
Egypt

Currently, due to sea level rise, up to one million housing units are at risk.  It is expected
that the annual loss in property value would be between E£7billion to E£16 billion
(US$372.302 million to US$850.977 million) by 2060, not accounting for commercial
properties.16

Access to finance

Access to housing finance in Egypt is considered a major problem for many reasons
including low incomes and a low financial inclusion rate.  Only 36.8 million Egyptians hold
bank accounts, including 16 million women.17 The CBE provides facilities including
mortgage finance initiatives and regularly revises its regulations to support different
income levels.  For example, to facilitate financing to “middle income” people, on 31 May

Overview

Egypt is the most populous country in the Arab world with 104 258 327
million people.1 The childbearing rate is 2.9 children per woman, which is
estimated will increase the population to 132 million by 2032 and 190 million
by 2050.2 This will increase the housing gap in Egypt, due to the association
between population growth and the need for housing units (500 000 units
yearly). President Abdel Fattah el-Sisi has commented that the increasing
population growth rate has been an added burden to the nation’s
development projects.3 With this rapid population increase, the housing
sector in Egypt is suffering from high demand for and a shortage of affordable
housing units for low-income people.  

The National Programme for Economic Structural Reforms that Egypt started
in 2016 had a positive effect on the economic indicators. The first phase
included floating the national currency, removing subsidies and raising the
price of fuel and electricity, and imposing a value added tax.  The second phase
of the programme started in April 2021 and targets structural reforms in the
manufacturing, agriculture, telecommunications and information technology
sectors.4 The International Monetary Fund (IMF) maintained its forecast of
gross domestic product (GDP) growth in Egypt at 5.9%5 for 2022 despite
decreasing its forecast of world growth from 6.1% last year to 3.2% in 2022.6

Egypt’s GDP grew by 3.3% during the fiscal year 2020/2021.7 The headline
inflation rate was 13.6% in July 2022 compared to 13.2% in June 2022, with
an increase in the price of building materials.8

In March 2022, the Central Bank of Egypt (CBE) devalued the Egyptian pound
by nearly 14% against the US dollar to reach E£18.54 to a dollar.9 During
2022, the CBE increased its key interest rates by 1% in March and 2% in May.
Accordingly, the overnight deposit rate, overnight lending rate, and the rate
of the main operation reached 11.25%, 12.25%, and 11.75%, respectively.10

Egypt is highly vulnerable to climate change due to its geographic
characteristics. It is hot and arid as it is mostly desert, with a large population
concentrated along one main river, and a coastline as its Northern border.11

Egypt is also susceptible to water scarcity and rising sea levels, which impacts
many sectors including agriculture and tourism, and endangers coastal cities.12

Repercussions of climate change will  include an increase in unemployment
and migration between governorates. This internal migration will lead to
unplanned urbanisation and urban sprawl into rural areas. In an attempt to
combat this, the government has launched the National Climate Change
Strategy 2050, which aims to improve the quality of life, promote sustainable
economic growth, and preserve Egypt’s natural resources.  The strategy’s first
goal is “achieving sustainable economic growth and low-emission
development in various sectors”. The second goal targets “enhancing adaptive
capacity and resilience to climate change and alleviating the associated
negative impacts”.13 This goal’s focus is “protecting citizens from any negative
health effects caused by climate change, and preserving the country's
ecosystems and green spaces”.14 This goal will be achieved through providing
good health care for people, Improving the health sector’s ability to handle
diseases caused by climate change, and having skilled health teams.15
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KEY FIGURES

Main urban centres Cairo, Alexandria, Giza

Exchange rate (1 July 2022): 1 USD = [a]
1 PPP$ = (2021) [b]

18.80 Egyptian Pound (EGP)
4.57 Egyptian Pound (EGP)

Total population (2021) [b] |  Urban population (2021) [b]
Population growth rate (2021) [b] |  Urbanisation rate (2021) [b]
Percentage of urban population living in slums (2018) [d]
Population living less than 5m above sea level (2010) [b]
Most common fuels used by households |  by B40 households (2005) [e]

Percentage of female-headed households (2014) [e]
Percent of population that have received at least 1 dose of COVID-19
vaccination as of 1 October [c]
Unemployment rate (% of total labour force, national estimate) (2021) [b]
Percentage of women participating in the labour market formally (2021) [b]
Gini coefficient 
HDI country ranking (2020) [d] |  HDI country score (2021) [d]

