with few vacant plots for development.

— The increased demand for land: many returnees $ettled in Ramallah; also many
investors are interested in buying and investinthencity, which has increased the
demand for land.

— The political changes: the political stability halsvays led to rising land prices.
However, in Ramallah City the deterioration of graditical situation did not lead to
a fall in land prices; on the contrary, they conéd to rise because of the constant
demand.

— Manipulation and easy profit: many land brokers dedlers have played their part
in raising the land prices through manipulation &gdyiving unrealistic prices and
information. Furthermore, they gained easy prdfisbuying and selling land in a
short time.

— Affordability: in Ramallah, around 80% of land saleave been to Palestinians liv-
ing in the United States, who can afford to payhhpgces, and are willing to invest
in their home country after the increased resongion Arabs after September 11th.

— Guaranteed savings: the banks in Palestine doimethggh returns on savings. In
addition, the taxes on land are still relativelwldrherefore, many people prefer to
invest in buying land as a secure means of savitly retained value, especially
given the political uncertainties in the country.

— Weak planning: the planning authorities have narckestrictions on land a use,
which allows any uses that raise the land value.

The previous factors are dramatically affectingltdrel market in Ramallah, and rapidly
changing the physical, social and economic characténe city. Land is a main form of
capital and a scarce resource which has been mlisusk manipulated. Therefore, the
specialized authorities should introduce new astiand regulations to provide orienta-
tion for the land market. For instance, changing lind taxes system, and controlling
land uses and building licenses, in order to be #&blpromote more sustainable devel-
opment and controlled future expansions in thegiti

53 Areas (A) are those under the complete autonontlyeoPalestinian Authority according to the Osledw’s land
classification

54These factors are conducted from the interviewsthedliscussions with officials from the land auityodepart-
ment and Ramallah Municipality, in addition to theteor's personal observations
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Physical characteristics of the city today

The size, density, form and structure reflect teefggmance and efficiency of cities,
parallel to the existing land uses, transportasigstem and open spaces and green struc-
ture, as discussed in Chapter 4 and Chapter éhdrptevious sections, the different
phases of Ramallah City’s development have beastilited. In this section, the city’s
present form and structure will be analyzed by gisire selected criteria for measuring
sustainable physical development in cities, whielwehbeen introduced in Chapter 6.
This set of criteria will be employed here to ass® physical performance of Ramal-
lah City. Subsequently this assessment will helglégelop future scenarios for the
city’s future physical development.

Urban form and density

Different factors determine the form and densityudfan areas; some of these factors
are natural ones, like the topography, climaténergeographic location, whereas others
are man-made, such as building regulations andsplswell as the social, economic,
political and cultural factors. In the previous tsats, the different factors that contrib-

uted to shape Ramallah City from its establishmgnto its current form have been

described. The following paragraphs will describe built-up structure and the built-up

density of the city.

Built-up structure

The built-up horizontal structure of the city folle a radial form, emanates from the
city centre — the commercial area and the old eocaed spreads along four main axes:
the northern axis towardBirzeit Town, the southern axis towar&afat Village, the
south-western axis towards Betunia City, and th¢haeestern axis towardsin-Qinia
Village (see Figure 7-8). The proximity of El-Bir€ity on the eastern side has limited
the city’s expansion in that direction. Correspogtly, the built-up vertical structure
has a pyramidal shape, which decreases gradualty the city centre and along the
main roads — where most of the high buildings arestructed — moving outwards in the
direction of the city’s outskirts (Khamaisi 1998).

The city’'s master plan and the municipality builgliregulation% in the different ar-
eas restrict the height, the function and the dgfsif buildings. For instance, in the
residential areas, classified as (Villas area),nir@mum area of the land parcel should
no be less than 1,000 m2, with the allowed perggnfar building standing at 20% (for
the basement floor) of the total land area, and %88«ctotal villa area). Likewise, the
maximum height of the villa should not exceed 9negSable 7-7). Nevertheless,
sometimes there is a lack of compliance to theladigums, which leads to the transgres-
sions and violations seen in the city.

%SRamallah Municipality regulations classify the resitlal areas into three categories A, B and C, whach cate-
gory has a certain criteria determine its allowszhaheight and offset from neighbours

58 Density here refers to the allowed percentage ifff by area from the total land parcel area
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Table 7-7: Ramallah municipality's building regutats in the different areas of the city's
structural plan

Min. area % of Building Offset from land parcel boundaries
Use of land floor area height
parcel of total = Sid Back
(m?) land area ront (m) ide (m) ack (m)

Housing (A) 1000 36% 12* 5 4 5
Housing (B) 750 42% 15* 5 3 4
Housing (C) 500 48% 15* 4 3 4
Villas 1000 30% 9 5 5 5
Handicrafts 1000 50% 15 5 5 5
& light in-
dustries

* Building height can be increased if the land pharea is more than 4 Dunums; then it is allowed
to build a multi-storey building with the approwaithe municipality

Source: Ramallah Municipality building regulatiorfg&hamaisi 1998)

Urban density

The density of the built-up areas in Ramallah @#g increased remarkably in the last
decade, because of the political changes, andseciated demographic and physical
changes, as mentioned earlier. The total city’s iaditnative area is (14,706 km?),
whereas the total built-up area is (6,756 km?) (BGB00). During the period between
1989 and 1994, there was an increase in the totdup area estimated at 16.1%, with
an annual area of expansion of 0.397 km2. Durimgptariod between 1994 and 2000,
the increase was estimated at 24.5% and the aarembf expansion at 0.585 m? (ARIJ
2005). By analyzing the demographic changes incityeand the associated urban de-
velopments, it becomes clear that there has beensderable change in the density of
the built-up area. The urgent need for housingctmanmodate the rapid increase in the
city’s population encouraged the building and cardion movement. Since the area
designated for building within the boundaries & dity’s master plan is relatively lim-
ited, there has been a densification in specitasy such as the commercial city centre,
and some residential neighbourhoods, as showngur@7-9).

According to the Applied Research Institute of 3atem (ARIJ 2005) and the Pales-
tinian Central Bureau of Statistics (PCBS 2000, bliilt-up density in Ramallah City
continues to increase; the following (Table 7-&)wk the increase in the gross density
and the built-up area net densitpetween 1997 and 2000:

Table 7-8: Ramallah City's gross and net densitiel997 and 2000

vear Pooulation Total city Built-up area Gross density Net density
P area (km?) (km2) (Per./km2) (Per./km2)
1997 18,017 14.706 5.909576 1,225.2 3,048.8
2000 21,488 14.706 6.756184 1,672.7 3,180.5

Source: derived from ARIJ 2005 and PCBS 2000

57 Gross urban density calculates the number of pgmmlsquare kilometre of the total city area inilgcthe open
and agricultural land
S8 Built-up areas net density calculates the numbeeople per square kilometre built-up area, exclydie open
and agricultural land
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However, the urban population density in Ramall#ly {S relatively moderate, if com-
pared with other Palestinian cities, such as Nabhd Jenin, where the urban popula-
tion densities are (10,811 person/km?2) and (7,7@3qn/km?) respectively. Neverthe-
less, from the projected demographic growth inRlaéestinian Territories, and in this
case in Ramallah City, the densification of urbeeaa will become a substantial issue.

Land uses

The land-use types are usually categorized acaprirtheir position and functional
characteristics, and are often predetermined througster plans. However, there are
many factors influencing land uses and changinghihguch as rapid urban develop-
ment and the sudden increase in population, wiadhe case in Ramallah City. The
fact that most of the land in the urban and ruraba in Palestine is privately owned
means that the main developments and constructmmften done by the landowners
themselves for private uses or for investment pgsgppwhich makes dedicating land for
public services and facilities somewhat difficutt. addition, the scarcity of land suit-
able for development or within the boundaries @& dity’s structural plan also influ-
ences the land uses inside the city. Looking atléimel-use map of Ramallah City
(Figure 7-11) reveals four main land uses founthacity; these are described as fol-
lows:

— Residential neighbourhoods

Residential neighbourhoods form the main land uastheé city because of the urgent
demand for housing. Residential areas are spréagiaal the city and vary in their char-
acteristics according to the municipality classifion for the different building areas in
the master plan. Nevertheless, these areas cabalsassified according to their qual-
ity, architectural style, location, density, prigd accessibility. The residential
neighbourhoods extend from the old core of Ramallal, and spread mainly into the
southern and eastern parts of the city, due tst&ep topography on the northwestern
side (See Figure 7-3).

Figure 7-10: Different residential areas in Ramdll&ity
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The housing types in the city vary in their forfrem single-family detached houses —
the city’s traditional style of housing — to mustierey residential buildings — the new
housing trend that emerged in the last decade.quléty of buildings and residential
areas also varies. Some areas are relatively @amsenostly inhabited by low and mid-
dle-income residents, like Em-Elsharaiet area, Wwisdocated in the south-eastern part
of the city. Other areas have a mixture of villasl anulti-storey buildings, like El-
Masyoun and El-Tirah areas (see Figure 7-10). lmegd, the residential areas suffer
from the lack of neighbourhood open spaces, gardadsplaygrounds. However, this
refers, first, to the private ownership of land ahd scarcity of public land for such
community facilities (as mentioned earlier), andos®l, to the lack of municipality re-
sources to purchase land for these purposes. Neless, the basic facilities like gro-
cery shops and pharmacies are found in these areas.

— Commercial centre

The main commercial activities in Ramallah City amncentrated mainly in one area,

which has developed as an expansion from the ale centre and extends along the
main roads towarél-Manara Square (See Figure 7-12), which connects the ¢ties

of Ramallah and El-Bireh. The commercial centre lbardescribed as the heart of the
city, and the junction where the city’s radial roaetwork meets. The city centre has
mixed land uses, dominated by commercial activiteg also residential, educational

and services facilities. The commercial city centigs a relatively dense structure

dominated by multi-storey buildings that extendngléhe main roads and branch roads
to create minor conglomerations. Green structudeogren spaces are sporadic; the only
open spaces in the centre are the vacant undedesiies.

The rapid urban expansions in Ramallah City engmddhe development of a num-
ber of sub-commercial centres, which extend altvegnbain roads, lik&l-Ersal Street,
that connect Ramallah City centre with the residémeighbourhoods in the northern
part of the city.

