a result while the 1mportance of 1nformal housing in contributing to the

|
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CHAPTER 2

The Role of the Informal Sector

Informal housing means different things to different people. 'As

expan;ron of Egypt's housing stock is widely conceded, estimates of its

quantltatlve 51gn1f1cance vary greatly.

_ one approach to deflnlng informality is to rely on the legal status
of housing. For housing in Egypt to be "formal" or legal, it must be in an
off1c1a11y approved subdivision (which enables an owner to 1egally register
his land), and must have been built w1th a building permit (whlch enables.
an owner to legally reglster a building). There may, nevertheless, ‘be

degrees of informality, several of which have been identified in areas of

Cairo and Beni Suef. Among these are:

1. Dwellings constructed on 111ega11y-occup1ed ‘land
not included in a legal subdivision. Examples of
this are temporary or permanent structures situated
on (1) public land abutting a canal or right-of-way
or (2) private land (vacant land included in a.
factory yard, commercial lot or vacant land com-
prising part of a building site slated for non-
residential construction).

2. Dwellings constructed on 111ega11y-occup1ed land :

' - Included in a legal subdivision. Examples of this
are temporary or permanent structures situated on
prlvate residential building lots where the land
owner is absent, on rights-of-way, or in public
open spaces.

3. Dwellings constructed on legally-owned land not
‘included in a legal subdivision. Examples of this
are temporary or permanent structures situated on
private land included in a parcel (1) which has been

. subdivided and sold by a subdivider without obtaining
a permit to subdivide and re-sell land and (2) in
which no zoning regulations are complied W1th.

4. Dwellings constructed on legally-owned land
" i{ncluded in a legal subdivision. Examples of this
~are permanent dwellings situated on private land
zoned for residential use and included in a sub-
division which has been legally subdivided, and
where the subdivider has complied with most or all
 zoning regulations, but has built without a :
building permit or without adhering to the bulldlng '
‘codes, despite havrng received a permit. :
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levels 1 and 2 are 'repres'entative of the highest degree of informality
and are by definition situations of squatting. In other countries these _
h_ousing -:types make up the bulk of what is perceived to be informal housing.
' In Egypt, however, field observatim'and airect questiohing in the occupant
survey suggested that these two types canprise a comparatively modest share
of the housing stock. Most dwellings in the informal sector appear to be
illegal by virtue of the owners having failed to adhere to subdivision or

buzldmg ‘permit regulatians.

whatever the precise definition, it is clear that most people
believe the incidence of informal housing to be high. For example, many
participants in in-depth interviews were asked to estimate the propertion of
informal housing in their area and in Cairo as a whole. In those interviews,
the Arabic phrase "lgair rasmy,” which literally means "not legal," was used
for "informal." |

One "baladi" (popular housing) contractor said that 90 percent of
eurrent cons_truct:.on in the country as a whole is informal; a Dar as-Salaam
contractor, “seventy percent of Cairo"s housing is informal™; a Kafr el-
Gabal contractor estimated that 90 percent of the construction in his area
was without permits; a Bulag ad-Dakrur steel rod distributor thought the
local informal proportion 60 to 70 percent; a Bulag ad-Dakrur subdivider
said that of 2,000 housing units in his area, only 10 had permits. A Beni
Suef engineer thought the informal proportion 80 percent.

Government officials tended to give lower estimates. One Cairo
governorate official thOught 30 to 40 percent a more reasonable figure for
‘his governorate.

Perhaps the best quantitative estimate of the role of the informal
sector has been presented in a recent World Bank/GOHBPR "Construction
Industry Stddy." In that study, observed intercensal changes in the 1966
and 1976 housing stocks were compared to permit and registration data through-
out Egypt. By subtracting recorded legal units from the change in housing
stock, it was estimated that nationwide, about 77 percent of all housing

units built between 1966 and 1976 Were-informal.1 Further breakdowns in

- lgomBPR, 1981, Appendlx 8. It should be noted that while the study .
presents a figure of 71 percent informal housing (Figure IV, p..A.8.15),
this is a typographical error. The actual figure (77 percent) can be cal-
culated based on data presented in Figure IV.
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that study suggested that the urban and rural proportions of infcrmaI"
housxng were 77.4 percent and 74.6 percent respectively. |

‘ Such figures are likely, in fact, to be underestlmates of informal
housing construction because of an analytical shortcomlng in thelr c0mpu~
tatlon. namely, the GOHBPR computation fails to take 1nto account re-
placement of losses from the housxng stock through demolltlons, conver-'
.gions to other uses, etc. That is, to estlmate the number of units
‘built betweep_two>census periods, it is necessary to estimate the net:,
change in the stock (which the GOHBPR stﬁ@y does) and then to add an
estimate of removals from the stock (which the study does hot,dc).v If
one assumes gross removals from the stock to average one percent per year
(10 percent between_censuses), then some 583,000 more'hoﬁsihg‘units would
have to have been added between 1966 end-1976 than the study estimated.
1f these are ailocated to the urban and rural sectcrs in propertian to
their 1966 heusing stocks, and are assqmed'to have been replaced by‘info:-
mal construction, then one estimates that the informal proportion of‘new
urban and rural construction between 1966 and 1976 was 81 percent and 89
percent resPectlvely. _ ' , »

" In this study, the 1ncldence of informal housxng among owners was

estimated on the basis of direct questions in the occupant survey, namely:.

For those who built on vacant land

"Have you registered ‘the 1land?" and "Did you get a bulldlng
permit from the approPrlate authorities to build or make
additions to the dwelllng?"

For those who acquired an existing dwelllng

"Have you registered the property?" and, if they modlfxed

or added to it, "Did you get a building permit from the

appropriate authorltles to build or make additions to the
, dwelllng°".

Squatting or violatiomn of subdivision requlrements would be expected to
result in failure to legally register either land or bulldlngs, and failure
to get a building permlt ‘while itself illegal, could also result 1n failure
to register the property. Ihus, each of the levels of informality descrlbed
above is encompassed by various coambinations of responses to these quest:.ons.
‘Weighted responses to each of these questlcns are given in Table 4-1.
Responses indicate hlgh rates of nonccmpllance with both registration

and building permlt,requlrements. A majority of owners in each site failed
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Table 4-1

Components of Illegality Among Owners
‘(Percent Responding to Each Survey Question)

Cairo " Beni Suef
Registered land? - .
Yes - 44% ‘ 12%
No , : ' 56 - 88
Registered building?
Yes ‘ | | - 62 8
No | B 38 92
Got building permit?
Yes | : 27 32
No : ' 73 . 68
‘Combined Responses
Registezéd land (if built on vacant land) or
registered building (if acquired existing
building)? ‘ _ ‘
Yes o | a9% 9%
No : ' - 51 91 -
Registered land or building (as appropriate)
and got a building permit (if built or added :
to existing structure)? ;j
Yes o ‘ 36 : 8 i
No : 64 92 "
Sample Size - - 143 171
Sample size including missing values ' 154 _ . 175

Source: Weighted occupant survey
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to register land or obtain building permits when required Purchasers of

existing buildings in Cairo were more likely than not to have registered

_ their buildings (they did 0 in 62 percent of cases), .although the reverse
was ‘overwhelmingly the case in Beni Suef (where 92 percent of purchasers
had not registered buildings). _ _

Cmbining responses to questions perm:.ts one to estimate the
incidence of informal housing under two alternat:.ve definitions--one which
relies only on whether registration requirements were met and another,
more stringent, which relies on meeting both registration and building
pernu.t requirements. ' In either case, the ma;]ority of all cwner-occupied

- housing in cairo 'and Beni Suef is estimated to be informal--regardless of
its time of construction. In the case of the less stringent definition,
51 percent and 91 percent respectively of Cairo and Beni Suef owWner-
occupied housing are estimated to be informal- using the more stringent

~ definition, 64 percent and 92 percent respectively are estimated to be
informal. o 7 ‘

Among ‘renters that were surveyed, questions conce-rning registration‘
by owners and obtaining build:.ng permits could not have been expected to
elicit reliable answers and thus were not asked. . Consequently, the incidence. .
 of informal housing among renters was estimated statistically based on the |
observed association between informality among owners and selected building
and area characteristics. This was done us:.ng a multivariate regression
analysis which permitted an evaluation of the cmtnbution of each building
and area charactenst:.c to the likelihood that a given unit was informal.
Regression 'equations were then used to predict whether or not a given renter
household was liv.mg in formal or infomal hous:.ng.l- Sep_arate 'equations |

l'me estimated probability, p, that a part:.cular household ], was in

an informal unit was: ‘
p () = a+N}: B xlj

where a and B are estimated regress:.on equation parameters (1-—1,...,N) and

, is the value of the ith variable for the jth. household. - The average like-

ligood that a renter household was in an informal unit was est:.mated by

averaging the estimated probabilities.

Y | p (I) = jzl (0, + lglelxlj -
a criterion was then establ:.shed for assigning a given household to "informal®
or "formal" status based on whether its predicted probability of being informal
was greater or less than a given woritical"™ level, P*. P* was chosen such that
the proportion of estimated "informal" households was equal to the estimated
overall average likelihood that a rental unit was informal, p(I) .

) /7 M
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were estimated for each site, including the following variables:

Area Characteristics

1. Medium growth area (10-50 percent growth in units, 1976-1981) -
2. High growth area (greater than 50 percent growth in unlts,

- 1976-1981) A
Area classified "agricultural land"
Area classified "desert land"
Land in area subdivided (partitioned) by the government ,
Land in area subdivided by private individuals or cooperatives
Area classified primarily "middle to upper class"
. Area classified primarily "popular" or "historic"

OV W
.

Building Characteristics

Built since 1976

Built 1971-1976

Built 1960-1970

Stone exterior walls

Elevator in building

More than one stairway in building
Two stories or less

Six stories or more

Natural logarithm of number of units in building
"Separate rooms" in building :
11. Shops in building ‘

12. Building condition "good"

13. Building condition "bad"

14. Building condition "about to collapse"
15. Paved road access .
16. Graded road access

17. located on less than 3m. road

18. Located on greater than 8m. road

. . ¢

.

=

Estimatedvregression parameters are presented in Appendix 1. Major
variables contributing significantly to informality in Cairo include being
located in a high growth area or in an aréa classified primarily as égri-
cultural land, which increase the probability of informality by 28 and 31
percentage points respectively, and being locaﬁed in areas classified '
primarily as desert land or partitioned by the government, which_décreasés
the probability of informality by 69 and 36 percentage points. respectively.
_vBuilding characteristics are generally not highly related to the 1ikelihood
that an owner-occupied unit is informal. In Beni Suefi being located in an
area partitioned by the goéernment decreases the likelihood that a unit is
infé;;al by 46 percentage points; buildings with stone exteriors are less

Alikeiy'to be informal; with separate rooms, more likely fo be informal.
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v Based on'the estimated regreSSiOn eguations the proportions of -
: renters' units estlmated to be informal in Cairo and Beni Suef, respectlvely,
aye 60 and 87 percent--ln each case, slightly lower than correspond1ng
estzmates for owners. Combining estlmates for owners and renters, 62
percent of all Cairo housing and 87 percent of all Beni Suef houslng is
estimated to be informal. '

- In recent years, higher proPortlons of units belng added to the '
stock are estimated to be informal.- Estimates from the occupant survey
are, in,fact, remarkably similar to those of the previously discussed
GOHBPR/World Bank study. Of wnits built in Greater Cairo between 1970 and
1981, approxlmately 84 percent are estimated to be informal; during the same
period in Beni Suef, 91 percent of units added are estimated to be informal.
- pable 4~2 provides a more deta;led breakdown of changes over time in the
estimated_prqportion of informal housing. The table_indicates no discernable
pattern over time of the incidence of informal housing in Beni Suef. In
' Cairo, however, the tahle indicates a general rise over time (throngh the
1971-76_period) in the proportion of informal housing in Cairo, Since the
1971-76 period the proportion of newly added informal housing appears to
have fallen scmewhat--from about_89,percent to 75 percent of additional
| units.1 o | N | | - |

Desplte the generally hzgh 1nc1dence of 1nforma1 housing in

Greater Cairo, much of it 1s hlghly concentrated geographlcally. Figure
4—1 1nd1cates pr1nc1pa1 areas thought to.be largely informal in 1981, and |
indicates changes in the geographlc extent of such areas since 1950/1951
As the map indicates, growth of informal areas ‘has been particularly exten-
sive in areas south of Cairo such as Dar as-Salaam and Helwan, west of -

Cairo in Glza, ‘and north of Cairo 1n Shubra al-Khelma.

1ThJ.s fall in the estlmated proportlon is significant at above the
20 percent confldence level.

2The geographlc extent of informal hou51ng areas in 1950/1951 and
1981 was establlshed based on examination of maps, site visits, and 1nter-
views with governorate OfflClalS and prlvate partles.

. i f\.)
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Table 4-2

" Incidence of Formal and Informal Houéing by Time of Construction1
(Sample Sizes in Parentheses)

City .
_ _ o . Cairo v Beni Suef
Time of Construction Informal Formal N Informal Fprmal N
Before 1960 43.7% 56.3%  (212) 91,5% 8.5%8 ( 76)
1960 ~ 1970 , 72.2 27.8  (133) 80.3 19.7  (102)
1971 - 1976 88.8 11.3 (76)  92.5 7.5 ( 58)
After 1976 75.0 25.0 ( 36) 78.2 21.8 ( 8)

: lsource: Weighted Occupant Survey. Note that percentages multiplied
by sample sizes do not usually give integer results because of welghting
 procedures. :
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In addition to growth in such areas, which are geographically
contiguous to previously urbanized areas of Greater Cairo, informal housing
has also grown in non-contiguous areas such as the "markaz" and agricultﬁrai
villages in Giza and Qalyubiya governorates. Growth of informal areas in
Beni Suef, which are indicated in Figure 4-2, has been relatively slower than

that in Cairo.
The geographical concentration of informal housing is also indicated

by occupant survey data. Based on those data, 44 percent of surveyed
enumeration districts had from 76 to 100 percent informal housing, while
26 percent of districts had from 0 to 25 percent informal housing. Thus
only 30 percent of districts had any significant degree of "mixed" formal
and informal housing (from 26 to 75 percent of either type).

4.1 Factors Contributing to the Growth of Informal Housing

Informal hoﬁsing occurs when land and property owners either fail
to camply with subdivision requirements, resulting in their inability to
register land and property legally, or to obtain building permits. Policies
to deal with informal housing must be based on an understanding of factors
responsible for each source of illegality. This section examines the pro-
cesses by which subdivision and building occur, and looks at factors which
affect violation of subdivision and building permit regulations.

