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TOWARD SUCCESSFUL HOUSING STRATEGIES IN EGYPT 
by 

NAGIA A. SAAID-FARAHAT 

(ABSTRACT) 

The purpose of this research was to develop a framework for Egyptian 
urban housing strategies, based on an understanding and consideration of 
critical factors that affect the success or failure of strategies. It 
is intended as a contribution toward modeling and demonstrating a neces-
sary pattern of wholistic strategic thinking. 

The need for the research in terms. of the Egyptian housing situation 
and the varied approaches to the resolution of the housing problem is 
demonstrated. Also introduced are the general methodology and organiza-
tion of the work. An integrated concept of housing as a need, a process 
and a product is presented and developed into a housing model applicable 
to Egypt and possibly other developing countries with similar circum-
stances. A main feature of the model is the critical impacting factors 
that affect the progression of housing strategies and which may ultimately 
determine their success or failure. The model and the methodological 
procedures derived from it, were applied to the Egyptian housinglsitu-
ation. Through reconnaissance of the Egyptian environment, historic 
analysis of past experience, andassessnient of the current situation, a 
set of impacting factors were identified and analyzed. Implications of 
the research are discussed in relation to Egypt and other developing 
countries, and few personal recommendations are also presented .. 
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1.0 CHAPTER I - INTRODUCTION 

This research is intended as a modest contribution toward modeling 
and demonstrating a necessary pattern of holistic strategic thinking in 
the context of the Egyptian urban housing situation. In this chapter the 
need for the research in terms of the Egyptian housing situation and the 
varied approaches to the study and resolution of the housing problem is 
described, followed by a clarification of the purpose of the research, 
its usefulness and approach. The general methodology and organization 
of the work and the sources used are also introduced. 

1.1 NEED FOR THE RESEARCH 

In recent years, Egypt has been suffering an acute housing problem 
exemplified in an excessive shortage of housing units to meet housing 
needs; an inadequacy of a large percentage of the available housing stock; 
a dramatic increase in housing costs that rendered housing prices unaf-
fordable by large segments, if not the majority, of the Egyptian popu-
lation; and a degradation of the hous~ng environment. The problem raises 
specific issues, mainly issues related to (a) cost and affordability of 
housing by various segments of the population and (b) responsibility of 
the public sector in the housing process. The impact of the problem is 
most intense with lower income families that constitute over 50 percent 
of the urban population. i In Cairo, the capital of Egypt, the unavail-
ability of affordable housing has lead disadvantaged segments of the 
population to seek shelter in old tombs and cemeteries. The problem is 
also becoming evident in provincial cities with the intense economic 
pressures of recent years. 

The public role, i.e. the role of the national government, in the 
housing process and efforts to alleviate the housing problem have had 

i Forty-four percent (44 %) of the population of Egypt live in urban 
areas. Most of the rest live in some 4, 000 villages with populations 
ranging from 500 to 10,000 inhabitants. On the whole over 96% of the 
population live on 5% of the country's territory where the density 
is 727/km~ (Arab Republic of Egypt, 1983). 
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critical impacts on the evolution of the Egyptian housing problem. Also 
critical have been varying circumstances and exogenous events, such as 
wars. 

Several studies have been made by Egyptian and international teams, 
regarding the urban housing problem and proposals for its solution. A 
summary of a few important studies is included in Appendix B. 

These studies and others include proposals for·solutions that re-
flect varying conceptions of "housing," varying perceptions of the nature 
of the problem and varying ideological inclinations. Accordingly, their 
writers presented varying conclusions and recommendations. For example, 
a narrow conception of housing as a "product" has limited the attention 
of housing officials and professionals to quantitative aspects of the 
housing problem and housing demand. Accordingly the issues raised were 
narrowed to efficiency and economy in the provision of housing. · As a 
result, recommendations or proposals for a national housing strategy have 
focused on the goal of increasing housing production to a required level. 
Recommendations for action were mainly tactical and efficiency-oriented 
(reduction and limitation of housing unit size, increasing recoveries 
from investment, lowering standards, etc.). Others conceive housing as 
a national real estate wealth that has been unfairly distributed. Ac .. 
cordingly, they have suggested redistributional housing policies. 

In June 1983, the Ministry of Housing and Reconstruction (MOHR) held 
a seminar on the housing problem in Egypt and proposals for its resol-
ution. A folio of a thousand pages was distributed to the participants 
to examine and evaluate. That folio included some background information 
on the Egyptian housing problem and a compilation of housing legislation 
from several countries (e.g .. , Britain, France, and Romania), with dif-
ferent socioeconomic, political and ideological contexts. The partic-
ipants were asked to study such a compilation, select suitable options 
and discuss alternative proposals for the resolution of the Egyptian 
housing problem. With emerging democracy and pluralism, the question 
posed was: In which way should Egypt go? How and on what basis could 
decision makers choose the option most suitable for the Egyptian envi-
ronment and most effective in the current urban housing situation? 

2 



The overwhelming housing need compare.d to the scarcity of material 
resources, the varying and often. conflicting perspectives of the avail-
able studies of the situation, and accordingly the varying conclusions 
and recommendations and the lack of adequate policy and performance 
evaluation process and techniques, have all contributed to confusion and 
despair. Even when more developed colintries offered help, their prereq-
uisites for financial aid were often tied to the application of planning 
techniques which were insensitive to important indigenous realities and 
critical environmental factors. Furthermore, the experience of the World 
Bank in various countries has shown that often "problems lie neither in 
technical feasibility nor in costs, but rather, in the social accepta-
bility of the 'solution"' (Churchill., Lycette and others, 1980). 

In the International Conference on Development in the non ... western 
world held in Tokyo in 1982, the rector of the United Nations University, 
Soedjatmoko, emphasized the need for an integrated approach to understand 
the dynamics of social change. Social Sciences as a whole, because of 
the character of their methodology, tend to disregard very powerful dy• 
namic forces that are rooted in the cultural substratum of a civilization 
and that give shape to people's sense of meaning of life. These forces 
shape and reshape institutions and behavior within broader cultural set-
tings (The United Nations University, 1984). In light of the above, there 
seems to be a need to reestablish the supremacy of patterns of holistic, 
strategic thinking at the highest levels. 

Strategic thinking addresses fundamental questions such as: 

1. What are the characteristics of the problem, its scope and complexity? 
2. What are the major threats and opportunities within the environment 

and the weaknesses and strengths of the operating system? 
3. What future can be realistically sought and accordingly what goals 

should be set? 
4. What options are there to achieve the goals? 
5. What contingencies must be prepared for? 

Answers to such questions evoke a broad scan and reconnaissance of 
all the forces that might affect future performance. This should give 
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decision makers enough ~ead time to attack the key problems--to be pro-
active, rather than, merely reactive (Stuart, 1984). The housing situ-
ation in Egypt and many parts of the world definitely qualifies as a 
situation warranting a strategic planning effort that involves the long 
term commitment of scarce resources and the accommodation of interlocking 
problems and possibly conflicting goals. Thus, strategic planning ap-
pears as the most critical phase in the housing process. An inefficient 
use of resources can be overcome if the basic strategy is correct, but 
even excellent production and distribution performance is not likely to 
overcome the wrong strategies. 

1.2 PURPOSE AND USEFULNESS 

The purpose of conducting this research was to develop a framework 
for Egyptian urban housing strategies, based on an understanding and 
consideration of critical factors that affect the success or failure of 
strategies. The critical factors approach to housing relies heavily on 
historical analysis of past experiences and a situational assessment that 
seeks a holistic picture of the present system and its environment. The 
approach thus identifies factors that are crucial to the choice of 
strategies that are likely to be most appropriate, feasible and effective. 

The Epilogue also illustrates how the conceptual framework can be 
useful in developing a decision agenda that takes into consideration 
critical factors. The agenda may be viewed as a possible tool for con-
sensus building in participatory decision making. Thus, it can aid 
housing policy officials, housing professionals and developers, and cit-
izen groups in structur.ing a strategic thought process for arriving at 
effective solutions to the housing problem. It can also be used by 
housing educators in training programs for housing students and practi-
tioners through various demonstrative applications and exercises. 

Furthermore, the research will help interested readers and consult-
ants from other countries, to understand the special complexities of the 
Egyptian housing situation. In addition, the critical factors approach 
outlined in Chapter III could be.adapted to other developing countries 
with relatively similar circumstances. 
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The focus of the research is primarily on critical factors in the 
development and evaluation of urban housing strategies. This focal point 
lies in an area of housing that overlaps with public policy analysis and 
evaluation and strategic planning and management. That is why some of 
the techniques incorporated in the research may have roots in those fields 
too. While the research provides an overview of the Egyptian urban 
housing situation and a comprehensive assessment of the impacting envi-
ronmental factors, it is not intended as an exhaustive treatment of the 
subject. The Egyptian urban housing situation is so complex that the 
intent is to limit the research to a "mixed scanning" treatment, to first 
identify a broad range of factors and then to analyze selected critical 
factors. 

1.3 THE APPROACH 

The conceptual framework of this research is adapted from the work 
of other researchers in diverse fields, such as housing, landscape ar-
chitecture and policy analysis, including Turner (1977), McHarg, (1969), 
Morris and Winter (1978), and the Strategic Planning and Policy Analysis 
faculty at Virginia Polytechnic Institute and State University (Stuart 
and Steger, 1980). 

The critical factors approach to planning in many ways reflects the 
principle of "planning for housing through limits," which gives consider-
able choices for actions and is quite different from prescriptive planning 
that lays down lines to be followed (Turner, 1977). The critical factors 
approach also bears similarity to the "McHargian" process of design that 
is based on analyzing ecological sensitivity. Naturally in urban housing 
the factors relate more to people .rather than land. They are more in-
clusive since they relate to the physical environment (natural and man-
made), the socio-cultural environment, the economic environment and the 
political governing system. McHarg uses a series of overlays, one for 
each factor, from which he derives a composite of the critical factors 
Figure 1. 

Management of controllable critical factors also necessitates an 
understanding of biological, psychological, and social limits in relation 

5 



ECOLOGICAL FACTOR MAPS 

t ; ,, II I Ill 

: · I 
IV 

~ ~~; • 1 ~ • : : :· :· ,.; . 
Q I I I 
o I I I • 

I v 
I 
I 
I 
I 

,1 
I . '· .. 

30 40 
z ._....__,.___~.___ ........ ~ 

0 10 20 
POINT TOTALS -

DERIVATION OF 
SENSITIVITY Cl.ASSES 

TOPOBREAK 

r> 

THIS SKETCH SHOWS A 500' by 500' 
SQUARE CONTAINING EACH FACTOR 
THE TOTAL No OF POINTS ASSIGNED 
TO THIS UNIT AREA IS 34. PLACING THIS 
SQUARE OF THE FLOWER MOUND 
SITE IN SENsmv1TY Cl.ASS v 

BLOWUP 
OF SQUARE 

· - GEOLOGICAL FORMATION EDGE 
SOIL.EDGE 
VEGET.l.TION EDGE 

I~!~ 
1-1~ 

ASSIGNMENTS OF 
POINT TOTALS 

Figure ,_l An example of the McHari ~• process of analyzing ecological 
sensitivity for design pu.rposes (Barnett, 1981, p. 139). 
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to behavioral responses. In other words, it necessitates an understanding 
of the causes and consequences, of the behavioral responses to the ex-' 
ceeding of limits when some element or condition in the environment de-
viates from its set point, standard or norm; 

The critical factors approach reli.es heavily on a situational as-
sessment. that seeks a holistic picture of the system and its environment 
to identify important factors and .their impacts. In this respect·; the 
concepts and techniques developed by the strategic planning faculty of 
Virginia Polytechnic Institute and State University, were found instru-
mental in the research. 

1.4 RESEARCH DESIGN.AND ORGANIZATION 

The methodological sequence of this research consists largely of six 
stages, including both analytical and observational steps. The analyt-
ical steps are of such a nature that another researcher, given the same 
data, could trace the analysis and see clearly how the conclusions were 
attained. Initial Reconnaissance of the Egyptian housing environment was 
the first observational step, providing the factual basis for subsequent 
analysis. This involved an investigative literature r.eview that was 
clarified and supplemented by interviews with Egyptian housing officials, 
officials at the World Bank and the United States Agency for International 
Development who were in active contact with the Egyptian situation, 
housing and planning professionals, and users of urban housing units. 
Most of these interviews .were conducted by the researcher in July of 1983 
with a prepared list of questions and points in need of clarification 
(Appendix C). This stage was begun with a preliminary conceptual frame-
work, Figure 2, that, in the course of the reconnaissance, became more 
sharpened and ied to the formulation of the research design. 

Chapter II provides a summary of the initial reconnaissance of the 
Egyptian environment and the housing problem. It portrays the environ-
ment.al profile in terms of the. general physical, socio-cultural, economic 
and political systems and the housing subsystem. It also provides an 
introduction to the urban housing problem of Egypt. 
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Figure '.2 Methodological stages of the research. 
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In Chapter III the writer presents an integrated concept of housing 
as a need, a process, and a product. The concept is further developed 
into a housing model that guides subsequent analysis. A main feature of 
the model is the consideration of critical impacting factors that influ-
ence the progression of housing strategies and which may ultimately de-
termine the success or failure of these strategies. Dynamic relations 
within the model are examined and methodological procedures are defined 
for the identification and use of critical factors in the development and 
evaluation of housing strategies. 

Chapter IV is an application of the housing model, described in 
Chapter III, in retrospect for the analysis of the Egyptian housing ex-
perience over the past 30 or more years. This is done with the purpose 
of identifying factors impacting on the housing situation during those 
years. The analysis followed through five distinctive eras marked by 
major events and transformations in the Egyptian environment. 

Chapter V is an application of the housing mode.l in the assessment 
of the present situation. The assessment includes a review of the 1) 
current environmental context, 2) current housing situation, including 
the magnitude o"(, the current problem, assessment of need, and estimate 
of demand and the resource base, 3) the current housing process and its 
various functions, 4) current issues of concern and major policy di-
rections for the resolution of the problem and 5) a concluding assessment 
of factors with continued or potential impact on the current situation. 

In Chapter VI impacting factors, identified through historical 
analysis and situational assessment, are examined in light of their re-
lationship to major qualifications of effective strategies and relation-
ship to the different variables in the model. An impacting factor that 
scored high on the assessment of magnitude of impact scale was considered 
a critical factor worthy of further analysis and consideration in the 
decision agenda. 

Chapter VII is an Epilogue which includes a summary of findings, a 
preliminary Decision Agenda for the development of effective housing 
strategies in Egypt, suggested recommendations, and implications of the 
research for other countries. 
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1.5 SOURCES AND REFERENCES 

Sources and references for the research included the following: 

1. General literature in the fields of housing, public policy analysis, 
and evaluation of strategic planning; 

2. Literature in the specific area of concentration; 
3. References and documents related to the Egyptian urban housing situ-

ation and the historical evolµtion of the housing problem in Egypt; 
4. Interviews with public officials, consultants, concerned citizens, 

and simple users of urban housing units. 
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2.0 CHAPTER II - BACKGROUND ON THE EGYPTIAN ENVIRONMENT AND HOUSING 
PROBLEM 

This chapter provides a summary of the initial reconnaissance of the 
Egyptian environment and the housing problem. It portrays the environ-
mental profile in terms of the general physical, socio-cultural, eco-
nomic, and political systems and the housing subsystem. It also provides 
an introduction to the urban housingproblem of Egypt. 

2.1 THE PHYSICAL ENVIRONMENT CNATURAL AND MAN MADE) 

Egypt, a river land surrounded by vast stretches of desert, occupies 
the northeast corner of Africa and the Sinai Peninsula.in southwestern 
Asia. Egypt overlooks both the Mediterranean Sea on the north and the 
Red Sea on the east. · The two seas are Joined by the Suez Canal. In Egypt, 
five major physiographic regions can be identified. These regions are: 

1. The Nile Region which is comprised of the Nile Valley and Delta. The 
value of the Nile in relation to thefertility and productivity of 
adjacent land was largely attributable to silt deposits laid by flood 
waters. However, most sediment, but not all, is now obstructed by 
the Aswan High Dam and retained in Lake Nasser, (Nyrop, 1983). The 
dam was built to regulate water flow, prevent severe floods and gen-
erate electricity. The region has the highest population concen-
tration and the major urban settlements including Cairo, the capital 
of Egypt. With increasing demand on urban land, the fertileproduc-
.tive base is rapidly eroding. 

2. The Mediterranean coastal region which has a few major urban settle-
ments, mainly, Alexandria, Port Said, Rossetta, Damietta, and Mersa 
Matrouh. Most of the area west of Alexandria is considered frontier 
region warranting further development. 

3. The Eastern Highlands and Red Sea Region which has very few settle-
ments along the Red Sea coast. The majo:r; urban settlement in the area 
is the port and city of Suez. Minor settlements exist along the Red 
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Sea. ·The Eastern Desert rises abruptly from the Nile. The upward-
sloping plateau of sand gives way within 80 to 130 kilometers to arid, 
defoliated, rocky hills running north and south between the Sudan 
border and the delta, and reaching elevations of over 1,900 meters. 
The elevated region .has a natural drainage pattern that, because of 
insufficient rainfall, rarely, functions; a complex of irregular;, 
sharply cut wadis extends towards the Nile. Th~region's most promi-
nent feature is the easterly chain of rugged mountains, the Red Sea 
Hills, extending from the Nile Valley eastward to the Gulf of, Suez 
and the Red Sea, (Nyrop, 198.3). 

4. · The Sinai Peninsula has a few urban settleme.nts, mainly Al Kantara 
and Al Arish. The region has th.e highest· mountain in Egypt, Mount 
Catherine which reaches 2,637 meters. The SO'Uthern side of the pen-
insula has a sharp escarpment that subsides after a narrow coastal 
shelf into the Red Sea and the Gulf of Aqaba. A sloping limestone 
plateau tilts downwards frolll this area to the north toward the 
Mediterranean. It begins at an elevation of about 1,000 meters, oc-
cupies about two thirds of the peninsula, and ends in a flat, sandy 
coastal plain. The peninsula is now administerally divided into two 
governorates: North Sinai with its capital in Alarish and South Sinai 
whose capital is Altur, (Nyrop, 1983). The area is also considered 
by the government 1'!.S a frontier open for development. 

5. The western desert and oasis region which has a few rural settlements 
·in the oasis. This region accounts fo.r about two thirds of· the land 
area of Egypt. It spans the area south of the' Mediterranean to the 
Sudanese border. It is generally amassive plain or low plateau of 
basement.rocks covered by slight layers of horiz~ntally bedded 
sediments. Scarps (ridges) and deep depressions (basins) are .found 
intermittently. There are seven.important depressions in the region 
and are considered oases except for the largest, Quattara, which 
contains only salt water. The Quattara Depression is approximately 
18,160 square kilometers (about the size of New Jersey) and drops.at 
times to 132 meter.s below sea level. Uninhabited, ·it contains 
badlands, salt marshes and lakes. The remaining six depressions are 
characterized by limited agriculture, solDenatural resources and 
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permanent habitation;· They have.water provided either by the Nile, 
_: . . . . 

such as in the case of Fayyoum, or local grotl.Ild w~ter sources, (Nyrop,. 
1983). Reclamation efforts continue in.the area and several devel-
opment projects are being considered by the gover:p.ment. 

The Mediterranean coastal areas and the Nile Delta are characterized 
by hot dry summers and rainy mild winters. In wiriter the desert. regions 
have very little rain, warm days and c~ld nights while in the summer the 
climate is hot during the day and mild. during the night (Nuttonsc:m, 1961). 
The climate of Egypt has very much influenced the native architecture and 
allowed the opportunity of building flat roof tops, balConies and 
courtyards which are considered major social and rec.reatio:hal spaces in 
the E~ptian life, especially in the cities and urban areas (Said-Farahat, 
1976). Although Egypt. covers an area .of approximately one million square 
kilometers (386,100 square miles) the.greatest part of its population is 
crowded into the narrow irrigated stdp along.the Nile Valley and the 
Delta Region which comprise only 5% of the land (Nuttonson, 1961). Major 
urban s.ettlements, therefore, are concentrated on the Nile Valley and 
Delta, the northern Mediterranean coastal areas and the Suez Canal. The 
major areas.· of highest concentration are: greater Cairo, where 25. 1% of 
the Egyptian population crowd, the Delta governorates absorbing23.4% of 
the population· and Alexandria absorbing 13.1%of the population Figure·3 
(Ministry of Housing and Reconstructfon, 1979). 

In 1897 less than.15 percent of the Egyptian population resided in 
' the 17 cities and towns with at least 20,000 inhab.itants. In 1960 more 

than 36 percent of the popubtionwas to be found in the 86 urbanized 
communities of Egypt. In 1897 ·cafro contained somewhat less than 8 per-
cent of the country's population. In 1960, it reached over 13 percent 
and by 1975 it escalated to over 21 percent of the Egyptian population 
(Abu Lughad, 1971; Ministry of Housing and Reconstruction, 1975). Such 
a spectacular urban.growth has encroached upon the agricultural fertile 

. . . 

land of the Nile val,ley and inany of the productive agricultural land was 
subdivided and turned to urban residential, commercial, and industrial 
uses. Old cities that were not prepared to absorb the influx of migrant 
population and the natural increase in its population.,. suffered tremen• 
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dously from high density, high land coverage and over-crowding. The 
unbearable increase.in the intensity of use arid the loading of the 
.infrastructure. beyond its designated capacity led to tragic collapse in 
many areas, and a multitude of problems besides congestion, in urban fa-
cilities, services and traffic routes·. 

With over•use and low or often no maintenance, dilapidation and de.-
terioration of the built environment was inevitable,. and a great per-
centage of the built environment is awaiting redevelopment. It may be 
ironic that the so-called slums of today were once a frontier of de:vel-
opment and progress which is witnessed by historic landmarks entrenched 
within these areas. 

2.2 THE SOCIO-CULTURAL ENVIRONMENT 

Egypt is a country of unique heritage and diverse historic riches. 
Its ancient land, the gift o.f the Nile, has been re·cognized as the cradle 
of civilization and in the course of' history played a leading role in the. 
initiation, development and transmtssion of cultural life. With Egypt's 
strate~ic location, it.became a cro~sroad of ancient civilizations, cul-. 
tures and human interaction which is reflected in its Pharonic, Greek, 
Roman, Coptic and Islamic heritage. However, the receptivity of the 
Egyptian people was constantly tinged with a capacity for reabsorption 
and genius for naturalization (Wahba, 1972); and the Egyptian people for 
a lOng time have been considered basically one nation and one culture. 
This does not exclude some slight variations and regional characteristics 
that contribute to the riehness of the embracing national culture. · In 
this respect we may classify these variations as follows: urban subcul-
ture, agricultural subculture, desert and nomadic subculture and coastal 
subculture. Variations are in .terms of social norms and traditions and 
work and leisure patterns. Moral and reiigious values are cherished by 
the general population. 

Within the Egyptian context certain values have a direct bearing on 
·housing as a process and housing as a product. These values relate mainly 
to freedom, privacy, purity, and neighborly cohesion. For further clar• 
ification see Appendix D. In Egypt there is no form of racial or reli-
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gious discrimination or social stratification. Definitely there are 
variations in income levels and educational backgrounds but this does not 
obstruct social fluidity and social mobility. It follows that most urban 
residential districts have a mixture of income-groups. A few neighbor-
hoods have a predominantly lower percentage of higher income population. 
In general, the population is expanding at approximately 2.9 percent an-
nually while the urban population is expanding at an astounding 4.2 per-
cent annually. By the mid-1970s cities of more than 100,000 accounted 
for one third of the total population and three fourths of all urban 
dwellers. At the same time the proportion of Egyptians living in smaller 
towns (10,000 to 19,000 in size), dropped from nearly 10 percent of the 
population in 1947 to a scant 4 percent in 1976 (Nyrop, 1983). While the 
average family size for Egypt is 5.2, the household size has increased 
with more doubling up of nuclear and extended families or related persons. 
Variations in family size relate more to educational factors rather than 
socioeconomic factors. Table 1 shows the estimated family size percent-
ages in the population. Figure 4 shows the age composition of the general 
population. 
Families who have members involved in manual work have increased their 
incomes and built for themselves. The problem lies with families with 
fixed incomes, such as the families of government employees (Serag El Din, 
M. , July 1983). 
Table 1. Family Size and Estimated Percentage in the 

Population of Egypt 

Family Size Percentage in the Populatio 

4 or less 25% 

5 - 8 45% 

8 30% 

(A. Barrada, 1970) 
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2.3 THE ECONOMIC SITUATION 

Egypt is now considered a developing nation. For long, the Egyptian 

economy was dependent on agricultural production and it was not until the 

late thirties that national industry began to develop .. The.average in-

dividual income is very low compared to western developed nations. Figure 

5 shows a classification of the .urban households according to their income 

level and occupation of the head of the household and the percentages of 

these households in the national urban population. 

Income distribution remained relatively constant from the mid-1950s 

through the mid-1970s. After the mid-1970s the easing of import,..export 

restrictions in combination with efforts to attract foreign capital and 

revive the private sector generated new affluence for some. In constant 

prices, per capita income grew by abou.t 50 percent from the early 1950s 

through the mid•1970s. Wages rose substantially in the late 1970s, but 

many of the gains were lost to inflation. Skilled labor by far had higher 

wage increases. For example, in the early 1980s a free-lance tile setter 

could earn up to 1. t.. .50 per day yielding a weekly income nearly equal 

to a government minis.ter' s salary. In the mid-1970s estimates put 27 

percent of urban and 35 percent of rural househ.olds below the poverty 

level. At the top of the scale some 2,000 people enjoy an annual income 

of L.E. 35,000 while at the bottom of the scale over 4 million earn less 

than L.E. 100 a year, Figure 5. 

An important, if not critical, factor in the economic situation is 

the economic constraint due to limitations in the resources of government 

and low savings level. This is further clarified by the following facts. 

1. A growing deficit in the national budget and the balance of payments. 

This deficit which fluctuated between 200 and 300 million, L. E. in 

the late 1960s, rose to 500 and 600 million L.E. in the early 1970s, 

and then jumped to 1000 and 200 million L.E. in the mid 70s (MOHR et 

al., 1976). 

2. Slow growth of Gross Domestic Product at a rate of 4%. 

3. Large foreign debt and. consequent high debt service charges. 

4. Inflation rate of approximately 29% ( 1974-1975). 
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5. Rising cost of imports and stable or declining prices of exports 
(Mottle, et al. , 1976). 

In order to achieve a balance within the economic structure, the 
. . ' . . ':. . . . . 

government found that it was inevitable that national consumption be· 
curbed, and production increased, with emphasis placed on essential 
goods. To achieve this, the latest five-year pla,n has been formulated 
to increase.the production rate in the agricultural· sector by 3.7% and 
in the industrial sector by 9. 8%~ .·. It was also found necessary that the 
deficit in the balance of payments be lowered through a persistent effort 

.to increase exports by a rate of 8.3% while lowering the rate of imports 
by 4% (Arab Republic of Egypt, Ministry -of .Information, 1983). The plan 
has specific provisions for the production and importation of building 
materials. 

In order to fully comprehend the present .. economiC situation, it may 
be essential to review the changes in the.economic system throughout the 
past three decades. Prior to 1952 the economy o·f EgyPt was mostly 
capitalistic and the feudal system predominated the economy and even in-
fluenced political activity. Wi_th the Egyptian Revolution in 195'2 the 
feudal system was abolished and gradual transformation towards a 
socialistic economy occurred. ·During this transformation, theultimate· 
and most critiCal planning decisic;>ns became mostly in the powers . of the 

' . . . . . . 

central government which embarked on very.ambitious five year development 
plans, economic. expansion and ln_dust:tiali.iation projects such as the High 
Dam at Aswan, the Tahreer Province land reclamation project near 
Alexandria and the steel industry in Helwan. In the housing sector, rent 
reduction and rent assessment bygovernmentwereintroduced. With the 
1967 Arab-Israeii War and the clOsing of the Suez Canal, the economy 

' . 

suffered a severe blow and Egypt had to rely on. loans and aid from the 
Arab and international communities and organizations. More stringent 
controls were iinposed upon the econoiµy. A great portion of the national 
economy was directed towards rebuilding the army and for defense ~urposes. 
These controls continued until the 1973 October war. 

With the gradual return of the Egyptian refugees.to reconstructed 
Canal cities, the economy. of the country began to shift to a different 
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direction. Many of the economic restraints were removed, private enter-
prise rejuvenated and allowed to venture in the import and export channels· 
and foreign investment welcomed. 

The Law of Foreign Inves~ment came into being in 1974. To initiate 
an "open-door" economic policy, aiming at str.engthening international 
ties, and encouraging the advent of capital which would serve the national 
development plans and enhance constructive cooperation with other na-
tions. This law was amended in 1977 to address the needs of foreign in-
vestors. 

At present, an interesting economic phenomenon that warrants atten-
tion is the movement towards the restoration of an Islamic economic system 
in general and Islamic banking in specific. The basic foundation and 
distinguishing characteristic of an Islamic Bank is that it does not 
provide finance on the basis of interest, but under a variety of profit-
sharing arrangements. 

2.4 THE POLITICAL GOVERNING SYSTEM 

2.4.1 The General svstem 

Egypt is basically an Islamic country where Islamic jurisprudence 
(Sharia) is officially the main source of legislation, as stated in the 
Egyptian constitution. It is a nonsecular state where no separation ex-
ists between religion and state and furthermore, there is a strong tie 
between the political governing system with its three branches or 
subsystems--the legislative, the executive, and the judicial branch--and 
the religious reference system," Figures 6 and 7. The basic concept of 
the political/governing system did not change, although variations in 

For example, within the the legislative branch there is a committee 
for religious affairs that formulates and passes certain legislations 
after referring it to the council of religious scholars, "Al-mofti" 
and "Shiekh El-Azhar" for revisions and appr.oval based on "Igma 
Alolamaa" (consensus of the religious scholars). Another example is 
that religious education, for both Moslems and Christians, is an in-
tegral part of the educatiohal.sy~tem whose po~icy and curricu~ums 
are developed and formulated within the executive branch, specif-
ically in the ministry of education and higher studies. 
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some of its aspects, did take place over the past thirty years, i.e., with 
the birth of the 1952 Egyptian Revolution. 

Under the Permanent Constitution of 1971, Egypt adopted the name Arab 
Republic of Egypt. The Constitution defines the structure and functions 
of the state, the basic components of society, public liberties, rights 
and obligations, the supremacy of the law and the system of government 
explained as follows. 

The Judicial Authority 
The Constitution guarantees the independence of the Judiciary and 

legal decisions which are the mandate of the judges as there is no jury 
system. A Supreme Judicial Council supervises the affairs of the judicial 
organizations, the highest judicial authority, with the power to deter..; 
mine the constitutionality of laws and regulations, is the Supreme Con-
stitutional Court or the Court of Cassation. Although ''Sharia" is the 
main source of legislation, the legal system has been influenced by the 
Napoleonic Codes which were introduced <;iuring the French expedition to 
Egypt. 

The Executive Authority 
The President, nominated for a term of 6 years and eligible for un-

limited renomination, is Chief of the State, the Head of Government and 
Supreme Commander of the Armed Forces. ·rt is the President's duty to 
appoint one or more Vice Presidents, the Prime Minister, Deputy Prime 
Ministers and state ministers as well as important civil, military and 
diplomatic appointments. 

The Legislative Authority 
Over the last decade, Egypt has made steady moves towards becoming 

a multi-party democracy. The Legislative authority consists of the 
Consultative Assembly and the People's Assembly. A minimum of 420 members 
of the People's Assembly, at least 50% 9f whom must be either workers or 
farmers, are elected for a five year term by direct sec.ret·ballot on the 
basis of universal adult suffrage. Thirty additional seats are reserved 
for female representatives. The President may appoint, in addition, up 
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to ten members. While the President determines the main policy of the 
State, the Cabinet supervises its implementing and ministerial responsi-
bility to the Legislature is constitutionally established. The five main 
political parties are the ruling national Democratic Party, the New De-
legation (Wafed) Party, the Socialist Workers Party, the Liberal Social-
ist Party and the Unionist Progressive Party. 

2.4.2 The Housing Subsystem 

The existing administrative framework for housing and land develop-
ment in Egypt, .operates .on two main leve.ls: (1) the central level and 
( 2) the local level, as explained by the following: 

The Central Leyel 
Before 1958 housing was a function of the Ministry of Town and Vil-

lage Affairs. In 1958 the Ministry of Housing and Public Utilities wa,f:! 
established. After the 1973 war and the need for reconstruction, more 
responsibilities were added to the ministry and it became the Ministry 
of Housing and Reconstruction (MOHR). The ministry has latter been re-
named as The Ministry of Housing, Reconstruction and Land reclamation, 
(Arab Republic of Egypt. Ministry of Information, 1983). 

Until July 1984, The Ministry of Housing, Reconstruction and Land 
Reclamation, grouped under the same organizational structure functions 
formerly carried out by the Ministry of Housing and Public Utilities as 
well as other public authorities. To these are added the planning and 
implementation responsibilities for reconstruction in the Canal Zone and 
other regional development projects in remote areas, transcending the 
geographic boundaries of individual governorates (MOHR et al. , 1976). 

The functions of Housing were carried out by seven specialized ad;.. 
ministrations headed by undersecretaries. This is in addition to five 
general organizations dealing with specific fields of activity, three of 
which are of special interest to housing. The executive arm of the 
Ministry was 65 public sector firms involved in land development; housing 
construction; general contracting; and manufacture, distribution of 
building materials and equipment that fall under the jurisdiction of the 
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Ministry. These firms were grouped under two supervisory councils (MOHR 
et al. , 1976), Figure 8. 
In July of 1984 the major functions of the ministry were again separated 
and Housing became an independent ministry. Reconstruction and reclama-
tion became a separate ministry. 

The Local Leyel 

The current system of local administration was first introduced in 
1960 in an effort to decentralize government. It was meant to emphasize 
the role of the "local council" as a democratic means of self-goyernment 
by giving them legal personality and financial autonomy. Their funds are 
derived :from the transfer of certain taxes to the local level as well as 
budget allocations .for the serviCes they supervise (Serageldin, 1976). 
These local councils are at the level of governorates andthe level of 
towns and villages. Figure 9 sums up the current administrative framework 
at the local level. 

1. The level of the Governorate 
There are two local councils .. -one elected and one appointed. The 
executive arm for implementation of national plans and programs at 
the regional level is the governorate executive council headed by the 
Governor and comprised of regional representation of the various 
central ministries. This is linked to MOHR through the attached 
Housing and Reconstruction Administrations which are responsible to 
direct and supervise the different housing programs. It is important 
to note that local authorities use the services of public or private 
contractors and can choose the type of housing they wish to build in 
accordance with national allocation policies (MOHR et al, 1976). 

