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ABSTRACT

Die Arbeit konzentriert sich auf eine Strategie des Wiederaufbaus
fur Wohnen in Syrien nach dem Krieg. Sie widmet sich den
Mdglichkeiten, eine geeignete Losung fur das Problem des
Mangels an Wohnraum zu finden, das durch den Krieg entstand,
und zeigt die M&ngel der Wohnungspolitik von vor dem Krieg. Die
Arbeit schlagt vor, dass die Erreichung dieses Ziels dadurch
unterstiitzt werden kann, dass man die Erfahrungen der
erfolgreichen Politik des Sozialen Wohnungsbaus in Deutschland
nach dem 2. Weltkrieg in Westdeutschland analysiert und die
Mdoglichkeiten untersucht, ob und wie man Charakteristika der
deutschen Erfahrungen in den syrischen Kontext Ubertragen kann.

Um dieses Ziel zu erreichen, folgte die Untersuchung einem
schrittweisen Vorgehen. Zunachst wurden die allgemeinen
Probleme weitgehend zerstorter Stadte nach dem Kirieg
untersucht, unter besonderer Berlcksichtigung des Falles
Deutschland. Sodann wurde eine detaillierte datenbasierte Analyse
der Situation vor und im derzeitigen Zustand, nahe dem
Kriegsende, durchgefiihrt; dabei wurde besonderes Gewicht auf
die Ansatze des sozialen Wohnungsbaus gelegt, sowie auf die
kulturellen, sozialen und 6konomischen Aspekte des Wohnbaus.
Zum dritten wurden in ei ner umfassenden Zusammenschau der
beiden Félle Deutschland und Syrien die Grundlage fir eine
Beurteilung dariiber ausgearbeitet, ob die Ergebnisse der
deutschen Erfahrungen in den syrischen Kontext Ubertragen

werden kénnen.
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In Rahmen dieses Vorgehens konzetrierte sich die Untersuchung
darauf, neue Perspektiven und Losungen fur die Notlage im
Wohnungsbereich nach dem Krieg in Syrien zu finden. Schlief3lich
wurden Szenarien der NachkriegsWohnlage vorgestellt, sowie
eine Liste von Empfehlungen, wie man die existierenden Probleme
[6sen konnte und wie man die Bedingungen fur den
Entwicklungsprozess in Syrien verbessern kdnnte.

Dies schliel3t eine umfassende Datenbasis tUber die Wohnsituation
in Syrien nach dem Krieg ein, als Ausgangspunkt fir die
Entwicklung einer integrativen Strategie des sozialen
Wohnungsbaus in Syrien. Der Bedarf, eine angepasste rechtliche
und gesetzgeberische Basis einzurichten, die geeignet ist, die
Entwicklung des Wohnbausektors und die Verbesserung der
Wohnsituation voranzutreiben, wird  diskutiert. In diesem
Zusammenhang wird als entscheidend fur den Erfolg einer
zukinftigen Nachkriegs-Wohnungspolitik betrachtet, dass ein
spezielles Gesetz erlassen wird, das die Lésung der Nachkriegs
Wohnprobleme regelt. Dariiber hinaus sollten die Zielgru ppen
spezifiziert wer den, fer di e
zutreffen soll; es sollte vom Einkommensniveau sowie von dem

Ausmal3 abhéangen, in dem die Betreffenden vom Krieg geschadigt

wurden.



ABSTRACT

This thesis focuses on the postwar housing reconstruction strategy
in Syria. It addresses the possibility of finding a suitable solution to
the problem of lack of home resulting from the war and presents
the deficiencies in the policy of housing before the war. The thesis
suggests that thisaim can be supported by analyzing the successful
experience of the postWWIl social housing strategy in West
Germany and investigating the possibility of transferring the
characteristics of the German experience into the Syrian context.

To reach this objective the present research followed a stepwise
approach: First, the general context of the common problems of

largely destroyed postwar cities was studied with special respect to

the case of Germany. Secondly, a detailed datdbased analysis on
the situation in pre- and expected postwar Syria, with a special

focus on social housing approaches and the cultural, social, and
economic aspects of housing, was performed. Thirdly, in a
comprehensive synthesis of the first and second case studies, the
basis for acomparative evaluation on whether the lessons learned

from the German experience can be transferred to the Syrian

context was elaborated.

In this process, the present study was focused on finding new
perspectives and solutions for the problem of the destitution of
housing units after the war. Putting the results together, it
proposes scenarios for the postwar housing situation and a list of
recommendations to solve existing problems and improve

conditions using the developmental process in Syria.
X



This includes a comprehensive database on the housing situation
in post-war Syria as the starting point in the development of an
integrative social housing strategy. The need to implement adapted
legal and legislative bases supporting the development of the
residential sector and improving the Syrian housing situation is
discussed. In this regard, it is regarded as critical for the success of
a future post-war housing policy that a specific law concerning
post-war housing problems should be enacted. Furthermore, the
target group for fisoci al housi ngoa
be specified based on income level and to what extent they have
been affected by the war.
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List of abbreviations

Abbreviations are common in many fields, including those of
the Housing sector, international organizations, and
development cooperation. Abbreviations used only in limited
areas (e.g. in one paragraph) are described in the text. Those

with broader use and relevance are listed below:
CDU: Christian Democratic Union @déermany

DDR: Deutsche Demokratische Republikerman Democratic
Republic(East Germany

DGB: Deutscher Gewerkschaftsburi@erman Trade Union

Confederation)

DG ECHO: TheDirectorateGeneral for European Civil
Protection and Humanitarian Aid Operations

DM : DeutscheMark

ECA: Economic Cooperation Administratiopnthe first
Americansponsored housing construction program was to

build residential settlements in 15 German cities
ERP: European Recovery ProgramieMa r spH aalnlo

ESCWA: The United Nations Economic and Social

Commission for West Asia
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https://www.arbeitsrechte.de/dgb/

FAO: Food and agriculture organization of the United Nations
FDP: Free Democratic Party Germany

FRG: The federal republic of Germany, West Germany

GDP: Gross Domestic Product

GDR German Democratic Republic

GOPA -DERD: Gesellschaft furorganizationPlanung und
Ausbildung -The Department of Ecumenical Relations and

Development

HAI : Housing Affordability Index

HDI: Human Development Index

HLP: housing, land and property rights

HRP: Humanitarian Response Plan

IASC: International Accounting Standards Committee
ICRC: Syrian Arab Red Crescent

IDPs: Internally Displaced Persen

KFW: Kreditanstalt fir WiederaufbauReconstruction Credit

Instituted

MOHC: ministry of housing and construction
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MOD: ministry ofdefense
NGO: Non-GovernmentaDrganization
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NHH: Neue Heimat Hamburg
OBG: Oxford Business Group

S.H.A.R.P: Swansea Humanitarian Aid Response Project. Aid

for Refugees

SPD Social Democratic Party of Germany
S.P.:Syrian pound

UNDP: United Nations Development Programme

UNESCO: The United Nations Educational, Scientific and

Cultural Organization

UNHCR Syria: United Nations High Commissioner for
RefugeesThe UN Refugee Agenayn Syria)

UN-Habitat: United Nations Human Settlements Programme

UNHCR: The United Nations High Commissioner for

Refugees
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UNITAR : The United Nations Institute for Training and

Research

UNOCHA: United Nations Office for the Coordination of

humanitarian affairs

UN/DESA: Department of Economic and Social Affairs of the

United Nations
USSR TheUnion of Soviet Saalist Republics

WFP: World Food Program

Laws in the German case

AbG: Abbaugesetz or reduction 1ad960
Erste Bundesmietengesetzluly 1955

GG: Grundgesetz flir die Bundesrepublik Deutschlanfasic

law for the federal republic of Germar}949
Mieterschutzgesetz:1942

WoBauG I: FirstHousingConstructionLaw, 1950
WoBauG 2: SecondHousingConstructionLaw, 1956

WoBindG: German Housing Bindinaw, 1965
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Laws in the Syrian case:

The organization and construction of cities IBw9 issued in
1974

The urban expansion laMr.60 issued in 1979

Theurban plannindgaw Nr.5 issued in 1982

The expropriation lavNr.20 issued in 1983

The amending of the urban expansion Ibw 26 issued in
2000

The real estate development I&lu 15 issued in 2008

The law of real estate investment Nr.25 in 2011

The lawNr. 39 in 1986, conditions of housing's purchase from
public authorities

The law Nr. 39 in 2002, some provisions relating to the
protection of state property

The law Nr. 38 in 1978, housirsgvings
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chapter Antroduction

1.1Introduction

In 2011, a war started in Syria. Parties involved have been the
Syrian Government force, Army of Islam (ISIS), Free Syrian
Army, and AlQaeda (AINusra Front, Ahrar ABham), in
addition to the international participants. In 2019, the war
persistsand flames up agaim some parts of the countrgnd
huge human losses and severe destructions across the country
are already apparerih the ten most waaffected cities, more
than 27 % of the housing stock has badiected with 7 %
destroyed and 2% partially damaged (World Bank, 201T).
consequence, social and economic life has dramatically
changed and is continuously worsenirBetween 2011 and
2016, the cumulative losses in the gross domestic product
(GDP) have been estimated at $226 billidnid). The prewar

population of Syria was estimated at 21.1 million in 2011
1
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(CentralBureauof Statistics in Syria) Until February 2016,
more than 470,000 people have died with 1.2 million people
injured (World Bank, 2017)This number has been increased
upto 560,000 people died until 2018 (SOHR, 2018).

As the young population was more severely affected than the
older generations, the Syrian society has undergone serious
demographic change#\ large amount (56%) of the prear
population are either displac&dthin the country(6.2 million)

or have become refugees abroad (5.6 miliofNHCR,
2018). Young people mostly escaped from the war, either to
evade military service or the bad econosituation.

Even if the end of the war is not to be see¢mely
considerations for a poestar situation are necessary and are
alreadyin preparationAs soon as humanitarian interventions

and politics successfully end the wére nexturgentstep wil

be a proposed strategy to bring the people back and to rebuild

the destroyed cities. Under the pressure of all these changes

and the difficult situation in genera§ major objective of

Syrian politics is to encourage the return of its people. The

ur ban pl anner 6s to@lceordinaed and c on
effective reconstruction of the destroyed citi€3nce the

situationin Syriais calmer and safer, one of thesturgently

2
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needed meases is to find a solution for the lack of housing
facilities and the necessary infrastructure of the citie&
prepared reconstruction strategy is necessary in order to create
enough housing facilities, as more than half of the number of
the existed prevar housing units are required, as soon as

possible

Many countries havexperienced similar postar situations in

the past Therefore, it iertinentfor a professional planner to
analye and use existing practical knowledge, and riélated
experiences of other countries. European countries passed the
Second World War with much destructiontb@ urban housing
areas of their citiegncluding GermanyThe Germany capital
Berlin, for instance, was destroyed by 80 % in dsner after

five years of bombing and intense street fighting at the end of
the war. In Hamburg, 42,600 people died in one week during
the bombing of Hamburg in 1943 (The Guardmahgereare the
world's most wardamaged ities?). Stuttgart was less severely
damaged, but also here 68 % of the cgpner was destroyed

by a totality of 53 air raids, to hit significant industrial
infrastructure, military bases, and railway transportation in the
southwest of Germany (Wikipediarticle). In order to

capitalize on the use of historical experiences such as tfiose
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Germany,one must first determine whether this knowledge is

suitable tdbe transferredo the Syrian case.

This research willfocus onthe experience of formelest
Germany. It will describe the situaticafter World War I
(WWII), between 1948960, and the strategies of housing
supply to understand the pro and cons in this case and thus
inform a suitable strategy for pestr housing in Syria. The
focusof the present worlwill not be on the provisional shert
time emergency supply, buttheron a longterm recovery
strategy An important aspect of this strategytesavoid illegal
settlement in the future while maintaining tlsecial and

cultural identityof Syrian communities.

To begin, a literature review will be presented on dkaeral
characteristics of postvar cities and the use of social housing
as a successful strategy for many countries after conflict. This
will be followed by a case study of the p&®iVIl German
social housing program, and an investigation of the former and
current situations in Syria. The objective is to find transferable
characteristics of th&ermansocial housing strategy and to
define the criteria for the selection of transferable

characteristics to the Syrian case as a developing country.
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1.2 Research problemand approach
When it comes to war, general consequences for citizen
include the destuction of homes and loss of infrastructure,

jobs, income, and local cultural identity.

As Collinson describes, conf |
than simply destroying it, causing people to adapt their
behavior and their livelihoods in order to survive or to
minimize risk or to capitalize on the opportunities that conflict

presentso (Collinson, 2003, i

For planners, the main problem is to identify practical and
effective approaches for reconstioat and development after
the war. This thesis dealwith a focus on housingspecially
social housing. Housing reconstruction is one of the first steps
towards social and economic recovery and development after a

6compl ex emergencyo.

In 2018, he ongoingcrisis in Syria is escalating and the
number of people affected by the crisis is increasing daily. A
large number of internally displaced people create great
pressure on rental demandhey sometimes even rent

apartments without finishingyithout doorsor windows.

Cities and towns, including their hospitals, schoatswell as

water and sanitatiomfrastructure, havéeen targeted, while
5
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hundreds of thousands of homes have been partially damaged
or fully destroyedSince lousing investment was intepied,
thequality of living spacénasworsered andland and property
rightshave beerhallengedWorld Bank, 2017).

The numbers mentioned at the beginning of this introduction
demonstrate the degree of destruction and the dimension of the
need for housing stock after the war. In searching for a solution
to this problematic situatigihe German social housing system
which was implemented in 1950 West Germanynd proved

to bea successful solution in Europe after the Second World
War, hasdheen recognizedsone promising source of insight to
derive similar approaches suitable for the SyrianseaThe
objective of the present work is tanalye the prewar
challenges of the housing sector, and the current situation and
Syria as well as the historical situation in Germany with respect
to its comparability to the Syrian situation and to develop
therefrom strategies for preparedness to tackle tthielgm in

Syria after the war.

Analysis of the German experience i foresenthesis will be
limited to West Germany, which had been established in,1949
namedthe Federal Republic of GermanBundes Republik
Deutschland (BRD)

6
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1.3 Hypothesis and eseart questions
To put it together the objective is to bring evidence for the

following hypothesis:

It is possible to transfer the west German experience in social
housing after WWII to the Syrian after war context as a

developing country.

In order tobring evidence fothis hypothesisthe thesis will

address the following questions:

1-What aregeneralcharacteristics of posvar cities? What

kind of housing reconstruction approachesbeen made?

2- What is the definition of social housing? What were the
postWWII approacheso social housing in West Germany?

3-What were the prgvar approaches to social housing in

Syria? What is the current situation of housing in Syria?

4-What are the similarite and differences between the
historicalpostwar Germarsituationandthe expected postar
Syrian situation? Which parts of the experienoeade ipost

war West Germany can be recommended to be used in the

Syrian case?
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5-What are the criteria fdransferring the experiences of social

housing in the case of West Germany to strategies in Syria?

1.4 Research methods

Three primary approaches will bepliedin this research:

1 - A literaturebased analysis of theommon problens of
largely destroyedpostwar cities with special respecto the
case of Germany. To this approatlelongs a review of
theoretical terms relatl to socialhousingand reconstruction
concepts in general arspecificallyin postwar GermanyThis
includes acritical comparison andliscussion ofdifferent
aspects documentedtimerelevant literature.

2 - A databasedanalysison the situation in preandexpected
postwar Syria, with aspecial focus on social housing
approaches and the cultural, social, and economic aspects of
housing

3- In a comprehensive synthesis of 1 andh basis for a
comparativeevaluation on whether the lessons learned from
the German experience can be transfetoettie Syrian context

is formed Therefrom adapted novel approaches are developed
and critically discussed in order tevaluate what can be

transferred from the German case to the Syrian context.
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The aim of tlis conceptual work is to make fruitful the German
experiences for thanique context of SyriaFigurel illustrates

the used methods of this reseairch flow chart

2 |
The analysis of post-war ( 3
strategy of social housing in Analysis of the housing
Germany situation in Syria before
the war

1

_ . 5 1 4.
A theoretical study on The similarities Analysis of the housing
the strategies of housing and differences

after the war

situation in Syria in
2017

Criteria of transferability

l

( The possibility to transfer
the characteristics of the W-
German social housing N
strategy to Syria ‘

Figurel Overview of the differentmethodologcal work packages combined to
tackle the expected postvar situation in SyriaSource: The author.

1.5 Expectedapplicability of results

The present study has been written during wartime. Yet, the
war in Syria is not finished, and there are many issues that are
not yet settled and hardly predictable in their future
development. This situation limits the scope of the current
research.But the main feature®f the expected situation in
Syria after the wacan be stated. The thesis smdth a list of

9
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recommendations focoordinated operation in the peasar

time, for which the possibility of transferring characteristics of

the German experieacis analyed. Figure 2) illustrates the

expected impact of results within the whole methodological

framework of this research.

Charactaristics

of social
housing in the
German (FRG)
case
, 4 : :
Syria Case Comperision ' l !
b:tween Similarities ]—-[ Transferability ]
West Germany the two ; T
(FRG) Case cases | |
J \§ : :

| Criteria |

Recomendations

Figure2 The methodology of this research including the exped results Source:
The author.

The end of the second world war in Germany was in 1945. In
the Syrian case, the situation in 204ill be considered as the
end of the war because war activities ceased in many cities by
2017, although this restriction means that the later impact of
the still ongoing war is not considered and the results need to
be interpreted with respective care. eThlifficulty for the
statement for the transferability is that in the German case there
10
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is a factual experience because it happened already. However,

in the Syrian case for the situation, which is coming, theae is
open frame (Figure 3) represents a celating time axis
presenting the historical case in Germany and ftitere in

Syrig, which is an object of the recommended transfers.

. 20197 FF
I} - T b o
End of the Expected start of
war reconstruction

Figure3 time axis of the two cases, postar in Germany and postvar in Syria
Source: The athor.

1.6 Structure of the thesis

This research is divided into eight chapters, which are

organized as follows:

Chapterl:

The first chapter provides an overview of the key issues that

prompted this research, its aiamdobjectives, and provides a
summary of the research methodology used in this study.

11



Introduction

Chapter2:
Before starting with the key questions concerning the

hypothess, Chapter2 provides a general introduction to post

war housing and strategies to provide it.

There are similar aspects of cities going out of the war. Chapter
two is dealing, in general, with these aspects and withvpaist
housing strategies gdroviding housing. Then, the key issues
of desirable outcomes and postulates in the provision of
housing are identified. In this chapter also, pestnflict
setting, postonflict reconstruction, postonflict housing
reconstruction, housing needmd sodal housing definitions

are presented, using related literature.

Chapter3:
Chapter 3 forms the basis of this research. In this chapter

social housing concept is defined as housing for aitmeme
target group with financial (governmental or mnon
governmental) support. The experience of Wesrmany's
social housingfter WWII is then presented as an inspirational

guide for Syria.

In the German case, the housing ministry responsible for
setting housing laws was established after WWII. The first law

was enforcedin 1950, and it specified the standards of the
12
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dwelling sizes, building types based on {owst calculations,
the duration ofmplementation, the target groups, the investors,
the funding support mechanism and the location of needed

houses.

An analysis of the postVWII German experience in social
housing, prevar Syria and the Syrian situation in 2017, will be
presented.

The data analysis is based on categories that emerged from the
empirical data collection of housing policy: urban and
architectural side, reconstruction and building laws
(governmental side), main actors, and funding process

(economic side).

Chapter4:
The fourth chapter demonstrates thhere was already a

housing problenpresent in Syriaespecially in the big cities,
before the war. This problem arose fromany factors

throughouthe years:
-The increasing annual growth rate of the population
-The immigration inside the country, from rural to urban areas.

The social housing concept was first implemented in Syria in

the 1980s. The construction of planned houses was slow
13
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because of many factors, including limitessources of land
and moneyHowever, he Syrian concept of social housing did
not target lowincome groups of peopleas he criteria by
which people were classified as lemcome were and still are
not yet formally identified.The main characteristic was, that
the social housing programs and development companies
mostly built on cheap land. Ii®yria there is no official
information about income distribution and expenditure by
which people can be classified as lowome. In addition,
most of the information provided to the government about the
real value of the possessions that individuals awnthe
amount of money they eaia not accurate, but rather bribes
might bepaid to some of the tax collectors not to estimate the
real valuesin fact, nformal settlements were the solution for
low-income people who had no chance to enter the official

housing market.