The principal aspect of illegal subdivision is the conversion of
agricultural land to urban uses, which is, in general, proscribed by Law 52
of 1940 and 1975. There is great concern that the rate at which such
conversion is occurring seriously threatens Egypt's ability to be self-
sufficient in food production. The 1979 ARE Housihg Plan, for example,

estimated that some 60,000 feddans (25,210 ha.) per year of agricultural

land were being "lost"™ mainly to urbanization, threatening a reduction of
arable land by some 20 percent by the year 2000. While these numbeis may

be too high, there is nevertheless concern that urbanization and food
self-sufficiency are currently in conflict and, given the contihued incursion

of housing into agricultural hinterlands, are likely to remain in conflict

for some time.

If urban expansion into agriculturalvareas is to be controlled, one
must first understand the processes by which expansion and illegal sub-
division are occuring, and the factors which influence the rate of conversion

of agricultural to urban lang.
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Figure 4-2

‘Map of Beni Suef--Informal Settlements
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4.2 sSubdivision

The majority of informal housing in thé case study areas and in
many other parts of Cairo héve been situated on land which was illegally
subdivided, i.e., subdivided in contravention .of procedures and
‘standards dictated by Law 52 of 1940 and 1975. According to planning
officials interviewed, this law has been ineffective since enactment.
The great majority of the subdivisicn-requésts made to theVGovernoraté of
Cairo are rejected. In many cases, noisuch'application is made. Once
neighborhoods are established in illegal Subdivisions, the law is vir-
tually impossible to enforce. Even when a citation is made early after
the subdivision has been established, it is difficult to remove people
who have bought parcels and constiucted houses_cn them. The city can sue
the subcontractor for’viélation as well as the individual parcel owners,
but the sanction on the individual's right to develop private properfy
protects the subdivider and property owner in most cases. The first
phase of fhe informal hQusing supply process is best described by a
number of examples taken from the in-depth interviews.

A Dar as-Salaam subdivider was allocated 3 feddans from his
familf's 20. Without the help of a planner or:architect, without formal
application, he divided the area into 1lots of 100:to 306’square_meters
and 8 meter wide streets. Purchasers of lots have an incentive to
relinquish land for streets: if a main road is eventually constructed
the value of his iand will rise--street lots are often twice the pfice
of off-street lots. He kept one lot for himself and sold the rest.1 He
'said there was only one formal subdivision in the area.

A Basatin subdivider, a former fellah, set up The Cooperative
for Land Subdivision. He subdivided two "big pieces™ of registered land
and five feddans of unregistered agricultural land. More recently he
has bought one to two feddan»paicels from others and subdivided them.

He also engéges in construction--without any permits. His subdivided

lots are 100 to 300 square méters} he "gives" 2m to the street, as does

, lIn,general, however, purchase and resale of part of the original
amount of land appears not to be prevalent. Only 3 percent and 4 percent
respectively of Cairo and Beni Suef owners who built on land and who were
surveyed in the occupant survey reported that they had sold any of their
original purchase of land. Thus, individual purchasers appear to buy only
what they personally need from subdividers.
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veach'person.to whom he sells a lot, making 6m wide streets. He claimed
responsibility for introdueing water, electricity and sewage into the
area. | '

‘ Another developer 1n the same area reported that farmers sub-
vdlvzded the land 1n the 19605 and then real estate developers moved 1n
and made 200 percent rates of profit.. Such rates of profit appear to
by typical even‘nov'for agricultural to urban land use conversion given
the spread between agricultural and urban land prices; , ' | _

| A Manshe'it Sadat carpenter returned from five years'in Ruwait,
bought 1 klrat (175 sq.m.) of agrlcultural land from a subdlvlder._ This
previous owner orlglnally had 100 feddans, but he sold 20 to someone
else to finance hls development of the rest.

Early in this survey, a newspaper advertlsement appeared offering

land for sale 1n el—Mazabl and Tenth of Ramadan. An 1nterv1ewer v1s1ted i

this busznessman s offlce in Ezbat en-Nakhl on the day of the advertlse-
ment, along w1th many other interested parties. He was offerzng 20 to -
30 sqg.m. parcels, 30 to 50 percent down, 2 to 4 years to repay. The’. ‘
"developer" preferred to deal in agricultural land "because servrces are

easy" to obtain.

Informal development is not always on prlvate, agrlcultural land.

Manshe it Nassar, for-example, was built upon government land in the 1960s.

The inhabitants'appealed successfully to the President when a government
_department threatened to bulldoze the: area. | ' '
At the ‘high end of the formal market, publxc sector and prlvate
'companzes play a role in subd1v1sxon and development. For example,vone
such developer, the Ma'adi Company, was set up with British support in
1905. The Company orlglnally subdivided much of Ma' adi into 1, 050 5q. m.\
lots. The few remalnlng lots in the area are being. developed as condom1n~
iums. The-rules are that only 50 percent of the lot can be built upon

3-4m setbacks all around, with a 5 story maximum.

4.3 Factors Contributing to Illegal Subdivision

The decision to subdivide land illegally is based on several
factors related to land prices, property taxes, exlstlng subd1v151on o
regulations, water availability, and access roads. The last two of these

ofactors will be covered in Chapter 5.
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Land Prices

Residential land prices have increased steadily since 1970 when
the informal housing phenomenon began to gain momentum. Average prices
ranged from IE 2/m2 to LE 4/m2 in the late 1960s, from LE 6/m2 to LE 10/m2
“in the mid-19705, and are currently LE 30/m2 (penphery--Shubra al~Kheima)
and 1E 60 to LE 100 and sometimes higher than LE 200 for prime residential

and camercial locations in central and high income areas. Land prices in
Beni Suef have been somewhat lower. In the 1960s they rarely exceeded
1E 2/m2, in the mid-1970s averaged IE 4 to LE 6/m2, and currently rahge -
from about LE 20/m2 and higher depending on proximity to facilities and

prime commercial iocations. 'I'he will:.ng'ness to pay these prices var:.es

according to the importance the homeowner places on location. Most seem

to be more concermed with proximity to social facilities and/or exiéting

or proposed infrasti:ucturé than with proximity to place of employment.

At the same time residential land prices were rising, prices for
agricultural land were often stable in real terms, or even falling. This
sometimes resulted from the filling of irrigation canals with non- -
b:.odegradable garbage and solid waste by residents of nearby residential
areas, or by contamination of canals by industrial wastes. As resxdent:.al
land prices began to far exceed the return that a lahdwner could- receive
from keeping land in agricultural use, landowners predictably responded
by selling land for res:.dent:.al use at the new high prices.

People who could afford to invest in land suitable for residential
use bought as much as possible for speculative reasons (usually by feddan
--4,20]1 sqg.m.). People of more modest means bought larger lots than re-
quired for their homes (usually by kir,at--175 sqg.m.) so they could either
expand their homes or resell unbuilt portiohs of their lots at a later
date. Workers' remittances often provided the capital for the second ‘

B group and for lower income people who in many instances bought only by ihe
square meter, and only enough 1and to construct a small dwelling which

_could later be expanded vertically.

Property Taxes
Taxes on vacant land at the rate of two percent of the appraised
valuation have been introduced to reduce speculation. These taxes are

sometimes alleged to have resulted in owners. (1) subdividing and selling
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parcel by parcel to reduce the increasing tax burden of ownership, or

(2) selling whole feddans to. contractors” or developers who subdivide land

and resell it by kirat or square meter over a very short _period of time to

avoi.d tax payments. This latter situation was reported by interviewers to -

be very profitable. | o - : S ,

4.4 Existing Subdivision Requlations

_ Legal subdivision may occur either on agricultural land, with
propei- variances, or on hm-agricultural urban land. In either case,
procedures are time consuming and costly, and the chances of success are

small. | _
' ' Subdivision of agriculturai land can legally occur only under
special conditions set forth by the 1978 Agricultural Law, which vests
anthority in the Ministry of Agriculture to develop land defined as
agncultural by the Land Reclamation Act. Prior to 1978 local ofﬁcials
and not the Ministry of Agriculture had authority to control subdivision
of agricultural land (regardless of their success at ’enforcement) and to
require that sﬁbdividerseccmply with reqtirements facilitating the cost~
~efficient provisim of infrastructure. Currently, if land being subdivided.
has been identified as agr:.cultural this vexy definition exempts the land
from local gcvernment subdivisicn control because under the law it has been
categorized as non-developable regardless of what the owner is us:.ng :i.t '
for. However, if the owner wants to subdivide his land he can get a:
variance by persuad:mg the authorities that his land is "nm-cultzvatable.
Bxamples of subdivisian activities created by using loopholes in ex;sting
- laws are:

e An individual subdivides land to accommodate family
members. There is often no policing to confirm
that subdivision is taking place for this purpose
rather than to provide parcels for non-related
buyers.

® Persons calling themselves "contractors" buy up
"non-cultivatable" agricultural land, compensate
the landowner and farm laborers living on the land,
and re-sell parcels for residential use--often
deriving a profit of 100 percent or more. In most
cases, these "contractors" are not contractors by
definition but transferrers of land and are in- .-
flating land prices and encouraging 1nformal
development. : :
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@ A landowner installs a,facility‘whidh is considered
to be a contribution to the "Food Security" Program,
i.e., an individual can start a poultry farm and on
the same site install housing for "employees" of that
facility. He does not necessarily have to prove that
the occupants of housing in this situation are indeed
employees. This type of subdivision is not considered
residential subdivision under existing laws.

The procedure_ for obtaining variances is, however, lengthy; Firsﬁ,
a governorate camittee has to be formed to evaluate the petition: the
local inspectors of housing and education and the local agricultural
manager. The cammittee 1nspects the property to make sure that all general
codes are being followed (e.g., at least 100m from a canal). Once the
committeé has approved the application in writing, the Minister of Agri-
culture has to set up a review committee: vice-ministers of agriculture,
industry, education, planning and housing. A fee of LE 20 per feddan is
charged. This maney goes towards reclaiming desert lands.

Not surprisingly, few applications are made. Village leaders in
Ikhnassiya al-Khudra; near Beni Suef, where governorate officiéls claim the
law is enforced, said fewer than five percent of the applicationé succeeded,
too discouraging for most peopie who might consider obtaining permission.

Subdivision of non-agricultural land is apparently not much easier
than that of agricultural land.. Respondents in the in-depth interviews
complained that the application procedure for obtaining a subdivision
permit is too expenéive and time consuming to make it worthwhile to: go -
through legél_channeIS. In addition to regular fees attached to appli-
cation, potential subdividers must hire an architect orrplannér to prepare
subdivision plans,tovbe'sﬁbmitted to officials. "Official” architect and
syndicaﬁion fees appear to range from 10 percent of project costs for
-small p:ojects to 2 percent‘for large projects. The review process usually
takes six months or more and there is no guarantee that permission will be
granted in the end. Respondents say that they would rather risk going
ahead and subdividing illegally than to have to go through the bureaucratic
maze of application and confirmation. ' '

| Many subdividers resent the étandards included:in the subdivision
law reQuiring 10m. road widths and allowances for public uses because they
think they are excessive and irrelevant>to:the indigenous population.

Although some illegal subidivers will allow a one-to-two meter right-of-way
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fronting buildihg lots and a minimal a.mouh_t of open space for public use,’
‘the majority do not. They_"will‘ instead shift the responsibility eoncerm‘.ng'. :
- setbacks for roads to the homebuilder. , ’
While illegal subdividers close to existing main line infrastructure
sometimes provide extensions to newly subdivided areas, t}iey do not always
feel compelled j:o provide any basic infrastructure. FSubdividers know that'

once subdi_visioh‘ becomes a neighborhood and residents go to register their -

land or lobby collectively through their local neighborhood councils that

- residents will eventually obtain p‘ublie facilities and infrastructure.

They also know, from observing the informal process,’ that the government
will also take land by exprop"riation..from private landowners or use adjacent
public land to install social facilities like moéqués, churches, schools

and hospitals.

Land Registratien

Under existing laws, all nghts of przvately held property must be
transferred legally and reg:.stered with the local district office of the '
Land Reg:.strat:.cn Division of the Minxstry of Justlce,l The majority of
land owners in the informal sector do not register their property and

are rarely reprimanded for not doing so.

. Larger 1andholders , 10 feddans or more, have an informal way of

B registenng which confirms that a transfer has been made. The seller goes -
to court with the buyer and the seller alleges partial non-payment f_or_ '
land onn the part of the buyer.. 'rhe court then charges, in writing, that
the buyer must pay the unpa:.d amount, and a court order is issued. The
buyer then pays and receives receipt from the seller., To many pe0p1e in
- the infomal sector, this action ‘constitutes a form of regzstratlon and

they go no further to guarantee formal reg.tstratlon.

Persons buying land by the k:.rat} or square meter rarely register

their land but instead will go to their local district office after they

G e w—

have finished building their houses and register their lot numbers and .
addresses so that they may be eligible for postal and communication service.

_ l'me fee is 2 percent of 1LE 1,000 or less; 4 percent of 1E 3,000, .
and 7 percent for 1E 4,000 or- more. There is also an application fee of

IEZ
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Individuals a]mbst always wait until building completion to do so, if they
do at all, in order to avoid citation for informal construction because .
the vast majority have not obtained a building permit.

Many people are cited and fined when they have constructed  the
fdimdations or first floor but are not removed by authorities in most
cases unless they are 'build'ing in a public area or on government land.'
Often people said that they considered a written and dated citation as
informal proof that they had started their building on their land. They
know authorities will not return with a removal order for several weeks
or even several months and by that time they will have constructed the
second floor and cannot be removed. Periodic rilings from the governorates .
and/or the National Assembly declaring all informal dwellings to be formal
confimms their presumption that they will not be punished or removed be-
cause they have not reg‘istered‘their land or obtained a 'building permit.

4.5 Design Characteristics of Illegal Subdivisions

"Subdividers of illegal subdivisions rarely comply with standards
for street width and public open space and do not use architects te devise
any street iayout design. Consequently , every informal development
established within the boundaries of these subdivisions has its own
characteristics determined by the existing street pattern and buiidihgs,.
topography, and natural and man-made. features, e.g., channels or irriga-
tion canals., '

The three main siting configurations, irregular, linear, and
fragmentary, are depicted in Figure 4-3.

Linear patterns are representative of at least 70 to 80 percent
of the_ study areas. A typical linear settlement established on vacant
flat land, Ezbat Osman, is depicted in Figure 4-4.

"The subd:.v:.s:.on of land into 60 to 80 sg.m. lots and the linear
attachment of lots is a typical lot layout in many informal areas. On
the other hand, the median lot size among informal owners in the occupant
survey was 88 sq.‘m. in Greater Cairo, with 50 percent in the range 62 to
130 sq.m. | |

In other sections of Ezbat Osman lots are either grouped into
square blocks, or one large lot comprises a block. The product of these
lot groupings is a grid pattern which is not atypical of recently developed
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Figure 4-3

Siting Cbnfigurations

Irreqular Pattern. Represented in.
traditional sections of the study areas
which were built up areas before 1950.
Informal dwellings are constructed in a
fill-in manner on vacant lots adjacent
to existing residential, commercial or
industrial structures. Street widths
vary from 2-3 m. to 10 m,

Linear Pattern. Represented in recently-
developed sections which became built-up
.areas during the late 1960s and 1970s.
Informal dwellings are constructed in a
regular pattern as a result of residents'
efforts to provide unobstructed rights-:
of-way and layouts that do not diverge

. completely from zoning guidelines.

