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SAIDA (SIDON) 
 
9.0 Geographic Context 
 
Located 35 Km south of Beirut, along the Mediterranean coast, Saida sits at the edge of now 
severely eroded agricultural plains, especially citrus orchards. The administrative center for the 
province of the South, which includes the cities of Sour and Bint Jbeil, the city is subdivided into 
three cadastral zones; the historic core, the Dekerman and Wastani. In the last two decades the 
city has witnessed phenomenal growth and urbanization, over its adjacent hillside. In turn, this 
rapid and often uncontrolled urbanization has eroded much of the citrus and other orchards for 
which the city was famous (Photo 1).   
 

  
 Photo 1 Saida Waterfront and Sea Castle 
 
 
9.1 Overview of Obstacles to Cultural Preservation and Urban Development 
 
Obstacles to the development of a cultural heritage and urban development project at the national 
scale are compounded even further within the micro-environment of Saida by the particularities 
of its geographic, social and economic constitution.  

• Geographically located on the periphery of the zones of which it is an administrative 
center, the city has little influence on the regions, which it oversees. This position was 
further eroded with the administrative split of the province of South Lebanon into two 
units, the first led by Saida and including the cazas of Jezzine and Sour, the second by 
Nabatiyeh and Zahrani including the districts  of Marjayoun, Hasbaya and Bint Jbeil. 

• Saida’s close proximity to Beirut and recent ease of access provided by the new 
highways are quickly transforming the city into a transitional node for travelers between 
the capital and the south of the country. 

• Fast and uncontrolled urban development over the past two decades has almost 
eradicated the city’s citrus orchards, once its most important industry. 

• Isolated and inhabited primarily by lower income Lebanese and Palestinians, the historic 
core is completely marginal to the rest of the city. 

• The singular social makeup of the old city makes it particularly sensitive to any 
projected interventions.   

• Access to the historic core is restricted to its northern edge along the waterfront. 
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9.2 Historic Fabric and Sites of Cultural or Touristic Significance The construction of the 
new corniche and the expansion of the port have isolated the city from its natural connections to 
the port and the sea.  
 
9.2.1 Historic and Cultural Sites 
 
Archaeological remains of Saida’s long and rich history are sporadic at best. Famous in 
antiquity for its merchandise, alluded to in the Bible, the city’s contemporary historic sites 
include the sea and land castles, the necropolis and various other monuments in and around the 
old city including several khans, mosques and madrassas (see Map 1).  
 
The earliest settlement in Saida dates back to the 5th-4th millennium BC. This Chalcolithic 
village made of round huts was discovered in the Dakerman area and continues to be accessible 
today. Even though a prosperous Phoenician city, united with Sour under one kingdom in the 
first millennium BC, no archaeological remains have been discovered.1 Of the Persian period 
(6th-4th century BC), during which Saida became the capital of a wealthy province only the 
Temple of Eshmun (main god of Saida) northeast of the city has been found thus far. 
 
Among archaeologists, the city owes its reputation to the 1st millennium BC royal 
necropoles, which straddle the ancient settlement to the east and to the south. There, some 
of the most beautiful Saidaian sarcophagi of the Persian and Hellenic periods were found: some 
are exhibited in the Louvre, some in the Istanbul Museum and others in Beirut’s National 
Museum. These necropoles are inaccessible today: some were destroyed by the urbanization on 
the hills of Helaliyye, Bramiye and Qiyaa, and a thorough survey is needed to assess their present 
condition. The royal necropolis of Mgharet Tabloun, south of Saida, where the famous 
sarcophagus of Eshmunazar has been unearthed is threatened by the proximity of the Ain al-
Helwe refugee camp.  
 
The Roman, Byzantine and early Islamic cities have not been excavated and no remains 
from these periods can be seen on the site. From the Medieval period, Crusader sea and land 
castles are still partly preserved. The Land Castle is disintegrating and off limits to visitors. Its 
conservation will require millions of dollars according to the municipality. Both castles are 
suffering from decay and have lost much of their architectural components due to Israeli attacks, 
neglect and the effects of nature.  
 
Despite severe decay, Saida’s public image continues to be associated with its Sea Castle, the 
main tourist attraction in the city.  

                                                 
1 During this period, Saida was known as the metropolis, the mother of all Phoenician cities, and ancient 
writers used the generic term Saidaians to speak of all the inhabitants of the Lebanese coast. 
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Map 1 Historic and Cultural Sites 
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9.2.2   Master Plans and Classified Monuments 
 
The existing historic core of Saida continuously occupied since antiquity, contains a mix of 
monuments - residential, commercial, secular and religious - most of which date back to 
400 years of Ottoman rule. In particular various buildings have been attributed to Prince Fakhr 
Eddine, in the 17th century. These include his palace to the south west of the great mosque, as 
well as various khans to the north of the city. In addition, the city also contains a host of private 
residences, such as the Hammoud home, or the Debbaneh residence, dating back to the same 
century. Moreover, many of the mosques, churches and other structures standing today were 
constructed over the remains of earlier structures, such as temples etc.  
 
Another primary historic site is the church of St. Paul, originally the medieval cathedral of 
Saida and according to Biblical tradition the site of St. Paul’s visit to Saida. As a result of the 
schism, which took place in the Christian faith in 1742 and the creation of the Eastern Catholic 
church, the  structure was divided into two parts, one owned by the Orthodox Waqf, the other by 
the Catholic Waqf. Furthermore, the splitting of the church also impacted the distribution of 
church property in Saida. Currently, the Catholic Waqf owns more property in Saida than the 
much older Orthodox Waqf. 
 
Other classified monuments in Saida include the Debbaneh Palace, Khan al-Franj, the Omari 
Mosque  and Hamman al-Ward (see Map 1). 
 
 
9.2.3 Physical and Urban Characteristics 
 
Constructed on the edge of a small hill along the Mediterranean coast, the city remained 
enclosed within its walls until the 20th century. As aerial views indicate, sites adjacent to the 
city were covered with garden and orchards, especially citrus fields. Today the city’s urban 
explosion is evident in the progressive encroachment of structures over all of its surrounding hills 
and along its coastline. Its population, a mere 15,000 in 1946 is around 65,000-70,000 (see Aerial 
Views).  
 
Concrete installations in the new port have destroyed Saida’s once picturesque harbor (see 
photo 1). The city has also lost one of its main natural attractions, its gardens, for which it had 
been famous in the not-too-distant past. Today, the land surrounding the city and the hills 
overlooking it are stacked with high-rise buildings. The most important natural attraction remains 
the Awwali River, which still flows in its natural bed and is surrounded by rich vegetation. Its 
banks have turned into picnic sites, primarily for local inhabitants. 
 
The old city of Saida, a dense urban conglomeration of low-income inhabitants suffers from 
infrastructural deficiencies namely electricity and water. Work undertaken was only partially 
completed. For example, electricity was provided, but the cables were left hanging on the walls in 
the old city. Drinking water was also provided. However, the new sewage network remains 
inadequate resulting in street flooding in times of severe rainstorms.  
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     Aerial View of Saida 1946 
 
 
 
       
 
 
 
  

     Aerial View of Saida, 1994 
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9.2.4 Visitor Experience and Site Management 
 
 
Tourists filter into the city on occasional basis, mainly when they come as individuals and 
not as groups. No signage exists in the maze of streets that make up the old city and no official 
tourist maps are available. The unsanitary conditions of some areas in the old city undermine its 
potential as a unique urban environment.  
 
However, since the rehabilitation of the Audi soap factory, an increasing number of tourists 
both local and international have visited Saida’s historic core. Many of those, especially local 
tourists, are school or group trips. In addition to brochures about the factory, the foundation also 
distributes a small pamphlet listing Saida’s monuments as well as a map of the city. 
 
At the same time, with the exception of the rest house, Saida in general and the old city in 
particular lack visitor facilities such as restaurants and hotels. No information booths exist, 
nor public bathrooms and other such facilities, while site-management is restricted to the Sea 
Castle.   
 
Both, regularly excavated sites and accidental discoveries are not documented. In the long 
run, this will constitute a major problem for site managers who wish to properly present the site to 
the public. 
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9.3 Stakeholders and 
Significant Case 
Studies: Impact on 
Project Approach 
 

Stakeholders in Saida are composed of government 
institutions, directly affected groups and indirectly affected 
groups. Government institutions include national institutions such 
as the DGA and DGU, and the municipality. Directly affected 
groups comprise residents, community groups, property owners, 
local fishermen, and indirectly affected groups include local 
NGO’s who deal with cultural issues or capacity building in the 
community. The importance of these different stakeholders 
will, to a large degree, be contingent upon the project action 
envisioned. In this context, project designs have to be flexible and 
responsive to change. 
 
In what follows a rapid assessment of the stakeholders in 
historic Saida and the projects some have been involved in 
were used to assess the current impact of their actions and 
their potential relevance to different project elements. The 
scale of measure used is 1-5, while their impact was indicated as 
either positive or negative and sometimes both where the intent is 
sound but the application problematic. 
 