Chapters:

The fifth chapter describes the situation in Syria after seven
years of war (in 2017). The economic, social, urban and
administrative situations are described with a focus on the
situation of housing and the overakquested number of
housing units irSyria. As the most waaffected cities are the

14
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most populous cities in Syria, more analysis is required for the
case of Aleppo and Homs, whose results may generalize to
other cities. The analysis is based on data peavidy the
Central Bureau of Statistics in Syria, the World Bank,
ESCWA, and UNHabitat.

More focus will be given to the cities of Homs and Aleppo also
due to the fact that more information than from other cities is
available also for understanding the @blem of postvar
housing in these important big cities of Syria in more detail.
Because the war in Syria is still not yet finished, it is necessary
to present data from cities thetealready accessible, as it is in

contrast to the historical German sition.

Chapter6:
Chapter 6 compares West German and Syrian pesar

situationsin order to find out the similarities and differences
In this chapter, the results of the data analysis fall under four
main categories: urban situation, economic situation, social
situation, and administrative situatiofhe discussion of
findings will focus on the points that can be applied to the

Syrian catext.

15
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Chapter7:
In Chapter 7, the transferability of the characteristics of the

German experience is examingd this process, two kinds of
criteria are used to assess transferability: the consequences of
the war and the contextual criteria. The transferability of

German solutions is based on the results of Chapter 6.

Chapter8:
Finally, the research leads &dist of recommendationg\t the

end a critical perspectivawith respect to the limitations of the
present study as well as an outlook on future research seeds

given

16



Chapter 2. Postwar
activities with respec
tohousing

Before analyzing social housing stratégs as one ofthe post

war housingprovisionstrategiesit is usefulto define the terms

A p ewsatr 0 andarfipoetonstructan ono
overview of the postvar situation in general, the pesar
housing situation, as well as the available strategies for housing

provision is provided.

2.1.Characteristics of postwar cities

2.1.1Definition of the term fipostw a r 0
The concepwpar wfr difpeorses folowstthe e p
end of thewar in a specific country. This period typically starts

17
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with an official political contract of peace. It is also possible to
be marled by a landmark victory by one of the warring parties,
such as the fall of the capital city (Nkurunziza, 2008).
Sometimes, it is identified by the date of the signature of an
agreement between the fighting parties. In some cases, it is
difficult to define the start and end of pestar time, as war
activities continuébecause of the diverse ethnic and religious
groups in the country, so progression towards peace rdues
follow a simple way. For example, after the end ofa, many
deprived people trytooc upy and move into
in ways that may instigate social problems and/or reactivate
war. Thus, housing, lanaéndproperty (HLP) rights should be

taken into consideration especially in these cases (Geda, 2011).

Primary crisis relief activities in the pesfar period include
emergency support, development of policies and laws and
implementation of these policies. Depending on the extent to
which peace can be preserved, these activities may not follow a
simple orde or happen independently of each other.
Emergency activities concentrate on providing humanitarian
services and setting up basic governance. Policy development
focus on the planning of needed physical, administrative, and
social infrastructure. This geradly happens upon the

conclusion of emergency actions when more coherent plans
18
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can be made for the future. Implementation of policy typically
occurs later in the postar period when there is a return to a
reliable degree of social, economic and politichbility
(Nkurunziza, 2008).

The postwar period is normally characterized by poverty,
emergency, lack of health and education institutions, and a
need for infrastructure facilities. Thus, the pasir period in a
country ends when the inhabitants of thesuntry have
sufficient food, jobs, and homes. Theoretically, the needed time
for all of that to be achieved is about 10 years, following the
end of theconflict (Ibid).

Lucchi indicates that an increasing number of countries are
emerging from internal Biggles and transitioning intpost
conflict. The circumstances in each country emerging from
conflict are necessarily unique. Thus, understanding the
specific postwar setting of a distinct country after a conflict is
very important in developing adequateeconstruction
programs. Therefore, the following paragraphs critically review
the literature on the most important characteristics of cities

emerging from war conflictgLucchi, 2010)
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2.1.2 Destroyed and injured properties

During the war, physical infedructure is the most affected
structural element. The attacking groups tend to target it as a
part of the war strategy, to put the current government in
difficulty (Barakat 2002). The physical infrastructure most
often damaged in waitncludes bridges, rads, airports,
companies, industrial firms, telecommunications networks,
health buildings, schools, and water, oil, gas and electricity

grids.

Nevertheless, also housing is one of the most affected physical
structures (Barakat, 2009). In addition to the oant of
destruction directly caused by war activities, there is also no
new housing construction or maintenance during the conflict.
Moreover, in the areas where th®uses are not totally
destroyed, most of the material and equipment is likely to be
stolen

2.1.3 Weak institutions

Institutions and governmental administrative capacities are
weak after conflicts and unable to perform their normal
functions (Cian, 2007). The extent to which administrative
capacity is hindered depends time availability of skilled
persanel and theextert of physical destruction of institutional
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buildings. Most skilled and educated government officers
generally escape the counthy.addition to that,ie capacity of
decisionmakers of the government is confounded by the
complexities of postvar politics (The World Bank, 199&nd

the limited ability to operate in some parts of the country
during the conflict. Reconstruction processes are particularly

problematic under this limitecapacity of decision making.

As a consequence, there are no property rights, public
expenditure is poorly managed, and legal systems become
corrupt.According toBojicic-Dzelilovic (2002), repairing the
institutional infrastructure of countries after cactflrequires
strengthening the legal system and administrative capacity, and
therefore is considered as the most difficult task of

reconstruction

2.1.4 Displaced inhabitants

Population displacement is theain consequence of the armed
conflict. Displaced peoples include refugees and internally
displaced people (IDPs). Refugees are people who seek safety
outside the county, whered3Ps are those who relocate within

the country in search of safer living conditso

21



Post-war activities with respect to housing

In 2011, the number of the worl
million, either as refugees (15.2 million), IDPs (26.4 million),

or those seeking asylum (895,000). Among refugees, most
people fled from Afghanistan, followed by Iraqis, Somalis,
Sudanese ral people from the Democratic Republic of the
Congo (UNHCR2011).

In 2017, the numbers rose to 68 million global displacements,
with fully 85 percent of refugeesoming from developing
countries(UNHCR, 2017). There are 25.4 million refugees,
and almost twahirds of all displaced people were forced to
flee internally. The refugees mostly coming from Syria,
Afghanistan, South Sudan, Myanmar, and Somalia

This increasing number oéfugees anthternal displacements

was in part due to theising of Syrian conflicts and the
straining of We st énr displacgmentt e s 6
situations, the people usually lose their properties, wealth and

livelihoods.

2.1.5 Collapsed economy
According toCollier 1999, postvar economy is deteriorated

through:

- The destruction of physical and human resources
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- Social disruption

- The diversion of public expenditure from development
activities tomilitary spending

- The lack of savings and portfolio substitution as private

agents shift their assets out of the country.

As stated by Teodosijevic in 2003, wars reduce or stop
production in areas of conflict. For example, most of the
industries and exports are affected thy destruction of the
infrastructure facilities such as roads and telecommunication.
The tourism sector is one of the most waffected sectors
Agriculture is affected, especially in developioguntries as a
result ofland inaccessibility (e.g. landineg and lack of input
which makes the lands unusablelhe loss of domestic and

foreign investmenis yet another result of the conflict

2.1.6 Poverty, unemployment

According tothe World Bank (1998), destitution is thesult

of, and reason for, conélis. Recent wars mostly exist in
developing countriethathave a lot of debt and depend heavily
on the international community for funding. Wars have
generated poverty and severally destroyed economies in the

least prosperous countries.
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When countries hav poverty the amount of problems and
challenges is high. Wars limit the available local resources
(because of destruction) to provide funds for pust
reconstruction, and itinfluences the world's development
negatively as the donor countriegect a lot of money into the

postconflict countries.

As a result of the loss of infrastructure, economic investment
and the ethnic conflict, the percentage of unemployment is high
in postconflict countries in comparison to their prar
situation (Sendratne, 2013). The main role of pesar
reconstruction programs is to create job opportunities fer ex

combatants and for the people who returater conflicts.

2.1.7Sociceconomic changes

War makes deep changes in societies espeaoidtiyregard to
gender roles. During wartime men are the predominant
casualties. Women become responsible for the economic
survival of the rest of the family and must take new
responsibilities as decisiamakers in the family
(Wanasundar22006). Women are mostly affectbg the death

or disappearance of their family members or the migration of

young men to avoid military service (Seneviratne, 2013).
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The flexibility in the gender role has an important parthe
economic recovery as the women assume more economic
activites (The World Bank 1998). Thus, poswar
reconstruction should integrate women into all programs,
projects, and policies to sustain the gains women have made
through the wartime (lbid). It is important to enforce property
laws that ensure equaghts of women and to integrate women

into the formation of @ostconflict society.

War changes the values of communities. The involvement of
women in horgovernmentabrganizations (NGOs), and taking
upr e s p o n sarmsiwithiout theepsotection of tHamily's
male members can encourage womegdbmore a feeling of

independence and selbnfidence.

After presenting the urban, economic, political and social
characteristics of postar cities an idea about the concept of
postwar reconstruction and housing, land, and property rights
after displacement and return will be giventhe following

sections

2.2 Postwar reconstruction

Postwar reconstruction deals with development and conflict.

The internationapeacebuildingand devepment community
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works with many concepts of recovefthe economic, social

and urban ones)According tothe World Bank postconflict
reconstruction supports the transition from conflict to peace in

an affected country througfithe rebuilding of the socio
economi c f r ame wendfihe redonstrubtienos oc i et
the enabling conditions for a functioning peacetime society
explicitly including governance and rule of law as essential

c o mp o n(World Baak, 1998 in (Ohiorhenuan, Johm3).

The United Nations DevelopmeRrogram(UNDP) considers
reconstruction as t he process
devel opment pat h, wher e a coun
capability to make and implement economic policy as part of a

largely selisust ai ni ng process of e C (
(UNDP, 2008, p4).

Postwar reconstruction gives the opportunity to imprdke
urban, economic, and sociaituatiors of the country
According to EiBushra (2004)postwar reconstruction is key
to preventing further conflict or war, and it is a step toward

development

MendelsorForman defined reconstruction ashievingbroad
socioeconomic weklbeing This would comprise: guarantee

societal security, public health, food security, and restoring the
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physical structure and infrastructure, as well as, generating
employment and educational systems, opening markets, re
establishing prudentialrameworksfor financial institutiors.
(MendelsorForman, 2002).

However, postvar reconstruction is a major challenge for
development agencies in developing countries. According to
(Barakat, 2009), the interventions of thmternational
committee could support pesbnflict countries, inkding
developments related to the local economy, security,
infrastructure rehabilitation, peacebuilding, refugee
resettlement, education, health, and governance. This
intervention was presented by the World Bank (1998) and
synonymously by EI Bushra (2004yith the following

priorities

Fixing the economy:

This involves restoring an economic base that depends on
agricultural production or existing industries, and the provision
of loans and grants for new ventures or businesses, the
development of currency, new industries, market and

commerce, and new sources of income.

Reconstructing the governmahframework
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This involves rectifying the political system, to restore the law

and to build governance and administrative capacities

Reconstructinghte physical structure and infrastructure:

This involves rebuilding shelters (housing), schools, hospitals,
transportation systems (e.g., bridges, roads, etc.), restoring
electricity, oil, gas and water supplies, and providing the

training forconservation.

Reconstructing social infrastructure:

This involves interpolating the basic needs of education, health
care cultural care (ex. playing theatreggnd social care(ex.
basic life needs such as food, clothes, and shetterthe

people.

Rebuilding communities:

This involves revitalizing disrupted local communities, to
support the families headed by women, and to reintegrate the

displaced people and the former combatants.

De-mining programs:

Mine surveys and dmining of important infratructures.

Rebuilding the judiciary system:

28



Post-war activities with respect to housing

This involves reforming courts and judicial processes by

establishing dunctioningand credible judicial system.

Rebuilding financial stability:

This involves rescheduling, get rid of debt goldnning for
financial stability.

According to Nkurunziza (2008physical reconstruction is the
most visible indicator of economic reconstruction. It is
important for building trust and stability in pesar
communities, and to attract foreign investdésnce physical
reconstruction is an important factor for social stability in the
country, it is recommended to be started before economic

programs are fullynderway

According to Barakat (2003),among the physical
reconstruction of destroyed structures pmmiflict housing
reconstruction is very important because it contributes to
development and peace in the recovering country by rebuilding
the economic (housing industry) and social life of sthe

affected communities.

In the present work, thereforthe main focus is on pestar
housing reconstructiorwith a particular focus on thsocial

housing conceptAlthough, postwar housing reconstruction
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presents some obstacles athllengeghat will be discussed

in thefollowing section

2.2.1Housing, land, and property rights for special cases
Postwar reconstruction isne of the very important factofsr

the transition from conflict to peace The reconstruction
strategy should considearefully the issues of property rights
Private property and public propertan easily be a point of
conflict among fighting parties and therefore extend the
conflict. This is only in the case of war, where there are
different ethnic, religious and political groups participating.
These problem®ccurrepeatedly when refugees and displaced
people attempt to reclaim their properties upon their retarn
when they are not able to move back in their homes, which are
inhabied by others. Postconflict peacebuilding efforts,
including trese casesaimed at rebuilding the rule of law, are
mostly dé ay e d by attempt s fthem Avi
propertiesof the defeated groupLeckie, 2005)

The United Nations increasingly views property rights as an
essentialelement of the peacduilding process and as a
prerequisite for the rule of law (The report of théN
SecretaryGeneral, 2004). Housing, land, and property (HLP)

rights are recognized throughout international human rights
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and law, and thus the legal framework uigd for the
development of a complementary policy by the UN and others

already exists

To enforce HLP rights in postar settings is typically
hampered by the following challengesisplacement and
return; the legal framework and institutions; the staunsg
availability of housing stockand other ofteroverlooked
concerns such as homelessness and landlessness (Leckie,
2005).Understanding these challenges and how they have been
met in former cases will provide a stronger, more informed

basis forreconstruction and developniestrategies.

Displacement anckturn

When refugees and IDPs return to their-ywer houses, they
often find that some groups hataeken advantage of the
breakdown in law and have occupied their former homes.
Some common dispes that result from the return of refugees

and IDPs to their prevar houses include:

- Trials by refugees and IDPs who find that their former houses
are occupied by people of the opposite ethnic or national group
(secondaryresidencg or by people without documentation to

show their ownership but with legitimate righfhese cases
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are to be differentiated from the casesefcondary residents
with legitimate humanitarian housing needs, who will often
leave the houses by themselvedien their own home's
problemsare solved byhe possibility to return into their own
houses or bythe provision of another house, a land plot or

compensation.

- Determining rights where thpresentresidents hold legal
titles, but the returnees do not orvhanot followed legal
transfers of property. For instance, whproperty sales or
rental contracts have been forced under pressure at the time of
flight or escape aftelong-term prewar tenancy or possession

disputes.

- In some cases, public or social Bowg properties are
privatized (i.e., transferred from the public to the private
sector) during conflicts whilst occupied byg@condaryesident

to whom theofficial title is transferred without the knowledge

or agreement of the original occupant.

To handle these needs and to protect HLP rights of refugees

and IDPs, the UNhassupported the establishment of housing

and property commissions; committees that have been
entrusted with fmaki(begkie2006di ng ¢
pl2) to help returneese-possessf their original houses.
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Housingstock
During and directly after an armed conflict, the housing

situation is generally disordered with severely damaged
housing stock and a shortage of housing. The housing sector
thus becomes a source of diggs) especially in cases of
different ethnic, religious and political groups. Turmoil in the

housing sector arises for many reasons:

- Maintenance of existing houses and the construction of new
ones have ceased, leading to declines in housing supply and
increased social conflict. If i conflict involves disputes
between ethnic groups, the housing sector could be used as a
means for ethnic cleansin@s seen in Beirut city, after the
Lebanese Civil War lasting from 1975 to 19%hd political

favoritism, thereby leading to further conflict (1bid).

- During conflict and the postvar period, existing or remaining

houses are overcrowded.

- Right dter theend of thewar, there is usuallynot enough

information about the available housing stock.

- Social housingorograms areften unavailable after thear

due to the absence of government. Thus, in soasesthe
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number of homes available through social housing progrems

negligibleandrequire public interventian

These are some of the key HLP rights challenges facing peace
operations and postar reconstruction. The following section
outlines the postvar housing situation and reconstruction

strategies.

2.3.The postwar housing situation

In order to identify silable postwar housing reconstruction
strategies, it is important toonsider the postwar housing
situationin general the role and the importance of pesr
housing reconstruction, possible housing reconstruction
activities, and some of thehallenges that possibly face the

postwar housing reconstruction (Bowley,1943)

Assessment of the pestar housing situation requires detailed
statistics to discuss the situation in termgostwar housing.

This shortage of hoiusy units (reduction of peviously
available supply) features after the war for many reasons. Wars
stop the investment in housing construction despite an
increased number of familidbat are in needof dwellingsto

rebuild society after wars.
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The upgrading of programs and housing maintenance
delayedduring wars To calculate, the approximate amount of
housing reduction througlvartime one multiplies the number

of houses planned to be built each year by the number of years
in the war, summed with the numbeaf destroyed houses.
(Bowle, 1943).

Housing destruction causes negative effects on the income of
the family because they have to move to another place and/or
renta new one. At the same time, the ability of people to afford
ahoug is affectedby the poverty caused by war. Accordingly,
housing provides an indicatioaf the social and economic
prosperity of peoplélbid).

2.3.1 The role of postwvar housing reconstriction

Postwar housing reconstruction has figportantand primary
roles of economic development, welfagad stability of most
societies. It providesiumanswith space to live, sleep and to
eat, to be protected from extreme cold and warm weather, and
to afford sunlight and ventilation, which are basic needs after
water and food. In addition, it expresses the cultural identity,
rebuilds governmental, politicaind legal stability of societies,
and restores faith in th&ture (Barakath, 2003). It is the

catalyst for changing societal roles as well. It creates a new role
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for women. (See section (2.1.7))Jn some cases, it has the
potential to stabilize peace bgiminishing the competitive
strugglefor living place. Based on that, housing reconstruction

must be anotablepoint in postwar programs.

Postwar housing reconstruction can also help in transferring
technology, building techniqueandskills training n order to
have better housinglbid)

According to Barakath, another reason why relief aid programs
should consider the pestar housing reconstruction on the
humanitarian agenda (especially the permanent reconstruction)
is that for those who have losteih homes, it is not only a
physical loss, butlso one of dignity, securityand identity.

This can lead to psychological shock, disturbance of social
structure, disruption of security, and has a negative influence
on the economy. In contrashousing reconstruction activities
can strengthen the emotional and physical abilities of the
communities and enhance its reconciliation, and the- self
esteem and pride of the people through participatory

programming. Barakath, 20083

The next paragraphs wWwiklarify some points of poswar

housing reconstructionés rol e:
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-Rebuilding the economic life of waffected people
Economic recovery, development and poverty reductom
stimulated after anemergency by creating immediate
investment (Barakath, 20Q3)This includes investment in
materials Jabor, and other construction requirements. (Richard,
2015). Furthermore, thehousing sector is important for
establishing groductivedaily life for the affected inhabitants.
This helps them return to their origin@ommunities to

continue their working activities.

-Solving the reintegration problem of people displacedvhy:
Displaced people and returnees are in nedabases. For that
reason, the reintegration of displaced people with claims for
housing reconstruction is <cor
strategy to solve problems of internal displacement due to war"
(Richard 2015). Barakath (2003) also suggestedpgbstwar
housing reconstruction is a motivating factor to reintegrate

communities as part of the efforts towards peace.

- Restoring security trust, and faith in the future among
conflict-affected people and investor8The loss of a home
constitutes notyst a physical deprivation, but also a loss of
dignity, identity and privacy. It can cause psychological
trauma, challenges perceptions of cultural identity, disrupts
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social structures and accepted sobkhaviour, poses a threat
to security, and has agsiificant negative economic impatt.
(Barakath, 2003p2).

Housing reconstruction after war helps to restore that identity,

dignity, andprivacy to waraffected inhabitants.

- Housing reconstruction has significant impacts on the legality
and stabilization of the country (Barakath, 2009). In this way,
the housing reconstruction enables communities to enhance
satisfaction towards the government by providing sufficient
and suitable help. Housing reconstruction initiatives may also
have significahgovernance impacts.