- Street widths vary from 2-20 m. =

Fragmentary Pattern. Represented in _
agricultural sections within and outside
the cordon and on the urban periphery
where subdivision and conversion to
residential use is being undertaken.
Spacing between buildings distinguishes
‘this pattern from the irregular pattern
in which dwellings are attached to form
blocks. As these areas develop .into
residential nelghborhoods they usually
‘assume a linear pattern.

e e gt A st AR 3 =




Figure 4-4

Section of Ezbat Osman, Central Shubra al-Kheima
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The wider E/W and N/S rodds are unpaved tracks which were
originally established as transport routes between agricul-
tural fields. The larger buildings are public facilities
and factories. :
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sectionsAof many world cities. This is the result of the subdivider's lot
definition and the homebuilders' maximization of lot coverage.
'rhé individual lot oWner usually allows 2m. of the front of his

lot for street space because the subd;vzder does not always do so and,
if land is allocated by the subdzvzder for this purpose it is a mlnlmal
1l to 2m. There is little or no public space other than streets and
space resulting f£rom bulldlng front recessions. Residents will sometimes
'collectlvely decide to setback further than 2m. each (provrdlng a 4m,
street), if the majorlty of them want to have a street with grownd-floor -
shops and one wide .enough to accommodate vehicular traffic. This is the
exception rather than the rule, however, because most people who want a
higher value attached'to commercial property will simply try to purchase
fronting on an. exlstlng wide street ‘
4 Thus in the early stages of communities, rights-of-way are

pr:vately owned. Later on, the government takes them over and maintains
them as public roads, althopgh they rarely meet the 10m. minimum standard. ‘

4.6 Building Permits

. As 1nd1cated above, it is common for owners to build w1thout
permits. This appears to be the result of the costs of complying with
‘ procedures.requlred for a:permlt and of obtaining the permit itself,
lack of knowledge of_bailding codes, and the general lack of
enforcement. . o ’

tha;n;ng a bullding permlt requires that an owner present
architectural drawings of -a proposed structure (often costing in excess
of LE 350 from an architect or engineer) to local officials.foriapproval.
This cost is in itself a deterrent to many informal builders. 'Moreover}
it appears that often adequate designs for informal structures can bei;
' produced by either owners themselves or building contractors (31 percentv'
of informal owners surveyed in the Cairo occupant survey designed their
own - structure; 47 percent of informal owners' units were de51gned by
bullding contractors, 11 percent of informal owners' un;ts were des;gned .

i

by archltects or engineers).
Whlle obtalnlng a building permit entitles reclplents to obtaln

subsidized bu;ldlng materlals, it is widely percelvedkthat for small-
' scale and informal jobs the resultant cost savings relative to black
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' market prices do not offset the costs of ccmélying with permit require-
fments. In some caées, wners_ do not obtain building permits because of
delays in permit approval or receiving building materials.

' 'In other cases, ignorance of building codes and permit requirements
reducés compliance. For example, a Dar as-Salaam plasterer, in common with
many other supply participants, said he knew nothing of the regulations.
A Mit Ogba masonry contractor said, "I do not know anything of legal matters
or building codes and I do not think that any other masons oi: owners have
such knowledge." ) ' o

Enforcement is generally lax. Those responsible for administering
building regulaxi:ims are simply overwhelmed. The police chief responsible
for building code violai:ions in one mainly informal district claims to work
‘fram 7‘'a.m. to 10 p.m. making site inspections and writing reports. : Thus -
far in 1981, there had been about 2,000 reported violations of building
codes in his district. For those who do have permits there are frequent
violations concerning extra flodrs and set-backs. ' The police chief said
that "the law is very handicapped in tearing down buildings excei:rt when on
public 'land," and that even on vgave’mm"ent"land occu‘pancyv entitles the
occupier to become the legal qwner and to subdivide. Most commonly, when
violators are caught, a comparatively modest fine is the"ptmishmeht.

The ‘burden of tﬁe enforcement officiéls is mirrored in responses
to the occupant survey. - Of Ca:.ro informal owners that had built (rather
than purchase) their structures, only 27 percént hadvever been visited by
authoritieé either during or after construction and not one of them cited
"being hassled by authorities" as the major problem encountered during
construction. Enforcement efforts appear to be made more earnestly in the
" formal sector, however, where 86 percent of Cairo owners report having
been visited by authorities during or after construction--about 9 percent

of whom claimed "being hassled by authorities" to be their major con-

struction problen.

: lDelays in receiving permits appears to be extremely modest. Most
" Cairo owners responding to the occupant survey waited only one month after
applying before receiving a permit. Waits for building materials were
longer--sometimes as long as a year, but more often from 3 to 6 months.
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4.7 Cultural and Economic Correlates of Informality

Households that participate ifx the informal };ousing sector and
those that do not overlap considerably in terms of social and economic
characteristics. In Cairo',' for example, there are .-no statistically
s,ignificant.'dirfe_rences' between formal and informal househoids in sex
or age of_ the household head, household structure, or incomé relative to
expenditures. There are some noteworthy differences, however, which shed
light on the growth of informal housing areas.

One of the most salient differences between formal and informal
households is their geographlc origin. 2among formal owners_in Cairo, for
example 89 percent were born in an urban area and 88 percent had spent
y most of their lives in an urban area. Among informal owners in .CaJ.ro, by
contrast, only 53 percent had been bom in an urban area and orily 70
percent had spent most of their lives in an urban area. In a multivariate
analysis of the demographic factors‘aSSOciated with living in iﬁformal
housing, 'having had a rural 'birthpla'ce was estimated to ix_xcrease the -
chances of living in informal housing by 41 perce_nfage ‘points (controlling
for otixer demographic variables) in Cairo and by 10 percentage points in
Beni Suef .1- Thus ,. the informal sector is more heavily cfcmprised- .. of rural
to urban migrants than is the formal sector. It is likely that borh |
cultural att:.tudes toward land and building laws and resultant behavior
are mfluenced by rural or:.g:.ns. Traditional practices concerning land
use and construction :anlude little or no notion of "proper" land use or
construction techn:.ques by urban standards--as is evidenced by the est:.mate
based on the occupant survey that 100 percent of owner—occup:.ed hous:.ng in
the agricultural villages surronmd:.ng Beni Suef is informal.

Thls cultural predilectxon is enhanced by a tendency of many rural
to urban migrants to be of lower_ education levels, and hence perhaps less
likely to be aware of subdivision, registration, and buil-ding regulations.
Educafional_ differences are highlighted by the extremes of the distribution

A 1Living in informal housing was related to demographic variables
using logit analysis. Explanatory variables included age, sex, education,
occupation, labor force status, and length of stay of the household head;
perceived incame relative to expenditures; savings; household size; whether
~or .not a household owns all or only part of its building; and site. -
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of educational accomplishmenté among households in formal and informal
units. Among formal owners in Cairo, for example, 21 percent are illiterate

and 20 percent are university graduates. Among‘informal owners, 43 percent

are illiterate and iny'3ppe£5ent are university graduates.. In response to

a question, "How much does the~average person know about the rules and
regulations of building'ohliacént land?" Thirty-five percent of formal
owners in Cairo ;nswered either "knows a few of‘thém? or ”dbesn’t know any-
thing at all,” while 94 percent of informal owners in Cairo gave one of
these two answers. Such ignorance of the law is likely to be in part a
function 6f lack of education, although it probably also reflects a sense by
households in the informal sector that the content of the laws and regula-

tions themselves is largely irrelevant to their concerns. Thus, changing

the attitudes of current informal sector households is likely to be more

than a‘ﬁatter of simply educating them to the rules. Rather, it may be
appropriate to devise a more realistic set of planning standards concerning

land use and building, with which potential informal sector households

 would see it in their interest to comply voluntari;y.

i i
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CHAPTER 5

_ Eh&sical and Social Infrastruoture

Physical and social infrastructure are not only potential deter-
minanﬁs of the growth of informal areas, but also important outoomés
relevant to the well-being of residents of those areas. This chapter
provides an overview ofzreoent changes in certain typesvof infrastructure
i'nb Cairo and Beni Suef , and looks at aggregate differences in access to
infrastructqfe between formal and informal areas. The Chépter then
examines in greater detail the piocesses by which physical and social
infrastructure is supplied, focusihg particularly on communities

v.‘examined in case studies and in-depth interviews.

5.1 Recent Patterns of Infrastructure Change in Cairo and Beni Suef

‘ Provision of basic utilities in Greater Cairo has increaéed rapidly
in recent years. Table 5-1, for example, indicates the proportion of
buildings connectéd-to'public water, public sewer, and electricity systems
in enumeration districts covered by the scanning survey in 1976'and 1981.
For comparison, census figures for Greater Cairo as a wholeﬁfor 1970 agd
1976 are also presented. ' The geographical extent of major utility systems
ih Greafér Cairo and Behi Suef is shown by overlays to Figures 5-1 and 5-2,

In sampled enﬁmeration districts, provision of each-utility‘ 

increased significantly between 1976 and 1981, oontinuing a trend indicated
* by census data for 1970 an671976. Increéses_in the piovision oﬁ@electrioity.
appear to have been most dramatic, with the proportion of buildings -
connectea increasing from 59 percent in 1970 to an'estimated 90 percent -

(for sampled enumeration diétricts) in 1981, vwhilé utility provision
. for sampled districts may be somewhat higher than area-wide provision

{(sample averages are highei than each corresponding census ayeraée in
- 1976), it seems clear that rapid increases in utility provision are
occurring. This is a major accomplishment in light of the rapid.incréases

in the housing»stodkidescribed'in Chapter 2.
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Table 5-1

Recent Changes in Provision of Basic Utilities in Greater Cairo

' (Percentage of Buildings Connected)

: Greater Cairo o
Greatex Cairo * Scanning Survey Enumeration Districts

ptility ) 1970 1976 1976>  1981°
public Water 50% 56% 57%  65%
Public Sewer a4 52 o 56 7
- Electricity 59 76 : 82 90

: 1source: Joint‘chSing and Community Upgrading Team, Housing and
Community Upgrading for Low Income Egyptians, U.S. Agency for International
Development, August 1977. - ' - '

, ,ZSource;"Arab Republic of Egypt, The National Poligx‘for the Con- -
frontation of the Housing Problem, Appendix I, Report of the Subcommittee

for Housing, Social Studies,_and Construction Planning, Novembexr 1979,

o 3S¢urce; o8l scanning survey of 50 enumeration districts and -
corresponding 1976 CAPMAS data. '
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Actual,acccmplishments may, in fact, be even more significantAsince
provisich of utilities to buildings understates conmnections to individual
hoysing units. This is a result of a strong‘positive correiation between
the likelihood that a building is connected to a utility and the buildingts
size. Figures 5-3 and 5-4, for example, illustrate the estimated relation-
ships between the likelihood that an individual dwelling unlt is connected
to publlc water and public sewer systems and the number of units in. the |
-bulldlng.ln which it is located. Relatlonshlps are indicated for both formal
and informal housing. »

As the figures indicate, units in larger buildings are far more
likely to be connected to utilities than are units in small buildings.
Thus, dwelling units in single unitcihformal structures are estimated to
have public water and sewer connections in 58 and 74 percent of cases,
respectively, but units in 20-unit informal buildings are estimated to be
connected in 98 percent and 96 percent of cases respectively.1 Relation-
ships.for formal housing are similar, although the chances of being
connected are estimated to be higher at. eachrbuilding size. Thus, singie
unit formal buildings are estimated to be connected to public water and

_sewer in 84 and 76 percent of cases and connection rates are above 90 per—

lThese relationships were estimated using multivariate logit

analysis. Estimated eqﬁetions for Cairo were:

SPUB = .9097 + .2544 N - .0963 N*I
' (.0654) ** (.0605)

WPUB = 1.449 + .2863 N - 1.278 I - ,0835 N*I
(.1072) ** (.634)** (,1150)

log likelihood of public sewer connection

where, SPUB

WPUB = log likelihood of public water connection.

N = number of dwelling units in building

I = informal housing dummy variable (=1 if 1nforma1 ‘0 otherwise)
and, R indicates coefficient is significant at the .05 level or above.

Standard errors are in parentheses.

The log likelihood is deflned as 1n (—ELQ where p is the probablllty
.of the event in question. If 1n (—ELQ = a + bx then the probability of the:

event is p =

l+e

a + bX
e

where e is the base of the natural 1ogar1thm It is
a + bXx :

a series of such relationships that are plotted in Figures 5-6 and 5-7.
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- Figure 5- 3
Estomated Relahonshlp Between Building Size and Public Water ConnectlonS' Calro

_ 100 | ‘ o~ Formal
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Percentage of :
Units Connected
to Public Water
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Figure 5-4 , Czy o

Estlmated Relatlonshlp Between Building Size and Public Sewer Connectlons%/aantTei.
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Informal -
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Units Connected
to Public Sewer
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Source: Weighted Occupant Survey




cent for buildings with five units or more. It should be noted that
' dlfferences in. utllity connections between formal and informal hous;ng
are attenuated with 1ncrea51ng bulldlng size, w1th both formal and in-
formal wnits in 20-unit and above buildings almost universally-connected.,'
to both publlc ‘watexr and sewers. _ | ' | )

_While the same sorts of relationships between bulldlng size and :
utility provision are noted in Beni Suef, overall levels of service
provision are lower and have been changing less rapidly. Table 5-2 -
indicates proportions of Beni Suef city buildings connected to utilities
in 1976 and 1981 for sampled enumeration districts, and of Beni Suef |
markaz villages‘ buildings connected in 1981 only.1 Figure 5-2
_indicates thebgeographical extent of major utility systems in Beni
Suef in 1981. The table indicates’lower levels of utility provision to
Beni Suef city buildings than is the case in Greater Cairo, particularly.
in the case of publlc ‘sewer connectlons. Provision of public sewer and |
water ccnnectlons appears to have been stagnant in recent years, only '
electrlclty connectlons have 1ncreased 51gn1f1cantly from 1976 to 1981
(from 61 percent to 85 percent of bulldlngs connected). Villages sur-
rounding Beni Suef within the markaz>are poorly served by basic utilities,
withvvirtualiy no buildings connected to public water or sewer systems and
slightly fewer than half connected to electricity. ‘