Figure 7-12: Ramallah City's commercial center Fifanara Square)
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— Industrial zone

In Ramallah City there is one industrial area ledain the south-western part of the
city, on the way to Betunia Cit§e(ror! Reference source not found). The expansion
of Ramallah City and Betunia City towards the saugbt and northwest respectively
surrounded the industrial zone with residentialagrewhich has created a residen-
tial/industrial mixed-use area. This area is com®d problematic because of its nega-
tive environmental impacts and the degree of poltutaused. Also since the prevalent
wind in Palestine is north-western, it carriestla smoke and smells from the industrial
area to the residential neighbourhoods locatederidp of the hill that overlooks on it
from the eastern side. Moreover, directly behing ithdustrial zone there is an open
dumping site, which causes severe environmentahdagon and pollution.

Inside the industrial zone there is no trace of gm@enery; the only thing that can be
seen is the rubbish and trash piled alongsidettkets and in front of the factories and
workshops.

Figure 7-13: Ramallah City's industrial area

— Green areas

According to the land uses in Ramallah City, themetwo types of green areas: the first
are the small parcels of woods between the buildweps, whereas the second are the
open natural and agricultural landscapes which aogbthe city from the western and
the north-western sides. The amount of green aneti® city is decreasing because of
the encroachment of the urban expansions.
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Figure 7-14: Ramallah City's green structure

Land- use conflicts

From the previous description of the major landsuseRamallah City, some remarks
are drawn about the existing land-use conflicthencity®. The causes of these conflicts
once again are to be found in the absence of actefé and influential local planning
institution, as well as in the political confliet the country. The following summarizes
the various land-use conflicts:

Scarcity of land suitable for development led tpamsion on to the agricultural land
and into natural landscapes. It also led to thérdetson of some valuable buildings
that represented part of the city’s cultural hgtan order to allow investment on
their sites by constructing multi-storey buildings.

The high land prices in Ramallah City pushed thepfeeout from the central areas
towards the city fringes, which created a confh the surrounding landscapes.

The prevalent private land ownership restrictsah#ity of planning authorities to
set up development plans freely without taking iobmsideration the fact that land
is privately owned.

The Israeli occupation and division of the terigsrinto areas A, B and*Chas af-
fected Ramallah City and limited the city’s devetggnt to area (A) only, which,
consequently, has affected the land uses.

The locations of the industrial zone and the dumites have hazardous environ-
mental impacts threatening people’s health.

%9 The land use conflicts are extracted from the argtMetropolitan Ramallah Project” carried out tetMinistry

of Local Government in cooperation with the RamaN&micipality, the Ministries of planning and enmirment.

80See Chapter 2, section: Urbanization trends
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— The lack of regional and cross-boundary planninggvben Ramallah City and its
adjacent cities and villages has caused confliciand uses in the boundary areas,
for instance around the industrial zone betweendamand Betunia Cities.

These conflicts should be considered when develpthia future expansion and devel-
opment plans for Ramallah City and its adjacentroomities.

Transportation

Transportation, traffic modes and travel distaremesdirectly related to the sustainable
urban development debate. Planners are discudsinggues of a city’'s compactness,
non-motorized travel modes and short travel digtarto reduce fuel and energy con-
sumption, as well as the amount of pollution resglfrom motorized traffic. In Pales-
tine, cities and towns are relatively small in sarel travelling distances are short, in
comparison with other countries where people havatnmute for long distances eve-
ryday to reach their working places and differeggtthations.

The roadway network forms the backbone of the partation system in the West
Bank, including Ramallah & Al-Bireh District. Rantah City has a radial roadway
network, starting from the city centre t-Manara Square) and spreading in all direc-
tions to connect with the regional roads of the ¥\Bank. The local roads inside the
city serve local traffic within the commercial, ®sntial and industrial areas. These
roads extend from the main node or branch out ftwerradial roads which originate at
the central node (see Figure 7-16).

Since 1995 traffic has increased by 197%, accorttinge number of registered ve-
hicles in Ramallah & EI-Bireh District. This hagensified the traffic congestion prob-
lems inside the city (Universal group for enginegr& consulting 2005). Moreover, the
orientation of roads towards the city centre as pathe radial road structure and the
limited capacity of the roads within the centra@¢arhave increased the pressure on the
existing roadway network.

Given the rapid increase of the city population #mel high dependency on motor-
ized traffic, three major conflicts are found ire thity:

— Shortage of parking places: there is a considersiiibetage of parking places espe-
cially in the city centre. According to the munialiy engineers, new parking areas
and parking garages have been constructed. Nelessheeople do not use them
because of the weak enforcement of on-street pgristrictions, which encourages
drivers to park illegally and disrupt the traffiov.

— Unorganized public transport: there is a lack dblputransport to facilitate the in-
ternal movement of people inside the city; neitheses nor shared taxis serve the
various areas and neighbourhoods. In addition)ahel of public transport provi-
sion that connects Ramallah City with the surrongdiowns and villages is also
low; operations are not well organized or goverhgd schedule. According to the
Ministry of Transportation, bus companies curremperate only 20 to 30 percent
of their vehicles due to economic hardships. Tlweegfbuses currently play a rela-
tively minor role in the provision of public trarsp.

— Lack of pedestrian areas and non-motorized modes:ob the major problems in
the city centre is the lack of adequate facilifespedestrians. The existing narrow
sidewalks are not sufficient, and do not alwaystealong the sides of the streets.
Moreover, there are no pedestrian and auto-restirizbnes within the city centre,
where heavy pedestrian movement takes place.
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Figure 7-15: Traffic in Ramallah City centre

Ramallah City needs better traffic and transpartathanagement which can create free
or restricted automobile zones in order to redusegestion in the city centre, as well as
to improve the air quality through reduction of lptihg emissions. Moreover, organiz-
ing and operating an efficient public transportteys is essential to facilitate the
movement of people inside the city. Newman and Katiwy (1999) propose different
approaches and techniques to reduce automobilendepey; some of these proposals
can be studied and applied to Ramallah City.
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Green structure and open spaces

Green structures and open spaces are importaneeierfor ‘sustainable’ cities. In ad-
dition to their support for recreation and natuhey are essential to improve water and
air standards, as well as to provide general erdmants to living quality. Open spaces
consist of a composite structure of formal and nmf@ sites, some of which are spe-
cially designed for public recreation, and othefsich have accidentally acquired an
amenity or environmental function (Selman 1996)rideons the amount, type and
structure of green spaces appear to make some layauts more efficient than others
in the way they interact with the environment. ®iere, the “urban landscape structure
zones” for Ramallah City are analyzed in this gecto assess the nature, amount and
guality of these spaces in the city.

Ramallah City during the '50s and the '60s was kn@s the ‘bride of Palestine’ for
its location and its charming natural scenery. fhany years, it was a destination that
attracted many tourists from inside and outside$ale, especially during the summer
time, because of its distinctive hilly nature, cbokeze and unique red-roofed houses,
which can be seen in the poetic description by MbBarghouti (2000, p. 37):

“Ramallah of the cypresses and the pine treesstiaging slopes of the hills, the
green that speaks in twenty languages of beauty.”

However, the past image of Ramallah, as an agui@llvillage — as mentioned earlier —
with olive-trees terraces and the tiny pinewoods been changed by time. Nowadays,
increasingly, piles of stones and constructioniavading the open landscapes around
and inside the city (see Figure 7-17 ).

Figure 7-17: Urban expansions to the open landssape

51 This poetic description of Ramallah City has beeadcitom Mourid Barghouti's book “I saw Ramallah”.
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Nevertheless, some open spaces and green arestilldcebe found in the city. How-
ever, before classifying the types of green stmestuhat exist in Ramallah City, it is
important to mention that the absence of a Palestiplanning system has also affected
the availability and form of green structure in thty. The designation of green areas
and open spaces for recreational purposes wasiken into consideration; in addition,
the restrictions on building and expanding to thural landscapes were not effective.

The classification of the green areas and openesp@acRamallah City is based on
the concept mentioned above by Selman (1996). Tthesfollowing types are repre-
sented in Ramallah City’s green structure (seerEigel8):

— Gardens and parks: private gardens are the maen gteucture in the city. These
gardens are mainly found around the old housesietvdre preserved in their tradi-
tional form and style — and around the newly carcdad detached houses or villas.
These gardens vary in their area and vegetatiomlahey are dominated by local
vegetation and plants. In Ramallah City, thererergarks, children’s playgrounds
or open green areas for public use, except forra small municipal park adjacent
to the city’s municipality building.

— Roadside vegetation: some trees and street vageti to be found on the sides of
the main roads in the city, and those at the eo#suto the city. Despite the munici-
pality’s efforts to maintain this greenery, it aftsuffers from lack of maintenance
and drought.

— Cemetery: only one of the city’'s cemeteries isidgstished by being located in the
middle of a small pinewood.

— Empty parcels inside the city and open landscapdbe city fringes: the vacant,
undeveloped lots also contribute to the city’s grestructure. Usually they are
planted with fruits, olives, figs and cypress trteéhe open terraced landscapes
around the built-up areas are planted with olivehards retaining its original image
—in areas not yet reached by expansions.

The previous description indicates that the pesgmbf the existing green structure and
open spaces inside Ramallah City is relatively (eee Figure 7-18), and mainly main-

tained by the city’s inhabitants. In contrast, oaving outwards to the city fringes, we

can still see the natural terraces planted witieotrees, as well as the first buildings
sprawling in their direction (see Figure 7-17).

Thus the green structure in Ramallah City is tleead and liable to destruction as
long as the construction movement continues to rex@d the expense of open spaces
and natural landscapes. The future environmergik rwill be noticed — as in many
other cities around the world — when the amounaiofpollution and smog increases,
and the environmental quality of city life decremasEnherefore, it is essential to be aware
of the future consequences of the disappearanteeafreen structure, and the impor-
tance of having open spaces and green structudeitige cities.
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Seeing it all together

The physical characteristics of Ramallah City steoehanging pattern of dynamic ur-
ban development which reflects the socio-economdt @olitical changes in the coun-
try. From the previous description of the actuaygital characteristics of the city, we
notice that the different criteria are interrelat€dough they are categorized and classi-
fied individually, the land uses are connectedhi® distribution of the different zones,
along with the availability of open spaces and graeas. Likewise, the accessibility of
the residents is related to the viability of pulttiansport, while the efficiency of the
public transport system is dependent on the optdeaskity in the different areas; there-
fore, it is essential to see it all together.

