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Abstract 
 

This research investigates the contributing factors to the formation of the Spontaneous 
areas (unplanned, mostly illegal areas), in the Saudi context with a lens on the rules and 
regulations, and how they influence the continuous formation of the Spontaneous areas 
in Saudi Arabia. Such investigation is meant to enable stakeholders to understand the root 
causes of formation, and hence develop a strategy to halt, manage, and prevent the 
formation of those areas in the cities. To achieve the research objective, it reviews the 
regularity issues and laws (including Shariah Laws), in addition to how of the national 
interventions strategies, policies, and examples, for the purpose of evaluation and the 
conclusion of applicable lessons. Additionally, the research reviews the related factors 
affecting the formation of Spontaneous areas in terms of social, economic, and religious 
attributes. 
 
The research is an investigating-nature, which adopts a mixed-type methodology. It 
combines literature review and empirical work using desk-top analysis and depending on 
employing the following tools: 
 

a. Data collection: 
 
Visual observations, site visits by the researcher, structured surveys, historical 
review. (literature extracted from books, internet, and data inventories etc.), 
structured interviews (with specialists), general discussions (via social media), and 
questionnaires with specialists and normal residents. 
 

b. Data analysis: 
 
Site analysis, analyzing previous studies tackling Spontaneous areas in Jeddah, 
review and analyzing rules, regulations and system related to properties and land 
tenure ship. 

 
The research looks after the characteristics of these areas in general and summarizes the 
study projects made by Jeddah Municipality for the Spontaneous areas in Jeddah, 
including the characteristics, urban obstacles, opportunities and the suggested 
intervention plans. 
 
Throughout the research, the current rules and regulations affecting the Spontaneous 
areas will be reviewed, and recommendations for avoiding the formation of new 
Spontaneous areas will be included, as well as how to determine the appropriate 
regeneration methods to match the new development trends? 
 
Keywords: Illegal areas, Spontaneous districts, re-development, infill development, 

sustainability, smart cities, place making, rules and regulations, sharia’a laws. 
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Chapter 1: 
Introduction to research. 
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1.1. Introduction and research statement: 
 
Spontaneous areas (unplanned, mostly illegal areas) considered as the main reason for 
most of the cities problem, as it is un-planned areas, illegally established and lack of the 
main required infra-structures and services (water, sewage, schools, hospitals, police 
stations, civil defense, etc.). They spread very quickly to cover wide areas of the urban 
contexts and threaten the urban development of it, not in Jeddah only, but worldwide as 
they are highly distributed in the developing countries. 
 
Specialists refer to the presence of such districts due to many reasons such as: Increased 
birth rates, external migrations, high rates of internal migrations from the rural areas to 
main cities, lack of affordable houses for low-income citizens, etc. 
 
Jeddah is one of those cities which has suffered from the Spontaneous areas, as it contains 
more than 60 areas distributed all around it, and hence has become hectic headache to 
the responsible authorities. Therefore, some re-development projects have been 
announced (Khozam District, Al Ruwais District, Al Ballad District, etc,) but none of them 
succeeded. 
 
Sheikh Saleh Al Turkey (Jeddah Mayor, 2018 - current) announced that 60 areas (please 
see Figure No. 5: showing the location and size of the Spontaneous areas in Jeddah) need 
to be erased as most of them were built on others properties. He also added that, the 
Ministry of Municipal and Rural Affairs assigned new tools to redevelop the Spontaneous 
areas, which will enable the Municipalities to act properly. Additionally, He also 
mentioned that they have plans to study the legal aspects related to those areas. (1) 
(Saleh Al Turki, Jeddah Municipal, Removal of 60 Spontaneous areas built over private 
properties, Al Madina Online Newspaper, economic section, 29th, March 2019). 
 
This research will try to find how and why these areas were formed, what are the 
problems that these areas are facing, what are the governmental plans to solve these 
problems, what are the impacts of these areas to the city. And it also reviews some of the 
previously announced projects and tries to understand why they were not successful. 
 
A deep revision has been made to the study projects executed by Jeddah Municipality for 
the Spontaneous areas in Jeddah County, including the statistical data, the characteristics, 
problems and obstacles, urban determinates and the suggested intervention plans. 
 
In order to do so, rules, regulations and Shariah laws will be examined, and an attempt 
will be made to see which of them affects the formations of those Spontaneous areas and 
how can be eliminated and stop the expansion of them. 
 
Structured meetings with experts have been scheduled in order to get their experiences 
and opinions on this matter, as well as conducting two questionnaires for specialist in 
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urban developments and normal residents of Spontaneous areas to share with us their 
opinions on the research subject. 
 
The research will be concluded with recommendations to enhance those areas, as well as 
eliminating and stopping their expansions. 
 
1.2. Research question: 
 
Although the government is working in all levels to re-develop these areas, upgrade their 
quality of life, and approved some projects to re-develop some of these Spontaneous 
areas. However, most of these projects failed. In order to know the problems and come 
back with the suggestions and recommendations to be applied to stop the formation and 
expansion of Spontaneous areas and upgrade them. So, in this research we will try to 
answer the following question. 
 
How and why these Spontaneous areas were formed, and how it can be stopped, and 
control their expansion? 
 
1.3. Research methodology: 
 
The research methodology is composed (based on) two tires, qualitative and quantitative 
(mixed) methodologies. 
 
The qualitative method includes literature review tackled the classical and contemporary 
theories of Spontaneous areas formation and approaches of development interventions, 
additionally a review of the rules, regulations, systems, laws and stipulations of both 
Shariah laws and man-made laws, which contribute to the problem of Spontaneous areas 
formation. Published case studies for projects delt with Spontaneous areas have been 
also reviewed. 
 
The quantitative method includes viable tools for data collection, such as interviews with 
concerned experts, questionnaire devoted to specialists and normal residents of 
Spontaneous areas. 
 
This followed be analysis of both qualitative and quantitative data to obtain the principal 
derives and factors contributing to the problem of Spontaneous areas formation. The 
research ends up with recommendations to the different concerned stakeholders and 
especially decision makers to avoid the continuous formation of Spontaneous areas in the 
Saudi context. 

 
1.4. Research limitation: 
 
This research does not cover all spontaneous areas in the Kingdom of Saudi Arabia, it is 
applicable for those areas located on the West Region (Jeddah, Makkah, and Medina), as 
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the factors behind the creation of them are much similar to each other, and has mostly 
the same characteristics and factors related to the economic and religious reasons. 
 
Due to lack of information on the data base information’s, and because of the Pandemic 
of Corona Virus (COVD-19) obstacles, which limited the site visits during the preparations 
of this research, the research used the site survey information obtained from Jeddah 
municipality project to redevelop the Spontaneous areas, also the research used the 
social media to collect other related information. 
 
1.5. Research structure: 
 
This research consists of six chapters, as follows: 
The first chapter includes the introduction to the research, its statement, research 
question, methodology, limitation, structure and significance. 
 
The second chapter covers the definitions of Spontaneous areas, their types, as well as 
the general characteristics, in addition the contribution factors of formation of 
Spontaneous areas. 
 
Describing the intervention strategies, both the classical approaches (including 

Renovation, Rehabilitation, Rebuilding, Revitalization, Restructuring, and Removal), and 

the contemporary approaches (including Sustainability, Smart Cities, Place Making, and 

Tactical Urbanism). And finally describing the related sustainable development goals set 

by the United Nations (SDG). 

 
Then, the research emphasizes the approaches and intervention strategies in Spontaneous 

areas in the Saudi context, starting by given a quick history of Spontaneous areas in Jeddah 

city, and the Saudi vision 2030, including the two most related aspects of it to our subject 

(i.e.; quality of life program, and the housing program), in more detail. 

 

Finally, this chapter discusses two intervention case studies, Makkah Construction and 

Development Company Project, in Makkah, and Al Rowais District Project, in Jeddah, to 

find the way they succeeded or failed in order to gain the appropriate lessons from them. 

 
The third chapter covers the Property tenure ship and titling impact in the formation of 
Spontaneous areas, starting by introducing the situation of Spontaneous areas in Saudi 
Arabia, the influence of Sharia roles in forming the Spontaneous areas, the seven ways of 
property tenure-ship, Then the research will discuss in details the basic tenuring ways; 
the feudalism way and the land revival way including its three phases; (Baladiah Phase, 
The Infringement Removal Committee Phase, and the court phase).This chapter will also 
talk about the Land Revival Rules, and the other related rules and regulations in Saudi 
Arabia, and the final executive Development Regulations for Spontaneous Areas. 
 

https://en.wikipedia.org/wiki/Quality_of_Life_Program_2020
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The fourth chapter covers the Spontaneous areas in Jeddah, looking after its statistics, 
different development studies of Spontaneous areas in Jeddah, it’s out-coming, and the 
suggested intervention plans of Spontaneous areas in Jeddah. 
 
The fifth chapter shows the description of collected data analysis and discussion, including 
the meetings made with three of the specialists in Spontaneous areas in the Western 
Region of Saudi Arabia. it also shows the results of two questionnaires made for the 
subject, one of them designed for the normal residents, and the other one for the 
specialists related to Spontaneous areas (i.e.; Architects, planners, engineers, real estate 
workers developers, governmental agents, etc.). 
  
The sixth chapter overlooks the recommendations and final outcomes of the research, as 
well as its final conclusion. 
 
1.6. Research significance: 
 
The importance of this research can be summarized as follows: 
 
Rules, regulations, and religious laws (Shariah laws) affect the built environment specially 
in Saudi Arabia, as the government gives the priority to the Shariah Laws, which prevails 
over other man-made laws and regulations. This provides the court with an influence and 
power in the built environment on top of the governmental agencies. Which became one 
of the reasons of the existence of more than 700 Spontaneous areas. 
 
Most of the research made for the Spontaneous areas are directed towards the design 
solutions. So, it was very difficult to find good references in this subject. At the same time, 
they do not solve the origin of the problem. 
 
Stopping the formation and the expansion of Spontaneous areas needs the study of the 
factors influenced the formation and expansion of these areas, finding how to stop their 
formation and expansions. 
 
Also, by studying the rules, regulations and different laws influencing Spontaneous areas, 
the responsible authority can decide on how to deal with them and what is the best way 
to interfere with them. 
  



18 
 

 

 
Research 
Structure 

 
Chapter 1: 

Introduction to the research 

Introduction & Statement 

Research question 

Research methodology 

Research limitation 

research structure 

Research significance 

 
Chapter 2: 

Spontaneous areas 

Factors of formation 

Historical background 

Definition 

 
Types of SA's 

General Characteristics of SA's 

Urban 
Economic 

Social 
Environmental Contribution Factors to the 

formation of SA's 

Spontaneous areas in Jeddah 

Introduction 
General statistics of SA's in 

Jeddah 
Development studies of SA's in 

Jeddah 
Suggested intervention plan of 

SA's in Jeddah 

Case studies 

Introduction 

 
MC&DC project 

Al Rowais Dist. project 

 
Chapter 3: Property Tenure & 

Titling Impact in the formation of 
SA's 

Introduction 

 
Shariah rules 

Property tenuring 

Feudalism method 

Land revival method 
Baladiah phase 

 
Infringement Removal 

Committee phase 
Court phase 

 
Land revival rules 

Other related rules & regulations 

Executive regulations for SA's 

 
Chapter 4: General intervention 

efforts 

Intervention strategies in SA's 

Classical approaches 

Renovation 
Rehabilitation 

Rebuilding 
Revitalization 
Restructuring 

Removal 

Contemporary approaches 
Sustainability 
Smart cities 

Place making 
Tactical urbanism 

Approaches & strategies in Saudi 
Arabia 

background Introduction 
Intervention efforts 

The Saudi Vision 2030 

Introduction 
Vision Realization 

Program 
Quality of life 

The housing program 

 
Chapter 5: Collected data analysis. 

& discission 

Meeting with specialists 

Introduction 

 
Meeting description 

Conclusion 

Questionnaire for specialists 

Introduction 

 
Questionnaire description 

Conclusion 

Questionnaire for normal residents 

introduction 

 
Questionnaire description 

Conclusion 

 
Chapter 6: Recommendations & 

conclusion 
Conclusion 

Recommendations 

Figure No. 1: Research structure, by author. 
  



19 
 

 
 

 
 
 
 
 
 

Chapter 2: 
Spontaneous areas: 

 
  

  2 



20 
 

2.1. The Spontaneous areas: factors of formation: 
 

2.1.1. Historical overview 
 

Since the creation of the human being, man has tried to upgrade his living and secure his 
life against all external dangers, by starting to live in caves then, build his own shelter near 
the life basic resources (water and food). Later he starts to make small communities, 
which developed into larger and larger ones, forming towns and cities. Romans started to 
develop their cities and plan it by centralizing the public services and main buildings, in 
the middle of the towns, and distribute the houses around them in certain groups. Then, 
more attention was given to the big cities, forgetting the small ones and town, and in the 
same time all the focus was on the big cities concentrated around the rich areas, 
neglecting the poor ones, which made the poor people to build their own Spontaneous 
areas by themselves. At the same time, residents of the small cities and towns started to 
migrates to the big cities looking for better opportunities and services forming new 
Spontaneous areas, so Spontaneous areas formatted and expanded very quickly 
worldwide, in Saudi Arabia those Spontaneous areas reached to more than 700 areas 
kingdom wide. As these areas were unplanned, they lack the minimum requirements of 
safety, security, health, education, etc., and by time they became pockets of illegalities 
and different types of crimes. 
 

This research will look after the factors behind the formations of those Spontaneous areas 
from the legal point of views, examining the roles, regulations and shariah laws, analyzing 
them, and trying to come out with recommendations to stop the formation and expansion 
of those areas. 
 

2.1.2. Definitions: 
 

Spontaneous areas represent one of the main types of housing in many growing urban 
cities, informally established (and often illegal) housing, they are defined by: Unsafe 
and/or unhealthy homes (e.g. lack of windows, dirt floor, leaky walls and roofs), 
Overcrowded homes, Limited or no access to basic services (water, toilets, electricity, 
transportation), Unstable homes (weak structures are often blown away or destroyed 
during storms and earthquakes), No secure land tenure (i.e. the land rights to live 
there).(2) (Habitat for humanity- Great Britain. 
https://www.habitatforhumanity.org.uk/what-we-do/slum-rehabilitation/what-is-a-
slum/). 
 
Therefore, based on the investigation of multiple definitions set forth for the 
Spontaneous areas can be defined as informal areas, illegal areas, declined areas, 
deteriorated areas, we came up with the following definition: 
“Illegally, informally formulated areas with unsafe, unhealthy homes, lack of the basic 
infra-structure, main services and amenities.” “The author”. 
 

https://www.habitatforhumanity.org.uk/what-we-do/slum-rehabilitation/what-is-a-slum/
https://www.habitatforhumanity.org.uk/what-we-do/slum-rehabilitation/what-is-a-slum/
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Figure. No. 2: One of the Slums in The 
Philippines. (Source: Habitat for 
Human, Great Britain, https://www. 
Habitatfor humanity.org.uk/what-we-
do/slum-reha bilitation/what-is-a-
slum/). 
 
 
 
 

 

2.1.3. Types of Spontaneous areas: 
 
Spontaneous areas in the literature of urban development can be classified in different 
ways, according to several criteria (building materials, location, size, building conditions, 
resident’s types, land tenure, etc.). The global report on human UNHSP (2003) (3), has 
divided the Spontaneous areas according to their location into four deteriorated types as 
follows: areas on former agricultural land, areas on desert state lands, sections of the old 
city core, and urban pockets. Also, El - Batran, and Arandel (1998) (4), have divided the 
Spontaneous areas according to land tenure into three types as follows: Informal 
settlements in public lands, Informal settlements in private lands, or Settlements on 
officially owned lands. 
 
However, The Slum Development Fund (2016) (5), has classified slums and Spontaneous 
areas according to the characteristics of their process into four classifications as follows: 

● First Degree: Areas Threatening Life:  
Are areas that could be exposed to slipping of blocks and stones 
from the mountains, areas exposed to flooding, areas exposed to 
railway accidents, or any other external threat. 

● Second Degree: Areas of Inadequate Settlements: 
These are the areas that have been built by using the waste 
materials of other buildings, with dilapidated or cracked structures. 

● Third Degree: Areas Threatening Health: 
These areas are characterized by lack of clean water and sanitation, 
or under the influence of dense industrial pollution, or they are 
under overhead power lines with high or medium pressure. 

● Fourth Degree: Areas without Continuous Tenure: 
These are the areas that have been built on governmental lands, or 
on the territory of central entities, or on endowments lands. 

 
The Executive Regulations of Spontaneous Areas Developments in Saudi Arabia (6) 
classified them in four categories according to their abilities for development, as follows; 
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Area with a good regeneration environment, areas that need partial intervention, areas 
in need of total rebuild as it has no importance or regeneration opportunities, and areas 
that need governmental interventions. 
 
In conclusion, the types and classification of Spontaneous areas can differ depending on 
the purpose of that classification. And affect the intervention strategy. 
 
2.1.4. General characteristics of spontaneous areas: 
 

To better understand the living conditions in Spontaneous areas, it is essential to look at 

the health hazards that people are faced with. Life in these areas is far from being 

glamorous as families are cut off from the most basic services, and often have to deal with 

poverty, crimes, violence, etc. Spontaneous areas characteristics can be classified in the 

following four categories (by author) (please refer to Figure No. 3 attached below): 

 

 
 

Figure no. 3: Spontaneous areas characteristics-by the auther. 

 

2.1.4.1. Urban characteristics: 
 

Looking at the Spontaneous areas from the urban point of views, one will be able to find 

that those areas are mostly: Un-planned with narrow streets, Scattered movements, in 

sufficient public services (schools, police, civil defense, hospitals, etc.) and if it is available 

it is below the standards conditions, in addition they have bad quality of infra-structure 

(Water, sewage, electricity, telephone, and garbage collection), bad quality of buildings, 

and they lack of the minimum requirements of safety and security. 
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Emergency and law enforcement vehicles have difficulty navigating through unplanned 

settlements due to tightly woven pathways and few signs, resulting in difficulties in 

monitoring and controlling crime and providing health services. 

 

Poor community planning and structurally unsound construction create hazards to the 

inhabitants, which are exacerbated in many unplanned settlements by floods, fires and 

landslides. 

 

2.1.4.2. Economic characteristics: 
 
High density, small sizes of properties, and the bad conditions of the building at the 

Spontaneous areas influence its economic characteristics as follows; Low income, Poor 

financial opportunities, Limited activates, Limited economic incentives. 

 

High rates of illness within Spontaneous communities cause a decline in productivity and 

prevent children from attending school normally. For those who can, studies have shown a 

clear decline in performance at school and a much higher drop-out rate due to poor health. 

The lack of space and light to do their homework is also at cause. 

 

 Moreover, workers are often marginalized from the formal economy, as the lack of a 

formal address is an obstacle to gaining employment. Working in the black market only 

exacerbates their situation, making them more vulnerable to exploitation and work-related 

accidents. 

 

As per the study made Dr. Ablah Hasanain (Chief of women dept. Of narcotics control in 

Jeddah) (7), about 15 % of the residents (of the study sample in Spontaneous areas) have a 

monthly income of SR. 1000, while 32.5 % have no income. 

 

Without secure land rights, many people living in poor urban conditions are discouraged 

from investing limited financial resources into improving their housing or adapting it to be 

energy efficient, given the ever-present risk of eviction. 

 

2.1.4.3. Social characteristics: 
 
Due to the low economic opportunities, high density and bad conditions of the buildings 

of Spontaneous areas, the types of residents are affected and they have influenced the social 

characteristics as follows; High density, low education levels, low resident owners, and 

pockets of illegal residents, high un-employment, high crime rates. As per the above-

mentioned study (7), 47.5 % of Spontaneous areas residents live in small houses (1-3 rooms 

only), while 54 % are living in big groups (5-14 persons) in the same unit. This could be a 

good reason for some of the family members to escape from their homes looking for a new 

company, which could be a perverted one. The study also indicated that 76.4 % of all types 

of criminals executed in the Spontaneous areas, having Ghulail district in the top rank of 

31. % of Spontaneous areas crimes and 34.3 % of Jeddah total crimes. Also, this study 

found that 93.3 % of alcohol crimes (Note; alcohol is totally prohibited in Saudi Arabia) 

are registered at Jeddah Spontaneous areas. Drug taking reached to 88.9 % in Spontaneous 

https://www.habitatforhumanity.org.uk/what-we-do/where-we-work/advocacy-land-and-inheritance-rights
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areas, while other types of crimes “Drug dealing, weapons possession, fire shooting, moral 

problems, charlatanism, sorcery and adultery” happened totally (100 %) in these areas. 

 
2.1.4.4. Environmental characteristics: 
 
The environmental characteristics of Spontaneous areas are also in bad conditions as 

follows, Low greenery, Un-paved streets, Low environmental preservations, High garbage 

rates, High health risks. Because unplanned settlements are typically not connected to basic 

services (such as clean water, sanitation and hygiene facilities) residents are at great risk 

of contracting water-borne and respiratory diseases (e.g. due to the lack of windows and 

air vents). Lack of gardens, open spaces and sport facilities makes it difficult for the 

residents to look after their fitness and maintain their strength and health. As well as 

poverty, education level and lack of health facilities put these areas in big health risks. As 

people attempt to meet their immediate need for shelter, many low-income urban dwellers 

end up with poorly constructed shelters in locations that are unsafe and highly vulnerable 

to disasters and other types of environmental degradation. High population density, lack of 

proper toilets and close proximity of homes allow diseases to spread quickly. This creates 

a real risk for large populations who are often unable to access adequate health facilities to 

get the required treatment in time. Which make Spontaneous areas considered as hidden 

bombs can be exploded at any times. 

 
2.1.5. Contributing factors to the formation spontaneous areas. 

 
There are many reasons for the creation of the Spontaneous districts; economic, social, 
demographical, political, legal and natural environmental reasons. 
 
But before looking at what a Spontaneous is, let’s review the facts behind the growing 
global housing crisis (What is slums, habitat for humanity, UK)(8): 1.6 billion people live 
without adequate shelter, 1 in 7 people on the planet currently lives in a Spontaneous,1 
in every 4 people will live in a Spontaneous area by 2030, according to current estimates, 
1 in 3 urban residents live in Spontaneous area in developing countries, in some countries, 
as much as 90% of the urban population lives in Spontaneous areas. 
 
In detail (from the author point of views) the reasons for the creation of Spontaneous 
areas can be classified as follows: 
 

1. Planning reasons: Lack of development and master plans of the big cities’ small 
cities, towns and rural areas Including the planning programs which re-distribute 
the citizens among new developments that can absorb the migration tides. Which 
resulted in an un equivalent development between the big cities and small ones 
or rural areas. As well as the lack of economic opportunities, good health services 
in rural areas and small cities. 
 

2. Administrational reasons: Shortage of adequate lands to be developed for low 
income citizens, lack of affordable housing for low income citizens, Un 



25 
 

Capabilities of governments agents to deal with the quick expansions of the built 
up areas, and population increase in big cities, Long procedures to obtain building 
permission, and the lack of proper monitoring systems of the built up areas. 

 
3. Economic reasons: high values of planned lands, high cost of constructing quality 

buildings. 
 

4. Rules and regulations reasons: the most important rules are the land revival laws 
from Shariah, which allow any person to develop any empty land and own it (as 
will be discussed in details later), although King Faisal stop this law in 1967, but 
this has been violated. The government tried to provide solutions to this dilemma 
by issuing many rules, regulations, systems, establishing new governmental 
bodies and identities. 

 
2.2. Spontaneous areas in Jeddah: 
 
2.2.1. Introduction: 
 
This chapter reviews the Spontaneous areas and their process of formation in Jeddah city. 
It concentrates on the characteristics of the Spontaneous areas of Jeddah in terms of land 
uses, building morphologies, general services, infrastructures, and socio-cultural 
characteristics. Also, it will focus on the projects different analysis made for these areas, 
describing their major problems, development obstacles, and the determinant indicators 
for their regeneration with a focus on Landownership and regularity issues.  Finally, it will 
summarize the proposed interventions to those areas and review how those intervention 
strategies and policies tackled the land ownership and regulation issues. 
 
Jeddah is a primate city with a long history dated back to 3,000 years ago from a village 
inhabited with some fisher men, to be the gate of the two holly cities: Makkah and Al 
Madinah. Jeddah continues to receive millions of pilgrims every year from all around the 
world, many of whom had remained and settled in the city. (Al-Outabi, 2021). Jeddah 
grown from small town in 1947 containing about 35,000 people to 3.5 million people in 
2010 and expected to reach about 6 million in 2025. 
  
The oil boom had a significant impact on Jeddah as it brought hundreds of thousands of 
workers from around the world. The city had about 50 percent of non – Saudi residents 
as per 2010 census, inflecting its place as a center of immigrations and commercial 
activities within the region. The internal migrations from the small cities and towns 
looking for better opportunities and services, also contributed to the growth of the city.  
Jeddah population doubled between 1974 to 1980’s, this has been repeated several times 
since then. (Fig. No. 4 shows the chronic growth of Jeddah city) (Ad Hoc areas integrated 
key finding report, AECOM, Nov 2011) (9). 
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Fig. No. 4: The growth of Jeddah city and location of the Ad HOC area. 
(JSDP, 2011, Ad Hoc areas integrated key finding report, AECOM consultants, Jeddah, 
Jeddah Municipality.). 
 
The area of Jeddah also doubled many times, starting from small towns of one square 
kilometer in 1940 surrounded by walls, to 140 square kilometers in 1975, and to 400 
million sq.ms. in 1989 and reached now (2022) to approximately 7500 square Kms. The 
small towns around Jeddah such as Dahban, Asfhan, Umm Al Salam have agglomerated 
with the city to become one big metropolitan area. (please see figure No. 3) 
 
The lack of proper and affordable lands and housing to respond to the increase demand 
of growing population, lack of proper monitoring of lands, the mismanagement of land 
monitoring system, and due to other reasons described in this research, many 
Spontaneous areas have been formed in Jeddah and mushroomed all around it. More 
than 60 Spontaneous areas have been recorded in 2021 (AECOM, 2011) (9). Those 
Spontaneous areas brought many problems to the city and became a detrimental factor 
to the city hopes and aspiration to achieve quality lifestyle for its residents. 
 
In an attempt to manage those Spontaneous areas, control their spreading, and to 
upgrade in an appropriate manner, many projects have been executed to study those 
Spontaneous areas, analyze their potentials and came back with suggested intervention 
strategies and Masterplan proposals. (Zuhair Fayz and Partners, 2009) (10). 
 

Ad Hoc Area 

1989 Growth Boundary 

2014 Growth Boundary 

2029 Growth Boundary 

Growth Direction 

Jeddah Governate Boundary 
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2.2.2. General statistics of spontaneous areas in Jeddah. 
 
In 2021, Jeddah had more than 64 Spontaneous zones formed during the last 70 years, 
distributed all around its boundaries, and conflict with other properties and planned 
districts. These Spontaneous zones are mostly illegal built on illegally possessed lands or 
constructed on legally owned land but without construction permits (Al Turkey, 2019) (1).  

 
Figure No. 5 Shows the total area of the spontaneous districts in Jeddah 
compared to the owned ones. (Jeddah Municipality publications, 2021). 

 
According to the last statistics by (Jeddah Municipality, 2021) (11), the total areas of these 
Spontaneous zones reached 214.740.000 square meters, 89 percent of them averaged 
90.692.000 square meters was built illegally without any official documents and the rest 
averaged 11 percent has official ownership documents or construction permits in a total 
area equals to 24.050.000 square meters. (Figure No. 6: Shows the total area of the 
spontaneous districts in Jeddah compared to the owned ones.), (Figure No. 5 illustrates 
the location and size of the Spontaneous areas in Jeddah).  

● Land use pattern: 
 

Most of Spontaneous areas are used for residential purposes with an average percentage 
from 25 to 30 percent of the total spontaneous areas. On the other hand, the residential-
commercial buildings are distributed among the surrounding main streets or some 
internal land strips overlooking a minor street and representing about 7 to 10 percent of 
the total areas. As for roads, they cover most of the areas 40 to 60 percent. With a narrow 
and corrugated pattern. Other land uses such as services, entertainment, public or 
governmental- provided services are very minimal or not existed. Very few schools, 
however, could exist in those areas to serve the children of the area.  General services 
cover almost one percent of the total area. (Zuhair Fayz and Partners, 2009) (10). 
 

