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Introduction 

The Universal Declaration of Human Rights (1948, article 25) 
emphasised the right of every human to have a proper house.  

Due to several major 
demographic, social, cultural 
and economic changes 

many countries have faced 
housing issues and issues 
around the provision of houses 
in the last few decades.   
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Introduction 

The governments in GCC countries raised 
the living standards through making 
improvements to the economic, social and 
urban environment.  

Saudi Arabia, the largest and the most 
populated one, has achieved noticeable 
development in many sectors and fields 
within a short time.  
 
This is attributed mainly to the increased 
revenues produced by oil exports.  
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INTRODUCTION 

The housing sector is one of the sectors that has witnessed 
significant development over the last few decades, both 
The housing policies of Saudi Arabia are characterised by 
the giving of huge support to this sector in order to make 
the acquisition of houses easier for the citizens. 



Barcelona, 12 July 2018 , Haytham Alhubashi        PhD Program in Urban Management and Valuation        HOUSING SECTOR IN SAUDI ARABIA 
 

Research introduction Theoretical framework Practical framework : methods & findings  Recommendations  

Barcelona, 12 July 2018 , Haytham Alhubashi        PhD Program in Urban Management and Valuation        HOUSING SECTOR IN SAUDI ARABIA 
 

Research introduction Theoretical framework Practical framework : methods & findings  Recommendations  

 
 

PROBLEM IDENTIFICATION 

• Saudi Arabia’s population has multiplied 
more than over the previous four 
decades.  

• The average population growth 2.54%.  

• The group aged less than thirty years old 
was 50% of the total population in 2016. 

 This percentage is even higher among Saudi 
citizens, where they represent 59%. 

• The number of 
immigrants increased 
from 11% of the total 
population of Saudi 
Arabia back in 1973 to 
up to approximately  
37% in 2016.  

• Migration to the major cities saw an increase, 
where the number of cities’ residents reached 
up to 84% of the total population in 2010 and 
is expected to increase to 88% in 2025.  



Barcelona, 12 July 2018 , Haytham Alhubashi        PhD Program in Urban Management and Valuation        HOUSING SECTOR IN SAUDI ARABIA 
 

Research introduction Theoretical framework Practical framework : methods & findings  Recommendations  

Barcelona, 12 July 2018 , Haytham Alhubashi        PhD Program in Urban Management and Valuation        HOUSING SECTOR IN SAUDI ARABIA 
 

Research introduction Theoretical framework Practical framework : methods & findings  Recommendations  

INTRODUCTION 

Now, the housing sectors in Saudi Arabia are facing 
different challenges: 

• Provide a large number of houses. 
With affordable payment plans.  

• A significant rise in land 
and housing prices 

• Ownership rates have decreased over the last 
decade. 

 
 

PROBLEM IDENTIFICATION 
The Saudi government has been paying more and more attention to the 
development of cities in terms of urban, social and economic aspects, 

• High demand for 
housing in the main 
areas 
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As residents are the main players in terms of the housing issue, the study of their views, 
housing requirements and the factors affecting their current and future housing selections 
would be helpful in framing future perceptions and plans.  

Types of houses have changed significantly, traditional houses, prevailed until villas and 
buildings began to emerge in the late forties.  
While, recent houses are different in terms of the type and area, ranging from villas, to one-
story houses, to duplexes and apartments.  
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PROBLEM IDENTIFICATION 

• Create data that will assist the housing market stakeholders, both public and private, with 
regard to taking proper decisions and setting out appropriate plans for the current day and 
in the future.  

• improve the houses on offer and potentially fill the gap between the supply and demand of 
homes, based on a better understanding of the needs and aspirations of the residents.  

• The study comes at a time when Saudi Arabia is planning to enact laws, regulations and 
adopt policies that will better organise the human and infrastructure developments in order 
to address development issues within The Kingdom, including the housing issue.  
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Overall aim and specific objectives  

The main objective 

Study the conditions of current houses, how far they are suited to Saudi 
residents’ needs, as well as identifying their housing needs, preferences 
and aspirations for future houses in the main cities and Region of Saudi 
Arabia, and particularly, in the city of Jeddah (the micro case study).  
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Overall aim and specific objectives  

Specific objectives 

• Reviewing previous studies and research related 
to the housing issue so as to identify the factors 
that affect this sector. 

• Studying and reviewing such changes and factors 
that affect the development of the housing and 
house sector in Saudi Arabia.  

• Opinion polls for the Saudi citizens in the main 
Region of Saudi Arabia on their housing needs in 
order to better identify the factors that affect the 
decision-making process with regard to house 
ownership.  

• Studying the difference between the residents’ 
financial capabilities and their desires and 
preferences.  

• Identifying the trends of the residents for future 
houses and their preferred housing options.  

• Studying and analysing the satisfaction levels of 
the residents in relation to the housing sector 
and the main issues they face.  
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Research questions  

The study focused on a set of questions that aimed to address the research objectives.  

• What is the current condition of the 
housing market of Saudi Arabia after the 
major changes that have occurred in the 
last few decades? And what are the most 
relevant changes?  

• What are the factors that affect the 
selection of a house and housing type in 
the main Region of Saudi Arabia?  

• How far are current houses suitable and do 
they meet the residents’ needs?  

• What are the main obstacles and issues the 
residents face in the renting and ownership 
sectors?  