Informal units are less well-serﬁed by utilities than formal
‘ units in Benr Suef. Among{oneband two unit-buildings, which comprise the
‘overwhelming maﬁority:of buiidings_in sampled Beni Suef areas, from 79 to
81 percent of?formal units (for one and two unit buildings respectiveiy)
are estimated to be served by public sewers but only 14 to 17 percent of
informal units are estlmated to be served. In one and two unit bulldlngs, _
from 22 to 48 percent of formal households (for one and two unit bulldlngs 3
-resPectlvely) are estimated to have ind1v1dua1 water connections to the |
public system, while only 16 to 40 percent of 1nformal unlts are ‘estimated
to be connected. ' '

Levels of provision of ba51c utilities vary not only across cltles
and among bulldlngs, but also by the time of a bulldlng s constructlon.
Figure 519’ for example, 1nd1cates for bulldlngs of various ages

lData”onflS?G village connections to utilities were not available.
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Table 5-2

Recent Changes in Provision of
- Basic Utilities in Beni Suef
(Percentage of Buildings Connected)

Beni Suef City Beni Suef Markaz Villages

Utility - 1976 1981 1981
public Water 57%  58% 4s
Public Sewer 35 28 - 0

Electricity 61 85 49

Source: Unpublished 1976 CAPMAS data and 1981 Scanning Survey.
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* Figure'5-5

Relationship Between Time of Construction and Infrastructure Connections
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the proportions of units in the formal and'informal sectors in Cairo and
Beni Suef that have.private-water connections to the public system and
public sewer connégtions. ' _

In Cairo, the incidence of private water connecticns is consid-
erably lower among recently built informal units than among recently built
formal units, 55 percent versﬁs lOO-percént respectively for units built
between 1971 and 1976. BAmong units built during earlier time periods,
differences in private water connections are less between formal and in-
formal units (e.g., 88 percent versus 8l percent respéctively for units in
buildings buil? before 1960) suggesting that over time infotmal éreas tend
to catch up with formal areas in levels of pubiic water provision. This
tends not to be as true of sewer.provision--differenceskbetween formal and
informal units in public sewexr connections show no clear pattern in fimé.
On the other hand, the incidence of sewer provision is similar for iﬁformal
and formal units of all éges. ‘ '

In Beni Suef, there is no indication that differences in the pro-
vision ofvbasic utilities are attenuated over time. Formal units of -all
ages are consistently better served than informal units. |

It is likely that the comparative differences in levels of formal
and informal infrastructure provision and changes over time betweeh Beﬁi
Suef and Cairo are a function of both political and economic factors. 1In
Cairo, for example, there appear to be strong political pressures by |
residents of informal areas to have main lines of infrastructure extended
once areas are developed. In Cairo, where most informal housing has been
built at high density in areas contiguous to the existing urban fringe or
in infill areas between existing developments, it has been comparatively
easier for authorities to extend main lines,\and in so doiﬁg Fé-serve~
large numbers of households for each linear unit of extension. 1In Béni
Suef city, density is lower than in Cairo, and surrounding agricultural

villages are relatively far from main infrastructure lines. Because of

1Similar tables are not presented for electricity connections. 1In
Cairo there is no significant difference in either average electricity
connection rates (98.5% formal, 98.,1% informal) or over time. In Beni Suef
the informal connection rate, 69.3%, is si¢gnificantly lower than the formal
rate, 96.3%, but there is no pattern over time. :
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the low density and dispersed settlement pattern in Beni Suef, not only

‘might it be more diffioult for informal area residents to marshall effective :

polltlcal pressure for 1nfrastructure, but it would be more costly to serve

" each household than in Cairo.

This overview of recent changes in 1nfrastructure provision is

venhanoed conSLderably'by an examination of case study and ln-depthulnter—'

_view information which is presented in the following sections.

5.2  The Process of Providing Physical Infrastructure

The location of most informal housing in illegal subdivisions

: initiéllyﬂprecludes the on-site provisicn of infrastructure by municipal

;ﬁa governorate authorities. Even in legal subdivisions, the government -
is only'responsible for providing utilities to the border of a subdivision,

and the developer required'to do the rest. If it is difficult for the

_government to do 1ts part, it can refuse legal permission for the sub-

division. ,
However, the political realities of the situation dictate that .

the government may be forced to relax its policies. Once informal hou51ng
areas are spatially consolxdated and represent permanent re51dent1a1

communltles and re51dents collectlvely request government recognltion,

' formal provision of infrastructure may be forthcoming.

Resxdents accept the: reallty that they may have to wait two years

or more after government recognltlon and sanction of the exlstence of

their communities to receive ba51c serv1ces. ‘People interviewed .in the

case study areas demonstrate a w1111ngness and determination to prov1de
themselves with basic services and understand that service provision by the
governmentls an expensxve long-term process. Consequently, the existence

of lnfrastructure in areas adjacent to potential residential areas is a

-prlme_determlnant;for location.

Informel settlements in the case study areas have been established
in vacant areas'within'communities where infrastructure was already in
existence or adjacent toiformal areas where the municipallinfrastructure
network could be accessed or extended The most rapidly growing areas are
nelther those with high levels of. infrastructure nor those with none.
Areas with from 25 to 50 percent of existing buildings connected to )
utilities érew‘more rapidly from 1976 to 1981 than did areas with either

higher or lower proportions of comnections. .
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The on-site availability of water seems to be the single mbst»
important precondition for settlement because it is a nécessity botﬁ for
sustenance and for construction of homes. Availability of water in agri-
cultural areas énd immediate access to it by pumps has therefore made '
settlement on these lands highly desirable. Also, the_presehce of unpaved
tracts traversing égricultﬁral fields and connecting to major and minor
roads pro?ides access to and from informal settlements established in these
areas. | - ‘

Electricity and sewerage are less of a concern to residehts because
power can be obtained by other means (small generators, gas lamps, kerosene
lamps, etc.) and the problem of sewerage resolved by installation of septic
tanks, cesspits or holding tanks. | _ | | ‘

While the previous section indicated generally'high 1évels of pro-
vision of physical infrastructure, it is clear that there is great variability
among areas. Moverover, it is oftén the case that informal housing in pre-
dominantly infqrmal areas is less well served than informal housing in
predominantly formal areas. For example, houéeholds' levels of infrastruc-
ture and access to public transport indicated by the household survey were
tabulated according to whether a dwelling was ciassifiéd as formal or
informal and by whether the dwelling was located in an area which was pre-—
dominately formal or informal. The results afe-summarizéd,in Tables 5-3
and 5-4, The tables indicate that a dwelling's location in‘an informal
_area matters relatively more tﬁan its' being classified as informal in deter-
mining infrastructure outcgﬁes. For example, informal dwellings located in
predominately formal areas (those with more than 50 percent formal dwellings)
are generally as well (or better) éerved_by pubiic water and sewer systems,

' electricity, and public transportatiohvthanvaré formal dwellings in formal
neighborhoods. Informal dwellings in informal neighborhoods are less well
 served by utilities and public transportation than either‘formai dwellings
in informal neighborhoods 6r informal dwellings invformal neighborhoods; the
only exception to this is in the case of electricity in Cairo which is about
equally'weil supplied irrespective of the status (formal/informal) of

dwellings or neighborhoods.

lAppendix 8 presents tabulations of a number of infrastructure and other
outcomes (including the estimated proportion of informal housing) for

~each enumeration district. There, it should be noted that many areas
have infrastucture levels well below the city-wide averages for informal
areas. This is consistent with low levels of infrastructure in some ca@e
study areas described in following sections of this chapter.
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Table 5-3

~ Access to Util1ties and Pub11c Transportatlon for Formal and Informal Dwellxngs

in Formal and Informal Neighborhoods -- Cairo
- (Percent of Dwellings in Each Category)

. S Formal dwelling " Informal dwelling -
Type of infra- . Formal . .Informal Formal : Informal
infrastructure - ' Neighborhood* Neighborhood '~ Neighborhood* Neighborhood
Water ‘
private connection 91 - | 87 95 65
to pure water :
No private connection, ) 8 0 21
no public faucet : o
Sewer
Public sewer . . . . 95 87 94 84
Cesspool ’ 4 0 ' 11
. Neither cesspool nor 0 11 0 3
pit latrine :
Electricity _ 98 99 99 97
Transportation
Within 15 minutes - 95 92 | 98 79
of public trans- ‘
portion stop
.Approximate sample 115 80 48 255

size**

*Neighborhoods .estimated to have more than 50 percent'formal dwelling units.

s*Sample s1ze for "water"; sample sizes may vary Sllghtly for other varlables
because of missing values. .

Source: Weighted occupant survey

O
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Tablé“SQZ

Access to Utilities and Public Transportation for Formal and Informal Dwe111ngs
in Formal and Informal Neighborhoods -- Beni Suef
(Percent of Dwellings in Each Category)

: ~ Formal dwelling : Informal dwelling

Type of - Formal Informal Formal - ~ Informal
infrastructure Neighborhood* Neighborhood Neighborhood* - Neighborhood
Water

Private connection 73 *xx 68 39

to pure water B

No private connection, 0 ‘ 0 27

no public faucet

Sewer
" Public sewer 86 Cwes 73 20
Cesspool 12 14 26
Neither cesspool nor 3 17 46

pit latrine ‘

Electricity 97 *kk 100 . 69
Transportation
Within 15 minutes 89 Rk - 100 64

of public trans- o ' ' :

portion stop
Approximate sample 3l ' 13 ' 186

size**

*Neighborhoods estimated to have mdre than 50 percent formal dwelling units.

**Sample size for "water"; sample sizes ﬁay;vary slightly for other variables
because of missing values.

***¥Fewer than 5'observations.

Source: Weighted occupant survey

64




. Main line infrastructure is provided by special regiohal authorities
which work closely with the governorates--in the sense that the governbr,
requests that infrastructure be provided in ah area; the authority tends to
do so. District officials submit plans to the governor, who passes them on
to the agenc1es once approved Once main lines have been extended to or
near- 1nforma1 areas, 1nd1v1dual connections become largely the respon51b111ty
of informal area residents.

The following section reviews the informal process of individualvana
‘collective efforts of residents to provide themselves with basic infrastruc-

ture.

Water

One of the primary reasons why agricultural land is so often pre-
ferred for informal settlements is the availability of water, - Piped watexr
may not be available for many years in informal settlehents, and evenvthen
only from inconvenient public fountains. Thus, the ability to cbtain water
from ah‘on-site or nearby well facilitates construction, and ensures the

~immediate availability of water for drinking and washing.

Water Used for Constructlon

Water for construction is obtained primarily from three sources:

1. Ppumped from a nearby'canal-
2. From the pump of an establishment; or

'3. From a groundwater pump installed by a homebullder on the
construction site.

The latter two sources sometimes serve a dual purpose upon eompletion
of constructlon -of providing potable water for the: house construction and/or

for communal use in the nelghborhood

Wash Water

Canal water and groundwater are secondary water sources used for
household purpeses.'vAltheugh approximate1y>2 to 7 percent of woﬁen in the
Cairo case study areas do wash kitchen utensils and clothing'in canals; 50 
to 65 percent do so in the bathrooms and hallways of their homes or apart-
ments (E.S. Parsons/ECG-Cairo: 1981, pp. B-33-39). Canals in the Cairo
case study areas are contaminated by garbage and chemical waste and con-

sequently the majority of residents prefer alternative sources of witer
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‘for wash:.ng purposes. _ ‘GroundWater is a desirable water "source for washing
utens:.ls floors, and vegetables, rinsing clothing, while tap water is used

for cooking, washing the hair, and washlng laundry (Ibid.).

Potable Water

Approximately 90 percerit of all households in sections of the three
Cairo case study areas (Shubra al-Kheime, Dar as-Salaam, and Kafr el-Gabal)
are reported not connected to water and 67 to 68 percent of households are
located in .buildingsb with no water tap (E.S. Parsons/ECG-Cairo: 1981, pp.
B-28, C-3 and 9). These figures are indicative of much lower levels of
seﬁice than i.s true of the Greater Cairo area as a whole--illustrating the
variability of service levels among communities. Although official
statistics are not ‘available specificaliy for informal case study areas in
Beni Suef, the s:.tuatlon appears to be similar due to the perlpheral |
routing of water mains on the boundaries of those areas.. Overall levels
of service in sampled enumeration districts were (as indicated in the
prevzous section) extremely low. )

The majority of res:.dents in a11 study areas depend upon the following

sources of potable water:

.1, Pump installed by an individual or the communlty,
‘2, Containers delivered by vendors,
3. Taps constructed by the govemment-

4. Tap of a mosque, or extens:.on of a tap from a mosque
for publ:.c use;

5. Tap of an industrial, commercial, or community
establ:.shment-

6. Tap financed and/or constructed by commmuty members ;

7. Tap of a neighbor.

: Groundwater obtaa.ned from pumps has prov:.ded an acceptable source
. of drihkmg water for many informal areas, including the three case study
areas before the installation of public taps in most sections in the mid-
197Os.A A typical groundwater system costs about LE 150 in the Matariyah/
Esbat en-Nakhl region; including a well, electric pump, and holding tank.
In .the same region, e handpump system without'a holding tank costs about
LE 35. However, there are problems in some informal settlements w:i.th
contemination from dust and £roun sewage intrusion. To avoid this it is

necessary to drill to depths of 15 to 20 m in Dar es-Salaam. Originally, 4
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it was 6n1ypecéssary-'to'dri-11 to 5 or 7 m in Kafr el-Gabal,' but pollution
has forced drilling to depths of 25 to 30 m. This can be expensive: a
water pump costs LE 70 for 7 m and Ie 300 for 30 m. Even then, residents
of the higher density areas are wary of using pumped water, and prefer
acquisition from other sources.

Informal settlements are often located near existlng water mains.
For example, the Cairo case study areas are traversed by mains which were
installed to accammddate'industriallestablishments (Shubrea- al-Kheima) |
and/or'middlej.o: upper-income residential developments (Nile Corniche,
Ma'adi and Dar as-Salaam). Informal neighborhoods in Bani Suef are situated
on the edge of same existing extensions 6f water mains and pumping staﬁions
which are part of the main city'core network. Extensions fiom main lines,
or éhe'primary network, to formal residential subdivisjons and municipal
facilities form a secondary network. It is this secondary network that -
residents of informal areas will labby collectively to‘have_forﬁally ex-
tended into their neighborhoods. Figure 5-6 presents a schematic diagram
of water provision nétwofks.

_ The informal status of homeowners in the study areas, their location
in illegal subdivisions, and tha prohibitive cost of water installation pre-
ven%ed,most residents from obtaining legal connections into their neighbor-
hoods. Moét respondents said that they simply waited until their neighbor-
hoods developed and then went to the authorities requestlng drinking water_ 
outlets either in the form of public standplpes or public taps in religious
facilities. Residents are anxious to establish mosques or churches in their
neighborhoods knowing that these institutions are given priority for water
-installation under exxstlng laws.

Authorities will not deny the public drinking water and attempt to
instail standpipes where needed, usually at SOO‘to 1000m. intervals through-
out the cdmhunity. In Beni Suef, for_example, public faucets served 7
percent of‘formal owners and 32 percent of informal owners. Even so, some
34 percent of all Beni Suef households had no potable water source—rmaiﬁly
relying on public pumps outside>their buildings.

