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1.1 Project Background 
The Electric utility Management Project (EUMP) which is funded by the World Bank and other donors 
aims to improve the performance of the Palestinian power sector through development of new 
transmission and distribution systems and institutional strengthening of PEA and regional distribution 
companies. 
 
The Environmental Assessment and Management Plan (EAMP) covers the engineering works for the 
development of a four new high voltage (161kV) substations in West Bank (Jenin, Nablus, Ramallah & 
Hebron) and the development of the distribution system in the northern, central and southern areas of 
West Bank. 
 
The EAMP covers many proposed locations of the high voltage substations and reflects more optimal 
proximity to load centers and available non-disputed/ agreeable land. It has been necessary to modify the 
locations of substation sites and introduce alternative locations to mitigate environmental and social 
impacts. 
 
Following the submittal of the initial version of the EAMP in January of 2008 a Palestinian 
Environmental Specialist was commissioned to prepare an independent study on the legal context and 
biodiversity on the West Bank. This was to support local ownership and to ensure that the EIA covered all 
relevant aspects. The same specialist together with appropriate staff from PEA have also conducted field 
visits and impact assessments for the new substations sites.  
 
To facilitate clarity while at the same time providing insight to the evolution of the assessments updates 
including inherent infrastructure and locations are specified in relation to their phased progression. 

 
1.2 Project Works 
It is important to understand the scope of the works in the EUMP, in order to also understand the 
approach in dealing with both the evaluation of the environmental impacts, and the subsequent reporting.  
 
The summarized works items are shown in Table A below. 

 
Table A. Components of the EUMP 
Component 

Transmission system Works Element Activity 
Substations  
 

- Construction of 4 new sub-
stations in Jenin, Nablus, 
Ramallah & Hebron 
- Installation of NCC/ 
SCADA 

- Techno-economic assessment 
- System analyses and design 
- Procurement and equipment   
   installation 
 

Distribution 
Rehabilitation and 
extension of existing 
system 
 

- System configuration and 
design 
- Installation of pre-paid and 
automatic meters 
- Development of distribution 
system 

- Techno-economic assessment 
  System analyses 
- Procurement and equipment   
  installation 

Institutional 
Technical assistance and 
capacity building 
 

- Improved customer service 
- Strengthening of NEDCO 
- Sector reforms 
- Consultancy services for: 
  Detailed design and 
 construction supervision of 

- Technical assistance, improved     
   customer metering, use of     
  accounting and billing systems, 
  operation and maintenance 
- Construction supervision for: 
  detailed design and tender specs 
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transmission and distribution 
components 
- Promoting utilization of 
renewable energy sources, 
development of appropriate 
institutional and legal 
framework 
 

- Policy formulation for, 
  Palestinian Electric Regulatory 
  Commission) and Palestinian    
  Electricity Transmission Limited,   
  promotion of renewable energy   
  sources 

 
1.3 Policy, Legal and Administrative Framework 
The World Bank Governing policy is OP 4.12. At present this project is categorized as “B”. This means 
all components of the Project with the exception of capacity building will be subject to Environmental 
Assessment (EA). 
 
The Palestinian National Authority, Ministry of Environmental Affairs MEA has two formats for 
environmental assessment: 
 
The first is an Environmental Scoping termed Initial Environmental Evaluation (IEE), which covers small 
projects, and/or projects that undertake works in already disturbed areas. 
 
The second is a full Environmental Impact Assessment, which covers projects where impacts will occur 
to natural areas and/or to natural resources, as a result of new activities. 
 
The regulations covering environmental assessment are covered principally by the Environment Law (No. 
(7) 1999) and the Environmental Assessment Policy (2000). In terms of this project, the works are 
covered under Annex 1 of the latter. 
 
The work associated with construction of the four substations brings the need of compensation as all the 
four sites land owners are private owners. For this purpose PEA has prepared a Resettlement Policy 
Framework (RPF) and public consultation will be held to be led by Ministry of Finance (MOF) for the 
compensation purpose.  
 
For the distribution component where existing structures are likely to limit access and OP4.12 may be 
triggered in by: 
 

o Encroachments - resulting from locations where the right of ways of new medium voltage 
overhead lines conflict with existing structures, properties etc. 

 
o Unforeseen events, accidents, and by minor changes in project specifications that may 

cause damage to or loss of assets. In areas where dwellings, fences, etc. are close to 
proposed infrastructure rehabilitation and access is very confined. 

 
Then a public consultation with the relevant stakeholders to be led by the distribution utilities will be 
implemented before the commencement of the distribution development component. 
 