This assessment can be summed up under the following headings: 
 
1. Given the delicate social constitution of the city, and the 
depressed economic status of its inhabitants, community 
participation will be paramount to the success of the project.  
 
2. Local NGO’s that have been involved in community related 
projects could be involved as key mediators with local 
inhabitants. However, they should also be encouraged to shift 
their project approach from philanthropy to effective community 
development.  
 
3. The centrality of the municipality, local property owners 
and residents in any proposed project is quite evident. Unlike 
Tripoli, a few wealthy private property owners have been 
increasingly involved in the rehabilitation of different parts of the 
historic city, making them pivotal players in any urban 
regeneration efforts. 
 
4. Current restoration and rehabilitation criteria and the 
unevenness of application are detrimental to renovation efforts. In 
the light of the current population profile, a revision of these 
standards and the provision of subsidies would be of extreme 
benefit to the project.  
 
5. Project approach has to focus on the urban fabric and 
structures directly related to daily communal life rather than on 
the rehabilitation of monuments, as has been the case thus far. As 
in the post Israeli invasion, community participation can be made a 
key component of this process.  
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Physical Rehabilitation Urban Regneration 

Stakeholder Site 
Operation

Preservation, 
Conservation

Restoration, 
Rehabilitation

Master Plans Infra-
structure

Project 
Design & 
Priorities

Community 
Development

Institutions
MOT 5           -
MOC, DGA 5            - 5                   - 5                + - 4 2
MTPW, 
Maritime 
Property 5                 + - 4
MTPW, DGU 5 3 5 5 3
Municipality 5           -+ 5                  - 5                + - 5 5 5 4
CDR 5 5 4
Cultural & 
Educational
LU, AUB, 
Foreign 1                 ++ 2                  + 1
Community
Private 
Owners 4                 - 4                - 5
Debbaneh 
Family 1
Audi Family 5 2
Waqfs
The Sunni 
Waqf 2                    +3                    + 2
Catholic 1
Orthodox 1 1
Maronite 2                  + -2                  + - 1
Tenants 4                   - 2                    - 3
Squatters 1                   -                       - 1
Commercants 4
Political 
Parties
Hariri Group 3
Al-Tanzim al-
Shaabi al- 3
NGO's, 
Cultural
Sidon al-
Turath, 2                   + 4                    + 3
CAES 1
NGO's, 
Development
Hariri 
Foundation 4
Al Tanzim 4
The NGO 
Assembly 5 5
International
Spanish 
Government 0
UNESCO 2
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9.3.1 National 
stakeholders with 
direct influence in 
Saida 
 
Ministry of Culture, 
DGA  
 
 
 
 
Ministry of 
Transport and 
Public Works, DGU 
 
 
 
 
 
9.3.2 Local 
Stakeholders 
 
Institutional  
 
The Municipality  
 
 
 
 
 
 
 
 
 
 
 
 
 
Cultural/Educational  
 
 
AUB, LAU and 
foreign groups 
 
 
 

 
 
 
 
 
Relatively inactive in the city, the DGA is responsible, as in other 
parts of the country for the issuing of rehabilitation permits. It also 
owns the Land and Sea castles as well as the archaeological site 
adjacent to the old city.  
 
 
The DGU has commissioned the rehabilitation of the city’s 
waterfront and the transformation of the port area into a high- 
speed link to Omran, the architecture office of Jordanian architect 
Rasem Badran. All efforts are being coordinated by the DGU and 
Saida, Patrimoine et Environment.  The Ministry will also be 
involved through the construction of the new port if it takes place 
as planned.  
 
 
 
 
 
 
The municipality of Saida fully supports local rehabilitation 
efforts in the historic city. However, limited financial and human 
resources have reduced the role of the municipality to simply 
providing permits and streamlining procedures, mainly for both 
the Hariri Foundation and Audi Foundation, the most active 
groups in cultural heritage restoration in the old city. Furthermore, 
despite repeated efforts, cooperation with other government 
institutions, such as the DGU, has been quite limited. The 
municipality complains that the DGU does not consult with them 
on ongoing plans for the rehabilitation of the city’s waterfront and 
the re-construction of the seaside boulevard or on plans for its 
potential transformation into a high-speed highway linking Beirut 
to the south of the country.  
 
 
 
 
Professors and students from the American University of 
Beirut and Lebanese American University have played a 
limited role in documenting some of the archaeological sites in 
the city. In addition, various groups of foreign students have been 
invited to study, redesign and document the city’s history and 
social evolution.    
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Box 1: We want to assert our 
roots 
 
My family comes from Saida and I 
want our future generations to know 
this, to know our history…and our 
roots….  It began with the family 
house which now houses the soap 
factory.. Now we are hoping to 
revive traditional trades and 
transform Rue Mutran, where the 
Audi Islet is located into a crafts 
center.   
 
Raymond Audi, President, Audi 
Foundation 

Community 
 
Local Property 
Owners 
 
 
 
Audi Foundation 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Waqfs 
 
 
 
 
 
 
 
 
 
 
 

 
 
The restoration of privately owned property is Saida today is being 
undertaken by large and wealth property owners such as the Audi 
family, or owners of singular structures such as the Debbaneh 
residence.  
 
Founded by Raymond Audi, the director of Bank Audi whose 
family ran a soap-making factory in the 19th century, the Audi 
Foundation has been carrying out extensive rehabilitation and 
renovation of streets and facades along Rue Mutran. Initially 
conceived as a project to re 
acquire the family home, 
which had been turned into 
a school, the scope of the 
project has expanded far 
beyond its initial goals. In 
addition to the soap-factory 
museum, the Audi 
foundation has been 
renovating the areas 
extending along the entire 
Rue Mutran and parts of 
Al-Shakkriyye, in what is 
fast becoming known as 
the Audi Islet. Limited to 
the external facades of 
buildings and stores, the 
foundation is also in the process of acquiring various properties 
along the same route. Their aim is to transform the area into a 
center for traditional crafts. In addition the foundation is also 
proposing to work with other families such as the Debbanehs, the 
Hariris, the Solhs and others to establish a tourist route within the 
city. Nothing has come of this proposal yet. At the same time, the 
foundation is also trying to establish a working alliance with the 
DGA, offering to restore the wall surrounding property opposite 
the Land Castle.  
 
 
Religious waqfs, or land held in endowment for the different 
religious communities in Saida collectively own 13% of the city’s 
historic core (7.8 % Muslim, 3.3 % Christian and 1.9% Jewish). 
However, given the sectarian constitution of the country, their 
eventual importance and potential impact on proposed projects 
could possibly be significant.  
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The Sunni Waqf 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Christian Waqfs  
 
 
 
 
 
 
 
 
 
The Catholic Waqf 

The Sunni Waqf owns about 6 hectares of land in old Saida, 2.4 of 
which are religious properties that include mosques and Zawiyas.2 
The rest of waqf properties are either residential or commercial 
and include Turkish baths, small shops, madrassas, as well as 
Khan al-Mowz on the seafront. Several of the mosques have been 
restored with the full or partial collaboration of the Hariri 
Foundation and other beneficiaries. Admission of tourists into 
Waqf properties is allowed as long as a proper dress code is 
observed and visits are made between prayer times. 
 
Waqf authorities would like to see the old city rehabilitated, 
especially its public squares. It is also planning to rehabilitate 
Kahn al-Mowz, thus relocating current occupants. However no 
funding for this project has yet been found. Needs pointed to by 
the waqf include:   
 
• A comprehensive master plan for the Old City  
• Specialized staff for restoration. 
• Necessary resources for the execution of the master plan. 
 
They also expressed interest in participating or undertaking  
 
• The rehabilitation of public squares inside the Old City. 
• The restoration of the Caesarea, or khan, facing the Sea Castle. 
They would induce the relocation of current occupants.  
• Reconstruction of the minaret of al-Bahr Mosque in its original 
location. 
• Restoration of al-Battah Mosque. 
• Restoration of Hamam al-Jadid.  
 
 
Christian Waqf in the old city of Saida comprise 3.33%, or 2.5 
hectares of total property ownership distributed amongst the three 
principle sects; Catholic, Orthodox and Maronite. Around 1.1 
hectares are churches and the rest are mainly commercial or 
residential structures. The largest property owner amongst the 
three sects is the Catholic waqf. In general, the waqfs exhibit little 
influence on the ground or in local politics except where there 
interests are directly at risk.   
  
