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Abstract: 
The housing crisis in Egypt is considered as a major obstacle confronts the development. In the 
past 30 years, the government policies still incapable to solve the housing crisis, in spite of 
reduction of the population growth rate lately. The questions raised here: are there proper policies 
that could manage such crisis? And if there are any, what are the execution mechanisms for those 
policies? And why are not effective?  
In the same time, the real estate market is suffering from stagnancy, which put the market in 
conflict. Is there a housing problem or stagnancy problem? Apparently, those are two opposite 
standings!  
Such conflict points out the incapability of consecutive housing policies toward a solution for 
housing problems. In other words, there is no proper plan that matches the problem importance.  
This paper suggests that the housing policies are not directed toward an effective solution for the 
mentioned housing crisis.  
Therefore, the paper suggests a strategy that manages the housing crisis in Egypt through a 
thorough evaluation for the consecutive housing policies and extracts the advantages and 
disadvantages of mentioned policies.  
The paper adopted an analytical and comparative method for the housing policies through the 
last 30 years and evaluates the results to suggest the proper methods and mechanisms that help 
coming over the housing crisis.  
 

Introduction: 
The national development not only houses to be built to compensate the housing crisis, but also a 
complete urban, social, economical, and environmental process. The housing crisis is only one of 
many factors that obstruct such development. 
Through 30 years of effort to solve this crisis, where is the problem? Is it the strategies? Or is it 
the main policy? Or is it the management of the whole procedure?  
Therefore, establishing a strategy that facilitates the housing crisis management in Egypt is a must 
and an urgent goal. 
 

Problem statement: 
Population growth: the population growth rates are surpassed by the time; Egypt population in 
the beginning of the twentieth century (1907) was about 11 millions, this number has been doubled 
4 times (44 Millions) by 1981 (through 74 years). It reaches 53 Millions by 1988. The latest 

Generated by Foxit PDF Creator © Foxit Software
http://www.foxitsoftware.com   For evaluation only.



census point to about 70 millions in 2000. The urban population reached 50% of that number, 
which was not exceeding 17% in 1907. The population annual growth rate reached 2.8% (2.7 in 
urban and 3% in suburbs), the large cities as Cairo and Alexandria exceeding 3% of the population 
annual growth rates. [17 p. 12, 16].  
Population density: The population density considered as an important indicator of the 
population distribution problem. Most of the population in Egypt concentrates in the Delta and the 
Nile valley, thus those areas have a high population density of 1250 persons/km2 (1988 census). 
That density reaches 1660 persons/km2 in 2000 census. On the other hand the remaining area of 
Egypt has a density of 3 persons/km2 (2000 census). 
Therefore, the population density in the Nile valley is more than 500 times the population density 
in the remaining area of Egypt land which indicates a significant population distribution problem. 
The inner-immigration analysis showed that Cairo and Alexandria regions are the most powerful 
magnets that attract immigrants. The centralization of administration, services, and production 
sectors are the main reasons of that immigration. Cairo has fifth of the whole country population 
with population density of 29000 persons/km2 (1988) and that places Cairo on the top of list of 
the cities with high density, Seoul comes in the second place with 14700 persons/km2 [17 p. 16].  
Informal extensions: According to “Consultative Council Services Committee” (1994) the 
informal extensions reached 517 areas in 15 provinces have a population of 8 millions. The 
number of informal areas expanded to be 1043 areas at 1996 includes about 12 million persons 
over area of 344 km2; the informal areas, therefore, have been doubled and the population became 
1.5 times, as the population density in 1996 has reached 34884 persons/km2 [5]. The previously 
stated numbers present a serious spread for such informal housing extensions, which became out 
of control. The inhabitants moved toward such informal extensions, graveyards, and separate 
rooms as a solution for the housing crisis regarding the high expenses. The informal extensions 
cause a serious damage of fertile lands (50 to 70 thousand acres of arable land have been violated). 
Adds to this significant social, psychological, and health problems, which obstruct the national 
development[17]. 
 

