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TR OLUCTION

The Lebanese cconomy reached ito apex of activity between 1973 and 1974,
lecding the Central EBaunkt to reguest the commerecicl banitg cetive in the Lebanuge
market not to incroase the volune of their loans by more than 12% of the total

for the preceding ;zor,

In developmental tormz, thoe economy oe o whole registered its pesk in
1973, despite the fact that ocome figures for 1974 surpcsced thoge of +the
previous yecr, This iz explained by the cdverse effect of  the war which
broke out in the regicn in the futumn of 1973 hod on the webaneze economy.

Vhile the fijures for benk loans, tourism, foreign trade (30%), and
industrisl exports (85%) showed on inecrecse, this was due to the over-extuasion
of the Lebmnese economy in the yeors 1972-1973, to wonctory inflstion, and

10 an increcse in the price of comwodities,

The building sector registered un increase of 26 percent in the selling
price of apartmentss but this con be sccommted for hy inflotion. In foct
this sector's sensitivity to comditions and fluctuntions in Lebononts
envircomaent were roflected in o decrense of 45 percent in the aren licensed

for new construction.

it this tine, in the weke of the more recent crisis, the responsible
authorities cre determinsd to proceed with plons for o speedy return to
previous levels of activity aond growth. The following questions, howover, clerge
2t once to confront those whosce plamning would be sericus and efficacious:
"What innovative paths aan be explewed in the quest for a solid ccononie
structure, o3 independent os possible of extermal influcneces? Vhich of the
cpproaches used in the past -re s81ill validy Or can the events thot brought
Lebanon to this sorry plight offer cn opporitunity to exiteoct, in the crucible
of the reconstructicn effort thot sholl follow, scomething positive from coll the
negative influences thot benighted the country throughout the post two yours?T
Should the lesson of these events call for o second lodk of the foundoticns of

the Ieboiese econcuy, or sholl o patch-un uperation prove sufficiont?

These cenersl guestions are in fret under discussion in commection with

the hcousing secter. They are being discussced with frect urgency oo this sceior is



intinately conmected with the rest of the econory and o8 it is extremely
gensitive to the influence of & variety of events, factars and circumstances.
Its vulnerability ie further omphosized by the strong inelinaticn towords
épeculation in the nmorket and the absonce of any national housing policy that

is capable of placing some limits on ite unbounded freedom.

In this study the ifconomic Commission for Vestern Lgia will attempt to
highlight anonalies in the situation in Lebanon within the linits iuposed by
the chasence of precise and reliable stotistics on this sector, Other then the
general statistics that cppear in Lebanesme statistical compilations up o 1973,
the ouly source that can be depended upen is the semple survey cn the Lebanese
labour force published in Novenber 1970 (hereafter: LA, 1970) which includes
a chopter on housing, While this source is helpful, it is seven years out of date,
end the only statistics that follow it are the figures on building licenses.
“These end the figures on the conswmption of cement are of very limited value ond
helpful only for the identification of o few trends, while it is only with great
difficulty thot meaningful figures con be extracted from then.

Thug ECW.L has attempted to moke a number of estincotes of the situntion
for 1975, based on the EPAL of 1970 and on the trends that emerged from its
findings.

Haturally, the figures that emerge fron these estiretes ore incomplete,
seriously lacking in detail and supporting documentation. DBut gt least the
estinates provide a descriptive fronewcrl thot is as representative as possible
LE the current situatiin. They give an indicatiin of the nature cf the housing
crigig, its cousee ond effects, and put forvord o nunber of proposeals for dealing
with it.

The Commigsion will subnit o mumber of recummendaticns besed en the
statistical piciure thot enorges and un some of the genercl thinking concerming
nethods of housing the Lebonsse pecple in cecoidance with their wvorious aspirations._

The importonce of the rule of the State in assuring the effectiveness of
any howing policy cannct be over-cmphasized at this time, State involvenent
ond assistance must be characterized by daring, efficacity end flexibility if
it is tu accourd with the changingneeds of the citiran and the national ccunoiy.

-—
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It would be fruitless to depend too confidently on the mechanisms and
flexibility of the freec market if the succemss of the housing policy is to
be mezsured by its ability to meet the requirements of citizens of a variety

of income levels.

It is not posaible ot this t:imé', given the information available,
to determine housing specifications for the year 2000; but it is possible to
prognosticate and to speculate concerning some of the trends that point 1o
the needs and reguirements of family housing at the end of thie century.

The goal to which housing policy should aspire is to permit each
family to exercise a choice in the housing market among a number of zltermatives
that fall within its means.

Part One: The Housine Situation in Lebanon

EPAL 1970 revealed that the population (with the exception of the ‘
Palestinians living in the camps) reached epproximately 2,126,000 inhabitants
of whom 44.2 percent lived in Beirut and its aubu:r:bs.l

The total number of dwellings in Lebanon was estimated at 484,000 of
which 396,000 wbre occupied primary dwellings, 37,000 were wvacant and 51,000
were secondary dwellings.

The specifications of the occupied primory dwellings and the information
evailable on their cccupants revezled the following:

About 8,000 households lived in slums (shacks)s

- about 9,500 households shared a dwelling with another family:

-~ 40 percent of the households lived in dwellings composed of one
or two main rooms oniys

- of thesg 60,000 houscholds (with an average of more than 4 members
each) lived in dwellings consisting of one main room; and

- 96,00¢ households (of an average of more then 5 members each)

lived in dwellings composed of two main rooms, ‘

1/ In EPAL 1970 Beimf'a suburbs included: 3Baabda, Shiszh, Ghobeiri,
Furn-esh-Shebbak, al-Hazmich, Sin-el-Feel, and Al-Jedaidi.
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~ Thus, 42 percent of 21l houscholds (166,000) or 56 percent of the
population'(l,l90,000) lived in unacceptebly crowded dwsllings -~
that is, with more than two-persons per room.;/

These figures reflect the situction in 1970. On the bzais of other
information piovided by EPLL~1970 2{ it ig possible to calculate an average
anmaal growth rate which permits the estimation ofrthe number of primaxry
dwellings_available ot thebezinning of 1975, just before the events. This
dnte was selected because during the years 1975 and 1976, radiccl chonges
resulted in population movements and emigration from the country and becouse
éhdn?h“ took place in the use of buildings in = number of regions - developmenis
which at the present time are impossible to tally or even estimate, This daote
is also cppropriate because of the impact of two legislative decvrees - one
regulating the relationship between landlord and tensnt, the other suthorizing
the State to gront loans for repair and reconstruction work to the owners
of buildings damaged during the events. By virtue of these decrees, landlords
ere obliged to repair their buildings anéd to recdmit their tenonts on the same
contreetunl terms as before, thus restoring the entire housing picture to
the status gquo onte.

Proceeding from these premises, the number of primery dwellings at the
beginning of 1975 wee estimated at about 460,000 ﬁ/, while the population of
Lebonon was estimnted at approximately 2,550,000 people.

From this the conclusion is that in the pacst fiftsen years the following
approximate number of dwellings were constructed, cssuming that the growtna

rotes from 1970 to 1975 were comporzble to thope cbserved since 1250.

EPAL 1970 Volume I. Tebles 1,2,9,14 cnd 15,
EPAL 1970, Volume II. Toblos 2 ond 1l.
fmmex 1, '

LN

iccording to estimntes sppecring in: Y. Courboge cnd P, Forgues,
Lo Situntion Démogrophiane au Liban, the Lebsnese University, Beirut, 1975.

2/ EPAL 1970-Volume I, Table 3 and innex 1.
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Period Total Dwellings Constructed innual jverage
1960 ~ 1965 71,835 14,367
1965 - 1970 445550 8,910
1970 - 1975 62,380 12,410

inmual average 1960 - 1975 = 11,918 dwellings

It appears then that since 1965 the rate of construction in relation
to the population did not exceed 6 dwellings per thoussnd persons. 7This is o
low proportion considering that the volume of inveatment in the building sector
since 1965 approoched 50 percent of nll investments, and that the ratio of
building investments to gross naotional product somewhot exceeded the figure of
9 percent yhich is rather high.

The reason for this discrepsney is that the trend of investment in
building moved more &nd mere towsrds luxury buildings (as defined by the
rent law). The proportion of luxury dwellings constructed rose from 6 percent
thirty years ago to 21 percent for the period 19565-1970 2nd to cround 25 percent
for 1970-1975.;/ Thus large costly dwellings, beyond the reach of =11 but the

high-~income braocket, were being conatructed.

In order to complete the piecture of the housing situntion in Lebanon,
on indicotion shouwld be given of the number of dwellings locking bosio
amenities such as kitehen, bathroom, teilet, water, electricity, etc. The

figures towords the end of 1970 were os follows:-g/

State of Dwelling 411 Lebonon Rural Lreas
Lacking kitchen 62,000 - 48,000

" bothroon 123,000 79,000

" toilet 45,000 41,000
Outdoor or shared toilet 45,000 23,000
Lecking running woter 68,000 53,000
Locking electricity 26,000 22,000

The number of dwellings constructed more thar 50 years ago is around
50,000 of which 27,000 are located in rural areas.

;/ On the assumption that growth rates were in foct comparable to those
observed since 1960. ILCW. estimates that the proportion of luxury
dwellings moy be higher than 25 percent.

2/ ®ral 1970, Volume II. Tebles 3 ond 11,
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Part Two: gtimation of Hous Needs

The effort to determine the noture of housing needs to the year
2,000 is handicapped by the need to rely upon assumptions and methods imposed
by the scareity of deto. Premises and rotios leading to figures that represent
minimm needs have to be adopted. Moreover, given the fact that the meons
for implementation remain inferior to the level of need in this sector,
ECWL is convinced that o start should be made as early as possible on
the implementation of o housing programme. 4 s8tort should be made simultaneously
on comprehensive investigotions and surveys aimed at supplying accurate
figures less open to doubt. This should be followed by periodic surveys to
monitor new developuents, permitting the continuous comparison between
prognosis ond reality snd faci.litating periodic revisions of established

programmes.

The rccommendotion of ECWA in this regord is that o conmprehemsive survey
of the question of housing in Lebanon be initioted, that a file be established
to store accurate information on each and every dwelling, ond that the
procedure for the imsue of construction licences be reorgonized so as to
register not only the arens licansed for reconatruction but alsc the number
of new dwellings and their specifications.y The file should ulso register
21l chrnges that toke place in the use of buildings.

dpvoing requirements con be divided into the following items:

1) Lstimation of currvent housing shorteoges.

2) Replocement of older dwellings.

3) Slum clearznce.

4) Eliminction of house sharing.

5) Populntion increase ond ottendant requirements.

6) Rural-urban migration.

1/ 'The Lebanese Govermment hos requested ECWA to assess the available
statistical information and recommend what studies and surveys need to
be undertaken. A working group from the BCWA Population Division has
agsumed this task ond is now in the process of formuloting its report.
One of the recommendations it is going to submit is the implementation
of o comprehensive survey of housing in Lebanon and the estoblishment
of a housing file {0 serve ag a basis for futuwre surveys.



1) dstimation cf the Curxent Housing shoxtoge

it wes menticned ecrlier thot, cceording to B2.L 1970, 166,000 dwellings
were inhobited in an unacceptobly crowded mannef by 1,190,000 npeople. Reference
to the tobles listing the number of dwellings and the number of occuponts
accdrding to the mmber of rooms in exch dwelling shows that the totcl
number of occupied primery dwellings comprised 1,230,000 rooms occupied by
2,126,000 persons.l

This is =zn overcge of 1.73 persons per room. This figure is high compored
Yo other countries; where the cvercge often folls beléw one person per Iooh.
Let us cssume that the normel pottern of cccugoncy is, within the
limits of relisbility of this study,as follows:

Wo. of persons Io, of rooms Person/Loon Digtribution of nenmbers
in household regquired ratio :
4 ' 3 1.33 Porents! hedroom, children's

bedxoom, living room + kitchen,
bathroom cnd toilet.

5 4 1.25 Yorents! bedroom, boys' belroom,
girls' bedroom, living rooi,
kitchen, etc.

6 or 7 5 1.30 Porents' bedroonm, boys' vedroon,
girls! bedroom, plus -n zdditional
room either for dining or slecping
cccording to the ages of children
or the presence of another person,
plus o living roon, xitchen, ete.

This toble shows thot the cceeptable average is cbout 1.30 persons to
g, room. Thus there is o need for —2*;%§§999v= 1,675,570 xooas 2 s wWhilae the

number available is only 1,230,000, leaving o shoricge cof sbout 400,000 rooms.
Lssuming thot the size of the regquired dwellings is distributed s follows:

45 perceont dwellings of 3 ooin roons

45 0 " of 4 noin rooms

o " " of 5 noin roons,

the raswlting shortoge is around 110,000 dwellings. If this shortage is spread
1/ fmmex 2.

