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Abstract

The realization of the right to adequate housing is a critical issue that countries seek
to achieve through affordable housing projects. However, there is a discrepancy in
fulfilling the right to adequate housing between countries, which has surfaced the
dilemma of defining adequate housing. In this respect, scanning relevant literature
figured out seven key aspects to meet the right to adequate housing. Using a
questionnaire launched to experts in the field, they figured out to what extent the
seven aspects have been realized in the affordable housing programs in Egypt. The
results showed a significant percentage of realization of the seven key aspects of the
right to adequate housing. The findings showed an apparent variation in the
completion of the seven key aspects, which decision-makers can improve at different
scales with the progression of the programs. Future research can build on this
direction to consider aspects like accessibility and cultural adequacy of these
programs.
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Introduction
Affordable housing programs are the traditional approach for governments to make

housing accessible for low-income groups. Still, the affordable housing production sys-

tems struggle to overcome the widespread housing crises in developing countries, al-

though they all aim to deliver economic and social benefits for low-income groups. It

is estimated that more than one billion people live in substandard housing, and the

number of homeless people is more than 100 million worldwide ([1], P. 2).

In 1948 with the adoption of the universal declaration of human rights, the right to

adequate housing has been recognized as one of the essential elements of the right to

an adequate standard of living [2]. Despite the government’s attempts to realize the

right to adequate housing by providing capabilities and resources, the right to adequate

housing requires clear aspects for its realization, which made the United Nations Com-

mittee on Economic, Social, and Cultural Rights (UN-CESCR) studies of the aspects of
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that right consider the definition of the key aspects of the realization of the right to ad-

equate housing; these key aspects are the security of tenure, availability of services, ad-

equate location, affordability, habitability, accessibility, and cultural adequacy ([1], P. 5-6).

The realization of the seven key aspects in the housing strategy is among the factors

that support obtaining housing at an appropriate cost, adequate location, safe building

structures that meet the needs of the residency, to fulfill the residents’ social and cul-

tural needs, to ensure legal security of tenure, and ensuring the access to adequate

housing for all groups without any sort of discrimination. Therefore, the research aims

to evaluate the realization of the key aspects of the right to adequate housing in the af-

fordable housing programs in Egypt to figure out to what extent the seven aspects have

been realized and which can improve at affordable housing programs in the future.

Methods
The paper aims to evaluate the realization of the key seven aspects of the right to ad-

equate housing in affordable housing programs in Egypt. The paper methodology con-

sists of three parts. The first part discusses the right to adequate housing on the

international and national levels and the seven key aspects of its realization. The second

part reviews the affordable housing programs in Egypt by analyzing their four phases:

rent projects from 1952 to 1981, various ownership projects from 1982 to 2005, the na-

tional housing program from 2005 to 2011, and social housing programs from 2011 till

now. The third part analyzes the realization of the seven key aspects in the four phases

of the affordable housing programs in Egypt using experts’ questionnaires and struc-

tured interviews for a diverse sample of 57 researchers and experts in the field of hous-

ing, and representatives of government agencies related to the housing field. The

experts’ questionnaires included 72 questions divided into seven sections (analogy of

the seven key aspects), The first section includes questions on the aspect of legal secur-

ity of tenure, the second section deals with the aspect of availability of services and in-

frastructure, and the sections from 3 to 7 deal with the key aspects of affordability,

habitability, accessibility, location, and cultural adequacy. All the sections cover the four

phases of affordable housing programs in Egypt. Based on experts’ results, which in-

clude the seven key aspects during the 72 questions, it was possible to calculate the

number of points collected for each aspect through the use of Microsoft Excel. Accord-

ingly, it was possible to compare the fulfillment in the seven key aspects between the

four phases of affordable housing programs in Egypt.