Total area of properties without 

official papers in spontaneous areas 

in Jeddah 

Total area of owned properties in 

spontaneous areas in Jeddah 

Total area of properties in 

spontaneous districts in Jeddah 
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Fig. No. 6: The distribution of the spontaneous areas and size of them in Jeddah city.  
(Source: Jeddah Municipality, 2022). 
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● Buildings morphology and condition: 
 

Most of the buildings are in moderate condition; this represents about 60 to 75 percent 
of the total number of buildings. Buildings in good condition are about 10 to 15 presents; 
the rest are worse or unsafe. As for building heights they distributed between one to 3 
floors (15 to 20 percent one floor, 25 to 30 percent two floors, 40 to 45 percent three 
floors, and some areas have 4 floors and higher located in the main streets. (Zuhair Fayz 
and Partners, 2009) (10). 
 
Most of the buildings are 10 to 25 years old ,70 to 80 presents, about 20 to 25 presents 
are more than 25 years old, while the new ones are between 2 to 5 presents. Most of the 
buildings, 70 to 75 percent, have been built with bricks and wooden cemented roofs, 
while the reenforced cement buildings make 25 to 30 percent of the total buildings.  

 

● Typology and availability of general services: 
 

All studies indicated that Spontaneous areas lack of most of the general services, and 
when available they are below general standards and minimum quality. Educational 
services are available, especially for the primary level, but most of them are within rented 
properties which lack basic services. Utilities and amenities such as entertainment 
facilities, open spaces and gardens do not exist. In addition, there are no parking facilities, 
and all residents park their cars on the street sides. Religious services are available and 
sufficient as they were built and maintained by the residents. However, there is an 
evident lack of other government-provided services such as police stations, civil defense 
centers, garbage collection system, etc. (Zuhair Fayz and Partners, 2009) (10). 

 

● Infrastructures: 
 

Additionally, the studies also shed light on the existence and availability of the 
infrastructure in those zones. They show that most of the infrastructure services such as 
electricity, telephone, and potable water existed sufficiently. On the contrary, there was 
no sewage system, as most of Jeddah’s districts suffer from this problem. The sewage is 
collected in specially designed underground tanks and removed periodically by movable 
truck-tanks to the treatment stations. Outside the city. (Zuhair Fayz and Partners, 2009) 
(10). 

● Socio-Cultural characteristics: 
 

The population density is usually found high compared to the other planned areas in the 
city. Density varies between 650 to 750-person hectare. One reason for this phenomenon 
was referred to the high average number of families and the relatively small houses they 
can live in them. As for gender classification, the usual percentage of males’ averages 
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between 40 to 50 while females are 45 to 55 percent. Families make most residents 65 to 
75 percent, while singles are 25 – 35percent. Gender typology of the residents 
represented the red flag in those studies. Saudis are found to form about 65 to 75 percent, 
while non-Saudi’s formed 25 to 35 percent. (Zuhair Fayz and Partners, 2009) (10). 
This indicated the association of the poor economic level associated with most of the low 
caliper aliens living in Jeddah.   
 
The level of education represented another red flag of the socio-cultural characteristics 
of the residents of those areas. It has been found that most of the residents of 
Spontaneous areas has little opportunities of good education: 20 percent are uneducated 
(don’t read or write), 15 percent does not have the primary level, 20 percent does not 
have the elementary level, 20 percent does not have the secondary level, 15 percent does 
not have the bachelor degree, and 5 percent has bachelor degree. Also, this percentage 
asserts the association of the tribble factors of vicious loop associated with poor living 
quality, poverty, sickness, and ignorance.  
  
Employment rates, as an indication of income and poverty, are also consistent. Thirty 
percent of the residents is working in low-income jobs, 20 percent is unemployed, 35 
percent is in education stages, and about 20 percent is households, elderly retired or 
physically disabled. 
 
Sixty-five percent of the working power works in the private sector within the surrounding 
districts, 15 percent works within the same district in private-owned business, 15 percent 
works with the public sector within the surrounding districts, 5 percent works in the 
military divisions, and 3 percent works with the public sector inside the districts. The 
average income for approximately 45 percent of the residents is less than 3.000 SR per 
month, and about 30 percent of the resident’s income is below 2.000 SR per month.  
 
Most of the residents of the Spontaneous areas are renters with an approximate 
percentage of 75 percent, while the landlord’s percentage reaches 25 percent. Renting 
values differ from one area to another depending on its location in the city, building 
condition, facilities, services, etc. the studies found that the average annual rents for 12 
percent of the buildings is less than 5.000 SR. while the average annual rents for 12 
percent of buildings is between 5000 to 10000 SR. The average annual rent for 12 percent 
of buildings is more than 10000 SR. As per the studies, most of the residents did not reply 
to the question regarding how much they spend on maintenance of their buildings, as 
most of them they do not have a record of it or they are renters who ask the original 
owners to maintain their building. (Zuhair Fayz and Partners, 2009) (10). 
 
2.2.3. Development studies of spontaneous areas in Jeddah and their outcomes. 
 
For the purpose of the research, the studies made by Jeddah Municipality on the 
Spontaneous areas have been analyzed to extract the main problems, urban obstacles, 
and the potential intervention approaches.  It has been noted, in order to be taken into 
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consideration, the driving factors that form the spontaneous areas and how these factors 
are related to the development’s strategies and executional plans. (Zuhair Fayz and 
Partners, 2009) (10). The outcomes are summarized as follows: 
 

● Main problems and urban obstacles: 
 
Deteriorated road systems, with narrow corrugated alleys streets, cannot accommodate 
the traffic volume required for these dense population of these areas. Due to the lack of 
public parking, the residents park their cars by the sides of the streets, which makes it 
impossible for the services vehicles such as civil defense, ambulances, police, etc., to serve 
these areas, especially in emergencies. 
 
Deteriorated form of physical built-up urban environment is a major problem. As these 
areas are unplanned and are neglected by the local authorities, the periodical 
maintenance, and the upgrading of the poor condition buildings, is very poor and rare. 
This makes these areas in continuous poor environment, lack of the basic requirements 
to provide a suitable urban environment. 
 
The following are a summation of the major problems concluded from the studies’ 
analysis: 
 

1. Chronic shortage of services and public amenities, educational, health, social, 
cultural and entertainment. Is  

2. Shortages of the infrastructure services and un – efficient water and sewage 
systems. 

3. Shortages in vacant lands, which make it difficult to fill the general services gaps. 
4. High density of residents at those areas (600 – 700 persons/ Hectare) compared 

to the optimum density equals to 150 persons/ Hectare. 
5. Absence of an efficient garbage collection system. Leeds to increase in children’s 

death rates. 
6. Spreading of crime, delinquent behavior, illegal actions, residency violators, 

influence the intervention method and its urgency. 
 

● Urban determinant factors: 
 
Some of the Spontaneous areas located inside planned districts and conflict with it shape, 
form, building types, building qualities, social, and economic characteristics. The other 
Spontaneous areas surrounded by major axis of commercial roads and conflict with the 
image of the surrounding districts, and affects the value of the areas, especially for the 
areas located in the center of the city. 
 
Lack of empty lands (less than 10 percent), which makes it difficult to provide the 
necessary services, unless an expropriation of some properties made. 
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● The opportunities: 
 

a. Most of the Spontaneous areas has great values as it located inside the city. 
b. The availability of infrastructures, which eases the intervention and reduces 

the cost. 
c. Good connection with the surrounding districts and the whole city. 
d. The possibility of replacing the deteriorated buildings (30 – 40 percent of the 

total buildings) with the general services and entertainment activities. 
e. The possibility of using the empty lands (5 – 10 percent of the total area) with 

the general services and entertainment activities. 
f. Most of the properties have no official documentation (89 percent of the total 

properties), which will reduce the cost of intervention, as the lands return back 
to the government. 

 
2.2.4. Suggested intervention plans for spontaneous areas in Jeddah. 
 
As mentioned before Jeddah Municipality has executed many projects to study, analyzed, 
most of the Spontaneous areas in Jeddah, and come out with a detailed suggested 
intervention plan, summarized as follows (Zuhair Fayz and Partners, 2009) (10).: 
 

● Widen some of the internal streets and upgrade them to enhance their 
efficiencies and ensure its connectivity’s with the surrounding districts and major 
roads. 

● Create new internal street (6 – 10 meters wide) to ensure better internal 
connectivity and provide the safety and security services. 

● Re use empty lands to provide missing general services (schools, kinder gardens, 
Gardens, clinics, etc.). 

● Reduce population density according to the planning standards. 

● Re design small allies for pedestrians to encourage walkability and upgrade 
connectivity. 

● Maintain the existing general services. 

● Up grad some the streets to work as main streams. 

● Create mixed use complexes within the districts to reduce traffic and encourage 
walkability. 

● Subdivide the big lots into smaller ones to ease their management, control and 
services. 

● Maintain the general services boundaries (i.e., electricity, water sources, rain 
drainage, valleys, etc.). 
 



33 
 

However, during the preparation of this research, the government decided to remove all 
spontaneous areas in Jeddah and Makkah (about 130 Spontaneous areas). So, this action 
will not be discussed in this research. (Please see fig. No. 7 showing some of the removed 
areas). 

 

 
Figure No. 7: Shows some of the spontaneous areas removed by the government. 
(Google map. May 2022). 
 
2.3. The Case studies: 
 
2.3.1 Introduction. 
 
As mentioned previously, the government has made every effort to stop the Spontaneous 
areas and eliminate its expansions. For that target, it announced many development 
projects, some of those projects are currently going on, others canceled, postponed, re-
structured or withdrawn due to many different reasons. 
 
This part of the research will examine two of those projects, Makkah Construction and 
Development Company Project, Makkah, which is already completed, and Al Rowais 
District Project, Jeddah, which has been withdrawn from the development company. In 
order to analyses them and get the required lessons needed to be applied in the future 
to interfere with the Spontaneous areas.  
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2.3.2. Makkah Construction and Development Company Project, Makkah: 
 
a) Project Description: 

 
Makkah Construction and Development Company project considered the first 
regeneration project of spontaneous areas Kingdom wide located in Makkah, adjacent to 
the Holly Mosque (about 100 m from the Mosque. (Please see fig. No. 8: showing the map 
below). The area of the project is approx.13.000 sq.ms. and consists of 179 small 
properties. 
 

 

 
Fig. No. 8: Showing the location of Makkah Construction and Development Company 
Project. (Source: google earth map. 2022) 

 
The idea of the project started by Shiekh Abdul Rahman Fakeeh (the Founder) when he 
decided to obtain a property to end his carrier life beside the Holly Mosque, and 
discovered that the area is very crowded, lack of the main services, un-coherent pattern 
of buildings which does not reflect the importance of this holly area. So, he decided to 
invest in regenerating part of the area and upgrading it to match its importance. 
 
The new project based on re-building strategy where all the old properties demolished 
due to their bad conditions and size and replaced with anew mega structure building 
consists of: Three stories air–conditioned mall, car parking floors, praying hall, four towers 
apartment buildings, five stars’ hotel, and roof villas at the top of the malls (Fakeeh, Al 
Bilad newspaper, 2018) (12). 

 

Abraj Al Bait Project 
 

 

The Holly Mosque 
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Construction & 

Development 
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b) Area characteristics before regeneration: 
 

The area of the project before the regeneration was in a bad condition as described below 
(please see Fig. No 9 showing the situation of the buildings before the regeneration 
project executed): As we mentioned above that the area consists of 179 properties, the 
average size of each property equals to 60 sq.ms. so the capacity of them can 
accommodate about 11.500 person only, some of the buildings has no direct entrance, 
you need to enter it thru other property, some of other buildings entrance and stairs are 
too narrow that you need to take out a funeral from the windows, streets and alleys very 
narrow, which cannot accommodate more than one person at the same time, lack of the 
main services (garbage collection, emergency services, etc.) (Fakeeh, Al Bilad newspaper, 
2018) (12). 

 

 
 

Picture no. 9: showing the situation of the buildings before the regeneration project 
executed. (WWW.Makkawi.com, 2022) 
 
c) Project difficulties: 

 
The most difficulty of the project is how to join all different types of properties in one 
project, and transfer it from physical ownership to shares ownership such as: Wakfs: a 
property assigned for a certain function, owners, users, and cannot be sold, or change it 
function, it can only be substituted with another property for the same original reasons, 
governmental properties: properties owned by the government and represented by the 
Ministry of finance (including the alleys, streets & services), private properties: properties 
owned by individuals, absent owner’s properties: properties owned by unknown owners, 
or un present. 
 

 

http://www.makkawi.com/
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Picture No. 10: showing Makkah Construction and Development Company project after 
completion. (Makkah Construction and Development Company official site, 2022). 
 
Which considered a unique method at that time for society and the legislators. But it is 
useful for all partners, stakeholders as well as the users, it will open new opportunities 
for the owners, specially that they have the rights to participate in the project by 50% of 
the property value and in-cash the other 50%, the project also will provide new jobs, 
upgrade the environment and the quality of life. 

 
The idea of the project did not get any acceptance at the beginning from everybody, so 
the founder presents it to King Fahd bin Abdul Aziz, whom pleased of it, then the founder 
succeeded to obtain the acceptance of some of the owners and they submit an official 
request to the King, whom approved it, pleased it immediately, and gave his support to 
it, then He issued the Royal decree (No. M/50 dated 12.11.1408) to establish “Makkah 
Construction & Development Co.”. 

 
A new administrational battle started at many levels: Religious legislators, legal 
specialties, the public, and governmental authorities. The main dispute was concentrated 
on how a private company can expropriate the properties of the owners who conflicted 
with the project. So, the religious legislators do not approve the project and hold it. 
 
But the King issued his order to the conflict parties to submit their properties to the 
developing company after upgrading the value of their properties by 10%. Demolition of 
the properties started very quickly as 179 properties demolished on only 24 hours, the 
company also start an immediate compensation to the renters to clear the area and move 
them out of it, in order not to delay the project any more (Fakeeh, Al Bilad newspaper, 
2018) (12). 
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d) Advantages of the project: 
 

The project has so many advantages, such as: It joined 179 very small properties into one 
large project, the profits increased 196% within 15 years, while the owners kept their 
shares in the company, it provided 3 stories air conditioned mall, tripling No of shops, in 
a nice atmosphere, provide a maximum over looking to the Holly Mosque, it does upgrade 
the traditional architectural element “the Roshan” and used it as the main feature of the 
project, it provided a clear visual and voice contact with the Holly Mosque which enables 
the residents to pray with the Holly Mosque without leaving their resident, includes a 
praying hall with 20,000 persons’ capacity connected directly with the Holly Mosque, 
Reduces the water consumption by 40% as it recycled the grey water for the first time in 
Saudi Arabia, which became one of the development rules after 20 years for the large 
projects. 
 

 As a conclusion, the project founder Sheikh Abdul Rahman Fakeeh (Fakeeh, Al Bilad 
newspaper, 2018) (12) refers to his success in this project to the following aspects: 
 

1. Definite desire of the developer with no giving up to the project obstacles. 
2. The project finding and feasibility should be confident to all partners of the project 

and stakeholders. 
3. The developer should be respectable and honest. 
4. Without the support of the higher authorities, these types of projects cannot exist. 

 

2.3.3. Al Rowais District Project, Jeddah. 
 

a) Project description: 
 

Al Rowais is one of Jeddah’s old districts, established more than 80 years back as per the 
aerial view of Jeddah taken in 1939 (please see Fig. No. 11), part of it is planned, while the 
other part is Spontaneous. 

Figure No. 11 An aerial view to Jeddah in 1939 showing the biggening of Al Ruwais district. 
(source: Jeddah Municipality official site, 2022) 

Al Rowais District 

Al Arbaeen Lake 

Old Jeddah 

Al Yaman gate 
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b) Location and characteristics of the area: 
 
The project located near to the center of the city, boarded by Palestine St. from the north, 
King Abdullah Road from the south, Medinah Road from east and Al Andalas St. from the 
west, the area of the project is about two million sq.ms. (please see location map No. 12). 
 
As part of the area is planned and include some of the fine facilities and new middle rise 
office buildings (i.e.; the (IMC) International Medical Center, Al Farsi office building, 
Barayan office building, Al Baroom Mall, etc..). The project will maintain those facilities as 
much as it could be. The main goal of the project is to re-structure the area to be a medical 
complex serving the whole country, With some commercial elements, hotels and 
entertainment facilities. (please see the master plan No. 13). 
 

 
 
Figure No. 12: Location map of Al Rowais district project and its boundaries. 
(Al Riyadh newspaper, issue No. 15000, Sunday 19th, July 2009. 
https://www.alriyadh.com/445811). 
 
c) Project difficulties: 
 
Although that the executive regulations of the Spontaneous areas development, (issued 
and approved by the Royal Decree No. (MB/5519) dated 16/07/1429 H.) gave the 
residents the following five options: They can develop their properties by themselves 
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according to the area master plan, they can participate in the project with the developers 
by shares equal to the value of their properties, they can take their compensation values, 
they can have a substitutional resident, and they can mix between all the above options. 
Otherwise rejecting all the above-mentioned options will lead to an objection to the 
project and it will harm it. So as per the regulation this harmful property will be taken by 
force, and the compensation value will be hold in Muslims home (an expression for the 
Muslims treasury) until their owners take it back. (Makkah newspaper, 2016) (13).  
 
The project was frozen many times because of the rejection of the residents due to the 
following reasons: The compensation value is not fair (from the residents point of view), 
the compensation value cannot afford the residents with suitable homes, the residents 
think that the developers taking advantages of them (Sabaq electronic newspaper, 2019) 
(14). 
 
Many complains raised to the King, and the developers could not satisfy the residents 
with their solutions, so the project froze, and Jeddah Municipal announced lately that the 
government will withdraw the project from the developers. And expected to be handled 
by the government Public Investment Fund (PIF). (Al Turkey, T.V. Interview, 2022) (15). 
 
 

 
 
Figure No. 13: Al Rowis master plan. 
(https://twitter.com/saudissc/status/759019682351419392). 
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As a conclusion, the project failed and withdrawn from the development company due to 
the following reasons: 
 

1. The project did not set in the win – win bases, which expressed by the districts 
residents that the development company did get use of their properties. 

2. The residents were not participated from the beginning and shared the decisions. 
So, the object of the project. 

3. The compensation values did not satisfy the residents, as well as it did not allow 
them to obtain a new home. 

4. The company did not deliver acceptable solutions to the residents’ requirements. 
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Chapter 3: 
Property tenure and titling impact 
on the formation of spontaneous areas: 
  

  3 
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3.1. Introduction. 
 
As per the study conducted on 1980’s by the Ministry of Municipal and Rural affairs 
(MOMRA), the expansion of the three major cities of the Kingdom of Saudi Arabia (Riyadh, 
Jeddah & Makkah) were very rapid, and population growth reached to a high percentage 
equals 11 % annually (3.5 % out of newborn and 7.5 % from internal & external 
migrations). This has led to double the population of those cities in about 7 – 8 years and 
made it very difficult for the Government to follow and deliver the required services and 
amenities. 

 
Most of those internal migrants were unable to integrate in the formal housing markets, 
or filter up due to family size expansion, so they resorted to illegally occupying (revive) 
vacant lands in a hope to legally own it later through court orders. Supported by one of 
the Shariah laws stating, “Whoever revive “develop” a dead “vacant” land, so it is his 
own”, as per Prophet Mohammed (PBUH) Saying narrated by Abu Daoud & Al Turmezi. 
(16). 

 
 .رواه أبو داوود والترمذي" من أحيا أرضا ميتة فهي له: "أن النبي صلى الله عليه وسلم قال, عن سعيد بن زيد

 
Usually, encroachment actions were derived from the living conditions of previous 
residents, current rules and regulations, norms and habits, socio-cultural matrix and 
strata, etc. As a result, almost 700 Spontaneous areas were formed kingdom wide in a 
relatively short period. As the government started to realize the implications of this 
Shariah rule, it issued many regulations aiming to force encroachment actions to halt or 
lowering the pace in which Spontaneous areas are formed.  However, Spontaneous areas 
continued to widely spread, and it seemed that more efforts are needed to control their 
spreading. 
 
In this section the research will discuss the property tenure and titling impact on the 
formation of Spontaneous areas in Saudi Arabia. 
 
3.2. Shariah rules: 
 
The Kingdom of Saudi Arabia is an Islamic country follows the Islamic rules and regulations 
called Shariah Laws, derived from two resources, the holy book “The Quran” and the 
order “Sunnah” of the Holy Prophet Muhammed. As per the Kingdoms constitution these 
two resources have the top priority in ruling the Muslims among other man-made rules 
and regulations, which should not conflict with them in the base. 
 
Multiple Shariah rules address multifactorial issues related to the real-estate and 
properties ownerships and Urban development such as property tenure regulations, pre-
emption rights, scrutiny rights, neighboring rights, usufruct rights, rights of public 
interests, rights of the roads, no harm and no harmful principle, sustainability principles. 
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Most importantly, those aspects of the property tenure as it contributes sustainably to 
the formation of spontaneous areas. This will be discussed in detail below. 
 
3.3. Property tenure 
 
To understand the property tenure contribution to the establishment of spontaneous 
areas, the different ways to own a property in Saudi Arabia is investigated. As indicated 
by Dr. Hamed Al-Khudairi (17), the land is owned through seven measures: land revival, 
feudalism through the guardian, inheritance from its inheritors, real estate will, netting 
of products or debt with a property, gifting from others and charity gifting. However, and 
according to Khudrairi, land revival and feudalism are the basis of all types of property 
ownings, and all the other ways came later. 
 
There are only three possible land types to own a property: urban planned land, urban 
unplanned land, and adjacent agricultural/ desert land. Spontaneous areas found to be 
mostly on urban unplanned or on adjacent agricultural/ desert land. The following is a 
description of each measure of land ownerships:  
 
3.3.1. Feudalism: 

 
To start, the citizen applies for feudalism, following one of two directions, as shown in Fig. 
14, he sends a request to the King, or Prime Minister or The Interior Minister or The 
Governor asking for land ownership. In this case the requester is granted a 900 m2 of 
land. Another path is to send the request of Feudalism to Baladiah or the Municipality or 
Ministry of Municipal and Rural Affairs. In this case the requester gets a 400 m2 of land. 
In order to process feudalism, it should comply with the following six conditions:  
 

1. Feudalism is issued by the King or the Prime Minister only. 
2. The requester should be Saudi National. 
3. The requester did not gain a feudalism order previously. 
4. The land should not be owned by others. 
5. It has a specified and defined area. 
6. It should match the feudalism order.  

 
All requests will be forwarded to the King who approves the request if it complies with 
the above-mentioned conditions. Then the approval will be forwarded to the Ministry of 
Municipal and Rural Affairs who will send it to the Municipality with the requested 
location to assign the proper land for the requester. Assigning the lands has three 
scenarios:  
 

● The assigned land does match the feudalism order, and the beneficiary accepts it. 
Therefore, the case will be forwarded to the court to issue the title deed. 
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● The assigned land area is larger than the feudalism order, then the Municipality 
should collect the cost difference from the beneficiary, then the case will be 
forwarded to the court to issue the title deed. 
 

● The area assigned land is less than the feudalism order, then beneficiary decides 
to accept it and approve the differences, otherwise the Municipality will assign 
another land to him. 

 

 
 

Figure No. 14: The procedures of obtaining land through feudalism. (by author). 
 

3.3.2. Land revival 
 
Revival of lands is one of Shariah approved ways to obtain properties. As Prophet 
Mohammed Sayed “Whoever revives a dead (unused) land not owned by others, has the 
wright to possess it” narrated by Bokhari (18). 

 
 .اريرواه البخ "من عمر أرضاً ليست لأحد فهو أحق بها "قال عليه افضل الصلاة والتسليم 

 
Land Revival was a legal measure to obtain a land in Saudi Arabia until 1967 when King 
Faisal bin Abdul Aziz issued his order to cancel it according to his Royal Decree No (21679) 
dated 9/11/1387 H. (1967 G). Ever since, Land Revival zones in and around cities became 
illegal, unplanned, and informally constructed zones. Lack of safety and security, 
unhealthy, and conflicting with the city’s master plan were major characteristics of these 
areas too. While the feudalized land by the guardians, assigned within a pre-planned area 
coherent with the surrounding urban areas, and the master plan. In spite of the existence 



45 
 

of the feudalism ownership system, many citizens don’t resort to this method of 
ownership. According to the researcher’s experience, the following reasons contributed 
to this condition:   
 

1. Lack of knowledge about the regularities and the procedures to apply for a legal 
land through the system. 

2. The extended long time consumed by the procedures. (Some time the waiting list 
extends more than 20 years). 

3. Lack of a permanent address within the city they just moved to. 
4. higher demand than the land supply.  
5. The immigrants want to live in close proximity to each other. 
6. Mismanagement of land monitoring system. 

 
The method has three main phases: Baladiah phase, Ministry of interior phase, and the 
court phase. The last one starts after the violator begins to build his property on the 
possessed land as follows: 
 
3.3.2.1. Baladiah phase. 
 

1. The violator starts to construct his building on a possessed vacant land. (Usually 
after the official working hours to evade municipal monitoring). During the 
construction, the Municipality Lands Monitoring department observes the 
violation and stops the construction and report the case. In case of corruption 
exists, municipal employees overlook the case and let the violator continue his 
construction and only report if the violator stops bribing them regularly, or upon 
after the violator completes his construction. 

2. When the violation report is done, the Land Monitoring Department (LMD) issue 
a demolition order. Then (LMD) assigns teams to supervise and implement the 
demolishment of illegal construction (i.e., employees, cleaning laborers, 
equipment, and police force) and defines a date for implementation. In most 
cases, the corrupted municipal employee warns the violator about this procedure 
to be ready to defend his constructions and evade the demolition. The most 
famous happening scenarios shall be as follows: 

 
a) Some start fighting with others on the hand. The law enforcement police 

prosecute them until the demolishing finishes. 
b) Some sends some females to fight on behave of him. The demolishing fails 

because no one can act against female’s resistance. Otherwise, he will be 
considered assaulting the family of the violator and he will be jailed ( بتهمة

 .(الاعتداء على العرض
c) Some shut all doors and go to the roof and start throwing the demolition 

teams with stones. The demolishing fails because of the resistance and needs 
to obtain the Minster of Interior approval for any action or re-action. 
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d) Others employ families to live in the construction during the official working 
hours to prevent the construction demolition. The demolishing fails because 
there are female’s resistances. 

e) Some of them does uses knives or guns against the employees. The 
demolishing fails as there are resistances. 

 
3. If the demolishing fails, the Municipality raises the case to the Governor and 

entered to phase 2. (The Infringement Removal Committee Phase). 
 

3.3.2.2. The Infringement Removal Committee phase (IRC). 
 

If demolition of the construction fails due to the reasons mentioned above, the case will 
be raised to the governor office. The governor forwards the case to the infringement 
removal committee (IRC). Whom will act as follows (Please see Fig. No. 15) (by author): 

 
1. IRC revise the documents. If there is any missing document, the case returned 

back to the Municipality or Baladiah to complete the missing documents. When 
the documents complete (i.e. site monitoring report, demolition reports, sketch 
of the construction, location map, names, addresses, … etc.), then the IRC 
determines a certain date for a new demolition trail and informs the Municipality/ 
Baladiah. (Also, in most of the cases, the violator knows about this date and gets 
ready to defend his constructions). 

2. At the determined date, the IRC presents with at least a Lieutenant Officer, male 
and female soldier, and meet with the municipality/ Baladiah Team at the site. 

3. If they succeed with the demolition, they prepare a demolition report and file the 
case. 

4. If they did not succeed for any reasons, especially if there is any resistance as 
described on Baladiah phase, then teams prepare a report of the case and forward 
it to the governor for his approval, to act with the official police force. 

5. So, the IRC sent a request to the Umdah (district representative) to inform the 
violator to meet the IRC and represent any documents he has, (sometimes until 
the case reaches this stage, the violator succeeded in obtaining the little dead.) 

6. The Umdah returns the case to the IRC without any effort as he claims that he 
does not know the violator or a wrong address, etc., which gave the violator more 
time to obtain the little dead. 

7. IRC then send the case to the municipality/ Baladia. 
8. Municipality/ Baladiah. complete missing information and return the file back to 

IRC. 
9. The case forwarded again to the Umdah after receiving the missing information. 

Then. 
10. Umdah informs the violator to meet the IRC. 
11. The violator does not response from the first time and the procedures repeated 

twice or three times. 
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Figure no. 15: The procedures of handling a land revival case at the Infringement 
Removal Committee (IRC). (By Auther). 