2/ This Ffigure represents the minimum recuiremer*, as it cssumes an ideal perscn/
room ratio, while in fact a cexrtain proportion of dwellings support o
low density of occuponcy.



over 22 years (1978-2000), there is on obvious need to build 5,000 dwellings

Per yool.

2)  Replocement of Older Housing

ihe everscge rate of replacement of old  with new housing is uaually
caleounlated og one percent of the primary dwellings in existence, os the life-
spen of o dwelling is agsumed to be one hundred yeors. The table distributing
the dwellings in Lebancn according to age, however, reveals thiat in 1970,
12,6 percent of the dwellimgs (almost 50,000) were over 50 years old. But
the houses whose age was not over 50 years in 1970 w111 not be over 80 yoears
0ld ~+ the end of thia century.

Thus 50,000 is a reliable estimate of the number of old  dwellings that
will need to be replaced between now and the year 2,000, Their replacenent,
however, commot be spread equally over the yeers svailable since in the later
years there will be z smaller number of houses tc replace. Thus the following
approximete distribution will be zdopted, pending further information on the

age of housings

Period Hos of Dwellings to be Replaced Total for the Period
—_— ‘ fonually ‘ B
1978 - 1983 900 4500
1983 ~ 1988 1,700 8,500
1988 - 1993 2,500 - 12,500
1993 - 2000 | . 3,500 24,500
50,000
3) © §lum Clearcnce

The number of slum dwellings in 1970 reached approximctely 8,000 in all
of Lebe;hon's regions. During the reccnt troubled, whole sgglomerstions of slum
dwellmgs weme destroyed and their inhabitonts ore still living illegally in
other buildings. Thus it is recommended thot these be reploced urgently with
new housing, within a shorier time span of not more thon five yenrs, by
constructing 1,600 dwellings annuslly within the period 1978-1982,

1/ The eliminaticn of this shortoge is expectod to take 22 yecrs (to the
end of this century) but the Lebanese Government, given the necessory
resources, may be able to shorten the period.



4) Elininating House Shoring

It wos scen that 9555 Iebonese fonilies shinred o dwailing with ~notiher
fomily, thus doubling the size of thoe houschold mid incrersingg the density of
oceupancy beycrd cecourtable lindits, owever, this fijure woeg inciuded in o
previous coleulation {ef. scetion one) where norminl roon occuoney wos being
estinnted. Thus it is Hogeible to disregerd this figure vhen cetomnining

housing needs,

5) Population Inercoge snd the Denoszophie koctor

The eostinntes oppeoring in the work on populaticn mentioned above conceioi
the irncrense of the population of Lebonon give o figure appruceching 4,000,000
peonle at the begimning of the year 2000 provided thot fertility decrocses shrarly
with tine. This assumption lends 40 2 ninimww figure for the populavion But
the recent events in Lebonon cnd the foct thot the vietins were nauerous, call
for an estinate of the pepulotion ot the stert of 1978 thoet is oanly o little
larger thon thot for 1975. This meons thot it is sossiblie to nake o estliinto
of 2,600,000 pesple for 1/1/1973. If in this study the sone vatus of pupulation

2 A

inerecse used in the work nentioned zbove sre utiliszed, the populcotion will

3,012,000 ot the beginning of the yerr 2000. The populatica inerooge boiweon

T
b

1978 omd 2000 Lecones thon opproxinately 1,210,000 poople with o heusing
requirenent of obout 255,000 now dwellings or on cverc,e of botweon 11,500 mad
12,000 dwelling- por yeor. The situation dces not coll for progortioncl inerooo:s
in censtruction every yeor, oo the aversge populoticn incrcecse in the first few
yvecrs will be about 60,000 people and will decrcasc o abuut 50,000 towerds the

end of the century.

The decline in fertility will result in o decline in the avorage size of
the household but not in the nuaber of houschilis, 7F stotilstics were avoailablc
on the nunber of honscholds in Lebanon ot twe different dotes, it would be pousaidlo
to use another method foirr estincting the nuaber ¢f households dircetly gince iv hns
often been observed that the rate of populotion inerease differs frou the rote of

inercose in the nmaaber of householids,
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This does not toke into ceccount the effect of migratien fronm ond into
Leboanon on the rates of populction incronse. Butb o realistic annlysis of the
situation calls for the admission thot one of the most pignificont changes
thot will ememge from the Lebanese crisis is ite effect on the net flow of
emigration that is, in an increase in the nuober of emigrants and o decrease

in the number of immigrants.l

In the sixtics (1964-1968) the average snnual nunber of immigrents to
Lebanon was 21,263, while the number of emigrante was cbout 2,550 people. Thoco
figures inereased during the period 1969-1972 to become 71,280 immigrents and
10,205 enigronts. Despite this, experts estimnting population growilh in
Lebanon considered that migrotion to end from Lebonon had on ingignificant

influence on their estimotes.

But now, cn the basis of observations rothor than gtatistical figures,
migration into Lebancn hns ceased, the volume of migsration out of Iebonen
has visibly increased, and this trond is likely to continue for o number of

eors before reversing itself and retuvrning to ites previous posiition,
3 b P

Thus it beoocmes realistic to assume population growth ratos lower thon
those stipuleted in the study conducted by Courbage ond Forgues, at lesst

for o number of years:

Conrboge's rates Sroposed raves
1978-1979 2.3 1.15 - 1.20
1980-1984 2.1 iugg - 1.?8 - 1,50 -
1985-1989 1.8 1.80
1990-1994 1.6 1.60
1995-1999 1.3 1.30

Based on this approach cnd onan estinate of 2,600,000 peopls for the
Lebanese population at the beginning of 1978, a pepwdation of sbout 3,613,000
people can be projected for the beginning of the yecx 2000. This eclls for
the construction of about 228,000 dwellings, distridbuted in preportig% to the
incrensing population and the decreasing average size cf the fomily.™

1/ Dr. Riad Tobborah, " Rural Development and Urbonizotion in Lebanon,

Moy 1976.
2/ tmnex 3.
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it any rate, Lebanon's external nigration is influenced significantly
by the vitality of the cconomy end of the blue-collar and white-collor markets.
It is also influenced by the discretionary decisions mode by officials granting
or denying work in Lebanon to sgpecified categories of people. Since it is
certain that Lebaonon needs foreign workers in specific sectors (such ns
construction) and sensonal labourers (as in agriculture), thero is o need
to provide small dwellings to give them temporory shelter, so that these

groups do not resort to squatting.

§):: Internal Rurgl-urbon Migretion

It is generally recognized thot migeation from rural to urboan areas
brings with it cn incressed demand for housing in the citics and lenves vocont
rural housingfor which there ig scoreqsly mny demand. Such housing is usunlly
transforned into secondary dwellings which the cwmers occupy during the sulier
months. This accounts for the high proportion of unoccupicd houscees in the

countryside as compared to the city.

Unoceapied Dwelliines in Yroportion tc Princry Dwellines

ilount Lebanon 5+ 68% 1%.,66%
Horth Lebonon 8.43% 14.15%
South Lebonon 8.44% 12.65%
Begz! 74a65% 10.87%

If we place the figures on the distribution of migrants according to
the original place of regidonce and the durntion of residence there slong side
the figures on rural wigrants to the citics of Lebonon, they reveal a nwuwver
betweon 10,000 ond 12,000 persons per yvezar. This crectes o need for securing
2,000 2dditionnl dwellings per yeor.

Rurcleurban migration is known to be influenced by mmerous economic
factors (the concentrriion in Beirut ¢f over two-thirds of Lebanon's econonic
aetivity), educaticnnl factors (high education is limited to Beirut), and,
souetines, security factors (the probleus of the South). The State is
capoble of influencing the situntion by adopting meesures te diffuse econcnmic
~etivity throughout the regions and te snecurage the establishment of indusitries

or employment=generating ngglomerations that would help 1init this migratory flow.
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Thus it is possible {ot leocst ot the present time) to disregard this figure.
iAttention can be fovused instecd on plans, assistonce, and facilities for
improving existing housing which does not meet health stondords or which does
not have the basic cmenities (as described 1n a previous table),

egpecioslly in the rural areas. '

Note: There renailrm o numbor of gaps to be filled, The first consists

in resolving the difference that appeared between the population estinates
nade in EP.I~T0 and those of Courbage cnd Fargues, which represents, for 1970,
about 140,000 people, /[nother gop is the housing needs for the period
between 1970 and 1375 estinated at between 34,000 end 37,000 residential units.
The same i true of the new requirements caused by the events, which are

not dealt with by the legislative decrees that hove been issued. This is
pointed cut so that they may be considered in future surveys.
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Sunnmory of Lebanon'ts lousing Heeds

crogrcmae for 1978-2000

Year Shortoge Ulder Housing Slums fopulation incresae Total

1978 5,000 900 1,600 6,300 13,800
1979 " " " 6,700 14,200
1980 " " " 7,300 14,800
1981 " " " 8,000 15,500
1982 " K 1,600 8,700 16,200
1983 " 1,700 9,400 15,100
1984 " " 10,100 16,800
1985 " " 10,900 17,600
1986 " " 11,100 17,800
1987 " " 11,300 18,000
1988 " 2,500 11,500 12,000
1989 " " 11,200 18,700
1220 " " 11, 400 18,900
1991 " " 11,600 19,100
1992 " " 11,800 12,300
1993 " 3,500 12,000 20,500
1954 " " 12,000 20,200
1995 " " 11,000 19,500
1996 " " 11,100 19,600
1997 " " 11,300 19,802
1998 " " 11,500 20,000
1999 " h 11,700 20,200
CGrand  |110,000 50,000 8,000 228,000 i.s, czound 400,000

Total dwzllings
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Pext Three: Geographic Distribution of Housing Weeds

Based on the figures for Lebanen as o whole, and on the distribution

of the population and of housing anong the regions of Lebanon, it is possible

to distribute housing needs into three major geogrophic divisions, leaving the

Lebonese Govermnment the responsiblity for the more detailed distribution smong
the districts (Cazaz), cities, suburbs ond villages. This study will confine

itself to the following division:
1) Beirut and suburbs
2) Other urbon areas

3) Rurel creas

1) Distribution of current shortoges

Sector V— Size of 1 QLS No. OI
ropulation Necded  availoble  Shortoge] Rosidencos | Percentoge

Needed

Beirut and 939,000 722,500 570,000 152,500 142,000 38.2

suburbs

Other urban 339,000 260,000 205,000 55,000 315,000 13.6

areas
Rural areas | 848,000 625,500 460,000 192,500 153,000 48.2
Total 2,126,000 1,635,000 1,235,000 400,000 | 116,000 100.0

Lnpual digtribution is ne followss
Beirut and suburbs 1,900 dwellings
Other urban areas 700

2,400
5,000 dwellings.

Rural areas
Total

2} Distribution of older housine

Sector o, of Dwellings Yercentage
Beirut and suburbs 12,545 25.3
Other urban orecs 10,365 20.8
Rural arecs 26,880 53.9
Potal 49,890 100.0
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Digtribution n~a progroaned for tiwe next five yeows:

Beirut «nd suburbs 200 awellings
(Other uwrbon arecs 200
Rurcl arcas 500
Totel 200 dwellings

5; Distribution of slum dwelliness
Sector Jo, of Dwellingg Parcentase
Beirut ond suburbs 5,370 il
Other urbon crecs 450 57
Rurzl orecs 2,145 26,0
Total 7,965 150.0

Distribution as programped for the next five yeors:

Beirut and suburbs 1,100
Other urban creas 100
Rurszl areas 207
Total 1,600

4) iThe demogreophic foctor ond its regionel digirivutien

Damographers have ogrectd thot the rate of populntion increcse in Belrut
will remain at cbout g5 until the end of the cowntury, which mecns thot alucsi
the entire populotion increcse, especiclly in the early eishties, will le
concentrated in Beirut, This implies that the populstion oculside Boliut and

its suburbs will remnin stable, dowever, 1f account is toion of pupulicticn

incresses in Tripoli ond sossibly clsce Sidon and Zohle, the rurxcl population

will actually decline.

In order to focilitate the esteblishment of o housing programe in
keeping with the premises adopted for Lobanon it is pessible, given thwe
gpecial position of Beirut, to postulnte o rate of population incrocse there
twice the rote nostuloted for lLe cnon o o wvhole, ond to toke o8 o boB¢

1 .. - N - .
figure =z populction of 1,100,000."/ Thus it would oprenr that the Tulloving

number of dwellings showld be constructod:

1/ snnex 4.



