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1. Background and Political Context of Reconstruction and Recovery

Since 2008, Gaza has endured a succession of wars and large-scale military assaults, in addition
to intermittent military operations. The most significant of these occurred in 2008, 2009, 2012,
2014, 2021, and, most recently, following October 7, 2023. These wars caused widespread
destruction to infrastructure and housing and altered Gaza’s geographic and demographic
landscape. As a result, reconstruction has become an urgent and recurring necessity requiring
extensive, coordinated planning. The reconstruction of Gaza is therefore not a recent concern; its
roots extend back nearly two decades before the latest war.

First introduced in 2005 by the U.S.-based RAND Corporation, the ARC plan (Arc: A Genuine
Opportunity for “Peace”) centered on connecting the West Bank and Gaza through a land corridor
supported by modern transportation and infrastructure networks, which would form the backbone
of a future independent Palestinian state. However, the plan remained largely theoretical and
was never implemented because of the continued Israeli occupation and the deepening internal
Palestinian political divide.

The latest war on Gaza marked a critical political and security turning point in the perspectives of
the international community and political decision-makers. This shift was reflected in intensified
international and regional efforts to formulate visions, initiatives, and plans for the “day after” in
Gaza. To date, however, these various plans remain pending, awaiting political consensus and
the conditions necessary for implementation. The plans and initiatives differ considerably in their
overall visions, depending on the entities that developed them. Some focus on infrastructure
and economic growth; others link reconstruction to specific political or security arrangements or
transitional governance models; while still others reduce the broader vision to a set of development
projects without adequately addressing political and economic rights.

Despite the proliferation of plans for Gaza’s reconstruction and the increased pace of planning
efforts since the October 2023 war, these initiatives, shaped by the visions and political and
economic interests of the parties behind them, have largely remained stalled. Following the
ceasefire in January 2025, however, planning began to shift from broad visions toward more
practical frameworks featuring clearer governance structures, defined financing models,
implementation timelines, and specific political conditions. Even so, the plans remain fragmented
and continue to reflect the objectives of their respective sponsors, while often overlooking the
risks and implications they pose for Palestinian political and national rights. The political horizon
therefore remains ambiguous, with no clearly defined direction or position.

While some of these plans are framed in humanitarian or development-oriented language, they often
carry implicit, and at times explicit, visions of how life in Gaza should be reorganized: Who controls
the territory? Who governs the population? What is rebuilt, how, and for whom? And what happens
to displaced residents ,and who has the right to return? In this context, infrastructure is not shaped
by cement alone; it is also shaped by systems of control and governance that reflect power balances,
funding conditions, and foreign intervention. Understanding these plans therefore requires a dual
reading: a technical reading that examines implementation models and instruments, and an analytical
reading that explores what lies behind the discourse, including the underlying power structures and
contexts being reconstituted through “reconstruction” as a political, economic, and spatial process.
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The general tendency of these plans is to focus on reconstruction while paying insufficient attention to
economic recovery. Recovery is intended to restore essential services, begin revitalizing economic
activity and the return to work, rehabilitate temporary housing until solving the displacement
dilemma, and prioritize the most vulnerable groups. These measures do not generally fall within
reconstruction programs designed as part of medium- and long-term development planning. Plans
must therefore integrate recovery and reconstruction in a balanced manner.

Against this backdrop, there is a clear need for a critical paper that examines the substance and
nature of these plans, the dimensions each seeks to advance, and the broader landscape and
objectives of Gaza reconstruction proposals circulated during and after the current war. Through
a comparative analysis, the paper highlights the fundamental differences among these plans and
the visions they embody. It also traces the structural shifts in approaches to rebuilding Gaza over
the past two decades. Since October 7, 2023, reconstruction has become far more complex than
merely rebuilding structures. It has evolved into a multidimensional process in which political and
economic considerations intersect with international law, requiring a comprehensive analytical
and strategic approach.

Accordingly, this paper seeks to achieve the following principal objectives:

+ Examine and assess the political dimensions of the various plans and determine the extent to
which they respond to, align with, or conflict with Palestinian priorities and needs related to the
use of Palestinian resources and economic and political rights and the relevant provisions of
international law.

+ Examine the Palestinian agency in planning, the extent of Palestinian representation in
developing these plans, and whether Palestinians are assigned a meaningful role in their
implementation.

» Support Palestinian and non-Palestinian decision-makers, researchers, and stakeholders in
evaluating the plans according to clear criteria, including governance, financing, Palestinian
representation, and implementation conditions.

Ultimately, by comparing the plans and identifying the concerns and shortcomings associated with
each, this paper seeks to clarify their nature and implications. It also aims to build an informed
understanding of how these plans may be addressed at the official level, whether through
acceptance, rejection, or amendment. By encouraging broader discussion, the paper seeks to
improve engagement with these proposals, clarify the positions and objectives of the various
parties involved, identify the options that best serve Palestinian interests, and offer practical
guidance and recommendations to decision-makers and professionals working on reconstruction.

2. Methodology for Analyzing and Comparing the Plans

To achieve the objectives of this paper, the plans will be compared against a set of political,
economic, and social criteria, based on the following principles:

+ Distinguishing between broad visions and specific projects or project packages, as well as
between measures intended to support recovery and plans designed for reconstruction.

+ Applying an analytical methodology based on a review of the original documents for each plan,
together with relevant reports and studies issued by international, regional, and Palestinian
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institutions. To enable a systematic comparison, an analytical framework was developed
around nine principal dimensions:

The interests and legitimacy of the entity that developed the plan

The proposed implementing actor or actors

The extent and nature of Palestinian participation, and decision-making authority

The proposed security models and governance arrangements

The economic strategy and the financing model and controlling the resources.

The plan’s position on refugees and displaced persons and the right of return

The envisaged political horizon and end-state vision including sovereignty, liberation, and
the Palestinian national interest.

The extent of coordination with Palestinian institutions

9. The conditions and dependencies associated with implementation

Noohkwbh=
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» This framework enables a more consistent comparison among the various plans and supports
an assessment of their overall direction and alignment with Palestinian national interests,
while using relevant principles of international law as a general point of reference. Adopting
clear criteria to ensure a balanced, comprehensive, and consistent assessment. The principal
criteria are:

1.  The existence of a written document that can be consulted, whether a report, plan,
framework, or published or widely circulated working paper

2. The presentation of a vision directly related to Gaza’s reconstruction, recovery, or postwar
governance, rather than a general political position

3. Issuance by an entity with the potential to influence the reconstruction process, such as
an international institution, regional actor, Palestinian institution, coalition of experts, or
influential private-sector body

4. The inclusion of elements that can be analyzed across the nine dimensions outlined above

» Treating the spatial and reconstruction dimensions as fundamental pillars that extend beyond
technical and economic considerations. These dimensions also intersect with political, structural,
and forward-looking questions concerning the future organization of life and governance
in Gaza. The analysis therefore examines the extent to which each plan is consistent with
sovereignty, liberation, and the Palestinian national interest.

Structure of the Paper

This paper consists of four main sections. The first provides a comprehensive and detailed
overview of the broader context in which these plans emerged. It classifies them chronologically
into three groups: plans issued before the latest war, plans developed during the war, and plans
issued after the so-called ceasefire agreement of October 10, 2025. It also categorizes them
according to the entities that prepared them: international, regional, Palestinian, and private-
sector actors. The second section presents a comprehensive analytical matrix comparing the 14
plans against the criteria outlined above. The third examines the international legal framework
relevant to reconstruction, including international humanitarian law, the right to self-determination,
and accountability for international crimes. The report concludes with observations summarizing
the principal potential scenarios and findings.
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3. Planning Initiatives: Chronological Overview of the Plans and Their
Sponsors (See Matrix No. 1)

This section will provide a broad assessment of the relative relevance of the different plans.
Which plans carry the most weight and which appear to be the most likely or realistic plan.

Reconstruction plans can be classified into three main chronological groups based on when they
were issued and the political contexts in which they emerged. The first group comprises plans
issued before the latest war, specifically between 2005 and October 7, 2023. These include the
RAND Corporation’s ARC plan, which presented the first comprehensive vision for connecting
Gaza and the West Bank within a Palestinian state, as well as other plans developed in subsequent
periods in response to the recurring destruction caused by successive wars.

RAND'’s plans are characterized by their emphasis on spatial planning and long-term infrastructure
development, with the establishment of an independent Palestinian state assumed as a prerequisite
for implementation. The corporation presents an advanced technical and economic vision, but its
plans often overlook immediate political and security complexities or address them only superficially.

The second group, which contains the largest number of plans, comprises those developed during
the war between October 2023 and September 2025. It includes the Interim Rapid Damage and
Needs Assessment (IRDNA), issued in February 2025 by the World Bank, the European Union
(EU), and the United Nations (UN), which estimated physical damage at more than US$18.5
billion. Furthermore, the interim assessment of April 2026 estimated recovery and reconstruction
needs at USD 71.4 billion.

It also includes the Arab plan, Gaza/Palestine: Early Recovery, Reconstruction and Development
Plan, launched by Egypt in March 2025 with the support of the League of Arab States. The plan
presents a comprehensive regional vision for reconstruction in three phases, at an estimated total
cost of approximately US$53 billion.

During the same period, the RAND Corporation released A Spatial Vision for Palestine in March
2025, focusing on the comprehensive spatial replanning of Gaza. UN-Habitat also introduced its
Neighborhood-Based Recovery and Reconstruction Framework, which adopts neighborhoods as
the primary units for planning and implementation.