1.4 Environmental Impacts 
 
Overall 
Overall, once the works are completed, there will be a significant net positive social and environmental 
benefit to the people of the West Bank and Gaza. However, limited and temporary negative 
environmental and social impacts will occur for short periods during the works stage. By careful pre-
planning by the organisation contracted to undertake the rehabilitation works all the negative impacts can 
be addressed through an EMP. Compensation issues if any arising from damage or destruction to assets 
will also be addressed. 
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The bulk of the impacts fall under Construction phase works, mainly excavation works for site 
preparation, foundations (distribution towers and poles) and transformers and stringing of overhead wires. 
 
The secondary or indirect impacts of the line installation works will be disruptions to traffic, pedestrians, 
and safety issues where right of ways are located along pedestrian pathways and where they may block 
access to private and/or public property in both residential and commercial areas. 
 
These impacts can be minimised, in terms of severity and duration, by ensuring that the excavation and 
construction works are limited to short working sections, and that works are carried out rapidly and 
efficiently. The remainder of the impacts will be site specific, and generally within the operating sites of 
PEA and regional distribution companies. 
 
The EMP for the project has been drawn up according to the anticipated impacts from all the Project 
components, starting with construction to the rehabilitation works and subsequent operating phases. 
 
The substation sites in Jenin, Nablus, Ramallah and Hebron do not entail to any significant extents 
additional on-site impacts and/ or concerns compared to the sites that already have been assessed. 
 
1.5 Conclusions 
The representative works as identified (construction of the distribution grid) will entail limited land 
acquisition for tower foundations and substations. In addition, to enable stringing of overhead wires 
(conductors) and line maintenance clearing of for the right of way (ROW) will be necessary. The 
proposed network will be routed to avoid conflicts with existing houses and any special habitats (e.g. 
remnant forests). Destruction of houses and any movement or resettlement of people will not be done. If 
assets are damaged or people’s lives disrupted, the RPF has been prepared to compensate for these 
actions. 
 
From the impact assessment carried out the environmental acceptability of the project may be 
summarized thus: 
 
Terrestrial Ecology: None of the current proposed substation locations in Jenin, Nablus, Ramallah and 
Hebron entail significant impacts on the terrestrial ecology. In all cases any negative impacts will be 
minor, capable of being reduced to an acceptable level through environmental management planning. 
 
Water Quality: Potential serious negative impacts on groundwater quality can result from accidental 
leakage or spills of oils, lubricants from construction machinery and/ or transformers. The risk of such 
impacts will consequently need to be managed through safety procedures and installation of structures for 
containment of spills (i.e. for transformers). 
 
Air and Noise Quality: Minor negative impacts associated with dust, fumes and noise from construction 
works and rock blasting. 
 
Landscape: Very small-scale and largely temporary negative impacts associated with works areas. 
 
Socio-Economic and Cultural Environment: Minor short-duration socio-economic impacts associated 
with construction works. Land owners will need to be compensated for permanent land take from the 
erection of towers, temporary loss of cropping income for clearing and maintaining of RoWs and 
decreased property value due to the presence of the transmission line. 
 
Mitigation is possible through an effective environmental management plan and resettlement policy 
framework. 
 
Environmental Management Plans for the Substation and Distribution System: The construction of 
substations and electrical distribution networks is undertaken according to the recommendations of the 
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environmental assessment and EMP in a way that is respectful to the local people and their land and 
resources. All operations will be managed in a manner that protects the environment, health and safety of 
employees, customers, contractors and the public. A “Measures Plan” is prepared that establishes the 
steps required to ensure conformity with the principles and procedures laid down in the national 
environmental legislation during the planning/project design, construction and operation activities of the 
proposed Electrical Distribution System and Substations project in the northern, central and southern 
parts of West Banks. 
 
Table B. Measures Plan table for the Construction of the Electrical Distribution System and 
substations: 

Stage activity Measures to be Taken Responsible 
Agency/Party 

 
 

Construction 
Earth-moving 

wastes 

Earth-moving wastes to be excavated 
in scope of this project shall be 
disposed safely in areas permitted by 
the relevant Municipality. 

Contractor 

Historical, 
cultural and 
archeological 

assets 

In case any historical, cultural or 
archeological assets is encountered 
during excavations, the excavation 
work shall be stopped and the 
Provincial Culture and Tourism 
Directorate shall be informed thereof. 
The work will carry on after reaching 
an agreement 

Contractor 

Dust/air 
pollution 

The vehicles transporting materials 
shall be covered. In particular, the 
work sites shall be watered under 
warm, dry and windy weather 
conditions. 

