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HOUSING ACTIVITIES IN LEBANON 

1956-1958 

From 1952 to 1956, USOM/L provided Lebanon with intermittant 

technical assistance in the field of Housing through the services 

of technicians whd developed proposals for the construction and 

finance of low cost housing projects. Additional assistance was 

given by a United National Technical Assistance Program and a Socio-

Economic Survey of Beirut made by the Economic Research Institute of 

the Amprican University of Beirut. 

These studies and proposals provided excellent data but were 

not unified or directed toward a comprehensive national program. 

These reports and proposals remained dormant until a catastrophe 

required taking action. 

During the night of March 16, 1956 an earthquake occurred which 

caused 1$6 deaths and severe -damage in an area of appr-oximately 

356,000 square meters in the southern part of Lebanon.. While the 

shook was felt in Beirut, the damage was primarily limited to the 

rural areas to the east of the narrow coastal strip. 



While it-was imposFible to exactly define the earthquake area, 

quick estimates indicated that 5,500 housing units had been destroyed 

or damaged beyond the possibility of economical repair and that 

in addition, 11,000 units had been damaged and would require repair. 

While the emergency requirements for food, clothing, blankets 

and tents were quickly provided by contributions from the USA, 

Lebanon and adjoining countries, the GOL simultaneously sought the 

means of rebuilding and repairing the damaged housing units. To 

accomplish this, the GOL established the National Reconstruction 

Board, assigning to it the responsibility for this task. These 

operations were headed by Mr. Emile Bustani, a Member of Parliament 

and President of the Contracting and Trading Company, Beirut. 

Preliminary estimates indicated that the following expenditures 

would be required: 

The repair of 11,000 units @ LL. 800 ........ LL. 8,800,000
 

Building 5,500 new units @ LL. 4,900 ........ .. 27,O000
 

TOTAL for Housing Units only ........ LL. 35,800,000
 



At that time it was estimated that a longer range program, of 

possibly two to three years in time, would require the additional 

expenditures: 

260 Civic Centers ..................... LL. 10,500,000
 

Roads and Streets ..................... 4,250,000
 

Re-Development of Sidon ............... 12,000,000
 

TOTAL Program Expenditures ....... LL. 62,550,000
 

Typical
 
Home 
one of
 
thousands
 
damaged or 
destroyed
 



The USA agreed to provide economic and technical assistance 

for the program limited to the repair and reconstruction of owner

occupied homes. To accomplish this, Procurement Authorization 

No. 68-99-A7-6201 was formally executed on April 50, 1956, which 

agreed to reimburse the COL for building materials and equipment 

requiring off-shore procurement. The continued study of the Program 

requirements resulted in several changes in the commodities involved 

in this PA and were finally determined to be as follows: 

Lumber and Plywood ................... $ 400,000 

Reinforcing Steel .................... 1,000,000 

Construction Equipment ............... 292,000 

Machinery ............................ 88,000 

Trucks for transporting concrete ..... 52,000 

Bulldozers and similar tractors ...... 188,000 

TOTAL ....... $2,000,000
 

The procurement of the items involved in this PA was most
 

expeditiously handled as delivery was practically completed before 

the end of 1956, or within 6 months after determining the items 

needed. Technical Assistance was provided by the assignment of the 

Regional Housing Advisor, Frederick W. Lang, to the Program and the 

temporary services of Mr. Bernard Eddy and C.L. Holmes from Iran 

and Egypt, respectively. 
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Unloading reinforcing steel, the first of 9,000 tone supplied through U.S. 
aid, being inspected by: Mr. 0.T. Boyd, Chief, Housing Division, ICA/V,
Mr. Emile Burtani, Chairman, National Reconstruction Board, Mr. Dan R. Hamady, 
Assistant to the Administrator, HHFA, Mr. Frederick W. Lang, Chief, Housing 
Division, USOM/Lebanon. 

The early analysis of the site and building planning problems
 

indicated the necessity of adjusting the solution to the following
 

fundamentals:
 

As much of the damage resulted from poor construction, 

for example, stone walls laid with no mortar, or at the best 

earth in place of mortar, and heavy earth and roofs supported 

by tree branches; simple method of improved construction and 

increased resistance to re-occuring earthquakes was essential. 

As the inhabitants of damaged and destroyed homes were 

temporarily sheltered in tents, speed was of great importance. 