1978
1979
1980
1981
1982

Total
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55300
2,100
6,300
7,000
7,700

32,000 dwellings

There remaing only 1,000 dwellings to be disiributed ommuclly romongs
300 éwellings

00 dwellinsms
1,000 dwellinrs

Other urban areas

Rural oreas

Distribution of the 1978-1982 Urorramme

Beirut and Suburbs

shortose Older Housine  Slung Copulation inereage Totind
1978 1,900 200 L5100 5300 8,500
1979 " " " 5,799 8900
1980 " " " 6300 93500
1981 " " " 75000 - 10,200
e - - 1,720 10,30

48,000

Other urban areos

Shortane Older Houging — Slung Lopulation inexreose dotal
1978 100 200 100 300 1,700
1979 " " " " !
1981 " " " " "
1982 " " " " i

5,500

Bural ireas

shortare Ulder Howsing  Sluig ropulation incrsase Yotal |
1978 2,400 500 400 100 4,000
1972 " " " " "
1980 " " " " "
198;__ " " " " K
1982 _ il " " " o

E

20,000
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rort Fours _The Housinge wroblen in lLebonen

The previous secticns described the curvent situntion ~nd the niniipm
requirenents for resolving the houging shertose. While inforuntion is wmovelloble
on tho materizl conditions of households living in owcererowded dwellincs or in
dwellings thot fail to neet the nindoun henlth stondards 1t 2on, nevertheless,

be tzken for gronted that these houscholds are the poorest econonicrlly,

While it is evidont that investnent by the privote scctor in the bDuilding
industry ieg hish in voluwe and in percentope, it is aleo true thet this enteririse
involves dwellings of the "lwury" class -~ for the most port too lwmriocus to mes)o

to either the requirenents or the mecns of those nost in need of houwsin:,

One of the ccnseguences of thia situation is that the older and wwore
"ordinary" buildings are ovorcerowded while in the "luxury" buildin s nony

aportnents rencin vocant.

These two phenonena do not conplement ecach other, for the possibility of
free flow between them does not exist. Thus the residont popvlation £21lg into

three cotecories:

1) Those who arc wealthy enowsh to emter the lwmry housing norket

o8 tencnits or buyers with no finonecinl provlen.

2) Those fomilies who live in ¢ld or smoll dwellings which they reatod
nany yeors ago ¢r which were possed down o then by thelr porents
and whick: they retain becawse of the low rent even when, in nogt

coses, the dwellings aore unconfortoble end lack the necessory onenities,

3) TFinolly, the larcest category is couposcd of new fonilies, nicmonts
to the cities, enployecs, woie-eoxmers, rnd low-incone lobourers.
§ - ? M ¥

Thig ig the cotescry that haos to endure ihe brumt of tho housings erioiu,

Thus 1t iz not anough to calewlate or estincte housing requirenents cnd
deterniine their peorrephic disteibution if the ~in ie to describe ond deliniid

thz problem in all its roamifications.

The housing requirements whose dimensions hove boen deseribed n~xe of the
kind known as "substontive needs™, These axe the rroduct of the Juxisposition of
the nuiber of dwellings available mmd the nwiber needed for housing the eniire

population of the country in accordonce with priuciples and weomas fencroily

1
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relevont to the tosk; but they do not take into account the economic eircumstonces
of those in need of the dwellinge in queetion., It is necaessaxy, however, bo take
into account o new and central notion which should represent the fundonental
objective of any housing policy: i.e. the concept of "effective demond"., This
concept approaches housing needs in terns of the gpecifications ond costes that
accord with the financizl possibilities of the populction and their housiag

requirenents.

It is not possible, however, to form a clear idea of this "effcctive
denand" uwnless information is secured on o number of gquestions, the most importent
beings

1) The family income of the groups that need housing,

2) The proporticn of income that they ore willing to devote %o the rent
of o suitable cdwelling, without straining their financial resources.

%) The proportion of their income they are willing to devote to the
purchose of o guitable dwelling,

4) The size of the savings in the possession of these groups snd
the proportion they are willing to devote to honaing: also the
extent of their willingness to save in order o purchasze o hone
of their own,

Fonily Income and the Cost of Housing:

There is nct much information available on inecous levels in Lebonon excent
. S : s sl . . .
for & table ccmpiled by the ilational Social Security Eun&‘/ on the distribution

of wage=earners by income cotegories (April 1974).

Although information on the category of the population covered by Sceial
Security does not give o cleor idea of the incoimes of all Lebonese, it does,
however, constitute o franework repregsentotive of a high proportion of the

Lebanese labour forca.

1/ Ammex 5.
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Surveys in 1970 rovealed thot toinl nonmpowar in Tebanon smounted 4o
540,000 people. sround 19 percent werk in the agricultursl sector ocnd thoir

income is prosuwmed to be below thot of thoss registered with Soeinl Security.
13 percent work in governuent service, the army and the police and the avercge

income of this growp is o little over LL 560.pgp month; 1/

Lig fer those reogistered with Social Security and who represented cbout
27 percent of the uonpower in 1971, their nmunber reached cbout 210,000 in
1975.—/ If we tale into zceount the 11 percent cost of living increment vhich
they obtoined in 1975, the ddstribution of wage-corners accoxding to inccme is

ag foll~az

Under LL 333 per month 27,82 vercent
Pron LL 333 fto LL 555 43,50

LL 555 to LL 832.50 14.62

LL 832,50 to LL 1,110 5.50

LL 1,110 to LL 1,387.50 3.02

IL 1,387.50 to LL 1,665 1.73
Over LL 1,665 per nonth 3.81

100,00 percent

This shows that crcund 28 percent cf this catepory do noct enxm ore
then L 4,000 per yeor, 86 percent do not earn over LL 10,000 znd theirx
avercge menthly income (ofter the 1975 adjustuent) is very clouse to thot of the

averose civil servent i.c. crowmnd LL 564,

It ronsins at thie point vo compore these incoues with the cost of the
mediw-priced housing that eon be constructad. The following ore exaiples of
the dwellinms thot ought to Do provided:

~ Three nain roois plug aoourienoncss - arca 70 = 60 5_12

2"
2

- PFour nnin roons plug anpuriensnces -~ oren 85 - 100w

<« 1ive nain rooms plus appurtenances -~ nres 100 - 120 n

If the nwvercge cost of coastructing cne squors peter, ineluding the coat

l./ ad-lnwnr (newopaper), 14 Lpril 1977, p.d.
2/ lmnex 6,
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of the land, were estimnted at arcund LL 500 per square neter 1/ the cost
of these dwellings would ronge from LL 35,000 ®© LL 60,000 each.

If the pricc of the smollest wnit (LL 35,000) were divided into 15 smnual
paynents at an interest rate of 6 percent, cach yearly instalment would come
to around LL 3600, This calls for on ommual income of LL 12,000 for the buyer,
on the basis thot the amounts he reserves for hone-buying should net exceed
30 percent of the femily's annucl income,

The dwelling that costs LL 60,000 requires, under the sone conditions,

around LL 6,200 o yeor, ond an annual incone of around LL 20,000,

ireq . wwelling Cost of Dwelling «anual Instolnent Snmusl Incone Hoeeded
in m2 in LL . in LL in LL
70 35,000 3,600 12,000
80 40,000 4,120 13,700
85 42,500 44400 14,700
100 50,000 5,150 17,200
120 60,000 6,180 20,600

If these dwellings ore put up for rent, with the rent et 7 percent of
the cost price (6 percent + 1 percent for naintonance), end if rent payments are

not to exceed 20 percent of annual fomily incone, the following will result:

Cost of Dwelling dnnucl Rent lnnual Income Lequired
LL | 1L e
35,000 2,450 12,250
40,000 2,800 14,000
42,500 2,975 14,875
50,000 3500 17,500
60,000 4,200 21,000

1/ 'This is on rpproximate fipure besed on prevailing cstinctes of the
(unstable) costs of construction noteriol today. It is, of course,
possible for the Lebanese sdninistration to influence these costs just as
it oeted to bring down the price of cement by aobout LL 30 per ton.
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Note thot the income levels required ore the sone for both rental and
purchiose purposes ond that they cre quite high, beyond the means of all bLut

10 percent ot the most of the cotegory of workers registered with Socizl Security.

It is possible to raise the question of the mmltiplicity of incones within
r. single household. llost estimates tend t¢ the position thoat this phencumenon
is not very widespread in Lebonon todsy but this has not yet becon deterwined.
Furtherncre, houwscholds with more thon one bread-winner are mostly large femilies
with o noed for large dwellings. It is iuportont, then, thot o survey be node of
the multiplicity of bread-winners in o single household and thot its influence

on the froily situation be anolyzed.

These considerations hove shown why the Lebanese of linited income has not
been able to procure the hcue thot is suitable to his situction - even if the
cost prices stipulated above are cccepted as moxincl. (The selling prices of
dwellings on the ordinary morket befors the events were not, in fact, any lower).

The following question, then, rencins to be mnswereds iHow can suitable
dwellings be secured in the quontities detemuined above ond in keeping with
the necns of the fenmily thot fcesires to hove a heone of its owm?

Yort Fives Towords o lousing Yolicy for Lebonon

The hone occupics o specicl place in the balonce of fanily life.  The housing
question does not constitute on iscluted sector in the econonic structure and it is
not possibls to treat this preoblicm fron n restricted perspective since it is a
problew with wide ond diversified rauificotions, whose resolution is directly
related to gocial, fincnecial, econonie, odainistretive, real estocte ond technical
questions, Consequently, it -ffscts the process of public investnent in the country.
Its resoluticn eclls for the participotion of the public ond private sectors and

alse of private indviduols.

.. housing policy in lLebanon should be founded upon the scientific snalysis of
all nvailazble data and should involve the recomiendation of offective neasures for
the restoration of o certsin equilivriun betwsen supply and demand in the housing

ucrket. The objective is to replace unco-uvrdinated privaote initintives, which led
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to shortages and incoupoatibilities in the past, with on organized framework of
effective neasures for the developuent of o building sector that receponds to the
gocial and econonic requirenents of Lebanon =nd the Lebanesec.

Cloge co=operation between the free enterprise econory and the guiding.
mechanisns of the public authurity ie necessary for the successful inplementation
of housing plonssy and it chould be recognized thot ecch of the two groupes holds
o part of the means necesgoary for resolving the housing problen in part or in full.
If it is true thot the dynanisn of the private sector is necessary cnd is not
readily replocoable, it is olso true that the role of the public sector is fundepental
to the design and execution of a policy that responds to the true and effective

needs of the ciftizen,

Thus the Commission sees the need to recoinend directives and messures grounded
in the view that the two groups sre corplenentary -~ wheore sach retains its
particular role, refrains from encroaching upon the role of the other and assists
the other in playing its role and in resolving the probleus that confront it.

The public mector need not enter the orencs whoere the private sector is performing
its task satisfactcrily and the private sector should accept the co-cperation and
even the guidonce of the public sector when general economic and social dictates

go requirec.

it should be noted here thot, given the close ccmnection between the financing
of houzsing projects cnd econonic development; all the recomendations end mechaonisms
for this finoneing should reflect the requirencnts of a soelo-ccononic policy

appropriate to Lebonese circuastances.

4 hous;ng poliey ought to be basca on qccurﬂte statlstlcs since the
treatnent of its econoilie 1mpllcat10nu will bk specdy ond gositive when founded
upon realistic figures.

There are in lLebanon todey houvsing needs thot are not ned and dwellings
thot are not needed. the provision of long=~terim goals, for exaiple, fhough it may
itself be fundomentally beneficizl to this sector, need not therefore be the only
solution. The sgclution, rather, shovld be Q}gﬁg@d_very carefully so as to avold

inflationary conseguences on the Lehonese econouy,
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The question thot confrouts the respersible cuthoritics in Lebonon

tn be swminrized in the foilowing tuo poinie:

1) There is o lorse sop between the funds whoge invesiment in low=
cost housing is needed to nect the growing needs of limited incore
groups cnd the tiecgre cnounts thot cre belng currentiy invested In
projects of « sociol nature ond in "ordinory! houwsing. It wos geen
in the vrevicus sections thot the proportion of "luxury" housing is

constontly increasing., dow is it possible o bridpe this ogop?

2} There is aloo o grp bebween the price of dwellings and the finoncisl
regources of Individunls of linmited income ocnd thelr cullity to Lol
How ig it »ossible to iLaprove the position of the buyoer -nd whnt e
the foeilities thot must be provided so thos he con purchnss his
own home?