2. Towns, villages and cities 
Of particular interest to this research are the city councils which 
are composed of elected and appointed members, the latter mainly ex-
officio. Their responsibilities in the housing field are eno.rmous, 
since they are entrusted with the implementation of the various laws 
governing housing and land development, including subdivision regu-
lations; control over the building process in terms of allocation of 
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housing types and building materials; administration of building 
permits; supervision of building activities including new con-
struction, alterations, additions, conversions, heightening, repair 
and demolition of structures; and administration of rent control 
legislation. However, their legal powers are not currently matched 
with needed technical staff and budget appropriations or the adequate 
means of enforcement (MOHR et al. , 1976). The link between MOHR ac-
tivities and such a level is the Technical Administration attached 
to the city council. 

2.5 THE HOUSING PROBLEM 

Egypt, as many other developing countries, has been suffering an 
acute urban housing problem. The problem is of great magnitude and of a 
complex nature. 

Urban areas in Egypt have alarmingly high rates of population den-
sity, reaching 26,000 persons/km~ which is twice the density of New York 
City. Urban housing tends to be overcrowded, registering 1.8 persons per 
room. In some highly overcrowded districts, a family of eight persons 
can crowd in a one room dwelling unit. Only 69.5% of the urban households 
have access to electricity, 29% have access to a sewage disposal system, 
and 49.05% have a pure water supply available inside the dwelling unit. 
The problem has an intense impact on lower income families that constitute 
over 50% of the urban population (Hanna, 1978; MOHR, 1979). 

In Cairo alone, the population of over 9 million inhabitants con-
stitutes 25.1% of the national urban population. Of these inhabitants, 
it is estimated that 1/2 to 1 million live in substandard roof top shacks 
or tomb cities and at least 400,000 housing units have been declared by 
the government as uninhabitable. Figure 10 and Table 2 show existing 
disparities in the housing arrangements and conditions in the present 
situation. Estimates of the percentages of these conditions are based 
on the 1976 census results. Less than 49% of urban households have sep-
arate living and sleeping quarters, a private sanitary core and private 
access. About 6.65% have main common access, core and living space and 
private sleeping quarters. About 21.4% use a seperate public sanitary 
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Figure 10. Environmental pollution and deterioration 
in Cairo 
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core outside the common building, and about 22. 9% have neither common nor 
public sanitary core. 

As may be seen in the subsequent chapters, the housing problem in 
Egypt is a dual problem with both substantive and process elements. 
Substantive elements relate housing resources, need and product and 
process elements relate certain practices in the housing process which 
might well be the root causes of the problem as clarified by the 
Situational Assessment, Chapter V. 

It can be concluded from this chapter that a multiplicity of forces 
and factors have shaped and impacted on the urban housing situation in 
Egypt. The natural physiography of the country has led the majority of 
the population to settle on the Nile Valley. Socioeconomic factors in-
duced intensified rural urban migration causing swollen populations in 
urban areas, particularly in Cairo and Alexandria. The demand on the 
housing system was increased, overcrowding was inevitable. Overcrowding 
and vertical expansion overstrained public utilities leading to severe 
congestion, rapid deterioration and erosion of the infrastructure. Eco-
nomic and political forces continue to have a tremendous impact on the 
housing process and situation as may be seen in the next chapter. 
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3.0 CHAPTER III - '.f'HE CONCEPTUAL FRAMEWORK. OF THE RESEARCH:. CRITICAL 
FACTORS APPROACH. TO HOUSING 

As mentioned in Chapter I, housing in many developing countries, 
including Egypt, reflects dissimilar concepts, incompatible criteria, 

. .. . .· . 

obscure aims, and conflicting courses of action (Ibrahim, 1984). This · 
"·" 

contributes, with other· factors, to the aggravation of the housing problem 
and delay of its solution. ·If the beg4.nning of the solution toariy 
problem is to organize a method for dealing with it, the first step in 
organizing that method is the development of a clear concept of the sub-
ject matter. In this chapter, the writer presents an integrated conc~pt 

. . . 

of housing which can serve as a basis for consensus among housing related 
officials and professionals. Furthermore, the concept is developed into 
a housing model that can guiQ.e resear~h in the field. A prime feature 
in the model is the consider-ation of critical factors that affect the 
success or failure of housing strategies. . The model constitutes the 
conceptual framework used in this research to guide subsequent an,alysis 
and identification of critical factors in the Egyptian housing situation. 
The general outline of the chapter is as follows: 

1. The integrated concept o.f housing from which the model was developed: 
2. A housing system model applicable to Egypt: 
3. Methodological procedures for the identification and use of critical 

· factors, . as guided by the modeL 

3.1 THE INTEGRATED.CONCEPT OF HOUSING 

The integrated concept of housing weaves together three major 
strands: housing as a need, as a process and as a product. Accordingly 
housing is conceived as a subsystem of society that provides an environ-
ment for the fulfillment of a hierarchy of human needs. Housing as a need 
is an input to the system, housing as a process includes the throughputs 
for the conversion of inputs to outputs and housing a,s a product is an 
output from the system. The process ha:s various phases and involves 
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various actors and dynamic relationships. Strategic planning, as the 
initial and most critical phase in the housing process, involves the 
identification of goals and broad policies as well as priorities associ-
ated with the goals. The outcome of that phase are the strategies which 
provide guides to present and future decisions and directions for the 
management of the controllable criticalfactors in the housing situation. 
Thus, an important concept in strategic planning is awareness of and an 
alertness to environmental forces and factors that may affect the 
progression of the strategic plans. Effective strategies not only enable 
planners to provide responses to.critical factors in the current situ-
ation, but also anticipate and ward off potential problems. Critical 
factors are viewed as impacting forces that are most powerful in deter-
mining the success or failure of public policy goals and strategies. 
Strategies also include policies for orchestrating the various actors and 
functions within the process to maximize public benefit and achieve de-
sired goals. The following is a description of the three major strands 
of the integrated concept of housing as a need, process and product. 

3.1.1 Housing as a Basic Human Need 

Housing provides shelter and protection and the setting for many of 
the basic biological and social processes to sustain life. It also sym-
bolizes the status of the family to both the wider community and to the 
family itself. Often, the motivation that prompts housing is not simply 
the desire for shelter but the right kind of shelter (Morris and Winter, 
1978). 

The type and condition of housing achieved for each individual or 
family, fulfills to some degree a hierarchy of human need. In the general 
sociological literature reference has been made to three types of human 
needs: (1) needs that humans share with animals, (2) needs that are 
strictly human, but are not culturally induced, and (3) needs that are 
culturally induced by socialization (Morris and Winter, 1978). These 
three classes of need can be compared to the hierarchy of interest or 
"Masalih" in the Islamic literature which classifies them into (1) "Al 
Darorat" or absolute necessities, (2) "Al Ihtiagat" or needs, and (3) "Al 
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Tahsinat" or improvements (Llewellyn, 1980). For the.purpose of this 
research the hierarchy of human needs will be described as follows: 

1. Suryival needs which are absolute necessities that pertain to health 
and safety. These are needs shared by humans and animals. 

2. Welfare needs which transcend biological survival to general social 
and psychological welfare. For example, the need for privacy, for 
self respect, for a sense of community and belonging, for education, 
for cultural continuity and a sense of freedom, choice and social 
equity. 

3. Fulfillment needs which relate more to personal values and variant 
social, intellectual and psychological needs, such as the need for 
self-expression and aesthetics. 

Housing conditions either result in the satisfaction of human needs 
or the inducement of stress on individuals and families. Stress may be 
biological, psychological or social and may eventually lead to pathology. 
It has been contended that the first class of needs, survival, must be 
met by a society to ensure the survival of its population. However, a 
specific society with a given level of social organization, technology, 
geographic environment, and availability of natural resources could 
achieve a rather broad range of housing conditions depending upon the 
place of housing in its overall hierarchy of yalues which is acquired 
through social learning and which serves as a guide for the selection from 
among perceived alternatives of orientation (Morris and Winter, 1978, 
Steiss and Daneke, 1980). Thus, housing may be classified according to 
the degree to which hierarchical human needs are satisfied. Such a 
classification may yield the following definitions of housing with ref-
erence to the satisfaction of human need. 

Shelter Housing that provides protection from the elements and 
enemies, i.e., provides security essential for sur-
vival. 
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Decent housing Housing that provides shelter and ensures privacy as a 
basic welfare and fulfillment need and value, i.e. , 
housing compatible with norms and upheld values of the 
community of users. 

Adequate housing Housing that is secure, decent and adequately satisfies 
the welfare needs of its users, i.e. ,.housing that is 
comfortable, convenient and facilitates the fulfillment 
of the aspiration of its users. 

A certain community may be facing a multitude of problems and sensing 
a variety of needs that must be met. Resources to solve these problems 
and meet these needs may be limited. Rationally, efforts and resources 
will have to be geared toward the most urgent of these problems and needs. 
The values of that society may very well indicate the relative importance 
of varying needs and help in the determination of priorities for public 
action. In this respect, it is important to recognize and distinguish 
between two types of values: 

1. Absolute and intrinsic values which are commonly and continuously 
shared independent of outside conditions and indicating the desirable 
and self-sufficient quality of an experience. 

2. Relative and extrinsic values which are dependent on the setting and 
represent the meaning or worth desired from the relation of one thing 
to another. (Deacon & Firebaugh, 1975). 

Type 1 values may be viewed as core values that persist and continue 
in the inner conscience of man and which may .be compared to the basic 
biological structure of man, while type 2 values may be viewed as pe• 
ripheral values that are more variant and which can be compared to the 
color, physiognomy and personality of man. Individual or social identity 
may, therefore, be viewed as a composite of both types of values. 

For example, the value of 'privacy' when taken in general is an ab-
solute intrinsic value, or core value but when privacy is more specif-
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ically defined and related to or translated to normative criteria, 
relative, extrinsic or peripheral values come into play. Another example 
is the value of 'freedom'. A community valuing freedom of choice would 
desire housing strategies that do not inhibit that freedom or force peo-
ple, members of the community, to accept excessive regulation or compul-
sory assignment to particular housing units or housing types. 

The house is viewed, not just as a structure, but also as an insti-
tution created for a complex set of purposes, and as a cultural phenomenon 
whose form and organization ax:e greatly influenced by the cultural milieu 
to which it belongs (Rapoport, 1969). 

Very early in recorded time the house became more than shelter for 
primitive man,, and almost from the beginning 'Function' was much 
more than a pnysical or utilitarian concept.,.If provi!;lion of 
shelter is the passive function of the house, thenit15 positive 
purpose is the creation of an environment best suited to the way 
of life of people - in other words, a social unit of space 
(Rapoport, 1969, p. 46). 

In light of the above, housing has the following attributes which 
together differentiate it from any other unit of space. 

Shelter Housing provides protection from the elements and ene-
. 

mies. Therefore, it is anabsolute necessity for sur-
vival and in that respect it is a human right. 

Priyate Domain and Shield Housing is a domain for personal authority 
maximum privacy satisfying a basic need to shield ac• 
tivity, and intimate relations from public intrusion. 
It is a place for personal and family retreat. 

Space and .environment Housing facilitates personal and family func• 
tioning and development. It is a place to rest, sleep, 
eat, and satisfy biological needs, a place for mainte-
nance of self and family, a place to keep personal be-
longings. It is also a place for socialization, for 
entertainment and recreation, a place to work, study, 
and develop intellectually, physically, morally, and 
emotionally. 
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An extension of self and family Housing is an opportunity for _self-
. : .... · ' 

expressioI_!. and self realization and a. symbqlic repre-
sentation of the family. 

A locus address and territory Housing is a place of .residence and a 
clefined ·spatial unit of reference and point of contact. 

A location within a larger environment Housing·does not exist in a 
vacuum or stand alone. Housing is a location with re-
lationship to human activities outside the private do-
main. 

"Housing stress" results when housing conditions fail' to satis_fy 
basic human needs that exceed tolerable.limits. Certain techniques have 
been developed. to identify housing stress in relation to specific indi-
cators .. For example, Wakely, Schmetzer and Mumtaz (l976), have used the 
following indicators to develop housing stress maps based on composite 
scores for these indicators. 

• The-age and condition of l:>uildings; 
• Availability of water, sewage and drainage; 
• Residential densities and occupancy rates; 
• Accessibility to daily shopping, schools, medical facilities and 

public transport; 
• Accessibility to public open space .and religious and recreational 

facilities. 

In Egypt, the indicators most commonly used to assess housing con-
ditions arid supposedly satis.faction of need are; conditi.on Of buildings, 
the availability of water, sewage and electricity as well as residential 
densities and occupancy rates as measures of crowding. Measures of 
crowding (a deficit of space) establish a relationship between a measure 
of space and occupants of the space; e.g., the number of square meters 
per person, persons per room, or persons per sleeping room. However, such 
measures do not take.into account important factors.such as age, sex· and 
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relationships among household members or family roles and cultural norms. 
In Egypt the ministry of housing's suggestions or guides for space 
standards have changed over time. Until the mid-seventies, the ministry 
guides for average housing were as indicated in Table 3. 

Table 3 Egypti.allguidelines for space standards 

Type of House Number of Rooms Occupany . Maximum Area/ Built area 
Required in the Rate Family Pe2son of dwelzing · 
dwelling unit Size (m ) unit (m ) 

Two bedrooms 3.5 1.5 5 15-20 75-100 
and living 

Three bedrooms 5 l.5 7.5 15-20 112-150 
and living 

Four bedrooms 7 1.5 10.5 15-20 157-'201 
and living , 

(Yousry, Abdelkader and Barrada, 1970, p. 70) 

A major indicator of the existence of a housing problem is the gap 
between housing norms and housing conditions. Narrowing that gap becomes 
a primary objective of public policy. Alternative means for narrowing 
the gap may be: lowering norms, improving conditions, or both (Morris 
and Winter, 1978)i 

With the acceleration of the housing crisis and the increased demand 
on urban land, the Egyptian government was advised by some consultants 
to lower those space standards and limit the size of housing units to be 
built, according to designated income group categories. 

3;1.2 Housing as a·Process• 

Evolution and Scope 
"Housing" as a process evolved from being simple, with limited actors 

involved and limited organization required (a personal, family or clan 
responsibility at a local level) to being sophisticated and complex with 
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a multiplicity of actors involved, complex extensive organization, and a 
social responsibility at local, national and even international levels. 

The primary beneficiary of housing is the user or the consumer be 
it an individual or a family. For a long time, that user was the principal 
actor in the housing process. With growing complexity, specialization, 
industrialization, and urbanization, other actors gained importance and 
control in the process. The interaction of these actors and the vitality 
of the roles they play in the process may either diminish or increase the 
user's opportunity to acquire suitable housing. 

Housing has become dependent not only on the decisions and resources 
of individuals and families but on the political, economic, and social 
systems; cultural norms; technology; private enterprise, and exchange of 
expertise and in some cases international relations and events. In the 
broader social context housing may be viewed as a social responsibility 
or obligation, an economic tool, or economic indicator and often as a 
social problem. Housing becomes a social problem when there are objective 
conditions that are subjectively defined as inadequate or undesirable. 
Thus, housing deficits becom~ so widespread that they become a matter of 
collective concern warranting public policy responses. 

As the environment for the housing process has become increasingly 
complex, it becomes necessary to improve the process itself in order to 
cope with such complexities. Thus, strategic planning emerges as a pri-
mary phase in the process. 

Phases in the Housing Process 

1. Strategic planning, the initial, and in some ways the most critical 
phase in the housing process, involves the identification of goals 
and broad policies as well as priorities associated with the goals 
to provide guidelines for present and future decisions. Therefore 
it necessitates the collaboration of the principal actors in the 
housing process which include public sector officials, professionals, 
private sector developers, community organizations, and represen-
tatives of the wide base of users. 
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An important concep~ in strategic.planning is awareness of and 
alertness to. environmental forces and factors that may affect the. 
progression of the strategic plans. Effective strategies, not only 
provide responses to critical factors in the curtent. idtuation, but 
also anticipate and wa:r;d off potential problems, which are the basis 
of advance planning as opposed to "fire fight!ng." 

At this phase in the process goalS are viewed as an articµlation 
of values, fo:r;mulated in light of identified issues and problems, 
toward the attainment of which policies and decisions are directed.· 
Critical factors are viewed as impacting forces that are mos.t powerful 
in determining the success or failure of public policy goals and 
strategies. Housing stratedes are conceived more sharply as di-
rections for the management of the controllable <critical factors in 
the housing situation, that af.fect the process of meeting housing 
needs by converting resources into products and seryfoes. It also 
involves policies for orchestrating the various actors and functions 
within the process to maximize public benefit and achieve desired· 
goals. 

In this respect, seems important to reemphasize the.difference 
between strategic and conventional planning. Strategic planning is 
that phase of the housing process, in which desirable, feasible goals 
and broad policies are developed to manage controllable critical 
factors and guide subsequent decisions for the conversion of avail~ 
able resources into products that ineet the housing needs and demands 
of the population. Conventional planning, on the other hand, is 
usually concerned with_ the determination of the most effective·or 
efficient means of achieving pre-set goals, in the subsequent phases 
of the housing p:rocess. 

Strategic planning iii th~ public and co111tt1unity sectors is much 
more c·omplex than in the military or corporate/private sectors. The 
focusing on a ,narrow goal set is facilitated in the military sector 
by the concept of 'the enemy' and the 'win o~ die' psyc~ology, and 
in the corporate or business sector by the· concept of 'profit' and 
the concern for 'competition'. In contrast, the public and community 
sectors are concerne.d with diverse and multidimensional interests and 
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services and the multi-goal expectations of the constituents. The 
location of 'housing' on a matrix representing two major dimensions 
of a problem situation, may promote an appreciation of the level Of 
comprehensiveness and inclusiveness involved, Figure ll. This ex-
plains why planners often find themselves confronted with a wide group 
of actors, each with its own goals, power base, and internal 
rationality. Under these pressures, planners are·expected not only 
to be aware of the social, economic and ecological impacts of their 
proposals, but must be sensitive to how these proposals will be viewed 

1 by affected groups. (Stuart, 1982). 
This leads to the recognition of the importance of participatory 

decision making and the new role of the planner or national 
policymaker as a multi-disciplinary synthesizer and comprehensive 
social planner with the skills for conflict.mediation and consensus 
building. Implications of such a role include: (1) involvement of 
affected groups in the formulation of recommendations; (2) competence 
in communic~tion and involvement skills; (3) sensitivity to group 
goals, needs, and political perspectives; (4) forums for the inter.; 
play of actors; (SJ responsiveness to current issues, including pol-
icy analysis roles and greater flexibility in long range plans because 
of the necessity of tradeoff against other interrelated public or 
community goals. (Stuart, 1982). 

2. Legislation is the design and articulation of the legal framework for 
implementing the strategies and regulating the actions and inter-
actions of the different actors in the process, i.e., designating 
limits for action. For any strategy to succeed, some control mech-
anisms need to be designed in order to effectively regulate the 
actions and interactions of the different actors within specified 
limits. However it is very important to distinguish between re-
strictive, extensive regulation that inhibits freedom of choice and 
suppresses creativity and innovation, and reasonable regulation that 
guarantees equity, fairness and freedom of choice. 

A disti.Iiction must be made between rules that act as limits to 
action and rules that prescribe lines of action. The vital difference 
between proscriptive law (Thou shalt not) and prescript.ive law (Thou 
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Figure 11 The position of "Housing" in a matrix representing two major 
dimensions of a problem situation (using Stuart and Lee's 
matrix, 1983). 
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shalt) is that proscriptive law provides limits that can be compared 
to streets allowing freedom of movement within boundaries which may 
not be crossed, while prescriptive law provides lines to be followed 
which can be compared to railway lines in a marshaling yard (Turner, 
1977). 

Housing legislation is basically formulated and passed at a na-
tional level. However, various regions and localities may have sup-
plementary regulations. In Egypt, formal housing is considered that 
which is built according to national and local standards and regu-
lations. Informal housing is considered that which is built by the 
private sector but which is not in accordance w;i.th national standards, 
local zoning regulations, or building codes. 

3. Policy planning and programming formulate specific policies, includ-
ing actual decisions, designed to carry out the chosen courses of 
actions. In this respect, planning decisions provide the blueprints 
for the translation of broad intentions into more specific commitment 
of resources required, including financing, to achieve agreed-upon 
goals. Programming involves a more specific definition of objec-
tives, scheduling commitments as to the activities that must be taken 
"next," along with the allocation of particular input resources to 
accomplish these activities (Steiss, 1975). 

4. Environmental planning and design arrives at developing specific 
proposals for the future use of designated environmental resources, 
supposedly in accordance with agreed upon strategies. It involves 
the manipulation of actual conditions to achieve desired goals and 
satisfy sensed needs. It is a mediation between actual site or en-
vironmental characteristics and program demand or requirements. It 
may be carried out at various scales ranging from a single space, a 
house, a housing group, a neighborhood, a whole community or a region. 
The principal actors in this phase are the professional planners, 
architects, landscape architects, civil engineers, and in some cases 
the prospective users themselves. 

5. Production and marketing, the actual provision and supply of housing, 
involves the execution of plans and designs related to the housing 
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unit and surrounding environment, marketing or distribution,aiid ac-
quisition of the housing product. 

The supply of housing depends upon the cost and availability of 
important factors in its production e.g. the cost and availability 
of labor, land, materials and capital. It a.lso depends on the rate 
of new construction, removals from the stock and vacancies (Meeks, 
1980). 

Housing can also be the product of a self help effort where the 
users, through self reliance or group cooperation, embark on building 
their own homes. In some cases governments or housing agencies may 
provide self-reliant home builders with s.ites and basic (initial) 
services, or even the essential core of the house (sanitary unit), 
or just technical assistance and training. 

6. Consumption. management. and maintenance involve the use of housing 
and its environment, as" well as managing and maintaining spaces, 
equipment, structures, and services, in other words, the use and care 
of housing. In single family, owner occupied units, management and 
maintenance are clearly the responsibility of theconsumer. In 
multi-family housing (rental, condominium ownership or cooperatives), 
management and maintenance may be a collective responsibility or it 
may be delegated to certain representatives or assigned to a profes-
sional body. In many cases management or maintenance responsibil-
ities are undefined and sometimes ignored or purposely eliminated due 
to budget cuts. 

7. Renewal and upgrading is necessary because with constant use, wear 
and tear will take its due course. This depends on frequency and 
intensity of use, durability of materials used and use and care hab-
its. Regular wear and tear as well as unexpected problems necessitate 
renewal and upgrading of the housing structures, services and envi-
ronment. Replacement and modification may be needed. With respect 
to renewal and upgrading, terms used to assess and describe housing 
conditions include the following: 

Standard housing Housing of sound structural condition, with all 
plumbing facilities (bath or shower, flush 
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Substandard housing 

toilet, and sink) and complete kitchen, for the 
exclusive use of the occupants, and having di-
rect access. It is also housing which meets 
all local building arid housing codes. 

Housing in deteriorating or dilapidated condi-
tion, or lacking some or all plumbing facili-
ties, (bath or shower, flush toilet, and sink), 
lacking a complete kitchen for the exclusive 
use of the household. It is also housing which 
does not meet requirements of local building 
and housing codes. A deteriorating condition 
is a condition of lowered physical quality that . 
can be upgraded. A dilapidated condition is a 
condition of the lowest physical quality that 
is unacceptable and unrepairable and therefore 
necessitates abolition. 

3.1.3 Housing as a Product 

The output of the housing process .is a product which is the dwelling 
unit within a particular setting or environment. In other words,.it is 
the physical structure, the space within and around it, supporting fa-
cilities, services, and equipment. Housing production employs land, la-
bor, building materials, management, finance, and technology. The 
economy and efficiency of production depend on a variety of factors, as 
do the rate and volume of production. Variable descriptors of the sup-
plies and services produced relate to cost, quantity, quality, and price. 
The product is, generally, subject to specific controls and standards as 
buildings codes and land use regulations. Building codes regulate the 
construction of new buildings and the substantial rehabilitation of ex-
isting ones. They are designed to insure that adequate standards are met 
with respect to durability, preventing the development of unsanitary and 
unhealthy conditions, and protection against fire, collapse, and other 
hazards. Local code enforcement inspectors are responsible for issuing 
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building permits, inspecting and approving building and renovation plans, 
and inspecting and approving work when it has been completed (Hartman; 
1975). Building codes may imply either specification or performance 
standards. Specification standards identify specific permissible mate-
rials and procedures, thus laying lines for manufacturers to follow, while 
performance standards identify a minimum level of performance, thus set-
ting limits to what practitioners may do (Turner, 1977). The type of 
standards employed may encourage or impede technological advancement and 
innovation with regard to materials used, general design, and method of 
production. 

Housing as a product is also subject to land use, zoning, and sub• 
division regulations which are aimed at the protection of valuable re-
sources and the promotion of community interest, health, safety, and 
welfare. Such regulations may relate to the conversion of raw land into 
building tracts and essential services and improvements (roads, utili-
ties, etc. ) or they may regulate the use of land to avoid incompatibility 
and nuisances. They may also regulate bulk, density, and land coverage. 
They can be rigid and restrictive or flexible and performance oriented. 
Some of these regulations may also provide incentives for preferred types 
of development. 

In Egypt, as elsewhere, the basic materials used in the production 
of housing, have not changed so much over time as have their frequency 
and application. For example, there has been a significant increase in 
the use of prestressed and precast concrete for walls, floors and ceil-
ings. Plastic is being used more in plumbing systems. The use of wood 
in its familiar forms is decreasi:µg because of the high cost of lumber 
(e.g., hardwood :floors and wooden windows are no more the standard fea-
tures). However, basic building materials still include sand or clay 
bricks, cement blocks, steel, wood, concrete, aluminum, glass and plas-
tic. Other materials are also used for finishing exterior and interior 
surfaces. 

Industrialization in housing involves the application of advances 
in production methods and techniques, equipment, and organization and 
management. Industrialization of housing production has been evolution-
ary, beginning with small elements and progressing to larger, more complex 
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components. Examples of these manufactured items include electrical 
parts, windows, kitchen cabinets, prehung doors, roof trusses, utility 
covers and exterior wall panels or units. The most visible changes in 
construction techniques and methods are the complete housing "packages" 
or packages of major components of housing. 

Other advancements have been made regarding on site construction to 
allow saving of time and/or money. These may relate to construction 
techniques or to scheduling and flow of operations. 

Design factors are also important in the economy of housing pro-
duction. These factors include: form; size or ~rea, number of rooms, 
height of ceiling, method of horizontal grouping, connecting spaces and 
methods of vertical grouping. 

One of the problems of housing production has been violent ups and 
downs at times of economic prosperity and depression. A multiplicity of 
factors contribute to wide fluctuations in the volume of construction, 
for example, the cost of construction relative to the existing level of 
rents and value, the money available ~o spend for housing and quantitative 
requirements such as new family formation and migration (Beyer, 1969)~. 

Figure 12 provides a summation of the integrated concept of housing 
as a need, a process and a product. Housing does not exist in a vacuum, 
it is embedded in its environment which is a source of critical impacting 
factors. It is also a subsystem of society that interacts with other 
subsystems. Feedback from the environment helps in the on going evalu-
ation and adjustment of housing policy. 

3.2 A HOUSING SYSTEM MODEL APPLICABLE TO EGYPT 

Often the study of housing is done through .the development and ap-
plication of a theoretical model as a simplified, explicit representation 
of a real world situation. The model is simplified because reality is 
too complex to be modeled perfectly; therefore only those factors that 
are considered to be more important are incorporated. In other words, 
the model is an approximation of reality and can provide the basis for 
the refinement and testing, of detailed hypotheses which in turn should 
lead to further refinement of the model (Strategic Management for the 
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HOUSING ENVIRONMENT: . SOCIETAL .SUBSYSTEMS 
THAT IMPACT.ON, AND ARE IMPACTED BY, 

THE HOUSING SYSTEM 

HOUSING 
NEEDS 

HOUSING SYSTEM 

HOUSING 
PROCESS 

POLICY FEEDBACK: APPLYING 

THE LESSONS OF PAST EXPERIENCE 

HOUSING 
PRODUCT 

Figure 12 The Integrated Concept of Housing (Summation). 
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USGS, 1983; and Morris and Winter, 1978). Tichy, (1981), discussed the 
need for new models that bring together dominant technical, political and 
cultural traditions that have guided thirtking about organizations and the 
practice of change, in order to provide managers of change with the nec-
essary set of strategic tools. The use of a systems model~ in concert 
with an examination of the dynamic processes of decision-making, would 
appear to be the most fruitful approach to the analysis of urban politics 
and public policy related to housing (Steiss, 1974). The model used in 
this research, hopefully integrates various strands of the strategic 
"rope". 

In general, through the housing system, a society provides shelter 
, 

and an environment for the fulfillment of basic human.needs. Housing as 
a need is an input to the system, housing as a product is an output from 
the system and housing as a process includes the throughputs for the 
conversion of inputs to outputs. 

The housing system is embedded in its environment, which is the 
source of resources, constraints in the public decision-making process, 
and impacting factors that may help or hinder the effective progression 
of urban housing strategies. 

Figure 13 represents the housing model developed and used in the 
research. The model. has the following main features. 
1. The Environment. The housing process exists within the context of 

the national environment and the broader international or global 
environment. In this respect, housing is viewed as a subsystem of 
society which interacts with other subsystems, mainly the socio-
cultural system, the political-legal system, the economic system and 
the natural and man-made physical systems. The interactions among 
these systems are continuous and represent dynamic relations, some 
of which pertain to the family as a subsystem of society, to the 
housing market and to public policy making, Figure 14. 
The princip~l actors within the environment include the broad com-
munity sector, the public sector, and the private sector. Actions 
are channeled through and impact on the interactive subsystems of 
society. Actors from these sectors include housing suppliers, in-
vestors, producers, intermediaries and owners as well as users of. 
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housing who are families or individuals comprising the households. 
Satisfaction of the users results from the matching of the housing 
product to the.ir needs, norms, values and financial capacities or 
affordability. Within the environment certain forces and factors 
may impact on the housing process. These may help or hinder the 
effective progression of urban housing strategies. They may be 
controllable, indirectly controllable, or uncontrollable and may 
represent opportunities or threats to the housing system. The mag-. 
nitude and strength of the impacts of these forces and factors vary 
tremendously. It may be a determining or causal impact, a critical, 
i.e., most powerful and influential impact, a strong or minor, or 
even non-significant impact, Figure 15. In the Egyptian situation 
some of the factors that seem critical are: 

1. The state of the economy and its general direction. 
2. The ideological and political climate. 
3. The direction, structure and functioning of the general govern-

ing system and its relationship to the housing subsystem, in 
terms of dissemination of responsibilities, allocation of re-
sources and level of control. 

4. National security. 
5. International relations and events. 
6. Demographic trends and changes. 
7. Cultural trends and changes. 
8. Technological advancements (and available technologies). 
9. Availability and accessibility of various resources as well as 

control over their use. 

2. The housing process. Through the housing process resources are con-
verted into products and services that meet human needs and housing 
demand. The process has various phases and involves various actors 
at a hierarchy of levels. As mentioned earlier, phases in the 
process include: a) strategic planning, b) legislation, c) policy 
planning and programming, d) environmental planning and design, e) 
production and marketing, f) consumption, management, and mainte-
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nance, and g) renewal and upgrading. Principal actors in the process 
include: 1) the public sector with all its agencies and authorities, 
2) the private sector and the community or third sector comprised 
of civic organizations or associations which may be formal or in-
formal and in which the broad base of users and consumers of housing 
are represented. The hierarchy of levels spanned by the process 
includes: 1) the family and personal level, 2) the housing group, 
3) the neighborhood, 4) the local community, 5) the region, 6) the 
nation, and 7) the international level. 

The focus in this research was on strategic planning which sets 
policies forming the strategy and providing directions for the con-
trollable critical factors in the housing situation. They also set 
the directions for housing legislation and subsequent housing poli-
cies and programs and implementation procedures and controls. 

Certain forces and factors within the housing process may also 
help or hinder the development or the effective implementation of 
housing strategies. Thus they may represent strengths or weakness 
in the housing process! 

3. Inputs to the housing process include known needs, values, demands 
and available resources. 

Known needs. values and Demands. The need for housing continues 
to exist. It has quantitative as well as qualitative aspects. When 
the housing need at any point in time is inadequately met, a housing 
problem arises. The problem in turn may raise specific issues that 
call for national or international attention. Needs may eventually 
take the form of expressed or unexpressed demand. 

In this research, housing need progresses from survival to 
welfare and fulfillment levels, as explained earlier in the chapter. 
In determining national housing requirements, housing need should 
not be confused with housing demand. The former is viewed by the 
U.N. as a social measure of difference between actual conditions and 
an accepted standard while the latter is viewed as an economic 
measure based on the ability of households to pay for acceptable 
accommodations as needed, (United Nations, 1976). 
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The demand for housing is.based on such factors as income, 
household formation,· price of other goods and services, and house-
hold composition, size and preference. 

It is essential in this respect not only to recognize the values 
held by the particular society at a particular point in time or stage 
of development, but also to be able to distinguish between those 
values that are continuously and widely.shared by the society which 
may be considered absolute and values that are subject to change, 
individually or cc:1llectively and which reflect a difference or shift·. 
in attitudes, which may be conside.red relative. 

On one hand, it is essential that housiD.g strategies be com-· 
patible with generally upheld core values. An attempt must be·made 
to recognize those v:alues, especially yalues that. relate to cardinal 
decisions affecting the vitality, welfare and security of the com-
munity. On the other hand, it may be futile to reflec.t a variety 
of differential values in a housing strategy, therefore it is im-
portant that due respect is given to allow for a reasonable degree 
of choice among alternatives and adaptation of general.guidelines 
to suit variant needs reflecting variant peripheral values. 

Ayailabl~ resources. Every community has special circum-
stances, unique to its nature, stage of development, and situation. 
The power and ability to achieve community goals depends on the 
availability of natural, material, or human. resources and efficiency 
in allocation and mobilization of these resources. 