The second group is also distinguished by the emergence of independent Palestinian initiatives,
most notably the Gaza Phoenix Initiative, launched in January 2024 by a coalition of Palestinian
architects, planners, and researchers. The initiative explicitly rejects the “tabula rasa,” or blank-slate,
approach, which assumes that reconstruction must begin from scratch, as though the place had no
history or context. Instead, it advances an alternative vision grounded in community participation,
the preservation of urban memory, and the protection of Gaza’s social and urban fabric.

Other notable contributions include the Gaza 2050 plan, developed by the Palestinian private sector.
It offers a comprehensive, long-term strategic vision aimed at transforming Gaza from an isolated
and crisis-stricken territory into an economically and intellectually vibrant hub that is connected
regionally and globally and integrated geographically and economically with the West Bank.
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In addition, the Palestine Emerging: Reconstruction and Economic Plan, launched by a coalition
of Palestinian business leaders in December 2024, focuses on revitalizing the health, education,
and infrastructure sectors as key pillars of economic recovery and long-term development.

This group also includes regional proposals such as the Gaza Investment Plan developed by the
UAE-based Al Habtoor Group. The plan proposed a public-private partnership model under which
Palestinians would hold a 70% ownership stake in the proposed holding company.

In February 2025, another proposal emerged: An Economic Plan for Rebuilding Gaza: A BOT
Approach, also known as Gaza Riviera. Prepared by Professor Joseph Pelzman of George
Washington University with the support of U.S. President Donald Trump, the plan proposes a
50-year build-operate-transfer (BOT) model and envisions transforming Gaza into a high-end
tourism and investment destination modeled after the Mediterranean Riviera.

The third group comprises plans that emerged after the ceasefire agreement was reached in October
2025. These plans are distinguished by their emphasis on transitional governance and practical
implementation arrangements. The most prominent proposal in this group is the Gaza International
Transitional Authority (GITA), developed by the Tony Blair Institute for Global Change and unveiled
in September 2025. It proposes establishing an international transitional authority mandated by
the United Nations Security Council to administer Gaza during a 3-5-year transitional period. The
plan sets out a complex governance structure that places political and legal decision-making in the
hands of an international executive board while largely excluding any formal Palestinian role.

Direct U.S.-Israeli proposals constitute a distinct category. In 2025, amid the proliferation of
reconstruction plans, the Gaza Reconstitution, Economic Acceleration and Transformation Trust
(GREAT Trust), backed by the Trump administration, emerged and was presented and promoted
by Jared Kushner at the 2025 World Economic Forum in Davos. The proposal advances a model
of direct, U.S.-led international trusteeship over Gaza for a period of up to 50 years, supported
by large-scale investments estimated at US$70-100 billion from the public sector and US$35-65
billion from the private sector.

By contrast, Palestinian efforts to shape future policies for Gaza have continued, with sustained
work to develop appropriate plans that address Palestinian needs and reflect Palestinian
perspectives. At the official level, the Ministry of Local Government and the Palestinian Ministry of
Planning developed the Palestinian National Spatial Plan (PNSP), which affirms the political and
geographic unity of Gaza, the West Bank, and East Jerusalem and rejects any separatist models.
In October 2025, the Palestinian government, through the Ministry of Planning and International
Cooperation (MoPIC), launched the Gaza Recovery, Reconstruction and Development
Implementation Program as an operational extension of the Arab plan. The program was estimated
to cost a total of US$67.1 billion and comprises 56 implementation programs over a five-year
period. It represents the most comprehensive official Palestinian effort to translate regional
visions into actionable plans under full Palestinian leadership, with clearly defined mechanisms
for financing and coordination with international donors.

The Palestinian private sector also developed two principal plans: Gaza 2050, which envisions

Gaza as an advanced technological hub, and the Palestine Emerging: Reconstruction and
Economic Plan (PREP), which focuses on vital sectors such as health and education.
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At the Arab regional level, the Gaza/Palestine: Early Recovery, Reconstruction and Development
Plan, launched by Egypt in March 2025 with the support of the League of Arab States, stands
out as a unified Arab effort to offer an alternative to Western proposals. The plan emphasizes
a leadership role for the Palestinian Authority, categorically rejects any scenarios involving
displacement or geographic separation, and reaffirms its commitment to the two-state solution.

It proposes a three-phase implementation mechanism: an early recovery phase lasting six
months at a cost of US$3 billion; a core reconstruction phase lasting two years for US$20 billion;
and a long-term development phase lasting two and a half years at US$30 billion. Among other
regional actors, the UAE-based Al Habtoor Group also presented its Gaza Investment Plan, which
proposes an Arab-Palestinian-led public-private partnership model.

4. Key Approaches and Differences Among the Plans

The principal disagreement among these plans is not purely technical. At its core, it is political and
concerns governance and sovereignty. The differences therefore center on several fundamental
questions: Who sets the priorities? Who controls implementation? Who owns the reconstructed
assets? And will reconstruction strengthen Palestinian sovereignty, rights, and national ownership,
or undermine them?

Some plans treat Palestinians as aid recipients, a labor force, or beneficiaries within transitional
international arrangements, while others grant them greater representation and participation in
decision-making. Certain proposals also transfer decision-making authority to international actors,
transitional bodies, or frameworks resembling international trusteeship. The assessment of any
reconstruction plan should therefore extend beyond its technical quality or financial feasibility
to include its implications for governance and its compatibility with Palestinian sovereignty and
national rights.

Taken together, the 14 plans reflect five principal approaches that reveal fundamental differences
in their underlying philosophies and objectives.

» The technical development approach focuses on infrastructure, spatial planning, and economic
development without examining political or security arrangements in depth. The RAND, UN-
Habitat, and Gaza 2050 plans fall within this category. They assume a relatively stable political
environment and concentrate on the technical dimensions of reconstruction. This approach is
characterized by a high level of technical detail and a long-term vision, but it often overlooks
the actual political and security obstacles that impede implementation.

» Thepolitical-security approach links reconstruction to specific political and security arrangements
and regards a political settlement as a prerequisite for its success. The Arab plan and the
Palestinian government’s MoPIC plan fall within this category. Both emphasize a permanent
ceasefire, the withdrawal of Israeli forces, the lifting of the blockade, and the return of the
Palestinian Authority to administer Gaza as essential conditions. This approach is distinguished
by its political realism and its linkage of reconstruction to national rights. However, it faces
major challenges in the absence of genuine international willingness to compel Israel to meet
these conditions.

+ The investment-driven privatization approach relies primarily on the private sector and
commercial investment while marginalizing the government’s role or reducing it to a minimum.
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The Trump-Pelzman Gaza Riviera plan, the Al Habtoor plan, and PREP fall within this category.
They propose public-private partnership (PPP) models, build-operate-transfer (BOT) contracts,
or direct management by private companies. This approach emphasizes economic efficiency
and financial sustainability, but it raises serious concerns regarding national sovereignty, social
justice, and property rights.

* Theinternational transitional governance approach, the most controversial of the five, proposes
placing Gaza under direct international administration for a transitional period that could extend
for years or even decades. The GITA and GREAT Trust plans fall within this category. Both
propose complex, internationally led governance structures in which the Palestinian role is
limited to technical implementation under strict international supervision. This approach
is justified on the grounds that international guarantees are needed to ensure the success
of reconstruction and prevent renewed armed conflict. However, it faces broad Palestinian
opposition because it infringes on national sovereignty and risks turning Gaza into a new form
of colonial trusteeship.

* The participatory community-based approach places local communities at the center of
reconstruction while emphasizing the preservation of cultural identity, urban memory, and
the social fabric. The Gaza Phoenix Initiative clearly embodies this approach by rejecting the
“blank slate” logic that treats destruction as an opportunity to erase the past and reshape Gaza
according to external visions. This approach is characterized by cultural and social sensitivity
and a commitment to democratic participation, but it faces major challenges in securing
financing and competing with large-scale, internationally backed projects.

This approach (participatory community-based) is reflected in the Palestinian National Spatial
Plan (PNSP) and the Ministry of Planning’s plan, which constitute a serious and comprehensive
effort to reshape Palestinian geography as a means of advancing state-building and affirming
sovereignty amid continued occupation and deep institutional and territorial fragmentation.

Developed by the National Urban Planning Agency in coordination with the relevant public
institutions, the plan presents an integrated vision for connecting the West Bank, Gaza, and
East Jerusalem within a single spatial framework. Its objective is to strengthen national unity and
promote sustainable development.

The plan is structured around four interrelated strategic objectives:

» Strengthening national sovereignty and geographic unity: Reintegrating Gaza, the West Bank,
and East Jerusalem within a unified spatial vision that challenges the geographic and political
fragmentation imposed by the occupation.

* Promoting sustainability and resilience: Adopting sustainable development models that support
the efficient use of resources, green growth, and a circular economy, particularly in the energy,
water, and infrastructure sectors.

* Advancing participatory planning and local leadership: Applying an inclusive approach that
ensures the participation of local communities, the private sector, and civil society in shaping
spatial policies.

* Enhancing regional connectivity and integration: Positioning Palestine as part of a broader
Levantine regional framework and overcoming isolation through improved domestic
infrastructure and stronger regional linkages.
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5. Role of International Actors

Addressing the role of international actors in Gaza within the limited scope of this paper is challenging,
given the scale and complexity of the efforts undertaken. Regardless of the results achieved, and
despite the obstruction of many initiatives by restrictive Israeli occupation policies that have impeded
international efforts to assist Gaza, United Nations bodies, international institutions, regional
organizations, and national governments have continued to provide support to the extent possible.