In rnswer %o these guestione, mnd on the brsis of Lebrmese circuasinnooes
that pemit the nobilizotion of finoneial efforts within the frooework of o plon
for directing the course of public mnd private investuent; the necessioy Leisures
con be surmed v ag follows:

Ones 4dgption of o co—crdinoted vprosramne to nect houging nesds

The adninistrotive department responsible for houvsing offrdrs should undcer-
toke the stulies ond surveys needed for the compilation of delniled pitatencnto
on housing needs (alre~dy estinoted in o genercl ncmner). It should foraudote
o realistic plon in which the potentinl for sotisfying thess needs con he
sggegsed, toking into consideration that housing projects con Be gonoradly
classified invo the following cotegories:

1} Recidentinol Lwildings thot the orivote sectow will congtruct in

eny cose without encouragenent or assistonee fren the public soctur.
2) Residartizl buildings that the privote seetor is willing o cuhotruct
cn condition thot it receives subsidies,lcans, or perheps, suercnbees

from the public gector.
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3) "Populnr" housing reserved for the needy ssguents of the population
and which camnot be bulld without the direct peorticipation of the

public gector.

Twos ALdoption of an scononic plan

Using the dato derived from this anclysis, an econonic and finonelal
plen should be formulated to determine
1) The finances needed for funding each of the housing categories
cutlined shove,
2) The financial resources aveiloble, which should be cppropriated
or ossimed, or toke the formotion of which showld bLe encowrosed in

order o secure the nmounis required.

3} The proportion of these investnents thot should be provided by the

public sector, the private sector and individucls,

Three: Proctical neasures:

L1

Ylong end figures os such do not constitute o housing policy clthoush they
do form the bosis for the cdoption of proctical necsures such cs legislation thob
neads to be enacted ond ingtitutions that need to be estcbliched, or developed

if already in existence relating tos

1) The structural framewark: Rogional physical plarming and its effect
on migrotion to the cities: land policy and tax lowsy rent lowsy the
building indusiry.

2) The finoneial framework: o bank for financing housing projects;
hone-purchase sovings fvnds.

%) The orientation ond nobilization of the vRiveote individunl: snoouwasing
the individual, especially in rural orvecs, to unve cnd borrow in ordex
{0 inprove his housing situntion: encourcging the founding of co-operative
hone-~building assoccinsions; orgenizing ond encouraging "self-help™ hone
building,

4) The aduinistrative fimnework: reorzanizing the adninistrative cnd
technical structure of the unit responsible for housing affaira oo thod

it con shoulder the respongibilities zcssigned o it.
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I. Resional Physical Plannings gnd its Sffeet on Mirration to the Cities

The urbon population tends 1o inecrecse foster thon the population aos
a whole. ‘Yhe growth of the cities is not only reloted to increases in the
pepulations it is also related, and in o significont monmer, to the growing
demond of the individual for urbaon living., The inprovement of living standords
ané socio-geonomic,; culbural and technologicel progress as well os improvements
in the stondard of education, services and recreation - 211 these factors

intensify the population drift towards the citics.

Studies wndertcken by speeislized sgenciss of the United Hotions have
shown .ot o doubling of the population in o given city requires o tripling

of the city's land crea.

The city of Leirut typifies demogrophic ond cecnomic inboleonec in
Lebonon.  The city ond itg suburbs pack into less thon one percent of the aren
of Lebmonon nere than 40 percont of the pupuletion of the country, which gives
Beirut o high prinoccy ratio Y sincce 70 percaent or nore of £ll cecnonic, finmneicl
and industricl cetivity is concentroteé therein. This situction places o lund
upen the city"s infrostructure that it cannot support or which it was not intcended
to hondlc (such as the troffic snd cormunications problens, the drinking woter
problen, the sewnge networl:s and sonetines even the electricity +..). This
situntiun results in the weste and lcss of time and the consequent dissipetion of
productive copacitics, not to nention the pressure ~nd the strain to which the
individuel living in this ecity is subjectzd. OUne exanple of this phenouenon,
and not the worst, is the faet thot obout 20 porcent of the fomilies in Boirut live

in a dwelling composcd of only one noin roon,

1/ ".,.. Thé cleorest index of this priuncy, cimply stoted, is the ratio of the
populotion of the lorszest city in the country over the conbined population of
the next thvee cities in size .... This index is below one (1.C) in the
western world, In Lebonon, however, the index of primoey of the city of
Bairut is over 2.5, naking it cne of the highest in the world, excepting o
number of countries with unusual circumstonces such os Kuwoit, It should be
ncted slso that Deirut's index of princey is continuously increasing.

Betwecen the years 1960 and 1970 it rose from 1.8 to 2.3..." - from the lecturcs
"Population and Developuent" by Dy, Riad Tabbarch, Chief, Population Division,
BOWA (Wationnl Conference on Populstion Policies, Beirut, Mey 1977).
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Regicnal physical planning of all the'regions‘bf Lebancn has become,
then, an urgent need, not only in order to preserve a barc acccoptable minimum
of envirommental standards, but above all bocaouse it is not possible to maintain
economic growth in Lebanon without securing an organized distribvution of cconcmic
activity among all its regions. It must be recognized, however, that the under~
development of the regiong burdens the sdministrator and the tax payer just as much
as the pressures of over~development. The delivery of a letter in the rogions
of 4skkar and Hermel, for example, is perhaps one hundred times greater than the

cost of delivering a letter in Beirut.

Thus, the first objective of regional physical planning should be to
restrict the flow of cnergetic and productive clements towards Beirut by creating
growth poles in the regions whose notural resources have been neglected and

wasted and whose humon resources hove thus been forced to migrate towards the city.

It should be noted here that it is not intended that the growth of LDeirut
and its suburbs be halted or that one region be physicclly plammed, equipped ond
envigorated at the expense of onother.

On the contrary the recommendotion for rogional: physical plomning aine:

1) To rectify the current imbalance by creating econonic activities
and work opportunities wherever they are lacking, without unduly

dininishing such facturs where they hoppen to exist,

2) To plan for the rationsl use of the land ond the methodical

developnent of each region.
3} Do encoursge and develop all economic secturs (agriculture,
industry, tourism) in =21l the backwsrd regions, ~nd to link

them together by o suitable network of roads and transport facilities.;/

1/ Reference should be made tu the "industrial complex" project being prepared
by the lebonese Government in order to attract industry to the rural arecas.
The imporitance of co-ordination between the departménts responsible for
industry and housing should be emphasized since just as the industrialist
thinks of constructing the buildings necessary for housing his mechinery
and yroduction plant, he ought also to be called upon and encouraged to
think of the buildings needed to house the manpower that operates this
machinery.
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4) o work towards the distribution of human resources according to
the requircoents of noturcl resources ond locol economic activities;
and, conversely, to distribute economic production and processing
activities aeccording to the monpower avoilable locally, in order

to encourage talents to remcin where they ore.

5) To undertoke effective mensures in the regions for which no

orgonlzntioncl plans have as yet been formmlated.

Regionnl physical plamning is on operation requiring integrated long-
toerm: studies and programmes and o succession of plans with the reclizcotion that
results noy not nnterialize before the passage of several yeors., Thus it is
recommended that housing projects be started in the rural creas for the
congstruction of new housing and the improvement, modification, or extension of
existing housing through the adoption of co-operctive prineciples and self-help
approaches. In regioha where the establishnent of & co-operative structure is
problenatic, private loans can be offered to the proprietors of homes lacking
adequate space or the necessery basic cmenities (kitchen, bathroom, toilet...)

with 2 view to the improvement of the housing conditions cf the rural population.

in choosing co=operative principles and the self-help approach it is
possible to benefit fron internctional expertise in the construction of suitable
low-cost housing. It is olso possible to adopt modern wethods of modular housing
constructicn whereby in the first stoge, for example, two moin rooms with oll
the service arens are constructed, and later, ceccording to the growth of tae fanily
and its income, one or nore exira rooms can be ndded without deperting from the

blueprint of the integral residenticl unit,

11, Land volicy

The speed of nmeodernization more often than not overtskes organizational
preparedness ond creates zoning problems, This leads to what is called
"gpontaneous urbanizaticn: construction bacones chaotic and low-income groups

build shacks ond squot on the land.
In the cbsence of a clear policy in this regord, londcwners, given

the growing demand for their property, sell or retcin, develop or leave their

properties vacant, according to speculative considerctions and their immediste
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personal interest, thwarting the possibility of the balanced development
vital for their country. ' ' '

A review of the extent of the increage in the cost ofxland in Beirut
over the past twenty years reveala the following:

In the mid-fifties properties vwhose price exceeded LL 100 per square meter
were only to be found in the commercial centre (Martyrs! Square, Bab Idries,
beginning of Bechors El-Khoury Street, where prices reached LL 2,000/:12 ) and
Henra Street (prices up to LL 500/h2). In the residenticl querters (Badaxo,
Mozrats, Shouran, Remlet=El-Bzaida) prices ranged from LL 70 to 9O/m2.

In the mid sixties, prices doubled in the commercial centre, tripled in
the Homra quarter and quintupled in the residential quarters.

Prices continued to rise sharply in the seventies so that just before
the events there was no property to be found under LL 1,000/h2. Sales were
recorded in Herwe Street at LL 10,000 to 18,000/,

In the suburbs and in several districts there were many cases where the
price per aquare neter underwent a fifty fold increase in the space of ten years

or leas,

Within the same period, construction coste rose fronm an average of LL 100
to Li 200/m2. "Taxxury" construction which used to vary between LL 200 and 400
rose to between LL 400 cnd LL BOO/nz. Y

It is interesting‘to consult the aexinun prices established by executive
decrees corollary to the Housing Law in June 1966 and Decenber 1974.2/‘

1/ It is difficult to set a norm or an upper limit on the cost of "luxury™
construction.

2/ Decree Wo. 4780 of 1536 fixed the upper limit for the price per square nmeter
of housing ot LL 105 for the indigent, LL 120 for the low-income bracket,
and LL 150 for the linited-incone bracket. Decree Ho. 9748 of 1974 increased
these prices to LL 250, LL 300 ond Li 350 reapectively.
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One of the conseguences of this continuous cad sheor: increcse in lond
orices ond the inflotionory pressure within the uroperty noarked woa thot buwdldings
cane to enjoy two sources of Incoue: Hents sand the profits frou properay

£

develornent in the neighbourhood,

Proprietors of buildings begon to dogend nore ond omore on the continuntion
of this inflaticnory pressure which gunrsnteed then o high rate of retum on
wroperty inprovenents. They begon to set their renis at wotes thot sntizdipoted
such improvenents, end thoat would not tie down the incone of their buildings .
current values, even if this nmeant thot some aportnents would renrcin tnocceupied

for several yecrs.

-

result of the exponsion wnd develojuent

ja

It is necessoxy, therefore, as
of ecity plonning cetivities, that boses be estcblished for o lond poliey to serve
28 o principal tool for crgonizing the ineviitnble exgension of whan nrens in
tine tnd space; and for curbing the inerecsing rise in proyerity yrices cnd the

speculation that accouponien id.

City »lamiing and lond nolicy must be closely inter-counected in free-
enterprise countries such oz Iebonon., The obsence of o2ll control and the fuilure
to get linits on the increcoe of land prices will lead inevitobly tc the
deterioration of the civic structure since the rising cust of lend daucnds ids
intengive explcitotion and regulis in an wnreasoncble population density.ij
Furthernore, if urbanizotion plans cre not acccupanied by lorge scnle lond
appropriations sasencnt end lond use regulntions they con result in the

encouragenent and intensificaticn of speculotion.

Lend policy for Lebanon should be boased on o co-~ordincted effort cnd
orgonizcd action so that the right property ot the righ*+ tize and under the right
conditions con be secured for the commmnity ond used to faoeilitate the Liplencontation

of projects that neet collective needs.

Thig policy con, ooreuver, be o teool to complenent the efficocity of the naster
plans that are odopted by the General Directorate of Urbrn Planming for o nuwiber
of cities to zone districts, set limits on their exploitotion ond rovide for

ensentents therein. It could prohibit or linit the uses to which corioin

;/ Fopulation dengivy in Bourj-ilcmmwoud, for examiyle, hos renched 55,392
sersons per sguare kilonmetre.
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properties can Le placed, but it nced not prescribve thct 2ll nropgerty be
developed, Thus property owners con hold on to their lots until they cen

achieve gpeculative profits.