 
A large property owner, this Waqf owns shops and properties on 
the edges of the city, within Souk al-Sagha, as well as a big church 
situated to the west of the Old City. 
                                                 
2 This figure was computed relying on three different sources; the CBS 
data which gives historic Saida al-Qadimah a total area of 75 hectares 
and includes the old city and surroundings, the Hariri Foundation survey 
which lists Waqf ownership at 7.7% and the Dar al-Omran survey, that 
includes details of all religious buildings in the historic city and their 
respective area.  
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Orthodox Waqf 
 
 
 
 
 
 
 
 
 
 
 
 
 
Maronite Waqf 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Tenants 
 
 
Squatters in Historic 
Buildings  
 
 
 
 
 
 
Political Parties 
 
Hariri Group 
 
 
 
Al-Tanzim al-Shaabi 
al-Nasiri 

The orthodox waqf owns two principle structures in the city; an 
old Crusader Church and the Archbishopric, an Ottoman-period 
building with a modern upper floor. The Waqf has very little 
resources, mainly because of the limited size of the Orthodox 
community (35 families). Consequently, it is unable to restore the 
church and the seat of the Waqf in Saida. The Waqf has not been 
able to cooperate with the municipality or other government 
agencies over the restoration of its properties. However, it 
successfully collaborated with the Hariri Foundation over the 
restoration of the church’s interior. The Archbishopric, which is 
adjacent to the church of St. Paul, was left untouched. At present, 
the church is damp, and moisture is affecting its 19th century icons.  
 
 
Inactive in local politics, but powerful on the national scene, the 
Waqf owns one major property in the old City; the church of St. 
Elias, a 350-year-old edifice and the only Maronite church in old 
Saida. The church is abandoned, in an abysmal condition and is 
partially squatted, especially since only six families out of its 
entire parish still lives in the old city. In 1999, the Maronite Waqfs 
leased the Franciscan Church (adjacent to Khan al-Franj) and the 
priest quarters for 95 years.  
 
Waqf authorities are critical of what they perceived as the absence 
of government aid, particularly in terms of technical advice, 
improvement of accessibility in the Old City, bad sanitation, sub-
standard quality of life, outdated rental laws, political competition 
between various groups and clientelism in the allocation of 
projects in the Old City. 
 
The large majority of inhabitants in the old city are tenants. Most 
are in destitute financial condition.  
 
Squatters occupy decaying monuments, like Khan al-Ruzz, and 
abandoned private properties inside the old city. Mainly 
Palestinians and war displaced, as well as Syrian and Egyptian 
workers, these people, mostly families, have limited means and 
alternatives. They would gladly leave their rundown shelters for a 
better option once the means for doing so are provided or once 
compensation is paid.  
 
 
 
The Hariri group, is represented on the local scene through the 
Hariri Foundation (see next section).  
 
 
Headed by MP Mustafa Saad, the Tanzim is represented on the 
municipal council and is fairly active among the inhabitants of the 
old city. The Tanzim is also represented culturally through the 
Maarouf Saad Foundation for Culture. Locally both groups oppose  
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NGO’s, Cultural 
 
Association de Saida 
Patrimoine et 
Environment, Saida 
al-Turath 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The Committee of  
Architects and 
 Engineers of Saida  
(CAES)

the various projects for the development of the seafront, seen as a 
sure recipe for the destruction of the natural character of the 
historic city and the alienation of its poor and deprived inhabitants. 
The Tanzim has attracted into its orbit a coalition of social welfare 
associations as well as architects and specialized bodies in order to 
evaluate and possibly oppose these projects.  
 
The Tanzim supports the development of cultural tourism in the 
old city as long as it is geared towards the improvement of social 
and economic conditions. Its priorities involve the rehabilitation of 
crumbling residential structures, the rehabilitation of the 
infrastructure and the development of an economic base for the 
people and craftsmen. 
 
  
Founded by Deputy of Saida Bahia al-Hariri in 1994, the 
association has been particularly active on the local scene for the 
last few years in increasing public awareness of Saida’s historic 
and cultural heritage. In addition, the association’s main activities 
and stated aims are: 
 
• Promote the archaeological and tourist character of the city by 

improving hygiene and maintenance. 
• Undertake a complete survey of the city, mainly of the listed 

monuments. 
• Archive all published and unpublished documentation of the 

city including paintings and maps.  
• Prepare a detailed master plan for the city that considers 

Saida’s proximity to the sea, its intricate road networks it and 
its building condition 

• Compile a catalogue of cultural edifices and produce a tourist 
guidebook.  

• Create a school to train residents in restoration techniques 
• Propose projects, which would help improve and preserve the 

cultural character of Saida. 
 
The Association has been active on all cultural levels and was a 
key player in the organization of the competition for the 
rehabilitation of the waterfront. MP Bahia al-Hariri is a strong 
supporter of the construction of the coastal boulevard and 
waterfront development projects. They collaborated with 
UNESCO for the rehabilitation of the main square (Serrail), and 
are currently organizing a conference with UNESCO to take place 
in May.  
 
 
A gathering of nine architects and engineers form Saida, CAES 
was originally founded by Bahaeddine al-Bsat, and included: 
Amin al-Bizri, Abdel-Wahid Shehab, Mahmoud Abou Zeinad, Ali 
Dali Baltah, Khodr Badii, Mahmoud Dandashli, Nasih Basho, and  
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Box 2: The WB Project must not 
fall into the same trap 
 
Our experience in Saida has taught 
us that the government and the legal 
system do not allow for funds to be 
spent on halting the detrioration of 
old houses… The World Bank 
project must not fall into the same 
trap and must find ways to address 
this issue.  
 
Haifa al-Amin, HF 

 
 
 
 
 
 
 
 
 
 
NGO’s Community 
Development 
 
Hariri Foundation  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The NGO Assembly 
in Saida 
 

Mohammad Dandashli. In the early 1980s the committee became 
active on the local scene in all issues related to the urban 
development problems of the city. The committee includes 
architects, who represent different political and social bodies in the 
city, including the Hariris and the Tanzim al-Shaabi al-Nasiri. 
However, the committee has opposed many current projects for 
the city, including the construction of the coastal boulevard and 
the development of the waterfront, as well as the construction of a 
large commercial harbor to the south of the Old City. At the 
moment, CAES is not very powerful on the local scene.  
 
 
 
Created in 1979 by Prime Minister Rafic al-Hariri, the Hariri 
Foundation (HF) is active on many levels in the old city, namely 
the restoration of historic monuments and mosques, the 
rehabilitation of residential buildings with serious structural 
problems and social work. Its projects have included the 
restoration of al-Omari, al-
Majzoub, al-Barrani, al-
Bahr, Kikhiya and al-
Qutaishiyya undertaken in 
cooperation with the 
municipality and the waqf. 
In addition, the foundation 
has also collaborated with 
the municipality over the 
rehabilitation of dilapidated 
residential units. An initial 
survey was undertaken in 
1996 to determine the types 
and quality of services 
required. Some 500 cases were recorded, mainly houses with 
serious structural problems, or lacking windows and sanitary 
installations. Some of the more urgent cases were tackled. 
However, the proprietors’ lack of cooperation hindered the work 
of the foundation. 
 
To rehabilitate public property, the foundation, in collaboration 
with other social and health organizations in the city, launched a 
sanitation campaign in the Old City, which included sweeping the 
streets and raising awareness over public hygiene. A separate 
project focused on the creation of a public garden in al-Zoueitini 
district. The foundation organizes periodic activities and festivals 
inside the Old. It has also been involved in the specific 
rehabilitation of public squares like the Serrail and Dahr al-Mir 
Squares. 
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Founded in 1993 as the Saida NGO assembly, this coalition 
consists of 36 social and health associations, which meet on a 
weekly basis to coordinate activities in the city. The work of these 
NGOs focuses on improving social and health conditions, in 
addition to some cultural activities. Projects undertaken by these 
NGO’s have focused primarily on: 
 
• Fighting illiteracy. 
• Improving healthcare in schools. 
• Technical training. 
• Sanitation and garbage disposal. 
• Disease prevention and care. 
• Protection of the environment. 
• Family medicine. 
 
The NGOs are particularly keen on the 
 
• The creation of a comprehensive development plan to improve 

socio-economic conditions. 
• The rehabilitation of the infrastructure and the residential units 

within the Old City. 
• Participating in a detailed program for improving social and 

health conditions of the inhabitants.  
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9.3.3  Rehabilitation 
Projects 
 
Khan al-Franj 
 
 
 
 
 
 
 
 
 
 
 
Audi Soap Factory  
 
 
 
 
 
The Old Qishla of 
Saida  
 
 
 
 
 
 
 
 
 
The Franciscan 
Priests' Dwellings 

 
 
 
 
 
Attributed to Emir Fakhr Eddine, (1572), Khan al-Franj was most 
likely constructed at the beginning of the 17th century and is 
owned by the French Government.  It was leased a few years ago 
to the Hariri Foundation for 35 years on condition that the latter 
cares for its restoration. The restoration and rehabilitation of the 
building by the Foundation was successful even if not complete 
yet. Furthermore, the adaptation and re-use of the building, mainly 
as a cultural center, helped preserve its fabric and protected it from 
major alterations. The restoration of the Khan initiated a process 
of building restoration targeting historical monuments mainly.  
 
 
A private enterprise, whose aim is the rehabilitation of a family 
heritage and adjacent properties. Immensely successful, the project 
is acting as powerful magnet for tourists and visitors into the old 
city. 
 