There are many critical issues which can be exddaftbm the actual physical condi-
tions in Ramallah City, and necessarily, will hakreversible consequences in the fu-
ture. The prediction of these consequences is a®f, especially as it concerns an un-
clear future. Nevertheless, there are some indisatpon which future assumptions can
be built.

The demographic projections for Ramallah City iatkcthat within 22 years’ time
the city’s population will double (Amro 2005), whicaises a very big question for the
future: ‘Where should the people go?’

Knowing that the average size of household in REhality is projected to reduce
from 5.2 to 4.6 persons per household, the numbérooseholds may rise by 4,500
over the next 20 years. This means that the neetafio, housing, services, and em-
ployment will double and put high pressure on titg. ddaving these projections in
mind, and assuming that the actual physical stuain the city will continue in line
with current trends, what will the city look lika RO years time? In addition, what will
be the physical consequences of the high populatease in the city?

To a certain extent, these questions might souadogative; nevertheless, they can
tell us in which direction the city’s urban devetognt is heading in the future. The next
chapter seeks to find some answers to these gnediiopresenting two contradictory
but indicative visions — thBusiness as usuaktenario and thsustainable development
scenario. Through demonstrating two different pattdor the future physical develop-
ment in Ramallah City — one follows the currenttgat of development, whilst the
other follows a more sustainable pattern — a caone¢@lternative for a more sustain-
able city development is elaborated, as will bensée the following sections.
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Chapter 8
Visions for future physical
development in Ramallah City

‘Prediction is never easy, especially where it amnes the future.” (Paul Dirac)

In order to deal with the uncertainty of future gibdities, we need ‘scenarios’ — asking
the question ‘what if’ certain trends are follometth certain actions in certain condi-
tions. In this case, ‘scenarios’ are an approacitiwban help adapt to and respond to
change as it emerges. There are a number of pegddrhning scenarios which could
shape the cities in the future. However, allowiitges to continue to grow without stra-
tegic forethought can only result in more dispersiéids characterized by deterioration
of the urban environment, economic stratificatibigh infrastructure costs, inequitable
access to resources, and problems in provisiomlgifgservices.

According to Robinson (1990), there are two kintisa@narios: one type is based on
forecasting and projects forward from current teerd far as these can be sensibly
taken; the other type is based on ‘back-casting’'more creative envisioning of future
possible conditions which then informs back to geB or actions which may enable
such possibilities. The two kinds of scenariosuaed here to contrast one type with the
other — in other words, the trend projections @f thusiness as usual’ scenario with the
goal-seeking ‘sustainable development’ scenario.

Environmental

impact BUSINESS AS USUAL

trend / projection

Policy
responses

L+

Technology development
pale green scenario

Historic
trends

SUSTAINABLE
DEVELOPMENT
green scenario

Side-swipes &

catastrophes Deep ecology

strong green scenario

[

past present future

Figure 8-1: Alternative scenarios (Ravetz 2000)

In the Palestinian context in general, and in R&haCity in particular, any future de-
velopment scenario is highly dependent on the absmg the political and economic
conditions in the country, as discussed in theiptes/chapters.

For the business as usuacenario, the assumption is that the currentipaliinsta-
bility that is resulting from the Israeli occupatiof the Palestinian land, and the associ-
ated economic deficiencies, as well as territarad physical division and segregation,
will continue in the same manner or might even wors
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The ‘sustainable developmerdgtenario postulates the success of the peacesgroce
between the Palestinians and Israel, becausegablgiability is a prerequisite for sus-
tainable developmefit Accordingly, this scenario assumes firstly tHag Palestinian
economy will develop very favourably in the Palestn Territories, and the area of
Ramallah City will benefit through this developme8econdly, it assumes that there
will be a physical continuity between the differétdlestinian cities, towns and villages
according to the 1967 borders, with the eliminatodrthe Israeli settlements, military
areas and checkpoints. Finally, a solution willfoend to the problem of Palestinian
refugees, with the prospect that many of them nrigturn to Palestine.

‘Business as usual’ scenario

The current trend, or the ‘business as usual’ saeriar Ramallah City in its general
direction, assumes that physical development incityewill continue in line with the
current trend$ — rapid physical development, expansions on nlamd agricultural
land, moderate urban net density, and destrucfidimeccity’s green structure.

From the previous analysis of the different phylsateracteristics and trends of the
city’s development, it can be predicted that sectidee building and construction will
continue to grow in order to cope with the high plagion growth. Consequently, the
built-up area will expand into the undeveloped lamdthe city fringes. Likewise, the
problems resulting from traffic congestion, defiatg in public transport, lack of park-
ing spaces and pollution will continue to increaskso the scarcity of open spaces and
green areas will exacerbate and affect the cityimd and visual environment. To
elaborate this issue a bit further the followingesario (Table 8-1) applies a
method of future forecasting based on the analg$ishe physical criteria pre-
sented in Chapter 7.

It is important to add that these physical trendsralated to (or have resulted from)
possible combinations of growth or change, foranse in life-styles — social change or
social inertia, economic growth — high or low, hetpolitical situation — stability or
conflict, and in environmental protection — strargveak. The different changes might
have a positive or negative effect, or they carelecate or decelerate the development
process. Therefore, it is impossible to generateirate predictions, especially when it
comes to long-term forecasts; nevertheless, tillpsssible to provide a general over-
view based on the indicated basic population grqwtijections.

525ee: the research Presumptions and suppositions
3 See: Chapter 7
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Table 8-1: Future forecasting for Ramallah citytsypical development

Physical criteria

Actual conditions

Projected future consequences
(under the ‘business as usual’ scenario)

Urban form & density

- Rapid city expansion towards the outskirts andhen
mountain’s versants, because of land scarcity &tdland
prices in the central areas.

- The city’s horizontal expansion form is a radiak, ema-
nating from the city centre and expanding outwards.

- The city’s vertical form is a pyramidal one, deasing
gradually in the outskirts, whereas the number oltim
storey buildings is increasing.

- The urban net density is estimated at 3,180.5qmevkm?,
which is relatively moderate at the moment in corigua
with other Palestinian cities.

- The urban expansions will continue in order tcetride
demand of population increase. If the urban densitg
remains constant (3,180.5 persons/km?), the citgisi
built -up area will be around (13.3878 km?) — altrdauble
the current value (6.7562 km2) — which means théliebe
no-open undeveloped land left.

- The high demand for land will lead to more depletand
encroachment of natural and agricultural landscapes

- And the city’s traditional image and cultural iege will
perish under the surge of the new developmentsi@nd
vestments.

Land uses

- The main land use is for housing.

- In general, there is a separation between tterdift land
uses, except for the city centre and the indusdrieé, which
have mixed uses.

- There is an obvious deficiency of open spacedegteian
and green areas in the city.

- There are many land-use conflicts in certaingrsach as
the location of the industrial area and its relatio the
surroundings, and the cross- boundary areas betRaen
mallah City and its neighbouring cities.

- The city’s municipality has regulations and a teaplan
to control land uses and urban development; nesiesh,
there are some transgressions and violations.

- The need for housing will lead to the developmamnd
expansion of more residential areas, and will cargito be
the dominant land use.

- The population growth will increase the pressonethe
different facilities (e.g. commercial, educationsérvices,
health), which might encourage the creation of cgibtres
around the main centre, or introduce more mixeds use
within the different neighbourhoods.

- The exigent city expansion will increase land gsa-
flicts, especially along the borders with the adjs#ccities
and towns, which will together form one urban fabrias
is already the case with El-Bireh City.

- The scarce green structure will disappear ungerintva-
sion of buildings.

- The violations to the building regulations wilbrtinue,
unless strict implementation is applied.
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Physical criteria

Actual conditions

Projected future consequences
(under the ‘business as usual’ scenario)

Transportation

- Ramallah City has a radial road network, startimthe
city centre, which causes traffic congestion ankufon.

- There is a lack of organized public transpomeesally
inside the city and between the different neighboaods.

- There is a high dependency on motorized traffid a
lack of pedestrian areas and non-motorized modes, &
cycling.

- There is increased pressure on the existing meadork
infrastructure.

- There is a shortage of parking places inside ttyeceintre.

- The auto dependency will increase to fulfil theeds of
the people living in neighbourhoods far away frdma tity
centre, unless an alternative public transport medstro-
duced.

- The traffic jams and congestion will worsen, aspky if
the roads network continues to cross the city eentr

- The amount of pollution resulting from motorizedhi-
cles will proliferate and seriously affect the tigi environ-
ment in the city.

- The parking-space problem especially in the edmtreas
will be exacerbated.

Green structure & open spaces

- The city’s green structure consists mainly ofvately
owned land around houses or empty plots.

- There is a lack of public open and green areas,parks
and playgrounds for recreation.

- Urban developments are expanding onto the naturdl
agricultural landscapes.

- There is a continuous destruction of the greenctire,
which affects the city’s environment and visual lifjya

- The scarce green structure will vanish complessigt the
city will be dominated by piles of stones.

- The urban environment and visual quality will etatrate
with the eradication of the green structure.

- The ecological system in the city will be affettand
many of the original flora and fauna will becomeimot.

- As long as the city’'s municipality owns no resms to
allocate land for parks and public recreation grereesdefi-
ciency of open spaces and green areas will heighten
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Although the previous forecast of the consequenédbe projected future urban de-
velopment in Ramallah City may sounds general ameicial, it nevertheless gives
some indication of the possible risks threatenimyspcal development in the city
which might not be so apparent now, but which Wwdcome more visible in the near
future. Clearly, the future course of physical depenent in Ramallah City seems to
be deviating from the sustainability pathway; tliere, it is important to search for
alternatives that deal with the future challenged &-orientate the city’s physical
development towards a more sustainable direction.

‘Sustainable development’ scenario

The ‘sustainable development’ scenario incorporateslerate rates of change in the
urban form and structure, land uses and transpmtabodes, as well as in politics,
institutions, and economy. Moreover, under the iooious flux and changes in the dif-
ferent aspects of the city, the ‘sustainable dguakent’ scenario prospect is more to
steer the changes in motion, rather than creata.tBg pursuing the ‘sustainable de-
velopment’ scenario, many benefits can be attaisach as:

— Promoting an efficient urban form that reduces dasdor land, transport, energy
and other resource.

