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ABSTRACT

Worldwide, governments set their strategies, policies, and regulations to develop affordable houses
based on their local low/middle-income categories’ demands. However, affordable housing is directly
affecting the housing development process. Some countries do not put this into consideration. This
paper has a main aim which is the creation of a checklist to evaluate the affordability of the housing
projects so as to evaluate a recent affordable housing project with a comparison between old projects
in Egypt. In a national view, Egypt, the supplied unit increased to 500,000 units with only 188,697
occupied units. This represents 37.7% of the supplied units. According to “CAPMAS 2017, there
are 13 million housing units which are not used in Egypt. Therefore, the researcher had to choose
qualitative, quantitative, analytical and field methodology to prove the aim of the paper. However,
during the recent years the government of Egypt created a housing project named Bashayer Al-Khair,
as a first step of the future strategy to create more projects of Bashayer Al-Khair 2, 3. This project was
selected to be the case study of the paper in order to evaluate its affordability because it is the first step
of many more affordable housing projects to come. Thus, a questionnaire was conducted on 50 local
households. Accordingly, the results proved that 77% of the local households are not satisfied with the
housing while 22% find that the housing units are not financially affordable. Hence, that results show
a high percentage of failure in affordability.

Keywords: affordable housing, housing development, low-income, affordability.

1 INTRODUCTION
In a normal parlance, “affordable” is a word with flexible meanings. Most people, translate
it into a simple question: “Do I have the money to pay for it?”” The word “affordable”, also
carries the connotation of income and is fundamentally linked to it. Affordable housing
can be defined as, “A relationship between housing and people. For some people, all housing
is affordable, no matter how expensive it is; for others, no housing is affordable unless it is
free” [1].

Usually, affordable housing is one of the essential structures of any housing development
strategy. However, affordability on the housing sector turned into an obstacle of the housing
development process in Egypt in the last decade.

Unlike any housing development strategies, The Egyptian strategy faces a puzzling
phenomenon of large-scale vacancies of housing units in inner cities, in addition to the
shortage of housing supply and the rising of demand [1].

The average number of housing units that could cover the shortage of housing in Egypt is
approximately 2.5 million units. Although there are around 7.8 Million units that are not
used, these units are either out of reach for the middle or low-income households due to their
high prices. Another reason could be that the units are not efficient because of the shortage
in both the infrastructure and facilities.

These unused units are either closed, which represents the housing units that are sold or
rented but they are unoccupied [1].
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2 CHARACTERIZATION AND AFFORDABILITY OF LOW-INCOME HOUSING
2.1 Classification of low-income

The definition of the low-income category in Egypt is the targeted category of the population
for the research. They are manifested in the population that has no proportion between their
incomes and their basic needs of life. This category has no possibility of having an affordable
housing in the current housing market [1].

2010 states that poverty is affecting around 21.6% of the total population of Egypt. This
means that around 13.7 million persons in Egypt are facing problems to achieve their basic
human needs of living including housing and health care. 22% of the total population of
Egypt’s income is not higher than 2§ (36 LE) per day, and according to a survey, 2011, the
average income of the low-income population is 700 LE per month [1].

2.2 Distribution of low-income according to cities

The government of Egypt categorizes them into a two type, low-income, and extremely low-
income population to clarify the need of each category [2].

It is necessary to classify their salary into fixed income which is annually or monthly and
their total income, which is their salary plus any extra source of money (Income = Salary +
Extras). This is to clarify the scale of their problem [3].

Table 1 shows the percentage of the low-income and extremely low-income population
to the total population. Additionally, the average annual personal income, and the percentage
of the salary of low-income according to the total salary and the percentage of their salary to
their income, annually [3].

2.3 Affordability of low-income housing

2.3.1 Supply and demand of affordable housing
As a solution of housing problems in Egypt, between 2012 and 2018, the Egyptian
Government established a plan to create 1 million affordable housing units [4].

The supplied unit increased to 500,000 units. Only 188,697 units are occupied (Fig. 1),
which is 37.7% of the supplied units [6].

