
forum, access to finance has been a minor or moderate rather than a major obstacle for
firms across Egypt before or after COVID-19.12

In July 2021, the Central Bank of Egypt (CBE) launched the E£100 billion (US$6.4 billion)
Mortgage Initiative for Low and Middle Income Citizens.  The initiative aims to finance low
and middle income households to buy residential units at a decreasing interest rate of 3%
for up to 30 years.  It applies to low income citizens whose eligibility is determined by the
Social Housing and Mortgage Finance Support Fund based on income and unit price.  The
unit value is priced at E£310 000 (US$19.7 thousand), for which a 10% down payment

Overview

Approximately 22 million Egyptians out of 102 million live in slums.  Of these,
850 000 people are living in unsafe settlements at risk of landslides and
floods.1 Huge urban construction projects such as the New Administrative
Capital and six new cities are being implemented to provide adequate
housing, eradicate slums and achieve the country’s sustainable development
strategy.  The construction of the six new cities encompasses developing
61 urban areas, including regenerating 24 existing cities and constructing
37 new ones.2 As part of this, the government of Egypt has removed many
unplanned neighbourhoods and relocated thousands of households into new
government housing projects.3 Despite these efforts the demand for housing
grows incrementally each year with an annual population increase of 2.5
million people,4 and 95% of properties remain unregistered.5

The government has been working on a widespread economic reform
programme since 2016 to achieve economic and fiscal stability.  This
programme has helped maintain the confidence of all international institutions
and credit rating agencies in the Egyptian economy and its ability to face the
challenges presented by the pandemic.  The major ratings agencies have
maintained a Stable Outlook for the Egyptian economy, with Fitch Ratings
affirming Egypt's rating at 'B+’,6 and Standard and Poor with that of B / B in
the long-term and short-term.7

GDP grew by 2% during the first half of 2020/2021 and this has created more
jobs and cut the unemployment rate to 7.3% in Q2 2021 from 9.6%8 at the
same time last year.  The Annual Urban Inflation rate edged up to 4.8% in
May 2021 from 4.7% in May 2020.9

The economic reform plan supported the revival of the housing sector this
year.  As a result, Egypt’s real estate index increased by 28.3% in quarter one
of 2021 compared to a sharp fall of 30.8% in the first quarter of last year.10

This was attributed to removing blocks on foreign ownership of land as well
as driving public-private partnership projects on government-owned land.  

Access to finance

During the global pandemic, the Egyptian economy has proved resilient due
to the quick responses to constrain the effect of COVID-19 on the economy.
These measures included lowering the policy interest rate and postponing
repayments of existing credit facilities.11 According to the Economic Reform
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KEY FIGURES

Main urban centres Cairo, Alexandria, Giza

Exchange rate (1 July 2021): 1 USD = [a]
1 PPP$ = (2020) (2020) [b]

15.70 Egyptian Pound (EGP)
4.51 Egyptian Pound (EGP)

Total population (2020) [b] |  Urban population  (2020) [b]
Population growth rate (2020) [b] |  Urbanisation rate (2020) [b]
GDP per capita (Current US$) (2020) [b]
Percentage of population below national poverty line (2020) [b]
Unemployment rate (% of total labour force, national estimate) (2020) [b]
Proportion of adult population that borrowed formally (2020) [b]
Gini coefficient
HDI country ranking (2019) [c] |  HDI country score (2019) [c]

102 334 403 |  43 781 728
1.92% |  2.04%
US$3 548
23.0%
12.1%
6.3%
n/a
116 |  0.71

GDP (Current US$) (2020) [b]
GDP growth rate (2020) [b]
Inflation rate (2020) [b]
Lending interest rate (2020) [b]

US$363 069 million
3.57%
5.04%
11.37%

Number of residential mortgages outstanding [o]
Value of residential mortgages outstanding (USD) [o]
Prevailing residential mortgage rate |  Term [d]
Maximum LTV on a residential mortgage [d]
Ratio of mortgages to GDP [o]
Number of residential mortgage providers [o]
Number of microfinance loans outstanding (2020) [e]
Value of microfinance loans (USD) [e]
Number of microfinance providers [f]