 
12. When the violator meets the IRC and represents his documents, if he already 

obtained a tittle dead, the case will be forwarded to the municipality/ Baladiah to 
file it. 
If the violator does not obtain the tittle dead, he will sign a pledge that he will not 
make any action against the governmental employees during the demolition time, 
otherwise he will be jailed. 

13. Then IRC determines a new date for demolishing the constructions and informs 
the violator and the municipality/ Baladiah to attend that specific date.  

14. At the demolishing date, if the demolition succeeded, a report will be made, and 
the case will be forwarded to the municipality/ Baladiah to file the case. 

15. If it did not succeed, then a complete police force will attend, and the violator will 
be jailed until demolition completed. The IRC phase takes from 6-18 months to 
complete and usually expands if the violator succeeds in finding a corrupted 
person, helping him to elongate the procedures until he gets his tittle dead. 

 
3.3.2.3. The court phase. 
 
In this part of the research, the researcher illustrates the procedures followed in Saudi 
Arabian courts to obtain a property by riving a land and submitting the legal prove of the 
requested property. In mentioning property, it means that the land and the construction 
or any kind of upgrading on that land includes plants, water wells, water irrigation 
systems, leveling, etc. 
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The procedures described by Dr. Al Khrary book (17), are as follows: 

 
1. The requestor fills in a request including the requester name and his national ID, 

type of property, location, and how he obtained it, and the dimensions, area and 
description of neighbors. Then, he attaches a croaky (sketch) of the property and 
other documents which will be stamped by the court and registered on the court 
record. Then the request is forwarded to the authorized department which will 
handle the rest of procedures. Some courts send the case to the expert’s division 
and the court engineer, who revise the croaky and authenticate it or reject it by 
checking the site and the revival time. If the case would not pass by the expert’s 
division and if there is no engineer at the court, the requester will be asked to 
prepare a croaky from an approved survey or engineering office detailing the 
following: 
 

a. Boundaries: Names and description of neighbors, streets widths, name of 
neighbors opposite the streets. And relate the property with a fixed 
landmark (i.e. valley name, mountain name, mosque name, etc.). 

b. Dimension: in meters including all changes in direction in degrees for all 
angles and topography description.  

c. Area: in square meters. 
 

2. The case will be sent to the following governmental agencies for their approvals 
or objections within 2 months’ time: 
 

a. Ministry of Municipal and Rural affairs (Municipality/ Baladiah) if the case 
located within the urban boundaries of the towns and cities. Even if it is an 
agricultural revived case.  And the Municipality/ Baladiah representative 
should visit the site with the requestor and apply the croaky. 

b. Ministry of Islamic affairs endowments, call and Guidance. 
c. Ministry of finance. 
d. General Agency for water desalination.  

 
If the case is outside the urban boundaries, the following governmental agencies should 
be contacted also: 

 
e. Ministry of Defense. 
f. Ministry of National Guards.  
g. Ministry of Water, Agriculture and Environment for agricultural revivals 

excluding houses. 
h. Ministry of Petroleum and Mineral Wealth. 
i. Ministry of Transportation. 
j. Ministry of Electricity and Industries. 
k. Ministry of Tourism and Antiquities. 
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l. Saudi wildlife authority. 
m. Ministry of Interiors (Boarders Guards) within coastal areas, or within 

customs monitoring areas. 
n. Civil Aviation authorities within cities or counties contains an airport. 
o. General Establishment for Trains. For the areas near to the Trains routs, 

for Hijaz routs the case will be sent to the Ministry of Transportation. 
p. Royal Authority for Jubail and Yanbu. 
q. Any other agencies requested by the Prime Minister. 

 
3. The requestors announce in one of the local newspapers or any Kingdom wide 

distributed newspaper that he wants to obtain the requested property. (Note: The 
newspaper announcement could be made before contacting the governmental 
agencies and a copy of the announcement will be attached to them, or the 
announcement can be at the same time as the contact with the governmental 
agencies or after that). 

 
4. When the governmental agencies reply received, or a period of 2 months passed 

without any answer, there will be 4 scenarios, as follows. 
 
a. First scenario: 

 
No objections from individuals or governmental agencies, so the judge register all details 
and actions of the case in the register book and ask the requestor to provide 2 witnesses 
to witness the requested details, also he asked the requestor to provide another two 
authenticators to approve the two witnesses that they are honest. Then he issues the title 
deed of the property. The judge may reject the case if he is not convinced of it for any 
reason (i.e., if the property is newly constructed, or conflict with the infrastructure or the 
public services, etc.). So, in this case he needs to indicate the reason behind his decision 
to reject the case, and he may inform the related governmental agencies. 
 
b. Second scenario: 

 
When there is an objection from the governmental agencies against the total revival or 
part of it. So, the judge asked that agency to send its authorized representative to explain 
their objection/s and prove them, then the requestor needed to reply to the objection/s 
and submit his proof for that. If the judge does not satisfy with the governmental agency 
objection/s, he asked the requestor to provide two witnesses to prove and authenticate 
his request, and ask the governmental agency representative for his opinion against the 
witnesses, usually the governmental agency representative cannot represent any 
feedback against the witnesses, so the judge asked the requestor to provide two 
authenticators to witness that the two witnesses are honesty. 

 
Then the judge, despite the governmental agency’s objections/s, approve the request, 
and send it to the appealing committee, and inform the governmental agency 
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representative that they have the rights to appeal against his decision within one month 
from receiving the judge’s decision. The appealing committee will revise the case 
procedures and if they have no comments. The judge issues the title deed including all 
details and actions made for this case. 

 
If the judge accepts the governmental agency objection/s or if he is not convinced with it 
for any reason, He may reject the case, and inform the requestor that he has the rights to 
appeal against his decision within one month from receiving the judge decision. 
Governmental agencies can object to the requested revival for the many reasons, such 
as: 
 

1. The revival is new or after 09/11/1387 H which conflict with the royal decree No. 
21679 issued by King Faisal not to accept any revival requests. 

2. A conflict between the Kroucky submitted by the requestor and the site in size, 
dimensions, directions, area, type of development, etc.). 

3. Does not exist on the aerial maps, which indicate that it is after the date of that 
areal map. (Areal maps has been taken in 1384 H., 1398 H., 1402 H., 1417 H. and 
1418 H.). 

4. Conflict with the master plan. 
5. The site is under a removal program. 
6. The site includes some general services. 
7. The site conflicts with other properties. 
8. The site conflicts with public services or infrastructures. 
9. The site conflicts with the boundaries of certain services or agencies. 
10. The site conflicts with the regulations of distributing dead lands. 
11. The site conflicts with flying, Landing routes. 
12. The judge ignores the areal maps evidence because of the following reasons: 

▪  The areal maps are evidence of denial while the witnesses are evidence of 
proof, and if the two of them conflict, legally they rely on the evidence of 
proof. 

▪  The areal views do not show any developments lower than 1-meter-high, like 
shrubs, water wells. 

▪  The mistake factor of preparing the areal maps. 

▪  The revival could be older than the areal maps, but it is demolished or 
destroyed by any reason when the areal maps taken. 

▪  The judge also does not consider the conflicts with the master plans if the 
master plan does not exist on reality, as it is still an option. 

 
c. Third scenario: 

 
When the governmental agencies do not reply during the 60 days’ grace period, the judge 
considers that as an objection, and he asks them to send their representative to discuss 
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their objections. If the governmental agency representative did not show up, the judge 
rejects their objection/s and sends the case to the appealing committee. If the appealing 
committee has no comments, the judge issues the title deed and registers all details of 
the case. 

 
d. Fourth scenario: 

 
If there are objections from individuals for the whole site or part of it, the boundaries, the 
usage rights, or for services between properties, etc., the judge asks the objector to 
represent his case and to prove his objections. Then the judge compares the two cases 
from legal points of view and takes his decision accordingly. In all cases, if the judge did 
not send the case to the appealing committee, the requestor may ask to send it to them, 
which is the normal condition because it strengthens the legal condition of the title deed 
by the approval of the appealing committee. 
 
3.4. Land revival rules. 
 
Earth Is the home of the human being during his life, as per the god’s saying, “I will make 
a successor on earth” البقرة(« إنى جاعل فى الأرض خليفة»: قال تعالى : 30) (Verse No. 330, Surat Al 
Baqarah) (19). 
Allah has also determined our mission to build and developed it, “He created you from 
earth and colonized you therein” هود(« هو أنشأكم من الأرض واستعمركم فيها»: قال تعالى : 61). (Verse 
No. 61, Surat Hood) (20). 
 
So reviving lands is one of the human being rights excluding his religion at majority of 
Islamic groups, except for the Shafie’s school, who gave these rights to Muslims only, 
while the Hanbalie’s school exclude the owning of the land for non-Muslims. So, they can 
develop the land, but they cannot own it. Balkhi (one of Hanfie’s school), thinks that 
reviving any land gives the right to use it only and not owning for Muslims and others 
(Saad Al Hilali – owning empty land by reviving, 2014) (21). 

 
Shariah regulate land revivals as follows (Shiekh Bin Baz and others): 

 

● It should be free from other’s rights to own, use or benefit. 

● It should be away from streams of torrents and valleys. 

● It does not conflict with general services or infrastructures. 

● It should be as much as the need to revival (in order to stop manipulation of land 
and stop the greed of collecting lands). As per the act of Khalifah Omer bin Al 
Khatab (Radhi Allah Anho) who withdrew the un revived part of Bilal Bin Al 
Harith land which has been given to him by Prophet Mohamed (PBUH) (22). 
عن الحارث بن بلال بن الحارث المزني عن أبيه أن رسول الله صلى الله عليه وسلم أقطعه العقيق 

إن رسول الله صلى الله عليه وسلم لم يقطعك لتحتجره عن الناس، : فلما كان زمان عمر قال لبلال :قال أجمع،

 .منها ما قدرت على عمارته ورد الباقيإنما أقطعك لتعمل فخذ 
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● It should include a real revival that can be benefitable. 

● It depends on the preceding principle, so no one allowed to reserve land for the 
future. 
 

The main issue to be discussed also is “is the governor approval is needed before any 
revival made”, there are three different opinions for the different Islamic schools, as 
follows (Al Hilali, S., 2014) (21). 

 

● Think that there is no need for the governor’s approval for land revivals (Shafie’s, 
Hanbalie’s, Abu Yousuf & Mohamed from Hanafie’s and some of the Malkie’s 
schools). 

● The Second opinion: Thinks that the governor approval is a must and no one did 
not get the governor approval considered as a violator (Abu Haniefa’s school). 

● Third opinion: Thinks it depends on the location of the revival, if it is within or 
adjacent to the urban areas, the governor approval is a must, otherwise it is not 
(Malkie’s school). 
 

3.5. Other related rules and regulations. 
 
Since the early days of the Kingdom establishments, the government issued its rules and 
regulations to organize, manage and control the built environment including property 
tenure-ship, as indicated by the following: 
 
a. The Buildings and Roads Regulations, Royal Decree No. 69, issued on 01/01/1360 H. – 

28/01/1941 G (23). This regulation stated that. 
 

It is prohibited to build any temporary or permanent constructions without an official 
written permission, otherwise, the owner and the builder will be punched by applying 
fines against them, and the construction will be demolished under the cost of the 
builder (Clauses No. 20, 32 and 128), it also warns the owners and builders not to 
exceed its parameters otherwise they Will be announced by the responsible authority 
to erase that violence within 10 days’ maximum, otherwise the government will erase 
it under the violator cost (Clause No 35), in order to comply with this the owner should 
inform the responsible department after completion to check its compliance with the 
official documents, otherwise a fine will be applied, or the owner will be imprisoned 
(Clause No. 36). 
 
More over the regulations stated that If there is a need to build a new residential area 
on an empty land, the responsible authority should plan it and divide it to a suitable 
parcel, and no construction should be allowed unless the plan implemented (Clause 
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No. 93). It is not allowed for any person to dig well personally or for charity without 
an official license from the responsible authority (Clause No. 116). 

 
b. King Faisal Bin Abdul Aziz Royal Decree number 21679 dated 9/11/1387 H. (1967 G.) 

(24), which stop tenureshiping properties by land revival law. 
 

But the process of forming Spontaneous housing continued illegally especially after 
the official working hours and weekends, and in order to complete their violence, they 
used bribery with the governmental employees. And if the governmental employee is 
honest, they will take all measures to defend their constructions until they get the 
official title deeds by any measures. 
 
The violations distributed among all stakeholders in this process spread widely, until 
it became a norm, which concluded by having about 700 spontaneous areas 
distributed kingdom wide, half of them are in the Makkah region. 

 
c. Also, King Fisal issued his order to connect the electrical services to all buildings 

whether it has an official document or not, subject to the connection of the electricity 
cannot be used for the authentication of an ownership of property. But this Royal 
order encouraged more violators to build new illegal buildings. 

 
d. The rules and regulations of Municipalities and Towns Issued by the Royal Decree No. 

(M/5) at 21/02/1397 H. (25), Includes. 
 
The Municipality is responsible of all work related to organizing, preparing, 
beautifying, and maintaining public health, welfare and safety. Including: issuing the 
master plan, construction and building permissions, hand crafting and shops licensing 
and monitoring them, real estate expropriation, determining and collecting fees, 
violations and penalties. And preventing and removing any encroachment on public 
and private properties (Clause No. 5). The regulations return all un owned properties 
to be owned by the municipality (Clause No. 32), also it gave the Municipalities the 
authority to remove any violations at the violators cost (Clause No. 44), and The 
Municipal has the rights to freeze or cancel any permission if the owner did not follow 
it (Clause No. 45). 
 

e. The rules and regulations of maintaining the public services Issued by the Royal 
Decree No. (M/62) at 20/12/1404 H. and ministers council decision No. 225 dated on 
26/11/1405 H. (26), include: 
 
 All public services including water, sewage, rain drainage, electricity, telephone, 
public roads and railways (Clause No. 1), and no works affecting the public services 
can be made until getting the required drawings and instructions from the responsible 
authority (Clause No. 2), and if any one damage the public services or helps others to 
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up-use them he will be subject to different types of punishments and penalties 
(Clauses Nos. 5, 7, 9, and 11). 

 
Although these rules and regulations protect all public services, there have been many 
violations occurring on them during the last 60 years, due to the un-proper obedience 
of the rules and regulations, including negligence and corruption. 
 

f. None-Saudis properties ownership and investments rules and regulations Issued by 
the Royal Decree No. (M/15) at 17/04/1421 H. and ministers council decision No. 89 
dated on 04/08/1421 H (27). includes: 
 
None – Saudi investors are allowed to obtain and own properties to run his activities 
including his residence and employee’s dormitories, (cost not less than 30 million 
Riyals), and (completed in 5 years) (Clause No. 1), none – Saudi’s individuals having 
legal identities are allowed to own properties, subject to the Ministry of Interior 
approval (Clause No. 2), external bodies can obtain properties for their offices, and 
employees residences, subject to the approval of the Ministry of Exterior (Clause No. 
3), except properties in Makkah and Medinah unless, the property endowed for a 
Saudi identity, subject to the full supervision of the higher commission of 
endowments (Clause No. 5), In the meantime, it is allowed for non – Saudi’s to rent 
properties in Makkah and Medinah for a period of 2 years, extended to other periods, 
Finally It is total prohibited for the legal authorities authenticate any action does not 
match with these regulations (Clause No. 6). 
 
So, these regulations indicated how to deal with the non – Saudis desire to obtain 
properties, but most of the people do not know about them and starts to register their 
properties under the cover of Saudi’s. Specially for the illegal foreigners. 

 
g. The government also has established rules and regulations for the ownership of real 

state units and sorting them into smaller units in order to give more flexibility to 
property owners, issued by Royal Decree No. (M/5) at 11/02/1423 H (28). which 
indicates that when dividing properties into smaller units, the boundaries, shapes and 
measurements should match the title deeds. 

 
h. One of the most important rules and regulations is the property registry system, issed 

by the Royal Decree No. (M/6) dated 11/2/1423 H (29). Which describes how to 
register any property and authenticated officially with the Ministry of Justice. And 
what happens if there is any conflict/s with other properties, the system describes 
also how to register all actions made to the original properties, finally it also indicates 
the procedures to be taken in case of the violations to this system. The importance of 
this system can be summarized as follows. 

 
It will provide a complete data base for the tenure ships of properties and all actions 
made to it, it will protection properties from land violators, as every property will be 
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registered and authenticated officially, so no one can steel others properties, and It 
can filter all illegal properties before registering it in the system. But unfortunately, 
this system is still un applicable until now. 
 

i. In order to reduce the gap between the supply and demands of houses and help the 
citizens to own their homes and ease its process, the government established the 
Housing General Authority (HGA) by the Ministers Board Decision No. (275) dated 
28/8/1428 H (30). Which aimed to provide the suitable homes within the appropriate 
options to the citizens, facilitate citizen’s access to obtain a quality affordable homes 
within their incomes at the appropriate time of their lives, and encourage the 
participation of the private sectors to invest on the affordable housing projects. 
 
In order for the Housing General Authorities (HGA) to achieve their targets it is 
authorized to determine the general housing strategies,  Suggest the rules, 
regulations, politics and laws related to the housing activities, in accordance to 
national strategies such as; mortgage, tenant’s rights, unit’s owners, public housing, 
affordable housing, and lands developments for housing projects, Setting different 
programs to provide affordable housings, Support the establishing of Housing co-
operative communities, facilitate their efforts and revise their projects, and other 
related authorities, but; 

 
Until now the Housing General Authorities did not reflect solid results to achieve their 
targets, because of the environment of housing sector (I.e.; the high cost of the 
products, the longer time of construction, the size of the country, the differences in 
customs and requirements of the citizens, the availabilities of materials, equipment 
and knowhow, etc.). 
 

j. The Royal Decree No. (M/22) dated 03/04/1432 H (31). Allows the individual citizens 
and totally owned bodies by the citizens in the gulf countries to own or rent properties 
in Saudi Arabia subject to construct the lands within 4 years of owning. And describes 
all related matters to these types of tenure ships. 
 

k. In order to organize, supervise, develop, upgrade efficiency and encourage investors 
to the nongovernmental real-estate activities, the government established the Real 
Estate General Authority by the royal (No. 239) dated 25/04/1438 H (32). including 
the followings responsibilities and details (3); Suggest the rules, regulations and policies 
related to the real estate activities, take all necessary measures to determine the area/s to 

apply the real estate registration system, determine the bases of the fees for all real 
estate activities, to ensure the fair competition, Encouraging the real estate 
investment, and ensure the fair competition, Co-ordinate with the related authorities 
to provide complete underground services to the properties, in order to achieve the 
national politics, strategies, goals and targets. 
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l. To solve the property owning and stop the land revivals a Royal Decree has been 
issued (No. A/218) dated 25/03/1441 H. including the following (33). 
 
All loose lands from privately owned properties that officially authenticated by a title 
deed, will be considered governmentally owned, and the court will not accept any 
attempts or request to own it thru any means, Government Lands Committee with 
the related agencies will assign the rules and regulations of the followings; Owning 
properties for the cases already established in courts before this Decree, determine 
the areas prohibited from a private ownership which will include the boundaries of 
the two holly mosques, holly areas and its buildings, coastal areas, Kingdom 
boundaries, national reserved areas, mountains tops, valley’s, and historical areas. 
 
Ministry of Justice with the Ministry of Municipal and Rural affairs, should revise the 
property owning and Feudalizing system in coherent with these new regulations, 
Ministry of Housing should revise the housing support system,  Ministry of Interior 
with the Ministry of Municipal and Rural affairs, should prepare a project on 
upgrading the procedures of monitoring the encroachment of the country properties, 
The Bureau of experts at the council of ministers in collaboration with all related 
agencies should revise the legal pleadings system, other related systems, Royal 
Decrees, King’s orders, rules regulations, etc. and suggest the related amendments. 

 
So, accordingly, (as mentioned previously) Jeddah Municipality started to remove all 
spontaneous areas in Jeddah especially, when they found that only 11 % of these 
areas are officially owned and authentication documents. 

 
Fig. No. 16; Removing the spontaneous area in Al Salamah district in Jeddah. (4). 
https://www.google.com/search? 
 
At the same time the Ministry of Justice announced to the public that if anybody has a 
property authenticated by land revival title deeds to submitted it to the Ministry with one 
year, in order to revise it and take the right decision for it. 
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Conclusion: 
 
By reviewing all the previously mentioned rules, regulations and systems, it is noticed that 
the government made all required measures to stop the formation of Spontaneous areas. 
But still more than 700 Spontaneous areas exist Kingdom wide due to the following 
elicited reasons; Corruption in different levels of land revival system, failure of some of 
the property related bodies to achieve their targets, failure in land monitoring system, 
absence of transparency and governance systems. 
 
3.6. Executive regulations for spontaneous areas development. 

The government made so many efforts to stop the formation of spontaneous areas and 
upgrade them to match the situation of the Kingdom as one of the top countries of the 
world. One of those efforts is the issuance of the executive regulations for spontaneous 
areas development issued by the Royal Decree No. 5519/B dated 1429 H (6). which 
describes in details how to deal with the Spontaneous areas and interfere with them, 
these regulations amended many times, the last amendments were in 2019, which gave 
the authorization and supervision of applying these regulations to the Royal Committee 
for Makkah Al Mukkaramah and the Holy Places (RCOMHP). 
 
The main contents of these regulations are as follows: 
 

● It specifies the authorities and defines it clearly between all stakeholders. 

● The regulation consists of 8 chapters, as follows; (Chapter 1) covers the general 
provisions, (Chapter 2) covers the strategies behind the interventions in 
Spontaneous areas. Including the basis of the strategies, different strategies 
according to the characteristics of the area, the procedures to stop spontaneous 
areas formations and limit its expansions, (Chapter 3) covers the procedures of 
implementing the strategies, (Chapter 4) covers the methodologies of dealing with 
different types of properties and tenure ships (i.e.; public properties, 
endowments, private, opposing properties, and the properties in historical areas), 
and some administrational and organizational matters, (Chapter 5) covers the 
urban dimensions for spontaneous areas up-grade, (Chapter 6) covers the social 
and residential dimensions for spontaneous areas up-grade, (Chapter 7) covers 
the economic dimensions for spontaneous areas up-grade, (Chapter 8) covers the 
final provisions. 

● The goals and objectives of the regulations are as follows: Facing the phenomena 
of spreading the spontaneous areas in order to find the efficient solutions and 
limit its expansions, determine the main frames of the private sectors 
participations in upgrading the Spontaneous areas within the general strategies of 
Makkah City, determine the main frames of spontaneous areas developments 
with the collaboration of related municipalities to establish the digital planning 
standards for development, and indicate the general strategies to up-grade the 
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spontaneous areas, in order to let the Municipalities, assign their short, medium 
and long terms plans, in accordance with the Spontaneous areas circumstances. 

● The regulations gave the Municipality the rights to indicate the boundaries of the 
spontaneous areas in 4 scenarios as follows: The physical boundaries of the 
spontaneous areas up to the planned areas, the administrational boundaries (if 
the area falls within more than one administrational limits), the planning 
boundaries, including some of the adjacent areas if needed, the contractual 
boundaries, indicating the parts included in the intervention contract. 

● The regulations gave the municipality to participate partially with the developers 
to upgrade the spontaneous areas subject to the approval of the (RCOMHP) 

● The regulations suggest the following strategies in up-grading the spontaneous 
areas; The interventions should tackle all the social, economic, health, educational 
situations of spontaneous areas residents, and solve the demographic imbalance 
due to the increase in violators of the residents and work regulations, enhance the 
investment actions in order to engage these areas within the real estate 
investment markets, suggest the suitable building regulations for those areas to 
ensure the best investments, ease property owning for which coherent with the 
new development plans, provide all measures to stop the formation and 
expansions of the spontaneous areas, apply the sustainable development 
measures, engage the private sectors in the up-grading developments. According 
to the (RCOMHP) procedures. 

● The regulations classify the spontaneous areas into 4 categories according to the 
development’s strategies, as follows: 
 

o Spontaneous areas that have investments opportunities for the private 
sectors. Which determined as per the following factors: 

▪  The importance of the location and its adjacent attractions. 

▪  The availability of general services, amenities, and infrastructures. 

▪  High expected returns out of the investing. 

▪  Other economic opportunities. 
Those areas will be upgraded with the participants of (RCOMHP). 

o Spontaneous areas that have no investments opportunities for the private 
sectors. Which will be supported by (RCOMHP) after approving the master 
plan of it, with the participation of all governmental agencies and services 
providers, who will absorb the cost of the upgrades. The municipality will 
also be responsible for amending the building regulations to enhance the 
returns out of the investment values. In order to engage the private sectors 
in the upgrades. 

o Spontaneous areas that have the ability to develop itself. The spontaneous 
areas that have no official title deeds (No authentication papers). Which 
will be determined by (RCOMHP), located near to the built environment, 
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has empty lands, wide streets and could be connected the main roads of 
the city. 
(RCOMHP) will request owning of the area from King officially, then a 
master plan for up-grade will be approved, and the value of the new plots 
will be determined with specialists in order to invite the private sector to 
participate in the development. 

o Spontaneous areas that need partially urgent governmental interventions. 
The areas which have safety, security, social and health problems and do 
affect the surrounding districts and the city as a whole. 
A master plan to be approved by (RCOMHP) and the required budget of it 
to be assigned. And all other governmental agencies and services providers 
should participate in these areas in an emergency and priority manner. 

● The regulation specified that the Municipality and the Infringement Removal 
Committee (IRC), should submit their strategies for approval of (RCOMHP) to 
enhance their efforts in land monitoring to stop land aggressing, using all the 
required solutions (i.e.; technical programs, satellite imaging, geomatics, camera, 
building boundary walls, etc.). 

● The regulations also asked the Municipalities to submit their suggestions for the 
approval of (RCOMHP) to regulate the urban expansion of the built environments 
and prioritize the services and infrastructure provisions. 

● The regulations described the methodologies of works including: How to classify 
the different types of the spontaneous areas, how to prioritize them, distribution 
of the responsibilities between all stake holders, how to evaluate the land values, 
how to interact with the private sectors and their responsibilities, how to deal with 
different types of properties as follows: 

▪  Public properties: (Streets, walkways, gardens, open spaces, etc.) will be 
determined by the Municipality and transferred for the benefits of (RCOMHP). 

▪  Unknown properties: The municipality will determine those properties and 
announce them for three months. Then the court transfers the ownership to 
the benefits of (RCOMHP). 
If any official owner appears later, he will be given the opportunity to get the 
value of his property or shares in the project with the same value of his 
property. 

▪  Absent owners and foreigners’ properties will be delt as per their rules and 
regulations. 

▪  Private and endowed properties will be delt as follows: 

● Participating in the project by given shares equals to their property’s 
values. 

● A substation residence is of the same value as their property. 



60 
 

● Develop their properties in accordance with the area master plan with the 
following conditions: 
o Establish a recognized body for the property under development 

including the agreed owners to develop the property after the approval 
of (RCOMHP). 

o Complete the owning of the lot under development. 
o Pay the development fees. 

● Sell his property to the development company or any other investor, who 
will have the right to participate in the project with a value equals to the 
property’s original value. 

▪  Any property owner who refuses to participate in the development project 
with the given option will be considered as harmful property for the public 
benefits. And (RCOMHP) will expropriate his property for public benefit for the 
sake of the project. 

▪  If the property owned by more than one identity, the same rules apply to them 
and they will be given 6 months to participate in the development, otherwise 
it will be a harmful property for the public benefits. And (RCOMHP) will 
expropriate his property for the public benefits for the sake of the project, if 
some of the owners refuse to follow the options stated above, then (RCOMHP) 
will expropriate their parts only. 

▪  If the construction on un owned property the owner of the construction will 
obtain title deed for his construction and re-imbursed with the value of his 
construction, then he has the rights to participate in the development project 
or take his money, while the land will be given to the development company 
as a share for the (RCOMHP). 

▪  If the construction on a property owned by others, the owner of the 
construction will obtain title deed for his construction and re-imbursed with 
the value of his construction, then he has the rights to participate in the 
development project or take his money, while the land owner will be given to 
the opportunity to participate in the development project, otherwise will be 
considered as a harmful property for the public benefits. 

▪  All clear rented properties are eligible for a rent re-imbursing equals to the 
same current rent until the completion of the project or the shares of the 
project handled in the stock market, (whatever happened earlier), then all 
money given to the owners will be deducted from his future incomes or 
shares. 