Speculative property transactions maintoin the inflaticnory spiral
and pernit the realization of inflationary profits beyond the contxol of

present tax lows,

It is Imown, cn the econonic plan, that the differentiotion between
individual and socinl needs takes place through toxation., The imposition, then,

of the following fees and texes is recomnended:

1) 4 toax or fee on unbuilt property, bosed on the prenise that
guch property is unproductive copitael and that it stands to
benefit more thon nost commodities both from inerescses in demand

and fron the infrestructural irmprovenent projects of the State,

2) A tax on property improvement based on the prenise that this is
a benefit derived from public effort. Hquity requires the

appropriation of o port of such exceptioncl copital grins.

Lox _on Real sstate

This ccn also be called a fee on unbuilt preoperdy. The imposition of
a property tax in Lebanon would reverse cuvrrent practice, where unbuilt property
is exemnpted fron taxation. This tax shoald be baged on the value of the projerty
ag established by the proprietor. Naturally, agricultural londs should be exensted
from this fee ca the construction of buildings thereovn should be prohibited
except in special circumstonces. |

To odninista this tax o Bpedialized avtonecuous azency shouid be estoblished
with regional branches which can be called, for exomple, the "Land Uffice™. The

functions of each branch should bes

1) To conduct a survey of oll properties intended for building

constructicn in the region for which it is responsible.

2) To construct o general map of unbuilt property, indicating zoning
clagsifications established by ecity plonners.
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3} To record ~nd publish 2ll lond scles,

4) %o establish defoiled scheduics of the prices of cll vroperties.

5) To purchase lond for housing projecte ot fixed prices.

§) o pursue o land policy thot will help conserve large tracts of
lond Ly purchesing properties before developuent plons cause
their prices to inerecse.

7) To furnish land arens with public utilities and develop then for

building projects.

L box guch o8 this would be not only a source of funds for projects of
a gocisl noture but olso a principal faetor in establishing o neasure of Lalonce
end e uality snong landowners rnd it wonld certainly put o lizit on the rising

price of land,

The proprictor would estallish the volue of his property and this price
would then beconsthe bosis for caleunlating the anount of the tox, the znount
goined throush improvement ot the tine of snle, and the anount of coupensation due
on expropriction. The conflict of interest Luilt intc this arrengenent (Letweon
the proprietor and the adninistration) would hely to esicblish on equitoble price
of 1zpd, It is not in the interest of the owner that his property Le over-valusd,
beccuge of the tnx, or under-valued, Lecause it limita the coounv of exproprictory
compensation; and vice-versn for the cdninistrater. This srrangenent would clso

hely to avoid juliecicl ajpenls agrinst the docisions of expropriction commigsions.

Tnx on Property Investicnts

Ifomy countries have attansted to iupose such o tox since the Legiming
s
N ES
of the century™, but no attenpt hos yet svcceeded.

On the controry this has coften hod cn adverse effect, langd prices
increased to oqual ond even surpass the covunt of the tox and difficulties orose
in assessing ond collecting it. - wuevew, i thy peepucity £oo e adopdod, | T
it will feeilitate the ipogition of o property improvenent tox ot the tine
of sale, for the proprietor would set the volue of his property, ond this yrice,

in turn, would define the value of improvenents ande,

;/ In Lebanon Decrec No. 188 of 6/6/1977 was recently promilgoted Lringing
inte effect o draft law impeosing an improvenent tax on the increcse in the
value of proyerty resulting directly fron the inplementation of public
works. Legislative Decree No, 125 was iseued to nodify some of the
srovisions of thiz law.
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The Ayeas Needed for the 1978-1982 Progrqmme

The prograe proposed for the period 1973-1982 cclls for the
construction of 74,500 dwellings to be dstributed as follows:

Beirut and suburbse 48,000 dwellingse
The € ther urban arens 6,500 dwellings
Rural areas 20,000 dwellings

If the following premises are adopted for ealculating the arecs
required for realizing this programe;

1
Beirut and suburbs between 80 and 90 dwellings per hectare Y
Other urban areas between 70 and 80 " n

Rural areocs betweon 50 and 60 " "

then the above nentioned number of dwellings would require the following total

areag:
Beirut and suburls 500 = 600 hectarcs
Other urban oreas 80 = 90 "
Rural areas 300 = 400 "

The responeibility for implementing this programe should not fzll
upon the State alone. Later it will be shown how this responsibility ought to
be distributed ancng the public and yrivate sectors and private individuals.
The proportion of housing that must be conatmcted'on the initiative of/or with
encouragenent fronm the State can, however, be estinated at 40 percent of the

progromne,

Thus it was suggested that o "Lend Office" Le established with functions
28 summarized in the seven peints outlined above. 48 a - stort this Office should
be alloted o treasury oadvance, on advonee frox the gpocinl houging fund or any
other form of loan that the Govermment might deen appropricte, until the Office’s
budge'ﬁ can begin %o i'ely upon receipts from the property fee and the inprovenent 7
tex, Its programme for 1978-1982 should bLe aimed at acquiring or purchosing at lesst:

300 hectares in Beirut and suburbs . )

50 hectares in other urban areas and their outelkirts

200 hectares in rurzl areas.

Of course, if it were possible, it would be better for the Land Office
to acquire larger creas of land for future projects before ilond values go up.

1/ These fisures azre 10 to 20 percent higher "than what is adopted in other
countries yet the high price of land on the one hand, and the suall area of
the country on the other, lead to a2 higher larnd investment rate.
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IIT. Rent Laws

It is recognized that emergency rent lows cre no
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task of resolving housing probleis iIn sny cowntry, Lul crs at Lest tomorary
preventive neasures whose oim is to frecue o given gituation for o guesified
period of time ond to protect the interesic of one of the Hartics (gencrclly
the tenont) thus cverting the socinl problens that weuld arise if landlond-

toenont relotionship remained uncontrolled.

Thus the succegsive energency rent lows in ieloncn (thare hove boen
25 of them) have not resolved the housing protlon (csnecinlly with rearrd to now
frmilien). Cn the contrary they have frozen the situsticn te the olivontoge of
somle sections ond to the disadventoge of others. They hove also oriented Luilding

4
i

investaent towards the "luxury" category (as defined in thescs lows),

This pituation clearly revesls the need to fomuls te & housing nolicy
for the country with a view t¢ restoring o nmeasure of balonca and ropcriion
between inccme and housing costs (for rent or purchase) thet uoy sreduclly
alleviate some of the injustice and deprivation infliced on nrny citizens
(whether lsndlord or tenmnt), that noy Uring relsase fron legnl ipositions thet
contradict by their nature the basic principles of property ownexship and
thot noy notivate the owners of copital to construct housing ihat neets the
notural reguirenents and necds of the verious sceizl sectors ot nnie up the

Lebonese people.

Depending on the actual achieveiients of the acusing policy it mishs
become nossible to digpense pregressively cnd roaturclly with peny of the countrols
that were imposed by the rent lows without creaving o disturbonee in the

houging narket.

In their definition of landloxd-tenont relationsudp thoe emergency rent
laws declt with differeat cotogories of rental property {old cnd new buildings
ordinary and "luxury" buildings ..) cnd of tenants (holders of old wad now

lecses, in "ordinery® and Mluwury" buildings cte.. ).
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The experiences that accompanied these svccessive rent lows and the
complaints and objections of so mony of the proprietors and tenants concexnad
showed that these laws have not succeedgd in meeting the problem cdegquately.
This is because neasures adopted on the_baSis of the distinction between
Yordinary" and "luxury" rents, and between pre-1943 and post-l943 lecses
are too general and obscure the more specific divisions within these categories.
These general categories, indeed, do not differentiate realistically between
the veriety of situations involved.l/

Earlier rent laws adopted a temporal basis for classifying leases
(pre- and post~1943) without considering the nature of the building, its age,
or the purpose for which it was being used. The criteric for the definition of
"luxury" buildings, moreover, no longer reflect reality or the new requirements
of the times in which we live.

Following are a number of comments and recommendations on this subject:

1) The housing orisis has become an intricate problem for Lebanon and
for meny other countries ond its resolution is ornly possible on

the basis of long-term multi-phased measures and progromes.

2) 'The restrictions imposed by rent lows oh "ordinary" buildings and
on contracts have not helped to resolve the generol problenm; their
removal will not restore the balanze between supply and demond in
the housing market and will not esteblish rents at levels
commensurate with inconme leveis unless the Governnent implements an
extensive low-cost housing progromc for leage ond sale in
the housing narket.

3) In addition to such a programme incentives should be given for the
construction of medium-gized low-cost housing:

~ DIxemptions from some taxes and municipal fees for housing whose
area, rental or purchnse price do not exceed defined limits;
= provision of mediua and long-term lbans for the construction
of this type of housing; and
- imposition of a progressive tax on rents - steeper for the
high-rent bracket than that which is now in force.
1/ Cf. imnnex 7.




4)

5)

6)

7)
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fn index of construction costs should be established and the
developanent of rent prices should be tied to it and to the zge
of the building, Thus rents will increase when the index rises
and they will decreanse by o certain proportion when the building

reaches o certoin zge.

The information contoined in the proposed "housing file"™ should
be consulted closely, especially the evolution of rent prices and
the meagures taken should reflect the trends thus observed before

any restristions set by rent laws are revoked.

The principle should be adopted that the tenont who himself cwns
2 residence in the city where he lives shall not benefit from
ony special meogure estoblished by a rent low (extension of

contracts, reduction of rents).

On the acdministrative plan the responsibility for establishing both
a housing poliecy and rent lows should be borne by a single
department as it is necesscry that the close commection between

these two fislds Le recognized and that action be tcoken accordingly.
In conclusion some further remcrks are offered:

One of the objectives cf o housing policy is to offer =ssistance,
foeilities ond exeuptions for the success of housing progromnea that
will elinincte the present shortoge ond suit the needs and finaneial
regources of the verious cntegories of Lebanese soeciety. If such
noogures cre successful in achieving o certoin price stability in the
housing market it would then be pogsible to gradually remove

restrictions on rent contracts.

However, the removal of rent restrictions should not be relied

upon to remedy this shortege by resording such a nmeasure as an
adequate incentive for the construction of low-cost housing. Lebanon
hag clready hod sone experience in this respect since the Rent

Law promulgnted in 1967 rewmoved rent reétrictions on "ordinary"
buildings constructed gubsequent to its promulgation. It was found
that this measure hed no effect on the number of dwellings constructed
nor on rents which continued to rise. |
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2) The adoption of the "assessment" principle in several countries
has not led to positive results especially for the tenant, While
the depreciation of buildings should hove resulted in a reduction
of rents, these catually increased as a result of the rising cost
of land.

3) The criteria for the definition of "luxury" buildings in previous
rent laws no longer accord with present-dey requirements. They have
become necessities of noderm living, If the intention iz to
neintoin this classification for the future the defining characteristics
ought to be reviewed and related to the type of construction material
used in the building (woodwork, plumbing, tiling etc.) abd to the
area of the residential unit,

IV, The Building Industry

The building industry in Lebanon is characterized by its great activity
both in terme of actual building and the monufacture of construction materials
and requisites. 9he output from the vorious cenent factories more than covers
the demand of the loczl market. There are algo factories for the production

of asbestos, porecelain wore, concrete blocks, mosaic tiles, steel, sluminium ete.

The absence of co-ordination (as all projects have criginated from
private initiative) and the lack of normetive or unified standards in plaaning
hove not been conducive to the nodernization or industrialization of building
construction, and attempts to introduce pre-fabricated construction techniques

have so far failed.

The question confronting the authorities from the begiming of the
events and even before ig this: Hos the introduction of pre-fabricated building
nethods now become a neceasity in view of the urgent need to implement projects
that traditional building nethods connot complete with the required speed?

In answering this question the following should be considered:

- Industrislization of construction guarantees an inpelementation
speed not attainable by traditional methods.
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~ Industriclizotion requires lorge investnents for establishing
production plants,

~ It would be useless to noke such investments if ¢ stable narket
outlet is not yet assured for these products zs large voluues
aromnecessary to make pre-fobricated products coupetifive with the
cogte of troditional building.

~ The situation calls for plemmed building projects that involve
industrial methods at their inception and inoclude programmes for
the construction of a large number of houses spread over a nuzmber

of years.

«ue sucecessful industrinlization of construction depends, then, on tie
housing programmes adopted by the State and on the long-ternm noture ¢f such

progreamies in order to reduce costs.

The industrialization of construction in Lebonon, morcover, hos special
ramifications since it is known that construction crews have consisted almost
entirely of non-Lebanese labour. Thus, building activity and the vigour znd
effectiveness of laboux at construction sites came to depend upon the availability
cf foreign meonpower which in turn wos o function of the general situation in
the regions bordering Lebanon and of the events that took place inside the country.
The cost of labour, therefore, was, and still is, subject to wide and uvnforeseeable
fluctuations., Then ogain, it must be considered that the countries from which
this manpower originates are no doubt developing end progressing nnd thoat one

dey lebourers will no longer need to go to Lebonon to find work.