104 258 327 |  44 687 204
1.86% |  2.05%
5.2%
21.5%
LPG/natural gas/biogas |
LPG/natural gas/biogas
12.9%

51.48%
7.9%
15%
n/a
97 |  0.73

GDP per capita (Current US$) (2021) [b]
GDP (Current US$) (2021) [b]
GDP growth rate (2021) [b]
Inflation rate (2020) [b]
Lending interest rate (2021)[b]
Proportion of adult population that borrowed formally (2021) [b]

US$3 876
US$404 143 million
3.33%
5.5%
9.4%
46%

Number of residential mortgages outstanding (2021) [f]
Value of residential mortgages outstanding (USD) (2021) [f]
Prevailing residential mortgage rate |  Term [g]
Maximum LTV on a residential mortgage [g]
Ratio of mortgages to GDP (2021)
Number of residential mortgage providers [h]
Percentage of women who own a house alone and/or jointly (2014) [e]
Number of microfinance loans outstanding [h]
Value of microfinance loans (USD) [h]
Number of microfinance providers [i]

437 631
US$3 514 million
3 – 8% |  30 years
85%
0.93%
16
4.7%
3 800 000
US$1 752 million
957

Total number of residential properties with a title deed (2020) [j]
Number of formal dwellings completed annually (2021) [k]
Number of residential projects certified by EDGE [l]
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area in local currency units (2021) [m]
Size of cheapest, newly built house by a formal developer or contractor in
an urban area in square meters (2021) [m]
Typical monthly rental for the cheapest, newly built house (2021) [m]
Cost of standard 50kg bag of cement in local currency units
Type of deeds registry: digital, scanned or paper (2020) [n]
World Bank Ease of Doing Business index rank (2020) [n]
Time to register property (days) |  Cost to register property (2020) [n]
World Bank DBI Quality of Land Administration index score (0-30)(2020) [n]

3 450 000
194 200
1

450 000 EGP

68m2

4 500 EGP
70 EGP (US$3.73)
Computer - Scanner
114
76 days |  1.1%
9.0

NB: Figures are for 2022 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]    Johns Hopkins University Coronavirus Resource Center
[d]    United Nations Human Settlements Programme

(UN-HABITAT)
[e]    Demographic and Health Surveys, USAID 
[f]     Social Housing and Mortgage Finance Fund
[g]    Commercial International Bank (CIB)

[h]    Financial Regulatory Authority
[i]     Egyptian Microfinance Federation (EMFF) 
[j]     Almal Newspaper
[k]    Central Agency for Public Mobilization and Statistics

(CAPMAS)
[l]     Edgebuildings.com
[m]   Adwar Company
[n]    World Bank Ease of Doing Business Indicators



2022, the CBE added a new item to the mortgage finance initiative issued in
December 2019. The initiative allocated E£50 billion (US$2.7 billion) for mortgage
finance for single people with a maximum monthly income of E£40 000 (US$2 127)
and families with a maximum monthly income of E£50 000 (US$2 659), with an
interest rate of 8%.  The amendment indicates that “the finance under this initiative
will include the maintenance deposit with a maximum of 10% of the unit price”.18

In October 2021, the CBE modified the initiative’s conditions to be more inclusive.
The modifications included increasing the maximum price for units to E£2.5 million
(US$132 978) instead of E£2.25 million (US$119 669) and canceled the condition
that limits the maximum net size of the unit to 150 square meters.  It also increased
the maximum finance term to 25 years rather than 20 years. In addition, it
amended what was needed to fulfil the conditions, guarantees and documents to
complete the mortgage procedures before allowing the financing to be used; now
the financier may accept whatever other guarantees he deems appropriate, subject
to the controls set by the Financial Supervisory Authority.19

The number of mortgage finance institutions in Egypt reached 28 in 2022, of which
18 are banks.20 During the first half of 2022 the Mortgage Finance Fund signed
5 540 mortgage finance contracts with a total value of E£7.3 billion (US$388
million) compared to E£3.1 billion (US$165 million) over the same period the
previous year. During the same period, the mortgage refinance value decreased
by 23.6% to E£745.5 million (US$39.7 million). In June 2022, the number of signed
mortgage finance contracts increased by 53.7% to 1 377 contracts, with a total
value of E£2 billion (US$106.4 million), compared to E£754 million (US$40.1
million) signed in June 2021. During the same period, the amount of mortgage
finance provided to households with a maximum monthly income of E£2 5oo
(US$133) decreased by 35.4% to E£46.6 billion (US$2.5 billion) for 273 contracts
compared to 432 contracts over the same period in the previous year. In contrast,
the number of contracts signed by those with a monthly income range of E£2,500-
E£3 500 (US$133-US$186) dramatically increased by 73.3% to 480 contracts
with a total value of E£85.7 million (US$4.6 million), compared to E£44.4 million
(US$2.4 million).21 By the end of March 2022, the number of companies
participating in microfinancing activity increased to 1 026 with 2 418 branches. By
the end of June 2022, microfinance companies had granted E£32.95 billion (US$1.8
billion) to 3.8 million customers.22