▪  The regulations specified how to deal with the properties at the historical 
areas, and the options set for them. 

● The regulation also specifies the authorities and responsibilities of the developing 
company. 
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● The regulations defined the urban, social and economic dimensions for 
development, including the goals and objectives, re-planning bases, 
environmental development bases, services, amenities, and infra-structures. 

● Finally, the regulations specify how to apply it, schedule it, reporting system, 
support and monitoring, complaining, and how to deal with the current project.  
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4.1. Intervention strategies in spontaneous areas. 
 
There are many development approaches to interfere with declined areas including 
spontaneous areas, each one has its own findings and outcomes, if one of them 
succeeded in one area it does not mean that it will succeed in another. So before choosing 
any approach it needs to know what is the most appropriate one for that certain area. By 
making some analysis and comparisons with other available approaches, for the following 
factors: 
 
Safety & security: does the project will be safe and secure during and after applying this 
approach, the cost: is it going to cost more than the other available approaches, does it 
worth to be applied, sustainability: does the project after implementing this approach 
apply and maintain sustainability, operation and maintenance: does the project will 
reduce the cost and efforts of operation and maintenance, quality of life: does this 
approach upgrade the quality of life of the project or at least maintain its original quality, 
and problem solving: does the approach solve the project problems. 
 
Each factor has its own value and importance depending on its situation. For example, in 

the Alsabeel area the factor of safety and security has a very high value as drug and most 

of the crimes are generated from this area. While in Al Salamah the quality of life is more 

important. So, an interfering approach to each area can be determined in accordance with 

its situation. And in some areas more than one approach can be applied. 

 

This research classified those approaches into two categories, the classic approach 

(approaches used since the beginning of planning) and the contemporary approach 

(Approaches raised at the last 50 years). As described below. 

 
4.1.1. The classical approach. 
 
The classical approaches to interfere with the spontaneous areas include renovations, 

rehabilitation, rebuilding, revitalization, restructuring and removal. defined in the 

following section in brief and describes some of the important aspects to be noted for their 

success from expert’s experiences or opinions as follows: 

 

4.1.1.1. Renovations: 

 

Renovation is “the act of renewing or restoring something”. The roots of renovation refer 

to newness and doing something again — it's from the Latin re- for "again" and novare 

which means, "make new.”. (34) Usually, renovations concentrate on the individual 

buildings or space and handled by the building owners. While other approaches cover the 

whole area and handled by the authorities or the developers. 

 

Renovations is one of the good options to up-grading the spontaneous areas due to the 

following reasons (by author); most of the properties are illegal and they cannot obtain the 

required licenses, the renovations does match the budget of the residents, it can be done in 

a limited time, it usually made in secrete behind the scene of the official officers and 
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governmental agencies, usually when residents renovate their buildings they made some 

expansion t their properties, finally owners of those buildings are afraid that if they visit 

the governmental offices for any reasons they will be asked for their official papers, so they 

usually prefer the renovations out of all other options. But renovations contain many 

surprises, and it is difficult to control its budgets. 

 

Renovations are also one of the options to be used in historical areas, especially when they 

registered with the UNESCO recognized tourism areas, which have solid regulations to 

maintain the buildings as is. 

 

 4.1.1.2. Rehabilitation: 

 

As per Merriam- Webster (35), rehabilitation defined as follows “the restoration of 

something damaged or deteriorated to a prior good condition”. It is good to rehabilitate a 

certain building by reserving the building and their residence, but applying the same 

methodology to deteriorated neighborhoods needs also more intrusions to upgrade the 

neighborhood to provide the required infra-structures and necessary services. 

 

4.1.1.3. Rebuilding: 

 

Rebuilding something such as a building or a city, they build it again after it has 

been damaged or destroyed (36). 

 

It needs deep studies of the neighborhood in order to know what to rebuild, and the 

residents’ participation is very important, in the beginning they should be asked what 

needed to be done and they set the priorities. Then the responsible authorities provided 

support to the community to build itself and they will do it. 

 

It is much harder to do from the grassroots up. As it takes time for the community to get 

ready to take the leadership reins. Certainly, it is easier to tell people how to do it from the 

top down, but that won't last unless it's from the bottom up. 

 

Residents will invest in their neighborhoods and work hard to make them better if they 

have ownership in the community improvement program. The minute the government got 

out of the way and citizens took over, the program was sustained (37). 

 

4.1.1.4. Revitalization: 

 

As per Oxford dictionary Revitalization defined as “the action of imbuing something with 

new life and vitality” (38).  

 

Revitalization is one of the sensitive approaches to interfere with the spontaneous districts, 

as its success depends on the following (39):  

 

The residents’ participation, as they live in iit, so they need to be consulted from the 

beginning, and they are supposed to participate in the execution as well. Provision of the 

required budgets. (Government, Private, or by local Residents). The flexibility to match 

https://www.collinsdictionary.com/dictionary/english/damage
https://www.collinsdictionary.com/dictionary/english/destroy
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the residents’ desires and benefits. The governmental support and power, as the residents 

may refuse it. Case by case solutions for each building and each part of the districts. The 

presented examples confirm that the issues causing the degradation of city centers are 

diverse and depend mostly on social and economic factors, which means that their solutions 

must be individualized, adjusted to the needs of a place. 

 

4.1.1.5. Restructuring: 

 

When an existing town, village, regional municipality, rural community or local service 
district changes its structure to become a larger or new local government, it is known as 
community restructuring. 

 
Restructuring is undertaken for a number of reasons but is generally done to create 
greater capacity and opportunity locally, to better serve the needs of residents, 
businesses and organizations (40). 
 

4.1.1.6. Removal: 

 

Removal approach is the last available approach to Interfere with spontaneous areas and 
usually used if: There is a political decision, sovereign decision by the head of authority, 
the other approaches are not feasible economical, buildings are structurally un-sound.  

 
Taking a removal decision needs a deep study of what is going to be made for relocating 
the original residents, in order not to form another spontaneous area elsewhere. 

 

4.1.2. The contemporary approach. 
 
The contemporary approaches to interfere with spontaneous areas include sustainability, 

smart cities, and place making. defined in the following section in brief and describes some 

of the important aspects to be noted for their success from expert’s experiences or opinions 

as follows: 

 
4.1.2.1. Sustainability development: 

 

Sustainability means meeting our own needs without compromising the ability of future 

generations to meet their own needs. In addition to natural resources, we also need social 

and economic resources. Sustainability is not just environmentalism. We also find concerns 

for social equity and economic development. 

 

Sustainable environmental development maintains ecological integrity in order to the 

natural systems in balance and able to replenish themselves. While sustainability economic 

development maintains human independence and has access to the resources that they 

require, financial and other, to meet their needs. (sources of livelihood). In the meantime, 

sustainable social development ensures human rights and basic necessities are attainable 

by all people, in order to keep their families and communities healthy and secure. and all 

people are protected from discrimination (41). 
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The sustainable approach started on the United States of America by the green building 

Council whom established a certain system to apply the sustainable measures called the 

“LEED” system ((Leadership in Energy and Environmental Design) which spread 

worldwide, and some of the countries established their own systems (I.e. BREEAM in UK, 

GREEN-STAR in Australia, Estidama in UAE, etc.). In Saudi Arabia the Building Codes 

Committee established a green building code to be applied optionally by the owners, 

developers and investors. 

 

The United Nations General Assembly designed a "blueprint to achieve a better and more 

sustainable future for all called The Sustainable Development Goals (SDGs) consists of a 

collection of 17 interlinked global goals and are intended to be achieved by the year 2030. 

(Agenda 2030) (42), The 17 sustainable development goals identified into 169 specific 

goals, which monitored by 242 indicators. The targets and its indicators that are directly 

related to the development of the Spontaneous areas are attached in the appendix (43). 

 
4.1.2.2. Smart cities (44): 

 

A smart city uses information and communication technology (ICT) to improve operational 

efficiency, share information with the public and provide a better quality of government 

service and citizen welfare. By using smart technologies and data analysis. The value lies 

in how this technology is used, and the relationship between the public and private sectors 

as much of the work to create and maintain a data-driven environment falls outside the 

local government. 

 

A city’s smartness is determined using a set of characteristics, including: An infrastructure 

based around technology, environmental initiatives effective and highly functional public 

transportation, confident and progressive city plans, people able to live and work within 

the city, using its resources. 

 
IBM defines a smart city as “one that makes optimal use of all the interconnected 

information available today to better understand and control its operations and optimize 

the use of limited resources.”. This can include anything from vehicles to home appliances 

and on-street sensors. Security systems and fire walls are implemented to protect, monitor 

and control the transmission of data from the smart city network and prevent unauthorized 

access to the IoT network of city’s data platform. 

 

Smart cities to deliver a variety of applications. Such as: Smart parking and digital 

payment, smart traffic flows and optimize traffic lights to reduce congestion, energy 

conservation and environmental efficiencies, , combat climate change and air pollution as 

well as waste management and sanitation via internet-enabled rubbish collection, safety 

measures such as monitoring areas of high crime or using sensors to enable an early 

warning for incidents environmental disasters, , citizens can notify officials of any 

problems, so sensors can monitor infrastructure problems. 

 

https://en.wikipedia.org/wiki/United_Nations_General_Assembly
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Fig. No. 17: the internet of things (IOT). (What is smart city? definition and examples, 

https://www.twi-global.com/technical-knowledge/faqs/what-is-a-smart-

city#SmartCityDefinition)  

 

The concept of smart cities began as far back as the 1960s and 1970s when the US 

Community Analysis Bureau began using databases, aerial photography and cluster 

analysis to collect data, direct resources and issue reports in order to direct services, 

mitigate disasters and reduce poverty. Smart City took control away from technology 

providers and city leaders, instead creating a model that involved the public and enabled 

social inclusion and community engagement. 

 

Aside from all of the benefits offered by smart cities, there are challenges to overcome. 

These include upgrading and issuing the rules and regulation of information’s handling, 

usage and distributions should be clearly indicated to all parties, Government officials 

allowing widespread participation from citizens. private and public sectors need to align 

with residents so that everyone can positively contribute to the community, security system 

of data collection and storage to prevent hacking or misuse, the largest challenge is 

connectivity, with thousands or even millions of IoT devices needing to connect and work 

in unison, and social factors and cultural fabric of residents should be considered and offer 

a sense of place. 

 

Legislation is already being put in place in different nations, such as the IoT Cybersecurity 

Improvement Act in the United States to help determine and establish minimum security 

requirements for connected devices in smart cities. 

 

4.1.2.3. Place making (45): 

 

The terms space and place are often used interchangeably, but they can mean different 

things depending on the context in which they are used. Placemaking shows that the 

creation of places transcends the material dimension and involves aspects such as 

sociability, uses, activities, access, connections, comfort, and image, to create bonds 

between people and a sense of place. 

 

Placemaking means creating places and focuses on transforming public spaces to 

strengthen the connections between people and these places. It is a process centered on 

people and their needs, aspirations, desires, and visions, which relies strongly 

on community participation. 

https://www.twi-global.com/technical-knowledge/faqs/what-is-a-smart-city#SmartCityDefinition
https://www.twi-global.com/technical-knowledge/faqs/what-is-a-smart-city#SmartCityDefinition
https://www.archdaily.com/tag/placemaking
https://www.archdaily.com/tag/public-spaces
https://www.archdaily.com/tag/placemaking
https://www.archdaily.com/tag/community
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+ 5 
 

Fig. No. 18: Place making sample. (What is place making? arch daily, https://www. 

archdaily.com/961333/what-is-placemaking). 

 

In the 1960s, authors such as Jane Jacobs and William H. Whyte introduced ideas that 

became the basis for the development of placemaking as a concept, their vision towards 

the creation of active neighborhoods, welcoming public spaces, and cities that actually 

meet the needs of their inhabitants on different levels. 

 

 
 
Figure No. 19: What makes a great place. (What makes a great place? arch daily, 
https://www.archdaily.com/961333/what-is-placemaking). 
 
The Place Diagram, a tool to help people in judging any place, good or bad. Courtesy of 
PPS The Project for Public Spaces (PPS), an organization that promotes place-making 
initiatives in different countries around the world, started using the term in the 1990s, 
after fifteen years of developing the approach. In addition to fostering community 

https://www.archdaily.com/961333/what-is-placemaking/607eca39f91c81ceb700003a-what-is-placemaking-image
https://www/
https://www.archdaily.com/tag/jane-jacobs
https://www.archdaily.com/tag/project-for-public-spaces
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practices, PPS has contributed to spreading knowledge by launching guidelines about 
developing great public spaces and providing recommendations on how to improve living 
in the cities. 
 

PPS has identified eleven key principles for place making that have contributed to 

strengthening the concept as follows: the community is the expert, create a place, not a 

design, look for partners, they always say “it can’t be done.”, have a vision, you can see a 

lot just by observing, form supports function, triangulate, experiment: lighter, quicker, 

cheaper, money is not the issue, and you are never finished. 

 

Bringing spaces to life involves much more than just promoting better urban design. Place 
making facilitates creative patterns of use to inspire people to collectively reimagine and 
reinvent public spaces, strengthening the connection between people and the places they 
share. 
 
4.1.2.4. Tactical urbanism (46): 

 

Whether you live in a community large or small, you’ve likely seen it for yourself. Cities 

around the world are using flexible and short-term projects to advance long-term goals 

related to street safety, public space, and more. 

        
 
Figure Nos. 20: Shows one of the examples of tactical urbanism at the pedestrian path in 
Jeddah cornice. (https://www.al-madina.com/article/721199). 
 
Figure Nos. 21: Shows the participation of the researcher on one of the examples of 
tactical urbanism at the pedestrian path in Jeddah cornice. (by Author). 
 
Tactical Urbanism is all about action. Also known as DIY Urbanism, Planning-by-Doing, 

Urban Acupuncture, or Urban Prototyping, this approach refers to a city, organizational, 

and/or citizen-led approach to neighborhood building using short-term, low-cost, and 

scalable interventions to catalyze long-term change. 

https://www.archdaily.com/914616/what-makes-a-great-public-place
https://www.archdaily.com/914616/what-makes-a-great-public-place
https://www.pps.org/article/five-essential-elements-of-a-placemaking-campaign?utm_medium=website&utm_source=archdaily.com
https://www.pps.org/article/five-essential-elements-of-a-placemaking-campaign?utm_medium=website&utm_source=archdaily.com
https://www.archdaily.com/tag/placemaking
https://www.archdaily.com/tag/placemaking
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Examples include highly-visible and formalized efforts, such as New York’s Plaza 

Program, or smaller-scale “demonstration projects” (typically lasting 1 to 7 days). Tactical 

Urbanism projects can be led by governments, non-profits, grassroots groups, or frustrated 

residents. Though the degree of formality may vary, Tactical Urbanism projects share a 

common goal of using low-cost materials to experiment with and gather input on potential 

street design changes. 

Over the past decade Tactical Urbanism has become an international movement, bringing 

a profound shift in how communities think about project development and delivery. 

One of the good examples of tactical urbanism is the project made by a collaboration 

team from Faculty of Environmental Design - King Abdul Aziz university, Ouyoun 

Jeddah Charity Association, volunteers (the researcher and his family are one of them) 

and Jeddah Municipality, to upgrade the pedestrian part of the cornice by re-color it, 

which became a major attraction in Jeddah. 

4.2. Approaches and intervention strategies in spontaneous areas in the Saudi context: 
 
4.2.1. Background: 
 
4.2.1.1. Introduction: 
 
Jeddah is the second-largest city in the Kingdom of Saudi Arabia. It is located in the 
western region of the country and on the eastern coastal line of the Red Sea. It extends 
on a coastal strip of 4977 km² on which 930 km² is totally urbanized. Jeddah has witnessed 
a remarkably urban rapid growth through the past few years, as well as population rates 
that reached 3.6 million on 2019 and expected to reach 4.1 million in 2025. 

 
Figure No. 22: Jeddah expansion. (Jeddah Municipality). 
 

1993, Area: 40.739 H. 
Population: 2.460.000 P. 

2007, Area: 54.175 H. 
Population: 3.247.134 P. 

1970, Area: 18.540 H. 
Population: 381.000 P. 

http://www.nyc.gov/html/dot/html/pedestrians/nyc-plaza-program.shtml
http://www.nyc.gov/html/dot/html/pedestrians/nyc-plaza-program.shtml
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Jeddah plays an important role in the country as it is considered the economic and 
touristic capital of the country. Its unique geographical location is in addition to having 
the biggest. 
port in the country signifies Jeddah, as it acts as the gateway for millions of pilgrims to 
both holy cities, Makkah and Madinah every year (47).  
 
Jeddah urban development: From a small town, even a village, just over half a century 
ago, Jeddah became now a great metropolis. The city has witnessed a dramatic increase 
and growth in urban lands. The urban mass has grown considerably from 18,315 hectares 
in 1964 to 54,175 hectares in 2007 to almost 60,000 hectares in 2014 (Aljoufie et al., 2013) 
 
4.2.1.2. Intervention efforts. 
 
The government has set the rules, regulations, systems, and established governmental 
bodies, as will be mentioned later in this research, but none of those was able to stop the 
formation and expansion of Spontaneous areas, until it reaches to about 700 areas 
Kingdom wide, starting from 1427 H – 2007 G the first executive rules and regulations 
announced to deal with the Spontaneous areas. And since then these rules and 
regulations updated and amended by the time, and many projects announced to up-grade 
some of the Spontaneous areas in western region of the country, such as: Makkah 
Construction & Development Company project, Makkah (completed), Jabal Khandamah 
project, Makkah (Canceled), Jabal Al Sharashif project, Makkah (postponed), Jabah Omer 
project, Makkah (ongoing), The Parallel Road project, Makkah (ongoing), Nakkasah 
District project, Makkah (postponed), Al Rowis district project, Jeddah (withdrawn), 
Khozam district project, Jeddah (withdrawn), Al Balad project, Jeddah (re-structured), 
New town center project, Jeddah (re-structured). Some of those projects are going on, 
other canceled, postponed, re-structured or withdrawn. Due to many different reasons. 
 
Lately the government announced a new vision (The Saudi Vision 2030) which will touch 
all aspects of urban areas as well as the quality of lives. This part of the research will look 
after the related aspects of new vision to urban areas, as well as looking at two of the 
announced projects to understand how they succeed or failed. 
 
4.2.2. The Saudi Vision 2030: 
 
4.2.2.1. Introduction: 
 
Saudi Vision 2030 layout targets for diversification and improving competitiveness among 
Saudi cities. It is built around three main themes which set out specific objectives that are 
to be achieved by 2030 (48): 
 

1. A vibrant society – urbanism, culture and entertainment, sports, Umrah, 
UNESCO heritage sites, life expectancy 

https://en.wikipedia.org/wiki/Urbanism
https://en.wikipedia.org/wiki/Umrah
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2. A thriving economy – employment, women in the workforce, international 
competitiveness, Public Investment Fund, foreign direct investment, non-oil 
exports 

3. An ambitious nation – non-oil revenues, government effectiveness, e-
government, household savings and income, non-profits and volunteering. 

 
4.2.2.2. Vision Realization Programs: 
 
To achieve the strategic goals and targets of vision 2030, thirteen programs called Vision 
Realization Programs (VRPs) were established. The VRPs were presented by Council of 
Economic and Development Affairs (CEDA) on 24 April 2017, include (48): 

 
1. Quality of Life Program: 
2.  Financial Sector Development Program 
3.  Housing Program 
4.  Fiscal Balance Program 
5.  National Transformation Program 
6.  Public Investment Fund Program 
7.  Privatization Program 
8.  National Companies Promotion Program 
9.  National Industrial Development and Logistics Program 
10. Strategic Partnerships Program 
11. Hajj and Umrah Program 
12. Human Capital Development Program 
13. Saudi Character Enrichment Program 

 
The most related goals to the development of the urban areas are the Quality of life and 
housing programs, as described below. 
 
4.2.2.3. Quality of life: 
 
Quality of life is a broad and complex concept that is defined in many ways. In brief, 
quality of life measures satisfaction in the “most valued” aspects of a citizen’s life. 
However, this definition can be highly subjective. In order to determine a definition of 
quality of life relevant for the Kingdom of Saudi Arabia, the Program conducted thorough 
research to identify the most common definitions of quality of life. This preliminary 
research identified several global indices defining and measuring quality of life from 
different angles. Each of those indices was examined in detail to identify the common 
components. 
 
As a reference, six of the most comprehensive and internationally recognized global 
indices were used, based on the analysis of the six indices, two main concepts can be 
directly linked to the concept of quality of life, the analysis also revealed 10 sub-

https://en.wikipedia.org/wiki/E-government
https://en.wikipedia.org/wiki/E-government
https://en.wikipedia.org/wiki/Council_of_Economic_and_Development_Affairs_(Saudi_Arabia)
https://en.wikipedia.org/wiki/Council_of_Economic_and_Development_Affairs_(Saudi_Arabia)
https://en.wikipedia.org/wiki/Quality_of_Life_Program_2020
https://en.wikipedia.org/wiki/National_Transformation_Program_2020_(Saudi_Arabia)
https://en.wikipedia.org/wiki/Public_Investment_Fund_of_Saudi_Arabia
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components divided equally between the broader concepts of lifestyle and livability, 
referred to as “categories.” 
, as follows: 
 

a. Livability: The basic living standards for leading a satisfactory life. Under the 
concept of livability, five categories that cover all key aspects of life required to 
achieve a satisfactory level of living were specified as follows: Infrastructure and 
Transport: Infrastructure and transport are key to increasing social equity as 
they provide access to jobs, housing, services, and recreation, and open up and 
connect all regions including isolated ones. Housing, Urban Design and 
Environment: Great communities provide housing opportunities for people of 
all ages, incomes, and abilities, allowing everyone to live in a quality 
neighborhood regardless of their circumstances. Additionally, good urban 
design and environmental context allows citizens to have higher access to 
services and job opportunities and fosters healthy habits (such as walking). 
Healthcare: Health is an essential part of the quality of life of citizens. Health 
conditions are mainly measured using health outcome indicators such as life 
expectancy, the availability of hospital beds, the prevalence of diabetes and 
obesity, and household expenditure on healthcare. Economic and Education 
Opportunities: Material living standards are measured based on key sub-
dimensions such as employment, education and overall access to economic 
opportunities. Security and Socio-environment: Security, along with socio-
environment, are crucial aspects of citizens’ lives that enable them to interact 
unhindered in society. Security is mainly measured through low crime rates, 
reliable law enforcement, and equity. 

 
b. Lifestyle: The options provided for people to live pleasant and comfortable lives. 

Additionally, under the concept of lifestyle, five categories that focus on the 
most relevant options and offering available for citizens to spend their free time 
were specified as follows: Entertainment: Entertainment activities either at 
home or out of home. Heritage, culture and arts: Vibrant and diverse arts and 
cultural activities are an important contribution to the liveliness and vitality of 
society. Sports: The participation of citizens and residents in diverse sports 
activities has a direct impact on health and wellness. Recreation: Range of 
recreational activities from food and beverage services to shopping options. 
Social engagement: A livable community fosters interaction among residents. 
Social engagement and community participation create opportunities for 
individuals to connect and feel welcomed, help lessen social isolation, and 
strengthen the community bonds. 

 
4.2.2.4. The Housing Program (49): 
 
The Housing Program aims to offer solutions to enable Saudi households to own or 
benefit from housing according to their needs and finances. This will improve living 
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conditions for current and future generations, increase the supply of affordable housing 
units in record time, and enhance access to subsidized and appropriate funding. Integral 
to the Housing Programs are specialist programs targeting the most deprived sectors of 
society, and the further development of the legislative and regulatory environment. 
These measures are designed to increase the housing sector’s attractiveness to the 
private sector, develop local content, create more business opportunities and strengthen 
the economic foundations of the Kingdom. That program can be forwarded to 
spontaneous areas and accelerate the re-developments of them. 
 
The Program scope: concentrated on the following three objectives: Increasing supply, 
enabling demand, and regulating the sector. Detailed as follows: 
 
Increase supply of suitable homes pathways including: regulate population density and 
redevelop city centers to reduce the land required, provide suitable plots and exchange 
land with government for establishment of new housing projects, construct housing units 
in record time by incentivizing the real estate development sector to employ advanced 
building and construction technologies and develop the sector’s capabilities, Public 
Private Partnership (PPP) programs. 

 
Enable beneficiaries to acquire appropriate housing through including: Serve segments 
that need cooperative initiatives for free housing as usufruct right, activate institutional 
housing programs to cover the needs of beneficiaries working in the public sector, provide 
financing for the various segments through transforming the Real Estate Development 
Fund into a financial organization and establish the Saudi Real Estate Refinance Company 
(SRC). 
 
Regulating the Housing Sector through several pathways including, for example: Regulate 
the real estate development environment through the enablement and regulation of off-
plan sale, regulating the relationship between the owners and residents of the housing 
units under joint ownership, reduce the time to acquire real estate development permits 
through the activation of Developers Services Centre (Etmam). 

 
The Program does not directly construct or fund housing units and complexes. These are 
generally private sector activities. One of the program direct objectives is to enable Saudi 
households to own suitable homes, and the related indirect objectives are as follows: 
Reinforce national values and the sense of belonging, improve the urban landscape, 
support householders as they plan for their children’s future, enable citizens through the 
social care system, improve the efficiency and effectiveness of the social welfare system, 
develop the digital economy, increase the percentage of Saudization in non-oil sectors, 
support and enable financial planning. 
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Figure No. 23: Indicating the five axes of the housing realizing program. (2) (The Housing 
Program Delivery plan). 
  
The Program aims to improve the housing sector through five axes as indicated in figure 
No. 23 above. 
 
The benchmarking exercise study was followed by an analysis of Saudi Arabia, 
demonstrated: 
 

• The current rate of home ownership (concrete) is estimated at %50, home 
ownership (non-concrete) at %13, and rental %37. 

• The strong preference for home ownership is clear from previous surveys. It was 
further boosted by the Real Estate Development Fund’s SAR250 billion 
investments to build approximately 480,000 new homes. 

• A key aim of Vision 2030 is to create suitable job opportunities for Saudi Arabia’s 
young and dynamic population. The labor force of tomorrow will need to be 
mobile and flexible – which has significant implications for the housing sector. 

• Achieve %60 ownership by 2020, reducing pressure on housing stock. 
• Provide rental, subsidy and usufruct solutions to less affluent households. 
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5. 1. Experts’ interviews: 
 

5. 1. 1. Introduction: 
 

This part of the research describes the meetings (interviews) conducted with three of the 
high-caliber experts of Spontaneous areas’ development in the region; Dr. Abdul Qadir Al 
Amir1, Architect Usamah Shehatah2,and Planner Mohammed Burhan Saifuddin3. The 
purpose of these interviews was to investigate the spontaneous areas from different 
dimensions, causes of formation, potential successful development, problems, their 
impact on the adjacent areas, etc. Also, their opinions obtained on how to deal with the 
Spontaneous areas, how to deal with the property ownerships in these areas, the Rules 
and Regulations affecting spontaneous areas, what are the governmental efforts to deal 
with the spontaneous areas, what are the successful projects, and reasons behind the 
failure of other projects, etc. 
By the end of this section, the research will conclude the findings out of those interviews. 
Detailed replies of the three experts are attached in appendix (A). 
 

5. 1. 2. Interviews descriptions: 
 

Specific questions related to the research prepared by those experts are as follows: 
 
In the beginning, we asked them for their names, professions, current positions, and their 
experiences in the field of spontaneous areas. The rest of the questions covered the 
following issues: 
 

5.1.2.1. Factors contributing to the formation of spontaneous areas: 
 

According to the experts, there are multi factors behind the formation of spontaneous 
areas, categorized on organizational, planning, administration, religious, social, and most 
critical economic reasons, detailed as follows. 
 

A. Organizational factors: 
 

                                                           
1 Dr. Abdul Qadir Al-Amir: Dean of Engineering College, University of Business & technology, 
Jeddah, Saudi Arabia. He has excellent experience dealing with spontaneous areas during his work 
with Jeddah Municipality and the Ministry of Municipal and Rural Affairs. (Interviewed in Aug. 
2021). 
 
2 Architect Usamah Shehatah: CEO & Board Member – Resan Development Company. He has 
considerable experience dealing with spontaneous areas during his work with Madinah 
Municipality and Jeddah Development Company. (Interviewed in Aug. 2021). 
 