An economist uses the ta.rm resources to refer to money or things 
tha,t can be readily converted into money. A political scientist uses 
the term political resources in a somewhat broader context to include 
resources such as access to money, or control over information, in-
telligence, education, skills, right5, control over jobs. However, 
the importance of resources lies less in their potential availabil-
ity than in the ac~ual extent of their application and in the skills 

. . 

with which they are applied (Steis's, 1975). 
In this model, the implementation of a natic:1nal housing strat-

egy is seen to involve the utilization of a multiplicity of resources 
pooled from the resource base and .include the following! 
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(i) Land is .a resource commonly assumed to be controlled by law or 
corporations, whether pµblic or private. It may be found within the 
existing built up areas or outside them. 
(ii) Financial resources include government funds, tax revenues, 
international loans and grants, national/ civic investment funds, and 
sometimes mixed investment funds (national and international - com-
munity and profit oriented business funds.). 
(iii) Material.resources are building materials like cement, steel, 
stone, aluminum, brick, mudbrick, as well as building equipment and 
energy resources. 
(iv) Human resources include labor, human effort and human energy, 
professional, technological; and managerial skills and methods as 
well as sincere thought, readiness and willingness to cooperate and 
serve. 
(v) Technological resources refer to the possible and available 
means of building, repair and renewal of housing structures, pro-
vision of suitable sites and services (Infra-structure and Environ-
mental Services) as well as their maintenance an.d replacement when 
needed. Technological resources may be advanced large scale, or 
intermediate and small scale technologies us.ed by people and small 
organizations. 

4. Outputs. The implementation of the strategies yields certain results 
and impacts. The results are in the form of specified products and 
services, such as housing units built with certain sp~cifications 
and for certain user groups and supporting services. The relevant 
product may qualify as mere shelter, decent housing or adequate 
housing according.to the level of need it satisfies. The product 
may vary in terms of cost, quantitJ, quality, and price. Concomitant 
impacts or spillovers may result. These may be intended or unin-
tended. For example, limitations on housing unit size may minimize 
costs, maximize the use of available urban land, and induce smaller 
family size. However, they may be unintended impacts such as in-
creased social or psychological stress, migration to other countries 
where housing conditions are less stressful on the family, dis-
ruption of intact families, the spread of bribery, or any form of 
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corrupt behavior to avoid compliance with such limitations on unit 
size. 

5. Feedback from the impact of the policies and programs or grand 
strategies affects future inputs and shapes new demands upon and 
within the housing process and possibly on other interactive sub-
systems. Feedback may be assessed while monitoring the implementa-
tion of the general strategy or limited applications on an 
experimental basis. Feedback from the users of housing or their 
representatives can also be enlightening in terms of strategy eval-
uation and tbe choice among future alternatives. 
Three of the most important dynamic.relations in the model are the 

family as a subsystem of society, the housing market and public policy 
making and its impacts which are clarified below. 

The Family as Subsystem of Society 
Housing provides the structure and environment in which major family 

functions take place. Therefore, effective planning to satisfy housing 
needs requires an understanding of the family as a subsystem of society, 
its functions and development. 

Society may be perceived as an amalgam of norms, goals, needs, val-
ues, resources, opportunities, roles, positions, and constraint~. This 
amalgam, structured and organized in a total system, interacts with the 
family system which interacts with the overall system of society, be it 
the social, cultural, or economic system. There is a boundary interchange 
between the family and the contextual society. i.e., the family is af-
fected by and affects society. 

Disruption and disequilibrium in the societal system or failure to 
provide needed goods and services can cause repercussions and disruptive 
stresses in the family system. The family system accordingly responds 
either with adjustment behavior in norms or expectations, or adaptation 
in its structure. If the family fails to adjust or adapt due to internal 
characteristics of the family or due to ,the immense magnitude of stress 
that is beyond its capacity of adjustment or adaptation, pathology may 
result (Morris and Winter, 1978). The family, as a base of nurturant 
socialization, supplies the society with the most important resource and 
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actor in the society, the human being. The family reproduces the active 
members of society who constitute its present and shape its future. So-
ciety needs the family to survive, continue to thrive, and achieve its 
goals. To fulfill its social and developmental tasks, the family needs 
society. As society changes, the family loses or acquires certain func-
tions (Parsons, 1977). Major developmental tasks entrusted to the family 
system include: physical maintenance, reproduction, socialization, al-
location of resources, distribution of labor, placement of individuals 
in the society, facilitating the fulfillment of developmental tasks, and 
aspirations of the members, maintenance of motivation and moral, and 
keeping order. 

All these tasks bear on and are affected by the overall societal 
system. Society provides the family with norms, values, and resources 
and opportunities for the fulfillment of the family developmental tasks 
at the various stages of the life cycle. Society also, through certain 
unfavorable conditions, could constrain and impinge on the family func-
tioning causing stress on the family system. The family often has a 
resilience and ability to readjust and adapt to changing situations. For 
example, during a national economic crisi's or a depression, families may 
adjust their economic behavior in terms of reallocation of financial re-
sources, such as a tighter budget or borrowing. 

The Housing Market 
In Egypt as many other countries, housing markets transfer units from 

producers to consumers. However, housing markets are more complex than 
markets for most other commodities. Markets for many products operate 
quite efficiently; they frequently are well organized, have central ex-
change places, and both buyers and sellers usually possess knowledge of 
many forces which are at work. The housing market is frequently erratic 
and there is no smo.oth adjustment in supply and demand similar to that 
which exists for many other products (Beyer, 1969). Both the sale and 
rental housing markets serve several functions: 

• Meeting additional permanent demand 

62 



• Meeting sudden or temporary changes in space requirement of individ-
uals and families 

• Meeting sudden stepped up demand in some localities due to war or a 
national disaster 

• Determining the use of land. 

The national housing market is in actualit~ a mosaic of many dif-
ferent local markets or submarkets. The evaluation and interpretation 
of the various demand and supply forces at work in the housing market, 
in the USA known as "housing market analysis" is undertaken for different 
purposes, which in turn determine the nature of the analysis. Lending 
institutions, public housing authorities, private builders and marketing 
consultants may conduct housing market analyses that differ in type ari.d 
purpose. In some cases markets may not necessarily be local as in the 
case of mobile homes and prefabricated housing. 

The housing market does not remain static. Its dynamism requires 
constant or at least, periodic studies. A local housing market may be 
out of balance either on the side of an excess of dwelling units over 
those demanded or on the side of excess of demand for units over those 
available. Furthermore, a market may be more frequently out of balance 
with respect to the quality and type of housing than with respect to the 
total quantity of housing (Beyer, 1969). In situations where a shortage 
of housing is not evident, a common measure of the degree of balance be-
tween supply and demand, both quantitatively and qualitatively, is the 
number and type of dwelling units that are vacant and available. 

Public Policy Making and Its Impacts 
Public policy making, in Egypt and other developing counties, is 

mainly directed towards responding to solving the housing problem. These 
responses reflect the general ideology and economic system within the 
national environment. For example, in a free market economy the market 
principles of supply and demand operate and the private sector is most 
active. In a market economy, the scale of values is given by the money 
value of commodities including time, there is an implicit assumption that 
every commodity can have a monetary value attached to it and that the 
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market forces of supply and demand operate to ensure that a fair and 
universally acceptable price is determined. The criterion of "profit 
maximization" is then used to evaluate alternatives (Wakely, 1976). 

In a guided economy such as in Egypt, society may regulate or guide 
the private public sectors for the interest of the general public. It 
may regulate interest rates and mortgage financing, etc. It may encourage 
the civic sector or the conununities to assume certain responsibilities 
in terms of resource management. The needs of families will be met in a 
variety of ways and altern~tive choices could be available. 

Under welfare economics, the objective would be to maximize welfare. 
A preferred course of action would be that which left. at least one member 
of society better off than before without making any other member of so-
ciety any worse off than before (Wakely, 1976). 

In a controlled economy, the public sector assumes most if not all 
the responsibilities of providing the family with goods and services. 
Often in this situation family aspirations are limited or curtailed to 
fit available choices. 

Often policy makers are confronted with hard choices, especially in 
situations where the interests of all affected parties do not coincide; 
which means that outcomes of public policy may be beneficial to some 
groups and costly to others. These situations involve a hard judgement 
and determination of public interest. Unfortunately, the natur.e of public 
interest has often been a controversial issue, and so has been its meas-
urement and incorporation into the planning/policy making process. Pub-
lic administrators, while increasingly concerned with administrative 
ethics and decision making, have not yet addressed themselves to the 
necessary chore of defining a workable framework of moral choice, a viable 
framework of clear-cut reference points to make an ethical choice in the 
public interest (Henry, 1975). Some view public interest as an amalgam 
of net benefits. Others view it as residue or outcome of conflicting 
interests, a balance of interests, a compromise of interests and so on. 
With regards to the Egyptian environment, the following approach to public 
interest seems more appropriate. 

Public interest can be approached as a continuously shared interest 
which may appear as public need (Redford, 1965). However, some may assume 
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that few interests,· indeed, would be shared by everyone (Ande:i;son, 1975). 
This may not deter communities from defining those few· interests and es-
tablishing them as clear reference points that would help in the de-
scription, measurem~nt and ·evaluation of other interests, just like the 
four cardinal directibns (North-South-East-West) continue to be a guiding 
reference in terms of. location. The closer a shared interest is to the 
reference interests, the closer it is to being a true public interest. 

3.3 METHODOLOGICAL PROCEDURES FOR THE IDENTIFICATION AND USE OF CRITICAL 

FACTORS 

The methodology for the identification and use of critical factors 
in the development and evaluation of housing strategies is based on the 
analytical model described earlier. It is comprised of nine major steps, 
the first five of which incorporate exploratory, observational, and aµa-
lytical procedures. Four of them are covered in the research and the 
fifth is briefly illustrated in the Epilogue. The remaining steps involve 
participatory decision-making, .comparative evaluation and actual imple-
mentation. Figure 16 shows the nine major steps of the critical factors 
approach to housing demonstrated in this research, and the expected 
product of these steps. These steps may be employed in cyclical iter-
ations for the development and evaluation of housing strategies. 

1. Init;i.al reconna;i.ssance o-C the enyiromnental setting providing a se-
ries of overlays regarding physical, socio-cultural, economic, poli-
tical, and administrative aspects which together present. the holistic 
picture of the overail environment. This reconnaissance involves an 
investigative exploration of available literature sources, site vis-
its, direct observations, and interviews to supplement or clarify 
information acquired through literature sources. This stage lays the 
ground for both the historical analysis and the assessment of the 
present situation. It may also provide insights as to the definition 
of the problem and potentials for its solution and possibly a· set' of 
impacting factors. 
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2. Historical analysis of past experience to identify factors that have 
previously affected the housing situation and which may be likely to 
continue. In. this respect, history is viewed as a phenomenon. It 
is a transcript of the relentless surge of events which is the se-
quential and meaningful record of human activity. Historical analy-
sis is an attempt to appraise accurately the meaning and relationship 
of events. It involves a chronological listing of occurrences and 
events and an interpretation of their meaning and their relation both 
to each other and to the problem under study, Figure 1.7 and Table 4. 
In doing so it is essential to rely as much as possible on primary 
data which lie clbsest to the truth and avoid secondary data that are 
more remote, less direct, and more likely to be contaminated by other 
influences (Leedy, 1974). 

In this research historical analysis focuses on national housing 
policies since 1952 with special attention to (a) the issue.s they 
addressed, (b) their goals and strategies, (c) results and impacts, 
and (d) factors operating to affect results and impacts. 

3. Assessment of the present situation involves an investigative analy-
sis of the various active or interactive elements in the situation 
with the purpose of identifying the magnitude and nature of the cur-
rent problem, current issues of con.earn, current policy directions 
and strategic options, and operative as well as potential impacting 
factors. The assessment is based on factual premises drawing upon 
official documents, site visits, and direct observations as primary 
sources of data. Other literature sour·ces and interviews with public 
officials, consultants, professionals, and users of housing projects 
are considered supplementary or secondary sources for background in-
formation. 

4. Examination of the impacting factors, identified in preceding steps, 
to investigate and define more clearly their nature, relative magni-
tude, and potential impact on strategy effectiveness. Factors that 
seem to be of great magnitude are considered critical and most worthy 
for consideration in the development and evaluation of alternative 
strategies. 
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Egyptian Revolution 1952,·--.~ 

Nationalization of Suez canal 1956 --~ 
and triple agression on Egypt 

Socialistic resolutions 1962~ 

Arab-Israeli War 1967~ 

Arab-Israeli War 1973~. 

Peaceful negotiations 1976-1979 ~ 
and introduction of open door 
policies 

Assassination of late 
President Sadat 

1981--7. I-' 

"° CXl w 

Figure 17 Time span and main events· for the period under investigation 
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A few of these factors were selected for further analysis and 
demonstration of usefulness in developing a decision agenda. The 
analysis may include preliminary causal diagramming of the impacted. 
and impacting variabJes, informed judgements as to the relative mag-
nitude and preliminary rating of factors according to their relative 
significance. 

The preliminary rating of factors, according to their relative 
significance, comes from two sources: (1) the factor's impact on the 
seven major variable categories, identified within the framework of 
the model and (2) the factor's relatedness to the criteria for ef-
fective strategies. 

(1) Impact on variables Within the National Enyironment 
Based on the model, seven major variable .categories have been 
identified within the national environment. These include: 
interactive subsystems, principal actors, housing process, re-
source base, h,ousing product, user/families, and suppliers. 

For each of these major ·categories, a subset of variables 
has been identified. Figure 18, showing those subsets was de-
vised and used by the author to help herself in the systematic 
evaluation of the factors and ensure inclusion of all elements 
on one base map. If an impacting factor is judged to have an 
impact on any of the variables in the subset, one point is 
scored. For example, resource base as a major variable category 
has the subvariables of land, material, finance, human, and 
technical resources. Through the historical analysis, war was 
determined to have an impact on the five subvariables and scored 
5 points in the resource base category and its r value = 5. 

The average of the sum of scores of the seven major cate-
gories has the symbol R and is later used in conjunction with 
scores on the relationship to criteria of effectiveness of a 
strategy (R') to assess the overall magnitude of impact of the 
factor being analyzed. 

(2) Relatedness to the Criteria for Effective Strategies 
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Impacting Factor Analysis and Evaluation Sheet 
A. Statement of Factor: 
B. Methodological procedure through which the factor was identified 

( )Reconnaissance of the Environment ( )Situational assessment 
( )Historic Analysis 

C. Impact on Subvariables: 

INT_ERNAilONAL (GLOBAL) .ENVIRONMENT 

D •. 

E. 

NAl!ONAL ENVIRONMENT 

41NTERACHVE SUBSYSTEMS '1 :( ) PRINCIPAL ACTORS rz :( ) 
sociocultural phys.ical community sector· 
political Qov.erning economic public sector 

private sector 

I 
HOUSING PROCESS 'J :( ) SUPPLIERS '1=( ) 

Planning Investors 
Legislation t-~ Producers 
lmplementat ion Owners 

lntermediari'es 

I 
RESOURCE BASE ';•\ KI.511'{; P!ID.CTS '; =( USERS/ FAM!Ll ES '6=( ) 

Land [5.wly & Services) Needs and Demands 
Material Cost Norms 
Finance ~ Quantity -- V<1lues 
Human Qual-ity Affordability 
TechnicBl Price Satisfaction 

·Interactiave Subsystems li· . -Principal Actors 
·Housing Process 
·Resource Base 
-Housing.Product 
-Users/Families 
·Suppliers 

R = )/7 
Effect of Impact )Hindering )Helping 
Relationship to Criteria of Effectiveness: 
-Human need relatedness 
·Technical and political feasibility 
·Social acceptability and desirability 
·Efficient use of resources 
·Viability for future contingencies 

relatedness index. R' ( ) 

F. Overall assessment of magnitude of impact S R + R' = 
Factor classification according to magnitude of impact (proven or 
expected): 

Magnitude of 
impact 

Minor Strong Critical Determining 

Point score o------1------3------s- .. --------7------------9 (from F) 

(Any score less than 0.5 is considered nonsignificant.) 
( ) Determining ( ) Critical ( ) Strong ( ) Minor ( ) Nonsignificant 

G. Potential for Policy Intervention: 
C ) Dir_e_ ctly Controllable ( ) Indirectly Controllable 
( ) Uncontrollable 

Figure 18. Design of Impacting Factors Evaluation Sheet 
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Through a review of literature in the fields of housing, public 
policy analysis and evaluation, strategic planning and manage-
ment, common criteria for evaluation of public policies and 
programs seem evident (Keane and Parris, 1982; Churchill et al. , 
1980; HUD, 1976; Quade, 1975 and Steger, 1983). For further 
discussion see Appendix E. 
Based on this review, the following five criteria were deemed 
pertinent to the qualification of effective strategies and ac-
cordingly to the identification of critical 'factors. 

• Human need relatedness and effective penetration of products, 
services or aid to those users of housingwith the greatest need 

• Social acceptability and desirability of solutions 
• Efficient commitment of resources 
• Technical and financial feasibility 
• Viability for possible future contingencies 

If the· impacting factor was judged to relate to any number of 
these criteria, corresponding points are scored. The resultant score 
being (R') 

A special sheet was designed for the systematic examination and 
evaluation of impacting factors, Figures 18 and 19. 
The sheet includes the following items: 

A. Statement of Factor 
B. Methodological procedure through which the factor was 

identified 
C. Relation to environmental subsystems and subvariables, R. 
D. Effect of Impact 
E. Relationship to qualifications of effectiveness, R'. 
F. Potential for policy intervention. 
G. Conclusion: which includes an overall assessment of 

the factor and the magnitude of its. impact as may have been 
evidenced in reconnaissance of the environment, the historic 
analysis or the situational assessment. The score on 
the overall assessment of magnitude S = R + R'. 
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HETUODOl.OGlCAL PROCEDURES OF RATING AND SIGNIFICANCE EFFECT OF IMPACT POTENTIAL "FOR POLICY INTERVENTION 
IDENTIFICATION 

STATE~!ENT Of FACTOR Jteconnais- HisCOrtcal S 1 tua t iona-1 R R' s Helping Hindering Directly Indirectly Non-
sance of the Analysh Asse~&ment Cont. Cont. Cont. 
Envitonment 

Significance of Impact NonsJgntficant Minor Strong Critti.:al Determining R iD Impuet on Subvariables 

points score 0- - - - I - - - cl- - - -5- - - -7- - - -9 R' "" Relatedness to crttcrto... of ~ffectiveness 

Figure 19 Summary of analysis and ide11tification of impacqng factors 



5. Deyeloping the Decision Agenda ".['he decision agenda is based on the 
holistic picture revealed by the analysis. It may be comprised of 
main issues to be addressed, fundamental questions. to be answered · 
regarding goals and priorities and apparent strategic· options and. 
policy variables with reference to the interaction of these options 
with the critical factors. It can be used in one of the following 
ways: 
• A consensus building tool in participatorydecisionmaking; 
• A demonstrative tool for policy analysis and evaluation; 
• An agenda for public officials and citizen representatives in 

making decisions and choosing amongalte:piatives; 
• Administrative tool in training programs for housing students and. 

practitioners. 
The decision agenda is expected to broaden the participants' per-. 
spective of housing and ensure their awareness of critical factors 
in the housing situation and overall environment of the system. 
Figlire 20 shows an example of how.a preliminary decision agenda can. 
be tentatively·set up. Figure 21 shows a matrix representing the 
housing process, its various phases, levels and principal actors. 
This matrix can be used by participatory decision makers to ill~strate 
their suggestions of relative inputs of prinCipa1 actors in the 
process as clarified in Chapter VIL 

Certain group dynamic techniques may be applicable while using. 
the Decision Agenda. For example:· attitude surveys, nominal group 
technique (NGT), Delphi, char.ette and brain storming. 

6. Choice of strategy (Participatory Decision Making) Once the d.ecision 
agenda is fully developed and the strategic options cla:dfied and 
their interaction with the critical factors defined, it becomes eas· 
ier to evaluate the options in.terms of their merits and drawbacks 
and actually decide which alternative or combination of alternatives 
to choose. 

This step in itself could be multiphazed involving an interplay 
of policy analysts, planners, and participatory decision makers. At 
the initial phase, a preliminary decision agenda can be used by the 
participants to build consensus regarding the issues, explore possi-
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I. Housing Concept 

Need 

Product 

DECISION AGENDA 

II. Network of Related Issues 
Primary~ Subsidiary 
Issues Issues 

* 

III. Strategic Options 
Goals-?Policie8'-Potential 

Variables 

** 

Process ~~~~--~~~~~~~-'-~_,.,, Responsibility, 

IV. Critical Impacting 
Factors: Directly Controllable Indirectly Controllable Non Contr~lable 

-----~------ ~---.-::=-__:__ ____ _ 

* * * 

* Provided by the Analysis 
**To be explored by participants 

Figure 20. Sample Layout of a Preliminary Decision Agenda 



~ 
Strategic Legislation Policy Environmental Production Consumption 
Planning Planning & Planning & & Management ·& 

. Progranuning Design Marketing Maintenance s 
Public sector 

Private .sector 

Conununity 
.sector 

Users & 
Consumers 

Levels of 
action 

International 

National 
Regional 

Local 

Neighborhood 

Family & 
Personal 

Figure 21. A Tool for Graphic . Representation of Input of Principal 

Actors in the Housing Process 

Renewal 
& 

Upgrading 



ble goals and generate alternative policy options. Through verbal 
discussion and sharing of preliminary assessment and setting of these 
goals and options, participants can compile a list of acceptable 
feasible goals and alternative. policies to achieve these goals. 
Policy analysts and planners can then work on that list to provide a 
more accurate comparative evaluation of the merits of each proposed 
alternative in terms of their relationship to the critical factors 
identified earlier, impact on affected groups, equity and the ex-
pected levels of efficiency and effectiveness of each alternative. 
In this respect traditional policy analysis and evaluation tech-
niques, such as cost-effectiveness, may be utilized where applicable. 
This comparative evaluation can then be submitted to the 
participatory decision makers to reconsider the options, set priori-
ties among the goals and select a desirable strategy. Figure 22 shows 
a preliminary design of a comparative evaluation form that could be 
used to communicate the summation of the analysis to the decision 
makers. 

7. Linking the strategy to implementation decisions Finalization of the 
strategy and linking it to implementation decisions involves defi-
nition of instrumental objectives and steps to be taken including the 
implementation channel or tool used for each step which means the 
articulation of the following: 

(a) Clarification of the principles upon which the strategy is based: 
Principles provide guides and delineate the resolution of issues. 

(b) Identification of strategic goals, objectives and time horizon: 
Goal stage broad results over a comparatively long period of time, 
i.e., where do we want to be? They also assign responsibility 
and accountability and specify why particular actions are pro-
posed. 
Objectives specify key results to be accomplished, target dates, 
i.e., what realistic attainable actions are to be accomplished 
and when. In the strategic planning phase of the housing process, 
these objectives are mostly end objectives. Separation of goals 
and objectives assists in accomplishing desired results. Fre-
quently, it is necessary to accomplish several objectives in or~ 
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Summary of Comparative Evaluation Form 

Strategic Options 
Characteristics Alternative A AlternaHve B Alternative C 

General Goals 

Broad Policies 

Time Horizon 

Qualifications for 
Success 

1) Human need relatedness-
priority 

2) Responsiveness to critical 
factors 

3) Viability for future 
contingencies 

4) Social acceptability and 
desirability 

5) Equity/Impact on affected 
groups 

6) Technical and political 
feasibility 

7) Efficient use of resources 

Cost-effectiveness 

Net worth 

Cost/benefit 

Figure 22. Preliminary Design of a· Form for Comparative Evaluation of 

Strategic Options 
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der to. achieve a single goal. In other in.stances, one objective 
may contribute to accomplishing several goals. Failure to per-
ceive such different circumstances can serve as an impediment to 
success. 
Time Horfaon: The time frame anticipated or defined for the ac-
complishment of the strategy. The key point is that the time 
horizon should not go beyond the period iil which the major. im-
pacting factors can be described with some degree of certainty. 

(c) Definition of key policies to achieve the goals: 
A policy is a guide to present and future decisions delineating· 
a general course of-action for the fulfillment of goals and.ob• 
jectives. The type of policies included in a housing strategy 
may be: 
(i) Policies defining responsibilities in the housing process 
(ii) Land .. and infrastructure policies related to land delivery, 
land tenure, control of urban growth, land use regulations, pro~ 
vision of services and infrastructure, 
(iii) Finansial policies related to the level of investment or 
allocation in the national budget, ·financial exchange regu-
lations, loans, grants, subsidies, cost recovery, taxes, and 
management of special funds~ 
(iii) Policies related to building material, e.g., the use of 
local resources or importation, export and import controls, pro-
duction policies, price control, subsidies, standards and spec-
ifications, etc. 
( !v) Labor policies e.g. , employment regulatians, laborers rights 
and protection, migration control, laborers training etc. 
(v) Policies affecting housing legislation e.g. , policies related 
to tenure type and security, rent, tenant rights, maintenance 
obligations, etc; 

(d) Selection of measures of effectiveness evaluation. 
(e) Identification of the areas in need of research. Important areas 

or factors in the situational assessment that need further in-
vestigation or for which there is little or no accurate informa-
tion. 

79 



8. Implementation of the strategy and its component policies and related 
programs would hopefully effect some change for the benefit of soci-
ety. That change is in terms of resulting supplies and products Q!'. 

impacts. Implementation, thus provides feedback in time. 
9. On going evaluation helps in the assessment of performance and ef-

fectiveness as well as the indication of reasons for ineffectiveness 
and suggesting of remedial action to be initiated. Retrospective 
evaluation, helps in the assessment of outcomes of strategy imple-
mentation in terms of goals achieved, and impacts whether on the short 
or long term effects. In any case, evaluation is expected to be 
primarily forward looking, assisting in the decision of what to do 
next (Steiss, 1976). Thus, the whole process is recycled in time and 
another iteration of the critical factors approach is applicable. 

A focal point of policy evaluation or what has often been called 
Evaluation Research is developing measures and methodologies of com-
parison. Although measurement and development of social or action 
program indicators has become a vast and complex field in and of it-
self, yet a great deal of work is still needed in the area of non-
economic (social well-being/quality of life) accounting processes in 
order to fully operationalize many aspects of evaluation research 
(Steiss and Daneke, 1980). 

This chapter was a development of the conceptual framework of the 
research including the conceptual model of the housing system, and 
methodological procedures derived to guide subsequent analysis within the 
general framework of a critical factors approach to housing. 
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4.0 CHAPTER IV HISTORICAL ANALYSIS OF' PAST EXPERIENCE: ANALYSIS OF THE 
EGYPTIAN URBAN HOUSING POLICIES SINCE 1952 

In this chapter an attempt is made to apply the housing model de-
scribed in Chapter III, in retrospect for the analysis of the Egyptian 
housing experience over the past 30 or more years. This is done with the 
purpose of identifying factors impacting on the housing situation during 
those years. The analysis will follow through five distinctive eras 
marked by major events and transformations in the Egyptian environment. 
For each period the analysis will include the following: 

1. Environmental background which is a description of the environment 
context and changes, nat.i..onal and global, during the particular era, 
as potential impacting factors and active forces. 

2. The housing situation in terms of housing need, demands and resources, 
housing problem and issues ra,ised which are considered inputs to the 
process. 

3. The housing process operating in that era, and the general direction 
of the national urban housing policy in particular. 

4. Results and impacts of the national urban housing policy on the 
housing situation in terms of housing production levels, quality and 
satisfaction of need. These present outputs of the process. 

5. Conclusion and identification of impacting factors that affected the 
progression of the housing policy and achievement of housing goals. 
Conclusions for each of the five eras have been compiled and.saved 
to the end of this chapter so as not to loose the thread of continu-
ity. 

The landmark events of that period were the occurrence of the 1952 
Egyptian revolution, the nationalization of the Suez Canal and the Triple 
Aggression on Egypt, the socialistic transformation and the July 1962 
laws, the 1967 Arab-Israeli war, the 1973 crossing of the Suez Canal, the 
1974 open door policies, the 1979 Camp David accord and peace treaty with 
Israel followed by the boycott of Egypt by the Arab countries, and lately 
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the reconciliation of.Egypt and many of the Araband Islamic countries 
in 1984. 

The analysis will accordingly follow through five distinctive eras: 
(1) before 1952, (2) the 1952 Revolution, (3) 1962 experimenting with 

.. . 
socialism, (4) 1967-1973 State of War, and (5) the Post' 1973 Peace and 
Open Door Policy. 

A composite chronological sequence of (a) natiOnal urban housing 
policies and related plans and legislation and (b) the major environmental 
changes and events were compiled to aid in following through the analysis. · 
The table is included in Appendix F. 

4.1 BEFORE 1952 

Environmental Background 
. " 

Beginning in 1878 Egypt'was under the British occupation. At that 
time the country was being ruled by the family of Muhammed Ali, who was 
considered the founder of modern Egypt. The economy of Egypt depended 
mainly on agricultural production and the feudal. system, National .in-
dustry was quite limited. There was a natio11al movement for independence 

. . 
and reform.· A multi-party system was operating. ·General elections were 
periodically helq to chose the people's representatives in the parlia-
ment. The king appointed th~ prime minister ;fro~ among the leaders of 
the parties. During World War II the importation ofbtiilding materials 
was interrupted and much of the labor force was recruited to serve in the 
military, which was then under British command. In 1948, some of the army 
troops were involved in. the Palestine War and suffered heavy losses. 

Prior to the 1952 Revolution, there was a period of gre~t unrest and 
a wave of assassinations and.violent strife. The great fire of Cairo in 
January of 1952 was the landmark incident that prompted the revolution .. 
in July of the same year. 

Housing Situation 
With the French Expedition to Egypt and the British occupation, the 

western influence gradually increased in all walks of life, coupled.with 
a continuous inner search for self identity. This was strongly reflected 
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in the changing urban pattern and architectural styles. Until the end 
of the Nineteenth Century A.D., urban houses were either luxury castles 
for the rich, who were few, orlarge complete buildings where the head 
of the extended family and his sons and their nuclear families lived. 
The buildings were limited in height and were made from brick or stone 
and wooden roofs. Most of the buildings were owned by their occupants. 

Till the mid 20th Century, the layout of cities like Cairo expressed 
the realities of the time, a strong western infl.uence and presence, a 
growing capitalism coupled with a growing middle class, and a form of 
liberal government. In Cairo, for example, the old city remained very 
much the same while new communities were built to the north, south and 
east. Some areas were exclusively residential for the foreign communi-
ties, ruling elite and the Egyptian upper middle class. The architectural 
styles varied considerably from English countryside houses in Maady, 
Italian villas and French chateaux in Garden City and Zamalek to Islamic 
style buildings in Heliopolis. This variation expressed the different 
effects of the western influence inCairo. These neighborhoods were 
well-planned according to European standards at the.time: wide streets, 
green areas and low population density. Both the planning and the design 
expressed the life style of the residents. Between the Old City andthe 
outer upper class communities stretched middle class neighborhoods. Some 
of the foreign communities with lesser wealth were living in these areas, 
mainly Italian, Greek and Armenian. The planning of these neighborhoods 
was linear in character. A single wide street in the middle, acting like 
a backbone for the neighborhood, with a network of narrow streets 
stretching on both of its sides. The main street was the shopping and 
entertainment center of the area. The Tramway - the main mean of trans-
portation at the time - ran through it. Wealthier middle class residents 
lived in this street and the less wealthy lived in the narrow back 
streets. Workshops were mainly located in back streets. Most of the 
buildings were apartment buildings attached to one another. They varied 
in height but mostly they were four to five floors high. Balconies and 
bow-windows gave these buildings their architectural character. Their 
qualities varied according to the characteristics of the owners, as to 
financial capabilities and artistic appreciation. The dwelling units in 
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the main street were relatively large; from four to six rooms, with an 
average area of about 150 m~. The floor height was about four meters and 
the rooms were large. Finishing materials were of good quality. The 
dwelling units in the back streets were smaller in area and had fewer 
rooms. In the late forties Madinet Al Awquaf was planned as a residential 
area subdivided among different syndicates; Engineers, Physicians, Jour-
nalists and other groups such as University Professors and Police Officers 
(Rageh, 1984). 

Before World War II there was no apparent urban housing problem in 
Egypt. In both urban and rural areas there was a sufficient supply of 
housing at affordable costs. With World War II some housing deficit was 
sensed, the demand was greater than the supply. The passing temporary 
crisis was mainly due to the interruption of import of building 
materials--like steel and wood--and the military recruitment of the labor 
force. With the termination of the War, the flow of basic building ma-
terials was resumed, the homes that. were us~d by the allied forces as 
camps, were evacuated, recruits were sent back to their original bases 
and the labor crisis was over (Socialist Labor Party, 1982). 

The Housing Process 
During the early decades of the 20th century housing was largely a 

matter of private initiative and popular activity. Most of the buildings 
were owned by their occupants. It was not until the middle of the 20th 
century that leasing became clearly known when many investors put their 
money in housing for guaranteed returns (MOHR, 1976). With the temporary 
housing crisis which occurred during World War II, the Egyptian government 
intervened by ordering a rent freeze and denying owners the right to evict 
occupants (Hanna, 1978). This was done through the 1941-1945 Marshal 
Orders numbers 598 and 604, 1945-1946 laws no. 97 and 140 and the famous 
1947 law no. 121 which was considered a temporary charter governing the 
relationship between owners and occupants until the disappearance of 
awkward economic conditions, conditions which required the dysfunction 
of some aspects of the civil law (Ambar, 1981). 
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Results and Impacts 
In the late forties economic recovery was on its way and housing 

construction was resumed to meet demand but at much higher rents than 
before World War II (Hanna, 1978). 

4.2 THE 1952 REVOLUTION 

Environmental Background 
In July of 1952 a landmark event took place. This was· the occurrence 

of the 1952 Egyptian revolution which ended the Monarchy of King Farouq 
and declared Egypt a republic. A revolution leadership council was es-
tablished and the following six goals were declared: 

1. Ending British occupation of the Suez Canal Zone. 
2. Ending Feudalism and misuse of land and oppression of those living 

on it. 
3. Ending monopoly and the control of capital over government. 
4. Achieving social justice. 
5. Building a strong national army. 
6. Establishing a sound democratic life. 

Accordingly, the Agricultural Reform law was introduced, limiting 
ownership of agricultural land to 200 acres per individual. Any land in 
excess was confiscated and distributed to small owners or renters of these 
lands. The British occupation of Egypt was ended, soon after the revo-
lution. All political parties were abolished and were later replaced by 
the national union. Members of the union were elected by the general 
public in 1958. However, in 1956, when late President Nasser nationalized 
the Suez Canal, Britain, France and Israel attacked Egypt militarily. 
During the 1956 Suez War, many foreign residents departed from Egypt, 
leaving behind a great number of vacant housing units. 

During this period Egypt witnessed major industrial development, a 
stronger and wider participation of the state in national affairs and a 
genuine interest in the welfare of limited income groups (Rageh, 1984). 
Initial labor legislation raised minimum wages, reduced working hours and 
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created more ~obs in order to reduce unemployment. Expenditure on edu-
cation was increased with the goal of educating all citizens. A policy · 

for providing employment to all university and profess1onalschool grad-
. ' ·. 

tiates in government services, was initiated and practiced. Ambitious 
economic five year plans were first presented in 1960, calling for dou-

bling the gross national product by the end of the deca.de (Nyrop, 1983) ~ 

Housing Situation 
When the revolution .occurred, rents for new housing were agreed upon 

· directly between tenants and owners and there. seemed to be rio eviden,t · 

change in the urban housing situation described earlier. 

