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ACRONYMS

CAPMAS
EGP
ESA
GDUPD
GOPP
HBRC
IDA
MoJ
MSAD
NUCA
REPD
RTA
TDA
USD

Central Agency for Public Mobilisation and Statistics
Egyprian pound

Egyptian Survey Authority

General Department for Urban Planning and Development (at cach governorate)
General Organisation for Physical Planning

Housing and Building National Research Centre
Industrial Development Authority

Ministry of Justice

Ministry of State for Administrative Development
New Urban Communities Auchority

Real Estate Publicity Department

Real Estate Taxation Administration

Tourism Developmcnt Authority

US dollar
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INTRODUCTION

As part of the project on “Participatory Review of Egyptian Planning and Related Urban Development Legislation to Support Sustainable
Urban Development” the UN-Habitat Cairo office in collaboration with the Urban Legislation Unit of UN-Habitat has completed a
legislative map of the Egyptian instruments and institutions of relevance to a range of urban law issues. This report builds upon that work by
developing a Black Letter law and practice analysis of the arca of land management and planning law and with a specific reference to issues

around planned city extensions and new cities.

In general terms, the aim is to describe how land is secured for public infrastructure and how the essential elements of detailed level plans are
defined and implementedi This includes mandatory and Voluntary tools for accessing land, the hierarchy of plans required under national
and devolved law and administracive practice, the stipulated scale and required content of plans, how essential elements of planning are

implemented and analysis of the roles of relevant institutions.

The relationship between the different levels of plans in the hierarchy are considered, including the legal effect of each, and consideration is
also given to how plans at various levels can be modified. The implementation of the essential elements of plans, in particular for planned city

extensions, is an important element of the analysis.

Accordingly, this report includes seven sections, cach discussing one of the following issues: (i) jurisdictional boundaries; (ii) urban planning
framework; (iii) land acquisition; (iv) public space; v) plotting regulation; (vi) development rights and (vii) building code. Additionally,
Annex A offers further details using a legal assessment tool (provided by UN-Habitat and still under development and experimentation)

designed to assess de jure and de facto compliance with international good practices.
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JURISDICTIONAL BOUNDARIES

Before July 1952, Egypt was divided into five governorates and
14 provinces. Each governorate (muhafza) or province (mudirya)
was headed by a governor (muhﬂfz or mudir). The governor was
rcsponsiblc to the Minister of Interior but enforced the mandates of
all other ministers. The desert regions were excluded from the civil

administration and placcd under the control of the Ministry of War.

Governorates were subdivided into precincts (qz’;m, ])/ ﬂqmm), each
under a commissioner (mamur), who was rcsponsiblc for internal
security and policc matters only. Other local government matters
were centralized under the governorate (muhzgféﬂ). Meanwhile,
precincts were turther subdivided into localities (shizkha, /7[ shiakhar),

cach controllcd by a lC&dCl‘ (thfkh, P/ ”Yﬂfhég)/fkh)l.

Similarly, provinces were subdivided into districts (markaz, Pl
marakiz)?, sclf-contained administrative sub-units with their own
policc, each under a commissioner, who would control the headman
(oma]ﬂ) of each Villagc in his district and was rcsponsiblc for the

gcncral local government of his district.

After the 1952 revolution, Egypr bcgan a phasc of decentralization.
In 1960, Egypt witnessed the creation of the first comprchcnsivc
system of local administration through a decree law (124/1960)
promulgatcd in that year. It was a three tier-system including the

governorate (mu/mfzg ), the city (madina) and the Villagc (qﬂ@/ﬂ).

In conformity of the law, the Presidential Decree 1755/1960 divided
the country into 21 governorates and spcciﬁcd their boundaries. The

Decree also listed the cities and villagcs in cach governorate.

Under Article 161 of the 1971 Constitution, the Arab Republic
of Egypt was divided into legally—recognizcd administrative units.
These were the governorates, cities and villagcs. Moreover, the

provision stated that ‘other administrative units may be created with

lcgal pcrsonality if this is rcquircd by the public interest. Following
the adoption of the 1971 Constitution, the Decree Law 57/1971
was issued, replacing the Decree Law 124/1960 and allowing
the creation of regions consisting of cconomically intcgratcd
governorates as well as the division of major cities into quarters

(Article 2).

In 1975, the legislature passed a new local government law: Law
52/1975. This cxplicitly states in Article 1 thac local government
units include governorates, districts (markaz, /7[ marakiz), cities,
quarters (hay, pl. ahyai) and villages, cach having its own legal
pcrsonality. Article 5 of the Law makes mention of ‘economic
regions. Under Law 52/1975, the Presidential Decree 495/1977

divided the country into eight economic regions:

1. Cairo Region: havingas capital the city of Cairo and including

the governorates of Cairo, Giza [and Qalyubial.

2. Alexandria Region: having as capital the city of Alexandria

and including the governorates of Alexandria and Beheira.

3. Delta Region: having7 as capital the city of Tantaand including
the governorates of Monufia, Gharbia, Kafr el-Sheikh, Damietta

and Dakahlia.

4. Suez Canal Region: having as capital the city of Ismailia and
including the governorates of Sinai, Port Said, Ismailia, Suez and

tl’lC northcrn part Ol"tllC RCd SCQ. govcrnoratc unto thC cnd Ol:tllC

Gulf of Suez.

S. Matruh Region: having as capital the city of Matruh and

including the governorate of Matruh.

""This system of leaders (mashayckh) was abolished by Decree Law 16/1963. However, the locality (shiakha) remains the smallest urban administrative unit for which the Central Agency for Public Mobilization and Statistics
(CAPMAS) collects and publishes census and other dara.
: Spatially, districts (marakiz) may be roughly cquivalcnt to city regions.



6. Northern Upper Egypt Region: having as capital the city
of Minya and including the governorates of Beni Suef, Minya,

Fayoum and part of the northern Red Sea governorate.

7. Assiut Region: having as capital the city of Assiuc
and including the governorates of Assiut and New Valley (al-Widi
Radid).

8. Southern Upper Egypt Region: having as capital the
city of Aswan and including> the governorates of Sohag, Qcna,

Aswan and the southern part of the Red Sea governorate.

A chycars later, Law 52/1975 was revised and rcplaccd by the Local
Administration Law promulgated by the Decree Law 43/1979.
Despite later amendments, Decree Law 43/1979 is still the current

lcgal basis of the local administration system in Egypt.

The current Local Administration Law (Decree Law 43/1979)
retains the same multi-level local administrative structure stipulatcd
by its precursor. Article 1 of the Law (as amended by Law 50/1981)
stipulatcs the lcgal instruments to create the administrative units, to
st their boundaries, to clmngc their names or to abolish any ofthem,

as l:OllOVVS:

(a) Governorates: By a decrec of the President of the
chublici The jurisdiction of the governorate may be one

city.

(b) Districts, cities and quarters: Byadecision of the Prime
Minister after the approval of the Local Pcoplc’s Council of

tllC govcrnoratc.

(c) Villages: By a decision of the Governor, at the suggestion
of the Local Peoples Council of the competent districe
and after the approval of the Local Peoplc’s Council of the

gOVCI’I]OI’aKC.

The jurisdiction of the local unit of a village may include a group of
adjacent villages. The one-city governorate shall have the resources

and remits statcd for tl]C govcrnoratc Q.I]d tllC Clty.
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The district (markaz) or quarter (hay), as appropriate, shall assume
the remits of the local unit of the village, with regai‘d to villages that

do not fall wichin tlicjurisdiction of local rural units.”

This last paragrapl’i of Article 1 is creating some confusion as it
allows villagcs to be part ofa city, thus cxpanding the definition of
the city to include ncarby rural arcas. One cxamplc is Borg> cl-Arab
city, in the urban governorate of Alexandria, which comprises nine
villagcs: Baliig, Abu Sir, al-Zeraa al-Bahari, al—Guwayi'a, al-Sanafra, al-
Gherianyat, Hamlees, el-Nahda and Houd Sukkara w Abu Ahmed.

Article 7 of the Local Administration Law restates that the country
"is to be divided to economic regions, cach of them includes one
governorate or more, and cach shall have a capital, in the manner
for which a decree shall be issued l)y the President of the chublic.”
Accorcling to the decision of the Prime Minister 181/1986 issued
under this Law, the two regions of Alexandria and Matruh regions

wcerce mcrgcd to form ancw and CXP'&I]ClCd AlCXHI]ClI'l(l chion.

The administrative boundaries of a city are commonly referred o as
the cordon. This definition is included in Article 2 of the Building
Law (Law 119/2008). Article 80 of the Executive Regulations of the
[annulled] Urban Planning Law (Law 3/1982) provided a slightdly
different definition. It defines the cordon as “the administrative
boundarics [of a territory] controlled by the competent local

council, thus allowing the term to be used for cities and villagcs.

There are two other important definitions included in the same
Article 2 of the Building Law. The first one is the definition of the
zimam [ofa villagc] as the area of cultivated and uncultivated land of
the Villagc, including the built—up area and sui'rounding or crossing
water bodies and roads.” The gimam was also defined in Article 1

of Law 143/1981 on Desert Land as “the bounds of land which has
been survcycd in derail, rcgistcrcd in the cadastre and in the real
estate tax register (al-mukalafa), and was subjcct to real estate tax
on agricultural land.” This article further states that, for the desert
govcrnoratcss, the cordon (administrative boundaries) of a city or
a villagc and uptoa distance of two kilometres shall be considered

as gimam.

3The decision of the Prime Minister 203/1982 names the desert governorates (a.l\’.a. frontier govcmomtcs): Matruh, Red Sea, New v;illc)', North Sinai and South Sinai.

Despite later
amendments,
Decree Law
43/1979 is still
the current legal
basis of the local
administration
system in Egypt.
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However, this Law (as well as others) is silent about the relation
between the ziman of a villagc and its administrative boundaries in
other non-desert gOVernorates. Practically, in some non-desert delta
governorates, the zimam ofa villagc and itsadministrative boundaries

coincide but this is not the case for other non-desert governorates.

Linguistically, the word zimam means the totality of agricultural
land cxploitcd by the villagc*/. Historically, the term is connotated
with the tax on agricultural land (daril)ct al—atyan) and the cadastral
survey (fak al-zimam) rcquircd to impose it. The word has become
popular after the enacement of the unified tax system for agricultural
land by the Khedivial decree (decreto) on 10 May 1899. Based
on this bacl{ground, the creation or alteration of the fiscal zimam
of any villagc is a joint process berween the Real Estate Taxation
Administration (RTA, or maslahac al—daraycl) al—aqarcya) and
Egyptian Survey Authority (ESA, or hayac al-misaha).

After the approval of the ESA, the RTA issues a decision to create/
alter the zimam. Subsequenty, the ESA issues a decision to create/
alter the zimam in its maps and books. One example is the RTA's
fiscal decision 26/1982 (on 13 October 1982) to establish an
independent fiscal zimam for the village of al-Bariya, Kafr cl-Sheikh
district (currently al-Riyad district), Kafr El-Sheikh governorate
based on the approval of the ESA. Following the RTAS fiscal
decision, the ESAs decision 25/1982 was issued (on 2 November

1982) to implemcnt the changcs onmaps and books.

The second important definition included in Article 2 of the
Building Law (Law 119/2008) is the one provided for urban growth

l)OLll’ld(lI'lCS (al—hayz al—(umrani) : mtllC arca de(lI'CkltC(l in thC approvcd

gcncral stratcgic plan Ol: City or Villagc for urban dCVClOPant

PU[POSCS according to clcar coordinatcs ancl landlnarks.”

The Building Law is silent about the relation between the cordon
ofa city and the urban growth boundaries; whether thcy ovcrlap or
not and whether the the urban growth boundaries introduced by
the approvcd gcncral strategic plan may entail the amendment of
the city’s cordon or not. Yet, historically, Article 80 of the Executive
Regulations of the [annulled] Urban Planning Law (Law 3/1982)
defined the urban growth boundaries as “the area to be planncd by
the local unit, whether this area is located within the city’s cordon or
extends bcyond it The article also requires the competent council
to define this arca prior to initiating the planning> process and after
agreement with the local units affected by the increase of the city’s

cordon.

Since the mid 1970s, the successive establishment of new towns has
created a quasi-parallel and independent system. The firse new town
venture began in 1977 with a decree by President Sadat to establish
the new town of Tenth of Ramadan. Between 1978 and 1979,
four more new towns were created: Fifteench of May, Sada, Sixth
of October and New Borg cl-Arab (by the Presidential Decrees
119/1978, 123/1978, 504/1979 and 506/1979 respectively). The
lcgislativc and institutional framework for the new towns was
formalizedin 1979 with the promulgation of the New Communities

Law (Law 59 0f 1979).

Table 1.1 below shows the number of administrative divisions and

new urban communities in Egypts governorates as of June 2014.

* Arabic Language Academy (Majma al-Lughah al“Arabiyyah), Al-Mujam al-Wiasit, fourth edition, 2004, p. 401
> Article 50 of the New Communities Law (Law 59 of 1979) stipulates that, once developed, new towns are to revere to standard local administration status under the relevant governorates. This has never taken place, alchough
an indcpcndcnt local administration unit was established for the Sadat City in 1992 and another for the Fifteenth ol'May City in2001.
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Table 1.1 Administrative divisions and new urban communities in Egypt’s governorates as of June 2014

No. of No. of
quarters

(ahya’a)

No. of
villages

No. of
localities
(shiakhat)

No. of No. of
districts cities
(marakiz)

SN | Governorate New urban Uncategorised

communities | units

precincts
(agsam)

I. Urban governorates

1 Cairo 46 - 1 341 - 35 4 - -
2 Alexandria 17 — 2 137 9 8 2 4

3 Portsaid 11 - 2 22 - 6 - 2

4 Suez 5 = 3 16 - 5 1 - 1
Subtotal 79 8 516 9 54 7 6 3
II. Lower Egypt governorates

5 Damictta 4 5 10 5 85 - 1 - 1
6 Dakahlia 5 17 19 21 487 2 - - -
7 Sharqia 8 15 17 18 501 2 2 - -
8 Qalyubia 9 7 10 10 197 2 1 1 -
9 Kafr El-Sheikh 4 10 13 11 223 2 - 3 =
10 Gharbia 5 8 8 38 322 4 - - -
11 Monufia 3 9 9 6 315 2 1 - -
12 Beheira 3 15 15 5 497 - 1 60 =
13 [smailia 4 6 7 10 38 3 - 11 -
Subtotal 45 92 108 124 2665 17 6 75 1
II1. Upper Egypt governorates

14 Giza 14 8 13 68 167 7 2 1 =
15 Beni Suef 2 7 7 10 222 = 1 3 -
16 Fayoum 1 6 6 6 163 - 1 - -
17 Minya 5 10 9 17 361 - 1 - -
18 Assiut 3 11 11 24 235 2 1 - -
19 Sohag 5 12 11 8 270 3 2 - -
20 Qena 1 9 9 5 152 - 1 - -
21 Aswan 2 6 10 18 124 - 2 21 -
22 Luxor 1 5 7 4 56 - 1 - -

Subtotal 34 74 83 160 1750 12 12 25 =
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IV. Frontier governorates

23 Red Sea

24 New Valley
25 Matruh

26 North Sinai
27 South Sinai
Subtotal

8 - 7 10
1 4 5 s
9 - 8 -

1 - 6 1
8 - 9 -

37

Article 8 of the New Communities Law (Law 59 of 1979) stipulates
thata distance of land not cxcccding five kilometres around the new
urban community from all sides — as determined by the New Urban
Communities Authority (NUCA) - shall be carmarked. Except
with the approval of NUCA, the disposition of such land by any
means shall not be allowed; nor shall it be allowed the exploitation,
utilization or subdivision thercof; nor shall it allowed the erection
of any structures, projects or buildings thereon. Also, a distance of
100 metres of land on the two sides and all along the public roads
conducting to the new urban communities shall be carmarked and

is subjcct to the same restrictions as providcd in the previous clause.

According to Article 9 of the Law, a decision shall be issued by
the Prime Minister, after the approvai of the Cabinet, to allocate
gratis the State-owned land selected for the establishment of a new

community and roads conducting thcrcto, as WC“ as thC land reserve

128
56
85
13

_ 1 _ _
- 1 17 =
= 159 -

273 =

4 35 11 293 2 2 455 —

around. The decision shall bind all ministries, agencics, authorities
and bodies concerned with State property, of all types. Such land
shall be considered as land for building and for other purposes for

which the new community shall be established.

The above article was amended by Arricle 2 of Law 7 of 1991. The
Article stipulatcs that the President of the chublic shall issuc as
appropriate - afterthe approval of the Council of Ministers and upon
the presentation of the competent minister - a decree designating
the areas covered by the plan for land reclamation projects, or the
areas to establish new urban communities or the rourist areas. The
New Urban Communities Authority shall be responsible for the
management, cxploitation and disposition of land allocated for
the purposes of cstablishing new urban communities. Table B.1 in
Annex B shows the changes in the legal instruments establishing

new towns over thc years.
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....there was dire
need to harmonise
and streamline the
multiplicity of laws
and regulations
governing the use,
subdivision and
development of
land.

URBAN PLANNING FRAMEWORK

Although Law 3/1982 on Urban Planning was considered by many
as a new stage in the planning ficld, the Law had many weaknesses
and the central planning authority (the General Organisation for
Physical Planning or GOPP) felt the need to revise it. Following the
appointment of a reformist cabinet in July 2004, the GOPP, with the
support of UN-Habitat, embarked on a country-wide programme to

revise its urban planning process and enact a new urban planning law.
ban planning p d ban planning|

Also, there was dire need to harmonise and streamline the
inultiplicity of laws and rcgulations govcrning the use, subdivision
and cicvclopmcnt of land. The [Unified] Building Law (Law
119/2008) came as an attempt to meet all those needs. The Law
is made up of four parts: (i) urban planning and dcvclopmcnt;
(ii) urban liarmony; (iii) rcgulation of building works and (iv)
maintenance of real properties. Thus, the Law combines planning,
subdivision and building rcgulations and providcs new frameworks

for urban harmony and building maintenance.

The Building Law contains, in its firsc part, a number of innovations
concerning urban planning and urban standards. In particular,
the Law scts up a Supreme Council for Urban Planning and
Development under the Prime Minister with membership from
all concerned ministries and authorities in addition to a number of

urban CXPCITS.

It also calls for clianging the tools of urban planning from the
traditional master plans and structure plans which were largely
physical land use plans, o stratcgic plans and action plans which will
incorporate socio-cconomic and environmental issues and which
willalso focus more onlocal economic dcvelopmcnt, environmental
management and on promoting public private partncrships and

stakeholder participation. ¢

The Law sets the framework for strategic urban planning under
GOPP and its regional centres (including the preparation of
guiclclincs and standardsand the monitoring ofurban growth) and sets
the modalities for participatory planning acthe local levels. In addition,

it sets opcrational proccdurcs for dcaling with slums, informal

settlements, downtown areas, industrial zones, and historic urban
areas. Moreover, the Law allows the imposition of betterment taxes for
urban improvements and allows the application of land rcadjustment

(or pooling) in spccial dcvclopmcnt zones on private land.

The following paragraplis describe the planning framework that
currently exists in Egypt. According to the Building Law (Law
119/2008), there are four main levels of urban planning in Egypt:

1. Nationalstratcgic
2. chional strategic
3. Governorate strategic

4. Local (strategic and detailed planning).

2.1 Strategic Planning

Article 2 of the Building Law defines the national strategic plan, the
rcgional strategic plan and the governorate strategic plan as well as

the strategic urban plan at the [local] level of a city ora villagc:

o The national strategic plan: ‘the plan that sets out the urban
dcvclopmcnt objcctivcs, policics and programs for the whole
territory of the chublic. It further indicates the national
projccts to be implcmcntcd, their phascs of implcmcntation,
and the role of each of the public and private agencies in such

implementationi"

o The rcgional strategic plan: ‘the plan that sets out the urban
devclopment objcctivcs, policies and programs for each
economic rcgion. It further indicates the rcgional projccts to be
implcmcntcd, their pliascs of implcmcntation, and the role of
cach of the public and private agencies in such implementation,

within the framework of the national stratcgic plan,“

« The governorate strategic plan: “the plan that sets out the
urban dcvclopmcnt objcctivcs, policics and programs for cach

govcrnoratc, within tl]C framcworl{ Ol: tllC plan l:OI’ tllC ngiOfl

¢ Adopting strategic and action plans is very close to the City Development Strategy (CDS) approach sponsored by the Cities Alliance.
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encompassing the governorate. Itfurtherindicates the projectsto
be implemcnted, their phascs of impicmentation, and the role of

cach of the public and private agencies in such implementation.”

o The general strategic pian ofa cityora village: ‘the pian ofthe city
orvillage tharidentifies the future needs for urban expansion, the
projects and plans of economic, social, environmental and urban
devclopmcnt needed to realize the sustainable dcveiopment at
the local level within the framework of the future vision of the
governorate pian that includes the city or the Viiiagc. It further
defines the urban area of the city or the viilage, uses of different
land, planning and building requirements within the urban arca,
impicmcntation programs, prioritics and mechanisms as well as

ti’lC source ofﬁnancc.”

According to Article 5 of the Building Law, the General
Organisation for Physical Planning (GOPP) is the agency in charge
of preparing the plans at the national, regional and governorate
levels. This mandate is stated again in Article 10: “The General
Organisation for Physicai Pl:mning shall prepare the strategic pians
for urban development at the national, regional and governorate

levels”

i)
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The whole country

7 regions

28 governorates

218 cities

4200 villages

As per Article 11, the regional centres of the GOPP are in charge
of preparing the gcncrai strategic pians for cities and viliagcs
by commissioning them to experts, consultants or specialized
engineering and consuiting bodies and ofhices, rcgistcrcd with
the GOPP. Articles 5 and 12 designate the GOPP as responsible
for reviewing and confirming general strategic plans for citics
and villages. The general strategic plan shall be approved by the
competent Miinister or his/her deiegatc after its presentation to
the competent local council. The decision approving the general
strategic plan shall be pubiishcd in the Government Gazetee (al-

Whagqaiaal-Masriya).

2.2 Detailed Planning

According to Article 2 of the Building Law, the detailed plan denotes
“the action pian of the plzmning and buiiding requirements and the
implementation programs of land use zones and infrastructure
in the approved gcncral strategic plan of the city or Viliagc‘ It shall
include all the intcgrated dcvclopment projects, in relation to
housing estates, land subdivisions or landscaping projects, proposed

in the gcncrai strategic pian.”

7 Ibrahim Hegazy, Strategic Environmental Assessment and Urban Planning System in Egype (PhD diss., University of Liverpool, 2010)
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Article 20 of the executive rcgulations lists the components of the

detailed plan as including the following:

. “Maps and reports of the detailed planningstudics of networks of
streets, transportation and public utilities and of the distribution
of services, green areas, public spaces, business centres, residential

areas, ctc.

. lmplcmcntation programs of liousing, utilitics, services,
transportation sectors, €tc. and their time schedule in order to

guarantee their integration and harmonious implcmcntation.

. Building and planning requirements of zones in accordance with

tl’lC gcneral strategic plan.”

Article 8 of the Law stipulatcs the establishment of a General
Department for Urban Planning and Development (GDUPD) ac
cach governorate. Witchin its remit, the Dcpartmcnt is in cliargc of
preparing the detailed plans “in accordance with the planning and
building requirements for the different land use zones as well as with
the programs and priorities of the intcgratcd dcvclopmcnt projects
in the approvcd gcncral strategic plan of the city or villagc, tl]rougla
experts, consultants, or spccialized engineering and consulting
bodies and offices rcgistcrcd with the General Organization for
Physical Planning (GOPP), under the supervision of the regional
centre of the GOPP for the governorate’s region - according to
the rules and the proccdurcs spccil‘icd in the exccutive rcgulations

hereof” Article 14 of the Law restates this rcsponsibility.

Article 21 of the Executive Regulations repeats also the provisions
of Articles 8 and 14 of the Law: “Upon the completion of the
general strategic plan ofa city or village and in light ofits outcomes
and prioritics, the General Dcpartmcnt for Urban Planning
and Development (GDUPD) shall prepare the detailed plans -
within a spccific time schedule - for the areas designated in the
general strategic plan, through experts, consultants, or consulting
engineering offices and bodies, rcgistcrcd with the General
Organisation for Physical Planning, in accordance with the
detailed plan terms of reference, and guidclincs (if any), prcparcd
in collaboration with the Regional Centre for Urban Planning and

Devclopment which IEpOITS to the Authority.

As rcgards the industrial or tourist arcas defined in the gcncral
strategic plan of the city or village, their detailed plans shall be
prepared by the Industrial Development Authority (IDA) or the
Tourism Development Authority (TDA), pursuant to the same

procedurcs followed in the preparation ofany detailed plan.”

Article 15 of the Law stipulatcs that the General Dcpartmcnts for
Urban Planning and Devclopment at the governorates shall prepare
the detailed plans for cities and villagcs and have them approvcd,
according to the provisions of the Law and its exccutive rcgulations,

within two years from the date of issuing the executive rcgulations

of the Law.

In the absence of master plans or before the approval of gcncral
strategic plans, the General Dcpartmcnt for Urban Plaianing and
Development (GDUPD) shall lay down temporary rules and
provisions for detailed plans to regulatc dcvelopmcnt within two
months of the issuance of the executive rcgulations of the Law.
The temporary rules and provisions shall be issued by a decision
of the competent Governor after their presentation at the Local
Pcoplc’s Council of the governorate and after coordination with the
competent bodies of the Ministry of Defense. The temporary rules
and provisions shall be in force until the preparation and approval of

detailed plans.

The General Deparement for Urban Planning and Development
(GDUPD) shall specify temporary building provisions  for
existing arcas thar lack such provisions; notably the building> lines
and hcights to meet the requirements of ligliting, ventilation,
urban and architectural character; the requisites of civil defence,
ﬁrcﬁghting, and state defence; and the environmental spcciﬁcations;
in accordance with the building densities spcciﬁcd in the executive
rcgulations of the Law. The overall laciglat of the l)uilding may not
exceed 1.5 the width of the street at a maximum of 36 metres. Such
temporary provisions shall apply until the preparation and approval

()fstratcgic and detailed plans.

Article 15 implies thar all che general strategic plans and detailed
plans for rouglily 230 cities and about 4400 villagcs had to be
prcparcd and approved by 6 April 2011 at the latest (as the executive
regulations were issued in 6 April 2009). A listing of detailed plans
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approved by various Governors during the pcriod 2009-2011, as
prescntcd in Table B.2, reveals that this target was quite ambitious

and even impractical.

Article 16 lists the areas for which detailed plans are usually needed:
(i) downtown; (ii) rcplanning arcas; (i) unplanncd arcas; (iv)
industrial arcas; (v) craft areas; (vi) cxpansion arcas and (vii) areas of
outstanding value. After the approval of the Local Peoples Council
of the governorate, a decision by the competent Governor shall
approve the derailed pians for these areas. The approvcd plan shall
be published in Government Gazertte (al-Waqaia al-Masriya) with
a copy being kepr, at the regional centre of GOPP The provisions
of Law 222/1955 on imposing betterment levy on real property
improved by causes for which the public is rcsponsiblc shall apply
on real property subjcct to improvementasa result of approving the

detailed plans.

Although Article 16 refers only to seven types of areas/zones for
which detailed plans are typically needed, the Executive chulations
(Articles 29 to 49) specify the expected components of ten different

detailed plans:

1. Residential communities

2. Housing estates

3. Commercial arcas within urban growth boundaries
(including the neiglibourhood market, community shopping
centre, downtown, rcgional commiercial centre)

4. Public service arcas (educational, health, social, rcligious,
commercial, cultural, administrative and recreational services
aswell as open arcas)

S. Economic, commercial and service areas (= central business

districts)

Craft arcas

Industrial areas within urban growth boundaries

™

Infrastructure

o o0

Recreational areas

10. Arcas oncculiar nature
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An analysis of the decisions by various Governors approving
deaailed plans during the period 2009-2015, as presented in Table
B2, uncovers a sliglitly different typology, The scope of derailed
plans typically covered:

Entire villages or cities (such as the cities of E-Mahalla El-Kubra

and Beni Suef)

ii. Downtown or city centre (such as the city centre of Kafr ¢l

Dawwar)

iii. Tahzim (containment) arcas (to control urban Cxpansion) (such

as tahzim arcas in Suez and Alexandria)

iv. Existing areas (such as in Cairo govcrnoratc)

=

Expansion areas (witha majority in Beheira governorate)

Yet, the majority of the decisions were to amend previous detailed
plans prepared before the approval ol‘gcncral strategic plans oreven

before the enactment of the Law and its executive rcgulations.

Finally, Article 17 (first paragraph) of the Law stresses the
importance of local plans (stratcgic and derailed plans). The Article
stipulatcs that the provisions listed in the gcncral strategic and
detailed plans of cities and villagcs shall be deemed binding building
conditions as those stipul:itcd with rcgai'cl to the rcgulation of
building works. The local units shall ensure the application of the
requirements contained in all plans, the abidance by such before
parties concerned, the adoption of all decisions and proccdurcs that
guarantee their implcmcntation and the cessation of executing any

works in violation thereto.



These two,
sometimes
competing,
interests (private
and public) need
to be balanced

so that individual
property owners
enjoy their private
property rights
and that these
rights are not
violated by others,
while concurrently
ensuring that

this property is
not impeding the
public good.