• What are the difficulties home seekers are 
facing in Saudi Arabia?  

• What are residents’ needs and aspirations 
for future houses and preferred housing 
types?  

• What are the evaluations and opinions of 
the residents with regard to the current 
condition of the housing market?  
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Development stage   & Methodology   
To achieve the research objectives and to answer 
its questions, the study is divided into four stages:  

• First Stage: A review of selected previous literature and studies relating to the housing field and related 
areas.  

• Second Stage: The main objective of this stage is to gather data related to the opinions and aspirations 
of the population in the research study (the main Region of Saudi Arabia) through the design and 
formatting of a questionnaire that is to trialed on a random sample of specialists and average people.  

• Stage Three: For better communication with the residents and due to the vast size of the population 
used in this research, one of the main cities of Saudi Arabia, the city of Jeddah, has been selected to 
represent a micro case study so as to gather the data related to the opinions and desires of residents 
through face-to-face interviews that will be carried out with a sample of residents.  

interviews undertaken with some specialists from the housing market, including engineers, architects, and 
real estate developers.  

• Stage Four: The last stage will be where the results of the previous stages are collected and discussed.  
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Development and housing sector in Saudi Arabia  

Country Background  

Demographic changes  

Change of number and types of housing  

Changes and the influencing factors in the 
housing market  
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Country Background  

• Divided into 13 Regions  

• The total population of Saudi Arabia is 31 
million 

• Climate is mostly desert  

• Was founded in 1932 

• Saudi Arabia country in the middle east has 
an area  of approximately  2,149,690 km2  
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Changes and the influencing factors in the housing market in Saudi Arabia  

Demographic changes  

Saudi Arabia has experienced major demographic changes over the past decades, which have 
contributed to the demand for housing in the country. Among these changes are: 

• The growing population, where the 
population has doubled approximately   
350-fold in four decades. 

• The increase in the number of the small 
families rather than extended families. 

• The dominance of three Regions, which are Makkah, Riyadh and the Eastern Region, respectively, 
offering 63.2% of the total housing in all Region. 

• The high proportion of immigrants, 
which constituted 37% of the total 
population in 2016. 

• The high percentage of Saudis below the 
age of 30, which total nearly 60% of the 
total number of Saudi citizens. 
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Changes and the influencing factors in the housing market in Saudi Arabia  

Change of number and types of housing  

There are several factors which have contributed to the evolution of the housing market in Saudi Arabia as: 

• The economic changes and rising oil incomes 
of Saudi Arabia. 

• Great development in the construction and 
transportation technologies. 

• The hiring of migrant workers, as well as the 
foreign companies, to undertake the 
construction work. 

• The government support for the housing sector 
through strategies, plans and programmes, such 
as REDF, the land grants programme and the 
government housing projects. 

 
 

Changes and the influencing factors in the housing market in Saudi Arabia  
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Changes and the influencing factors in the housing market in Saudi Arabia  

Change of number and types of housing  

The types of housing have witnessed a 
significant change as the traditional 
housing, which relied heavily on the 
surrounding environment and was the 
dominant type of housing has now declined 
since the emergence of villas and 
residential buildings at the end of the 
forties. Villas have recently became the 
widest spread, constituting more than 70% 
of the most common types of housing in 
the country. 

 
 

Changes and the influencing factors in the housing market in Saudi Arabia  
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Results of the questionnaire analysis  

Characteristics of owners & tenants  

First stage: the questionnaire 

Characteristics of the current housing  

 
 

Results of residents interview 

Characteristics about the future house   

Residence in the suburbs 

Opinions of the residents on the housing crisis  

Characteristics of the Current Housing 

Characteristics about the future house  

 Views of the residents on the housing crisis 

The second stage: Interviews   

 
 

Results of specialists Interviews 

Practical framework : methods & findings  

Demographic and economic characteristics 

Introduction Introduction 
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Introduction 

The first stage was a survey relating to the opinions of the residents of 
the three main Region of Saudi Arabia regarding their current houses, 
preferences and aspirations for their houses in the future, and their 
perceptions of the current situation in the housing market. It was carried 
out through an electronic questionnaire  

The second stage : face-to-face interviews.  

This survey was conducted in two ways and involved two stages.  

Interviews were carried out and divided into two parts; 
• First part was with individuals  
• Second was a random sample of specialist workers of the housing 

sector 

As it was difficult to carry out interviews in all the cities of the main 
Region of Saudi Arabia, one of the most important cities, Jeddah, was 
selected to represent a minor case study. 
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First stage: the questionnaire 

Scope of study  

The research population includes Saudi citizens of the 
main Region of Saudi Arabia  

Reasons for the selection of electronic publication 
and questionnaire distribution strategy  

• The social networking has had a huge and significant role 
in the recent events that have occurred in the Middle 
East, Thus, these events contributed to the use and rise of 
these networks in many Arab countries. 

• Recently Saudi Arabia, has a significant increase in the 
use of social networking 

• Social networks have become places for virtual meetings, 
planning meetings, and putting forward ideas and issues 
of concern to the community, allowing participants of all 
areas of society to be involved. 