Without examining humanitarian assistance and grants, the focus here is on their role in developing
and supporting plans for Gaza'’s recovery and reconstruction. The preliminary rapid damage and
needs assessments prepared by international actors provide an essential knowledge base for
planning and relief efforts over both the short and long term.

In this context, the World Bank, the EU, and the UN jointly prepared numerous studies, reports,
and assessments. These are clear, technical documents that provide a detailed diagnosis of
conditions in Gaza and serve as balanced and informative sources. Their principal value lies in
establishing the knowledge and evidence base on which any planning for Gaza’s reconstruction
may rely. They should therefore be treated as important reference tools and, in some areas, may
constitute the only available authoritative reference.

These studies also set out important principles and recommendations to guide reconstruction
planning. For example, the joint EU and UN report 2022 reflects several principles grounded in
Security Council resolutions:

“The European Union and the United Nations emphasize that recovery and reconstruction
efforts must be Palestinian-led and should adopt ‘build back better’ and ‘move forward better’
approaches. These efforts should actively support the transfer of governance to the Palestinian
Authority in accordance with Security Council Resolution 2803 and the Comprehensive Plan,
while contributing to a lasting political settlement based on the two-state solution. Planning and
implementation processes should also be inclusive, transparent, and accountable, with particular
attention to the needs of women, children, older persons, and persons with disabilities.”*

International actors have also called for the adoption of various technical mechanisms, particularly
in relation to financing, to ensure sound governance and strengthen coherence and coordination
among existing international trust funds. In parallel, they have advocated the establishment of
a dedicated Palestinian sovereign reconstruction fund to pool and allocate Palestinian financial
resources earmarked for reconstruction. Work on these mechanisms remains ongoing, but Israeli
policies continue to obstruct progress toward their practical implementation.

6. General Comparative Matrix and Assessment of Plans

This comparative assessment applies a consistent critical standard to all plans without exception,
including Palestinian and national plans. Differences in authorship do not exempt any proposal from

1. Report of the Security Council (2022). General Assembly Official Records, 77 Session Supplement No. 2. New York 2023.
2. United Nations (2022). Report of the Security Council, General Assembly Official Records 77 Session Supplement No. 2: New York 2023.
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scrutiny regarding governance, financing, feasibility, and implementation conditions. Accordingly,
this review is not intended primarily to judge the legitimacy of a plan, but rather to examine its
structure, the clarity of roles and responsibilities, the realism of its resources and funding sources,
and the extent of Palestinian representation in decision-making.

The matrix (see Matrix No. 1 at the end of the paper) reveals significant differences in the
plans’ feasibility. Plans linked to clearly defined United Nations and regional frameworks appear
more readily translatable, at least in part, into phased programs than plans that propose major
structural transformations without clear governance mechanisms or identified actors capable of
guaranteeing implementation.

Some proposals focus on restoring specific sectors or advancing early recovery through practical
arrangements. Others remain conceptually unclear and fail to adequately answer fundamental
questions: Who decides? Who provides the financing? Who implements the plan? And under
what political and security conditions?

The plans may therefore be assessed across the following dimensions:
* Economic and Investment Dimension and Associated Risks
From a financing perspective, three broad approaches can be identified:

1. Anapproach that proposes financing packages within international or regional frameworks,
but is often subject to political conditions.

2. Aninvestment-driven or privatization approach that relies on instruments such as public-
private partnerships or build-operate-transfer arrangements. Although this approach may
appear attractive from a financing perspective, it increases the risk of constraining public
decision-making and tying reconstruction to external investment interests.

3. APalestinian orlocally driven approach that prioritizes the restoration of services and social
sectors, but faces practical challenges relating to freedom of movement, the reliability of
financial flows, and the sustainability of implementation under postwar arrangements.

Although many plans present substantial financing figures and phased recovery schedules, the
credibility of their financing does not depend solely on the scale of the announced commitments.
It also depends on whether these commitments can be converted into actual financial flows
within an unstable political and security environment. The principal risk lies in the extent to which
financing is tied to political or security conditions that may delay disbursement.

More broadly, additional economic risks may emerge in the postwar period and should be
considered when assessing the plans. The most significant are:

1. The risk of a rent-based reconstruction economy that prioritizes construction without revitalizing
productive sectors.

2. The concentration of economic activity in major corporations or foreign contractors, marginalizing
local added value and weakening employment generation.

3. The reproduction of economic dependency by linking the economy to unstable arrangements
governing movement and border crossings.
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4. Alack of alignment between reconstruction and institutional reform, including financial

governance, transparency, oversight, and public procurement.

Accordingly, an economic comparison of the plans should not be limited to cost estimates. It should
also examine the sources and conditions of financing, the design of expenditure mechanisms, the
level of local content and participation, and the contribution of the Palestinian private sector.

Political and Governance Dimension

The matrix demonstrates that the fundamental disagreement among the plans is not merely
technical, but primarily political and governance-related especial the plans after 2025. Some
plans treat Palestinians as recipients, a labor force, or even passive beneficiaries within
transitional international arrangements, while others provide them, to varying degrees, with
greater representation through the Palestinian Authority or national institutional arrangements.

The controversy becomes more pronounced in proposals that transfer decision-making
authority to international transitional entities, funds, or trusteeship-style frameworks such as
the PA and Phenix plans. These arrangements raise legitimate concerns regarding legitimacy,
accountability, and the limits placed on Palestinian sovereignty over the reconstruction process.
They also create problems relating to governance, administration, and regulatory and legal
decision-making.

The plans that raise the greatest concern are those that assign reconstruction an implicit
political function: reshaping the territory, population, or system of governance in exchange
for financing, or linking recovery to external security arrangements that override Palestinian
national will (investment plans). The principal concerns generally center on:

1.  Transferring decision-making authority to a non-Palestinian or unelected entity.

2. Conditioning financing in ways that disregard political rights or restrict self-determination.

3. Ignoring the issue of refugees and the right of return, or treating it as a deferred matter
outside the scope of the plan.

These plans should therefore not be viewed merely as competing technical alternatives. Rather,
they represent competing visions for Gaza’s political, economic, and institutional future. They
must consequently be assessed both in terms of practical feasibility and in terms of rights,
representation, and sovereignty.

Gender Dimension

Women and children account for approximately 42.5%3% of all the 2023 war fatalities. The
proportion of women and girls among the fatalities was significantly higher than that recorded
in previous conflicts in Gaza. These deaths have brought profound changes to family structures
in Gaza, caregiving arrangements, sources of income, legal rights, and social protection needs.

UN Women Advocacy brief (17 Apr|| 2026) The cost of war in Gaza on women and girls — available at:_https://www.un.org/unispal/document/
t-of-

UNRWA (Sep 2025) Situation Report #187 on The Humanitarian Crisis In The Gaza Strip And The Occupied West Bank, including East
Jerusalem. Available at: https://www.unrwa.org/resources/reports/unrwa-situation-report-187
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The war on Gaza has devastated all aspects of life, with its most tragic impact reflected in the
staggering loss of human life. Between October 2023 and December 2025, at least 22,000
women and 16,000 girls were killed as a result of Israeli bombardments and ground military
operations (UN Women, 2026; UNRWA, 2025)*.

The targeting of Palestinian men has also contributed to a sharp increase in the number of women-
headed households, with approximately 57,200 households in Gaza now headed by women.

The pattern of bombardment and attacks on residential buildings has also produced distinctly
gendered impacts, with women and children accounting for 70% of all injuries (World Bank,
2026).%

These are not merely reconstruction-related concerns, but long-term challenges affecting
housing design, transportation, education, livelihoods, rehabilitation, social protection, and
caregiving arrangements within households. They also create legal and psychological needs
relating to inheritance, property rights, compensation, guardianship, and family reunification,
issues that most plans have overlooked.

Recovery and reconstruction plans must therefore incorporate a gender perspective and
address both its current and future implications. Reconstruction that disregards the social fabric
and women'’s share in recovery and development will weaken efforts to restore a functioning
society and economy and will perpetuate deprivation, inequality, and despair.

These plans must therefore engage more deeply with gender systems and related needs,
including reproductive health, care work, women’s rehabilitation, and the broader gender-
related risks faced by women. (United Nations, 2026)

7. Relevant International Legal Framework®

Reconstruction projects in Gaza should be governed by a body of international legal rules and
principles that define the rights and obligations of the parties concerned and establish legal
standards to ensure respect for the rights and private property of the civilian population and the
preservation of Palestinian sovereignty. This legal framework is closely relevant to assessing the
legitimacy and acceptability of the various proposed plans.

The principal applicable rules include international humanitarian law, which prohibits forced displacement
andthe destruction of property; legal principles safeguarding the right to self-determination and permanent
sovereignty over natural resources; decisions of the International Criminal Court (ICC) and mechanisms
of accountability; and relevant resolutions of the UN Security Council and General Assembly.