LAND ACQUISITION

3.1 The Right to Private
Property

The right to private property is the sociai—poiiticai principlc that
human bcings may not be prohibitcd or prcvcntcd by anyone from
acquiring, holding and trading (with Wiliing partics) valued items not
alrcady owned by others. Sucha right is, thus, inalienable and, ifin fact
justii‘icd, is supposcd to enjoy respect and lcgal protection in a just
human community. This principic is enshrined in Article 17 of the
Universal Declaration of Human Rights, which declares: “Evcryonc
has the right to own property alone as well as in association with

others. No one shall be arbitrariiy dcprivcd ot his propcrty.”

The successive constitutions of Egypt since 1923 have stated the
sanctity ofall types of ownership, including private ownership. Article
33 of the most recent constitution (the Amended Constitution
of 2014) stipu]atcs that the State shall protect owncrship whether
public, private or cooperative. However, in practice, the right to
property is more complicatcd, Private property should piay a social
function in the service ofisocicty and the realization of public good.
These two, sometimes competing, interests ( private and public) need
to be balanced so that individual property owners cnjoy their private
property rights and that these rights are not violated by others, while
concurrcntly ensuring that this property is not impcding the public

gOOd.

The complcxity of the right to property increases when the right
to private property contradicts the collective interests of the
community asa whole. In most countries, while laws and rcgulations
protect the right to property, thcy also enable governments, under
spcciﬁc circumstances, to appropriate private property. The concept
of the social function ofpropcrty (fonction sociale de la propric’tc’)
was articulated paradigmarically by the French jurist Léon Duguic
in the bcginning of the 20ch century. However, this notion is much
older, as Aristotle secems to have been the first to proposc a social

function of owncrship.

In Egypt, the social function of property was thoroughly discussed
during the preparations for the [new] Civil Code (of 1948). The
draft Article 802 reads: “The owner of a thing, as long as he observes
the limics of the law, has the i'ight to use (usus), to cnjoy (fructus) and
to disposc of (abusus) it, without any interference from third partics,
providcd that this is consistent with the social function of the right

to P I'OP @ rty.”

The Civil Code Committee at the Senate decided to remove the
clause “providcd that this is consistent with the social function
of the right to propcrty” as the app]ications cited by the lcgis]ator
were considered enough. The Medium Commentary on the Civil
Code (1952 - 1970) concludes that property is a subjective right
(droit subjcctif) and in the same time has a social function (fonction

sociale).

The social function of the right to property was first enunciated
explicidy in Article 11 of the 1956 Constitution that reads: “Private
property is inviolable and the law rcguiatcs the fulfilment of its social
function. It may not be cxpropriatcd except in the pub]ic interest
and against fair compensation according to the law.” In the eyes of
the judiciary, ‘the modern lcgai thought has settled on the notion
that the private property has a social function, and therefore the
community, as rcprcscntcd by the authorities, has the right to set the
gcncral rules, measures and rcguiations to rcgulatc the cxploitation
of this property to the fullest, without excess or transgression, which

canvoid them.”

In fact, the social function of property undcrpins several lcgisiations
including the Rent Control Laws (Law 52/1969, Law 49/1977 and
Law 136/1981), the Agriculture Law (Law 53/1966), the [annulled]
Physical Planning Law (Law 3/1982), the current Building Law
(Law 119/2008) and so on.

# Judgment of the Administrative Court in the lawsuit 27816/61], dated 5 January 2010.
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3.2 Land Acquisition for Public
Benefit

When land acquisition is necessary for public need in Egypt, the
State can acquire land either by voluntary purchasc, by compulsory

acquisition or l)y land rcadjustmcnt (or pooling),

General legislation

In some instances, the State may have to expropriate private land
for public use, such as to providc infrastructure. The Constitution
(Article 34 of the 1971 Constitution and Article 35 of the 2014
Constitution) prohibits the expropriation of private property
exceptin the public interest against [fair] compensation determined
pursuant to the law. Law 10/1990, concerning the Expropriation
of Ownership in the Public Interest, was issued to reflect chis
constitutional mandate.

Ie regulatcs the circumstances and procedurcs for the State to
exercise the power of eminent domain and also to ensure that
landowners receive fair compensation for their cxpropriatcd
property. Additionally, although Law 10/1990 is mainly about
compulsory acquisition, it allows some room for quasi—voluntary

purchase (Article 11)°.

The gcncral principlcs guiding the expropriation of private property
(according to the Civil Code and Law 10/1990) include the

following:

. PI’OPCI‘(Y cxpropriation shall lDC Ol]ly on tangiblc fCS.l ¢state

propcrty, tllCl‘C shall IZ)C no Cxpropriation ofmovablc posscssions 10

. TllC rcal propcrty, VVl’llCl] can bC cxpropriatcd, includcs only lanci
(whcther agricultural Or vacant ElIlCl whcther in urban or rural

areas) and buildings above this land

. Expropriation is applicable only to property belonging to private
persons (individuals or lcgal cntitics), thus, public property is

CXClUdCd From tl’lC proccdurcs
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. l)ublic PI’OPCITy“ may not lDC cxpropriatcd; rathcr thC nccdcd

property would be rcassigned to another public use or entity

The two substantive conditions governing the application of Law

10/1990:

o The purpose of expropriation shall only be for rcalizing public
interest (intérét général). The public benefit is the cornerstone
undcrpinning any decision of Cxpropriation, and without
which such decision shall not have any lcgal existence. Yet,
the administrative authority has the right to appreciate the
circumstances related to expropriation, as wellas the authority to
implcmcnt the expropriation, in order to achieve public benefit.
The administrative authority may not be challcngcd or juclgcd
on the grounds that it could have chosen more appropriate real
cstate property to achieve public benefit than the one(s) that it

has alrcady Cl]OSCI].

«  Owners whose propertics are cxpropriatcd shall reccive fair
compensation for the losses thcy incur, through spccial rules
cnsuring the compensation is paid timcly. The compensation
shall be assessed according to the prices prcvailing at the
time of the issuance of the expropriation decision. Subjcct
to their consent, the property owners may receive the entire
compensation or part thereof in kind. Morcover, the property
owners have the right to contest the amount of compensation

offered and also to appcal to the court of first instance.
The term (public interest in the context of expropriation has been
defined in Article 2 of Law 10/1990. The Article spccilics the acts

that are considered for public interest. These include:

. Constructing, widcning, improving, or cxtcnding roacis, streets,

Oor squarcs, or tllC construction Ol ncw quartcrs

. W&ECI’ supply éll’ld SCW&gC projccts

? FO[' ﬁ]r(l’]Cl‘ cxplanation, rcfcr to PﬂgC 23
10

' Public property, as per Article 87 of the Civil Code, is property owned liy the Starte or by ;mypubliv: lcgal person and is dedicated for the public benehie cither de facto (in rcality) or dcjurc (by law, decree or decision of the

competent minister).

According to Article 82 of the Civil Code, the term real property means “anvthing thatis fixed in its space afhirmed therein, which may not be moved without l’)cing damagcd.v
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. Irrigation and drainagc projects
«  Energy projects

« Construction or improvement of bridges, cross roads for railway

and tunnels
. Transportation and telecommunication projects
o Urban planning purposcs and improvements to public utilities

o Other acts considered as acts for pubiic interest mentioned in

othcr ]LWVS

Other Laws ailowing property expropriation in the public interest
include the Electricity Law (Law 87/2015) and the Law on the
Protection of Antiquities (Law 117/1983).

Article 2 of Law 10/1990 also dclcgatcs the Cabinet of Ministers to
add other acts to the forcgoing list. Accord ingly, the Following acts

were added to the list:

. Projccts of government educarional buildings (by the Prime

Minister decision 160/1991)

o Establishmentoffishhatcheries by the ministries,administrations,

local administration units, public authorities and government

agencies (by the Prime Minister decision 2166/1994)

« Productive projects of the public [cntcrprisc] sector and its

factories (by the Prime Minister decision 173/2002)

o Demolition of buiidings and structures in unsafe areas, which do
not meet the requirements of sccurity, life safety and adequate
housing, by the Informal Settdements Development Fund
(ISDF) in partership with the governorates concerned (by the
Prime Minister decision 3096/2009)

13

« Construction of mu]ti-storcy car parks in the Egyptian cities (by

the Prime Minister decision 3117/2009)

Expropriation may not be limited to land or bui]dings dircctly
subjcctcd to the previous Acts but it could include also any other
ncighbouring properties that are deemed necessary to achieve the
purpose of the projector whose form or size is not in harmony with

the aimed improvement.

Additiona]ly, Article 2 stipulatcs that the “statement of the public
interest shall be made by a decree from the President of the

chubiicll, to which shall be attached:
(a) amemorandum describing the project to be implcmcntcd

(b) a drawing showing the ]ayout of the project and the real

properties needed for its implcmcntation

Article 3 requires the decree to be publishcd, togcthcr with a copy
of the memorandum referred to in Article 2, in the Official Journal

(al-Jarida al-Rasmiya).

In practice, the Prime Minister is the one who commonly issues
the decree stating the public interest by dclcgation”. However,
the Suprcmc Administrative Court has rcccntly nullified such
delegation as regards Article 2 of Law 10/1990. In chis respect,
the Suprcmc Administrative Court differentiates between two
provisions in the Expropriation Law (Law 10/1990), namely
the provisions of the Articles 2 and 14. Article 2 specifies the
competent executive to state the public interest: the President of the
chublic who shall so]c]y issuc the decree on this, accompanicd by
a memorandum dcscribing the project as well as its layout and the
propcrtics needed for its implcmcnmtion. In other words, this remit
is reserved for the President of the chublic who has to assume it in

PCFSOH \Vl[l’lOU[ any ClCngElUOn.

"*The former Expropriation Law (Law 577/1954) stipulated that the statement of public benefit / interest, which justifies property expropriation, shall be made by a decision from the competent minister. However, that Law
was amended by Law 252/1960 requiring such statement to be emanated by a Presidential Decree to increase the guarantees governing the application of the Law.
"3 The Presidential Decree 293/2014 is the latest decree delegaring this authority to the Prime Minister.
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If the lcgislature wanted to give the President the right to dclcgate
this remit, it would explicitly state so as is the case with the provision
of Article 14 of the Law on the direct scizure of real property. Article
14 provides that the agency requesting the expropriation can scize,
by way of direct enforcement (exécurtion dofhice), the real property
deemed necessary in the public interest, following a decree from
the President or his delegate. The Supreme Administrative Court
asserts that the difference between the two provisions leads to varied
judgments. This results in the nullity of the decrec if delegatcd to
the Prime Minister to state the public interest. The general Law
of Delegation (Law 42/1967) cannot be used as a pretext as the
Expropriation Law is a speciai law, and any special law typically
restricts the general law. Moreover, the gcneral rules of dclcgation

imply that only allowed remit(s) can be delegated.

The Egyptian Survey Authority (hayat al-misaha) is — according to
Article 1 of the Executive Regulations (issued by the decision of
the Minister of Public Works 319/1990) - the agency in charge of
expropriation [procedures] referred to Articles 4 to 7, 13, 14 and 25
of the Law, but with the exception of projects taken over by other
agencies in accordance with the law.

According to Article 5 of Law 10/1990 and Article 3 of its exccurive
regulations, a committee will be formed to create an inventory
of and demarcate the properties required for the public interest.
The members of the committee shall include a representative
of the Egyptian Survey Authority; a representative of the local
administration unit where the project is located and the cashier of

the locality (shiakha) or secddement (naheya).

Article 6 of Law 10/1990 requires the Minister of Public Works and
Water Resources to form a committee within each governorate to be
charged with the determination of compensation. The committee
is chaired by a representative of the Egyptian Survey Authority
and comprises one representative from each of the Directorate
of Agricultnre, the Directorate of Housing and Utilidies and the
Directorate of the Real Estate Tax at the governorate. The members
of this committee shall be changed every two years. The Article
further requires the compensation to be determined on the basis of

prevailing pricesat the date ofissuance of the expropriation decision.
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The composition of the [assessment] committee referred to in
Article 6is pureiy from government ofhcials, not necessarily trained
or experienccd in appraisal, which may influence the fairness of the
estimated compensation. Also, the participation ofa representative
from the Directorate of Agriculture asa member of the committee
might be irrelevant in the case of properties located in urban areas.
Additional ly, as the law is somehow antiquated, it does not consider
or benefit from the system of real estate appraisers introduced
by Law 148/2001 and its Executive Regulations. Conversely, the
Executive chulations of Buiiding Law try to capita] ize on this
system. Article 69 of the Regulations allows the competent governor
€0 assign the appraisal to one or more registercd appraisers or to any
committee formed of rcgistercd real estate appraisers. In any case,
the engagement of registered and experienced appraiser(s) in the
committee referred to in Article 6 of Law 10/1990 is expected to
improve its pcrformance and fairness, espccia”y after the issuance of
appraisal standards (by the decision of the Chairman of the Egyprian
Financial Supervisory Authority 39/2015).

Article 11 of Law 10/1990 provides that the owners of propertics,
in respect of which no contestations have been submitted, shall
sign certain forms transfcrring the owncrship thereof in the public
interest. This may be considered asa quasi—voluntary purchase asthe
transfer of property takes place without a decision prescribing its

expropriation.

For the propertics, which have not been transferred by this means,
for any reason whatsoever, the competent miniseer — according to
Article 11 - shallissue a decision with their expropriation. The forms
or ministerial decision shall be deposited at the competent Real
Estate l)ublicity office. This dcposit shall result in, for the propertics

recorded therein, all the implications of the contract of sale.

While Article 6 requires the compensation to be determined
on the basis of prevailing prices at the date of issuance of the
expropriation decision, Article 11 is silent about the basis on which
to determine the prices of propertics to be vo]untari]y purchased, it

no expropriation decision is issued.
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As mentioned above, Article 14 allows the agency requesting
the expropriation to seize, by way of direct enforcement, the real
property deemed necessary in the public interest, ﬁ)“owing a
decree from the President or his delegate, publishcd in the Ofhicial
Journal. The pub[ication of the seizure decree shall result in the
consideration of such property as carmarked for the public benefit.
The owner(s) shall have the right to an indcmnity for dcriving no
benefit from the real property, from the eftective date of seizure, and
until the payment of compensation for expropriating the property.
The indcmnity for dcriving no benefit from the real property shall
be assessed by the committee provided for in Article 6 of the Law
within one month from the date of seizure. Any land improvements
shall not be demolished exeept after ﬁnishing off the proccdurcs for

assessing all the compensations conclusivcly.

Article 15 of the Law allows the temporary scizure of real property.
In the case of ﬂooding, bridgc blockage, cpidemic outbreak or any
emergent or urgent conditions, the competent Minister shall, at
the request of the competent agency, order the temporary scizure
of real property needed to carry out the restoration works, the
prevention works, or other works. This seizure shall take placc,
once the dclcgatcs of the competent agency finish oft rccording
the description, area and condition of the real property, without the
need for any further action. The indcmnity due to the owner(s) for
dcriving no benefit from the real property shall be assessed by the
commiteee provided for in Article 6 of the Law within one month

from the date of seizure.

Article 16 sets the maximum period for temporary scizure of
real property. The Atrticle reads: “The temporary scizure of real
property shall be terminated at the expiry of the purpose for which
it was seized or the lapse of three years from the effective date of the
scizure, whichever comes first. The real property must be returned
at the end of this pcriod, in its origina] condition at the time of the
seizure, while indcmnifying cach and every damagc or decrease in
the value thereof. If it proves necessary to extend the pcriod of the
said three years, without its bcing possiblc to recach an agreement to
that with the owner(s), the competent agency shall undertake the

expropriation proccdurcs within sufficient time prior to the lapsc of
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this pcriod. Insuch case, the value of the real property shallbeassessed
accord ing toits condition at the time of seizure and according to the
prcvailing prices at the date of expropriation. However, if the real
property becomes unusable, as a result of the temporary seizure, the
competent agency has to restore the property to its initial condition

Or to pay fair compensation to the owner(s) or right holder(s)

Article 21 of Law 10/1990 providcs that, if partial expropriation of
areal property is rcquircd, and the owner cannot benefit from the
remaining unappropriatcd part, the owner shall have the right to
submit a request within the time limit stipu[ated in Article 9 (four
months starting from the date of expiry of the pcriod for giving
pub]icity to the property list(s) necessary in the pub]ic interest) for

thC purchasc OfthC entire property.

Special legislations

The expropriation of property is furcher regulated by the New
Communities Law (Law 59/1979) and the Building Law (Law
119/2008).

According to Article 5 of the New Communities Law (Law
59/1979), if the establishment of new urban communities or the
building of roads connecting thereto ovcrlaps land belonging to
individuals or privatc entitics, the acquisition of such land shall cake
placc through Voluntary purchasc with price and terms as agrccd
upon between the New Urban Communities Authority and the
landowner(s). If no agreementcan be reached, the land shall be taken
away according to the law governing the expropriation of owncrship
for public interest or improvement. Insuchacase, the compensation
shall be in cash and may also be in kind with the consent of the

landowncr.

Article 6 further stipulatcs that the statement of pub]ic interest and
the expropriation of properties rcquircd according to the provisions

of the Law shall be emanated by adecision from the Cabinet.

Article 24 of the Building Law (Law 119/2008) allows land
readjustment as a tool for urban replanning/redevelopment. The

Article states that the administrative agency concerned with
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planning shall announce the replanning arcas - as determined by
the general strategic plan or the derailed plan and as approved by the
Supreme Council for Urban Pianning and Development upon the
presentation of the competent governor - as areas subject to land
use amendment. The designation of such areas as well as procedures
to be followed in their respect shall conform to the essentials and

standards listed in the executive rcguiations of the Law.

Article 64 of the exccutive rcguiations details the essendials and

standards to dctcrminc thC rcp]anning arcas:

o The area shall be among priority projects as agrccd upon by
stakeholders and included in the strategic pian as an area of
amended use according to the outputs of the gcncrai strategic

pian or detailed pian in this rcgard

o The amendment of land use shall benefit the land and the
administrative agency for which such arca lies within its

jurisdiction aswell as the inhabitants of the city or vil]agc

o The amendment of use shall maximize benefit to the inhabitants
of the city and area and contribute to the impicmcntation of the

gcncral strategic pian and its outputs
o A mechanism for the execution of such amendment is available

According to Article 24 of the Law, the competent governor shall
issuc a decision dcsignaring such arcas — deemed of a spccial nature
—and the proccdures to be followed in their respect while specifying
the priorities of preparing the renewal and dcvciopmcnt projects for
these arcas. An cxampic of such decision is that of Cairo Governor

1790/2015 dcsignaring Maspero Triangic asa rcpianning area.

Article 24 authorizes the administrative agency concerned with
planning - by virtue of the abovementioned announcement - to
ncgotiatc with the property owners within the rcpianning arca so as
to draft a land resubdivision/redistribution pian, in accordance with
the steps and procedurcs identified by the executive rcguiarions of
the Law. Articles 66, 67, 68 and 70 of the executive rcguiations list

ti]C StCPS and proccdurcs FOI‘ ncgotiation VVith PI’OPCI‘(Y owncers.
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Should no agreement be reached with any of the property owners
within the arca, Article 24 of the Law allows the Supreme Council
for Urban Pianning and Development - upon the presentation
of the competent governor — to issuc a decision to expropriate
the propertics in the public interest in order to rcpian the area.
The Council shall then determine the compensation  against
the confiscated property according to the spcciﬁcd use of the

cxpropriatcd land. The owners shall have the foilowing options:

1. Reccive compensation based on the value of their individual
shares in the land on the issuance of the expropriation decision
based on the estimated value of the land - before undcrtaking
the rcplanning project — as decided upon by the Suprcmc

Council for Urban Planning and Devciopmenr

2. Receive compensation after undcrtaking the rcpianning project
and seiling the new parccis of lands — based on estimating the
share of the cxpropriarcd land in the total value of the land parccls
in the arca at their new value - after cxciuding> the land that were
allocated for both the roads and public services and dcducting

the costs ()fimpicmcnring the projccr

The proccdures followed in preparing and approving the draft
detailed pian of city or viiiagc shall appiy to the preparation and
approval of renewal and dcvciopmcnt project for rcplanning areas.
This stipulation is in line with Article 16 of the Building Law. Article
65 and the last paragraph of Article 66 of the executive rcgularions
restate this provision. Article 24 of the Law further stipuiatcs that
the government providcs alternative housing units for tenants
other than owners or those exercising their activities before the

commencement Ofti]C execution.

In a much similar way, Article 25 of the Building Law (Law
119/2008) deals with the unplanned areas. The Article states that
the administrative agency concerned with pianning shall announce
the unplanned arcas - as determined by the general strategic plan
or the detailed plan and as approved by the Supreme Council
for Urban Planning and Development upon the presentation
of the competent governor — as arcas subject to upgrading and
improvement. The designation of such arcas as well as procedures

to be followed in their respect shall conform to the essentials and
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standardslisced in the executive rcgulations ofthe Law. The Executive
chuiations hereof shall set out the essentials and standards for the
dcsignarion of such areas and the approach(cs) to deal with them.
The competent governor shall issue such announcement. Article
71 of the Executive chuiations stipulatcs that the essentials and
standards for dcsignaring the unpianncd arcas subjcct to upgrading
and improvement, as announced by the competent governor and
approvcd by the Council, shall be the same used for repianning areas,

as mentioned in Article 64.

Article 25 of the Law states that the administrative agency concerned
with pianning shall - in cooperation with the Local Peoples Council
and the civil society representatives — determine the most important
projects required to devciop the area and decide on the prioritics
thereof in iight of the State financial resources allocated for such
purposcs as well as the resources available from local contributions

and any other bodies.

According to Article 25, the administrative agency concerned with
pianning shall devise the upgrading and improvement pian for the
arca. The same steps followed in the preparation and approvai on
the detailed pian shall be followed in preparing and approving the
upgrading plan for the unplanned area. Article 71 of the Exccutive

chuiations restates the provision of Article 25 of the Law.

Additionally, Article 25 requires the procedures of negotiating
with property owners, of issuing cxpropriation decisions in the
pubiic interest for purposes of upgrading and improvement, and of
providing alternative housing units for tenants other than owners,
to follow the rules and proccdurcs stipuiatcd with rcgard to the
rcp]anning areas prcscribcd in Article 24. Article 71 of the Executive
chuiations iterates that the administrative agency shall negotiate
with owners of properties and vacant land in the area in pursuance
of the same proccdurcs stated for negotiations with owners in the

repianning arcas.

It should be noted that both the Bui]ding Law and its rcgulations
are silent abour the potentiai benehit to the administrative agency.
Moreover, such benefie may be pcrccivcd as cxcccding the limits of
pubiic interest and of spccia] goal(s) (spc’ciaiitc’ du bur) the pub]ic

administration has to pursue. In other words, this provision is iikeiy
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tobe cha”cngcd before the Supreme Constitutional Court.

It should be underlined that the Buiiciing Law stipulates land
rcadjustmcnt for rcpianning and unpianncd areas oniy (Articles 24
and 25). There is no mention of this tcchniquc in relation to urban
expansionareas, tiiougii this does not rule out its use for the pianning

ofcxpansion arcas.

Onadifferent front, Article 35 of the Building Law (Law 119/2008)
allows the National Organization for Urban Harmony (NOUH)
to suggest the expropriation of some buiidings of outstanding value
or parts thereof in the pubiic interest in order to preserve thcm, in
pursuance of the provisions of Law 10/1990 on the Expropriation
of Ownership in the Public Interest. Such expropriation shall be
based on a decision by the Supreme Council for Urban Planning
and Dcvclopmcnt. Compcnsation for the expropriation shall be
determined in accordance with the provisions of Law 144/2006
regulating the Demolition of Buildings and Structures Not Liable

to Collapse.

3.3 Land Acquisition for State Use
or Investment

The propertics of the State, local authorities and public institutions,
which do not bciong to the pubiic domain (owncrship), beiong to
the private domain (domaine privé) of the pubiic person and are
gcncra”ysubjcct to private law. Public persons canacquire additional
land and/or other real propertics for their private ownership by
means of voluntary purchase. The Tenders and Auctions Law (Law
89/1998) rcgu]atcs the proccdurcs and rules to purchasc or rent real

property to this end.

Article I of Law 89/1998 promulgating the Law on Tenders and
Auctions stipuiates that the provisions of Law shall appiy to the
state machincry, whether ministries, administrations, or bodies with
scparate budgcts; to the local administration units; and to the pubiic
authorities, whether administrative or economic — concerning all
matters not otherwise providcd for in the laws or decisions on their
establishment or organisation or in their bylaws issued based on

those laws and decisions.



18

Chaprer 2 (Articles 27 to 29) of the Tenders and Auctions Law
directs the acquisition of real property by puhlic persons [for their
private owncrshipl. Article 27 states that the process of contracting
for the purchase or rental of property must be preceded by a decision
from the competentauthority. The purchase or rental, and the terms
of cach, shall be advertised according to the rules prescribed by the

executive rcgulations.

Article 28 stipulatcs that a committee shall be formed l)y a decision
of the competent authority to compare between the offers
submitted, using technical, financial and lcgal elements, as prcscrihcd
l)y the executive rcgulations. The mcmbcrship of the committee
shall include a representative from cach of the Ministry of Finance
and the Ministry of Housing as well as a member of the competent

legal opinion (fatwa) departmentat the State Council.

According to Article 29, the committee referred to in Article 28
shall ncgotiatc with the bidders whose offers fit the needs of the

agency rcqucsting tllC purchase or rcntal Ol: propcrty to rcach the
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best terms and the lowest price. It shall submit its recommendations
to the competent authority to take the decision to its discretion,
including the dclcgation of the committee to conclude the contract

directly, if justiﬁed.

The urban right of first refusal (droit de préemption urbain) as
practiccd in other countries such as France or Tunisia is not known
in Egypt, although the Egyptian Civil Code providcs the lcgal basis
for such right (Articles 935 to 948 on Pre-emption).

In France, the urban right of first refusal is one of the pre-emptive
rights under the public law. It is granted to the municipalities with a
local dcvelopmcnt plan, aland use plan ora municipal map. This right
enables the municipality to acquire primarily aland or real property
when it is about to be sold. When an owner is sclling aland or house
toa buycr, and before the sale is concluded, the municipality must
express its Willingness to use its right of pre-emption. If it chooses
to do, it will have a priority for the acquisition of the property.

Otherwise, the sale will take its course.

Box 2.1 Pre-emption in Islamic Law and Egyptian Civil Code

One of the ways to secure ownc’rship in Islamic Law is
tlllnu”l h pre-emption (s (shuf?a). The term pre-emption relates
toa pulclldsc h_\; one person before opportunity is offered to
others. Itisa lcgal right ofhuying a thing before all others', in

other words first right to purchase. The Mecelle (Majal

defined pre-emption as ‘the acquisition of [real] property sold

at the cost price to the purchasci 16 Additionall}; pre-emption

is defined in Aiticl 935 of the Eg ptian Civil Code as “the
ion himself in placc’ of

the pu

the formula for shuf?a, if a pe 'ty to a given

purchasc’iz the holder of the right of shufa would enjoy an

opportunity to displacc’ the purchasc’r, moving him aside and

purchdsing the property in his placc:

According to Article 936 of the Civil Code, the righe of pre-

emption hclongx‘ to:

a. the bare owner, in the case of sale of all or part of the

LlSLlllLlCt Jtt‘d(llc‘d to EllC b‘JI‘C Pl’OpCl’t\" (llllC—Pl’()Pl’létél

b. the co-ownerin common, in the case of sale to a third party
of part of the property held in common
the usufructuary, in the case of sale of all or part of the bare
property. which PI‘OdLlCﬁQ his usufruct
the bare owner, in case of hekr, if the sale relates to the right
of hekr, and to the ben the hekr, if the sale relates
to the bare pr
ig lihourim owner in the followi /ing ca
in the case of huildinvs or bLlll(lll]" land whether
situated in a tov
if the land sold a nvht of servitude over the land
ofa ncWhhotu or 1l a iWht of servitude exists in favour
of the land ofa ncighhoui over the land sold
if the land of a ncighhour adjoins the land sold on two
sides and its value is at least half of the value of the land

sold

" Rakesh Kumar Singh, Textbook on Muslim Law (New Delhi: Universal Law Publishing Co. Pve. Led, 2011), 295

" The Mecelle (from the Otroman Turkish, Mecelle i ARkam-1 BAdliye, also transliceraced Majalla, from Arabic, Majallah el-Ahkam-i-Adliya) was the civil code of the Ottoman Empire in the lace 19th and carly 20th

centuries. It was [l’lC ﬁrst attempt to COdll‘y a part Ol:[l]ff Shana—h;\se(‘l law Ol-élﬂ lslamic state.

'The Mecelle (Majalla), Article 950.
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3.4 Property Rights in
Informal Areas

The best definition of informal arcas is that tllcy are the result of
cxtra—lcgal urban devclopment processes that firsc appcared in the
aftermath of World War 11, and tlicy exhibita complctc lack of urban
planning or building control. In fact, al-manatiq ghcir al-mukhartata
(unplanned areas) is now the preferred terminology used by the
government. These areas can also be dcsignatcd as illcgal areas, as
thcy do not comply with at least one of the laws governing urban
land devclopment and building (planning and subdivision laws,
building laws and so on). Moreover, most of the transactions in these
areas are not rcgistcrcd; constructions do not have building permits

and propertics lack formal title deeds.

In Cairo, ‘illcgality’ refers to two main situations: either settlements
located on privarely—owncd agricultural land (the plot might have
been bought lcgally but construction has been strictly prohibitcd
since the 1960s) or on State-owned land (so-called ‘squatting’).
Squatting consists of appropriation and occupation ofa plot (wad’
al—yad, or usucaption) by an individual (inhabicant or cntrcprcncur)
or, more rarcly, agroup, without the authorization of the true owner,

in this case, the State.