• 84% of Saudi families have, at least, one Internet access 
point. It also indicated that total Internet usage in Saudi 
Arabia reached up to 85% 

                (General Authority for statistics in Saudi Arabia, 2010) 
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First stage: the questionnaire Circulation of the questionnaire  

The most common programs and ways of communicating in Saudi Arabia was determined and 
some of them were chosen, including, Twitter and Facebook, and the famous chatting 
program, WhatsApp. In addition, the researcher’s work e-mail (linked to King Abdul-Aziz 
University) was utilised so as to take advantage of the mailing list. 

Having determined the programs and methods of 
communication, the work was then divided into steps. 

• The first step (E-mail)  

• The second step (WhatsApp)  

• The third step (Facebook)  

• The fourth step (Twitter)  

• Step five (Instagram)  

• Step Six (Different social networks )  
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First stage: the questionnaire 

The fourth step (Twitter)  

A specific strategy for publishing the questionnaire was 
developed on this site, as detailed below. 
 
• Special hashtag for the questionnaire  
• A message was subsequently prepared containing the 

request to participate and published. This message was 
published on the personal page of the researcher. 

• Writers and academics that are interested in housing 
issues and have many followers 

• Famous people. 
• Some individuals with many followers were randomly 

chosen. 

The questionnaire gathered the attention of a 
large number of targeted people as they 
participated and circulated it.  

The hashtag and the questionnaire had a big 
impact and many support letters، even 
appeared in local newspapers 
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First stage: the questionnaire 

Analysis of data collection  

• Microsoft Excel was used, in addition to the Statistical Package for Social Sciences (SPSS), 
which was used for data analysis and the creation of frequency tables that included 
frequencies and diagrams relating to the questionnaire’s results. 

• Carried out a reliability test for the questionnaire using Cronbach’s alpha. This means that 
the questionnaire will provide comparable results if conducted more than once under the 
same conditions.  
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First stage: the questionnaire 

• The questionnaire was widely distributed.  
• There were more than 1,000 completed 

questionnaires 
• From more than 70 cities and towns in 

Saudi Arabia  

Twitter had the largest percentage of 
participations, with approximately 
62% followed by WhatsApp and 
Facebook, respectively.  These three 
programs constitute approximately 
85% 

Social networking  

DATA COLLECTION AND ANALYSIS OF THE ELECTRONIC 
QUESTIONNAIRES SURVEY (IN THREE MAJOR REGION) 

Preliminary results of the questionnaire 



Barcelona, 12 July 2018 , Haytham Alhubashi        PhD Program in Urban Management and Valuation        HOUSING SECTOR IN SAUDI ARABIA 
 

Research introduction Theoretical framework Practical framework : methods & findings  Recommendations  

Barcelona, 12 July 2018 , Haytham Alhubashi        PhD Program in Urban Management and Valuation        HOUSING SECTOR IN SAUDI ARABIA 
 

Research introduction Theoretical framework Practical framework : methods & findings  Recommendations  

 
 

First stage: the questionnaire 

Preliminary results of the questionnaire 

• More than 75% of respondents were men  

• Most of the participants were from Saudi Arabia 
as the questionnaire was mainly directed at 
them. 

• The respondents were of all ages, ranging from 
18 years to over 60 years of age. While, the 18 - 
35 year group made up 75% of the respondents, 
and this may be due to the fact that 60% of 
Saudis fall into this category. In addition, the age 
group between 18-40 years constituted 85% of 
the total respondents.  

DATA COLLECTION AND ANALYSIS OF THE ELECTRONIC 
QUESTIONNAIRES SURVEY (IN THREE MAJOR REGION) 
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First stage: the questionnaire 

Results of the questionnaire analysis  

The data analysis was divided into four 
main sections 
 
• The first : demographic and economic 

characteristics. 
• The second: characteristics of the 

current housing. 
• The third: characteristics of future 

housing. 
• last section: discussed the opinions of 

the respondents in relation to the 
housing issue.  

The data analysis was limited to three main Regions, with 
the highest Saudi populations, thus Riyadh, Makkah and 
the Eastern Region (CDSI, 2010) 

DATA COLLECTION AND ANALYSIS OF THE ELECTRONIC 
QUESTIONNAIRES SURVEY (IN THREE MAJOR REGION) 
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First stage: the questionnaire 

Results of the questionnaire analysis  

The total number of respondents 746 of Saudi citizens in 
the three main Region.  

Demographic and economic characteristics  
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First stage: the questionnaire 

Results of the questionnaire analysis  

• Housing and its expenses in behaviour 
of families is mainly afforded by the 
father, husband, or the oldest brother. It 
is generally a responsibility borne by 
males.   

• The wife might share expenses with her 
husband, or even seek with a spouse a 
joint housing loan if she is able to.  

• Price is a second priority for males when 
searching for housing as compared to 
being fourth in terms of priority for 
females. 

• In some cases, the female bears full 
responsibility such as a widow. 

The analysis showed a decrease in saving ability since a large 
percentage of individuals have personal loans that removes a 
significant part of their income.  

Demographic and economic characteristics  
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First stage: the questionnaire 

Results of the questionnaire analysis  

Demographic and economic characteristics  

The results show that 65% of the respondents’ houses 
were either self-funded or purchased with assistance from 
parents and relatives,  
the rest 35% were bought with the help of bank financing.  