The inhabitants share of arable land and dwellings: 
Table (1) illustrates the population growth in Egypt and the inhabitant share of the arable land and 
the area of dwellings from year of 1800 up to 2017. It shows that regardless the increase of the 
dwellings and arable land, the inhabitant’s share in both is decreased. Therefore the idea of getting 
out of Nile valley and extending over the ample land of Egypt is not just an idea it became a must 
and a survival issue not only for this generation but also for coming generations. 
Table (1): Population in Egypt and the inhabitant share of dwellings and arable land 

Year Population 
(Millions) 

Arable Land 
(Millions of 

acres) 

Inhabitant share 
of arable 
land(acres) 

Dwellings 
(Millions of 

acres) 

Inhabitant share of 
dwellings (acres) 

1800 3 3 1 4.2 1.4 
1900 11.2 4.7 0.4 6.6 0.6 
1950 19 5.2 0.3 7.3 0.4 
1996 62 7.8 0.13 12.5 0.21 
2017 82 10.7 0.13 25 0.3 

Source: [11 p 2] 
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Statistic Studies for Table(1) 
 
 

The strategic dimension of the crisis management:  
Directed investment is an important factor to be considered when the government plans the whole 
national development programs to improve the off-valley development. Nevertheless, all of the 
real development projects such as roads, housing, infrastructure, and services are directed towards 
the towns and villages inside the narrow Nile valley. That makes those towns and villages more 
and more crowded and in need for other treatments such as upper roads and tunnels to solve some 
of over population problems. All previously mentioned development encourage more people to 
immigrate to those developed and well served places, that make the problem more complicated. 
The ideal way to deal with such problem is through national strategy that relies on extensions off 
the Nile valley, may be that strategy has been announced in previous and current plans, yet this 
strategy did not achieve the anticipated goals, because of lack of efficient execution tools [1 p 6-
13].  
According to the globalization and the revolution of information technology, the national 
development does not need the massive urban communities as before. Also, the interaction 
between a region’s towns and other towns all over the world and the rational advantages of each 
town allow such town to compete and survive globally [9 p 8]. 
Therefore, the fair investment distribution over the urban region is a necessity to achieve “off-
valley occupation” national strategy, that would be occur through a complementary strategy of 
housing strategy. Hence, the planning and decision-making would be integrated in a complete 
system. 

Population Growth in Egypt and the inhabitant share of 

dwellings and arable land
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Housing policies evaluation:  
There is no exaggeration when we say that the social peace and economical stability are depending 
on housing needs for families. Furthermore, the housing investment is productive considered as 
main income for labor and a significant part of the national wealth. All the housing crisis 
management programs and policies are mainly directed toward two major areas[13,p.277]: 

• Production of houses: for the public sector, it is considered as the targeted housing in the 
government overall plan that is joined to investments. As for the private sector the housing 
production is considered as the housing stock that be available to different classes and tied 
to demand and supply situation.  

• Distribution of hoses: for the public sector, it is considered a commitment as a social policy 
and distributed among families. As for the private sector, there is no definite policy in 
housing distribution, the investments in housing depend on the market demand and supply, 
and the one who can afford the unit will get it.  

Here raises the main question that form the main indicator for policies evaluation, how many 
housing units are targeted? And how many are already out there? 
 

First: Period from fifties to seventies: 
Egypt’s population 1952 was about 21.5 Millions with a family size of 5 persons in average, the 
available housing units were about 4.5 millions, thus the supply was exceeding the demand by 200 
thousands units; no housing problem at that time [12p44] 

  Fig. (1): The annual execution rate for dwellings in urban regions during 1952 – 1999. 
    Source: [3, P. 90 – 14, P. 29]  

In the beginning of sixties (1961) the population reached 26.6 Millions, as illustrated in figure (1), 
the annual execution rate for the housing was 3,975 units till 1960, this rate has been increased to 
reach 26,338 units by mid seventies, that make the total number of 5.5 million units. Up to this 
point the supply still larger than the demand by 240 thousands units. At the mid sixties (1966) the 
population reached 30 millions, and the available number was 6 millions of units [12], at this point 
the demand and supply became equal and the housing investment started falling down (Figure 2).  
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At the seventies, luxurious and upper-middle class housing became widely spread over low cost 
housing expense. Even though the national housing committee acknowledged a 55% of housing 
units should be dedicated for economic housing, 37% for middle class housing, and 8% for 
luxurious housing, the market shows different configuration for housing distribution. At that time 
the government was directing towards the free market policy. The executed housing units rates 
has been reduced from 26,338 units per year to 11,604 units per year (as shown in Fig. 1). The 
problem started at this point as the housing investment became less important in the national 
income; it was reduced from 12.4% in the mid sixties to 10.5% on 1969/1970, and then slipped 
down to 8.8% on 1973, finally it reached 5.9% on 1979 (Figure 2) [12 p 72].  

            Fig. (2): The annual investment rate in housing / national income during 1952 – 1999.           . 
                              Source: [12, P. 72 – 6, P. 381]. 