3 Planner Mohamed Burhan Saifulldean: Founder, partner & CEO; Omranion consulting office. He 
has excellent experiences dealing with spontaneous areas while working with Higher Commission 
to Develop Makkah and Al Mashaer Al Muqadassah, designed and participated in making some 
of the rules and regulations related to spontaneous areas. (Interviewed in August. 2021). 
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Cities expanded, and their population increased due to internal and external migrations 
and the increase in birth rates, 1988's the main urban areas in Saudi Arabia (Riyadh, 
Jeddah, Makkah, Madinah, and Eastern province area) expanded rapidly. Their 
populations rose by 11% annually. As a result, about 90% of Saudi Arabian residents live 
in these areas, and the rest, 10 %, are distributed all over the kingdom. So according to 
experts’ opinions, there were: Lack of strategies to deal with the internal-external 
migrations and lack of strategies to deal with the population increase. 
 
B. Planning reasons. 
 
According to the experts, they think that the responsible authorities were concentrating 
on fulfilling the gaps that appeared in the boom era (1980's); although there are Master 
plans for most of the important cities, the experts think that there are: 
Lack of planning strategies for most developed areas, especially the small cities and 
towns, and if there is any Master plan, it only covers land uses strategies, which led 
citizens in those areas to move to big cities. Furthermore, build their spontaneous 
districts. 
Limited developed urban areas (governmental & private) led to a lack of housing projects 
and residential plots, which finally reflected on more than seven hundred spontaneous 
areas kingdom wide. 
 
C. Administration reasons: 
 
Experts attributed most of the factors behind the formation of spontaneous areas to 
administrational reasons, such as: Lack of strategies for limited-income families to provide 
affordable houses which has led to the encroachment of vacant lands, limited resources, 
and inadequate land monitoring systems.  Another mentioned reason was that they were 
allowing the land revivals (legally or illegally) against King Faisal Royal Decree in 1967, to 
stop land revivals and the acceptance of them by the court. Also, one important reason 
was the rejection of the aerial photographs by the court, submitted by the municipalities 
indicating that the lands revivals were new and against King Faisal Royal Decree in 1967 
to stop land revivals. Although the government established a special committee to ease 
and empower the removal of land aggressions called the "Infringement Removal 
Committee," this committee lacks efficient Strategies; their works were un save as they 
need to monitor lands outside the urbanized parts, and laxity in removing infringement 
of lands. Another crucial factor was the electrical services connections to illegal property 
by the government. This act made it easier for the land aggressors and law violators to 
obtain land illegally. 
 
Expansions of spontaneous areas are, according to the experts’ opinion, is far faster than 
governmental plans, actions, and reactions. One contributing factor is that there have 
been so many people living in Saudi Arabia for a long time (more than 30 years); some of 
them were born in Saudi Arabia, have no link to their original countries, and want to 
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continue staying in Saudi Arabia. So, the experts think that there has been a lack of 
regulations for non- Saudis lives in Saudi Arabia for a long time. 
 
D. Religious sentimental reasons: 
 
Due to the existence of the two holy mosques in Saudi Arabia and their importance to all 
Muslims, every Muslim wishes to transfer to the two holy cities since it is safe and secure. 
Therefore, one of the factors for the formation of spontaneous areas as per the expert's 
opinions is generated by external and internal migrations to the two holy cities. 
 
E. Social factors. 
 
Social reasons, as per experts, can be identified on Group Habits (when a family migrates 
and succeeds in other areas, the rest of the family or tribe migrates), especially if there is 
no opportunity at their original location. 
 
F. Economic factors: 
 
The main economic factors specified by the experts are: 
Internal Migrations from small towns and cities due to lack of all types of opportunities 
(commercial, educational, health, jobs, etc.). As well as, Land revival became a trade and 
ran beyond the needs, run by professionals. Furthermore, it expands from small 
properties to large ones. And High prices of the urban developed areas led to land 
aggressions. 
 
5.1.2.2. Problems with spontaneous areas: 
 
Experts asked for their opinions on the problems related to spontaneous areas, and their 
replies are as follows:  
 
Lack and dilapidated infrastructure, sewage, water, rain drainage system, asphalt, and 
walkways, lack or poor public services, Schools, Gardens, Medical services, etc., poor 
Social Environment, absence of Safety and security, lack of proper educational facilities 
and lack of education among residents, lack of Economic opportunities, Planning Aspects: 
Narrow and impermeable streets, weak street networks, traffic conjunctions, small 
properties, environmental problems (pollution, garbage collection, etc.), social and 
ethical problems, attacking other's lands, Influencing urban image, urban enclaves, a 
haven for extremists, hotbeds for irregular practices, home for illegals. (The Ghetto 
effect)4. 
 
5.1.2.3. Reflection on the problems with the built environment: 

                                                           
4 The GETTO:  A section of a city in which a large population of a minority is confined to a small space, 

usually due to economic status. Many residents of these areas are less financially stable than other areas. 
(1). 
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Problems are reflected in the built environment in many ways, as per the experts’ 
opinions as follows: 
 

● The lack of basic infrastructure, sewage system and network, absence of adequate 
potable water, non–asphalted streets distributing dust, absence of proper 
walkways affect the safety, security, and the health of the pedestrians and 
residents. 

● The lack of primary services, such as schools, and the poor standards in case of 
their existence, affect the overall educational level. Moreover, the absence of 
gardens, playgrounds and open spaces, subsequently, affects the residents’ 
overall quality of life (QoL). 

● The poor social environment: some of those areas occupied by non-Saudi's or 
illegal residents which decreases the pattern of resident’s life and weakens all 
types of social bonds. 

● The non-existence and difficulty of systematic garbage collection: the absence of 
good health facilities will ease the spread of diseases (Corona, scabies), etc. 

● The absence of safety and security measures and monitoring turns these areas 
into dangerous areas and quickly become centers of systematic crimes and 
delinquency.  

● The lack of economic opportunities and jobs leads to poverty, and, accordingly, 
follow illegal measures to seek income such as drug dealing and trafficking. 

● The substandard planning: narrow streets, small size and condensed housing do 
affect the economic outcome. For example, the FAR for Al Ruwais now is about 
2.8 (1.3 – 3.2), while in the new proposal, the design reached 5.8 and can reach 12 
and 20 using the same built-up areas. 

● The acute visual pollution. 
 

5.1.2.4. Roles and regulations influencing the spontaneous areas: 
 
According to the experts, the following roles and regulations contribute to the condition 
and formation of the Spontaneous areas in Saudi Arabia: 

● Expropriation system for public benefits and temporary seizure of real estate 
11.3.1424 H. 

● Royal Decree No. 54 regarding the approval of the executive regulations of the 
expropriation system for public benefits. 11.2.1427 H. 

● Spontaneous areas development regulations. (Royal Decree No. 5519/B dated 
1429 H.) and its procedures: 
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● The executive mechanism to deal with infringing possessions on lands belonging 
to informal areas. 

● The approved executive mechanism for developing informal areas that have self-
potentials. 

● The citizen's compensations mechanism for the real estate owners within the 
approved development projects, approved by the second executive committee 
meeting on 21.1.1430 H. 

● Suburban development mechanism, approved by second executive committee 
meeting on 21.1.1430 H. 

● Building regulations and controls document, Jumada Awal 1430, Jeddah 
Municipality. 

● Royal Decrees regulating the delivery of electrical services to illegal properties. 

● Land revival system. 

● Other regulations. 
 
The illegal land tenure ship, the illegal building codes, the poor administration and 
monitoring violations and aggression, and the long- exhausting administrative 
processes form a substantial problem in seeking lawful in buildings and construction. 
Therefore, residents tend not to invest in their buildings as the sense of losing their 
assets is permanent.  

 
 
5.1.2.5. The impact of the Sharia land revival law on the formation of spontaneous areas: 
 
As per Sharia, everyone equally can revival any land to satisfy his needs. However, linen 
law enforcement and failure in lands monitoring system contributed to the state of 
greediness that led violators capable of seizing lands more than they need and trade the 
land as a measure of accumulating fortunes. The experts believe that there is no problem 
with the law itself, but how the law accommodates androgenizes the community’s needs.  
Through this length comes the importance of the coordination between the different 
stakeholder’s rules, regulations, and systems to organize the process of landownership to 
satisfy the community's needs within an organized and systematized framework. 
 
5.1.2.6. Governmental efforts to manage and control the spontaneous areas: 
 
Experts identified that the responsible authorities had made many governmental efforts 
at all different levels such as: 

● The government started to pay attention to the spontaneous areas at earlier 
stages. However, this was not serious enough until 1420 H. 2002 G. where the 
crime levels substantially increased. 



82 
 

● The first project was executed in 1990 under the name "Selected Areas 
Development, by Makkah Municipality. 

● Makkah Construction & Development Co. Project was implemented in 1990 and 
organized the relations between Development Cooperation & other property 
owners. 

● Jabal Omar project & its regulations. 

● Rules & Regulations of Spontaneous Areas Development, which organized the 
relations between all stakeholders, specified the role of each of them and led to 
establishing other development projects such as. 

● Makkah Construction & Development Co. Project, Makkah. 

● Parallel Road Project, Makkah. 

● Jabal Al Sharashif Project, Makkah. 

● Al Nakkasah Project, Makkah. 

● Al- Rowais Project. 

● Khuzam Palace Project.  

● Al-Balad District Project 

● Urban & social studies for 60 Spontaneous areas by Zuhair Faiz & Partner 
Consulting office in 2006. 

● Establishing Jeddah Development Co., and Al Balad Al Ameen Company to deal 
with the Spontaneous areas in Jeddah and Makkah cities. 

● Establishing The Higher Commission to Develop Makkah Al Mukkaramah and Al 
Masher Al Muqadasah under the supervision of Makkah region Governor. 

● Establishing The Royal Commission of Makkah Development under the direct 
supervision of the crown Prince. 

 
5.1.2.7. Methods and approaches of intervention: 
 
Experts believe that there is no particular method to deal with Spontaneous areas as it is 
related to many factors such as: 

● Spatial and urban characteristics location, area, building conditions, land uses, 
building ages, etc.). 

● Demographic characteristics (population, citizen's ratio, owner's ratio, nationality 
types, concentration of communities, population density). 

● Environmental characteristics (safety and security, economic environments, 
educational environments, health environment). 

So, the required method will be determined upon the study of its characteristics 
according to its priorities compared to available possibilities, which requires a specific 
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development strategy and provides a business model to get the advantages of the 
essential characteristics effectively. 
As per the spontaneous area’s development regulations, there are four ways to deal with 
them from the economic point of view: 

● Area with a good regeneration environment. 

● Areas need partial intervention (Ghulail & Petromin). 

● Areas need total rebuild as they have no importance or regeneration 
opportunities. 

● Areas need governmental interventions. 
 
5.1.2.8. Dealing with existing properties within spontaneous areas: 
 
Each spontaneous area has its characteristics, and dealing with the properties of them as 
per experts will be as follows: 

● Each area should have a unique way to deal with it according to its characteristics 
and findings. 

● The rules & regulations of Spontaneous areas classified dealing methods into four 
divisions as specified above: 

● Mr. Saifuddin disagrees with the total demolition as it only relocates the problem 
to a new area. 

● Experiences from other countries need to be obtained.  

● The religious committee headed by Shiekh Saleh bin Humaid believes that 
properties should be authenticated to their developers and compensate them. 

● The decision made for King Abdulaziz waqf for the Holly Mosque properties is to 
compensate the aggressors for the constructions only. 

● The government should solve the legalities of the foreigners stationed in different 
cities in Saudi Arabia, as the previous orders were specialized for Burma's people 
only, as they gave them unconditional I.D., But the legality problems appear again 
as approx. 80% of them cannot renew their Iqama (foreigners I.D.) due to the high 
fees to renew it. 

● Dr. Al Amir suggests that Property owning should be tackled as follows. 
 

o 200-300 sq. ms. - own it free. 
o 300-600 sq. ms. Pay 50% of the market price. 
o More than 600 sq. ms- pay the market price. 
o If he is expelled from the area, he will be compensated for his structures.  
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5.1.2.9. Halting the formation and the expansion of the spontaneous areas: 
 
Although those spontaneous areas standstill in the last decade, it needs to be stopped 
and freeze its expansions, so the experts classified the factors influencing stopping and 
expansion of spontaneous areas as follows. 
 
1. Administration and legal factors. 

 

● The government needs to issue Master Strategies, as there are more than 700 
Spontaneous areas kingdom-wide, 60 areas in Jeddah (65 m. sq.ms.), and 75 areas 
in Makkah (120 m. sq.ms.). 

● Suspending the issuance of absolute tenure of revival properties and replacing it 
with the usufruct system restricted by the continuity of neighborhoods. 

● Activating systems to criminalize land aggressors. 

● Stopping electrical supply to the infringing properties. 
 

2. Monitoring factors: 
 

● Upgrading land monitoring system. 

● Replacing the land monitoring system with the technical system submitted by the 
studying committee of land aggressing established by order of Region Prince on 
1435/1436 H. 

● Implement the system of issuing instant title deeds for the government's 
properties on encroached lands. 
 

3. Urban development projects: 
 

● Supplying the growing demand for affordable housing units by quality projects. 

● Redevelop Spontaneous areas inside the cities to accommodate medium and 
high-density housing complexes thru qualitative development plans, and limit the 
horizontal expansion of cities, unless they are integrated living suburbs that limit 
high travels from and to city centers. 

 
 
5.1.2.10. Factors behind the failure of some redevelopment projects: 
 
Some redevelopment projects failed (i.e., Al – Rowais, Khuzam Palace, Al Sharashif 
Mountain). According to the experts, the reasons for the failure of these projects go back 
to the following reasons: 

● In general, the legislation of those projects is suitable, but: 
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● No one marketed it to the community before it started. 

● It has no executive plans. 

● It has administrational and execution difficulties. 

● The most critical issue is that there is no participation of the property owners 
within the project’s teams, which can make an additional value. 

● The compensation values of properties are not incentivized. 

● Al-Rowais: 
o Old regulations have only one option to sell his property to the developing 

company by the market price. 
o Some of the areas are not Spontaneous. 

● Khuzam Palace:  
o The project is not financially viable.  

● Al Sharashif Mountain: 
o The project is enormous and needs a big budget. 
o The project should be divided into several phases. 

 
5.1.2.11. Successful projects examples: 
 
Experts asked to list some of the successful redevelopment projects of spontaneous areas 
locally and internationally, and their replies are as follows: 

● Locally: 
 

o The Northern Cliff district development project in Madinah is considered 
one of the successful projects that let the community and property owners 
participate under the direct support of the authority. 

o Makkah Construction & Development Co. Project (done). 
o Jabal Omer Project (undergoing). 
o Parallel Road Project (undergoing). 

 

● Internationally: There are many projects in Singapore, India, Turkey, South Africa, 
etc. 
 

o India: compensate the aggressors with 1+½ what he owns (for a minimum 
of 60 sq.ms.) and the right to benefit from the commercial area. 
Furthermore, the right to increase the built-up area. 

o Turkey: They redeveloped Sultan Ahmed district & Ataturk Airport district, 
compensating each owner with 4 ½ what he owns. 

o Morocco: compensate the aggressors with 1+½ what he owns. 
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5. 1. 3. Summary of the results: 
 
The interviewed experts indicated that there are more than 17 factors behind the 
formation of spontaneous areas, categorized as organizational, planning, administration, 
religious, social, and economical reasons. The conditions of the spontaneous areas are 
poor, the is a lack of basic infrastructures, primary services, absence of safety and security 
measures, a lack of proper education and educational facilities, lack of commercial 
opportunities, weak streets networks, environmental problems, social and moral 
problems, and the normal GETTO effects. Those conditions reflected on residents' poor 
quality of life, and declined administration, monitoring, health, security, safety, 
environmental, and social aspects. 
 
Although the government issues many rules and regulations, those rules and regulations 
still need some amendments and upgrades to be more efficient, especially the ones 
related to the monitoring systems of vacant lands, and some of them are with the opinion 
of criminalizing land aggressors. 
 
They indicated the different efforts made by the government, starting by issuing the roles 
and regulations, establishing different governmental bodies to look after the spontaneous 
areas, but still more to do to overcome the formation and expansion of spontaneous 
areas and upgrade them. 
 
Experts agreed that there is no method to deal with spontaneous areas, as it related to 
many factors, area characteristics according to its priorities compared to available 
possibilities need to be studied, specific development strategy to each area, and 
implement a business model to get the advantages of the most valuable characteristics 
effectively. 
In order to stop the formation of Spontaneous areas and their expansions, the experts 
divided the solutions into three factors: administration and legal factors, monitoring 
factors, and urban development projects. 
 
Finally, they described the factors behind the failure of some developing projects of 
Spontaneous areas and indicated some of the successful ones and their success 
contributing factors. 
 
5. 2. Experts’ questionnaire: 
 
5. 2. 1. Introduction. 
 
This section of the research describes the questionnaire distributed among the experts in 
urban development (i.e., Engineers, architects, planners, real-stars, urban developers, 
urban planners, etc.) to obtain their opinions regarding specific issues of spontaneous 
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areas. Sixty-two experts participated in the questionnaire, which was divided into eight 
sections as follows: 
 

1. The title; Includes a brief description of the questionnaire and its purpose. 
2. General Information's including names of participants (Optional), age, gender, and 

specialty. 
3. Living information includes city of the living, districts, type of districts, and if they 

lived in spontaneous areas. 
4. Factors behind the formation of spontaneous areas; as a multi-choice question 

with seven choices (as will be described later), participants were also asked to add 
any additional reasons; finally, we asked the participants to prioritize their choices 
to know the importance of each reason. 

5. Dealing with the spontaneous areas; This division contains the following three 
questions. 
 

● Q. 1. Three ways that can stop and eliminate the formation of spontaneous 
areas (details and replies listed below) given to the participant in order to 
choose the optimum one/s out of them (participants can choose more than 
one answer), are as follows. 

 
o Upgrading the organizing systems, including the roles and regulations. 
o Governmental support for the low-income families, and. 
o Provide urban lands by the government or private sectors, 

 

● Q. 2. Participants asked to advise us if they had additional ways that could be 
applied to stop and eliminate the formation of spontaneous areas. 

● Q. 3. Participants were asked to prioritize their choices, starting with the most 
related one to know the importance of each of them. 

 
6. Planning solutions: In this division, participants were asked to advise of the best 

planning solutions for the spontaneous areas and explain their reasons. 
 

7. Dealing with ownership: as we mentioned before that property ownerships are 
divided into three categories as follows. 

 

●  Properties owned before King Faisal ibn Abdul Aziz issued a Royal Decree on 
1967 G. (1387 H.). to stop land revivals. 

● The second categories are the properties owned after King Faisal ibn Abdul 
Aziz issued the Royal Decree, and. 

● Properties with no documentation. 
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So, participants were asked to express their opinions on how they could deal with 
those three situations. Participants were also asked to share their other opinions. 
 

8. Dealing with the undeveloped lands (White lands): In this division, participants 
were asked to advise how to deal with the undeveloped lands and how they can 
be preserved from the land aggressors; through 5 options, participants were also 
asked to share their additional comments.  

 
By the end of this section, the research concluded the findings out of that questionnaire. 
Detailed replies of the experts are attached in appendix (B). 
 
5. 2. 2. Experts questionnaire description: 
 
This questionnaire consists of 8 divisions, 62 experts replied, details as follows: 
 
1. The title: Includes a brief description of the questionnaire and its purpose. 

 
2. General Information's include. 

 

● Name (Optional). 
 

● Age; Include 3 categories. 
 
o Starting with 25th years old (University graduation age, as we targeted the 

specialists) until 35 years old (completing 10 years of experience), comprising 
61.3% of the participants. 

o In the second category, from 36 years old to 60 (representing the retirement 
age), 25.8 % of the participants fall under that age. 

o 11.3 % of the participants fall into the last category, the retired professionals 
older than 60 years. 

  
Figure No. 24: Shows the age of the experts participated in the questionnaire. 

 

Age 

62 replies 

25 - 35 
36 – 60 
More than 60 
40 – 60 (program mistake) 
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● Gender; Male & Female; 62 replies received 98.4 % are males & 1.6 % females. 

Figure No. 25: Shows the gender of the experts who participated in the questionnaire. 
 

● Educational level; Bachelor, Master, Ph.D. & other. 
Figure No. 26: Shows the educational level of the experts who participated in the 

questionnaire. 
 

● Specialty; Academic specialist in urban development, Consultants of urban 
developments, Developers and executers of urban development, specialist 
authorities in urban development. 

 

Figure No. 27: Shows the specialty of the experts who participated in the questionnaire. 
 

● Living information; ininc). ding.I. City Name; (62 replies). 
o 32 participants live in). ddah (51.6 %). 
o 8 participants live in Riyadh (12.9%). 
o 7 participants live in Makkah (11.29%). 
o 5 participants live in Najran (8.1 %). 

Sex 

62 replies 

Male 
Female 

Educational 
level 
62 replies 

Bachelor 
Master 
PH.D. 
Participant Teacher 

Specialty / 62 
replies 

         0                   5                  10                 15                  20                  
25 

23 (37.1 %) 

11 (17.7 %) 

10 (16.1) 

15 (24.2 %) 

19 (30.6 
%) 

Academic Specialists 

Consultants Specialists 

Developer and Urban development 

executers 

Urban Authorities specialists 

Others 
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o 3 participants live in Madinah (4.8 %). 
o 2 participants live in Taif (3.2%). 
o 2 participants live in Yanbu (3.2 %). 
o 1 participant lives in Dammam (1.6%). 
o 1 participant live in Abha (1.6 %). 
o 1 participant live in Al Muhareq, Bahrain (1.6 %). 

 

● ii. District Name (62 replies).  
o Jeddah; Al Nahdhah (5), Al Muhamadiah (2), Al Salamah (4), Al Khaldiah (1), 

Al Murjan (1), Al Naeem (3), Obhor (4), Al Rawdah (1), Al Sharafiah (3), Al 
Basateen (1), Al Aziziah (2), Prince Fawaz (1), Al Marwah (2), Al Worod (1), 
and Al Shati (1). 

o Riyadh; Al Dareiah (2), Al Qadesiah (1), Al Rayan (1), Al Wahah (1), Al Nakheel 
(1), and Shubra (2). 

o Makkah; Al Awali (1), Al Maabdah (1), Al Malawi (2), Al Zahir (1), Al Rusaifah 
(1), and Al Hamrah (1). 

o Najran; Al Jurbah (2), Al Qabel (1), Najran (1), and Al Oraisah (1). 
o Medinah; Bani Bayadhah (1), Jasham (1), and Al Jameiah (1). 
o Taif; Al Qutbiah (1), and Al Hawayah (1). 
o Yanbu; Al Oyun (1), and Khalid (1). 
o Dammam: Ghurnatah (1). 
o Abha; Abha (1). 
o Al Muharaq; Arad (1). 

 

● iii. Type of district; is the district you live in planned or spontaneous (60 replies); 
Planned (49 Replies 81.67 %), Spontaneous (11 replies 18.73 %). 
 

● iv. Did you live in a spontaneous area (62 replies); yes (28 replies 45.16 %), No (34 
replies 54.84 %). 
 

 
4. Factors behind the formation of spontaneous areas: 
 
This division contains one question only asking participants their opinion for the factors 
behind the formation of spontaneous areas (participants can choose more than one 
answer). Also, we asked them to priorities their choices starting with the most related 
reason; options are. 

● Uncertainty of the properties owning systems, monitoring it, and its regulations 
(43 choices 69.4 %). 

● High values of properties in urban areas (31 choices 50.0 %). 

● Shortages of affordable land and properties for limited income people compared 
with demands to accommodate the population rise (37 choices 59.7 %). 
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● The absence of master plans in the rural areas resulted in shortages of attention 
and financial and medical opportunities (46 choices 74.2 %). 

● The absence of master plans at big cities determines developing areas and 
directions of expansions (44 choices 71.0 %). 

● Lengthy procedures and time-consuming building licensing (20 choices 32.3 %). 

● Corruptions in all parties relating to urban development (31 choices 50.0 %). 
 
Participants were also asked to clarify if they have other reasons, forty replies received 
contains many reasons, which classified into the following categories. 
 

a.a. Factors related to the acts and efforts of the Ministry of Municipal Rural Affairs 
fairs (12 opinions); such as: 

● Lack of Master plans for the main cities and rural areas. 

● Lack and shortages of affordable lands match the quick expansions of the main 
cities. 

● Lengthy procedures to approve development plans and building licensing. 

● Absence of spontaneous areas regulations. 

● Un-clarity of building regulations. 

● Personalizing decisions of authorities, and. 

● Approving the supply of services to spontaneous areas without resolving its 
conditions. 

 
bb. Factors related to the monitoring systems (9 opinions); such as. 

● Lack of roles, regulations, and plans related to the development of spontaneous 
areas. 

● Inadequate systems to prevent land assaulting and monitoring. 
 

cc. Factors related to financial aspects and spontaneous areas dwellers characteristics 
(8 opinions); such as. 

● Poverty. 

● High land prices. 

● Low level of education. 

● Absence of affordable houses, and. 

● Lack of strict regulations to deter aggressors on land. 
 

dd. Factors related to types of dwellers of spontaneous areas (5 opinions); such as. 
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● In most of the Spontaneous areas, residents are violators of the residence 
regulations, and. 

● Lack of regulations to solve their situations and issues. 
ee. Factors related to time (4 opinions). 

● Participants agreed that most Spontaneous areas formed before planning started 
in Saudi Arabia. 

ff. The rest of the opinions are unclear or towards suggestions. 
 

In order to determine the importance of each reason, Participants were asked to prioritize 
their choices, then those priorities giving values to each grade in descending order, so the 
top priority took 8 points, then the second priority took 7 points, and so on, resons has 
no choices given one point in order to match the participants Nos. As indicated in Table 
No. 1 below. 
 

Priorities 
Ranking 

1st 2nd 3rd 4th 5th 6th 7th None 

         

Value Points 8 7 6 5 4 3 2 1 

 
Table No. 1: Shows the points of each rank for the question of the factors behind the 
formation of Spontaneous areas within the questionnaire made for the specialists. 
 
For example, reason No. 1 got the top priority 10 times so it will gain 70 points (7 points 
X 10 times = 70 points), got the second priority 7 times so it will gain another 49 points (7 
points X 7 times = 49 points), then all points added together in order to know the 
importance of each reason from the participant's point of views. 
 
Table No. 2 shows the ranking of each reason from the participant's point of view and the 
final result shown in table no. 3 below. 
 

Reason 
Nos. 

Priorities Ranking 

1st 2nd 3rd 4th 5th 6th 7th None Total 

1 10 7 8 9 2 6 0 17 59 

2 12 9 9 3 2 1 0 23 59 

3 8 5 13 5 5 1 0 22 59 

4 5 14 5 9 8 2 0 16 59 

5 7 10 7 5 8 4 1 17 59 

6 5 5 4 2 2 4 3 34 59 

7 12 5 1 1 1 1 6 32 59 

 
Table No. 2: Shows the ranking for the question of the factors behind the formation of 
spontaneous areas within the questionnaire made for the specialists. 
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 Priorities Ranking 

1st 2nd 3rd 4th 5th 6th 7th 

Reason Nos. 1 4 2 5 3 7 6 

Total Pints 265 259 256 256 238 193 169 

 
Table No. 3: Shows the priorities of the factors behind the formation of spontaneous areas 
within the questionnaire made for the specialists. 
 
4. Dealing with the spontaneous areas (62 replies): 

 
This division contains the following three questions. 

● Q. 1. There are three ways to stop and eliminate spontaneous areas (details and 
replies listed below) given to the participant to choose the optimum one/s out of 
them (participants can choose more than one answer). Options are. 

 
o Upgrading the organizing systems, including roles and regulations, (53 choices 

85.5 %). 
o Governmental support to the low-income families (44 choices 71.0%). 
o Provide urban lands by the government or private sectors (3 choices 4.8 %). 

 

● Q. 2. Participants asked to advise us if they had additional ways they think can be 
applied to stop and eliminate spontaneous areas. 63 replies were received and 
classified into three categories as follows: 

 
o a.a. Seventeen replies (26. 98 %) have no advice. 
o bb. 26 replies have administrational advice, such as. 

 

▪  Exclude the private sector from developing spontaneous areas, let the 
government take responsibility directly with the owners, and establish a 
royal committee for it. 

▪  Developing new attractive areas with all services to transfer the residents 
of these areas to them and provide working opportunities to upgrade their 
lives. 

▪  Reduce the procedures of obtaining properties and provide all the support 
people need to obtain them. 