The following paragraplas will set out the practices and strategics

implementcd by owners who built their own properties (families

e

and small cntrcprcncurs) to access a certain dcgrcc of ‘lcgality’ and
to secure their tenure. This will include looking at all the extra-
lcgal proccdurcs, negotiations, strategics and ‘fraudulent practices
(including payoffs) used by inhabitants to gain official recognition,
and sometimes lcgalisarion, orto obtaina l)uilding permiteven if the
land where tllcy have built is ol‘l‘lcially pr()hibitcd for dcvclopmcnr.
Finally, it will be demonstrated that this form of urbanisation is
lnegotiated’ and widely tolerated even tllough rarcly lcgalised.
Ie ccrtainly constitutes an ordinary and commonplacc mode of

liousing.

Any lcgal urbanisation involves two stages: lcg:ll acquisirion of land
and planning permission to build on land, both representing major
problcms for dcvelopers ininformal/ illcgal areas, as elaborated in the

following paragraphs.

Purclmsing a private plot of land is quite simplc. The buyer and the
seller must sign a prcliminary contract (Kaqd ibtidai or ‘urfl), which
contains various details: size of the parccl, its location, price of sale
and so on. Two or more witnesses (often the heirs of the seller) may
sign the contract. However, until the contract is rcgistcrcd with the
Real Estate Publicity Office (al-shahr al-aqari) - cither in the Deeds
System (cl-siguel el-shakhsi) or the Title System (cl-siguel el-ainec) -

tl”lC PI’OPC[’EY is not oflicially tl’?lDSECI'I'Cd.
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Box 2.2 Property Registration Systems in Egypt
Egypt has two regjstration systems: the ‘deeds’ system (elsiguel ef-
shakhsi), and the Tide s lsiguel el-ainee). The deeds system
(‘L’/—xigzzz’/ el-shakbsi) is thc older of tlu two. [t was first introduced
following the enactment of the old Civil Code'” (by the Khed
decree in 28 October 1883). According to Articles 611, 612
613 of the Code, any legal instrum that affect the tide

estate have to be recorded at the Court House. As of the beginning
of the 20th centur
reforming the rea property registration. A decision was made
to ddupt the [Torr title registration
1<.Lommcnddtl(m L [llL stud\ gondugtud b"
during the period fi 7-1921.

However, it was deemed appropriate to postpone the title
system, until necessary reforms take place to pave the way for its
implcmc To this end, reforms were brought in bv Law
18/1923 (applicd b)’ National Courts) and Law 19/1923 (applicd

by Mixed Courts).

1937 Montreux C

Capitulaci

Fo“owing the
ition of
s found suitable to introduce f‘urthcr
offices where deeds were regi
n 11 August 1946. It is stlll thc cur
in Eg

registrati t but operates mai
z

In 1964, the tide

tem was eventually introduced fbllox\'ing the
1964.

cnactment of Law 14

The Law, a t'\'pical registmti(m—of—titlc law, sets up a pr

based system in which all matters aﬂ%cting a particu[;u‘ pr

are reg lS[CI‘Cd \\'itl] rererence to (hd( PI‘O

g It also gove

transition from e ouel el-air

C

s‘igucl ¢ khs

thC (;;O\"C nment l'(.“dl Cd E]]C impo ance 01:
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sometimes called first registration’). Alcl
aim of converting the entire country

tem butit has o cen implemented in rural areas.

From 2004-2008, the USAID-funded Eg;
project .supportcd the improvement of the Registration System
for Urb

technical assistance services to the Ministry of |

Real Properties. Under this task, the project provided

tice (Mo]) and
the Egyptian Survey Authority (ESA).

aimed to devi

The p

with the projcct‘s l(cy counterparts, the MoJ and the ESA

op a put into

—a CcC nputcrizcd titlc»rcvistration system that conforms to

‘Jlld Ellc Intre OdULth Of tl)L PIIL, ystem.

HO\\'C\'CI‘, duc to d(‘l; rcsulting fl‘OIﬂ a ldCI\' ofagrccmcnt \\'i[h

0 imp
ting deeds registration system, only one model r

ofhice was es during the proje d.

J estate rcvix‘tmtio Sef
2006, the National Ur ile R

by MSAD, intended to introduce tltlg registration in nine urban

istration PI O]k(t COOI dll]dtLd

areas (four quarters five new utng in the Greater Cairo

RLgiOﬂ. ﬂl( p CCt, \\'1]1(11 ll’dd an

iginal duration of three
s

years, was not CIOSCC[ out Lll]til 2

7 Applied by National Civil Courts (al-Mahikim al-Wataniyyah al-Ahliyyah).

" The system is named after Sir Robert Richard Torrens, the third Premier of South Australia, who is [argely credited with designing and implsmenting it.

1 Sir Ernst MaclLeod Dowson was adviser to the Egyptian Ministry of Finance and Director-General, Survey ongypt.

*The model property registration office in Mokattam opencd in late September 2008.
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According to Article 9 of the Real Estate Registration Law (Law
114/1946), “all acts that would establish, transfer, amend, or annul
any of the primary real estate rights, as well as the final judgments
conﬁrming any of these acts, must be publicised by registration,
including any endowment (waqf) or will. The failure to reccive such
registration implies that the rights referred to are not estal)lished,
transferred, amended, or annulled, between parties and vis-a-vis
others (third parties). The unregistered acts have no effect except for

personal ol)ligations between parties.“

The registration ofa plot of land can take place only if the seller is
registered as the last owner. The registration process itself is often
complex and expensive. According to the World Banks Doing
Business 2015 report, Egypt ranks 84 out of 189 economies for
registering property. There are reportedly eight procedures legally
required to register property, generally tal{ing 63 days and costing
about EGP 7,000 or USD 910 (0.7 per cent of the value of the
property whichhasbeenusedasan example). In reality, and according
to other sources, registration procedures are more complicated,
time consuming and costly. At the end of the procedures, the new

OWNET receives a copy of his title deed (aqd nchaie or blue paper‘).

If the plot of land is built, the new owner (developer) can register
his property only if he can prove the l)uilding was constructed in
compliance with the building permit. To obrain a huilding> permit
at first, the plot must be in a zone where construction is permitted,
which l)y law, excludes most agricultural land (Article 11 of Law
119/2008 promulgating the Building Law). Additionally, the
owner/ developer has to provide documents proving his ownership
of the land subject matter of the permit (Article 112 of the exccutive
regulations of the Building Law). As the overwhelming majority
of informal settlements were contrarily developed on whar had
been privately held agricultural land or on squatted land with no
proof of ownership, practically No property owners in these areas
have building permits or registered titles to their plots of land. It
is, thcrefore, not surprising that urbanisation in Egypt is considered

mostly illegal.
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The second course of action available to register a property is a court
action against the seller of the property (dawa sihha wa nafadh
‘ac]d al baf) requesting the court to issuc a decision conﬁrming the
validity of the sale of the property and claiming the purchaser as
the legitimate owner of the property. The original purpose of this
court action is to rule in cases between the purchaser and the seller
after conclusion and before official registration of the preliminary
contract when the seller refuses to participate in the registration
procedures. Ie might also be resorted to if the seller is not rcgistercd
as the last owner. At the end of such court action, the transfer of
property will be considered valid and will allow the purchaser to

register the property with the Real Estate Pul)licity Office.

Thus, this legal action, requesting the confirmation of the sale’s
Validity, is sometimes used as a first step in the registration process.
Although this procedure is unpredictahle, complicated, and
expensive, the decision issued hy the Court, if in favour of the
purchaser, represents a strong proof of ownership, For some, it
represents a kind of official recognition, almost like a title deed,
even though it is not recognized as such hy the authorities, since
registration of the property (or the court judgment) is the only way

to obtain a proper tlth ClCCd and truc ngdl status.

A third possil)le procedure is a court action against a disputant over
real property (dawa tathbeet melkia). An individual who occupies
a plot of land without a title deed can initiate a legal procedure to
obraina judgment that declares that the claimant has a real property
right based on the evidence ofoccupation. This right can be obtained
if the claimant is able to prove that the hiyaza (possession or control
of immovable/movable property) has been peaceful, unchallenged
and uninterrupted for a period of 15 years (Articles 968 of the Civil
Code). Hiyaza applies to private property.21 Soitisa way to acquire

OVVHC['Sl”liP tl’ll‘OUgl’l ?ldVCI'SC possession.

The claimant has to provide for the Court all documents proving
the occupation or possession of the property (real estate tax

payment receipts, a certificate from the agricultural cooperative,

Healso applies to propertics belonging to the private domain of the State but never o the puhlic domain.
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clcctricity bills and so on). Usually, evaluation of the evidence
dcpends on experts commissioned by the Court. If the judge gives
a positive answer, the occupant can rcgistcr his property. However,
this proccdurc is cxtrcmcly long, typically taking more than ten
years. The main obstacle facing the claimane is the diﬂ:iculty of
proving possession and occupation for 15 years. This proccdurc is
mostly used by those who do not have documents proving the land

transaction and who, as such, cannot register their asset.

In short, the excessive rcgulations and formalities are so strict,
complicatecl and expensive that they prevent owners from obtaining
lcgal stacus for their property. This applics typically to property buile

on privatcly—owncd agricultural land.

Actions taken by inhabitants to secure

their tenure

Faced with this judicial, legislative, and prescriptive  system,
inhabitants of illcgal/ informal setclements take certain actions,
implcmcnt strategics and use certain practices to obrain official
lcgitimacy and, in rare cases, rcgularization of their situation, to
obtain prooftliat thcy own their land and building or to secure their
tenure. These practices and strategics differ according to the type of
informal area where the property is located, whether dcveloped on

Pl’lVﬂtCly l’lCl(l l?ll’ld Or on state owncd lan(l.

Inhabitants of informal areas dcveloped on privately—owncd
agricultural land rtake proccdurcs to l)ypass the registration
problcms and blockagcs or to obtain a document that gives thema
certain dcgrce of official recognition that is sufficient to prove their
owncrship, Frcqucntly, inhabitants resort to proccdurcs in Court or
in the Real Estate Publicity Office (al-shahr al-aqari) to give their
contract a certain form of legality, cither by the attestation of the

signaturc (da’wa sihha wa tawqi‘) or confirmation of the date of sale

(ithbat tarikh).

In the first proccdurc, called dawa sihha wa tawqii the judgc orders

the seller to appear before the Court in order to vcrify his idcntity
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and signature on the contract. This proccdurc is casy to carry out.
Morcover, it s relativcly inexpensive. In the second procedurc, ithbat
taril(li, the buycr gocs to the local Notarization Office and asks a
public notary to register the date of signature ofhis sale contractand
affixa stamp on it to confirm that the date is registcred. This second

proccdurc is rcgulatcd by Law 68/1947 on Notarization.

Here again, neither of these documents is equivalcnt to an ofhicial
property title deed since the judgc or the notary public neither
verifies the contents of the contract nor confirms them. So although
these proccdurcs do not amount to formal recognition of the
property, thcy are used to support a file which ensures de facto

SCCllflty Ol:tCI]U.I'C.

On the other hand, inhabitants who alrcady occupy state land (wad’
al-yad) upon which tlicy have built their domicile can lcgally acquire
this land after the eventThis method is only possiblc on State private
domain land. It can be implcmcntcd only after the launching ofa
lcgalization campaign by the aurhorities or, less ﬁ'cqucntly, after a
lawsuic. In order for squatters to obraina property title ro their land,
authorities that control the land must approve the property transfer
(general lythe governorate in urban arcas). Law 148/2006, amending
the Tenders and Auctions Law (Law 89/1998), is the most recent
law governing land lcgalisation (taknin). The decision of the Prime
Minister 2041/2006 lays down the conditions, rules and procedures
referred to in Law 148/2006 *. The decision of the Prime Minister
2843/2009 turther spccil’ics the parameters for lcgalising the

OCCUP’JthU ofstatc OWI]Cd land.

Sometimes, the inhabitants of an illcgal settlement on State-owned
land may appcal to the court to avoid the arbitrary demolition of
their settlement and sometimes obtain its i‘cgularisation. Such was
the case in the area of Izbit Kliayrallah, in southeast Cairo®. This
kind of appcal is uncommon, and collective mobilization (lawycrs
acting on their own initiative or, sometimes, at the request of a
group ()finhabitaiits), such as that started in ‘Tzbit Kliayrallali, is also

uncommeon.

= Article 7 of the decision stipulates that the Minister, the Governor or the Chairman of the Board of Directors issucs a decision to form committees (a technical committee, a valuation committee and an applications
committee) so as to proceed with the transaction in accordance with the provisions of Law 148/2006. One example for such decisions is the recent decision of Aswan Governor 323/2014 (replacing the decision of Aswan

Governor 188/2012).

* Judgment of the Supreme Administrative Court in the appeals 1875 and 1914/30], dated 9 March 1991.
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chal ly spcal{ing, construction on agricultural land and occupation
of State-owned land is strictly forbidden. Yer, paradoxically, many
property owners in illcgal areas used to pay buile property taxes
(al-awa’id)*. These were paid locally to the Real Estate Taxation
Administration (maslahat al—daraycb al—aqarcya) under the Ministry
of Finance, an ofhice of which is located in the quarter (bay), and
are rcchargcd to the Ministryk central budgct. These taxes were
calculated from an estimate made by a committee which inspects
land and buildings and writes reports containing all the information
rclating to the building unit and to the land (dcscription of the asset,
location and so on). Thus, every property has a file thart is kept in the

tax administration at the quarter office .

Property owners can obtain a copy of this file (kashf rasmi) from
the administration. The cost of acquiring this document is quite
chcap, though a few extra fees (payol‘Fs) might have to be paid to
cmployecs to facilitate and expeditc the process. This document is
essential for their property to be connected to the various public
utilities when the government plans the installation of services in the
quarter, whether or not the property is legal. For inhabitants, this real
estate tax document is proof that the property bclongs to them or
that thcy occupyit. This documentisalso rcquircd by the authorities
when thcy plan to launch a campaign of land and real estate
rcgularisation in a settlement located on State-owned land. In such
cases, it constitutes important proof of owncrship of the property,
and is often the only prool‘ that residents of illcgal areas hold. Most
of the inhabitants consider that paying these taxes guarantecs them

security and lcgitimacy ofoccupation of the property.

Lil(cwisc, the majority of inhabitancs in illcgal/informal areas pay
rcgularly expensces related to the use of urilities (consumption of
water, clcctricity and so on) when thcy exist in the neighbourhood
Paymcnt for such urilities represents for them a strong sign of
recognition on behalf of the authorities, although itis not a sign of

lcgitimacy.
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When clcctricity or water bills for all the building and the electric
meter are recorded in the name of the owner of a building, itis highly
unlil(cly thac his owncrsbip will be disputcd. Asforthe tenant, he can
request the installation of a meter in his name, from the date when
the owner cancels his meter rental agreement with the Electricity (or
Water) Company; bills will then be in his name. The clcctricity and
water bills are thus documents that are pcrccivcd to prove owncrship
ofa property for the owner and its occupation for the owner and/or
the tenant. Thcy play a particularly important role in the most recent

(ilicgai) arcas where owners cannot pay awaid (buile property taxes).

Undcniably, the record of the practices and strategics carried out by
inhabitants and dcvciopcrs of illcgal urbanisation, whether it is to
circumvent the law or take advantagc ofit,isa unique register which
records their competences. Theiraimis usually to protect them from
arbitrary eviction, or from a disputc of their owncrship ofland and/

or real estate, and to give them a certain ‘degrcc’ ol-legality

De facto tenure security

For many inhabitants who have neither a lcgally—rccognized title
deednor buildingpcrmits, the security oftenure of the land onwhich
tbcy are serdled is rarciy a problcm. Thcy do not feel particularly
threatened by the demolition of their domicile at the instigation
of the authorities even if thcy have built on land unsuitable for
dcvclopmcnt; nor are tbcy concerned about expropriation, even it

thCy OCCU.Py Statc«owncd land.

In practice, the Egyptian state shows much tolerance toward such
illcgal areas. Iteven tends to grant thema certain de facto recognition.
‘Unofhcial rccognition is shown by the progrcssivc intcgration of
these areas into the rest of the city (whether thcy are located on
agricultural land or on desert land), in particular by their connection
ve) public utility networks (clcctricity, sewerage and drinl(ing Watcr),
or by the setting up of public facilities such as schools and poiicc
stations, or by the establishment of local administrative bodies at the
quarter (hay) level. The residents of illcgal areas consider that, once
infrastructure or services is in placc, their eviction or the demolition

of their property will be almost impossiblc

*The first [built] property tax legislation was the Khedivial Decree issued in 13 March 1884. Following the 1952 revolution, this legislation was replaced by Decree Law 56/1954. A new [Built] Property Tax Law (Law
196/2008), introduced in 2008, has rcpl;\ccd the previous property tax system (created by the Decree Law 56/1954), with the aim to close loopholcs and improve collection.
*The Real Estate Taxation Administration (RTA) keeps registers on buile propertics dating back to 1902.
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Morcover, although illcgal areas are the first to suffer from the lack of
infrastructure and services, thcy are not the only ones. Paradoxically,
certain popular lcgalizcd areas (quartcrs located in the old parts of
the city, for instance) are indeed as poorly cquippcd with public
utilities as many informal settlements. Moreover, public housing
ncighbourhoods (buile by the State) suffer from the same lack of
infrastructure and basic services as certain illcgal arcas. Therefore,
it scems that the status of the occupation of the land (illegal /legal)
is less important than the size and the age (maturity) of these
scttlements when it comes to the installation ofpublic services and

infrastructure.

While the number of inhabitants in illcgal arcas is a sufficient
condition for the authorities to gradually provide infrastructuresand,
conscqucntly, grant them de facto recognition, the dcmographic
‘critical mass that tlicy represent is also seen by most of the residents

asa guarantee which protects them from any attcmptcd eviction.

A host of lcgislations and decisions has allowed this de facto
recognition since 1956. Article 1 of Decree Law 259/1956, and its
amendment by Decree Law 32/1958, disallowed any judgments
ordcring7 the removal, correction or demolition of works for
buildings and works erected in violation of the provisions of Law
51/1940, Law 93/1948 or Law 52/1940 * during the period from
the date of entry into force of cach of these three Laws uncil 20 June
1956 - with the exception of: buildings and structures builc on State-
owned land; and l)uildings and structures projecting out l)cyond

approvcd building lines.

Similarly, Law 29/1966 interdicted any judgments or decisions
ordcring7 the removal, correction or demolition of buildings and
works erected in violation of the provisions of Law 52/1940, Decree
Law 656/1954, Decree Law 45/1962 or Decree Law 55/1964
during the pcriod from the date of entry into force of cach of these
Laws until the date of entry into force of the Law [7 July 1966]. The

Law also arrested the definitive decisions and criminal judgmcnts
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for crimes that took placc during this pcriod, in violation of the
provisions of the aforementioned laws, with respect to removal,
demolition, or correction of buildings and works. Exccptions
include buildings and structures built on land owned by the stare,
public corporations or their subsidiaries; buildings and structures
projccting out bcyon(l approvccl building lines and l)uildings and
structures that needs for urban planning and zoning require their
removal. However, the Minister of Housing and Utdlities may issue
a decision to arrest any decisions or judgmcnts in respect of all or

some Ol:tllCSC tthC cascs.

A rcscmbling law was enacted in the carly 1980s: Law 135/1981.
According to Article 1 of the Law, within five years from the date of

entry into force of the Law [31 July 19811, it s forbidden to:

« issuc decisions or judgmcnts to remove, demolish or correct
buildings and works erected in contravention of the provisions

of Law 52/1940 on subdivision of land for building

e imposca fine for contravention of the provisions of Decree Law
55/1964 rcgulating building works, and the first cliaptcr of Law
106/1976 regulating building works

e impose a fine for failure to obrain a l)uilding permit in
contravention of the provisions of the referred to Decree Law
45/1962 and Law 106/1976, with respect to all buildings and
works erected in contravention of the provisions of the referred
to Law 52/1940, during the period from 6 July 1966 to the date

Of[l'lC entry into force Of[l’lC Law

During the mentioned five years, the definitive decisions and
judgmcnts concerning those buildings and works shall be arrested
with respect to their rcmoval, dcmolition, or correction. In all cases,

the provision of this Article shall not apply to:

1. decisions or judgmcnts in chis rcgard, which were actually

CXCCUICCl bcforc tllC cntry into forcc OFtlllS Law

* Law 51/1940 was concerned wich building regulation and was replaced by Law 93/1948. Law 52/1940 was the first Egyptian legislation on sub-division of land for building,

7 Decree Law 656/1954 replaced Law 93/1948 on building regulation. Likewise, Decree Law 45/1962 supersedes Decree Law 656/1954. Two years later, Decree Law 55/1964 regulating building works was issued to

complement Decree Law 45/1962.
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2. violations committed by the sub-divider of any of the

alorcmcntioncd laws

3. decisions orjudgmcnts issued concerning violations due to non-
compliance with the building requirements as per the provisions
on building control, whether committed by the sub-divider, by

tllC buycrs or ll)y thcir SUCCCsSSors

4. buildings and structures built on land owned by the state, local

govcrnmcnt, PlellC ngdl PCI’SOHS or public sector companics

In the past decade, Law 138/2006 was passcd to allow the provision
of some built properties with basic infrastructure services. The
decision of the Prime Minister 1626/2006 details the parameters

and proccdurcs for the provision with uilities.

Infrequency of demolitions and evictions

Under current lcgislation in Egypt, only owners with a tite deed
which is duly rcgistcrcd with al-shahr al-‘aqari and with a proper
building permit benefit from full and complctc security of tenure
and are guarantccd for their asset will never be subjcctcd to arbitrary

demolition.

Thus, from the lcgal aspect, parccls located on state land can be
taken back at any time by the authorities to whom tbcy bclong
without squactters bcing cither compcnsatcd or rehoused. Buildings

COIlSEI’UCth on privarc farmland can l)C deOliSl’lCd.

Nevertheless, unlike in certain countries where demolition
campaigns (‘tbc bulldozer policy‘) of illcgal arcas and the ‘eviction of
their inhabitants without compensation have been carried out on a
largc scale, in Egypt the cases ol-arbitrary demolition of settlements
constructed on privatcly—owncd land or on State-owned land are
quite rare. The inlrcqucnt occurrence of arbitrary demolitions is due
to the authorities concern for the preservation of social order and
fear of the potcntial political disturbance’ that such tougb action
could provokc. This does not, however, prevent the authorities from
occasionally using this threar as thcy did for cxamplc in Manshiyat
Nasir (the biggest illegal sertlement on State-owned land in Cairo)

until 1999. Nor does it prevent them from occasionally dcmolisbing

25

property, as tbcy did in the pottcrs’ area al-Fawakhir (in old Cairo) in
January 1997.

In practice, the demolition of informal areas or parts of them is rare.
When this does occur, it is gcncrally for the construction of public
projccts (utilitics, dcvclopmcnt projccts, renovation of the area and
so on). In such cases, the government has a rigbt of expropriation
and can thus procccd with the demolition of houses. Nevertheless,
the State must pay compensation to the inhabitants, whether or
not tbcy have a rcgistcrcd title. Clcaring largc informal areas for
rcdcvclopmcnt isthusa very expensive undcrtaking fora chronically

C(lSl’l‘POO[' gOVCI’l’lIl’]CHE.

The compensation thathas to be paid islinked ro the fact that Arricle
40 of the [annulled] Urban Planning Law (Law 3/1982) required
the State to providc tenants of properties subjcct to demolition
with alternative units (to use for residence or for exercising their
activities). Articles 24 and 25 of the Building Law (Law 119/2008)
restate this stipulation, tbougb tbcy differentiate between owners

and non—owncrs/tcnantsi

Asa gcncral rule, alternative units are providcd in one of the public
liousing dcvclopmcnts, usually carried out by governorates or the
Ministry of Housing. le applics to all rcsidcnts, whether tbcy live in
settlements built on agricultural land orare squatters on state owned
land. Apparcntly, the inhabitants are aware of this and consider that,
once occupicd, their houses will not be dcstroycd without payment
of compensation by the authorities. Certain inhabitants are even
well informed of the case law concerning compulsory rcl’iousing
after a demolition order and thus mobilize various resources to press

the authorities in order to obtain maximum compensation.

Furtlicrmorc, when projccts of utility services, rehabilitation
or rcgularisation are planncd in an area, there is often a spate of
Construction activity. Such builders, who are gcncrally private
individuals, are aware that their actions are illcgal and that their
houses will be dcstroycd it thcy are not occupicd. Therefore, tbcy
rush to build and cspccially to occupy buildings. Thcy do so because
tbcy know that tbcy will thus be very likcly to geta rcplaccmcnt

apartmentina public housing programme.
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Thus, although in theory the registered title deed is the only means
to be recognized and protected by the law, there are many other
‘clements that givc inhabitants the impression of the relative security

of their tenure or their occupation.

In conclusion, the ‘success of illcgal forms of urbanisation is
linked to two main factors. Firstly, in spite of the occasionally-
violent declarations against their inhabitants, both squactters and
private owners, on farmland have benefited from a certain degree
of tolerance for more thanhalf of a century. Sccondly, except for
squactters (who constitute a minority of (illegal’ inhabitants), the
reality of the situation is paradoxical. lndecd, altliougli agricultural
land cannot lcgally have urban constructions for housing7 use (in
which case it is urbanisation that is illegal), land is purchased within
a framework of normal and legal transactions: the landowner
receives payment for the parcel, cither from the inhabitant himself
or from a developer. This transaction is generally carried out within
a traditional legal framework (tlae signing of a sale contract — often
drafted by a lawyer - by both partics in the presence of witnesses)
that is completely legal, even tliough it cannot give the rigl’it toa

l)uilding permit, as the plot cannot be developed.

Nevertheless, inhabitants  (whether tliey buile cheir homes
themselves, had their houses built for them or bouglat an existing
propcrty) consider themselves to be the owner of their homes, and
their ownersliip is generally und isputed. Asa precautionary measure,
they nevertheless try to obtain various documents l)y tal(ing legal
steps (which are sometimes fraudulent) that ensure a certain form of

‘legality’ of the property’s transaction and construction.

The practices and strategics implcmcnted to access a dcgree of
legality, sometimes also carried out by (ordinary city dwellers,
laigliliglit the skilfulness of residents of illegal districts. Tlaey
use these skills to overcome the Testrictions of the strice and
prescriptive framework of (legality,’ which they are trying to enter
into, eitherto resist, to ‘make do: aeeording to their resources, to their
breathing space or thcy try to bypass this framework of legality and

to instrumentalise it.
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These practices also prove inhabitants aspirations to conform to
‘legality’ as far as possible. In other words, througl’i these strategies
of manipulation of the legal system - fraud, corruption and so on -
tliey are attempting to secure tenure of their domicile. Yet, it is also
ameans to be integrated as far as possible into the (legal) city and to
acquire recognition from the authorities, ’rccognition by society as
awhole; and a ’right to the city’. Thcy try to do this without political
contestation or confrontation or (cliallenging the police’. Their
practices sometimes enter the domain of politics but are mostly
simple actions of‘quiet encroachment. In spite ofthe rigidity and the
severity of the legal and prescriptive framework (which is itself part
of the spreading of land and real estate illegality) that is imposed l)y
the authorities and that defines a lcgal city, the Egyptian authorities
are manifestly tolerant toward illegal settlements. This tolerance can
he considered as de facto recognition thereof; however, it does not
prevent these authorities from dcspising the inhabitants, sometimes

tl'ireatening them, and regularly stigmatizing them.

Because of the expansion of these arcas and their liigh population
density, the uilities that they progressively obtain and the very low
number of demolitions, it can be concluded that the authorities
evcntually accept this situation and try to mect social demand - at
least to a minimal extent. If the inhabitants and creators of these
illegal areas are ‘opposed’ to the authorities by the fact that tlaey
violate established laws and standards (sometimes by choice but
mostly because they cannot do otherwise), tliey certainly do not
act alone. They generally benehit from the ‘complicity’ (imposed or
deliberate) of officials (of the administrative and technical system
in particular) and, more generally and tacitly, the ‘complicity’ of key
authorities, who adopt a laissez-faire attitude. This ‘complicity’ is
seen in the number of evictions in illegal areas. The creation of these
illegal areas in particular, and the city in general, is thus the result of a
‘co—production‘ between the inhabitancs and the auchorities. lndeed,
evcrytlaing liappens as if it is a kind of ‘negotiatcd’ and ‘tolerated’

urbanisation.

Nevertheless, the
State must pay
compensation to
the inhabitants,
whether or not
they have a
registered title.
Clearing large
informal areas for
redevelopment

is thus a very
expensive
undertaking for a
chronically cash-
poor government.