437 631
US$3 514 million
3-8% |  30 years
80%
0.93%
37
3 200 000
US$1 376 million
957

Total number of residential properties with a title deed (2020) [g]
Number of formal dwellings completed annually [h]
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area in local currency units [I]
Size of cheapest, newly built house by a formal developer or contractor in
an urban area [i]
Typical rental for the cheapest, newly built house [i]
Cost of standard 50kg bag of cement in local currency units
Type of deeds registry: digital, scanned or paper (2020) [j]
World Bank Ease of Doing Business index rank (2020) [j]
Number of procedures to register property (2020) [j]
Time to register property (2020) [j]
Cost to register property as share of property price (2020) [j]
World Bank DBI Quality of Land Administration index score 
(0-30) (2020) [j]

3 450 000
194 200

450 000 EGP

68m2

4 500 EGP 
50 EGP (US$3.18)
Computer - Scanner
114
9
76 days
1.1%

9

Percentage of women who own a house alone and/or jointly (2014) [k]
Percentage of female-headed households (2014) [k]
Percentage of urban population living in slums (2018) [l]
Percentage of households with basic sanitation services (2014) [k]
Percentage of households with electricity (2014) [k]

4.7%
12.9%
5.2%
97.5%
99.8%

Cumulative number of COVID deaths per 100 000 as of 1 Oct
Percent of population fully vaccinated against COVID-19 as of 1 Oct [m]

16.9
5.67%

NB: Figures are for 2021 unless stated otherwise.

Member organisations of the African Union for Housing Finance (AUHF): 
Social Housing and Mortgage Finance Fund 

[a]    Xe.com
[b]    World Bank World Development Indicators
[c]    Human Development Reports, United Nations

Development Programme
[d]    Central Bank of Egypt
[e]    Financial Regulatory Authority (FRA) 
[f]     Egyptian Microfinance Federation (EMF)
[g]    Almal Newspaper

[h]    Central Agency for Public Mobilization and Statistics
[i]     Adwar Company
[j]     World Bank Ease of Doing Business Indicators
[k]    Demographic and Health Surveys, USAID 
[l]     United Nations Human Settlements Programme

(UN-HABITAT)
[n]    Johns Hopkins University Coronavirus Resource Centern]
[o]    Social Housing and Mortgage Finance Fund
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must be made.  Eligibility is based on a maximum net monthly income for a single
person of E£4 500 (US$286.7) and is E£6 000 (US$382.2) for a family.  For the
middle income group eligibility is based on a maximum net monthly income for
singles of E£10 000 (US$637) and is E£14 000 (US$892) for a family.  For units
with a value up to E£1.1 million (US$70.1 thousand), a 15% down payment should
be made.  For units with values between E£1.1 million (US$70.1 thousand) and
E£1.4 million (US$89.2 thousand), the down payment is 20%.13

The number of mortgage finance institutions in Egypt reached 31 in 2020, of which
23 are banks and 14 are companies.14 During May 2021, the Mortgage Finance
Fund signed 1 867 mortgage finance contracts with a total value of E£ 37 million
(US$2.4 million) compared to 513 contracts with a total value of E£7.9 million
(US$0.53 million)  during May 2020.  During January-May 2021, the mortgage
finance companies provided funds worth E£2.335 billion (US$ 148.7 million) and
signed 2 058 contracts compared to E£884.1 million (US$56.3 million) in funding
and 923 contracts over the same period last year.  During the same period the
mortgage refinance value has dramatically increased to E£902 million (US$57.5
million) compared to E£84 million (USD5.4 million) last year.15