 

Then the contradiction became so obvious between the increase of the annual housing mortgage 
rate from fifties up to late seventies (Figure 3) and the decrease of housing investment. The 
question then is: where those mortgages go? Does the investment directed to wrong place, by 
focusing on luxurious housing and villas? Or we face here a lack of monitoring? 
 

Second: the period from late seventies up to the beginning of 21st century: 
The crisis has grown up to critical point; the required units needed in the urban regions are about 
1.4 million units. Another 2.2 million units are required to match annual growth needs, according 
to housing ministry for the targeted housing units study from 1981 to 2000 the required units in 
total are 3.6 million. This number has increased rabidly as shown in table (2) through 4 plans of 5 
years each: in the first 5-year plan the units needed were 675 thousands, in the second were 875 
thousands, in the third were one million, and in the fourth were 1.5 million units. 
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Fig. (3): Annual housing mortgage rate during 1952 – 1998. 
 Source: [3, P. 92 – 14, P. 24] 

 
Table (2): Housing plans in A. R. E.  from 1981 to 2000.  (No. of Units per 1000) 

Plan 1st. plan 2nd. Plan 3rd. plan 4th. Plan 

Year plan 
8
1 

8
2 

8
3 

84 85 86 87 88 89 90 91 92 93 94 95 96 97 98 99 
20
00 

Tota
l 

units 

shortage 
1
3 

1
7 

2
2 

26 30 33 37 38 40 42 51 52 53 54 53 54 54 55 55 55 834 

Alt. unit 
2
9 

2
9 

2
9 

30 30 29 29 29 30 30 29 29 29 30 30 29 29 29 30 30 588 

N
o.

 o
f 

u
n

it
s 

An. 
growth 

68 79 84 89 100 100 103 109 112 114 116 117 118 118 121 123 125 126 127 129 2178 

T. U /year 110 125 135 145 160 162 169 176 182 186 196 198 200 202 204 206 208 210 212 214 

Total units 675 875 1000 1050 
3600 

Source: ministry of housing – committee of residential and social studies. 
 

By comparing the targeted units (table 2) and the executed units (table 3) we can see that the plan 
theoretically had been achieved in the first ten years through the 2 consecutive 5-years plans (1527 
thousand units out of 1550 thousand units). The succeeding ten years, the third and fourth 5-year 
plans, were failed, as only 1,064,482 units were executed out of targeted 2,050,000 units that 
present about 50% of the targeted units(table 4). 
 
Table (3): Distribution of executed units during 1981 – 1990 per 1000. 

Years plan 

81 - 82 82 - 83 83 - 84 84 - 85 85 – 86 86 - 87 87 - 88 88 - 89 89 - 90 

 
Total 

 
Housing 

class 
No. % No. % No. % No. % No. % No. % No. % No. % No. % No. % 

Economic 96 64 93 55 98 60 109 64 95 58 101 56 101 55 85 45 38 24 816 53 

Medium 37 24 47 28 38 24 39 23 42 26 54 30 58 31 56 29 36 23 407 26 

Upper-m 15 10 21 12 18 11 10 6 18 11 19 10 16 9 17 9 14 9 148 10 

luxurious 3 2 8 5 8 5 12 7 8 5 7 4 6 3 6 3 14 9 72 5 

Low             4 2 26 14 54 35 84 6 

Total 151  169  162  170  163  181  185  190  156  1527 100 

Source: statistical book (June 1988, 1990, 1991) 
 

Table (4): the executed units in urban regions during 1952 – 2000. 
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Date 

 
No. of units 

 
Annual rate 

1/7/52 – 30/6/60 31800 3975 
1/7/60 – 31/12/76 434587 26338 
1/1/77 – 30/6/82 

 
1118710 

652323 11604 
1/7/82 – 30/6/87 7879188 175837 
1/7/87 – 30/6/88 184803 184803 
1/7/88 – 30/6/89 189742 189742 
1/7/89 – 30/6/90 

1
4

0
9

5
1

8
 

155785 

2
5
2
8
22

8
 

155785 
1990 -1999 

2
4
74

0
0
0
 

1064482 118276 

                    Source: [3 p. 90, 14 p. 29-30]. 
  