Typically, affordable housing projects should be created for low-income considering their
needs. Therefore, the supplied units to low-income have reached only 7% of their demand
yearly. On the other hand, the supplied units in 16 cities reached only 5% of low-income
demand [4].

In a focused view (Fig. 2), 163,000 low-income families are forming yearly, however
affordable housing projects are reaching only 16% of these families. These housing projects
reached a maximum percentage of 75% in Cairo, El-Suez, and El-Shargea. While in South
Egypt, which contains a high percentage of low/middle categories, it reached 10% or lower [4].

For the last seven years, the Egyptian Government promised to spend 136.5 billion
Egyptian Pounds on affordable housing projects. However, the actual spent amount is lower
than that strategy by 57%.

With the increasing of the disregard to the development strategy, there are subsequences
such as low quality, more red tape, transferring money to different projects and no demand
on units [4].
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Table 1: Distribution of low-income population in Egypt. (Source: World Bank, in Egypt,
2010.) Edited by the researcher.

Percentage of
Low-income population low-income
opulation sala
iy | el I S B
; xtreme o the
ggelisgypnan prot(;)ugi?olr?((:il.E.) T?rfil)lﬁzv- ' low- Y total To their
. income local income
popg)}:l)‘uon population | salaries (%)
(%) (%)
Cairo 7726.4 7.6 1.7 4.9 43.2
Alexandria 8978.3 6.4 1.2 4.5 44.4
Port Said 10549.7 4.4 1.7 2.4 37
Suez 8745.8 1.9 0.3 1.5 43.8
Damietta 7883.5 1.1 0.2 1.2 31.8
Dagahlia 9111.5 9.3 1 6.4 40.1
Sharqia 8700.4 19.2 1.9 13 37.3
Qalubia 81344 11.3 1.8 9.3 52.6
Kafr al-Sheikh 8927.9 11.2 2.1 6.9 39.7
Gharbia 8799.6 7.6 0.8 6.9 52.7
Munufia 9854.0 17.9 3.1 14.2 39
Beheira 9451.6 23.5 3.8 17.8 39
Ismailia 8970.2 18.8 43 13.7 40.2
Giza 8242.8 23 7.6 16.5 43.2
Beni Sweif 8857.4 41.5 11.5 33.1 448
Fayoum 8433.7 28 5.9 19.8 36
Minya 8655.9 30.9 7 23.7 394
Assiut 8019.6 61 314 48.3 40.4
Sohag 7329.7 47.5 18.5 36.3 41.2
Qena 6387.5 39 11.5 28.5 40.2
Luxer 9105.6 40.9 14.3 30.8 423
Aswan 7057.4 18.4 0.4 13.9 40.3
Red Sea 8460.7 - - - -
Wadi al-Gadid 12682.2 - - — -
Matruh 10346.1 - - - -
North Sinai 8884.0 - - - -
South Sinai 12454.6 - - — -
Egypt 10246.1 21.6 6.1 15.2 41.3
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Figure 1:  The relation between supplied units, occupied units and government plan
duration from 2011 to 2018. (Source: CAPMAS, 2018 [6] and “Ministry of
Urban Planning, 2017/2018 ”.) Edited by the researcher.
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Figure 2: Relation between supply and demand units according to cities. (Source:
CAPMAS, 2017 [6].) Edited by the researcher.

2.3.2 Occupancy ratio of affordable housing

In a detailed view (Fig. 3) of the supply and demand in Egypt, the affordable housing projects
have been distributed all over Egypt in 27 cities. The occupancy level of the affordable
houses is lower than 80% of the units in 20 cities, and lower than 50% in 17 cities and 0
occupied units in North Sinai [4].
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Figure 3:  Occupancy ratio according to cities. (Source: CAPMAS, 2017 [6].) Edited by
the researcher.

3 METHODOLOGY
It is fundamental to the study to give a general description of the procedure, methods, and
variables selected to support and manage qualitative and quantitative information to the study
of Bashayer Al-Khair.