In August 2021, the first license for microfinance leasing activity in Egypt was
approved.  This allows for the financing of low capital asset companies to start new
projects or expand on existing activities.16 The number of companies and
associations providing microfinance in Egypt reached 950 in May 2021 through
2 818 outlets.17 In May 2021 the number of customers benefiting from
microfinance reached 3.3 million, of whom 2 million (62%) were women, while the
share of young people (male and female) was approximately 63%.18 The financing
portfolio reached a value of E£21.724 billion (US$1.383 billion compared to
E£17.401 billion (US$1.108 billion) in 2020.19 The government injected
E£2.8 million (US$178 thousand) into 87 700 small and micro projects in the first
half of 2021 through the Micro, Small, and Medium Enterprise Development Agency.
This created approximately 146 500 job opportunities with those aged between
30 and 40 years old receiving up to 36% of that funding.20

Affordability 

The Central Agency for Public Mobilization and Statistics (CAPMAS) reports that
the average annual income for a family in 2017/2018 was E£60.4 thousand
(US$3.8 thousand) compared to E£69.1 thousand (US$4.4 thousand) in
2019/2020 and that the average annual total household expenditure was E£53.7
thousand (US$3.4 thousand) compared to E£61.9 thousand (US$3.9 thousand)
in 2019/2020.21 UN-Habitat (2010) defines affordable housing as housing expen-
diture representing no more than 30% of the household income.22 Hence,
affordable housing in Egypt means that a family should not spend more than
E£1 727 (US$110) per month on housing.  Based on the expenditure and income
survey for 2019/20 this means that around 30 million people in Egypt face difficulty
in achieving their basic human needs, including housing.  

The price of low income (social housing) apartments start from E£164 thousand
(US$10.4 thousand) for apartments of 75m2, and 90m2 apartments reach
E£184 thousand (US$11.7 thousand), E£197 thousand (US$12.5 thousand) and
E£310 thousand (US$19.7 thousand).  There is, however, a discrepancy in prices
due to the location of the units in the city.  The highest price is for investment
housing apartments in the cities of Hurghada and Port Fouad.23

The monthly instalments for social housing apartments start from E£400
(US$25.5) for apartments of 75m2, whose price reached E£164 thousand
(US$10.4 thousand), and E£700 (US$45) for apartments whose price reached
E£184 thousand (US$11.7 thousand), while for the units priced at E£197 thousand
(US$12.5 thousand) monthly instalments reached E£750 (US$47.8).24 For the
low income group to qualify, the net monthly salary for a single person should not
exceed E£4 500 (US$287) and E£6 000 (US$382) for a family.  For the middle
income group, the income should not exceed E£10 000 (US$637) for a single
person and E£14 000 (US$892) for a family.25 Therefore the instalments are
affordable based on the average household expenditure calculated above
specifically for housing payment (namely E£1 500 (US$95.6) per month).

To increase housing affordability for low income citizens, Egypt’s first non-bank
online mortgage provider Bedaya Company26 announced its launch of the first
non-bank mortgage finance mobile application and online platform.  The company
funds up to 90% of the residential unit value up to E£25 million (US$1.6 million).27

According to the Aqarmap index, the demand for real estate increased in July
2021 by 8.4% compared to July 2020.  Part of the market revival is due to the
announcement of the government's initiative to provide real estate financing for
low income and middle income citizens at a rate of 3% over a loan period of
30 years.28

Arab African International Securities reported that COVID-19 led to a decrease
in real estate sales in 2020 compared to the previous year.  In 2020 real estate
aggregate sales value for the six29 largest companies decreased by 5.8% to
E£65.2 billion (US$4.2 billion) compared to the previous year.  Land sales
represented 10% of the total sales with a value of E£6.8 billion (US$433 million),
compared to 0.3% of the sales last year with a value of E£210.7 million
(US$13.4 million).  Mortgage finance initiatives at low rates in addition to an
interest rate cut would motivate the real estate demand.30