▪  Provide public services to the existing urban areas for the limited incomes, 
as it still undeveloped for 30 years. 

▪  Financial advice to support all stakeholders of the urban developments 
(i.e., owners, developers, consultants, contractors, suppliers, etc.). 

▪  Upgrading building regulations and reducing licensing time. 
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▪  Educate high school and university students about the living economy and 
how to plan for their future (i.e., property-owning, marriage, etc.). 

▪  Eliminate corruption. 
 

o cc. 20 replies include technical advice on how to deal with spontaneous areas 
(8 replies go towards the total rebuild of Spontaneous areas, while 12 replies 
want to upgrade them to save the social, economic, cultural, etc. 
characteristics. 

 

● Q. 3. Participants were asked to priorities their choices starting in the most 
related ways. 

 
In order to determine the importance of each way, Participants were asked to prioritize 
their choices, then the same principle applied to those priorities by giving values to each 
grade in descending order, so the first priority took 4 points, then the second priority took 
3 points, and the third priority got 2 point, reasons has no choices given one point in order 
to match the participants Nos. 
 
Then all points are added together in order to know their orders. Table No. 4 shows the 
ranking from the participant's point of view. And the final result is shown in table no. 5 
below. 
 

Way 
Nos. 

Priorities Ranking Total 

1st 2nd 3rd None 

1 21 10 13 18 62 

2 17 17 7 21 62 

3 12 16 11 23 62 

 
Table No. 4: Shows the ranking for the question of dealing with spontaneous areas within 
the questionnaire made for the specialists. 
 
Table No. 5: Shows the priorities of dealing with spontaneous areas within the 
questionnaire made for the specialists. 
 

 Priorities Ranking 

1st 2nd 3rd 

Way Nos. 1 2 3 

Total Pints 158 154 141 

 
6. Planning solutions (61 replies): 
 
This division contains the following question. 
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● In your opinion, what are the best planning solutions for spontaneous areas, and why? 
Replies have the following opinions. 

 

o 15 replies (24.59 %) think that removing the spontaneous areas is the optimum 
solution by the government or the private sectors, with the participation of the 
habitats of those areas. 

o 12 replies (19.67 %) are with the gentrification of the spontaneous areas, including 
opening new streets and connecting them with the surrounding districts. 

o 12 replies (19.67 %) also think that the decision should be made according to the 
area's situation after profound studies. 

o 7 replies (11.48 %) are with the rehabilitation of the spontaneous areas. 
o 4 replies (6.56%) prefer the restructuring solution. 
o 4 replies (6.56 %) also prefer the regeneration solutions. 
o 3 replies (4.92%) are with the rebuilding of the spontaneous areas. 
o 3 replies (4.92 %) also with revitalization solutions. 
o 2 replies (3.28 %) are with the renovation solutions. 
o 2 replies (3.28 %) one of them thinks that solutions should start with the new 

spontaneous areas to stop them and reduce the cost, the other one wants to apply 
the cluster planning methodology. 

 

7. Dealing with the ownerships (61 replies): 
 

King Faisal ibn Abdul Aziz Issued a royal decree on 1967 G. (1387 H.). to stop land revivals. 
Unfortunately, courts did not obey this order, so the professionals asked to express their 
opinions on how to deal with the different types of property ownership, as follows. 
 

● Q. 1. What in your opinion is the best way to deal with the properties that have proper 
documentation before King Faisal royal decree on 1967 G. (1387 H.)? to stop land 
revivals. This question has three options as follows (62 replies received). 

 
o Remove them, compensate the owners and make a newly developed district (24 

replies 38.71 %). 
o Preserve them and let the owners redevelop them within the new plans (21 replies 

33.87 %). 
o Should match the Master Plan (17 Replies 27.42 %). 
o Participants were also asked to share their other opinions. The replies are 

categorized as follows. 
 

▪  35 replies 56.45 % have no other opinions. 

▪  12 replies 19.35 % are with the redevelopment of the spontaneous areas. 

▪  5 replies 8.06 % are with the preservation of the spontaneous areas. 

▪  10 replies 16.13 % are with the empowerment of the owners and share the 
decision taking with them. 
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● Q. 2. What in your opinion is the best way to deal with the properties that have 
documentation after King Faisal's royal decree on 1967 G. (1387 H.)? to stop land 
revivals. This question has five options as follows (62 replies received). 

 

o Approve the properties for their owners, preserve them, and let them deal with 
them according to the new conditions (26 replies 41.94 %). 

o Remove the area, compensate the owners and rebuild the area (15 replies 24.19 
%). 

o Should match the Master Plan (10 Replies 16.13 %). 
o Give the land to building owners, preserve the area and deal with it according to 

the new situation (7 Replies 11.29 %). 
o Remove the area without compensating the owners and rebuild the area (4 replies 

6.45 %). 
o Participants were also asked to share their other opinions. The replies are 

categorized as follows. 
 

▪  38 replies 61.29 % have no other opinions. 

▪  4 replies 6.45 % are with approval of the properties for their owners, preserve 
them. 

▪  4 replies 6.45 % think that special regulations should be issued to deal with the 
Spontaneous areas. 

▪  4 replies 6.45 % looks about how to compensate property owners. 

▪  3 replies 4.84 % are with the empowerment of the owners and share the 
decision taking with them. 

▪  4 replies 6.45 % want to deal with it as per the Master Plan. 

▪  2 replies 3.23 % are with the punishment of everybody who participated in the 
corruption. 

▪  2 replies 3.23 % are with the removal of these properties. 
 

● Q. 3. What in your opinion is the best way to deal with the properties that have no 
documentation? This question has two options as follows (62 replies received). 
 

o Give or sell the properties to the aggressors, collect the rent of the land from 
them, preserve the area and let the owners deal with it according to the new 
conditions (38 replies 61.29 %). 

o Remove the area and rebuild it (24 replies 38.71 %). 
 

● Participants were also asked to share their other opinions. The replies are categorized 
as follows. 
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o 41 replies 66.13 % have no other opinions. 
o 5 replies 8.06 % are discussing the details of the giving or compensating the 

properties owners. 
o 10 replies 16.13 % are with the removal of those properties with different 

types of compensation. 
o 3 replies 4.84 % are with the punishment of everybody participated in the 

corruption. Stopping land revivals and disconnecting electricity from them 
o 3 replies 4.84 % think that dealing with these properties should be tackled case 

by case. 
 

8. Dealing with the empty lands (61 replies): 
 

This division deals with the undeveloped lands (White Lands) and how it can be preserved 
from the land aggressors, as follows. 
   

● Q. 1. What in your opinion is the best way to preserve empty lands (White lands) from 
land aggressors? This question has five options as follows (participants can choose 
more than one option). (62 replies received). 

 

o Authenticating all constructions nationwide by different means of technology 
and dealing with it according to its legalities (46 replies 74.19 %). 

o Upgrade all systems, roles, regulations, and techniques related to properties 
monitoring (Including corruption systems), and reject all illegal properties (29 
replies 46.77 %). 

o Provide, ease, and support all types of affordable housing to overcome the 
significant demand (34 Replies 54.84 %). 

o Approve group of incentives to develop empty lands at affordable prices (40 
replies 64.52 %). 

o Upgrade all roles and regulations related to properties ownerships and 
building licensing smooth its operations (47 replies 75.81 %). 

 

● Participants were also asked to share their other opinions. The replies are categorized 
as follows. 

 

o 32 replies 51.61 % have no other opinions. 
o 8 replies 12.90 % are with the development of land, roles, and regulations. 
o 7 replies 11.29 % suggest different ideas of applying taxes, violations, and 

sanctions for land aggressors. 
o 7 replies, 11.29%, suggest new methods and confirm the importance of 

monitoring systems. 
o 3 replies 4.84 % suggesting some incentives to encourage the owners of the 

empty land to develop them. 
o 2 replies, 3.23 % gave their comments regarding the question. 
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● Participants were asked to priorities their choices starting with the most related ways 
to preserve empty lands (White lands) from land aggressors. 

 

Table No. 6 shows the ranking of the ways that can preserve empty lands, and in order to 
organize the priorities, values in points were assigned to each grade in descending order, 
so the first priority took 6 points, then the second priority took 5 points, and the final 
grade took 2 point, resons has no choices given one point in order to match the 
participants Nos. then all points were added together in order to know the orders of 
them. Table No. 6 shows the ranking from the participants’ points of view. And the final 
result is shown in table no. 7 below. 
 

Way 
Nos. 

Priorities Ranking Total 

1st 2nd 3rd 4th  5th  Non
e 

1 16 5 3 6 8 24 62 

2 10 17 7 7 2 19 62 

3 4 8 16 3 2 29 62 

4 7 13 6 10 2 24 62 

5 13 5 6 5 10 23 62 

 
Table No. 6: Shows the ranking of ways to preserve empty lands (White lands) from land 
aggressors from the participant's point of view within the questionnaire made for the 
specialists. 
 

 Priorities Ranking 

1st 2nd 3rd 4th  5th  

Way Nos. 2 4 1 5 3 

Total Pints 217 189 185 185 170 
 

Table No. 7: shows the priorities order of the ways to preserve empty lands (White 

lands) from land aggressors, from the participant's point of view within the 

questionnaire made for the specialists. 

5. 2. 3. Conclusion: 
 

62 experts participated in this questionnaire, and the conclusions of their opinions can be 
summarized as follows: 
 

Seven factors behind spontaneous areas’ formation, given determined in the 
questionnaire to choose from them, participants were agreed with 6 of those factors and 
were chosen by 50 % or more of them. Participants were asked to prioritize those factors 
according to their importance in influencing the formation of spontaneous areas, and 
their opinions are as follows.  
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Uncertainty of the properties owning systems, monitoring it, and their regulations (205 
points and 43 choices 69.4 %), high values of properties in urban areas (195 points and 31 
choices 50.0 %), the absence of master plans of the rural areas resulted in shortages of 
attention and financial and medical opportunities (193 points and 46 choices 74.2 %), the 
absence of master plans at big cities determines developing areas and expansions (191 
points and 44 choices 71.0 %), shortages of affordable lands and properties for limited 
income persons compared with demands to accommodate the population rise (187 
points and 37 choices 59.7 %), lengthy procedures and time-consuming building licensing 
(115 points and 20 choices 32.3 %), corruptions in all parties relating to urban 
development (105 points and 31 choices 50.0 %). 
 

Also, participants were asked to advise if they have any additional factors that influenced 
the formation of spontaneous areas, and their replies contained the following new 
reasons. 
 

● a.a. Factors related to the acts and efforts of the Ministry of Municipal and Rural 
Affairs (12 opinions); such as. 
 

o Absence of spontaneous areas regulations. 
o Personalizing decisions of authorities, and. 
o Approving the supply of services to spontaneous areas without resolving its 

conditions. 
 

● bb. Factors related to the monitoring systems (9 opinions); such as. 
o Lack of roles, regulations, and plans related to the development of spontaneous 

areas. 
 

● cc. Factors related to financial aspects and spontaneous areas dwellers characteristics 
(8 opinions); such as. 
o Poverty. 
o Low level of education. 
o Lack of strict regulations to deter aggressors on land. 

 

● dd. Factors related to types of dwellers of spontaneous areas (5 opinions); such as. 
 

o In most of the spontaneous areas, residents are violators of the residence 
regulations, and. 

o Lack of regulations to solve their situations and issues. 
 

● ee. Factors related to time (4 opinions). 
 

o Participants agreed that most spontaneous areas are formed before planning 
starts in Saudi Arabia.  
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There are three ways to stop and eliminate spontaneous areas given to the participant to 
choose the optimum one/s and prioritize them. And their opinions are as follows. 
 

Governmental support to the low-income families (105 points and 44 choices 71.0%), 
upgrading the organizing systems, including the roles and regulations (7 points and 53 
choices 85.5 %), and providing urban lands by the government or private sectors (96 
points and 3 choices 4.8 %). 
 

Participants asked to advise us if they had additional ways they think can be applied to 
stop and eliminate Spontaneous areas. 63 replies received and can be classified as 
follows: 
 

26 replies have administrational advice, such as. 
o Exclude the private sector from developing spontaneous areas, let the 

government take responsibility directly with the owners, and establish a royal 
committee for it. 

o Developing new attractive areas with all services to transfer the residents of 
these areas to them and provide working opportunities to upgrade their lives. 

o Reduce the procedures of obtaining properties and provide all the support 
people need to obtain them. 

o Provide public services to the existing urban areas for the limited incomes, as 
it still undeveloped for 30 years. 

o Financial advice to support all stakeholders of the urban developments (i.e., 
owners, developers, consultants, contractors, suppliers, etc.). 

o Upgrading building regulations and reducing licensing time. 
o Educate high school and university students about the living economy and how 

to plan for their future (i.e., property-owning, marriage, etc.). 
o Eliminate corruption. 

 

● 20 replies include technical advice on how to deal with spontaneous areas (8 replies 
go towards total rebuilding the spontaneous areas, while 12 replies want to upgrade 
them to save the social, economic, cultural, etc. characteristics. 

 

(24.59 %) of the participants thinks that removing of spontaneous areas is the optimum 
planning solution by the government or private sectors, while (19.67 %) are with the 
gentrification solution including opening new streets and connecting them with the 
surrounding districts, anther (19.59 %) also think that the decision should be made 
according to the situation of the area after deep studies, (11.48 %) are with the 
rehabilitation, (6.56 %) prefers the restructuring and regeneration solutions, (4.92 %) are 
with rebuilding. Revitalization solutions (3.28 %) are with the renovation, starting with 
the new areas and applying the clustering methodology. 
 

King Faisal ibn Abdul Aziz Issued a royal decree on 1967 G. (1387 H.). to stop land revivals. 
Unfortunately, courts did not obey this order, so there are three different types of 
property ownership; participants asked how to deal with those ownerships, replies 
concluded as follows. 
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● Properties owned before King Faisal ibn Abdul Aziz issued a Royal Decree on 1967 G. 
(1387 H.). to stop land revivals. 

 

o (38.71 %) think that the spontaneous areas to removed, compensate the owners 
and make a newly developed district, (33.87 %) want to preserve them and let the 
owners redevelop them within new plans, while (27.42 %) are with re-matching 
those areas with the Master Plan. 
 

o Participants were also asked to share their other opinions. The replies include 
details of the giving or compensating the properties owners, some of the opinions 
are with the removal of those properties with different types of compensations, 
other opinions are with the punishment of everybody participated in the 
corruption, stopping land revivals and disconnect electrical services from them, 
finally some replies with the dealing with these properties case by case. 

 

● Properties owned after King Faisal ibn Abdul Aziz issued the Royal Decree. 
 

o (53.23 %) of the participants are with the approval of the properties for their 
owners, preserve them and let the owners deal with it according to the new 
conditions (24.19 %). With the removal of the area, compensate the owners and 
rebuild it, while (16.13 %) are with re-matching those areas with the Master Plan, 
only (6.45 %) are with the removal without compensations and rebuild the area. 

 

Participants were asked to advise their other opinions. Which includes the 
approval of the properties for their owners, preserve them, special regulations 
should be issued to deal with the Spontaneous areas, methods of how to 
compensate property owners, empowerment of the owners and share the 
decision making with them, deal with it as per the Master Plan, punishment of 
everybody participated in the corruption, and some ideas are with the removal of 
these properties. 

 

● Properties that do have no documentation. 
 

o (61.29 %) with giving or selling the properties to the aggressors, collecting the rent 
for the use of the lands, preserving the area, and letting the owners deal with it 
according to the new conditions, while (38.71 %) are with the removal of the area, 
and rebuild it without compensation. 

 

Participants were also asked to share their other opinions. The replies contain 
details of giving or compensating the properties owners, removing those 
properties with different types of compensation, punishment of everybody who 
participated in the corruption, stopping land revivals, and disconnecting electrical 
services from them. Some participants think dealing with those properties in case 
by case. 
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Undeveloped lands (also called empty lands or white lands) can influence Spontaneous 
areas positively or negatively, so participants were given 5 methods the deal with them; 
in order to choose from them what they agreed with, also participants were asked to 
prioritize those methods according to its importance in influencing the Spontaneous 
areas, and their opinions are as follows; 
  
Upgrade all systems, roles, regulations, and techniques related to properties monitoring 
(Including corruption systems), and reject all illegal properties (49 points and 29 replies 
46.77 %), authenticating all constructions nationwide by different means of technology 
and dealing with it according to its legalities (45 points and 46 replies 74.19 %), approve 
group of incentives to develop empty lands at affordable prices (42 pints and 40 replies 
64.52 %). 
 

Upgrade all roles and regulations related to properties ownerships and building licensing 
smooth its operations (41 points and 47 replies 75.81 %), provide, ease, and support all 
types of affordable housing to overcome the significant demand (36 points and 34 Replies 
54.84 %), participants were also asked to share their other opinions. The replies contain 
the development of lands, roles and regulations, suggestions of different ideas of applying 
taxes, violations and sanctions for land aggressors, suggestions of new methods and 
confirming the importance of monitoring systems, suggestions of some incentives to 
encourage the owners of the empty lands to develop them. 
 

5. 3. Questionnaire for normal residents: 
 

5. 3. 1. Introduction. 
 

This section of the research describes the questionnaire distributed among the normal 
residents living or previously lived in Spontaneous areas to obtain their opinions regarding 
specific issues of Spontaneous areas.  
Ninety replies received for the questionnaire, which was divided into six sections as 
follows: 
 

1. The title; Includes a brief description of the questionnaire and its purpose. 
2. General Information's including names of participants (Optional), age, gender, 

educational level, city, name of the spontaneous district lived on (at present or 
previously) and specialty. 

3. Factors behind the formation of spontaneous areas (a multi-choice question) with 6 
choices (as will be described later), participants were also asked to add any additional 
reasons. 

4. Residence information: participants asked to answer if they lived in a spontaneous 
area, or living on it now Do themes own the property or else? How long do they stay 
in a spontaneous area? How old is the property you lived in? Why did they choose this 
area to live in?  

5. Characteristics of the spontaneous areas; participants were asked to identify the 
services available in the Spontaneous area they lived in (infra-structure, educational, 
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health, general trades, transportation, entertainment and sport, and governmental 
and security services. 

6. Planning solutions: In this part, participants were asked to advise of the best planning 
solutions for the spontaneous areas and explain their reasons. 

7. Dealing with the spontaneous areas: participants asked to express their opinions in 
how to deal with the spontaneous areas to stop the formation of Spontaneous areas 
and eliminate the expansion of them. Three options given; organizational methods, 
governmental support to the low-income families, provide different solutions for 
affordable housing. participants were also asked to add any additional reasons. 

 

By the end of this section, the research concluded the findings out of that questionnaire. 
Detailed replies of the experts are attached in appendix (B). 
 

5. 3. 2. Normal residents’ questionnaire description: 
 

This questionnaire consists of 8 divisions, 90 experts replied, details as follows: 
 

1. The title: Includes a brief description of the questionnaire and its purpose. 
 

2. General Information's included. 

● Name (Optional). 

● Age: 90 replies received, Include 4 categories; less than 20 (None), 20 – 40 years 
(22.2 %), 40 – 60 (44.4 %), more than 60 years (33.3 %). 

 Figure No. 28: Shows the age of the people who participated in the questionnaire. 

 

● Gender; Male & Female; 90 replies received, 80.0 % are males & 20.0 % females. 

Figure No. 29: Shows the gender of the people who participated in the 
questionnaire. 
 

Age 

90 replies 

Sex 

90 replies 

Male 
Female 

Less than 20 years 
20 – 40 
40 - 60 
More than 60 
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● Educational level: 90 replies received, Un educated (None), Secondary or less (10 
%), Bachelor (51.1 %), Master (23.3 %), and Ph.D. (15.6). 

Figure No. 30: Shows the educational level of the people who participated in the 
questionnaire. 

● Specialty: 90 replies received, specialized in urban development (47.8 %), and none 

specialized in urban development (52.2 %). 
Figure No. 30: Shows the specialty of the people who participated in the questionnaire. 

● City of living; 90 replies received, Jeddah (55.56 %), Makkah (16.67 %), Riyadh 
(6.67%), Al AHSAA (4.44 %), Taif, Yanbu, Abha and Asir (each 2.22 %), Hail, Dhahran, 
Jazan, Khamis Mushait, Buraidah and Medinah (1.11 %). 

● Spontaneous district Name: 90 replies received, living in planned districts (41.11 %), 
living in Spontaneous areas (48.89 %). Spontaneous districts Names as follows: 
o Jeddah; Al Jamaah (5), Al Salamah (3), Al Sharafiah (3), Al Nuzlah Al Yamaniah 

(3), Al Hindawiah, (3), AL Kandarah (2), Al Bukhariah (2), Al Balad (2), Al Aziziah 
(1), Ghulail (1), Kilo 6 (1), Dhahban (1), Mashrafah (1), Al A’mmariah (1), Abraq 
Al Raghamah (1), Al Thaalbah (1), Quezah (1), Al Rawabi (1). 

o Makkah; Ajyad (2), Al Shoqiah (2), Al Otaibiah (2), Al Ma’abdah (1), Shieb A’mer 
(1), Al Misfilah (1), Al Sadah (1), and Al Tundhubawi (1), Al Mugedat (1). 

o Al Ahsaa; Al Hulailah (1), Al Jubail village (1). 
o Hail; Barazan (1),  
o Abha; Abha (1). 

 

3. Factors behind the formation of spontaneous areas: 
This division contains one question only asking participants their opinion for the factors 
behind the formation of spontaneous areas (participants can choose more than one 
answer). Ninety responses were received. Options are. 

Educational 
level 
90 replies 

Un educated 
Secondary level or 

less 
Bachelor 
Master 
PH.D. 

Specialty 

90 replies 

Specialized in urban development 

None specialized in urban 

development 
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● Uncertainty of the properties owning systems, monitoring it, and its regulations (55 
choices 61.1 %). 

● High values of properties in urban areas (47 choices 52.2 %). 

● Shortages of affordable lands and properties for limited income people compared 
with demands to accommodate the population rise (48 choices 53.3 %). 

● Lack of interest in developing villages and small towns resulted in shortages of 
economic and medical opportunities (46 choices 51.1 %). 

● Lengthy procedures and time-consuming building licensing (23 choices 25.6 %). 

● Corruptions in all parties relating to urban development (43 choices 47.8 %). 
 

Participants also asked to clarify if they have other reasons (90 replies received). 

● 54 replies (60.0 %) have no additional reasons or repeat the above-mentioned ones. 

● 11 replies (12.22%) indicated that some of those districts established before the 
existence of any planning efforts. 

● 12 replies (13.33 %) refer to the formation of the spontaneous area for economic 
reasons, including poverty, greed, low value of properties in those areas, absence of 
affordable homes, and converting agricultural lands to residential areas in order to be 
rich.  

● 9 replies (10.0 %) refer to the reasons for the administrational and organizing reasons, 
including, duplication of ownerships, negligence of property owners to preserve their 
properties, un equality, un efficiency of planned areas, and more than one family lives 
in the same property. 

● 4 replies (4.44 %) think that it an awareness problem, as people of those areas do not 
know the importance of planning and its advantages, and harming neighbors. 

 

4. Residents’ information (90 replies): 
 

This division contains the following three questions. 

● Do you live in a spontaneous area? (90 replies received); yes (58.9 %), No (41.1 %). 

● Property tenure ship (89 replies received); Lived in a planned area (28.1 %), one of my 
family owns the property (43.8 %), I rented the property (18.0 %), and another (10.1 
%). 

Yes 
No 

Do you live in a spontaneous 

area? 

90 replies. 

 Figure No. 32: Shows the participants 
who lived in the spontaneous areas.  
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Figure No. 33: Shows the tenure ship of the property for the people who participated in 
the questionnaire. 

 

● How much time have you lived in a spontaneous area? (89 replies received); I lived in 
a planned area (37.1 %), less than 5 years (13.5 %), less than 10 years (6.7 %), less than 
15 years (9.0%), less than 20 years (3.4 %), and more than 20 years (30.0 %). 

Figure No. 34: Shows the time that participants lived in spontaneous areas. 
 

● Buildings ages that participants lived on in spontaneous areas; (89 replies received), I 
lived in a planned area (37.1 %), less than 5 years (5.6 %), 5 – 10 years (3.4 %), 11- 20 
years (15.7 %), 20 – 40 years (14.6 %), 40 – 60 years (14.6 %), more than 60 years old 
(9.0 %). 

 
Figure No. 35: Shows the age of the property the participants lived on in the 
spontaneous area. 

 

● Why did you choose this Spontaneous area to live in; 89 replies received, I lived in a 
planned area (38.2 %), My family living there (39.3 %), near to my work (15.7 %), near 
to general service (20.2 %), Near to main streets (13.5 %), suitable price (23.6 %). 

Tenure ship of property 
89 replies 

I live in a planned area 
One of my family own the 

property 
I’m a rent the property 
Others 

How much time you lived 

in spontaneous area? 

89 replies 

I live in a planned area 
Less than 5 years 
Less than 10 years 
Less than 15 years 
Less than 20 years 
More than 20 years 

Building age, you lived in? 

89 replies 

I live in a planned 

area 
Less than 5 years 
5 – 10 years 
11- 20 years 
20 – 40 years 
40 – 60 years 
More than 60 years 
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Figure No. 36: Shows the reasons behind choosing the spontaneous area to live in for the 
people who participated in the questionnaire. 

 

Participants also asked to clarify if they have other reasons (89 replies received). 
 

● 59 replies (66.29%) have no additional reasons or repeated the above-mentioned 
ones. 

● 23 replies (25.84 %) refer to tenure ships, family reasons, or they born in. 

● 07 replies (7.87 %) indicated that some of those districts established before the 
existence of any planning efforts, the absence of planned areas previously, or they 
like to be beside their friends. 

 

5. Characteristics of the spontaneous areas; (90 replies received), this division includes 
seven questions as follows: 

  

● What are the infrastructure services available in your spontaneous area? 89 replies 
received, I lived in a planned area (37.1 %), Electricity (65.2 %), Potable water (52.8 
%), sewage (43.8 %), telephone (13.5 %), no services (11.2 %). 

 
 

Figure No. 37: Shows the availability of the infrastructure services at spontaneous areas 
of the people participated in the questionnaire. 
 

Why did you choose this area to live in? 

89 replies 

I live in a planned area 
My family are living there 

Near to my work 
Near to the general services 

Near to Main streets 
Suitable price 

What are the infra- structure services available in your spontaneous area? 

 89 replies 

I live in a planned 

area 
Electricity 

Potable water 
Sewage 

Telephone 
Firefighting 

System 
No services 
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● What are the educational services available in your spontaneous area? 89 replies 
received, I lived in a planned area (38.2 %), Kindergarten (11.2 %), pre-school (14.6 
%), primary male (58.2 %), elementary male (44.9 %), secondary male (36.0 %) 
academic male (7.9 %), university (9.0 %), primary female (47.2 %), elementary 
female(37.1 %), secondary female (34.8 %) academic female (3.4 %),  

Figure No. 38: Shows the availability of the educational services at spontaneous areas of 
the people participated in the questionnaire. 

 

● What are the health services available in your spontaneous area? 89 replies received, 
I lived in a planned area (37.1 %), Health center (34.8 %), clinics (29.2 %), hospital (12.4 
%), special clinics (13.5 %), pharmacy (41.6 %), no services (21.3 %). 

 
 

 
 
Figure No. 39: Shows the availability of the health services at spontaneous areas of the 
peoples participated in the questionnaire. 

 

● What are the basic commercial services available in your spontaneous area? 89 replies 
received, I lived in a planned area (38.2 %), mini market (62.9 %), laundry (53.9 %), 
meat shop (41.6 %), Chicken & eggs shop (43.8 %), Grocery, (52.8 %), Book shop (44.9 
%), Maintenance shop (46.1%), no services (5.6 %). 

 
 

 

I live in a planned area 
Kindergarten 

Pre school 
Primary male 

Elementary male 
Secondary male 
Academic male 

University 
Primary female 

Elementary female 
Secondary female 
Academic female 

No educational services 
 

What are the 
educational 
services available 
in your 
spontaneous area? 
89 replies 

I live in a planned area 
Health center 

clinics 
hospital 

special clinics 
Pharmacy 

No services 

What are the 
health services 
available in your 
spontaneous area? 

89 replies 
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Figure No. 40: Shows the availability of the basic commercial services at spontaneous 
areas of the peoples participated in the questionnaire. 