£11 this czlls for orienting the industrialization of construction towards

two objectives:

~ To free the building sector fron subjection to such fluctuations
ond crigess ond

-~ to secure better workins conditions {(by industrinlizing construction)

to the benefit of Lebanese nanpower.

The recommendation here is tc encourage the estoblishment of pre-fobricotion
plauts whenever housing projecte are adopted which ore copoble of sbsorbing the
output of thoge plants for a number of years. Such plants should be of the
nedivm or snall sized category,; producing Letween one cnd three housming units

per day, ceccording to the size of the projects to be undertoken by the Stata.
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At the acme time the !Ministry of Housing should establish normative
gtanderds for certain meterinls (doors, windows, ete.) to be zdopted in all its
projects. This will encourage industries producing these construction
naterials to improve their gtenderds ond to convert their operations froo
handicraft $o industrial production.

V. The Financing of Housing Projects

The first and greatest obatacle that is met by those concerned with the
implenentation of housing prejects is the provision of the necessary finances
ol when finoncing is secured the problem becoumes that of the enormity of the

sums required.

The need for co-operation among the public sector, the private sector and
the private individual heos been repectedly stressed as a prerequisite for the
gsuccess of housing projects ond for the reversal of the cnomclous situation

whereby each of these sectors had its own priorities, motivotions and raison dtétre.

In a country like Lebonon which has adopted the free enterprise econoryy,
it is normal for the State to focus upon infrestructure and public buildings.
If it intervenes in the housing sector it is because a social necessity so
requires: primarily because a citizen of medium income is incapable of acquiring

o dwelling available on the free narket.

This is not to szy that it is the responsibility of the State to satisfy
all hougsing needs or that its participation in finencing houzing pro jects
ought to increase ¢d infinitum. On the contrary the role of the State should

be limited to needs that cannot be net without ite participation.

Thus the resources needed for housing projects should be determined, then
the size of the funds that the Siate is required to secure and the methed
of attracting private capitel to these projects in arder to cover all the financial re~ -
guiremants, The stote; therefore, should encourage savings and should undertoke '
"resource transfers" since the type of savings aveilable in large anounts are
not sufficient for investment in building construction, which iz, by its very
nature a long-tern operation wherens most savings accounts are of the "on dencng"

or short-tern categories.
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The solution, then, is for the State to zpproach the people, thiough
the Housing Bonk perhesps, with negotiable public bond isgsves beoring o low
noninal value end thus within the fincneial memns of =211,

Unfortunately the individual continues to be exposed to alluring
publicity and delusive facilities aimed ot convincing hio to spend o
large proportion of his income on the "conspicious consumption® of durcvls
goodeg, the most durable cgpect of which is the inplantation of the fecling
of dependence upon them., This wave of consumption hma overtolen wany
categories of people who used to sove a proportion of their income {(in
the cities moreso than in the countryside, in order to "keep up with the
neighbourg®, and who now ezploy these savings 4o weet instolimenis on thedir

purchases.,

It i3 recogniznd that the basic conéition for the achievement wnd
nointenance of o high rate of econconic srowth is the formation of
adequate savings that can provide the necesscry investusnts without

creating inflationary pressures.

Meosures should, then, be token to encourage the conguner to review
hig priorities and to redistribute his expenditure so zs to tronsfer the
less rewarding parts towsrds szvings destined to improve his housing
situntion. Dxperience in norgy countiies haw.revealed thot wuiinyg fuw
liome purchase has o particular atircction for savers. It hag olso
revecled thnt those who save to inprove their housing situation would use
these savings for less importont cnd less ~ssential expenditures in the

absence of adequote Incentives to save for housing.

These neasure include the establishnent of o svsten of home savings
funds Lun by the Housing Bank. L1 o loter stoge, cny bonk opexsting
in Lebanon and wishing to do sc could contract with the Govermaoent to engose

in such zcetivity.

1/ innex contains general idecs that couwld serve =g a framoewor: for this sysie,
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The next difficulty confroniing those responsible for imoleuenting

housing programmes is that of the solvency of prospective hone-buycers.

It has been dcnonatrated that if the price.df a dwelling were divided
into 15 yearly instoluoents at & ver cent interest, it would not be pomsible
for a fomily to purchase o dwelling whose price exceeds three tines its
yearly income. If the imstalncents were spread over 20 yecra, the anmual

poyment would decreasce by only sbout 15 per cent.

Thus it is necesscry for the State to adopt effective measures thot
would permit citizens of linited income levels to purchase the housing thot

they need. BSeveral paths cre open to the State in this field:

- By lowering the cosis and consequently the selling price of housing.

- By lightening the load on the buyer in specific circumstonces.

4,  The Reduction of Cousitumction Coste

1) The provision of land required for housing projects at low prices
through the proposed "Land Office™ and with State Subsidization

of part of the cost of the land in the cage of specific social projects.

2) The offer of sssistance und facilities for the development of the
building industry; the orientation of o mumber of projects towards
the adeption of normative standards and dimensions whose repetitive
use will lead to a lowering of cosis; and the cmployuent of pre-—

fgbrioation %echniques in a nupmber of projecis.

%) The encouragement of the founding of cu-operative associations in
the building sector, aimed at decreasing the mwiber of middlemen,
Such co-operatives could procure congtruction naterisls cr undertalo

the actusl construction wori,

4) The orgenization and encouragement of "self-helpn™ modulor const-

ruction,

B, Lightening the Load on the Buyer

1) The exemption from taxes ond from some fees, as ig provided in the

pregent Housing Law.
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2) State subsidization of part of the interest payments on houcing
that is constructed scccrding o particular dinensions aﬁd
specifications and that is sold at prices thet do not exceed defined
linite.

3) The offer of financial assistance to Low income groups to help then
bridge the gap between their incone and the burden of paying fox

the home they wish to purchese,

Part Six: Congtruction Prograime for the Period 1978 ~ 1982

This programae invelves the congstruction of around 75,000 dwellings sprecd
¥

over five years cccording to the following schedule:

Yeor Beimit ~ Other Urban Aress  Bural ixeas Total
1978 8,500 1,300 4,000 13,800
1979 8,900 1,300 4,000 14,200
13980 9,500 1,300 4,000 14,800
1981 10,200 1,300 4,000 15,500
1982 10,900 1,300 4,000 16,200
Total 48,000 6,500 20,000 44500

The effort which the Stote is called upon to nake woulld be heoovy in the
firpt few yecrs but should ease off progressively, This effort is needed to £ill
the gap that is likely to be formed by the initia’ hesitation of the private sector
and to firmly establish new porameters for the bullding sector thot nay zegudrs

some modificotions in the investnent patterms of the private sectorn,
Housing projects can be divided into three cotegories:
s Unecontrolled projects of the private sector.
e Private sector rrojects and mixed. projects supporied by the State.

C, State projects.



A, Projects of the Private Sector

This category includes buildings constructed by the private sector as in
the past and financed by the entreprensur's own resources or by local commercial

banks, The Housing Bank could finahce sone of these projects cn the following
conditions: that they be medium-term projects of a span of three to five yeors;

that the amount of the loans should not tie up a significant proportion of the

Bank's own capital; and that the interests charged reflect current narket rotes
adventageous to thebank and involving no specizl facilities. Loans should be
restricted to the financing of dwellings of specified (small) size categories

thus zllocating the Baonk's resources among as large a number of dwellings os possiblie,

B, State Bupported Building Projects

This is the category of project upon which the brunt of the Housing Bank's
financing effort should fall, The Dank should have the full co-opéra‘t-j.on of the
State which should shoulder the cost of any subsidies, facilities and interest
rate differentials involved,

1) Projects undertaken by the private sector but subject to conditions related:
-~ to the size of each residemtial unit and to building specifications; and
-~ to the commitment of the entrepreneur to sell or ront such
property within defined price linits.

Unce a project receives the approval of the Ministry of Housihg end
Co~operatives or the Housing Bank, the Banlz should commit itself to
financing between 40 and 60 percent of the cost of the project on o
nediun~tern bagis (normally the tine required for oompletion of the
project, in the coses where the dwellihgs are for szle)s. The dwellings
should be s0ld on ingtalment spreading the payuent over 15 yecxs ot o
rate of interest one or two percent lower than thet nornally charged by
the Houging Bank., This subsidy would be covered by the State. In cases
where the dwellings are for rent ten~yecr loons could be grented with
rents fixed ond frozen for the duration of the loan. '

The entreprencur would benefit fron this lecan wnd from tax and
building fee exemptions; his role, however, would ternincte with the
cotpletion of the project, o8 the nonaogenent of the project's porticlio
would be tronaferred at that point to the ousing Dank.
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2) 4s for the State-initinted projects (Ministry of Housing and
co-operatives), the State deternines the loestion, provides the

necessary land, sets = price on it ond draws up the construction
progranncs the number ond size of the housing units, their specificotions
and the upper linits of pernissible costs.

These projects should be put out to tender anong corpanies willing
to finance and execute then oguinst State guarantees walid for the
duration of each project. At the same tine the Housing Bank, zeting
on & request of the Ministry of iHousing, should igssue bonds eguivalent’
to the value of the project. Some of these bonds should be nade avwnilable
for public subscription (individuals who subscribe to a certcin anount
can be given priority for the purchase of o dwelling in the projectl/) and
the rest would be offered in the finmmeizl narket,

3) TFollowing the sane procedure znd with the agreenent of the iinistry
of Housing ~nd the lousing Bonk, projects could be lounched within the”
franework of municipalities and institutions that build houses for their
eployees, co-coperative asgociations that build for their nenbers and

non=-profit associations of all kinds,

Depending upon the relative size of the specific project, it would
be possible to encourzge conpanies using pre-fabrication technicues to
perticipate in the execution of projects of this category. It would be
odvisable to set up o variety of non-profit compaonies to adninister
these projects fron their concepticn to the delivery of the dwelling
to the custouer, Dwellings should be sold on instzlient and at interest
rates comparable to those of the bond issue (with 2 snall increnent to

cover the nanagenent of the pertfolio).

. In case there is o lrrge gap Letwesn the incone of the buyer and
hig ability to pay, on the une hand, and the instalvents he nust poy, on
the other hand, the State should provide hin with on cnnuwal housing
gubsidy until his yearly incone reaches three tines the anount of his

;/ This is one woy to encourcgae the transfer cof personcl savings to
housing purposeg.
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instalments, l/ This subsidy should, of coursc, bce limited to houscholds whosc

annual income docs not oxcoud a cortain figure,

irnox 9 shows that if the Statc succccds in lowering the cost of a dwelling
to LL20,000 and if its pricc wore spread over 15 annual instalments ot an inteorost
ratc of 4 pcrecnt, 2/ the income of the buycr has to be around LL 6,000.

It also shows that around 28 porcent of the Social Sccurity benoficiaries
carn less than LL 4,000 por yoar. For this category of people, it is rocommonded
that the State implemont o number of projcets dircctly.

C. Statc Projocts
1) Lg "ost-Projccts

{a) The Btatc should scck internmational cxpert assistance in the study and
implemontation of low-—cost housing projects involving a minisum of
installations, and utilizing stonderdized parts in lerge quantitios and
incxponsive building matorials. Thosce houscs should be resorved for low=
income groups and should be rented at betwoon 5 and 7 percont of cost,
until such a time as the income of tho tcnant reoaches three times the cost
of the dweclling. At that point, the tonant should bo given the option
of purchasing his dwelling on instolmont. 5/

(b) The Statc should scck intornational oxport assistonce in organizing
workshops utilizing the "sclf-help" and "phascd construction™ opproaches,
egpecially in the countryside. Co~operatives should be cefablished for
the supply of building materinl, for work orgonization at the building
atyle, and for the rocruitncnt of gpeecialized lobour whon nccdod. The
Ministry would provide them with designs to foeilitote conotruction by
these methods and would alsc, if nccessary, put land at their disposal
and provide thoem with tochniciang expericnced in this type of work,

1/ Cf. Avnox 9. For cxample, o dwelling that costs LL 30,000 spread over 15
annucl instalments at on interest of 6 pereont requires sn onmual poynment
of LL 3090, The buyer's annusl income should, then, be about LL 10,300. If
his income were about LL 9,000, he should be granted o housing subsidy of
LL 390 until his annunl income reaches LL 10,300,

Thege prices ond interest rates are too low to be applicable at this tinmc.