 
There is a proposal for the restoration of the Old Qishla in a joint 
venture between the Municipality, the Hariri Foundation and the 
Municipality of Majorca. The Spanish government would fund the 
project through its Foreign Ministry. A Spanish mission was sent 
to Saida to study its feasibility, but no further steps were taken and 
the project is currently on hold. According to Ahmad Kalash, the 
Municipality of Majorca was also asked to restore the Gold 
Market. According to the Maronite Waqf, the Spanish government 
expressed interest in the restoration of a church.  
 
 
A Franciscan residence and a medieval church complex were 
leased to the Maronite Waqf under a 95-year contract. The 
residence consists of two floors: five rooms on the ground floor 
and 12 rooms on the upper floor. It has been refurbished and 
equipped with adequate sanitation. The church was restored as 
well. The church residence, or untosh (األنطش), is being rented out 
to low-income tourists, namely Holy Land pilgrims from 
European countries like Germany, Italy or France, or to 
technicians or specialists invited by the Hariri Foundation to study 
Saida, etc. There is no fixed sum required, but tourists are 
sometimes charged US$10 per night. The residence closes its 
doors at 10pm, no food is provided and the consumption of 
alcohol is not tolerated inside the premises. The restored church is 
used as a venue for concerts by the French and German Embassies 
as well as religious choirs.  
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Box 3: The Maritime Highway 
Should be Reconsidered 

The maritime highway is being 
executed and we see that it endangers 
the old city and its cultural values. 
The highway cuts the connection 
between the old city and the sea, it 
encourages the penetration of trucks 
and heavy traffic into that area which 
will generate vibrations that will 
damage the old buildings on that side 
of the city frontage and pollute the 
environment. 

Ussama Saad,  Al Tanzim 

 
 
 
 
 
 
 
 
9.4 Renovation of  
Saida’s Waterfront  
and Harbor  

Moreover, other untosh properties have been leased out to local 
inhabitants for decades. The rents range between LL5,000 and 
LL10,000 per month, which nowadays is an insignificant sum. The 
Waqf would like to see a solution to this problem, probably 
through he amendment of the Lebanese Rental Laws. 
 
 
 
In 1994, the Executive Council for Major Projects المشاريع مجلس 
 commissioned a study for the construction of a maritime الكبرى
boulevard along the sea front. The boulevard's main aim is to 
link the newly built highway coming from Beirut and going south. 
In conjunction, the DGU also decided to construct a large 
commercial harbor with a free zone and an industrial area to the 
south of the old city. Both projects were heavily criticized by local 
populations including the fishermen's syndicate, as well as by 
other national and international bodies. The main objection was 
that the completion of both projects, would effectively cut all 
connections between the old city and the sea. In the process the 
project would jeopardize the livelihood of the local population and 
the future of the historic city. Concerns about damaging changes 
to the natural environment were also raised. 
 
As a result of this criticism, an architectural competition was 
announced for the management of the entire sea front 
extending from river Awwali, north of Saida, down to the 
location of the new harbour, south of the city. The competition 
was called for by the Municipality of Saida at the initiative of the 
association Saida, Patrimoine et Environment, The DGU and the 
DGA. The Jordanian Bureau of Dar al-Omran won the 
competition (2nd prize) and plans are currently underway.  
 
The scheme, substantially  
transformed since its  
initial inception, was  
recently exhibited at the  
Saida municipality, for  
the benefit of local  
population. Including a  
large number of images,  
and three alternative  
scenarios, little explanation  
of the proposed  
connections between the  
historic core and the sea  
front are proposed. More  
critically, beyond  
architectural treatments of  
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facades and thoroughfares, no assessment of potential impact on 
local communities or prospects for dealing with complex property  
and tenure issues were put forth. However, as is evident from 
projected drawings, the waterfront façade of the old city is to 
include large pedestrian spaces and open public places. 
 
However, questions about the viability of the project have 
followed it since its inception. On the one hand, the impact of the 
proposed maritime highway, of which sections have been 
completed, on the historic core has yet to be assessed. First, the 
resulting disconnection between the city and its waterfront 
continues to be a controversial issue within professional and 
popular circles. Second, the environmental and sound pollution, 
which will ensue as a result of the penetration of heavy trucks and 
machinery continues to be a matter of grave concern for most 
inhabitants of the old city, especially local fishermen who fear the 
destruction of their source of livelihood.  
 
On the other hand, local professionals are also still questioning the 
underlying logic for the project; that is the construction of the 
highway linking Beirut to the South, via the maritime boulevard. 
Alternative solutions for the absorption of the traffic flow have 
been proposed. The Ministry of Public works is currently 
reviewing a draft law issued for the execution of an additional 
route east of the city. It is still under review. 
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9.5 Socio-Economic Profile 
 
9.5.1 Urban Social Geography: Population Profile and Settlement History 
 
Historically, Saida’s importance peaked between the 16th and 18th centuries when it acted as 
the maritime outlet for Damascus and its surroundings. Its geographic location at the end of 
the relatively low pass of Mashghara-Jezzine allowed it to overtake Tripoli’s position as the main 
harbor in the area. Administratively, the city was upgraded by the Ottomans to the level of 
Wilaya, which remained very closely linked, at the military and administrative levels, as well as 
through common or related Walis, to the Wilaya of Damascus. At the same time, the city was also 
the commercial and administrative center for two important areas, one to its northeast, the Chouf, 
and the other, to its southeast, Jabal Amel. The Chouf area became progressively the political 
center of what is now called Mount Lebanon under the preeminence of the Druze Maan family, 
whilst Jabal Amel, mainly inhabited by Shiaa, had much less political clout, but was directly 
controlled economically by Saida through the organization of regular itinerant markets. In the 17th 
century, changes in the larger political scene led to a change in the role of Saida, and to displacing 
the seat of the Wilaya of Saida to Akka, now rebuilt and reinforced. By the middle of the 
following century, the Ottoman Empire initiated a series of reforms in which the Wilaya of Saida 
was eliminated (see Map 2).  
 

 
 
 
 
Following the end of WWI, and the establishment of Lebanon as an independent nation 
state under French mandate, the city began to recapture a more decisive role on the local 
scene. Politically, the French established Saida as the administrative center of a province in which 

 

Highlands 
Swamps 
Routes 
Rivers

Map 2 Regional Changes 
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Map 3  Saida, Progressive Move  
  Out of the city (Source: Michel  
 Ecochard in Al Madina, 1997 

it was peripherally situated geographically, and from which it differed socially. Economically, the 
construction in 1947 of the American Aramco pipeline to bring oil from the Eastern Province of 
Saudi Arabia to two Mediterranean outlets, one in Haifa and the other in Zahrani at the southern 
entrance to Saida, created a new position for the city regionally. A refinery was also built there.  
 
This economic role was further reinforced and developed with the creation of the State of 
Israel in 1948 and the dramatic transformation in the city’s demographic constitution. On 
the one hand, the Aramco pipeline branch to Haifa was suspended, transforming Zahrani into the 
only outlet of Saudi oil to the Mediterranean. On the other hand, two large camps of Palestinian 
refugees were established in its vicinity (Ain al-Helwe, presently housing 60,000 refugees, and 
Mieh-Mieh, with a current population of 20,000). While the residents of Al Jalil (Galilee) were 
housed in these camps, the residents of the coastal cities of Akka (Acre), Haifa and Yafa (Jafa), 
moved in with relatives and friends in the old city. Second the massive presence of Palestinians 
around Saida gave a boost to citrus crops that were already expanding in the coastal plain. Agro-
industries continued to develop during the 1950s and 1960s, turning Saida into a major trading 
and packaging center.   
 
The outbreak of civil war in Lebanon in 1975 had multiple consequences for the city’s 
economic, demographic and physical character, whose impact can still be felt and seen 
today. Politically, the presence of the large refugee camps placed the city under the direct control 
of the PLO effectively sparing Saida the internal fighting that other cities in the country 
witnessed, especially the capital Beirut. However, as a direct result of this massive armed 
presence and its position as an administrative center for the area, the city bore the brunt of Israeli 
attacks during their 1982 invasion of the country. Large sections of the city were destroyed, its 
infrastructure demolished and its population displaced. More critically, and like the rest of the 
country, the city witnessed a series of demographic transformations. While more and more 
Palestinians moved into the city’s center, the outbreak of hostilities in 1984-1985 led to the first 
sectarian fighting in the region, and the effective displacement of the mainly Christian inhabitants 
of the eastern suburbs of the city.  
 