PUBLIC SPACE

A public space is a social space that is gcncrally open and accessible
to pcoplc. In urban planning, public space has historically been
described as (opcn spacet 3 mcaning the streets, parl(s and recreation
areas, plazas and other publicly—owncd and managcd outdoor spaces,
as opposcd to the private domain of liousing and work. However,
the recent evolutions of the forms of urban settlement and the
growing number and variety of scmi—public spaces managcd l)y
privatc-public or cntircly private partncrships questions this notion
inherited from a legal pf:rspc:ctivc.19 Somehow today, public space
needs to be understood as different from the State domain and its

divisions; rather asa space accessible to the public.}U

To a limited extent, buildings that are open to the pul)lic, such
as public libraries, are public spaces, although thcy tend to have
restricted areas and greater limits upon usc. A broader meaning
of public spacc or placc includes also placcs where cvcrybody can
come if thcy pay, such asa café, train or cinema. A shop isan cxamplc
of what is intermediate berween the two meanings (a scmi«public
spacc): Cvcrybody can enter and look around without obligation
to buy but activities unrelated to the purpose of the shop are not
pcrmitted without limit. The halls and streets (including skyways)
ina shopping centre may be declared a public placc and may be
open when the shops are closed. Railway platforms and the waiting
rooms of public transport are similar although a travelling ticket is

sometimes rcquircd,

In an all-inclusive manner, a (public place’ is gcncmlly defined as “an
indoor or outdoor areca, whether privatcly or publicly owned, to
which the public have access by right or by invitation, Cxprcsscd or
implicd, whether by payment ol-money or not, but nota place when
used cxclusivcly by one or more individuals for a private gatlicring or

Otl]Cr pcrsonal PU.I‘POSC.”31

In Egypt, there is no cxplicit lcgal definition for public space. There

are however definitions for rcscmbling terms, like ‘urban spacc’ and

‘public place’ Article 27 of the Building Law (Law 119/2008) defines
urban spaces as “non-built areas interposing the built environment
defined by the facades of buildings, fences, or trees.” Article 1 of the
Environment Law (Law 4/1994) defines public place [for smoking
provisionsl as ‘a placc cquippcd to receive pcoplc ora spcciﬁc

C}lthOl”y OFPCOPlC for any PUFPOSC.”

he same Article provides two more definitions to differentiate
T Article provid dehi diff

between closed public place and semi-closed public placc. A closed
pul)lic placc is defined as “a pul)lic placc which is in the form of
an intcgratcd l)uilding that reccives no incoming air except from
dcsignatcd inlets. Vehicles for public transportare considered closed
pul)lic placcs.” Meanwhile, a semi-closed pul)lic placc is defined as “a
public placc which is in the form of a non-intcgratcd building with

irect access to the ambient air and which cannot be complete

d he amb d which be completely

closed”

Institutional roles and responsibilitics in this sphcre are concentrated
in local administration units that are rcsponsiblc for direct planning,
implcmcntarion and maintenance ofpublic spaces or for supervision
and control of these activities when carried out by private actors.
Unfortunatcly, those local administration units don't always pcrform

cH‘icicntly.

The planning, cicmarcation, implcmcntation and maintenance of
public spaces are regulated by a number of laws and regulations,
which include but are not limited to the Building Law (Law
119/2008) and its exccutive regulations, the Local Administration
Law (Law 43/1979) and its executive regulations, and the New
Communities Law (Law 59/1979).  Morcover, the General
Organisation for Physical Planning (GOPP) has recently published
several volumes of a guidc on planning standards for public facilities
and spaces to satisfy these speciﬁc individual or community needs

(CdUCaU’Ol’l) hcalth, yOUtl’l HI]Cl SPO[’(S),

» ln l‘dﬂd usc planning, urban [OPCII] spaccs arc OPCU Spaccarcas l:Ol' parks, gi’ccn SP‘ACCS ancl OEhCl’ OPCII arcas. SU'CC(S, Pl‘a\ZZAS, plazas ancl urban SL]UC[I'CS are not le\V“in dCﬁllCd as Lll'b‘dﬂ [OPCH] SP‘&CCS.

» Stc’plunc Tonnelat, The sociology of urban pub]ic spaces, in Territorial Evolution and Planning Solution: Expcncnccs from China and France, ed. \Wang Hongy;\ng ctal. (Paris: Adlantis Press, 2010), 84.

B

nterms OHJVV, itis PCrll&PS closcr (8] [hC oldcr COI]CCP[ Of[l‘lC ‘COn] mons’.

3 Public Place Law & Legal Definition, accessed November 19,2015, heep://definitions.uslegal. com/p/public-place/.
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The following sections discuss the laws and rcgulations on planning,
demarcation, implcmcntation and maintenance of public spaces.
Table A\l (in Annex A) providcs further derails using the lcgal
assessment tool developed by UN-Habitat.

4.1 Planning and Demarcation

of Public Spaces

The planning and demarcation ofpublic spaces are discussed in the
Building Law and its executive regulations at the level of detailed

plan and sub-division.

At the level of detailed plan

According to Article 2 of the Building Law, the detailed plan shall
include “all the intcgratcd dcvclopmcnt projects, in relation to
housing estates, land subdivisions or landscaping projects, proposcd
inthe gcncral strategic plan,“ Landscaping projects referto the dcsign
and creation of outdoor public arcas, landmarks, and structures to

achieve environmental, socio-behavioural or aesthetic outcomes.

Likewise, Article 20 of the Executive chgulations lists the
components of the detailed plan as including: “Maps and reports of
the detailed planning studies of networks of streets, transportation
and public utilities and of the distribution of services, green areas,

public spaces, business centres, residential areas, etc.”

Article 26 of the rcgulations requires aminimum width of ten metres
for roads in the urban cxpansion areas of cities and a minimum widch
of six metres for roads in the existing areas of cities without approvcd
building lines. For existing strects, the property boundaries shall be
recessed by half the difference between the current road width and
the stipulatcd road width at the time of building or rcbuilding the

parccls facing7 roads of width below the aforesaid minimum level.

As mentioned prcviously in Section 2.2, Articles 29 to 49 spccify
the components of different detailed plans such as residential
communities, housing estates, commercial areas and service areas.
All these articles touch, to varying dcgrccs, on the planning of
public facilities and spaces within the arcas for which detailed plans

are produccdi
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At the level of subdivision
Article 2 of the Building Law defines the land subdivision as the act

of dividing atractor parccl of land into more than one lot or piece.

Article 20 of the Law states that, as a result of issuing the decision
approving the draft sub-division plat, areas allocated for roads,
streets, squares, gardcns, parks and service facilities shall be deemed
as public goodsi The Article also refers to the executive rcgulations
for subdivision types as well as for rules and conditions governing

the subdivision of land.

Article 22 requires the drawings to be attached to the sub-division
application orany amendments thereto to be approvcd by engineers
or spccializcd engineering ofhices accorcling to the rules issued by
a decision of the competent minister. Such rules shall incorporate
the necessary conditions that should be met in the engineers
according to the size and importance of the draft sub-division plats
to be approvcd as well as the statement of the subdivisions ofspccial

nature to be prcparcd by spccial ized consulting engineers.

Article 51 of the execurive rcgulations (as per the decision of the

Minister of Housing 67/2014) lists two types of sub-division:

1. Land parccls located on existing or planncd roads whose sub-
division does not need the construction of new roads or their
provision with infrastructure while obscrving all the planning

and building requirements in the approvcd plans,

2. Land parccls whose sub-division entails the building of
internal roads and the construction of infrastructure and
public services rcquircd according to the approvcd plans and

that have to be implcmcntcd onapart ofit.

Article 53 of the Executive chulations details the conditions of
land subdivision in cities and villagcs, which fall into two main areas:

planning standards, and rcquircd improvements and services.

Under the area of planning standards, any land sub-division shall be
plannccl in compliancc with the principlcs and bases of the detailed
plan of the city or villagc aswell as the conditions of zones, notably as

rcgards land uses, trathcand availability of| public utilities and services.
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Streets, blocks and parccis in the sub-division shall be organizcd ina
way that would allow the full utilization oftopogmphic and natural
characteristics, without dcstroying the afforested arcas and iargc
trees. The planning and dcsign of streets shall observe the technical
standards included in the instructions set out by the competent
administrative agency. The width of road on which a parcci of land
(its frontagc) abuts shall not be less than cight metres and ten metres

for existing areas and expansion areas in citics respcctivciy.

In the case of a sub-division cntaiiing the impicmcntation ofinternal
road network as well as of pubiic utilities and services (the second
type stated in the rcguiations), at least one-third of the sub-division
land shall be assigncd gratis for roads, squares, gardcns, parks and
pubiic services. In the case of sub-division land with area of at least
five feddans (acres) that does not require the construction of pubiic
services in accordance with the approvcd p]ans at least 25 per cent
out of the sub-division land shall be assigned gratis for roads, squares,

gardcns and Pill'i(S.

Overaii, thC totai arca CiCdU.CtCCi fOl” roads shaii not bC iCSS than 20 per

cent of the sub-division land area.

If the administrative agency concerned with pianning considers
this percentage as not tulfilled, the cxpropriation proccdurcs shall
be followed to expropriate the difference in conformance to the

provisions of the Expropriation Law (Law 10/1990).

4.2 Implementation and

Maintenance of Public Spaces

The impicmentation and maintenance ofpubiic spaces are tackled
in a number of laws and their executive rcguiations as discussed

hcr CQFECI‘.
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Article 2 of the Local Administration Law (Law 43/1979) states

that:

o The local administration units — within the State’s pubiic
poiicy and gcncrai pian —shall take charge of establishing and

managing all pubiic services within their dominion.

o These units — each within its jurisdiction — shall also carry
out all the functions exercised by the ministries pursuant to
the appiicabic laws and rcguiations, with the exception of
national services or those having speciai nature for which a

decree shall be issued by the President of the chubiic.

The Article refers to the executive reguiations, which shall spccify
the services to be established and managcd by the governorates, and
those to be established and managcd by other local administration
units. The Executive chuiations shall also prescribc the functions,
referred to in the Article, to be exercised by the governorates and by
the other units. The governorates shall undertake all the functions
related to the pubiic services which are out of the remits of other

local units.

Atrticle 7 of the Executive Regulations states that “the planning and
construction of pubiic parks; the buiiding, paving and maintenance
of roads and streets; ...” are among the functions that the local units,

cach within its jurisdiction, shall undertake.

In urban areas, the i'csponsibiiity of local units (cities and quartcrs)
for roads and streets covers gcncraiiy the three types of urban
roads: arterial roads (typicaiiy bounding supcrblocks); collector or
distributor roads and local streets. However, internal roads within
subdivisions have to be constructed by the sub-divider as per Article
20 of the Buiiding Law and Article 53 of its executive rcguiations.
The Law and its executive rcguiations remain are silent abourt their

maintenance.

2 Al'[iCiCS S a\l\d 6 O‘:fh(.‘ ¢xecutive l'Cng]‘d[iOnS l'Cng]‘J.[C [hC impicmcntation and managcmcnt OdeUC‘J.[lOnAi Clnd l](."&.][h {‘dCiii[iCS.
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Article 53 of the executive rcgulations also providcs that:

o A subdivision may not be established unless connected to a

pub]ic road.

o Should that not be the case, and the administracive agency
decides to build a road to connect the said sub-division to a
public road, the agency may oblige the sub-divider to bear the

cost of its construction and provision with public utilities.

Nationwide, Law 84/1968 and its amendments regulace all
types of public roads: ﬁ'eeways; nighways; main roads; and local
roads. Article 1 of the amended Law stipulatcs that the Frccways,
highways and main roads shall be established, amended and their
types determined by a decision of the Minister of Transport, and
supervised by the General Authority for Roads, Bridges & Land
Transporr. Meanwhile, local roads are supervised by the local
administration units. The decision of the Minister of Transport
190/2009 lists all the freeways, highways and main roads in Egype.
According to Article 2 of the decision, roads other than those listed
in the decision are considered local roads to be supervised by local

administration units.
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On the other hand, the New Urban Communities Authority
(NUCA) is in charge of building road networks and other public
spaces (gardens, parks and so on) in the new towns according to
Articles 11 and 28 of the New Communities Law (Law 59/1979).
Article 11 provides that the Authority — toward the realization of its
objcctivcs —may undertake all acts or works it deems likely to realize

the set programmes and priorities.

Ie may contract dircctly persons, companics, banks, local and forcign
bodies, according to the rules set in the internal rcgu]ations of the
Authority. Article 28 stipulates that the Authority carrics out
master and detailed planning for the sites selected, according to
the provisions of the Law; endeavours to implcmcnt of works and
projects through international and local bids, tenders or negotiations
or through direct contracting, in accordance with the i'egulations of
the Authority and supervises the imp]cmcntation of these projects,
cither on its own or through the Development Agency of each new

U['b‘(lll community.
/

Article 7 of

the Executive
Regulations states
that “the planning
and construction
of public parks;
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paving and
maintenance of
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the functions that
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each within its
jurisdiction, shall
undertake




PLOTTING REGULATION

Land plots are regulated by the Building Law (Law 119/2008) and
its executive regulations. The prcambie of the execurive reguiations
defines a piot of land as: “any part of a block or any parcci of land
for transfer or dcvclopmcnt’f The piots (and their boundaries) are
oniy identifiable at che level of the detailed pian or the sub-division
(plat). In other words, plots can practicaiiy be established, adjustcd,
subdivided and consolidated through detailed plans or subdivision

placs.

The followin

demarcation ofpiots; the adjustment, subdivision and consolidation

g sections tackle the lcgai rules on the pianning and
ofipiots aswell as the provision of sub-division(s) with infrastructure
and services. A discussion of variations between rural and urban
jurisdictions follows. Table A2 (in Annex A) offers additional
derails using the legal assessment tool (provided by UN-Habitar).

5.1 Planning and Demarcation

of Plots

The foiiowing paragraphs discuss the pianning and demarcation of

piots at the level of detailed pian and subdivision.

At the level of detailed plan

As prcviousiy mentioned, piots can be created by a detailed pian
(refer to Figure 5.1 for a sample detailed plan). Article 22 of the
executive rcguiations states that, ciuring the preparation of the
detailed pian, the dimensions of buiidings, the arcas of land parccis
and so on shall be consistent with the conditions and standards
prcscribcd in the Law and its rcguiations, According to Article 23,
the studies dcvciopcd during the preparation of the detailed pian

shall set minimum piot area and dimensions according to its use.

As of 2009, Article 26 of the executive rcguiations stipuiatcd that
the area of land piot shall not be less than 120 square metres for land

situated within the urban expansion ofa city. The frontagc oftheland

piot abutting on the road shall not be less than 10 metres in the urban
expansion areas within the approved urban growth boundaries of a
city. However, the Article was amended in 2010 (by the decision
of the Minister of Housing 200/2010) and the minimum plot arca
and frontage were removed. This amendment seems rational as the
detailed planning may deal with existing areas where a piot arca or
frontagc might be less than the minimum spcciﬁcd in the Article

bCFOI”C its amendment

According to Article 30 of the regulations, the detailed pians for
integrated residential areas shall determine the average piot area for
difterent classes and the spcciai conditions of residential arcas, which
shall take into account the dimensions of land piots, on condition

that the icngth ofa piot does not exceed twice its width.

Article 40 of the rcguiations spcciﬁcs the minimum p]ot area and
dimensions in craft areas. The piot area shall not be less than 100
square metres in the casc ofa worl(shop and not less than 500 squarce
metres in the case of a small factory. The minimum piot width shall
be 10 metres, with icngth not cxcccding twice its frontage. Likewise,
Article 43 of the rcguiations spccii’ics the minimum piot dimensions
in industrial arcas. The p]ot frontagc shall not be less than 20 metres,

with icngth not excecding twice its frontage.

At the level of subdivision

Plots are typically created by a sub-division (plac). Articles 18 t0 23 of
the Building Lawand Articles 51 to 63 of the Executive Regulations
govern the preparation and approvai of land sub-division piats.
Article 53 of the Regulations specifies the minimum plot arca and
dimensions for residential piots in a subdivision. The piot area shall
not be less than 120 square metres in the urban expansion arcas of
the city. The minimum piot frontagc shall be 10 metres, wich icngth
not Cxcccding twice its ﬁrontagc, The Article also stipuiatcs thatiron
markers such as pipes or angics shall be dccpiy fixed at the corners of

biOCi(S Q.I]Ci PEll'CCiS ofiand.
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5.2 Adjustment, Subdivision and
Consolidation of Plots

The foiiowing paragraphs discuss the adjustmcnt, subdivision and

consolidation of piots atthe level of detailed pian and subdivision.

At the level of detailed plan
Article 16 of the Building Law stipulates that the detailed plan(s)

shall be approvcd by a decision from the competent governor,
after the approvai of the Local Pcopic’s Council at the governorate.
Aithough the Law does not cxpiicitiy state the proccdurc of
amcnding the detailed pians, and the piots created by such pians, it
is understood that thcy can be amended in the same way thcy were
initiaiiy prcparcd and approvcd. The decision of the Governor of
Beheira 957/2014 provides an example for amcnding the detailed

pian FOI’ atract ofliand in ti’lC City ofKafr ci-Dawwar.

Meanwhile, Articles 24 and 25 of the Law allow land rcadjustmcnt as
animportant tool forrcorganising urbanareasbut oniy for rcpianning
areas and unpianncd areas. According to the two Articles, the
proccdurcs followed in preparing and approving a detailed pian for
acity ora Viiiagc shall appiy with rcgard to preparing and approving
the pian fora rcpianning area or an unpianncd area. The decision of
the Governor of Minya 862/2013 is an example for approving the

oarea, located in the

dctaiicd pian for Eshash Mahfouz, asa rcpianninb

southern quarter of Minya city.

At the level of subdivision

Article 20 of the Building Law states that the competent Governor
shall - upon the presentation of General Department for Urban
Pianning and Dcvciopmcnt — issue a decision approving the draft
subdivision piat and conditions thereof — inciuding the obligation
to impicmcnt the onsite pubiic services — or the amendment of
such draft or of an aircady existing subdivision within the urban
growth boundaries of the city or the viiiagc. Article 21 further
stipuiatcs that “no amendment may be allowed in an approvcd
or existing subdivision, except after approving such amendment,
according to the terms and conditions stipuiatcci in this law and its

executive rcguiations.”
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The consolidation and/or subdivision of existing piots within a
sub-division is/are considered as an amendment of this sub-division
[plac] that has to be approved by the competent Governor. An
cxampic for piot consolidation is the decision of the Governor of
Kafr ¢l-Sheikh 71/2012 consolidating the two plots (14 and 15)
within the subdivision of the buiiciing and housing cooperative for

international accountants and auditors.

On the other hand, an cxampic for further piot sub-division is the
decision of the Governorof Shargia9381/2015 sub-dividing (splicting)
the plot (290) in Neighbourhood C of the Fourth Subdivision for
Cooperative Housing into two plots (290A and 290B).

5.3 Provision of Subdivision(s) with
Infrastructure and Services

As elaborated above, Article 20 of the Buiiding Law requires the
sub-divider to impicmcnt the onsite pubiic services. The needed
infrastructure and services vary according to the sub-division type
as per Article 51 of the Executive chuiations. Article 53 of the
chuiations restates the rcsponsibiiity of the sub-divider to providc

the sub-division with pubiic services and infrascructure as follows:

« The sub-division shall be providcd with the stated onsite
water systems, and street sprinidcrs and fire hydrants, in
compiiancc with the terms, conditions and spcciﬁcations
of the appropriate administrative agency and under its

supervision

o The sub-division has to be providcd with an electric power
network for its buiidings as well as with a pubiic iighting
system, inciuding cables, poics and appurtenances in areas

where cicctricity is available

o The sub-division shall have a sewerage system if such a
system can be connected to the pubiic sewerage system and
according to the decision of the competent administrative

agcncy. ThC SCWCI’QgC Systcm shaii aiso incorporatc snrfacc
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water sewers and pumping stations for the sub-division. In
areas without pubiic sewerage system or where connecting to
the pubiic sewerage system is not appropriate, the wastewater
shall be disposcd of using an appropriate system approvcd by

the competent administrative agency.

According to Article 61 of the executive rcguiations, it the
infrastructure networks are not executed, the sub-divider shall
submit a bank letter of guarantee for the impicmcntation of
infrastructure according to the sums decided upon by the relevant
companics. The administrative agency may — in agreement with
the sub-divider - execute the needed infrastructure on its own or
through the competent bodies, dcducting the costs from the value

OfthC iettcr ofguarantce.

Furthermore, Article 62 of the executive rcguiations prohibits the
advertisement of a subdivision unless the sub-divider submits a
statement showing the complction of infrastructure or a copy of the

leteer ofguarantcc mentioned in Article 61.

5.4 Urban-Rural Variations

Article 27 of the executive rcguiations (as per the decision of
the Minister of Housing 200/2010) lays down the additional

requirements of the detailed pian ofany viiiage:

The foiiowing requirements shall be appiicd - aiongsidc the gcncrai
requirements of the detailed pian —toland situated in buiit«up area(s)
within the approvcd urban growth boundaries of Egyptian Viiiagc(s).
This means that any vacant land, run-down huiiding orany buiiding
that would be repiaced or its height increased shall be subjcct to the

foiiowing requirements:

« The dimensions of any land plot (plotarca and frontage) shall

follow the gcncrai stratcgic pian the Viiiagc

o Uses - SUbjCC[ matter ofthcse requirements - shaii appiy to

land intended to be used or reused for residences, services
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or both, in addition to activities related to ciaiiy needs of
inhabitants, unless such activities cause disturbance or harm

to ti’]C environment

Likewise, Article 56 of the executive reguiations spccii‘ies the

additional requirements of sub-division(s) in any Viiiagc:

If the landowner desires to sub-divide his land to more than one
piccc or to erect more than one buiiding thcrcon, a subdivision shall

be cicsigncd in pursuance of the foiiowing requirements:

. E&Ch piOt oﬂand Sil?lil l)C i)Ol‘CiCI'Cd Wlti’l a road or street from

at least one side.-

o The icngth of;my pianning block in the subdivision shall not

exceed 100 metres.-

+ Thelength of any closed road (cul-de-sac) shall not exceed 50

mctres

o The minimum widths of roads and internal streets shall be
six metres, whereas the minimum width of ioop road (daycr
cl-nahiyah) encircling the [old] built-up arca shall be cight
metres, while considcring the street hicrarchy according to

the subdivision requirements

. FOI’ ianci adcicci to EilC buiit—up arca, thC Pi()t frontagc Sil(lii l)C
at iCélSt seven metres, WilCI'C;lS its icngth Si’ldii not CXCCCd twice

its ﬁ'ontage
£

. ﬂiC PiOt arca shaii not bC iCSS than 70 squarc mctres FOI' iand

situated in the urban cxpansion arcas of the viiiage

o Hcights shall be set in accordance with the gcncrai strategic

pian

Mcanwhiic, tilC proccsscs for ti’lC pianning S.I]d adjustmcnt OFPiOtS

do not differ between rural and urban jurisdictions.
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Figure 5.1 Detailed plan (land use map) for a residential community in Katameya showing land plots created by the plan. *

# Cairo Governorate, General Organisation for Physical Planning and Sites International, Planning of Mountainous Arcas, Urban Services Project in Katameya, Cairo, October 2013, p. 30



DEVELOPMENT RIGHTS

Dcvclopmcnt rights refer to the rights thart allow landowners to
dcvclop their land or build on it within the limitations of law. These
rights add value to land as thcy represent the dcvelopmcnt potcntial.
Such rights are conferred on the landowners by the local authority

rcsponsiblc for rcgulating land use in the jurisdiction.

In Egypt, there is no inherent rigbt to dcvclop land; ratlicr,
dcvclopmcnt rights are rcgulatcd by the Building Law (Law
119/2008). Dcvelopmcnt rights arise from detailed plans or
temporary provisions, as elaborated in the following paragrapbsi
Table A.3in Annex A provides more details on development righes

using [llC lcgal assessment tOOl ClﬁVClOPCCl by UN—Habitat.

Detailed plans

According to Article 13 of the executive regulations of the Law,
the gcncral strategic plan shall spccify ‘the planning and building
requirements for cach zone, including the building dcnsity (floor
area ratio) and the maximum building height.” Acthelevel of gcncral
strategic plan, the Ministry of Defence (the Military Operations
Autbority) plays a major role in dcciding the maximum building
height for each zone/area within the city or villagc. Article 17 of the
executive rcgulations obligcs the General Organisation for Physical
Planning (GOPP) to submit the draft general stracegic plans of
cities and villagcs with military bases to the competent bodies at
the Ministry of Defence to chprcss their militai‘y point of view and

maintain the requirements of State defence.”

According to Article 18 of the executive rcgulations, the approval
of the competent bodies at the Ministry of Defence is one of the
preconditions to complctc the revision process of the gcncral
strategic plan. As the Ministry of Defence can not reveal the
location of military bases, in practice the gcncral strategic plans of
all cities and villages have to be approved by the Military Operations
Autliority. The ministerial decision approving the gcncral strategic
plan typically refers to the decision (number andycar) ofthe Military

Operations Authority.

Yet, dcvclopmcnt or construction is not allowed based solcly on the
strategic plan. According to the second paragraph of Article 17 of
the Law, the local units may not issuc “a certificate of site validity for
building ora building permitin the absence of an approvcd detailed

»

plan, without prcjudicc to the provisions of Article (15)

As the name implics, the detailed plan fills in derails lefe unspcciﬁcd
by the gcncral strategic plan, and typically should conform to it.
According to Article 23 of the executive regulations, the studies
dcvclopcd during the preparation of the derailed plan shall include
setbacks from the land boundaries as well as maximum building
height and building density. Article 26 states that cach zone/arca
in the detailed plan shall have building conditions, which have to
be compatiblc with the gcncral requirements stated in the gcncral
strategic plzin of the city or villagc. Among such conditions are the
maximum coverage ratio,”* building dcnsity and building licigbt.
Moreover, Article 29 requires the building conditions of residential
areas to determine the overall building dcnsity, the setbacks and
the maximum bcights, The Article allows that setbacks may be

cmploycd dcpcnding on EllC circumstances Ol:tllC land parccl.

In other Words, the main features of a building or construction,
including the right to build, is as a rule alrcady decided if a detailed
plan exists. The detailed plan gives almost auromaric dcvelopmcnt
rights, What, thcrcforc, remains is in rcality mainly a cbccl(—up that
building rcgulations are followed througb the building permit

pr OCCess.

Temporary provisions

The second paragraph of Article 15 of the Building Law compels
the governorate’s General Department of Urban Planning and
Development (GDUPD) - in the absence of master plans or before
the adoption of the general strategic plans - to lay down temporary
rules and provisions for detailed plans o rcgulatc dcvclopmcnt
within two months of the issuance of the executive rcgulations of

the Law. The said rules and provisions shall be issued by a decision

“ Al‘[lClCS 40 and 43 Ol‘fllC executive l'CgUl;l[lOllS SPCCll‘)’ [l’]C maximum COVC[‘&gE ratio for two [/VpCS ol-areas OIIlVZ 65 PC[‘ centin (l’]C case ol-cral'-t arcas and 70 PC[‘ cent for industrial arcas.
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from the competent Governor after their presentation to the Local
People’s Council of the governorate and after coordination with the
competent bodies at the Ministry of Defence. The temporary rules
and provisions shall be in force until the preparation and approval of

detailed plans.

According to Article 19 of the exccutive regulations of the Law (as
amended by the ministerial decision 200/2010), when the General
Department of Urban Planning and Development (GDUPD)
lays downs temporary provisions to regulate development - in
the absence of master plans or before the adoption of the general
strategic plans —the building ciensity shall not exceed four times the
total land area for land parcels in villages and six times the total land

area for land parcels in cities.

The last paragraph of Article 15 of the Law also requires the
General Department of Urban Planning and Development to
specify temporary l)uilding provisions for existing areas that lack
such provisions, notably the building lines and heights, to mect the
requirements of ligliting, ventilation, and urban and architectural
character; the requisites of civil defence, l'irel'iglating, and sound
State defence and the environmental spcciﬁcations in accordance
with the building densities set by the executive regulations of the
Law. The total iieiglit of the building may not exceed 1.5 times the
width of the street up to a maximum of 36 metres. Such temporary
provisions shall apply until the preparation and approval of strategic
and detailed plans, It is worth mentioning that this maximum of 36
metres is only stipulatcd in this Article on temporary provisions for
existing areas. However, it is used eonventionally as the maximum

allowed l)uilding lieigiit in the general strategic plans of major cities.

Examples of the temporary provisions include the decision of the
Governorof Cairo 3717/2009 (amended by the decision 559/2011);
the decisions of the Governor of Giza 6097/2009, 2979/2010 and
11682/2011; the decision of the Governor of Beheira 1084/2011
and the decision of the Governor of Ismailia 263/2015.
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Exceptional cases

The last paragraph of Article 17 of the Building Law states that the
Supreme Council for Urban Planning and Development may - by a
justifiable decision to realize anational purpose — constrain or exempt
acity, an area or part(s) thereof, or a specific building by/from all or
some l)uil(iing provisions contained in the general strategic plan.
The Council may — upon the proposal of the competent Governor
- agree on changing the land use(s) for an area or parts thereof or
for a specific building, The Executive Regulations implementing
this law shall specify the conditions and proccdures to be followed
in this regard aswell as the rules to determine the due compensation

or thtCI’ant iCVy according to thC PI’OViSiOI]S ofBetterment LCVy

Law (Law 222/1955).

Chapter 6 (Articles 72 to 74) of the Executive Regulations of the Law
provides such conditions, procedurcs and rules. Article 72 governs
the submission and approval of petition to impose constraints and
the associated compensation where appropriate. Article 73 regulates
the submission and approval of petition to exempt a city, an arca
or part thereof, or a building from the building provisions and the
accompanying betterment levy according to the provisions of Law
222/1955. Likewise, Article 74 directs the submission and approval
of petition to cliange the land use of an area, or part thereof, or of a
specific l)uilciing, and the related betcerment levy (muqal)il al-tahsin)

as per the provisions of Law 222/1955.