R

The beneficiary who is able to make o down-~payment from savings large cnough
go that the remainder is less thon three times his ammual income should bo
allowed to purchase the dwelling outright.
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2} Improvenent of housing conditions in the countryside through the
-provigion of subeidies, facilities and loang for the inprovenent
and developnient of existing dwellings egpecially those lacking
the ninirun of basic acenities (kitchen, bathroon,..) and for the
extension of dwellings that are densely occcupied.

Quentitative Distribution of the Programne

The quantitative dlstribution here proposed is not bosed on statisticnl

evidence but on estinates that are open tc debate and onendnent.

It is recomnended that in the next five years sixty percent of the
prograrile be left tc the efforts of the private sector, with the provision
of faocilities and exenptionz for low-cost housing of linited size - with o
view to, at least, doubling the nunber of awellings rrovided by the sane level
cf investnents.

There reucin 30,000 dwellings whose construction needs to be finonced
in whole or in port by the State and through the ilousing Bonk, These dwellings
are dstribuied as follows:

Yoor Deirut Other Urban jreag Rural ireas Total
1978 3,100 700 2,200 6,000
1979 3,300 T00 2,000 6,000
1980 3,600 600 1,800 6,000
1981 &, 000 500 1,500 6,000
1982 4,000 500 1,500 6,000
‘Totel 18,000 3000 _200 30,000

T e o e s

Deirut and Suburbs

ousing construction in Beirut caon be distributed annually as follows:
1,100 low-cost dwellings replocing slun dwellings; 800 to 900 dwellings
congtructed throwh civil-gervant co-operatives, Socinl Security beneficiaries?
co=cperatives, Institutions that Duild to house their own employees, cnd other
agsociations and wnionss 900 to 1,500 dwellings according to programmes estoblished
by the Stote ond financed through bonds issued by the Housing Bank for specific
projects end guéranteed in part by the State; and 300 to 500 dwellings constructed
by the private sector subject to conditions established by the Statce.



The following table shows this distribution in greater detail:

Beirut and Suburbs

Low~cost houses
Co-operatives & institutions
State programmes
Controlled private programnes

Total

QOther Urban Areas

Low-cost houses

Co—operatives & institutions
State programmes

Controlled private progremmes

Total

Rural Areas
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Low-cost houses

"Self-help"

Co-operatives & institutions
State programmes

Controlled private programmes

Total

All Lebancn

Low-cost houses

"Self<help"

Co-operatives & institutions
State programmes

Controlled private programmes

Total

1978 1979 1980 1981 1982
1,100 1,100 1,100 1,100 1,100
800 800 900 900 900
900 1,000 1,200 1,500 1,500
300 400 400 500 500
3,100 3,300 3,600 4,000 4,000
1978 1979 1980 1981 1982
100 100 100 100 100
200 200 200 150 150
300 300 200 150 150
100 100 100 100 100
700 700 600 500 500

(Here another category is added: "gelf-help" construction)

1978 1979 1980 1981 1982
400 400 400 400 400
500 400 300 200 200
500 500 500 500 500
600 500 400 400 200
200 200 200 200 200
2,200 2,000 1,800 1,500 1,500
1978 1979 1980 1981 _ 1982 _Total _
1,600 1,600 1,600 1,600 1,600 8,000
500 400 300 200 200 1,600
1,500 1,500 1,600 1,550 1,550 7,700
1,800 1,800 1,800 1,850 1,850 9,100
600 700 700 800 800 3,600
6,000 6,000 6,000 6,000 6,000 30,000

The State's Share in Financing the Programme

The following figures may be adopted in calculating the capital needed

for financing the programme:

1e For low-cost housing, apartments of an average of 60 square meters and

costing no more than LL. 15,000 should be constructed, with the State contri-~

buting the cost of the land necessary for the project.

g
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2. For the category ' of dwellings built in phases and that use the "self-
help" approach, the co-operatives running these projects should be advanced

the cost of the materials, i,e. around LL, 10,000,

3o For projects that are to be conatrueted by municipalities, co-operatives,
institutions and e=tablishnents, the cost of each dwelling should range between
LL. 30,000 and LL, 40,000, and loans should be granted to cover approeximately
half the cost of each dwelling, i.e. about LL. 17,500,

de For the State programmes and within the same cost limits loans should be

granted for up to 80 per cent of the cost of each dwelling, i.,e. around LL, 28,000,
Se 50 per cent for controlled private sector projecits, i.e. about LL., 17,500,

Based on these calculations the financial requirements (in million LL.)

become:

Beirut & Suburbs 1978 1979 19830 1981 1982 Total
Low~-cost housing 16,50 16,50 16450 15,50 16,50 82,50
Co-operatives & institutions 14,00 14,00 15475 15.75 15.75 75025
State programmes 25,20 28,00 33460 42,00 42,00 170.80
Controlled private programnes 5.25 ~T7.00 7,00 B.'75 8.75 36475

Total 60,95 65,50 T2.85 83,00 83,00 365,30

The overall total for Beirut and suburbs is %65.3 wmillion Lebanesc pounds,

Qther Urban Areas 1978 1979 1980 1981 1982 . Total
Low-cost housing 1.50 1,50 1,50 1,50  1.50 7450
Co~operatives & institutioms 3,50 3450 3450 2.65 2.65 15,80
Stete programmes 8,40 8440 5460 4420 4420 30.80
Controlled private programnes 1,75 175 175 175 1475 875
: Totel 15.15 - 15.15 12435 10,10 10,10 62.85

The overall total for other urban arens ig 62,85 nillion Lebonese pounds,
Rural Arecsg 1978 1979 1980 | 1981 1982 Total
Low-cost housing 6,00 6,00 5,00 6400 6.00 30,00
"Self-help" 5,00 4,00 3,00 2,00 2.00 16,00
Co-operatives & institutions 8.75 8475 375 8,75 8475 43.75
State programmes 16480 14400 11,20 560 560 53.20
Controlled private programmes 3.50 3,50 3,50 2,50 3.00 17.50
Total 40,05 26225 Z2e45 25.85 25485 160.45

The overall total for rursl areas is 160.45 million Lebanesc pounds.

---Grand Total : 588.45 nillion Lebanecse pounds,
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To this figure shiould be added 11.4 milliorn Tebharoze pounds for improving
existing housing in rursl areas. (On the basgis of an averase of LL. 3,000 per
dwelling, it would be possible to improve arcund 4,000 dwellings). "In this
way, the grand total for implementingthe 1978-~1982 programme utilizing all the

approaches ocutlined above becomes 600 million Lebanese pounds,

Sunmary of Financiel Reguirenments of the 19781982 Programme (in nillion LL.}

1978 1979 1930 1981 1982 _Total

Low-coat houses 24,00 24,00 24.00 24,00 24,00 120,00
"Sel help" 5600 4,00 3,00 2.00 2,00 16,00
Co-operatives & institutions 26,25 264,25 28,00 2715 27,15 134.80
Stage progremmes 50440 50440 50640 5180 51,80 254,80
Controlled private programmes 10,50 12,25 12.25 14200 14,00 63,00
Inprovenent of existing
housing 3485 3,10 2435 1.05 1,05 11440
Total 120,00 120,00 120,00 120,00 120,00 600,00
Number of Funds
Dwellings Required
Low-cost dwellings 8,000 dwellings 120,00 {million LL,)
"Self~help 1,600 " 16,00 n
Co=operatives & institutions 79700 " 134,80 "
State programmes 9,100 n 254,80 n
Controlled private programnes 34600 " 63,00 "
Improvement of existing housing 4,000 11440
Total 34,000 dwellings 600,00 (million LL,)

Financial Sources

1) The State
Items 1, 2, 5 and 6 should be financed by the State and would require

eround 282 nillion pounds plus grants and subsidies estimated as follows:

Housing subsidy(1) ¢ LL. 4,0
Interest subsidy for item %: IlL. 44,0
Interest subsidy for item 4: Li, 8,0
Land price subsidy + LL. 440

Total LL, 20 millicn

(1) On the basis of ILL, -400 per year per dwelling for five years and to about
2000 households.



One million pounds should be allocatcd annually to the conduct of a
number ¢f technical and orgonizational studies, and the establishment of the
proposcd "Land Office" would require a itreasury advance of 50 million Lebanesa

pounds,

The obligations of the State are distributed as follows:

(nillion LL.) 1978 1979 1980 19831 1982 Total
Financing 59,10 57435 57435 S54e25 4,20 282,20
Subsidies 5.00 5,00 5400 5400 5,00 25,00
Treasury Ldvances 50,00 50,00

Total 357020

Thesc suns would be eccured from the Special Housing Fund. £4s for the grants

1 . -
given to the Stato( ) for the purposc of making fifteen-~year loans to the
proprietors of buildings that were danaged during the events, these suns ought

to be recycled for financing housing projecis.

The Special Housing Fund would be fed from threc principal scurces:
(2)

2e Half the sume regserved for social projects from the revenues of the

1 25 per cent Trom the revenucs of the building feo

Casino du Liban,

3o 4 special drawing of the National lottery.

The revenues of the Pund have approached LL, 20 miliion per year - a sun

too small to implement this progrannc,

It is recommended that the revenues of the building fee be assigned to the
Speciel Housing Pund in their ontirety and that the law suthorizing the collection
of this fee be extended to the end of 1932, In this way the Pund would have

guaranteed the resources neccssary for inplensnting the programia.

2) The Houg ing Bank

The role of the Housing Benk should be restricted to project financing

of the programmes contained in items 4 and 5, which will require about 318 nillion

1

(1) These now include LL. 5C million from the Scudi Government and 4 nillion
dollars fron the American Governoent. JGilso there are 15 nillion dollars
8t11l being ncegotiated between the Lebanese and fnorican Governnentse.

(2) The net income for the vear 1974 anounted tc around LL, 66,8 nillion, of
which 16.7 million werce assigned to the Fund, The law cuthorizing this fee
will expire at the end of 1978.
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Lebanese pounds distributed as follows:

(million LL.) 1978 1979 1980 1981 _1982 __ Total

60.9 62465 62465 65.80 62,80 317,80

It is anticipated that the Housing Bank would find no difficulty in financing
these projects, for its own capital alone could reach LL. 200 million, given
the incentive to subscribers represented by the State guarantee of the Bank!s
100 million pounds bond issue, The principle of issuing bonds for specific
projects should attract to the Bank o rather sizeable velume of savings for
hom- purchase. Agein, the Home Savings Fund systen, if adopted, should signi-

ficantly augnent the Bank's rcsources.

The Bank, furthermore, may wish to finance & number of housing projects
in the private sector and participate in & number of construction naterial
factories and pre-fabrication plants., It is advisable, however, that the

Bank's participation in these sectors should not oxceed 20% of its own capital.

Sunnary of Measures Recornended for Adoption

1e Surveys and Statisties

~ A conpreheonsive census of housing in Lebanon and establishment of a
"housing file", ‘

~ Periodic surveys to monitor new trends in the building sector.

- DPeriodic surveys to determine internal and external population flows,

-~ DPeriodic surveys of the income of the Lebanesc and the effect of a
rultiplicity of brecd-winners on the houschold.

~ Inquiries concerning the evolution of citizena! aspirations regarding
their housing, and the incorporation of new information into future
projects,

-~ FEstablishnent of an index of construction costs.
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Taxes ond Fces

~ & fee on unbuilt property.
= 4 tax on land inprovenent.
- A progressive tax on buili-up property.

- Continuation of the tax on vacant dwellings.

Excnptions
- On dwellings built under this progranne,

—~ On dwellings built by the private sector in accordance with size

and price specificotions,

The Land Office

= Establishment of a "Land Cffice" responsible for collecting the fee
on unbuilt property and the taxz on land improvement, and for investing
these funds in the purchase of land and inthe allocation and pre~

paration of land for housing purposecs,.

The Building Industry

-~ Bstablishing ninimum specifications for dwellings accepizble to the
state.

~ Setting normative standards and adepting them in the projects
instigoted or undertaken by the State.

- Adepting pre-fabricated building tcochniques in o number of projects.

Regional Physical Planning

- Specification of the nunber of dwellings needed in each developnent
project in the differcont regions of the country.
~ Pronction of the construction of necessary housing in rural "industrial

conplexesM,
Rents

- Delegation of the responsibility for esteoblishing housing policy
end rent laws to a single departnent.

- Linking rents to an index of building costs and to the age of buildings
pending the adoption of a clear policy anr the inplementation of the
firgt five-=year plan wherein the possibility of lifting some res-

trictions can be investigated.



Se Lowering Houaing Costs

—

Encouragenent of low-cost housing construction,
Encouragenent of housing projects in rural areas using the aelf-help

approach,

9, Promoting the Establishment of Non-Profit Associstionsg

Encouraging the establishment of housing co-operatives and building
naterial co-operatives,

Encouraging the establishment of co-operatives among employees and
Sociel Security beneficisries.