These and other factors profoundly affected 
Saida’s historic core, which was still contained 
by its medieval walls at the turn of the century 
(aerial view).  First, the construction of a series of 
three parallel roads led to a progressive move away 
from the old city (see Map 3). The first, the Riad al-
Solh Boulevard was constructed during the French 
mandate along the borders of the old town. The 
location of all administrative functions along this 
boulevard increased its attraction as an initial zone 
of relocation for the city’s bourgeoisie who until 
then still lived within the old city. At the same 
time, most educational and other facilities left the 
old city towards new neighborhoods. The second 
boulevard to the east, planned by Michel Ecochard 
in the 1950’s and constructed in the 1980’s has 
become the locus for all new office and commercial 
buildings in the city. Even though this 
highway/boulevard currently ends in Saida, plans to 
extend it to Sour are underway. The more recent 
completion of the Jiyeh highway south of Beirut to 
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Photo 3 Waterfront access 

Photo 4 Access to northern façade of the city 

 

 
Photo 2 City Waterfront, Aftermath of the 1982 
Israeli Invasion of Lebanon,  (Source: Municipality 
of Saida & HF)

Saida and into the Nabatiyeh impacted the regional role of the city. Whilst rendering the 
immediate influence of the capital more 
palpable, given its proximity, it is also 
transforming Saida into an increasingly 
transitory space in between the capital and 
rest of the country. Second, the destruction 
of sections of the old city during the 1956 
earthquake further accelerated the move out 
of the historic core. While new housing was 
constructed in Ain al-Helwe for those whose 
homes had been destroyed, little attempt was 
made to repair damaged housing leading to a 
faster deterioration of the city’s environment. 
Finally, the progressive destruction caused 
by the Israeli invasion directly affected the 
waterfront façade of the old city, now 
completely demolished (Photo 2) as well as 
various structures within its fabric. It also 
accelerated the move of war displaced into the old city, effectively the only location where empty 
structures could be found.   
 
 To the modern visitor today, old Saida 
looks and feels like a medieval city, 
while for local inhabitants it is an 
isolated and therefore unknown ghetto, 
much like the Palestinian camps nearby. 
On the one hand, and as a result of this 
pattern of expansion, the old city is today 
squeezed between the Riad al-Solh 
Boulevard and the sea with only one zone 
of access along its northern edge up to the 
Sea Castle. In the meantime, modern Saida 
grew eastwards along the new road axis 
and up the surrounding hills (see aerial views). Given the interconnections and developed 
servicing of this new zone, the need to 
visit the old city was completely 
eradicated. Furthermore, the clear 
deterioration of its points of access along 
the waterfront further hinders visitor 
activity (Photo 3-4). On the other hand, 
since the 1960’s the historic core has 
progressively come to house the poorest 
and most marginal of Saida’s residents, 
including Palestinians who fled Palestine 
in 1948. 
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Map 4 Old City (Source: Audi Foundation, 2001) 

The physical fabric of Saida’s historic core is marked by several unique characteristics the 
most important of which is its continued containment within its medieval walls. A maze of 
narrow alleyways and superimposed structures from different eras, the city continues to be 
structured by a Roman grid, the remnant of a past civilization (see Map 4,). The old city 
comprises of 10 quarters some of which continue to be named according to their original 
vocation, such as Souk al-Najjarine (carpenters), al-Haddadin (blacksmiths) and al-kindarjiyya 
(shoemakers). Traditionally 1-2 floors high, today most structures are 3-5 floors high (61%), 
especially along the main commercial routes with illicit construction of more than 5-6 floors 
dotting the areas. Large sections of these alleyways are covered with vaults, which pass beneath 
residential structures that span the city’s principle arteries (Photo 5). In between the main 
thoroughfares, small residential nodes exist that function as both points of access to private 
residences and movement in between these residences. In these interstitial spaces the public and 
private blend together seamlessly (see Map 5). 
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Photo 5 Vaulted passageways and access 
into private domain

Map 5 Close up of alleyway (Source: Eric 
Bochy Al Madina 1997)

 
 

 
Map 6 Saida’s Historic Core: Study Zones   (Source: Hariri Foundation, 2001) 
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Figure 2: Population Distribution By Zone in Old City
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Figure 3: Social Constitution of Population in Saida
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Figure 1: Distribution of Units in Old City

Housing Units Commercial units

Situated on a sloping site, 
movement within the city 
is marked by a constant 
decent towards the port 
area, the node of all 
commercial activity in the 
city. The closer to the port 
area one get, the higher the 
percentage of commercial 
activity, the further away 
one moves from the port, 
the bigger percentage of 
residential units (see map 6, 
Figure 1). In turn, 
population densities 
increase gradually as one 
move inwards within the 
city (see Map 6, Figure 2).   
 
Consisting of mainly  
Lebanese and Palestinian  
families, the historic  
core also acts as a place  
of refuge for most of the  
marginal population in  
the city, reflected in the  
social makeup if its  
residents. Even though  
predominantly  
Palestinian in origin  
(56.8%), the majority of  
citizens in the city today  
are of Lebanese  
nationality (59%)  
reflecting the transformed  
status either due  
to marriage or  
acquired  
citizenship. By  
the same token,  
even though the  
number of  
families of  
Palestinian  
origin is high,  
their effective  
presence in the  
city is much less,  
reflecting the  
absorption of  
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Box 4: Akka moved here in 1948 
 
We have been living here for decades. You can 
say that Akka moved here when Israel was 
created. Palestinians are now more than the 
Lebanese. They are well integrated but there 
are too many foreigners in the city. We the 
original Sidonians are few. More importantly, 
there are too many foreign laborers. We do not 
dare go into their areas at night. That was the 
case with part of Mutran street before Audi 
renovated. 
 
Abu Omar, Store keeper 

Box 5:The few women who work are in the 
garment business 
 
There aren’t many women who work here. 
Partly because most are illiterate, but mainly 
since it is not socially acceptable. The few who 
do, sell female garments such as mine. I sell 
head scarfs and women are more comfortable 
buying from me than my husband. We used to 
sell out of our car, but now we have had this 
store for the last 10 years. I travel from my 
home on the outskirts of the city on a daily 
basis.  
 
Umm Bassam, Vendor 

this refugee population into the fabric of the city (See Figure 3). Moreover, the city also houses 
residents of Lebanese origin (34.6%) and a host of other nationalities, which include Syrians, 
Egyptians and Jordanians, the latter mainly laborers employed in blue-collar jobs. The majority of 
Syrian workers, the largest percentage of foreign laborers in the city are located in the Jewish 
quarter of the city, whilst the rest are interspersed in different quarters in the city (Photo 6).   
 
 

     
    Photo 6: Jewish Synagogue 
 
 
However, despite their diverse origins, the population profile of the historic core is 
relatively stable. Around 92.5 % of the inhabitants have lived there for more than 10 years, with 
a meager 5 % who have moved there in the last 5 years. Moreover, almost 68% of the residents 
were born in the city, the rest having migrated there at some point. When questioned about 
reasons for migrating an overwhelming number (80%) would not specify marriage, employment, 
education or relatives as reason for migration, reflecting their probable origins as either 
Palestinian or Lebanese refugees. However, 
popular discourse around the presence of 
foreigners is littered with allusions to the loss 
of the city, of its values and its character. 
Diverse individuals throughout the old city 
referred to those considered “foreign” to the 
core though the use of classical stereotypes that 
often accompany those external to a 
community.  
 
Characterized by a conservative social 
structure, and a strictly patriarchal society, 
daily life continues to revolve around the 
individual neighborhood, while a strict 
gender division structures communal 
rhythm. 
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Box 6: Family Size and Occupancy 
 
Families in the historic core of the city are relatively large with around 57% consisting of  5 
members or more. With around 2500 units in the city, these live in apartments, which on 
average are 3-4 rooms per unit. Consequently, average occupancy per unit is around 1.3. 
However, this data is not necessarily indicative of the overall status of the occupants, since 
many seasonal and foreign workers often co-rent single rooms, with an average of 5 persons 
to a room. More critically, many of the units include extended families with several 
generations living within the same unit.    

                                 

 Figure 4: Family Size
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Figure 5: No. of Rooms/Residential Unit
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Figure 6: Marital Status
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Figure 7: Age Groups in Historic Core
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Figure 8: Educational Level
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Box 7:Unemployment is high but I worked 
for a Marketing Research Company 
 
My family has lived here for the last 27 years. I 
used to come and go since I worked for a 
marketing research company… Educational 
levels here are really low, and unemployment is 
high. I have 4 brothers and none of them have 
full time employment… Since I came back, I 
don’t move around too much. The place is very 
conservative even though modernity is seeping 
in. Society here is much harder on divorcees 
than unmarried women like me.  
 
Katia, Unemployed (see photo 11) 

As males occupy the commercial and public 
spaces of the city (such as the coffee shops), 
females and children fill the private alleyways 
within the smaller zones. Today, there are 7 such 
coffee houses in the old city, which range in size 
between 6.3 m2 in the interior of the city and 424 
m2 along the waterfront façade. These public 
spaces, a podium for declaring political 
allegiances and rallying communal support, are an 
essential structuring device in the life rhythm of 
their occupants, especially those with seasonal 
jobs such as the fishermen or orchard workers. 
Existing Hammams continue to act as nodes for 
communal life, as religious duties punctuate the 
weekly life of the city. While religious Zawiyas 
such as the Zaatarieh attract individuals from around the city on particular days, the Friday 
prayers bring together the males of the city in a weekly ritual, usually followed by a trip to the 

Hammam or coffee shops.  
 