‘ Most public taps are controlled, e.g., water allééation'is super-
viséd by a guard, and if residents pay, they do so on a monthly basis at
an average cast from 10 to 25 pt. per family for pump maintenance (E.S. |
Parsons, pp.;4-6) .Individuals and owners of establlshments will elther

allow residents to take water without payment, as a form of charity, or
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__Figure 5-6"
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Figure 5-7

Extension of Piped Water to Informal Neighborhoods
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" charge a similar amount to that charged at public taps. Of the residents
formally surveyed in sections of the Cairo case study areas, 30 to 50
percent obtained water from a public tap and 8 to 15 percent obtained water
from a neighbpr in another house (E;s. Parsons/ECG-Cairo). _

Homeowners who can afford to pay for water delivery'will either pay
a water vendor per épntainer approximately 10 to 15 pt. or an individual
whom they have contracted to earry out the task on a ﬁonthly,basis for
'approximately IE 2 to 3. rLandlords often arrange this service for their
tenants, but the cost is not included in the tenants' rent.

Residents in areas of Dar es Salaam depend almost entirely on water
vendors because of the restricted hours on water distribution of‘public taps
(E.S. Parsons/ECG-Cairo: 1981, pp. 4-11). Because income levels are con-
centrated within the lower and lower-middle brackets, the option of collection
or delivery of water is dependent upon family willingness and abiiity toepay;

The pipes installed by the government to connect standpipes and public
taps provide a tertiary network into which many residents tap to extend piped
water to side streets and individual houses. Figure 5-7 presents a schematic
diagram_ofAmeans of extension of piped water to informal neighborhoods.

Arrangemen?s to connect to exisring secondary networks can be made
in two &ays. Residents may pay a local contractor to tap into a main line
at the cost of IE 70 to 110 (MOHR, 1977, p; 39) or install the connection
themselves with the help of a laborer. If homeowners choose to carry out
an installation themselves, they can hire a plumber for LE 12 per day and
buy pipes for LE 1/m. | _

Sometimes an agreement is made between formal and informal home-
owners to allow house-to-house connections since, more often than not, formal
households' lots are connected to water from the rime lots are purchased
while informal households' loﬁs are not connected.1 This is not a desirable
type of connection in many caSes because some formal homeowners do not want
to risk being caught by authorltles or simply do not wish to part1c1pate in
such an activity. The ea51est and least expen51ve means to exten51on is a
simple connection to a main line leading to a nearby fac111ty. When connec—

tions are made to private formal homes, the owner w1ll meter the cost of

1In Calro, 69 percent of formal owners responding to the occupant
survey indicated that their lots were connected to public water at the time
they acquired them. The corresponding figure for informal owners was 17

percent.
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watef and.the recipients ﬁill'usually divide the cost'among thenselves.
‘When connectlons are made to fac111t1es, the superv1sor of the faczllty will
" manage the cost and recipients will lelde it among themselves. . _

Some residents in Kafr el Gabal pay fees to the mosque for access
to water. However, the fees are so hlgh that thls is often only Justlfled
for high rise buildings (the cost of a 200 m exten51on from the Kafr el-
Gabal mosques is about LE 1,200). ‘

_ Homeowners on maln streets may succeed in getting the government to
install a connectlon to the publlc water main if the building has been
officially de51gnated as formal and if they are willing to wait for their
turn after making full payment and receiving an application number.
Residents on side streets typically do not have such an option. .Generally,
within five to six years after theirvbuildings have been coﬁpleted, they
will collectively hire a contractor to hook up the entire street to the
pipe on the main street.

Officials are well aware of illegal tapping into water malns but
have a very difficult time controlling this activity because contractors
will often tap into mains in the middle of the-night‘or on holidays when
they know the chances of being caught are minimal. '

A major problem in most areas, partlcularly Dar as Salaam, is that
homeowners and contractors do not know (or ignore) that water pressure is
low, their tapping decrea51ng water pressure of the main system even fur-
ther. low water pressure and frequent cuts in service are such a_problem
that building permits now stipulate the installation'of water reservoirs.
on roofs of buildings exceeding fout stories. Informal builders do not

obtain permits and as a result'rarely.install reservoirs..

Transportatlon

Because of the scarclty of- affordable housing and bulldlng sites
4.1n Calro ‘anid Beni Suef, re51dentS‘must often 11ve great dlstances from-
workplaces and shopping areas. Thus, lt is extremely lmportant that SR
settlements have reasonable access to major roads and/or railway lines
-connecting with other parts of the respective cities. Access within.
.settlements is also important to their attractlveness.

Most informal development has occurred on agricultural land

adjacent to a main arterial or secondary feeder road, and in some cases
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also a railwéj'line. Residents living close to these main roads and
railroads have good access to other.parts of the city, and may expect to
pay a premium for it when purchasing'land. Many others can readily walk
to major transport nodes. .However,_inttasettlement vehicular access is
limited by design’éharacferistics of informal settlements and by ihe poor
condition of roads. - - |

‘;The predominancé of linear and grid street patterns in the study
.vareas:hés resulted'in_a st;eét pattern in which regular inlets are provided
into most neighborhoods. Street widths within neighborhoods range from
three to six meteis and are adequate for the movement of pedestrians-ahd
small vehicles. In Shubzra al-Kheima and thé Beni Suef areas, large unpaved
tracts which were originally agricultural transporﬁ routes between fields
or along canals serve as main roads within communities. Vehicular traffic
is accommodated on these roads but their poor condition restricts_ﬁpvements:
most roads have nevei been gradéd, are obstructed by hbles; gakbage, standing
water, open drainage ditches, or by the top section of holding tanks. '
Because neighborhoods are unplanned and illegal, subdividers rarely leave
any public space, and provision of secondary feeder roads is often difficult
unless residents refrain from building on rights-of—&ay which ﬁere in
existence before residential development.

Examples from the three case study areas illustrate these problems. .

Shubra al-kKheima

The central portion of Shubra al-kKheima, where moét recent informal
development ﬁas-occurred, is bounded on the west by Cairo/Alekandria road
and Cairo/Alexandria railway, and on the north, east and south by agricdl_
tural fields. The railway limits access to and egress from the areas to
two points where there arechntrolled crossings. Congesfion at these points
is extréme most times of the day due to the heavy usage of the Cairo/
AlexandriaAroad-by large transport trucks and all traffic mpving between
Cairo and the Delta area. Roads within the area leading'to theée.points
are relatively narrow passages running parallel to cahgls,*énd traffic is
frequehtly at a standstill because of delays at railroad crossings. The. '
north/sbuth £hrough streeﬁs within the area dump traffic bntO'the east/
west road parallel to the Bulagiyah Canal. o |
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' Bridges over the canal'ere:

1. Built by people in the communlty and’ cannot accommodate

motorized vehicles; or

2. Built by the government to accommodate vehlcles maklng

deliveries to industrial establlshments.

The largest bridge is located centrally on the Eulagiyah-caﬁal'
and most traffic in Ezbat .Osman, both passenger cars and transport
vehicles use this bridge to gain access to the east/west road leading to
the Cairo/Alexandria road. Congestion is increased by this intersection

and the presence of animal drawn carts.

Dar anSalaam

Dar as-Salaam is bounded on the east by the Cairo/Helwan reilway,_
on the west and south by agrioultural fields. The only access road leading
to the Nile Corniche and Salah Salaam road is a secondary feeder road on
the northern edge of the area. Circulation within the borders of Dar as- -
Salaam is the worst observed in any of the case study areas. - Vehicular
movement is almost entirely restricted to the periphery and the condition
of roads in those areas is very poor, limiting movement greatly. No
adequate north/south route within the area exists and movement is-primarilyb'
restricted to east/west traversing because of the rectilinear configuretion

of dwelling attachments.

Beni Suef

The physical'condition of roads in the Beni Suef case studj’areasl
is similar to that in the Cairo areas. Of the six identified informal
developments, four have access to a primaryistreet aﬁd two are situatedA
within agricultural areas and are accessible only by unpaved tracts.
Street patterns within each area are similar to those found in the Cairo
areas. ' |
;  Residents in all case study areas complained about traffic conges-
tlon and the time it takes to get out of thelr areas to other parts of the
city. They would like their streets paved but their prlorltles lie in water
and'sewerage installations. Most people said they would be satisfied if the
government would pave feeder streets so that they could more_easily transport

commercial goods and could obtain private sector taxi services. .



The government_has provided mini-busAtaxi service but it does not
satisfy demand. There is little self-help in road provision because residents
cannot afford the cost of‘the heavy equipment required for grading and mater-
ials required~for repaif. Shopkeepers’try to keep street areas in front ofA
their shops unobstructed and wet down the street to minimize dust. Residents
sometimes repair a Walkihg bridge over a canal when the need arises. Most>
residents, as discontent as they ére with the roads in their neighborhoods,

are willing to wait for muhicipal provision and improvement of roads.

Waste Disposal

The problems of sewage and other waste disposal do not appear to be
major factors ih the site selection process for informal housing, as doeé
water. Septic or holding tanks can be constructed in most areas and/or
- waste can be'dumpéd into canals. 'Furthermore,.wasto water is kept to a
minimum in many settlements because of the limited availability of piped
Awater. | .
Still, the high infant mortélity,rates and health risks reported in
other studies of these areas are partly attributable to sewerage inadequacies
=-such as intrustion from‘césépools into groundwater used for drinking-—and
these oroblems are greater in informal than formalvareas. C |

Figure 5-1 clearly shows the limited extent of the Cairo sewerage
network; the system is oporating at well above capacity.

Solid waste disposal services are also poor: this was thé prime
vccmplaint»of the Cairo and Beni Suef informal area residents about their
districts. This was also identified by households as the service which had

deteriorated most. Families also camplained of a related prdblem, flies

and ‘insects.

Disposal of Sewage

All of the case study areas lack public sewage systems. One main
sewer line extends fram the eastern edge of the village of Bagame to the
. central neighborhood of'Ezbaﬁ Osman in Shubra al-Kheima. Dar as-Salaam is
completely unsewered.and no drainage connectors or canals are present;
Informai neighborhoods adjacent to formal built-up areas on the periphery
of the Beni Suef city core havo access to secondary éewerage nétworks but

" tapping into the network is expensive.
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Informal neighbdrhoods on side streets in the Matariya/Ezbat en-
- Nakhl areaanOng others are tapping into sewer lines on the main streets.
Thesé residents each contribute money to a common fund, then (fhey claimf
go to :the municipaiitybto get a permit, get an engineer to prepare plans, .
and hire a contractor to lay pipes and connect with the one on tﬁe main
street. ) . A .

The majority of surveyed households in sections of the Cairo study
areas use holding tanks for disposal of toilet waste (E;S. Parsons: 1980,
pp. 5-2). Seepage tanks are used but are less effective because of soii
conditions, e.g., in Shubra al-Kheima tight soil prevents prOPer drainage
and in some sections within Dar és-Salaam groundwater is only two meters
below the surface. Ma'adi officials are partidularlyvconcerned'about the
drainage problem in Dar as-Salaam because it is resulting in déterioration
of building foundations. ‘ ‘

brainage of holding tanks‘is usually undertaken by individuals using
énimal drawn carts. Tanks are rarely drained frequently enough and excess
sewage spills into streets. Drainage carts are often emptied into canals or
~ ditches exacerbatihg the public health problems in these areas. To avoid
overflow of tanks,residents will sometimes dump wastewater into the streets
or into a qearby canal or ditch. 1In houses very close to canéls sewage:is
dumped directly through pipes connected to houses. ,

' Residents in the study areas are very concerned about the poor
public health conditions résulting from the lack of seWerage systems and
the inadequacies'of methods they have to employ. Ezbat Osman residents
attempt to improve wastewater arainage by installing very primitive pipe
syétemS‘on side streets. Residents in this section said they were sétting
up!sewerage‘lines_so'that when the sewer is extendedadown the central north/
south street, connections would be easier. 1In all study areas where canals
are present, residents will sqmetimes dig an open drainage ditch to absbrb
standing ﬁater and channel it into the nearest canal. v

Most residents of case study areas interviewed were quite willing
to pay for sewer connections but were not very optimistic that the city
system would ever be extended to their vicinity. Their disposition toward
self-help in provision of sewerage is very strong and residents intimated
that they would be wiiling to.install their own neighborhood networks if

a main connector were extended to their communities.
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' D;yposal of 8011d Waste

Garbage is dumped into vacant areas of wider streets, trenches and
'canalef Residents say that they intermittently arrange pick-ups in
individual streets or in the immediate areas around their homes but that
the volume of waste is so large their efforte seem futile; When these
efforts are undertaken the garbage is usually dumped in piles in the
nearest_oPen public space where it is scattered by the wind, or ground
into the street by cars or people walking over it. In some areas,
residents will pay to have garbage hauled to the neighborhood periphery
" and dumped intotcanals or trenches, or burned. When these efforts at
removal are not mobilized by community members the degradation of the
residential environment is'extreme.

Many canals in Shubra al= Kheima are completely blocked and dried
up by the massive quantlty of garbage which has been dlscarded Reszdents
say that the gove;nmenttused'to attempt clearing them but have not done so
for at least one year. These canals are the source of wash water for many
of the poorest residents of the area.

Some of the wider streets on the western periphery of Dar as-
Salaam are virtually impassable because of the combination of standing
water and noh-biodegradable garbage. Narrow side streets in many sections
of all study.areas are relatively less obstructed than wider ones because
they commonly serve as play areas for small children and residents make an
effort to remove garbage to the ends of streets. Residents in one- and
two-story dwellings located.on.three meter wide streets spend a good
portion of the day sitting in their entries or congregating in the street
with neighbors. The street in these areas is, in a sense, an extension
of the dwelling and its semi?private usage often results in a greater
respdnsibility on the behalf of residents to keep it undbstructed with
garbage.-A | _ | , |

The World Bank is presently assisting in the development of a new
solid waste collection fac111ty as part ofana upgradlng prOJect in Manshe'it
Nassar. Although subsidized waste collection undertaken to date by
the project has been successful, there are doubts that people will even-
tually be willing to pay for the full cost of the service as planned. &An

underlying problem is that Cairo's private sector garbage collectors, the
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Zaballn, prefer to go to hlgh income areas to obtain hlgher value

waste materlals. Also, waste materlals contain large amounts of sand
which puts an addltlonal 1oad on donkey carts. Although the current

fee -of 15 to 30 plasters per household'mlght-be affordable, the long run
solution of constructing a solid waste-facility might increase the fee
beyond the means'of local residents (albeit, some of these ccsts could
be covered by selling land currently being used for open housing of

_garbage or by utilizing general tax revenues).