This called for the maximum possible standardization of housing 

plans. Simplicity and standardization was also important as the 

construction needs were thinly scattered over a wide area rather 

than concentrated in a few urban centers. 
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A village fadly rebuilding their destroyed home. Families obtained 
cement and steel rods from the National Reconstruction Board. 

As the terrain is primarily mountainous, there was no 

similarity in sites nor was there any possibility of 

standardization of site planning. The abundance of stone, 

availability of locally-produced cement and lack of locally

grown lumber, made masonry and reinforced concrete construction 

traditional and logical. 

Comanity planning and potential relocation of villages was 

greatly complicated by recognizing that the various religious 

groups would not be happy in changing their traditional location. 

Planning was also handicapped by the difficulty of formulating 

and passing legislation to govern the terms of repayment of 

the cost of repairs or new houses. 
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The lack of housing statistics and time did not permit a complete

ly refined study and planning as the objective was to get at least 

the majority of homeless under roof before the coming winter rains. 

To accomplish the necessary standardization, a modular system was 

selected utilizing a standard cell 4 x 4 meters square. One cen would 

be purely for living space, the second for sleeping space plus a porch 

and the third a kitchen plus porch and toilet. These cells can be 

combined to fit both the individual family needs in space and the 

varying site requirements. 

. To provide the maximum earthquake stress resistance, construction 

method was standardized to have a reinforced concrete column at each 

corner tied together at the floor line by four reinforced concrete 

beams and a reinforced concrete roof slab. The walls were of either 

stone or concrete block filled in between the columns and tied into 

them through extensions of reinforcing rods. This design also 

permitted professional builders erecting the basic skeleton and then 

the home owner completing the building himself with supervisory 

guidance. 

This architectural and structural solution met with universal 

approval as proven through its voluntary use by home builders adjacent 

to, but beyond the control of the earthquake reconstruction area. 

The majority of the mountain villages have existed for many years 

and in growing without plan had become densely populated with tortuous 

narrow streets with very little open space. To correct this, additional 

land adjacent or as near as possible to the village was acquired by the 

National Reconstruction Board. These expanded communities provided the 

sites for the majority of the new contractor built units. 
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The redevelopment and expansion of a typical village - Baisour. 

From the beginning of the Program we had stressed to the NRB the 

great importance of determining the basis of repayment for aid received 

by the home owners. Without knowing the cost of materials for repairs 

as compared with a new housing unit, owners were unable to make a 

logical decision as to whether they should repair a badly damaged 

structure or build or purchase a new unit. This in turn made it 

impossible to estimate the number of repairs as compared with new 

construction needs. While the necessity of determining the basis of 

repayment was acknowledged, the NRB felt it impossible to obtain the 

necessary Parliamentary action and so chose to have the recipients of 

building materials sign a wrhole contract which stated when such 

legislation was passed that they then agreed to make the specified pay

ments. After one year of operation this basic problem had not been solved. 



While USOM heartily concurred in the planning for fCommunity Centers, 

we strongly urged holding off any construction of such Centers until 

the urgently needed housing had first been accomplished and when there 

would be some assurance of the sincere cooperation of the other 

Ministries which are essential to the operation of Community 

Development activities. As a demonstration, one Community Center 

Building was built and has been staffed by the NRB. 

Numerous appeals were received for assistance in the repair of 

other types of structures but these were denied on the basis that aid 

was by necessity limited to putting the homeless people in adequate 

shelter. A hasty estimate indicated this problem to be quite 

extefisive in details as follows: 

Christian Moslem Druze
 
Churches Mosques Khalwahs Total 

DESTROYED: 58 10 7 55-
DAMAGED- 95 51 14 140 

The cost of the reconstruction and repair of these buildings can 

be approximated as follows: 

140 structures - repaired - @ LL. 5,060 -- 700,000 
55 structures - rebuilt - @ LL. 25,000 -- 1,575,000 

LL. 2,075,000 

The consideration of the religious structures automatically led 

to the examination of the needs of public buildings in general. A 

hasty survey of this category develops the following: 

Public Buildings 

Convents Hospitals Schools Clubs Total 
DESTROYED: 3 0 - 29 0 32 
DAMAGED: S5 2 89 2 98 
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As this category involves a great range in size of structure, 

estimation of cost is extremely difficult. However, this can roughly 

be approximated as follows: 