40% of families have domestic workers and drivers, which 
also affects their financial income. In addition, it requires 
the availability of spaces allocated to them within their 
housing. It was noted that the bigger the house is, the 
more domestic workers are needed, which raises the costs 
of housing in terms of providing seperate spaces. 
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First stage: the questionnaire 

Results of the questionnaire analysis  

Characteristics of the current housing  

Type of housing is affected by several factors, particularly income and the number of family 
members.  
 
As income and the number of family members increases, the percentage of those living in a 
detached house, such as a villa or duplex, also increases.  
 
On the contrary, the percentage of those living in apartments decreases in line with income and 
less family members. 
 
Income and the number of family members also affect ownership, as they increase the 
probability of ownership. 
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First stage: the questionnaire 

Results of the questionnaire analysis  

86% of the houses contain three rooms or more, and 
88% contain two bathrooms or more.  

Characteristics of the current housing  

Riyadh and the Eastern Region are characterised by large 
houses and a larger number of rooms as compared to the 
Makkah Region. 
due to the high percentage of apartments in comparison 
to villas in the Makkah Region. 
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First stage: the questionnaire 

Results of the questionnaire analysis  

The percentage of satisfaction with the current 
housing is generally low among the population, 
where only 20% of people are satisfied with their 
housing and are not planning to change. This 20% is 
mostly made up of owners and those who supervised 
the construction of their dwellings.  
The high demand for housing is obvious, as more than 
half of the respondents say they will search for 
housing during the next five-year period 

Characteristics of the current housing  
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First stage: the questionnaire 

Results of the questionnaire analysis  

The most important factors given for moving from current housing, 
which is divided into groups, based on the most influential ones. 

The first group includes reasons related to demographic 
characteristics, such as marriage, the formation of a new family and 
independence, as well as the search for larger housing and the need 
to expand as a result of increasing the number of family members and 
also the search for ownership. 
The second group includes the low quality of housing construction, 
low level of services in the current area, high rents or high 
maintenance costs. 
The third group includes reasons such as seeking housing near family, 
changing workplaces, the need for a smaller house especially for the 
elderly and those living in owned houses and some types of villas, 
where after the marriage of sons, they move to new housing as the 
current housing becomes more than they actually need.  
 

Characteristics of the current housing  
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First stage: the questionnaire 

Results of the questionnaire analysis  

Characteristics of owners & tenants  

The difficulty in finding homes for owners was 
attributed to the following factors: 
• The high prices for offered housing. 
• The low quality of construction. 
• The improper design and distribution of rooms. 
On the other hand, a large proportion of the owners 
of the apartments considered them to be temporary 
residences and intended to search for independent 
housing in the future, showing a lack of acceptance 
for this type of housing as an option to own.  

Characteristics of owners  
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First stage: the questionnaire 

Results of the questionnaire analysis  

Characteristics of owners & tenants  

Characteristics of tenants  

• The rise in rents as compared to income, where the results showed 
that current rents of half of the study sample were taking about 30% 
of their monthly income 

• Behaviour of tenants pay annual rent in two installments, 
however this method of payment is not preferred by half of 
them as it causes some financial problems. They prefer to have 
a monthly payment, which helps them to arrange their 
financial affairs better. 

Among the problems 
faced by tenants were: 
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First stage: the questionnaire 

Results of the questionnaire analysis  

 
• Behaviour of the rented houses do not have a ready-to-

use kitchen or air conditioners. 
 

• Behaviour of tenants do not make large changes to their 
housing because they are considered temporary housing 
for them. Nevertheless, about 16% have made major 
changes, such as changing toilets or floors, as well as 
changing the distribution of rooms in the house. 

Characteristics of owners & tenants  

Characteristics of tenants  

• The personal search for houses for rent and the use of 
real estate offices in selected areas is a dominant feature 
for behaviour of tenants. 
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First stage: the questionnaire 

Results of the questionnaire analysis  

Characteristics about the future house  

The culture of ownership is the predominant culture in the 
country. Despite the low percentage of owners, owning a 
home is one of the main aims that the Saudis and their 
families have, especially for a sense of stability and safety. 

The degree of importance in terms of the factors influencing 
housing choice are varied, based on the buyer’s income and 
gender. The location appears to be the most important 
factor, followed by the house price, which is more important 
for males, rather than females. 

The importance of the price decreases as the income 
increases. Another important factor is the quality of the 
housing construction, space and design. Finally, the 
availability of after-sales services is the least influential 
factor, indicating a low awareness by the respondents of the 
resident’s rights. 
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First stage: the questionnaire 

Results of the questionnaire analysis  

Detached houses, such as villas and duplexes, are the most 
preferred options for ownership. The preference for villas is 
higher in the Riyadh Region in comparison to Makkah and 
the Eastern Region 

The apartments have no great acceptance to be owned 
by behaviour in all Region, where 75% reject the idea of 
owning apartments due to several factors that will be 
divided into two groups in terms of importance: 

The first group includes the high prices of apartments, where in 
some areas the prices are the same value as that of a small villa. 
Lack of clarity on the laws of ownership in terms of apartments 
and the idea of not owning land alongside detached houses, 
reducing the sense of economic security, the fact that they do not 
provide the required privacy, in addition to the low quality of 
construction in many of residential buildings, especially the 
investment buildings.  

The second group 
comprises the absence of 
after-sales services, a lack 
of desire to live with 
strangers, in addition to 
the lack of suitable 
apartments in terms of 
design and the 
distribution of services 
for their needs. 