2.4The possible housing provision strategies

Bowle (1943) arguedh the context of world war Ithat the
expected end of the housing shortage can be considered as the
restoration of the prevar situation with respect to family and
housing numbers, including planned improvements in the
quality of the houses. He statas 1943, that there are two
alternative solutions to be consideredoth are longerm

strategies

1-The first is an attempt to restore the -rar situation

completely as it was, by building the same number of houses of
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each type in each place as it had existed, in addition to houses
needed for anincrease in family number. This depends
exclusively on the decision andn the efforts of local
authorities and private companiea how to restore the pre

war situation.

2-The second solution is to consider the housing problem from
a more dstant point of view. Considemg the situation
regardless of what might have happened if there had been no
war. Accordingly, the main focusf this approachof the
housing strategy would be ing the available housing,

considering the poor supp{yebuilding)of houses.

According to Bowle (1943), looking to the pasar housing
problem starting from accepting the current situation,
presupposes the acceptance of drgumentghat 1) the state
must assume responsibility for housing in periods of crisis or
acute shortage,) government policy must prevent people from
living below certain minimum standards of housing, and 3)
government policy is responsible for providing modern houses

for those who need them on terms they can afford.

Bowle (1943) argued also that inhabitaatsl local authorities
are more inclined to opt for the first strategy. They concentrate

on the replacement of the destroyed houses and the
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continuation of prevar programs. This requires clear, careful,
and accurate plans because the breakdown of such plght
lead to worse disruption and postponement than building

without a set scheme.

From another point of view, thvo strategiesvhich hadbeen

suggested by Bowle can be combined.

Indeed, it is important to recognize ttegferencebetween the

two terms, shelter and housing. Shelter in this research means a
tempoary place provided for the harmed communities.
Housing refers tobuilding, constructing, rebuilding, or
restoring. Housing reconstruction means either to provide
permanenthousing or to support the people until they can

rebuild their houses themselves

The next paragraph will describe the strategies (approaches) of
providing places to live aftawarsor conflict cases. The first
strategy promotes beinga temporal shelter or housing
construction; the secorapproach is seekirigng-term housing

reconstructiorirom the very beginning

Within this context, each of the two optioigs its own
challenges, needs, pros, and cons. Every solution is suitable for

and can beuccessful in a different situatioBachsituation is
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characterized by the extent thie destruction, the extent of the
emergency, byfactors of time, and the factors of resources
(e.g., working power and money).

2.4.1Temporary construction

2.4.1.1Temporaryshelter

The tempaary shelter isa necessy to providehuman dignity,
security, safety, protection from illness and weather conditions,
to the displaced people in the early months following the war.
In temporary shelters, food, water, arndedication are
provided fitemporary shelter has taken the form of ptast
sheeting, tents or emergency centres set up in communal
buildings or relief camps. Bdrakath, 2003p15.

2.4.1.2Tempoary housing

Temporay housing is differenfrom the temporalshelter. It is
expected tosustainfor a longer time, and it involves the
continuity of t h efor ithe lpuapode tofa n t
reintegration After the end of the warf is to beprovided at a

low cost until a permanent solution can be found. It is a major
feature of emergency nmesnses after conflicts, especially
where many people need helfhe temporahousing can be

rental dwellingssmall huts, or prefabricated housing imported
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and prepared to be usalll over the world regardless of climate
or culture. For further explanatioabout the prefabricated
housing:

Prefabricated houses can provide shelter flarge numberof
vulnerable people throughlianited period of time. This is very
important in situations where many homeless people &st.

the other hand, it is not the best solution. Prefabricated houses
usually must be transported, and as sitdh not useful for the
local economy and imposes gewedrchitectural design. In
addition, usually the construction elements are heavy and
difficult to be built without expertise, and this kind of building

has arelatively shortlifetime.

In some cases, external temporary housing gesgimay not
be neededThe inhabitant might build their temporary houses
by themselves or may stayith relatives or friends in their
places (Barakat, 2003)

The main advantages of tempgraousing are:

-The immediate solving dife needsof privacy and protection
(in a short time).

-Providing protection from illness and weather conditions.
-Strengthening the peofdesocial being together, if theyuild

the temporal housds/ themselves.
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Nevertheless, there are significant arguments against temporary

housing provision, for instance:

-The supply of temporary housing reduces the need for
constant housing. Accordingly, tipeiority might not be given

to permanenthousing projects. Thus, temporary houses often
turn into permanent homes, resultingfawer quality houses

for poor people.rideed, (Ibid) states that affected communities
may dfear t hat temporar-termhou
measure and prefer permanent rather than temporary housing
because they feel more secure and are able to resume normal
life more quickly. Conversely, vdre ostensibly temporary
housing becomes effectively permanent, it may be difficult to

persuade people to movéRarakat, 2003, P16

-The temporary houses are as expensive as permanent ones and

thereby reduces available funds for permanent projects.

- Temporary housing expenditures do not contribute to local
economic development, as the temporary house's materials are
mostly imported.In addition, it might delay the longerm

recovery process.
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-The temporary housing solution can take time, due to import
procedures of materials such as transport and customs

clearance.

-Temporary houses have to follow legal procedures and are
prepared tgrovide shelter fothe short term. This means that

they should be built on different sites from those allocated for
permanent housing, which maybe agricultural or previously

untouched lands.

-Moving inhabitants into temporary houses and again into
permanat ones increases pesar trauma and weakens

community connections. (Ibid)

In some cases of immediate emergency temporal shelter is the
solution, but in situations where millions of people are affected

over time the counterargumens weightedheavier.

2.4.2 Longterm reconstruction

Long-term reconstructiormeanshousing reconstruction and
development strategy. Deciding what to do depends on the
scale of damage. In some cases, the cheapest and fastest
method of providing suitable housing isrepair the damaged
ones, if possible. Repairs are mostly limited to essential works

related to roofing, loatbearing walls, windows, doors,
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plastering, watepipes, and kitchen. Barakath (2003). It is less
traumatic for peopléhan moving to temporary shers because
they can reoccupy their own houses. In the heavily damaged
areas, there are two possibilities: either to build houses for the
prewar inhabitants in new locations (constructing) or to
rebuild in the original places of living (reconstructinty).the
following sentences the three possibilities are described in

more details:

2.4.2.1Repairof the damaged housing

Repairing is always a good st
as a general strategyecause the degree of destruction varies
from place to place, even within the same city. Evaluatains
buildings are important in determining the required materials
and the level of skill needed for repairs. Depending on the
degree of damage and existiskjlls, people may assume their
own repairs and return to normality quickly using their sources
or using relief funds Dwellings may be rehabilitated by

contractors using relief funds.

2.4.22 Newhousing (rebuilding and building)

New housing has two psibilities:
1- To rebuild in the original places of living.
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2- To build houses in new locations.

On one hand, rebuilding destroyed areas to their previous state
or evenbetter is preferred, where possible. However, clearing
out rubble and resolving propgrissues can be a long process.
On the other hand, building houses in new locations means
relocation. As people are connected to their original places of
living for ecanomic, social and cultural reasons, relocation is
not considered the best solution for many peofBarakath,
2003). Nevertheless, it is necessary in some cases. For

instance:

-Where there exist many unexploded mines in destroyed areas

and their removak very difficult.

-When there is a trauma or psychological impact of events that

took place in, or relate to, the original place of living.

-When the disruptions caused by the war forced people to
move to another areia search of jolbopportunities. (Hovey,
2001)

Relocation requires more effort than other housing
reconstruction strategies and requires the highest level of
investment(lbid). In addition, it is important and difficult to

determine suitable locations for new housing, thatemals
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and methods to be used, arnde contextual designs of

construction and reconstruction.

The location and site selection:

The selection of new housing locations usually depends on
propertyrights, land use plans, infrastructure, and employment
opportunities. By observing where displaced people ninyve
themselves a lot can be learned about the new location
selection. In the postvar situation, in addition to security,
access to job opportities is the most important factor in
determining where people live, particularly in cases of internal
displacement. Generally, these places aresuburbanareas
surrounding the big citiewhich might be slum areas in safe
cities. Usually, there arethe e possi bilities

location

1-New houses on the sedéttled locations. In this scenario,
people settle down in a dispersed way that is dependent on the
willingness of the hosting community to share resources with
others and on the avability of lands. This choice has some
challenges and problems.

For instance, there may be legal problems related to land

property as well as land use, and it is possible that the
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government is unwilling to create settlement facilities there. In
addition,there may be a lack of infrastructure or an overload of

the existing one. (Hovey, 2001)

2-New settlementasan extension of thexistingsettlement. If

the government and the local communities accepted this
solution, there will be more possibilities for integration within
the hosting communityand for more expected live means
fitting the new inhabitantskurthermore, an extension of the
existing settlements will make the existing infrastructure more
efficient. (Ibid)

3- A new locationfor the new settlementn this option, it is
importantthat the new homes are closejob sourceso that
peoplehave access to local employment marketanihg for
smaltsized settlements with their own infrastructure is more
effective and manageable. In some cases, the chosen location
of these settlements can be isolated, thus in this sityation
bigger settlement may Hmetter,and theinhabitantscan create
their own sustainable job market. However, in the case of
planning bigger settlements, cultural, religious and intertribal
structures should be taken into consideration to ensure greater

social successand less tensiorbetween the nhabitants In
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addition, big settlements can increase problem$
maintenance(lbid)

In this third case, when new locations are chosen, it is
important to consider what the land use plans were prior to the
war. Reconstruction strategies may be consideasdone
possibility for reviving these plans, but thslould have been

based on more comprehensive and detadsdarches

Depending on the situation, the first and second solutions are
preferred for internally displaced peoples because the
inhabitants hee longstanding traditions and relations to the
site and community that stabilize their tenure there. The third
solution-a new location is preferred if there is a largeumber

of displaced persons seeking accommodation

The construction method andhterial selection:

Local materialstechniquesand construction methods are the
most suitable for housing restoration, building and rebuilding

for the following reasons

-They provide greater opportunities for maintenance and
sustainability, as local cetruction skills stay within the

community even after completion biiilding projects.
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-In addition, the use of traditional techniques provides
opportunities forthe involvementof owners and local builders
in the rebuilding process, thereby increasing the local

economy.

-Traditional materials and techniques aoemally better suited
to the local culture and climate (environment). This is
especially important ithe case ohousedo be builtthat have

architectural or historical value.

-Re-establishing the traditional style of theilding helps the
community in the postvar phase by providing a sense of

continuity.

-Furthermore, usingecycledmaterialfrom the rubbleallows

for the use of traditional materialslatv-cost prices.
At the same time, significacbunterargumentsan be made:

-Local construction materials and techniques may have become

associated with a lack of modernity or memories of death.

-They may even be sgciated with the threats that resulted in

war in that place.

-Furthermore, obtaining significant quantities of the local
materials can increase prices to levels that prevent the people

from buying the needed materials for rebuilding.
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Thecontextual designs of housing

The contextual design implies that in addition to the
reconstruction of houses, there are important factors

influencing the design of housd&hat should be considered:

1- Economic factas: the averageof family income per
month number of employees, general domestic
program, lowcost housing construction

2- Demographic facter the average number of family
members, annual population growth rate, immigration
from the inside (displacement) or outside the country
(returning refugees)

3- Functional factas: the possibility of the future
extensionof the apartmentgshe needfor indoor space
during the day and at night (especialhe placement of
the lavatory). The needfor space can differ between
urban and rural areas. In rural areas, houses may need a
place for cattle and storage space for equipment and
food. In urban areaspacemay instead be needed for a
smallworkroom.

4- Social or cultural factors pertaining to religs or
ethnic norms For example, privacy issues in Islamic

culture warrant special needs such that guest rooms
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should be separate from the living room and the
sleeping room of the sons should be separate from that
of the daughters. The openings to outside house
should be partly covered.

5- Climatic factors such as ventilation, solarization, and

weather that affect the type of housing.

The requiredsizes of housing space, functions and types are
different depending on the needs of the inhabitants. It should

be suitable economically, socially and demographically
considering the |l ocation of this
size should consider th@umber of family membersin

addition tothe economic situation of the inhabitanthe cost

of thenewhouse isalwaysrelated to:

- The cost or price of the piece of land.
- Construction costs.
- The construction types and materials.

- Theinfrastructure costs.

The land use and the type of the houses are highly related to
each other considering the width of the building, the height of
the building, the height of every floor and the number of the
floors. Therequiredland area ismallerwhenthe number of

floors is moreWhen theconstructiorheight of theroom space
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is 10 cmless the cost of the construction1s5%less. (Atabsi,
Abdeh, 2004). The muHloor (multifamily) buildings cost less
than the other types in generdpecially when there is no
elevator used (up to five or six floors) and it achieves a high
density of people 306800 persogm? as it was mentioned

before.

For the same area of a single house and the flats having
common walls and surfaces as row buiiginthe second one

costs half that of the first one. This is because single houses
require more covering materials for the free faces of the

buildingand more area of land for the entrances.

The use oimodule constructionlesignaffects the accelerabn
of the construction because it makbe building simpler The
standardizedacades with similar opening sizes make the costs

less.

The design of new houses should consider these factors
because their acceptance by the inhabitants is mailg li& be
guaranteed. (Barakath, 2003)

By definition, the temporal shelter and housing during or
directly after the waare consideredasa place for living until

permanent houses are readyrtove inafter recovery.
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Considering the above possibilitiesdatine particular situation

at hand, decisions to either rebuild or repair housing will be
made. Building new houses in new places is recommended if
there is a large mass of displaced people thecheed for a
large area. Repair and rebuilding of damageashs in sites of
destructionarepreferable if there are fewer peogpepected to
comeback.

However, housing reconstruction after wars faces many
problems that impede its success. Before addressing the
problems of poswvar housingeconstruction, it is important to
identify the implementing agencieSshes e actor so
clarify some of the problems of housing reconstructidmus,

the section below presents the main actofs housing

reconstruction.

2.4.23 The concept of sodihousing

In general, the economic situation of most peat inhabitants

is below the poverty line. Therefore, it is difficult for them to
afford the houses they need. At the same time, there is a high
shortage of houses. Moreoveagdequatestandards of living
should be provided. This situation requires governmental
support (loan, subsidy or international relief) to afford shelters

or houses, and/or international support. In this case, the
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solution is to provide affordable and adequate haudinother
words social housingprograms areone of the existing
solutions inhistory dealing with postvar situations Social
housing isa conceptthat containsaffordability and adequate

quality standards at the same time.

2.4.3 The main actorsf reconstruction
Therecan be made rough principle destruction according to the

actors, between a contracniven and ownedriven model.

2.4.3.1 The contractor

The contractedriven modelfor constructionis consideredy
Barakath The fastest and the easiest way to build a large
numberof buildings by professionals and expemst by the
community. In this model, the relief agencies design and
rebuild postwar housing using construction oropanies
(Barakath, 2003). In addition, the contraetiiven model is
suitable when people are vulnerable and there is a lack of

skills, money and construction materials.

At the same time, construction firms mostly build standard
houseghatdo not involve the inhabitants in the reconstruction

and are not personalized to their requirements. As the

55



Post-war activities with respect to housing

construction materials are not local, there may be difficulties

performing future repairs and maintenance.

2.4.3.2 The owner

The ownerdriven model involves the inhabitants themselves

rebuildingtheir houses, using financial and technical assistance
provided by relief agencieand governmentin this case,

workers and materials are available locally, housing design is
mostly simple, and there isontime constraint to finish the
construction. There is also a p
take benefits from external technical assistance, and this is
referred to as the sdfifelp modelBarakath, 2008

The success of thewnerdriven model is based on three main

requirements:

- Participatory approaches in decision makihbe inhabitants
are authorized to make decisions regarding housing
reconstruction such as the construction technique, materials,

workers,andfinance.

- Suitable tebnical supportThis includes design and building

agreements, financial management, and vocational training.

- Sufficient financial supportThe financial donations should

be sufficient to construct aompletely finished house with
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sanitation and water &nsions. Financial support changes in

accordance with fluctuating prices.

On the one hand, inhabitants in tbenerdriven model can
control the house reconstructiggrocess which strengthens
local capacities and enhances the cultural identity of the
community. Furthermore, this model allowsopleto occupy

the houses before it is fully finished as well as uses traditional
construction materials thatsupport the local economy and
reduce costéBarakath, 20083

On the other hand:

-The ownerdriven model could result in construction delays if
the financialsupport, from the neprofit organization or from

the governmenis not spent as planned.

-Furthermore, if inhabitants are too busgrking in pad jobs
affording their livelihood, they will not be able to participate in
the constructiorprocess or control construction, and the lack of

control leads to poor quality housing.

-Moreover, this moel requires offered support for vulnerable
people, as they lack access to expert builders and construction
materials owing to their inability to buy materials in advance

due to their poverty and shortage in time
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Thus, Barakath(2003 proposes a mixed med between
contractordriven and ownediriven models for poor and
vul nerabl e p 8uclpd neodeswoglchinclude &he
construction of a solid foundation and frame by professional
contractors and the provision of grants to enable owners to
finalise the home by designing the layout and including
culturallyrelevant aesthetic touches according to their own
specifications (Barakath, 2011p15J)

Narayanan indicates that a common misconception is to
associate the ownalriven model as synonymous with housing
reconstruction in the original locality and contraatioiven
model with relocation or building new housing areas. These
models make no implations regarding locatiorfNarayanan
2008)

After having identified the contractalriven housing
reconstruction model and ownériven housing reconstruction
model with their strengths and weaknesses, the section below
expands on thelesirables and theoptulates associated with

housing reconstruction.
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2.5Desirables, postulates

There are some desirable outcoraesl postulatethat should
be met in part or fulfilled by measures or activities in the
provision of housing after the wgSeneviratne, 2017)

1- Among these postulates is the adequate standard of living,
which, according to OHCHRL994), the Universal Declaration

of Human Rights (1948) and the International Covenant on
Economic, Social and Cultural Rights (1966) include
consderation of accessibility, affordability, habitability,

facilities, and location:

fAccessibility refers to the availability of housing for those
who are entitled to it while habitability refers to the adequate
space and protection from structural hazandsather and
disease. Affordability ensures that the costs associated with
housing should not threaten or compromise the attainment and
satisfaction of other basic needs. Location should facilitate
access to employment, health care services, educatiotidacil
and social facilities. Furthermore, location of housing should
not cause any threats to health of the inhabitants. Facilities
refer to the access to safe drinking water, energy, sanitation and
washing facilities and to disposal and drainage faalitidile
cultural consideration refers to the cultural identity and

59



Post-war activities with respect to housing

diversity in housing design, construction material and

construction method. Finally, security of land tenure refers to
the legal protection against forced evictions, harassment and
other threatso (Seneviratng2017, p7).

The United Nations Center of Human Settlements, further
expanded upon the definition of the term adequatéheir
publication

fAdequate shelter means more than a roof over one's head. It
also means adequaterivacy; adequate space; physical
accessibility; adequate security; security of tenure; structural
stability and durability; adequate lighting, heating and
ventilation; adequate basic infrastructure, such as vsaigply,
sanitation and wastmanagement falities; suitable
environmental quality and healtblated factors; and adequate
and accessible location with regard to work and basic facilities:
all of which should be available at an affordable @ost
(Habitat 200Q Annex 29

Affordability dependsnot only on the price but also on the
f a mi ihcpndesas Bratt argued. lother words,the newly
built home should not cost more than 3Q8tkhalaf, 2014), in

cases where incomexists This number differs from one
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country to another because thene no wniversal criteria to

classify those belonging to Ieimcome groups.

2- Housing should contribute to local economic development.
In postwar housing reconstruction, when local inhabitants
contribute to reconstruction activities using local materials and
techniques it promotes loAgrm local economic development
(Seneviratne, 2030

3- Housing should be suitable for the local cultural, socio
economic conditions of the inhabitants. Ignoring the local
conditions, such as the culture or the sasionomic sitation

of the affected people, in pesatar housing reconstruction
projects which mostly are planned and implemented quickly,
leads to change the dwellinggometimes it even leads to
abandonment (Seneviratne, 2013). In suaeh way of
reconstruction the inhabitants will have a feeling of being
imprisonedn those houses

4- Housing reconstruction should contribute toocsl
integration in the community. Generally, emergency leads to
physical housing reconstruction. This can contriltathe loss

of communiy participation which usually helps in rebuilding
war-destroyed social networks (Burde, 2004)the meantime,

Seneviratne(2013) points out that refugees and displaced
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people will gain a full sense of home only when a positive
relaionship starts to develop between housing and the
surrounding local and national environment and such lack of

community linkages will lead to lack sense of home.