Contractor 

Noise 

The noise levels of the excavation 
and work machines shall not exceed 
the levels indicated in the Regulation 
on the Evaluation and Management 
of Ambient Noise; Impulse noise 
may not exceed 70 dBA Construction  

Contractor 

Exhaust 
Emission 

Whether each vehicle used for 
construction works has measured its 
exhaust emission levels in 
accordance with the criteria set by 
the Ministry of Environment and 
Forestry as well as their “Motorized 
Vehicle Exhaust Emission 
Measurement License” shall be 
checked and supervised. 

Contractor 

Excavation 
 

In order to avoid any damage on 
other infrastructure systems (water, 
natural gas, sewerage, 
communication, transportation, etc.), 
the related agencies and utilities shall 
be informed in writing before starting 
excavation works. 

Contractor 

Public Safety 
In order to avoid any danger that may 
be posed by the project against public 
safety (particularly for children), 

Contractor 
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people must be prevented from 
entering the construction sites, using 
plastic stripes, barriers as well as 
phosphorous enlightened warning 
signs. Furthermore, the necessary 
measures shall be taken to ensure a 
safe flow of traffic in cooperation 
with the related agencies. 

Restoration of 
Construction 

Site 

The Construction Site shall be 
restored to its previous position. Contractor 

 
A monitoring plan table has been provided to potential contractors, this table shows the monitoring stages 
required to ensure conformity with the principles and procedures laid down in the national environmental 
legislation during the planning project design construction and operation activities of the proposed 
Electrical Distribution System and Substations. 
 
Table D. Monitoring plan table for the Construction of the Electrical Distribution System and 
Substations: 

Stage 

What are the 
parameters to 

be 
monitored? 

Where will be 
the parameters 
are monitored? 

How will the 
parameters be 
monitored/what 

are the 
monitoring 
instruments? 

When will the 
parameters be 
monitored? 
Measurement 
frequency/ 
continuous 

measurements 

Responsible 
Agency/Party 

 
 
 

construction 

Earth-moving 
wastes 

Construction 
routes/storage 

areas 

Visual 
 continuously EQA & the 

Contractor 

Historical, 
cultural and 
archeological 

assets 

Construction 
route Visual 

If cultural 
assets 

encountered 

EQA , MOTA 
& the 

Contractor 

Dust/air 
pollution 

Construction site 
and vehicles 

moving 
materials 

Visual continuous Contractor 

Noise(work 
machinery and 
transportation 

vehicles) 

Work machinery 
at the 

Construction site 

Noise 
measurement 

shall be 
performed at the 

site 

Monthly, or 
when the 

people living in 
the environs 
complain 

Contractor 

Excavation 
 Construction site 

The permits 
received must be 

checked for 
properness and 
the durations of 
permits must not 

be exceeded 

Once, when 
vehicles enters 
work site for 
first time 

(expiration date 
of license) 

Contractor 

Public Safety Construction 
route Visual continuously Contractor 

Restoration of 
Construction 

Site 
Construction site Visual 

At the end of 
Construction 

period 
Contractor 
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2.1 Introduction 
In compliance with the Bank’s Operational Policy OP 4.12.This summery Resettlement Action Plan has 
been prepared by PEA to avoid adverse impacts and to compensate affected people due to the land 
acquisition process. This RAP relates to the land needed for the proposed construction of the four new 
high voltage (161kV) substations in West Bank (Jenin, Nablus, Ramallah & Hebron) and the 
development of the distribution system in the northern, central and southern areas of West Bank. 
 
2.2  Legal and Institutional Framework 
The legal and institutional framework concerning the WB&G is quite exceptional. The laws and 
regulations applied will vary depending on whether the subject area is the Gaza Strip, Areas “A” “B” or 
“C” in the West Bank. The relevant laws span the Ottoman regime, the British Mandatory period, the 
Jordanian administration o f the West Bank, the Egyptian administration of the Gaza Strip, the Israeli 
occupation o f the WB&G and East Jerusalem, and the PA’s administration over certain areas in the 
WB&G. However, it remains a challenge to seek remedies in the PA court system because of the 
uncertainty concerning enforcement and the institutional limitations of a court system operating under 
occupation. 
 
PEA has conducted resettlement of lands in compliance with the applicable policy provisions (Land 
Acquisition for Public Schemes Act for the year 1953) that is based on the Jordanian Land Acquisition 
Law. 
 