With regard to previously stated numbers, we can figure out the contribution of housing plans in 
the housing crisis management. As listed in table (3) the luxurious and upper-middle housing ratios 
(15%) surpassed on the middle housing expenses, which reached (26%) although the target of the 
middle housing was to achieve 37% and the upper-middle was to achieve only 8%. That is 
consistent with the low occupancy rates in the new towns, therefore the directed investment 
towards Luxurious and upper-middle housing leaded to a real estate stagnancy in those housing 
classes an a shortage in the demanded low price housing [20]. The national strategy for a shelter 
up to year 2000 (that has been confirmed by UN in December 1988) was stated for the failure of 
developing countries efforts to afford the proper house that match people’s low income, which it’s 
demand is increasing over time [13, p.277]. 
 
Hence, we can insure the failure of the first and second plans (1981-1990) in affording the 
targeted housing classes. While, extra luxurious and upper-middle housing has been available in 
the market, which negatively affected the investors and make them reduces their investment in 
housing. In the fourth and fifth plans achieved only 50% of the targeted houses as mentioned 
before, that means by 2000 the shortage in required houses reached 1.1 millions of units for all 
classes plus 40% of middle class units (11% of the total targeted units, 330 thousand units) thus the 

shortages reaches 1.4 millions of units. On the other hand there is surplus of 11% in the luxurious 
and upper-middle units (285,063 units, almost 1/3 millions of units). 
 

The suggested complementary strategy to manage the housing crisis in Egypt: 
• According to Al-Rabat declaration (1995) that the proper house is a human right and an 

essential need, and should be afforded to people in urban regions and suburbs as well 
within a healthy environment integrated with necessary service and infrastructure.  

•  Istanbul declaration and the second Al-Mouel schedule (1997) highlighted the same 
concept “The proper shelter for all”.  

•  In addition, “the Arabic strategy for housing and human settlements – 2000” insured the 
citizen right in a proper house, and the governments have commitments toward this goal by 
making the human settlements mare safe, healthy, fair, sustainable, and productive and 
maintain collaboration with low income sector of people to achieve the social integrity.  

 
 
 
 

Goals, 
policies, 

and  
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All those International and Arabic strategies in addition to the national settlement strategy in 
Egypt insure the affordability of the proper house for each citizen, with focusing on the low-
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income sector. In spite of all such plans and strategies through the last 30 years, the anticipated 
goal was not achieved, that was for the lack of execution mechanisms through a complementary 
strategy that would manage the crisis. The mentioned complementary strategy is the suggested 
strategy in this paper and illustrated in Figure 4. The complementary strategy based on three 
props: (1) The targeted social sectors, (2) The available capabilities and resources, and (3) Goals, 
and the policies and plans needed to achieve those goals. Those props integrate together and form 
3 subsequent props: (1) priority, (2) fund resources, and (3) investment orientation, those three 
props integrated to form precise time schedules to come over the cumulated housing problem and 
afford the demanded housing classes. Those props represent the strategic frame for the suggested 
complementary strategy. The execution frame accomplishes the suggested strategy as shown in 
figure 4. The execution frame contains the precise time schedules that would be supported by 2 
main terms: (1) Aid resources (political, media, financial, etc.), and (2) The supporting programs 
(participating programs, capabilities development, leadership preparation, etc.), thus each program 
would be defined and oriented and become ready to be executed by execution authorities.  
The Aid resources through the government would be helpful to reduce the housing unit price 
(through reducing the taxes on the execution companies, and on the raw materials, also reducing 
the interests on the housing mortgages) besides attracting the investment towards the targeted 
housing projects.  
Consequently, an integrated society would be established and be composed of proper housing 
units with services and infrastructure. The last step in the execution frame is the monitoring and 
revision of the executed program and arranges a feedback to avoid any drawbacks and correct the 
procedure by keeping it on track. 
Therefore the mechanism would be achieved and to provides: 

•  Housing units that match the real social needs, specially the low-income sector.  
•  An oriented investment that support the national strategy and help the community.  
•  Attracting the real estate companies to invest towards the crisis solution.  

•  Engaging the non-governmental organizations to adopt the idea of small settlements.  
•  Engaging the people in the decision-making, specially hen the national strategy is inviting 

them to spread out off the Nile valley over 25% of Egypt’s land.  

•  Establishing the urban plans goals for the old towns by considering them as repelling 
focuses, and the new towns by considering them as attracting focuses. That would 
establish a desired immigration off the valley.  

•  Engaging the directed media to highlighting the serious problems of massive population 
within the valley.  

•  Providing the political, financial, and informational aid to achieve the targeted national 
strategy.  

•  Attracting the informal housing habitants to build under formal frames through 
collaborative work.  