5- There should be greater guarantee of security for land
tenure (Barakat, 2003)

6- There should exist a developed strategy for housing

reconstruction(lbid)

These features could contribute to the acceleration and success
of housing reconstruction after the war. However,
complications in housing provision activities can hinder the

addresing of housing postulates oneeds:

1- Lack of governancéorganizationsand coordination: It is

notable, thatn the twentyfirst century, there is no specified
agency for housing reconstruction after wars, anty afew
NGOs working in relief would like to work in this field. When
reconstruction programs set, planning is mostly poor and the

assortment between agencies is diffic{Barakat 2003)

2-Poverty One reason why it is difficult to focus on pasar
housing reconstruction in relief aid projeats the lack of

currency because this field of work is considered as
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development businessReconstruction of housesends to
provide better and more durable accommodation than that
which existed before the war. However, from another point of
view, there is a clear humanitarian need to provide vulnerable
individuals after the war with basic housing, the same need as
for other relief items such as access to water, food, sanitation,
and healthcare. (Ibid)

3- Lack of strategiesThe effort to promoteaocial housing for

postwar recovery isgenerallyignored, and no distinction is
made between the provisiongiielters and houses.

-What makes the successful implementation of housing
reconstruction programs difficult is the longeded time and
the complex process. This may not be available directly after
the war. (Ibid)

4- Lack of actors The absence of expertisa themes of

planningleads to assessmeritsgat do not give the necessary
information. Thus, reconstruction programs are often not
sustainable because houses are either redesigned by their

inhabitants, or they are abandoned.d)bi

The previous sections dealt with the pastr situation in
general and with various strategies to provide housing

independent of the historical situation unique to Syria. The next
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section providesan analysis of the postar situation of

Western Germany and its contributiom the solutionof the

housing problem
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Chapter 3. Postwar
social housing in the
WesGermar(BRD

The following chapter deslwith the experiences of pest
World War 1l rebuilding of housing in West Germany. This
German social housing strategy was a successful one. Although
already considered as history, it is enlightening to analyze the
former situatioo in terms of legislation, programs, and case
studies. It ends with a list of the strengths of the social housing

strategythat wasmplementedn Germany

3.1 Social housing as &ind of housing policy
To understand social housing as a twothe peacéuilding

process it is important to look at it in any situation of scarcity
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and consequently mainly in pestar cases, from a theoretical
point of view. As social housing is a solution for the housing
problem in the postvar case, it is useful to know itsstory

and definitions

3.1.1General definition of housing policy

Housing policy refers to all political and associative activities
as well as state measures that deéh the housing supply of
the population, including the construction, modernization and

preservation of housing. (Klein, 2011)

The combination of the ters "supply" and "state measures"
already indicates that public housing policy is a policy field
that is largely handled by the state itself. In fact, since the first
years of the Weimar Republic in 1918and the posWWwI
housing shortage problemhousingpolicy in Germany has

been a key component of social poli&g(er, 2004).

Housing policy can be defined as all governmental and
legislative measures aimed at providing housing for the
population, and thus sets the framework conditions for housing
constuction (Selle, 2012)Thomas Halder points out that the
provision of sufficient, affordable and decent housing is the
goal of a state housing policy. (Halder 2011, 1906).
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The Federal Republic of Germany (FRG) defined housing
policy (1949) according to ade 20, paragraph 1 of the Basic
Law (GG) as a fAsoci al Mys deromm
verfassungsmaRig  verankerten  Scstemtlichkeit  der
Bundesrepublik Deutschland und der besonderen sozialen
Bedeutung der Wohnversorgung ist der staatlisbéirag far
wohnungspolitisches Handeinobschon explizit nicht fixieri
abzuleiten According to KiihneBlining (2005, p235) as cited

by Selle(2012).

Social housing policy is a special form of housing policy. Thus,

Asoci al hofuso migadl mmtdusi Bgo a
synonymousbuti s oci al hrathar snly nogeoof thes
instruments for i mplementing

3.1.2 Social housing definitions

There is not just one definition of the term social housing,
rather it is afloating term.Its definition internationally differs
from one country to another as well asrosstime within the
same placeThis can lead to misunderstandingkundgren,
2018)

For this reason, in this research different general definitions of

social fousing and their criteria will be presented. Thereatfter, a
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description of social housing in Germany following the Second
World War will be given because it was a successful solution
for the housing crisis at that time.

ASoci al housi ngo ned in thg eOxferd a |

dictionaries with the following features:

1- The targeted group: loimcome people or those with
particular needs.

2- It is subsidized and provided by government agencies.

3- It is subsidized and provided by nprofit organizations
(e.g., municipal housing companies and cooperatives).

4- Its aim is to provide affordable housing of good quality.

In the Cambridge Dictionary, social housing is defined as:
fiHousesandflatsthat areownedby local governmenbr by
otherorganizationsthat do not make profit, and that are
rentedto peoplewho havdow incomes More thanhalf of
those ofworkingagein social housingare withoutpaidwork

more thardoublethe nationalaverage 0

Social housing limits increases in rents by law, so rent remains
affordabl e. |t is distributed
allocation plan and not by the discretion of landlords. It can be
considered as a possible mesmsvercome housing inequality

for those who struggle with housing costs (Heywood, 2013).
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The author Lundgren gave another definition of social housing:
fiTemporary, income&ependent or ongoing tenure of
belowmarketrental housing provided bgublic, privae non

profit or private forprofit entitiesaccording to a government
defined social mandate, in retufor statepr ovi ded 0O
S ub s i duarenteés, tax concessions or other forms of

financial suppod ( Lundgp?en, 2018

So, social housing iest Germany as it has been regulated

in the German Housing Binding Act
(Wohnungsbindungsgesetz, WoBIindG) since 1965 is the state
subsidized (grants or tax relief) construction of housing,
especially for social groups that cannot meet their housing
needsin the free housing market. Additional to the personal
requirements, which tenants in Germany have to prove with a
residential entitlement certificate, there is a maximum

permissible rent.

The term "social housing" is a designation for the system of
comprehensive state promotion of housing construction. In the
first German housing law WoBauG), in 1950, five years after
the end of WWII, the term "social housing" was defined as the
construction of apartments, enand twefamily houses and

small settlemets which are determined appropriately by size,
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equipment, and rent for broad groups of people (Von
Roncador, 2006).

Social Housing, as defined in the .WoBauG in the 1950s, was
aimed at various groups of people. The income limits
applicable to the issuaamf a residence permit, as a condition
of access, were set high so that about 75% of the population
had access to social housing. (Harlander 2012).

3.1.3 The criteria of social housing
The above definitions of social housing present many
characteristics of social housing. These characteristiggest

commonalities that fall within the following criteria:

1- The target groups

The target group is a necessary standard to define social
housing. In the references, there is always a target group, as the
objective of social housing is to provide a solution for specific
problems that affect apecificgroup of people. This group of
people faced difficulties in procuring housing in the housing
market. As stated in the above definitions, the reason behind
this is limited financial liquidity. This group is the poor people

in the society, who are insolvent, or in other words the- low
income group (quantity is relative in each cas@xford

Dictionaries, Cambridge Dictionary)
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2- The type of tenure

Hansson and Lundgren, in 2018, identified different types of
social housing tenure:- Jowneroccupied housing, -2sociat

rented housing, and 8ooperative housing.

3- The contractor:

Lundgren, in 2018, argued that social housing is provided by
public actos (government) or neprofits organizations as well

as private actors. Most of these rmofit organizations are
housing associations. The puktk
housing corporations may be in the form of grants, loans
granted by the governmg interest subsidies or tax reductions.

At the same time, the term public housing is not equivalent to

social housing.

4- Public financial supporindsubsidies

Social housing programs are not s®lpporting, so they
require public or private financial support to reach affordability

targets.

Publicintervention in thesocialhousing sector may happen in
three main forms: legislation and connection to publicopedi

subsidies and direct supply of social housing through public
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councis or public companies. Their financial support
(subsidies) to social housing investors happens in many ways,
such as debt guarantees, advantageous loans, investment

contributions, bew-market priced land, etc.

Non-profit organizations can also be financial supportéithie

socialhousing sectoLundgren, 2018

5- Architectural and urban design standards qumality

It is widely accepted that adequate urban and architectural
design contributesto the success of housing policies. Social
housing can be considered as a way to enhance social cohesion
by locative inclusion into larger housing areas. The standard of
socialhousing must be similar to the average housing quality in
the area, to avoid stigmatization and social segregation (UN,
2006).

3.1.4 The history of social housing and its first appearance

The concept of social housing first appeared in Ausburg,
Germany, where Jakob Fugger the Younger in 1516 founded
thedFuggerei o, w h i ¢ Kfunctioging tsdtial ol d e
settlement. Then, in France, in 1793, the rights of man and
citizen were declaredt the end of the great French Revolution

(1789- 1793).(Kropotkin, 1909, retrieved in 2009).
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In the 19th century, in Germany, there were three movements:

1) Private care provided by company owners (eg. Krupp,
Bosch)

2) Care by the central state for its empleydeg military
personnel)

3) The emergence of cooperative societies with common

public interest

Social housing was further extended in Germany during the
1890s by means of trade unions, workers cooperatives, and
some benefactors. It was an improvement te older
tenement accommodatipomwhich was generally affordable to

the lower middle classes (Treanor, 2015).

At the beginning of the 20th century, up until the Second
World War, public involvement in housing markets was
generally weak andtemporary across Western Europe.
However, in Germany, a comprehensive set of rules was set at
the end of the First World War, during the years of the Weimar
Republic (19181933), which was expandedto permanent
rights, eg. in 8155 of the Weimer constitutio the right of
families to healthy housing was fixed. After World War I,

three pieces of housing legislation quicldgnerged under the
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comprehensive term of the housiogntrolled economy
AWohnungszwangswirtschafto
(Wohnraumbewirtschaftungsgesetz 19%88). This was
extended into the first years of the Federal Republic of
Germany. These legislations provided protection against
dismissal, limitations on rents and housing management (Von
Roncador, 2006).

The pre-WWII housing situation in Germany

In Germany, in the face of thbBousing shortage and the
difficult situation of the capital markets after the First World
War, state housing promotion needed to be established. Two
phases of state housing subsidies can bendisghed: the
promotion during the inflation period from 1918 to 1923, and
the secalled era of household interest tax from 1923 to 1932.

InMarch 28, 1918, a-wieRmusiaglaavwe i t e ¢
was i ssued. ADeut sches Rtha cho w
German nationstate from 1871 to 1945. Section 8 of this

housing law announced the provision of 20 million marks of
government funds for the promotion of charitable -poofit

housing supply. This paved the way for the promotion of
housing constructiomt the Reich level for the coming years

(Von Roncador, 2006, pl18638).
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The German government became more active between 1924
1932, providing mass housing by building three million new
houses, in partnership with cooperativéshor unions, and
municipalties, with the engagement of modernist architects,
and using modern materials and approaches of construction. In
this context, t he ARei chsf
established, in order to do research on new materials and
construction techniques (Sociabusing in Europe Il, 2008).
Housing supply for the lower middle classes and skilled
workers was thereby particularly targeted (Treanor, 2015).
Between 1933, when the Nazi party gained power in Germany,
and the beginning of WWII in 1939, these progressive
approaches and the various initiatives and cooperatives were
destroyed Gteichschaltimgsgeseéiz (I aw
equalization). Financial resources were also cut off and steered
towards armaments and preparations for war. Only some
speci al forimsd| undkae daKd efi sl k
were realized, but only in a racist sense, aimed at particular

peopleof German society

The situation changed after 1945, with severely damaged cities

in need of rebuilding. The governments of most European
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countries became much more active in the housing area. (UN,
2006).

The following sections, therefore, will focus on social housing
in pog-war Germanyas anexampleof a county recovering

successfully fronwar devastation

3.2Postwar situation in West Germany 19451949
Understanding and analyzing this experience is of use and
interest to other counés and their specific contexts. As stated
in the introduction, this thesis will relay the experience of

social housing in West Germany.

3.2.1 The postwar political situation

World War |l started on Septemb&; 1939 and ended in
Germany at midnight olWay 8, 1945, (Stunde Null)On that

day in 1945, the Allied forces penetrated Germany from the
west and theSoviet forces from the east. Germany was then
occupied and divided fa four martial areas, as illustrated in
(Figure4). Each area was controlled by one of the four Allied
armies: the USA, Britain, France, and the USSR (then of
Soviet Socialist Republics). Berlin as tbapital was similarly

divided into sectors among the four armiéde(3mann, 2010).
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Conflicts between the Soviets and the other Allies led to the
Sovets enactingthe Berlin Blockadegcutting off all ground
access to West Berlion June 24, 1948. As a response, the
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Allies supplied West Berlin with tons of food per day over
thousands of flights with the Berlin Airlift. This action was
cal Leftdr¢ockedo, until May 1949.

In October 1949, the occupying countries in both West and
East Germany replaced their military governors with civil
leaders. Around the same time, the area which had been under
USSR control became a separate ntopy the German
Democratic Republic (GDR) or "East Germany". Meanwhile,
federal elections were held in West Germany to elect the first
Pariameni Bundest ago. West Ger many,
of Germany (FRG) or BRD (Bundes Republik Deutschland),
worked as a social market economy with a democratic

government (Leisering, 2000), as illustrate@rigure5).
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Ostdeutschland

- East Germany

Westdeutschland
West Germany

Figure5 West and East Germany after World War Il. Source: Willem, 2015

In the Federal Republic of Germany (FRG), which is in the
focus of this chapter, the period 192966 can be generally
identified as the time that corresponds to é¢lséablishment of
the postwar welfare state. Social policy institutions were
restored by a government led by the Christian Democrat Party
(CDU), backed by the Social Democrat opposition (SPD). The
main social policy aims were to promote the construction of
houses, to integrate millions of migrants, and to promote the
reform of social security andconomicreconstruction. The
Constitution had introduced the social state asmenutable
principle of the new democratic West Germany (Leisering,

2000).
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3.2.2 Thepostwar economic situation

Atthe end ofthewalGer mandés economy was
There was no financing anthe currency was essentially
worthless. (Phillips, 2014)

In June 1947, the American George Marshall declared an
Afeconomic pregoamoy ( ERP) for
program, cal l ed supgoted thevsimuktiora | |
of the German economy to spegul the reconstruction process

in western GermanyLehmann, 2000)

According to the economic historian, Werner Abelshauser and
othes, the Marshall Plan led to the West German currency
reform of 1948 as one of the

pr

miracleo of the 1950s (Roeskr, 1960s

2006).Figure6 andFigure7 show the Gross Domestic Product
(GDP) in Germany between 1989060 and the gross domestic

product per capita in Germany between 12965, illustrating

the fAeconomic miracleod through

numbers.The restoration of transport inftascture, and the
effective management of some companies such as
AVol kswageno, wer e exampl es

achievements
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1960 154,77
1959 130,31
1958 118,95
1957 110,72
1956 101,58
1955 91,89
1954 80,41
1953 74,92
1952 69,75
1951 61

1950 49,69

500 1.000 1.500

Figure6 Gross domestic product (in billions of euros) in Germany between 1950
1965. Source: Statisdta.com
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Figure 7 Gross domestic product per capita (US$) in Germany between 1940
1965. Source: Statisdta.com
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The rapid reconstruction of West Germany after the destruction
caused by the Second World War is colloquially referred to as
the "economic miracle". However, higitonomic growth did
not lead to full employment until the 1960s. The
unemployment rate rose sharply in 1948 after the currency
reform.(Ibid). The rate of unemployment reached its peak in
1950 (11%), then fell to 5.6% in 1955 and to 1.3% in 1960.
(Statistsches Bundesamt Deutschland, 2008jure 8 shows

the postwar unemployment rate in West Germany. The
situation regarding the labor market was even more difficult up
until the end of the 1950s, with many millions of displaced
persons being received into West Germany. After reaching full
employment,the need for more workers was so urgent that
large numbers of foreign workers were recruited from abroad,

mostly Turkish, Italian, and Yugoslavian
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Figure 8 Unemployment rate in Germany. Source: Friedrich Ebert Stiftung,

Digitale Bibliothek, http://library.fes.de/fulltext/fo -
wirtschaft/00325003.htm#MARK?2

Housing policy in West Germany was designed touitelmost

of the population, aspreviously explained. The housing
program provided people with work on construction sites and
reduced the stresses of the housing shor(Rgélips, 2014).

Social housig was heavily subsidized from the 1950s.
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The main reason for the rapid economic recovery of West
Germany can be found in the ordoliberal growth model
(Roesler, 2006). In 1946, West Germany had a skilled
workforce and advanced technology, but d¢&pital supplies
and industries had been destroyed during and after the war.
This destruction, in addition to converting the German
economy to produce civilian goods and some regulatory
problems, led to low economic output during the initial years
following the war. At the same time, the treasury cut taxes
specifically on middle incomes. For instance, for those with a
yearly income of about 2,400 Deutschmark in the year 1950,
the tax rate was reduced to about a fifth of its former rate
(Lehmann, 2000).

3.23 The postwar social situation

Under the pressure of the massive airstrikes on German cities
during the Second World War, it had been necessary to
evacuate about nine million homeless (displaced) people into
rural areas. They looked for shelter in the wstls or the
countryside with relatives, friends, or even people they didn't
know. Immediately after the end of the war, the de facto loss of
former German "eastern territories" (before 1937), and the loss

of occupied territories (19345) led to twelve milon refugees

84



Post-war social housing in the W-German case (BRD)

moving from their settlement areas into Federal Republic
territory (Urban, 2011)Figure 9 depicts migration to West
Germany after WWIL.
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Figure9 German refugees and displaced persons1%hin 1000
Source: bpb: Uberarbeitete Neuauflage 2005, Deutschland 12989
Besatzungszeit und Staatengriindung

Furthermore, many people wanted to move to the cities as
fiWanderungsgewinno to find jo
Germany turned more and more into an industrial country
(UN/DESA, 2014. Three million people moved to the largest
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57
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€es
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as Muni ch,

to seek job opportities between the years 19%061.

Later, they moved outside the cities to the suburbs. fady

Ko |

percent of the Western German population worked in the
industry in 1950, 48% in 1960, and 50% in 19Harander,

1999).

The following graphsKigurel0), provided by Harlandet999,

illustrate the West German demographic changes during and

after World War 1l. They show where people lived, where

migrants and refugees settled, and where social housing was

implemented in the city regions
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Figure 10 Population development in individual areas is exacerbated |

zones of the city regions between 1939 and 196 immigration from rural
(Harlander, 1999, p239Yranslated by the Author ~ &r€as.

During WWII the destruction of housing was concentrated in
the cities. About 7.05 milliorpeople (10% of the German
Popdation in 1939) died during the Second World War,
(Kellerhoff, 2015),0f which 5.3 million were military and 1.75

million civilians. In Germany, this mainly affected the male
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population Figure11). At the time of the first census after the
war in October 1946, there were only two men in the Western
occupation zones for every three womean unprecedented
shortage of male population. This was especially true for men
of "best age'(Bethmann, 2007). Paestar Germany was a land

of women: women living in rubble, refugee women, widows of
soldiers, single mothers, blackarket vendorsvaiting for their
missing sons and husbands

T
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Figure11 Transformation of the population pyramid in Germany. Source: Libke,
2007

This was accompanied by a decrease in the founding of new
households, by population migration, efforts to repair the
damaged houses, and programs of new construction. With low
populations in cities at the war's end, existing inhabitants could
find shelter.At the same time, foreign occupation authorities

had prevented people from returning to the cities to avoid a
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crisis in the availability of housing (Diefendorf, 1998able 1
illustrates the repopulation of some bombed cities during the
decade after the war. During the first five years after the war,
the inhabitants of these cities numbered less than before the

war.

City 17.05.1939 29.10.1946| 13.09.1950| 1953 | 1954

Number as a percentage of 1939 population

Hamburg 100 82.8 94.5 101.4| 103.2
Cologne 100 63.7 77.4 87.2 | 89.6
Essen 100 78.3 91.4 99.5 | 102.1
Dortmund 100 81.1 94.3 108.0| 111.2
Bremen 100 87.5 100.1 109.0| 111.7

Tablel Urban population changes, source: (Diefendorf, 1993)

The return of the population after the war

In addition to the return of former residents into the cities, there
were large numbers of expellggersons and refugees from
former eastern parts of Germany that became parts of the
Soviet Union and Poland, and people deserting the Soviet
occupation areas for the Western areas. Many of the refugees
settled in smaller towns or villages, but plenty ofnthalso

found their way to the big cities.