Housing Process 
At the earlier stages of the 1952 revolution, major d~.cisions were 

made by the revolutfon lead.ership council which was composed mainly of a . 

number of so called "free officers." The council sought advice and con-

sultation from civ:i.l specialists in the various fields. ·Until 1958 

housing was a function of the .Ministry of Town and Village Affairs. .. Later 
in· 1958 the Ministry of Housing and Public Utilities was establii;;hed. 

During that period, the national central government. resumed the·major 
,.' ' . ' . . 

responsibility of planning and development. In 1958.elections were held 

for representation in the National Union and the People's Assembly. At 

the local levels of the municipalities and governorates, elected +epre-
. . . ' . 

sentatives to the National Union participated in some decision related 

to housing and land development plans at the local level. The revolution 

leadership council was concerned with reducing the control of capital and 
fostering social justice. With the' goal of achieving social justice and 

ending exploitation, the Revolutionary Council issued the 1952 law number 
199 for reducing housing rents by 15% of the contract rent for all units 
constructed since January 1st, 19.44 until September 18, 1952. Consecutive 
rent reduction laws followed at later dates. 

In 1958, the government issued the second Rent Reduction Law reducing; 
rents of units built between 1952 and 1958 by 20% of the contracted rental . . ) . ' . . . •. . ' . 

value. In 1961 another, Rent Reduction Law was passed, all rents were 
reduced by20%. Starting from December 1961 and the Government volun-
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teered to give up the property tax for occupants which amounted to about 
13. 7% of the rent (Hanna, 1978). 

In 1960 the first five year national development plan included a 
housing plan in which the government allocated 140 million Egyptian pound 
to build 300,000 new housing units. For the first time in Egypt's modern 
history low-cost housing was built on a large scale. Low-cost housing 
built by the government was limited to Greater Cairo region and 
Alexandria. No such housing was built in other urban centers. The lay-
outs of these projects were very much the same, blocks of flats placed 
in parallel at short distances. No attempt was made to provide open green 
spaces. Essential social and physical services were also lacking. Pop-
ulation density was rather high, about 200 person per feddan (acre). 
Different types of low-cost dwelling units were tried: one-room, two-room 
and three-room apartments. The three-room units were more popular since 
they provided enough room to house large households and extended families. 
A small family could limit itself to one room and sublet other rooms to 
secure extra income. The areas of low-cost housing units varied from 25m"' 
for smaller units to 65m"' for larger ones. The average unit .area was 52m"' 
The average area per person was about !Om". The finishing materials were 
of average quality and cost per meter square was about L.E. 7. These 
housing projects were financed by the government through loans made 
available to the Development and Popular Housing Company, a public sector 
company specially founded for this purpose. Established in 1954, this 
company built low-cost housing and let the units at an average rent value 
of 5 Egyptian Pounds per month (Rageh, 1984). 

The second type of housing built during this period was what might 
be called "industrial labor housing." Residential neighborhoods (some ... 
times called residential towns) were built for workers and employees at-
tached to major industrial centers established at the time. Industrial 
towns were not limited to Cairo but were built around major industrial 
and production centers in other regions particularly in Aswan, Suez, and 
Alexandria. Planning and designing standards exceeded international 
levels. Population density was only 75 person per acre. Entertainment 
and other social services were provided for the dwellers. The housing 
units were mainly two-floor separate villas with an area of 220m"' for 
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upper and managerial ranks of employees and three-room units of 85m" area 
in apartment buildings for labors and low ranking employees. Smaller 
units of 65m" area were also provided for single laborers. The general 
layout was less rigid and more in accordance with planning norms of that 
time (Rageh, 1986). 

Results and Impacts 
After the passing of the first rent reduction law, landlords may have 

been temporarily discouraged from providing more housing units for rent. 
However, investment was redirected from ownership of farm land towards 
real estate ownership of buildings in cities (since ownership of agri~ 
cultural land was limited). After the passing of the second and third 
rent reduction laws, the private sector temporarily refrained from con-
struction and then resumed .it, but exaggerated the prices of rents of the 
new units in anticipation of another rent reduction law. Despite these 
legal shakings of the housing market, it was estimated that between 1952 
and 1960, about 56,000 housing units were produced yearly, which amounted 
to at least half a million housing units that presently constitute a 
considerable portion and basic part of the real estate wealth. Most of 
these buildings were of reinforced concrete skeletons and red brick walls 
that endured and are still structurally sound, safely fulfilling their 
function (Hanna, 1978). 

4.3 1962 EXPERIMENTING WITH SOCIALISM 

Environmental Background 
In July of 1961, the Egyptian Government made several landmark and 

critical resolutions that marked a turning point in the economic and so-
cial reform trend of the revolution. These resolutions were termed 'the 
July Socialistic Resolutions' marking the transformation from a 
Capitalistic system to a Socialistic system. The form of socialism 
adopted then, was considered to be indigenous, i.e. , having roots in the 
Egyptian culture and not imported from external societies. The motto of 
that period was: 
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• achievement of a society of sufficiency and justice. 
• dissolving differences between classes (socioeconomic classes). 
• achievement of liberty, socialism and unity. 

The July 1961 resolutions included the following: 

1. Complete nationalization of 80 important large industrial and com-
mercial establishments. 

2. Partial nationalization of 80 other companies engaged in agricultural 
and contracting activities, i.e., the government owning 50% of the 
shares. 

3. Partial nationalization of 145 other companies on the basis that no 
individual should own anything that had market value exceeding 
410,000 Egyptian pounds ... 

4. Reducing the maximum allowed ownership of farm land per individual 
to 100 acres and limiting land rented per individual to 50 acres 
(Said, 1977). 

Along with the socialistic transformation, the·Government had em-
barked on an ambitious industrial and development program. The high dam 
was being built in Aswan along with programs for resettling people evac-
uated from lands in Nubia that were inundated after the rechanneling of 
the Nile River. Much of the building materials and labor were absorbed 
by these projects. The national union was replaced by the Arab socialist 
union to which members were initially elected by the general public and 
then represented in the hierarchical levels of the union. Elections were 
held in 1964 for a new National Assembly, and president Nasser then re-
leased a draft constitution that functioned until 1971. The constitution 
was based on the National Charter, presented earlier by Na.sser and em-
phasizing freedom, socialism and unity. Nasser became a leader of Arab 
nationalism and unity. During that era, Egypt was dragged into the Yemen 

.. One Egyptian pound at that time was approximately equivalent to more 
than 2 UnitedStates dollars. In 1983 the official }:>rice of the 
Egyptian pound was 1. 43 U.S. dollars while unofficially, the Egyptian 
pound was equivalent to about 0. 77 U.S. dollars. 
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War in support of the nationalist government against the Saudi-backed 
royalists. This proved to be a great drain on the financial and military 
resources of Egypt, (Nyrop, 1983). In this era Egypt sought technical 
and military advice from the Soviet Union. However, Egypt's foreign 
policy was based on positive neutrality. At this era; narrowing, if not 
dissolving the differences among various income groups was a main issue 
that prompted the general redistributional policies and limitations on 
capital investment. 

Housing Situation 
The housing supply was expanding and there was no apparent urban 

housing shortage. Tenants of previously built dwellings rejoiced at the 
rent reductions imposed by the government. Public housing for lower and 
moderate income groups was expanding and local government was involved 
in building and marketing high rise condominiums. However the private 
sector contribution to the provision of new housing was gradually dwin-
dling. The average dwelling unit area varied from 90 m ~ for three-room 
apartments to 120 m~ for four-room apartments. The population density 
was about 150 person per feddan and the open area was 44%of the total 
area. Separate and attached small villas were built beside apartment 
blocks. The building cost was only LE 10 for a meter square. Housing 
units for government employees were built in Cairo and capital cities of 
other governorates. These wer.e mostly three roo!D units and were 85 m~ 
in area ( Rageh, 1984) . 

Housing Process 
In the early sixties the Heliopolis Company and the Al Maady Company 

were nationalized. Nasser City Company was established. These three 
companies became the leading establishments in land development and 
housing construction. Sites were prepared with roads and infrastructure 
and made available to individuals and real estate companies. The 1962 
law number 56 limited the rental value of a housing unit to an annual 
return of 5% of the value of land and 8% of the value of the buildings. 
Since then the government became a third party in the initial determi-
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nation of rental value and the matter was no longer left to simple 
agreements between renters and owners of housing units. 

The 1965 law reduced rents of all housing units constructed since 
1944 up to October 5, 1961 by another 20% and units constructed after 
October 5, 1961 by 35% while exempting all units from the property tax 
(Hanna, 1978). 

The second five year national development plan included a housing 
plan according to which the government assumed the responsibility of 
building housing units for low and moderate income families. Thirty-fo"Q.r 
percent of the units were designated for Cairo. 

Results and Impacts 
With the new limitations on the rental value of housing, the enthu-

siasm of the private sector to construct new housing was dampened. The 
overall rate of housing production dropped to less than 20,000 units per 
year (MOHR et al., 1976). Owners of rental housing gradually abdicated 
from the responsibility of maintaining the leased units. 

4.4 1967-1973 STATE OF WAR 

Environmental Background 
In 1967, Egypt was struck by the June War which involved Israel, 

Egypt, Syria and Jordan. The national economy was hard hit and shaken. 
The country lost twomajor revenue yielding resources: the Suez Canal 
(since it was blocked) and the oil fields and refinery in Sinai and Suez. 
The budget had to be tightened and revenues redistributed according to 
the priority of that period which was national security and defense. 
Budget cuts in other non-military sectors were made. For example, allo-
cations for maintenance were cut out. Egyptian involvement in Yemen was 
ended and Egyptian troops called back home. 

In 1970, an Arab Summit Conference was held in Cairo to resolve the 
tragic situation that resulted from the hostage crisis and to end the 
Palestenian bloodshed in Jordan. Immediately after the Summit succeeded 
in ending the crisis, president Nasser died and was succeeded by President 
Sadat. In May of 1971, Sadat embarked on what was known as the "Carree-
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tive Revolution," announcing new elections and a complete reorganization 
of the Arab Socialist Union. Two month's later, Sadat asked Soviet mil-
itary advisors to leave the country. This move was widely approved by 
the public (Nyrop, 1983). 

Housing Situation 
Most of the building materials were directed to build fortifications 

for defense purposes. Hostilities continued for six more years and 
Israeli air raids were extended to the Delta region and other areas. 
Areas that were hard hit, such as the Suez Canal Zone, had to be evacu-
ated. Its residents became refugees and migrants to other nearby areas, 
such as the Delta governerates, Cairo and Guiza. This in turn caused a 
stepped-up housing demand in these areas. The existing supply was not 
adequate and many migrant families had to double up with relatives or in 
any dwelling units to which they had access. 

Housing Process 
Since defense was the primary issue, the government added a national 

security tax amounting to 2% of the yearly rent for units that have an 
average monthly rent, per room, of three Egyptian pounds and 4% if the 
average monthly rent per room exceeded three Egyptian pounds (1967 Law 
No. 23 and 1968 Law No. 32). A 'Gihad tax' (another form of defense tax) 
was added in 1973. It was 4% of the net rental value to be paid by owners 
of real estate with an average rent per room exceeding 3 Egyptian pounds, 
in buildings constructed or occupied for the first time after the 5th of 
November 1961 (1973 Law No. 118). In 1967 the government allowed local 
councils to take a fee for general cleanliness purposes. The fee was not 
to exceed 2% of the rental value, (Ambar, 1981). 

• In 1969 a Supreme Committee for housing and urbanization was formed. 
The committee was headed by the Minister of Housing and was respon-
sible for determining allocation of investments formulating the gen-
eral policies for rent and ownership, basis for land sale and 
dispensation of public real estate. 
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I. 

• In 1972, the Ministry of Housing proposed a ten year plan in which 
it allocated 1900 million Egyptian pounds for building 2. 6 million 
new housing units. Both the public and private sector were to be 
involved in executingthis plan. 

Results and Impacts 
During that period of insecurity the rate of housing production did 

not exceed 30,000 units per year for both private and public sector com-
bined. With no budget allocations for maintenance, deterioration of 
buildings, roads, and infrastructure were speeded up. The quality of the 
housing supply was lowered. 

4.5 POST 1973 PEACE AND OPEN DOOR POLICY 

Environmental Background 
After the 1973 War, the military disengagement agreements and the 

moves towards a peaceful settlement in the area, the late President Sadat 
removed many of the economic and political restrictions of the previous 
era and encouraged a freer economic system and a more democratic atmos-
phere. He first allowed the multiplicity of political platforms within 
the Arab socialist union paving the way for the formation of various 
political parties, the cancelling of the Arab socialist union and allowing 
the existence of opposition to the governing, newly formed national dem-
ocratic· party. Most recently, in May of 1984, President Mobarak held the 
elections for the national assembly while allowing the various parties 
to present their own programs to the general public, in competition for 
their support. 

Many refugees and migrants from the Suez Canal Zone, were able to 
gradually return to their cities (Port Said, Suez, and Ismailia) espe-
cially since the government mobilized funds, materials, labor, and 
equipment for the reconstruction of the badly damaged cities. The Suez 
Canal itself was widened and several tunnels were built under the canal 
to connect the canal cities to Sinai. 

As to the nation as a whole, peace and security provided an oppor-
tunity for opening up the national market and attracting foreign invest-
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ment to economic. expansion and development projects. However, much of 
the incoming funds were directed to high profit, business oriented 
projects that served a l~mited segment of the native population or tour-
ists from neighboring countries. Port Said, on the Mediterranian, was 
declared by the governm.ent as a Free Market Zone which in turn boosted 
the local economy. New industries came in, along with new investments, 
work opportunities and an economic boom. A new university was established 
in Ismailia, land is being reclaimed and cultivated in the vicinity of 
the city and developers are earnestly at work providing new housing and 
transforming scenic areas into second homes and tourist resort communi-
ties. Land is being subdivided and sold at relatively low prices in the 
northern coast near existing urban settlements and overcrowded cities of 
the Delta and the Nile Valley. 

Housing Situation 
At the beginning of that era, since the end of the 1973 war, atten-

tion was focused on the restoration and reconstruction of the canal cities 
and the return of the refugees to them. A few years later the government 
realized that urban housing conditions in other cities constituted a real 
problem with tragic dimensions. This was evident in the facts revealed 
by the 1976 census. The gross housing density in some of the dilapidated 
areas had reached over 140, 000 persons p.er square kilometer. In Cairo · 
at least 20,000 homeless families found shelter in temporary tents, 
shacks, mosques, and even tombs. Although, building construction was 
boosted, it mostly involved luxury condominiums, office buildings and 
hotels. For example, until 1973, land at Nassar city was sold for no more 
than L.E.5/M"'. In 1976, the 7 Up company bought land, at Nassar city, 
from individual holders at L.E. 60/M"'. At present land in that city is 
sold from L. E. 100/M"' for private holders and L. E. 40-50/M"' from the public 
company that originally owned the land and which used to sell it for 
L. E. 3. 5-5/M"' until 1973 (Nor El Din, 1983). .The upsurge in land prices 
contributed to the dramatic rise in the average cost of housing. Housing 
became less affordable to a larger segment of the urban population. 

Housing Process 
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The task of reconstruction became a major resI>onsibility of the 
Ministry of Housing which was then renamed as the Ministry of Housing and 
Reconstruction (MOHR). Aidand grants from neighboring countries and 
technical consultation and assistance from .international firms and agen-
cies were also geared toward$ the reconstruction of the Canal Zone. The 
government provided sites and services for new housing construction in 
the outskirts of the older canal cities. 

In response to the escalation of the housing problem in other areas, 
the government put more serious effort in studying the problem· and ex-
ploring alternatives to alleviate it. In 1976, the Egyptian Ministry of 
Housing and Reconstruction (MOHR) and.the Ministry of Planning together 
with a team of experts from the Office of Housing in the United States 
Agency for International Development (USAID) submitted a report entitled: 
"Immediate Action Proposals for Housing in Egypt." A unifying concept 
which ran through all of the basic objectives, mentioned in the report, 
is that housing must be related to the people who need shelter and that 
the needs of households and their ability to pay were very different. 
Therefore, the starting point· for formulating the housing strategy became 

. ' 

the definition of the target groups of people who are of toncern (MOHR 
et al. , 1976). 

Among the government efforts to facilitate housing finance, was the 
provision of relatively low interest loans.· Funds for these loans came 
from housing bonds and vacant land sales. According to the 1945 law, any 
owner of a building whose yalue exceeded L.E. 50,000payed 10% of its 
value as a low interest loan to the government to be returned after 10 
years. These loans were termed Housing bonds and were reinvested by the 
state in economic housing. The bonds also included 2 to 3% of the value 
of the building that owners payed when the building license is issued (El 
.Zoghby, July 1980). 

In 1977, the government issued Housing Law Number 49 in which it.· 
modified the rent control formula designating that rental value was not 
to exceed 7% of the value of land and buildings and exempting high quality 
housing from such controls. The Law also demanded that building licenses 
for condomiriiums must not exceed 10% 0£ the total investment allocated 
for each level of housing (economic, average, above average and luxury). 
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Another item of the Law specified maintenance obligations and allowed 
raising rents in the case reinforcement and restoration (upgrading) is 
completed. The government was to guarantee provision of facilitated, 
cooperative loans for maintenance and restoration of buildings. That law 
also prohibited those whoheid licenses to construct buildings which are 
totally or partially designated for luxury housing to benefit from any 
systems or privileges for the distribution or facilitation of acquiring. 
building materials (Ambar, 1981). 

In 1979 Dr. Mostafa Khalil, Prime Minister of Egypt then, formed a 
national committee to study the housing problem and propose a national 
policy or strategy to meet the problem. The committee in turn formed 
eight working groups concerned with the various aspects of the problem. 
These groups then presented their studies to the national committee and 
in a period of four months the general proposal was submitted to the 
cabinet (PNHP, 1979). In that proposal, the main core principle around 
which the strategy revolved was that of 'Central Planning and Decentral-
ized Application or Execution,' with the establishment of links between 
them through various monitoring agencies (PNHP, 1979). The dominant theme 
was central public responsibility with the encouragement of private sec:-
tor involvement. The main goal of the strategy was meeting the housing 
demand and providing housing for all those who needed it, based on an 
estimation and projection of need and demand. As to horizon, the 
strategy included a one year urgent plan ( 1978-1980) and a five year plan 
(1981-1985) to be followed by other five year plans until the year 2000. 
An estimation of the dwelling units needed by the year 2000 was 3.6 
mil lion uni ts. 

The proposal was accepted and declared the national housing plan. 
The plan represents the current strategic posture of government. Details 
of the plan are included in Chapter V; Assessment of the Present Situ-
ation. 

Since the problem is not just housing, it is the over-crowding of 
the population on only 4 % of the land, and since that area has been almost 
totally consumed, the government has given priority to spreading the 
population outside the limits.of the 4%, i.e., away from the exhausted 
centers or conglomerations. Hence, the national policy became one of 
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establishing new communities with new attraction centers such as 10th of 
Ramadan industrial city, the 15th of May, Al-Sadat, Albour and the 6th 
of October city. 

The government has made available land in new communities at low 
prices to control the upsurge in land prices and protect agricultural 
land, e.g. although it costs the government L.E. 30 to provide one square 
meter in the 10th of Ramadan new industrial city, the government scheduled 
selling prices so as to provide incentives to move and encourage early 
settlers of such a community. A special privilege is given to housing 
companies and corporations, that of assignment of land by the government 
to these companies at considerably low cost. Infrastructure may also be 
provided (El Zoghby, July, 1983). 

In 1981 the new Housing Law Number 136 confirmed the designated limit 
for rental value and specified that at least two-thirds of the area of 
the building, comprised of more than one unit, must be designated for rent 
and that only one-third of the area can be for sale or lease as furnished 
units. This law exempted all buildings for housing from basic and addi-
tional taxes except luxury type housing. 

This law has also specified that two thirds of 15% of the profits 
of public sector companies, allocated for services should be used to fi-
nance needed housing units for the workers in every company or group of 
adjacent (neighboring) companies. Anything which remains, in excess of 
meeting the needs of the workers, goes to a special fund to finance eco-
nomic housing in each governorate. 

Another item of the 1981 Housing Law mentions that the State should 
guarantee the support of cooperative activity and its provision of loans 
and building material,according to the legislation regulating such ac-
tivity. Facilitated loans are also being provided by the government, 
public bodies and the banking system to individuals who want to complete, 
expand or increase the heights of their buildings or invest in all levels 
of housing except luxury housing (Ambar, 1981). 

Results and Impacts 
In this era, both private and public sector investment in housing 

increased greatly. In a period of four or five years, 22,000 new housing 
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units were built in the Suez Canal Zone and more units were restored. 
The national rate of housing production climbed sharply. However, with 
the almost sudden changes from restricted, public sector dominated econ-
omy to a freer and less controlled economy and the world wide rising in-
flation, an unprecedented change took place. The following observations 
present fundamental changes that took place in the housing situation after 
1973. 

1. Land prices suddenly rose by more than 500%. Land prices in Cairo 
increase at compound annual rates of 25 to 40% (Hanna, 1978, Rageh, 
1984). 

2. The market price for housing construction rose by at least 300% due 
to the rise in profit by constructing companies, the increase in wages 
and price of building material. The cost of building materials and 
labor increased at annual rates of 15 to 20% which· generally outpaced 
the rate of inflation (Hanna, 1976, Rageh, 1984). 

3. A scarcity of labor due to allowing unplanned migration to neighboring 
Arab countries coupled with intense reconstruction activity in the 
Canal Zone, present a continuous drain of the building labor force .. 
This in turn upset the traditional wages balance. Labor wages have 
increased to new heights and for the first time they by-passed wages 
and salaries of other groups particularly professionals and civil 
employees. Condominium buildings became a new type of investment with 
rapid returns on capital, (Hanna, 1978 and Nyrop, 1983). 

4. Leasing furnished units, as a means of escaping rent restrictions 
enacted on unfurnished units, became phenomenal, (Hanna, 1978). 

5. High key money was demanded by owners of new and old apartments 
(Hanna, 19 7 8 ) . 

6. Formal low cost housing fQr limited income people came to a halt and 
was replaced by informal housing which became the main feature of 
housing development in Cairo. Middle income housing continued its 
normal course of expansion in its traditional locations. Luxurious 
housing appeared again after two decades of absence but in a different 
form (Rageh, 1984). Towers of luxurious apartments were built par-
ticularly along the River in Cairo, and the Sea in Alexandria. 
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7. To meet the rapidly growing need for dwelling units, and with the 
great increase in land prices, vertical extension on existing build-
ing became easier for investors than building new apartments on new 
sites. As much as half of the housing units added to the Cairo 
housing stock come about through adding new floors to existing 
buildings (Rageh, 1984). 

8. Many structurally sound and functioning low rise buildings were de-
molished to be replaced by towers that were not only restricted to 
residential users. Some are used for commercial activities and office 
space for the new business firms. In this proce~s, Egypt lost great 
architectural wealth that could never be replaced. 

9. Many communities have lost their character and order, green acres have 
gradually disappeared, streets and public utilities have been 
strained with extra loads (Rageh, 1984). 

4.6 CONCLUSION 

In conclusion of the historic analysis, the following is a summation 
of the impacting factors identified for each e·ra under study. Figure 23 
provides a graphic representation of the developments iri the housing 
system through the overall period and Table 5 shows land price development 
in the Capital of Egypt. 
The attempt is to trace the linkage among major environmental changes and 
events, main features of national urban housing policy, and major 
qualifiable results and impacts in the housing system. It is important 
to note that rural-urban migration and national increase in population 
continued to impact on the housing situation by increased demand. 

4.6.1 Be'fore 1952 

Exogenous events such as World War II had a major impact on the 
housing situation. Housing construction was affected with the inter-
ruption of importation of building materials and the military recruitment 
of the labor force. This was accompanied by higher rents that prompted 
government intervention in the regulation of the tenant and landlord re-
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Table 5.· · Land Price Pevelopment in the Capital of. Egypt 

Location Price. per squ~r~ meter O.E/M2) 

--
In the sixUes -} eaJ"lY s!lventies 1974 1976 1978 1983 

1973 

Central business not mor~ than lOQ----7 150 100~150C 
district of Ca:h:o 60 not !QOr~ than 
(C.B.D.) or down- 200 
town Cairo -

Nile frontage/ 20 
major d!str:l.cts 

Popular quarters 10 .20~ 500 

Urban Fringe 5 lOG-'---7 150 

Suburbs/newly de- 2~ 5 5Q----7 60 15G---7 200 
veloped areas or 
COIWDUllities 

'. 

Mokattam 2--7 4 57 100 

Nassr city 3.5------;7 5 60 4()----7 50 
up to· 100 

10th of Ra111aden 7 10--;:ll- 12 
100 .. 

'----· 

(Nor El Dht. & Yissa, Ju1Y 1983) 



lationship. With the termination of the war and resumption of housing 
construction, owners of new housing units were inclined to set the rents 
at levels higher than those before the war and the rent freeze marshal 
orders. 

4.6.2 1952 Revolution 

A major impacting if not determining factor in that period was the 
occurrence of the revolution and the political, economic and social change 
it brought about. A great emphasis was put on the achievement of social 
justice through supposedly fair legislation and programs that served the 
lower income segments of the population. Industrial development, the 
concern for laborers' welfare and increased productivity also helped 
shape some urban housing policies such as the provision of industrial 
labor housing. 

4.6.3 1962 Experimenting with socialism 

An obviously important factor that impacted on the national housing 
~ 

policy, was the ideological change that affected the whole economic and 
governing system. The government gained more control over capital as well 
as building materials. It also intervened in commercial transactions 
through the imposition of specific limitations and formula governing 
profit. As the public sector grew and expanded the private sector shrunk 
and contracted. 

4.6.4 1967-1973 state OT War 

The effect of war and continued adverse circumstances had a strong 
impact on the economy, it led to the curtailment of ambitious development 
plans, budget cuts and direction of a great portion of the nation's cap-
ital and materials for defense purposes. Housing production level dropped 
sharply and housing quality depreciated. War also caused physical and 
social damage to intact communities in the Suez Canal Zone which ulti-
mately led to the evacuation of the residents and their dispensal to safer 
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areas of the country, which conseq"Q.ently led· to a stepped up demand for 
housing in these areas. 

4.6.5 Past 1973 ~eaceand Open Door Policy 

Major impacting factors during th~t period were the moves towards 
peace and restoration of national security, the removal of stringent 
economic controls and the encouragement of foreign investment. Re-
strictions on private enterpris~s were lifted in practically all areas 
of industry and production, and foreign trade. Egyptians were allowed 
and even encouraged to work :in the wealthy neighbo:r;ing countries. On one 
hand, those working abroad directed part of their savings to housing and 
a bigger foreign community came with the new open door policy •. This added 
to the demand for both middle and upper income housing. On the other 
hand,. the migration ~r exportation of a great part of. the Egyptian labor 
force presented a c.ontinuous drain on building labor. The resulting 
scarcity of labor contributed to higher wages and construction cost. The 
new economic policy prompted foreign and national competition for urban 
land which caused a dramatic in(frease in land prices. The price of formal 
housing rose sharply beyond the affordability of most of the urban popu-
lation. This in turn encouraged an escalation of informal.housing ac-
tivity. 
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5. 0 CHAPTER V - ASSESSMENT OF THE PRESENT. SITUATION 

In this chapter the housing model developed in Chapter II is applied 
in the assessment of the present situation. The assessment includes a 
review of the 1) the current environmental context, 2) the current housing 
situation, including the magnitude of the current problem; assessment of 
need and estimate of demand and the resource base, 3) the current housing 
process and its various functions, (4) current issues of concern and major 
policy directions for the re.solution of the problem and 5) a concluding 
assessment of factors with continued or potential impact on the current 
situation. The whole chapter is a basis for the development of the De-
cision Agenda described in Chapter VII. 

5.1 THE ENVIRONMENT AT PRESENT 

The major features of the environment, described in Chapter Ill, 
remain considerably the same, particularly in terms of the physical and 
socio-cultural setting. However since the 1970s new social classes and 
interest groups have emerged through economic liberalization and the re• 
turn of the multi-party political system. These include the upper class 
of large entrepreneurs and upper middle class of business men, builders, 
industrialists and brokers who often have close ties with international 
business interests based mostly in the west. This is coupled by.an 
emerging pluralism and diversified ideological inclinations, ranging from 
socialism, free market capitalism, and religious fundamentalism. The 
militancy and violent conflicts accentuated in the late-70's and 
early-BO's have been greatly repressed and the current emphasis is on 
national reconciliation coupled with policies of economic and social re-
form and efforts to fight corruption. President Mobarak has concentrated 
his focus on Egypt's awesome domestic problems including housing. The 
economy of Egypt is still overburdened with external debt. By mid-1980 
the medium- and long-term non-military external debt amounted to about 
US $12.6 billion; bilateral loans accounting for 62 percent, credits from 
international organizations and groups accounting for 23 percent, and 

104 



supplies credits for 15 %, (Nyrop, 1983). Continued hostilities in the 
middle east and possibilities of their expansion present a real threat 
to the security and stability of the area of which Egypt is a part. 

5.2 THE CURRENT HOUSING SITUATION 

In order to fully comprehend the current housing situation, it is 
important to investigate the following: 

• The magnitude and nature of the housing problem in terms of the pre-
valent conditions of the housing supply and the problematic symptoms 
they may present. These may also be viewed as substantive elements 
relating to the quantity and quality of the housing product. 

• A realistic assessment of need and estimates of demand in relation 
to quality and quantity. 

• An assessment of available and potential resources. 

5.2.1 The Magnitude of the current Problem 

Most of the population of Egypt crowd on only 4% of its habitable 
land. Rural-urban migration has steadily contributed to the increased 
high rates of population concentration in urban areas in general and 
specifically in Cairo, the Delta region and Alexandria. The amount of 
serviced urban land within the urban areas is quite limited and conse-
quently, most of the urban residential areas are densely populated, the 
land is over built and the infra-structure is overloaded, which leads to 
serious if not hazardous complications. Roads are congested with 
traffic, 4 sewage pipes often break and inundate whole districts with 
effluent causing severe health problems and in some cases causing drinking 
water contamination. Attempts to add extra unplanned stories to existing 
buildings have often resulted in structural insecurity, total or partial 

4 A distance x that was covered by car in 15 minutes, 10 years ago 
( 1974) may now be covered by car in 1 hour (during rush hours) despite 
the overpasses built by the government lately to secure traffic 
fluidity. 
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collapse, and the loss of innocent people's lives. Urban encroachment 
on fertile land is eroding the agriculture of the country. Most recently, 
the satellite coverage and aerial photography of Egypt have shown that 
the rate of agricultural land erosion is 40,000 acres/year. 

Insufficient or lack of maintenance has led to the rapid deteri-
oration and finally the dilapidation of many buildings. The rapidly in-
flating cost of new housing unmatched by the .slow growth of family income 
has constrained residential mobility and in many cases deprived newly 
formed families of the right to a separate housing unit thus leading to 
either doubling up or migration to nearby Arab countries. Environmental 
deterioration is no longer a problem or a crisis but a matter of 
survival. ~ Figure 24 shows environmental pollution and deterioration in 
Cairo. However, there is a growing environmental awareness and concern 
reflected in some popular demands and government resolutions to protect 
the urban environment from deterioration and provide needed open space. 
The magnitude of the urban population who are still poorly housed and who 
live in very crowded conditions without proper access to water and sani-
tation can be counted in the millions. Since the housing census data do 
not enumerate the stock according to its age or condition, a number of 
proxy measures have been used, such as number of persons per room, number 
of rooms per unit, and access to infra-structure. 

In Cairo alone, the government has declared 400,000 units as 
uninhabitable and it is estimated that 1/2 to 1 million residents of Cairo 
live in substandard rooftop shacks or in tomb cities with limited access 
to piped water, sewage, and electricity. A number of urban families en-
dure housing conditions that are contrary to the norms or values they 
uphold as may be demonstrated in the case of Om Abla's family (see Ap-
pendix G, A Glimpse On The Human Dimension Of The Housing Situation). 
In that case two unrelated families shared one shelter unit comprised of 
one bedroom·and a hall; the family living in the bedroom intruded on the 
privacy of the family living in the hall to use the common access. These 
two families could not afford to pay the nominal rent. Many have resorted 

~ This was noticed by the member of IFLA seminar held in Cairo (April 
7-21) on the environmental problems of greater Cairo. 
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Figure 24. Disparities in the housing situation in Cairo. 
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to illegal subdivision of land and the construction of informal housing. 
Illegal subdivisions rarely comply with planning standards for street 
width and public open spaces. Their residents may remain for years with 
no utility connections, pending recognition from the government and con-
sent to extend public utilities to those areas. 

Alarming symptoms of the housing problem include high rates of pop-
ulation density, overcrowding, rapid deterioration, and inadequacy of the 
infrastructure. The following summary of findings related to these 
symptoms are indicative of the magnitude of the current housing.problem • 

. High Rates of Population Density in Urban Areas and Disparities in Popu-
lation Distribution 

Urban areas in Egypt have alarmingly high rates of population den-
sity. The governorate of Cairo in 1980 had a populatien density of ap-
proximately 26, 000 persons /km" , about twice the density of New York 
City. • Within these areas of high population concentration there are great 
disparities of population distribution, e.g. in Cairo, Kism Kasr El Nil 
has density under 7,000 persons/km" (U.S. AID, 1982). Areas of high 
population concentration tend to have high inflows of migrants, contain 
considerable proportiens of "informal housing", low levels of public 
service and infra-structure, and generally have low living costs (United 
States Agency for International Development, 1982). Figure 25 shows the 
disparities in population distribution in Egypt. 

overcrowding and Stressful Conditions 

Urban housing in Egypt tends to be overcrowded, registering 1.8 
persons per room. According to the 1976 Housing Census, there were 3.586 
million urban dwelling units in 1. 5 million buildings. Approximately 
3.213 million urban households occupied these dwellings at an average of 
4.6 persons and 2.45 rooms per dwelling unit. The housing stock also 
consists of a disproportionately high percentage of one-room units 
amounting to 20.5% (U.S. AID, 1982). Often a family of 8 persons can 

• In 1927 population density in Cairo Governorate was less than 7,000 
persons/km" 
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0 50 100 Miles 
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Source: Based on information from Egypt, Central Agency for Public Mobilisa-
tion and Statistics, "Population and Development," Cairo, September 
1978, p. 165. 

Figure 25. Disparaties in Population Distribution 
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crowd into a one room unit. In the urbanized areas of the Greater Cairo 
. . 