The right to adequate housing
The right to adequate housing has been mentioned in many international charters

and treaties such as the universal declaration of human rights in 1948, the United

Nations declaration of the rights of the child in 1951which provides the child’s

right to adequate housing, the international law which recognized the right to ad-

equate housing as in article 25(1) of the universal declaration of human rights, and

the basic international human rights conventions which recognized the right to

housing in the international covenant on economic, social, and cultural rights in

1966 in article 11 ([2], P. 1-11). Egypt is one of the countries that signed this cov-

enant and ratified it in 1982 ([3], P. 43).
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In 1987 the general assembly of the United Nations declaration emphasized the need

to take the necessary actions at the national and international levels to promote the

right of the adequate standard of living for all, including adequate housing ([4], P.234-

235), then in 1991, the seven key aspects of the realization of the right to adequate

housing were declared in general comment No. 4 to resolve the problematic definition

of the right to adequate housing and the owners of that right [1]. Figure 1 shows the

timeline for the concept of the right to adequate housing.

Recognition of the right to adequate housing on the national and
international levels
The basic international human rights treaties affirmed the necessity of every person’s

right to enjoy adequate housing ([2], P. 16-28). Many countries have been able to

promulgate constitutions that include the right to adequate housing such as the consti-

tutions of Portugal in 1976 as amended in1997 article 65, Brazil in1988, Cape Verde in

1992, and Chechnya in 2003, and before that the constitution of Mexico in 1917 as

amended in 1983 article 4 “every family has the right to enjoy affordable and adequate

housing...” ([2], P. 15-16, 40), as well as the constitution of Uruguayan in 1966 in article

45 “Every inhabitant of the country has the right to a decent home. The law shall seek

to ensure hygienic and economical housing.......” ([5] (reinst. 1985, rev. 2004), P.8); in

addition, the constitution of South Africa in 1996 explicitly included the right to ad-

equate housing and prohibits forced evictions, also the constitution of Venezuela in

1999, which included a comprehensive definition of adequate housing and established

an organizational structure to secure the right to adequate housing for its citizens, es-

pecially for families with limited resources ([6], P.18,30,34). The reference to the right

to adequate housing appeared in the Egyptian constitution amended in 2014 in article

78 ([7], P.26), and in October 2020, Egypt issued “Egypt housing strategy” in an attempt

to promote affordable housing programs [8].

The key aspects of the right to adequate housing
The right to adequate housing should not be understood as the provision of a dwelling

unit with four walls and a ceiling or considered as a commodity, rather it should be de-

fined as a person’s right to live someplace in security, peace, and dignity regardless of

his or her income or access to economic resources. As indicated by The UN-CESCR in

1991, the term “adequate housing” should be defined in accordance with a variety of

Fig. 1 The timeline for the concept of the right to adequate housing (the first author)
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other considerations that have been included in seven key aspects ([1], P. 4) as illus-

trated in Fig. 2 below.

Legal security of tenure

Housing tenure takes many different forms, including renting, ownership, emergency

accommodation, and informal status. Regardless of the type of tenure of the dwelling,

everyone should enjoy a level of security in occupying the dwelling that guarantees legal

protection against forced eviction and other threats or risks.

Availability of services, materials, facilities, and infrastructure

Adequate housing must have the basic facilities for health, security, comfort, and food;

all beneficiaries of the right to adequate housing should have access to natural and pub-

lic resources; clean and safe water; energy for cooking, heating, and lighting; sanitation;

hygiene; waste disposal services; communications; and emergency services.

Affordability

The dwelling expenses should be of such a level that the fulfillment of other basic

needs is not threatened or diminished. In general, the percentage related to housing

costs should be equivalent to income levels, so governments should provide housing

subsidies to those who cannot purchase affordable housing as well as finding means of

real estate financing that makes the dwelling affordable. In addition, the renters should

be protected from unreasonably high rental levels or rent increases by adopting appro-

priate means.

Habitability

Adequate housing must be habitable in terms of building structural safety, providing

adequate space for living and protecting from weather changes or other health threats

and disease vectors, and ensure that the health principles for dwelling prepared by the

World Health Organization are applied.

Fig. 2 The seven key aspects of the right to adequate housing (The first author based on General
Comment No. 4, Art. 11(1), UN-CESCR, 1991)
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Accessibility

Access to adequate housing should be available to all, especially marginalized and dis-

advantaged groups; therefore, the housing policies should consider the needs of these

groups and ensure access to land for the benefit of the low-income groups of society

along with affirmation of access to land as a right.

Location

Adequate housing should be in a location that provides access to health care services,

schools, child care centers, and other social facilities as well as access to employment

options where the traveling costs between housing and workplace can pressure on the

budgets of the low-income groups. Besides, housing projects should not be built on

polluted sites or close to pollution sources that threaten the residents’ right to health.