The postwar housinghortage was exacerbated by the

occupying Allied armies. Directly after the war, the occupying
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military forces occupied German housing that was still in good
condition. This forced the residents to quickly move out,
leaving their furrshings behind and taking only a few
essentials with them. In Frankfufgr example, the residents
inhabited 121,205 dwellings, and Allied militargoldiers
occupied another 6,262 dwellings. (Diefendorf, 1993). In
Hamburg, allied forces expropriated 1,3&linglefamily
homes, 645 apartment housaadthe undamaged big hotels.

(Ibid). Such expropriation occurred all over the country.

Furthermore, local officials assigned the empty houses to the
homeless. The people who were working in the Nazi regime
were the first tolose their dwellings, which were given not

only to the military but also to peoples considered as victims of
the regime, such as former concentration camp inmates.

Overall, the confiscation of housing caused much distress

3.24 The urban situation

Thedegreeof housing destruction

Estimations vary on the extent of the housing shortage at the
end of thewar, but within Germany's 1939 bordersigure12)
there were about sixteen million housing units for a population
of about sixty million. At the end of the war, around 2.5

million (Diefendorf, 1993) of these units had been totally
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destroyedand made uninhabitable. Another 1.6 millidhid)

were heavily damaged and uninhabitable (except the cellar)

Soviet Union

Slovakia

France 2Ll 1y

Switzerland I Germany in 1933
B Germany in 1939
B Germany in 1943

w— Present eastern border

Italy -
y Croatia

Figure 12 The Third Reich in Germany 193343
https:/www.gifex.com/fullsize -en/2009-12-29-11509/NaziGermanyor-the-
Third-Reich19331943.html

In West Germany and West Berlin, around 2.34llioni

(Rabeler, 1990 housing units were totally destroyed or

uninhabitable. This was about 25 % (Harlander, 1999) of the
housing stock of West Germany in 1939. About 4/5 of these

losses happened in the large cities (with-wese populations

over 250,000),which lost on average about 50 % of their
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housing stock (e.g., Hamburg, Cologne, Dortmund, Minster,
and Essen)Rigure13). The damage to housing was greater in

the inner cities, where total destruction ranged from 50 to 90%
(Ibid).

For further understanding, the situation of Bavaria will be
presented. As shown in Figure 13, each of the largest four
cities in Bavaria, namelWurzburg, Munich, Nuremberg, and
Augsburg, suffered a greater housing loss than the average for
Bavaria excluding those cities. More than 75 % of Bavaria's
housing losses were concentrated in those four cities, but they
contained only 16% of the Bavarigmopulation in mid1949.
Comparably, Cologne was the worst hit among the big cities,
losing 70% of its 250,000 pmear dwellings. The degree of
damage tduild structures was important for the municipalities
because it was used as a guide for the appantjoof state

reconstruction funds (@fendorf, 1993).
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Figure 13 Percentage of destroyed housing in German cities after World War 1.
Source: Gutschow, 1987.

Most of the destruction in the cities was of multiplat
buildings rather than singlamily houses. These buildings
were mostlysocial housing because this type of housing had
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been concentrated in the large citi€his meant that the poorer
sectors ofthe population suffered much more than the richer

ones from war damage.

In the first years of reconstruction, the repair of partially
destroyed houses took precedence. To this end, support
programs were carried locally out by the st&ecial housing
comporations had begun repaitdowever, these measures were
not enough to alleviate the urgent housing shortage. The
housing issue, therefore, moved into the center of politics in
1950. Rabeler, 1990

In 1949, the housing shortage in West Germany was dstima
at 4.8 million dwellings. In addition, only 300,000 dwellings
had been constructed in the most productivewae years. If
Germany could construct 200,000 new house units every year
under the existing conditions, it would take more than thirty
years © make up the shortfall, even if none of the existing
housing units, which were often damaged, were taken out of
service (Defendorf, 1993). It is very important to understand
how West Germany managed to cope with.this
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3.2.5 The phase directly aftethe war (19451949)

Rubble clearance and the infrastructure

In 1945, there was a large amount of rubble in the bombed
cities of Germany (about 500 million m3 in total). The amount
differed from city to city and depended on the type of bombs,
how often thecity was bombed, as well as the density and
other characteristics of the city. For example, in Munich, the

damage was about®million m* (Harlander, 1999

The city councils were responsible for removing rubble from
public buildings and spaces, which vegd machinery that
was expensive and unavailable. Rubble from private property
was removed by the people themselves in an unexpectedly
short time. Instead of the twenty to twefflitye years that had
been initially estimated, it took only seven and a lyalrs
(Ibid), due to efforts of the women ("Trimmerfrauen™) and the
'‘bucket brigade' ("Eimerketteenttrimmerung") (seerigure

14). They played a significanpractical and symbolic role,
organizing the use of machines, small trains, tipping gates, and

conveyor belts. (Ibid)
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Figurel4: Women in Berlin clearing rubble on the Hagelberger StraBe, Kreuzberg,
1949. Source: (LandesbildstelBerlin, 1 NK, 184 802)

After the war, experts and inhabitants had many ideas about
how to rebuild the cities, mixed with hope and energy, as for
instance described by Konstanty Gutschow in Hamburg, Karl
Meitinger in Munich, Rudolf Hillebrecht in Hanovedowever,

the reality was different. The first urgent step required was to
supply utilities (water, gas, sewage disposal) to the people,
rather than build beautiful houseblarlander, 1999 About
95% (Diefendorf, 1993) of the underground utilities surglive
the war, whereas only about 70% (Ibid) of the abgraind
infrastructure survived. So, it was possible to use the remaining
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infrastructure. In addition, it was important from an emotional

standpoint to allow people to return to their former hames

Tempo ary living space nNnBehel f s\

Housing conditions in the cities of Germany were very bad in
1945 (arlander, 199P Families crowded into shared
dwellings or sublet rooms, while others lived in cellars
temporaryhuts, and in the backrooms of shopsh&ds, who
couldnét find anything more s
kinds of emergency houses such as abandoned military
barracks. The people simply lived wherever they could. In
1947, about 9.1% of the population lived in refugee camps,
some form oftemporary housing, or in spaces improvised in
the rubble (Diefendorf, 1993). This was the pear situation,

and shelters amidst the ruins were usually cold, damp, and
dangerous. The structure of the buildings in every bombed city
was unsafe, but peoplganted to set up house there, anyway
The winters of 1948 7 , especially t he
1946/47, were regarded as the most severe winters of the 20
century within the North Sea region, with temperatures as low
as minus28°C. (DWD, 2001 https://www2.meteo.uni
bonn.de/mitarbeiter/CSchoelzel/fortbildung/publikationen/dwd
_2001_extreme_20_jahrhundert.pdf#page=5; Maugg and
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Hauser, 2011 https://www.hoersfiipps.net/hsp/22493.html)
People were forced to burn wooden shutters and other parts of
the damaged houses for heating.

In the first poswar months, the inhabitants applied skills
developed during the war to repair whatever they could,
creating shelteramongst the rubble and building temporary
dwellings. Shelters for people who had left their bomiwed

homes were constructed from different available materials, but

al ways to a standardized ground
or legal dwellings such @& K| ei n s i &igutelb)mgre n 0 (
built especially in rural areas and were sometimes called
ABMMBauteno (Bauten von B2ckern,
and included builshgs for bakers, butchers, and innkeepers,

and hut s. These houses had a AV
working and for storage for the family, a garden for planting

fruit and vegetables, and a place for keeping animals such as
rabbits, pigs and chickens. Wi the support of local
authorities, property owners slowly also began to repair their
damaged buildings. In 1950, there were about 1 million
(Harlander, 1999) newly built or restored apartments. For
instance, in Hamburg 10,000 new units and 2,000 temporar

units were constructed, and 100,000 units were repaired

between the end of the war in May and October 1945.
98



Post-war social housing in the W-German case (BRD)

Konstanty Gutschow had organized this program there, and
later the British forces asked him to continue to coordinate the
building and planning étce in Hamburg (Konstanty Gutschow
and the Reconstruction of Hamburg, 194B))e Behelfsheim

program, which had been started by the German National

Socialist party in 1944, was continued in the form of Quonset
orfi Ni $is éehauppked by the Allies. In 1946 and 1947 in
Hamburg, 40,00®0,000 people were sheltered in these huts
(Figurel6) (Hohns,1983)

TSI Ry 534 ? RS

Figure 15 A self-help settlement in Gladbeck, North Rhir@&/estphalia (1949
1951). Architect: Jakob Einsfeld, Investor: Rheinisch Westféalische Wohnstétten
AG. Source: (Harlander, 1999)
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Figure 16 In Hamburg, Nissen huts were constructed in 40 different places,
offering more than 40,000 temporary homes after the war. Foto: Uhlig, Manfred,
2019

Overall, about 21 million people sought new homes in the
months following the end of the war. In 1948 census in the
three western zones reported 13.7 million households and 8.2
million existing housing units. (Rabeler, 1990). In 1950, about
2.34 million apartments were still identified as destroyed, and
about 2.3 million apartments were still requirdor the
refugees. Furthermore, 1.2 million apartments were expected to
be required for new families over the next 10 years (to 1960).
In total, in 1950, there was a shortage of 4.8 million
apartments(Harlander, 1999).
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In 1949, West Germany had speciallipcal and economic
requirements for reconstruction (the Deutsdhark was the
official currency in the three parts of West Germany), differing
from those in the eastern sector. After the first election
(ABundestagswahl o), i n prdvided 9 ,
essential information for housing policy. In 1950, funding
support from the government was suppliethe federal
government took three important steps in the context of social
housing: (1) a de facto prohibition on the termination of
existing tenats, (2) statalefined rental levels, and (3) state
allocation of privatelyowned housing to housing seekers. With
these fundamental measures, the federal government prevented
the feared rapid rise in rents, but the problem of about 5 million
missing aparhents was not yet resolvéRabeler, 1990)For

this reason, the federal government decided to implement a
massive intervention on the supply side of the housing market
with the adoption of the First Housing Law (I. WoBauG) in
1950
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3.3 Socialhousing in postwar Germany (19561960)

3.3.1 Postwar social housing policy in Germany

Social housing policies differ from one country to another and
depend on several factors such as difiertensions in the
housing markets and different urban and a&oaontexts.
German policies in the eastern part of the country were
different from those in the western paffor details see
Topfsteds, Thomas, (1999) Wohnen und Stadtebau in der
DDR, in: Geschichte des Wohnens, val 419562 Social
housing wagyenerally considered the main instrument in the

West German housing policy.

After the war, all the political parties agreed that the housing
shortage threatex the spiritual, moral and physical
foundations of national and state life. A lack of housiayild
impede the reconstruction of the economy. Therefore, the

creation of new housing was the most urgariilic task.

The resolution of the housing shortage was undertaken by
cooperation among the federal government, the Federal States,
the municipalities,and the private sector, in a completely
different way than had ever happened before. In 1950, the most
urgent housing shortage was already resolvedbout 10
years. (Rabeler 1990). Specific affordable architectural
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standards were used that had already besmldped during
the time of the Weimar Republic and under the Nazi regime,
with the focus on a more technical than architecturally
ambitious designfiRationalisierung) (Urban, 2011)

Since then, the public sector has subsidized private, municipal
and cooprative companies, as well as private individuals, to
develop new sociahousing(Rabeley 1990) The goal of the
public sector was to produce dwellings of specific sizes and
fittings, and mortgage or rent. Maintenance costs were suitable
for many social groups of the population. This was achieved by
the legal foundation of social housing, the first Heha#ding

Law (1. WoBauG) in 1950, which controlled rents for a certain
period of timeg that was primarily dependent on the level of

subsidy.Investors were required to:
1) Hold rents at a certain level.
2) Address specific target groups, defined by income level.

In addition to the provision of rented houses, th&/@BauG in
1956 boosted the acquisition of owszarcupied dwellings.

Most rented social housing in West Germany was located in
the city centers in large empty areas that had been destroyed
and cleared after the war. Social housing was additionally

locatednear the centers of the smaller citfegsban, 2011)By
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1972, there was a balance of shortage and supply in the
housing sector, and all housing shortages caused by the war
had been overcon{élarlander, 1999).

After the reform of the German constitution k949, the
federal government adopted legislation on housing. Then in
1950, it enforced the first housing law. After World War 1l the
housing reconstruction processes in Germany can be divided
into three major periods, each which featured turning points in

policy for postwar housingactivities

- 19451950: rubble clearance, reconstruction,

provisional housing.

- 19501956 ff: The First Housing Law (. WoBauG))
was enforced. In 1953a modification of the First
Housing Law was enforced. In 195@he Second
Housing Law (2. WoBauG), Housing and Family Home
law (Wohnungsbau und Familienheimgesetz) was

passed.

- 1960ff:t he A AbDbALG)QgE sledve was i ntr
removing rentcontrols and initiating the beginning of
rent inflation (Rabeler, 1990).
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In the following paragraphs, the focuses and goals of these

laws will be explained in detall

3.3.2 TheFirst HousingLaw (1. WoBauG 1950)

On the 26th of April 1950, the first housimgnstruction law
(LWoBauG) was passed. This law (program) shared some
features of that which was subsidized by the German
government during the war, and it is similar in some aspects to
the housing program of the Weimar Republic, which is not the

focus d this thesis.

The parties of the Weimar Republic period that had contributed
to housing reform in 1925 (The Centre, the Social Democrats,
and the People's Party) returned in 1950 as the Christian
Democratic Union (CDU, 1945 im Rheinland, Westfalen und
Berlin), the Libeal (FDP, 1948 auf dem Grindungsparteitag in
Heppenheim), the SPD (1945 refounded) parties. All of them
supported the concept of social housing. Whereas the Social
Democrats saw social housing as a lemgn solution, the
conservative parties viewed it agransitional phase that would
give way to private ownership of homes, when the economy

became strongéRabeley 1990)
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Throughout the duration of the first housing law (1:9%9%6),
some decisions were made on the natioealral level while
others were taken on the federation or local level. Thus, there
was cooperation on the three levels asetwork, effectively
refreshing political life YWagnerKyora, 2004. Flat sizes and
social housing target groups were specified centrally, whereas
design and priorities regarding who would occupy the flats

were decided locally.

The 1.WoBauG 1950 was thedal basis for social housing
construction within a specific size, type of fittings and rent
price point. Under this law, public funding was directed
towards social housing units (Objektférderung), to increase the
number of residential units (Harlander,120. As a result, the
nationatcentral and the federal states committed themselves to
build 1.8 million apartments in six years (Ibid).

At the same time, in order to stimulate market forces, the
construction of new housing was allowed within three
categoies: publicly subsidized housing (social housing); tax
privileged housing (Steuerbeglnstigte), and freely financed
housing construction (Freifinanzierter Wohnungsk{&abeler
1990) This enormous building activity also had the aim of

reducing the unemployment rate and stimulating the weak
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economy.According to the first housing construction la
1950, houses were subsidized, in principle, within social
housing as rented apartments (Zimmermann, 2001). By 1956,
3.1 million homes had been built, including 1.8 million flats in
the field of social housing, which had been made available

preferably b displaced persons and war victims (lbid).

The following paragraphs are the most significant ones of the
LWoBauG. They are of special interest in the historical
German context and could also hint at future laws for
rebuilding wartorn countries like Sya. The following
provides translations of the German law texts of |.WoBauG
from 1950. The translations are the author's

(82) The housing subsidy emnacted
a By using public funds.
b- By using indirect subsidies (guarantees)
c- By tax concessions.
d- By providing lands for construction.
e- By making the building rules more flexible.

(83) The public funds provided by tkederalGovernment, the

federations municipalities and associations of municipalities
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for housing subsidies in tferm of subsidized or intereftee
loans or grants for po$inancing, must be used only for social

housing in accordance with (813 to 22).

(813) Every year, until L October, the states should prepare,
according to the housing law, a plan for the suppb social
housing. Then, they vote farsuitable plan under the control
of the fedeal housing minister, which will be considered the

central plan of social housing of that year.

(814) The federal housing minister (Bundesbauminister) is

responsible for determining the target groups of social housing

(816) The object of the law is theonstruction of owner
occupied houses and houses with
well as apartments for rent in er@ multi-family housesThe
elderly and working single women with children particular,

should be given priority for social housing poft.

(817, 1) The area of these apartments, which are publicly
subsidized, rangetween 355 nt.

Section 2 in 817the rental price of these apartments is related
to average salaries. It can be different from one state to another
with the maximum limit of 1DM per square meter monthly,

and up to 1.10 DM in special caséRichtsatzmiete).

108



Post-war social housing in the W-German case (BRD)

Section 4 in 817 [ é. ][The frame regulations
(Rechtsférderung) of the subsidized housing buildings must be
set by theCentral Government(Bundesregierung) concerning
economic feasibilities, living space calculations and

maintenance provisions

( A1 8) The¢ stbsiflies given to the e should be linked

to conditions that serve to lower the costs of construction.

Section 2 in §18the subsidies that are given to the people also
depend on the municipalities not placing higher demands on
the development and the construction of glreets than on the

purpose of social housing

(819) Dwellings to be constructed based on a heritable building
right may only be subsidized by public funds or by the
assumption of guarantees (8 5), if the heritable building right
has been set for a periad at least 99 years. In the case of
special circumstances, the granting authorities may allow a
heritable building right to be ordered for a shorter period, but

of at least 75 years

(A20) 1) [é.] The authoritie
ensure that # rent fixed pursuant to 8 17 (2) is not increased
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during the period of the public loan or the guaranteed loan. It

can only be changed with their consent.

The tenancy of the apartmenighich companies build for their
employees (using the subsidies) remsdor 5 years, even if the
tenants go on to work for another company, and for more than
five years if they have already worked for six years for the
company that built the apartments

(821) In the case of financial subsidies, city, municipality,
communty associations, associations, compan&sl private
individuals must be considered equally, if they comply with the

regulations.

Section 2 in 821 The municipality, associations, and
commercial enterprises that want to build, can make use of the

housing companies or the institutions of the public housing

policy.

(A22) 1) [ é. ] Publicly subsi di z
ready for occupancy after 31 December 1949 should, as a rule,

be allocated to persons whose annual income does not exceed

the annuaéarnings limit of the insured employees.

Section 2 in 822 The housing authorities

(AWohnungsbehora are requested to compile a list of 3 or 5
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suggested names (depending on the size of the city, tbut a
maximum 5 when it has more than 100,000 inhabitaoftt)e

legal apartment seekers, then the landlords decide who the
tenant should be. The names on the list must have the same
living conditions, especially in personal, family and social

terms.

Section 3 in 822The owner can, on request, be allocatedto a
apartment selected by him for his own use. The same applies to
a home seeker who contributes to the financing of the dwelling
himself or through a third person according to his income and
assets. The contribution can also be through his work
performance. If the contribution is not available, the
contribution should normally be considered adequate if it is
equal to 20 percent of the taxable annual income of the -home

seeker.

Section 4 in 822The apartments owned by the investor in a
commercial, agricultutaor forestry business, and constructed
for the accommodation of members of the company, are to be
allocated to employees according to his proposal under the
local occupancy guidelines. This applies to apartments, which
are made available to members of &stablishment by law or

transaction, and to which the owner has contributed
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appropriately, and to the housing of cooperatives which, by

statute, may only rent apartments to members.

Section 5 in 822The investor can grant at least one more room
that woud normally be assigned to him, according to his
personal, family and professional needs, considering the
density of the community. The same applies to a home seeker
whose financial contribution represents a substantial part of the
construction costs of théwelling. As an essential part of the
construction costs, the average amount of construction costs

attributable to a room should generally be considered

Section 7 in A22, [é.] Further
these dwellings, the structure of theggested list and the
procedure for selecting tenants, the contribution to financing

and the allocation procedure under paragraphs 2 to 5 should be
provided by the Local Governmental authority

(Wohnungsamt)

3.3.2.1 Discussion on tHérst HousingLaw

All parties in the West German government agreed on the
concept of social housing as a solution for the-a@sthousing
problem (Harlander, 2007). The motives and main points

which have been considered in tivstflaw of housing are:
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a) The solution of the housing shortage must be tackled by the
federal government, states, municipalities and private sectors in
a completely different way than before. In 10 years, the most
urgent housing shortage must be reswblvAll private and
public service forces are called upon to participate in doing so,
and they must receive the same support from the state and
municipalities for equal benefits. In addition, a solution to the
housing question is a fundamental prerequisite the
development of the state and the restoration of decent living
conditions. (Rabeler, 1990

b) The importance of building large numbers of homes for
permanent use new builds as well as reconstructionsf
possiblewith the least amount of money and materials. First,
small apartments with socially acceptable rents are to be built
for broad sections of the populatiom addition to their
economical form, small house(onefamily houses and
fiKleinsiedlung) should begiven preference, where multi
story flats don't fit with the demands of urban planning.
Especially in mediursized and smaller communities, efforts
should be made to integrate newgmed people into the
economic process and this can be done through ltHrengx

expansion of workplaces and dwellings (Ibid).
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c) The use of modern and industrializamhstruction methods,
the application of standards, the need to increase building
material production, and the retraining of construction workers
were also stressed. In the new legislation on building and land
law, the legitimate interests of the ownerssitrioe secured with

the granting of adequate compensation.

d) The importance of housing subsidies and municipal
supervision of housing. In addition, the necessity for the
adjustment of rental prices and mortgages according to the
economic situation createoly the consequences of the war.