Affordability 

Finding affordable housing units is a problem for low and middle income people
in Egypt. To address this, the government has introduced different mortgage finance
initiatives and facilities and continues to provide social housing units for low and
middle income people at lower prices with an installment term of up to 30 years.

The unemployment rate decreased to 7.2% during the first quarter of 2022
compared to 7.9% over the same period last year. In the urban areas it decreased
to 10.5% from 11.1% last year.  Within the rural areas it was 4.5% during the first
quarter of 2022 compared to 4.4% last year. However, unemployment among
male youth rose to 11.3% compared to 9.5% last year, and among female youth it
increased from 32.5% to 40.4%.23

There have been some efforts to improve affordability for Egyptians. In January
2022, a presidential directive was issued to increase the public-sector minimum
wage to E£2 700 (US$143) a month. This is the third time since January 2020 that
minimum wage has increased. Initially it increased from E£1 200 (US$63) to
E£2 000 (US$106) a month, then again in March 2021 it increased to E£2 400
(US$127).24

To increase the number of beneficiaries of mortgage finance initiatives, the Council
of Ministers announced new adjustments to the maximum prices for housing. It
also approved increases in the maximum monthly income categories that allow
people to reserve housing units in a housing programme. For low income people,
the maximum income became E£6 000 (US$ 319) for singles instead of E£4 500
(US$239) and E£8 000 (US$425) for married couples instead of E£6 000
(US$319). For middle income people, it became E£13 000 (US$691) instead of
E£10 000 (US$532) for singles and E£18 000 (US$957) instead of E£14 000
(US$744) for married couples. These changes apply to the 3% interest rate
initiative, which is an initiative available to low and middle income citizens for fully-
finished and ready-to-move-in housing units across Egypt, including the new cities
and new urban communities. The value of the financing reaches 85% of the
property value for middle income, and 90% for low income citizens, for up to 30

years.25 The maximum unit price for low income housing ranges between
E£400 000 (US$21 274) and E£450 000 (US$23 936) instead of E£350 000
(US$18 615).  For the fully finished units, the maximum price is E£1.7 million
(US$90 416) and this applied for the 3% initiative.26

Furthermore, there is an 8% interest rate initiative by the CBE which is also
available to middle income citizens for fully-finished and ready-to-move-in housing
units across Egypt. It sets the value of financing up to 80% for up to 25 years, for
people with a maximum income of E£40 000 (US$2 128) for singles and E£50,000
(US$2 660) for married couples.27 For middle income, the maximum unit price
is E£1.1 million (US$58 505) and the maximum unit price for the fully finished
unit is E£2.5 million (US$132 978).28

To facilitate affordable finance opportunities to lower income people, Habitat for
Humanity Egypt created a microfinance model for housing finance purposes in
cooperation with national non-governmental organisations. Since its beginning in
1989, the programme has provided access to affordable housing finance to more
than 45 000 low-income citizens across Egypt.29

Housing supply

The housing market in Egypt suffers from a shortage of low income housing units.
To address this, the government has responded in several ways including upgrading
slum areas, developing the capitals of the governorates, and launching the Haya
Karima30 project to develop the neediest villages in Egypt. The government has
especially been focused on developing and eliminating slum areas. Some slums
and shanty towns are being removed or rebuilt, and residents are being rehoused
in new units.31 The government is also working on access to basic facilities in
unplanned urban areas, such as electricity, potable water and sanitation, as well as
paving the roads.32 So far, it has developed 322 slum areas (unsafe33 and
unplanned) out of 357 with a total cost of E£63 billion (US$3.4 billion).34

The total number of housing units provided by the public and private sector during
2020/2021 increased sharply by 73.1% to 336 300 units for a total cost of E£150
billion (US$8 billion) compared to 194 200 units in 2019/2020 for a total cost of
E£79 billion (US$4.2 billion). These were economic housing units that target young
people and low income people (have an area of 90m2 with three rooms) and
comprised 169 100 units (50.3% of the total built units), followed by average
housing which targets middle income citizens (areas between 100m2 and 150m2

with of three rooms) with 123 700 units (36.8% of the total), then the above-
average housing with 17 100 units and luxurious housing with 26 300 units.    