Characteristics about the future house  
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First stage: the questionnaire 

Results of the questionnaire analysis  

The preference is for houses with five or more rooms and 
three toilets or more. These desires are not related to the 
current economic or social situation, but rather to the search 
for large and spacious housing based on their future prospects 
for their economic and social conditions. 

• In general, behaviour of the residents prefer to 
furnish their own accommodation, as they do not 
have a preference to buy furnished 
accommodations.  

• One third of them prefer to have air conditioners or a 
ready-to-use kitchen, or both.  

• Preference for closed kitchens rather than open 
kitchens, which have started to appear in the last 
decade. 

Characteristics about the future house  
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First stage: the questionnaire 

Results of the questionnaire analysis  
The preferences and services that the residents prefers in future 
housing are different and will be presented below, based on 
importance, from most important to least important: 

• There is a huge preference in having a courtyard in the house, 
where the courtyard represents a family outlet in light of the 
few open spaces in the neighbourhoods. the results show that 
there is a preference (40%) for internal courtyards due to their 
privacy aspect. 

• The availability of a private car park since behaviour of families 
have at least one car. 

• The availability of a store and a laundry room, as well as a salon 
for men and women, a room for domestic workers and a room 
for drivers but all of these were given less importance. 

• The availability of an assembly room for men outside the 
house (Diwaniyah), used by men for their gatherings so as not 
to affect the privacy of the house.  

• The availability of a swimming pool  
• The availability of balconies were cited as the least important 

services in terms of houses.  

Characteristics about the future house  
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First stage: the questionnaire 

Results of the questionnaire analysis  

Views of the residents on the housing crisis 

Behaviour agreed that the ownership of housing has 
become more expensive than their financial capacity 
allows for, especially with the difficulty of obtaining 
adequate funding.  
This is due to several factors, the most important of which 
is the huge rise in land prices and housing in general, 
followed by the impact of weak funding programmes, and 
the lack of supply of housing that meets their needs. 

Behaviour of the population agreed with the recent 
government decisions on housing, with results showing that 
more than 65% support the imposition of fees on the 
vacant lands, as well as their demands to impose laws and 
regulations that limit land and housing prices.  
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First stage: the questionnaire 

Results of the questionnaire analysis  

Views of the residents on the housing crisis 

• The influence of the culture of ownership and living in 
large housing units resulted in a strong rejection by 
half of the participants to reduce the size of the 
existing land offered as a solution.  

• The results also show that behaviour of the 
population hold the Housing Ministry responsible for 
the current housing crisis, followed by the private 
sector and finally, the financial sector.  

• The reason that respondents mainly blame the 
government is their preference for non-profit 
government programmes that have experienced a 
significant decline in recent decades in comparison to 
the banks’ high interest rate funded programmes. 
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The second stage: Residents Interviews  

Scope of study  

As there are many cities within the main 
Region of Saudi Arabia to conduct interviews, 
one of the main cities, the City of Jeddah, was 
selected as a minor case study. The City of 
Jeddah is located in the Makkah Region, 
where interviews with some residents and 
some workers of the housing sector, including 
engineers, architects, and real estate 
developers, were conducted.  

Background of Jeddah 

The city of Jeddah in Saudi Arabia is located on the 
coast of the Red Sea and is the major urban center of 
western Saudi Arabia. It is the largest city in the 
Makkah Region, the largest seaport on the Red Sea, 
and the second largest city in Saudi Arabia after the 
capital city, Riyadh. There is currently a population of 
4.2 million people  
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Background of Jeddah 

Jeddah has characteristics that are similar to other 
cities in Saudi Arabia, which include substantial 
migration, rapid growth and a high percentage of 
young people (aged 30 years and younger). 

Jeddah is the largest commercial and business 
center in this part of Saudi Arabia with effective 
services and infrastructure developed through 
significant public and private investment. Developing 
job opportunities has increased the number of 
migrant workers, who have provided Jeddah with 
further economic benefits. (Behrendt, Hag et al., 
2009) 

General Information of Jeddah: 
  
• Jeddah city is divided into 13 sub-municipalities.  
• The built-up area of Jeddah has grown from 

3.15sq.km in 1951 to 1,350 sq.km in 2005. 
• The population in Jeddah is equivalent to 50% of 

the population in the Makkah Region and 13% 
of Saudi Arabia’s overall population. 

The second stage: Residents Interviews  
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Reasons for the selection of the city of Jeddah  

• It is expected that Jeddah city will witness an increase of population in the future due to the 
expected increase of urban residents in Saudi Arabia representing 88% of the population in 
2020. Therefore, there will be a significantly higher demand for housing. 

• Familiar with and possesses existing knowledge of Jeddah in terms of its socio-cultural 
perspective and residential areas. 

• Graduated as a Bachelor of the Dept. of Architecture from King Abdulaziz University and later 
became a lecturer in the same university within the Faculty of Environmental Design. 

• The desire to promote the level of understanding of housing options and the housing market 
of the city as a service to be provided to the society.  

The second stage: Residents Interviews  
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The researcher selected ten different locations 
across Jeddah and conducted interviews with a 
sample population of 40 residents as the first 
stage of interviews and the second stage of 
interviews involved 5 pre-arranged interview 
with architects, real estate developers and an 
internal designer. 