Cultural adequacy

The housing construction and building materials should represent the social and cul-

tural identities, as well as the housing construction technology; both need to be appro-

priate to community culture. Besides, the affordable housing programs should ensure

diversity in housing types and patterns to fulfill the residents’ social and cultural needs.

Affordable housing programs in Egypt: case study
Since the revolution of 1952, the government began establishing mass housing projects

for government workers, and several social housing areas began to appear. The state is

still building mega housing projects for the low-income level, recently known as the so-

cial housing programs. The history of affordable housing programs in Egypt can be di-

vided into four phases interspersed with a transitional phase as a result of political

circumstances in 2011, as shown in Table 1.

The amount of housing production, whether it has been produced or targeted, is sup-

posed to fulfill the seven key aspects of adequate housing stipulated in the international

covenant on economic, social, and cultural rights as Egypt is one of the parties in that

covenant.

Table 1 The four phases of affordable housing programs in Egypt (The first author based on
(Mortgage Finance Guarantee and Support Fund, 2018, page: 23-30))

Time
period

Project/program Duration of the
project

Average annual
production
approximate
(in thousand units)

Total output
during the period
(in million units)

1952–1981 Rental projects 29 years 37.8 1.1 million units

1982–2005 Various ownership projects 23 years 54.7 1.26 million units

2005–2011 The National Program for
Social Housing

6 years 70 (target 85) 608.087 A
thousand units

2011–2013 Completion of the National Housing Program with special requirements during a transitional
period as a result of political circumstances

2013 until
now

The current social housing
program

8 years until now 200 In progress
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Results
In the light of the expert questionnaire results, this section presents the percentage of

the realization of the seven key aspects of the right to adequate housing in the afford-

able housing programs in Egypt. Accordingly, it can be evaluated to which extent the

key aspects of the right to adequate housing in affordable housing programs in Egypt

have been realized.

By calculating the numerical average of the expert questionnaire results, the percent-

age of the realization of the seven key aspects at the four stages could be concluded as

shown in Table 2, and is presented in Fig. 3.

Based on previous results, it is noticeable that

– Legal security of tenure aspect has been realized in all the affordable

housing programs in Egypt providing secure tenure, whether for tenants or

owners.

– Accessibility and Affordability aspects are still not sufficiently realized; despite

the attempts of most of the governmental affordable housing programs in Egypt

to make housing units easier to get and more affordable for the low-income

groups, the requirements to apply for housing units still do not support the ac-

cessibility aspect, and the cost of the housing units is not affordable to the

low-income groups.

– Habitability, Location, and Availability of services and infrastructure aspects

have been realized and evolved with the progression of programs; as the

standards of planning evolved in affordable housing programs in Egypt and the

sites have become more supported by services and infrastructure, which

increased habitability at the affordable housing projects and made them more

populated. Despite the availability of infrastructure, the quality and efficiency of

operation may vary among the different locations of the affordable housing

projects.

– Cultural adequacy aspect is still not sufficiently realized; the affordable housing

projects in all Egyptian regions still have the same housing prototypes in

construction materials, unit areas, and housing unit design.

Table 2 The percentage of average realization of the seven key aspects in the affordable housing
programs in Egypt (the first author)

The seven
key aspects

Project/program

Rental projects
1952–1981

Various
ownership
projects
1982–2005

The National Program
for Social Housing
2005–2011

The current social
housing program
2013 until now

Legal security of
tenure

68.6% 85.7% 79.5% 77.1%

Availability of services
and infrastructure

62.9% 68.1% 65.0% 74.3%

Affordability 63.8% 57.3% 61.9% 59.9%

Habitability 56.2% 60.0% 62.4% 81.1%

Accessibility 52.7% 51.4% 58.1% 60.0%

Location 64.2% 60.4% 62.0% 66.1%

Cultural adequacy 43.6% 49.2% 53.7% 54.4%
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Discussion
This section discusses the realization of the key aspects of the right to adequate hous-

ing in affordable housing programs in Egypt during its four phases. The discussion is

based on the data and information issued by the Egyptian housing sector official re-

ports, as well as the analysis of the realization of the seven key aspects through calculat-

ing the numerical averages according to the experts’ questionnaire results for a diverse

sample of 57 academic and nonacademic experts in the field.