4. UN Women. (April 20, 2026). Who are the women and girls behind Gaza war’s horrific casualty toll?
https://www.unwomen.org/en/news-stories/feature-story/2026/04/who-are-the-women-and-girls-behind-gaza-wars-horrific-casualty-toll

5. The World Bank, along with the United Nations and the European Union, released a joint Rapid Damage and Needs Assessment (RDNA) in
April 2026. While the report notes that roughly 70% to 76% of all housing units and general infrastructure have been destroyed or damaged
across Gaza, figures specifying a “70% injury rate” do not appear as a direct health statistic in the joint findings. Available at:
https://www.ochaopt.org/sites/default/files/Gaza_Reported Impact_Snapshot_8 July 2026.pdf

6. For all legal references, see the Legal References list.
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UN Security Council and General Assembly resolutions provide an important legal and political point
of reference. Security Council Resolutions 242 (1967) and 338 (1973) call for Israel’s withdrawal from
the territories occupied in 1967, including Gaza, and for a just settlement of the conflict based on the
principle of land for peace. General Assembly Resolution 194 (1948) affirms the right of Palestinian
refugees to return to their homes and receive compensation for the losses and damage they have
suffered. This right constitutes an essential component of any just and lasting settlement. Keeping in
mind that the majority of Gazans are refugees (1948, 1967), in addition to being internally displaced.

In September 2024, the General Assembly adopted a resolution "-calling on member states to
refrain from providing aid or support to Israel in connection with its unlawful presence in the
Occupied Palestinian Territory, including through any reconstruction arrangements that could
perpetuate occupation or annexation.

Based on the legal rules and principles outlined above, several fundamental criteria may be
applied when assessing the legitimacy of the various reconstruction plans:

* First, any plan must respect Palestinian sovereignty and the right to self-determination. This
requires Palestinians to exercise genuine leadership and hold final decision-making authority
over planning, implementation, and oversight.

* Second, the rights of the civilian population must be protected, including the right to return to
their homes, property rights, protection from forced displacement, and the right to participate
meaningfully in decisions concerning their future.

» Third, any plan must include clear mechanisms for accountability for destruction and damage.
This requires the determination of legal responsibility for widespread devastation and guarantees
of fair and adequate compensation.

* Fourth, all stages of reconstruction must fully comply with international humanitarian law and
international human rights law, including the principles of transparency, community participation,
and accountability.

» Fifth, any arrangements that reinforce the occupation, undermine Palestinian sovereignty,
cause population displacement, or alter the demographic or geographic character of Palestinian
territory must be rejected.

Ultimately, this international legal framework provides a clear and objective standard for assessing
the various plans. Any plan that conflicts with these criteria lacks international legal legitimacy,
poses a threat to established Palestinian rights, and should either be rejected or reformulated to
comply with international law and the inalienable rights of the Palestinian people.

8. The Plans from the Perspective of International Law Principles

It is not sufficient to assess Gaza reconstruction plans solely as technical or financial proposals,
as a significant part of their content directly concerns rights protected under international law and
the legal limits governing permissible postwar arrangements. Accordingly, this review examines
the 14 plans in terms of their overall compatibility with a set of governing legal principles.

7. In September 2024, the UN General Assembly adopted Resolution A/RES/ES-10/24 demanding that Israel end its unlawful presence in the
Occupied Palestinian Territory within 12 months, and calling on states not to render aid or assistance in maintaining it
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What Does It Mean in Practice for  Where Does the Risk
Reconstruction? Typically Arise?

Legal Principle

Reconstruction must not become a
tool for reshaping the population or
preventing people from returning to

Prohibition of
forcible transfer and
displacement

In plans that link investment
to the reorganization of
property ownership and

Protection of property
and housing and land
rights

The right to self-
determination and
sovereignty over

their homes.

Reconstruction must safeguard
property rights and prevent the
confiscation of property without
adequate legal guarantees.

The question of who makes
decisions is not merely
administrative; it is inherently

population distribution, or that
disregard the right to return
home.

In plans that rely on
investment models or holding
companies without clear
safeguards for property rights.

In long-term trusteeship
arrangements that deprive
Palestinians of effective

public decision-making political and legal.

Reconstruction does not eliminate
the obligation to investigate crimes
and compensate those harmed.
Otherwise, reconstruction becomes
a substitute for justice.

decision-making authority.

When a plan is presented
as a development program
entirely detached from

the context of crimes

and violations, thereby
normalizing the status quo.

Duty of accountability
and prevention of
impunity

Donors and implementing entities In plans that accept the

must avoid arrangements that blockade as a given

entrench the blockade or occupation or propose security

or treat them as a permanent basis  arrangements that restrict

for reconstruction. development and sovereignty
over the long term.

In plans that focus on
investment or large-scale
projects without clear
mechanisms for participation
or local governance.

Principle of non-
recognition of unlawful
situations and non-
assistance in their
continuation

Reconstruction must ensure
participation, prevent exclusion,
promote equity, and protect the
groups most severely affected.

Rights-based
principles of equality,
non-discrimination,
and participation

When no mechanism for
compensation or reparations
is provided, reconstruction
is treated solely as an
engineering exercise.

Reconstruction involves more than
constructing new buildings. It must
also provide compensation, restore
the rights of those harmed, and
remedy the consequences of the
damage.

Compensation and
reparations

Practical Examples of How Legal Principles Apply to the Proposed Models

¢ International trusteeship and transitional governance models, such as GITA and the GREAT Trust,
raise concerns directly related to the right to self-determination and the limits of legitimacy and
accountability. The more decision-making authority is transferred to international executive bodies
or long-term external mandate arrangements, the more limited meaningful Palestinian decision-
making becomes. Reconstruction then shifts from a process of support to one that substitutes for
the national will, which conflicts with the essence of self-determination as an undiminished right.

e Long-term investment and privatization models, including build-operate-transfer (BOT)
arrangements and certain public-private partnership (PPP) proposals, may undermine legal
protections for property and housing and land rights in the absence of clear safeguards for
documentation, compensation, and the settlement of property disputes.
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e Proposals that include elements of so-called voluntary relocation or displacement, or incentives
to leave, directly implicate the prohibition of forcible transfer and displacement. There is, in
practice, no genuine “voluntary displacement” where the decision is shaped by coercion or
pressure arising from war, blockade, and the absence of viable alternatives.

9. The Plans from the Perspective of Potential Political Scenarios

This section links the findings of the preceding comparison to the political realities that may shape
the “day after” phase. It presents broad scenarios for possible reconstruction pathways without
assuming that any single scenario will necessarily materialize. In practice, these scenarios may
overlap, unfold sequentially, or change as the political environment evolves, and new pathways
may emerge in response to political, security, or financial developments.

The purpose of this analysis is to clarify what may make a particular plan viable in one context,
and what may make it less feasible or more hazardous in another.

¢ Palestinian-Led Reconstruction under a Regional and International Framework

Under this scenario, reconstruction would be led by an official elected Palestinian body, including
ministries and municipalities, and Gazans, the PLO as the body representing Gazans in GS and
in the diaspora, and guaranteeing a wider range of political representation, with coordinated
Arab and international support and a formal framework for donor coordination. The process
would move gradually from early recovery to reconstruction, while linking reconstruction to the
geographic unity of Palestine and the restoration of institutional functions.

This scenario would require a relatively stable ceasefire, regional and international acceptance
of Palestinian leadership, and arrangements governing border crossings and the flow of
materials that enable implementation. It would strengthen local legitimacy and accountability,
increase opportunities for Palestinian participation in implementation through employment,
contracting, and procurement, and reduce the risks associated with long-term trusteeship.

Potential risks include the politicization or delay of financing, limited institutional and absorptive
capacity during the initial months, and the fragmentation of programs if multiple funding channels
operate without a unified framework. This scenario is more likely to activate plans that assume
Palestinian leadership and formal institutional coordination, while making trusteeship-based
proposals less politically viable, even if they remain on the table as a source of negotiating pressure.

¢ Short-Term International Transitional Governance

Under this scenario, a transitional arrangement would be established under international
administration or supervision and based on an external political mandate. It would operate
for a limited period defined as a stabilization and reconstruction management phase, with
varying levels of Palestinian involvement, generally restricted to technical implementation or
advisory roles.

This scenario would depend on strong international political backing and financial support
conditioned on excluding the Palestinian Authority from substantive decision-making. It could
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accelerate certain financing and implementation processes, particularly where donors are
reluctant to commit funds without international oversight arrangements. Its principal risk is the
marginalization of the Palestinian role.

Conditional Private-Sector-Led Investment Reconstruction under External Security
Arrangements

This scenario would direct reconstruction toward a portfolio of large-scale investment projects
involving long-term contracts, concessions, and public-private partnership or build-operate-
transfer models. These arrangements would be explicitly linked to external security and risk-
management frameworks, with investment treated as the principal driver of recovery.

The scenario is likely to emerge where public financing is limited, demand for conditional
investment is high, long-term concession arrangements are accepted, or efforts are made to
bypass public institutions through a holding company. It could enable rapid implementation
of selected projects, such as housing, infrastructure, and commercial zones, provided the
necessary inputs are available.

Potential risks include weak social justice and unequal distribution of benefits. The creation
of an influential and dominant local class/group. The marginalization of the local economy,
threats to property, housing, and land rights, and the transformation of reconstruction into a
concession-based economy that entrenches long-term dependency rather than building a
productive economic base.

This scenario explains why certain plans may appear financially attractive while raising serious
concerns from a rights and governance perspective. It also underscores the importance of
integrating the Palestinian private sector within transparent rules rather than replacing it with
external consortia.

Continuation of the Status Quo and Fragmented, Slow Recovery under Ongoing
Restrictions

Under this scenario, no comprehensive reconstruction process would emerge. Interventions
would instead be reduced to fragmented emergency assistance, repairs, and service projects,
while restrictions on movement and materials remain in place or recurring cycles of escalation
prevent stable implementation.

This scenario would be characterized by a fragile ceasefire, continued restrictions at
border crossings, multiple de facto authorities or weak coordination, and declining financial
commitments or their redirection exclusively toward humanitarian assistance.