 

● What are the traffic services available in your spontaneous area? 89 replies received, 
I lived in a planned area (37.1 %), gas station (32.6 %), bus stop station (15.7 %), taxi 
(36.0 %), public parking (16.9 %), tires workshop (40.4 %), cars electrical workshop 
(30.3 %), spare parts shop (14.6 %), no services (27.0 %). 

Figure No. 41: Shows the availability of traffic services at spontaneous area of the 
peoples participated in the questionnaire. 

 

● What are the entertainment and sport services available in your spontaneous area? 
89 replies received, I lived in a planned area (37.1 %), garden (13.5 %), open yard (28.1 
%), playground (14.6 %), sport club (3.4 %), walkway (13.5 %), bicycle lane (5.6 %), no 
services (34.8 %). 

Figure No. 42: Shows the availability of the entertainment and sport services at 
spontaneous areas of the people participated in the questionnaire. 

What are the 
commercial trade 
services available 
in your 
spontaneous 
area? 

 89 replies 

I live in a planned area 
Mini market 

Laundry 
Meat shop 

chicken & eggs shop 
Grocery  

Book shop 
Maintenance shop 

No services 

What are the 
traffic services 
available in your 
spontaneous 
area? 
 89 replies 

I live in a planned area 
Gas station 

Bus stop station 
Taxi 

Public parking 
Tires workshop 

Cars electrical 

workshop 
Spare parts shop 

No services 

What are the 
entertainment and 
sport services 
available in your 
spontaneous area? 
 89 replies 

I live in a planned area 
Garden 

Open yard 
Playground 

Sport club 
Walkway 

Bicycle lane 
No services 
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● What are the security and safety services available in your spontaneous area? 89 
replies received, I lived in a planned area (37.1 %), District Mayor (40.4 %), Police 
Station (25.8 %), Traffic Police Station (7.9 %), Passport Office (2.2 %), Municipality 
Office (19.1 %), Postal Office (16.9 %), Civil Defense Station (24.7 %), no services (27.0 
%). 

 

Figure No. 43: Shows the availability of security and safety services at spontaneous areas 
for the people who participated in the questionnaire. 

 
6. Dealing with the Spontaneous areas; (90 replies received). 

  

● What are the suitable ways to deal with the spontaneous area? 90 replies received, 3 
options given as follows; Upgrading the organizational and administrational methods 
(60.0 %), Governmental support for low-income families (70.0 %), Provide different 
solutions for the affordable homes (82.2 %). 

 
 

 

 
Figure No. 44: Shows a suitable way to deal with spontaneous areas for the people who 
participated in the questionnaire. 

 

● Participants asked to advise us if they had additional ways to deal with the 
spontaneous areas. 90 replies received and classified into three categories as follows: 

 
o 52 replies (57. 78 %) have no additional ways or repeating them. 
o 29 replies (32.22%) go with the re-planning, maintain and up-grade the 

Spontaneous areas. 

I live in a planned area 
District mayor 
Police station 

Traffic police station 
Passport office 

Municipality office 
Postal office 

Civil defense station 
No services 

What is the suitable way to deal with the spontaneous 
area? 

 90 replies 

Upgrading organizational and administrational 

methods 
Governmental support to low-income families 

Providing different solutions for the affordable 

homes 

What are the 
security and safety 
services available 
in your 
spontaneous area? 

 89 replies 
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o 6 replies (6.67 %) want to provide the required general services, infrastructure, 
transportation system, and providing jobs for spontaneous areas residents. 

o 4 replies (4.44%) asked to remove spontaneous areas and build new districts 
instead. 

o 3 replies (3.33 %) asked to re- study the spontaneous areas and engage the 
residents in it. 

 
5. 3. 3. Summary of results: 
 
Ninety residents participated in this questionnaire. The conclusions of their opinions can 
be summarized as follows: 77.7 % of the participants are older than 40 years, 80 % are 
males, about 60 % live or previously lived in spontaneous areas, 43.8 % owned their 
homes by of the family members, and about 30 % of Spontaneous areas are lived in it for 
more than 20 years, 31.2 % of the Participants homes are older than 20 years, about 40 
% live in spontaneous areas because of family reasons, and about 25 % live there for the 
tenure ship reasons. 
 
If the participants living in planned areas were excluded, more than 80 % of the 
participants in spontaneous areas, indicated that the main infra – structures are available 
(water, electricity and sewage), primary, elementary and secondary schools are well 
presented in spontaneous areas but there are shortages in pre-school and higher 
educational facilities, health centers, clinics and pharmacies are available, but there are 
shortages in hospital and special clinics, all basic commercial services for the daily needs 
are available, gas stations, taxi’s, tires repair shops and electrical repair shops are 
available, but there are shortages in bus stations and spare parts shops, there are big 
shortages in entertainment and sport facilities, while the governmental offices are well 
defined. 
Only 4 replies (4.44 %) asked to remove Spontaneous areas, and build new districts 
instead, while the rest of the participants are with maintaining and up-grade them. 
  
  



112 
 

 
 
 
 
 
 

Chapter 6: 
Conclusion and recommendations: 
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6.1 Conclusion 

The formation of spontaneous areas represents one of the most critical challenges 

confronting urban development in Saudi Arabia, particularly in rapidly expanding cities 

like Jeddah. These areas, characterized by informal and often illegal settlements, lack basic 

infrastructure, essential services, and legal governance, imposing significant obstacles to 

sustainable urban growth and the overall quality of life for residents. This thesis aimed to 

uncover the root causes of spontaneous area formation, critically examine the regulatory, 

social, and economic factors driving this phenomenon, and propose comprehensive 

strategies to mitigate their expansion while rehabilitating existing settlements. 

The research problem stems from the systemic inability to prevent the formation of 

spontaneous areas, despite ongoing government interventions. Previous redevelopment 

projects in Jeddah have failed to address the underlying causes due to inadequate planning, 

ineffective governance, and limited understanding of the complexities surrounding this 

issue. The persistence and proliferation of spontaneous areas underscore the urgent need 

for solutions that go beyond surface-level interventions, addressing the structural 

deficiencies that perpetuate their existence. 

Land governance and ownership, central to this issue, are deeply rooted in Islamic 

principles. The Qur’anic verse: 

 (30ة لبقر:)اقال تعالى: "إني جاعل في الأرض خليفة" 

"Indeed, I will make upon the earth a successive authority" (Surah Al-Baqarah: 30). 

 

emphasizes the role of humankind as stewards of the earth, entrusted with its 

development and preservation. Similarly, the verse: 

 (61 " :)هودقال تعالى: "هو أنشأكم من الأرض واستعمركم فيها

"He brought you forth from the earth and settled you therein" (Surah Hud: 61) 

underscores the duty to utilize land responsibly and sustainably. 

While all land belongs ultimately to Allah, humans have the right to revive and develop 

land under the consent and regulation of governing authorities. The misuse of this principle 

in the context of spontaneous area formation calls for a balanced approach that respects 

these religious tenets while addressing contemporary urban governance challenges. 

This study revealed that spontaneous areas are not isolated anomalies but the product of 

interrelated historical, cultural, and systemic factors. The key findings include: 
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1. Legal and Regulatory Challenges: 

The Land Revival System, historically rooted in Shariah law, has enabled 

unauthorized land occupation and informal development. While intended to 

encourage land productivity, its misuse has contributed to widespread land 

encroachments. The absence of clear and enforceable urban regulations has further 

exacerbated this issue, allowing informal settlements to flourish unchecked. 

2. Economic Inequality and Housing Deficits: 

The severe shortage of affordable housing for low-income residents is a central 

driver of spontaneous area formation. Escalating land and housing costs, combined 

with stagnant wages for lower-income groups, force families to resort to informal 

settlements. Additionally, limited access to financing mechanisms for low-income 

housing aggravates the problem. 

3. Governance and Urban Planning Failures: 

Inefficient governance—manifested in corruption, red tape, and inadequate 

monitoring systems—has hindered effective urban regulation and timely 

intervention. The absence of comprehensive master plans for balanced population 

redistribution has concentrated migration and development pressures on primary 

cities like Jeddah, leaving smaller towns and rural areas underdeveloped. 

4. Socioeconomic and Cultural Dynamics: 

Migration from rural to urban areas, driven by economic disparities and a lack of 

opportunities in less developed regions, overwhelms urban infrastructure in major 

cities. Without viable alternatives, many migrants settle in spontaneous areas, 

perpetuating cycles of urban inequity. 

6.2 Recommendations:  

To comprehensively address the research question—how and why spontaneous areas form, 

and what can be done to halt their expansion and control their impact—this study 

recommends a paradigm shift in the approach to spontaneous area management. Solutions 

must target the root causes through a multi-pronged approach: 

1. Reforming the Land Revival System: 

The Land Revival System must be restructured to ensure that land ownership and 

development rights align with modern urban governance principles while 

respecting Shariah law. This includes abolishing informal land acquisition practices 

and introducing clear regulations to prioritize sustainable land use. 

2. Providing Affordable Housing Solutions: 

Government initiatives should prioritize affordable housing tailored to low-income 

groups. By incentivizing public-private partnerships, streamlining housing finance 

mechanisms, and reducing bureaucratic hurdles, the displacement of vulnerable 

populations into informal settlements can be prevented. This aligns with the 

Sunnah: 

 ""ألا وكلكم راعٍ وكلكم مسؤول عن رعيته: صلى الله عليه وسلمقال رسول الله 

"Indeed, each of you is a shepherd, and each of you is responsible for his flock." 

3. Strengthening Governance and Monitoring Systems: 
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Advanced technologies such as IoT, satellite imagery, and AI-driven monitoring 

systems should be adopted to detect and prevent land encroachments. Governance 

reforms should include anti-corruption measures and the establishment of 

transparent and accountable processes for urban management. 

4. Promoting Balanced Urban Development: 

Comprehensive master plans are essential for redistributing population densities 

across smaller cities and rural areas. Investments in infrastructure, education, 

healthcare, and economic opportunities in these regions can relieve the pressure on 

major urban centers while promoting equitable development. 

5. Regenerating Existing Spontaneous Areas: 

Existing informal settlements should be integrated into the urban fabric through 

targeted regeneration strategies such as rehabilitation, revitalization, and tactical 

urbanism. These interventions must prioritize community participation, address 

residents' socio-economic needs while enhancing living conditions. 

The findings and recommendations align closely with Saudi Vision 2030, particularly in 

improving quality of life, addressing housing shortages, and fostering sustainable urban 

development. By tackling the root causes of spontaneous area formation, these strategies 

contribute to creating vibrant, livable cities that support economic growth and social equity. 

This study underscores the collective responsibility of stakeholders—government 

authorities, private developers, and local communities—to address spontaneous 

urbanization. With a balanced approach that integrates Islamic principles and modern 

urban governance, Saudi Arabia can transform its urban challenges into opportunities for 

sustainable and inclusive growth. As the Prophet Muhammad (PBAH) said: 

 ".من اقتطع شبرًا من الأرض ظلمًا طوقه الله إياه يوم القيامة من سبع أرضين"

"Whoever unjustly takes a span of land, Allah will encircle him with it on the Day of 

Resurrection from seven earths." 

Through these strategies, Jeddah and other Saudi cities can evolve into models of equitable 

and sustainable urban development, setting a precedent for the region and beyond. 
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Meeting with Arch. Usamah Shehatah 19th, Aug. 2021 
 

1. Name: Usamah Shehatah. 
2. Profession: Architect. 
3. Position: CEO & Board Member – Resan Development Company. 
4. Previous experience with spontaneous areas? 

● Al Nakheel District, Medinah – 750.000 m2. 

● Al Rowais District, Jeddah. 

● Khuzam Palace District, Jeddah. 

● Al Nuzhah District 1, 2, 3, Jeddah. 

● Evaluation of 23 spontaneous Districts, Jeddah. 

● Petromain District, Jeddah. 

● Ghulail Districts 1, 2, Jeddah. 
 

5. Reasons behind the formation of spontaneous Areas? 
There are many reasons behind the formation of spontaneous areas, which can 
be categorized as Organizational reasons, Planning reasons, Administrational 
reasons, religious reasons, social reasons, and most important Economic 
reasons, such as. 

5. 1. Organizational reasons. 

● Lack of strategies to deal with internal external migrations. 

● Lack of strategies to deal with population increase. 
5. 2. Planning reasons. 

● Lack of planning strategies for most of the development areas. 

● Lack of Housing Projects. 

● Lack of Residential plots. 
5. 3. Administrational reasons. 

● Limited resources of land monitoring. 

● Acceptance of land revival cases by the court. 

● Refusal to accredit aerial photography’s by the judiciary. 

● Strategies of Infringement Removal Committee, un save field 
Inspections. 

● Electrical services connections to illegal properties. 

● Expansions of spontaneous areas are far faster than governmental 
plans. 
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5. 4. Religious reasons. 

● External and Internal Migrations to the two holly cities. 
5. 5. Social reasons. 

● Group Habits (when a family migrates and succeeds in other areas, 
the rest of the family migrates). 

5. 6. Economic reasons. 

● Internal Migrations from small towns and cities due to lack of 
opportunities. 

● Land revival became a trade, run by professionals. And expands 
from small properties to large ones. 

● Lack of opportunities in small towns and cities. 
 

6. What are the problems with spontaneous areas? 

● Lack of basic infrastructure, sewage, water, Asphalt, walkways. 

● Lack of main services, Schools, Gardens, Medical services, etc. 

● Poor Social Environment. 

● Difficulty in Garbage collection. 

● Absence of Safety and security. 

● Lack of educational facilities. 

● Lack of Economic opportunities. 

● Planning Aspects; Narrow streets, small properties. 
 

7. Reflection of the problems with the built environment? 

● Lack of basic infra structure, sewage overflow, absence of adequate 
potable water, non – Asphalted streets distribute dust, absence of 
designed walkways affects the safety and security of pedestrians. 

● Lack of main services, absence of Schools or quality of them affects 
educational level and subsequently affects quality of life. Absence 
of Gardens affects QOL. 

● Poor Social Environment: as some of those areas occupied with 
non-Saudi’s, or illegal people does affect their pattern of life and 
breaks all types of social bonds. 

● Difficulty in Garbage collection. And absence of good health 
facilities will ease distribution of diseases, etc. 

● Absence of Safety and security makes it dangerous and easily 
became a crime center. 
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● Lack of Economic opportunities will lead to illegal ways to do things. 

● Planning Aspects: Narrow streets, small properties do affect the 
economic outcome, for example the FAR for Al Rouwais now is 
about 2.8 (1.3 – 3.2), while in the new proposal the designed 
reached to 5.8 and can reach to 12 and 20. 
 

8. What are the roles and regulations influencing the spontaneous areas? 

● Expropriation system for public benefits and temporary seizure of 
real estate 11.3.1424 H. 

● Royal Decree No. 54 regarding the approval of the executive 
regulations of expropriation system for public benefits. 11.2.1427 H. 

● Spontaneous areas development regulations. (Royal decree No. 
5519/B dated 1429 H.) and its procedures: 

o The executive mechanism to deal with infringing 
possessions on lands belonging to informal areas. 

o The approved executive mechanism for developing 
informal areas that have self-potentials. 

o The citizen’s compensations mechanism for the real 
estate owners within the approved development 
projects, approved by second executive committee 
meeting on 21.1.1430 H. 

o Suburban development mechanism, approved by second 
executive committee meeting on 21.1.1430 H. 

● Building regulations and controls document, Jumad Awal 1430, 
Jeddah Municipality. 

● Royal decrees regulating the delivery of electrical services to illegal 
properties. 
 

9. How to deal with the spontaneous areas? 
There is no special method to deal with spontaneous areas as it related to many 
factors such as: 

● Spatial and urban characteristics location, area, building conditions, 
land uses, building ages, etc.). 

● Demographic characteristics (population, citizen’s ratio, owner’s 
ratio, nationality types, concentration of communities, population 
density). 

● Environmental characteristics (safety and security, economic 
environments, educational environments, health environment). 

So, the required method will be determined upon the study of its characteristics 
according to its priorities compared to available possibilities, which require 
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certain development strategies provide a business model to get the advantages 
of the most important characteristics effectively. 
 

10.  How to stop the formation and expansion of spontaneous areas? 
There are many factors influencing stopping and expansion of spontaneous 
areas, briefed as follows. 

● Administrational and legal factors. 
o Suspending the issuance of absolute tenure of revival 

properties and replacing it with the usufruct system 
restricted by the continuity of neighbor hoods. 

o Activating systems to criminalize land aggressors. 
o Stopping electrical supply to the infringing properties. 

● Monitoring Factors: 
o Replacing land monitoring system with the technical 

system submitted by the studding committee of land 
aggressing established by the order of Region Prince on 
1435/1436 H. 

o Implement the system of issuing instant title deeds for 
the governments properties on encroached lands. 

● Urban development projects: 
o Supplying the growing demand for housing units by 

quality projects. 
o Developing spontaneous areas inside the cities to 

accommodate medium and high-density housing 
complexes through qualitative development plans, and 
limiting the horizontal expansion of cities, unless they 
are integrated living suburbs that limit high travels from 
and to city centers. 

 
11. As per the Sharia law everyone equally can revival any land to satisfy his needs, 

do you think that this represent the main reason for the formation of 
spontaneous areas? 
The is no problem with the law itself, but how do we accommodate the law and 
organize it as per the community needs? Here comes the coordination between 
the roles, regulations and systems to organize the revivals to satisfy the 
community’s needs. 

 
12. Why some of the redevelopment project not succeeded Al Rawis, Khuzam 

Palace, Jabal Al Sharashif, etc. 
Although the legislations of those projects are good, but no one market it to the 
community, before its start, as well it needs an executive virgin, and solve some 
of the administrational and execution part of it, finally the most important issue 
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is that there is no participation of the property owners within the projects 
teams, which can make an additional value. 

 
13. What are the successful Projects in Saudi Arabia? 

● Locally: Northern Cliff district development project in Medinah, considered 
one of the successful projects which let the community and property owners 
participated under the direct support of the authority. 

● Internationally: There are many projects in Singapore, India, Turkey, South 
Africa, etc. 
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Meeting with planner Mohamed Burhan Saifulldean. 
 

1. Name: Mohamed Burhan Saifulldean. 
2. Position: Founder, partner & CEO; Omranion consulting office. 
3. Previous experiences with spontaneous areas: 

● Redevelopment of the 5-priority spontaneous areas.  
Al-Sharshif, Al-Nakkasah, Al-Kedwah, Al-Zuhour & Al-Kumkariah (10 m.sq.) 

● Board member of the higher commission of Makkah development. 

● Design several urban projects. 

● Participated in making some of the rules and regulations related to 
spontaneous areas. 
 

4. What are the reasons behind the formation of spontaneous areas? 
Background: 

● At the beginning of the Saudi Kingdom establishment, King AbdulAziz (the 
founder) stationed in Makkah, which makes it flourished, and people start to 
migrate to it internally and externally, so Makkah grew very fast. 

● The 1st master plan for Makkah designed by Robert Matheo & SIR Jakkson on 
1975 (population 300,000). 

● Another Master plan made by the Municipal Dr. Abdulqoder Koushah in 1980. 

● In 1985, the population reached 600,000 people. 

● In 1962, Makkah started to receive external migrants from Burma due to 
political reasons, and continued, those people still live in Makkah until now. 

● Other internal and external migrants start to settle in Makkah in certain areas: 

● Al-Nakkasah –Burmah. 

● Al Mansour Street, Al Tondobawe – Africans. 

● Al-Sharashef-Yemen. 

● Sheib Aamer, Sheib Ali – Asians, Indonesians and Malyzians. 

● Al-Kumkariah & Misfalah- India  

● Otaibiah, Jabal A-Noor, Al-Hajj street - Herbi Tribes and so on. 
 
Reasons: 

● Limited developed urban areas (gov. & private). 

● High prices of the urban developed areas. 

● Lack of regulations for non- Saudis. 

●  Inadequate monitoring systems. 
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● Laxity in removing infringement of lands. 
 

5. What are the problems of spontaneous areas? 

● Impermeability of streets. 

● Poor public services. 

● Dilapidated infrastructure. 

● Weak street networks. 

● Environmental problems (pollution, garbage collection, etc). 

● Safety and security issues. 

● Lack of education among residents. 

● Social & ethical problems. 
 

6. What are impacts of spontaneous areas to the rest of the city? 

● Optical pollution. 

● Diseases Distribution (Corona, scabies, ...) 

● Increase crime rates.  

● Administrational and monitoring problems. 

● Affecting the quality of life. 
 

7. What are the governmental efforts to deal with spontaneous areas? 

● The government starts locking after spontaneous areas earlier, but it was not 
an important issue until 1420 H. 2002 G. As the criminal levels increased. 

● The 1st project was made in 1990 “selected areas development”. 

● Makkah Construction & Development Co. Project 1990 solving the relations 
between Development Co. & other property owners. 

● Jabal Omar project & its regulations. 

● Rules & Regulations of spontaneous areas Development, which led to establish 
other development projects (i.e. Al-Rowais, Khozam Palace, Al-Balad, The 
Parallel Road, Al-Sharashef, etc.) their rules & regulations organizes the 
relations between all stakeholders and specified the role of each of them. 

 
8. How to deal with existing properties? 

● Each area should have a unique way to deal with it according to its 
characteristics and findings. 
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● The rules & regulations of spontaneous areas classified dealing methods into 
4 divisions: 

o Areas which have a good opportunity for development. 
o Areas which need governmental intrusion and support. 
o Areas which need total demolition. 
o Areas which need partial interventions.  

● I don’t agree with the total demolition as it only relocate the problem to a new 
area. 

● We should gain experiences from other countries. 

● The religious committee headed by Shiekh Saleh bin Humaid views 
concentrated on authenticating the properties for their developers and 
compensating them. 

● The decision made for King AbdulAziz waqf for the Holly Mosque properties, 
is to compensate the aggressors for the constructions only. 

● The government should solve the legalities of the foreigner’s stationed in 
different cities in Saudi Arabia, as the previous orders was specialized for 
Burma’s people only, as they gave them un conditional I.D., But the legality 
problems appears again as approx. 80% of them doesn’t able to renew their 
Iqama (foreigners I.D.) due to the high costs of it. 

 
9. What are the international experiences in dealing with spontaneous areas? 

● India: compensate the aggressors with 1+½ what he owns (for a minimum of 
60 sq.ms.) as well as the right to benefit from the commercial area. The 
developer will be given the right to increase the build-up area. 

● Turkey: They redeveloped Sultan Ahmed district & Atatork Airport district, and 
they compensate each owner with 4 ½ what he owns. 

● Morroco:  
 

10. What are the successful Projects in Saudi Arabia? 

● Makkah Construction & Development Co. Project (done). 

● Jabal Omer Project (undergoing). 

● Parallel Road Project (undergoing). 
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Meeting with Dr. Abdul Qadir Al-Amir 
 

1. Name: Dr. Abdul Qadir Al-Amir 
2. Position: Dean of Engineering Collage, university of Business & technology – 

Jeddah, Saudi Arabia. 
 

3. Previous experiences with spontaneous areas: 

● Urban regeneration projects in Jeddah (60 area) 2007-2010 

● Surgical intervention project (25 area) in Jeddah, study of the area pattern and 
upgrading permeability and connecting them with the adjacent areas. By using 
space syntax program. 
 

4. What are the reasons behind the formation of spontaneous areas in Jeddah? 

● Lack of strategies for limited income families to provide affordable houses led 
to the encroachment of vacant lands. 

● Internal migration looking for commercial opportunities & jobs. 

● Lack of land monitoring system. 

● Allowing the land revivals (legally or else) and the court authentication of it. 
 

5. What are the problems of spontaneous areas? 

● Organizational problems, traffic conjunctions, difficulty in providing public 
services. 

● Lack of infrastructure i.e. (rain drainage system). 

● Attacking other’s lands. 

● Influencing urban image. 

● Urban enclaves, a haven for extremists, hotbeds for irregular practices, home 
for illegals. (The Ghetto effect). 

 
6. What are the governmental efforts to deal with spontaneous areas? 

● Urban & social studies for 60 spontaneous areas by Zuhair Faiz & Partner 
Consulting office in 2006. 

● Spontaneous areas development Regulations- 2008. 

● Establishing Jeddah Development Co. to deal with the spontaneous areas. 

● Issuing several legislations for spontaneous areas. 

● Approval of some projects: 
- Jabal Omer Project, Makkah. 
- Makkah Construction & Development Co. Project, Makkah. 
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- Parallel Road Project, Makkah. 
- Jabal Al Sharashif Project, Makkah. 
- Al Nakkasah Project, Makkah. 
- Al- Rowais Project. 
- Khuzam Palace Project.  

7. What are the rules & regulations affecting spontaneous areas? 

● Land revival system. 

● Expropriation system for public interest. 

● Other regulations. 
 

8. How can we deal with spontaneous areas? 
As per the spontaneous areas development regulations there are 4 ways to deal 
with them from the economic point of view: 

- Area with a good regeneration environment. 
- Areas need partial intervention (Ghulail & Petromin). 
- Areas need total rebuild as they have no importance or regeneration 

opportunities. 
- Areas need governmental interventions. 

 
9. How to Stop expansion of existing areas? 

- Stop land revivals. 
- Upgrading land monitoring system. 
- Provide affordable housing. 

 
10. How to deal with the ownerships in spontaneous areas? 

● 200-300 sq.ms. - own it free. 

● 300-600 sq.ms. pay 50% of the market price. 

● More than 600 sq.ms- pay market price. 

● If he will have expelled from the area, he will be compensated for his 
structures.  

 
11. Why do some projects not succeed? 

- Al-Rowais: 
o Old regulations do have only one option to sell his property to the 

developing company by market price. 
o Some of the area is not spontaneous. 

- Khuzam Palace:  
o The project is not financially viable.  

 
12. What are the Solutions to stop the expansion and form new spontaneous areas? 

- The government needs to issue Master Strategies. 
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- 700 spontaneous areas kingdom wide.  
- 60 areas in Jeddah (65 m. sq.ms.) 
- 75 areas in Makkah (120 m. sq.ms.) 

 
13. Are there any good examples internationally? 

- Morocco: Shanty areas. 
- Turkey. 
- Malaysia. 
- Singapore. 
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The Sustainable Developments Goals: 

 

The Sustainable Development Goals (SDGs) or Global Goals are a collection of 17 

interlinked global goals designed to be a "blueprint to achieve a better and more sustainable 

future for all".[1] The SDGs were set in 2015 by the United Nations General Assembly and 

are intended to be achieved by the year 2030. They are included in a UN Resolution called 

the 2030 Agenda or what is colloquially known as Agenda 2030.[2] 

The 17 SDGs are: (1) No Poverty, (2) Zero Hunger, (3) Good Health and Well-being, 

(4) Quality Education, (5) Gender Equality, (6) Clean Water and Sanitation, (7) Affordable 

and Clean Energy, (8) Decent Work and Economic Growth, (9) Industry, Innovation and 

Infrastructure, (10) Reducing Inequality, (11) Sustainable Cities and Communities, 

(12) Responsible Consumption and Production, (13) Climate Action, (14) Life Below 

Water, (15) Life On Land, (16) Peace, Justice, and Strong Institutions, (17) Partnerships 

for the Goals. 

Though the goals are broad and interdependent, two years later (6 July 2017) the SDGs 

were made more "actionable" by a UN Resolution adopted by the General Assembly. The 

resolution identifies specific targets for each goal, along with indicators that are being used 

to measure progress toward each target.[3] The year by which the target is meant to be 

achieved is usually between 2020 and 2030.[4] For some of the targets, no end date is given. 