Furthermore, dividing up large residential estates to provide
land for resettled city dwellers, and the transplantation of small
and mediurrsized enterprises in economically favorable rural

districts.
These ideas were maynieatured by the CDU and FDP parties

They gradually broke away from the principles of strict

socialist construction and housing policy and turned towards
marketoriented principles. More emphasis was put on private
initiatives by the FDP party
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3.3.2.2 Theexpropriation(land and property rights)

The first housing law(L.WoBauG) passed by the federal
government in April 1950, contained no provisions for
expropriation. Although it proclaimed that the federal
government and towns had to supplyndafor housing
construction, nothing was stated about how this should be
done. The aim of this bill was to activate housing construction
by providing funds for loans and subsidies for social housing
and by giving property tax relief on new private houdsegng
rebuilt or repaired.

In October 1952, the federal parliament (Bundestag), the
cabinet, and the council (Bundesrat) petitioned the Supreme
Constitutional Court to judge if articB14 of the Basic Law for

the Federal Republic of Germany (German: Goesetz fur

die Bundesrepublik Deutschland, GG) was in agreement with
the proposal of the housing ministry law and the expropriation
provision of the reconstruction law. Based on the law from
1949, ar t i tbd use ofipfivate prapéertg also shiuld
serve the publicwelbeing 6 Thr ee categori e
expropriated through this law: vacant lana;land where
previous buildings had been either destroyed or damaged; and

land which was minimally used. The most important feature
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was that anyoné an individual, a private organization, or a
public agencyd could start expropriation procedures. Based
on 814 GG the argument for expropriation was that landowners

were not able to undertake such building efforts in many cases.

The first step towardsxgropriation proceedings was to try to
buy the property at a fair price and to show an ability to begin
construction within one year after the expropriation had taken
place. But it was also possible that the property owner proved
the ability and desire tbuild and to start construction on his

plot.

There was fair compensation when expropriation took place,

based first on prav a r regul ations Ai . e.

v a | Defenddrf, 1985, and later assessed at a fair current
value. The privatewner could claim compensation in many
forms, including an equal piece of property, an alternative

dwelling, money, or a variety of legal rulings

In June 1954, the Supreme Constitutional Court of West
Germany declared that the federal government did age h
jurisdiction over all aspects of building, and ruled that the

states themselves had official power over building regulations.

On July 21, 1955, the Court ruled that expropriations that did

not grant sufficient compensation were unconstitutional and
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void (invalid). These court decisions not only existed to rule
out a comprehensive national building law, but they also

undercut the existing reconstruction laws ()bid

3.3.2.3 The renting policy

One of the most important milestones in social housing was
aready set in 1942 (during wartimg by the
AMi eterschutzgeset zo. It was
until 1960, and thus to protect tenants from eviction during this
time. Rents could only be increased twice (by 10%) during this
period: in 1952 and it955(WagnerKyora, 2004).

Between 1945 and 1947, the housing management (Wohnraum
Bewirtschaftuny in Germany offered empty privatebwned

houses for rent to the families in need of houses.

After the reform of the currency in 1948, the possibility to rent
social housing was offered to people who lost their properties
during the wartime, regardles$their income. The new social
housing rents and mortgages (Hypotheken) were high, with
mortgages of 10,000 DMR@beler, 1990) This meant that
higherincome people were able to move to the new houses
while those on lower incomes stayed in their old rehi@ases

(Altbauwohnungen) where the rent was less
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In 1955, a new renting law (Erste Bundesmietengesetz) was
passed restricting the rents of new houses from being more
than onethird higher than previously paid rgiWWagnerKyora,
2009. Rents for old houses stayed fixed until 1960. After that,

the housing market was opened, and rents increased

3.3.2.4Social housing target groups (.WoBauG)

There were two criteria for targeting recipients of social

housing in the first housing law (L.¥BauG 1950).

1-Displaced people, bomb victims, and others. People in need
of a house registered their names on a list at the offices of the
municipalities. There was a special program for refugees,
including resettlers and Sovietone refugees, as well as
miners, the displaced elderly and other displaced groups,
military personnel and federal employees. Several settlements
(social housing programs), known as ECA, were built by the

US Economic Cooperation Administration.

2- Income ceiling (Rabeler 1990) According to Georg
WagnerKyora, the ceiling for family income was between
6,000 and9,000 DM per year, depending on the category of
housing. Georg Wagnétyora criticized this, claiming that, in

order to concentrate on the poor, this ceiling should be lowered
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to between 3,600 DM/year and 4,800 DMl/year (Wagner
Kyora, 2004).

About 70% of tle population fell into these target groups.

3.3.2.5 Architectural standards

The houses constructed in 1950 were generally small (3.25
rooms per unit on averagdpartments werat least 32 square
meters in size, up to a maximum of 65 square meters afjlivi
space.In some circumstances, they could be bigdper, 80
square meters was the limit (Rabeler, 1990p. until 1954,
most were between 480 square meter§he number of rooms
per person increased from 0.9 {18 n¥) in 1950 to 1.0 at the
end of the 950s, to 1.5 (30 Ay at the beginning of the 1970s,

to 2.1 rooms per person in 20@Harlander, 2007).

Some design concepts changed in the -p@st period. For
instance, the living room became mostly open to the kitchen
space, cr®Nahnkgchente thhat had
introduced in the 1930s. This was a new concept to centralize
living and eating spaces while surrounding them with other
functional spaces, to afford light and ventilation throughout the

flat (Harlander, 2007) and save spac
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In 1950, 255,000 social housing units were built; in 1951,
295,500 were built; and in 1952, 317,500 were built with a
fund of 500 million DM each year from the government.
(Figurel?7). The percentage of social housing within these three

years was about 2/3 of all housing built. (Wagkgora,

2004).

500000
400000
300000
200000
100000

0

Production of social housing units

year

o
w
(2]
-4

1952
1954
1956
1958
1960

~

(Ve
o
Lo ]

1964

Figure 17 Production of social hougg in postwar (West) Germany.Source:
Federal Ministry for Labour and social affairs (2010)

3.3.3 The modification of theFirst HousingL aw

On

published as a modification of the first housing law. It had

more details and definitions, and one of its core parts dealt with

t he 25t h

social housing.

The priority in this law was people who wished to own a house
or to build their own house by themselves (Eigentiimer). In this
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law, the standard apartment size was-480 gjuare meters,

depending on family size.

Every year, from 1953 to 1956, 300,000 social housing units,

singlefamily houses, and apartments were built within social

housing programs. This was about 50% of housing built

(WagnerKyora, 2004).Table 2 shows the number of housing

units built every year between 1949 and 1959 in addition to the

number of social housing built during the same y.eigsire18

illustrates the percentage of social housing to the total amount
of housing units built from 1950 to 1960

Socialhousin

Year Al th?] LBz subsidized fromgthe
ouses
government

1949 315500 -
1950 550000 319400
1951 469800 287700
1952 495300 318700
1953 574900 362200
1954 607400 326000
1955 612600 320700
1956 554500 423300
1957 510700 211200
1958 556400 294800
1959 587900 258800

Table 2 Housing construction in West Germany from 1949 to 1959, (Rabeler,

1990)
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1950- 1952 1953- 1956

1/2

1956- 1960

Figure18 Percentageof social housinggrey area) in relation to the total housing
constructedin the sameperiod (WagnefKyora, 2004

The percentage of social housing units was the highest in the
first two years of the social housing program. After that, the
percentage gradualtyecreased

3.3.4The SecondHousingLaw (2. WoBauG 1956)
In 1956, the second housing construction law (2. WoBauG)
(Housing and Family Home law, Wohnungsbaund
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Familienheimgesetz) was passed, to deal with problems
encountered by the first law from 1950hel 2. WoBauG
(1956) law destined a sufficient supply of flats for lowome
people under three new categories: family homes
(Familienheime), condominiums (Eigentumswohnungen), and
rental apartmentsiflietwohnungen). The means of funding
support changedndler this law. In contrast to the first housing
law of 1950, lowincome people were no longer required to
pay the entire rent of the social housing units. This was made
possible by subsidizing certain categories of tenant
(ASubjektfoérderung). This kind of subsidizing was not so
relevant at the time, but grew more so in the sixties. At the
same time, the government provided a subsidy to those who
built their own houses. Preferential support was provided for
selkhel p where oneds o wtrl0%obthet r i |
construction costs (Rabeler, 1990h addition to the provision

of rented houses, the Il. WoBauG 1956 also boosted the
numbers of owneoccupied dwellings. An important feature of
the second | aw was the concep
to all types of cost including capital costand usage and
management costs. This enabled -fige investment (which

later was criticized).
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The second housing law was either complemented or
Ssubstituted sbhtzp. t Tdi B Alwlad96@e t i v a
and removed the former rent controls. This was the starting

point for a rising in rents (Rabeler, 1990).

Another complement to the second housing law was introduced
in 1965 when the soalled second way of funding\yeite
Forderweg) was introduced ltlge West German government.

It allowed families with abovaverage incomes to have access
to statesubsidized housing, in order to encourage people to
buy or construct their own flats. The housing market then went
into the recession (196867) and the ecmmic crisis in
Western Germany (1974975) began (Hanauske, 1995).

3.3.4.1Target group in the second housing law

The main beneficiaries of the Il WoBauG 1956 were -low
income people, large numbers of young married couples,
persons older than 60 years atit homeless. This was a
response to Wagné&fy or adés cl aim that t he
specifically targeted displaced people and not -illgome

ones
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3.3.4.2Architectural standards of social housing

In contrast to the | WoBau®950 in the social housing sector,
family homes were subsidized to a maximum of 128 m
Apartments for families had a maximum of 8% mnd a
minimum of 50 M. Apartments for older couples were 36 m
and 26 mfor single personsRabeler, 1990)

3.3.5 Fundng process

Social housing in Germany takes a very specific form.
According tothe First and Second German Housing Laws (I
WoBauG in 1950 and Il WoBau 1956): the specificity of
social housing in Germany is that it was defined as financing
policy with distinct regulations and responsibilities including
the possibility of transition to private ownership or rent once

the subsidized loans have been pid

During the 1950s and 1960s, there were three forms of
governmental or public subsidies provided by the local, state,
and national governments. The first two were provided to build
units (Objektférderung)Table3)

From 1950 t01956

1 -Direct financial support for the householder to build his own

house or for the investor to build housing unithe Federal
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Republic of Germany shared a wide agreement on housing
constuction. Individuals were supported with institutional help
to do as much as possible by themselves to mend their homes

and make them fit to live in.

2-Loans offered to investors with low or no interest. The
investor was then obliged to take low rent (guste rents) for

a specific periodThe public sector paid and bridged the gap
between cosprice rents and the amount received in mortgage
repayment®r rent. The period of loek time depended on the

size of the subsidy and the type of progr&m1980, the plan

was that this period would last up to 100 years, but after
changes in repayment and interest rates of state loans the usual
duration was 40a 50 years (Busckseertsema, 2000). The
period of repayment obligations could also be shortened by the

early repayments of staseibsidized loans.

Between 1950 and 1956 financial assistance was provided with
publ i ¢ Theopuakdicycofourding was mainhgalised by

the federal government and the state governments, which
within the framework of a costharing model could pay up

to 80 per cent of both the costs of site development

(Erschliessungskosten) and constructigigner, 2011p5
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In exchangefor subsidies, such as tax relief or grants,
mortgages as firgtate mortgages from the capital market,
home savings loans, and subsequent public loans, companies or
investors were required to treat housing as a social
contribution. In other words, thereeve enforced rent ceilings

and income limits for a specific period (Ibid). After its expiry,
the owners of the houses were free to sell or rent the properties
at market prices. However, many of the developers were firms
owned by the municipality, which ipractice continued to

operate the units as social housing (Scanlon, 2007).
Personal Subsidy started in 1956

-This kind of subsidy fiSubjektférderung) was mentioned in

the second housing law in 1956 and activated at the same time:

3 - Special aids osubsidies to certain groups of persons. These
kinds of subsidy (Wohngeld) were to be given to people who
are unable to pay their house rent, to effectively keep the rent

low for them
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A further motivation to participate in the social housing
program wasreatedor nonprofit housing corporations which
had the particular status ofWohnungsgemeinnutzigkeit)
"housi ng wel flfahey coydrpmwveithdteprofds’ .
which they had made from social housing projects in the post
contract period would bee-invested in new social housing,

those profits were excluded from taxation ( Eg ngdr , 2 (

Large industrial employers also invested in social housing, but
separately from statgponsored programs. These practices
were longstanding traditional formof paternalism in the
German industry. Dating from the .@entury, their purpose

was to tie workers to the companies

3.3.5.1Dividing the federal funds

Federal funds for housing varied from one German state to

another. The rule for dividing federal support money among
the states was not simple. The considered formula was that
50% of the amount allotted depended on the population
numbers of the state, 25%as based on the amount of
destruction, and 25% on the level of industrialization,
(Diefendorf, 1993) The weight given to population numbers
reflected the high number of refugees. The requirement to

home them in undamaged areas created an additional deman
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for housing. The financial distribution can be clarified by

examining the federal housing ministry's outline regarding the

division of funds between the states in 196hle4

Table4 Distribution key of federal funds for housing in percentage share of

West German states

Federal funds for housing
in percentage

SchleswigHolstein 6.48%
Hamburg 4.27%
Lower Saxony 14.85%
NorthrhineWestphalia 28.20%
Bremen 1.34%
Hessen 7.99%
RhinelandPfalz 4.55%
Bavaria 16.17%
BadenWirttemberg 10.15%
West Berlin 6.00%
Total 100%

different West German states, 1953. Sourdgiefendorf, 1993

Each stateds

often was mixed with local resources. For instance, in the large
city of Munich, in the German state of Bavaria, public housing
construction subsidies grew rapidbt the beginningthen
settled after 1950, although the city's housing budget dropped
after 1952, two years after the . WoBauG 1950 was launched.

This indicates that state funds were mixed with local funding

sources as shown Figurel.
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Figure19 Munich city housing investment, total city budget and percentage of
housing investment in relation to the total budgeSource: Helmut Kénig,
Munchen setzt Stein auf Stein
(miinchen, 1958), p. 120, cited Diefendorf,1993

The privatelyfinanced housing stor grew more quickly than
both the social and the subsidized housing sectors, because of
the recovery of the German economy during the-b980s
(Wirtschaftswunder) and because of the gradual relaxation of
prewar and wartime controls on property valaesl rents. The
relation between publicly and privately financed housing
differed from city to city, with northern cities preferring public
subsidies and social housing more than southern cHigse

20 illustrates the increase in privatdipanced housing in
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Munich as a city in southern Germany, during the astera,

which was linked to the improvement in the German economy
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Figure20 Development of total, publicly subsidized, and social housing units
newly build per year in Munich from 1949 to 195%ource: Helmut Kénig,
Minchen setzt Stein auf Stein (miinchen, 1958), p. 120, citediefdhdorf, 1993

3.3.5.2Funding sources

Government support in the housing sector took different forms.
In 1945, a general agreement was reached on the need for
government support, especially in the field of construction. The
archives include many proposals for implementing this.
Various kinds of public subsidies for housing were adopted,
including grants, low or intereftee loans, cancellation of
property taxes and fees, and minimizing fees for land

improvements such as sewer and streetstroation (I
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WoBauGe). These exemptions reduced normal city revenues,
which might probably have been used in rebuilding the city
properties, but the central government gained money from
regular taxation too. Taxes were also imposed on undamaged
property. (Horn, 1951). People whose property survived the

war thereby took on a shavéthe burden of reconstruction.

One funding support strategy was -&tvantaged savings
plans, which encouraged people to save for future mortgages
and established contacts betm tenants and property owners
and investors. The tenants' savings went to property owners
and investors to repair or construct apartment buildings. In
exchange, the tenants received permanently low rents and long
term tenancy agreements (Siemens 1948)t Ml social
housing was publicly subsidized, nor was all subsidized

housing publicly owned.

There were many sources that provided money to the
government. One of these was the KFW Bank (Kreditanstalt
fur Wiederaufbau), which was established in 1948.949, the
bank allocated 34 million DM for housing construction and
400 million in 1950. By these means, it achieved a financing
ratio of 12% in housing construction in 1950 (1.4% of all

financing of housing reconstruction until 1953).
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Part of the funds dtributed by the governmentawprovided

by international programs. For instance, funds from the
European Recovery Program (ERP) or the Marshall Plan were
provided according to the Federal Housing LA4®&50 (1
WoBauG) under the approvabf the Ministry of Federal
Housing. ERHinanced housing had toonsistof built social
housing units with the lowest possible costs in places where the
need wasurgent Persons assigned to these units should be
working in areas related to economic recovery (e.g., mining,
export trades, industry) or belong to categories of persons with
specialneeds (e.g., war disabled, refugees from the east). At
the samdime, the distribution of money and the assignment of
the completed housing dwellings must reflect the social
makeup(Diefendorf, 1993).

1 -The first Americarsponsored housing construction program
planned to build residential settlements in 15 German cities. It
offered the Economic Cooperation Administration (ECA)
funds, which were obtainable only if the construction costs
were kept low usg standardized building methods, and if the
participating cities provided suitable land near important

industries and took on the costs of improving this land.
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In 1951, a nationwide competition was announced by ECA, to
encourage participation in the ddopment of advanced
designs and construction techniques. About 200 to 300 units
for owner occupancy would be built (3,300 dwellings) using
37.5 million DM of ERP funds ([2fendorf, 1994). All should

be social housing projects according to the provisidnge
Federal Housing Law. The competition plainly achieved the
goal of motivating interest in the program, with architectural
groups and individual architects submitting 725 designs, which

were judged by an international panel.

2- In order to provide haing for people living in the
destroyed areas, another EGponsored program was
organized by the head of the housing division of the EGA

mission to Germany.

3 - The lack of suitable housing for miners in the Ruhr
coalfields caused a low level of coal guztion and prevented

a rapid rise in productivity. For that reason, it was suggested to
use the ERP funds to support the efficient and standardized
construction of houses. 100 million DM in funds were given in
order to build nine miners' housing settlenrserwhich was
supposed to contain about 5,000 dwellir{@efendorf, 1993)
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More than 8,000 new dwellings were the result of the

Americansponsored housing programs.

The direct impact of the Marshall Plan on housing construction
in Germany's bombed cisewas negligible, but its indirect
effect out of other areas of tleeonomyfreed up money in the
financial markets of théwousing sectorThe Marshall Plan
provided 5% of the all financing of housing of west Germany
in 1950, but by 1952 it contributed abst no funding. Only
1.63% of the 31.6Milliarde DM) invested in thehousing
between 1950 and 1954 was directly derived from Marshall
Plan funds. 81.5 million DM of the 1.18Milliarde DM)
available funds were dedicated to housing construction during
the first year of the Marshall aid (Stern, 2006).

Figure2lindicates sources of pesiar financing for the whole
German Federal Republic. In 1950, about a quarter of the total
investment in all sectors of the economy together (DM 3.8
Milliarde) had been invested in thieousing sector (lbid).
Public financing, capital market funds, and privaapital
sourcescontinually provided the largest proportion of housing

funding
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64
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Figure21 Contribution of capital market funds, public fund and other (sonstige)
financing sources to housing construction in West Germd®b01953. Source:
(Rabeler, 1990), Translated by the author

3.3.6 The investors

In 1950, the combination of direct subsidies and tax
exemptions that were available to private, 4poofit and public
entities boosted housing construction. The majority ol ne

housing units were rentals. There was not much demand from
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private buyers because few people had enough money at the
time. By 1956, half of the housing shortage had been rebuilt in

West Germany. By 1962, the housing shortage had been
reduced to about 65800 units. (Phillips, 2014)

Economists consider the pesar housing policy in Germany

as a balance between private investment and government
involvement. Social housing was built and administered by
very different investors (neprofit housing societiesprivate
housing companies, insurance companies, private investors,
etc.). The approach to housing policy considered the role of
public policy as a way to achieve a kind of balance between
allowing the market the lead the way and imposing government

interventions.