Expected outcomes include the rising cost of delay through prolonged recovery, the continuation
of an economy of scarcity and intermediaries, the erosion of human capital, and growing social
risks over the medium term. This situation is similar to the one prevailing in the West Bank.

Although this scenario is the least consistent with the spirit of most major reconstruction plans,
its persistence to date makes it a realistic possibility. Unless a political breakthrough occurs
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and the implementation conditions controlled by Israel are eased, every plan must include a
phased and operational relief track that can function even under existing restrictions.

These scenarios demonstrate that the success of any plan depends not only on the quality
of its design, but also on its compatibility with a realistic political and security trajectory and
its capacity to mitigate the risks associated with each scenario. The preceding comparison
therefore helps identify which plans are most likely to advance under Palestinian leadership,
which are driven by a trusteeship model, which depend on conditional investment, and which
would fail under conditions of fragmented recovery.

10. Recommendations

This section presents recommendations relating to the political, legal, and economic dimensions
of reconstruction; principles, standards, and comprehensiveness of planning; and measures to
facilitate and accelerate recovery and reconstruction.

* Recommendations for Revising and Strengthening the Structure and Content of the Plans

Adopt a standardized screening matrix before treating any plan as an implementation
framework: The report recommends using the nine dimensions set out in this review as a
standardized checklist for assessing any new plan or initiative. These dimensions include the
entity that prepared the plan, implementation mechanisms, Palestinian representation, security
and economic models, the political horizon, coordination with the Palestinian Authority, and
implementation conditions. This would help prevent decision-makers from being drawn to
visually appealing plans that lack clarity regarding governance, financing, and responsibilities,
while ensuring consistent comparison among proposals regardless of their source.

Distinguish between forward-looking visions and operational programs in assessment
and citation: The review recommends clearly distinguishing, in both presentation and analysis,
between plans that offer long-term visions or broad spatial and economic concepts and those
that provide operational programs with defined timelines, financing structures, and institutional
roles. This distinction reduces confusion for readers, avoids imposing unrealistic implementation
expectations on forward-looking visions, and prevents operational documents from being
treated merely as “political visions” without examining their implementation mechanisms.

Approach transitional governance and trusteeship proposals cautiously from the
perspective of legitimacy and accountability: The review notes that some plans propose
international transitional governance arrangements or long-term trusteeship mechanisms and
funds. The report recommends that such proposals always be presented alongside explicit
consideration of legitimacy, accountability, and the limits placed on Palestinian decision-making:
Who makes the decisions? Who holds the mandate? What mechanisms ensure transparency
and oversight? And how can transitional arrangements be prevented from becoming a
permanent substitute for Palestinian sovereignty or a framework for restricting it?

Integrate rights, property, and reparations into feasibility assessments rather than

treating them as an ethical addendum: The report recommends treating the protection of
property and housing and land rights, compensation and reparations, and the prevention of
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forced displacement as practical factors that directly affect feasibility and sustainability, rather
than merely as normative principles. Neglecting these dimensions may generate social and
legal disputes that obstruct implementation or undermine its legitimacy within the community,
even where financing and technical arrangements are available.

Recommendations Relating to the Political and Economic Dimensions

To address these challenges, the most effective course is to reestablish a long-term sovereign
economic approach based on the following principles:

1.

Palestinian sovereignty: Ensure full national decision-making authority and Palestinian
control over priorities and implementation mechanisms, free from external trusteeship,
while limiting the role of external actors to assistance, support, and facilitation.

Freedom from conditionality: Separate reconstruction from externally imposed
financing agendas that conflict with Palestinian national requirements, while emphasizing
the importance of an effective role for the Palestinian Authority.

International legal framework: Ensure compliance with international law, human rights
standards, and relevant United Nations resolutions.

Recommendations Relating to Comprehensive Planning

Plans should address all dimensions of recovery and reconstruction simultaneously. This
requires comprehensive coverage of all the areas listed below:

1.

2.

Housing and Urban Reconstruction: Rebuilding housing units, planning urban
neighborhoods, managing land, and developing public spaces.

Infrastructure and Public Utilities: Restoring electricity and water supplies, sanitation and
wastewater systems, solid waste management, telecommunications, and transportation
networks.

Economic Recovery and Private-Sector Development: Supporting businesses and
economic enterprises, creating employment opportunities, promoting investment,
facilitating trade, and strengthening livelihoods.

Health and Social Protection: Restoring healthcare facilities and services, providing
psychosocial support, and strengthening social assistance programs and social protection
systems.

Education, Culture, and Human Development: Rebuilding schools, restoring higher
education and vocational training, protecting cultural heritage, and supporting youth
development.

Governance, Public Administration, and Local Government: Restoring the functioning of
public institutions, improving municipal services, strengthening administrative capacity,
and enhancing public accountability mechanisms.

Environment, Climate Resilience, and Natural Resource Management: Supporting
environmental rehabilitation, climate change adaptation, disaster risk reduction, and the
sustainable management of natural resources.

Community Development, Social Cohesion, and Inclusion: Promoting community
participation, gender equality, the inclusion of persons with disabilities, stronger local
community engagement, and conflict-sensitive approaches to reconstruction.
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* Recommendations for Facilitating and Accelerating the Transition to Practical
Implementation

1. Remove occupation-related restrictions and practices that impede the implementation of

reconstruction plans.

. Achieve Palestinian national consensus and establish a unified political vision.

. Build a productive local economy by assigning a central role to the Palestinian private sector.

. Adopt a fundamentally different approach to reconstruction from those used in previous

experiences, as the scale and nature of the destruction in Gaza are unprecedented and
differ significantly from earlier reconstruction contexts. This requires substantial international
financial and political support, as well as enabling the effective use of local resources.

5. Revitalize and empower local authorities, civil society organizations, and the local economy
by creating the conditions necessary for local economic development, including employment
generation and capacity building, and by ensuring that Palestinians in Gaza are not merely
beneficiaries but active participants in early recovery and reconstruction.

6. Strengthen the coordination and strategic focus of international institutions by aligning their
interventions within a single, coherent, and well-coordinated framework.

A OODN

11. Conclusion and Summary

This paper demonstrates that plans for the reconstruction of Gaza should not be assessed
solely by their level of technical detail or the amount of proposed financing, but also by their
strategic political, economic, and governance frameworks and the extent to which they align with
Palestinian priorities. In this context, the need to preserve the unity of Palestinian land, people,
and institutions is paramount, alongside the consensual restructuring of the political system. This
requires maintaining the geographic unity of Gaza and the West Bank. The comparison confirms
that any plan that bypasses Palestinian leadership or confines the Palestinian role to technical
implementation weakens the prospects for sustainability and poses serious risks to sovereignty
and legitimacy, even if it appears financially viable in the short term.

The paper also highlights the importance of integrating the Palestinian private sector into any
reconstruction process, not as a substitute for the public sector or social justice, but as a national
driver of employment and the revitalization of local production. The proposed plans must therefore
be reviewed and revised to advance Palestinian sovereignty and territorial unity and to move
away from approaches that turn reconstruction into a gateway to long-term trusteeship.

From this perspective, the following conclusions may be drawn:

» The proliferation of plans and proposals over the past year cannot be understood merely as
a series of technical responses to the ongoing war on Gaza. These initiatives must also be
viewed as early attempts to anticipate and reshape the future political, social, and urban order
in Palestine through the framework of the “day after.”

« The importance of examining “day after” plans lies not only in the opportunity they provide for
critical or technical analysis, but also in the fact that such examination is itself an act of sovereignty.
The analysis is not merely a review of reconstruction or engineering alternatives; it is a gradual
effort to reclaim symbolic and, to some extent, intellectual agency over Palestine’s future.
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» The structure and orientation of most of these plans reflect a failure to recognize Palestinians
themselves as the sovereign and authoritative source of knowledge, whether at the official
or popular level. Since reconstruction is not merely a technical undertaking, its political and
sovereign dimensions must be fully considered.

* Most plans disregard Palestinians as political actors and partners in planning, treating them
instead as passive subjects. Only a limited number of plans depart from this approach, including
the Gaza Phoenix Plan and the national plan developed by the Ministry of Planning.

The central conclusion is that critically examining these plans does not mean rejecting them
wholesale. Rather, it means restoring the capacity to assess them accurately, redirecting
priorities toward Palestinian national interests, and refusing to allow reconstruction to become an
instrument for reasserting control and undermining Palestinian sovereignty. The Palestinian plan
emerged alongside these proposals and may be regarded as a bold initiative aimed at advancing
sovereignty and development. It could provide a solid foundation for a political approach or for
negotiations grounded in a coherent national program.