The private sector built 169 800 units representing 50.5% of the total built units.
The government, public and public sector have provided 166 500 units, which
represents 49.5% of the total, compared to 85 000 units in 2019/2020.35

For social housing projects, 453 600 units were constructed under the One Million
units project, of which 78 400 units were released in 2020/2021.  With the Dar
Masr Housing project (average housing), 37 700 units were built of which 9 000
were released in 2020/2021.  Also, 37 900 units were provided under the Skn
Masr project with 32 700 units in 2020/2021. In the New Administrative Capital,
New Mansoura, and New Alamein, 3 921 units were provided with a total cost of
E£25 million (US$1.33 million).36

The real estate sector is facing a challenge due to the increase in the price of
building materials and inflation. The average sale price of iron reached E£20 200
(US$1 100) per ton in June 2022 with an increase of 35% compared to June 2021.
The average sale price of packed cement (per 50kg) reached E£73.6 (US$3.9) in
June 2022, an increase of 54.4% compared to June 2021.37 Contractors had to
raise the price of their units, which led to a decrease in their sales by 20% over
two months in the first quarter of 2022.38

Property markets

The real estate sector in Egypt is suffering from various challenges including the
shortage of some imported products due to importation barriers and the
increasing prices of building materials. 

Investment spending directed to the housing sector has increased substantially
over the past eight years by 508% to E£614 billion (US$32.66 billion) compared
to the period 2006/2007 and 2013/2014. In 2021/22, the annual public investment
to the sector has increased by 847% to E£180 billion (US$9.6 billion) from
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E£19 billion (US$1 billion) in 2013/14. Furthermore, in the 2022/23 budget, the
government plans to invest E£294 billion (US$15.6 billion) to implement various
initiatives, of which E£33 billion (US$ 1.8 billion) is dedicated to the housing and
construction sector, E£26 billion (US$ 1.4 billion) to the water sector and E£77
billion (US$ 4.1 billion) for sanitation services.39

The implemented investments in the housing sector include the national housing
programme, for which 593 000 units were completed at a cost of E£120 billion
(US$6.4 billion) and benefited more than two million citizens. In addition, they
include the development of slums and unsafe areas,40 where 322 out of 357 unsafe
areas in 25 governorates were developed, benefiting approximately 1.2 million
citizens. Also, 58 unplanned areas have been developed serving approximately
460 000 families, and 90 areas are being developed at present. The development
of “fourth-generation cities”,41 has reached 30 new cities with a total area of
580 000 acres, and a target population of approximately 30 million people. In
2020, for a business to register property in Egypt required 76 days and nine
procedures, with a cost of 1.1% of the value of the property.42

Policy and legislation

In June 2022, the cabinet issued a decision to regulate selling units in the real-
estate market to protect consumers and decrease market risks.  According to
these regulations, developers should not start marketing for their projects until
they get approval from the housing ministry. It also sets how much of their own
capital they must put up for a project.43

In March 2022, amendments were applied to the real-estate registration law.  The
law facilitated the registration of properties by decreasing the number of required
documents to three or four, instead of what was required in the past, which was
more than 10 documents.44 In addition, in March, President Abdel Fattah Al-Sisi
increased regulation of real-estate brokerage by issuing a law that defines this
profession and sets controls for its work.45

Egypt’s Financial Regulatory Authority has made recommendations for approval
to consider the housing unit as collateral for the mortgage payments, and canceling
the 40% installment limit of income.46

Opportunities 

The real-estate sector is suffering from a lack of financial liquidity in addition to
the increased cost of building.  The sector needs a different model to deal with
the sector’s problems, such as having partnerships between banks and developers,
as well as facilitating the payment process for customers to make it easier for them
to buy and pay. 