At that time there were only a few housing companies, and
they were mostly noprofit ones such as Neue Heimat,
Gewobau, etcThe Neue Heimat (NH) was the largest German
housing and urban development company headquartered in
Hamburg. It belonged to the German Trade Union
Confederation (DGB). It consisted of the mmrofit housing

and settlement company m. b. H. "Neue Heimat".1969
another part was founded which was profiented and active

on an international level; it was named "Neue Heimat
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Stadtebau GmbH". The NHH (Neue Heimat Hamburg) was
confiscated by the British occupying power and handed over to
the DGB in 1952. The eopany initially restricted its activities

to Hamburg in the reconstruction phase, but under its first
chairman, Heinrich Plett, the NHH bought shares of numerous
construction companies in Hamburg, Bremen, Munich, and
other cities. In 1954, the DGB decidéal subordinate all its
own housing companies econom
forming the largescale conglomerate NH Neue Heimat, which
had built more than 100,000 apartments by the end of the
1950s.

3.3.7Architectural types, quality, and urban design

3.3.7.1Architectural types and the quality

At the beginning of the 1950s in Germany, standardized row
construction (Zeilenbau, Reihenhaws the 1920s and 1930s
was generally regarded as the most suitable basic form of
development for residential areas. This was in fact influenced
by Ernst Neufert's writings and ideas on the use of standard
elements in building. Through economic comparssoof
different forms of construction, it was found that row

construction was superior in terms of development costs. The

139



Post-war social housing in the W-German case (BRD)

urban form of these buildings may be linear or comgaajure
22 andFigure23)

Figure22{ G I y R NRAT S8R NR g (2 yeaKISNIERIyARS/LIi6 V25T f (1SS
urban form. Source: Jabbour, 1991

T

SOAC]

Figure23 The concept of the compact urban form. Source: Jabbour, 1991

Usually, these muklstory apartment buildings were located
along the streets ammbnsisted of threeto six stories. Figure
24). They could contain shops on the ground floor and were

constructed rapidly. These buildings were neither adapted to
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local architectural traditions nor classical modern style. They
might fit into the category o
of t hese buil di ngs became A
windows and floors, or were upgraded by new facades; but
they were still refer ed t owaars hiopldesy twereo .
criticized by the media and by architecess well as by the
people living there, who mainly complained about the lack of

infrastructure. Nonetheless, they contributed positivelyhto

supply ofurbanhousingafter the war

Figure24 Berlin, cooperative social housing, Bayrischer Platz in Schéneberg. The
photo is from 1955 and the style is typical of West German row construction
(though this cannot be seen from the picture$ource: Diefendorf, 1993
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Later on, houses in suburban settlemefi®edlungbad) were
mainly of two types: twestory row housesfiReihenhausey
(Figure 25) and singlefamily row houses ftKleinsiedlungen

Hauser or EinfamilieiHauseo) (Figure26).

Figure25 Row townhouse, ConstructMustersiedlungen, 19541952, Twefamily
houses, Architekt Ewald Zenker (Hafner, 1993)

Figure26 singlefamily row houseqHdrnhang) in Aachen 1950Source:
(Harlander, 1999)
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Within cities, the preferred type was thaulti-story apartment
building (Figure27). Usually, apartment blocks had three to six
stories. The AGrindel hochh?2us
was a notable exception. The Grindelhochhauser was one of

the largest innecity housirg projects conducted in the early
1950s (Figure28)

Figure27 Multi-family houseqFederal employees fla)sReuterstrasse, Bonn
1949-1951, Architekt Max taut. SourceHarlander, 1999
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Figure 28 Hamburg, GrindetHochh&user, Bauzeit9491956; Source: Gutschow,
1987

Large settlementsiGrof3siedlunged) appeared, such as Britz
Buckow Rudow in 195@&igure29, and BerlirGropiusstadt, in
1962.Housing construction in this phase was characterized by
an increasingly progressive and prevalent process of
technological rationalization, as well as by high design
standards. A new type of building, which from then on was
part of the repertoire in almost every city, was higle blocks
(APunkthochhauwy, asthe Bienenhau$ Junggesellenhaus

the Hansaviertel in Berlin, 957.
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Figure29 Gropiushaus, Lipschitzallee Ecke Fiider-Allee, Gropiusstadt, Britz
BuckowRudow, BerlinNeukélln, 1962 Source:
https://commons.wikimedia.org/wiki/File:GropiushausBerlin-Neukoelln-Britz-

BuckowRudowGropiusstadtLipschitzalleeFritzErlerAllee-09-2011.jpg

The architectural urban types in the suburbs of the city were
mixed. These were singfamily houses f{Kleinsiedlungen,
Einfamilienhauser, Doppelhausgr the standardized row
constructions fiZeilenbau and Reihenhaysand highrise
blocks fiPunkthochhau®. In the cities, there was also a mix of
architectural types but in the centerostof the houses were
row constructions and sometimes higge blocks, but not in
the inner city. KHarlander, 1999 (see Figure 30). Apartment
blocks of three or four stories were suitable for the cgyter
two-story row houses were the appropriate model for the

suburbs in many cases
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Figure30 Die gegliederte und aufgelockerte Stadt neuer Stadtteil, Zuffenhausen
Rot in Stuttgart, 1957Source: (Hopfner, 2013)

Final comments

Overall, housing construction in the 1950s was quantitatively
oriented. The housing strategy in the post era was the
long-term planning of new housing projects, the renewal of
legal and fiscal tools to enable poor property owners to rebuild
their damagd buildings, and the introduction of changes in
housing design of and construction techniques. This is identical
to what was argued in Chapter 2. The preferred housing
strategy was to build for loatgrm use, because temporary

housing was considered a weasf resources.

Some international housing strategies had recommended
temporary housing structures made of wood, and prefabrication
as a new construction method, but the local authorities banned

the construction of prefabricated units. They insistedhairt
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opinion that solid masonry construction would last for decades
and that the design of individual buildings should adapt to
traditional local styles (Stern 2006). However, because of the
pressing need for houses, some were built using internationally
suggested construction methods. Later, in the 1960s and 1970s,
these were demolished and rebuilt to higher standards.
(Harlander, 1999).

Aesthetic quality was a controversial issue, but the main aim

was to solve the housing shortage and not to decoratéyhe

3.3.7.2 Postvar exhibitions of architecture and urban
planning

To find an answerto the questions of ideal planning and

housing construction, many pesar building exhibitions were
held. The first exhibition was in Berlin in 1946 and exhibited
five forms of standardized, prefabricated, siAiglmily units.
(Diefendorf 1993)

The secondexhibition was the Constructa Exhibition in
Hannover in 1951. It presented means and types of advanced
industrialized, standardized constructions of housing. Theodor
Heuss, the Federal President of West Germany, emphasized in
his introductory statement thine aim of the exhibition was to

reduce housing costs through standardization, but the main aim
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of the exhibition was to overcome the gap between
traditionalism and modernismConstructa was the most
important exhibition for architects, planners and hoysand
construction companies, and the most attractive oné/est

Germany (Ibid).

I n t he Al nternational e Bauau
Hansaviertelo building exhibiti
1957, social housing was prioritized, and the buildings
extended to between 7 and 18 floors. It was clear from the
qguality of the towers of 4 he dl

war reconstruction was finished (Ibid

3.3.7.3Postwar urban design

After the war, Germany used the massive destruction of the
bombed cities to develop a new urban structure. Many
destroyed areas were prar masshousing areas in need of
renovation, but in the postar vocabularies this first meant
rubble removal. In other words, town planners did not start
with a tabula rasa in 1948lo zerchour postwar planning was
separate from prevar planning. These earlier planning models
were the bases of late propositions, modified or rewritten to

suit the postvar conditions.
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Many planners believed that their job was not to rebuild the
cities of the past, but to lay the groundwork for the cities of the
future. This included specifying the best locations for housing
construction, keeping to historic street patterns or modifying
and renovating old areas, and aiming to reduce population
densities in the residential areas of the historic cities. This is
illustrated in Figure 31 and Figure 32, which present two
neighborhoods in Hamover, before the war, and after

reconstruction
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Figure31 Kreuzkirchernviertel, Hannover Bebauung 1939,1945 and 1950
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FANDELSTR,

Figure32 ConstructaBlock in Hannover 1939, 1945 and 1951 (Harlander, 1999,
p259)

Figure33 shows howthe prewar and reconstruction plans of
Kiel, a West German city, follow the same outlines and borders
of the old buildings while constructing new ones with less

density
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Figure33 Plan of Kiel city center 1939 and reconstruction plaéource:
(Harlander, 1999)

Town planners coming from different political backgrounds
and generations agreed on the main goals and concepts of
urban planning during the firdt5 postwar years: up to 1960
houses should be airy, with enough sunlight, and greenery for
recreation. Displaced people should have access and live in
well-planned residential cells, suburbs or settlements. The next
Figure34 shows a new social housing neighborhood in Bremen

with 10,000 apartments, implemented between 115955

151



Post-war social housing in the W-German case (BRD)

AW B

3 _ L O i -
\ %‘:’._,x_l_{i.‘\.\‘.\.l’!a\\, o) El-_ll-il-l

e = \‘\\'\\\ o -

.\\\\\\\\ :C\-l 17 |'_' 3. Itlfl_, -‘\,‘
\ ~"["T"-| o\ l 3
\ l\\l'\'ﬂ‘ A .T\-.f']l‘.l .\ - V)
\ e AN - \"\'\\’\‘\’\‘ TR,




Post-war social housing in the W-German case (BRD)

Figure34 New social housing neighborhood with 10,000 apartments. Architect:
ErnstMay / Hans Bernhard Reichow / Max Sdume / Glnther Hafemann / Alvar
Aalto, Investor GEWOBA, 1956962, Bremen.
Sourcehttp://www.xn --architekturfhrer-bremen-
npc.de/n_anzeigen.php?id=174&gig=2

Urban planning after the war showed a great variety of
concepts and local phenomena. Contreyearose around Le

Corbusier's concept of the functional division of the modern
city versus the concept of mixed functions. The latter follows

the concept of the European city with corridangl squares.
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Over time, differentleading concepts came to donmate
specific urban plans. The main guiding concepts ei t bi | der
have been:

1) The structured but looselyrdered city concept that
dominated in the fifties.

2) Urbanity by density. The sixties and early seventies
were a time of large settlements.

3) This concept was an object of criticism (Jacobs, Bardt,
Mischerlich) and ended in ¥9. This was the year of

protection of the country's historical heritage.

The dominance of traffic planning and the neglect of historic

heritage was also part of thpirit of the timeafter the war

Traffic design
For postwar city planners, traffic planning meant street

planningand making the city ready for the automobile, as a
sign of recovery, vitality, and normality. This required many
changes in the inner cigsuch as cutting new streets through
formerly builtup areas and widening streets, which entailed
removing historic facades and assigning former sidewalk space

for parking or roads.
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In order to improve traffic conditions, and to make life easier
for pedestrians, the old inner cities would be surrounded by
high-capacity ring roads, in many cases. Streets coming from
the suburbs to the center would take the form of the spokes of a
wheel, or enter the rings on tangetdsyering the number of
crossings. Veiales were preferred to be kept out of the inner
old cities, closed within the ring system. Other traffic could
cross the inner city on the new arterials for the sake of the
economic health of the cities atalavoid turning the old city

centers intanisolated island.

The main direction of poswar traffic planning can be illus
trated by the example of Hannover. The town planner used a
technical approach in this city. Difficulties in implementing

these approaches vary from city to city.

Hanover wasone of the most heavidgombed cities in
Germany. It is a model of progressive reconstruction planning.
It enjoyed a high reputation because ofrib&able cooperation
between the planning department (presented by planner Rudolf
Hillebrecht) (Ibid) and itscitizens. The third provenance of
planning ideas was the Aufbau Gemeinschaft Hannew@ch

was a private organization created bynercity property

owners. Hanover is a model of the pa&tr innercity housing
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project, with high consideration for theaffic plan.Rings and
tangents streets system was used, such that the tgakiis
easily in and out of the city but not through the inner city.

To reduce the amount of traffic entering the inner city,
skyscrapers could be built only outside the inner ring road;
building inside the traffic ring should not exceed the
proportions typical of the historic core, and a shopping street
should be providedas a pedestrianspace in addition to
administrative and cultural building&igure35, B). Konstanty
Gut schow planned in 1949 the
People 8ll lived in the inner city of Hanover, where streets
were widened to facilitate traffic flowF{gure 35, A). The

possibility of a subway system wiet open
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\ INNENSTADT HANNOVER
AUFBAUPLAN

Figure 35 Map of the rebuilt city center of Hanover, in 1949, with less dense
building structure and a map of the city center where shops are emphasized.
Source: Gutschow, Konstanty (Bearb), Stadtmitte Hannover. Beitrdge zur
Aufbawlanung der Innenstadt, hg. von der Aufbaugemeinschaft Hannover e. V.,
Hannover 1949
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As aresultof traffic planning, many streets were widened, and
new arterials were created. This led to lttesof the historical
substance of the remaining historical building$he early
concentration on technical traffic planning sometimes meant
that the city's architectural identity was ignored. Debates on the
new traffic arterials always included discussioheia keeping

the historic street plan, which, along with existing historic

buildings, shaped the core of the old city.

This thesis will not expand on these pastr urban planning
controversies, but will focus instead on the commdrdid aim

to provide soh features as fresh air, light and green spaces,
and the alimportant discourse surrounding the location of

postwar housing in the urban context

3.3.7.4 Locating the new housing:

Developersand planners faced two options for the location of
new housig: 1) build on the undeveloped land at the edges of
the cities, or 2) build on the sites of demolished buildings
inside the cities. There were convincing arguments for each
option. The first one was based on the experience of 1920s
housing projects, whiclvere composed of row housing with
suitable site planning, no existing rubble and simple models of

land ownership. In addition, this option was cheaper
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(Diefendorf, 1985 per square meter of living space (ignoring
mobility costs to places of work). At theamme time,
landowners (within the city) did not have enough money to pay
for rubble clearance and start new construction. In addition, the
widely-shared opinion was that inReity areas had become

unhealthy and uncomfortable places to live.

The plannerswho defended construction on undeveloped land,
after 1945 wanted to avoid future concentrations of people
within the cities because they believed that high population
densities had increased the death toll during the war. New
housing with suitable site gning (buildings surrounded by
green areas) would decrease the possibility of disasters through
war attacks in the future. But this topic was not openly
discussed with the inhabitants. Another convincing argument
for building new residential suburbs wiie decentralization of

the inhabitants, an idea supported by the modernists in the
Charter of Athens, Ciam 1936. Namely, to separate urban areas
according to their functions (housing, work, transportation,

recreation, and administrationHdrlander, 1999

In contrast, there were convincing reasons for rebuilding
housing in the inner cities, since some of the iroigr

damaged housing was comparatively modern from a structural
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point of view (the walls and foundations were usable). Despite
the destruction,rebuilding these buildings quickly could

produce a large number of housing units at a small cost.
Konstanty Gutschow, towards the end of the war, had laid out
plans for the immediate reconstruction of bombed cities such
as Hamburg Rigure 36). He started implementing these plans

when the war ended. Large construction firms were invited to
study these areas and submit proposals for effective
reconstruction using industlianethods, and architects were

asked to suggest ideas on how dwellings could be better

located to provide air and light

In addition, construction in theuburbswvas costly and harmful

to the cities, because of the costs of establishing roads and
infrastructure and other improvements to properties (Ex. tax
exempt). Furthermore, abandoned damaged buildings and ugly
open spaces woulabpeamwithin the cities as a sallt of using

their funds and materials far from the inner city (where no one
could afford to build). Moreover, a study showed the
increasingneedfor small housing units for young families and
single persons, and this kind of housing fit better in therinn
cities than in the suburbs. Another important argument in favor

of constructing buildings on the sites of destroyed buildings
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inside the cities was that only inpgity housing could restore a
city's historic life.

Figure36 HamburgDulsberg, residential street with social housing. The bombing
burned down the brick buildings, but they could be repaired quickly. The photos
show the ruins and the finished apartment blocks. Source: (Diefendorf, 993

After presenting posvar West Germany's experience of social
housing, the nexFigure37 summarizes in an analytical chart
the characteristics of pestar housing policy in Germany,
imposed by two housing laws set in 1950 and 1956
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3.3.8Characteristics ofthe postwar West German social
housing concept

General situation:

After the Second World War cities in Geainy, especially
large cities and their innaity districts, resembled a sea of
ruins on account of the immense damage caused by Allied
bombing during the war. The degree of destruction ranged
from 50 to 90 percent. In 1950, the housing shortage was still
estimated at approximately 6 million homes. With a few
exceptions, building new wasdue to the lack of capital and
the shortage of building materialout of question during the
early postwar years. Between 19450 only 219,000 new
housing units wer created. The removal of rubble, provisional
restoration and the creation of makeshift housing characterized
urban life. The focus was on the reconstruction of damaged
buildings until 1950

With the founding of the Federal Republid Germanyin
1949, and with Marshall Plaaid from the United States, the
preconditions were created for tackling the housing problem of
millions of bombeebut persons, refugees, and displaced
persons also by new building. Statébsidized social housing

construction wa to become the core element of rebuilding
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efforts. Each year, throughout the 1950s and 1960s, between
500,000 and 600,000 dwellings were built. During the 1950s,
social rental housing made up 50% of this production. In total,
9 million homes in the soci@lousing sector were built between
1950 and 2000 (as compared to 24 million homes built across
all housing sectors). This is an unprecedented success story in
German history and makes up an essential part of tealksul

Ger man Aeconomic miraclebo

Finally, the characteristics of the W&Serman social housing
strategyare represented i@ number of statements. Thslyow

its most important features, keeping in mind the aim of the
present thesis, which is to determine whether these features

could be candidas for transferability to the Syrian case.

1. A decisive measurement was the creation of a new
Federal Housing Ministry. Thereby, it was the legal
anchoring of housing policy as a joint task of the
Federal Government and the federal states.

2. The most important step was to create a legal
framework. It began with the passing of the first

housing law in 1950.
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. In view of the overwhelming housing shortage, the first
years were marked politically by an ‘“gléarty
consensuso. The motdtoa was
. The leading economic concept was the social market
economy, which required a balance of state intervention
and market forces. The political forces that dominated
in the 1950s (CDU/CSU and FDP) forced a shift
towards market forces and a prioritizatidnownership
promotion after only a few years. The legal framework
was adapted to this new situation"¥(Zousing law
1956).

. In addition to the construction of social rental housing
from 1951 onward, the development of homeownership
was promoted. There was taxleductibility on
investments in owneoccupied housing.

. In 1956, with the adoption of the second housing law,
the housing policy emphasis was placed even more
clearly on supporting homawnership, including social
housing. Social rental houg construction was more
and more restricted to supplying lemcome
households.

. Networking between the different governmental levels

(nationalcentral, federal states, commune) was an
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important factor in the implementation of the program.
Housing policyin the Federal Republic of Germany has
been an integrated field of action that has produced a
broad spectrum of instruments and procedures at all
levels of administration

The permanent implementation of the housing policy
helped people to move into suita rented flats or to
own their house, that is only after some years

following the war.

9. Social housing investors were:

166

- Non-profit housing companies
- Municipal housing companies
- Freelance (private) housing companies

- Individual builders

10. Special social housing programs were set. For example,

in 1953, the Federal Government's annual report cited
the following special programs:

- Housing for returnees,

- Housing for Sovietzone refugees,

- Housing for miners,

- Housing for asplaced elderly,

- Housing for displaced,

- Housing for military personnel,
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- Housing for federal employees; such as the ECA
and MSA programs.

11.Government financial support for housing was provided
through the following instruments:
In view of the scarcity focapital in the initial postvar
period, effective "object promotion” (Obje&ttierung)
in social housing construction could initially only take
place through direct state capital subsidiEisey were
provided in the form of lowinterest or interedree
loans or grants. Interest was applied later as the capital
market became increasingly productive.

- Renting law (eviction protection, rent controls).
12.Housing policy principles were set according to the
"social market economy"meaning according to the

laws of the market, but socially responsible.