To facilitate monitoring, a variety of tools exist to track and visualize progress towards the 

goals. All intend to make data more available and more easily understood.[5] For example, 

the online publication SDG-Tracker, launched in June 2018, presents available data across 

all indicators.[5] The SDGs pay attention to multiple cross-cutting issues, like gender 

equity, education, and culture cut across all of the SDGs. There were serious impacts and 

implications of the COVID-19 pandemic on all 17 SDGs in the year 2020.[6] 

Targets and indicators of the Sustainable development goals SDG’s): 
The 17 sustainable development goals identified into 169 specific goals, which monitored 

by 242 indicators. Some of the targets and its indicators are directly related to the 

development of the Spontaneous areas and others are in directly related, so as per my 

believes the related Goals and targets and indicators (from the 2030 Agenda for Sustainable 

Development) to the Spontaneous areas developments are as follows: 

 

Goal 1. End poverty in all its forms everywhere: 
Goals and targets 

(2030 Agenda for Sustainable 

Development) 

 

1.4 By 2030, ensure that all men and 
women, in particular the poor and the 
vulnerable, have equal rights to 
economic resources, as well as access 
to basic services, ownership and 
control over land and other forms of 
property, inheritance, natural 
resources, appropriate new 
technology and financial services, 
including microfinance 

1.4.1 Proportion of population living in 
households with access to basic 
services 

1.4.2 Proportion of total adult population 
with secure tenure rights to land, (a) 
with legally recognized 
documentation, and (b) who 
perceive their rights to land as 
secure, by sex and type of tenure 

https://en.wikipedia.org/wiki/Sustainable_Development_Goals#cite_note-:172-1
https://en.wikipedia.org/wiki/United_Nations_General_Assembly
https://en.wikipedia.org/wiki/United_Nations_General_Assembly_resolution
https://en.wikipedia.org/wiki/Sustainable_Development_Goals#cite_note-2
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_1
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_2
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_3
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_4
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_5
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_6
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_7
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_7
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_8
https://en.wikipedia.org/wiki/Industry,_Innovation_and_Infrastructure
https://en.wikipedia.org/wiki/Industry,_Innovation_and_Infrastructure
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_10
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_11
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_12
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_13
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_14
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_14
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_15
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_16
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_17
https://en.wikipedia.org/wiki/Sustainable_Development_Goal_17
https://en.wikipedia.org/wiki/United_Nations
https://en.wikipedia.org/wiki/List_of_Sustainable_Development_Goal_targets_and_indicators
https://en.wikipedia.org/wiki/Sustainable_Development_Goals#cite_note-:17-3
https://en.wikipedia.org/wiki/Sustainable_Development_Goals#cite_note-:0-4
https://en.wikipedia.org/wiki/Sustainable_Development_Goals#cite_note-SDGtracker-5
https://en.wikipedia.org/wiki/Sustainable_Development_Goals#cite_note-SDGtracker-5
https://en.wikipedia.org/wiki/COVID-19_pandemic
https://en.wikipedia.org/wiki/Sustainable_Development_Goals#cite_note-UNESC2020-6


134 
 

1.5 By 2030, build the resilience of the 
poor and those in vulnerable 
situations and reduce their exposure 
and vulnerability to climate-related 
extreme events and other economic, 
social and environmental shocks and 
disasters 

1.5.1 Number of deaths, missing persons 
and directly affected persons 
attributed to disasters per 100,000 
population  

1.5.2 Direct economic loss attributed to 
disasters in relation to global gross 
domestic product (GDP)  

1.5.3 Number of countries that adopt and 
implement national disaster risk 
reduction strategies in line with the 
Sendai Framework for Disaster Risk 
Reduction 2015–2030 

1.5.4 Proportion of local governments that 
adopt and implement local disaster 
risk reduction strategies in line with 
national disaster risk reduction 
strategies 

1.a Ensure significant mobilization of 
resources from a variety of sources, 
including through enhanced 
development cooperation, in order to 
provide adequate and predictable 
means for developing countries, in 
particular least developed countries, 
to implement programs and policies to 
end poverty in all its dimensions 

1.a.1 Proportion of domestically generated 
resources allocated by the 
government directly to poverty 
reduction programs  

1.a.2 Proportion of total government 
spending on essential services 
(education, health and social 
protection) 

1.a.3 Sum of total grants and non-debt-
creating inflows directly allocated to 
poverty reduction programs as a 
proportion of GDP 

1.b Create sound policy frameworks at 
the national, regional and 
international levels, based on pro-
poor and gender-sensitive 
development strategies, to support 

1.b.1 Proportion of government recurrent 
and capital spending to sectors that 
disproportionately benefit women, 
the poor and vulnerable groups  

 

 
Goal 4. Ensure inclusive and equitable quality education and promote lifelong learning 
opportunities for all: 
 

 

4.a Build and upgrade education 
facilities that are child, disability 
and gender sensitive and provide 
safe, non-violent, inclusive and 

 

4.a.1 Proportion of schools with access to: 
(a) electricity. 
(b) the Internet for pedagogical 
purposes. 
(c) computers for pedagogical 
purposes. 
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effective learning environments 
for all  

 

(d) adapted infrastructure and 
materials for students with 
disabilities. 

(e) basic drinking water. 
(f) single-sex basic sanitation 
facilities; and 
(g) basic handwashing facilities (as 

per the WASH indicator 
definitions). 

 
Goal 5. Achieve gender equality and empower all women and girls.  
 
5.a Undertake reforms to give women 

equal rights to economic resources, as well 

as access to ownership and control over 

land and other forms of property, financial 

services, inheritance and natural resources, 

in accordance with national laws  

5.a.2 Proportion of countries where the 
legal framework (including customary law) 
guarantees women’s equal rights to 
landownership and/or control  
 

 
 
 
 
 
Goal 6. Ensure availability and sustainable management of water and sanitation for all: 
 

6.1 By 2030, achieve universal and 
equitable access to safe and affordable 
drinking water for all  

6.1.1 Proportion of population using safely 
managed drinking water services  

6.2 By 2030, achieve access to adequate 
and equitable sanitation and hygiene for 
all and end open defecation, paying 
special attention to the needs of women 
and girls and those in vulnerable 
situations  

6.2.1 Proportion of population using (a) 
safely managed sanitation services and (b) 
a hand-washing facility with soap and 
water  

6.3 By 2030, improve water quality by 
reducing pollution, eliminating dumping 
and minimizing release of hazardous 
chemicals and materials, halving the 
proportion of untreated wastewater and 
substantially increasing recycling and safe 
reuse globally  

6.3.1 Proportion of wastewater safely 
treated  

6.3.2 Proportion of bodies of water with 
good ambient water quality 

6.4 By 2030, substantially increase water-
use efficiency across all sectors and 

6.4.1 Change in water-use efficiency over 
time  
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ensure sustainable withdrawals and 
supply of freshwater to address water 
scarcity and substantially reduce the 
number of people suffering from water 
scarcity  

6.4.2 Level of water stress: freshwater 
withdrawal as a proportion of available 
freshwater resources 

6.5 By 2030, implement integrated water 
resources management at all levels, 
including through transboundary 
cooperation as appropriate  

6.5.1 Degree of integrated water 
resources management implementation 
(0–100)  
 

6.5.2 Proportion of transboundary basin 
area with an operational arrangement for 
water cooperation 

6.6 By 2020, protect and restore water-
related ecosystems, including mountains, 
forests, wetlands, rivers, aquifers and 
lakes  

6.6.1 Change in the extent of water-
related ecosystems over time  

6.a By 2030, expand international 
cooperation and capacity-building 
support to developing countries in water- 
and sanitation-related activities and 
programmes, including water harvesting, 
desalination, water efficiency, wastewater 
treatment, recycling and reuse 
technologies  

6.a.1 Amount of water- and sanitation-
related official development assistance 
that is part of a government-coordinated 
spending plan  

 
Goal 7.  Ensure access to affordable, reliable, sustainable and modern energy for all. 

7.1 By 2030, ensure universal access to 
affordable, reliable and modern energy 
services. 

7.1.1 Proportion of population with access 
to electricity.  

7.1.2 Proportion of population with 
primary reliance on clean fuels and 
technology. 

7.2 By 2030, increase substantially the 
share of renewable energy in the global 
energy mix. 

7.2.1 Renewable energy share in the total 
final energy consumption. 

7.3 By 2030, double the global rate of 
improvement in energy efficiency. 

7.3.1 Energy intensity measured in terms 
of primary energy and GDP. 

By 2030, enhance international 
cooperation to facilitate access to clean 
energy research and technology, including 
renewable energy, energy efficiency and 
advanced and cleaner fossil-fuel 
technology, and promote investment in 
energy infrastructure and clean energy 
technology. 

7.a.1 International finances to developing 
countries in support of clean energy 
research and development and renewable 
energy production, including in hybrid 
systems. 
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7.b By 2030, expand infrastructure and 
upgrade technology for supplying modern 
and sustainable energy services for all in 
developing countries, in particular least 
developed countries, small island 
developing States and landlocked 
developing countries, in accordance with 
their respective programmes of support. 

7.b.1 Investments in energy efficiency as a 
proportion of GDP and the amount of 
foreign direct investment in financial 
transfer for infrastructure and technology 
to sustainable development services. 

 
Goal 8. Promote sustained, inclusive and sustainable economic growth, full and 
productive employment and decent work for all. 

8.1 Sustain per capita economic growth in 
accordance with national circumstances 
and, in particular, at least 7 per cent gross 
domestic product growth per annum in 
the least developed countries 

8.1.1 Annual growth rate of real GDP per 
capita 

8.2 Achieve higher levels of economic 
productivity through diversification, 
technological upgrading and innovation, 
including through a focus on high value 
added and labour-intensive sectors 

8.2.1 Annual growth rate of real GDP per 
employed person 

8.4 Improve progressively, through 2030, 
global resource efficiency in consumption 
and production and endeavor to decouple 
economic growth from environmental 
degradation, in accordance with the 10-
Year Framework of Programmes on 
Sustainable Consumption and Production, 
with developed countries taking the lead 

8.4.1 Material footprint, material 
footprint per capita, and material 
footprint per GDP  

8.4.2 Domestic material consumption, 
domestic material consumption per 
capita, and domestic material 
consumption per GDP 

8.5 By 2030, achieve full and productive 
employment and decent work for all 
women and men, including for young 
people and persons with disabilities, and 
equal pay for work of equal value 

8.5.1 Average hourly earnings of female 
and male employees, by occupation, age 
and persons with disabilities 

8.5.2 Unemployment rate, by sex, age and 
persons with disabilities 

8.6 By 2020, substantially reduce the 
proportion of youth not in employment, 
education or training  

8.6.1 Proportion of youth (aged 15–24 
years) not in education, employment or 
training 

8.7 Take immediate and effective 
measures to eradicate forced labor, end 
modern slavery and human trafficking and 
secure the prohibition and elimination of 
the worst forms of child labor, including 
recruitment and use of child soldiers, and 
by 2025 end child labor in all its forms 

8.7.1 Proportion and number of children 
aged 5–17 years engaged in child labor, by 
sex and age 
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8.8 Protect labor rights and promote safe 
and secure working environments for all 
workers, including migrant workers, in 
particular women migrants, and those in 
precarious employment 

8.8.1 Frequency rates of fatal and non-
fatal occupational injuries, by sex and 
migrant status 

8.8.2 Level of national compliance with 
labor rights (freedom of association and 
collective bargaining) based on 
International Labor Organization (ILO) 
textual sources and national legislation, by 
sex and migrant status 

8.10 Strengthen the capacity of domestic 
financial institutions to encourage and 
expand access to banking, insurance and 
financial services for all 

8.10.1 (a) Number of commercial bank 
branches per 100,000 adults and (b) 
number of automated teller machines 
(ATMs) per 100,000 adults  

8.10.2 Proportion of adults (15 years and 
older) with an account at a bank or other 
financial institution or with a mobile-
money-service provider 

8.b By 2020, develop and operationalize a 
global strategy for youth employment and 
implement the Global Jobs Pact of the 
International Labor Organization  

8.b.1 Existence of a developed and 
operationalized national strategy for 
youth employment, as a distinct strategy 
or as part of a national employment 
strategy 

 
 
Goal 9. Build resilient infrastructure, promote inclusive and sustainable industrialization 
and foster innovation. 

9.1 Develop quality, reliable, sustainable 
and resilient infrastructure, including 
regional and transborder infrastructure, 
to support economic development and 
human well-being, with a focus on 
affordable and equitable access for all 

9.1.1 Proportion of the rural population 
who live within 2 km of an all-season road  

9.1.2 Passenger and freight volumes, by 
mode of transport 

9.2 Promote inclusive and sustainable 
industrialization and, by 2030, 
significantly raise industry’s share of 
employment and gross domestic 
products, in line with national 
circumstances, and double its share in 
least developed countries 

9.2.1 Manufacturing value added as a 
proportion of GDP and per capita  

9.2.2 Manufacturing employment as a 
proportion of total employment 

9.3 Increase the access of small-scale 
industrial and other enterprises, in 
particular in developing countries, to 
financial services, including affordable 

9.3.1 Proportion of small-scale industries in 
total industry value added 

9.3.2 Proportion of small-scale industries 
with a loan or line of credit 
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credit, and their integration into value 
chains and markets 

9.4 By 2030, upgrade infrastructure and 
retrofit industries to make them 
sustainable, with increased resource-use 
efficiency and greater adoption of clean 
and environmentally sound technologies 
and industrial processes, with all 
countries taking action in accordance 
with their respective capabilities 

9.4.1 CO2 emission per unit of added. 
  

9.5 Enhance scientific research, upgrade 
the technological capabilities of 
industrial sectors in all countries, in 
particular developing countries, 
including, by 2030, encouraging 
innovation and substantially increasing 
the number of research and 
development workers per 1 million 
people and public and private research 
and development spending 

9.5.1 Research and development 
expenditure as a proportion of GDP 

9.5.2 Researchers (in full-time equivalent) 
per million inhabitants 

9.a Facilitate sustainable and resilient 
infrastructure development in 
developing countries through enhanced 
financial, technological and technical 
support to African countries, least 
developed countries, landlocked 
developing countries and small island 
developing States 

9.a.1 Total official international support 
(official development assistance plus other 
official flows) to infrastructure 

9.b Support domestic technology 
development, research and innovation in 
developing countries, including by 
ensuring a conducive policy environment 
for, inter alia, industrial diversification 
and value addition to commodities 

9.b.1 Proportion of medium and high-tech 
industry value added in total value added 
 
 
  

9.c Significantly increase access to 
information and communications 
technology and strive to provide 
universal and affordable access to the 
Internet in least developed countries by 
2020 

9.c.1 Proportion of population covered by a 
mobile network, by technology 

 
Goal 10. Reduce inequality within and among countries! 

10.1 By 2030, progressively achieve and 
sustain income growth of the bottom 40 

10.1.1 Growth rates of household 
expenditure or income per capita among 
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per cent of the population at a rate higher 
than the national average 

the bottom 40 per cent of the population 
and the total population 

By 2030, empower and promote the 
social, economic and political inclusion of 
all, irrespective of age, sex, disability, race, 
ethnicity, origin, religion or economic or 
other status 

10.2.1 Proportion of people living below 
50 per cent of median income, by sex, age 
and persons with disabilities 

10.4 Adopt policies, especially fiscal, wage 
and social protection policies, and 
progressively achieve greater equality 

10.4.1 Labor share of GDP, comprising 
wages and social protection transfers 

10.5 Improve the regulation and 
monitoring of global financial markets and 
institutions and strengthen the 
implementation of such regulations 

10.5.1 Financial Soundness Indicators 

 
Goal 11. Make cities and human settlements inclusive, safe, resilient and sustainable. 

11.1 By 2030, ensure access for all to 
adequate, safe and affordable housing 
and basic services and upgrade slums 

11.1.1 Proportion of urban population 
living in slums, informal settlements or 
inadequate housing 

11.2 By 2030, provide access to safe, 
affordable, accessible and sustainable 
transport systems for all, improving road 
safety, notably by expanding public 
transport, with special attention to the 
needs of those in vulnerable situations, 
women, children, persons with disabilities 
and older persons 

11.2.1 Proportion of population that has 
convenient access to public transport, by 
sex, age and persons with disabilities 

11.3 By 2030, enhance inclusive and 
sustainable urbanization and capacity for 
participation, integrated and sustainable 
human settlement planning and 
management in all countries 

11.3.1 Ratio of land consumption rate to 
population growth rate  

11.3.2 Proportion of cities with a direct 
participation structure of civil society in 
urban planning and management that 
operate regularly and democratically 

11.5 By 2030, significantly reduce the 
number of deaths and the number of 
people affected and substantially 
decrease the direct economic losses 
relative to global gross domestic product 
caused by disasters, including water-
related disasters, with a focus on 
protecting the poor and people in 
vulnerable situations 

11.5.1 Number of deaths, missing persons 
and directly affected persons attributed to 
disasters per 100,000 population 

11.5.2 Direct economic loss in relation to 
global GDP, damage to critical 
infrastructure and number of disruptions 
to basic services, attributed to disasters 

11.6 By 2030, reduce the adverse per 
capita environmental impact of cities, 

11.6.1 Proportion of urban solid waste 
regularly collected and with adequate final 



141 
 

including by paying special attention to air 
quality and municipal and other waste 
management 

discharge out of total urban solid waste 
generated by cities 

11.6.2 Annual mean levels of fine 
particulate matter (e.g. PM2.5 and PM10) 
in cities (population weighted) 

11.7 By 2030, provide universal access to 
safe, inclusive and accessible, green and 
public spaces, in particular for women and 
children, older persons and persons with 
disabilities 

11.7.1 Average share of the built-up area 
of cities that is open space for public use 
for all, by sex, age and persons with 
disabilities 

11.a Support positive economic, social and 
environmental links between urban, peri-
urban and rural areas by strengthening 
national and regional development 
planning 

11.a.1 Proportion of population living in 
cities that implement urban and regional 
development plans integrating population 
projections and resource needs, by size of 
city 

11.b By 2020, substantially increase the 
number of cities and human settlements 
adopting and implementing integrated 
policies and plans towards inclusion, 
resource efficiency, mitigation and 
adaptation to climate change, resilience to 
disasters, and develop and implement, in 
line with the Sendai Framework for 
Disaster Risk Reduction 2015–2030, 
holistic disaster risk management at all 
levels 

11.b.1 Number of countries that adopt 
and implement national disaster risk 
reduction strategies in line with the Sendai 
Framework for Disaster Risk Reduction 
2015–2030  

11.b.2 Proportion of local governments 
that adopt and implement local disaster 
risk reduction strategies in line with 
national disaster risk reduction strategies 

11.c Support least developed countries, 
including through financial and technical 
assistance, in building sustainable and 
resilient buildings utilizing local materials 

11.c.1 Proportion of financial support to 
the least developed countries that is 
allocated to the construction and 
retrofitting of sustainable, resilient and 
resource-efficient buildings utilizing local 
materials 

Goal 12. Ensure sustainable consumption and production patterns. 

12.1 Implement the 10-Year Framework of 
Programmes on Sustainable Consumption 
and Production Patterns, all countries 
taking action, with developed countries 
taking the lead, taking into account the 
development and capabilities of 
developing countries 

12.1.1 Number of countries with 
sustainable consumption and production 
(SCP) national action plans or SCP 
mainstreamed as a priority or a target into 
national policies 

12.2 By 2030, achieve sustainable 
management and efficient use of natural 
resources 

12.2.1 Material footprint, material 
footprint per capita, and material 
footprint per GDP 
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12.2.2 Domestic material consumption, 
domestic material consumption per 
capita, and domestic material 
consumption per GDP 

12.4 By 2020, achieve the environmentally 
sound management of chemicals and all 
waste throughout their life cycle, in 
accordance with agreed international 
frameworks, and significantly reduce their 
release to air, water and soil in order to 
minimize their adverse impacts on human 
health and the environment 

12.4.1 Number of parties to international 
multilateral environmental agreements 
on hazardous waste, and other chemicals 
that meet their commitments and 
obligations in transmitting information as 
required by each relevant agreement  

12.4.2 Hazardous waste generated per 
capita, and proportion of hazardous waste 
treated, by type of treatment 

12.5 By 2030, substantially reduce waste 
generation through prevention, 
reduction, recycling and reuse 

12.5.1 National recycling rate, tons of 
material recycled 

12.a Support developing countries to 
strengthen their scientific and 
technological capacity to move towards 
more sustainable patterns of consumption 
and production  

12.a.1 Amount of support to developing 
countries on research and development 
for sustainable consumption and 
production and environmentally sound 
technologies 

12.c Rationalize inefficient fossil-fuel 
subsidies that encourage wasteful 
consumption by removing market 
distortions, in accordance with national 
circumstances, including by restructuring 
taxation and phasing out those harmful 
subsidies, where they exist, to reflect their 
environmental impacts, taking fully into 
account the specific needs and conditions 
of developing countries and minimizing 
the possible adverse impacts on their 
development in a manner that protects 
the poor and the affected communities 

12.c.1 Number of fossil-fuel subsidies per 
unit of GDP (production and consumption) 
and as a proportion of total national 
expenditure on fossil fuels 

 
Goal 13. Take urgent action to combat climate change and its impacts. 

13.1 Strengthen resilience and adaptive 
capacity to climate-related hazards and 
natural disasters in all countries 

13.1.1 Number of deaths, missing persons 
and directly affected persons attributed to 
disasters per 100,000 population  

13.1.2 Number of countries that adopt and 
implement national disaster risk reduction 
strategies in line with the Sendai 
Framework for Disaster Risk Reduction 
2015–2030 



143 
 

13.1.3 Proportion of local governments 
that adopt and implement local disaster 
risk reduction strategies in line with 
national disaster risk reduction strategies 

13.2 Integrate climate change measures 
into national policies, strategies and 
planning 

13.2.1 Number of countries that have 
communicated the establishment or 
operationalization of an integrated 
policy/strategy/plan which increases their 
ability to adapt to the adverse impacts of 
climate change, and foster climate 
resilience and low greenhouse gas 
emissions development in a manner that 
does not threaten food production 
(including a national adaptation plan, 
nationally determined contribution, 
national communication, biennial update 
report or other) 

13.b Promote mechanisms for raising 
capacity for effective climate change-
related planning and management in least 
developed countries and small island 
developing States, including focusing on 
women, youth and local and marginalized 
communities 

13.b.1 Number of least developed 
countries and small island developing 
States that are receiving specialized 
support, and amount of support, including 
finance, technology and capacity-building, 
for mechanisms for raising capacities for 
effective climate change-related planning 
and management, including focusing on 
women, youth and local and marginalized 
communities 

 
Goal 14. Conserve and sustainably use the oceans, seas and marine resources for 
sustainable development. 

14.1 By 2025, prevent and significantly 
reduce marine pollution of all kinds, in 
particular from land-based activities, 
including marine debris and nutrient 
pollution 

14.1.1 Index of coastal eutrophication and 
floating plastic debris density 

14.7 By 2030, increase the economic 
benefits to small island developing States 
and least developed countries from the 
sustainable use of marine resources, 
including through sustainable 
management of fisheries, aquaculture and 
tourism 

14.7.1 Sustainable fisheries as a 
proportion of GDP in small island 
developing States, least developed 
countries and all countries 

14.c Enhance the conservation and 
sustainable use of oceans and their 

14.c.1 Number of countries making 
progress in ratifying, accepting and 
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resources by implementing international 
law as reflected in the United Nations 
Convention on the Law of the Sea, which 
provides the legal framework for the 
conservation and sustainable use of 
oceans and their resources, as recalled in 
paragraph 158 of “The future we want”  

implementing through legal, policy and 
institutional frameworks, ocean-related 
instruments that implement international 
law, as reflected in the United Nations 
Convention on the Law of the Sea, for the 
conservation and sustainable use of the 
oceans and their resources 

 
Goal 15. Protect, restore and promote sustainable use of terrestrial ecosystems, 
sustainably manage forests, combat desertification, and halt and reverse land 
degradation and halt biodiversity loss. 

15.1 By 2020, ensure the conservation, 
restoration and sustainable use of 
terrestrial and inland freshwater 
ecosystems and their services, in 
particular forests, wetlands, mountains 
and drylands, in line with obligations 
under international agreements 

15.1.1 Forest area as a proportion of total 
land area  

15.1.2 Proportion of important sites for 
terrestrial and freshwater biodiversity 
that are covered by protected areas, by 
ecosystem type 

15.2 By 2020, promote the 
implementation of sustainable 
management of all types of forests, halt 
deforestation, restore degraded forests 
and substantially increase afforestation 
and reforestation globally 

15.2.1 Progress towards sustainable 
forest management 

15.a Mobilize and significantly increase 
financial resources from all sources to 
conserve and sustainably use biodiversity 
and ecosystems 

15.a.1 Official development assistance 
and public expenditure on conservation 
and sustainable use of biodiversity and 
ecosystems 

 
Goal 16. Promote peaceful and inclusive societies for sustainable development, provide 
access to justice for all and build effective, accountable and inclusive institutions at all 
levels. 

16.4 By 2030, significantly reduce illicit 
financial and arms flows, strengthen the 
recovery and return of stolen assets and 
combat all forms of organized crime 

16.4.1 Total value of inward and outward 
illicit financial flows (in current United 
States dollars)  

16.4.2 Proportion of seized, found or 
surrendered arms whose illicit origin or 
context has been traced or established by 
a competent authority in line with 
international instruments 

16.5 Substantially reduce corruption and 
bribery in all their forms  

16.5.1 Proportion of people who had at 
least one contact with a public official and 
who paid a bribe to a public official, or 
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were asked for a bribe by those public 
officials, during the previous 12 months 

16.5.2 Proportion of businesses that had 
at least one contact with a public official 
and that paid a bribe to a public official, or 
were asked for a bribe by those public 
officials during the previous 12 months 

16.6 Develop effective, accountable and 
transparent institutions at all levels 

16.6.1 Primary government expenditures 
as a proportion of original approved 
budget, by sector (or by budget codes or 
similar)  

16.6.2 Proportion of population satisfied 
with their last experience of public 
services 

 
Goal 17. Strengthen the means of implementation and revitalize the Global Partnership 
for Sustainable Development 
 
Finance 

17.1 Strengthen domestic resource 
mobilization, including through 
international support to developing 
countries, to improve domestic capacity 
for tax and other revenue collection  

17.1.1 Total government revenue as a 
proportion of GDP, by source 

17.1.2 Proportion of domestic budget 
funded by domestic taxes 

17.3 Mobilize additional financial 
resources for developing countries from 
multiple sources  

17.3.1 Foreign direct investment (FDI), 
official development assistance and 
South-South cooperation as a proportion 
of total domestic budget 

17.3.2 Volume of remittances (in United 
States dollars) as a proportion of total GDP 

17.4 Assist developing countries in 
attaining long-term debt sustainability 
through coordinated policies aimed at 
fostering debt financing, debt relief and 
debt restructuring, as appropriate, and 
address the external debt of highly 
indebted poor countries to reduce debt 
distress  

17.4.1 Debt service as a proportion of 
exports of goods and services 

17.5 Adopt and implement investment 
promotion regimes for least developed 
countries 

17.5.1 Number of countries that adopt 
and implement investment promotion 
regimes for least developed countries 

 
Technology 
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17.7 Promote the development, transfer, 
dissemination and diffusion of 
environmentally sound technologies to 
developing countries on favorable terms, 
including on concessional and preferential 
terms, as mutually  

17.7.1 Total amount of approved funding 
for developing countries to promote the 
development, transfer, dissemination and 
diffusion of environmentally sound 
technologies 

agreed 17.8 Fully operationalize the 
technology bank and science, technology 
and innovation capacity-building 
mechanism for least developed countries 
by 2017 and enhance the use of enabling 
technology, in particular information and 
communications technology 

17.8.1 Proportion of individuals using the 
Internet 

 
Capacity-building 

17.9 Enhance international support for 
implementing effective and targeted 
capacity-building in developing countries 
to support national plans to implement all 
the Sustainable Development Goals, 
including through NorthSouth, South-
South and triangular cooperation  

17.9.1 Dollar value of financial and 
technical assistance (including through 
North-South, South-South and triangular 
cooperation) committed to developing 
countries 

 
Trade 

17.11 Significantly increase the exports of 
developing countries, in particular with a 
view to doubling the least developed 
countries’ share of global exports by 2020  

17.11.1 Developing countries and least 
developed countries’ share of global 
exports 

 
Systemic issues  
Policy and institutional coherence 

17.13 Enhance global macroeconomic 
stability, including through policy 
coordination and policy coherence  

17.13.1 Macroeconomic Dashboard 

17.14 Enhance policy coherence for 
sustainable development  

17.14.1 Number of countries with 
mechanisms in place to enhance policy 
coherence of sustainable development 

 
Data, monitoring and accountability 

17.19 By 2030, build on existing initiatives 
to develop measurements of sustainable 
development that complement gross 
domestic products, and support statistical 
capacity-building in developing countries  

17.19.1 Dollar value of all resources made 
available to strengthen statistical capacity 
in developing countries 

17.19.2 Proportion of countries that (a) 
have conducted at least one population 
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and housing census in the last 10 years; 
and (b) have achieved 100 per cent birth 
registration and 80 per cent death 
registration 

 
1. https://en.wikipedia.org/wiki/Sustainable_Development_Goals. 
2.  Global indicator framework for the Sustainable Development Goals and targets 

of the 2030 Agenda for Sustainable Development/ 
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