E£3.9 billion (US$248 million) was allocated to support social housing projects
during 2019/2020.  The current budget includes E£321 billion (US$20.5 billion)
for social protection, of which E£7.8 billion (US$496.8 million) is allocated to cash
support and public facilities in social housing projects.  These programmes are
targeted at reducing poverty rates and providing a decent life for citizens.  “Takaful
and Karama” – a cash assistance programme – and the Social Security Pension
adopted by the government, targets all low income citizens: 86% of the
beneficiaries of the Takaful and Karama programme during 2019/2020 were among
the poorest 40% of the population.  This programme and the social security
pension contributed to reducing poverty rates by 5.2% during 2019/2020.31

Housing supply

Most housing developers in Egypt are interested in building in the centre of Cairo
and housing investment in lower income areas is weak.  CAPMAS has set the
national poverty line at E£857 (US$54.6) per month in 2019/2020 compared to
E£736 (US$46.8) in 2017/18.  According to the expenditure and income survey
for 2019/20, 29.7% of Egyptians live below the poverty line compared to 32.5%
in 2017/18. The figure for extreme poverty is E£6604 (US$420.6) per year and
the extreme poverty rate is 4.5%. Most low and middle income citizens therefore
cannot afford to buy housing units.

Since 2014, the government has spent E£61 billion (US$3.9 billion) on a huge
number of fully furnished residential units.32 Through the mortgage finance
initiative, 376 196 households have already received their housing units as of
August 2021.  All units are fully finished, and are up to 90 m2, with 3 rooms.33
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Urban informality

In December 2018, the Ministry of Housing declared Egypt would be
“slum-free” by the end of 2019, a goal later revised to be achieved by
2030.46 According to the Ministry of Urban Renewal and Informal
Settlements around 50% of the population is considered to be lower
income and informal settlements constitute around 37% of urban space
in Egypt.47

E£39 billion (USD2.5 billion) has been allocated to redeveloping
informal settlements, with E£32 billion (USD2 billion) of that amount
having already been spent.  E£16 billion (US$1 billion) of the budget is
dedicated to renewing Cairo’s urban spaces, while the rest is spent on
informal settlements across Egypt.48 Also, “in 2020 the government
began allowing owners of informal property to apply and pay to
formalise, or ‘reconcile,’ their residences or risk its demolition”.49

The population growth rate in Egypt is 2%50 with a yearly increase of
approximately 2 million.  In 2020, 42.78% of Egypt's total population
lived in urban areas and cities.51 In 2020 the percentage of people using
at least basic drinking water services as a percentage of the population
reached 99.4%, according to the World Bank.52

The current coverage of safely managed drinking water sources in Egypt
is approximately 98.7%, 100% for urban areas and 97.4% for rural areas.
Furthermore, the current safely managed sanitation is approximately
65%, 96% for urban areas, and 37.5% for rural areas.53
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CAPMAS indicates that a total of 194 240 residential units at a total cost of
E£79 billion (US$5 billion) were constructed in 2019/2020 compared to 281 300
units last year at a cost of E£94.6 billion (US$6 billion).  

The Social Housing and Mortgage Finance Fund (SHMFF) is responsible of
financing, managing, constructing, selling, renting and building (75-90 m2) units for
low income and (100-120 m2) units for middle income households.  By 2024, the
goal of the SHMFF is to construct one million units with a total investment cost
of E£204 billion (US$ 13 billion).  In 2020/2021 the SHMFF succeeded in
negotiating an additional financing loan from the World Bank, amounting to
E£7.8 billion (US$500 million), to expand the provision of cash subsidies for
housing to low and middle-income households.  A total of 55 386 beneficiaries
have been able to transfer to their new houses with a total cash subsidy value of
E£926.4 million (US$59 million) and a mortgage finance value of E£6 526 million
(US$415.6 million).  A total of 59 473 units have been allocated to beneficiaries.
In 2021, 28% of the beneficiaries of the programme were female headed
households.34

Property markets

After more than a year of COVID-19, the real estate sector has proved to be
strong and solid, thanks to the government incentives and construction of the new
cities.35 The New Administrative Capital is expected to cost approximately E£380
billion (US$24.2 billion) by the completion of its seven-year plan.36 Decreased
interest rates have also attracted investment, particularly from Egyptian expatriates
as well as foreign investors.37