5 Convents - repaired - @ LL. 25,000 - 125,000 

5 Convents - rebuilt - @ 100,00 - 500.000 LL. 425,000 

2 Hospitals repaired  @ 25,000 - 50,000 50,000 

89 Schools - repaired  @ 5,000 - 445,000 

129 Schools - rebuilt  @ 25,000 - 725,000 1,170,000 

2 Clubs - repaired  @ 5,000 - 10,000 10,000 

TOTAL for Public Buildings in general LL. 1,655,000 

During'this first year of operation the total number of units
 

receiving aid for repair or-being rebuilt was greatly expanded above
 

the number originally estimated. While it is doubtful that this need 

can be attributed to earthquake damage, there is little question -that 

this quantity of sub-standard units existed and required repair or 

reconstruction. In any event, during the first year the following 

reconstruction was accomplished: 

Houses being repaired by owners 5,786 units 

House repairs by owners completed 8,100 I 

New-housing units being built by owners 4s910 n 

New.housing units completed by owners 4,041 s 

New housing unit contracts awarded by 
NRB to contractors. 1,690 
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A new village 

The following building materials have been delivered to 

construction sites within the one-year period: 

Portland Cement 105400 m.t. 

Reinforcing Steel 15462 m.t. 

Gravel 224976 m.3 

Sand 189749 m.5 

Lumber 8550 m.3 

The Government of Lebanon enacted a special Earthquake 

Reconstruction Tax levied against cinema admissions and internal
 

mail stamps.. From these and other funds the GOL provided within 

one year the NRB LL. 35,000,000. Added to this is the value of 

IL. 6,200,000 of USA financed waterials. 

As USA aid has been completed in record time and our objectives 

accomplished, USOM/ withdrew from participation in the continuance 

of this program approximately one year after its initiation. 



Above, a destroyed home - below, the same home in process of being 
rebuilt using earthquake resistant construction 
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- Occasionally, we have been questioned regarding the incomplet.e 

occupancy of the contractor built houses in new communities. This 

has repeatedly been answered as follows: 

The lack of sale and occupancy stems from the inability of the 

NRB to effect legislation requiring repayment as described in the 

preceeding. USOM/L has continuously urged the passage of such 

legislation. 

Further, while this situation can properly be criticized, it must 

be remembered that Home Owners have completed the repair and 

construction of 22,857 homes and that the contractor built units is 

less than 4% of the total number of units repaired or rebuilt. While. 

the solution of this problem may be slow the constaiit expansion of 

population will ultimately force a solution. 

In addition, the agreement to provide USA aid clearly limited this 

aid to owner-occupied homes. As the quantity of materials actually 

used for the rebuilding of owner occupied homes equalled or exceeded 

the quantities estimated originally per unit and as the number of units 

actually rebuilt greatly exceeded the originally estimated number, it 

is obvious that the materials provided by USA aid complied with the 

intent of the agreement. 

After a number of months of inactivity the National Reconstruction 

Board, and its organization, was terminated during January 1959, and 

any remaining duties were transferred to the Ministry of Public Works. 



NATIONAL HOUSING PROGRAM 

During the Earthquake Reconstruction Program operations, we 

persistently emphasized the need for a comprehensive national approach . 

to housing problems, and in May 1957 the services of Doxiadis Associates 

were obtained through a contract mutually supported by USOM/L and the 

GOL. This required making a survey of housing needs and the presentation 

of a program for the solution of these needs within one year after the 

execution of the contract. .USA funds were tentatively allotted to
 

assist in the construction of Demonstration projects.
 

This technical assistance was finaziced by PRO AG'68-83-091 signed
 

on April 26, 1957. This provided $200,000.00 of USA funds to reimburse 

foreign costs and the equivalent of $93,500.00 by the GOL for local 

expenditures; To implement this PRO AG, USOM/ established a Housing 

Division staffed by Frederick W. Lang, previously Regional Housing 

Advisor, as Chief of the Division, with two additional technicians, 

Robert Strelitz and Bernard Wagner. 

Due to the lack of accurate statistics, the accumulation, analysis 

* and presentation of basic data upon Ahich to base logical proposals was 

a most difficult task. Operations were further handicapped by the 

concentration of GOL officials on political issues. commencing early in 

1958 and the later chaotic conditions which commenced early in May. 