Electr1c1tz

v : ‘
Under exlstlng laws, all communities, formal or lnformal must be

given access to electricity. The government must supply principal power
lines without charging individuals. Individuals are allowed to obtain a
connection to any'existing‘disttibution point if their house is within a
250 meter radius of that power source. Installation takes an average of
one month after payment of about‘IE 60. In other areas if ten orvmore |
people file a request with the Ministry of Power and are prepared to set.
aside 8 sq.m. for a distribution point, power will be provided within
three to six months. For thoSe on government land such as Basatin, the
governor must make a request for special perm1351on. Principél'power
lines were in ex1stence in all case study areas when 1nformal communltles
were established. ‘ » _

Many of the initial distribution points were built by farm owners
or subdividers to service people living on theii land. As informal neigh-
borhoods expanded, residents outside of a service area would go to the
local power campany, request the installation of a distributioh shed for
their area, and share the cost of installation. Individual homeowners |
would then hire an electrician or plumber to install a house connection,
paying for the wiring by the meter and the cost of eleotricity according
to. voltage required. Average cost of hook-up from a house to distribution
station is LE 60. This process continues today. Figure 5-8 presents a
schematic diagram indicating’typical networking of electrical connections
in formal and informal areas.

_ Once initial connectlons are made to one or two houses on a block,
neighbors may extend comnections into the1r,unservxce§ houses and share

the cost with the owner providing the connection.
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' Figure 5-8

Typical Networking of Electrical Conhections in Informal Areas
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_.Because of illegal cohﬁections, old‘wiring, and so fOrth there
are frequent power outages in both formal and informal areas (e. g., about
three per week in Imbaba).

Social and other Services

Tabulatlons were made from the household survey in Cairo and Beni
Suef to estimate household access to services depending on whether or not
the dewlling was formal or informal and whether or not the neighborhood '
was predominately formal or informal. Results of these tabulations are

“presented in Tables 5-5 and 5-6. | !

Patterns of access to services among dlfferent groups are similar
to patterns of access to utilities and transport. Informal dwelllngs
located in predominately formal neighborhoods are often as well or better
served by nelghborhood serv1ces than are formal dwelllngs located in formal

neighborhoods. Dwelllngs located in 1nforma1 nelghborhoods are, however,
nearly always less well served by nelghborhood serv1ces than dwelllngs in
formal neighborhoods.

Informal settlements which have grown up eround existing villages,
as in Giza and Qalyubiya; have access to the full range of.setvices:
shops mosques, - youth clubs, schools, and sometimes health units.

In other 1nfbrma1 settlements communities have to prov1de these
" facilities on a self-help basis or campalgn for them, first at the local
council then at the governorate level. Dar es-Salaam has provided itself -
: wzth shops, mosques, private schools, and other services; the government
has also built schools. The Governorate or Cairo tends to locate schools
around theAedge of the informal areas. »

In tﬁese end”other afees, the gradual evolution of their housing
developmeﬁts into communities creates ccmmon'goals. Older residents in
Shubra al-Ballad - are pleased that theif area has'expanded and said that
it is no longer an agricultural villege but "...just as good as the rest
of the city." The older residents will ofteh_participate in mcbilization

-efforts to lobby for and help to'manage the installation of a facility.
Many of these people are small-scale bu51nessmen who are willing to donate
their management skills and will often supply discounted materials for

construction of fac111t1es to supplement subsidized ones provided by the

government.
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Mosques and Churches

_ - Mosques and churches, the traditional nuclei for organized
activities, are the social facilities which receive the most extensive
éélf-help efforts in most areasl Their establishment in an informal area
is often the first sign of permanence to residents.

Mosques and churches are installed in a community either by the
government and/or community associations or groups. Land is donated by
an individual or expropriated by £he government. The government will
provide subsidized materials. With community donations and labor, a
mosque can be constructed within a month or two.

- Residents in shubra al-Ballad said that a recently constructed mosque
cost LE 10,000. They managed construction, hired laborers to undertake
construction, and a contractor to install the roof. They had extended rooms
on each side of the mosque to sefve as a place for temporary housing for
needy families and for a reception room for neighborhood gatherings.

In Shubra al-kheima nosques are frequently built on canal banks
because of the shortage of land within densely-built residential areas.
Respondents said this pattern emerged because the land belongs to the
Ministry of‘Agriculture and since agriculture has been discontinued the
land could be used for building mosques.

The mosque or church usually serves as a facility for activities
involving community assistance. No facilities were observed that were

established solely for welfare purposes.

Public Health Facilities

Residents‘rely on existing clinics or hospitals in adjacent areas -
for health care. Clinics in industrial establishments are used by
residents in Shubra altheima, Private physicians have opened offices
in apartmeﬂt buildings, but no facility per se has been established by the
community to house medical personnel. Some landlords say that they will
sometimes offer reduced rent to a doctor who wants to establish an office
in their neighborhood. Residents do not seem as concerned about éstablishing

new health facilities as they are over the lack of ambulance service from

lete that access to mosques and churches (Tables 5-5 and 5-6) is very
similar in both formal and informal neighborhoods.
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Table 5-5

S Access to Services for Formal and Informal bwellings
in Formal and Informal Neighborhoods -=- Cairo
(Percent of Dwellings in Each Category)

- .Formal dwelling : Informal dwelling

Dwellinglless than 15 ~ Formal ‘Informal Formal Informal
minutes away from: Neighborhood* - Neighborhood Neighborhood* Neighborhood
Bakery/bread seller 9; ' 88 97 | 91 "
veéetéble groce; | i - 92 ' 81 96 .83 |
Butcher 84 | 78 86 | 80
Grocery o es 94 , 98 %
Hospital 87 53 a1 a2
Clinic 7 74 , 73 8
Primary school 85 70 97 19
Preparatory #chool o :74 60 75 | 57
Secbndary schoél‘ -'51 31 ’ 59 | - 32
Police station 61 _ - 61 74 52 .
Garden/public'park | 30 ..'>. 31 | 51 18
Mosque/church 97 | 96‘ : ‘100 ’ 95
Telephone | 722 48 81 54
Apprbkimate sample - 115 80 B : 255

size**

‘*Neighborhoods estimated to have more than 50 percent formal'dwelling_uhits.'

**Sample size for "water" (see Table 5-3);‘sample size may vary slightly for
other variables because of missing values.

Source: ~Weighted occupant survey
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_ Table 5-6

Access to Services for Formal and Informal Dwellings
in Formal and Informal Neighborhoods -- Beni Suef
(Percent of Dwellings in Each Category)

Formal dwelling Informal dwelling
Dwelling less than 15 Formal Informal Formal Informal
minutes away f;om:. Neighborhood* Neighborhood Neighborhood* Neighborhood
Bakery/breadbselier 100 *hx 100 - 59 -
IVEgétabie’grocgr 97 Ahk 79 56
ﬁutchér o -~ 100 ok | 87 60
Grocery - 100 ek 100 | 80
Hospital . 19 *xk 22 29
Clinic ’ . 56 wxx 35 41
Primary school 95 *kk 100 86
Preparatory school 81 dekek 79 43
Secondary school 24 ek 38 22
Police station .58 e | 74 39
G;réen/public park 22 *hk 66 19
VMosque/dhurch ' 100 *kx ‘ 100 | 94
Telephone 75 *ER 87 66
Approximate sample 31 13 186

size**

*Néighborhoéds estimated to have more than 50 percent formal dwelling units.

**Sample size for "water"; sample size may vary slightly for other variables
because of missing values. T :

***Fewer than 5 observations.

Source: Weighted occupant survey
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their areas’to‘existing mediéa1’Centers. They do not believe they can do
- anything about thls until roads are improved to enable ambulances to enter

their communities.

Education and Recreation Facilities

There were no informally provided schools observed in any of the
case study areas but Quran instruction was available vin mosques. Provision
by the government of all forms of educational facilities to informal areas
| is lower than that in formal areas. Children attend existing schools within
fheir conmunifies or in adjacent communities, Residents depend on govern-
ment provision and staffing of sdhools. Recreation,for children is provided
by private inaividuals who will set up play eqnipment like swings and, in
larger areas, merry-go?rounds._ Residents pay collectively to keep tnis
temporary recreation-facility in their neighborhoods. Children will some-;
times organize youih clubs and play soccer or exercise in groups in public
open spaces. If registered in a school, children will usually utilize play-

grounds and stadiums provided as part of that facility.

‘Commercial Establishments

One of the great advantages of owning a three to five story building
is that commercial space can be provided on the ground floor. RsSidents in
the study areas have creared a sufficient number of retailiestablishmentsdto
‘supply fresh and processed foods, household products, satisfying the daily
needs of most families. Street vendors Supply cocked foods and there are
numerous coffee shops 31tuated along the wlder streets.

Respondents in Shubra al-Kheima say that it is very typ1ca1 for a
textlle employee to work for five years and save money to rent a shop or
| install one 1n hlS owu home and begln his own bu91ness. It is -also common
for men worklng in the Gulf to return home: and start shops 1n these nelgh-
borhoods. Severalvestabllshments caterlng to construction needs of the
community have been started over the past ten years. There are material
suppllers e1ectr1c1ans plumbers metal workers in almost all of the study
areas who began their bus1nesses in response to the demand created by the

- informal building boom.
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. Communication

" Communication facilities are practically non-existent in the study
areas. The few pdst offices have been established by the government.
Businessmen complain bitterly of the lack of telephone services. They say
it costs themAa substantial amount of money to send messéngers.to check on

deliveries and pick-ups of materials.

Transgért

Individuals within the community often supply transport services
for moving building materials, furniture, or appliances. Because of the
narrowness of many streets, items are often transported by an animal~-
drawn cart or by people. Shop ovners will often send someone to pick up
products from the distribution source because delivery would be difficult
with the poor condition of roads and traffic congestion within communities.
The government sometimes has arranged a mini-bus (Shubra al-kKheima) taxi
to carry residents from ﬁheir neighborhoods to the periphery where connec-
tions to other taxis or public transportation can be made. Private taxis

rarely service these areas because of congestion.

Securifz

Some areas are poorly supplied with security services. The fraction
of the population living within 15 minutes of a police station is compar-
atively low--52 percent of Cairo households in informal housing in informal
afeastand'only 39 percent for the corresponding group in Beni Suef. Com-
plaints were sometimes expressed to interviewers of high crime levels and

few policemen in some informal areas.
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CHAPTER 6

Land and Building Acquisition and the Building Process '

' This chapter examines the ways in which households seek out anc ac-
quire land or buildings, acquire building materials and labor, and undertake
construction. PrinCipal ‘actors in the construction process, their methods

of qperatlon, and major cost elements are 1dent1f1ed

6.1 Land and Building Acquisition

cairo

» Householdssin the formal and informal sectors who choose to became |
o&ners tend to do so in someuhat different ways. More than half (“7 percent)
of formal owners, for example, purchase or otherwxse acquire (e.g., through
inheritance) ex1st1ng dwellings rather than build on vacant land. Two thirds
of.those acquiring existing units claim not to have made major changes or
additions subsequently. 'Informal owners, in contrast, tend to build on vacant
land; 67 percent do so; of the remaining 33 percent who acquire existing dwel-
lings, 57 percent of them claim to have subsequently made major additions or
changes, the minorlty leaving units largely as they acquired them. Informal
households, by choosing to either build on vacant land or to add incrementally
to-existing buil&ings, undoubtedly do so in part to match their temporal
pattern of housing with that of their resources. The higher and possibly more
stable}incomesiand greater assets of formal sector households enable them to
purchase dwellings much closer\to their ultimate aspiration levels than is
the case for informal sector participants. _

Once having acquired or built a dwelling, tenure patterns are also
different in the two sectors. - Among formal owners 28 percent claim to own
‘only their dwelling units; 26 percent to own the dwelling unit and "part" of
the building™; and 45 percent, the dwelling unit and all of the building.
Among informal owners the corresponding proportions are: 21 percent, dwelling
unit only; 9 percent, dwelling unit and part of the building; and 70 percent,.
dwelling unit and all of the building.~ Thus, partial building ownership, as
.occurs in the case of same housing cooperatives is far more prevalent among

formal owners.
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These_differences in choices among formal and informal owners are

' reflected in their expressed reasons for choosing either lots or éxisting
dWellings;' Amongibwners that built on vacant land, for example, nearly
three times as many informal as formal ownérs-mentioned the low price of
land as the major reason for choosing their land (28 percent versus 11 per-
cent, respectively). By contrast, formal owners who purchased or acguired
an existing dwelling were far more likely than informal owners: to mention
price as the major factor‘(20 percent versus 4 percent,-respectively). “Thus,
informal househblds, who are more inclined to build than purchase, are more
sensitive to the price of land than any other factor in selecting their land;
formal households, who are more inclined to purchase than to build, are more
sensitive to the price of existing housing than aﬁy other factor in selecting
their property. , _ '

Next to price in affecting choice of land and existing buildings is
inheritance. Among households that acquired an.existing dwelling, signifi-
cant fractions of both formal and informal owners (38 and 32 percent respec-
tively) did so by inheritance. Among owners that built on land, smaller
fractions acquired land by inheritance--18 percent of formal owners but only
5 percent of informal owners.

Other reasons for choosing land or buildings tended to be highly
idiosyncratic. - Modest fractions of owners in both the formal and informal
sector who built on vacant land cited proximity to relatives or friends as
the major reason for choosing their land (13 percent and 11 percent, respec-
tively). Few formal or infommal households cited convenience to infrastruc-
ture, serviceé, or transportation as the principal reason for choosing a
given piece of property. Expressed lack of concern abouf such factors may
imply that many households feel that it is simply not.worth the additional
~cost to achieve high levels of access to these services when initially choosing
land or a dwelling. Thus households' budgetary constraints tend to dominate
their propérty choices at the time most first choose land or a building.

Processes of search for land and buildings tend to be informal. Even
‘among formalrowne:s, few tended to tely on brokers (about 13 percent) or
advertisements (about 5 percent) to find out about their property. Even smal-
ler fractions of informal owners relied on these two sources combined. Reli~
ance in both formal and informal sectors is on word of mouth and personal -

search.
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When households find land to build on, more often than not it
is identified as a "building lot"--76 percent of the time for formal

builders and 59 percent»of‘the time for informal builders. When not

_1dent1f1ed as a buildlng lot, land is overwhelmingly 1dent1f1ed as

--agricultural 1and (86 percent of the time for formal builders and 88

percent of the time for informal builders.

' Mostrland and existing'buildings that are not inherited tend to
be directly purchased from the previous owner rather than either rented
then purchased or acquired by squatting. Only 4 percent of formal owners
and 6 percent of ‘informal owners claimed to have obtained land by way

of "hekr"--squattlng with a subsequent p0551b111ty of legal ownership.