Region, the average number of persons per dwelling tinit is 5. 5 and persons· 
per room is 2.0. In some districts of Cairo the increased number of 
,persons per dwelling unit reached 6. 4 while in Kasr El. Nil district the . 
number of persons per dwelling unit is only 3.8 and persons per room is 
1. O, (MOHR et al., 1976). With the shortage of space, residents may tend 
to intensify the usage of space available inside the units by making 
certain alterations. For example in the popular housing, some kitchens 
were used as an extra sleeping space after taking the sink off, balconfos 
and terraces were closed and used for other activities as cooking and 
storing and other balconies were commonly used to raise chicken, geese 
or ducks that are fed on the leftovers of the famiiy me.als (Rageh, 1984). 

Rapid Deterioration of Housing Supply and Services 
With the scarcity and increasingly high~r wages of skilled labor. 

beyond th~ financial ability of many households, maintenance of the cur-
rent housing stock has. become increasingly difficul~ and rapid deteri-
oration inevitable. This is particularly true in relation to sanitary 
fixtures and mechanical systems. 

Inadequacy of the Infra-structure 
The 1976 census showed that 69.5% of the urban households had access 

to electricity, 29% had access to sewage and 49.05% of urban households 
had a pure water supply available inside the dwelling units, Cliarina, 
1978). Figures 26 and 27 show the percentage of urban households and the 
utilities available to them which can be compared to the income distrib-
ution of households. 

Deficiency in Housing Related Services and Supplementary Facilities 
Examining the residential environment as a whole indicates a con-

siderable deficiency in housing related services and supplementary fa-
cilities e.g. parking space, children's playgrot1nds; and self-serv'ice 
laundries, etc. Some observers noted that the environmental situation 
in Egypt has recently reached threatening dimensions. 
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65% 

Figure 2~ Comparison of Type of Urban Housing Achieved to 
Urban Household Income Level 

% of Type of urban housing achieved in 1980/1981 
according to the yearly statistical book of 1982 

% of urban households according to their income level. 
for 1982 based on MOHR et. al. Report, 1976 & Hanna's 
es 1978 and updated by the author 
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Mismatches Between Supply Costs, Quality and Quantity Compared to Needs 
and Affordability of Households 

The housing supply cost, quality and percentages of the types of 
housing built in past few years do not seem to match the actual variant 
housing needs of the urban population and household affordability. The 
percentage of average, above average and luxury high cost urban housing 
achieved has been rising steadily while the percentage of economical 
housing has been dropping. The prices of a condominium apartment sold 
in Cairo ranges from L.E. 43,500 in peripheral newly developed areas to 
L.E. 100,000 in prime locations such as the Nile front, Table 6, Figure 
28. Rents of unfurnished housing units vary from L.E. 2 to L.E. 5/month 
in old buildings for one room units to over L.E. 100 in new above average 
units. 

5.2.2 Assessment of Need and Estimates of Demand 

The existence of the need for housing which is not being adequately 
met creates a housing problem. As mentioned earlier in Chapter II, 
housing need has quantitative as well as qualitative aspects that progress 
through various levels: survival, welfare and fulfillment. It is 
therefore viewed as a social measure of the difference between actual 
conditions and accepted standards. So far, housing need was often con-
fused with housing demand which is an economic measure based on the 
ability of households to pay for acceptable accommodations. This con-
fusion contributed to the mismatches that characterized the housing mar-
ket and which were explained earlier in the chapter. In quantitative 
terms, the government has estimated the gross housing need to be 3.600 
million units by the year 2000, (Ministry of Housing, 1979). This is 
based on projections of population growth, Figure 29. 

Million Units 
Population Growth 2. 196 
Replacement 
Upgrading and homeless 

Total 

0.576 
0.828 

3.600 
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Table 6 Current Disparity in Housing Prices As 
Demonstrated in Greater Cairo Region 
(based on participant observation and 

interviews in 1983) 

Location of the unit 
within the region 

Prime Locations 

e.g. central business district }-. 
Nile frontage _ 
Prime districts 

Upper and middle income districts 

e.g. Dokki, Mohandesin., etc. 

Suburbs and areas developed 
in the 60s or 70s 
e.g. Nassr City 

Mokkatam City 
Maadi 
Pyramids area } 

Newly developing communities 
El Bassatin 
15th of May City } 

Estimated current selling 
price of the unit - area 
varying from 45 to 200 m2 

L.E. 300,000 
L.E. 100,000 

L.E. 
L.E. 
L.E. 

L.E. 
L.E. 
L.E. 
L.E. 

L.E. 
L.E. 
L.E. 
L.E. 

70,000 (190 m2) 
60,000 
50,000 (100 m2) 

45,000 
40,000 
30,000 
25,000 

35,000 
18,000 

5,000 
3,500 

(130 m2) 
(120 m2) 

(90 m2) 
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Figure 28 Estimated current selling price for condominiums 
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At present some research is underway to determine design norms for 
limited income people. The purpose is to set standards and select ade-
quate building systems and finishing materials rather than use these norms 
and standards to assess needs. 

5.2.3 The Resource Base 

As mentioned earlier in Chapter II, the resource base for housing 
includes: land, finance, material resources, human and technological 
resources. Vacant land available inside the urban areas of the Nile 
Valley is quite limited. In Cairo, much of the desert land adjacent to 
urban areas is controlled by the armed forces which, in the view of some 
scholars, impedes or obstructs urban expansion in these areas. Despite 
legislation penalizing encroachment on agricultural land, urban expansion 
continues to erode the fertile valley north and south of Cairo and in 
major cities in the Delta. . Built up urban land is also recycled to sup-
port vertical expansion. Thus low rise buildings are often demolished 
and replaced by towers. 

Financial resources include government allocations for housing, 
utilities, and building materials, private sector funds and individual 
savings as well as international loans and assistance. Government esti-
mation and comparison of housing and infrastructure needs to local re-
sources reveal a persistent deficit that is expected to gradually decrease 
by the end of the century, Table 7. 

With regard to building materials, the government is considerably 
expanding related industries and encouraging the private sector to invest 
in such industries. The traditional use of red brick is gradually being 
phased out: red brick factories were given a definite transitional period 
beyond which the manufacture of these bricks will be banned. The man-
ufacturers are being encouraged and technically assisted, by the govern-
ment, to turn to other types such as sand brick, with much of the heavy 
equipment, iron, steel and cement needed being imported from other coun-
tries. Such importation becomes dependent upon the availability of hard 
currency and the central government's economic policies. 
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Table 7 Total Needs, Resources and Deficits 
(1979 National Housing Policy P"t'oposal) 

1981 1982 1983 I 1984 ~ 1985 

Total Housing and 
Infrastructure Needs 1455 1500 1466 1419 

Total Local Resources 412 513 634 778 

Deficit 1043 987 832 641 

7. of Deficit to Need 71. 7% 65.8% 56.8% 45% 

I 

Note: The needs and resources figures represent millions 
of Egyptian pounds. 

1508 

949 

559 

37% 

TOTA!. 

I 7348 

I. 
I 3286 

4062 

55.3% I 

ufacturers are being encouraged and technically assisted, by the govern-
ment, to turn to other types such as sand brick, with much of the heavy 
equipment, iron, steel and cement needed being imported from other coun-
tries. Such importation becomes dependent upon the availability of hard 
currency and the central government's economic policies. 

Still, a great portion of the labor force is employed outside of 
Egypt, causing shortages, especially in skilled labor, and a continued 
rise in wages. However, training programs and technical assistance is 
provided by the government to make up for the shortage. Much of the 
construction boom in neighboring countries is coming to an end and the 
return of Egyptian builders and technicians seems evident. 
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5.3 THE CURRENT HOUSING PROCESS 

5.3.1 strategic Planning 

The central government still retains the leading role in strategic 
planning, legislation and development of housing policies and programs. 
The current posture is based on the 1979 national housing strategy which 
has the main goal of meeting housing demands and providing for all those 
who need it based on an estimation· of housing shortage. The main features 
of the strategy include: 

• Working towards lowering the cost of housing construction. 
• Encouraging the addition of one or more stories to existing buildings 

if structurally fit. 
• Establishing integral housing conglomerations for low and moderate 

income families in areas near the existing housing bulk served by or 
near essential utilities using cost saving standard units and models. 

• Preparing new building sites· in desert areas where it is easy and less 
costly to exterid pure water and electricity and partial paving. 

• Encouraging the manufacture and use of standard furniture to fit 
limited area housing models. for the ideal benefit of families, pas~ 
sibly through furnishing cooperatives. 

• Monitoring programs for the support and establishment of building 
material industries until production reaches the required level. 

• Meeting the most urgent needs of those whose housing has collapsed 
and newly formed families. 

• Winning the trust of the private sector and encouraging its partic-
ipation in solving the housing problem by removing all the obstacles. 

• Providing required/needed labor. 

The government also provides ·estimates for percentages of four 
housing categories. The estimates are supposedly based on a survey of 
building licenses. The main determinant in the categorization is the cost 
of the housing unit as indicated by the size of the unit, finishing level 
and fixtures. Accordingly the government specifies area limits for units 
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in these categories. Economic housing was estimated to be 55% of the 
total housing units, medium or moderate level housing to be 37%, above 
average housing to be 6% and luxury housing to be 2% of the total housing 
units. The area of the unit in economical housing and part of the mod-· 
erate housing is designated to be 45, 50 and 70 square meters. 

With Cairo, reaching its ultimate area size in the late seventies, 
the government adopted the satellite towns system to meet the demands of 
the growing number of inhabitants. Emphasis on the development of sat.-
ellite towns for future urban expansion in desert al:'eas has become an 
important part of the national strategy. These towns are planned to at-
tract both population and industries. 

5.3.2 Legislation 

In terms of legislation, the 1981 Housing Law Number i36 is still 
in effect. Central value is determined according to the price of land 
and buildings so that the owner gets b11ck the price he paid on the land 
and buildings through a 40 year period (assumed life of the building} in 
addition to an 8% annual return of this value, 3% of the. value of the land 
plus 5% of the value of the building (El Zoghby, July, 1983). The law 
also specifies that at least two-thirds of the area of the building, 
composed of more than one unit, must be designated for rent and that only 
one-third of the area can be for sale or lease as furnished units. How-
ever, potential condominium buyers manage. to form what·is called owners' 
unions or associations which are registered before obtaining the building 
license. Eventually the whole area of the building may be for sale with 
no units for rent which in a way evades restrictions imposed by the 1981 
law. The law also exempts all buildings from basic and additional taxes, 
with the exception of luxury-type housing. The law specifies that two 
thirds of the 15% of the profits of public sector companies allocated for 
services, should be used to finance needed housing units for workers in 
every company or group of adjacent companies. Anything which remains in 
excess, goes to a special furid to finance economic housing in each 
governorate. According to this law, the state should guarantee the sup-
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port of cooperative activity and its provision of loans and building ma-
terial (Ambar, 1981). 

The Egyptian building code has long been established to guarantee 
the health and safety of occupants. The code determines set backs, 
heights of buildings in relation to street widths, minimum area and di-
mensions of light wells in relation to the height of buildings, percentage 
of opening in relation to room areas, staircase dimensions and slope, 
minimum ceiling heights and widths of various spaces. In some areas land 
use regulations determine the maximum percentage of building coverage on 
designated lots and type of uses allowed. However, mixed land use is the 
predominant pattern in older urban areas. In some suburbs and new com-
munities segregation of land uses is more evident. 

5.3.3 Policy Planning and Programming 

Emergency Housing 
In recent years, emergency housing came into existence. Since the 

city of Cairo's authority issued 150,000 orders of evacuation to house-
holds who are living in old buildings likely to collapse, temporary 
housing units were built by the City of Cairo to house these people in 
two or three areas. Spme are built of wood panels and others have con-
crete walls and floors. These buildings are not much different from 
permanent low-cost housing, .formal or informal. People live there for 
free and they seem to stay in their units ona permanent base. The 
Ministry of Housing now is conducting experiments in constructing emer• 
gency housing units in a short time at a minimum cost. Parabolic barracks 
of metal sheets subdivided internally into dwelling units are under trial 
(Rageh, 1984). 
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New Connnunities 
The first generation of the new towns were named the 10th of Ramadan 

and the 15th of May. The second generation are the sixth of October, 
El-Obour, El ... Amal and Badr see Figure 30. The town of 15th of May is close 
to the industrial center of Helwan area, also El-Ob.our is located close 
to the industrial center of Shoubra El-Kheima. 
These two towns can attract both laborers and other employees working in 
nearby industries. Tliere is a great potential for 6th of October to at- · 
tract industry and tourism, and the number of lots already reserved by 
industrial companies is 169. Fifteen factories are now under construction 
and four factories are now in operation. The first phase Of each of 6th 
of October and 15th of May is now under construction, but El-Obour, El-
Amal and Badr are still in the planning stage. The 15th of May town.is 
now occupied and the number of its present inhabitants is estimated to 
be 30,000, (Rageh, 1984). 

Housing provided by the government in the new communities varies from 
.core housing to two-story villas. In the 15th of May new city, housing 
units provided by the government are sold for prices ranging from L.E. 
3,500 to 35,000 depending on the size and designated economic level of 
the neighborhood; Figures 31 arid 32. Those eligible for these units can 
get a L. E. 9000 loan to be repaid by instailments over a 30 year period. 
Eligibility and priority is to newly married couples, displaced families, 
families transferred from other cities (on condition that they leave their 
original unit) and 5% emergency cases determined by the Minister of 
Housing or the Governor of Cairo. 

The government also provided schools, shopping fa~ilities, mosques 
and recreational open spaces within the new communities, Figure 33 . 
. As mentioned earlier in Chapter IV, the government has scheduled selling 
prices so as to provide incentives for early settlers. For example, the 
selling schedule for the 10th of Ramadan is as follows: 

1. At the first stage of the project, land was sold for 7LE/M'', a price 
that was considerably less than the actual cost. 
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Figure 31. Housing in the 15th of May New Town 
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2. At the second stage the land was sold for a little less than the ac-
tual cost. 

3. In the third stage it is to be sold for the actual cost. 
4. In the fourth stage it is to be sold for more than the actual cost 

to make up for the loss. (Nor El Din, July, 1983). 

Financing 
Among the government efforts to facilitate housing finance, is the 

provision of relatively low interest loans which amounted to 500 million 
Egyptian pounds in 1982. Funds for these loans were from housing bonds 
and vacant land taxes. Housing bonds are low interest loans to the state 
to be invested by the state in economical housing. The vacant land tax 
is 2% of the value of the registered value of land, to be re-evaluated 
every 5 years (according to the 1980 law), the. yield for these taxes goes 
to the Housing and Reconstruction Bank. In 1982 the government loaned 
500 million LE through the housing and reconstruction Bank. (El Zoghby, 
July 1983). 

As an inducement to the formation of housing cooperatives, the Gen-
eral Authority of Housing and Building Cooperatives (GAHBC) established 
in 1971, obtains financing from commercial banks at prevailing market 
rates of interest to relend them to housing cooperatives at a reduced 

' 
rate. The difference is absorbed by the government budget as an interest 
rate subsidy. (Arab Republic of Egypt Greater Cairo Sector Memorandum, 
World Bank, 1983). Housing cooperatives are encouraged to be formed by 
individual members. Major sources of financing for housing cooperatives 
are savings from members and government allocations. Inthe fiscal year 
1983 - 1984 government financing reached LE 150 Millions. Financing is 
provided at 5% interest for 15 years to cooperative groups and 6% interest 
for individuals. Planning and design of the units are left to cooperative 
societies but they have to meet GAHBCs norms and standards. The GAHBC 
also supervises construction and keeps a reasonable control over the so-
cieties to secure the interest of their members. Units that exceed 90 
square meters are deprived from benefiting from the facilitated loans 
offered by the general organization of Housing cooperatives which was 
established in 1971. The increase in cooperative housing in later years 
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has resulted from government policy to -channel large investment in housing 
through the Organization, (Rageh, 1984). 

Facilitated loans are also being provided to individuals who want 
to complete, expand or increase the heights of their buildings or invest, 
provided the investment is not in luxury housing. (Amba:t, 1981). In-
formally, several financing mechanisms have been devised to make building 
activity affordable for families with limited means. The bulk of the 
financing is through personal savings. Informal saving cooperatives 
(gamiyas)·are a prevalent means of savings for families at all income 
levels, but tend to be even more widespread among lower income families. 
Membership in these gamiyas is on a highly selective basis. Each membe.r 
is entitled to receive the full amount pooled by the group on a monthly 
rotating basis after contributing a specific sum each month. Generally, 
these gamiyas are not formed for the sole purpose of meeting the housing 
finance ~eeds of their members (World Bank, 1983). 

There are also joint international cooperation projects with the 
USA, France, Britain, Japan, Germany, Italy, Austria/and the Eur'opean 
common market who give either grants or loans for housing and.infra-
structure projects. Most of these loans and grants have special condi-
tions attached such as specifying that equipment must be bought from the 
country or agency giving the grant or loan. (El Zoghby, July, 1983). 

5.3.4 Environmental Planning and Design 

Designs for formal urban housing are done mostly through architec-
tural firms or private offices. The Ministr~ of housing is responsible 
for preparing and selecting designs for housing built by the public sector 
in either old or new communities. Research is encouraged and technical 
assistance sought by the government to develop economically efficient 
housing designs and building systems. The bulk of informal housing con-
tractors and sometime.s the owners produce their own des.igns. The Urban 
Planning Organization is responsible for the preparation of city master 
plans. However, there has been no effective legal machine to implement 
these plans, and there are no requirements for civic participation in the 
development and support of those plans. 
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5.3.5 Production and Marketing 

A great number of the units are produced and marketed by the public 
sector particularly in the new communities and reconstructed areas. 
Certain priorities and standards for eligibility to rent or purchase these 
units are set by the public authority in charge. Another portion of units 
is designed, produced and marketed through housing cooperatives, many of 
which are affiliated with professional syndicates. A limited portion is 
produced and marketed by investment and development companies some of 
which are linked to commercial banks. Some formal housing units are 
produced and marketed through individual private sector initiative so is 
the great bulk of informal housing. Real estate brokers engage in land 
transactions, sale of condominiums, leasing of furnished apartments and 
leasing the diminishing supply of rental units. 

5.3.6 Consumption. Management and Maintenance 

The housing supply is very poorly managed. Landlords merely collect 
rents via porters or lawyers. Maintenance is almost non-existent which 
indicates a major weakness in the housing process and eventually leads 
to the rapid deterioration and dilapidation of housing. With consecutive 
rent reductions, the shortage of skilled labor and in.crease in wages, 
landlords gradually refrained from fulfilling their maintenance obli-
gations and tenants have found difficulty taking on the responsibility 
themselves. However, more recently, a few tenants have organized them-
selves, elected a maintenance and management committee and pay a small 
monthly fee as a contribution for general maintenance and cleaning pur-
poses. Some local societies have sought cooperation from district resi-
dents to promote more sap.itary garbage disposal and collection, turning 
left over open spaces into children's play grounds, or simply promoting 

general cleanliness. 
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5.3.7 Renewal and Upgrading 

Renewal and upgrading are mostly left to individual private initi-
ative and involve interiors of housing units. There is no massive effort 
or no specific programs directed towards renewal and upgrading of housing. 
However, efforts are made by the government to renew and upgrade the 
infra-structure. Plans ror slum clearance are not effective because of 
popular resistance and the difficulty in the relocation of the residents. 
Local authorities often order the evaluation and demolition of buildings 
designated liable for collapse. Emergency housing provides shelter for 
impacted residents. 

5.4 CURRENT ISSUES OF CONCERN AND MAJOR POLICY DIRECTIONS FOR THE 
RESOLUTION OF THE PROBLEM 

The housing problem in Egypt is a concern of the central government 
and its agencies, citizen groups and popular organizations and also to 
certain international bodies such as the U.S.A.I.D. (United States Agency 
for International Development) and the World Bank. The problem continues 
to be studied and discussed by those concerned through professional team 
investigations, professional and public seminars and 'conferences and 
through the mass media. Through a scan of major reports, issues of con-
cern and major policy directions were identified as follows. 

5.4.1 Issues of concern 

1. Availability of housing 
The concern is for increasing housing production and stimulating in-
vestment in housing to counter the existing housing deficit and meet 
the demand for additional units. The concern is for coping with the 
especially high rate of population increase and household formation 
and increased rural-urban migration. 

2. Affordability 
The cost of housing including land, labor and materials has escalated 
beyond the affordability of the majority of the people or households 
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to afford it. In the past twenty years, average household income has 
only doubled or tripled while the average dwe1lirig unit costs have 

· multiplied ten fold (Socialist Labor Party, 1982). 
3. Scarcity of financial and material resources 

The general economic. condition in Egypt is extremely critical., The 
country is faced with an enormous external financial debt, the value 
of the Egyptian pound is diminishing, building materials available 
are insufficient to meet housing needs especially with competition 
from other construction such as offices, hotels and bridges, scarcity 
of vacant serviced urban land and diminished skilled labor with mi-
gration to other countries. All these factors raise the issue of how 
to expand the resource base and limit or control demandoii it. 

4. Responsibility 
The issue of responsibility relates to the role of the various actors 
in alleviating the problem and meeting the demand. The debate is 
whether the burden lies on the central government and public sector 
or on the private sector investors, developers and contractors or 
should the burden be shared by all those concerned. Whose respc:msi-. 
bility is it to maintain the available stock and upgrade it? . 

5. Uneguitable and.inefficient use of resources 
Among the issues raised is.the unequitable and inefficient use of 
government funds. For example, the owner of a hund.red thousand pound 
condominium o.r a three million pound building and tl).e owner of a three 
thousand pound home pays the same negligible.fee to benefit from the 
state sanitary disposal system which costs the government thousands 
of millions of pounds (S. L. P., 1982). 

6. Structural safety 
In the past year several buildings have collapsed with tragic results .. 
Collapses were either due to dilapidatio:Q. of older buildings o.r cor• · 
rupt practices and noncompliance with building codes and regulations 
whether in new construction or additions and alternatives of older 
buildings. This has caused great alarm to the whole nation and se-
rious investigations are underway to avoid future failures. 

7. Enyironmental Quality 
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With dilapidation, overcrowding, increased air pollution, higher in-
cidence of water contamination, and repeated failures in the infra-
structure causing severe health problems and hazardous conditions, 
the Egyptian public as well as the government have become more aware 
of the need to protect and upgrade the environment. Most recently, 
an Institute for Environmental Studies has been established .in af-
filiation with Ainshams University. More research and organized 
community and professional efforts are being channeled to avoid rapid 
deterioration and promote the over all quality of the environment. 
Some of those involved in such efforts call for the development of 
an effective urban planning process that aims beyond the provision 
of basic needs to the fulfillment of a more inclusive and healthy 
urban living. 

5.4.2 Major Policy Directions for the Resolution of the Problem 

The various proposals for the resolution of the problem reflect 
varying perceptions of the housing problem in Egypt and its causes as well 
as yarying conceptions of the housing process that may relate to or stem 
from varying ideological inclinations, Major policy directions evident 
in the proposals range from heavier central government involvement. and 
control to lifting all government controls, complete freedom of the 
housing market and reliance on the private sector and the supply and de-
mand free market economy. The following is a review of the three major 
policy directions. Figure 34 provides a short comparison of these di-
rections. 

Policies Advocating Central Government Control 
Advocates of these policies perceive the housing problem to be an 

unbalanced unequitable distribution of limited resources accentuated by 
excessive profits and rapid returns sought by the private sector. For 
example, Dr. Milad Hanna, an Egyptian Structural Consultant, recently 
appointed by the president of Egypt to the People's Assembly, has been 
advocating the 'redistribution of the national wealth of houses'. His 
approach can be summed up as follows: 
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Nearly the whole world had experienced the adoption of the 'ration 
system' during the war times, to ensure a fair share to everybody 
for the minimum amount of the essentials. Similarly, the coming 
world crisis of housing could only be faced by looking at the 
available stock of the existing housing units, as a common national 
wealth, to be most effectively used by those who need it more than 
those who can pay for it. (Hanna, 1977, p. 193) 

Hanna also believes that the private sector was happy with the shortage 
of houses and is keen to see that the scarcity of houses should continue, 
so that it made more and more profits. 

The socialist labor party also sees that the real housing problem 
lies in economic and average.type housing which are required by limited 
and average income people because most of the private sector and invest-
ment companies direct their resources and efforts to build luxury 1;yp.e 
and above average housing and offices. The party sees that the great 
discrepancy in income levels resulting from an imbalance of the economic 
and social structure has contributed to the problem and allowed 
opportunists to acquire illegal profit at the expense of the majority of 
the people (S.L.P., 1982). 

Examples of the policies advocated along this trend are: 

1. Tenants registration and optimization of the use of the existing 
housing units through the rationing of houses to those who need them 
most. (Hanna, 1977). 

2. Decreasing the area of the dwelling units to build more units with 
the available resources thus inducing birth control and limiting the 
number of children per family to suit the limited space available. 
Increasing common services and facilities in the neighborhood to make 
up for the loss of space in the home. For example, having common 
washrooms, libraries, ·storage space, nurseries, and play grounds. 
(Hanna, 1977). 

3. Helping the youth to develop realistic aspirations and conceptions 
of the modern home and accept the developments forced by contemporary 
conditions of society. (S.L.P., 1982). In other words, this means 
curbing the users' aspirations. and limiting their ambitions. 

4. Limiting the size of household units l'lccording to .the economic status 
of the household, i.e., upper income households would have the priv-
ilege of larger units while lower income families would be confined 
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to smaller units and are entitled to less space. (MOHR, 1~79 and 
Padco, 1982). 

5. Reducing intra-urban infra-structure costs through a modification of 
standards, i.e., lowering standards to reduce per capita cost. 
( PADCO, 1982). 

6. Increasing cost recovery by the public sector from the users of 
housing and services provided by the State and searching for addi-
tional revenues other than the present allocations for housing. For 
example, placing an ascending fee on connection to the sanitary dis-

' posal system so that the fee is related to the value of housing or 
building serviced. (S.L.P., 1982, and USAID, 1982). 

7. The commitment of the central government through its various insti-
tutional agencies, local governments, public sector companies, to 
construct economic and average housing while subsidizing the prices 
of the units to suit each income level. 

8. Putting at least a three year hold or moratorium on license for luxury 
housing and office buildings. When building resumes, allowing only 
2 % of all licenses for these classifications as designated by law. 
(S.L.P., 1982). 

9. Obliging companies and individuals engaged in luxury buildings con-
struction to designate 20% of the value of the luxury building to 
build economic housing on land freely granted by the State. (S.L.P., 
1982). 

10. Raising the considerably lower rents of older housing units and using 
the difference in rents to subsidize newly built housing to render 
it more affordable. (Hanna, 1977). 

Policies Advocating a Freer Market and Removal of Central Government 
Control 

Advocates of these policies perceive that the housing problem in 
Egypt stems from the intervention of the central government in the housing 
process, for example through the consecutive rent reduction and the rent 
control laws which discouraged the private sector to invest in the pro-
duction of new housing or in maintenance of the existing housing stock, 
would eventually lead to the dwindling of the housing supply and the rise 
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in prices. Free market advocates believe that the remedy of the current 
situation lies in the removal of all government regulations restricting 
free market operation. Recommendations include: 

1. Removing rent control regulations. 
2. Removing restrictions on the private sectors importation of building 

materials and accessories. 
3. Lifting price control over building materials. 
4. Discontinuing government subsidies. 
5. Removing any restrictions or regulations related to the sale of con-

dominiums. 

Policies Advocating the Integration of Private and Public Roles 
Advocates of these policies perceive that both the private sector 

practices and public sector procedures and excessive regulations con-
tributed to the accentuation of the problem and that both should share 
the responsibility of resolving the problem. They see that investment 
of resources is more than just financial investment and that housing as 
a process is related to social behavior. "People are the real financiers 
of housing construction and not contractors. Contractors are just 
mediators. Therefore, the ability of the various groups to contribute 
to the housing 'process', has to be studied."' 

Among the policies proposed along this general direction of thought 
are: 

' 1. Encouragement of cooperative or popular housing with government sup-
port through loans and subsidies. 

2. Planned urban expansion into the desert, public sub-division of newly 
developed land leasing or sale of such land to individuals cooper-
atives and popular organizations to build housing. 

3. Upgrading and development of rural areas to deflect migration away 
from the overcrowded cities. 

(Dr. Ismail Sabry Abdullah, ex-Minister of Planning, in the Housing 
Seminar organized by MOHR in June 1983 - as quoted in Al-Ahram news-
paper, June 21, 1983, p. 3). 
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4. Maintenance and repair of the real estate wealth. 
5. Giving due consideration to aesthetic and cultural values and herit-

age preservation. (Al-Ahram, 1983), 
6. The development of an effective urban planning process that would 

promote quality living that goes beyond the fulfillment of basic 
needs, (Rageh, 1984). 

7. Public provision of technical support and training to make up for the 
loss of a considerable portion of the labor force through migration 
to neighboring countries. 

8. Expansion of the building material industries to catch up with the 
increasing demand. 

9. Legislative reforms encouraging investment in housing. 

5.5 CONCLUSION: IMPACTING FACTORS 

Factors that seem to continue to impact .on the urban housing situ-
ation are (1) the continued urban growth due to rural-urban migration, 
(2) the constrained financial situation,·and (3) growing pluralism and 
diverse ideological trends. Potential impacting factors are: (4) the 
return of the labor force employed in neighboring countries due to eco-
nomic fluctuations and budget cuts in these countries, (5) potential 
spread of hostilities in the middle east, (6) ideological and 
socioeconomic policies and the housing process, and (7) increased par-
ticipation or activism of community organizations, professional and spe-
cial interest groups in urban planning and environmental protection. 
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6.0 CHAPTER VI - SUMMARY ANALYSIS AND IDENTIFICATION OF CRITICAL FACTORS 

This chapter provides a summary of the analysis of the Egyptian urban 
housing situation and an assessment of impacting factors to identify which 
of them are critical and warrant consideration in the Decision Agenda. 
The summary analysis should provide participants in the decision making 
process with a concise holistic picture of the situation and serve as a 
background for the Decision Agenda. 

6.1 ASSESSMENT OF IMPACTING FACTORS 

Through the reconnaissance of the environment, the historic analysis 
and the assessment of the present situation, twenty six impacting factors 
were identified. A number of those factors· have impacted in the past 
years, others impact on the present situation and may be likely to con-
tinue in the future. Other potential factors may emerge in time and im-
pact on the situation. To facilitate further analysis, the twenty-six 
impacting factors were grouped in six major clusters, according to their 
common nature. Only one factor, rural-urban migration appeared in two 
clusters due to its socioeconomic and demographic nature. 

An attempt was made to assess the clusters of factors in terms of 
their impact on the subvariables in the situation, their relationship to 
criteria of effectiveness of housing strategies, and their potential for 
policy intervention. The assessment was carried out systematically using 
the Impacting Factor Analysis and Evaluation Sheet, Figure 18, developed 
in this research and presented earlier in Chapter III as a guide and means 
of focus for the analysis. Information on the Egyptian housing experience 
over the past three decades provided the basis for informed judgment as 
to the relevant significance of those factors. 

Tables 8-1 through 8-II provide a list of the impacting factors in 
each of the 6 clusters, the methodological procedure by which each was 
identified, the rating of factors in the cluster which corresponds to the 
S score, the effect of the impact whether helping or hindering and po-
tential for policy intervention by housing policy makers. The factors 
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in each cluster have various ratings; their average is considered the 
rating for the cluster as whole. The clusters are presented in order of 
significance; the ones with the highest rating first. Factor clusters 
that have a score exceeding 6.00 are considered critical. Factor clusters 
scoring over 8.00 are considered not only critical but also determining. 
A critical factor is a factor in the situation that is crucial to the 
choice of the appropriate and effective strategy. A determining factor 
is a critical factor that is most powerful in determining the direction 
and state of the housing process or the success of failure of public goals. 
and strategies. 

Based on the assessment, all factors in the six clusters were found 
critical and factors in two clusters were also found to be determining. 
The following is a brief summary of the assessment. 

1. SOCIOECONOMIC FORCES AND CHANGE (Table 8-1) 
Throughout the reconnaissance of the environment, the historic 

analysis, and the situational assessment, socioeconomic forces and 
change proved to be a determining factor in the housing situation. 
Its effect is accentuated with its relationship to both the rural and 
urban national environment as well as the global situation. For ex-
ample the labor drain, labor influx, inflation and depreciation of 
monetary value all relate to the international situation as much as 
to the national situation. Economic changes may have a hindering or 
helping effect on the progression of housing strategies. Their effect 
may be indirectly controllable through sound structuring of the 
process with built in resilience and viability for future contingen-
cies. All the factors in this cluster warrant consideration in the 
Dec is ion Agenda. 

2. SOCIO-POLITICAL AND IDEOLOGICAL FORCES AND CHANGE (Table 8-II) 
The reconnaissance of the environment, the historic analysis and 

the assessment of the present situation proved that socio-political 
and ideological forces and change have had and continued to have a 
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critical if not determining impact on the housing situation (refer 
back to Chapters Il;, IV, and V). This is particularly evident with 
the redistributional policies brought about with the 1952 revolution 
and the 1962 socialistic transformation. The post.1973 shift in the 
general policy direction, the growing pluralism, democratization and 
less constrained political environment have had a dramatiC impact on 
the housing situation, especially with the economic changes it in-
duced. This filctorrelates directly.or indirectly with the five 
criteria of effectiveness of housirig strategies. Like war, it is a 
factor that may not be directly controlled, but a built in resilience 
within the housing process may indirectly control its impacts on the 
process. These factors were helpful in some respects and hindering 
in others. 

3. EXOGENOUS EVENTS (Table 8-III) 
Through the reconnaissance of the environment and historic 

analysis, war proved to have a critical impact on the housing process. 
During World War II, the flow of building materials import was. in-

terrupted, much of the labor force was militarily recruited and the 
cost and price of housing were affected. This in turn, triggered a 
change in the housing process mainly in the legislative function. 
The 1967 and 1973 Arab-Israeli Wars had a critical impact on the 
overall resource base, the interactive subsystems, the principal ac-
tors, the housing process with its planning, legislative, and imple-
mentat.ion functions, housing suppliers, products and most of all the 
users who were displaced from the canal zone and whose housing was 
destroyed. Present hostilities· in Lebanon and between Iraq Slld Iran 
could continue and spread which constitutes a potential threat for 
security in the area and which iii turn could affect the housing 
process in the future. While this factor does not seem to be directly 
controllable, a housing process with built in resilience may indi-
rectly control the impact. 
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4. TECHNOLOGICAL CHANGE (Table 8-IV) · 
Technological change such as advancements .in the building and 

constructien systems as well as in the use of building materials did 
have an impact on the speed of construction, rate of houi~ing pro-
ductien and possibilities of vertical expansion. It therefore.had 
an impact on materials, equipment, the amount and skill of labor 
needed, the cost, quality; quantity, and price of housing which in 
turn have an impact on the users' needs, demands, norms, 
affordability, and over all satisfaction. New developments in 
household equipment and air-conditioning systems also may cr~ate new 
demands and modify user norms. Advancements in fire alarm systems 
may affect housing legislation which in turn could affect suppliers, 
producers and users. Teclui.ological change, when properly directed, 
can have a most critical and helping impact on the housing p:rocess 
and situation as a whole. 