Furthermore, as a result of the relatively 
large size of families, this population is 
marked by its relative youth with more than 
60% under the age of 25 (see Figures 4, 7 & 
8). Consequently, only 34.32% of the city’s 
current inhabitants are married, while 0.83 are 
divorced, and 4.66% widowed. However, it is 
also a population with a generally depressed 
level of education (Figure 8). As a result, the 
majority of inhabitants in the center are 
employed in menial jobs, either within the 
center, at the port or outside the city. Moreover, 
given the traditional and conservative social 
structure of the community, most women do not 
work further “distorting” the percentage of 
employment in the area. Currently, around 27% 
of the city’s residents are employed, 6% actively 

searching for 
employment, 8% neither 
employed nor searching 
for employment. Of the 
remaining population, 
21% are housewives, 
28% students and 10% 
undefined, probably 
including unemployed 
single females, the 
elderly and children. 
From this data it is 

almost impossible to determine the percentage of the active population, which is effectively 
employed.  Those that are  
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Job Male Female
Small Scale Vendor Sweets

Vegtables
Fish
Flowers
Food (Falafel
Pastries
Cloth

Daily Worker Sweet Store
Butchery
Bread Store
Carpentry 
Petrol Station
Fruit Juice Store

Construction Worker Welder
Painter
Mechanica;
Electrical
Health
Heating and Cooling Sys

Employee Municipality
Company
Nurse
University
Factory
Printing Press
Clothes Store
Accountant

Fisherman 11.1
Store Owner Leather

Food (Foul)
Carpentry 
S\weets
Tires
Bread Store

Driver 2.7
Lives off own property 0.8
Teacher 0.4 1.2
Trade Unpholster

Carpenter
Barber
Welder

Retired or Mandatory Army Service 0.4
Musician 0.4
Total 86.5 13.5

2.7

12.7 1.9

4.6

11.9 6.9

10.7 0

28.1 2.7

 
Table 1: Job Distribution (Source, Dar al-Omran. 2001).  

employed work mainly as fishermen or as hired hands in surrounding orchards with a small  

 



 225

Figure 9:Ground Floor Use
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Box 8:My grandfather used to own this store 
 
My grandfather used to own this store and then my 
father ran it for a while. They both used to weave 
fishermen nets and special baskets. I don’t know. These 
are skills that are now lost. Now I sell all sorts of 
trinkets in the same place. Next to us were two 
Armenians. One used to make shoes. Both also left a 
long time ago.  M. Zaatari, Store Owner 

minority of civil servants This is 
evident in the current distribution of 
current occupation in the city in which 
32% of working individuals are daily 
workers, and another 11% small scale 
vendors, some utilizing mobile 
wooden carts (Table 1). The majority 
of crafts have disappeared in the old 
city leaving all but the most standard 
and mainstream such as the 
manufacturing of Arabic sweets, or furniture making or even upholstery.   
 
Despite the dramatic transformation 
in vocational activity, commercial and 
industrial establishments continue to 
cover a large portion of the city’s 
ground floor area, especially along the 
main routes descending towards the 
port area. Many of those spill over onto 
the street, especially along the 
commercial route at the northern edge of 
the old city (Photos 7-9). Ground floor 
residences are located namely within the smaller sub zones and further away from the port area. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Photo 9: Clothing Market 

 
Photo 7: Souk el Sagha 

 
Photo 8: Shoes and other such things 
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Figure 10: Building Use
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Photo 10, Ahmed al Zein 

Box 9: Rental Laws, Poverty, Prohibit 
higher rents   
 
I was born in 1904 and lived in the old city 
most of my life. During the war I moved out 
with my wife to the area just behind the 
municipality on Riad al-Solh street… I still 
continued to run my shop, regardless of the 
situation. I own two properties here and I get 
nothing for them. One tenant pays me LL 
45,000 ($30) every three months and the other 
pays me LL 50,000 a year. They are poor so I 
cannot ask for more. 

Ahmed al-Zein, Vendor of Agricultural 
Produce (Photo 10). 

Overall the intricate web of superimposed structures in the historic core of Saida means 
that almost half its structures are mixed use, namely of residence and one other commercial, 
industrial or service  
oriented activity. Of  
particular interest in this  
respect is the large  
percentage of religious and  
residential structure  
probably in reference to the  
many religious Zawiyas  
that proliferate in the old  
city.  
 
These residences are to a 
large extent rented (see 
Figure 11) for property 
relations like those in 
Tripoli and in other parts of the country are governed by the tripartite system of private 
ownership, waqf ownership or public ownership (see Tripoli section). However, the 
particularities of Saida’s political and social histories add to these relations an additional layer of 
complexity unlike any other in the country. 
 
On the one hand, the ethnic constitution of the 
city’s social inhabitants renders the issue of 
resolving property disputes significantly more 
difficult. On the one hand, tenants, of 
Palestinian origin who have lived there for 
decades have few civil rights let alone legal 
rights in the country. On the other hand, the 
city’s intricate and intertwined physical fabric 
renders the question of joint property 
ownership far more difficult to resolve. 
Overlaps and interconnections between the 
public and private property render a large 
portion of the Old City an ambiguous gray 
color. This in part also explains the dilapidated 

state of these spaces.  
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Box 11: I now pay around $350 a month! 
 
When I first moved here I used to pay around 
$50 a month. Now I pay about $350 a month. It 
is expensive but I need the place. He can do this 
since our contract is not an old one. The owner 
wants it back since he is interested in the 
alleyway from a commercial point of view.  

Umm Basam, Scarf Vendor (see photo 9)

Box  10: Need for Special Legislation for 
Historic Cities 

There is also the problem of renter and 
owner... The renter complains that his ceiling 
is going to fall on top of his head, but he does 
not have the right to fix it without prior consent 
of the owner, but the owner refuses to grant 
him permission and asks him to leave the 
house... There is need for a change in the 
legislation,… there should be a special 
legislation for building and for repair within a 
historic city. 

President of the Municipality 

 
This ambiguity rendered the efforts of both the 
Audi Foundation and the Hariri Foundation 
often more difficult. Resisted by owners and 
often by tenants, rehabilitation efforts of public 
areas were often hindered by the lack of support 
of local residents. In the case of the Audi 
Foundation, the restoration of facades in Rue 
Mutran was sometimes resented and resisted by 
local residents worried that they may be 
evacuated from their homes (see photos 10-11).  
            
Commercial enterprises vary in kind and 
intensity. Predominantly low quality of goods, 
some traditional handicrafts such as furniture 
making, sweet manufacturers, wood furniture 
manufacturers etc. still exist in the city. While 
some are concentrated in areas known by their 
trade, such as the Jewelers’ Souk, most are 
interspersed throughout the city (see photos 7-9). 
This is particularly evident the breakdown of 
commercial enterprises (see Table 2).  
 
At the same time, occupation patterns in the 
city center make the question of rental laws a 

particularly important issue for the inhabitants. Given that the majority of current residents 
are renting their premises any suggested changes to the rental laws will directly affect more than 
half the population of the old city (see figure11). Again as in Tripoli, this situation is slightly 
different for commercial enterprises, which are governed by different set of criteria.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Enterprise No Owner Employee
Food Factories 34 34 9
Furniture Factories 53 53 27
Cloth Merchants 38 38 20
Construction Material 10 10
General Goods for Construction 55 53 2
Mechanical Parts for Boats 110 107 58
Food Factories 3 3
Clothes and Accessories 123 121 69
Furniture Factories 26 26 18
General Commerce 57 57 1
Financial and Insurance Agencies 4 4 5
Personal Services 26 26 1
Business Services 64
Maintenance 7 7 5
Specialized Services 4 3
Construction and Contracting Services 42 42 10
Coffe houses 16 16 7
Total 672 600 232  

Table  2: Distribution of Economic Activity in the Historic Core 
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Figure Tenure Status
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   Figure 11: Tenure Status 
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Box 12: Absence of 
Coordination 

…there is no single 
coordinating body supervising 
the execution of these projects. 
In fact, the government has 
commissioned the study of the 
development of the waterfront 
and the study of a master plan 
for the rehabilitation of old 
Sidon to the architectural office 
Dar al-Imran, and then directly 
it gave the green light for the 
construction of the Maritime 
Boulevard. There is a lack of 
coordination, particularly if 
now Dar al-Imran reaches a 
different conclusion and a 
different view; the road would 
already be executed. No one is 
coordinating the work of these 
institutions. 

Haifa al-Amine, HF 

9.6 Project Overview- Potential for a Participatory Action Plan for the city 
 
9.6.1 Structural and Physical Constraints 
 
As in the cities discussed previously national scale issues acquire a new intensity in the 
micro-environment of the Saida’s historic core. First, and as in Tripoli and Sour, the technical 
and bureaucratic complexity and prohibitive financial costs discourage owners and tenants alike 
from investing in the restoration of historic structures. Second, current property laws further 
compound this fact, which renders the recuperation of old property almost impossible. Third, the 
delicate social environment of the old city further compounds these factors.  
 