 
 
 
 
 

Conclusion: 
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The analytical, and comparative, study of the housing policies and the five-years plans (1952 – 
2000) proved that those policies were incapable to manage the housing crisis. Also, there was a 
gap between the national housing strategy and the five-years plans, and the main reason for the 
gap is the lack of the execution mechanisms and the absence of a complementary strategy for the 
national strategy. In addition, the analysis of the five-year plans on the last 30 years that were 
directed toward housing problems solution (1981 – 1990) showed that those plans were failed to 
achieve the balance among the various social sectors’ demands. Also, plans from 1990 to 2000 
were failed as well and the shortage in the required units reached 1.4 millions.  
The research suggested the missed mechanism represented in the complementary strategy to 
manage the housing crisis in Egypt. The complementary strategy is divided into 2 main props: (1) 
the strategic frame and (2) the execution frame. The suggested strategy included all possible 
means to over come the crisis through precise time schedules to produce the proper housing for all 
classes with their needs of services and infrastructure, this with programs and opportunities of 
investment and jobs for the settlements’ habitants.  
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�ا       لا شك أن أزمة الإسكان الطاحنة في  ن عام � �لال الثلاث �ة خ �ات المتعاقب �ات الحكوم اس ة، ولا تزال س  مصر أحد أªم معوقات التنم

�اض                  �ن انخف �رغم م �ى ال ن عل �واطن ة للم � �باع الحاج�ات الأساس �ار اش �ى اط �ا ف �ة وادارت �ك الأزم ر قادرة على معالجة تل ة غ الماض
ة الاسكان      رة، ولا شك أن قض �ى     معدلات النمو السكانى فى السنوات الأخ �ؤثر عل �ا ت �ى تجعل ة الت ة والاجتماع اس ا آثارªا الس  ل

�ى                  �م ف �ن تحك �ة م �ا للدول �اة لم �تلزمات الح �ن مس �ى م �د الأدن ر الح �وف �ام الأول لت �ى المق �ة ف ة الدول علاقة المواطن بالدولة وتعد مسئول
 .الخ…عناصر المشكلة من أرض ومواد بناء وخدمات ومرافق 

طرح السؤال نفس   اسات ضابطة وحاكمة لادارة تلك الأزمات ªل ªن.. من ªنا  �ذ    .. اك س �ات التنف �ى آل ª واذا كانت موجودة فما
اسات فى تجاوز الأزمة؟ ؟  ولماذا لم تساªم تلك الس  التى تعبر بالمجتمع أزمت

        � ض�ة للخ �ات مستف �ى دراس صل الأمر ال سمى بظاªرة الركود العقارى و ور ما  انات المجتمع بظ تز ك ف أن ت �ن  والطر روج م
ة ق ن الأزمات الحق ك السوق متغافل دف تحر ره من الاقتراحات ب سمى بالرªن العقارى أوغ  .أزمة الركود العقارى بما 

بدو التساؤل   أم أزمة ركود عقارى؟.. ªل ªى أزمة اسكان .. وªنا 
        � اسات الاسكان المتبعة والمتعاقبة عاجزة أم ا أن س رة أول ذه التناقضات معانى كث �ر       ول �ذ غ �ات التنف �ذلك آل �كان وك �ة الاس ام أزم

�دن          .. موجودة   �دلات الاش�غال بالم �دنى مع �اقض ت �ذا التن ª ى� ل عل أو بمعنى آخر لا توجد خطة تتناسب وحجم المشكلة، وأوضح دل
دف من السكان ا استقطبت ربع المست نة واحدة من دة فلا توجد مد  .       الجد

ةمن ªنا تنبع     ة الورقة البحث �عارات            فرض �ى ش �وت عل �كان وان انط �ة الاس �ة نح�و ادارة أزم �ر موج �كان غ �ات الاس اس فى أن س
ة خادعة اس  .س

لبحثية   لذ   قة  لو ستخلا      �د تلك  لمتعاقبة  لاسكا  لاسكا  مصـر        تقويم سياسا  مة  تيجية لا  ستر قتر  لسلبيا  ابيا  لا  

لمختلفة ئح �تمع   .  لاحد لتو بين شر

ذا تلخصت    ة البحث وب ج �وف      من �ا للوق م نتائج �و ة وتق ن عاما الماض� اسات الاسكان فى الثلاث ل المقارن لس ل والتحل  فى التحل
ات الم ب والآل  .ناسبة لتجاوز الأزمة فى اطار معدلات النمو السكانى المتوقعةعلى الأسال
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