The betterment levy is among the citys financial resources as
understood from Article 1 of Law 222/1955 and as restated in
Article 51 of Law 43/1979. In other words, the value of purchasing
development riglits is directed to the city rather than to the
governorate as was the case historically. Article 31 of Law 106/1976
required the licensee, in the case of exempting a speciﬁc building
from laeiglat restrictions, to pay a fee in exciiange for the increase
in the utilization of land. Article 36 of Law 43/1979 includes this
utilization fee in the resources of governorates account to finance
cconomy housing projects. As Article 31 of Law 106/1976 was
annulled by Law 101/1996, this item included in Article 36 of Law
43/1979 has been void since June 1996.



It is worth
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Over the period from 1996 to May 2008, no fee was paid for the
exemption from lieight restrictions. One example is the exemption
of the extension of Le Méridien Hotel (now the Grand Nile Tower)
by the Nile Corniche owned by the Egyptian Saudi Company
for Tourism Development — by the Prime Ministerial decision
1979/1996 (in July 1996). According to the Prime Ministerial
decision, the new maximum hcight was sct to 142 metres instead of

the typical 36 metres.

Purchase or transfer of development rights

The purchase or transfer of development rights, as known in some
countries is not familiar in Egypr although the Egyptian Civil Code
provides the legal basis for similar tools (Articles 1015 to 1029 on

Servitude).

In the United States, the purchasc of devclopmcnt rights means
that a landowner voluntarily sells or donates his development
rights toa governmental agency or a land trust. When the sale or
donation occurs, a lcgal document called a conservation casement
(or conservation servitude) is created. In legal terms, this easement
is ‘an interest in real property established by agreement between a
landowner and land trust or government agcncy’ 50 as to achieve
certain: conservation purposes. This easement typically forbids
subdivision and other real estate development, and restricts the use
of the land to farming, open space or wildlife habitat. In accepting
the conservation easement, the easement holder has a responsibility
to monitor future uses of the land to ensure eompliance with the

terms OFEhC casement and to cnforcc tllC terms ll:d VlOlathﬂ occurs.

The landowner retains private ownership of the land and can sell
it, hold it or pass it on to heirs. The restrictions of the casement,
once set in place, are perpetual and potentially reduce the resale
value of the associated property. The conservation casement runs
with the land; meaning it is applicablc to both present and future
owners of the land. As with other real property interests, the grant
of conservation casement is recorded in the local land records; the

grant bccomcs a part Ol:tllC chain Oftlth FOI’ tllC Pl’OPCl'ty.

As for the transfer of development rights, it is a market-based
tcchniquc that encourages the voluntary transfer of growth from

plleCS \VllCrC a community VVOLllCl lll(C to see lCSS development
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(called sending areas) to placcs where a community would like to
see more development (called receiving areas). The sending areas
canbe environmentally—sensitive properties, open space, agricultural
land, wildlife habitat, historic landmarks or any other placcs that are

important to a community.

The receiving areas should be placcs that the gcncral public has
agreed are appropriate for extra development because they are close
to jobs, shopping, schools, transportation and other urban services.
Landowners in the sending areas sell their devclopmcnt rights to
developers who use them in the receiving areas to build at higher

densities than allowed under existing zoning.

In Egypt, the Articles of the Civil Code allow the establishment of
servitudes or easements. Article 1015 defines the servitude as “a riglit
which limits the enjoyment ofa property for the benefit of another
property belonging to another owner’. The riglit to a servitude is
mainly acquired by a legal transaction (acte juriclique). A contract of

S;llC isan cxamplc OFSUCll lcgal transaction.

The development servitude (servicude non  adificandi) — by
which a landowner surrenders the right to dcvclop a dcsignatcd
parcel of property — is one of the possible applications of the Civil
Codecs provisions. However, such negative servitude should be
established for the benefit of another property or other propertics as
claborated above. This does not seem to correspond exactly with the

conservation casement as known in the United States.

Historically, other types of servitude were also common in relation
to real estate clevelopment, limiting the building lleigbt (servitude
non altius tollendi), coverage, usc and so on. These building
restrictions made by mutual agreement, referred to in Article 1018,
are known as reciprocal servitudes. Such restrictions were Widely
used in land subdivisions (cither carried out by the government or
by land companies) and typically included within the conditions of
sale. Examples of these conditions were witnessed in the contracts of
sale oFgovcrnmcnt land in specil‘ic quarters like Zamalek and in the
contracts of land companies such as the Maadi Company. Even Law
52/1940 — the oldest law on land subdivision in Egypr - stipulates
in Article 17 that the propcrty-rclatcd restrictions contained in

the conditions of the sale shall be considered positive or negative
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scrvitudcs (cascmcnts) tllC buycrs Or tenants or bcncl‘iciarics ofhcl{r

(long-term leases of land) can enforce against cach other.

Overall, these private law servitudes are restrictive, and no transfer of
dcvelopmcnt rights is known to take place throughout the modern
laistory of-Egypt, asis the case in the United States. Over and above,
the former Urban Planning Law (Law 3/1982) nationalized the
right to develop land (Articles 23 and 24 on sub-division). Article 23
requires the sub-divided land transaction agreements to refer to the
sub-division approval decision and the list of conditions attached

thereto. The agreements shall stipulatc the applicability of this list

to thC bUyCl’S (lﬂd EilCil' SUCCCSSOIS, Hlld thC RC?ll ESt‘AtC PUl)ilLlEy
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Department (REPD, or maslaha al-shahr al-aqari) has to take that
into account. The list of terms referred to is considered a part of the
sub-division approval decision. These conditions are considered
servitudes the buycrs and the sub-divider can enforce against cach
other. Article 24 further states that these conditions are considered
building conditions at the same rank ofprovisions included in the
building laws and rcgulations and have to be applicd to the sub-
division covered by these conditions. The competent local unit
has to observe the application of those conditions, enforce them
against the sub-dividers and buycrs, and to take all decisions and
proccdures to ensure their implcmcntation in accordance with the

provisions of Law.
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BUILDING CODE

The following sections discuss what can be considered l)uilding
code(s) in Egypt. Table A4 in Annex A provides additional details
using the lcgal assessment tool proviclcd by UN-Habitat.

7.1 Building Law

A huilding code canbe defined asa collection of laws and rcgulations
governing the branch of public law on building [dcvelopmcnt].
Building or planning codes are known in a number of countries,
including France, Morocco, Algeria, Tunisia, Belgium, Senegal
and Ivory Coast. In this sense, the [Unified] Building Law (Law
119/2008) can be considered the Building Code of Egypt. The

COdC is madc LIP Ol:l:Ol,ll‘ parts:

1. Physical Planning
2. Urban Harmony
3 Regulation of Builcling Works ¥

4. Maintenance of Real Properties

Each of the four parts has a different gcographic scope for
application. The scope of Part 1, according to Article 1, covers
the “local administration units, tourist arcas, urban communities,
industrial areas, and all dcvelopmcnt and reconstruction bodies
throughout the chuhlic‘: However, there is no reference in the
Articles of this Part to the new communities, tourist arcas or

dcvclopment and reconstruction bOCliCS.

Article 26 defines the scope of Part 2: “cities (as per Law 43/1979),
tourist areas, new urban communities and buildings, as well as areas
and buildings of outstanding value throughout the chublic in the
areas decided upon by the Suprcmc Council for Urban Planning
and Development” Likewise, Article 38 (as amended by Decree
Law 23/2015) spccil‘ics the gcographic scope of Part 3 to cover the
“local administration units, tourist and industrial areas, new urban
communities, strategic areas of military importance, land allocated
to or owned by the armed forces, national projects implcmcntcd by

the armed forces upon a decision from the Council of Ministers,

as well as buildings and residential communities determined l)y a

decision from the competent minister”

As for Part 4, it includes two chaprers. Chaprer 1 is abour the
tenants association and Article 69 defines its scope: “l)uildings and
structures in local administration units, new urban communities,
as well as huildings spccil‘icd l)y a decision from the competent

minister, cxcluding:
. Buildings fully utilized as offices for government agcncics

o Establishments subjcct to Law 1/1973 concerning hotel and

tourist establishments

. Housing units owned by a lcgal person and allocated cntirely as

housing forits cmployccs

D Housing occupicd via temporary occupation licenses in cases of

cmcrgcncics

o Properties totally subject to Law 4/1996 concerning the
applicahility of the Civil Law provisions to placcs not rented
hitherto and to placcs with rental contracts alrcady cxpircd
or going to expire as far as no one has the right to stay at these

Pl&CCS’i

Chaptch isaboutthe maintenanceand renovation of built properties
and the demolition of run-down structures. It is understood from
Article 90 chat chis chaptcr applics to local administration units,

though this is not explicitly stated.

The Building Code was cnacted on 11 May 2008. The Code has
been most recently reviewed and amended by Decree Law 23/2015
issucd on 20 April 2015. Decree Law 23/2015 amended Aricle IV
of Law 119/2008 promulgating the Building Law as well as Article
38 of the Building Law (referred to above) and added a new article:
Article 39 bis.

# In Francophone countries, such code is typically called "Planning Code’ (Code d'Urbanisme).
*The Building Law can also be considered as the Building Code because it includes a parton huilding regulation. This part, ;1long with the executive rr:gul;itions of the Law and the thematic huilding codes (referred to in the
Law and its regulations, and discussed in section 7.2), provide the set of rules that chat specify the minimum standards for constructed objects (commonly referred to internationally as building code or building control).
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The Building Law and its executive rcgulations pay little attention
to local materials, practices and resources. Only Article 23 of the
rcgulations state that the studies undcrlying the preparation of the
detailed plan shall consider the “character of the arca including the
provisions related to the building tacades and their colours, materials,

ELI’Cl'lltCCtUI'al charactcr, CEC,“

7.2 Rules for Construction and
Building Works

A building code can mean a set of rules that spccify the minimum
standards for constructed objccts such as buildings and structures.
The main purpose of building code(s) is to protect public health,
safcty and gcncral welfare as thcy relate to the construction and

occupancy ofbuildings and structurcs.

Law 6/1964 concerning the design and implementation essentials
of construction and building works form the lcgal basis for the
series of Egyptian codes dcvclopcd by the Housing and Building
National Research Centre (HBRC). Although several codes were
issucd following the promulgation of the referred to law, the term
"Egyptian code itsclf was first used officially in 1984. Table 6.1 below
provides a roughly complete list of the codes produced to date and

the decisions of the Minister ofHousing issuing them.

Article 4 of Law 6/1964 requires the ministries, administrations,
public agencics, public corporations and subsidiaries and local
councils to dcsign and implcmcnt construction and building works
that thcy undertake on their own, are commissioned with or contract
out to third partics, according to the dcsign and implcmcntation
essentials speciﬁed in the decisions of the Minister of Housing.
According to Article 5, the provisions of this law do not apply to the

buildings Q.I]Cl structures Ol:tl]C armcd FOI‘CCS.

The Building Law (Law 119/2008) refers to the Egyptian codes in
several articles of Part 3. The second paragraph of Article 39 allows
permits for buildings/ works to be issued only it such buildings/
works are in conformity with the provisions of law, approvcd

planning and building requirements, dcsign and implcmcntation
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essentials included in Egyptian codes, technical principlcs, gcncral
spcciﬁcations, safcty and security requisites, health rules, provisions

on lighting, ventilation and yards as well as fire safety requirements.
lighting, ventil dyards as well s fire safety req

The last paragraph of Article 40 requires the engineer or engineering
office applyingforbuilding pcrmitfwhcn rcvicwingoramcndingthc
drawings - to abide by the site planning and building requirements,
codes, technical principlcs, and Egyptian Standard Spcciﬁcations,

applicablc at the time oFsubmitting the permit application,

The second paragraph of Article 41 states that the engineer or
engineering oftice shall be rcsponsiblc for the correctness of
the documents artached to the application and dcsign works as
well as for their compliancc with the site planning and building

requirements, codes, and govcrning technical spcciﬁcations,

Likewise, the last paragraph of Article 43 stipulatcs that the engineer
or engineering office — in case ol-applying to add more floors to the
building — shall be rcsponsiblc for the safcty of the property and of
the additional floors and their conformity with the site planning
and building rcquircmcnts, codcs, and technical spcciﬁcations.
Moreover, three articles in the Law (Articles 48 to 50) refer to
spcciﬁc codes the building permit applicant has to observe. Article
48 demands the permit applicant to providc parl(ing spacces with
number, arcaand dcsign toserve the building, asper thearea planning
requirements and the provisions on garages in the Egyptian code on
safcty requirements for multi—purposc facilities, and according to the

rules elaborated in the executive rcgulations.

Article 49 rcquircs the pcrmit applicant o apply the fire safcty
requirements in accordance with the Egyptian code for the fire

protcction Ol‘Stl‘U.C[Lll‘CSi

Article 50 commands the permit applicant to install the number of
elevators corrcsponding to the building’s hcight, number of floors
and unitsand purpose; conforming to the rcquircmcnts ofinsurance

against incidents; complying with the technical spcciﬁcations

o)
and requirements included in the Egyptian code for electric and
hydraulic clevators and in accordance with the executive rcgulations

Ol:tllC law
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Table 6.1 Egyptian codes produced to date and the decisions of the Minister of Housing issuing them.

m Infrastructure codes

101 Egyptian code for water/wastewater trearment plants and pumping stations
101/1 Egyptian code for wastewater pumping stations Decision of the Minister of Housing 168/1997
101/2 Egyptian code for wastewater treatment works Decision of the Minister of Housing 169/1997
101/3 Egyptian code for drinking water erearment plants Decision of the Minister of Housing 52/1998
101/4 Egyptian code for drinking water pumping stations Decision of the Minister of Housing 53/1998
102 Egyptian code on the essentials for dcsign and implcmcntation of water/wastewater networks pipes  Decision of the Minister of Housing 197/2010
103 Egyptian code on the technical conditions for the operation and maintenance of water/wastewater  Decision of the Minister of Housing 331/2007
treatment plants, pumping stations and networks (Volumes 1 and 2)
Decision of the Minister of Housing 27/2012
(Volumes 3 and 4)
104 Egyptian code on the essentials for design and implementation of urban and rural roads (ten Decision of the Minister of Housing 369/2008
volumes)
200
201 Egyptian code for calculating loads and forces in structural and masonry works Decision of the Minister of Housing 431/2011
202 Egyptian code for soil mechanics and foundation design and implementation Decision of the Minister of Housing 139/2001
203 Egyptian code for reinforced concrete structures Decision of the Minister of Housing 44/2007
204 Egyptian code for masonry works Decision of the Minister of Housing 351/2004
205 Egyptian code for design and implementation of metallic/stecl structures and bridges Decision of the Minister of Housing 279/2001
206 Egyptian code on the essentials for planning, design and implementation of the bridges and Decision of the Minister of Housing 233/2015
intcrchanges
208 Egyptian code for the use of fibre reinforced polymers in construction Decision of the Minister of Housing 492/2005
301 Egyptian code for sanitary engincering
301/1 Egyptian code for sanitary engincering: Sanitary installations in buildings Decision of the Minister of Housing 532/2013
301/2 Egyptian code for sanitary engincering: Water supply and wastewater treatrment in small residential - Decision of the Minister of Housing 10/2012
communities
301/3 Egyptian Code for sanitary engincering: Hot water supply and swimming pools Decision of the Minister of Housing 149/1999
301/4 Egyptian Code for sanitary engincering: Commercial kitchens and laundries — hospitals — waste Decision of the Minister of Housing 289/1992
disposal
302 Egyptian Code for electrical connections and installations
302/1 Egyptian Code for electrical connections and installations: Design essentials Decision of the Minister of Housing 159/2013
302/2 Egyptian code for electrical connections and installations: Implementation conditions Decision of the Minister of Housing 520/2012
302/3 Egyptian code for electrical connections and installations: Testing and handover Decision of the Minister of Housing 531/2013
302/4 Egyptian code for electrical connections and installations: Earthing Decision of the Minister of Housing 212/2015

302/5 Egyptian code for electrical connections and installations: Lightning prevention Decision of the Minister of Housing 16/2004
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302/6

302/7 to
302/10

303
303/1
303/2
303/3
304
305
305/1
305/2
305/3
305/4
306
306/1
306/2
306/3
307
308
308/1
308/2

311

400
401
401/1
500
501

m Architectural standards codes

601
602
602/1
603
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Egyptian code for electrical connections and installations: Spcciai systems - Power factor

improvement

Egyptian code for electrical connections and installations ( Volumes seven to ten)

Egyptian code for electric and hydraulic clevators

Egyptian code for electric and hydraulic elevators: Electric elevators

Egyptian code for electric and hydraulic elevators: Hydraulic clevators

Egyptian code for electric and hydraulic elevators: Electric escalators and conveyors
Egyptian code for cooling and air conditioning

Egyptian code for fire protection of structures

Egyptian code for fire protection of structures: Design and implementation essentials
Egyptian code for fire protection of structures: Building services requirements
Egyptian code for fire protection of structures: Fire detection and alarm systems
Egyptian code for fire protection of structures: Water fire suppression systems
Egyptian code for energy cfficiency improvement of buildings

Egyptian code for energy efficiency improvement of buildings: Residential buildings
Egyptian code for energy efficiency improvement of buildings: Commercial buildings
Egyptian code for energy cfficiency improvement of buildings: Government buildings
Egyptian code for ventilation in buildings

Egyptian code for lighting

Egyptian code for building lighting

Egyptian code for road and tunnel lighting

Egyptian code for damp-proofing and water-proofing in buildings

Egyptian code for acoustics and noise control in some buildings

Egyptian code for construction project management

Building Finishing Codes
Egyptian code for piastcr works in buildings

Egyptian COdC {:Olf thC use oftrcated wastewater and SiUdgC in agricuiture

Egyptian code for the design of external spaces and buildings for use by disabled people
Egyptian code on safety requirements for multi-purpose facilities

Egyptian code on safety requirements for multi-purpose facilities (Volume one: Garages)
Egyptian code on the design standards for houses and residential communities

Egyptian code of Ethics and Conduct for Engincering Practice

Decision of the Minister of Housing 829/2014

Decision of the Minister of Housing 16/2004

Decision of the Minister of Housing 136/2006

Decision of the Minister of Housing 331/2010
Decision of the Minister of Housing 139/2004

Decision of the Minister of Housing 152/1998
Decision of the Minister of Housing 154/2000
Decision of the Minister of Housing 260/1999
Decision of the Minister of Housing 344/2007

Decision of the Minister of Housing 482/2005
Decision of the Minister of Housing 190/2009
Decision of the Minister of Housing 433/2010
Decision of the Minister of Housing 160/2013

Decision of the Minister of Housing 368/2008
Decision of the Minister of Housing 334/2010
Decision of the Minister of Housing 537/2012
Decision of the Minister of Housing 578/2013
Decision of the Minister of Housing 364/2009

Complementary work codes

Decision of the Minister of Housing 454/1991

Environmental engineering codes

Decision of the Minister of Housing 171/2005
Decision of the Minister of Housing 303/2003
Decision of the Minister of Housing 379/2007

Decision of the Minister of Housing 80/2009
Decision of the Minister of Housing 123/2013
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Table A.1 Public Space

0 1

Functional
effectiveness
of law

Objectives of the reguiations

Mechanisms and processes

Institutional/ organisational
responsibilities and roles

Ambiguity and standard of drafing

Capacity to impiement the iegisiation

Mechanisms to aiiocate adequate spacc
o streets (percentage ofiand, number Of

intersections, width and iength and so on

Mccha.nisms to aiiocatc adcquatc Spacce to
non-strect pubiic Spacc (ngCﬂ arcas, piay

grounds, sport facilitiesand so on)

1
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The regulatory framework in this area has no policy

and no clear objectives

Unclear, complicated and bureaucratic process with
the outcome of the decision lefe completely to the
discretion of public officers

Several institutions have responsibilities in
implementing the regulations and no coordination

mechanism is in place

Extremeiy unclearand ambiguous ianguage with the
interpretation left completely to the discretion of

public officers

Human and ﬁnanciai resources arc compieteiy

inadequate to impiement the iegisiative framework

No mechanism

No mechanism

Inconsistent policies exist and laws have diverse

poiicy objectives

Complex and non-transparent process. Some
rules exist to guide the outcome of the decision
but they can easily be played around.

Several institutions have responsibilities in
implementing the regulations. Coordination
mechanisms exist but they do not work.

Unclear and ambiguous ianguage with some
rules or court decisions to guide the outcome of
the decision but they can casily be played around
with

Human and financial resources are inadequate
to impicment the iegisiative framework but
could be improved in five+ years with capacity

deveiopment and more efhiciencies

iCSS tiléll’l ﬁVC per cent Ofti’lC iand

iCSS than ﬁVC per cent

more than 60 per cent
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2

Consistent policies exist in this area but

regulations have different objectives

Processes are clearly defined with a fairamount
of discretion. There are dysfunctional checks
and balances - hicrarchical approval by different
institutions, public participation, consultation,

court appeal and SO on.

Several institutions have responsibilities in
implementing the regulations. Coordination
mechanisms exist but they work only

occasionally.
Unclear and ambiguous language with

some rules or court decisions that aid the

interpretation

Human and financial resources are inadcquatc
to implcmcnt the lcgislativc framework but
could be rcalistically improvcd in two to three
ycars) with capacity dcvclopmcnt and more

cfhiciencies

five-15

between five and 15 per cent

between 40 and 50 per cent

3

Regulatory measures in this area have

consistent obj ectives

Processes are clearly defined with a fair
amount of discretion. There are functioning
checks and balances -, hierarchical approval
by different institutions, public participation,

consultation, court appeal and SO on.

Institutional roles and responsibilities in this
sector are concentrated in one institution

that not always works efficiendly

Legislative texts are written in clear and
unambiguous language understandable by
professionals only

Human and ﬁnancial resources arc barcly

adc quatc

16-25

between 15 and 20 per cent

beeween 30 and 40 per cent

4

Regu.latory measures in this area have
consistent objectives based on clear

policies

Processes are clearly defined and the

outcome of the decision does not involve

any discretion

Institutional roles and responsibilities
in this sector are concentrated in one
efhicient institution or in several well-
coordinated institutions

Legislative texts are written in clear and

unambiguous language understandable
by professionals and common citizens

Human and financial resources
are adcquatc for the successful
impicmcntation of the lcgislativc

framework in this arca

26 or more

between 20-30 per cent

There isalack of policy
framework on public spaces,
place-making and urban quality
oflife

No clear mechanism as it is
gcncrally left to the detailed

plan and planning norms

No clear mechanism as it is
gcncraﬂy left to the detailed

plan and planning norms
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Technical

provisions

Acquisition of land for public space 3

Scale at which percentages are calculated 1
for streets and public space.

Existence of design guidelines for 2

buildings facades

Rcsponsibilitics for owncrship/ 2

maintenance of streets and public space.

Table A.2 Plots and Blocks

0 1

Functional effectiveness

of law

Objcctivcs of the rcgulations

Mechanisms and processes

Institutional/ organisational

responsibilities and roles

Ambiguity and standard of drafting

Capacity to implement the legislation

1

1

1
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No mechanism to obtain land from private owners

exists and land is acquired through expropriation

No scale
No

VC['y unclcar and/or fragmcntcd among various

institutions

The rcgulatory framework in this area has no

policy and no clear objcctivcs

Unclear, complicated and bureaucratic

process with the outcome of the decision left

Land is contributed by land owners in the
process of urbanizing/ subdividing the land. The
requirements are too vague and leave room to

discretion in the approval.

Atplotlevel

some basic guidelines (setbacks and building
lines)

Clear roles and rcsponsibilitics but poor
maintenance for lack of adcquatc funding and

pcrsonncl

Inconsistent policics exist and laws have

diverse policy objcctivcs

Complcx and non-transparent proccss.

Some rules exist to guide the outcome of

completc]y to the discretion of public officers  the decision but thcy can easily be playcd

Several institutions have responsibilities
inimplementing the regulations and no

coordination mechanism is in place

Extremely unclear and ambiguous language
with the interpretation lefe completely to the

discretion of public officers

aro und.

Several institutions have responsibilities
in implementjng the regulations
Coordination mechanisms exist bue they
do notwork

Unclear and ambiguous language with
some rules or court decisions to guide
the outcome of the decision but they can
casily be played around with

Human and financial resources are completely  Human and financial resources are

inadequate to implement the legislative

framework

inadequate to implement the legislative
framework but could be improved in
five+ years with capacity development
and more efficiencies.
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Land is contributed by land owners in the

process of urbanizing/ subdividing the land.

The requirements are either not adequate or not

followed.

Only in one planning instrument
Detailed guidelines (walls and fences)

Clear roles and rcsponsibilitics, good

coordination and adcquatc funding and

pcrsonncl. Public space propcrly maintained

burits access is restricted to citizens or sul)jcct

toa l:CC.

Land is contributed by property owners
in the process of urbanizing the land. Sub-

division or building rights are conditioned to

the land contribution.

Atall scales (from city master plan to

detailed planning) but with no coordination.

very detailed (building types, facades and

roofs)

Clear roles and rcsponsibilitics, good

coordination and adcquatt: funding and

pt:rsonncl. Public space propcrly maintained

and open to citizens.

Land is contributed by property owners
in the process of urbanizing the land.
Sub-division or building rights are
conditioned to the land contribution.
Once the street plan is approved, no
buildings can be erected or compensated
if erected afterwards.

Acall scales (from city master plan to

detailed planning)

Extremely detailed (furnicure, kind of
trees, material of the pavement and so on

Clear roles and rcsponsibilitics, good
coordination and adcquatc funding
and pcrsonncl. Public space propcrly
maintained, vibrant and open to citizens

thatare involved in its management and

usc.
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In rcality, the requirements

for land contribution are not
always followed, bringing abourt
informal urbanization in extra-
legal informal settlements and

in declared expansion arcas
Mainly at the detailed plan level

Detailed urban design

guidelines are typically absent

Local governments own and are
to maintain most of the public
spaces, yet tlnt:y are under-

rcsourccd

2

Consistent policics exist in this area but

rcgulations have different objcctivcs

Processes are clearly defined with a
fair amount of discretion. There are
dysfunctional checks and balances
(hierarchical approval by different
institutions, public participation,

consultation, court appcal and SO on

Several institutions have responsibilities
in implementing the regulations
Coordination mechanisms exist but they

work only occasionally

Unclear and ambiguous language with
some rules or court decisions that aid the
interpretation

Human and financial resources are
inadequate to implement the legislative
framework but could be realistically
improvedin two to three years with
capacity development and more
cfhiciencies.

3

chulatory measures in this area

have consistent ol)jcctivcs.

Processes are clearly defined witha
fair amount of discretion. There are
functioning checks and balances (
hierarchical approval by different
institutions, public participation,
consultation, court appcal and

SO on

Institutional roles and
responsibilities in chis sector are
concentrated in one institution that

not always works cfhiciently

Legislative texts are written in
clear and unambiguous language
understandable by professionals onl

Human and financial resources are

barely adequate

4

chulatory measures in this area have
consistent objcctivcs based on clear
policics

Processes are clearly defined and the
outcome of the decision does not

involve any discretion

Institutional roles and responsibilities
in this sector are concentrated in one
efhicient institution or in several well-

coordinated institutions

Legislative texts are written in
clear and unambiguous language
understandable by professionals and

common citizens.

Human and financial resources
are adequate for the successful
implementation of the legjslative

framework in this area

The language used in drafting the Building Law

is unclear and ambiguous, especially Articles 15

and 16
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Technical provisions Minimum lot size for residential use

(in square metres)

Plot subdivision

Plot consolidation (adjaccnt lots of

the same or different owners)

Plots readjustment

Maximum block size (maximum

length in any direction)
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801 and more

No mechanism is present and if present no

rules are set to guide the subdivision

No mechanism is present

No mechanism is present

No criteria is present

7 Najy Benhassine, From anilcgc to Competition: Unlocking Private-Led Growth in the Middle Eastand North Africa (\Washington, DC.: World Bank, 2009), 140.

501-800

Lengthy and costly process. Very vague
rules to be followed. Subdivision done
by private owner with public approval

(highly discretional).

A mechanism for consolidation is
present but requires a complcx and
expensive process. Vague rules to
be followed. IApproval is highly

discretional.

A mechanism for plots rcadjustmcnt is
present but the rules and process to be
followed are vague. Ies approval is highly

discretional.

more than 400m
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301-500

Lengthy and costly process. Rules to

be followed are clear but sub-division
standards are not adequate. Sub-division
done by private owner with public

approval.

Lcngthy and costiy process. Standards
are not adcquatc. No consideration is
given to the adequacy of the existing

infrastructure.

Rulesand requirements are compiicatcd
and difficult to use. Municipai institutions
involved are not coordinated. Owners
participation is not adcquatc (more

than 70 per cent or less than 60 per cent

conscnt) and not mcaningfui.

300-200m

101-300

Sub-division can be proposed

by the public authorities in
consultation with the owners.
Clear indication of plot shapes and
required urban standards for public

space, streets and other facilities.

Easy and straightforward.

e
Consolidation is used to increase
densities in urban areas aircady
serviced (infill) and icis part of

urban policy and programmrs.

Rules and requirements are
straightforward. Owners
participation is adcquatc
(between 60 and 70 per cent)
and institutional coordination

sufficient.

200-130m

20-100

Easy and straightforward with

clear indication of plot shapes and
required urban standards for public
space, streets and other facilities.
Development of the required
standards and infrastructure are borne

by the owner.