At the same time, and as the discussion workshops indicated, the collective recognition by 
most stakeholders of the value of Saida’s cultural heritage and their apparent willingness to 
cooperate over the organization and improvement of their environment, no concrete action 
plan could be drawn. While a committee of representatives that would direct the rehabilitation 
of the city was proposed, no mechanisms for its creation or suggestion for its modus operandi 
were made. However in the process of these discussions a series of concrete problems and 
priorities were outlined:  
 

1. Most buildings have structural problems. 
Intervention cannot be limited to the renovation of 
facades. 

2. The legal system hinders funding for the 
preservation of inhabited historic structures. 

3. The DGA does not cooperate, since it is bound by its 
own stringent set of laws. 

4. Lack of a master plan to coordinate the overall 
development of the city.  

5. No single coordinating body supervising the 
execution of projects. 

6. DGA imposed technical standards. 
7. Despite increase in restoration activity the impact on 

the population is marginal.  
8. The current renovated structures are like isolated 

islands within the urban fabric visually distinct.  
 

Issues that were very specific to the city 
 

1. Most buildings have structural problems. 
Intervention cannot be limited to the renovation of 
facades. 

2. Rehabilitation and improvement of the sewage, 
electrical and water systems was badly needed.  

3. Absence of green spaces, health clinics, hotels and schools. 
4. The need for better and larger roads.  
5. With the exception of Rue Mutran, where the renovations undertaken by the Audi 

foundation have occurred, street lights remain practically non-existent in the rest of the 
core. 
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In this context and as in Tripoli, while the efforts of the Audi Foundation in renovating and 
rehabilitating the entire zone are to be lauded, the exclusion of inhabitants from the 
implementation process will be detrimental to the project. To avoid the problems encountered 
by the Audi Foundation, renovation efforts need to target both the interior and exterior of houses 
(see photo 11-12) and include the residents in the process.    
 
 

 
Photo 11 Audi Renovations, Rue Mutran  Photo 12 Katia’s home behind the Audi Facade 
 
 
Furthermore, the specificities of the old city’s physical constitution as an enclosed, self-
contained entity and the particularities of Saida’s social composition make any intervention 
into the city a socially and ethnically loaded issue. On the one hand, the property structure and 
current property laws render a large portion of these inhabitants, especially those lacking 
Lebanese citizenship, more vulnerable to any proposed changes. On the other hand, and in the 
absence of incentives and economic support, many if not most traditional trades have 
disappeared. Consequently, community participation and means for integrating existing 
inhabitants into process will be paramount for the eventual success of the project.  
 
 
9.6.2 Project Approach 
 
To tackle these issues, and as in Tripoli, the following proposed approach is based on both 
the overall methodological approach adopted in the report; that is that the regeneration of the 
urban core must occur by addressing the needs of local residents, and on an analysis and synthesis 
of the conflicts and aspirations of local stakeholders, and the socioeconomic characteristics of the 
population in Saida itself.  
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Accordingly it has to integrate four different elements: 
 

1. Accessibility of the site: The question of accessibility includes the physical and 
functional accessibility.  

 
2. Rehabilitation of the Urban Environment: Improvement of infrastructure, quality of 

services and urban/architectural environment. 
  
3. Community Participation: Inclusion of local communities in the rehabilitation process. 
   
4. Institutional Capacity Building: Improvement in the assets or governance of local 

institutions. Given the current economic and legislative environment, this aspect will to a 
large degree depend on the form of intervention adopted.  

 
Each of these goals requires a different mode of intervention. Collectively they will 
contribute to a workable strategy for cultural heritage and tourism development that will 
include poverty alleviation measures.  
 
In what follows a series of projects will be proposed under these broad headings. These will 
be presented in two tables; the first of which addresses issues of accessibility and the potential for 
local capacity building and the second introduces projects, which target the urban environment. In 
each table the project proposed, stakeholders involved, action required and potential location of 
project will be presented. In both cases the issue of communal participation is paramount. These 
are based on the aspirations of local stakeholders as articulated in interviews and discussion 
forums, as well as the socioeconomic characteristics of the population. Attention was directed to 
rehabilitating structures most directly related to the regeneration of the urban core, the daily 
activity of the community as well as to monuments of historic significance. These projects may 
be implemented as part of a comprehensive intervention into the private domain or as elements of 
a broader strategy for addressing public needs. In the event that implementation proceeds on a 
project-by-project basis, a clear process of accountability and responsibility must be created to 
coordinate between the different stakeholders. 
 
More importantly, the participation of surrounding communities must be made a key 
component of the different projects. This can occur through their creative integration into the 
different projects according to type of decision making necessary, resources or labor required. 
 
9.6.2.1 Accessibility and Capacity Buildings 
 
Physical accessibility of the historic city incorporates entrances and exits, and its connections to 
the rest of the city, as well as modes of arrival to the site and circulation in and around the site. 
Functional accessibility encompasses a listing of permissible functions that can be 
revived/created on site in keeping with the overall vision for the city. The latter also entails an 
examination of economic functions that will be eliminated, upgraded or created. 
 
A. Physical Accessibility: Ease of access to the historic core will play a significant role in the 
success or failure of all proposed projects.  

 
Treatment of the Edges: First priority should be accorded to the connections between the 
historic core and the waterfront (see photo 12). At the same time, the eastern façade of the 
city, currently a large market needs to be upgraded. The historic core’s southern façade, 
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which lies behind the Land Castle also needs to be treated. In their current state, these nodes 
of access discourage people from coming into the city.   
 

 
 

 
 
Photo 13  Disconnection between old city and the waterfront 
 
B. Functional Accessibility: The success of such a program will be contingent on the project’s 
ability to draw inhabitants into the old city. This could be achieved if the following aspects of 
accessibility are addressed:  

Symbolic Accessibility: The neglect of Saida’s historic center by the state and the particular 
social makeup of its residents have perpetuated a series of stereotypes, which permeate 
everyday discussions and popular culture. These must be addressed symbolically through the 
reinsertion of various governmental functions into the area such as the municipality, the court 
house or police station as well as other private services such as banks, insurance companies 
etc.  

Cultural/Educational Centers: Current initiatives by the French Cultural Center and the 
Hariri Foundation to hold cultural and educational events in the area should be encouraged 
and institutionalized either by convincing foreign or local educational/cultural facilities to 
move to the center or by transforming one of the Khans into a multi-purpose facility that can 
host such activities. 

Tourist Itineraries: The creation of tourist itineraries can be used to identify targeted areas 
of conservation and preservation, which will act as critical nodes for the regeneration of 
activities within the city’s core. Currently, the Audi Foundation has identified a tourist 
itinerary that it is hoping other stakeholders will adopt and which take visitors through the 
city.   
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C. Economic Accessibility: These include new functions which are to be created and are directly 
connected to functional accessibility, existing functions which are to be upgraded and old 
functions which are to be relocated. Here the specificities of Saida’s site and its proximity to 
Beirut , a fact that currently places the city at a major disadvantage, must be turned into an 
asset. As such the one economically feasible way would be for the city to offer particular 
services, such as tourist oriented facilities at competitive prices to those of Beirut where the range 
of products on offer is currently quite limited. More specifically, the picturesque character of the 
city and the richness of its cultural heritage certainly make it amenable to this kind of functional 
orientation.  

 

Project Stakeholders Action Required Location
Accessibility of the site
Physical Accessibility
Accessibility:Linking up with the Highway and 
Waterfront Proposals

Municipality, MOT, 
DGU, CDR, HF, Dar 
el Omran

Insure minimal 
damage to the hisotric 
core, cmmercial 
activity and the 
connections between 
the city and its 
waterfront

Waterfront

Treatment of the Edges: Accessibility and 
Connections

Municipality, Local 
inhabitants, DGU

Planning, façade 
rennovation, 
Infrastructure, 
Landscaping

Waterfront, 
Northern and 
Eastern facades

Functional Accessibility

Symbolic Functions

Municipality, Local 
Government 
Institutions, Private 
enterprises

Re-insertion into urban 
fabric To be identified

Cultural/Educational Centers
Municipality, 
universities, Foreign 
Cultural Missions

To be created or 
relocated, Physical 
Rehabilitation and 
renovation

Khan al-Franj, 
Khan al-Mowz

Tourist Iteniaries

MOT, DGA, 
Municipality, Audi 
Foundation, Private 
Property Owners and 
Tenants

Planning, 
Infrastructure, 
Documentation, 
Facilities (Information 
booths, public 
bathrooms)

see map

Economic Accessibility
Upgrading of Existing Economic Activity
Relocation or upgrading of polluting or 
unnecessary functions: Furniture manufacturing, 
warehouses, poultries

Municipality, Local 
Manufacturers

Planning, financial 
incentives

throughout the 
city

Vocational Training: Handicrafts, Specialized 
construction techniques

Ministry of Labor, 
Municipality, NGO's, 
Local Community

Identification of needs Crafts Center, 
Local NGO offices

Employment Training Municipality, NGO's, 
MOL To be identified
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At the same time:   

Vocational programs can be initiated in conjunction with local NGO assembly, the Hariri 
Foundation as well as international agencies to train local populations in artisanal skills Saida is 
well known for such as woodwork and sweets etc. Other traditional crafts, which are slowly 
dying out, could also be revived.  