— Maintaining cohesion and viability of local commti@s and economies within the
city and its region.

— Reducing environmental pressures and impacts osutieunding areas.

According to Ravetz (2000), the urban form is a kastor in the environmental and
social sustainability of the city, and since ‘lamd’Palestine — in this case in Ramallah
City — is perhaps the most finite resource of thlé emerging question is what should
the physical development in Ramallah City look l&ecording to the ‘sustainable de-
velopment’ scenario? To answer this question, @ogvenient to go back to the theo-
retical debates about the different ‘sustainabtg’ enodels, presented in Chapter 4.
Also to the derived definition for ‘sustainable éepment’ in the Palestinian context,
and to the selected criteria for ‘sustainable ptalsdevelopment’ in the Palestinian
cities, discussed in Chapter 6, then to elaboletmtin the context of Ramallah City.

However, looking at Ramallah City on its own, adirded by its administrative
boundaries, will not be sufficient in the search domore sustainable city form and
structure; the entire city-region should be congdeHence, in order to cope with the
future demographic challenges in Palestine andcpéatly in Ramallah City, alterna-
tives based on regional perspectives might bedhgisn which can reduce the pressure
on the city, and contribute to the developmenhefwhole region. Therefore, a sustain-
able urban development concept should be seen orletvels: the macro city-region
level and the micro-city level. The following degpment concepts and strategies are
ideas that may contribute to the achievement ofoaensustainable physical develop-
ment at the different city levels — the city-regidime city, the urban districts, as well as
the neighbourhoods’ levels.

Spatial development at the macro city-region level

City expansion must always be seen in its largetecd. The city regional perspective
has to date hardly been considered within the udeselopment task fields. The ques-
tion here is, where should the settlement expassoid in the city region? Concepts of
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decentralized concentration, i.e. an organizedreiyon development on optimal cen-

tralities, may offer the chance to plan necessettyesnent expansions under considera-
tion of regional resource protection, so that theal sustainable spatial structures con-
tribute to overall spatial growth (Archibugi 199®evelopments in Ramallah City have

so far not corresponded to these ideas — as eldefarlier in Chapter 7.

Thus, as a result of the rapid urbanization prqdbsesincreased demand for space at
the city outskirts led to the encroachments orgtcaltural lands and contributed to the
unsustainable present. Therefore, there is a needake a shift in the development
process to a better and more efficient one.

Decentralized concentrations as a development comte

The development concept of Ramallah city-regiobased on a polycentric net of de-
centralized concentrations as an organizing priadigr its spatial developméntThis
concept may be used as a base to achieve a maagtabse development in Ramallah
city-region. The polycentric net is employed heseasspatial objective to overcome the
continuous urban development pressure on Ramalilghb§ concentrating settlement
growth on optimal centralities within Ramallah emggion, and reducing the wide-
spread and dispersed communities (see Figure 8t2hese optimal centralities, new
housing potentials would be provided, along witmptementary workplaces and facili-
ties. This concentration supports efficient pulihi@nsportation and traffic flow, and
environmentally more compatible supply and dispssaictures.

Ramallah city

( reaion
v
@

Ramallah >

@ @
City
g
® o® M ,

Dispersed settlements in Concentrated settlements on
widespread spaces optimal centralities

Figure 8-2: Dispersed and concentrated settlements

The process of decentralization in this conceptighaot be understood in such a way
that only the burdensome functions are evacuated the city core to the centres at the
surrounding countryside; rather it is an approduat strengthens the productive power
of the city core by creating a kind of competitemd mutual cooperation. The different
settlements in the polycentric net should not bexdstatic’; on the contrary, they

should raise their status through their groupimgl tney should have a variety of differ-

ent functions. However, this process of settlemesgucturing cannot take place in the
short term since these structures distinguish tke&ms through a high persistence and

54Refer to Chapter 4, Debates for the regional cityehod
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perseverance on the long term. Therefore, theapaincept for a sustainable city de-
velopment is an attempt that calls for long-terrarajes.

Concept application to Ramallah city-region

Ramallah City and its twin city Al-Bireh are the imaontinuous urban centres in Ra-
mallah and EI-Bireh District with concentrated deypenents. As a whole, the region is
an agglomeration of different development clusirsmaller and larger towns and
villages, which are scattered around the main eaity] — to a greater or lesser degree —
attached to each other (see Figure 7-2).

When we analyse the city-region more closely, we that besides the main urban
centres, the other settlements are fragmented re@d mainly along the main trans-
port network and surrounded by open lands. Thesettie pattern of the city-region is
irregular, with continuous urban fabric in the eahtities and fragmented rural settle-
ments scattered in the city-region, which someh®w fypical structure for settlements
in Palestine. The relation between the differemiiesaents in the city-region and open
nature is coherent, as there is direct access ¢a tgnd, which develops a symbiotic
relationship for the city-region with nature.

None of the scattered settlements with their ctrsémicture forms a totally autono-
mous centre. To a great extent, they are depeiaetiite central urban cities. Therefore,
introducing a new structural model can potentiallypport the creation of more inde-
pendent and self-sufficient centres and sub-censmed, correspondingly, a more sus-
tainable form and structure for the entire citytoeg

Ramallah City and its region possess the majocttral characteristics of Lynch’s
polycentric net (regional city model), which hasballustrated in Figure 4-7. The ex-
isting settlement clusters have a considerablenpiateo be reconnected through sup-
porting the development of different linkages amerdrchical sub-centres. Behind this
pattern, there should be an intention to retaindbminance of the existing centres of
the central cities — Ramallah, El-Bireh and Betunihile at the same time empower-
ing and recognizing the new sub-centres, and dpwejonew ‘urban districts’ at their
periphery. This process encourages the creatiosetffsustained communities (see
Figure 8-3). The different development areas — éligyment units’ — would have a
hierarchy of centres supported by a hierarchy afl noetwork.

Urban district unit

eighbourhood unit

Urban unit - cluster of
urban districts

Figure 8-3: The urban unit, urban district, and gbourhoods units (based on Frey 1999)
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Moreover, in each development unit, public fa@htiand services should be provided so
that the demand for travel between different uaitthe same level can be minimized.
The level of provision for public facilities andfiastructure services depends on the
hierarchy of the different units. The hierarchyrstavith the smallest development unit,
‘the neighbourhood unit’, which has a pedestriaalessand a distance to centres of
around 600m so that people can walk to local sesviend facilities, then the ‘urban
district’, which is shaped by clusters of four efneighbourhoods, and then the ‘urban
unit’, which is composed of clusters of urban dessr (Frey 1999).

The detailed application of this concept requirashier investigation into the exist-
ing macro structure of Ramallah city-region, witdetailed analysis of the characteris-
tics, potentials and challenges of the differerntlements in order to achieve an eco-
nomically, environmentally and spatially sound eatt The development of such a
model should consider:

— areas with significant bio-diversity and landscgpality;

— natural reserves and protected areas,

— agricultural land and areas with high water sevigyti

— rough topography which delimitates developments;

— availability of services and facilities;

— accessibility and connectivity to surrounding araag centres;

— existing basic infrastructure;

— population size and density in each centre;

— geographic distribution of centres in relation toreunding communities;
— hierarchal distribution of services,

Focusing on the conceptual approach is the airhisfstudy; however, these concepts
can be explored thoroughly in further studies. Feg8-4 illustrates the conceptual ap-
plication of the regional city model to Ramallalyaiegion, and shows the polycentric
net (the regional city model) with the hierarchiakbges between the different centres
and sub-centres.

This abstract diagrammatic representation of theregion allows an immediate un-
derstanding of the possible polycentric net stmgctior the different urban and rural
centres, and of the network of linkages betweeir tiales. This system of a polycen-
tric net is open-ended and can adapt to any chemgecio-economic conditions, and
can cope with any population growth. However, tiscess is a little more complex.
The micro-structures of this net will work efficidnonly when all the centres are sup-
ported by the appropriate size of population, s&wviand facilities, which is currently
not the case in some of the existing settlementsoAling to the predictions of popula-
tion growth rates for the region, there are sontkcations that the population might
double in the next 15-20 years. However, therairsenitly no data available which can
tell us exactly how big the population increasd W as this also depends on the num-
ber of refugees returning. It is, therefore, hardjive accurate estimations. Neverthe-
less, this model is flexible enough to absorb elaege numbers of population, espe-
cially if we know that only 4.35% of the total dist area is built-up.
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Figure 8-4: Conceptual application of the polyceninet to Ramallah city-region

The Goeppingen District example

The Goeppingen District is one of the six distri(seise in the Stuttgart Region in
Germany. This region is a good example of the appllity of the polycentric net
model, and the hierarchy and concentrations oflitierent centres. The population and
settlement structure of the Stuttgart Region candmepared to those of the West Bank,
whereas the Goeppingen District, with its 257,000abitants, is to a certain extent
comparable to Ramallah city-region. The urban gaglgy of the different districts in
the Stuttgart Region shows a strong polycentrigdeseent structure with a high average
density. The regional development plan of the §auttRegion is based on developing
the urban region as a unit with a polycentric strrec and complementary centres in
conformity with the principle of “decentralized cmtrations”.

The process of suburbanization in the region hgsifssantly contributed to the
growth of many medium and smaller centres. GoegrinQity is graded as a middle-
order central place, which is surrounded by seVexsaér-order central places and set-
tlements (see Figure 8-5). Such settlement strestanhances competitiveness and the
equal territorial distribution of economic develogmh potentials, as well as reducing
negative environmental impacts (Verband Regiont&dut 2000).
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Figure 8-5: Stuttgart Region structural plan - Gpapgen District (Verband Region Stuttgart
2000)

Correspondingly, the city or the city-region carnvdiaany of a variety of macro-
structures or forms and still score well with rejéo sustainability criteria. Precondi-
tions are that it has in all its parts the apprerimicro-structure and that the extreme
forms of compactness and concentration or the metriorms of decentralization and
dispersal are avoided. The polycentric net or titeregion model as an organizing
principle should be seen only as an option, andlsheot be understood as an obliga-
tory standard. It should simply correspond to thg-region structure, have functional
and environmental advantages, help to strengthénmeggenerate the existing centres or
create new ones, facilitate accessibility and cotiviey, and correspond to the planning
standards and financial incentives.