Ø Legal provisions for expropriation of private land and property  
Legal instrument Land Acquisition is done under a single piece of Jordanian legislation, commonly 
referred to as the Land Acquisition Law (LAL).  The LAL applies in all cases and to all concerned 
institutions.  The key articles of the LAL are discussed in this section in the context of World Bank 
guidelines for Land Acquisition and resettlement.  
 

Ø Condemner 
 The LAL specifies that the condemner of the property is the Government organization, any municipal or 
local council, or any private body such as a company, organization, society or individual implementing a 
project, including the government in one of the previous positions.  
 

Ø Land Owner 
The LAL specifies that the owner of the property is the person in whose name the property is registered at 
the Land Registry Office.  If the property is not registered, the person seizing (i.e. in de facto possession 
of) the land on the day of issuance of the Council of Ministers’ Resolution to acquire shall, for the 
purposes of compensation, be considered the owner. This stipulation does not preclude anyone else from 
claiming ownership through the courts. The entitlements of legally-established renters are also confirmed. 
In the case of multiple ownerships, it is the general practice of the government to deal with the owners as 
a body and to ask them to select - based upon consensus - a representative to act and negotiate on their 
behalf. Nonetheless, all owners (shareholders) will be entitled to property compensation according to their 
shares, and payments will be made directly to each individual landowner. 
 

Ø Compensation for improvements and water rights 
 Compensation for farmlands may include separately itemized compensations for features such as walls, 
greenhouses, wells, water rights, etc.  
 
The LAL in Article 10 states clearly that compensation should be fair to all PAPs, both owners and 
renters. Owners should be compensated for their properties including (buildings, improvements, trees, 
etc.) at full replacement cost. In principle, any damage or injury may be compensated. Judgements on the 
LAL in 1996 confirm this position: “The property appropriated is the land and the buildings, trees and 
other fixtures on it including the water tank built in the land. Claiming for equitable compensation 
includes all that is in the property”. 



 
 

   9

 
The loss of water rights also attracts compensation: “That the appropriation of the land which includes 
water spring by the Water Authority does not include the waters of that spring. The owners if the land 
was irrigated from the spring shall have the right to claim for compensation due to harm accrued to their 
land as a result of depriving it from the right of irrigation.” 
 

Ø Crops and trees 
Under the LAL, tree and annual crops are subject to compensation but no guidelines are defined expect 
that the expropriation shall be in consideration of an equitable compensation. 
 
Under past practice Tree Crops have been compensated on the basis of a flat rate single payment defined 
according to a schedule developed for this purpose based on the type and age of tree. This schedule is 
dated, and is widely believed to lead to the underestimation of asset values. The courts have often 
increased compensation substantially after receipt of independent valuation reports. 
 

Ø Property measurement 
Under the WB safeguard policies, compensation for lost properties will be calculated based on full 
replacement cost, in other words, compensation should be equal to what enables the Project Affected 
People (PAP) to restore their livelihood at the level prior to the resettlement.  Under the Palestinian law, 
compensation is equal to the market value of lost properties, but there is no explicit reference to 
depreciation.  
 
The Palestinian Energy Authority headed the Land Department in order to bring out the constraint and set 
numbers of titles and owners of plots intended acquisitions and extract the full charts, and to prove 
ownership and all documents necessary to determine the Owners And specifies the transfer of ownership 
by inheritance in order to determine the number of the real owners of the land and legal compensation. 
  
2.3  Executing Roles and responsible agencies   
In Nablus and Hebron a land acquisition was required as those countries belongs to PNA while in Jenin 
lands were transferred to PEA Pursuant to Resettlement Policy Framework, but a direct purchasing was 
conducted in Qalandya which belongs to area “C”.   
 
The acquisition process has been conducted whereas the Palestinian Energy Authority published for 15 
days in news papers regarding to the land that will be used to notice people and to compensate the 
affected people with legal remedy, PEA has submitted to Cabinet an official letter regarding the lands 
acquisition for the purpose of construction of substations in the northern, southern and central areas in 
Palestine, all the required maps and documentations are attached, according to this the cabinet confirmed 
the resettlement for public use. 
 
Land Acquisition Committee has carried out an assessment to the land price (Land Evaluation committee 
has evaluated the compensation price value for each affected land according to the neighboring parcels 
price scale.), after the cabinet approved the estimation and compensation amount the office of president 
has been addressed for confirmation in order  to compensate all the lands owners. 
 