Fitch Solutions believes rental rates will recover over the medium to long-term.
Fitch notes household spending was flat during 2020 and their expenditure went
mostly on essential items and healthcare.  In addition, rental rates will not be
affected by the limited new supply in the market because demand is increasing.38

Policy and legislation

In March 2021, President Abdel Fattah El-Sisi ordered postponing the enforcement
of the Real Estate Registration Law no. 186 2020, that imposes new property
registration fees at the Real Estate authority39 until 30 June 2023.  This will allow
parliament to suggest some new proposals like detaching real estate tax payments
from registration procedures and providing facilities for property registration.
These measures will hopefully increase the number of registered properties in the
country, as currently 95% of Egyptian property is unregistered.40

In August 2021, the Financial Regulatory Authority (FRA) approved Egypt’s first
microfinance leasing licence in the market.  The licence allows offering the first
microfinance product in the national economy.41 In October 2020 a new
legislative amendment was issued according to law No. 201 of 2020 on the
regulation of medium, small and micro enterprise financing.  The amendments
include increasing the maximum amount granted to each microfinance project to
E£200 000 (US$12 740).42 This will increase financial inclusion rates for productive
and craft activities.43

Opportunities 

Egypt’s real estate and construction sectors have a strong foundation for growth
in place, despite the world crisis related to the pandemic.  The government plan
to build new cities across the country is driving demand in all segments.  In addition,
lower interest rates make financing easier for both buyers and builders.
Furthermore, the CBE’s latest initiative to support low and middle income
households with access to affordable housing is expected to boost the market
even further.  

The government’s development strategy intends to increase Egypt’s urban area
to 14% of the country to cope with the rapid growth rate of population.  As a
result, the real estate sector, now contributing approximately 16% of GDP, is
expected to grow by more than 10 percent in 2021.44 In addition,
macroeconomic stability is expected to lead to an increase in international
investment, mainly in the nonresidential sector.45
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Source: https://www.cgidd.com/C-GIDD, 2020

Availability of data on housing finance

In Egypt, the main source for macroeconomic data is the Central Bank
of Egypt, which provides data on GDP, balance of payments, investments,
and the monetary sector.  The Ministry of Finance is responsible for
budget sector data, and it releases a monthly bulletin.

Some statistical data can be found on the Central Agency for Public
Mobilization and Statistics (CAPMAS) website related to the census
report, monthly informative bulletin, and the Housing Report that is
published yearly.  The Housing Report includes data on the number of
housing units built annually and the kind of housing, whether from social
housing or private investments.  CAPMAS also publishes a monthly
bulletin with information on building material prices.  Data related to
mortgage and microfinance can be found on the Financial Regulatory
Authority website.  There is a shortage of data related to loans for
construction and building purposes.  No data is published on housing
resale or building cost.
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Websites

The Central Bank of Egypt htpps://www.cbe.eg/
The Central Agency for Public Mobilisation and Statistics
https://www.capmas.gov.eg
The Egyptian Ministry of Finance https:// www.mof.gov.eg
Social Housing And Mortgage Finance Fund http://www.shmff.gov.eg/
Egyptian Mortgage Federation https://www.emfederation.com/index.html
Financial Regulatory Authority https://www.fra.gov.eg/jtags/efsa_en/index_en.jsp
Invest Gate https://www.invest-gate.me
Egypt today https://www.Egypttoday.com
Daily News Egypt htpps://www.dailynewsegypt.com
Global Property Guide https://www.globalpropertyguide.com/
United Nations Development Programme http://hsdr.undp.org/
Ahram online http://english.ahram.org.eg
Egypt Property Law https://www.egypt-property-law.com
Doing business https://www.doingbusiness.org
Enterprise Press https://enterprise.press/
ALmasry aLyoum https://www.almasryalyoum.com
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