=1l



Appendices
Matrix No. (1): Plans, Authoring and Implementing Entities, and Evaluation Criteria

Conditions
and Depen-
dencies

Coordination
with Palestinian
Authority

Plan
Authoring
Entity

Refugees
| Right of
Return

Palestinian
Representation

Year /classi-
fication

Implementing

Entity Political Horizon

Economic Model

Security Model

Proposes a large-
scale, state-led,
donor-supported infra-

. Based on the
structure investment

. International
assumption of an

A.rc. A Gen 2005/ Be- The Palestin-  Full partnership Assumgs afully - model \.Nl.th plrlvate 5% Included in independent Pal- Assumes.full . fln_anC|aI com
uine Oppor- RAND Cor- . ; . sovereign Pal-  tor participation. , s coordination with  mitment ($33
. fore the War . ian + interna-  with the Pales- o . - the State’'s  estinian state as o -
tunity for poration . . : estinian state Requires $3.3 billion L " the Palestinian billion over 10
tional donors tinian Authority. vision a precondition for .
Peace annually over ten ; . Authority. years).
implementation.
years.
Aims to build a stable,
long-term economic
base.
: Reaching
Palestinian Assumes official Assumes a uni- agreements
. March 2025 . Leadership and e Based on a mixed fied Palestinian 9
A Spatial . Authority + N Palestinian . Assumes full with Israel +
. . / During the  RAND Cor- partnership with . model led by private Not men- state (West Bank . : . ; .
Vision for . local partners . security aftera . . integration with international
. War poration . . the Palestinian " investment, + donor tioned +Gaza).
Palestine + international . political settle- : . the PA support, and
Authority. assistance Proposes transi-
donors ment. . . long-term
tional scenarios. .
funding
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Year /classi-
fication

Plan
Authoring
Entity

Implementing
Entity

Palestinian
Representation

Security Model

Economic Model

Refugees
| Right of
Return

Political Horizon

Coordination
with Palestinian
Authority

Conditions
and Depen-
dencies

Gaza 2050:
A Long-
Term Spatial
Vision for
Sustainable
Develop-
ment

Interim Rap-
id Damage
and Needs
Assessment
(IRDNA)

Neighbor-
hood-Based
Recovery
and Recon-
struction
Framework

2024 /
During the
War

Feb 2025/
During the
war

2025/ During
the war

A=

The Pales-
tinian pri-
vate sector
(in coordi-
nation with
the National
Spatial
Planning
Unit)

The World
Bank+ the
United Na-
tions+ the
European
Union

United
Nations
Human
Settlements
Programme
(UN-Habi-
tat)

Palestinian-led
initiative involv-
ing a coalition
of national in-
vestment firms
and private
institutions

International
organizations
in partnership
with the Pales-
tinian Authority.

The United
Nations in part-
nership with
the Palestinian
Authority

Broad national
representation
encompassing
the private sec-
tor, government,
civil society, and
youth

Leadership and
partnership with
the Palestinian
Authority.

Leadership and
partnership with
the Palestinian
Authority.

None

None

None

A long-term develop-
ment model led by the
private sector, focused
on the knowledge
economy

A multi-year interna-

tional funding model

(US$18.5billion dam-
ages)

A hybrid model (inter-
national support+ local
private sector partici-
pation+ local labor)

Not men-
tioned in
the Plan

Not men-
tioned in
the Plan

Not men-
tioned in
the Plan

The plan as-
sumes Gaza's
integration into a
broader national
Palestinian vision,
with functional
connection to the
West Bank

Does not propose
a final political
solution, but
focuses on a
transitional recon-
struction phase

Assumes the two-
state solution but
treats the political
horizon as uncer-
tain.

Full coordination
with government
institutions

Demonstrates full
coordination with
the Palestinian
Authority

Demonstrates
comprehensive
and integrated
coordination with
the Palestinian
Authority’s nation-
al policies.

Assumes
openness

to economic
engagement,
international
support, and
a degree of
stability

Ceasefire+
coordination
with Israel +
sustainable
international
funding.

Security
de-escalation
+ facilitation
of material
entry + Israeli
approval



Plan

Year /classi- Authoring

fication

Implementing
Entity

Palestinian
Representation

Security Model

Refugees
| Right of

Economic Model
Return

Political Horizon

Coordination
with Palestinian

Conditions
and Depen-
dencies

PNA’s Spa-
tial Planning
Plan

Gazal/ Pales-
tine: Early
Recovery,
Reconstruc-
tion and De-
velopment
Plan

Gaza Phoe-
nix Initiative

Entity

Palestinian
Ministry of
2024-2025/  Local Gov-
During the ernment+
war Ministry of
Planning.
A regional
Mar 2025/ Arab initia-
During the tive led by
war the Egyp-
tians
A group of
independent
2024-2025/  Palestinian
During the architects
war and re-
searchers

PNA

Palestinian
Authority lead-
ership, under
Egyptian—Qa-
tari supervision

A local Pales-
tinian societal
coalition — (mu-
nicipalities+ ac-
ademics + civil
institutions)

Comprehensive
Palestinian lead-
ership.

Centralized lead-
ership by the PA

Partnership with
the Palestinian
Authority.

Palestinian
police + national
security, condi-
tional on Israeli
withdrawal

Palestinian
police under the
supervision and
training of Egypt
and Jordan

Entirely local:
relies on com-
munity security+
municipalities+
participatory
governance)

A blended finance
model (state interven-
tion+ international fi-

: . Included
nancing+ private sector
investment + diaspora
contributions)

State-led economic
model

(US$ 53 billion on
three phases)

Included

A participatory social
model integrating cir-
cular economy princi-
ples.

+ local production)

Included

Based on a
vision of a unified
Palestinian state
encompassing
Gaza, the West
Bank, and East
Jerusalem.
Rejects any mod-
el with political

or geographic
separation.
Adopts the two-
state solution+
transitional ad-
ministration for 6
months, preluding
to the full return
of the PA

Focuses on local
sovereignty and
community-led
leadership.
Relies on a
grassroots frame-
work and bot-
tom-up planning.

Authority

The Palestinian
government is
the central and
leading authority
in planning and
implementation.

Full leadership of
the reconstruction
and governance

process by the PA

Decentralized
coordination with
the Palestinian
Authority.

A permanent
ceasefire and
Israeli with-
drawal+ lifting
the blockade
on Gaza +
restoring clear-
ance revenues

Ceasefire

+ security
training from
regional coun-
tries+ interna-
tional funding

Rejects
politically
conditioned
or top-down
funding.
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Year /classi-
fication

Plan
Authoring

Implementing
Entity

Palestinian
Representation

Security Model

Economic Model

Refugees
| Right of
Return

Political Horizon

Coordination
with Palestinian

Conditions
and Depen-
dencies

An Econom-
ic Plan for
Rebuilding
Gaza: ABOT

(Riviera
Gaza)

Gaza Invest-
ment Plan

Palestine
Emerging:
Reconstruc-
tion and
Economic
Plan (PREP)

=

Feb 2025/
During the
Approach war

2025/ During
the war

Dec 2025/
During the
war

Entity

Prof.
Joseph
Pelzman
Supported
by U.S.
President
Donald
Trump

Al Habtoor
Center for
Political
Research (a
private UAE
institution)

A coalition
of Palestin-
ian private
sector
actors +
Palestinian
economic
experts

A coalition of
international
private sector
investors (un-
der a 50-year
concession
contract.

An Arab—
Palestinian
alliance led

by the private
sector, through
a joint invest-
ment company
under Emirati
supervision

Multi-level
Palestinian
leadership (PA
+ civil society +
private sector)

Complete exclu-
sion of Palestin-
ian involvement
in governance.
Palestinians are
reduced to the
role of beneficia-
ries only)

Palestinians are
granted 70%
ownership in the
holding company
managing the
reconstruction

Strong and open
civil representa-
tion

Demilitarized
Gaza,” without
details

A multi-layered
security model:
international
observers +
transition to
Palestinian-led
local security
administration

None

A purely invest-
ment-driven model in
which the private sec-
tor manages all public
services.

A private-public part-
nership (PPP) model
funded by Arab and
international investors

Based on a coordinat-
ed model combining
state-like planning +
private initiative)

Not men-
tioned in
the Plan

Not men-
tioned in
the Plan

Not men-
tioned in
the Plan

The plan post-
pones address-
ing Palestinian
sovereignty until
after the 50-year
investment con-
tract ends. No
mention of a two-
state solution

Envisions sus-
tainable local
governance in
Gaza, without
referencing a
comprehensive
political solution
like the two-state
model

A future united
independent
Palestinian state
including Gaza,
the West Bank,
and East Jerusa-
lem.

Authority

The plan com-
pletely bypasses
the Palestinian
Authority, without
any coordinating
or political role
for Palestinian
leadership.

Partial coordina-
tion with Palestin-
ian institutions
Tasks are grad-
ually transferred
to Palestinian
entities

Flexible coopera-
tion (partial to full
coordination with
the PA)

The plan is
bound by a
legally binding
50-year con-
tract Palestin-
ian sovereignty
is made condi-
tional upon the
success of the
development
experiment

Phased
funding tied to
performance
evaluations

+ International
oversight

Avoids precon-
ditions + Calls
for collabo-
rative, condi-
tion-flexible
funding



Year /classi-
fication

Plan
Authoring

Implementing
Entity

Palestinian
Representation

Security Model

Economic Model

Refugees
| Right of
Return

Political Horizon

Coordination
with Palestinian

Conditions
and Depen-
dencies

Gaza In-
ternational
Transitional
Authority
(GITA)

Gaza Re-
constitution,
Economic
Acceler-
ation and
Transforma-
tion Trust
(GREAT)

Gaza Recov-
ery, Recon-
struction
and De-
velopment
Implementa-
tion Program
(MoPIC)

Sep 2025/
Post-war

Aug-Se
2025 / Post-
war

Oct 2025/
Post-war

Entity

Tony Blair
Institute
for Global
Change

CEES-ME-
NA Inc. (J.
Pelzman) +
the Trump
Administra-
tion.

Government
of Palestine
— MoPIC

International
transition-

al authority
(international
council of 7-10
members + an
International
Stabilization
Force (ISF))

GREAT Trust
entity (under
U.S. trustee-
ship+ ) interna-
tional partners
+ an Interna-
tional Stabili-
zation Force
(ISF).