Spatial development at the city level

After having developed a general concept for pdsssbstainable future development
form and structure for Ramallah City macro cityioggin the previous section, in this

section the investigation will focus on the devehgmt options for the conurbation at
the micro level. Under the pressing challengesaofllscarcity and rapid population
growth, it was deduced that a more compact cityaguh could be an alternative for
future sustainable urban development in the Palesticitie$® since density and com-

paction can contribute to reducing the amount ofllaeeded. However, this compac-
tion should be supported and combined with an upggaand enhancing of the quality
of life and environment in urban areas.

8 Refer to Chapter 6, Land scarcity and the challefaesustainable (urban/physical) development
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Ramallah City is relatively small in area and inpplation size, if compared with
other national or international cities. The scaleRamallah City determines, to some
extent, the relation and the hierarchy betweerdifierent neighbourhoods units, urban
districts and the city centre (see Figure 8-6).

Figure 8-6: Ramallah City's neighbourhoods and urhilistricts structure (background
man MOPIC 199¢

According to Frey (1999), the major spatial andidtiral features of a sustainable mi-
crostructure all had to do with pedestrian accessetghbourhood centres, for example
a maximum distance from the edge of a neighbourtioats centre should be about
600m. It should only be a short public transpaderirom the neighbourhood centres to
district centres. Likewise, the distance betweendtige and the centre of a district con-
sisting of four to five neighbourhoods should beusrd 1,300-1,450m. These conditions
are applicable to the scale and size of Ramall&yy @ many of the activities are ac-
cessible by walking or by taking a short ride. Heere what is lacking is organized
public transport inside the city — as mentionedie&— which facilitates the movement
of less mobile people, and reduces the pollutioth #we increasing traffic congestion,
especially in and around the city centre.

56 See: Chapter 7 - Physical characteristics of thetaitay
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Reflection of the sustainable city criteria in Ramé#ah City

In order to clarify how Ramallah City’s physicalvédopment can be steered towards
sustainability, the general criteria for more sungthle city developmefitare employed
here as spatial organizing principles and refleatethe context of Ramallah City, as
follows.

Organizing the urban form and density

A more sustainable urban form in Ramallah City $thdae a relatively compact one
varying in density and structure according to tiféexent functions, locations and to-
pography. The net densities may vary from very higthe central area and around the
nodes along the main roads to medium at the ed¢feecdentral area. For instance, in
the city centre, where land prices are high andtrmabshe commercial activities and
services are taking place, maximum compactnes®eapplied to increase the utiliza-
tion of space, whereas in some residential neigiimmas in the city ‘fringes’ — e.dl-
Tirah andEI-Masyounareas — there can be less compactness and caimantr

Accordingly, if the suggestion of Newman & Kenwortfil989) about the optimal
net urban density (30,000 people/ sq. mile = 11,/p88ple/km?) has been adopted in
Ramallah City — for instance in the central aremevitably the land needed for the
built-up area will be reduced almost to one fourthcomparison to the land needed
according to the ‘business as usual’ scenario te(s@e Table 8-2).

Table 8-2: Comparison between the built-up aread80 according to the 'business as usual'
and 'sustainable development' scenarios

D , . * Sustainable development’
Business as usual’ scenario :
scenario
Urban density (peo-
ole/km?)* 3,180.5 11,583
Land needed (km?) 11.77 2 3.23%°

* Projected population in 2020 is 37,440 people

Source: developed from (ARIJ 2005), (PCBS 2000)r¢A005)

Here an urban infill approach, upgrading underizgd and vacant buildings and sites,
an increase of building heights in selected ar@ad the use of green belts and corridors
system, are strategies which can be followed &nsify the densification and compact-
ness in order to make use of empty land insidecitiye and to limit and to reduce the
expansions on to open land in the city fringes.hSsitategies can help to achieve a
more efficient use of infrastructure, reduce enatggnands, reduce real estate/housing
costs, and create a sense of community.

Multi-functionality through integration of land use

As a consequence for the compactness of the umdancfand the concentration of
population, there will be a possibility to have manixed land uses, mainly in the city
centre and around the transport nodes along tstirgxiradial routes (e.g. along the El-
Ersal and El-Tirah routes). Throughout the citytogna larger variety of uses will be
accommodated; conversely, the fringes may havaigelil potential for a high degree of

57See: Chapter 6 - Criteria for sustainable physicatli@ment in the Palestinian cities
%8This area is based on the assumption that the vifuilleup areas in the city have the same densitych is some-
how idealistic
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mixed land uses because of their remoteness frentitia centre, which contains the
different uses. However, mixed land uses may Iséilcontained at the traffic nodes on
the routes towards the fringes (e.g. El-Ersal $trétence, there is a hierarchy in the
provision of services and facilities, as the cignte will continue to accommodate a
large variety of the city’s wide range of activijevhereas the nodes along the fringes
are likely to provide only for daily needs. Thisusture is because of the city’s rela-
tively small scale and the short distances betwberdifferent areas, which make ac-
cess from the development neighbourhoods to tlyeceittre or to the sub-centres quite
easy. On the other hand, the different neighbouwtbadhich are supposed to accommo-
date the population increase will continue to havenixture of dwelling forms, from
multi-storey tenements in and around the primargt aecondary centres, to single-
family housing at the edges.

Activities and areas with hazardous environmentgbdacts, such as the industrial
area and the dumping sites, can be reallocategatet! to reduce their harmful impacts
on the surroundings. Green areas and small parkbeallocated in the different quar-
ters as breathing spaces for the city inhabitamésyever, the provision of sufficient
green spaces will be poor because of the compactidke built-up area. Nevertheless,
because of the reasonably short distances betwaeralRh City and the surrounding
countryside, a symbiotic relationship between tiier@nt parts of the city with nature
will be possible.

However, the functional mixture — (collocation adsidential, commercial, work-
places, and recreation) — in the city’s differeatghbourhoods and districts should be
accompanied by a social mixture — (of the differsntial income groups, household
types, and different life-style groups) — and bstraictural spatial mixture (formation).
This multi-dimensional mixture holds many advantagethe city’s urban development
level. Besides its efficiency in reducing traffiolumes, land, and energy consumption,
it helps in the advancement of neighbourhoods @stdals for a more convenient urban
diversity. Likewise, it eliminates segregation antproves living conditions of disad-
vantaged groups of the Ramallah City population.

Introducing efficient transportation

A viable internal public transportation system dddoe established in order to connect
the city’s different neighbourhoods with the citgntre. Concentric links will facilitate
accessibility from the different neighbourhoodstie city centre by using bus or tram
systems or even both. This will significantly reduzar dependency and thus also the
congestion and pollution — especially Eh-Manarah area, where the radial road net-
work converges (see Figure 7-16).

Free or restricted automobile areas, in additioadequate sidewalks, should be in-
troduced to facilitate the movement — and incrahsesafety — of the pedestrians, for
instance by transforming the main street in the mencial city centre (Rukab Street)
into a pedestrian area, restricting car use inctrgre, and creating one or more ring
roads around the centre to disperse the traffiso Ainside the residential neighbour-
hoods, the secondary streets should be trafficedlto avoid the adverse effects on
these areas. Sufficient parking places should begiged around the commercial city
centre, offering the possibility to walk or to paakd ride — using the viable public
transportation — which can also contribute to rauyi¢he traffic congestion inside the
city centre.
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Enhancing the green structure

In view of the containment and compactness, smpheks and open spaces should be
included in the city’s central area. In additiome@n belts and green corridor systems
have to be developed around and inside the cityder to limit and provide orientation
for the urban expansions, as well as to connectitiyewith the countryside, and to
bring nature into the city, for instance by consting a green belt around the city’s
industrial zone to reduce its hazardous environaiemipacts.

Correspondingly, the green structure in the city lba sustained by encouraging pri-
vate gardening, and by intensifying street vegetatby planting trees on the roadway
sides to improve aesthetic as well as environmartdl climatic values. Likewise, de-
veloping pedestrian areas and courtyards in tlyeceihtre can foster social interaction
between the city’s inhabitants and encourage diffeactivities, for instance by trans-
forming the old core of Ramallah City into a caedrzone, and establishing different
cultural activities and traditional handicrafts,ielihconserve the city’s cultural heritage,
space identity and imageability.

The conceptual visions and sketches above for phlydevelopments in Ramallah
City according to the ‘sustainable development'nse® — (see Figure 8-7) — do not
reflect a utopian vision, but an idea towards aebetondition without losing touch with
reality. It is not assumed here that these visjpmowide solutions for all problems or
take into account all possible needs and demarelgriineless, they show a potential
shift towards a more sustainable physical develaynmethe city which deals with the
local challenges and capacities. Realizing thesmns in Ramallah City is not sepa-
rated from achieving sustainable development aetimmomic, social, political, institu-
tional and environmental levels.

Promoting such shifts as desirable choices is dig@ron working with the funda-
mental dynamics, physical, social and economicthenmanagement of accessibility
and mobility, redirecting aspirations towards diyatif location rather than quantity of
space, as well as restructuring the urban formgfeater efficiency, accessibility and
amenity value. Such a redirection needs activevatgion from policy, going beyond
conventional planning to an active coordinatiorabffeatures that make up urban vi-
ability and quality of life.
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Figure 8-7: Conceptual illustration for Ramallaht€s sustainable physical development (back-
ground map MOPIC 1998)

Conclusion

After having introduced a potential conceptual &inee for Ramallah City’s macro city-

region, and illustrated the micro structure of tigerent neighbourhoods and districts
in the city, and then investigated the reflectionsand applicability of the sustainable
city criteria to the Ramallah City context, it isaiul now to summarize the specific
properties which the different neighbourhoods aistridts in the city should display in

order to achieve a more sustainable city:

— reasonably high population net denSjtyvith a balanced degree of compactness in
order to achieve viable and liveable neighbourharadi district centres;

— a mixture of land uses, in the neighbourhoods withalking distance, and in dis-
tricts accessibility by short transport rides, rder to increase access to services and
facilities for those less mobile, reduce the needtrdvel long distances, and attain
more vibrant urban spaces and areas;

— a degree of social mix and a variety of differewetling and tenure types, in order
to reduce social and locational stratification asslt of the population density;

% According to Frey (1999), the optimal gross denfitysustainable development is 60 persons/heetaf900
persons/km?), while the optimal net density fortaimable development according to Newman & Kenwporth
(1989) is 30,000 persons/milez 11,583 persons/ km2).
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— efficient public transportation within and betwedistricts (for example, by bus or
by tram) to reduce car dependency and traffic cethg® and to increase mobility
and options throughout the city;

— traffic-calmed streets inside the neighbourhoods districts, park-and-ride places
on routes between districts to reduce the voluntespeed of vehicular traffic inside
built-up areas;

— an adaptable urban fabric and a certain degreetohamy for the communities so
that they can decide on their own appropriate agrmekent form;

— good access and permeability with open countryfdeecreation and sports, but
also to establish a degree of self-sufficiencyneighbourhoods and districts as a re-
sult of entrepreneurial activities.

