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Guidelines for the Reconstruction and Rehabilitation of war affected individual housing in the Gaza Strip
Gaza, August 2009

Shelter/NFI Cluster

- Reconstruction Working Group -

Executive Summary

The Reconstruction Guidelines for Gaza were elaborated by the Shelter Cluster Reconstruction Working Group (ReWG), which overall objective is to improve Humanitarian Response to Shelter needs. The Guidelines were elaborated to address specific technical issues related to reconstruction and rehabilitation, drawing on key lessons learnt from existing policies and standards from the past and current practices. The guidelines aim to fulfill the following objectives: 

· Establish the key principles to guide reconstruction of war affected individual housing in Gaza.

· Establish standards to designs and related costs, with minimum thresholds and ceilings to ensure dignity, justice, and "do no harm" while providing shelter assistance.

· Establish clear principles related to technical level coordination for all actors involved in reconstruction, 
Every actor planning to be engaged in the reconstruction of Gaza is encouraged to use these Guidelines.

1. Key principles to guide reconstruction in Gaza
1.1. Compensation

As much as possible, people should be compensated for what they lost. But to make sure that there is social justice in building back a better shelter, these Guidelines establish a minimum and maximum in compensation (see section 2). 
Beneficiaries falling under this category are able to build the type of shelter that they wish, as long as they meet a set of minimum technical and environmental standards, and as long as the total estimated construction cost is not below the amount to be received as compensation. Beneficiaries choosing to reconstruct the shelter on their private land are required to present their land ownership title. The entitlement of every beneficiary will be identified through a social and technical assessment to be carried out by each Agency for its respective caseload. 
· If the actual loss is identified, then the beneficiary is compensated for the loss on the basis of the number of square meters of the destroyed shelter(s), and up to a maximum cost (see section 2.2). If the actual loss cannot be identified, then the construction will be done according to the design standards described under section 2.1. 
1.2. Avoid displacement

When planning interventions or receiving requests for shelter assistance, displacement options should be avoided. Major projects with housing, infrastructure and public facilities should be built only when there is no other option (for example, when destroyed shelters were built without permits on public land). In Gaza the triage will be done with the assessment results. 
While there should be flexibility for beneficiaries to rebuild on site or on an alternative piece of land that they own, providing all legal requirements are met, ReWG members share a common goal not to depopulate border areas and, in these areas, to limit reconstruction away from the original sites of the destroyed shelters to those cases where it is clearly established that the security situation makes rebuilding and living on the original site unsustainable. 

1.3. Flexible approach – opportunistic planning
Every approach must be sensitive to cultural practices and endorsed by all major players to avoid "doing harm" while giving assistance. But in the context of Gaza, where different players need to respond to a sequence of crisis and support longer term solutions simultaneously, where access to cash and materials is so fluctuating, flexible approaches must also show opportunism:
· Include a range of options that are ready for implementation at any given time to fit the unstable context.  

· Allow for the simultaneous implementation of different options without conflict (without doing harm). To do so, all options must have harmonized standards.

· Identify the presence of the slimmest "humanitarian space" and make full use of it while it lasts, using all resources available at any given time with the maximum efficiency.
· Develop and experiment unconventional solutions exploring available resources, as long as it is culturally accepted and cost effective.
Under these Guidelines, a series of options are presented to meet the different needs of the beneficiaries in regards to shelter reconstruction.
1.3.1. Cash transfer to beneficiaries
This is the fastest way of rebuilding, as beneficiaries often have better access to resources than any external actor. Cash Transfer enables families to, within given technical and environmental standards, control the housing reconstruction process. They may undertake building works by themselves, with external financial and technical assistance. Families are in this way empowered to rehabilitate or reconstruct their houses according to their own ideas, possibilities and needs. They may self-build or pay a contractor. This approach also contributes to social and economical recovery.

Under this option, a cash amount within the standards agreed in section 2 is transferred to the beneficiaries in installments that are bound to the actual construction progress, for rehabilitating or reconstructing their housing unit on land that they legally own. Additional costs to meet private designs are incurred by the beneficiary.
Each Agency will decide on the size and sequencing of installments.
In all cases, Agencies / actors will seek to provide technical guidance and support to beneficiaries.

1.3.2. Contractor-driven In Situ or on alternative land owned by the beneficiary
"In Situ" means in the same site occupied before destruction, or on another piece of land legally owned by the beneficiary. Beneficiaries choosing this option are required to present their land ownership title. The housing unit is to be rebuilt as per the standard designs provided below, or according to legally approved designs presented by the beneficiary. Costs in addition to the beneficiary’s entitlement will be covered by the beneficiary. 
This option involves direct tendering by each Actor / Agency and contracting professional contractor(s) to build the houses in the beneficiary property. Local resources should be explored as much as possible.
1.3.3. Contractor-driven In Resettlement
This option should only be used as a last resort when displacement cannot be avoided. It is planned primarily for families whose destroyed shelters were built without permits on public lands or in certain congested areas of refugee camps, or for families whose destroyed shelters are located in very dangerous areas where it is clearly established that the security situation makes rebuilding and living on the original site unsustainable. 
The shelters are to be rebuilt in Major housing projects with infrastructure and public facilities, located on new governmental land, according to the standards proposed in these Guidelines. This option involves designing for the new resettlement area, tendering procedures and tasking professional contractors to build the various elements of the complex in new governmental land. Local resources should still be explored as much as possible.
1.3.4. Purchasing existing shelters
Also known as the "subsidiary housing approach", in this case agencies do not engage directly in housing reconstruction. Instead, they adopt a facilitator role, providing beneficiaries with already existing housing units. Beneficiaries choosing this option will be provided with their entitlement on condition that they purchase a shelter that costs no less than the amount received. Beneficiaries will be given freedom to choose, which means that no massive displacement will occur or will occur voluntarily.
Although inflation on the housing market may be a main disadvantage, this option has been requested by beneficiaries and would have the advantages of decongesting some shelters and allowing some families to quickly find a dignified roof even before the siege is lifted.
1.3.5. Alternative building techniques
This option looks into the possibility of using local materials, namely rubble, sand, clay and salted water, to build houses in the beneficiary's own property even before the siege is lifted. Moreover, as compared to classical reconstruction relying on imported materials, this option offers the added benefit of maximizing the economic windfall of reconstruction for the local economy. Beneficiaries choosing this option are required to present their land ownership title. As a plus, these houses have the added advantages of being environmentally friendly, less costly, and quick to implement because the materials are available. However, this option is premised on confirmation of technical feasibility, as well as the beneficiaries’ consent, before being offered as an option.