4 CASE OF BASHYER AL-KHAIR
In this study, the case of Bashayer Al-Khair, which is a developed area of “Ghait Al-Enab”,
is recently one of the leading distinguished national cases, represented by the Egyptian
Armed forces and Alexandria Council. They cooperated with the society to implement the
strategy not only to develop Ghait Al-Enab to Bashyer Al-Khair, but to also replace it with
an efficient affordable housing for low-income [5]. A questionnaire methodology done with
50 families in the area was held for specification of the affordability value.

4.1 Results and evaluations of data coming from the study case

4.1.1 Household results

1

Houschold Jobs

2

Jobs Providence &
Enhancement of Small

73% Craft Projects (Governmen Fjforis)
16% Trade

11% Employee or 54.6% Accepied
Professional 45.4% Unaccepled

Figure 4: Household jobs analysis case of Bashyer Al-Khair. (Source: The researcher.)
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\=

Houscholders’ Gender

95.5% Male
4.5% Female

-
Household Income

R e ]

Household Members

50% Five Members 47.6% terween 1500 2000 6o
22.7% Four Members 23.2% mere tran 3000 EGP
9.3% Three Members 19% serween 2000 10 3000 £GP

9% Seven Members

10.2% sower than 1500 162

9% Six Members

Figure 5: Household analysis case of Bashyer Al-Khair. (Source: The researcher.)

4.1.2 Architectural results

" Acceptance of
the Housing Unit
45% Accepted
37% Average
18% Unaccepted

Figure 6: Architectural analysis case of Bashyer Al-Khair. (Source: The researcher.)

Housing Unit fit
the Households needs

79.7% Does fit the needs
20.3% Docsn’t fit the
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4.1.3 Housing results

1

2

Efficiency of Usage of the
Infrastructure Transportation
" )
59.1% Efficient 47.1% Bus/Microbus
40.9% Ineflici 21.9% Others
niid crent 16.2% Private Car

9.4% Train
5.4% Taxi

3

Distance between
Housing Units &
Workplaces

4

Satisfaction of
the Transportation

41% Unsatisfied
31.8% Average
27.2% Satisfied

65% Near
35% Far

Figure 7: Housing analysis case of Bashyer Al-Khair. (Source: The researcher.)

1

Occupancy Ratio of
the Housing Unit

58% Occupied
42% Unoccupied

Figure 8:  Occupancy ratio of housing units case of Bashyer Al-Khair. (Source: The
researcher.)
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4.1.4 Financial results

2

Indirect Expenses
of the Households

Unscseess 1

Direct Expenses
of the Houscholds

68.2% Accepted
31.8% Unaccepted

64.8% Accepted
35.2% Unaccepted

3

Acceptance of the
Housing Unit Price

72.4% Accepted
27.6% Unaccepted

Figure 9: Financial analysis case of Bashyer Al-Khair. (Source: The researcher.)

4.2 Evaluation of the case

Through the previous analysis using filed, qualitative and quantitative methodologies, the
ability to evaluate the affordability is achieved. 50 different families of the case were chosen
as the sample of the study with an average of one family (represents one housing unit) per
residential building. By asking the householder of those families, an interview was made
with them by the researcher. The next evaluation is divided into 4 main approaches: household,
architectural, housing and financial approach. Each one has its own factors and its own
evaluation value. Considering that each approach has a differently direct or indirect effect on
the housing affordability.

4.2.1 Household evaluation
It affects 10% of the affordable housing project evaluation into the factors shown in Table 2.

Table 2: Evaluation of the household approach of the project. (Source: The researcher.)

Factors Evaluation value | Total value
(%) (%)
The ratio between the vacant units to the 1
total supplied units.
The ratio between the rented units to the
. . 0.5
total supplied units.
The limited spread of sub-rent system. 0 4 out of 10
The provision of social facilities and youth 15
employment. )
Improving concept of new small projects |
and providing new jobs for the households.
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4.2.2 Architectural evaluation
It affects 25% of the affordable housing project evaluation into the factors shown in Table 3.

Table 3: Evaluation of the architectural approach of the project. (Source: The researcher.)

Factors Evaluation value | Total value
(%) (%)

Enough spaces between the buildings in the )

affordable housing project.

The efficiency of the use of horizontal and 4

vertical areas.

Housing units fit the basic needs of any 4 14 out of 25

households.