S. DEMOGRAPHIC FORCES AND CHANGE (Table 8-V) 
Demographic for.ces and change such as: rural-urban migration, 

natural growth in urban population and distributional disparities 
have continued to impact on the housing situation, stepping up the. 
demand for housi~g in urban ·areas. This in turn exacerbated .the 
housing deficit, raised prices, increased congestion, speeded up.de-
terioration and lowered housing quality in many areas. It is defi-
nitely a critical factor in.the development of effective housing. 
strategies and the overall national development plan. Provisions 
promoting better distribution of the population on the vast habitable 
land, beyond the.limits of the Nile Valley as well as promoting the 
resourcefulness of the users, may change the impact of this factor 
from a hindering to a helping force in the process. 
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6. . NATURAL PHYSIOGRAPHY AND ENVIRONMENTAL SETTING (Table 8,..VI) 
The natural physiography and environmental setting have had a 

critical impact on the national population distribution pattern in 
terms of major concentrations and shifts, mainly the urban pull as 
opposed to the rural push. This in turn had an impact on the urban 
housing situation. Stepped up demand in urban areas and the resulting 
responses or practices within the housing process had, in turn an 
impact on the environmental setting. As an example, urban 
encroachment has eroded the fertile agricultural base. This indi-
cates a two way interaction between the housing process and the en-
vironmental setting. The factor may be directly controllable by 
policy intervention. 

142 



Table (&-I) SUMMARY OF ANALYSIS & IDENTIFICATION OF IMPACTING FACTORS FROM SHEETS A & B 
METIIODOLOGICAL PROCEDURES OF RATING AND SIGNIFICANCE EFFECT OF IMPACT POTENTIAL FOR POLICY LTrERVENTION 

IDENTIFICATION 
STATEMENT OF FACTOR ll.econnais- His to'rical Sltuational R R' s Helping Hindering Directly Indirectly Non-

sance of the Analysis Assessment Cont. Cont. Cont. 
Environment 

Socio-Economic Forces and 
Change 

- Rural urban migration * '* * 3.4 4 7.4 * * 
- Labor drain * * * 2,8 4 6.8 * * 
- Potential influx of labor * 2.8 4 6.8 * * 
- Government gaining control 

over capital * * * 3.2 5 8.2 * * * 
- Private special interest 

gaining control over .. 
capital * "' * 3.2 5 8.2 .. * * 

-; Financial constraints * * * 3.2 5 8.2 * * 
- Industrial development * * * 3.7 5 8.7 * * , 

- Economic expansion * * * 3.7 5 8.7 * * 
- Fluctuations or interruption 

of revenue from the Suez 
Canal "' * 3.7 5 8.7 * 

- General rate of inflation * "' "' 3,7 5 8.7 * * 
AVERA<:E RATING OF CLUSTER B:-14 

' 

Significance of Impact Nonsignificant Minor Strong Critical Determining R a Impact on Subvariables 

points score 0- - - - 1 - - - ~3- - - -5- - - -7- - - -9 R' • RelatednesB to criteria of effectiveness 

S • Overall score 



Table (B-II) SUMMARY OF ANALYSIS & IDENTIFICATION OF IMPACTING FACTORS FROM SHEETS A & B -
METHODOLOGICAL PROCEDURES OF RATING AND SIGNIFICANCE EFFECT OF IMPACT POTENTIAL FOR POLICY INTERVENTION 

IDENTIFICATION 
STATEMENT OF FACTOR Reconnais- Historical . Situational R R' s Helping Hindering Directly · In<lirectly Non-

sance of the Analysis Assessment Cont. Cont. Cont. 
Environment 

Socio-Political and Ideoloeical 
Forces and Change 

- 1952 Revolution and reform 
movement * 3.1 5 8.1 * * 

- 1962 socialistic 
reformation * 3 .1 5 8.1 * * * 

- Pluralism and diverse 
ideoloizical and political 
trends * 3.1 5 8.1 * * * 

AVEl(Ar.E RATINr. OF CLUSTER BY 

Significance of Impact Nonsignificant Minor Strong Critical Determining R = Impact on Subvariables 

points score 0- - - - 1 - - - -3- - - -5- - - -7- - - -9 R' = Relatedness to criteria of effectiveness 

S = Overall score 



Table (8-III) SUMMARY OF ANALYSIS & IDENTIFICATION OF IMPACTING FACTORS FROM SHEETS A & B 
METHODOLOGICAL PROCEDURES OF RATING AND SIGNIFICANCE EFFECT OF IMPACT "POTENTIAL FOR POLICY INTERVENTION 

IDENTIFICATION 
STATEMENT OF FACTOR 11.cconnais- IUstorical Situational R R' s II cl ping Hindering Directly lnrllrcctly Non-

sance of the Analysis Assessment Cont. Cont. Cont. 
Environment 

F.ogenous Events 

- World War II (1Q39-1945) ... 3.5 4 7.5 ... ... 
- 1956 Triple Apression on 

-... Egypt * " " 
- Yenunen War ... " " 
- 196 7 ·Arab-Israeli War ... ... " 
- 1973 Arab-Israeli War " " " 
- Present hostilities in the 

>!iddle-Eas t ... " ... " 

---
AVERAGE RATING OF CLUSTER 7.5 

Significance of Impact Nonsignificant Minor Strong Critical Determining R = Impact on Subvariables 

points score 0- - - - 1 - - - -3- - - -s- - - -7- - - -9 R' • Relatedness to criteria of effectiveness 

S = Overall score 



Table (8-IV) SUMMARY OF ANALYSIS & IDENTIFICATION OF IMPACTING FACTORS FROM SHEETS A & B 
METHODOLOGICAL PROCEDURES OF RATING AND SIGNIFICANCE EFFECT OF IMPACT POTENTIAL FOR POLICY INTERVENTION 

IDENTIFICATION 
STATEMENT OF FACTOR lleconnais- I His tori cal Sttuational R R' s Helping Hindering Directly Inrlirectly Non-

sance of the Analysis Assessment Cont, Cont, Cont, 
Environment 

Technological Change 

- Advancements in the building 
and construction systems * 3.5 4 7.5 * * 

- Developments in the use of 
building materials * * * 

---
AVERAr.E RATING OF CLUSTER 7.5 

Significance of Impact Nonsignificant Minor Strong Critical Determining R = Impact on Subvariables 

points score 0- - - - I - ---3- - - -5- - - -7- - - -9 R' = Relatedness to criteria of effectiveness 

S ~ Overall score 



Table (8-V) SUMMARY OF ANALYSIS & IDENTIFICATION OF IMPACTING FACTORS FROM SHEETS A & B 

METIIODOLOGICAL PROCEDURES .OF RATING AND SIGNIFICANCE EFFECT OF IMPACT POTENTIAL· FOR POLICY INTERVENTION 
IDENTIFICATION 

STATEMENT OF FACTOR lleconnais- Historical Situational R ·R' s Helping Hindering Directly Indirectly Non-
sance of the Analysis Assessment Cont. Cont. Cont. 
Envir·onment 

Demographic Forces and 
Change 

- J!.ural-urban migration " " " 3.4 4 7.4 " .. 
- Growth in urban population .. .. * .. .. 
- Distributional disparities .. * * .. * 

AVERAGE RATING OF CLUSTER ~ 

Significance of Impact Nonsignificant Minor Strong Critical Determining R a Impact on Subvariables 

points score 0- - - - 1 - - - -3- - - -5~ - - -7- - - -9 R' = Relatedness to criteria of effectiveness 

S •.Overall score 



Table (8-VI) SUMMARY OF ANALYSIS & IDENTIFICATION OF IMPACTING FACTORS FROM SHEETS A & B 

METHODOLOGICAL PROCEDURES .OF RATING AND SIGNIFICANCE EFFECT OF IMPACT POTENTIAL FOR POLICY INTERVENTION 
IDENTIFICATION 

STATEMENT OF FACTOR Reconnais- Historical S1tuational R R' s Helping Hindering Directly Inrlireccly Non-
sance of the Analysis Assessment Cont. Cont. Cont. 
Environment 

Natural Physiography and 
Environmental Setting. 

- The Nile Valley as a 
productive base * * * 2.8 4 6.8 * * 

- Poor rural conditions * * * * * 

- Attractive amenities in 
urbanized areas * * * * * 

. 

AVERAGE l!ATUIG OF CLUSTER 6.8 

Significance of Impact Nonsignificant Minor Strong Critical Determining R = Impac~. on Subvariables 

points score 0- - - - 1 - - - -3- - -5- - - -7- - - -9 R' = Relatedness to criteria of effectiveness 
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Factors that seemed to have present or potential, critical or de-
termining impact on the housing situation and process were selected for 
further consideration in the Decision Agenda. The following is a list 
of the selected 21 factors. 

I. SOCIOECONOMIC FORCES AND CHANGE 
1. Rural urban migration 
2. Labor drain 
3. Potential influx of labor 
4. Government gaining control over capital 
5. Private special interest gaining control over c~pital 
6. Financial constraints 
7. · Industrial development 
8. Economic expansion 
9. Fluctuations and interruptions of revenue 

from the Suez Canal 
10. General rate of inflation 

II. SOCIO-POLITICAL AND IDEOLOGICAL FORCES AND CHANGE 
11. Pluralism and diverse ideological and political 

trends • 
III. EXOGENOUS EVENS/WAR & NATIONAL SECURITY 

12. Present hostilities in the Middle East 
.• . 

13. Interruption of international trade d1,1e to 
hostilities 

IV. TECHNOLOGICAL CHANGE 

v. 

VI. 

14. Advancements in the building and construction 
systems · 

1.5. Development in the 1,1se of building materials 
DEMOGRAPHIC FORCES 

16. Rural urban migration 
17. Natural growth in urban population 
18. Distributional disparities 

NATURAL PHYSIOGRAPHY AND ENVIRONMENTAL SETTING 
19. The Nile Valley as a productive base 
20. Poor rural communities 
21. Attractive amenities in urbanized areas 
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,, 
The following classi.f ication of the 21 factors according to their 
controllability and potential for housing policy intervention should fa-
cilitate and promote their use in the Decision Agenda. 

DIRECTLY CONTROLLABLE 
Rural-urban migration 
Industrial development 
Advancements in the building and construction systems 
,Developments in the use of building materials 
Growth in urban population 
Distributional disparities 
Pbor rural conditions 
Attractive amenities-urbanized areas 

INDIRECTLY CONTROLLABLE 
Labor drain 
Potential influx of labor 

, Economic expansion 
General rate of inflation 
Pluralism and diverse ideological and political trends 
The Nile Valley as a productive base 

NONCONTROLLABLE 
Government gaining control over capital 
Private special interest gaining control over capital 
Fluctuation or interruption of revenue from the,Suez Canal 
Present hostilities in the Middle East 
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As mentioned earlier in Chapter III; critical factors, identified 
in a situation, should help planners and policy makers in broadening the 
goal set and the choice of effective strategies. Policy analysts should 
also be able to study the interaction of the critical factors with various 
policy options. This should make up for the shortcomings of limitations 
of traditional policy analysis techniques. Thus critical factors can be 
incorporated with and support a viable framework for evaluation. 

For example, the consideration of war as a critical impacting factor 
could add to the desired goals the goal of building resilience within the 
housing process. When choosing from among various.options for the de-
legation of responsibility within the process, the search would be for 
the option that minimized the possible impact of war on the fulfillment 
of obligations and allocation of resources. In this respect, a policy 
option promoting central government domination of the housing process and 
maximizing reliance on the public role may be considered most vulnerable 
to the shakings and impacts of war. It iS already evident that threats 
to national.security and the outbreak of war has led the national gov-
ernment to reduce budget allocations for housing, cut off allocations for 
maintenance, direct the use of building materials and labor for defensive 
purposes and increase the financial allocations for defense. . These ef-
fects were intensified with the loss of revenue from the Suez Canal that 
was blocked during war time. Actually the Canal earning constituted 
Egypt's second largest source of foreign exchange earnings (Nyrop, 1983). 
On the other hand, the policy option promoting a self-governing housing 
process may be least vulnerable .to such shakings provided central limits 
guarantee equal access to resources. Such a system can still be supported 
by the government. A policy option promoting absolute freedom of the 
market may not work for the public benefit during war, since the private 
sector may tend to exploit the situation and possible supply shortages 
by exaggerating prices beyond the affordability of the majority of the 
population, which was evident with the open door policy and liberalization 
of the market in the mid 1970s. 

151 



6.2 SUMMARY ANALYSIS AND ASSESSMENT OF THE EGYPTIAN URBAN. HOUSING 
SITUATION 

The analysis and assessment of the situation definitely indicates a 
severe urban housing problem whose solution necessitates a strategic 
planning effort. The following is a summary report of the major findings 
which include identified symptoms of the problem,· issues of concern, major 
policy directions· for the> resolutioI1 of the problem and critical impacting 
factors within the Egyptian B:nd international environment. 

a. Symptoms of the Urban Rousing Problem in E:&YPt 
These include: 
• High rates of population d~nsity in>urban areas and dispa:d-

ties. in population distribution •. 
• Overcrowding and stressful conditions . .. 
• Rapid deterioration of housing supply and services. 
• Inadequacy of the infrastructure. 
• Deficiency in housing-related services and supplementary fa-

cilities. 
• Mismatches between housing supply costs, quality and quantity 

to actual needs and affordability of households. 
b. Elements of.the Problem 

Substantive elements .(Relating to housing resources, need and 
product) 
1) Limited material and financial resources available. 
2) Limited. available urban land for housing development. and ex• 

pansion. Accordingly, available lands are so.ld for astro-
nomical prices. 

3) Accumulated deficit in the housing supply. 
4) High rate of increase in the demand for urban housing due to 

high rate of natural increase in population and· migration 
from rural to urban areas. 

5) Deterioration in housing quality reaching threatening struc-
tural safety. 

6) Deficient environmental quality and services. 
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7) Unfavorable housing conditions such as overcrowding and lack 
of basic utilities. 

Process Elements (relating to certain practices in the housing . 
process) 
1) Insufficient or lack of effective coordination and inte-

gration of housing and other impacting or related policies 
such as land reclamation, protection of valuable limited re-
sources (mainly the productive Nile Valley), upgrading or 
rural areas and decentralization. 

2) Insufficient quality control and supervision of building 
construction. Insufficient mechanisms for inducing compli-
ance with building codes and standards for safety. 

3) Lack of housingman11gement skills and systems, especially at 
neighborhood and housing group levels. Lack of systematic 
maintenance of housing and its environment which leads to 
rapid deterioration. 

·4) Insufficient citizen participation in the formulation and 
evaluation of housing policy, legislation and programs. 

5) Failure of most of the banking institutions to invest in or 
give loans to housing projects other than luxury condominiums 
that yield rapid returns. 

6) Insufficient housing information base. 
c. Current Issues of Concern Expressed by various .Groups and Agen-

cies 
1) Availability of housing 
2) Affordability 0£ housing 
3) Scarcity of financial and material resources 
4) Responsibility in the housing process 
5) Inequitable and inefficient use of resources 
6) Structural safety 
7) Environmental quality 

d. Major Policy Directions for the Resolution of the Problem 
1) Advocating extensive central government control 
2) Advocating a freer market and removal 0£ central government 

control 
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3) Advo.cating integ'ration of private and public role 1 

e. Critical Impacting Factors 
These are grouped ihsix clusters whose main headings are: 
1) Socioeconomic forces and change 
2) Socio-political and ideological forces and change 
3) Exogenous events, mainly war as a threat to national security 
4) Technological change 
5) Demographic forces and change 
6) Natural phy~iogr~phy and environmental setting 
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7.0 CHAPTER VII EPILOGUE 

The Epilogue is reserved by the author for her more personal and 
intuitive suggestions for further use and application ~f the critical 
factors model. 

In the preceding chapters the author developed a conceptual housing 
model applicable to Egypt and possibly other developing countries with 
similar circumstances. The model was based on an integrated concept of 
housing as a need, a process and a product and the acknowledgement of 
critical factors that impact on the process and its environment. Through 
reconnaissance of the Egyptian environment, historic analysis of past 
experience, and assessment of the current situation, a set of impacting 
factors were identified and analyzed. 

The type of model developed is viewed as having the following merits: 

1) Handles factors not subject to quantifications which makes 
the model inclusive of all critical factors. 

2) Makes explicit the assumed critical factors, their interre-
lationships, supporting data and judgements. 

3) Is comprehensible to policy officials permitingthem to ef-
fectively c.ommunicate with technical planners in the policy-
making process. Such communication is essential but is not 
usually possible with mathematical models. 

4) Has potential for possible assimilation of mathematical and 
other techniques of analysis. 

The model developed demonstrated the necessity and feasibility of 
holistic conceptual approaches to the strategic plan of housing. 

Also in the chapter are three further sets of conclusions. The first 
is a preliminary version of a Decision Agenda. The second includes some 
ideas regarding the resolution of the housing problem in Egypt. These 
ideas include principles for action related to the primary issues dis-
cussed in the Decision Agenda, possible goals and broad policies that may 
lay the ground work for an effective strategy to be developed. Finally, 
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implications for the global housing situation are also discussed at the 
end of the chapter; 

7.1 A PRELIMINARY DECISION AGENDA FOR THE DEVELOPMENT OF EFFECTIVE 
HOUSING STRATEGIES 

The analysis of the Egyptian urban housing situation showed that the 
current urban housing problem has both substantive and process elements. 
Substantive elements relate to housing resources, need and product. 
Process elements relate to c~rtain practices in the housing process which 
might well be the root causes of the problem. A narrow conception of 
housing as a product focused policy makers and planners attention on the 
issues of economic efficiency, productiv~ty, and affordability of hous-
ing. In turn proposals for the solution of the problem focused on cost 
reduction, limiting housing unit size, lowering norms and expectations, 
and redistributional policies. 

Historically a multiplicity of forces and factors have impacted on 
the situation and. in many ways affected housing policy formulation and 
implementation. Some of these factors h·ave led to the aggravation of the 
problem. Some of these factors continue to exist, others are likely to 
emerge. 

The above necessitates the establishment of a pattern of holistic 
strategic thinking based on an integrated concept of housing as a need, 
a process and a product, a clear picture of the environment as a source 
of impacting factors, analysis of past experience and a comprehensive 
assessment of the present situation as well as possible future trends. 
Such a holistic picture can help broaden the goal set and choice of fea-
sible, effective housing strategies that are acceptable to the community, 
i.e., compatible with its value system, and taking into consideration 
future contingencies. In this respect it is important to note that such 
a holistic picture may lead policy makers to a restatement of the issues 
to be addressed. 

Once the holistic picture of the Egyptian housing situation has been 
revealed, it becomes possible to lay out the general structure and fea~ 
tures of a preliminary Decision Agenda for the development of effective 
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urban housing strategies for Egypt's immediate future. The agenda is set 
up in an operational way to facilitate its use as a possible tool for 
consensus building and participatory decision making. Thus, it can aid 
housing policy officials, housing professionals and developers, and cit-
izen groups in structuring a strategic thought process for arriving at 
effective solutions to the housing problem. It can also be used by 
housing educators in training programs for housing students and practi-
tioners through various demonstrative applications and exercises. The 
main structure of the agenda is based on the housing model described in 
Chapter III and the assessment of impacting factors, Chapter V. This 
includes a clarification of the primary issues as they relate to critical 
factors, a description of the general layout and structure of the agenda, 
key definitions for the comparative evaluation of strategic options, a 
list of suggested participants and a suggested sequence of application 
and techniques to be used. 

The writer envisions presenting the agenda to the General Organiza-
tion of Housing, Building and Planning Research in Cairo and the Egyptian 
Ministry of Housing. The Organization, or the Ministry, can then invite 
representatives from concerned agencies and groups to participate in a 
workshop demonstrating the use of the agenda. Participants in this 
workshop may comprise the nucleus for a task force or a national housing 
team that can promote the development and implementation of effective 
housing for Egypt in coordination with other development plans. This may 
also open new channels for the solution of the housing problem in Egypt. 

Participants are expected to have an active role in the workshop. 
However, some of them may choose to attend as observers only. 

Each participant in the workshop would be provided with the follow-
ing: 

• Summary Analysis and Assessment of the Current Egyptian Urban Housing 
Situation see Chapter VI item 6.2. 

• A preliminary Decision Agenda for the development and evaluation of 
urban housing strategies in Egypt. 
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The Issues Restated 
Five issues need to be highlighted: the value of housing, environ-

mental quality, the economy of housing, the responsibility for housing 
and housing technology. 
The value of Housing to People: 

Focusing on housing as a need, the primary issue of "value" emerges. 
The value of housing indicated by its usefulness to its principal users, 
is independently variable from the material standards of the supply and 
se_rvices provided. The value of housing in terms of human and social 
values relates more to the performance of housing, i.e. , what it does for 
people. Market values relate more to the quality of housing in terms of 
material standards, i.e., what it is (Turner, 1977). Such a perception 
is extremely important for the assessment of housing need. The quali-
fications of housing as formal or informal, standard or substandard are 
not particularly indicative of performance. (The qualifications were 
discussed earlier in Chapter III, item 2.1. 2). What matters most is the 
extent to which housing supply and services satisfy the needs of the users 
and reflects their norms and values. Based on that perception, three 
performance categories can be described: 

A. Shelter (meeting survival needs) 
B. Decent Housing (meeting welfare needs) 
C. Adequate Housing (meeting fq.lfillment needs), Table 9. 
Socio-cultural change and developments in housing technologies and 

equipment may induce changes in the user's norms and housing related 
values. This suggests that a housing problem may be depicted as the 
change in the relationship between norms and conditions; and that the 
result of housing policy responses may also be·depicted as change in the 
relationship between norms and conditions, Figure 35. Constrained eco-
nomic conditions may limit the choice of goals. However, ultimate goals 
can be phased according to priority and availability of means. 

Environmental Quality: 
The quality of the housing environment affects the health, safety 

and satisfaction of the users. In the past it has not been a major issue 
in the Egyptian housing situation. However, it is recently emerging as 
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Table 9 

Hierarchy of Human Need .,.._ ___ -+_,.The Valw a'd Q..ality of lhJSio;) in Relalim to llEed 

Survival needs which are absblute necessities 
lhal pertain to health and safely. These are 
needs shared by humans and animals. 

Welfare needs which transcend biological sur-
vival to general social and psychological wel-
fare. For example, the need for privacy, for 
self respect, for a sense of community and be-
long.ing, for education, for cultural continuity 
and a sense of freedom, choice and social equity. 

ful fillmenl needs which relate more to per-
sonal values~nd variant social, intellectual 
and psychological needs, such as the need for 
self-expression and aeslhE:tics. 

a'd Perfomarce 

Sheller housing: Housing that provides 
protection from the elements and enem.;ies 
i.e., provides security essential for 
survival. 

Decent housing: Housing that provides 
shelter and ensures privacy as a basic 
welfare and fulfillment need and value, 
i.e., housing compatible with norms and 
upheld values of the community of users. 

Adequate housing: Housing that is secure, 
decent and adequately satisfies the wel-
fare needs of its u;aers, i.e., housing 
that is comfortable, convenient and facil-
itales the fulfillment of the aspiratlori 
of its users. 

Estirrated ~.; 

Havin 



Deplc.tion of a housing problem 

Level of 
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Conditions 
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Figure 3 5 Housing porblems and polic.y responses. 
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an important issue. More voices are heard calling for environmental 
planning and protection. Recent failures in the infrastructure prompted 
immediate attention and action to renew and upgrade the sy.stem in major 
urban areas. An important question is whether the present building codes, 
housing legislation and land use controls are sufficient and effective. 
It is an issue that .needs thorough investigation and a serious effort to 
determine priorities. 

Critical impacting factors warranting attention in this respect, 
include rural urban migration, the growth and disparities of the urban 
population as well as the availability of labor and resources. It.seems 
desirable to deflect migration away from urban areas and to the new com- .. 
munities while putting a hold on vertical expansieri. within existing con-
gested urban areas. It may.also seem efficient to provide needed 
services, incentives and improvements of conditions for the rural popu-
lation to encourage them to remain where they are. 

The Economy of Housing: 
This issue gained attention in previous reports on the Egyptian 

housing problem and proposals for its solution. The issue is of primary 
importance, given the strained economic conditions in the country. Most 
of the previous analysis focused on economic factors contributing to th~ 
problem. In turn, the proposed solutions focused ma:i,.nly on achieving 
maximum additions to the housing stock, through cost reductions, either 
by reducing the unit size, lowering standards, or promoting efficient 
designs and construction management. Thus, a vast majority of legisla-
tors, administrators, planners and builders assumed housing economy to 
be a function of productiyity. In light of the integrated concept of 
housing presented in this study, the issue of housing.economy is assumed 
to have wider implications. It incurs resourcefulness, efficiency, m:9.:. 

ductiyity, and affordability. It also relates to the primary issues of 
yalue and responsibility. For example, heteronomous·centrally adminis-
tered systems often produce things of high standard, at great cost and 
bureaucratic inefficiency, while autonomous locally self-governing sys-
tems produce things of extremely varied standards, .but at low cost and 
high user value. Furthermore, the productivity of centrally administered 

160 



systems diminishes as it consumes capital resources, while the produc-
tivity of locally self-governing systems increases as it generates capi-
tal through the investment of income. This is because the third or 
community sectors, can be seen to control critically important resources 
over which the commercial or public 'corporate' sectors have little or 
no effective control, (Turner, 1978). 

Finally, if attention is limited to material resources, the 
situational assessment will indicate a great deficit limiting possibil-
ities for the achievement of ultimate desired goals. A wider approach 
and consideration of human potentials and resourcefulness .can enhance the 
perception of the resource base and accordingly expand possibilities for 
goal achievement. The issue becomes how to mobilize human resources, 
stimulate imagination, initiative, co-operation and determination. 
Training programs may promote human skills and a restructuring of the 
housing process may encourage actual citizen participation in the man-
agement, maintenance and upgrading of the housing environment. 

In this respect the following three alternative approaches to.opti-
mization of resource use can be identified: 
1) Lowering space standards and industrialization of housing con-

struction. This approach is presently adopted by the Egyptian gov-
ernment and advocated by foreign consultants. 

2) Maximizing the use of local resources, including human, material and 
technical, to create housing environments compatible with the natural 
environment and within the means of the local population. This ap-
proach is advocated by the award winning Egyptian architect, Hassan 
Fathy, who wrote the famous book Architecture for the Poor. 

3) Maximizing the use of local resources while promoting the productivity 
of the housing environment through the integration of food-production 
activities, the taping of solar energy, waste recycling, and 
desalination of sea water in residential communities, (Farahat, 
1980). 

Perhaps the most critical impacting factors related to the issue of 
economy, are the economic trends affecting control over capital, finan-
cial constraints, national revenue and budget allocations. Accordingly 
it may be advisable to promote self reliance to maximize the use of local 
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resourcefulness and improve the overall efficiency in the housing proc-
ess. This is provided central limits guarantee equal access to resources. 
Imposing lowered standards may not prove to be socially acceptable or 
desirable. 

Responsibility: 
The issue of responsibility in housing relates strongly to the con-

ception of housing as a process. Responsibility suggests the division 
and distribution of levels of action and authority. Basically, it is a 
function of who decides what shall be done, and who provides the means. 
Furthermore, the issue of responsibility cannot be isolated from the is-
sues of value and economy, since the structuring of the housing process 
and the interplay of actors have a strong bearing on the efficiency and 
productivity of the process as well as the value of the outputs. To make 
this point clearer, one can use the analogy of connecting batteries to 
produce electricity. The same number of variables can produce different 
outputs, depending on the way they are grouped. Batteries connected in 
series produce greater output than those connected in parallel. The first 
step in disseminating responsibility is the acknowledgement of the 
resourcefulness of the various actors and their rights of participation 
in the process. The second step is to explore the roles the actors can 
play at each phase of the process. The roles can be viewed in relation 
to the current administrative and socio-political context or in relation 
to possible changes or modification of the current context. Such an ex-
ploration would involve in depth consideration of the three major policy 
trends described in Chapter V and their relationship to critical impacting 
factors. 

Critical impacting factors related to responsibility seem to be, 
pluralism and diverse ideological and political trends, ~overnment or 
private interest gaining control over capital, the drain or influx of 
labor. Exogeneous events such as war may diminish the roles and partic-
ipation of certain actors as well as the resource allocations. To de-
crease or limit vulnerability of the housing process to such fluctuations 
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and shakings, it may be wise to promote a self governing system mobilizing 
the broad base of participants and building in resilliance. 

Technology of Housing: 
The issue of technology of housing is closely related to the other 

four primary issues discussed above. It also directly relates to tech-
nological change as a critical impacting factor. 

Improvements or innovation in the manufacture and use of building 
materials and construction systems may result in impoved efficiency, 
economic gains, time savings, and imporved quality. This in turn could 
enhance the availability and affordability of housing. However, it is 
very important to make a distinction between mass-production, or large 
scale industrialization of housing and the use of appropriate technology. 
Large scale industrialization of hqusing may limit opportunities for 
self-reliance and benefits of small scale local resourcefulness, 
craftsmanship and variations in housing design to meet diversified needs. 
It may also lead to increas~d dependence on imported technology and in-
volvement of multi~national corporations. The challenge is to search for 
and sensitively apply technological improvements and innovation without 
loosing the benefits and opportunities of local resourcefulness and cre-
ativity. Appropriate technology does not necessarily exclude the use of 
large scale massproduction, it only allows its use where appropriate. 
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The general layout of a Decision Agenda for Housing includes the 
following items suggested: 

I. THE INTEGRATED CONCEPT OF HOUSING * 
II. THE NETWORK OF RELATED ISSUES 

A. Primary issues * 
B. Subsidiary issues * 

III. IMPACTING FACTORS 
A. Directly controllable * 
B. Indirectly controllable * 
C. Non-controllable * 

IV. STRATEGY OPTIONS 
A. Possible goals (Where we want to go?) ** 
B. Policy options (How to get there?) ** 
C. Potential variables * 

See Figure 36. 

*Provided by the analysis 
**To be explored by the participants 
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II 

HOUSING CONCEPT --1 NETWORK or RELATED ISSUES 
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Detailed Structure of the Decision Agenda 

I. THE INTEGRATED CONCEPT OF HOUSING This is the base line definition 

from which the agenda is generated. In other words, it is a key 

reference built in the agenda. Housing is conceived as a subsystem 
of society that provides an environment for the fulfillment of human 

needs. Housing as a need is an input to the system, housing as a 

product is an output from the system and housing as a process in-
cludes the throughputs for the conversion of inputs to outputs. 

INTERNATIONAL (GLOBAL) ENVIRONMENT 

NATIONAL ENVIRONMENT 

INTERACT! VE 
SUBSYSTEMS 

I. PRINCIPAL 
~ACTORS 

Physical 
Socio-Cultural 
Political-Governing 
Economic 

Community Sector 

Public Sector 

·Private Sector 

FEEDBACK IN TIME 

IMPACTING FACTORS* 
[Helping/Hindering (-) Forces] 

!~PUTS THE HOUSING PROCESS (SUBSYSTEM) OUTPUTS 
PRODUCTS NE EO S & --.--!--:..I 

VALUES ___ _ 
.~ 

DEMANDS 
RESOURCES !LAND 

MATERIALS 
HUMAN 
lEOfilOGICPL 

-Finarcial 

FEEDBACK IN TIME 

PRODUCTION AND 
MARKETING 

UPGRADING 

[
Supply 

Services 

IMPACTS ON 

}
Cost 
Quality 
Quantity 
Price 

The Housing Model Developed and Used in This Research, A Model Applicable to Egypt. 
[*Focus Of the Research] 
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II. THE NE'IWORK OF RELATED ISSUES: This is a summation and redefinition 
of the issues to be addressed in the agenda. The issues are derived from 
the broad scanning of previous reports and proposals referred to in the 
situation assessment (Chapter V Item 5. 4. 1) and Appendix B. The way they· 

are presented in the Agenda attempts to establish or clarify the link 
between the issues and the integrated concept of housing. The network 
is comprised of a list of primary and subsidiary issues. Primary issues 
may be viewed as root issues from which .. the subsidiary issues branch. A 
thorough discussion of these issues could enhance their understanding and 
agreement on their implications. 

NETWORK OF RELATED ISSUES 

A. PRIMARY 
Value of Ho 
to people 

using 

Environment 
quality 

Economy of 
housing 

Technolo~ 
of housing 

Responsibil 

al 

of 

ity 

B. SUBSIDIARY 
Performance 
A vailability 

A ffordability 

E 
p 
fficiency 
roductivity 

T echnical Development 
nnovation I 

I mprovement 
p 

L 
lanning 
egislation/Control 
mplementation 
ompliance 

I 

M anagement 
M aintenance 
R enewal and upgrading 

Issue: a point of debate, the point at which an unsettled matter 
is ready for a decision. 
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III. CRITICAL IMPACTING FACTORS Based on the assessment of impacting 
factors, Chapter VI, a set of critical factors is included in the 
agenda. Critical impacting factors are viewed as forces that are 
most powerful in determining the success or failure of public policy 
goals and strategies. Awareness of these factors and their poten-
tial controllability by housing policy, can help in the setting of 
goals and the choice among alternatives. A set of exploratory 
questions can help in clarifying the interaction between the 
options and factors. The critical impacting factors were found to 
be: 

DIRECTLY CONTROLLABLE 
Rural-urban migration 
Industrial development 
Advancements in the building and construction systems 
Developments in the use of building materials 
Growth in urban population 
Distributional disparities 
Poor rural conditions 
Attractive amenities-urbanized areas 

INDIRECTLY CONTROLLABLE 
Labor drain 
Potential influx of labor 
Economic expansion 
General rate of inflation 
Pluralism and diverse ideological and political trends 
The Nile Valley as a productive base 

NONCONTROLLABLE 
Government gaining control over capital 
Private special interest gaining control over capital 
Fluctuation or interruption of revenue from the Suez Canal 
Present hostilities in the Middle East 
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IV. STRATEGIC OPTIONS 
A. Possible.goals: Based on the situational assessment, compre-

hension of related issues, and awareness of crit:ical factors, 
sets of possible goals can be identified. A subset of questions 
may help determine priority among the goals. 
Goals are viewed as an articulation of values, formulated in 
light of identified issues and problems, towards the attainment 
of which policies and decisions are directed. 