Easy and straightforward.
Consolidation is used to increase
densities in urban arcas already
serviced (infill) and it is part of urban
policy and programmes. Existence
of incentives (right of first refusal for
ncighbours, higher densities allowed
and so on)

Effective mechanism exists to
rcadjust piots with adcquatc
participation, projects take into
account city—widc objcctivc& [t eries
to avoid gcntriﬁcation. It takes into
consideration also tenants and non-
property rights.

less than 130m
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The requirement of minimum size of 120 square
metres applies to sub-divisions only, as a recent
amendment of the exccutive regulations resulted

in removing this requirement for detailed plans

The delay to obrain the land subdivision permit

can take two years. ¥

Land rcadjustmcnt is introduced i:)y the Building
Law for rcpianning and unpianncd areas but the
Law does not discuss its appiication in other

cascs SuCi’l as CXPaﬂSiOl’l arcas
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Table A.3 Development rights
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APPROACHES TO CITY PLANNING AND EXTENSION IN EGYPT

0 1

Functional effectiveness
of law

Technical provisions

Objectives of the reguiations

Mechanisms and processes

Institutional/ organisational
responsibilities and roles

Ambiguity and standard of
drafting

Capacity to implement the

icgisiation

Vertical dcvciopmcnt rights

Actribution of building

potcntiai to piots

Plot coverage in urban areas: it is
the percentage of piot covered

by the building(s) or structure(s)
Setbacks: Mandatory

regulations in terms of the
setbacks. Excessive setbacks and
distances between buiiciings

do notallow fora compactand

walkable city.

1

The reguiatory framework in this area has no

policy and no clear objectives

Unclear, complicated and burcaucratic
process with the outcome of the decision left
completely to the discretion of public ofhicers

Several institutions have responsibilicies
in implementing the regulations and no

coordination mechanism s in place.

Extremely unclear and ambiguous language
with the interpretation left completely to the
discretion of public officers

Human and financial resources are compictciy
inadcquatc to impicmcnt the icgisiativc

framcwork

Propcrty rights on the land gives the right to

build on it (no permit required)

No rcguiation exists on buiiding potcntiais in

urban pians and/or no urban pian

less than 30 per cent

No reguiations atall

Inconsistent poiicies exist and laws have

diverse poiicy objectives

Complex and non-transparent process.
Some rules exist to guide the outcome of the
decision but they can casily be played around.

Several institutions have responsibilities in
implementing the regulations. Coordination
mechanisms exist but they dont work.

Unclear and ambiguous ianguagc with some
rules or court decisions to guide the outcome
of the decision but they can casily be played

around with

Human and financial resources are inadcquatc
to impicmcnt the icgisiativc framework but
could be improvcd in five+ years with capacity

dcvciopmcnt and more efficiencies

Use of the dcvciopmcnt rights is conditioned

toa buiiding permit and administrative fee

chuiations on buiiding potcntiai exist but
thcy aceribute different potcntiais with great

discretion

between 40 per cent and 50 per cent

Setback regulated on all sides (front, back and
sides)
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2

Consistent policies exist in this area but regulations

have different objective.

Processes are clearly defined with a fairamount
of discretion. There are dysfunctional checks
and balances (. hierarchical approval by different
institutions, public participation, consultation,

court appeal and so on)

Several institutions have responsibilities in
implementing the regulations. Coordination
mechanisms exist but they work only occasionally.

Unclear and ambiguous language with some rules

or court decisions that aid the interpretation

Human and financial resources are inadequate to
implement the legislative framework but could be
realistically improved in two to three years with

capacity development and more efhiciencies

Use of the development rigbts is conditioned to a
building permit and the fee is proportioned to the

volumes buile

chulations on building potcntial existand
tbcy attribute different building potcntials with
criteria to limit the discretion (existing/ planned
infrastructure, environment, historic sites and so

on)

between 50 per cent and 60 per cent

Setback regulated only on two sides (front/back
or sides)

3

Regulatory measures in this area have

consistent objectives

Processes are clearly defined with a fair
amount of discretion. There are functioning
checks and balances (. hicrarchical approval
by different institutions, public participation,

consultation, court appeal, and SO on)

Institutional roles and responsibilities in this
sector are concentrated in one institution that
notalways works efficiently.

Legislative texts are written in clear and
unambiguous language understandable by

professionals only

Human and ﬁnancial resources arc barely

adequate

Development rights need to be acquired and

paid for

Regulations on building potential existand
tbey ateribute different building potentials
with criteria to limit the discretion.
Mechanisms exist to capture the increments

in land values.

between 60 per cent and 80 per cent

Setback regulated only on two sides (front/
back orsides) but regulations do not allow

fencings and walls

4

Regulatory measures in this area have
consistent objectives based on clear

policies

Processes are clearly defined and the
outcome of the decision does not involve

any discretion

Institutional roles and responsibilities
in this sector are concentrated in one
efhicient institution or in several well-

coordinated institutions

Legislative texts are written in clear and
unambiguous language understandable

by professionals and common citizens

Human and financial resources
are adequate for the successful
implementation of the legislative

framework in this arca

Development rights need to be acquired
and paid for. Additional volumes can

be bought and/or received from the
munieipality asa compensation for any
tal(ing. Unused rights can be sold/used

clsewhere in the city.

Allland has the same virtual building
potential. Differences (higher/lower)
with attributed building potentials are

Cl[llC[ compensatecl or usable elsewhere.

more than 80 per cent

Regulations allow for continuous
street facades that promote a compact,

walkable and vibrant city

1
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Table A.4 Building code
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0 1

Functional effectiveness of law

Technical provisions

Objcctives of the regulations

Mcchanisms ancl processes

Institutional/ organisational
responsibilities and roles

Ambiguity and standard of
drafting

Capacity to implement the

lcgislation

Age of building code

Uniform or differentiated

application

SCOPC l:Ol‘ local matcrials

RCSOLUTCC cFﬁcicncy measures:

water, land, cncrgy, material and

waste

Consideration of low cost options

for small/low cost housing

1

The rcgulatory framcwork in tlllS arca l]aS no

policy and no clear objectives

Unclear, complicated and burcaucratic
process with the outcome of the decision left
completely to the discretion of public officers

Several institutions have responsibilities
in implementing the regulations and no

coordination mechanism is in place

Extrcmcly unclearand ambiguous languagc
with the interpretation lefe complctcly to the
discretion of public officers

Human and financial resources are complctcly
inadcquatc to implcmcnt the lcgislativc

framcwork

No building rcgulations

No building rcgulations are presentat national

or local lCVCl

No building rcgulations are presentat national

or local lCVCl

No building regulations are present at national

orlocal level

No building regulations are present at national
orlocal level

Inconsistent policics exist and laws have

diverse policy objcctives

Complex and non-transparent process.
Some rules exist to guide the outcome of the
decision but they can casily be played around

Several institutions have responsibilities in
implementing the regulations. Coordination
mechanisms exist but they dontwork.

Unclear and ambiguous language with
some rules or court decisions to guide the
outcome of the decision but they can casily

be played around

Human and financial resources are
inadcquatc to implcmcnt the lcgislativc
framework but could be improvccl in five+
years with capacity dcvclopmcnt and more

efhiciencies
30 to 50 years
National building code establishes rules for

the whole country. No local adaptation is

possiblc.

Local/traditional l)uilding materials are not

allowed in the l)uilding codes

Building regulations have no consideration
for resources efficient measures: water, land,

cncrgy, matcrial and waste

No consideration in the building regulations
for low cost options
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2

Consistent policies exist in this area but regulations

have different ol)jectives

Processes are clearly defined with a fair amount
of discretion. There are dysfunctional checks
and balances (. hierarchical approval by different
institutions, public participation, consultation,

courtappeal and so on)

Several institutions have responsibilities in
implementing the regulations. Coordination
mechanisms exist but they work only occasionally.

Unclear and amhiguous language with some rules

or court decisions that aid the interpretation

Human and financial resources are inadequate to
implemcnt the legislative framework but could be
rcalistically improved in two to three years with

capacity development and more efficiencies

20 to 30 years

No national building code or guiding lcgislation
exist. Municipalitics adopt their own building

rcgulations.

Constructions require building materials not
available locally, difficult to find, expensive and so

on

Constructions require resources efficient measures
not available locally, difficult to find, expensive and

SO on

Constructions with certain building materials are
explicitly forbidden (wood, mud, soil, corrugated
ironand so on) even for small/low cost housing

3

Regulatory measures in [lllS arca have

consistent objectives

Processes are clearly defined with a fair
amount of discretion. There are functioning
checks and balances (hicrarchical approval
l)y different institutions, public participation,

consultation, court appeal and SO on)

Institutional roles and responsibiliies in this
sector are concentrated in one institution

that not always works efficiendly

Legislative texts are written in clear and
unambiguous language understandable by

professionals onl.

Human ’;ll’ld ﬁnancial resources arc bElI'Cly

ade quatc

Ten to 20 years

National lcgislation gives broad principlcs

and local building codes are adoptcd

Broad range of acceptable construction
materials. Use of locally available materials

and construction is allowed.

Use of resource eﬂ'iciency measures is

mandatory

Low cost options are accounted for: a
special set of rules exist for low cost houses
(less than 20 m2 and no more than two
floors) with minimum/basic standards.

4

Regulatory measures in this area
have consistent objectives based on

clear policies

Processes are clearly defined and
the outcome of the decision does

notinvolve any discretion

Institutional roles and
responsibilities in this sector are
concentrated in one efficient
institution or in several well-

coordinated institutions

Legislative texts are written in
clear and unamhiguous language
understandable hy professionals and

common citizens

Human and financial resources
are adequate for the successtul
implcmcntation of the legislativc

framework in this arca

Zero to ten years

Local jurisdictions adopt a building

COdC bascd ona national modcl

Use of locally available materials
and construction techniques is
allowed and encouraged through
incentives such as subsidised
materials, fast track approval,
housing typology provided and

SO on

Use of resource efficiency measures
is mandatory and encouraged
through incentives such as
subsidised materials, fast track
approval and housing typology
provided

Low cost options are allowed and
encouraged such as subsidized
materials, fast track approval,
housing typology provided and

soon

1

1

3

0
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Table B.1 The different legal instruments establishing the new communities since 1977

New Community Legal Instrument

10th of Ramadan
15th of May

Sadat

6th of October
New Borg el-Arab
North West Coast
New Damietta

Badr

New Salchya
Obour

New Minya
New Nubaria
New Beni Suef
North Gulf of Suez
Sheikh Zayed
Shorouk

New Aswan
New Cairo
New Fayoum
New Assiut
New Akhmim
New Sohag
New Qcna
New Thebes
New Toshka

New Luxor

Presidential Decree 249/1977
Presidential Decree 119/1978
Presidential Decree 123/1978
Presidential Decree 504/1979
Presidential Decree 506/1979
Prime Ministerial Decision 540/1980
Prime Ministerial Decision 546/1980

Prime Ministerial Decision 335/1982 amended by the Prime Minister decision 542/1982, the Presidential
decree 449/2001 and the Presidential decree 87/2009

Prime Ministerial Decision1237/1982

Prime Ministerial Decision1290/1982 amended by the Prime Minister decision 1608/1990 and the
Presidential decree $9/2003

Prime Ministerial Decision278/1986 amended by the Presidential decree 392/2004
Prime Ministerial Decision375/1986

Prime Ministerial Decision643/1986

Presidential Decree458/1993

Presidential Decree325/1995

Presidential Decree326/1995

Presidential Decree96/1999

Presidential Decree191/2000

Presidential Decree193/2000

Presidential Decree194/2000

Presidential Decree195/2000

Presidential Decree196/2000

Presidential Decree197/2000

Presidential Decree198/2000

Presidential Decree199/2000 amended by the Presidential Decree268/2006
Presidential Decree55/2010
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Table B.2 Decisions of Governors approving detailed plans published during the period from 2009 to 2015

R= chlanning area, E = Existing area, M= Markaz, Amdt = Amendment, and (n) = number of decisions

Detailed plan
General
. . Amendment
Governorate Village(s) strategic Replanning area/ . Expansion . . Entire
) Tahzim Downtown ofaprevious  Entirecity
plan Existing arca area * village(s)
detailed plan
Cairo (1):12/2014 (E)
Alexandria (1):3/2012 (1):7/2013
Stz (1):11/2014 (1):11/2014
Damietta Ras el-Bar - (1):6/2009 (1):6/2010
(2):8/2014and
Mansoura 12/2013 (1):3/2015
9/2014
17 villages, M.
11/2011 (1):7/2015
Mansoura
El-Matareya 11/2011 (1):1/2013
El-Senbellawein 1/2012 (1):1/2013
16 villages, M. (2):6/2015and
Talkh: H/z0m 7/2015
a
Dakahlia .
8 villages, M. (2):6/2015and
11/2011
Nabaroh 7/2015
25 villagcs, M.
11/2011 (1):7/2015
Bilqas
5 villages, M. 11/2011 (1):7/2015
Sherbin 4
1 villagt, M.
11/2011 (1):7/2015
Manzala
Qalyubia Benha 2/2013 (1):2/2015
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Desouk - (1):5/2011
(2):11/2011
Baltim - SR
and 9/2012
. (2):5/2011and
Sidi Salem 10/2014
7/2012
(20):9/2010,
12/2010,
1/2011,5/2011,
sixvillages, M. Sidi 6/2011,7/2011,
Salem 11/2011,
5/2012,1/2013,
6/2013 and
_ 9/2013
Kafr el-Sheikh i ;
two \fl“agcs, M. (3):2/2011,
cl-Hamoul ) 6/2010,11/2011
Fouah 12/2012 (1):8/2010
owo villages, M. (2):x/2012and
Fouah - 3/2012
ewo villages, M. (2):6/2010and
cl-Riyad 4/2011
two \fillagcs, ,
N (2):5/2010and
Markaz Kafr -
10/2010
cl-Sheikh
Qellin - (1):1/2013
two vi“agcs, (2):7/2012and
Markaz Qecllin B 9/2015
(5):4/2011,
(3):9/2011,
6/2011,7/2011,
Tanta - 1/2012 and
9/2012 and
Gharbia , ) 2/2012
12/2013 (E)
El-Mahalla EIl-
12/2011 (1):4/2012
Kubra
Berket El-Sabaa 1/2011 (1):2/2012
Bagour 4/2011 (1):2/2012
X Menouf 4/2011 (1):5/2012
Monufia - -
Ash-Shuhada 12/2012 (1):9/2013
Shebin el-Kom 1/2011 (2):5/2012
Ashmun 4/2010 (1):5/2012
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Beheira

Damanhur

2/2010

(1):3/2010

(3):3/2010,
4/2010,7/2015
(amdts of plans

before 2010)

El-Delengat

3/2015

(1):9/2015

(2):6/2010and
7/2015 (amdrs

0f 2002 plans)

Kom Hamada

2/2010

(4):11/2010,
03/2011 and
6/2015 (amdes
of 2000-01
plans)

one village, M.
Kom Hamada

(1):7/2015

Idku

(2):3/2011and
6/2015

Kafr el-Dawwar

o
)

010

/
/

(1):9/2015

(5):5/2011

(2):5/2011 and
9/2015 (amdrs
of plans before

2010)

(2):7/2014 and
6/2015 (amdes
of plans after
2010)

Hosh [ssa

(1):7/2010

(1):9/2014
(amdt of a 2007
plan)

Rosetta (Rashid)

2/2010

(1):3/2010

(1):7/2015
(amdr ofa 2010

pl;m)

Al-Mahmoudiyah

3/2015

(1):8/2014

Etiiy Cl‘BdI‘()Ud

(1):5/2011
(amdr ofa 2000
plan)

Al-Rahmaniya

(1):11/2010
(amdtofa 2003
plan)

Shubra Khit

(2):5/2011
(amdrs of 2000
plans)

Giza

(2):4/2013and

5/2013
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Beni Suct 9/2009 (1):3/2011

El'Wasta 3/2015 (1):8/2015

Nasser 3/2015 (1):8/2015
20 villages, M.

L 5/2014 (1):3/2013
Beni Suef Nasser
46 villagcs, M. )
5/2014 (1):12/2013

Beba
18 villages, M.
§ 5/2014 (1):11/2014
Samasta

158 \'illagc.\, M.

Abshway, Fayoum,
Fay()um [tsa, Senuris, 6/2014 (1):5/2015
Tamiya, and

Youssef cl-Seddik

Minya Minya 10/2014 (1):9/2013 (R)
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Introduction: Overview & Legal Framework of Egypt

This document providcs an overview of the key lcgislations and decrees that govern ur-ban dcvelopment in Egypt. The Constitution of
the Arab Republic of Egypt is the funda-mental law of Egypt. The current Constitution was issued in 2012 and was amended in January
2014 where it passcd in a referendum. According7 to the current lcgal frame-work, the House of chrcscntativcs has the competency of
dmfting and passing laws where the rcsponsibility then falls on the President to approve those laws; bearing in mind thar all laws must adhere
to constitutional provisions. Laws in Egypt are subjcct to review by the Suprcmc Constitutional Court to ensure the adherence to the

Constitution.

Presidential decrees have the power of law; however, thcy still need che approval of the Pcoplc’s Asscmbly before thcy can be implcmcntcd.
The Prime Minster has the power to issuc decrees necessary for the creation and organization of pub]ic utilities and ser-vices, upon the
approval of the Council of Ministries. Ministers and governors have the power to issuc decrees; however, they should not contradict with the

Constitution, laws, Presidential decrees or Prime Minsterial decrees.

This document is divided into five parts. The first presents the kcy articles of the Egyp—tian Constitution that stipulatc the principlcs
governing urban dcvclopmcnt and the role of the kcy actors. The second presents kcy laws related to property and tenure, ur-ban governance,
planning, housing, infrastructure and basic services, municipal taxation and finance, environment and natural resources. The third outlines
the presidcntial de-crees concerned with urban dcvclopment and the establishment of new organizations. The fourth presents kcy Prime
Ministerial decrees, and the fifth presents the decrees issued by the Minister of Agriculturc and the Minister of Housing, Utilicies and Urban

Communities.
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Part 1: The Egyptian Constitution of 2014

The Constitution of the Arab Republic of Egyptis the fundamental law of Egypt.
The Egyptian Constitution of 2014 was passed in a referendum in January 2014.
The Consti-tution took effect after the results were announced on 18 January
2014. The new Con-stitution of 2014 introduces for the first time in the history
of Egypt, comprehensive ar-ticles that stipulate that “the state shall develop and
implement a plan for the compre-hensive economic and urban development of

border and undcrpriviicgcd arcas.

This is to be achieved by the participation of the residents of these areas in the
dcvciopmcnt projccts and the priority in bcncﬁting from thcm, tai(ing into
account the cultural and environmental patterns of the local community.”
Relevant articles include Articles 29, 33, 34, 35, 38, 41, 63,78, 101, 148, 175, 176,
177,178,179,180, 181,182, 183 and 236.

Article (29): The State shall protect and expand agriculeural land, and
shall criminalize encroachments thereon. It shall dcvciop rural areas; raise the
standard of iiving of their popuiation and protect them from environmental
risks; and shall strive to on devciop agricuiturai and animal production and

cn—couragc industrics i)ascci tiicrconi

Article (33): The State shall protect owncrship with its three types: the public,

thC PI’iVEltC and thC coopcrativc.

Article (34): Public propertics are inviolable and may not be infringed upon.

Protection thereof is a duty according to the Law.

Article (35): Private properties shall be protected, and the right to
inher-itance thereto is secured. It is not pcrmissibic to impose guardianship
thercon exceptin the cases defined by Lawand by virtue of a court judgmcnt.
Expropri«ation shall be allowed oniy in the pubiic interest and for its benefic,

and against fair compensation to be paid in advance according to the Law.

Article (38): The tax system, as well as other pubiic liabilities, aim at
dc—vcioping State resources and achicvingr social justicc and economic

dCVCiOPant.

Pubiic raxes may not i)C crcatcci, EliECI'Cd, or C?ll’lCCiiCd CXCCPE i)y a iaw; and CcX-
Cmption thcrc from may oniy bC macic in tilC cascs dcﬁncd il)y thC iLlVV. No person

may bC quLlil‘CCi to pay other raxes or fCCS CXCCPt as pr OViCiCCi for in [i’lC Law.

Multi sources shall be observed in Imposing taxcs. Progrcssivc multi-bracket
taxes shall be imposcd on incomes of individuals according to their respective
financial capabiiities. The taxation system shall ensure promoting labour-
intensive cconomic activities and motivating their role in the economic, social

and cuiturai dcvciopmcnt.

The State shall improve the taxation system and dcvclop modern systems
that guarantee cH:icicncy, casiness and control in tax collection. The Law
shall define the methods and tools of coiiecting taxes, chargcs and any other
sovereign procccds, and amounts thereof to be dcpositcd into the State Public

Treas-ury.

Tax payment is a duty and tax evasion is a crime.

Article (41): The State shall impicmcnt a popuiation programme aiming at
striking a balance between popuiation growth rates and available resources;
and shall maximize investments in human resources and improve their

characteristics in the framework oflachicving sustainable dcvciopmcnt.

Article (63): All forms and types of arbitrary forced dispiaccmcnt of citizens

shall be prohibitcd and shall be a crime that does not iapsc by prescription.

Article (78): The State shall ensure the citizens right to adcquatc, safe and

g in a manner which preserves human dignity and achieves

hcaithy housin

social justice.

The State shall devise a national iiousing7 pian which uphoids the
environmental particuiarity and ensures the contribution of pcrsonai and
collaborative initiatives in its impicmcntarion, The State shall also rcguiatc
the use of State lands and providc them with basic utilities within the
framework of comprc—hensivc urban pianning which serves cities and viiiagcs
anda popuiation distribution strategy. Thisis to be appiicd inamanner scrving
the pubiic interest, improving the quaiity of life for citizens and safcguarding

the rights of future generations.

The State shall also devise a comprchcnsivc national pian to ad-dress the
probicm of unpianncd slums, which includes rc—pianning, provision of
infrastructure and utilities, and improvement of the quaiity of life and pubiic
health. In addition, the State shall guarantee the provision of resources

necessary for impicmenting such pian within a spccificci period of time.
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Article (101): In the manner stated in the Constitution, the House of
ch—rcscntatives is entrusted with the authority to enact lcgislations and
approve the gcncral policy of the Stare, the gcncral plan of economic and
social dcvcl-opmcnt and the State budgct. It exercises ovcrsight over the

actions of the ex-ecutive power.

Article (148): The President of the Republic may delegate some of his
powers to the Prime Minister, his dcputics, ministers or governors. None
of them may dclcgatc such authorities to others. All of the forcgoing shall be

rcgu—latcd by Law.

The Local Administration

Article (175): The State shall be divided into administrative unics that enjoy
le—gal personality. Such units shall include governorates, cities and villagcs.
Other administrative units that have the lcgal pcrsonality may be cstal)lislicd,
ifpublic interest so requires. When cstablishing7 or abolishing local units or
amcnd—ing their boundaries, the economic and social conditions shall be

tal(cn into account. All tl'IC l:()I'CgOil’lg Sl’l(lll l)C rcgulatcd l)y LAVV.

Article (176): The state shall ensure adminiscrative, financial, and economic
decentralization. The law shall rcgulatc the methods of empowering
adminis-trative units to providc, improve, and well manage public facilitics,
and shall define the timeline for transferring powers and budgcts to the local

administra-tion unis.

Article (177): The State shall ensure the fulfilment of the needs of local units
in terms of scicntil‘ic, tcchnical, administrative and financial assistance, and
the cquitablc distribution of facilities, services and resources, and shall bring
dc«velopmcnt levels in these units to a common standard and achieve social

jUStiCC l)CEVVCCl’l El’lCSC units, as rcgulatcd l)y Law,

Article (178): Local units shall have independent financial budgets. The re-
sources of local units shall include, in addition to the resources allocated to
them by the State, taxes and duties of alocal nature, whether primary or
auxiliary. The same rules and procedures for the collection of public funds by
the State shall apply to collection of such taxes and dutics. The foregoing shall

bC rcgulatcd by lLIVV.

Article (179): The law shall rcgulatc the manner in which governors and
heads of other local administrative units are appointcd or elected, and shall

determine their competences.
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Article (180): Evcry local unit shall elect a local council by direct and secret
bal-lot for a term of four years. A candidate shall be ar lease twenty-one
(21) Grcgo—rian years of age. The law shall rcgulatc the other conditions
for candidacy and proccdurcs of election, providcd that one quarter of the
seats shall be allocated to youth under tliirty—ﬁvc (35) years of age and one
quarter shall be allocated for women, and that workers and farmers shall be
rcprcscntcd by no less than 50 per cent of the total number of secats, and
these percentages shall include an appropriate representation of Christians

and pcoplc with disability.

Local councils shall be competent to follow up the implemcntation of the
dcvcl—opmcnt plan, monitor of the different activities, exercise of ovcrsiglit
over the executive authorities using tools such as providing proposals, and
submitting questions, brieﬁng motions, interrogations and others, and to
withdraw con-fidence from the heads of local units, as rcgularcd by Law.
The law shall define the competences of other local councils, their financial

sources, guarantccs OfthCir mcmbers, and tl]C indcpcnclcncc OFSU.Cll COLII’lCilS.

Article (181): Local councils resolutions that are issued within their respective
mandates shall be final. They shall not be subjcct to the interference by the ex-
ecutive autliority, except to prevent the council from overstepping its jurisclic—
tion, or causing damagc to the public interest or the interest of other local

councils.

Any disputc pertaining to the juriscliction of these local councils in villagcs,
centres or towns shall be settled by the govcrnoratc«lcvel local council. Dis-
putes rcgarding the jurisdiction of govcrnoratc—lcvcl local councils shall be re-
solved, as a marter of urgency, by the General Asscmbly of the chal Opinion
and Legislation Departments of the State Council. The foregoing shall be

rcgu—latccl by Law.

Article (182): Every local council shall develop its own budget and final ac-

counts, as I'Cngl?ltCCl by L?IVV.

Article (183): Local councils shall not be dissolved by virtue of a general
admin-istrative action. The Law shall rcgulatc the manner of clissolving and

rc-clccting local councils.

Article (236): The State shall guarantee setting and implementing a plan
for the comprehensive economic and urban development of border and

undcrprivi—legcd areas, including Upper Egypt, Sinai, Matrouh and Nubia.
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This shall be made with the participation of the residents of these areas in The State shall work on setting and implcmcnting projects to bring back the

the developmcnt projects, and thcy shall be given a priority in beneﬁting residents of Nubia to their original territories and dcvclop such territories

thcrcﬁ'om, tal(ing into account tl”lC cultural and Cnvironmcntal pattcrns Of: \’Vitl’liﬂ wen yC?lI'S, as ngUlHth by l'(lW,

the local community, within ten years from the date that this Constitution

comes into CH—CCL as regu«latcd by Law.
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Part 2: The Egyptian Laws

The People’s Assembly passes laws and the President approves those laws. All laws
must adhere to constitutional provisions. The Supreme Constitutional Court
has the right to review the constitutionality of laws. Presidential decrees have
the power of law; however, thcy still need the approval of the Pcoplc’s Asscmbly.
In 2008, Law 119/2008 promulgating the building law was released with the
intention to condense and include all laws related to building related lcgislationsi
However, Law 70 / 1973, known as the planning law, is still considered the main
law organizing the urban planning processes.

In addition, Law 43/1979 on the local government  system spccil‘ics the
rclationship be-tween different national, rcgional and local govcrnmcntal entities
which are entrusted with implcmenting the states urban clcvclopmcnt policies
and plans. Additionally, there are tens of other laws that are related to urban

development governing in Egypt. Rele-vant Laws include:
p g &N LgYF

Law 119/2008 (The Building Law)

The Building Law 119/2008 is considered a solemn attempt towards including
urban planning and building related lcgislations in one intcgrarcd law. In brief,
Article 2 of the law stipulatcs meanings assigned to important urban pl'irascs,
Articles 3 & 4 state the spcciﬁc rcsponsibilitics of the Suprcmc Council for
Planning and Urban Development and Articles 5 & 6 stipulate that the General
Organization for Physical Planning (GOPP) is responsible for drawing the
gcncral policy for planning and sustainable urban clcvclopmcnt. This policy
will then be used to prepare plans and programs of this dcvclopmcnt on the
national, regional and governorate levels. Arti-cle 16 discusses what is meant by
the rcgulations of the betterment lcvy, Article 24 states the conditions where
expropriation ofpropcrtics for public interest is applicablc. Articles 26,27 & 29

state the objcctivcs of The National Urban Harmony Autl'iorityi
Article 2 stipulatcs meanings assigncd to each of liollowing> phrascs:

The Strategic Plan

It is the plan which defines the future vision for urban dcvclopmcnt. Ie
could be on the national, rcgional, governorate, city or village level. Ir
exhibits the objcctivc, policics, economic and social dcvclopmcnt plans,

and tllC urban environment necessary for sustainablc ClCVClOPlﬂCn[. Ie
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defines future requirements for urban cxpansion, use of diverse lands,
programmes, prioritics, execution mechanisms and financial resources for

cach planning level.

The National Strategic Plan

The plan which defines the objectives, policics and urban clcvelopmcnt
programmes on the whole rcpul)lic’s spacc. It exhibics the national pro-jects
which shall be implcmcntcd, implcmcntation stages and the role of cach of

the public and private bodies in this implcmcntation.

The Regional Strategic Plan

The plan which spcciﬁcs the objectives, policies and urban clcvelop«mcnt
programmes for each the economic i'cgion, and exhibits the rc—gional
projects that shall be implcmcntcd, execution stages and the role of cach
of the public and private bodies in this implcmcntation within the national

strategic plan’s framework.
g plan’s f k

The Governorate’s Strategic Plan

The plan which spcciﬁcs the ol)jcctivcs, policics, urban clcvclopmcnt
programs for cach governorate within the rcgional framework that in-
cludes the governorate, and exhibits projects that shall be implcmcnt«ed,
their prioritics, their implcmcntation stages and the role of each of the

public and private bodies in this implcmcntation.