Flexible inner design of the affordable 5

housing units.

The efficiency of the used structure system. 2

4.2.3 Housing approach
It affects 45% of the affordable housing project evaluation into the factors shown in Table 4.

Table 4: Evaluation of the housing approach of the project. (Source: The researcher.)

Evaluation value Total value

Factors (%) (%)
The efficiency of the engineering team. 2

The efficiency qf the ir}frastructure of the 4

affordable housing project.

Access to public transportation. 2

The distances between the main facilities: 5

(e.g. schools and hospitals).

The efficiency between the urban
environment of the project and the social 5

2
and cultural background. 32 out of 45

The population of the housing project with
no effect on the balance between 4
environment and housing approaches.

Sustainable construction material from the

. . 1
surrounding environment.
The location of the affordable housing 4
project from the workplaces.
Access to recreational public spaces. 5
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4.2.4 Financial approach
It affects 20% of the affordable housing project evaluation into the factors shown in Table 5.

Table 5: Evaluation of the financial approach of the project. (Source: The researcher.)

Factors Evaluation value | Total value
(%) (7o)

The cost of meter square of the affordable 35

housing unit. '

The availability of rental affordable approach. 4 14 out of 20

The direct expenses of the household. 35

The indirect expenses of the household. 3

4.3 Advantages and disadvantages of the case

4.3.1 Advantages
A. Financial Approach

1. Acceptable cost of unit for local residents (Ghait El-Anab residents).
2. The availability of rental concept.

B. Household Approach
1. Provided social facilities.
C. Architectural Approach

1. High efficiency of the use of horizontal and vertical areas.
2. Housing units fit the needs of the households.

D. Housing Approach

1. Effective infrastructure of the case.
2. Low distance between the main facilities and housing units.
3. Close to workplaces and high access to recreational spaces.

E. General Advantages
1. New affordable housing units for low/middle-income categories.
2. New facilities such as hospitals, sports club, and workplaces.
4.3.2 Disadvantages
A. Financial approach

1. Extremely high cost of the housing units for the new residents.
2. Rental units use profitable material in the case for the middle/high category.
3. Direct or indirect expenses are not acceptable for the new residents.

B. Household approach

1.  More than quarter of the units are vacant.
2. Wide-spread of sub-rent system.
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C. Architectural approach

1. The Egyptian Building Regulations, building height should be /.5x of the
street width. In this case, the building’s height is 2. /x the street width and in
some locations 3x the street width.

2. Some cracks were found in the structure system.

3. Low flexibility of inner designs, and overcrowded units per buildings.

D. Housing approach

1. Lowe-efficiency of the engineering team.

2. Because of low access of public transportation, residents had to choose illegal
transportation, e.g. Toktok.

3. Unsustainable building materials.

E. General disadvantages

1. The most influential drawback is that the GOE had to deal with stockholders
to construct the housing project. Thus, the housing units were divided upon
them, so as to be profitable using low-income category.

2. High crime ratio in the case.

3. According to CAPMAS 2017, 13 million vacant units in Egypt. These
projects added more vacant units [6].

5 CONCLUSION
“Housing Matters”, the government considered the housing approach to be very effective
in any affordable housing project, and did not put the household approach in considerations
(Fig. 10). On the other hand, the financial approach was also one of the points that were taken
into account in Bashyer Al-Khair, but the average architectural approach evaluation
decreased affordability.

BASHAYER AL-KHAIR*1
HOUSING PROJECT

Affordability Evaulation

64%

Household Evaulation
Architectural ESauistion Financlal Evaulation

Figure 10: Affordability evaluation of the project. (Source: The researcher.)
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The housing approach in Bashyer Al-Khair marked the highest achievement of the
project reaching 71.1%. However, the household approach was the lowest evaluation
marking 40%, which is below the basic standards of any successful affordable housing
project. Nevertheless, the financial approach achieved high evaluation reaching 70%, while
the architectural evaluation was of an average achievement which is 56%.

On the other hand, the case of relocation for the local residents was successful. The
government had to set a consideration of being close to workplaces, and the availability of
transport in the new area [5].
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