13.In exchange for state subsidies, investors had to make
temporary commitments until the loans were fully
repaid. The "occupancy commitment” defined the
income levelof the group of persondor whom the
housing should be provided. A commitment to
predetermined rent limits was also required.

14.Initially, the houses were not described as |leglass

dwellings, bu as affordable. The I. WoBauG provided
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a fixed "reference rent
maximum rent. The Il. WoBauG applicable up until
2002 provided a more flexible and more market
oriented 'costent (AKostenmieteo) .

15. Social housing considered both:
- Highly-subsidized rental flats in urban blocks.
- A considerable amount of owneccupied housing

in smaller peripheral developments and single
family homes.

16.The new construction activity was initially limited to
vacant lots and around existing residerdiaas.

17.The target group was defined so widely that in the
1950s about 75% of the population had access to social
housing. At first, social housing was not particularly
targeted at poorer groups. Social housing, as defined in
the I. and Il. WoBauG, was adgssed to a broad group
of people. Income limits were applicable to the issuance
of residence permits, as a condition of access

18. At the beginning of the 1960s, the pwar standard of
housing provision was restored in most major cities,
with an average adne living space per inhabitant.

19. Another accomplishment of the housing reconstruction
program in West Germany was the abundance and
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speed of construction. Housing law included plans to
build about 300,000 housing units a year over the six
years from 19500t 1956, a target that was far exceeded.

20. Standards for housing type and size were specified in
housing law.

21.The amount of destruction and the limited economic
framework meant that industrial production methods for
housing were implementedespecially after full
employment was achieved from the end of the 1950s
onwards.

22.The use of standardized construction of houses led to
better utilization of the construction industry's capacity
and to a remarkable reduction in construction costs.

23.Industrial low-cost production methods for housing

were used

3.3.9 Deficiencies

Even if there are overwhelming strengths, there are some weak
points to be mentioned:

1-There was some criticism about the uniform and dismal
appearance of social housing.

2-The capital(money) was in the hands of a few housing
companies.
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3-Middle-income people moved to the new social houses while
the poor remained in the old baddguippedrental housing
stock (segregation) of the inner citiéélbauterd)

4-The percentage ofonstructed housesvaried between the
federal states, depending on housing policy orientation and the
wealth of the community (on the local level, lands, and

money).

5- The urban planning of the new social housing areas
neglected urban infrastructure. (Elements of infrastructure
would have included medical services (hospitals), educational
services (schools, kindergartens), mobility services (public

transport), consummecommerce and leisure facilitjes

Summary:

World War Il started in 1939 and ended at midnightthen

eighth of May 1945 in Germanyi%tunde Nulb). The four

Allied armies divided the country and each one occupied a

part. In 1949, the area under USSR control became a separate
country, the AGer man Democratic
Ger many" . The ot her part of t h
operated as eapitalist country with a democratic government,

t he ARFeder al Republic of Ger ma
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focusal on the postvar period in West Germany between
1945 and1960. During this time, the economic situation was
poor, with high rates of unemploymerd, high influx of
refugees coming from eastern territories and East Germany,
and a large proportion of houses in the big cities destroyed. In
1948, German currency reform was a major catalyst for the
feconomic miracleo of the 19
million people died during the war and most were men, women
were left with the difficult task of removing rubble from the
streets. There were not many houses at that time (about 5.5
million houses had been destroyed), so people lived in cellars
or shared agrtments. Some even tried to build temporary
houses. In 1950, the first housing law (.WoBauG) was passed

after the establishment of West Germany.

The postwar period in Germany can be divided intoree

phases in this context:

1) 19451949 the period ofrubble removateconstruction
andtemporary living space

2) 19501956the First Housing Law

3) 19561960the Second Housing Law
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Thelatesttwo phases correspond to the dates when the housing
laws were passedlhe first housing law aimed to build as
many houses as possible in the shortest time to provide housing
for roughly 0% of the population. Rents for these houses were
fixed with a maximum limit andenants were protected from
eviction. The houses were built with financial support from the
government in the form of grants or loans with {oor no
taxes. They were of affoathle design, with specific fittings,
size, and mortgages. Such social housing comprisedhivets

of all new housing. In 1953, the law was amended to give
priority to those who wished to purchase or build their own
houses, in order to encourage heoweship. The percentage

of social housing during this period was about half of all new

housing.

In 1956, the second housing law was set. By this time the
economic situation of the people had improved with more job
opportunities. About 3.3 million houses wdrailt. The target

group according to this law were the people with low income;
they received direct financial support, as did the investors
building the houses. The proportion of social housing during
this period decreased to etlerd. Then, in 1960, aaw law

was passed. Through it the cap on rents was eliminated, thus
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triggering a rise in rents. By 1962, however, there was no

longer a housing shortage.

The housing sector was financed through several means in the
postwar period. The most common way was that investors or
housing companiesr private persongeceived low or no tax
loans to build houses. The investor was then obliged to rent
these house®tlow-income individuals(That was called social
housing.

Another way to support housing construction at the time was
through privatelybuilt housing that did not target leiwcome
people. The initial source of funding was the Marshall Plan aid
given tothe West German government to help the recovery of
the economy. This helped to boost industry. In 1950,
international direct support financed 5% of all housing. In

1952, it contributed almost nothing.

Owing to theFirst Housing Lawand pressure from thesgent
economic situation, new housing neighborhoods were built
outside the cities. Many singfamily social houses or row
(one to two-story) houses built there were occupied by
refugees or displaced people. Others were built near the
workplaces of thenhabitants. In addition, social housing row

buildings which consisted of three to five stories were built
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along city streets. Such buildings were affordable, constructed
using industrialized methods, and offered a small area of living

space per person.

The German postvar case provides a successful example of
the postwar recovery of housing, albeit with pros and cons.
Using this example, the author will prove the feasibility of
transferring suitable parts of the strategy from the German case
to the Syrian one A precondition is to analyze the Syrian

situation and to compare it with the German one.
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Chapter 4. Prewar
housing Syria

After analyzing the successful paMWIl social housing
strategy in West Germany, this chapter will briefly preskat
housing policy in Syria before the start of the war in 2011.
Before focusing on the postar situation in Syria, it is
essential to know the housing regulations, laws, syligjes
and norms, as well as the main actorghiis housing policy,
with a particular focus orthe social housing experience.
Becauseof theissue oftransferability,which will be discussed
later, his is, in many respects, dependent on the national
situation. This chapter will alsdayout the administrative,
environmental, social/ demographic, and economic conditions

in Syria in the pravar period

175



Pre-war housing in Syria

4.1 General information about Syria: location,
topography and administrative divisions

Syriais located inthe Middle East, in western Mediterranean
Asia. It sits at the crossroads of three continents. With an area
of 185,180 kmz, it is approximately half the size of Germany
(357.578km?), as shown irFigure38. (Statistische Amter des
Bundes und der Lande2010.

-~ -

Figure38 Location of Syria in comparison with Germany. Source: The aufhmmn
google map

Syria is bordered by Turkey to the north, Iraq togbetheast,
Jordan to the south, and Lebanon to the souatbt seeFigure
39.
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Figure39 Syrian territory borders. Source: Kassouha, 2014

The topography of Syrjaas shown irFigure40, has played an
important role in the development of its institutions, as well as
in the urban, architectural and demographic situation there. The
Syrian landscape contains enormous deserts stietches of
cultivable land along the coastline as well as steppesfedin
agricultural land®f the major cities, including the Basin of the
Euphrates River. Population densities vary considerably
between the desert and cultivable areas. Figredl).
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Figure40 The topography of Syria. Source: Kassouha, 2010

B Cuiltivated land with livestock, emphasis on grains, cotton, fruits and olives

M Forest area

B Steppe land with nomadic herding (sheep) and scattered cultivation.
Desert and steppe lands with some nomadic herding

Figure41 Landutilization in Syria, Reference: Sourckassouha, 2010
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Before the war began in 2011, Syria was heavily urbanized,
with more than half of the population (55%) (Kassouha, 2010)
living in urban centers. The most densely populated ciies
the big cities. Moeover, about 70% of the population of urban
centers lived in one of five cities with populations above one
million. The inhabitants of the two largest cities, Damascus and
Aleppo, represented nearly 37% of the urban population and
20% of the total populatn (Figure42). The thirdlargest city in
Syria is Homs. (Kassouha, 2010)
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Figure42 Population density in the cities, 2009. Source: Kassouha, 2010
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Syria is arepublic that consists of fourteen governorates,
(Figure 43). The political capital is Damascus, which tlse
oldest continuously inhabited city in the worldthere is
evidence of human habitation in Damascus dating back to
9,000 BC. (Kassouha, 2014). The culturapital is Aleppo.
Damascus and Aleppo are the largest governorates in Syria,
followed by Homs (Hims) which dates back to 2500. B@en

the citadel of Homs was built. The city was built during the
years 19211 BC. (Ibid). Later, the cities of Deir Alor, Al

Rakka, Hama, and Idlib were established.
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Figure43 Syria governorates or Muhafazat. Source: Kassouha, 2010.
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Most of the major Syrian cities have a similar urban structure

but differ in social, economic and environmental aspects. The
cost of housing also varies between the cities and is generally
more expensive in bigger cities than in small ones. Studying

the uban structureof one or two of those cities provide a

deeper insight (see chaptgr 5

4.2 Prewar administrative situation

Syriais an unitary republic in which the president is the head
of the country and the prime minister the heag@fernment.

The pesident, ministers, and parliament are all located in the
capital, Damascus. Each of the 14 governorates has a council to
address issues relatédl the cities in their respective regions
(province$. Everycity also has a local council to preside over
laws and matters related toetltity (the commung The
administrative hierarchy in SyriaiBe central government, the

province thecommune

The Ministry of Local Administration and Environmentshiae
responsibility ofthe urban planningstitution The Ministry of
Public Works and Housings responsible forthe types of
housing,for land areas and dimensions, dodthe number of

stocks ina building. In 2011 Syria had 1,461 civil associations

181



Pre-war housing in Syria
(Syrian Ministry of Social Affairs and Latr, 2012) andhad

made great strides in terms of social developme&atirism,

trade, and banking grew rapidly before 2011.

4.3 Prewar socialsituation

The inhabitants of Syrigpresenta mosaic of culturesand
religious and ethnic groups. Thereligious groups
includeMuslims Sunnis Alawites Druze Isma'ilis Shiiteg

and Christiansyespectively accounting for about @hd 10

percent of thgpopulation in 2010. (Kassouha, 2014).

According to the civil affairs records of the governorate of
Syria, in 2011 the population was 21,124 million, with an
annual growth of 2.45% between 200@010 and an average
age of 20 year (Figure 44). (CentralBureauof Statistics in
Syria)
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Figure 44 Pyramid of the Syrian population in 2010. Source: The
Washington Institute for near east policy, 2017.
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According to the central Syrian Bureau of Statistics, in 2010
most Syrian inhabitantsvere young, with 36.3% below 15
years old and only 3.4% older than 65 ydaesTable5).

Age Structure 1960 | 1980 | 2000 | 2004 | 2010

Under 15 years 46.3% | 49.3% | 40.5% | 38.6% |36.37%

15-64 years 48.9% | 46.3% | 56.4% | 58.2% |60.16%

65 years and overl , oo0 | 4496 | 3.1% | 3.2% |3.47%

Tableb Age structure in Syria between 1960 and 2010. Source:

CentralBureauof Statistics in Syria.

In addition to the natural annual population growth rate, a large
number ofimmigrants came into the country. UNHCR, in
2011, recorded (p158 of its report) 1,306,000 refugees, the vast
majority of them Iraqis fleeing violence in their countijany

of them are Kurds, from the area near the Syfiarkish

border.

Refugees registed with the United Nations High
Commissioner for Refugees (UNHCR) do not include
Palestinian refugees, who fall under the aegis of the United
Nations Relief and Works Agency for Palestine Refugees in
the Near East (UNRWA). Accordingp UNRWA, in 2011

abou 438,000 Palestinian refugees were registered in Syria, in
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nine official and three informal camps, many of them located
in and around Damascus. They fled to Syria at different times

asFigure45 shows.

Migration Since 1948

Kurds

Armenians rom 1raq
1915, 1939 “°‘T“"“"’

Iraqis

‘ 1990, 2003

Somalis
2006, 2008

s

Jews
1948

Palestinian refugees:

’ © Independence War
Palestine/Israel, 1948-1949

’ © June War
Israel, 1967

’ © Black September
Jordan, 1970

' Other
Figure45The Refugees in Syri&ource:https://fanack.com/ar/syria/population/

Since 1946, thepopulation had grown rapidly, as previously
shown, doubling every twenty yearsee Figure 46) and
creating overpopulation in areas where agriculture did not offer

enowgh jobs.
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Figure46 Population growth in Syria between 1905 and 2007. Source: The author
(Central Bureau of statistics in Syria)

In the 2000s, rural migration driven by the drought that
afflicted the country between 2006 and 2011, resulted in the
formation of informal suburbnear the cities, further burdening

their alreadystrained economies

As a result of the above, the growth of the Syrian population
was high, especially in the biggest cities. That pressureon
the housing sectoand led toan increasein the informal

settlement phenomenon

4.4 Prewar economic situation
In 2014, Syria was described as aleveloping country

(UN/DESA, 2014), which essentially meareconomically
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underdeveloped and with a poortievelopedndustrial base
The Syrian economy depeshainly on agriculture and the oil
industry. There are four industriadonesnearthe major cities
of Aleppo, Homs, Damascus, anDer Al-Zor. The main

industryrelated agricultural resources are olives and cotton

The macroeconomic environment between 2R000 was

stable, with low national debt and a transition in progress
towar dcaalfismar ket economyo aft
socialism. In 2004, the stock market was opened and private
banks operated in Syria. I n 20
mar ket d e v e | Temphmiévevtear PlannHowetes,

there were challenges in economic ippland several risk

factors that may have contributed to the commencement of the

war. Syrian center for policy resear@013)

Before 2011, the different economic levels in society and the
big variations in living standards and quality of life, were
mainly depending on regional differences. Significant
variations in income, health, life expectan@nd education
existed between ban and rural populations, with the urban
population on average enjoying higher incomes and better

education, sanitation, and health conditions
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In 2011, Syria was a fagrowing, lowermiddleiincome
country. Living costs for a family in urban areas weverity
times higher than in rural areas. According to (Fiorillo, 2003),
in urban areas, the average monthly expenditure was 185
dollars (9,250 S.P.) while in rural areas it was 10 dollars
(495sp).

The National MDGs Progress Report in 2010 shows that
povery reduction in Syria has been concentrated mainly in
urban areas, where it fell from 12.6% to 9.9% between
1996/1997 and 2006/2007, but only from 16% to 15.1% in

rural areas during the same period.

According to the World Bank, the average Syrian monthly
income in 2011 was about 29.64 dollars (13,844 S.P.) per
capita; less than $1 a day, ($1= 46.7 S.RApuflsmail, K,
2011/19. The Central Bureau of Statistics in Syria reports that
unemployment in 2010 was 8.6%eeTable6). This figure was
influenced by the extremely low and decreasing role of women
in the economy: female unemployment 2010 was 21.9%
(seeTable6). (CentralBureauof Statistics in Syria, 2017).
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Unemployment

i 2011 2010 2009 2008 2007 2006 2005 2004 2003 2002 2001

Males 10.4 6.2 57 83 5.2 53 59 104 82 83 74

Females 37.1 219 22.3 24.2 25.6 238 201 21.8 21.9 24.1 22.5

Total 14.9 8.6 81 109 8.4 82 8.1 123 108 117 103

Table6 7 Unemploymentrate from 2001- 2011 (%).Source: The
Central Bureau of Statistics in Syria

During the period 206201Q the Syrian economy achieved

high economic growth rates of about 4.45%. Nevertheless, per
capita GDP growt h, given Syri ao:
lower than 2.0%(The National MDGs Progress Report, 2D10

The international financial sanctions imposed upon Syria in
2003 played a major role in preventing foreign ingestrom
creating new jobs. ferefore the contribution of investment to
GDP growth remained low in comparison to other developing

countries.

Moreover, the cost of military interventions in Lebanon and
| srael had reduced Syriads abil
Khalaf, 2019

The high rateof unemployment in Syria and the low household
monthly income contributed to problems with population
growth and uncontrolled urbanization, including housing

affordability.
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4.5 Prewar urban situation

Before presenting the pgar housing situation in Syrian new
cities, it is essential to note the similarities of urban structures
in the old cities, especiallythe majorones. The following
paragraphsvill show that the size of housing units and the type
of housing blocks have largely been dictated by economic,
social, cultural, and demographic changes throughout the
centuries Consequently, any housing strategy needs to
consider the inhabitants' needs as much as the architects'

aesthetic ambitions

Most old cities grew over centuries within their city walls and
gates, at least till the end of the 19th century. In the 20th
century, new urban approaches were adopted both to
accommodate a Western lifestyle and local needs. In the 1950s
and 1960s, urban expsion led to the employment of an
international modern style of urban structure. Neighborhoods
in the new urban textures were mostly residential areas for
middle and uppeclass residents. Later, higlensity social
housing and informal settlement areaswgrep around the
cities, creating a different kind of urban fabric than their two

predecessors (the old districts and the modernist expansions)
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These expansions of the urban structure led to wider streets for

cars in the old part of the city and the nastrtts.

In the 1960s, it was even suggested that the ancient cities
should be destroyed and replaced by residential blocks while
keeping the historical monuments, but this was never

implemented

Residential areas in Syrian cities were usually classified
according to the regulatory charts of the construction standard
system as follows: historic district, popular housing, villas,
connected housing, modern accommodation. (Ministry of
Local Administrdion and Environment in Syria, 2010.)
Chapter 5 will provide further information on this classification

through the case studies of Homs and Aleppo.

The residential areasvema di rect | mpact on
and its urban character as they constitine bulk of the city's

area.

A brief overview will be presented here of the three biggest
Syrian cities, whose history dates back to centuries before
Christ. Damascus, Homs, and Aleppo, in particular, suffer from

problems in the housing sector

Damascus
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The historical city of Damascus continued building until the
end of the eighteenth centur§idure 47). In 1936, Michel
Ecochardthe French urban planngrepared a master plan for
Damascus Rigure 48). Eachardalso provided new plas for
Damascus in 196@-igure49) (Massouh, 2008).

e

Boman city 64 BC Old town 1919 AD

Figure47 Damascus city planning changed between 64 B.C. and 1919. Source:
Eissa, 2015

In the master plan of 1936, Ecochanaggested a radial road
system starting from the city center and extending outward to
the urban perimeter. These roads created a ring around the old
city, to reduce overcrowding problems in the city center and to

provide easy access to all parts of therto
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Figure48 A plan of traffic patterns in Damascus by Michel Ecochard. Source:
Massouh, 2008

In 1968, Ecochard developed a new master plan for Damascus,
expanding the road network and creating new areas. Later, new
areas of saal housing and informal settlements surrounded the
city. As previously mentioned,
presents a variety of urban textures and the rapid expansion

that occurred after 1960
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Figure49 The master plan of Damascus in the year 1968, illustrating the impact of
western models on contemporary development patterns of Syrian cities and
showing expansion areas. Source: Ecochard, 1973

The next figure presents the development or expansion of
Dams cusoO6s urban struct ur(Fguref r or

50).
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Figure50 Master plan of development in Damascus city from 64 BC to 2015
Source: Eissa, 2015
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Administrative centerssuch as ministries are locatedin
Damascusn addition to many buildingserving trade, and
industry.

Homs

The city of Homs dates back to 23@C. After it had been
destroyed by an earthquake, a new city was constructed during
the Ottoman period15161916) In 1946, the planning of
Homs city was executed by the Greek urban planner,
Constantinos Apostolou DoxiadisFigure 51 shows the
development of the Homs city urban pléhhe city council of
Homs, 2009).
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Year 1923 A.C. Homs city in Othoman time 1918 A.C. h Year 1900 A.C.

The master plan of Homs 1965

Figure51 Master plan ofdevelopment of Homs city from 200 BC to 1989,
demonstrating the impact of different cultures on the development patterns of
Syrian cities Source: The city council of Homs, 2009
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Figure52, demonstrateshe differences in the urban fabric of
the different neighborhoods in Homs city.is similar to the

urban fabric mixture of Damascus.
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N

Figure52 Homs's 2009 master plaiiljustrating the urban fabric of different
neighborhoods source: Hom's municipality, 2009
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