The cabinet has set new regulations to protect the buyers. This requires the
developers to provide semi and annual reports on their projects. It also requires
the companies to have separate bank accounts for each project and made it a
legal requirement for auditors to monitor each developer.47 According to the
president of the Beta Egypt company, providing guarantees to buyers will enhance
the sector’s growth and the strength of the market. The CEO of Saudi Egyptian
Developers is optimistic about the real-estate market in Egypt due to its weight
in the Arab region.48

Despite the different initiatives launched by the state, both sides of the market
did not benefit as much as was intended due to banks’ restrictions on companies
and citizens.49
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EGYPT,  ARAB REP. – Considering housing affordability from a household perspective

For low income households seeking access to affordable housing,
affordability is dependent on a number of factors, including income,
competing expenses, transport costs (which are likely linked to housing
location), and the cost of finance. Data specific to individual countries
and housing developments is often not available, thus requiring
evidence-based assumptions to generate estimates of affordability.

In order to get a better grasp on the affordability of home ownership
in various countries, we considered two simplified scenarios – law
enforcement officer and teacher. These entry-level occupations were
chosen because they are fundamental to the economy and society,
comprise a large portion of the formal workforce in most African
countries, and are fairly secure while having relatively low skills entry
points. 

The two occupations are also inclusive of both genders, since in many
countries, teachers are female while law enforcement officers are
male. 

Cautionary notes
It must be emphasized that these are hypothetical scenarios
– not calculations based on comprehensive research of income
levels in each country. 

We have based our calculations on some generic assumptions
applicable to all countries, including 30% of household income
spent on housing. We are also assuming a household is eligible
for a formal mortgage, and that such financing is available –
which may not be true for substantial segments of the
country’s population. Alternative forms of finance, including
non-mortgage finance, and once-off income sources (e.g.
pension payouts or inheritances) are not taken into account. 

The calculations used the prevailing terms and conditions for
mortgages in the specific country, as collected through our
annual Yearbook data collection process.

Mortgage assumptions – Egypt 

–   6.5% interest rate                                          –   30 year loan tenor
–   15% deposit                                                  –   85% loan to value ratio

If you are a law 
enforcement 
officer living in a 
major urban area

If you are a
teacher 
living in a major 
urban area

who earns
E£5 430
per month

who earns
E£1 200
per month

you could afford
to purchase a 
E£303 206
house with 
a mortgage.

you could afford
to purchase a 
E£67 007
house with 
a mortgage.

Green applications for affordable housing 

In August 2022, a national plan was established to diversify the sources
of energy required for development programmes, including the use of
green hydrogen. The strategy targets increasing the country’s electricity
generation capacity from renewable energy to 42% of the country’s
electricity by 2035. President Sisi also directed to prioritise green
hydrogen projects and stressed the importance of adding it to the
integrated energy system in partnership with the private sector.50 On
25 August 2022, the prime minister signed seven memorandums of
understanding (MoUs) to establish industrial complexes in the Ain
Sokhna Industrial Zone for producing green hydrogen.51

In fourth generation cities, the government aims to make them green
cities by applying sustainability standards and waste recycling, as well as
making them smart cities. In these cities, each citizen’s share of green
and open areas will supposedly exceed 15m2.52 The Talaat Mostafa
Group has started building Egypt’s first green city – Noor City – across
from the New Administrative Capital.

In 2022, thermal power plants produced 80% of total electricity in Egypt,
while renewable energy generated 20%, of which wind’s share is 12%,
hydro’s share is 6%, and solar’s share is 2%.53 Since 2016, 100% of
Egyptians have access to electricity.54 In 2014, approximately 91% of
Egyptians had access to water in their homes,55 and by 2020, 100% of
Egypt’s urban population had access to basic sanitation services.56

Availability of data on housing finance

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

With statistical data, some can be found on the Central Agency for Public
Mobilization and Statistics (CAPMAS) website related to the census
report, a monthly information bulletin, and the annual Housing Report.
The Housing Report includes data on the number of housing units built
yearly and the kind of housing – government-funded or through 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 on
loans for construction and building purposes.  There is no data published
on housing resale or building costs.
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Websites

The Central Bank of Egypt  www.cbe.org.eg
The Central Agency for Public Mobilisation and Statistics  www.capmas.gov.eg
Invest Gate  www.invest-gate.me
Egypt Today  www.egypttoday.com
Daily News Egypt  www.dailynewsegypt.com
Financial Regulatory Authority www.fra.gov.eg
The Egyptian Ministry of Finance www.mof.gov.eg
Global Property Guide www.globalpropertyguide.com
Ahram Online  www.english.ahram.org.eg
Egypt Property Law www.egypt-property-law.com
Doing Business www.doingbusiness.org
Enterprise Press  www.enterprise.press
ALmasry aLyoum www.almasryalyoum.com
Social Housing and Mortgage Finance Fund www.shmff.gov.eg
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