Palestinian
Authority
(government,
ministries, gov-
ernorates, and
municipalities)

Limited: one
member on the
council, + a Pal-
estinian execu-
tive director

Limited: one Pal-
estinian member
on a council of
7—10 members.

Full Palestinian
leadership (the
government acts
as both planner
and implement-
er)

Local civil police
+ an Internation-
al Stabilization
Force (ISF).

Private security
contractors + a
locally “vetted”
force, + an
Israeli role.

Not detailed
(Palestinian
security is
presumed after
the unification of
governance)

Structured internation-
al financing (GFAF +
GIPEDA) estimated at
USD 90-164 million

per year.

Large-scale investment
model: USD 70-100
billion in public funding
+ USD 35-65 billion in
private funding, with

tokenization.

56 programs total-
ing USD 67.1 billion
through the PFRD
Fund and PPP ar-

rangements.

Not men-
tioned in
the plan

“Voluntary
relocation”
packages:
USD 5,000
per person
+ rental

support.

Not men-
tioned;
follows the
Arab plan:
the right of
return)

Supranational
transitional ad-
ministration with
no clearly defined
final horizon)

50-year trustee-
ship, with Israel
retaining superior
security rights.

Two-state solu-

tion+ geographic
unity + transition-
al administration.

Authority

Limited and con-
ditional: the Pal-
estinian Authority
participates only

in implementation.

Bypassing and no
coordination with
PA; it.

Full coordination:
the plan was
prepared by the
government.

UN Securi-
ty Council
mandate+
international
financing, +
strict financial
compliance.

Disarmament
of Hamas + a
U.S.—Israeli
mandate, and
a 50-year
term.

Permanent
ceasefire
+pledging
conference
+ lifting of
the blockade
+restoration
of clearance
revenues
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List of Sources/References

1. Plans

Plan

Title of Plan/Vision Authoring

Issuance Date

Brief Description

Entity

The Arc: A Formal Structure RAND

1 for a Palestinian State Corporation
A Spatial Vision for
ey RAND
2 Palestine: A Long-Term Corporation

Plan That Can Begin Now

25 =

2005

8 Apr 2025

The RAND ARC plan is one of the most ambitious initiatives proposed
over the past two decades to redesign the Palestinian urban space
according to a centralized vision that positions infrastructure as a
driver of both economic and political development. First introduced
in 2005 by the American RAND Corporation, the plan emerged
within the context of heightened international discourse on the
two-state solution. It revolves around the creation of an “urban and
developmental arc” extending from the north to the south of the West
Bank and connecting to Gaza, forming a backbone for the future
Palestinian state’s urban and economic structure.

Published in April 2025, the RAND “Spatial Vision for Palestine” plan
emerges amid a highly complex political and on-the-ground reality, as
the Palestinian landscape is being redrawn in the aftermath of war.
The plan responds to increasing spatial fragmentation, infrastructure
collapse, and the absence of any real political horizon. Despite these
challenges, it offers an ambitious vision for a future Palestinian state
from a spatial and architectural perspective—one that seeks to
reorganize Palestinian geography into a unified, livable, and spatially
coherent structure. In this vision, urban form becomes a mirror
of sovereignty and control. The plan aims to create an integrated
spatial system that addresses the fragmentation imposed by the Oslo
Accords and lays the foundation for effective movement between
towns and villages, and between the West Bank and Gaza.

https://www.rand.org/pubs/
monographs/MG327-2.html

https://www.rand.org/pubs/
research_reports/RRA3444-1.
html




Title of Plan/Vision Authoring

Entity

Issuance Date

Brief Description

Plan

Gaza 2050: A Long-

Term Spatial Vision for AECOM &
Sustainable Development | The Portland
(Global Palestine, Trust
Connected Gaza)

Gaza and West Bank

Interim Rapid Damage World Bank,
and Needs Assessment EU, UN

(IRDNA)

April 2016

21 Feb 2025

The “Gaza 2050” plan offers a long-term, comprehensive strategic
vision that aims to transform Gaza from an isolated, crisis-stricken
area into an economically and intellectually vibrant hub, connected
regionally and globally, and integrated geographically and
economically with the West Bank. The plan is led by Palestinian
private sector actors, with technical support from AECOM and
Portland Trust, and in coordination with the National Spatial Planning
Unit (NSPU), involving over 300 individuals and institutions from
the public and private sectors, as well as civil society. This diversity
of stakeholders is presented as one of the plan’s main strengths,
making it a rare example of a homegrown initiative—unlike the many
externally imposed visions.The plan is grounded in concepts such as
the knowledge economy, productive specialization, integrated spatial
planning, and the linkage between urban development and economic
growth. It assumes that Gaza holds significant human and natural
potential that can be strategically mobilized—if national political
consensus, institutional support, and relative stability are achieved.

The IRDNAplan represents one of the firstinstitutional efforts to assess
the scale of destruction and identify sectoral and financial priorities
for Gaza’s reconstruction after a year of relentless bombardment and
tightened blockade. It was prepared by a joint team from the World
Bank, the European Union, and the United Nations, utilizing a mix of
remote sensing technologies, government data, field sources, and
community testimonies, as well as mobile phone and social media
data. This approach reflects a broad reliance on non-traditional
analysis tools to overcome limited field access.

https://www.connectedgaza.com/

https://thedocs.worldbank.org/
en/c/133¢3304e29086819c1119f
€8e85366b-0280012025/original/
Gaza-RDNA-final-med.pdf
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Preliminary Report
on the Status of the

Development of the Efforts UN-Habitat
to Reconstruct the Human

Settlements in Gaza

Gaza Recovery and gogglgg&ﬁgt
Reconstruction Plan (PA)

Arab Regional Proposal for

Gaza Reconstruction (Early Arab League
Recovery, Reconstruction, / Egypt

and Development of Gaza)

E=

2 Apr 2024

2025

March 2025

The UN-Habitat plan represents one of the earliest and most prominent
efforts to formulate an urban reconstruction vision for Gaza. It draws
on field challenges and leverages the UN’s experience in similar
contexts (such as Iraq, Syria, and Lebanon), while also aligning
with Palestinian national policies—particularly the National Urban
Policy (2023) and the National Development Plan (2021-2023).
Although still in a preliminary phase and largely reliant on remote
sensing due to the absence of field presence, the plan lays out a
conceptual framework for urban recovery centered on the residential
neighborhood as the unit of planning. It advocates for building “a
greener, more resilient, and more inclusive Gaza.”

The Palestinian National Spatial Planning (PNA) strategy represents a
serious and comprehensive attempt to reshape Palestinian geography
as a tool for state-building and sovereignty assertion—amid ongoing
occupation and deep institutional and territorial fragmentation.
Developed by the National Urban Planning Agency in coordination
with relevant state institutions, the plan presents an integrated vision
that seeks to connect the West Bank, Gaza, and East Jerusalem
within a single spatial framework. It aims to strengthen national
unity and sustainable development while resisting the fragmentation
imposed by Israeli colonial policies.

The Joint Arab Plan for the Reconstruction of Gaza, led by

Egypt and Qatar in coordination with the Palestinian Authority,
presents a coherent phased vision that integrates emergency

relief, reconstruction, the restoration of governance, and the
preparation for Palestinian political unity. The plan starts from an
acknowledgment of the post-war complexities in Gaza, yet it aims
to re-establish a consensual administrative system that leads to

the gradual normalization of life and the rebuilding of legitimate
institutions, without engaging directly in the details of Palestinian
internal division or the political settlement terms with the occupation.

https://unhabitat.org/sites/default/
files/2024/04/hsp-eb-2024-_inf -
6-_preliminary_report_on
efforts_to_reconstruct _human
settlements _in_gaza_ strip_corr.

pdf

Unpublished

https://www.un.org/unispal/wp-
content/uploads/2025/03/Arab-
Proposal-compressed.pdf
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Title of Plan/Vision

Gaza Phoenix: Recovery
Framework for the
Reconstruction of Gaza

An Economic Plan for
Rebuilding Gaza: ABOT
Approach

The Al Habtoor
Research Centre Gaza
Reconstruction Plan

Plan
Authoring
Entity

Issuance Date

Phoenix
Gaza
Consortium

2024

Joseph

Pelzman July 21, 2024

Al Habtoor
Research
Centre

20 Feb 2025

Brief Description

The “Gaza Phoenix” plan stands out as one of the most coherent
frameworks in terms of political and spatial vision. It moves beyond
traditional relief approaches or short-term utilitarian solutions to
offer a rooted, critical, and distinctly Palestinian alternative. The
plan is based on an integrated reconstruction paradigm centered on
spatial justice, social sovereignty, and environmental sustainability.
Unlike most externally imposed frameworks, Gaza Phoenix places
Palestinian and community agency at the core of the process,
demonstrating clear sensitivity toward Gaza’s urban and cultural
identity and the imperative to preserve rather than erase it in the
name of reconstruction.

The “Economic Plan for the Reconstruction of Gaza: A Build-
Operate-Transfer (BOT) Approach, widely known to have inspired
the “Gaza Riviera Plan” or the “Trump Plan,” is one of the most
ambitious and controversial proposals presented in the context of
the “day after” Gaza war. The plan was developed by Professor
Joseph Pelzman of George Washington University and Director
of CEES-MENA Inc. It appears to form the technical basis for the
extreme Trump proposal for the USA to “own” and rebuild the Strip,
after removing its population (though the ethnic cleansing idea
was not in the plan document, and was reportedly added by Jared
Kushner who first coined the Riviera concept).