The General Strategic Plan for the City and The Village.

The city’s or the villagc’s plan which exhibits the future requirements
for urbanization expansion, the projects and the economic, social, envi-
ronmental and urban dcvclopmcnt plans which are necessary to mate-
rialize sustainable dcvclopmcnt on the local level within the furure
framework vision of the governorate’s plan that includes the city or the
villagc. It defines the urbanized space of the city or the villagc‘ land us-
es, planning and builcling rcgulations within the urbanized boundaries,

programs, prioritics, execution mechanisms and ﬁnancing resources.

Articles 5 & 6 stipulatc that the General Organization for l)liysical planning
(GOPP) General Organization for Physical planning (GOPP) is the State’s
in-scrument that is l'CSPOnSil)lC for (lrawing the gcncral policy for planning

and sustainablc urban dcvclopmcnt, to preparc plans and programmcs Ol:
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this dcvclopmcnt on the national, rcgional and governorate levels. Also, to
audit and to ratify urban plans on the national level within the objcctives,
the national, i'c—gional and local framework for planning sustainable urban
dcvclopmcnt. The General Organization for Urban Dcvclopmcnt shall

specially have the following responsibilitics:

1. Toset l:OK'tl] tl]C national programmc l:Ol‘ [llC prcparation ofstratcgic plans

for urban dcvelopmcnt on their diverse levels

2. To prepare the strategic plans for urban dcvclopmcnt on the national,
rcgional and governorate levels and the general strategic plans for cities

and Villagcs

3. To review, endorse and monitor the execution of the general strategic

plans for cities and villagcs and their urban areas

4. To prepare sectarian researches and studies spccialized for planning and

urban (lCVClOPmCI]E V\’Ol'l(S

N

To prcpare guidclmes l:Ol‘ urban plans and O oversee 1ts applicanon
6, To organizc thC practicc ofplanning and urban dCVClOPmCHt’S VVOI'l(S

7. To evolve and to dcvclop the capabilitics of the urban planning dcpart—

ments Ol:thC lOCLll units

8. To dcvclop the execution mechanisms for the stratcgic plans for their

diverse levels and detailed plans

9. To evaluate and to updatc data and urban indicators in coordination with

the information centres on the diverse levels

10. To suggest and express opinion rcgarding laws, rcgulations and decrees

organizing planning and urban dcvclopmcnt.

Article 7 of the Building Law indicates that cvery cconomic region shall
have a rcgional centre for planning> and urban dcvclopmcnt affiliated to
the General Organization for Physical planning (GOPP), which shall
undertake the compe-tencies of this authority in the region, follow—up,
prepare and execute the cities and villagcs’ plans in these governorates.
A decree from the competent minister shall be issued to organize these

centres ancl El’lClI’ COmPCtCl’lClCS.

Article 9 of the same law indicates thac the govcmoratc’s exccutive council, in
cooperation with the regional centres affiliated to the General Organization
for Physical planning (GOPP), shall prepare the objectives and the local
urban poli-cics on the governorate level. This shall follow the requirements
decided by the governorate’s Local Popular Council, within the framework of

the ol)jcctivcs in-cluded in the national and rcgional policics.

Article 10 of the same law sets The General Organization for Physical planning
(GOPP), as the authority responsible for the preparation of the national,
region-al and governorate strategic plans for urban development. This shall
follow what GOPP undertakes of development studies in coordination
with the compe-tent partics involved in planning and dcvclopmcnt, tal(ing
into consideration the militai’y’s point of view and the necessity for the safe

ClCFCI]CC Of [llC state.

Article 16 stipulatcs that the betterment lcvy is imposcd onany andall proper-
ties and lands bcncﬁting from an increase in value as a result of the accredita-
tion of the detailed plans by the competent governors. The aforementioned
bet-terment lcvy is imposcd in compliancc with the rules and rcgulations

stipulated in the law No. 222 for the year 1955.

Article 17 stipulates that the Supreme Council for Planning and Urban
Dcvcl«opment shall have with a justiﬁed decree, to realize a national
ol)jcctivc, the riglit to bind a city oranareaorevena building itself to some
of the rcgulations stated in the gcncral strategic plan, or exempt it from
them. In such case, pro—cedures are taken with compliance to the law No.
222 tor the year 1955, and a beccerment lcvy shall be iinposcd onany and all
buildings or lands bcncﬁting from an increase in value rcsulting from public

improvcment worl(s.

Article 24 clcai’ly articulates the executive rcgulations to be followed with
re—gard to expropriation of properties for public interest in compliance
with the law No. 10 for the year 1990. The competent administrative party
for planning and building control affairs shall, upon the endorsement by
the Supreme Coun-cil for Planning and Urban Development and based
on the proposal of the com-petent governor, declare the rc—planning zones
as zones subjcct to amcnding land utilizations, in conformity with the
standards prcscribcd by the executive regulations of the aforementioned
law. Following the declaration, the compe-tent governor shall issue a decree
stating the status of these zones as ones of spccial position, and dcﬁning the
prioritics for the preparation of renovation and clcvelopmcnt projects for

these zones. The competent administrative body for planning and building
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then negotiates with the property owners inside the dcsignatcd pianning area,
with the purpose of setting forth a pian for its redi-vision and redistribution.
In the event where a disagrccmcnt with any of the property owners occurs,
The Supreme Council for Planning and Urban Devel-opment shall, upon the
proposai of the competent governor, issue an expropria-tion decree for these
properties in the area of pubiic interest, and shall decide the oftset against
expropriation according to the kind of use of the cxpropriatcd lands, giving

the owners the iiberty of sciecting between:

L. Taking the indcmnity on the basis of their shares value in the areas
lands, immcdiatciy upon the issuance of the expropriation decree, in ac-
cordance with the estimate put torth rcgarding the value of the land prior

to the execution of the rcpianning project

2. Tai(ing the indcmnity afer the impicmcntation of the rcpianning pro—jcct
and the sale of the new piots of land, in accordance with the esti-mate put
forth rcgarding the new value of the land (cxciud ing lands al-located for

roads and utilitics)

The state is under an obiigation to ensure the provision of substitute placcs for
the residence of dwellers apart from owners in the area, or those practicing

their activities prior to the commencement of impicmcntation.

Articles26,27 & 29 state that The National Urban Harmony Authority super-
vised by the competent Minister of Culcural Affairs, is rcsponsihic for beaurifi-
cation and civilization’s values for the external forms of buildings, urban void
spaces and antiquities, basis of vision tissue rcgarding all urban zones in the
state and the architectural and urbanization’s characteristics togcthcr with
safeguarding the natural environment locations and elements. The authority
shall materialize the oi)jcctivcs of the urban harmony provisioncd in the
decree of the President of the Arab Republic of Egypt No. 37 for the year
2001, and shall cspcciaily have the foiiowing:

1. Todrawthe gcncrai policy forurban harmony, setforth pians and de-tailed
and executive programs in coordination with the competent par-ties. The
Supreme Council for Planning and Urban Development shall accredit
the gcncrai poiicics and pians according to the proccdurcs de-cided by the

executive rcguiations of this law.

2. To suggest and to express opinion rcgarding law bills and organization-ai

dccrecs rciativc to urban harmony
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3. To set forth basis, standards and guidciincs for urban harmony works
that are accredited by the Supreme Council for Planning and Urban
Dc—vciopmcnt. The competent administrative parties shall compiy with
them when issuing permits for works relative to urban harmony. This is
according to the rules of this law and its executive reguiations, and con-

ditions decided for issuing the permit.

4. To undcrtakc rescarch and dctaiicd S[UdiCS in tilC i:lCiCi ofurban har—mony

SPhCl’C

(VA

To coordinate with the competent parties to ensure the execution of
conditions and organizationai controls to materialize the ohjcctivcs of

llfb;ll] h’gl[‘IﬂOI]y

Article 25 states that the competent administrative party with pianning and
huiiding control affairs shall have to declare the unpianncd zones which are
de-fined by the gcncrai strategic pian or the detailed pian accredited by the
Su-preme Council for Pianning and Urban Development upon the proposal
of the competent governor, bcing considered zones subjcct to dcvciopmcnt
and im-provement. The competent administrative party with pianning and
buiiding control affairs in cooperation with the local competent popuiar
council and the representatives of the civil community shall decide the
most important projects rcquircd to cicveiop these areas. The competent
administrative party with pianning and buiiciing control affairs shall iay down
a dcvciopmcnt and im-provement pian for the arca. It shall also be undertaken
regarding the neces-sary of negotiations measures with propcrtics’ owners,
the issuance of expro-priation decrees for pui)iic interest for the purposes of
dcvciopmcnt and im-provement and the arrangement of substitute residences

for thOSC occupants apart ﬁ‘om owners.

Articles 33, 34 & 35 stipulate that The zones (arcas) of distinguished value
shall be delineated upon the proposai of the authority and according to the
basis and standards tha it sets forth to safcguard these zones, and a decree in
this re-spect shall be issued by the Suprcmc Council for l)ianning and Urban
Devciop—ment Ie may not be erected, amended, elevated or restored any
buiiding Or pro-jects or fixed or movable establishments. Nor shall be placcd
temporary or permanent works, and neither move or transport architectural
clements, or statues, scuiptures or decoration units in the pubiic urban un-
built areas in the aforementioned zones in the prcccdcnt paragraph except
after obtaining apermit for this from the competent administrative party. The
authority may suggest the expropriation of some buiidings of ciistinguishcci

V(liUC or P&I’ES ofthcm i:OI' PUi)ilL interest to safcguard thcm.
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Law 70 / 1973 (Planning Law)

Law 70/1973, known as the Pianning Law, is mainiy concerned with the different
as-pects ;ﬁccting the process of dcsigning> the Egyptian Social Economic Plan.
The Law aims to dcvciop and establish efhcient economic, administrative and
gcographicai dis-tribution of the projects, from the social economic dcvciopmcnt
plan, inaway that guarantees the establishment of economic regions beside the
local administration. The Law points out that pianning for economic and social
dcvciopmcnt in the Arab chubiic of Egypt aims at raising the standard of iiving,
mciting differences between classes through the increase of national income
and expansion of the services scope until it reaches communities suPﬁcicntiy
and justiy according to the principics of the cii:irtcr, the constitution, and the
national work programme. Additionaiiy, the Law states the principics supporting
comprchcnsivc national income, which are mainiy: the compre—hcnsion and
intcgrity of the i)ian; Pianning centralization togcthcr with safcguarding the
widest participation by the local ruiing units, the economic units and the pubiic
and, ﬁnaiiy, pubiic control over all producrion tools, and the guarantee that the
private sec-tor shall exercise its role in dcvciopmcnt, In order to achieve such
rcsponsibiiitics, the Ministry of Pianning undertakes the opcration of central
planning thatis represented in preparing the General National Plan for economic
and social dcvciopmcnt, and has the right to obtain all confidential information
that are necessary to prepare and follow up the Plan’s execution. Relative articles

include:

Article 1 of the Pianning Law points out that pianning for economic and
social dcvciopmcnt inthe Arab chubiic of Egypt aims at raising the standard
of iiv—ing, mciting differences between classes througn increase of the national
in-come, expansion of the services scope cill rcaching a sufficient and just
commu-nity, according to the principles of the charter, the constitution, and

thC nationai WOI'i( programmc

Article2 of the Pianning Law describes the principles supporting comprchcn~

sive national income as follows:

1. The comprchcnsion and integrity of the pian which guarantee for it the
use of all national physicai, natural and human resources according to

practicai, scientific and humane method

2. Pianning centralization togcthcr with safcguarding the widest
participation by the local ruiing units, the economic units and the pubiic
in the preparation of the pian, its execution and dci‘ining the execution

rcsponsibiiitics

3. Control of pcop]c over all production tools, and to direct the excess
rhrough the bcaring of the main rcsponsibiiiry for the dcvciopmcnt pian
by the public sector,and the guarantee that the private sector shall ex-ercise
its role in dcvciopmcnt within the Plan’s framework without de-viation or

exploitation
p

4. The economic, administrative and gcogmphicai distribution of the pro-
jects of the Social Economic Dcvciopmcnt Planin a way that guarantees
the establishment of economic rcgions beside the local administracive

units

Article 3 of the pianning law guidcs Comprehensive Pianning for the
National Economy which indicates thata iong term gcncrai national pian for
the economic and social dcvciopmcnt shall be set forth. This pian is divided
into time phascs of medium terms and thcsc, in turn, are divided into annual
detailed pians that have the necessary ﬂcxibiiity to confront whar arises of
dcvc]op—mcnts during the execution of the pian. The medium term and annual
term pians include the rcgionai and local pians inaway that materialized the
associ-ation and coordination of these pians within the frame work of the

gcncrai na—tionai piani

Article 4 of the l)ianning Law cxpiains that “The economic and social targets
of the iong term gcncrai pian, the medium term pians and the annual pians are
de-fined within the framework of the gcncrai ol)jcctivcs of the state and in the
iight of the basic dcvciopmcnt of the main changcs in the national economy
during the years ofthe pian. These objcctivcs are decided on the gross national
ccon-omy level, on the sectors level of the main economic and social activities

and ai-so on thC rcgionai iCVCi.”

Article 5 of the same Law indicates that the Plan shall be the basis of the Law
bills and decrees that are decided by the public authorities and are executed
within its framework. The rules stipuiatcci in the Plans Law shall have
prcccdcncc in appiication overany other rule sti puiatcd inanother Law. It shall
be taken into consideration when preparing the gcncrai budgct of the state
to comply with the objectives of the Annual Plan. The funds for investment
usages stated in the gcncrai budgct of the state may not be amended except
accorciing to the rules endorsed by the Cabinet and in a way that shall not

violate the pri-orities stated in the pian.

Article 6 additionaiiy prohibits bcing tied to any of the projects or spcciai
works for economic and social devciopmcnt or fund them or execute them

in violation to the Plan’s gcncrai accredited framework.
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Article 7 of the pianning law indicates that in order to enable the finalization

of the Socioeconomic Plan, it shall be observed to estimate the foiiowing:

1. National production quantitativciy and value, gross and on the level of
the sectors and activities of the national economy, and distributed be-
tween the pubiic sector, the cooperative sector and the private scctor,
the requirements to achieve this production the national income result-
ing from it and its components, provided that the evaluation shall be ac-

corciing to ﬁXCd P['iCCS OFthC i)asc yC?l[' anci thC priccs Ofti’lC Pian‘s yC(lI'.

o

The labour force and labour, the volume of the new job opportunities
togcthcr with the volume ofwagcs and their average, their growth rate, the
production of the worker on the level of the national cconomy and the

main sectors and activities levels

3. The volume of investments uses necessary to execute the new projects,
substitutions and renovation distributed between a real investment, in-
vestment cxpcnditurc and capitai formation distributed between the
fixed and changcabic investment in the commodities stock. This is to-
gcthcr with stating the investment of each of the pubiic, cooperative
and private sectors and distributing them between the main diverse
scctors and activities of the cconomy, the schedule to execute it, the
production, and income estimated from them, and also the rcgionai in-

vestment distribution.

4. The growth average and the household consumption size distributed
between rural and urban and according to the commodities group,
evaluated by cach of the fixed price of the base year, and the prices of the
Plan’s year, besides the rate oi‘growth and size of the group con-sumption

ti’lklt l'CPI'CSCntS ti’lC VOiUmC OFtilC gCHCI’ELi (pubiic) services

N

The size of local savings available for investment on the base of the
economic cquiiibrium cXisting in the Plan, also from the diverse saving
vessels and the available forcign resources to achieve its investment and

current objectives

6. The exports and imports quantitativciy valued according to fixed prices
of the base year, and according to the prices of the pian distributed ac-
corciing to the gcogi‘aphicai zones, the industrialization dcgrcc and the
other importer and CXPOIter seCtors. Also, the receipts and the pay-ments
for the diverse factors of production togcthcr with the standard numbers

?lﬂd Ei’lC cxciiangc PI'OPOI'tiOI] V\/ith ti’lC CXECI’nili WOI'id.
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Article 8 also indicates that the Plan shall define the directions and dimensions
of the economic cquiiibrium as rcgards the rate of the gross local production’s
growth, the growth rates of the commodities, distribution and service sectors
and also the growth rate of labour, wages, final consumption and the position
of the balance of payment, which shall guarantee the correlation of the Plan’s
oi)—jcctivcs, and the continued growth of the cconomy and its cicvciopmcnt
accord-ing to the targctcd rates togcthcr with safcguarding the gcncrai level
of prices. The Plan shall have to observe the possibiiitics of coordination and

cooperation with the diverse Arab countries.

Article 9 of the Planning Law states that the Ministry of Planning shall
prepare the general framework of the long- and medium-term development
pian in the iight of the gcncrai objcctivcs of the state, and this project shall
be brought be-fore the Cabine, and the General National Conference of
the Arab Socialist Un-ion, then it shall be submitted to the pariiamcnt for its

cndorscmcnt and thC is-suance Oi:él iZlVV.

Article 10 of che Pianning Law requests the ministries, the organizations, the
pubiic institutions, the central authorities and the rcgionai units shall send
through the competent ministers to the Ministries of Pianning, Finance,
Economy and External Trade the projects of their pians that shall achieve the
defined targets for cach sector and its activities in the iight of the Plan’s gcncrai
frame-work, and also the projects of the cooperative sector and the opposite
private sector for their activities in array and according to the priorities which
thcy set and in the shapc of intcgrai coordinated substitute pians within the
volume of investments allocated for each of them. The Minister of Pianning
shall define the dates for scnding the projects of the iong— and medium-term
pians to be ef-fectuated. As for the projects of the annual pians, every party
shall be commic-ted to submit them on the maximum darte of mid«]uiy of
cvery year. The Minis—try of Pianning shall study the proposcd pians, anaiyzc
all the projects stated in them and review all the studies submitted by the
executive partics. It shall se-lect the projects that are proven their vaiidity for
exccution from the economic aspect to enter it in the Plan togctiicr with the
statement of the Annual Plan’s elements, providcd that it is observed when
iisting these projects the coordina-tion and integration between them in away

that achieves the Plan’s objcctivcs.

Article 11: The Minister of Planning has the right to form by a decrec from
him and in agreement with the executive partics, joint committees from
the cm-pioyccs in the govcrnmcntai administrative authority, the central
authorities, the pubiic organizations and institution, which undertake the

provision of in-formation and reports that are rcquircci to prepare the Plan or
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to StU.dy some Ofti]C pianning prob]cms, Q.I]d in gcncrai to undcrtakc 21” th{lt is

assigncd to them of works by the Minister of Planning.

Article 12 : The Annual Plan’s project shall be brought with the State’s gcncrai
budgct project before the Cabinetin preparation to refer it to the pariiamcnt
two months prior to the commencement of the financial year to endorse it

and issuc it with a law.

Article 13 of the Planning Law rcquirc the executive partics o compiy with
the accredited framework of the annual pian, its objcctivcs, the defined mean
initand to prepare the Bills of Laws and decrees which it shall issue within the

SCOPC Ofti’liS framcwori(,

Article 14 spccifics the govcrnmcntai administrative authority, the central
au—thoritics, the pubiic organizations and institutions and the rcgionai and
local units, each within its competency, shall execute the accredited projects
and programmes of the pian according to their decided time and work on
achicving compictciy the objcctivcs included. These parties shall have to

cspcciaiiy un-dcrtakc:

1. The execution of investment projccts within the estimated costs for them

and on Q.SPCCES dcﬁncd in ti’lC pian

2. The achievement of the objcctivcs of the commodity and service pro-
duction quantitativciy and quaiitativciy togcthcr with obscrving the

spcciai rates of the production requirements and their cost

3. The achievement of the pian’s objcctivcs, as rcgards the local income and
its distribution between the diverse factors of production and also as

rcgards labour, the volume of wages and the productivity of the worker
4. The control of the final consumption within the limits of the Plan
S. Theachievement of the imports and cxports’ objcctivcs stated in the Plan
6. The issuance of decrees and organization directives and to prepare studies
and recommendations that entail the practice of the private sec-tor to its

activities thatare stated in the pian whetherin production or consumption,

saving, investment, labour or dcaiing with the external world

Article 15 forces the partics which are not working according to the uniform
accounting system to be committed to maintaining accounting books and
statis-tical records that exhibits the execution phascs ofits pian and the extent

of pro-gress to materialize its objcctivcs.

Article 16 states that the Ministry of Pianning, foiiowing the approvai of the
competent ministerial committee, shall review the executive measures for the
Annual Plan accord ing to the internal and external changcs in the state of af-

fairs and Wi’ll(i’l Si’]aii not brcach EhC gcncrai framcwork Of‘EhC Pian.

Article 17 additionaiiy obiigcs the ministries, the organizations, the pubiic
insti-tutions, the central authorities and the rcgionai units to make a pcriodicai
re-port to the Minister of l)ianning every three months and also every year;
that includes work in progress in executing the pian and the extension of
progress to achieve its targets, inciuding in this the privatc sector’s activity that
is con-nected with its competency. The Minister of l)ianning rcguiatcs by a
decree from him or her the methods of preparing the pcriodicai reports and

of foiiow—ing up the execution of the Plan.

Article 18 requires the Minister of Pianning to submit the annual follow up
re-portto Parliament after its accreditation by the Cabinet and withina pcriod
that shall not exceed one year as from the date of the financial ycar’s termina-

tion.

Article 19 of the l)ianning Law, indicates that the Ministry of Pianning under-
takes the operation of the central pianning thatis rcprcscntcd in preparing the
General National Plan for economic and social dcvciopmcnt and follows its

exe-cution. It shall be assisted in this by:

1. On the central level, the sectors, economic activities, pianning organiza—
tions or units undcrtaking pianning in the govcrnmcntai authority and

pubiic organizations and institution

2. On the rcgionai level, the rcgionai pianning organization which are es-
tablished by a decree from the President of the chubiic upon the pro-
posai of the Minister ofipianning

3. Onthelocallevel, the pianning units in the local councils
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Articles 21 and 22 forces provision of dara by the Ministry ofpianning, which
has the right to obrtain all confidential information that are necessary to
prepare and follow up the Plan’s execution and shall not be used for other than
the pur-poses stipuiatcd upon in this Law. A pcnaity oflimprisonmcnt that
does not ex-ceed six months and fine that is not over 100 Egyptian pounds or
cither of these two pcnaitics shall be imposcd on every person who abstains
from submitting information and daca rcquircd by the Ministry of Pianning,
or from providing the pcriodicai follow up reports provisioncd herein, and
also every person who breaches the conﬁdcntiality of the information or
dara, or discloses a industrial or trade secrets or others of information which
he could have viewed on ac-count of his work in preparing, executing or

ﬁ)iiowing up the Plan.

Law 43/1979 (the Local
Administration Law)

Law 43 for the year 1979 states that the local government system is divided into
two arms. The first is the executive council which is composcd of governors,
heads of cities, districts and viiiagcs, in addition to heads of directorates such
as education, security or health. The second is the popuiar local council, whose
members are elected, with at least 50 per cent of the scats allocated to workers
and farmers. The elected council is supposed to monitor the pcrformancc of
the executive council. Accorciing to the Minis—try of Local Dcvciopmcnt,
municipaiitics providc citizens with 70 per cent of basic pub-iic services such
as paving roads, garbagc collection, cicctricity, water and sewage in addition to
issuing licenses to open shops and construct buiidings, among many other arcas
oflife. The Law also stipu]atcs that the President is rcsponsib]c for appointing the

governors, while the prime minister is rcsponsibic toappoint the heads of districts.

In addition, the Law spcciﬁcs the rciationship berween different national, rcgionai
andlocal govcrnmcntai entities which are entrusted with impicmcnting the States
dcvci—opmcnt poiicics and pians. The law spccii‘ics the roles of the President, the
Prime Minis-ter, the Minister of Local Administration, the Minister of Planning,
the Local Govern-ments General Secretariat, the Supreme Council for the Local
Governmeng, the Suprcmc Committee for chionai Pianning, the Governorate
Local Popular Council, the Exccutive Council of the Governorate and the

Governor.

President role according to the planning law:
Article (25) stipulates that cach governorate shall have a governor, for whose

appointment and release from his office a decree shall be issued by the Presi-

dent of the chubiic.

Article (1) at Chaptcr One, related to the local government units and
their com-petences, stipuiatcs that the establishment of governorates and
specifying their scope, changing their names, and their cancellation, shall be
done by adecree of the President of the chubiic and itis pcrmissibic that the

scopce OFtilC govcr-noratc Si]élii bC one town.

Prime Minister’s role, according to the planning law:

According tothelawthe Prime Minister has three main dutiesand responsibilities.
The first rcsponsibiiity is managing the local government units’ scope, names and
fcasibiiity of resumption. The second rcsponsibiiity is monitoring and cvaiuating
the govcrnors’ competences, and the third is the selection of chiefs for towns and

districes. Relevant points in the Egyprian Law 43/1979 include the following;

Article(1)at ChaptcrOnc, thelocal government units and thcircompctcnccs,
stipuiatcs that the local government units are the governorates, administrative
districts, towns, quarters and viiiagcs and each of them will have a icgai person.
The establishment of these units spccifying their scope, changing their names
and their cancellation, shall be according to a decree of the Prime Minister,

aftcr ti’lC approvai ()fthC LOC(I] POPU]?I[' Councii Oi:tllc govcrnoratc.

Article (5) stipulates that a Supreme Council for the local government shall
be formed under the icadcrship of the Prime Minister, with the mcmbcrship
con-sisting of the competent minister of the local government, the governors

and the Heads of Local Popuiar Councils of the governorates.

Article (29) - ‘Bis stipuiatcs that the governor shall be held rcsponsibic before
the Prime Minister for practising his competences stipuiatcd upon in this law
and he shall submit to hima pcriociicai report aboutwork results in the various
activities pcrformcd by the governorate, and any subjccts requiring coordina-
tion with the concerned ministries. The Prime Minister is entitled to hold a
joint mccting pcriociicaiiy, between the ministers and gOVErnors to discuss the
methods supporting the relation berween the ministries and governorates,
and to cxchangc opinion about the manner of surmounting what may

contradict the appiication of the local government order of difficulties.
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Article (44) stipuiatcs that cach district shall have a chief who is the chief of
the town (capitai of the district, to be selected by the Prime Minister and who
shall have the powers of dcputy minister, and director of dcpartmcnt in the
financial and administrative matters with respect to the district machineries

and budgct, in the manner to be indicated in the executive regulations.

Article (133): stipulates that the Cabinet shall take charge of control of the
work of the governorates, and evaluate their pcrformancc according to the
provi-sions of the present law and its executive rcgulations. This control aims
to exe-cute the State gcncrai policy and gcncral pian and the realization of the
gover-norates for the aims stated for them, evaluation of their pcrforinancc,
and their carrying out the directions which will ensure coordination between

the gover-norates and the ministries.

The Minister of Local Administration role according to the
Planning Law:

The Law states the relationship between the Minister of Local Administration at
one side and the House of Representative, Local Popular Council and The Local
Government General Secretariat on the other. Relevant points in The Egyptian
Law 43/1979 include the following;

Article (133) - Bis stipulates that the Minister concerned with Local Govern-
p
ment shall submit to the Pcoplc’s Asscmbly anannual report aboutthe activity
and accompiishmcnts of the Local Popular Councils, comprising what had
been executed of the development plans and the budgets concerning each
3 p 8 )
gover-norate, statement of the questions, bricﬁng requests, the important
proposals and the intcr‘pcllations which were discussed in the local popular

councils, and the decisions issued in their respect.

Article (145) (2) stipulates thar, for dissolving the Local Popular Council of
the governorate, a justii'icd decree shall be issued by the Cabinet according to

Wl’lat shali lJC prescntcd by [l’lC minister conccrncd \Vith thC lOC&l govcrnmcnt.

Article (6) stipulates that the Local Government General Secretariat s
subjcct to the relevant minister. This Secretariat shall take cliargc of the joint
affairs of the local units, as well as studying and investigating the subjccts
received from such units. Furchermore, it shall assist the minister concerned
with local gov-ernment in preparing the studies and researches connected
with the subjects submitted by it to the Cabinet and the Supreme Council
for Local Government, and notifying the resolutions to the local units and

foliowing up their execution.

The Minister of Planning role according to the Planning Law:

Article 9 states that an autliority for rcgionai planning shall be established
in each of the economic rcgions to be sul)jcct to the Minister of Planning,
their or-ganization, and spccifying the relation between them, Planning and
Pursuance dcpartmcnrs in the governorates - a decree shall be issued by the

Minister of Pianning in agreement with the governor of the rcgion,

The Local Government General Secretariat role according to the

Planning Law:

Article 6statesthat the Local Government General Secretariatis subject to the
concerned ministry rcgarding local government. Itis assigncd to coordinate
among the different governorates and enhance cooperation between the
gov-ernorates and the different ministries to guarantec a better fulfilment of
locali-ties duties. The same article states that the Local Government General

Secretar-iat shall take chai‘gc of the ﬁ)llowing:

1. All joint affairs of the local units as well as studying and investigating the

sul)jccts received from such units

2. Organizing participation in the international and local conferences in
respect of the local government, and ti'aining affairs of the pcrsonncl inthe

local machineries

3. Shall assist the minister of concerned with local government in prepar-
ing the studies and researches concerned with subjccts submitted by itto
the Cabinet and the Supreme Council of Local Government. As well as

notifying the resolutions to the local units and follow up their execution.