— a lasting and clear image and identity for certagghbourhoods and districts,
which can be recognized through a specific mixtofeises, through landmarks,
nodes and linkages which generate places with tandagnage, perhaps in some
cases through the clustering of urban fabric.

The previous properties can be considered as degei@elines for endorsing more
sustainable city development in the PalestiniaieitNevertheless, their applicability
should be based mainly upon the specific conditioharacteristics and context of each
individual city. Steering cities towards sustaireatlevelopment is not an easy job — the
fundamental dynamics of market forces, politicalggmance, human desires, as well as
a massive urban form and fabric, all have to b&eeted from their current trails. To
do this, there is a need for innovative visiongpezkise, leadership, commitment and
patience, for which there is little substitutealgo calls for the practicalities of resources
or ‘capacity’ for action, and ‘strategy’ or intgJénce to guide such action. These ideas
will be further developed in the next chapter, ihiiscusses the prerequisites and the
restructurings needed to promote and operate a sustainable form of urban devel-
opment in the Palestinian cities.
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Box 8-1: Visions for sustainable Ramallah in 2020

Ramallah City 2020

City center:

The city center of 2020 is vibrant and dynamic, fyiehdly and human scal
Streets and public spaces are flourishing with gexg, and there are fadies
and entertainments for diverse life-s/lé&etting around is easy and safe, \
viable public transport, wide pedestrian zones, am®-lined avenues. Build
ings old and new are designed with flexibility, dmalvea different mixture ¢
uses, so that shopping, dare, commerce and housing each gain vitality
added value.

Inner city areas:

Inner cities are now livelyand diverse neighborhoods, providing housing
jobs for existing and new residents. Distrggntres with many services are
easy walking distance of most homes, along greehtiific-calmedstreets
where children can play safely while walking to @alh Travel by any mode
easy and pleamt from the local neighborhood hub. Each localteemrontains
a wide range of jobs and facilities; and a neightmsd committeeoordinates
many self-help enterprises, and integrated puldivises.

Urban fringes and countryside:

Urban fringe and rural areas are ecological havdns people living closer t
the land while being part of the city. A rethinktleé green belt promotes land-
scape diversity and sustainable land managementv déehnologies spree
city-based employment towards local communitiesh \eccess by demand-
responsive public transport.

Industrial and development opportunity areas:

Regeneration areas are dynamic zones of opportwiiigh attract the best ar
most creative development as vital parts of theréutity+egion. For busines
there are multimode freight interchanges, and industrial ecologyworks fol
integration of energy and waste flows. For local comitnes there is work
training and leisure in a diverse range of environmdwptéiendly enterprises
New urban communities are building residentammercial villages arour
the townscapes with ecological transport and lesfacilities.
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Chapter 9
Framework for promoting
sustainable urban development

“The very nature of change guarantees that at spwiat you will need to com-
pletely rethink your organization and move in a riésection.” (Joyce Wyckoff)

Moving towards sustainable development in the Ralas cities presents a tremendous
challenge, where a great variety of dimensionstbdse integrated and balanced in or-
der to steer the development process in the dmeadf sustainability. The previous
chapters illustrated the different challenges fadime Palestinian cities, discussed the
various dimensions of the sustainable developmamtept and its applications to urban
development, and then investigated how these defsi and applications can be ap-
plied to the Palestinian cities by demonstrating ¢ase of Ramallah City. In this con-
cluding chapter, the aim is to bridge the gap betwthe theoretical concepts and ideas
— explored in defining sustainable developmenhm Palestinian context, as well as in
the sustainable development scenario for the Raikstcities® — and the challenging
conditions of the Palestinian contéxty proposing a framework for promoting sustain-
able development in the Palestinian cities.

However, we should bear in mind that the abilityanf/ proposed framework to meet
the challenge of sustainable development will ddpam certain factors, such as peace
and security, prevailing economic conditions, anfitigal stability in Palestine. There-
fore, this research from the beginning was basea stenario which assumes peace and
political stability in the country;

In order to move forward towards sustainability portant structural changes are
needed to the way in which the Palestinian instihg and society manage their eco-
nomic, social and environmental affairs. Thus, gbecess of these changes greatly de-
pends on three main determinants:

— First, the institutional factors (structure, orgaation, management, modes of coop-
eration, etc.)

— Second, the attitude and behaviour of citizeng-fifyle, mobility patterns, envi-
ronmental awareness, etc.)

— Third, the urban structure and morphology (popafatiensity, urban form, trans-
portation modes, etc.).

Therefore, there is a need for a radical shiftee mvay of thinking and new tools to

bend the existing urban developments and planryatgs towards a more sustainable
approach. There is also a need to find practicdl efficient mechanisms which can

improve the basis of planning judgments at botht#ofnical and the political levels.

Correspondingly, achieving sustainable developnernherefore essentially a task of
transforming governance.

0 See Chapter 6 & Chapter 8
"l See Chapter 2 & Chapter 6 — Driving forces infliegd¢he Palestinian urban environment
2 See Chapter 1 — Presumptions and suppositions
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Prerequisites for promoting sustainable urban develpment in the
Palestinian cities

Given that sustainable development is not sometlhgh can be achieved on the
margins as an addition to current policies and @ggires, but requires fundamental and
revolutionary changes at different levels, there basic prerequisites — keystones —
which form the supporting milieu to introduce anperate concepts like sustainable
development, sustainable urban development orisabta cities in contexts similar to

the Palestinian one, where the different politicaicial and economic circumstances
have left their scars in the Palestinian citieq] areated many entrenched complica-
tions, as explained in Chapter 2.

In such contexts, the transformation should stattasic fundamental issues, which
can assist in changing both the institutions’ areldommunity’s perception toward the
living environment. The following are some basierpquisites that are needed to sup-
port the promotion of sustainability in the Paleistn cities:

— New way of thinkingthe Palestinian people must start to look at kgreent issues
with a greater sense of inquiry and awareness.€ells®en need to see the conse-
guences of the development process — to see tlee etid, how it measures up
against sustainable development principles, andheheét can be improved by ap-
plying more creative alternatives.

— Better knowledgethere is a need to improve the knowledge of thepie and the
stakeholders in Palestine, to go beyond traditistereotyped, inherited and inade-
guate knowledge in order to be able to assess mestiqns. This can be done by
education and by using broader information bases,bgy interlinking the provided
and available information and data, which will hétpdevelop broader and inte-
grated visions.

— Increased skillssimultaneous to the development and use of neasicand new
information, the Palestinian planning staff needsbe educated, trained and
equipped to obtain and make full use of the avilatformation, and to develop
new innovative and visionary development plans.

— Better cooperationif the planning system in Palestine is to playe#fective synthe-
sizing role and change attitudes about sustaityghtlimust operate more effectively
with other agencies — public, semi-public or prevatthat operate at the local, re-
gional, and national levels. This will require fugt efforts to improve local net-
works and cooperation, with more use of joint pctgeand combined operations.

— Political perception sustainable development requires a longer timzdw and the
injection of new resources to allow the planningtegn and related agencies to
make a quantum leap forward. Therefore, therenseal to have a political percep-
tion, commitment and endorsement which places maidity much higher on the
political agenda. Moreover, this political perceptis needed to allocate resources
that support the adoption of sustainability irtitias.

— Public awarenessthere is a need to increase the involvement oplgeas an inte-
gral part of the process of change. However, thiires sustained efforts to pro-
vide more information to the public about enviromtak matter, encouraging dia-
logue and gradually building an understanding & tieed for behaviour change.
Raising public awareness improves people’s effecontribution towards the
change towards more sustainable urban development.

These basic and fundamental keystones are alleo$dime significance for supporting
the promotion of sustainable development in thefalian cities. They are all interre-
lated and interdependent; any deficiency in anthe$e key issues will affect the whole
process negatively, and hinder the promotion ftasnable development.
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Steps towards change

The fact that Palestine has a relatively newly l#stiaed planning institution can be
positively perceived as an opportunity and a chaketo re-orientate the whole system
to be based on the sustainable development prexcip} learning from other countries
which have gone through long processes to promoatieaglapt more sustainable ap-
proaches. From analysis of the Palestinian contekgcame clear that promoting sus-
tainable urban development in the Palestinian itexjuires substantive reforms and
rearrangements based on the comprehensive resingctf the planning institutions,
development of a national sustainable developmiategy, modification of planning
policies and regulations, the adoption of a motegrated planning approach, the de-
velopment of new mechanisms for implementation aahitoring, as well as the in-
volvement of the private sector and local commaensitiThese are practical steps with
tangible actions which have to be pursued in oldleffect a systematic change towards
sustainability.

Restructuring

planning
institutions
) i Developing a
Involving private national sustain-
sector & local able develop-
communities - promoting sustai n-  Mentstrategy
able development
in the Palestinian
Developing cities -
mechanisms for Modifying plan-
implementation& ning policies &
monitoring ) regulations
Adopting an

integrated plan-
ning approach

Figure 9-1: Steps towards change

Restructuring planning institution

A top priority in the quest for sustainable urbavelopment is the creation of viable
political and institutional system, capable of fragbroadly based strategies, pro-
grammes and policies. Therefore, in striving towandore efficient and more effec-
tively functioning Palestinian planning institutgnsignificant institutional transforma-
tion is necessary. There are many deficienciehenRalestinian planning institutién
that need to be adjusted in order to enable itderghe planning process in Palestine
towards a more sustainable development. Theretbesdistribution of roles and the
tasks between the different planning levels shaddlarified, as well as the relation-
ships which are needed to fulfil these roles. Gndther hand, the planning institutions
should be remodelled into cross-sectoral and paatiory institutions with an integrat-

See Chapter 6, Driving forces influencing the Paiist urban environment
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ing mechanism that can engage the government,itheaciety and the private sector,
in developing shared visions, because successtohplg institutions require coordina-
tion among the different spheres of the institution

Each planning level — national, regional and leehlas an important role in promot-
ing, planning and operating the process towardsamable urban development; never-
theless, these roles should be complementary andonapetitive, inconsistent or over-
lapping. To effectively promote sustainable urbamedopment in the Palestinian cities,
the national level will thus need to undertake &aeiq of specific reforms and tasks,
such as:

— Decentralising and empowering the local authoriteesnable them to engage in
broad-based participatory planning, develop pastnps, and combine public re-
sources with those of the private and communityosedo improve local economic
development opportunities and living environmerid®centralization necessarily
implies fiscal and administrative reforms that pdeviocal government with a fair
and predictable share of public resources andléxbility required to respond to
local priorities and needs.