Encouraging asgsociations to undertake housing projects.

Encoursging municipalities to undertake housing loans,

Encouraging and organizing co-operative loans,

Encouraging institutions to build houses for ther employees.

10, Contributions of the State

Surmary

Encouraging saving for hone-purchase.

Encouraging subscription tc housing bonds,

Provisiocn of subsidies for the lowering of interest rates.
Contribution to the cost of land purchases.

Pinancial aid for the low~income category.

Gronting loans to non-profit associations.

Providing loans for home improvement in rural areas,

Founding of mixed companies to run housing projects.

This is the proposed framework for a work programme covering the next
five years (1978 — 1982) submitted by ECWA in the form of a list of recommend-

ations,

These recommendations de not go into details on the organizational

structure of the implementation stages, nor do they go into the significance =

ant the function of the Housing Bank in any detail, wnd they do‘not touth upon

e legal ctructures and administreative regulationy i b movern the houning

sector.

This is because questions were raiscd end proposals were subnitted that

were pozeibly either incomplete or unacceptable to the State.



Once the responsible authorities settle upen a broad franework or
decide upon specific courses, the adoption of the appropriate provisions
and regulaticns should not pose great difficulties, nor should the task
of 2lilccating roles among the diffeorent administrative bodiesy connected
in a direct or indirect menner with the housing queation, posc difficult

rroblems.
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Annex I

Table 11 - Rate of increase in the number of primsry dwellings in
Lebanon according to type and size between 1960 -~ 1670

Size "Tuxury" "Ordinary" A1l Primary
Dwellings (%) Dwellines(#)  _Dwellings (%)
Less than 30 sq. 1 6.4 2,3 2.4
Between 30 & 80 sq. m 8,0 el 395
Between 80 & 120 sq.n 114 Sedt 4.0
Between 120 & 200 sq. m 11.5 3ol 4e5
f—v 200 8Q. m 11.2 242 ded
Total: 10.6 Sl 345

Tabel 12 -~ Estimate of number of nrimary dwellings in Lebanon st
the beginning of 1975 based on averapge gnnual increase
observed between 1960 and 1970 according to sigze.

Size "Luzury™ "Ordinary" Total

- Dwellings Dwellings
Less than 30 sq.m 1,500 574700 TT4200
Between 30 & 80 sqe.m 8,900 190,200 199,100
Between 80 & 120 sq.m 16,500 105,200 121,700
Botween1120 & 200 sq.m 13,100 30,800 43,900
Over 200 aq.n 6,900 9,400 16,300

Total 46,900 411,300 458,600
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Annex

- L

2

Breakdown of dwellings according to number of roomg and total

nunmber of rooms evailable

201 = lebanon as a Whole

Number of rooms Number of Total Nunber of
in Dwelling Dwellings Roons
1 59,640 59,540
2 95,700 191,400
3 89,805 269,415
4 77,820 211,280
5 41,505 207,525
£ 16,530 99,180
7 6,675 4647725
8 2,550 20,400
10 1,860 18,5600
Undetermined 3,735 54835
Totsl 1,230,000

395,820

2,02 = Brealdown According to Locality

Beirut and Suburbs

Other Urban Areas

Rural Areas

——

No. of Rooms | o, of Total No, | MNo. of Total No.j No. of Total No,
in Dwelling | Dwellings of Rooms | Dwellings of Roome !bDwellings of Rooms
. 4 |
: F H
1 32,055 32,055 5,910 5,910 @ 21,575 21,675
2 | 42,720 85,440 11,640 23,280 | 41,320 82,680
3 | 37,030 111,090 15,690 479070 37,065 111,195
4 | 35,910 14%,640 1%,455 53,520 28,455 113,820
5 | 19,185 95,925 7,800 39,000 14,520 72,600
6 ; 8,430 50,580 2,925 174550 5,175 51,050
7 {3,630 25,410 1,590 11,130 15455 10,185
8 [ 1,620 12,960 350 3,120 540 4,320
10 j 360 9,600 255 24550 645 64450
Undeternined E 1,305 2,900 675 1,570, 1,755 6,025
i i '
Total 182,845 570,000 } 60,310 205,000 152,625 460,000
l ¥

I
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Annex 3

Estimate of Population Growth and Evolution of Housing Needs in Lebanon

Rate of Size of Annual Number of
Increase Population Population Dwellings

% Increase Needed

1/1/1978 1415 2,600,000 29,900 6,300
1979 142 2,629,900 31,560 6,700
1980 1.3 2,661,460 34,4600 74300
1981 14 2,696,060 37,740 8,000
1982 145 2,733,800 41,010 8,700
1983 1e6 24174810 444390 9,400
"2 ta7 2,819,200 475930 10,100
1985 1.8 2,867,130 51,510 10,900
1986 1.8 2,918,740 5249540 11,4100
1987 1.8 2,971,280 53,480 11,300
1988 1.8 3,024,760 544450 11,500
1989 1.8 3,079,210 49,270 11,200
1990 1.6 34128,480 50,050 11,400
1991 1.6 341784530 50,860 114600
1992 16 3,229,390 51,670 11,800
1993 1.6 3,281,060 52,500 12,000
1994 146 3,333,560 53,330 12,000
1995 13 % 386,890 444030 114000
1996 143 34430,92C 44,600 11,100
1997 143 354754520 - 45,190 11,300
1998 1.3 34520,710 45,770 11,500
1999 13 3,566,480 46,360 11,700

1/1/2000 3,612,840

1,012,840 227,900
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Annex 4

Estioate of Population Growth and Bvolution of Housing Needs .in Beirut

Rate of Size of hnnuel Number of
Increase Population Population Dwellings
1/1/1978 2.3 1,100,000 25,300 5,300
1979 2ed 1,125,300 27,000 5,700
1980 2.6 1,152,300 30,000 6,300
1951 2,8 1,182,300 33,100 7,000
1982 3.0 1,215,200 26,400 7,700
1983 3a2 1,251,800 40,100 8,450
1981 3-/;- 1 ,291 7900 43,900 9,250
1985 36 14335,800 48,100 10,100
1935 3¢5 1,38%,900 52,600 11,100
1987 440 14436,500 574500 12,100
1988 440 1,491,000



Annex 5§

National Social-Security Fund

General Directorate
April, 1974

Distribution of Wage-egrners According to Income ~ levels

Monthly and seasonal workers registered with the National Social Security
Fund and who worked full-time during the year in question are digtributed

according to wage~levels in the following table:

Wage~levels (following the 1 modification) Percentage or Workers!%!

Less than LL 300 per month 27.82
From LL 300 to LL 500 per month 43450
From LL 500 to LL 750 per month 14.62
From LL 750 to LL 1,000 per month 550
From LL 1,000 to LL 1,250 per month 3402
From LL 1,250 to LL 1,500 per nonth 1.73
Over LL 1,500 per month .81
100,00%

Note that this distribution was calculated only for those in full-

tine employment,

If those who worked intermittently are added to those who worked
full-time the percentage will change: the percentage of workers who belong
to the lowest income bracket will increase significantly, and that of

those of the higher income brackets will decrcase.

Nota: Workers not registered with Social Security are not included in

this study.
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Annex G

JJumber of Workers registered with the National Social
Security Fund between 1971 and 1975 under the Family Allowance and

1971 - 1975
Year yMonth Total No, No., of Beneficiaries  No, of Beneficiaries
of Workers fron Fanily Allowance from Termination

——— Section of Service Section
1971 Janusry 1494432 72,479 110,039

July 145,759 754922
1972 January 152,995 774627 123,319

July 161,719 80,437
1973 January 169,587 81,666 138,843

July 187,795 85,163
1974 January 187,567 86,903 174,719

July 197,934 91,667

1975 January 209,967 92,505 177,858



Annex 7

The Pattern of Home Occupancy in Lebanon, 1970(1)

43,7 per cent of Lebanon's households own the dwelling in which they live
48,4 per cent are tenants

749 per cent live free of charge (relatives, partners, farmers),

Proprietors: 43, 7%

Sole owners: 37
FT‘;ed ownership: 10

Luxury dwellings 1.
Ordinary dwellings M.

Tenents: 48, 4%

Luxury dwellings 5-7%
Ordinary dwellings 42,

High Rate of Tenancy in Urban Areas

12.8% Tenants in rural areas

52 ,8% In cities other than Beirut and suburbs

76 4 2% In Beirut suburbs

77 2% In Beirut

Occupancy Pattern in Beirut

17.6% Proprietors 8.8% Sole Qwnership
8.8% Shared Ovmership
4,07 Iuxury Dwellings
13.6% Ordinary Dwellings

T7.2%6  Tenants 17.2% Luxury Dwellings

60,04 Ordinary Dwellings

(1) EPAL - 1970,



Occupancy Pattern in Beirut & Suburbs

18,2% Propriestors 10,7% Iuxury Ownership
7.5% Shared Ownership

2.5% Iuxury Dwellings
15.7% Ordinary Dwellings

76,25% Tenants 11.2% Luxury Dwellings
65,00 Ordinary Dwellings

The total number of households in Lebanon who rent their homes has
reached 196,230 of whom 143,700 live in Beirut and suburbs. 23,000 house~
holds rent luxury dwellings (of which 85 per cent are in Beirut and suburbs, 7 per
cent 1in other urban areas, and 8 per cent are in rural areas). A further
114000 households live in "ordinary" prinary dwellings defined as "luxury"
by the law of 9/5/1967.

The number of households who rented their dwellings before 1943 ranged
between 40 - 45 thousand households (37 per cent in Beirut and suburhbs,

18 per cent in other urban areas, and 45 per cent in rural areas),
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Annex 8

Home~Purchase Savings Scheme

Eligibility
Any individual of Lebanese citizenship shall be entitled to open a

savings account,

The Savings Account

Savings accounts shall be opened with an initial deposit of a minimuf}

of five hundred (500) Lebanese pounds., Further deposits must not bo less
than fifty (50) Lebanese pounds, while the total balance may not exceed
forty thousand {40,000) Lebanese pounds, interest included.

Interest

Depositors shall be paid an annual interest rate of not less than five
per cent (5%), to be calculated on the basis of the lowest balance
during the six months ending on 30 June and 31 December of each year.

Interest shall be compounded on each of these two dates.

Withdrawals
Withdrawals for any purpose other than housing shall be subject to

two~months! notice,

Borrowing

A depositor may borrow in order to build a new dwelling, to improve,
repair or enlarge an existing dwelling, or to buy a dwelling, on the
condition that the dwelling shall be for the exclusive use of himself,
his ascendants or his descendants and that no less than three years shall

have passed since his savings account was opened,

Term and Interest RHate of Loans

The maximum term of a loan shall be ten years, and the interest charged

shall be equal to the interest earned on savings deposits plus a collection

fee of one per cent (1%) per annum not subject to reduction.



8)

Sige of Loans

The size and term of a loan shell be deternined according to an
accounting operation where total amount of intorest on & loan equals
the total amount of interest earned on the cavings deposited. But
in no casc shall the size of the loan exceed sixty thousand (60,000)

Lehanese pounds or three times the onnual income of the borrowcr.

(1)

Savings Premium

Depositors shall be granted a premium equal to the intcerest carned by

their savings deposits up to and upon the day they roceive 2 loon, pro-

vided that the premium does not exceed the sum of four thousand (4,000)

Lebaneac pounds,

(1)

Paid by the State,
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Annex 9

i

Estimate of Annual Outlay and Annual Income Required for Pavaent of 15 Annual Instalnents on & Dwelling
J J &
fAccording fTo Interest Rate

Annual Annuzl Annual  Annual Annual  Annual  Annval  Annual  Annual  Annual

Instalment Income Instalment Inconme Instalment Income Instalment Income Instalment Incone

20,000 1,800 6,000 1,930 5,400 2,060 65,900 24340 2,800 2,630 8,800
253000 2,250 74500 2,410 8,000 24575 8,600 24920 9,750 3,290 9;950
30,000 2,700 9,000 2,890 9,600 3,090 10,200 34500 11,700 3,945 13,150
35,000 3,150 10,500 3,375 114200 3,600 12,000 4,090 13,600 4,600 15,350
10, G00 3,600 12,000 3,855 12,850 4,120 13,700 44675 15,600 5,260 17,500
45,000 43050 13,500 44335 14,450 4,635 15,400 5,260 17,500 5,920 19,700
50,000 4,500 15,000 4,820 16,050 5,150 17,150 5,840 19,500 6,575 21,900
650,000 5,400 18,000 5,780 19,250 6,180 20,600 7,010 23,400 7,890 26,300
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