All ReWG members recognize that the reconstruction of Gaza cannot meaningfully take place until the siege is lifted, and that alternative building techniques cannot provide a comprehensive solution to the reconstruction needs of Gaza or be seen as a substitute to improved access for construction materials. 

1.4. Summary of shelter assistance options

	 S/N
	Type of Shelters
	Recommended Intervention
	Shelter assistance Options

	1
	Demolished shelters inside camps 
	Reconstruction In Situ or Major Housing projects as per Guideline standards on new governmental land with infrastructure and public facility buildings.
	· Cash Transfer

· Contractor-driven In Situ

· Alternative building techniques

· Purchasing existing shelter 

	2
	Demolished shelters built illegally on public land
	Major Housing projects as per Guideline standards on new governmental land with infrastructure and public facility buildings.
	· Contractor-driven In Resettlement

· Purchasing existing shelter

	3
	Unlicensed demolished shelters constructed on private lands 
	Reconstruction on private land as per the Standards provided under these guidelines. 
	· Cash Transfer

· Contractor-driven In Situ
· Alternative building techniques

· Purchasing existing shelter

	4
	Licensed demolished shelters constructed on private land for which drawings are available.
	Families are compensated on the basis of the number of sqm of their destroyed shelter (cost of each sqm calculated according to Guideline standards).
	· Cash Transfer 
· Contractor-driven In Situ
· Purchasing existing shelter

	5
	All shelter types
	Purchase of an already existing shelter through cash transfer in the value of the entitlement (within Guideline standards).
	· Purchasing existing shelter


2. Harmonized standards

In order to "do no harm" while assisting beneficiaries in building back better shelters, it is crucial to have a set of agreed standards. 

2.1. Design standards

The standard design will be used to carry out reconstruction or to estimate the entitlement of families for whom the drawings of the destroyed shelter are not available, or in case the value of a shelter is less than the minimum standards provided under these guidelines. The shelter design standards will be as follows (based on current UNRWA technical standards): 
The shelter consists of Kitchen + bathrooms + living / guest room + rooms, with the number of rooms depending on the family size, with one room added for every two family members.

	
	

	
	ReWG agreed criteria

	Max compensation Threshold
	90,000 USD

	Minimum intervention in terms of family size
	- as per family size (for families of 1 to 2 persons with members above reproductive age)

- 4 persons (for young couples)

	Master bed room
	15 to 20 sqm

	Room size
	15 sqm

	Living / guest room
	30 sqm

	Kitchen
	10 sqm

	Bathrooms 
	5 sqm + toilet 2.5sqm, or two bathrooms 5 sqm each, at the discretion of each agency

	Balcony
	At the discretion of each agency


2.1.1. Safety and environmental standards
All actors agree to respect the existing legal and regulatory framework as well as international best practices concerning safety and environmental issues linked with reconstruction.
It is recommended that the standard shelter incorporates a series of features that ensure improved energy efficiency such as double walling (external masonry wall with 15cm followed by 5cm void and a 12 cm interior wall to increase thermal insulation); proper roof insulation (plasticized bitumen roofing over a layer of foam concrete), and installing canopies on all windows.   

2.2. Costs: threshold and ceiling 

The minimum intervention will be the standard design as per 2.1 above.
 The maximum intervention per housing unit will be USD 90,000 (equivalent to the cost of two average housing units as per the criteria detailed in 2.1 above).

3. Principles governing coordination
3.1. Eligibility 
To be entitled to shelter assistance, affected families must own the destroyed shelter(s).  Other basic technical eligibility criteria are left to the discretion of each Agency involved in the reconstruction effort.

3.2. Identifying gaps and preventing overlap 
All ReWG members are committed to equitable service delivery and to avoiding duplication. To this end, all actors commit to de-conflict their respective caseloads through systematic crosschecking of their lists of potential beneficiaries in order to prevent duplication. All actors will also actively seek to identify and address gaps in the reconstruction effort.
All actors involved in the reconstruction process commit to respect each others’ mandate when deciding on their targeting.  For example, UNRWA is mandated by the General Assembly to serve the reconstruction needs of all refugees in Gaza, their places of residence notwithstanding. In case UNRWA is unable to support certain refugee families, other actors may fill the gap after coordination with UNRWA in each case.
3.3. Do no Harm and respect for Humanitarian principles
All actors commit to seek harmonizing approaches within the ReWG when confronted by problematic issues that may distort assistance between different groups of beneficiaries. 

All actors are committed to respecting key humanitarian principles.

3.4. Public Outreach

One of the ReWG’s functions is to agree on key public messages in support of the reconstruction effort.
� The necessary adaptations should be taken into consideration in units destined to persons with disabilities.


� Unless the destroyed housing is an alternate (not inhabited) summer house / agricultural shelter, in which case compensation provided should reflect actual losses even if they are below the standard.
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