— Reviewing and harmonising national policies andituisonal frameworks to elimi-
nate often unintended conflicts that distort onlthenvironmentally sound urbani-
sation; typical examples include conflicting paésigoverning the use of natural re-
sources — for instance, water and land — and congpet overlapping jurisdictions
and mandates for dealing with construction, infragtre, energy and transporta-
tion.

— Developing a national strategy for sustainable tgraent that works as guidance
for the different planning levels and institutions.

— Mobilising national resources for major urban amdi@nmental infrastructure in-
vestment.

— Actively supporting and implementing training, edtion and other capacity- build-
ing efforts to mainstream sustainable urban dewvetp concepts, methods and ap-
proaches, including participation in relevant intgronal efforts.

Throughout, the general role of the national lemedupporting sustainable urban devel-
opment should be as facilitator, enabler, and sig@r.

In turn the local level also has a crucial role asponsibility in addressing the sus-
tainable urban development agenda. As it is clasetite people, local authorities can
best understand and reflect the local needs amditps. To successfully fulfil their
role, the local authorities — represented by myaidies in the Palestinian cities — will
have to:

— become more development-orientated, and less awoedewith control. This re-
quires a reorientation of staff towards a more litative and implementation-
orientated approach.

— establish a range of public/private partnershipsekample by creating independent
business units within the municipality, leasing aoticessionary arrangements, and
the privatization of certain services and utiliti&svolving all sectors will help to
ensure greater accountability and integrity of mipalities and the creation of an
enabling environment.

— follow participatory planning and decision-makingpaoaches to increase transpar-
ency and liability.

— organize programmes to increase the technical, rasirative and financial capaci-
ties which will develop and strengthen a wide ranfeompetencies and skills, as
well as programmes for capacity building to raigseu@ness for the challenges of
urbanisation and sustainable development, andwflbcal actions can improve the
life quality.
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— facilitate economic development without comprongsiihhe quality of social and
environmental dimensions. This can be achievedutiitra local regulatory frame-
work.

Since sustainable urban development requires Igokayond the municipal and city
boundaries, the regional level should have a diresponsibility in areas that fall
largely outside the capacity of the local sphesgh an approach should typically in-
clude inter-municipal collaboration and coordinati@as well as the harmonization of
conflicting policies and differing development priees between adjacent local entities.
Moreover, the regional level should play an impatrt@ale as intermediary in promoting
horizontal and vertical exchanges of expertise exyjerience between and among the
various local and national authorities.

After all, promoting sustainable urban developmarthe Palestinian cities requires
a sustained effort from the different planningilgion levels as well as mutual support
and cooperation. Broadly based sustainable devedopis only achievable with appro-
priate governance, which requires the exerciseowfep to be carried out in an envi-
ronment of openness, participation, accountabiitiectiveness and coherence.

Developing a national sustainable development stragjy

In order to move towards a more sustainable urleseldpment in the Palestinian cit-
ies, there is a need for a national sustainableldpmnent strategy that covers the eco-
nomic, environmental and social objectives of theiety. Moreover, it should aim to
meet the different challenges in the short, as a®lin the medium and long terms, in
the specific context of the Palestinian cities. Pheposed strategy should deal with the
current realities and set them against scenariothéofuture, and then identify priorities
for action — for instance, how to deal with the Ihaes of population growth or the
scarcity of land and resources.

An effective Palestinian national sustainable dewedent strategy should be re-
flected in the planning policies and regulatiodanping instruments and tools, in cross-
sectoral and cross-regional planning, the impleatemt process, and finally in the
evaluation and assessment procedures which opamatee national as well as on the
regional and local levels. Such a strategy shoaoithfa framework — an ‘umbrella’ —
that guides and steers the different planning diets/towards the path of sustainability.
Therefore, sustainable urban development in thesBalan cities can be only attained
by initiating appropriate sustainable developmératsgies.

The development of a national sustainable developsteategy is the responsibility
of the national authorities; such a strategy hastegrate the different requirements of
sustainable development, and then to feed them dotensectoral sustainable devel-
opment strategies covering such sectors as trangguoysical development, tourism,
energy, etc. A Palestinian strategy for sustaindbleelopment should imply a new way
of thinking and working, and reflect a tendency to:

— move from developing and implementing small, lirdi@nd fixed plans, ideas and

solutions towards operating an adaptive systemdéatcontinuously improve gov-
ernance to promote coherence between respondes different challenges.

— move from a focus on outputs (e.g. projects and)dowards a focus on outcomes
(e.g. impacts of projects and legal changes).

"There is an urgent need for a new way of thinking mew approaches in order to conceal the differegative
effects which have influenced the planning proeesbdevelopment in Palestine for a long time; forerdetails
see: Chapter 2, Planning system, and Chapter 6,rg@rferces influencing the Palestinian urban envitent:
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— move from sectoral planning towards more integraladning.

— move from a view that it is the government alonaciwhs responsible for develop-
ment towards one that sees involvement and redpbtyswith society as a whole.

— move from a dependency on external assistance desw@omestically driven and
financed development.

— move from centralized and controlled decision-mgkiowards sharing results and
opportunities, transparency, co-operation and rjongé actions.

— move towards a process which can accommodate mioigfdearning and im-
provement.

— move towards more integration, coordination andnstaeaming of policy goals of
stakeholders and lead to sustainable development.

Eventually, the proposed national sustainable dgwveént strategy should be based on
a vision that promotes activities and programmehvhenefit both the present and the
future generations, and on a set of coordinatecham@sms and processes to improve
their complementarities, smoothen out inconsises)cand fill gaps when needed.
Moreover, it should be flexible enough to be adjdsand updated to adapt to any
changes and reconcile any trade-offs.

Modifying planning policies and regulations

Sustainable development must be at the core ohpigrpolicies and regulation in order
to bring the sustainable development concept torational level, and legitimize it
within a legal framework. In the context of the é&inian cities — where policies and
regulations are outdated and have been inherited Buccessive ruling systefns
there is a pressing need to modify and adjust xinstieg planning policies and regula-
tion into a form which addresses the sustainabditycities. There is also a need to
cover the multiple fields contained in the susthiaaity notion, such as the economic,
social, land-use, ecological and transportatioaeregts. Likewise, these planning poli-
cies and regulations have to deal with the chadlenghich exist in Palestine, such as
the rapid urbanization of the Palestinian citiegd scarcity, and the high population
growth rates.

Correspondingly, the modified policies and regwolasi should include explicit
statements about government commitments to worlatdsvensuring that development
and growth in the cities are sustainable. Moreopelicy-makers have to find a balance
in the proposed policies; failure to develop areef’e, balanced urban development
policy will, for example, reinforce urban sprawldanonvey inner-city problems to a
much larger area. On the other hand, environmgnbahign policies may attract new
investments, favour urban employment, and henadyibate to enhancing the quality
of life.

According to what has been discussed earlier inp@ha& and Chapter 8 about the
criteria for sustainable cities, a carefully desidrurban form can substantially reduce
the need for movement, whilst, for example, modiyithe density in cities and the
degree of land-use mixture, and may minimize playseparation between people and
their destinations. This in turn creates opportasito reduce the need to travel, and
increases the feasibility of making trips by cygliand walking. In this light, appropri-
ate Palestinian planning policies and regulatidmukl for example include:

SSee: Chapter 2, Planning system
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— discouragement of dispersed low-density resideati@hs or any significant devel-
opment dependent on car use,

— support for some degree of concentration — thoughnecessarily centralization —
of activities,

— integration of development with public transportifiies, and the maintenance of
moderately high densities along transportationasut

— planning transportation networks in an integratey with the development of land.

These are only some examples of how policies agdlagons can be modified and
adjusted to correspond to the sustainable developrmwed sustainable city criteria.
Planning policies and regulations are seen het@gpsnstruments for the delivery of
sustainable development, and for influencing tlvallpractices.

At the end, as development progresses, the plamahiges and regulations have to
be reviewed from time to time, and adjusted tovalfor lessons learnt and new priori-
ties which may emerge. The continuous revisionw@gthting should include the build-
ing standards, infrastructure provision and envitental regulations as part of a broad
assessment and evaluation process.

Adopting an integrated planning approach

Some kind of integrated mechanism is needed tglagether the different dimensions

and sectors involved in the sustainable developmentept. An integrated planning

approach applies exactly that principle of inteigrato each aspect of city planning and
development. Moreover, it is considered a strategposultative, participatory and re-

sult-oriented approach to development. Adoptindhsaic approach is an essential step
on the way of promoting and operating sustainabibam development in the Palestinian
cities — especially since the lack of integratiovd @oordination between the different

levels and sectors is one of the main deficienoiethe Palestinian planning system.

Therefore, there is a need to update the plannopgoach being followed and adopt

new approaches which depend on thinking and aatirggholistic way across the con-

ventional sectoral boundaries, and are based eh @f soordinated functions that echo

the ‘integrated planning’ principles, summarized as

— the sectoral integration which coordinates the lase and spatial development is-
sues with sectors such as housing, education regioat;

— the institutional integration which coordinates tieional, regional, and local lev-
els, as well as the cross-ministerial and intemageooperation;

— the policy integration which coordinates the diéier environmental, economic, and
social policies;

— the political integration which establishes parsingss and encourages the participa-
tion of different groups, communities and stakebodcl

— the resource integration which coordinates the ifugndesources, programmes and
projects to fulfil the planning objectives;

These different coordination functions should bteegrated and linked into a specific
‘time’ factor that considers the short- and longrtalynamic trends, pressures, goals and
targets, and is in harmony with the suggested maltisustainable development strategy.