Legal security of tenure

The legal security of tenure is an essential aspect that has been provided in affordable

housing projects. The experts’ questionnaire indicated that it was the most fulfilled as-

pect during the four phases of affordable housing programs in Egypt. Although there

was an increase in its realization during the period of the transformation to the owner-

ship system instead of rent, it decreased slightly in the current social housing program

as a result of the inauguration of the Social Housing Law [9], which provides the right

to withdraw housing from beneficiaries by the law in case a set of conditions are vio-

lated ([3], P. 27, 47). Figure 4 shows the change in the realization of the secure tenure

Fig. 3 The realization of the seven key aspects of the right to adequate housing in the affordable housing
programs in Egypt (the first author)

Fig. 4 The legal security of tenure aspect (the first author)
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aspect during the four phases of affordable housing programs in Egypt, based on the re-

sults of the experts’ questionnaire.

Availability of services and infrastructure

The availability of infrastructure during the affordable housing programs in Egypt is

one of the aspects that have been fulfilled. The Egypt housing profile confirms that sub-

sidized housing projects built in the new towns were provided, in most cases, with a

good standard of basic off-site and on-site infrastructure (roads, water, electricity, tele-

phones, and water-borne sewerage), public spaces, and social services, although on

average the overall level of quality and operation was low and there were some cases of

serious neglect, especially for older projects ([10], page: 38).

As shown in Fig. 5, the Availability of infrastructure aspect increases with the pro-

gress of the four phases of affordable housing programs in Egypt; according to the ex-

perts’ questionnaire results, it is possible to notice the improvement in the availability

of infrastructure with the progress in the phases of affordable housing programs; espe-

cially, it can be seen during the current social housing projects, as a result of setting

some quality standards. As for the level of service availability, it is less achieved if com-

pared to infrastructure.

Affordability

Before 2005, almost all of the families in Egypt were able to purchase governmental hous-

ing units as the down payments were affordable, and the required fixed installments did

not exceed 25% of the household income at that time; besides, the installments are paid

over a period of 30 years. After 2008, housing prices have rapidly increased ([11], Page:

51-77), which made it difficult for Egyptian families to find adequate housing at an appro-

priate cost, especially for vulnerable and marginalized groups (VMGs) and low-income

groups. The current social housing projects work to provide housing units at a reasonable

cost but housing units still not affordable to low-income groups.

Based on the experts’ questionnaire results, it can be read that the decline in the abil-

ity to sustain the cost of housing during the Affordable housing programs is quite

Fig. 5 The availability of services and infrastructure (the first author)
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obvious, as shown in Fig. 6, whereas the diversity of housing units improves to suit all

income groups.

Habitability

The quality of the affordable housing production in Egypt is generally appropriate in

terms of structural safety and environmental and health suitability; as for the level of

housing units’ areas and their suitability to meet the living activities, it has become

more adequate in recent projects.

In the National housing projects the housing unit area used to be 60 m2 then in-

creased to 90 m2 during the current social housing programs. In the period from

1952 to 1981, the rental projects included small apartments in three- to five-story

buildings with good ventilation and lighting, in the period from 1982 to 2005 the

various ownership projects had high planning standards and included a variety of

units: low-cost housing (45 m2), economical (60 m2), housing medium (90 m2),

above-average (125 m2), and luxurious (greater than 125 m2). In the period from

2005 to 2011, the national housing project axes varied between plots of land and

housing units with an area of 63 m2 in five-story buildings on average with good

ventilation and lighting. The current social housing programs provide fully finished

housing units with an area of 90 m2 in five-story buildings with good ventilation

and lighting ([12], page: 23-30).

The experts’ questionnaire results show that the building structural quality is most

fulfilled in the aspect of habitability during the four phases of affordable housing pro-

grams in Egypt followed by environmental and health quality, and adequate spaces to

meet the living activities, as shown in Fig. 7. In general, an improvement is noticed in

the aspect of habitability as its indicators increase over time in affordable housing

programs.