The plan developed by the Al Habtoor Research Center in the
United Arab Emirates presents a comprehensive vision for Gaza’s
reconstruction, going beyond traditional relief frameworks to
propose a reconfiguration of the economic sphere and governance
structures through a developmental-investment approach with

a regional character. The initiative seeks to gradually disengage
Gaza from economic dependency on Israel and horizontally
integrate it into Arab economic networks, driven by Gulf capital and
implemented through private sector-led mechanisms and strategic
alliances.

https://cdnc.heyzine.com/files/d/2
56d5db3d526db7271c4ecedbe
030736239054¢e.pdf

https://ceesmena.org/wp-content/
uploads/2024/10/An-Economic-
Plan-for-Rebuilding-Gaza__ A-
BOT-Approach- FINAL July-

21_2024.pdf

https://www.habtoorresearch.
com/publications/habtoor-gaza-
reconstruction/
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Plan
Title of Plan/Vision
Entity

Palestine Emerging:
Blueprint for Economic

Reconstruction & PREP
Development

GREAT Trust (Gaza

Reconstitution, Economic | Circulating
Acceleration and document

Transformation Trust)

B

Authoring

Issuance Date

23 Apr 2024

29 Aug 2025

Brief Description

The “Palestine Emerging” plan (commonly referred to as PREP)
offers an advanced model for economic and spatial reconstruction
in Palestine—particularly in the post-war context of Gaza. It
presents itself as a comprehensive, long-term vision for rebuilding
the state from a developmental-economic perspective, with a
strong emphasis on integrated urban planning, participatory
governance, and coordinated multilateral efforts. The plan moves
beyond emergency rhetoric and fragmented aid streams to call for
a strategic transformation that enables the Palestinian economy
to integrate globally, while reconstructing Palestinian space as a
unified and functionally connected whole—despite the immense
political challenges on the ground.

The GREAT Trust plan presents a vision for reshaping Gaza
through an integrated package encompassing spatial redesign, the
economy, governance, and security. It frames Gaza as a regional
economic node capable of being repositioned within an “Abrahamic
architecture” and broader commercial/logistics corridors linked to
IMEC. The plan treats Gaza as a space that can be transformed
into a hub for manufacturing, data, tourism, and trade, with direct
connections to markets in Europe, the Gulf, and Asia, underpinned
by major investments and multilateral partnerships.

https://palestine-emerging.org/
wp-content/uploads/2024/04/
PALESTINE-EMERGING-
BLUEPRINT-APRIL-2024.pdf

https://www.washingtonpost.com/
documents/f86dd56a-de7f-4943-
af4a-84819111b727.pdf
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Plan

GITA (Gaza International grlc?ualﬁi?] or

13 Transitional Authority) — PDF 9 2025
Blair plan (Leaked) document
MoPIC — Gaza Recovery MoPIC /

14 & Reconstruction Government 1 Nov 2025
Implementation Program of Palestine

The Gaza International Transitional Authority (GITA) plan sets out
a framework for administering Gaza during a transitional period
through an international entity established under a mandate from
the UN Security Council (UNSC). At its core, the plan transfers
the political and legal center of decision-making to an international
council serving as the supreme authority, while creating a
Palestinian executive arm to deliver day-to-day services. The
document builds a layered system comprising senior international
leadership, an executive secretariat for operations, sectoral
oversight pillars, international security arrangements, a financing
and financial accountability instrument, an investment promotion
authority, and units for safeguarding property rights and providing
judicial oversight.

Palestine Government’s Plan, through the Ministry of Planning and
International Cooperation (MOPIC), presents the Recovery and
Reconstruction Implementation Programme as the operational
backbone of the Arab plan and as an organizational reference

for engaging with donors and developing a financeable project
pipeline. The programme links medium-term recovery with the
rebuilding of institutional capacity and emphasizes the “unity of the
political geography” between Gaza and the West Bank, alongside

transitional arrangements to reunify governance and administration.

It also establishes a coordination and implementation structure that
evolves in phases, from emergency response to the establishment
of a national reconstruction agency.

https://img.haarets.co.il/
bs/00000199-91d1-dc12-
a5df-99dbab200000/92/aal
ba8288df45af907255ae16fafa34/

blair-plan.pdf

https://ammannet.net/sites/
default/files/2025-11/MoPIC%20
-%20Gaza%20Recovery%20
%26%20Reconstruction%20
Implementation%20Program-15.

pdf
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2: Legal References

Legal Reference (Full Title)

Date of Adoption /
Entry into Force

Brief Notes (Relevance to Reconstruction)

=

Charter of the United Nations and Statute of
The International Court of Justice

International Covenant on Civil and Political
Rights

International Covenant on Economic, Social
and Cultural Rights

Declaration on Principles of International
Law concerning Friendly Relations and
Cooperation among States in accordance
with the Charter of the United Nations

Convention (IV) relative to the Protection of
Civilian Persons in Time of War

Convention (IV) relative to the Protection of
Civilian Persons in Time of War, Article 49 —
Deportations, Transfers, Evacuations

Rome Statute of the International Criminal
Court

Signed on 26 June
1945; entered into
force on 24 October
1945.

Adopted on 16
December 1966;
entered into force on
23 March 1976.

Adopted on 16
December 1966;
entered into force on
3 January 1976.

Adopted by the
General Assembly
on 24 October 1970.

Adopted on 12
August 1949.

Adopted on 12
August 1949.

Adopted on 17 July
1998; entered into
force on 1 July 2002.

A foundational legal reference for the right
of peoples to self-determination and for
international cooperation (particularly under
Articles 1 and 55).

Recognizes the right of all peoples to self-
determination in Article 1 and provides a civil
and political rights framework relevant to
governance, participation, and rights protection.

Recognizes the right of all peoples to self-
determination in Article 1 and protects
economic, social, and cultural rights directly
relevant to reconstruction, public services, ...
etc.

Reference formulation of the Principle of
Self-Determination, the Principle of Non-
Intervention, and the Duties of States.

A core source of international humanitarian
law governing occupation and the protection
of civilians, including safeguards relevant
to displacement, civilian property, and
reconstruction measures.

A direct legal reference on the prohibition
of individual or mass forcible transfers and
deportations of protected persons, as well as
any other violations.

Establishes the International Criminal Court
and provides a framework for accountability
for crimes against humanity, like the crime of
aggression, including deportation or forcible
transfer, ... etc.

https://treaties.un.org/doc/publication/
ctc/uncharter.pdf

https://treaties.un.org/PAGES/
ViewDetails.aspx?chapter=4&clang=

en&mtdsg_no=I1V-4&src=TREATY

https://www.ohchr.org/en/
instruments-mechanisms/instruments/
international-covenant-economic-
social-and-cultural-rights

https://digitallibrary.un.org/
record/202170?In=en

IHL Treaties - Geneva Convention (V)
on Civilians, 1949

https://inl-databases.icrc.org/en/ihl-
treaties/gciv-1949/article-49

https://www.icc-cpi.int/publications/
core-legal-texts/rome-statute-
international-criminal-court
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Legal Reference (Full Title)

Basic Principles and Guidelines on the

Right to a Remedy and Reparation for
Victims of Gross Violations of International
Human Rights Law and Serious Violations of
International Humanitarian Law

United Nations Principles on Housing and
Property Restitution for Refugees and
Displaced Persons — the Pinheiro Principles

International Law Commission, Draft Articles
on Responsibility of States for Internationally
Wrongful Acts

International Court of Justice, Legal
Consequences of the Construction of a
Wall in the Occupied Palestinian Territory,
Advisory Opinion

International Court of Justice, Legal
Consequences for States of the Continued
Presence of South Africa in Namibia
notwithstanding Security Council Resolution
276 (1970), Advisory Opinion

International Court of Justice, Legal
Consequences of the Separation of the
Chagos Archipelago from Mauritius in 1965,
Advisory Opinion

Date of Adoption /
Entry into Force

Adopted by the
General Assembly
on 16 December
2005.

11 August 2005

2001

9 July 2004

21 June 1971

25 February 2019

Brief Notes (Relevance to Reconstruction)

A key reference for victims’ rights to effective
remedies and reparation, which are central to
rights-based reconstruction.

A reference for housing, land, and property
restitution; protection of tenure and ownership
rights; and the restoration of rights.

A reference for the principle of non-recognition
and non-assistance in situations involving
serious breaches of international law (useful
for analyzing conditionality requirements).

An important international judicial authority
linking violations to human rights, the right
to self-determination, and the obligations of
States.

A reference concerning unlawful situations and
the obligations arising therefrom for States,
including the duty of non-recognition and
related obligations.

A recent reference on the right to self-
determination in the context of decolonization.

https://www.ohchr.org/sites/default/
files/2021-08/N0549642.pdf

https://www.ohchr.org/Documents/
Publications/pinheiro_principles.pdf

https://legal.un.org/ilc/texts/
instruments/english/draft
articles/9 6 _2001.pdf

https://www.icj-cij.org/case/131

https://www.icj-cij.org/index.php/
node/103754

https://www.icj-cij.org/case/169
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3. Other References

United Nations, “Domicide: Mass Destruction of Housing and Civilian Infrastructure in Gaza as an International Crime,” A/HRC/61/43/Add.3, accessed May 31,
2026, https://www.un.org/unispal/document/domicide-report-26feb26/

All figures cited in this section are drawn from the World Bank et al., Gaza RDNA (May 2026).
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