Employment training can be provided for other sectors not usually catered for such as 
electrical, plumbing etc. Estimates for local demand can be generated and targeted in each of 
these sectors. In addition projection for future demand in sectors not yet accounted for but 
which will rise as a result of the new activities should also be provided. 

Upgrading and/or Relocation of Existing Enterprises: such as the vegetable market or the 
furniture warehouses. 

New Functions could include cultural and educational facilities not currently available in the 
rest of the city.  

9.6.2.2 Rehabilitation of the Urban Environment and Community Participation 

The rehabilitation and regeneration of Saida’s core requires different forms of 
intervention/action in the physical environment. These include: 

1. Selected environmental improvements: This includes the relocation of polluting industries 
such as furniture making, to an industrial area outside the old city, the regrouping of specific 
traditional activities to facilitate deliveries, the creation of public spaces to relieve the density 
of residential neighborhoods. More specifically, clear regulations and infrastructural work 
needs to be implemented for meat and poultry stores and the fish market  

2. The expansion of existing programs to improve the built environment. These programs, 
which until now have targeted specific public edifices, must include the consolidation of 
dilapidated structures, the construction of community facilities such as health clinics, and 
urban landscaping. Given the general level of decay in the Old City and the overall 
constitution of the city as one whole unit, these should be dispersed throughout the whole city.   

3. Construction of tourist facilities such as information centers, bathrooms etc. 

4. Conservation/Preservation Areas: These should target the entire city and not just 
specific monuments as has been the case thus far. Existing monuments can be used 
as constitutive nodes for these efforts. In addition two other projects may be proposed 
and which could succeed in attracting additional visitor activity in the city. 

Kahn al-Ruzz (Rice) 
 
Constructed in the 17th century, this khan is located on the northern edge of the old city and 
overlooks the sea castle and port. Historically, used as a place of refuge for foreigners to the city  
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and a warehouse for Egyptian rice, the khan today is occupied by displaced families. The ground 
floor of the khan is used for carpentry and furniture making. 
 
 
Project Stakeholders Action Required Location 
    
Emergency rehabilitation of 
structurally unsound buildings 

Tenants, Owners, Municipality, 
NGO Assembly     

Treatment of the Edges: 
Accessibility and Connections 

Municipality, Local inhabitants, 
DGU, MPW, CAES 

Planning, 
Infrastructure, 
Landscaping, 
façade renovation 

Waterfront, 
harbor 

Rehabiltiation and reuse of Select 
Monuments 

Owners, Municipality, Sidon al-
Turath, CAES   Khan al-Ruzz, 

Hamams 

Rehabiltiation and reuse of the 
different Zawiyas 

Municipality, Religious 
Authorities, Sidon al-Turath   

Al-Rifaeiah, al- 
Jalaliyah, al-
Zaatriyah 

Improvements to the existing 
circulation network MPW, Municipality, DGU Infrastructure   

Upgrading of physical 
infrastructure:sewage, electricity, 
garbage collection  

MPW, Municipality, DGU Infrastructure   

Zoning the old city Municipality, DGA, DGU Planning   
Treatment of the waterfront:Façade 
Improvements Municipality, DGA, Owners Renovation Sea Promenade 

Treatment of the waterfront: Fish 
Market??  

Municipality, Fishermen and fish 
vendors, MPW 

Planning, 
Infrastructure   

Selected environmental 
improvements Municipality, Local community Planning   

Construction of community facilities Municipality, Local Community 
Associations, NGO's, CAES 

Identification of 
needs   

Consolidation of dilapidated 
structures:Landscaping 

Municipality, Local NGO's,  
Local Community 

Planning, 
Infrastructure 

To be identified 
within and around 
the core 

Cultural Center Municipality, DGA, HF 
Physical 
Rehabilitation 
and renovation 

Kahn al-Franj, 
Khan al-Mowz 

Public Squares Municipality, Local Community, 
Owners 

Infrastructure, 
Landscaping  

Tourist Iteniaries, Facilities, 
Museums 

MOT, DGA, Municipality, 
International Community 

Planning, 
Infrastructure, 
Documentation, 
Facilities 
(Information 
booths, public 
bathrooms) 

Debbaneh 
Residence, Audi 
Foundation 
Efforts 
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Preservation/Conservation Areas- 
Creation of Pedestrian routes 

Municipality, DGA, DGU, 
International community, Waqfs

Planning, 
Rehabilitation   

Vocational Training Ministry of Labor, Municipality, 
NGO's, Local Community 

Identification of 
needs   

Rehabiltiation and reuse of the different Zawiyas 
 
Zawiyas are considered miniature mosques without a minaret. Most Zawiyas are known by the 
name of the religious figure whose teachings have substantive following. They are often used on 
a weekly basis for communal gatherings and discussion of the thought and writing of the said 
figure.  In old Saida, several Zawiyas are still in use, the most well known is the Zaatariyah 
(which follows the thought of Muhieddine al-Kadri al-Jalali) 
 
 
9.6.2.3 Priority Projects 
 
Within this perspective a series of priority projects were proposed by local stakeholders: 
 
1. Structural Damage to Residential Buildings 
 
There are 500 priority cases of houses in the old city, which require direct intervention. These 
were categorized by the Harriri Foundation as houses that are structurally unsafe, without 
windows, and with no sanitation. Residents do not possess the financial means to repair these 
buildings. 
 
More specifically, structural damage is most apparent in various areas: 
 
1. Souk al-Hayakin: Many of the buildings in this zone are structurally unsound mainly due to 

illegal constructions over existing buildings. In 1996-97 the Harriri Foundation attempted to 
secure government aid for these buildings but failed. Some of the houses continue to be 
abandoned while others are occupied despite their unstable conditions.   

 
2. Several buildings along the waterfront, severely damaged during the 1982 Israeli invasion of 

Lebanon, are still occupied by residents who have nowhere else to go. This same problem also 
exists near the land castle, as well as near the Prison of the 16 الستة عشر. In one instance, the 
case of the fisherman Rajab al-Safadi, a portion of the building has collapsed but the residents 
have nowhere else to go. 

 
3. In the Musalkhieh quarter (حي المسالخية) some of the façades are beginning to lean and in some 

instances have been bolstered with concrete pillars by the local community.  
 
 Hamams  
 
Many of the hamams, or public bath are still in use today by the local population. However, they 
are all in need of immediate rehabilitation.  
 
9.6.3 Pilot Project and Assessment 
 
It is recommended that the project select one of the small residential islands as a site for the 
implementation of a pilot project. Within the identifiable boundaries of the action area, it would 
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be easier to identify existing and potential stakeholders at a manageable scale whilst pinpointing 
potential pitfalls, socially, economically and from a management perspective. Accordingly, such 
an approach must consider conditions of implementation, possibility of success and potential 
impact on existing conditions. It would also address a mix of technical, environmental and human 
needs that the city is facing. 
 
1. Stakeholder Involved: Upgrading one unit would by necessity include local inhabitants, 

property owners and tenants, local NGO’s, the municipality and the DGU at the very least.  

2. Social and cultural factors of significant impact on the ability of stakeholders to 
participate or benefit from proposed operations can be identified. Here, the model 
utilized by the municipality in its post 1982 Israeli invasion reconstruction efforts can 
be built upon. As in that instance, material and technical expertise can be provided in 
exchange for labor and local know-how.  

3. Impact of the project or program on the various stakeholders, including social 
risks that might affect the success of the project or program can be clearly identified.  

4. Institutional arrangements necessary for participation and project delivery. 
 
However, the implementation of any pilot project will generate different kinds of impacts 
depending on the kind of intervention involved.  
 
If the overall methodology limits itself to intervention into the public domain, negative 
impact will to a large extent be confined to minor disturbances and disruption of daily activities. 
The consolidation of dilapidated structures and the renovation of large monuments currently 
occupied by displaced populations such as Khan al-Mowz will entail the relocation of a small 
group of residents. If the approach focuses on the revitalization of these areas, then a variety 
of other factors amply discussed above need to be considered. These will entail long-term 
sustainable investment in the area, the rout necessary for real sustainable development in these 
zones.  
 
In this case, the project's economic impacts should be assessed through three indicators: 1) 
employment generation, 2) the mobilization of private resources, 3)and the eventual 
reintegration of the core into the city.   
 
However, it is predicted that development will be slow due to the: 

• The multiplicity of actors and legal procedures involved.  
• The legal difficulties created by the complex tenure and occupancy patterns. 
• The technical difficulties entailed by partial demolition, consolidation and rebuilding of 
affected spaces, structural shells and facades. 

More critically, a positive perception of the project by local stakeholders will be paramount. The 
lack in public awareness campaigns only generates misconceptions about the project. As one 
local inhabitant asked “Tell me is it true that they are going to take over the old city and turn it 
into a tourist island?” 