B. Policy Options: ··these present the spectrum of alternative 
policy options for the achievement of goals. 
Policies represent guides topresent and future decisions de-
lineating a general course of action for the fulfillment of 
goals. 

C. Potential variables: A set of key variables was identified as 
having potential for housing policy intervention. 

[~~I~:s 

Location 
Size· of units 
Design 
Materials 
Fixtures 
Finishing 
Utilities 
Suppor~ing Services 
Amenities 
Densi.ty 

rouantity 
[Cost · 
Price Lrent 

sale 

-Resources~ - · land 
aterials 
inance 

-human . 
Ltechnology 

~M.ethods of construction 
Scheduling operation . 
Equipment · 
Supporting System 

~Tenure-rent.-ownership Standards · 
Regulations 
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Key Definitions for the Comparative Eyaluations of Strategic Options 
_ The following definitions should clarify the terminology used in the 

evaluation. See Webster's New Collegiate Dictionary, 1981. 
Feasible capable of being done or carried out/practically attainable 
Effective: producing a decided, decisive or desired effect. 
Efficient: productive of desired effects; especially without 

waste/achieving more with less/yielding a high benefit to cost 
ratio. 

Equitable: dealing fairly and equally with all concerned. 
Equity: justice according to natural law and right; specifically free-

dom from bias or favoritism. 
Acceptable: capable or worthy of being accepted, barely satisfactory or 

adequate. 
Desirable: worth seeking or doing as advantageous, beneficial, or wise; 

advisable/ It is not only socially acceptable but also pref-
erable and most compatible with the general value system of 
society. 
in public policy analysis cost is much more than the expenditure 
of money •- the consumption of physical resource, the employ-
ment of human labor and the dissipation of time. Costs may 
be outputs that follow as a conseguence of a policy decision 
as well as inputs designed to implement ;i.t. Costs·as output 
represent negative impacts or consequences to be avoided or 
minimized, (Quade, 19 7 5). 

The agenda may be viewed as a possible tool for consensus building 
in participatory decision making. 
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Preliminary List of Participants 
Official Housing Policy Makers 

The Egyptian Ministry of Housing 
The Egyptian Ministry of Urbanization and New Communities 
The National Organization of Housing Cooperatives 

Technical and Planning Bodies 
The General Organization of Housing, Building and Planning Research 
The National Institute of Planning 
The Egyptian Universities' Task Force on Housing 
The World Bank Branch in Egypt 
The USAID Branch in Egypt 

Citizen Representatiyes 
The National Assembly's Committee on Housing 
The Shura Council 

Professional Groups and Societies 
The Egyptian Syndicate of Engineers 
The Egyptian Society of Architects 
The National Union of Laborers 

Financing Agencies 
The Union of Islamic Banks 
Nasser's Social Bank 

The Press 
The Egyptian Labor Magazine 
Al-Ahram Economist 
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Sequence of Application 
This section describes the procedural steps of using the Decision 

Agenda by a group of active participants in a meeting or workshop. The 
procedures can be applied in two sessions with a recess in between. The 
objective of the first session is to generate ideas regarding strategic 
options. The objective of the second session is to compare and evaluate 
suggested strategic options and build a consensus regarding their desir-
ability and appropriateness. The sequence of procedural steps may be as 
follows: 
The First session: Generation·of Ideas 
1. Opening statement of purpose and introduction.of participants by the 

principal host of the workshop. The principal host can act as the 
chairman and leading mediator of the workshop, or delegate that re-
sponsibility to a qualified assistant. 

2. Ensuring that all participants have copies of the Summary Analysis 
and Assessment and the Decision Agenda provided prior to meeting. 

3. Allowing sufficient time for the participants to review individually 
the material handed to them add and to seek any clarification from 
the leading mediator. 

4. Systematic group review and discussion of the items on the agenda 
which are already identified and provided by the research. Sug-
gestions for additions or modification may be expressed by the par-
ticipants and noted by the leading moderator. 

5. Allowing sufficient time for the participants to silently think about 
and write down their suggestions for possible goals and policy 
options. 

6. Verbal sharing of ideas by the participants to be organized by the 
leading mediator. All participants should be guaranteed the right 
to express their ideas. 

7. Summation of suggested goals and policy options in terms of clear 
alternatives. The preliminary form for comparative evaluation pre-
sented in Chapter 3, Figure 22 can be used for this purpose. 

Recess: Allowing a short break for the participants to refresh them-
selves, have a snack and communicate informally. During the recess, 
copies of the summation of alternatives can be made. 
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Second Session: Comparative Evaluation and consensus Building 

8. Distribution of the summation of alternatives suggested in the first 
session. 

9. Discussion and comparative evaluation of goals in terms of accepta-
bility, feasibility, desirability and priority. This can involve 
silent individual thoughts and writing followed by verbal group 
sharing and discussion and elimination of non-acceptable or non-
feasible goals. Group ranking of remaining goals in terms of their 
priority and desirability. 

10. Discussion and comparative evaluation of suggested policies to 
achieve the goals in terms of expected effectiveness in achieving 
desired goals, social acceptability, efficient· use of resources and 
equity. 

11. Selection of policies that are likely to be most effective; accepta-
ble, efficient and equitable. 

TECHNIQUES 
Certain Group Dynamic Techniques may be applicable while using the 

Decision Agenda. For example: attitude surveys, nominal group technique 
(NGT), Delphi, charette and brain storming. NGT may prove to be partic-
ularly useful in the assessment of need, exploration_ of alternative sol-
utions and priority setting. Such techniques help in identifying a 
threshold of agreement among representative of the various actors in-
volved in the housing process; as well as clarifying points of difference 
or conflicts to be resolved by the participating decision makers. NGT 
which combines both nonverbal and verbal stages in a structural group 
meeting includes: 

1) Silent generation of ideas in writing. 
2) Round-robin feed-back from group members to record each idea 

in a tense phrase on a flip chart. 
3) Discussion of each recorded idea 
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7.2 RECOMMENDATIONS FOR THE RESOLUTIONS OF THE HOUSING PROBLEM IN EGYPT 

A. Principles for action related to the primary issues: 
i. Housing is a social responsibility: The society 

is responsible for the provision of shelter to 
satisfy a basic human need and a necessity for 
survival. It is also responsible for the promotion 
of adequate housing environments. Adequate shelter 
and services are a basic human right which places 
an obligation on the state to ensure their attain-
ment by all people. However, the State's efforts 
to fulfill this obligation must in no way interfere 
with freedom of choice and action within the limits 
of 'Sharia', i.e. , Islamic jurisprudence and in 
accordance with the values and principles upheld 
by the Egyptian society; These values and princi-
ples are not viewed in any way as impediments to 
change, on the contrary they are viewed as 
stimulants and guidelines for change. 

ii. Deyelopment is a comprehensive process that deals 
with eyer changing dynamic and interdependent con-
ditions. and should be carried out as a human 
process. It is not simple or unplanned growth. 
It encounters problems that are closely connected 
to human behavior and therefore could not be gov-
erned by rigid and dogmatic laws, or mathematical 
formulas and equations, but it may follow reason-
able and flexible general guiding principles (Said, 
1981). Public participation is a human right, a 
political duty and an instrument essential for na-
tional development, especially under conditions of 
resource scarcity. Unless people are encouraged 
to participate through appropriate political, eco-
nomic and social institutions, they cannot identify 
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with the decisions which affect their daily lives 
(U. N., 1976). 

iii. Self-reliance ensures the stability and continuity 
of the system. The establishment of a self., 
reliant, self-governing housing system based on 
training and encouragement of the broad base of 
citizens to actively participate .in decision,-making 
and consensus building, can have the benefit of 
built-in flexibility, resilience and responsive-
ness, which should enable the system to 
continue,meet various challenges and avoid threats. 
Centrally dominated systems -- in which the State 
is the planner and controller of housing; private 
developers are the executors, and the eventual us-
ers of housing are confined to the role of the 
beneficiary spectator -- have often proven to be 
vulnerabl~ to unexpected crise,s and events. A 
self-reliant housing system also has the advantage 
of effectively pooling the resources of the public, 
private and third sectors and coordinating their 
roles at the various levels and phases of the 
housing process, Figure 37. 
A corollary of this principle is that requisite 
variety in dwelling environments can be achieved 
and that supply and demand can be properly mat.ched 
and consequently satisfied, only when housing is 
determined by households and local institutions and 
the enterprises they control (Turner; 1978). 

iv. The use of appropriate technologies for housing, 
especially the mechanical and managerial tools that 
are available and used by peop~e and small organ• 
izations, can guarantee the effective use of lo-
cally available resources. 

v. Planning for housing through limits: Centrally 
guaranteed limits should ensure equitable accessi-
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bility to vital resources without inhibiting or 
obstructing responsiveness to variant needs and 
flexibility. Planning that is confused with design 
or which lays·. down lines that people and organiZa-
tions must follow, or.whieh imposes undue restric-
tive details eventually leads to the inhibition of 
enterprise and the loss of resources. While on the 
other hand planning that guarantees limits to pri-
vate action can maintain equitable access to re-
sources and avoid exploitation (Turner, 1978). 

vi. The repelling of danger takes precedence eyer the 
acquisition of benefit. This principles has im• 
portant implications in the determination of pri.;. 
orities and definition of public interest. Its 
application can be very valuable; particularly in 
situations where a conflict of interest exists, for 
example in cases of urban renewal where the inter-
ests of developers and profit oriented groups may 
conflict with interests of local residents. It is 
also important with regard to enforcement of safety 
standards, rem.oval of nuisances and prevention of 
abuse of rights or misuse of property. In light 
of this .. principle, the exercise of right is per-
mitted only for the achievement of the purpose for 
which the right was created; the exercise of a 
right is illegal if used to bring injury to others 
(llewellyn, 1980). 

vii. Social symbiosis CAl"".Takafull. According to this 
principle, members of the community are considered 
like organs of one body; if any organ is in trouble 
the rest of the body responds to it and is affected. 
Thus, mutual support, collaboration and cooperative 
behavior are greatly encouraged and considered 
normative behavior. A common practice among 
Egyptians is to pool savings together in a 'Gamia' 
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b. Goals 

and take turns in utilizing the pooled savings to 
finance individual projects and fulfill personal 
and family rie.eds. · ' Zakat ' , or poor' s · due, is a 
powerful social security system. Zakat is given 
directly to needy individuals ot indirectly through 
special organizations or committees. ·Recently; 
some banks are given the re:sponsibility to.· manage 
Zakat funds to meet the needs of the least advan-
taged. segments of the population and conduct spe-
cial projects for personal and community 
development. In a· few individual instances some 
of these funds were cl:J.annelled for housing pur-
poses. 

viii. Mutual agreement in commercial dealings 'Al-
Taradi; : According to 'Sharia' , determinatio:i;i of 
the price of goods,· including housing, is the sub-
ject of mutual agreement between the buyer and 
seller or owner and tenant .. People·ate free in 
their financial dealings .. However, the government 
is allowed to intervene to protect people's rights 
and remove injustice in the case of clear trans-
gression by property owners who may be holders of 
absolute. necessities for survival ·such as food or 
shelter. 

Based on the preceding principles, the following goal.set 
is envisioned by the writer to have potent·ial for feasibility 
and acceptability. 

i. The first and prime strategic goal is to facilitate · 
the provision of safe, decent and adequate housing 
environments that satisfy basic needs relating to 
the survival and welfare of the Egyptian population 
with its various segments, while maximizing the 
wise and efficient use of available resources and 
opportunities. This means increasing the supply 
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c. Policies 

of adequate and affordable housing to satisfy the 
existing needs and. estimated future demand as well 
as upgrading the existing urban housing supply, 
services and infrastructure .. 

ii. To deflect rural'.'"urban migration away from pres-· 
ently congested urban areas. 

iii. To relieve congestion and overcrowding and reduce 
existing disparities in population densities. 

iv. To gradually promote and establish a self ... goyerning 
housingprocess that involves the various actors 
in active decision making and responsible manage-
ment of housing and the surrounding environment and 
encourages third sector groups and organizations 
to participate in solving the housing problem. 

v. To revise and modify the present housing legis-
lation to be compatible with the basic concepts of 
self-government within reasonable limits to guar-
antee equity and promote sound interactions re-
flecting upheld values and principles. 

vi. To more effectively coordinate housing policies and 
legislation with policies related to urbanization, 
land reclamation and protection of valuable fertile 
(cultivated) land. 

In order to achieve those goals, the following policies 
are suggested. 

i. Expand the serviced land supply for urban housing 
along existing main desert roads linkillg major 
cities and coastal areas which have a potential for 
development, Figure 38. 
The Agency for New Communities is presently active 
in this respect. However, evaluation and assess-
ment of past experience can help improve perform-
ance and redirect policies. Co-operation between 
the Agency, the General Organization of Housing, 
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Building and Planning research can prove to be 
beneficial. 

ii. Promote efficient utilization of wasted urban space 
to provide for needed services and supplementary 
facilities. The recently introduced aerial pho'" 
tography and remote sensing systems should be ef-
fectively utilized by the Organization of Urban 
Planning in conducting surveys and preparing im-
provement plans. Input and suggestions from local 
residents should be sought and encouraged. 

iii. Encourage and support research efforts related to 
housing norms and family needs and relating them 
to housing performance standards which can provide 
an opportunity for creative design solutions that 
could be cost efficient without necessarily sacri-
ficing quality. Since performance standards may 
prove to unrealistic, inflexible, restrictive or 
unduly lowered standards to minimize cost per unit 
area and cost per capita, clearly defined housing 
norms could help in determining the acceptability 
and desirability of alternative standards. When 
the limits are set, and the housing norms under-
stood and defined, it will be possible to promote 
more sensible, sensitive and responsive solutions, 
where efficiency and economy do not undermine the 
choice of 'the appropriate'. 

iv. Encourage semi-private corporations or establish-
ments to make good use of funds from the percentage 
of their prof its designated by law for employee 
housing purposes. Technical assistance from the 
Ministry of Housing may help such corporations to 
disseminate those funds efficiently and effec-
tively, through direct assistance programs, rent 
subsidies to employees, free interest loans or ac-
tual construction of employee housing. 
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v. Islamic bank funds can also be effectively helpful 
in financing different types of housing projects 
serving various target groups and involving various 
investors. Table 10 shows a preliminary vision of 
how these funds can be directed. This means ex-
panding the present role of the banks and revising 
some of their current policies. An encouraging 
sign is the recent involvement of the International 
Islamic Bank for Development in planning and sale 
of new subdivisions in Al Mokatam City east of 
Cairo. 

vi. Putting a halt on vertical e,xpansion in congested 
urban areas to new communities. 

vii. The encouragement and development of a network of 
committees for the improvement of housing environ-
ment (CIHE). These committees can be formed at 
various levels; the housing group level, neighbor-
hood level, local community; regional and national 
levels, Figure 39. These committees can be inte-
grated with the existing governing system 
is shown in Figure 40. Such a network can help 
mobilize and coordinate third or community sector 
resources and efforts as well as ensure users par-
ticipation in decision making at the various levels 
of the housing process. 
Users of housing can be called upon by the Ministry 
of Housing, to form such committees . Local housing 
officials can invite the users to preliminary 
meetings or conferences to present, discuss neces-
sary actions for the initiation and establishment 
of the committees. The Ministry of Housing can 
also call upon the media to creatively help in the 
presentation and propagation of the idea. The 
ministries of Education, Health and Social Welfare 
can also be approached for assistance and collab-
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oration in the initiation of the proposed CIHE 
network. 

I I I 

Although the purpose of such committees is the same 
at the various levels, yet the functions may 
slightly differ, e.g., the housing group and 
neighborhood committees may have the following 
functions shown in Figure 41: 
i) Management and maintenance of the immediate 

housing environment, e.g., management and 
maintenance related to plumbing, sanitation, 
garbage collection and disposal or recycling. 

ii) Improvement and upgrading of the environment, 
including the housing units, services and fa-
cilities, e.g., making use of waste space in 
the provision of parking garages and children's 
playgrounds. Users initiative and creative 
ideas may inspire designers with sensitive and 
responsive solutions. Figures 42, 43, 44, 45 
and 46. 

iii) Mutual support or social symbiosis, e.g., 
pooling funds for mutual support, housing as-
sistance, loans, etc. 

iv) Promoting a sound, satisfactory relationship 
between the tenants or occupants of housing and 
owners or landlords. 

v) Participation in the foundation of housing 
policy through representation in the network 
and expression of opinion. 
An example of third sector organizations that 

can participate in the resolution of the problem, 
through the CIHI, are the 'Zakat committees' which 
are spread all around the nation. These can be 
actively involved in meeting the housing needs of 
the lowest income segments of the population, es-
pecially since they are linked to Nasser's Social 
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Major Functions of the PToposed Committees at the 
Neighborhood and Housing Grou~ Level 

Management & Maintenance 

Improvements & Upgrading 

Mutual Support 

---

Participation in the Formulation 
of housing policy through repre-
sentation in. the network 

Promoting a sound satisfactory 
relationship between tenants and 
landlords 

Figure 41. Major Functions of the Proposed Committees 
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A 

13 story apartment building 
Has a total of 72 families 

a::oa::n 

thildren's playground 

r---ir----------~i----------Proposed resolution of 

Section A-A 

conflict: solution com-
bining both garage and 
playground 

Figure 43. Proposed Multiuse of Same Space to Accommodate 

Parking and Playground 
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Figure ·44 Wasted urban space that can be used to provide needed 
services and supplement a r y f ac ilities , e. g . , a child r e n ' s 
playgr ound super L~posed on a parking garage. 
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A 

Figure 45 , 

u n 

Section AA 

• 

• 

Plan 

Using wasted space to satisfy needs and reduce 
defficiencies in the housing environment at the 
neighborhood level connnittees, e.g. of projects 
for the improvement of housing environment at 
the neighborhood level. 
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A common open space in one of the economic 
housing neighborhoods - opportunity to set 
up a children's playground. 

Surrounding environment with variations in 
topography: An opportunity for sensitive 
landscape design and amenity 

Figure 46. Opportunities for Landscape Design and Amenities 
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Bank through which a percentage of profits are 
channelled to serve the needy, Figure 47. 
Encouraging Summer work camps for the improvement 
of the housing environment. The Supreme Council 
of Youth and Ministries of Education and Higher 
Education can co-operate with the Ministry of 
Housing in the planning and organization of the 
camps and the provision of training, materials and 
equipment for maintenance and upgrading services. 
Graduates not eligible for compulsory military 
service and those participating in the existing 
civil service program can be trained to help local 
residents in maintenance and upgrading of housing 
and the promotion of the surrounding environment 
through the proposed CIHE. 

viii. Revision of the present housing legislation to 
promote self-government and remove over-
restrictive, unnecessary or unrealistic 
prescriptive clauses based on arbitrary desig-
nations or inadequate assumptions, such as the 
designation of the percentage of housing to be 
built at the four levels: low income, average, 
above average and luxury housing, and the improp-

erly assumed relationship between the size of the 
housing unit and its rating as average, above av-
erage or luxury housing. It is obvious that vari-
ous factors are involved in such rating other than 
just the size or area of the unit. 
Another item that needs revision is the limitation 
on the percentage of condominiums allowed in a 
building after the dramatic increase in sale prices 
of these condominiums." Perhaps a more effective 

While lowest income families found it hard to come upwith L.E. 12.5 
as a monthly rent for a public housing apartment, a contracting com-
pany was able to buy an apartment in a relatively old building, at 
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Schematic outline of the affiliations of the 
committees for the improvement of housing 
environment at the neighborhood and housing 
group levels. 
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d. Horizon 

and beneficial legislation would require both the 
sellers and buyers of units whose sale exceeds av-
erage sale price in the local area, to pay a spec-
ified percentage of that sale price to a local 
housing fund at the closure and registration of the 
deed. The fund can be used to upgrade the local 
environment and relieve hardship on lowest income 
families suffering from unfavorable housing condi-
tions. 

ix. To ensure operational land development and pro-
tection policy in coordination with financial pol-
icies that could provide both incentiyes for 
migration to newly developed land and penalties for 
encroachment on fertile agricultural land. Incen-
tives may take the form of tax exemptions, as is 
happening now, and/or interest-free loans and 
leasing of equipment. Penalties or disincentives 
may be imposing high taxes on urban housipg forced 
on agricultural · land. 

The ultimate desirable goals or conditions cannot be re-
alized in a short period of time. This means that a long range 
plan is needed; a plan in which the ultimate goals are phased 
in so that at each stage certain policies are direc.ted towards 
the achievement of intermediate goals. Depending upon the 
available resources and apparent constraints and opportunities, 
a long range housing strategy can be staged so as to gradually 
achieve the ultimate desirable conditions, Figure 48. 

e. Summation of Recommendations 
Principles 

i. Housing is a social responsibility 
ii. Development is a comprehensive human process 

the central business district of Cairo, for L.E. 300,000 in 1983. 
The apartment size did not exceed 140 sq. m. (Yassa, 1983). 
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Possible, unexpected encouraging, accelerating and promoting 
factors, forces and opportunities (~ ~ ) 

Possible or unexpected illlpeding, discouraging or 
threatening forces and factors (~ ~) 

Set of current 
condition 

~ 

4' T :, of iuu~dia<• 
i;:onditions 

No!?t desirable 

Accep\;able 
Acceptable but least desirable 

Uncertain acceptability 

Not acceptable 

Set 9f intermediate 
conditions 

Figure 48 Ph<!sing of the strategy to reach the ultimate desirable stage, 

Set of ultiwat;ely 
desired conditions 



Goals 

Policies 

iii. Self-reliance ensures the stability and continuity 
of the system 

iv. The use of appropriate technology 
v. Planning for housing through limits 
vi. The repelling of danger takes precedence over the 

acquisition of benefit 
vii. Social symbiosis 
viii. Mutual agreement in commercial dealings 

i. Facilitating the provision of safe, decent and ad-
equate housing environments with sufficiency and 
affordability guaranteed to all. 

ii. Deflection of rural-urban migration to new commu-
nities. 

iii. Relieving congestion in urban areas 
iv. Promotion and establishment of a self-governing 

housing process 
v. Promoting compatible housing legislation 
vi. Effective co-ordination of Environmental Policies 

and legislation for housing, urbanization, land 
reclamation and valuable resource preservation 

i. E~panding the serviced urban land supply 
ii. Promoting efficient utilization of urban space 
iii. Encouraging research efforts related to housing 

norms and needs 
iv. Making good use of housing funds of semi-private 

corporations 
v. Encouraging Islamic Banks involvement in housing 
vi. Putting a halt on vertical expansion in congested 

urban areas 
vii. Encouraging and developing a network of committees 

for the improvement of housing environment (CIHE) 
viii. Encouraging summer youth camps for maintenance 

and upgrading 
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ix. Revision of the present housing legislation 
x. Insuring an operational land development policy 

supported by a reasonable effective system of pen-
al ties for violation and incentives ror compliance 
and initiative 

7.3 IMPLICATIONS FOR OTHER NATIONS 

Although the research was mainly geared to the Egyptian housing 
situation, several factors in the situation are common in many developing 
countries. Thus, the housing model developed and applied in the research, 
as well as the methodological procedures developed, and comprising the 
critical factors approach, can be largely applicable to other developing 
countries·with similar circumstances. This may be further clarified with 
the following review of the housing problem in those countries. 

Developing countries are experiencing a most rapid growth in popu-
lation, urbanization and social transformation while they are mostly the 
nations with the least financial resources to cope with the change. 

The United Nations Department of Economic and Social Affairs postu-
lated that developing countries have certain characteristics in common, 
mainly a) a growing population, b) national government firm commitment 
to economic development, c) undergoing a process of industrialization and 
urbanization, d) rural families migration to urban centers, and e) 
mounting backlog of accumulated needs while governments find themselves 
unable to keep up with the needs of current population growth. Thus, 
the daily environment of the vast majority of the people of these coun-
tries is deteriorating with grave implications for ,future public health, 
productivity, and social peace. (United Nations, 1976). 

The common characteristics mentioned above, may be considered as 
important factors impacting on the housing situation in developing coun-
tries. In 1975 less developed countries (L.D.C. )~ accounted for 72.5% 
of the world population and are expected to account for 80% of the world 
population in the year 2000, (Burns and Grebler, 1977). 

L.D.C. is sometimes used as another term for developing countries. 
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An important characteristic of the population of developing col.lil-
tries that has direct impact on housing is the age structure which shows 
that most of the population of developing countries are young people who 
have their child bearing years ahead of them, and thereby built-in mo-
mentum for further growth. The population pyramid also reveals' that the 
majority of the clients to be concerned with are large families. Of the 
total of two and a quarter billion people in over one.hundred developing 
countries, some 900 million are Under the age of 15. "u In 1950, developing · 
countries had only 24 cities with one million people. Now they have 101. 
Slums are home to at least one-third of the urban population in all de-
veloping countries, and the slums seem to be growing twice as fast as the 
towns and cities as a whole. The increase in the cities of the poor world 
is putting enormous strain on totally inadequate facilities. Already 
nearly four out of every five of the citizens of Calcutta live with their· 
families in one-room homes, and that does not count the hundreds of 
thousands who have to take what shelter they can findon the.pavements 
and in ditches (Lean, 1980). 

TheWorld HealthOrganiZation estimated in 1970 that only half the 
people of the cities of the poor world had any access to regular water 
supplies, and half of those had to rely on public shared pipes.· Sewage 
disposal is usually either scarce or inadequate in. many cases causing 
contamination of public water supplies and consequently disease and mor-
tality. Many observers have noted that deteriorating conditions in poor 
cities have given birth to a generation of cynical youth ready to resort 
to desperate measures to achieve their ends and that.unless conditions 
are improved for the vast majority, agitation and violence will corttinue 
(Lean, 1980). 

In a recent editorial entitled "Housing Between Theory, Legislation, 
and Implementation", (1984), Dr. Abdelbaki Ibrahim acknowledged that de-
spite all the dedicated efforts of local and international organizations. 
as well as the multitude of publicationson the subject, the housing 
prdblem is still acclimulating and, getting worse and more intricate in many 

McNamara's farewell address to the annual meetings of the In.terna-
tional Monetary Fund and the World Bank, as reported in (Serageldin, 
1982). . 
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developing countries seeking the solution which is getting more difficult 
day after day, until it has in some cases become impossible. He admits 
that housing is one of the most sensitive and complicated problems due 
to the interference of various influences and factors, mainly economic, 
social, political, human, and environmental. The problem is also aggra-
vated with growing demand by the inhabitants and their competition for 
economic resources. Furthermore, in the developing countries, housing 
reflects dissimilar concepts, incompatible norms or criteria, obscure 
aims, and conflicting courses of action. Consequently, the researcher 
does not reach a conclusion, the legislator finds it difficult to attain 
an ordinance, the politician cannot realize his aspirations, the sociol-
ogist cannot manage to establish the balanced structure and the planner 
cannot form a clear picture for the future. In the end, the common people 
continue to be ensnared in the whirlpool of contradiction, opposition, 
agitation, attempted efforts, hasty decisions, and immature projects, 
(Ibrahim, 1984). 

It has been widely upheld by national government and concerned 
international organizations that it is a global problem and a social re-
sponsibility to facilitate the provision of suitable housing and safe 
living environments which contribute to health, welfare, productivity and 
satisfaction of people. Many of the third world central governments have 
found that it is unrealistic to engage in the actual production and dis-
tribution of housing. There seems to be a growing awareness that the most 
critical role the cent.ral government can play in this respect is the in-
itiation of effective housing strategies that lead the way for the overall 
housing process to move in the required direction for the benefit of all. 
Therefore, this study appears in some instances to be adaptable for ap-
plication beyond Egypt. 
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9.0 APPENDIX A GLOSSARY OF TERMS 

Adequate housing: Housing that is secure, decent and adequately satisfies 
the welfare needs of its users and facilitates the fulfillment 
of their aspirations. 

Affordability: The ability to pay for housing. 
Building Codes (standards): A document specifying acceptable standards 

for building construction methods and materials for new or re-
habilitated structures. Building codes are designed to estab-
lish minimum standards in the erection and composition of 
buildings to protect human beings who live or work in them from 
structural collapse, fire, and other hazards (Hipshman, 1977). 

Consumption. management and maintenance: The actual use and care of 
housing and its environment, i.e. mana~ement and maintenance 
of spaces, equipment, structures, services, etc • 

.;oC=r ... i..,t ... i ... c...,a ... l._....F...,a....,c'""t""'o'-r-r: A factor in the situation that is crucial to the choice 
of the appropriate and effective strategy. A critical factor 
may relate to the feasibility and desirability of alternative 
strategies. For example, available resources and the value 
system within the situation relate directly to feasibility and 
desirability. Thus it is an impacting force that is most pow-
erful in determining the success or failure of public goals and 
strategies. 

Decent housing: Housing that provides shelter and ensures privacy as a 
basic need and value, i.e. housing compatible with upheld val-
ues and principles of the community of users. 

Decision Agenda: It is based on the holistic picutrerevealed by the 
analysis. It is comp:rised of main issues to be addressed, 
fundamental questions .to. be answered regarding goal.s and pri-
orities and apparent strategic options and policy variables 
with reference to the interaction of those options with the 
critical factors. 

Delapidated conditions: A condition of the lowest physical quality that 
is unacceptable and unrepairable and therefore necessitates 
abolition. 

Density: The avera~e number of persons, households, or dwelling units 
within a given area (per unit of acre, square mile, etc.). 

Desirable: Socially acceptable and preferable, i.e. compatible with 
the general value system of society. 

Deteriorating conditions: A condition of lowered physical quality that 
can be upgraded. 

Dwelling unit Cd.u. ): The living quarters (house, apartment, mobile 
homei condominium) which provide separate and complete living 
faci ities for .Qng household. 

Environmental planning and design: Arriving or developing specific 
proposals for the future use of environmental resources. It 
is the mediation between physical conditions to achieve desired 
goals and satisfy sensed needs. 

Family: The nucleus of society which has the prime function of nuturant 
socialization. It is also a semi-closed system of interacting 
personalities, supposedly, bounded together with love and com-
passion. A family may be two or more persons, related by blood, 
marriage, or adoption. A family may, or may not, be a househbld 
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(i.e., may not all live tor,ther) (Morris and Winter, 1978; 
Hipshinan, 1977; Holy Koran . · 

Feasible: Practically attainable (technologically-financially, etc. ) • 
Goal: An articulation of values, formulated in light of identified issues 

and problems, toward the attainment of which policies and de-
cisions are directed (Steiss, 1975). Goals provide general and 
philosophical targets that implicitly or explicitly suggest 
guides to action. They are usually qualitative statements of 
what ought to be (Steiss, 1976). 

Household: A single person, or a group of persons, who share one 
dwelling unit. A liousehold may, or may not, be a family. (For 
example, a group of unrelated roommates constitute a household 
during the time they share a dwelling unit) (Hipshman, 1977). 

Housing: 

Housing 

Housing 

In general, "Housing" is the provision of shelter and an en-
vironment for the fulfillment of basic human needs. Housing 
is a need, a product and a process. 

codes (standards): Establish minimWil occupancy standards for 
exist in$ housing. They may establish standaras for: · ( 1) the 
facilities to be supplied by the ow:ier; (2).maintenan~e (3) the 
number of•people who can occupy units of different sizes and 
room composition (Hipshman, 1977). These are different from 
building codes. 

legislation: Design and articulation of the legal framework for 
implementation of the adopted strategies and regulation of the 
interactions of the different actors in the· housing process .. 
It may identify specific rights and obligations and establish 
housing codes. · 

Informal/Formal housing: Informal housing is built by the private sector 
but is not .in accordance with national standards, local zoning 
~egulations or ~uilding c9des. Formal housing is that which 
is built according to national and local standards and regu-
lations. · · 

The model is a simplified .explicit representation of a real world 
situation. It is a close approximation of reality and can 
provide the basis for the refinement and testing-of. detailed 
hypothesis which in turn should lead to further refinement of 
the model (Strategic Management for the USGS, 1983; and Morris 
and Winter, 1978). 

Objectiyes: Provide standards of desired performance by which to measure 
the success of the system and its component activities. They 
require a greater quantification in order to provide measure-
ment of achievement (Steiss, 1976). 

Policy: A guide to present .and future decisions, selected in light of 
given conditions from a number of alternative courses of 
action. . 

Policy plannin~: Formulation of specific policies, including actual 
decisions designed to carry out the chosen course of action. 

Policy programming: Involves a more specific definition of objectives, 
scheduling commitments, etc. 

Poyerty line. or poyerty 1er,e~: A defined income le_vel below which a 
family is official y 'poor." The poverty line is revised upward 
as the cost of living rises (Hipshman, 1977). 

Production and marketing: The actual provision and supply of housing, 
i.e. the execution of plans and designs. 
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Renewal and upgrading: Needed replacement, improvements and modifica-
tions to promote better housing and envi.ronmental conditions. 

Rent/Income ratio: The percentage of income that a family spends for 
rent. 

Shelter: Housing provides protection from the elements and enemies. 
Therefore it is an absolute necessity for survival and in that 
respect it is a human right. 

Standard housing: Housin~ of sound structural condition, with all 
plumbing facilities (bath or shower, flush toilet, and s_ink) 
and complete kitchen, for the exclusive use of the occupants, 
and having direct access. In other words, housing which meets 
all local building and housing codes (U.S. Census definition). 

Strategic planning: Is a developmental subprocess which incurs the 
identification of goals and broad policies as well as priori-
ties associated with the goals. It differs from conventional 
planning which is usually concerned with the determination of 
the most effective or efficient means of achieving pre-set 
goals. 

Strategy: The broadest and most general type of policy, relating goals, 
objectives and more specific implementation policies. 

Subsistence income: Personali family or household income that barely 
covers basic surviva expenses. Turner specifies that if the 
person, family or household must spend between 80. and 90 percent 
of their income on food and fuel alone, to keep well ana 
healthy., then this income is considered subsistence income. 
Affordaoility o.f standard housing may be assessed in terms of 
multiples of the subsistence income lTurner, 1978). 

System: 

value: 

A group of interacting, interrelated, or interdependent elements 
forming or regarded as forming a collective entity. 

An element of a shared symbolic system (referred to as value 
system), acquired through social learnin~, which serves as a 
guide for the selection from among perceived alternatives of 
orientation (Steiss and Daneke, 1980). 