. In most cases the prev1ous owner is a private individual. Among‘

builders on vacant land 61 percent of formal owners and 70 percent of
informal owners acquired land from a private individual. Other principal
previous owners were the government (4 percent.of formal and 6 percent

of informal owners), awgaf (5 percent of formal and 2 percent of informa1>
owners), and unions, cooperatives, and "other" organizations or indiwiduals
(12 percent of formal and 19 percent of_informal owners). Among those wno
acquired existing dwellings,'the_government was the previous owner in a
sizeable fraction of cases.(26 percent of formal and 40 percent of informa1'
cases); private individuals were the prev1ous owners for 60 and 40 percent
of formal and 1nformal households respectively, and awgaf or "other“
organizations were prev1ous owners for 10 and 35 percent of formal and

informal households respectively;

Beni Suef , .

The processes of acquiring land and buildlngs in Beni Suef
are 51m11ar in most respects to those in Cairo. An important difference,
however, 1s-that the comparatively slower growth in Beni Suef than in
Cairo, especially in the viilages surrounding Beni Suef city, implies
less reliance on. new conStruction on vacant land and more on the acquisition
of existing buildings. Thus 1n both the formal and informal sectors
only about one-quarter of all owners built .on vacant land; 62 percent and
68 percent respectlvely of formal and informal owners acquired their '

dwellingsin substantlally the same condition as their current condition.
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Of households that acquired existing dwellinés inhefitanCe_played
the major role among both formal and informal households--52 percent of
the former and 77 percent of the latter acquired dwellings through
inheritance. - As in Cairo, inheritance of land was important in the
formal sector (45 percent of formal owners who subsequently built
acquired land in this way) and animportant in the informal sector
(only 4 percent of informal owners who subsequently built inherited
land). Aside from inheritance, most land 6r building transactions in
both sectors involved sales by private individuals of "building lots"
or property thought by respondents to be in "residential subdivisions.”
When land was not identified as a “building lot,"” it was overwhelmingly
agricultural land. ' |

As in Cairo, search processes tended to be informal with little
reliance on brokers or advertisehents. Aside from inheritance, reasons
given for choosing a property tended generally to be diffuse. As in
Cairo, however, ﬁany informal households who built on wvacant land
emphasized "low price"” as‘tﬁe principal. reason for choosing a site
(21 percent of respondents), and also emphasized proximity to relatives
and friends (26 percent of respondents). Also as in Cairo, infrastructure,
services,; and transportation were hardly ever mentioned by either formal

or informal households as principal reasons for choosing land or buildings.

6.2 The Building Process

The supply side of the housing market is made up of a combination
of individuals. providing their own services in designing, buildiné; or
supervising construction and firms (including government entities) that
provide services and materials for constrﬁction.‘ The following sections
describe the roles of each and the conditions they confront in undertaking

building activities.

Building Materials

No one involved in building currently appeérs to have any great
 difficulty in obtaining materials. Formal sector contractors are

able to use subsidized, government-controlled supplies. The informal
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sector contractors use materials from private distributors mQre»ekpensive'
in terms of out of pocket costs but much more quickly acquired. Meny‘ |
choose to build unlts without bullding permits and, therefore, wi thout
cheap supplies because of delays involved in the official process. Access
to private open market supplies is almost immediate. Spot - shortages in
this market sometimes develop but these appear to be shortwllved.; These
prlvate distributors cover the gamut from legal to black market operations.
‘The former include both publlc and orlvate sector dlstrlbutors selling |
| materlals obtalned legally at regulated but non—sub51d1zed prices. The

_ latter 1nc1ude dlstrlbutors of materials obtained at subsidized prices'
who sell them at a prof1t in the ~open market. These materials may be
obtalned 1n1t1ally from. contractors who 1nflate their estimates of-
materlal needs when applylng for building permlts.1 _Alternatlvely,
contractors with permits will use non~-subsidized materials to minimizep
~delays, and then sell the subsidized materials when they finally errive'

at market prices to recoup theéir original expenditure. One respondent

was caught doing this ahd required to pay a LE 200 fine (J.1).

To quote one contractor: "I get‘all my supplies'from the open
'market.‘ It is cheeper because some Suppliers give good creditpterms'and
-sometimes I can save on transportation by bribing drivers." However,
many other informal contractors and distributors must pay cash in advance
for their supplies; _ ' _ _

The prevailing attitude seems to be that it is more economical to’
build at today's prices and wage rates than to delay and:possibly forego
the opportunlty of prov1d1ng one's self with a home before inflation
makes doing so an 1mp0551b111ty for a lower or lower-middle income famlly.

The stockpiling of materials is not common. " Most bullders of

low-cost, informal dwellings obtein_their materials from small-scale

'lAmong surveyed formal owners who built, however, none reported
having obtained allotments of more building materials than they needed.
Given the candor with which households responded to most questions
regarding illegal act1v1t1es, it is tempting to take this finding at face -
value (or at least as an approximation). This would suggest, as many
interviewees alleged or inferred, that principal sources of black market
materials were not individual owners but rather large contractors or
either domestic primary suppliers or large importers.
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distributors (many homebuilders in the case study areas in Cairo sell
glass, wood, and metal framing'tO‘dbtain'extra_incqme) or intermediate-level

suppliers in the vicinity of the areas where they live.

‘ A ieinfdtced'iron bar suppliér in Cairo who was interviewed has
a permit to receive 40 tons of subsidized iron per month. It costs
LE 2 to renew the permit annually. He only makes 5 percent on the
controlled pfiées. He started importing iron 6 years ago and can obtain -
it ﬁt very short notice.

The géyefnment can sometimes have an impact on overall supply.

One contractor reported that it was much more difficult to obtain cement
when the government tightly controlled its supply in 1977-1979. ;

Supply problems can be measured by the spread between controlled

and open market prices. Currently reported prices for key building
materials are given in Table 6-1. For example, cement, for which : s
the government price is about half the open market price, appears to be ,
in comparatively shorter supply than does steel, for which opeh market " Z
prices were often reported to be barely above the official prices. While |
comparisons of the spread between official and black market prices is
bound to be somewhat tenuous, it does appear that key materials'aré in
comparatively more abundant supply now than has been the case in the

recént éast. Table 6-2 indicates estimated official,‘world»

black market, and maximum spot market prices of key materials during
1976-78 as réported by Wheaton (1981). Comparison of Wheaton's figures

for cement suggest that the ratio of black market to official prices has
been reduced from roughly 2.5 to one in 1976-78 to 2 to oheiat present}for
steel (re-bar), black market to official prices from about 1.3 to one to
nearer 1.1 (or less) to one.1 While these results should be viewed
cauﬁiously, there was ample evidence in inferviews with materials suppliers

that materials.availability has improved within the past several years.

}While the range of black market prices given by interviewees
extended to LE 400 per ton for re-bars, most estimates were in the LE
325 to LE 350 range; thus- the .LE 400 price is likely to more nearly
approximate Wheaton's "highest spot market price."
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Table g.1

Materials Used in Informal Hbusing Cohstruction

MATERIAL R USE I 'SOURCE ~PRricE

*  Mud Brick = Brick form) _ ... local brickmaker, fields LE 15/1,000
(nnfired) nonformed’ ) » canal banks, etc. , '
#* Red Brick  Whole new ) walls,  Brick distributor and LE 30-65/
(fired) = and used ) foundation salvage from bldg. sites - 1,000
Cement Concrete mix for founda- Government and market About LE‘70/
: tions, beams and pillars v ton--open
About LE 35
government
LE 45 govern-
ment/white
-cement
**%* - Stone | Foundations, walls Quarry or building site Variable
Gypsum Interior and exterior Government and market LE 100/ton--
& Mastic wall coating ' ‘open market
LE 20/t°n"f
~government
*kkkk  Steel re- ’Stfuctural reinforce- Government and market LE 325-400/
inforcing ment o L . ton--open
rods ' . : : '
(re-bars) e ' ' LE 310-330/
B : ton--government
Wood . poors, window frames & - Market Variable by
' ' shutters (assembled or , size & type
not assembled) ' o :
Glass ’ Windows, doors -  Market : LE 2 1/2/m2
Eastern : o ~ Regular market LE 14.50
toilet :
Western Regular market LE 15

toilet



Table 6=1 (cont'd)

Materials Used in Informal Hodsing Construction

MATERTAL UsE  source
Water closet B ' »Regulaf market
for toilets | -

Sink , ‘ | .‘ ‘ Regular market
Tiles -. . - _ : oo Regular market

* Used priwarily in urban periphery areas and around villages.
** prices much higher for smaller quantities.

*** when used for walls--usually in areas near quarry.

***% Variation in price reflects different diameters.

Source: ., In-depth interviews, 1981.
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PRICE

LE 45

LE 9-11

LE 4.50/44



Material

 Cement
Sfeel
" Wood

Glass

Table 6-2

Alternative Material Prices 1-976-19781

Official World ' Average - v Highest
Price Price Black Market Spot Market
18 LE/ton 34 | 45 90
150 LE/ton - 180 190 “ 220
120 LE/m> 140 180 210
0.85/m> . 1.6 2.0 3.0

1SOurce: William C. Wheaton, "Housing Policies and Urban Markets'

in Developing Countries: The Egyptian Experience,"
Journal of Urban Economics, Vol. 9, 1981, p. 246.




Déséite thesé improvements it is”apparént that shortages continue
to exist periodically, raising the cost of construction partiéularly for .
informal housing.b Moreover, to the extent that official prices for key
maﬁerials continue to be lower than world prices, it is likely that demand
for "official" materials is artificially increased--reducing supply and
raising prices to the informal sector.

Despite the existence of occasional shortages in key building
materials, effects of shortages are sometimes mitigated by varying mixes
of construction materials. For example, cement and re-bars are marginal
substitutes for each other; when the price of one rises relative to the
other, the second tends to be substituted for the first.

Tﬁete is particular government concern with the use of topsoil
to make biicks, yet bricks are readily available and few are made with
other materials. Members of the study team visited a small brick works
near Beni Suef, beside é canal and surrounded by arable land. These
sun-dried mud-bricks were sold for LE 15 per 1,000, and baked bricks for
1E 30vper 1000. Trucks and carts came from the town to collect the
bricks. _Five men and a number of children produced about 2,000 bricks
per day; There is resistance from suppliers to using other types of
bricks which are being produced legally. For example, an architectural
contractor in Ezbaten -Nakhl claimed that gypsum bricks are not durable,
and that shale bricks are too heavy to be conveniently handled.

' The quality of some of the less important foreign imports is

often higher. Glass from Belgium, Switzerland and Britain and paint

from China, Germany and Ozechoslovakia tend to be of higher quality.b
Impoited re-bars are of better quality: the length is stable, sections are
exactly round, the outside surface is smooth, and they are stronger and more
malleable. Howeﬁer, Egyptian cement is reported to be superior to imports
from China, Japan, India and séain.

Most of the distributors interviewed who serviced the informal
sector operated on a very smali scale. A typical cement dealer in
Esbat en-Nakhl sold less than 10 tons of cement per monfh. As with
all imported commodities, the price is regulated such thqt‘he cannot

achieve any price advantage over his competitors. His profit margin is
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allegedly'é perceot; He does nottstockpile materials.beoause he has
neither the space nor the financial capacity. Another small distributor
iJlBulaq ad-Dakrur Obtains cement from owners. and contractors-who haVe

excess cement obtalned at sub51dlzed prices for formal ‘sector construction.
'Hls profit margin is obv1ously unregulated

» A contractor in Mit Ogba indicated that while most dlstrlbutors

of a particular commodlty charge_roughly the same prlce, there is considerable

variation in quality.

Labor

~ Labor for the simpler housing is readily available. It is
recruited from cafes and other gathering places, sometimes directly by -
-the contractor, sometimes by his foreman (H.5, J.1). Few contractors V
have 1arge permanent labor forces, the smaller ones have none at all.
A typlcal small contractor has a core team that he uses on a part—tlme
baSlS, whenever there is work. However, there were some cases of much
1arger informal sector operatlons, 1ncludlng a land developer who clalmed
to employ 150 constructlon laborers.

» The quality of labor is generally adequate for lower quallty
. housing. Many do complain of a lack of skilled trade labor. One
carpenter said he frequently turned down work because he could not get
adequately skilled labor. As has been well aocumented, skilled tradesmen
can'easilyvbe tempted to go to other Arab countries (J.2). ' | »

Some‘steps are being taken to improve the supply of skilled
f1abor. . The headmaeter of the Dar as-Salaam Technical School for Building
and Construction said that his school was one of the firstof its kind
in Egypt. -It'emphasized practical studies, some lasting 3 to 5 months, others
- many years. He complained of a lack of suitable teachers (D.8). Many
students went to other Arab'countries when they qualified, returning
after a few years to starttbusinesses. He hoped_to expand the school
. to 1,500 students. ' ‘ ' ' .
Many cases were reported of the same. contractors and laborers

working in both the formal and informal sector, and charging somewhat
lower rates in the latter (G.3). ' This is particularly true when doing

work for frlends and relatlves, as is often the case in informal sector

95



work. 'Withiﬁ'the;informal'sector, the ranges of rates are given in

Table 6-3. Supervisors are often paid by the month--about LE 250.

" Laborers may also be paid on square meters >f output. The rates for Beni

Suef are about LE 1 per day less.
According to one contractor "Ninety-nine percent do not have
social security." The employee is supposed to pay 8 percent and his

émployer 15 percent.

Construction

A dwelling unit or structure is defined as informal when it is

. constructed without a buildihg permit being obtained and/or when building

-

codes are not followed. An informal structure may be designed and
constructed by the individual owner and laborers hired by him, by
laborers and a site'manager»contracted by the owner, or by a contractor
who takes fespons;bility_for the entire construction process. The
services gf a professional may be used, usually in the case of larger

buildings requiring structural design, or not used at all, as tends to

be the case for buildings under 3 stories. Materials for construction

of informal units and structures are obtained from the regular and black

markets at competitive priées."Five major types of informal dwellings

have been identified in the study areas and are presented in Table 6.4.

Dwelling Characteriétics

Most dwelling units are permanent structures built on land owned
by the real property owner. The exceptions are Types

A(l) and E. :
~Most Type A and B dwellings (one or two stories) are owner occupied,

uséd almost exclusively for residential purposes, and were built by the
owner and his family or the owner and hired labor. A small number of
dwellings'afe under construction by laborers and a site manager. Con-
stiuction responéibility is dependent upon the dwelling owner's free time
and availabilitj of funds. These housing types are usually built by

low to lower middle income groups primarily to meet immediate shelter

needs rather than as investment in rental units, although the latter case
. A\

N
3
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Table 6-3

Labor Rates in the Informal Sector (1981)

(LE/day)

Reinforced concre£é<cérpenter
Reinforced concrete b1acksmith
Reinforced concrete laborer
Plasterer
- Bricklayer

Tiler .(walls)
| Tiler'(flooré)
General laborer
Painter
Plumber

Electrician

Source:  In-depth interviews, 1981.
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LE/Day

3-7
2-6
1-6

8
5-12

15
10
3-4

3-4
10-20
6-10



Type Category

Table 6-4

Tyres of Informal Housing--Case Study Areas

OCCUPANCY

INVESTMENT PURPOSE

15.b Formal Residential/Commercial Building
15.c Formal Industrial or Commercial Building

i

(16) additional floors containing one or more units (not permitted by building code) in formal buildings.