Hence, this tangle of linkages is the natural testibpplying sustainability princi-
ples, which tend to extend the areas of resportgilsihd action in all directions and
levels. Promoting such a process is likely to regjthe involvement and the integration
of human resources, technical expertise and itistital capacity.
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Developing mechanisms for implementation and moniting

The realization of the sustainable development ativjes enunciated in the national
sustainable development strategy and the modifiadnpmng polices and regulations —
proposed above — depends to a great extent orpftied actions and methods pursued
in the implementation process.

The Palestinian cities — even after the establistirokethe Palestinian planning insti-
tution — are still facing the problem of weak ex@mu and implementation of plans,
laws and regulations, as mentioned earlier. Thesgfdeveloping mechanisms for im-
plementation and subsequently for monitoring i®esal for translating the sustainable
development concept into tangible actions. To aehiis aim, the planning instru-
ments need to be backed up with other actions, asthe introduction of pricing poli-
ciesand environmental taxes and charges, possiblydarctimtext of broader fiscal re-
form, which can, for instance, favour public ovelvate transportation, make the pol-
luters pay, give incentives for the green econoomyy highlighting and encouraging
‘good practices’ in the cities.

For successful implementation of the comprehenan the appropriate develop-
ment issues in the Palestinian cities, it is imgatrtto list the responsibilities for the
working committees and stakeholders, to assigriables and duties, and to allocate an
appropriate budget and funding. In addition, i€$sential to educate the governmental,
social and technical institutions and business ggoabout comprehensive sustainable
development issues in order to ensure better imgiéation.

Correspondingly, the implementation of planning sugas calls for transparency
and efficient use of human and financial resour@ésts, appropriate monitoring tools
should be worked out. Constant comparison betwkerstistainability objectives and
the actual state can indicate whether the objextive being achieved.

The monitoring process should be based on diffexgras of locally developed indi-
cators, for instance indicators of urban environtalegquality, urban flows, urban pat-
terns, and indicators of urban sustainability. Byng monitoring processes, it is possi-
ble to determine the progress of the certified glaachievements, and deficiencies.
Through continuous monitoring, the inadequacieshmaddressed in the review proc-
esses, and the working methodology of the undeglgmstainable urban development
plan can be enhanced. Such a systematic approacimaiee an essential contribution
controlling the problems that hinder the developir@nthe Palestinian cities towards
sustainability.

Involving the private sector and local communities

Moving towards sustainable urban development inP@lestinian cities will require the
involvement and commitment of a wide range of stak#ers, including the national
and local governments, local communities and dwttiety, the private sector, and the
international agencies. Since sustainable developmegjuires “systematic changes”,
the need for a participatory approach is eviddrdrefore, the Palestinian local authori-
ties and municipalities need to cooperate with K Governmental Organizations
(NGOs) and the Community Based Organizations (CB®@=®) can play a very signifi-
cant role in guiding participatory potentials todsthe city development objectives.

The participation of all city stakeholders, espkgithe local communities, can help
to define and address the bottlenecks, the eskaptds, the way they want the city to
evolve, and how they can contribute to the develammprocess. It is essential that peo-
ple are seen as being at the centre of any subtaidavelopment process.
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In view of that, for the sustainable urban develeptrprogrammes to succeed, it is
vital for the Palestinian municipalities and loeaithorities to engage with institutions
from the civil society and representatives from kbeal community in the planning,
budgeting, designing, monitoring, supervising angaaizing processes. Involving the
different actors will help to ensure greater acdabitity and integrity of municipalities
and the creation of an enabling environment toea@ha better future for the cities.

The most productive policies and investments aosehthat empower people to
maximize their capacities, resources and opporasiand encourage their initiatives,
self-help and mutual help. However, all these w#ations can be viable only if they
are supported by an organized programme of caphuaitgling, which requires an edu-
cative process to strengthen public awareness d@heuiving environment and about
the importance of popular involvement in the depaient process. To achieve this, a
process of communication should be inaugurated taibeuprinciples of sustainability,
for instance by organizing participatory campaigatling for action from the citizens
and by using the media. In addition, approaches uiging the school curriculum to in-
corporate environmental education have a good patdar use in this context.

Parallel to the participation and involvement afdbcommunities and civil society,
promoting sustainable urban development requirtbkshing partnerships among the
various stakeholders — i.e. the private sectomessmtative communities and govern-
ment — working towards the goal of integrated, tadde and efficient urban areas
which will serve the needs of the local communitythe present time, as well as in the
future. The formation of active partnerships casistsn implementing the proposed
sustainable development strategy. Moreover, theseperform an important role in
managing service delivery, providing leasing areangnts, investing in service deliv-
ery companies, and in financing infrastructure staeents.

In the Palestinian context, the public/private parships have crucial benefits as
they enable the public sector to draw on privatdeseexpertise and skills, reduce the
need for up-front capital from the government, gedmit the public sector to access
private-sector funds — since the limited governrakergsources are considered a severe
obstacle in Palestine. Correspondingly, partnessihgguire transparency in order to
ensure accountability to the different parties, #nd can only be achieved by opening
up decision-making to wide participation, and shayhat there are real benefits to be
gained from cooperation. Experiences from differemintries have shown that when-
ever there are transparent public/private partmgsshnd involvement of the local
communities, NGOs, CBOs, households and individirala meaningful way, the re-
sults towards sustainability are positive.

Finally, after the detailed and extensive desaipfior the issues that will lead to sub-

stantial changes towards more sustainable urbaela@went in the Palestinian cities,

what remains to be said at this point is that, lespe urgency and the need for change,
it should not happen in a compressed span of fithe.transformation process should
be incremental, feasible and carried by the people.

Epilogue - What has been achieved?

It is becoming evident that coping with the futetellenges of a rapidly growing popu-
lation and land scarcity in Palestine (especiallgities) requires a rethinking not only
of the current pattern of urban developments bab aif the current policies, ap-
proaches, and professional responsibilities. 1a #tiidy, the scope of analysis focused
on providing a detailed vision on how to foster arensustainable physical development
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in the Palestinian cities. Nevertheless, physioatanability in the Palestinian cities is
not to be seen as separate from promoting a gesesshinable development in the
country, which should be based on the fulfilmenth& main key needs of the people —
the economic, social and cultural, as well as thigigal needs.

The spatial layout, the type of land uses, thesjrartation system, and the percent-
age of green structure in the city are key facitoithe environmental and social sustain-
ability of cities. In order to steer physical dey@inent in the Palestinian cities towards
sustainability, this report recommendédst, following a more compact and dense pat-
tern in the build-up areas in order to rationatize use of landsecond allowing more
mixed land uses in the different neighbourhoodsase the provision and accessibility
to basic services and facilitiethtird, improving the public transportation system inside
the cities to facilitate the mobility of less adtaged people, decrease car dependency,
and reduce traffic congestion and environmentalaictg from polluting emissions;
fourth, conserving and increasing the amount of grearctstre and open spaces inside
and around the cities in order to ameliorate thaityuof the living environment, reduce
pollution, and enhance the image of the cities.

In the search for more sustainable city developrfmmnihe Palestinian cities, the en-
tire city-region needs to be considered. Consedyent order to reduce pressures on
the main cities and cope with the future demogmaphallenges, this research proposed
an alternative approach for future development&dbam regional perspectives which
address both the city and city-region levels. Trappsed approach is based on a poly-
centric net of decentralized concentrations as rgarozing principal for city-region
spatial development. The suggested polycentriccaptentrates settlement growth on
optimal centralities within each city-region, whiehcourages the development of new
residential structures, as well as complementamkplaces and facilities. Moreover, it
creates efficient public transportation and traffaw, and environmentally more com-
patible supply and disposal structures.

Most of the proposed sustainable development pliexiand approaches can be
equally relevant to the various Palestinian citilbeugh we recognize that each city has a
unigue development path, a unique mix of probleassets, and positions in the regional
and national context. Hence, attention should la¢sgiven to the specific local context.

This research recognises that steering urban dewelot in the Palestinian cities to-
wards sustainability is not an easy job, and, teoto do so, sustainability has to be an
over-arching guiding theme, a combination of visand practice, to be interpreted at
every step of the way. The challenge of sustaindelelopment demands a strong
commitment to the cities and their surrounding syet&rong political will to act upon
this commitment by implementing strong, coordinapedicies, approaches and strate-
gies. A sustainable development path implies malifieconomic, social and physical
transformations. Paradoxically, promoting sustdmatevelopment in the Palestinian
cities will require an uprising — or more accunatehother uprising; half-heartedness
will not achieve sustainable cities.

Finally, whereas the result of this study is a fine between idealism and practical-
ity, between detailed policy recommendations andegsd conceptual proposals, and
between scientific evidence and political realtippefully, similar attempts in the fu-
ture can usefully build on the research findingkisTstudy was motivated by a firm
belief that thoughtful preparation can facilitatéure missions for the Palestinian peo-
ple when peace comes.

“Sustainability is a journey, not a destination(Chris Davis)
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Appendixes

Appendix 1: List of interviewees for the in-deptteiviews

Name of interviewee Position Date of interview
Dr. Samih El-Abed Deputy minister in the Ministry of Planning 24/03/2005
Mr. Khalil Najim Director of physical planning in the Ministry 29/03/2005
of Planning

Mrs. Uhud Enaya Planner in the Ministry of Local Government | 30/03/2005
Mr. Tawfiq EI-Budairi | Planner in the Ministry of Local Government | 02/04/2006
Dr. Rami Abdulhadi Planner and researcher 05/04/2005
Mrs. Adallah Atairah Ramallah Municipality engineer 06/04/2005
Dr. Rassem Planner & Prof. in Haifa University 08/04/2005
Khamaisi

Mr. Arafat El-Sharif Land department in Ramallah City 12/04/2005

Appendix 2: List of interviewees for the generatimiews

Name of interviewee Institution Date of interview

Dr. Hassan El-Taher | Ministry of Environment 26/04/2005

Mr. Muhaymen El- Palestinian Economic Council for Develop- 13/04/2005

Terhy ment and Reconstruction (PECDAR)

Mrs. Sofia Sa’ad Applied Research Institute of Jerusalem - 07/04/2005
(ARIJ)

Mr. Nash’at Ta- The Palestinian housing council 03/04/2006

hboub

Mrs. Fatin Temraz Ministry of Local Government 07/04/2005