Sample Size  

The interviews took five weeks at a rate of 8 interviews each weekend; four on Thursdays and 
four on Fridays. Interviews lasted from 15 to 20 minutes,  

Period of Interviews  

The second stage: Residents Interviews  
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The second stage: Residents Interviews  

• Behaviour of the respondents were married males, 
which constituted about one-third of the sample. 
Government jobs accounted for 60% of the total jobs of 
respondents. 

• All the respondents were at the university level or 
above 

• the respondents’ age group was between 20 and 40 
years. 

Demographic and economic characteristics characteristics analysis  

The proportion of personal loans was 60%, with a large 
percentage of these loans obtained in order to buy cars 
and pay for marriage expenses. No more than 20% 
obtained loans for the purpose of buying housing or land, 
indicating a decline in the culture of savings, which was 
often how former housing was financed. 
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The second stage: Interviews  

The results showed an interest in applications for government housing programmes, where two-thirds of the study 
participants had submitted applications for the special programmes of the Ministry of Housing, as compared to only 
one quarter who had submitted a request for bank and private company financing, indicating the inadequacy of special 
funding requirements of banks for behaviour.  

• 68% of the respondents were registered in the 2014 Ministry of Housing programmes. The preference for a programme 
of land and loan was rated by 67%, followed by the preference of the loan programme for the purchase or construction 
of a house at 22%, and finally, 11% had a preference to own a house from the Ministry of Housing projects. 

• 25% of the respondents had applied to get a housing loan from banks but half of them had been rejected.  
• The respondents who had not applied for residential financing were asked for the reasons behind their decision. 40% of 

respondents said they preferred to wait for the Ministry of Housing loan since it is an interest-free. While, 25% of the 
respondents stated that they lacked the ability to obtain adequate financing for their preferred housing and the length 
of the repayment period, 17% indicated that they were not able to meet the residential funding conditions, and 18% 
agreed that they didn’t like dealing with banks. 

Demographic and economic characteristics characteristics analysis  
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The second stage: Interviews  
Characteristics of the Current Housing  

The majority of owned houses were self-financed through 
personal savings and parental assistance; therefore, 
financial capacity was the main factor affecting housing 
more than the actual need. 

A high ratio of the monthly deductions for those who 
owned their homes through housing finance was noted, 
ranging from 40% to 60% of their monthly income. 

• The results indicated that 55% of the residences were 
rented and most of them were apartments.  

• Nearly two-thirds have made changes in their housing, 
which were divided between large changes and minor 
changes, indicating that the present supply is not 
suitable for a large number of people, especially in 
terms of decoration and finishing, as well as the quality 
of construction.  

• Approximately 60% were generally satisfied with their 
housing. 

One-third of the interviewees had unused rooms 
in the house due to the fact that they were mostly 
not needed for the time being or because of 
economic reasons i.e. 
 the cost of the furniture.  
In spite of the great interest in reception rooms 
for guests and their furniture, the results show 
that more than half of the reception rooms are 
not being used more than once a month. 
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Characteristics of the Current Housing  

53% of the respondents were satisfied with neighbourhood they live in, while 20% expressed 
their dissatisfaction.  
95% were satisfied with the availability of mosques in their neighbourhoods, while 83% 
appreciated the existence of public services, in their neighbourhoods, or near their home. 
 Only 55% mentioned the availability of schools near their homes as a positive.  

The second stage: Residents Interviews  

The results indicate that one of the most 
important factors influencing the selection of 
the residence area includes proximity to the 
family and work, and to a lesser extent, the 
children's schools. 
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Characteristics and preferences about the future house  

More than two-thirds of interviewees reported that they 
would change their homes, indicating the large demand 
expected in the future housing market, whether rented or 
owned.  

The majority of demand, especially for home ownership, is 
moving north of Jeddah and the new areas on the northern 
border of Jeddah, followed by the west and central city.  
The preference rates for housing in the south and east of 
Jeddah are lower, due to the schematic problems that have 
emerged recently. 

The second stage: Residents Interviews  
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Characteristics and preferences about the future house  

The interviews results in Jeddah and the questionnaires of 
the main Region are very similar. These include the 
preferred type of accommodation, the number of rooms 
and the factors that affect the purchase of a residential unit.  
The prevailing trend is detached homes, such as villas, 
duplexes with five or more rooms, plus three or more 
bathrooms. 

The second stage: Residents Interviews  
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A lack of preference for the purchase of housing, but rather to undertake the construction 
and supervision of houses by themselves.  

The reasons for dissatisfaction of the current supply was in order, as follows: 
 
• Lack of reliability in the quality of housing construction. 
• High housing prices. 
• Lack of suitable design for housing currently offered to different segments of society. 

The second stage: Residents Interviews  
Characteristics and preferences about the future house  
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As for the preferences and the importance of spaces in the future home, they will be reviewed in groups, 
according to importance, as follows: 

• Main bedroom with private 
bathroom, a spacious living room, 
a guest entrance, a salon for men 
and another for women, and 
private parking. 

• A private bathroom for guests, 
maid's room, laundry room, yard 
or garden. 

• Family dining room, office, driver 
room. 