2.3.1 Jenin Substation 
In Jenin Governorate the resettlement process of the lands for 23 owner about 15,028 m2  as shown in 
annex 2, has already been conducted by Palestinian industrial Zone, the ownership of the 15,028 m2 is 
transferred to PEA Pursuant to Resettlement Policy Framework which is shown in annex 3. These include 
the owners of almqeblih village. 
 
Land Acquisition Committee has carried out an assessment to the land price. The results showed that an 
estimated JD 4.410 per square meter (land value) and amount of 66,315.20 has to be paid for the 23 
owner. 
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PEA has already started preparing the line routing for 33 KV Distribution systems which will be fed from 
Jenin 161/33 KV substation. 

2.3.2 Sarrah Substation  
In Nablus Governorate, the 15,174 m2 which are needed for the proposed substation belongs to 10 owners 
in Sarra Village, as shown in annex 2. 
 
PEA has published a notice in the local newspapers indicating the names of the owners and the title of the 
lands in addition to the total areas to be occupied see annex 4. After 15 days PEA published the same 
notice again in the same newspaper, and there were no objection from the owners.    
 
Land Acquisition Committee has carried out an assessment to the land price. The results showed that an 
estimated 23 JD per square meter.  The compensation cost of 349,000 JD has to be paid for 10 owners. 
 
The current stage PEA applying all the required documents to the cabinet and waiting for confirmation on 
compensation process. 

2.3.3 Beit Oula Substation 
This substation will be constructed on Beit Oula village near Hebron, and will occupy about 17,524 m2, 
see annex 2, PEA has published a notice in the local newspapers indicating the names of the owners and 
the title of the lands in addition to the total area see annex 4. After 15 days PEA has published the same 
notice again in the same newspaper, and there were no objection from the owners.   .    
 
Land Acquisition Committee has carried out a review of the current market values for the land 
surrounding Bait Oula lands in to recent sale. The results showed that an estimated 5.13 JD per square 
meter. The compensation cost of 89,898 JD has to be paid for 4 owners. 

 
PEA applying all the required documents to the cabinet and waiting for confirmation on compensation 
process 

2.3.4 Qalandia Substation 
Direct purchasing was conducted in Qalandia which belongs to area “C” as shown in annex 2. The rental 
committee from Finance of Ministry In coordination with the Ministry of Public Works is going to 
estimate the price of the mentioned 11,000 m2 land. 
  
PEA waiting for estimation results.  

2.3.5 Access roads 
Access road is required to allow the access to the work location during construction and operation 
/maintenance phases of substations and transmission lines.  
 
 In Jenin, the route line was designed along the existing road but it needs rehabilitation works in order to 
facilitate the access for the vehicles. While the roads to the sites in Nablus, Hebron and Qalandia are not 
constructed yet but only determined on the map. 

 
 Table D : The summary table   

status Total 
compensation(JD) 

Estimation 
(JD) per 1 

m2 

Number of 
person 
affected  

Lands information Substation 

Resettlement 
process 
finish  

66,315.20 4.41 23 
8/1,10/1 almqeblih 

Title No. 20010 ,11/1 
Birqin Title No.2 

Jenin Sub. 

Applying to 349,000.00 23 10 ( part of 73,part of 74, Sarrah Sub.  
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take the 
cabinet 

approval  

part of 75) sarrah title 
number 8 

Applying to 
take the 
cabinet 
approval 

89,898.00 5.13 4 ( 169,173,157,172) 
Beat Oula Title No. 7 

Bait Oula 
Sub. 

Estimation 
process  - - 1 (part of 56) Qalandia 

Title No. 29509 Qalandia Sub. 

 
 

The design of substations shall comply with “Israeli Electric Power Technical Standards”, The design 
shall be suitable for operation in Palestine weather. In the case of matters not stipulated in the technical 
standards, IEC or ISO standards will be applied.  
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3.1 Consultations with affected people 
PEA intends to carry out Citizen Consultancy Meeting (CCM) in September 2011 prior to 
implementation works; that aims at gathering data and community feedbacks concerning the system 
configuration of JDECO for development of the distribution system in the central area of the West Bank, 
the meeting will be organized with the concern municipalities. 
 
Same consultation will be carried out in the southern and northern areas of the West Bank prior to 
implementation works concerning the system configuration of HEPCO and NEDCO regarding the 
development of the distribution system.  

 
Table E: Tentative dates for the proposed consultations 

No. The region name  date 

1 Qalandia September 2011 
2 Jenin June, 2012 
3 Nablus  June, 2012 
4 Hebron June, 2012 
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Annex 1: RPF Table 
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Annex 3: A location proof 
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