Accessibility

Most of the Egyptian affordable housing programs focus on providing housing with a

subsidized ownership system, while some provide rental units or plots of land (site and

Fig. 6 Affordability aspect (the first author)
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services projects) with limited numbers. Until 2011, the affordable housing programs in

Egypt rely on a traditionally paper-based process for having a housing unit within a lot-

tery system, and during the current social housing programs applying relied on elec-

tronic submission and classification of applicants into segments according to specific

priorities set by the Social Housing Fund taking into account VMGs as a priority ([12],

page: 125, 137, 139).

In spite of the numerous housing programs in Egypt, and the increase in the current

production rates of residential units, the aspect of accessibility for housing is still of

concern as it did not reach the required level to keep up with population growth, as

well as the low-income groups’ limited accessibility as a result of the terms and condi-

tions related to the allocation of units according to the family income. The current so-

cial housing programs have only been able to reach between 15 and 25% of the annual

housing needs of the low-income groups ([10], page: 13). While the social housing pro-

grams only managed to serve 16% of the 160,000 households formed every year below

the poverty line, the better-served governorates were Cairo, Suez, and Sharqia, with a

Fig. 7 Habitability aspect in affordable housing programs in Egypt (the first author)

Fig. 8 Accessibility aspect in affordable housing programs in Egypt (the first author)
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coverage of 75% or over. However, in Upper Egypt, which has a high concentration of

poverty, 7 out of 8 governorates there had coverage of 10% or less ([13], Section 4).

Experts’ questionnaire results show that there is a weakness in the accessibility to

housing units for low-income groups and VMGs, as well as a weakness in providing

land to low-income groups through all affordable housing programs in Egypt, although

there is a slight improvement in housing accessibility for low-income groups and

VMGs during the current social housing programs as shown in Fig. 8.

Location

All government housing programs are based on the continued availability of costless re-

mote desert land. In spite of many problems associated with these new housing com-

plexes in remote desert locations, such as evidenced by their extremely slow increases

in population, the dependence on the private sector in transportation and services

provision, as well as limited connectivity between work location and housing project

which costs people more time and money in terms of transporting between home and

work ([10], page: xxii).

From the results of the experts’ questionnaire, it is noticed that the distance of hous-

ing projects from the pollution sources has been achieved because most of the housing

projects in Egypt are in remote desert locations. On the contrary, the connectivity be-

tween housing projects and work locations has not been achieved enough which ap-

peared to increase costs in terms of time and money to transport between housing

projects and work. Overall, the location aspect has been achieved averagely, and the

level of its achievement has not changed in affordable housing programs till now, as

shown in Fig. 9.

Cultural adequacy

Most of the affordable housing projects for the low-income groups are related to

the use of standard housing models that do not reflect regional climatic and cul-

tural differences, and which result in very uniform and rigid housing estates with

Fig. 9 Location aspect in affordable housing programs in Egypt (the first author)
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neither mixed land usage nor a mixing of social classes, as a result of the criteria

that determine the shape and area are based on statistical data of numerical aver-

ages for the families of the beneficiaries assuming the economic and social level of

the beneficiaries ([10], page: xviii).

From the experts’ questionnaire results, slight progress can be seen in the

realization of the diversity in housing patterns while retaining the construction

method and building materials, as shown in Fig. 10. Consequently, the aspect of

cultural adequacy still did not achieve beyond the average during affordable hous-

ing programs in Egypt.

Conclusions
During affordable housing programs in Egypt, there has been a variation in the

realization of the seven key aspects of the right to adequate housing. Some of them

have been improved with the progression of the programs such as the aspects of legal

security of tenure, habitability, location, and availability of services and infrastructure.

On the contrary, the aspects of accessibility, affordability, and cultural adequacy are still

not sufficiently realized.

Recently, with the increases in the production of social housing units and deal with

housing units as a process, not as an end product, there is an opportunity to enhance

the realization of the seven key aspects of the right to adequate housing. Therefore, fur-

ther researches are needed to deal with housing programs as a participatory process

based on fulfilling the seven key aspects of the right to adequate housing.

A future direction should focus on developing the requirements to achieve the right

to adequate housing that is still not sufficiently realized. Future research can investigate

the accessibility, affordability, and cultural adequacy of affordable housing programs in

a specific case in Egypt.
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Fig. 10 Cultural adequacy aspect in affordable housing programs in Egypt (the first author)
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