The second stage: Residents Interviews  
Characteristics and preferences about the future house  
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In general, preference is also shown for multi-floors 
buildings, indicating the obvious preference for a 
detached house, and a return to an inner courtyard, 
much like with traditional housing, for greater use in 
terms of natural lighting, as well as added privacy.  
The agreement of the respondents was divided 
between open and closed kitchens.  
There was little interest in the availability of a swimming 
pool, balcony or a guest dining room. 

There was an interest and desire expressed for the 
return of their extended families, where more than 
half of the respondents said that they wish to live with 
their children in the future. 
The majority of participants also wish for their future 
residence to be able to be expanded. 

The second stage: Residents Interviews  
Characteristics and preferences about the future house  
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Although apartments are the most common type of housing in the city of Jeddah, the majority would 
prefer to wait in rented housing to save more money and buy a residential villa.  
The majority did not express a preference to buy a residential apartment, even if they had enough money 
to buy it due to the following reasons: 

• The small area of apartments as they do not provide privacy.  
• The poor quality of construction and finishing in the residential buildings projects, 
• The absence of a clear judicial system to protect the rights of owners in cases of disputes and 

other problems.  

• The high prices of apartments  
• To bad design, distribution of rooms  
• Lack of a preference to live with strangers  
• The absence of after-sales services in most projects. 

The second stage: Residents Interviews  
Characteristics and preferences about the future house  
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Residence in the suburbs 
The second stage: Residents Interviews  

The highest percentage of interviewees said that the price of 
villas with an area between 300 and 400 square meters 
should not exceed 1 million S.R., while the highest proportion 
of the respondents agreed that the price of an apartment with 
an estimated area of 200 square metres should be between 
300,000 – 400,000 S.R., with emphasis on the availability of 
full services on the site. While, the majority preferred that the 
design of buildings be modern. 

The study results indicate that the most important attractions 
for residential suburbs or residential projects outside the city 
are as follows: 

• The availability of a mosque and a mini-commercial center. 
• The availability of a clinic for first-aid and the availability of 

playgrounds for children. 
• The availability of a children's nursery, health club and 

safety and security services. 

about one-third of the respondents refused to live in the 
suburbs.  
The reasons given were the distance from the center of 
the city, the lack of a public transport network, being far 
away from their work areas, and finally, being away from 
their large family, who take care of their children during 
their working hours.  
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Opinions of the residents on the housing crisis  
The second stage: Residents Interviews  

The results of the interviews confirmed that the majority agreed that the ownership of housing 
was above their financial capability, especially with the difficulty of obtaining suitable 
financing.  
The main reason given was the high prices.  
Lack of suitable residence units. 
The weakness of funding programmes.  

Approximately 40% of them believe that the current land areas need to be reviewed.  



Barcelona, 12 July 2018 , Haytham Alhubashi        PhD Program in Urban Management and Valuation        HOUSING SECTOR IN SAUDI ARABIA 
 

Research introduction Theoretical framework Practical framework : methods & findings  Recommendations  

Barcelona, 12 July 2018 , Haytham Alhubashi        PhD Program in Urban Management and Valuation        HOUSING SECTOR IN SAUDI ARABIA 
 

Research introduction Theoretical framework Practical framework : methods & findings  Recommendations  

 
 

The second stage: Interviews of specialists 

This section refers to the most important results of the interviews with developers, architects 
and experts in the field of interior design, where the results show the agreement of the majority 
of specialists on the following points: 

• Lack of awareness among house seekers regarding their actual housing needs, the search for 
luxury, large spaces, expensive decorations.  

• Besides, the impact of customs and traditions, such as many (and rarely used) guest lounges 
for those on low incomes, which contributes to difficulties in owning houses. Residents have 
desires regarding the number of rooms and services they should have in the house; 
however, these desires are not realistic or based on their actual need. 

• Purchasing ability controls the choice of housing more than the size and needs of the 
family. 
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The second stage: Interviews of specialists 

• Building the house themselves is the first choice for many for several reasons; most importantly to 
ensure the construction quality, due to the recent low quality housing being provided. In addition, this 
means they are able to build the house according to their own wishes and needs. 

• Although attempts are being made to provide new housing types to reduce the increasing demand for 
housing, they are currently insufficient. 

• The results also indicate the agreement of experts with the results of the questionnaire and interviews 
with the population about the preference of residents for detached housing, where this type represents 
one of the most important needs of many Saudis i.e. the search for privacy.  

• The results also indicate that there has been a huge demand for small villas and separate duplexes as 
compared to common villas in the last decade, due to high land prices, which have affected the prices of 
villas. While, specialists agree that apartments are considered temporary housing for the majority, even 
if they own it. 
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The second stage: Interviews of specialists 

There are many foreign companies and offices that do not have enough experience in the Saudi 
housing sector. 

With respect to the general difficulties faced by the private sector in the housing market in 
Saudi Arabia, the following can be concluded: 

• The rise in land prices has mainly affected the rise in house prices in general, which has 
contributed to the lack of supply suitable for middle and low-income earners. It has also 
forced large real estate companies to search for residential land outside the main cities. 

• Legislation and housing finance programmes do not help the private sector to contribute 
effectively to providing affordable housing. 