In spite of this, the objectives were completed during June in a 

submission of a comprehensive final report consisting of seven volumes, 

and plans and specifications required for the construction of the first 

three Demonstration Projects.
 

http:93,500.00
http:200,000.00


In essence the' Long Range Progtam proposes an average annual 

investment of LL. 60,000,000 from combined Private and Public sources 

to meet the accumulated and recurring needs of all forms of Urban and 

Rural Housing, Slum Clearance and Amelioration for the next thirty 

years. It is estimated that from LL. 25 to LL. 50 mnllion of this 

annual total would be required from Government sources as the limited 

profits and -long term repayments necessary to meet the limits of the 

lower income segment would not attract private capital. Over a thirty 

year period this program would solve the accumulated housing needs of 

219,000 families and the annual recurring requirements of 5,570 families, 

or a 50year combined total of 320,000 families. This does not mean 

520,000 new housing units as the needs of many require repairs, 

amelioration, construction of nuclei for later owner addition, aided 

self-help and slum clearance. 

The program proposes the repayment of the full cost of housing units 

by their owners over a period of approxinately 20 years, except from 

those families whose proven income is insufficient. This minority would 

be given the minimum subsidy necessary to provide basic shelter. 

As a first stage five year, or Basic Foundation Program, it is
 

proposed to commence an accellerating investment of an annual average
 

of LL. 15 million of Government investment in Housing with efforts to 

stimulate private investment of the same amount. 
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Model of Mkalles Demontration Project. 

Plane and specifications were completed for the construction of 

initial Demonstration Projects, on land purchased by the GOL, as follows: 

Project Total Number Housing Units Construction Cost 
Location Housing Units First Stage First Stage
Mk lr 1,l00 LL. 2,200,000 
Warwar at 

Hadeth 600 262 1,100,000 
Bedawi at 

Tripoli 600 322 11260,000 
TOTAL ! Or- LL. 4,560,00 

These are estimated costs. To provide for unforseen additional costs, 

and where required supplying the sites with electricity and water, it is 

recomended that an additional 10%be allowed to cover unknown contingencIes. 



The Demonstration Projects are planned to create integrated 

communities containing essential facilities such as schools, churches 

and mosques, recreational areas and markets. The Housing Units are 

planned for individual ownership and to be sold to qualified buyers 

having annual family incomes of LL. 2,000 to LL. 6,000 on a long term 

payment basis. High land costs which create a prohibitive total cost 

for detached single famly units necessitated either one or two story 

row type of design. As an example the unimproved land cost for one 

Demonstration Project was $6.55 per square meter. In the two story units 

the first floor owner has control of the yard and the second floor owner 

has control of the flat roof area. In Lebanon as well as surrounding 

countries, the roof is by nature and tradition a functional and useful 

part of a hame. A typical plan is shown below. 
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Above - Perspective of a neighborhood housing unit at the proposed 
Demonstration Project at Mkalles. Each such "neighborhood" provides 
the essentials for balanced living. 

Below - Front Elevation of unite designed for purchase by families 
with annual incomes of IL. 2,000 to LL. 6,000. Each ground floor 
unit controls an individual yard and each second floor unit a roof. 
The design adjusted to the terrain, avoidee regimentation. 
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At the inception of the National Housing Program, USOM/L and the 

GOL, had tentatively agreed to devote $2,000,000 of the then available 

USA aid for the construction cost of Demonstration Projects. This 

subsequently was reduced to approximately $600,000. 

As a result of the political conflict of the summer of 1958, the 

attention of the GOL is at this moment concentrated on budgetary 

deficits and organisational matters resulting from the past chaos. 

It is hoped that as soon as these emergency problems have been 

solved that attention can again be given to answering the urgent need 

of the Lebanese people for Housing. This need is becoaing daily more 

acute. A Cost of Living Survey of December 1958 shows that within 

approimately the last year there was an increase of the General Cost 

of Living Index of 6.5%thereas the cost index for Housing and water 

increared 12%. During the period 1950-1956 these percentages were 

respectively 4% and 51%. 

The survey and proposals should not be considered as an irrevocable 

program but rather an accumulation of data and proposals making possible 

the thoughtfull determination of a final course of action based on 

knowledge of all influencing factors. 

The initiation of a Long Range Housing Program would alleviate 

this constantly increasing elementary part of the cost of living for 

the mass of the Lebanese people, in addition create improvement in 

workers efficiency, increase political stability and at the timesame 

stimulate the building materials and construction industries. 
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A typical street in a slum section of Beirut. An estimated 
5,500 families live in areas of this type in Beirut and 
environs. Similar conditions exist in other urban 
communities. 