Zoning Ordinance: A legal document regulating the use of land and the 
structures thereon in such a way as to protect public health, 
safety, and general welfare .. 
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10.0 APPENDIX B SUMMARY OF REPORTS AND STUDIES 

Immediate Action Proposal (MOHR. USAID et al. • 1976) 

The report looked briefly at the broad constraints of population, the 
economy, settlement pattern, and the housing delivery system which was 
found to be constrained by capital shortages, building material shortages 
and limited capacities. The report also looked at the national housing 
requirements and the current housing deficit calculated by the Ministry 
of Housing and Reconstruction (MOHR) then. The national housing deficit 

in 1975 was estimated to be 1. 5 million units,. and 1. 6 million additional 
units were required by 1985. The report estimated that the housing pro-

.duction levels fall far short of the nation's housing needs, and contended 
that substantial changes appeared to be required in the approach to the 

provision of housing, that was present then. Certain improvements were 
advocated by the joint team. Among these are the following: 

1. The reduction of the· average cost per unit of housing constructed. 
Suggestions for accomplishing such reductions were: an overall re-
duction of the general size of each dwelling unit, better architec-
tural designs, site planning and reduced infra-structure cost. The 
team strongly recommended the development of new architectural de-
signs for multi-family housing which draw upon the best aspects of 
traditional Egyptian architecture and allow for expansion by the 
owners themselves. Thus, MOHR can build smaller units initially at 
prices which fir the economic capacity of the home buyers and greatly 
reduce subsidies. The team also suggested that MOHR should reevaluate 
its minimum standards for room size and consider multi-use rooms in 
smaller apartments. 

2. Increasing recoyeries of the capital inyestment. Objectives in this 
regard are to obtain a better multiplier effect with the money in-
vested, restructuring the recovery system and ensuring that the re-
covery funds are priced at a rate that avoids decapitalization of the 

209 



investment over time. Illustrative alternatives were given in this 
respect. The team recommended that accurate and detailed financial 
projections should be prepared by MOHR to test housing policies under 
consideration and to assess the effect of various subsidies on dif-
ferent income groups and on the national treasury prior to making a 
commitment to a particular course. 

3. The development of an integrated improyement program for the lowest 
income people: This suggestion consisted of two major parts: 

a. upgrading of existing settlements within the city and 
b. the provision of sites and services plots for the expansion of 

low-income settlement. This was considered by the team as an 
emergency program. 

The team emphasized that the major objectives of the housing policy 
of Egypt should be to make the maximum net addition to the housing 
stock, which was thought to make a very strong case for using the 
lowest cost units proposed for various income groups. In this re-
spect, the team discussed some alternative approaches to the pro-
vision of housing. These were: 

a. The design and erection of 'standard' dwelling units at the lowest 
cost and making them available to low-income families through 
huge government subsidies (the approach of the Egyptian Govern-
ment then). 

b. Analysis of the income distribution pattern within the country, 
division of the population into target groups, the determination 
of how much families in each group can afford to pay for housing 
and the total "allowable house price" for each group without 
subsidy. Accordingly, to determine the type of housing that can 
be built for that price. 

c. Provision of core houses with a lower standard of utilities and 
smaller land area. 
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The team deduced that if there was no change in the government housing 
policy of building standard housing, the actual deficit would be larger. 
They also believed that rent control should be abolished on any new con-
struction below 90 square meters, to encourage more private initiative 
in that area, and that the then present rent controls should be revised 
so that the actual rents paid relate to monthly incomes to avoid unnec-
essary subsidies. 

The team also recommended the developme~t of an operational land policy. 
This stemmed from the observation that there were no working overall land 
development controls being utilized in Egypt, which is flexible and can 
respond directly to the/needs in the Egyptian context. 

Concerning building materials, the team recommended increasingly the 
supply, the gradual phasing out of government controls of the prices of 
building materials, supposedly to encourage the private sector to expand 
production and start new factories, developing a program to improve the 
quality of locally produced items and importation of better machinery and 
technical advice. They also recommended that MOHR should conduct a com-
parative study of imported and local building materials to ensure that 
imports were kept at an absolute minimum and did not compete with locally 
produced items (using penalty of heavy duties). 

The team encouraged the continuation of training programs established by 
the government to produce enough skilled labor to meet domestic needs in 
addition to exportation. They also advocated increased design and con-
struction efficiency through technical exchange in the fields of dwelling 
design, site planning, new uses of building materials and in the general 
field of construction management, Informal Housing in Egypt. (USAID. 
1982). 

The subj 1ect of the study was considered by the investigators a very im-
portant aspect of the Egyptian housing situation, if not the center of 
the situation, though informal housing occupies a nebulous and poorly 
documented role. Informal housing is illegal housing, generally built 
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in contravention of either zoning laws (forbidding residential con-
struction on agricultural land) or building codes and hence unregistered. 
The objective of the study was to document the role of the informal sector 
in quantitative and qualitative terms; to examine characteristics of the 
individuals who supply and occupy it, and procesi:;;es governing its supply 
and demand; to evaluate its major characteristics in terms of housing and 
neighborhood attributes and access to utilities and infi:a-structure; and 
examine the policy implications of findings. The study focussed on Cairo 
and Beni Sue£. The housing and land use problems in those two cities are 
supposedly typical of those in other Egyptian cities, with rapidly rising 
housing costs, perceived housing shortages, shortfalls in infra-
structure, and conversion of agricultural land to urban uses. Thus, the 
observations made in the study were considered of a more general appli-
cability than simply in the two cities that were studied. Data collected 
for the survey included an update of the 1976 census in selected areas 
of the two cities, detailed occupant surveys and in depth interviews with 
the supply side participants in the housing market. 

Among the major findings of the study were the following: 

1. The bulk of housing currently supplied in Egypt is informal housing. 
Of units built between 1970 and 1981, 84 percent in Cairo and 91 
percent in Bani Sue£ were estimated to have been informal. 

2. The quantitative contribution of the informal sector has been essen•' 
tial in maintaining disparity between increases in population and 
increases in the housing stock. Much of that expansion has come 
through vertical expansion of existing buildings, a particular fea-

-tu.re of informal housing. 

3. Informal housing is_ similar in many ways to formal housing which re-
sults in roughly comparable levels of expressed satisfaction with 
their dwelling units by formal and informal occupants. 
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4. New Informal housing, while not of comparable quality to new formal 
housing, is nevertheless of far better quality than older existing 
housing. 

5. Informal housing is significantly less well supplied with infra-
structure than formal housing. 

6. Attempts to control the informal sector have largely not succeeded. 
Such attempts included denial of infra-structure to informal areas, 
fines, harassment by authorities, and occasional demolition of in-
formal buildings. Few, if any, households express any anxiety about 
the consequences of having failed to register land or buildings, or 
having failed to obtain building permit. Informal areas continue to 
expand into agricultural land at a high rate. 

7. The informal sector appears to be affected by general market condi-
tions in much the same way as does the formal sector. Examples of 
these conditions include rates of change in building costs and in-
creases in land cost. 

8. Housing cost increases that have occurred recently have placed an 
extreme burden on households wishing to become owners or renters for 
the first time or to change their place of residence; low income, 
large families have been most seriously affected by these changes. 
Housing expenditure for households in the lower income qu~rtile dou-
bled from about 15 percent of income to about 30 percent of income, 
over the past several years. This places low-income households in 
an extremely precarious financial position with food consumption re-
quiring between 60 and 70 percent of their income. Similarly, large 
families food requirements leave them with less disposable income for 
housing and other goods. 

9. The most significant factor responsible for housing cost increase in 
recent years has been increases in land costs, although costs of 
construction materials and labor have also increased rapidly. Land 
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price increases.at compound annual rates of from 25 to 40 percent have 
not been uncommon in Cairo during the past decade. Cost of building 
materials increased less rapidly (at 15 to 20 percent) but have nev-
ertheless outpaced general inflation. 

Recommendations have been made in the study concerning (1) the planning 
process, (2) the legal and administrative procedures, (3) housing fi-
nance, and (4) the building process. 

Ihe planning process: 

• Expanding technical assistance to residents of informal areas in 
areas undergoing rapid building an~ modification to avoid poten-
tial problems of structural failure.and make efficient use of 
building resources. 

• Providing utilities and other infra-structure to informal housing 
areas already in existence while at the same time pursuing land 
development and servicing in vacant peripheral areas. 

• Modifying current infra-structure pricing and financing policies 
to achieve greater cost recovery and to permit possible sur-
pluses, so generated, to be used for further utility and service 
extensions and upgrading of existing systems. 

Legal and administratiyeprocedures: 

• Undertaking a policy of more selective and vigorous enforcement 
of building code provisions. Directing enforcement activities 
toward avoiding catastrophic health and safety failures rather 
than increasing enforcement against informal housing per se. 

• Considering returning subdivision control in agricultural areas 
(particularly within city cordons) to local level. This is ac-
companied by the belief that residential or other development on 

214 



marginal agricultural land is economically rational anda poten-
tial source of local revenue. AA 

Housing Finance: 
Taking action on both the supply and demand sides of the housing 
market to put downward pressure on housing and land prices, partic-
ularly for low and moderate income families. For example, considering 
direct cash payments to target group households and modifying the rent 
control law to stimulate private construction, particularly of rental 
housing. 

Ain Shams Uniyersity Report on the Housing Crisis and Strategy in Egypt. 
Submitted to President Hosny Mobarak in Noyember 1984. 

The report was prepared by a group of professors from the Faculty of 
Commerce in the University and reviewed in the Ahram newspaper. The re-
po~t included an economic diagnosis of the housing crisis, recommen-
dations and proposed solutions, a brief summary follows. 

I. The economic diagnosis of the housing crisis The following factors 
were discussed: 
A. The rise or general increase in prices and interest rate were 

considered major factors in the crisis. These were found to 
be tied to the jump in the percentage of imports and exports 
which implied an increased effect of the international envi-
ronment on the Egyptian economy. Ascending directions of in-
terest rate were viewed as the most dangerous factor in this 
respect. 

B. The spread of non-productive activities (in the seventies) such 
as the importation and sale of consumptive goods that do not 
meet an urgent need, as well as dealings in the black market 
have shielded private sector investment from the housing field 

This belief does not seem to reflect complete awareness of Egypt's 
environmental problems, at the top of which is the rapid and extensive 
erosion of the agricultural base. 
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which represented the traditional investment of Egyptians out-
side of the agricultural field. The above mentioned activities 
have also left behind high income groups that formed a demand 
on luxury housing and office buildings which in turn n changed 
the housing market in response to the new buying powers in so-
ciety. 

C. .The imbalance in the income structure of groups other than low 
income groups. 

D. The rise in the cost of housing which was affected by the rise 
in land and building prices and inability of local production 
to meet increasing needs. 

E. The great rise in construction cost in the private sector, which 
has made construction cost in the public sector even higher than 
in the private sector. (The practice of subcontracting public 
sector operations to private sector companies and contractors 
has contributed to this situation). 

F. The increase in the rates of migration of construction workers 
to other countries has led to both the decrease in manpower and 
increase in wages. This in turn led to the expansion of the 
private sector in above average housing and avoidance of eco-
nomic housing. 

II. Obseryations: The report also noted a discrepancy in the results 
of different estimates of the national housing demand until the year 
2000. The Ministry of Housing estimated the demand to be 3.6 
million housing units, according to the United Nations rates of 7 
units/thousand of the population. While the consultation (shura) 
council estimated 4.4 million housing units, taking into .consider-
ation the replacement of dilapidated units. 

Another important observation was that 14% of the increase in 
housing units, was in economic housing, while this type of housing 
represents 80% of the need. 

The report compared public and private sector investment in housing 
as a percentage of the total stable investment. The percentage was 
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28 between 1952 and 1960. Between 1977 and 1981-82 it was 10.1% 
and between 1982-83 and 1986-87 it is 13.3%. While the prevalent 
percentage in developing countries is 20. 

III. Recommendations and proposed solutions: This part of the study was 
directed towards the development of the approach to the solution 
of the housing problem so that the short term urgent solutions 
constitute the initial cycle in the chain of radical long term 
solutions, Figure 49. 
The recommendations in this part relate the following topics: 
a. The working approach for the realization of the goals of the 

national housing policy. 
b. The organized structure for housing. 
c. Resolutions related to the agencies of the national housing 

project. 
d. The national strategy for the resolution of the problem. Four 

axes were delineated to guide policies and channel solutions. 
The four axes were: 
1) Land and population distribution 
2) Engineering capacities (labor, materials and units, con-

struction, utilities and equipment) 
3) Financial capacities 
4) Organization, management, and legislation. 

The success of the national strategy was seen to depend on evolu-
tionary and integrated organization of planning agencies whether 
social, economic or urban, and their dynamic relationships as well 
as the extent of the development of techniques for the application 
of plans and projects on the national, regional and local levels. 

'I want a home'/'Orido Maskanan'. Hanna. Cairo." 1978 

In this book Dr. Milad Hanna introduced the housing problem, its symptoms 
and social impact through sketchy case descriptions of the discomfort and 
suffering of people due to the problem. He then reviewed the evolution 
of the problem in terms of magnitude and pointed out important factors 
in the assessment of housing need. The factors were: natural increase 
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in population, migration, state of buildings and durability, and mobility 
among districts and cities. 

Hanna also described and classified the current supply .in terms of housing 
strata and a type of housing feudalism. He indicated that the key to the 
solution of the problem is seeking more units and less cost. In order 
to achieve that, certain major elements must be controlled. These are: 
land, materials, technical organization, contracting and construction 
systems, man power and finance. 

In a discussion of housing and political economics, Hanna emphasized 
that housing is an investment service that has an impact on productivity. 
However, government resources are inadequate to meet the increasing de-
mand for low-income housing and a very delicate balance has to be sought 
regarding investment in the productive fields of agriculture, industry 
etc. and the range of services including education, health and housing. 
In light of this, Hanna advocates turning to new sources of revenue 
mainly: 

1. A portion of an imposed increase on older housing rents, 
2. Real estate reform based on rationalization, optimization and 

redistributional policies, and 
3. Taxes imposed on occupants of luxury housing based on the number of 

rooms; fixtures, finishing and number of bathrooms and number of oc-
cupants. 

Changing Pattern of Housing in Cairo by Dr. Abou Zeid Rageh. Chairman of 
the General Organization of Housing. Building and Planning Research. 
Cairo. September 1984 

The report depicted the changing housing pattern in Cairo during the 
three decades of the Fifties, Sixties, and Seventies. The following 
conclusions were made: 

• Change was brought about by dynamic socioeconomic forces let loose 
since the mid-century. 
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• Change was controlled and directed from within by clear ecological 
limitations and constraints. 

• Dynamic changes were so rapid that all attempts to contain or even 
guide them failed; possibly because previous planning attempt.s lacked 
proper understanding of the nature of that change and consequently 
were unable to catch up with it. 

• The change in the structure of Cairo did not only rate the form of 
building new neighborhoods and new comm-llnities around the limits of 
the city, but also each neighborhood went through a fundamental 
internal transformation in its character and coinmercial and profes-
sional activities found their way through these areas which were once 
exclusively residential neighborhoods, especially in the literal in-
stance of land use ordinance and lack of observation of the city 
building code. 

• The choice is critical whether to leave the forces of change to work 
on their own or to develop an effective processing of urban planning 
worth of the long history of Cairo. 
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11.0 APPENDIX C POINTS OF CLARIFICATION FOR INTERVIEWS 

• The 1979 national housing plan's estimate of housing deficit and need 
until the year 2000, current and expected rates of housing production. 

• Census information on average family size at the various income lev-
els. 

• Land price developments at various locations in and around the Capi-
tal. 

• Developments in the cost of average housing. 
• Specifications and definitions of the various housing types or 

ratings as luxury, above average, average, and economic housing as 
well as administrative housing. The average cost per square meter 
for each of these types. 

• Rent estimation committees, organizational structure and regulations. 
• Loans and facilities of the general agency of cooperative housing, 

the fund for real estate development, and ,housing bonds. 
• Privileges offered to housing companies and corporations. 
• The USAID community development project and other international co-

operation projects in the field of housing. 
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12.0 APPENDIX D UPHELD·SOCIETAL. VALUES RELATED TO HOUSING WITHIN THE 
EGYPTIAN CONTEXT 

The following discussion is limited to the values that have direct bearing 
on housing as a process and housing as a product within the Egyptian 
Context, and with particular reference to Islamic values as enshrined in 
the Holy Koran. In this respect at least four values can be identified. 

1. Freedom (Al-Horia) 
2. Privacy (Al-Khososia) 
3. Purity (Al-Tahara) 
4. Neighborly cohesion 

1. Freedom (Al-Horia): FreedoQl of thought, choice, and action as well 
as freedom to enjoy the pleasures of God's creation within the limits 
of 'taybat' (good things). This stems from the belief that man's 
Sovereign Master and Cherisher is God, therefore, absolute submission 
is to God alone, even in matters of faith no force must be used to 
compel people to believe. "Let there be no compulsion in religion: 
truth stands out clear fr<?m error: whoever rejects evil and believes 
in God hath grasped the most trust-worthy handhold, that never breaks, 
and God hears and knows all things." (Meaning of Verse 256, Chapter 
2 in the Holy Koran). 

In the view of Islam Freedom is not just a value but also a human right 
that must be safeguarded by the state regardless of race; color, re-
ligion, language, nationality, or social status. (Sebek, 1981). 

Freedom in this context also applies to choice of environment and 
place of residence and movement without obstacles. This may be com-
pared to 'open housing' policies in·western countries . 

. 2. Privacy (Al-Khososia): The value and concept of privacy in Islam has 
a direct impact on housing design, space standards and crowding de-
finitions. Individual (personal) and familiar privacy is highly 

222 



valued in Islam. Yusuf Ali explains that conventions of propriety 
and privacy are essential to a refined life of goodness and purity; 
and that the principle of asking respectful permission and exchanging 
salutation, before entering a home, other than one's own - ensures 
privacy without exclusiveness and friendliness without undue famili-
arity. (Ali, 1975). 

0 you who believe! enter not houses other than your own, until 
ye have asked permission and saluted those in them: that is 
best for you, in order that you may heed (what is seemly). If 
ye find no one in the house, enter not until permission is given 
to you: if you are asked to go.back go back: that makes 
greater purity for themselves: . and God knows well all that you 
do. It is no fault on your part to enter houses not used for 
living in, which serve some tether) use for you: and God has 
knowledge of what you reveal and what you conceal. 

(H. Koran, Chapter 24, Verses 27, 28, 29). 

Even the landlord is supposed to ask permission before entering the 
tenants private quarters. 

Within the family circle adult individual privacy is also.very highly 
valued and even children should take permission to enter an adults 
rooin during certain hours: before the morning prayer, 2) at noon when 
adults are changing their clothes to rest, 3) and after the late night 
prayer. (H. Koran, Chapter 24, Verses 59-59). 
Women are also asked to be modestly dressed and cover their hair and 
body except when they are among 'Maharem' which are close relatives 
like father, brother, husband, son, uncle, father-in-law. 
Privacy is also extended to personal integrity spying or inquiring 
too curiously into other people's affairs or speaking ill of each 
other behind their backs is absolutely abhored in Islam. (H. Koran, 
Chapter 25 Verse 12). 
Believers are also asked to lower their gaze and not to stare at 
others and intrude on their privacy. 

3. 'Al-Tahara'/Purity: 'Tahara' means both spiritual and physical pu-
rity. Physical purity includes purity of body, clothing and place. 
Availability of and accessibility to pure water is basic and essential 
not just for drinking purposes but for purification and sanitary 

223 



purposes. Performing 'salat', prayer, is conditioned by purity and 
prayer is preceeded by 'Wodo', washing, if water. is available. 

This means that the presence of pure water is absolutely important 
in a moslem house. Preference would be for a private water supply 
and sanitary facilities within every dwelling unit. If circumstances 
prevent that due to physical or economic constraints common water 
supply and sanitary facilities may be shared by several families. 
'Suppose one of you had a river at his door and he, washed from it 
five times day would this leave any of his impurity ... ' (meaning 
of saying of Prophet Mohammed, peace be upon him). 

4. Neighborly Cohesion: Neighborly ties and mutual caring and support 
are extremely valued in Islam. In many verses of the Koran and 
Sayings of Prophet Mohammed (peace be upon him), believers were urged 
to care for their neighbors. 'He is not one of us, who sleeps sat-
isfied while his neighbor is hungry'. 

Serve God, and join not any partners with Him, and do good -
to parents1 kinsfolk, orphans, those in need, neighbors who are 
near, neignbors who are strangers, the companion by your side, 
the way-fairer (you meet), and what your right hanas Qossess. 
For Goa loves, not the arrogant, the vainglorious. (H. Koran, 
Chapter 4, Verse 36). 

Janet Abu Lughod has identified the special relationship that ob-
tained between proximate neighbors, as a fundamental characteristic 
of Islamic law which created and sustained the 'Islamic city'. She 
further noted that the accretion of legal precedents in Islamic cities 
created a highly differentiated set of property rights whose exercise 
was heavily contingent upon relationships codified by law such as 
those which existed between families sharing a common wall between 
dwelling and among families sharing a common access or easement. 
There were even informal agreements between adjacent coresidents to 
mutually restrict each other's property usage in such a way that urban 
development would not infringe on the privacy or property rights of 
each other (AbuLughod, Existics, 1980). 
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13.0 . APPENDIX E CRITERIA FOR EVALUATION 

In strategic planning, the purpose of evaluation is the selection of the 
optimum strategy, or the strategy which is expected to be most effective, 
given the circumstances and anticipated condit.ions, as well as lessons 
learned from past experience. 

It may be easy to contend that the basic goal of any public development 
strategy, is to effect change that is congruent with the public interest, 
but it is not as easy to agree on a definition of public· intere.st and 
related criteria of evaluation. In the strategic management literature 
some of the general evaluation criteria relate to the following: 

1. Public and political acceptability 
2. Effectiveness and human need relatedness. 
3. Technical and finaneial feasibility 
4. Compatability among objectives 
.s. Viability for possibl~. fut11r:.e contingencies 
6. Being positive, clear and concis·e. 

(College of Architecture and Urban Studies, 1983) 
World Bank discussions o.f strategies to meet basic needs for shelter em-
phasized the importance of the social acceptability ~of solutions. 
The experience of the World Bank in various countries has shown that 
problems lie neither in technical feasibility nor in costs, but rather, 
in the social acceptability of the 'solution', (Churchill et al 1980). 

Criteria that have been used by the World Bank in the evaluation of 
shelter programs for the.urban poor may also through some light on the 
subject matter and help in the selection of reasonable criteria for the 
evaluation of urban housing strategies in general. This set includes: 

1. Impacts on the housing stock 
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2. Affordability of projects to the urban poor - extent of effective 
penetration to low income groups 

3. Accessibility of projects to the urban poor 
4. Impacts on socio-economic conditions of participants 
5. Efficiency of shelter programs 
6. Problems in implementation 
7. Observation about the target populations (Keane and Parris, 1982) 
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14.0 APPENDIX F COMPOSITE CHRONOLOGY OF URBAN HOUSING POLICY IN EGYPT 

Table 11 presents the composite chronology of national urban housing 
policies and major environmental changes and events. 
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N 
N 
(X) 

Table 11 

Era 

Before 1952 

'llie 1952 
Revolution 

Composite Chronology of National Urban Housing Policies and Major Environmental Changes 
and Events. 

National Urban Housing Policies, Related 
Plans and Legislation 

- 1941 1945 Marshal orderspnd 194 7 Law No. 121 

Rent freeze and denying owners the right to 
evict occupants (tenants). 

- 1951 Law No. 221: 

General tax law including taxes on rents 

- 1952 Law No. 199: 

Reducing housing rents by 15% of the 
contract rent for the housing units 
constructed since January 1st 1944 until 
September 18th 1952. 

- 1954 Law No. 56: 

Real estate tax law. 

Major Environmental Changes 
and Events 

- Continued British occupation 
of Egypt 

- World War II 
- Palestine war (1948) 
- Fudalism 
- Capitalism 
- Monarchy 
- Political parties' conflict 
- Agriculture based economy 
- Limited newborn national 

industry 
- Sub-urbanization 
- Struggle for independence 

and social/political reform 

- Revolution 
- Exile of the King 
- Declaration of the Egyptian 

Republic 
- Declaration of revolutionary 

goals: 
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N 
l.O 

Era 

Table .11 (Continued} 

National Urban Housing Policies, Related 
Plans and Legislation 

- 1956 Law No. 277: 

Major Environmental Changes 
and Events 

Addition of 2.5% defence tax on yearly rent. - The triple aggression on 
Egypt/Suez war 

- 1958 Law No. 55: 

Reducing rents of units built between 1952 
and 1958 by 20% of the contracted rental 
values. 

- 1960 The 1st 5 year Housing Plan 

Appropriation of 140 million Egyptian pounds 
to provide 300,000 new housing units. 

- 1961 Law No. 168: 

Reducing all rents by 20% starting from 
December 1961. 

- 1961 Law No. 169: 

Exempting occupants from real estate taxes 
which amounted to 13.7% of the rent. 

- Union with Syria 

- National central planning for 
development 



Ni w 
0 

Era 

1962 and 
Experimenting 
with Socialism 

Table 11 (Continued) 

National Urban Housing Policies, Related 
Plans and Legislation 

- 1962 Law No. 46: 
Limiting the rental value of a housing unit 
to ah annual return of 5 % of the value of the 
value of the land and 8% of the value of the 
buildings. 

- 1962 Law No. 108: 

Doubling the Defence tax. 

- 1965 Law No. 7: 

Reducing rents of all housing units construct-
ed since 1944 up to October 1961 by another 
20% and units constructed after October 5th, 

·1961 by 35% while exemptin9 all units from 
the real estate tax. 

Major Emfironmental Changes 
and Events 

- Socialistic transformation 
The July 1961 Socialistic 
Resolutions· complete nationali-
zation of major economic 
establishments, partial 
nationalization of some 
economic establishments. . . 

Reduction of ownership limit 
(of farm land) to 100 acres. 

- IndU8trialization & development 
program. 

- Building the high dam of Aswan. 
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Table 11 (Continued) 

National Urban Housing Policies, Related 
Plans and Legislation 

- 1965 Law No. 51: 

- 1965 The 2nd 5 year Housing Plan 

Public housing for limited and moderate income 
people - 'economic housing units' built by the 
Goverri.ment with at least 34% of the units 
designated for Cairo. Cairo governorate 
bUilding and marketing high rise condominums 
overlooking the Nile. 

1967 - 1973 - 1967 Law No. 38 
State of War 

Allowing local councils to take a fee that 
does not exceed 2% of the rental value for 
gene.ral cleanliness purposes. 

Major Environmental Changes 
and Events 

- The Arab-Israeli War of June 
1967 

- Israeli occupation of Arab 
lands: Sinai, Gaza, the West 
Bank and Golan Heights. 

- Israeli seizure of Egyptian 
oil fields and loss of an 
important national resource. 
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Table 11 (Continued) 

National Urban Housing Policies, Related 
Plans and Legislation 

- 1967 Law No. 23 & 

1968 Law No. 32: 

Addition of national security tax amounting to 
2% of the yearly rent for units that have an 
average monthly rent/room of 3 Egyptian pounds 
and 4% if the average monthly rent/room 
exceeded 3 Egyptian pounds. 

- 1969 Formation of the Supreme Committee for 
housing and urbanization headed by the 
Minister of. Housing for the allocation of 
investments formulating the general 
policies for rent and ownership, basis for 
land sale and dispention of public real 
estate. 

- 1972 Ministry of Housing proposal for a ten year 
plan to build 2 & 2/3 million new housing 
uni ts by both the public and private sector 
and the allocation of 1900 million LE for 
that purpose. 

Major Environmental Changes 
and Events 

- Continued biligrancy and 
extension of hostilities 
through Israeli air-raids on 
Egyptian cities beyond the 
Suez zone. 

- Evacuation of the Canal zone 
and the spreading of refugees 
on the delta governorates, 
Cairo and Alexandria. 

- Subsidy and economic/relief 
aid from Arab countries. 

- September 1970 crisis and 
blood shed in Jordan - Cairo 
Arab Summit - Death of 
President Nasser - Election of 
President Saddat 
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Post 1973 
Peace and 
Open-Door 
Policy 

• 

Table 11 (Continued) 

National Urban Housing Policies, Related · 
Plans and Legislation 

- 1973 Law No. 118: 

Gihad Tax of 4% of the net rental value to be 
paid by owners of real estate with an average 
rent per room exceeding 3 LE in building 
constructed or occupied for the 1st time after 
the 5th of Nov. 1961 .• 

- Planning to construct 3 new towns to relieve the 
pressure on the crowded capital and other cities. 

- Mobilization of expertise and resources for the 
reconstruction of the Canal zone. 

Major Environmental Changes 
and Events 

- Arab Israeli War of October 
1973 crossing the Suez Canal 
and liberating part.of Sinai 
- Sieze fire and disengage-
ments agreements. 

- Negotiations·for peace. 
- Opening up the Suez Canal. 
- Return of refugees to the 

Canal Zone. 
- The open door policy and 

encouragement of foreign 
investment and opening u.p 
commercial exchange between 
Egypt and other countries, 
to the private sector. 
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Table 11 (Continued) 

National Urban Housing Policies, Related 
Plans and Legislation 

- 1977 Law No. 49: 

Designating the rental value not to exceed 7% 
of the value of the land and buildings with the 
exception of high quality housing. 

Designating a maximum of 10% of all building 
license for condominums. 

Specifying maintenance obligations. 

Giving local authorities the right to complete 
the construction and prepare a building for 
use, in case the owner fails to complete it, 
the right to market these units (rent or sale} 
and regaining the cost of completion. 

Major Environmental Changes 
and Events 

- A. Saddat's visit to Jerusalem 
- Camp David Accord. 
- Egypt's suspension from the 

Arab league; Withdrawal of 
subsidies and economic/relif 
from the Arab countries. 

- Return of most of Sinai. 



N 
w 
Vl 

Era 

Table 11 (Continued) 

National Urban Housing Policies, Related 
Plans and Legislation 

- 1981 Law No. 136: 

Affirmation of the rental value not to exceed 
7% of the value of land and buildings except 
for high quality housing (to be the specified 
by the Ministry of Housing). 

Specifying that not less than 2/3 of the area 
,of the building should be rented as vacant 
wiits and the rest for ownership (condominums) 
or for renting as furnished uni:ts. 

Allowing the owner to receive a 2 year advance 
payment. 

Designation of the responsibility of main-
tenance for several classes of buildings and 
allowing a rent raise to pay for maintenance 
and repair for purposes other than housing. 

Facilitating government loans for repair and 
upgrading. 

Exempting owners and renters of all buildings 
occupied for the purpose of housing, from all 
basic real estate and additional taxes, with 
the exception of.high quality buildings. 

Major Environmental Changes 
and Events 

- Assassination of President 
Saddat; Election of President 
Mobarak; Completion of Israeli 
withdrawal from Sinai. 



15.0 APPENDIX G A GLIMPSE ON THE HUMAN DIMENSION. OF THE HOUSING 
SITUATION 

Two informal interviews were made with ordinary women whom I happened 
to know through the Zakkat committee in which I participate. The housing 
situation of these two women and their families, I believe, is represen-
tative of many other low income Egyptian families living in the crowded 
capital. These interviews may help illustrate the human dimensions of 
the housing crisis in Egypt. 

The first interview was with Om Abla,a simple elderly widow who lost 
her home seven years ago. Om Abla is well over 60 years old (almost 70), 
her husband died more than 10 years ago. Her late husband was a jobless 
invalid and she earned the family's living as a washer woman. She was 
living in a one room home in Al-Gamalya, a popular quarter in Cairo, with 
six of her children. The children, two boys and four girls, grew up, five 
of them got married and had two or more children. One of the daughters 
is divorced and lives with her mother. One son who is a carpenter lost 
his wife a few years ago and left his children in h'is mother's care. Now 
Om Abla lives with her divorced daughter and four grandchildren. The 
unmarried son who was severely wounded in the war and gets regular medical 
care in a Cairo hospital comes to visit and stops for a few nights with 
his mother. The room they had in Gamalia was cozy and neat and they took 
pride in caring for it despite the fact that they were overcrowded. 

Seven years ago the building in which they had this room collapsed. 
They lived for two years in tents provided by the government as temporary 
shelter for the homeless,.later they were transferred to an apartment 
whiCh they shared with .. another family but had a private room which they 
could lock. This was in another part of Cairo. After another two years 
they were again transferred to what is called "shelter housing" in Helwan, 
a suburb to the south of Cairo. Since this female-headed family could 
not afford to pay the 12.5 L.E. rent for a publicly owned apartment, they 
were assigned a hall in a one room apartment which they shared with an-
other unrelated family. Every three such shelter units accommodating six 
families share a common bath room. These shelter units are new additions 
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built on the sixth floor, i.e., the roof of five story public housing walk 
up blocks built in the 1960s, Figure 50. 

Om Abla and her family are extremely uncomfortable with lack of 
privacy resulting from such an arrangement. She prefers the life in the 
tent to such a situation and believes that lack of privacy is a demoral-
izing factor. Other families are suffering, endless disputes take place 
and every now and then Om Abla is called to the police station as a wit-
ness. She spends two hours in public transportation to£~ go once a week 
to a familiar Zakkat committee in Cairo to get a weekly allowance to help 
her and her family survive. Om Abla has been promised a new, private 
apartment in the nearby new city by the 15th of May, if she could raise 
enough money to pay the monthly rent of 12.5 L.E. (equivalent to about 
$11), (Cairo, July 1983). 

The second interview was with Nagwa, a young married woman who com-
pleted middle school. Nagwa lived with her husband and four children in 
a room under the stairway of an old building in Babel Sheria, an old 
popular quarter in Cairo. 

All of a sudden that old building crumbled. Luckily they were not 
hurt. For a while they lived in a tent until her mother-in-law' accepted 
to let them stay with her. They applied to the governate of Cairo to be 
assigned a public housing unit. They were assigned a new unit in "Al 
Salam" new city near Cairo airport. Nagwa is looking forward to the move. 
She feels that having an apartment of their own will enable them to im-
prove their economic situation since she hopes that the Zakkaat committee 
who help take care of her needs could help her husband start a small 
shoe-making workshop or business in their new home. The Zakkat committee 
has already given her some free interest loan to pay the required advance 
payment for the apartment. She can repay it by installments whenever she 
can afford to do so. Nagwa' s husband presently works in a printing press 
and earns about 4 L.E./month. The monthly rent of the new apartment would 
be 18 L.E. which is about 40 percent of his monthly income. Nagwa seeks 
help from the Zakkat committee to cover medical expenses, clothing and 

Zakkat is a 2.5 percent of annual savings that exceed a certain 
specified limit and which a Moslem is commanded to give to the needy. 
(Cairo, July 1983) 
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Figure 
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sometimes food. Nagwa looks for the day when they could stand on their 
feet and even be able to aid other needy families and give "Zakkat" 
themselves. 
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