DWELLING TYPE OWNER PRESENT LAND OWNED DWELLING | BUILDER OF DWELLING
& OCCUPYING BY DWELLING USE
ONE OR MORE OWNER .
NITS
2| DWELLING U @ . . § _g 3,-4 a o
g ¢ waled | 0§ | oy [§55(583
21 elss | 5| 45 [38f|i4s
S| E 5154 | 5 | 32 |ggglise
gls ER § | B& [82d|3k¢
(h 1 story X single family X Res. b3 X
(2» 1 story x multi-family X Res. X X
A
1 (3) 1 story X single family X X Res. X X X
(4) 1 StOI'Y X multi-family X X Res, X X X
5y 2 stories X single family X X Res. X X X
B ; ——
6) 2 stories X multi-family X X Res. X X X
(n 3 to 5 x multi-family X % Res. X % X
stories
& 3 to 5 X multi-family X Res. X X
C ¢ stories
9 3 to S X multi-family X X Res. & X X X X X
St 3]:1. es . Commer.
(10) 3 to § X multi-family X Res. & X X X X
stories Conmer.
11y 5 stories X multi-storey X X Res. X X X
‘and more
(12) 5 stories X multi~Family X Res. X X
D and more
{13) 5 stories X multi-family X X Res. & X X X X
an d more Commer.
(14y 5 gtories X multi-family X Res. & X X X
3 Y Commer.
OTHER TYPES OF INFORMAL DWELLING UNITS: .
(15) single or multiple room additions (permitted by building code) to existing
E * 15.a Formal Residential Building

=




does exist. Housing designs are basically urban adaptations of rural
types and are found in the older sections and peripheral (agricultural)
areas, along canals (particularly A(1l)), and along narrow side streets.

The Type C dwellings (3 to 5 stories) are owner occupled when

used to provide shelter for the nuclear and extended family but not

necessarlly owner occupied when used as a residential or residential/

commercial rental property. The most common usage of this building typgy

is c(9) because many working class people consider a dwelling which

provides them with shelter and steady rental income as a sound investment

with tangible returns. Of the owners interviewed in Shubra al-Kheima,

many were older residents who had accumulated capital through working

as'indﬁstrial laborers and had phased the cohstruction of their homes

over a ten to fifteen year period. Many of the residents interviewed

in all study areas had accumulated capital through working abroad in the Persian.

Gulf States and were constructing over a period of months or only a

few years. Individuals with enough capital to invest in a rental property

will sometimes build a Type C(10) dwelling. | |
Many of the older Type C dwellings are actually Type Aand B

dwellings which have been upgraded and vertically extended. Owners

often design building components and take part in the phased‘construétion

of Type C dwellings. Type C dwellings are located in most sections of

the study areas and are not confined to méjor arterials or wider streets,

although thére is a higher incidence of C(9) and C(10) type on major

thoroughfares or on busy side streets because of the commercial potential

of these locations. In older traditional sections, A and B types are being
\}

upgraded to C types and in recehtly developed areas this type is becoming
predominant because of the constriction in the land market, rising land
prices, and the prospect of higher rental incomes.

Type D dwellings (5 story and higher) include units which are

used as residential rental or condominium units; two of the four sub-
types include units which are rented or sold for commercial use. They
may 6r-may not be owner occupied. Since this dwelling type requires a
,rathér substantia1 capital investment, it may usually be financed by

persons who are primarily entrepeneurs, a group of investors profiting
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well from the informal housing market.‘ Construction of this type is
undertaken by e contractor employing both skilled and unskilled labor

and utilizing_professionals-to meet more complex engineering requirements.
Often undistinguishabie from formally constructed buildingé, type D
structures are 51tuated on main arterials or in areas adjacent to them.
They are usually mlddle- and middle-upper income areas.

Type E dwelling units (room and floor additions) provide shelter

for a variety of income groups and their construction is usually contingent
upon the permission of the owner of the dwelling or structure to which
these additions are made. Sub-types 15(a) and 15(b) may include a
penthouse built on the upper floor of a formal building, a shack built

- on the upper floor of a dilapidated formal or informal building, etc.
Sub-type 15(c) may consist of a two-room appendage to a factory or
department store which is 1nhab1ted by an employee of that establishment.
Sub-type 16 may include an addition of one or more floors on the top of

a medium—rise apartment building or the inclusion of three additional
floors in a newly-constructed formal residential/commercial building.

Type A and B dwellings are the predominant type found in most
areas (ES Parsons 1980, p.2-14/CAPMAS, 1976). A substantial number of
people said they began to upgrade and vertically extend these types
in the early and mid-1970s when demand for apartments increased dramatically.
It was the popularity and economic viability of the A and B type dwellings
that resulted in extensive horizontal expansion of informal areas in
the 1970s. Although the trend of building Type A and B dwellings continues
both in Cairo and Beni Suef, rising land costs, the increased and steady
demand for rental units will almost certainly lead to a higher pfoportion
of the informal housing stock being comprised of Types C, D and E.

Site observations and the scanning and occupant surveys confirm this :

a subetentiai number of A and B dwellings are being vertically extended
and upgraded and most new buildings being constructed are intended to be
higher than 2 and 3 stories.

Landowners frequently hold the land for some time before they
wish or aré able to build..‘Twenty five percent of Cairo owners had

held»their‘land for five of more years before developing it; the median
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length of time before development in Cairo was about 2 years. 1In Beni
Suef, holding periods before development were shorter--a median of one
year with half of all builders on vacant land having held land for from
6 to 36 months before developing it.

The owner of the land usually hires a contractor to construct
his property, aithough all the contractors contacted had built their
own homes on their own land and some had been subdividers. Owners
often bought the materials but only infrequently provided any labor.
For example, among Cairo owners that built on vacant land only 7 and 11
percent fespectively of formal and informal owners said thét either they
or relatives actually carried out construction. Among formal owners;'
contractors geﬁerally carried out the work (76 percent of cases) although
- sometimes work was done by gangs of workmen supervised bykthe owner
(17 percent of cases). BAmong informal owners, this latter method was
most prévalent (45 percent of cases) with oﬁly slightly fewer owners
(40 percent) reporting that a contractor actually carried out construction.
These figures suggest that there is at present only a limited role for |
self—heip in construction activities.

The services of an architect or an engineer are required to obtain
a building permit in the formal sector. Hardly a single contractor or
owner employed an architect to design an informally constructed house.
In 47 percent of Cairo informal household cases the building contractor
did ﬁhe design; in 31 percent of cases the household head did the design. -
In Beni Suef, owners themselves and contractors together designed 67
percent of informal houses, the remainder being done by friends and
relatives and architects or engineers.

Informal contractors tend to use cheaper labor--a semi-skilled
man to do a_skilled man's job. There are savings to be made on materials
too. As one contractor said: "If prices go up, I decrease the amount
of expensive materials. I like turnkey projects. I make more profit
using fewer re-bars, less cement, and poorer bricks." Another gave more
detail: "I use fewer than the required 4 iron bars per sQuare meter of
cross section; put in stirrups every 40 cm. instead of every 25 ¢m." One

claimed he could cheat an owner even if the owner bought the materials.
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The luxurious buiidings were alleged to have a lower labor proportion

(16 percent) than pqpular-units (15 perceht) with a significantly larger
portion of better housing cost being devoted to interior finishing
f(cabinéﬁry,;wall and floor finishing materials, plumbing, and electrical
fittings). Total costs are about the same in Cairo and Beni Suef. Labor
is slightly cheaper in Beni Suef, but materials slightly more expensive.

- One Cairo-wide general contractor costed out a popular dwelling

unit of So:sq.m.:

o 1E
' ' 8,000 bricks (4 truckloads) 320
Bricklaying . 80

© Cement - - A 86
9m3 concrete | 500
Carpentry of doors, windows 300
Painting and plastering 250
Plumbing - - 200
Floors and tiles 200
Electrical fittings ' _50
Total 1,986

These cost figures may be compared to those of public and
‘cooperative housing. The least expensive public sector units currently
under construction in Cairo are at Birket at LE 3,000 to LE 4.500
(these costs are exclusive of land costs since Governorate land, which is
aSSumea to be free, is being used). Cooperative housing tends to range from .
LE S,OOO ;o LE 10,000, attracting government subsidies for interest on loans

for the 100 sg.m. units at the lower end of that range.

Finance

Formal financial institutions in Egypt have a limited reach.
Despite overall economic growth, as measured by real household incomes,
household savings, asset formation and activities of the general banking
systemQ-all of which register increases, the level of formal, home mortgage
funds has remained stagnant. In 1977 and 1979, the primary source of funds
for homeimértgage lending institutions in Egypt continued to be Central
Bank allocations‘(Pratt Associates l979, PADCO 1981). 1In other words, the

housing finance institutions were unable to mobilize household savings.
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Respondents differed as to the relative quelity of formal and informal
housing; Formal sector part1c1pants ‘believed 1nformal housing to be
at a far lower standard because of the lack of archltect/englneerlng
profe551ona1 1nput‘and,use of untrained labor. However, the lack of
formal sector‘housing at comparable eonstrﬁction costs makes such
comparlsons almost meanlngless, and in fact, team members cbserved very
poor quality formal sector buildings. One general contractor, a
former teacher in a technical school, said fInformal buildings are
overdesigned by 50 percent in every aspect—-if there is no engineér
~on the job." A Mit Ogba contractor asserted: "More formal-bnildings
v collapse than 1nformal. | e 2

A Dar as-Salaam contractor adv1sed ‘that in terms of quality
there is no useful dlstlnctlonpbetween 1nforma1 and formal bulldlngs:
"The only meaningful distinction is between 'popular' and 'luxurious'
housing.” | |

The rate at which bulldlngs are constructed depends upon the
availablllty of the owner's funds. Interviewers frequently heard of .
a construction rate of i to .2 months pervfloor for popular housing.
One 5 story building had been erected in 6 months although another in
the same érea took 18 months. The availability of materials‘end labor
per se appeared to have only e modest impact on the rate of construction.

‘Perceptions of problems.encountered during construction differed
preaictably between formal and informal owners. Among the former, the |
major problems were "shortage of building materials" (24 percent),
"shortage of skilled labor" (10 percent), and "being hassled by authorltles
(8 percent). Among the latter, major prdblems were "shortage of building
materials" (42 percent), "shortage of money" (17 percent), and "gettlng o
water to the site" (11 percent).

Overall building costs were generally discussed by 1nterv1ewees

in temms of three categorles, costs for which were estimated to range as

follows:
ILE/sqg.m.
Popular - v 30-50
Average .. - 60-70
Luxurious ' _ 80-100
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'Many'obtaih seed capital by selling inherited land or by spending
. a period of time in qthe: Arab countries earning up to 10 times their
Egyptian salaries. One owner managed to save LE 10,000 in 5 years in
Saudi Arabia. Almost half the contractors and subcontractors began in
the same way with less spectacular.savings. . v

‘ Sometimes the landowner supplies credit to purchasers. Bulag
d—Dakrur and Ezbat ‘en-Nakhl respondents reported land sold on the basis
of a 30 to 50 percent down payment with 2 to 4 years to repay the loan,
and 12 percent interest. ,

Owners tend to give contractors between 20 and 30'percentv
advances, with additional paYments as floors are completed. Contractors
similarly give advances to subcontractors, one plumber reporting that
50 éercent downpayments were common. ,

In Kafr el-Gabal there were three types of sales throughout the
supply process: "be'ia beda" (literally, white cash), "be'ia balga"”

(half cash), End "be'ia soda"™ (all credit). Interest for this informai
credit was S pe.rceni:.-l '

Although there were few complaints concerning a lack of finanee,
it is clear that the rate at which it was available, usually on a windfall
er frahsitory basis, determined the rate of land development and con- '

struction. This is discussed at greater length in Chapter 8.

Marketing

Throughout' the supply side of the informal seetor, marketing is
by family‘connection apd other,personal contact. Only one participant
interviewed, a subdivider, used newspaper advertisements.

The Kafr el-Gabal community study (see Appendix 3) describes the
roles of three local families and their control of the informal houeing
sector in the area. A major point of contact for these families was the
local soccer team; a member of one was the captain.

Other studies, confirmed by some of this study's in-depth inter-
views, indicate that informal settlements or parts of these settlements
afe dominated by people from a particular tribe, regipn or group of
villages; with many of the old networks and informal political and business

systems intact.

1Loans are available at 7 percent in the. AID supported Helwan Project,

with repayments at the rate of 25 percent of income. The loans are targeted
at people with an annual income of LE 900.



Several consequences follow from'this‘situation for'the:low and
moderate income groups. First, the relatlvely small amount of funds
available for mortgages from the central does not reach a
broad spectrum of households. Instead they are channeled to a few upper
income households. For the majority, formal sector housing finance is
not relevant. Second, mortgage.funds are made available to formal hOuSing;
To be eligible for credit, the housing must be in the 'formal' sector,
i.e. the household must have legal title to the land, use building permits
and 'formal' construction methods. Consequently, much of this . credlt
is prov1ded to cooperative housing, hotels, etc. Third, the income
distribution typlcal of a developing country such as Egypt is non-
'egalltarlan and 'tllts these mortgage funds to the upper income groups.
Thus, 68 percent of the mortgages that were executed in 1977 by the Credit
Foncier were for loans in excess of LE 10, 000 (Pratt Associates, 1979). '
This figure is well beyond the reach of most urban households--whose
median 1981 income was approximately one-tenth that level. (See Chapter
8 for a more extended analysis of income and “affdrdability“ of housiug);

_ Informal suppliers are faced with similar problems. . Of all
intervieued direct participants in the conssruction process only two
had ever dealt with a bank. A Nasr City subcontractor once borrowed
LE 5,000. He had to supply his academic record, sooial record, and
a resume of past experience and provide some security. The interest
rate was 14 percent. A Dar as-Salaam electrical goods supplier said
that he occasonally dealt with banks. The banks will only extend credit
on the basis of registered land or buildings on registered land.

Even when suppliers might qualify for credit, they may not
apply. Some do not understand or trust finaucial institutions. Some
believe that formal institutions. are not flexible enough to respond to
the erratic income stream of informal suppliers, and are likely to
foreclose after the first late payment. Others are reluctant to get
involved with formal institutions because so many of the activities iu.
which they are involved (including tax evasion) are illegal, and thought
best to remain undocumented (M.7).

All of these factors restrict the ablllty of informal suppliers
to provide credit to homeowners, except on a short-term basis. Informal
homeowners and suppliers rely, instead méinly on their own savings,

often accumulated over short periods of time.
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