• A lack of published official information on the housing sector. 
• The common big and detached housing culture among the Saudi population. 
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Limitations of study and future studies 

Recommendations  



Barcelona, 12 July 2018 , Haytham Alhubashi        PhD Program in Urban Management and Valuation        HOUSING SECTOR IN SAUDI ARABIA 
 

Research introduction Theoretical framework Practical framework : methods & findings  Recommendations  

Barcelona, 12 July 2018 , Haytham Alhubashi        PhD Program in Urban Management and Valuation        HOUSING SECTOR IN SAUDI ARABIA 
 

Research introduction Theoretical framework Practical framework : methods & findings  Recommendations  

 
 

Recommendations  

• Ownership of housing for many people in the main areas of many parts of the country has 
become increasingly difficult and has become beyond the reach of many members of society. 
The percentage is high among low and middle-income earners, consequently it is necessary 
to provide new options, alternatives and new types of housing to suit the current 
population. 
 

• It is worth noting that the current prices of housing are too high as compared to income, 
therefore the housing crisis will continue to worsen. The authorities must deal with this 
price increase strictly by imposing legislation that will contribute to reducing these increases 
and provide appropriate financing programmes that are suitable for the economic situation 
of different income groups. 
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Recommendations  

• Although the apartments are the most widespread housing type in the country, this type is 
not the most preferred kind by the population as it is considered by the majority to be a 
temporary form of residence. Therefore, attention should be given to addressing the 
problems residents have with apartments, which will contribute to greater ownership with 
less space in comparison to other types of housing 

• Providing open spaces and sports activities, such as sports clubs in the neighbourhood, as 
well as rooms for drivers in the residential building, increases the acceptance of the 
ownership of apartments and may dispense with some needs, such as a courtyard, which is 
normally provided in detached houses. 

• This study recommends easing the pressure on the major cities by paying more attention to 
small cities and villages and making them more attractive by providing different economic 
opportunities, instead of expanding and building new cities at a higher cost. 
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Recommendations  

• Since the needs in terms of residential areas among large and small families differ, the 
current areas of residential land should be reviewed to allow construction on smaller lands 
size, which would contribute to a decrease in prices. 

• Encouraging extended families through future housing policies, which contributes to 
reducing the demand for housing, as well as the social and economics benefits.  

• Encouraging construction in stages, where the owner can build their house, taking their 
financial capacity and their actual need into account at the present time, with the possibility 
of future expansion. This will contribute to saving wasted space, in addition to reducing the 
cost of ownership and maintenance.  
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Recommendations  

• To spread cultural and cognitive awareness among members of society so as to remove 
some misconceptions in terms of construction, which are related to the cultural and social 
dimensions inherent in members of the community and stimulate the optimal exploitation of 
the available housing through: 

The dissatisfaction of the residents, as well as the experts, on the construction quality of many of current 
housing units should be taken into consideration. Therefore, the study recommends the need for 
intervention from legislators responsible for the housing market by searching for the means and applying 
planning and supervisory standards in order to raise the quality of construction and stop manipulation by 
some developers. For example, the study proposes establishing a body responsible for supervising the 
implementation and issuance of certificates of quality housing conforming to certain standards and 
specifications, which will increase the supply of suitable housing and increase the safety of the population 
when buying houses. 

• Different media and the use of various social communication programs, which are 
widely accepted by the majority of the members of society, especially the youth. 

• The general school curriculum. 
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Recommendations  

• New construction techniques should be introduced, especially with the great developments 
in building techniques in terms of low cost housing, which would contribute to increasing 
the supply of housing at faster competitive prices. 

• The establishment of a database of housing studies that includes population, housing and 
economic information specific to the Saudi housing market, which would help those 
interested in research regarding the housing sector, such as: type of housing / type of 
tenancy (ownership – rental) / housing area / number of rooms and services available / 
housing price rates / family size. 
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Limitations of study and future studies 

It is worth mentioning that a number of difficulties were encountered by the researcher during the study, 
which are summarised as follows: 
 
• A lack of official information published on the housing sector, in addition to the difficulty of obtaining 

information from the official authorities, where a number of long procedures were required to obtain it. 
• Arabic is the main language in Saudi Arabia, therefore a large number of important studies were in 

Arabic. In addition, the collection of information and interviews were carried out in Arabic, which 
required time to translate the information into English. In addition, the English language of the 
researcher is not as good as the natives, thus, accordingly, some weaknesses may be present. 

• Since the researcher collected the information with a low personal budget, the Internet was used to 
distribute the questionnaire, resulting in some selectivity in the sample. On the other hand, one city was 
selected as a micro case study to carry out interviews, due to the difficulty of carrying out interviews in 
all cities, whereby a lot of time and high cost would be required.  
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Limitations of study and future studies 

• The financing aspect of housing is one of 
the important areas, especially housing 
finance provided by the private sector and 
its impact on supply and demand. 

• Since the country is currently witnessing many 
new development projects (which are still under 
construction), such as railway projects and public 
transport, this opens the door to study how to 
benefit from the development of the urban 
environment and the development of the 
surrounding areas of these projects. 

• One of the suggested studies could study the 
impact of the vacant land fee decision on the 
real estate market and land prices. Moreover, 
the impact of new housing programmes 
implemented by the Ministry of Housing in 
terms of supply and demand and the provision of 
affordable housing in Saudi Arabia. 

The housing sector in Saudi Arabia has 
witnessed major changes in recent years, 
bringing up many areas and topics that need to 
be focused on in future housing studies.  
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