Supreme Council for the Local Government role according to the

Planning Law:

Article 5 states that a Suprcmc Council for the local government shall be
formed under the lcadcrship of the Prime Minister, or whom he dcputizcs,
and the mcmbcrship of the competent minister of the local government, the
governors and heads of popuiar councils of the governorates.

The same article stipulatcs that the Council shall take chargc ofrcvicwing all
thatis concerned with the local government system, rcgarding its support, and
evolution, proposal of laws, rcgulations and decrees llaving effect on the local

society.
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Supreme Committee for Regional Planning role according to the

Planning Law:

Article 8 states that a Supreme Committee for chionai l)ianning shall
be estab-lished in each economic region, which shall be formed under the

icadcrship of the governor of the rcgion‘s capitai and the mcmhcrship of:
1. Governors of the governorates constituting the region
2. Heads of the local popular councils constituting the region

3. Chairman of the chionai Pianning Authority - Sccrctary—Gcncrai of the

Committee

4. chrcscntativcs ofthe competent ministers, and aresolution shall be issued
for sciccting cach of them, by the competent minister. This Committee

shaii bﬁ rcsponsibie for:

A. Coordination between the pians of the governorates and establish-
ing the priorities suggested by the chionai Pianning Authority, and
which shall be taken as a basis for iaying down alternatives for the pian
of the region; this shall be in iight of the available re-sources, iocaiiy and

centr: aiiy

B. Rcvicwing7 the pcriodicai ICPOITS O follow up carrying out the pian,
and stuciying the amendments suggested by the Regionai Pianning
Authority to the pian, according to the circumstances which it faces.
The recommendations issued hy the committee shall be submitted to

the Supreme Council for Local Government.

Article 9 states that an authority for rcgionai pianning shall be established in
each of the economic regions, to be subject to the Minister of Pianning, and
for their organization, and spccifying the relation between them and piamiing,
and follow up dcpartmcnts inthe governorates - a decree shall be issued by the
Minister of Pianning inagreement with the governor of the region. It shall be

rcsponsibic for:

L. Carrying out the researches and studies rcquired for spccifying the pos-
sibilities and resources of the rcgion, naturaiiy and human, the facilities for
their dcvciopmcnt and their ideal cxpioitation and proposing the projects

necessary for thC economic Ellld sociai dCVCiOmeD[ Oi‘ti’lC l‘CgiOI’l

2. Starting to prepare the technical machineries necessary for carrying out

studies, research and pianning works on the rcgion’s level

The Governorate Local Popular Council role according to the
Planning Law:

According to the Law 43/1979, the Governorate Local Popular Council takes
charge of carrying of the general plans regarding local development and their
follow up,in the mannerindicared in the law and the execurive reguiations. Article
10 of the Law 43/1979 states thac: In each governorate, a Local Popuiar Council
(LPC) shall be formed of ten members from each district, or administrative

division, one of them at least is to be a woman.

The duties of the governorate LPCarelisted in articles 12-18 of the Law 43/1979.
Within the gcncrai pian and the authorized hudget the governorate LPC shall be

rcsponsibic for the foilowing:

1. Dctermining the projects of the social and economic dcveiopment pian,
and the proposai for the annual budgct of the governorate, foiiowing up
its execution and the approving of the proposai of the final statement

account

2. Spccifying and dctcrmining the pian ofpopuiar participation by scifhcip

and possibiiitics for supporting local projects

3. The approvai of the gcncrai projects which fulfil the requirements of
housing, construction and proposing projects of rebuiiding, pianning and

reconstruction

4. The approvai on estabiishing utilities which will bring about pubiic benefit

Ofti”lC gOVC[’I]OI’atC

(VA

Dctermining the establishment of local productive projects; espcciaiiy the

projects connected with food security

Articles 18,19 and 20 draw the relation between the Governor, Governorate
LPC, and the Cabinctas follows: the local popular council of the governorate
shall express its opinion about the matters which the governor or the con-
cerned ministers seck its consultation therein. And the governor should
submit to the Prime Minister, the desires of the Local Popuiar Council,
connected with the pubiic requirements of the governorate, and which

cannot be executed lo-cally. In addition, each member of the Local Popuiar
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Council of the governorate has the right to address — to the governor or to
the assistants of the governor, and to each of the heads of dcpartmcnts, and
to the chairmen of pui)iic authori-ties within the scope of the governorate —
questions about the aftairs included in their competences; the question must
be about alocal matter, and not related to a private interest for its applicant, or

a pcrsonai quaiity.

Executive Council of the Governorate role according to the
Planning Law:

Article 32 of the Law states that an executive council shall be formed in cach
governorate. The Council shall be headed by the assistants of the governor,
iC(ldCI'S Oi:iOC?li units ?lﬂd thC SCC[’CY&I’Y Gcncrai Ofti’lC govcrnoratc, \’Vi’lO Sh(lii

be the Secretary of the Council.

Article 33 of the Law 43/1979 lists the duties of the Executive Council of the

Governorate:

1. Foiiowing up the work which is entrusted to the executive machineries of
the governorate, cvaiuating the level of the pcrformancc and the agrccabic

iCVCi OfCXCCLItiOI] Of[ilC pl‘OjCCtS Ellld services on [ilC govcr—noratc iCVCi

2. Prcparing the governorate budgct and the distribution proposa] of the

credits allocated for investment, after approving them, on the local units

3 Assisting the governor in iaying down the administrative and financial

pians OfthC govcrnoratc and for putting CICCI”CCS
C

The Governor’s role according to the Planning Law

Law 43/1979, Articles 26-29 state the rcsponsibiiitics of the Governor:

1. The governor is assumed to be the representative of the prcsidcnt in the

govcrnoratc
2. He Sh{lii t{li(C chargc OFthC execution OfthC StQtC’S gCan&] POile

3. He has compictc authority over all services, utiiitics, and production
within the scope of the governorate with all respect ot all the pubiic util-
ities which enter within the competence of the local government units,
pursuant of the provisions of this Law, the governor shall take chargc of
the powers and executive competences stated for ministries, according
to this law and its active rcguiation, the governor, within the scope of the

governorate, is the head of all local udilities.

4. The governor shall have the stated power of the minister with rcgard to
the resolutions issued from the pubiic authorities boards of directors,
which take chargc of the pubiic utilities for services within the scope of

ti’lC govcr noratc

5. The governor shall take chargc of the supervision of the national utili-
ties within the boundaries of the governorate and also all the branches of
the ministries, whose competences have not yet been transferred to local
units (chis has oniy been active for the ministry of housing), except for the

judiciai authorities and their assisting bodies

The Socio economic Plan at the regional level:
Article 8 cxpiains the formulation of the Suprcmc Commitree for chiona]
Pian—ning which shall be rcsponsibic for coordination between the pians of
the gov-crnorates, and cstabiishing the priorities suggcstcd by the chionai
l)ianning Authority, and which shall be taken as a basis for iaying down
alternarives for the plan of the region; this shall be in the iight of the available

resources, iocaiiy ELI]d CCﬂtl‘(lHy,

Article9 of the same Law adds the establishment of an Authority for Regional
Pianning in each of the economic rcgions, to be subjcct to the Minister of
l)ian-ning; and for their organization, and spccifying the relation between
themand pianning, and follow up dcpartmcnts inthe governorates. It shall be
rcsponsi—bic for carrying out the research and studies rcquircd for spccifying
the possi-biiitics, and resources of the region, naturaiiy and human, the
facilities for their dcvciopmcnt and their ideal cxpioitation and proposing the
projects necessary for the economic and social dcvclopmcnt of the region.
Additional iy, this Au-thority starts to preparc the technical machineries
necessary for carrying out studies, research and planning works on the rcgion’s

iCVCi.

Law 131/1948 (the Egyptian Civil Law)

Bcing one of the main comprchcnsivc and iargcst laws among the Egyptian icgai
framcwork, the Egyptian Civil Law includes various articles chat ciarify the icgai
effect of a sales contract. According to the Law, the concession of the real estate
isa icgal act that impiics that there are commitments on the seller. This gives the
buycrlcgai rights to the real estate. Hence the benefits of properticsare transferred
to the buycr when the contract is concluded. That gives the buycr the right to
make use of the real estate or the land and its benefits. The sellers commitments

ti’lLlS start whcn thC I'C‘Ai estate is tUl’l’lCd over to ti’lC bUyCI’. ACCOI’diI]g to El’lC LELVV,
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owncrship is not transferred with registration; however, the state permits citizens

to cultivate land and thereby obtain ownership. Rel-ative articles include:

Article 418 defines a sales contract as ‘a contract that commits the seller to
transfer to the buyer the ownership of something or a financial right in return

ofa price’.

Articie 458 states that thC anCﬁ[S ofproperties arce transferred to ti’lC bl,lyCl‘
VVi’lCIl thC contractis conciuded. That giVCS thC buyer EilC rigiit to mai(e usc Of:
[hC rcai cstate or thC iand and its anCﬁtS. ThC SCiiCl”S commitments ti’lLlS start

Wi’lCI’l [hC reai estate is turned over to ti’lC buyer,

Article 802 recognizes the right of private owncrship The aforementioned
arti-cle stipuiates that the owner, in accordance with the law, has the sole right

ofusing and/or disposing his property.

Article 803 provides a clear definition of land ownership which includes all
things above and below the land, and in compiiance with the Law, the scpara-
tion of the property of the surface from the property of what is above or

below it, is permissibie.

Article 805 cieariy states that No one may be deprivcd of his property
except in cases prescribed by law and this would take piace with an equitabie

compensation.’

Articles 806 through 824 stipuiate that proprictors shall eompiy with all laws
and executive reguiations pertaining to pubiic and private interest while exer-

cising their owncrship rights.

Article 874 stipniates that, even if the contract is not registered, the State

pcrmitted citizens to cultivate land and thereby obtain owncrship.

Law 142/1964 (Land & Real Estate
Ownership Registration Law)

Cadastral surveying, mapping activities, and property registration are primariiy
gov-crned by Law No.142 of 1964. Egype applics the Real Folio System to
register agrarian lands; introduced in Egypt by Law 142/1964. To date, most of
the agrarian lands in Egypt are covered by the Real Folio system. The Real Folio

System is based on two pro-cedures: 1) Surveying (through General Survey

Authority) and First Registration (Real Estate Registry to handle first registration
of ownership) or 2) Registration of Conse-quent Transactions. Relative articles

include:

Article 1 states that a Real Estate Registry refers to a number of journais that
depict the characteristics of cach property, state the iegai status thereof, iay out
the rights and obiigations arising therefrom and illustrate the transactions and

amendments reiated thereto.

Article 2 stipuiates that the Real Estate Registration and Notarization
Depart—ment, together with the bureaus and offices thereof, shall carry out
the work re-lated to the Real Estate Registry according to the provisions of

tilC iaw hcrcof

Article 3 states that each of the Real Estate Registr‘y offices shall, exciusiveiy,
register the documents related to real estate properties faiiing within the juris-

diction thereof.

Article 10 states that all real estate units located within an area shall be count-
ed, with each unit recorded ina scparate journai that depicts the rights related

ti”lCI'C to.

Article 15 stipuiated thatthe journai of each real estate unit shall state the nat-

U["(li bOLIIlCi(l['iCS ti’leCOf&ll’ld tilC namecs OfthC neighbouring ianciiords.

Articie 58 states that each iandiord shaii iDC handed a copy Oi‘ [ilC reai cstate

Journai. SUCi’l COPy Si’l?lii bC I'Ci:Cl'I'Cd toasa (TiEiC OfO\VI]Cl‘Si’liPm

Law 100/ 1964 (State Land
Leasing Law)

Law 100/ 1964 is meant to regulate the process of leasing lands owned by the
State, which are classified into Fallow, Agricultural and Desert. This Law is
not applicable on lands thar are already allocated or owned by the Ministry of
Housing or any other minis-try as well as lands that are under the adminiscration

of the local councils. Relative arti-cles include:

Articies S & 6 statc Ei’l?lt tilC rent ()fagricuittirai iands Sil?lii i)C &SSCSSCd atseven

times the basic land tax fora period of less than (3) three years.
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Article 8 states that sale of agricultural lands and annexes thereof that are sub-
ject to this law shall be made by the Public Authority for Agrarian Reform

through either negotiation or public auction.
hrough cither neg publ

Article 9 stipulatcs that Barren lands assigncd by the State to public or private
juristic persons for reclamation shall be disposcd of through dclivcring them
to public institutions and authorities, which are then assigncd to cultivare,
cxploit, manage and distribute them, or througli delivering them to the Public
Authority for Agrarian Rcﬁ)rm, which shall chen distribute them to small-

SCEllC ﬁlfIﬂCfS.

Law 136/1981 (Regulating the Relationship
between Landlord and Tenant) relook

Law 136/1981 states the rules and measures of determining value of rent except
for luxurious liousing (Article 1 & 2). Annual rent value for premises licensed
for habitation may not exceed seven per cent of the value of the land and the
buildings on it, providcd that the area rented for such purposes is not less than
two-thirds of the building area. Land value shall be estimated in accordance with

the actual cost at time ofbuilding, Other relevant articles include:

Article 3 states that a committee or more shall be, upon decision of the
gover-norate concerned, formed in cach governorate, COmprising experts in
preparing annual reports based on studies conducted within the domain of the
gover-norate concerning: a) value of same land from prices applicd in cities,
ncigh—bourhoods, or districts extracted from all disposals or lcgal transactions
whether berween individuals, government bodies, or public or private entities
and the actual cost of the different levels of buildings according to the changcs
in the priccs of the building matcrials, labour cxpcnditurc, tender results and
other lcgal means followed in implcmcnting the works. The estimates referred
thereto in these reports shall, in accordance with the provisions of this law, be

taken into consideration when sctting the rental.

Article 7 stipulatcs that the rental of the placcs leased for non-residential
pur-poses and constructed until 09 Scptcmbcr 1977 shall be increased on 01
‘]anuary cach year by afixed pcriodic increase calculated as a percentage of the
rental value which is considered the basis for calculating the real estate tax on
the same date of construction, even ifsignil‘icant amendments are introduced
thereto. The owner shall allocate half of such increase to cover restoration and

maintenance fees and this sum shall be kcpt asatrustat his/her disposali

Article 10 states that the state shall ensure access to soft cooperative loans for
buildings’ restoration and maintenance and such credit shall have gcncral con-

cession over El’lC ClCl)EOI"S ﬁlIlClS asa guarantcc fOI’ P(lyl’l’lCIlE.

Article 15 states that the State shall, pursuant to the provisions of the lcgisla—
tion govcrningr such activity, ensure supporting the housing coopcrativc activi-
ties and providc the necessary loans and building materials thereto. Further-
more, the individuals who hcightcn, complctc or widen their buildings, as
well as those who wish to invest in the various levels of housing, cxcluding the

luxu-rious one, may receive the soft loans offered by the State, public entities

and banl(si

Article 19 stipulatcs that, in the case that the use of the property is cl]angcd
to non-residential purposes, the lcgal rental shall be increased; providcd that
cbanging the use may neither fully nor partly affect the building or the occu-

pants thcrcof

Law 49/1977 (Leasing Law)

Law 49/1977 amended in 1997 states that one may not occupy more than onc
resi-dence in the same country without a plausiblc motive. Premises destined
for cxploita«tion may not remain vacant for more than four months, if a tenant
demands to rent them at the lcgal rate. Such shall be considered a deliberate
dclay in preparing the resi-dence for cxploitation and, in this case, the competent
governor may notify the landlord to prepare the building for cxploitation within
a defined pcriod. If the pcriod expires, the governor may assign any entity to

prepare the building for cxploitation at the ex-pense of the landlord.

Articles 11 & 12 state that the l‘ixing of rent for premiscs and its division
among apartments is carried out by committees formed by decree of the
competent governor, each composcd of two architects or civil engineers
rcgistcrcd in the Enginccrs Syndicatc who bclong to two different entitics, an
official chargcd with the ﬁxing or collection of the tax on buildings and two
members chosen by the local council (who are not members thereof) one

ﬁ”Ol’l’l among OWNCrs OFP['OPCI'EY Gll’ld El’lC Otl’lCr ﬁ”Ol’l’l among tl’lC tenants.

Article 49 stipulatcs that, in the case of demolition of non-residential
buildings for reconstruction in cnlargcd sliapc, the landlord of a building> with
apart-ments leased for purposes other than residential, may advise the lessees

by a notification tl'irough a bailiff to evacuate the building for the purpose of
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recon-struction and for increasing its surface area and the number of its units,

aeeord—ing to the following conditions:

1. The owner should obtain the necessary permits, licenses and spcciﬁca—
tions for demolition and reconstruction in accordance with the provi-
sions of the Law. The said permits shall include new units suitable for the

same PU.I‘POSC as tllat l:Ol‘ thC units tl’l’dt wcere liccnscd to lDC ClCmOl-iSl’lCd.

2. ThC tOE(ll SUI'F&CC arca Oftl”lC ncw bmlding HOOFS Sl’klll not bC lCSS tlléll’l l:OUI'

times those of the building floors before demolition.

3. The new building shall comprise residential or hotel units not less than 50

PCI’ cent Ol:ltS tO[Lll SUJ’l:Q.CC arca.

4. Thelandlord shall provide asuitable unit with similar rent for the les-see to

exercise his activities; otherwise, he shall compensate him.

ThC léll’ldl()l'd Sl]OUld ﬁX a date at \’VlllCl“l tllC evacuation Of tllC unit VVOUld

N

take placc, providcd that such date notbe prior to the longcst lease pc-riod
agreed upon for any of the builcling units and not be less than six months

from El’lC Cl(lEC Ol:tl'lC evacuation notice.

Article 68 states that: State entities, local administration units, public sector
companies, building cooperatives, private insurance funds, private companies
and individuals may construct buildings to sell all or some of their residential
units. Authorities responsible for granting construction permits and licenses
are prolaibited from granting construction permits to private companices and
individuals for constructing buildings or parts thereof for sclling7 purposes un-
less such construction is within 10% of the total investments set for each of the

various laousing levels.

Article 73 states that when a building, divided into storeys or apartments, has
over five (5) storeys or apartments that are possesscd by over five (5) owners,
such owners shall form a syndicatc amongst themselves as set forth in Article

(862) of the Civil Code.

Law 143/1981 (Desert Land
Management Law)

This law stipulatcs that desert lands refer to state-owned lands located two
kilometres outside the set limits. The set limits refer to the boundaries of lands
which were sur—veyed in detail, recorded in the land survey records and were

SUbJCCt to I’C&l cstate tax imposcd on farmlands.

Article 2 states that the management, exploitation and clisposal of desertlands
shall be in the following manner and in accordance with the following proce-

dur CS:

1. The Minister of Defence shall issue a decree dclineating which areas of
the desert lands are of strategic and military signiﬁcance and may not
be owned or used for non—military purposcs unless such purposes were

approved by the Minister and in accordance with the conditions he sets.

2. Except for the lands stated in item (A), the minister concerned with land
reclamation shall issue a decree delincating the areas included in the land
reclamation plan and projects. The General Authority for Re-construction

Projects shall be in claarge ofmanagingr the aforesaid lands.

3. Lands located outside military zones or reclamation sites stated in the
previous two paragraplis shall be utilized and managed and clisposed by
New Urban Communities Autliority in coordination with the Ministry

of Defence.

4. Upon request of the Ministry of Defence, the Cabinet shall have the
rigl’it to expropriate and temporarily seize desert lands, and buildings
thereon, if necessary for State safety and external and internal national
security and for preservation of its monuments. Owners shall be com-
pensated by reimbursement of expenses ofland reclamation and builcl«ing
establishment (in case of land expropriation), or l)y paying them amount
of moncy cqual to the proﬁts thcy obtained from such land (in case of

temporary seizure).
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Law 53/1966 (Protecting Agriculture Lands
from Encroachments Law)

Pursuant to the provisions stipulatcd in law No.116 of 1983, a third section titled
‘Pro«liibiting the Destruction ongricultural Landsand Preserving their Fertilicy

isadded to the Law on Agriculture cnacted by Law No.53 of 1966.

Article 15 thereof stipulates that No buildings or establishments shall be
con-structed on agricultural lands and no proccdure shall be taken in regard
to di-viding these lands to construct l)uildings thereon. The following shall be

CX—ClLlClCCl from SLlCll ban:

1. The lands located within the cordon of the cities approved until
1/12/1981, provided that any modification to the cordon as of such date
may not be invoked unless l)y virtue of a decision from the Council of

Ministers.

2. The lands located within the urban space ofvillagcs which is deter-mined
as pera decision from the Minister olAAgriculturc, in coordina-tion with

the Minister of Reconstruction.

3. The lands where the government establishes projects of public interest,

subject to the approval of the Minister ol‘Agriculture.

4. Thelands upon which projects serving agricultural or animal produe-tion
are established and which shall be determined by virtue of a deci-sion from

the Minister of Agriculturc.

N

The lands included in the agricultural lands in villages, where the land-lord

establishes a residence ora l)uilding thac serves his/her land.

Law 84/1968 (Public Roads Law)

Law 84/1968 (Articles 1, 3, 4, 5) states that public roads are classified into the
following types: freeways, highways, main roads and local roads. The freeways,

liigliways and main roads are built, modified and their types are determined by

virtue of a decision from the Minister of Transportation. The said types shall be

supervised and their speci«ﬁcations are set by the General Authority for Roads,

Bridges andLand Transport. Thelocalroadsare supervised and their specil‘lcations

are set by the Local Administration Units. The State Treasury shall incur the costs

of l)uilding the freeways, higliways and main roads along with being responsible
e

for all the necessary industrial works and maintenance; the Local Administration

Units incur the abovementioned costs for the local roads.

Article 10 states that The ownership of the lands located on both sides of the
public roads for 50m for high roads and 25m for main roads and 10m for local
roads shall, for cthe purposes of this law, be subject to the following provisions:
a) these lands may not be used for non-agriculture purposes and no buildings
shall be constructed thercon and b) the body responsible for the road shall
take from these lands the dusts necessary for improving the road and safety

tl]CI’COIl. TllC owncrs OfthCSC l'(lI](lS Slldll receive l'(lll compensation.

Law 5/1996 (Regulating the Disposal of
State-Owned Desert Lands)

Law 5/1996 states that the desert lands owned by the State or other public
judicial per-sons may be disposcd for free, or leased at a nominal rental to
establish investment pro-jects or expand such lands. A decision on del‘lning the
areas located in the desert lands and setting the rules and procedures governing

disposal for free or lease shall be issued by the President of the chublic.

Article 1 states that the lands needed for the project shall be allocated accord-
ing to the projectsize, nature of the activity thereof and the value of the funds

invested therein.

Article 2 stipulatcs that the owncrsliip of the lands may not be transferred to
the assignee prior to the completion of the project and starting the actual pro-

duction.

Article 3 states that [llC rerm oflease may not €XCCCd 40 years, to bC renewed

as long as tl’lC PI'OJCC( CXIStS.
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Law 59/1979 (Promulgating the establishment
of the New Urban Communities Authority)

According to Law 59/1979, an entity called New Urban Communities
Authority was es-tablished, which according to Articles (1, 2 and 27) is a
govcrnmcntal sector in chargc of the establishment and dcvciopmcnt of new
urban communities. These communities are meant to combine all human and
intcgrai grouping taking part in the creation of new urban centres. They are to
stress on the importance of social stability and cconomic prosperity (industrial,
agricuiturai, commercial and all other purposcs) for the purposc of popuiation
redistribution, through preparation of hinterland attraction outside the existing

towns 2111({ viiiagcs.
O

Article 28 defines the objectives of the New Urban Communities Authority,
as it stipuiatcs that the authority shall be concerned with the (iiscussion,
proposai, drawing up, impicmcntation and the Foiiowing up of pians,
poiitics and pro-grammes for the establishment of new urban communities
accorciing to the economic and social dcvciopmcnt pian and within the scope
of the gcncrai poii-cy of the State. The authority shall spcciﬁcaiiy have the

CITlPOVVCer to:

1. Draw up the poiicy and set pians and programmes for the urban devel-
opment toward the establishment of new urban communities, and co-
ordinate between them and the production and services pians and pro-
grammecs. Conduct studies for selection of the most suitable sites for new

urban communities.

2. Organizc and coordinate and cxchangc consultations with the minis-
tries, authorities and dcpartmcnts operating in the field of urbanization
activitics, and other related ficids, and stu(iy and impicmcnt rcgionai

utilities and services establishments for new urban communities pro-jects.

3. Follow the impicmcntation ()fpiaris set for rchabilitation of new urban
communities and overcome all the financial and technical hindrances chac

may chaiicngc impicmcntation and evaluate achievements

4. Carry out gcncrai and detailed pianning for the sites selected according to
the previous provisions stated in this law and work for impicmcnta«tion of
works and projects through bids, adjudications or international and local
commercial bargaining or through direct contracting, in ac-cordance

with the rcguiations of the authority, and supervise the im—picmcntation

77

of these projects, direct by itself, or through the dcvciop-mcnt agency in

cach new urban community.

ol

Study the best methods for impicmcntation ofrcgionai utilities, on sites
of new urban communities, in a way guaranteeing ¢conomic suitahiiity
to projccts in these areas, divide the ianci, establish internal utdili-ties for
these communities, cither direct by authority, or through the competent
dcvciopment agencies or by any other method the authority deems

suitable.

6. Concludeloansor obtain grants, according to rcguiations icgaiiy spcciﬁcd,
e e
in addition to budgcts as appropriatcd to authority in a way guaranteeing

adcquatc ﬁnancc FOI' tilC projccts.

~

Assist in providing equipment and materials necessary for impicmcn—

tation of the projects.

8. Propagatc for promotion of sciiing, icasing or using the lands of new
urban communities, among Egyptian and forcign investors, with the aim
of economic dcvciopmcnt of the projects, without prcjudicc to the rules

organizing proprictorship hy forcigncrs.

9. Propose the determination of the concession or grant them and spccify
their pcriods according to the second paragraph of Article 11 of the pre-

sent idW

10. The authority shall have the power to divide the new urban com-munity
into towns, viiiagcs, areas and districts, and to set forth, con-struction
conditions, descriptions, spccifications and patterns for each of them,
which guarantee thata spccihc nature, hcight and colour for the buiidings
is abided by. Licences shall be issued in accordance therewith, and the

parties concerned shall abide by them.

Article 4 states that the appropriate local authority may, in accordance
with the deals made between them, seck the assistance of the New Urban
Communities Authority to construct whole new districts or demolish

aircady existing dis-tricts to rc-pian and reconstruct them.

Article 5 states that: Should lands owned i)y individuals or privatc entities
are used in the projects of constructing new urban societies or the roads

joincd thereto, such lands shall be obtained amicahiy, atthe agrccd prices and



LEGISLATIVE ANALYSIS TO SUPPORT SUSTAINABLE

/8 APPROACHES TO CITY PLANNING AND EXTENSION IN EGYPT

pursuant to the terms agrccd upon by the Authority and owner; however,
should both parties not reach an agreement, such lands shall, in accordance
with the law governing real estate expropriation for pubiic interest or

improvement, be expropriated and the indemnity shall be cash or in kind.

Article 9 stipuiates thata decision shall be issueti, subject to the approval of the
Cabinct of Ministers, by the Prime Minister on the State-owned lands selected
for constructing new urban societies, the roads and lands joined thereto and
such decision shall be hinding for all ministries, bodies and entities concerned

with the various types of state property.

Article 13 stipuiates that the Authority and bodies and units established
thcrc-by in order to be able to perform the tasks thereof stipuiated herein shall,
until the new urban society is delivered to the local administration, obtain all
powers iegaiiy granted for the local units and the Authority shall also reccive

the same financial resources allocated for municipai ities.

Law 7/1991 (Organizing the State-Owned
Real Estate and Lands Law)

Law 7/1991 states that the management, cxpioitation and disposal of desert
lands un-der Law 143/1981 shall be executed in the foiiowing manner and
using the Foiiowing procetiures: A) The President of the Repubiic shall issuc a
decree deiineating which are-as of the desert lands are of strategic and military
significanee and cannot be owned. This decree is issued after obtaining the
approvai thereof from the Council of Ministers based on the proposal of the
Minister of Defence. B) Aside for the lands stated in point (A), the President
shall issue a decree, upon obtaining the approvai from the Council of Ministers
which is based on a proposai from the competent minister, deiineating the ar-cas
included in the land reclamartion projects pian- to create new urban communities

or tourist areas. Relevant articles include:

Article 2 stipuiatcs that a generai authority shall be established under the
name General Authority for Tourism Development and shall be regulated
by virtue of a Presidential decree. The said authority shall be in charge of
managing, expioit-ing and disposing lands allocated for the establishment
of tourist areas, while the General Authority for Reconstruction Projects
and Agricuiturai Deveiop—ment shall be in charge of managing‘ expioiting
and disposing lands allocated for reclamation and Farming purposes. The

New Urban Communities Authority shall manage, expioit and dispose
lands allocated for the establishment of new urban communities. Each of the
aforesaid authorities shall exercise their pow-ers as owners in relation to the
property to which they were entrusted. Fur-thermore, they shall exercise their
tunctions pertaining to such property in co-ordination with the Ministry of
Defence in accordance with the conditions and rules it deems necessary to

protect the State.

Article 4 states that the Local Administration unics, subject to the juristiiction
thereof, shall assume the responsibiiity for the management, cxpioitation
and disposai of lands allocated for construction which are either owned by
them or by the State, as well as farming lands existing within their limits. The
governor shall iay downrulesforthe disposai of the aforementioned lands after
obtain—ing the approvai of the governorate’s LPC and;s in accordance with
the generai rules set by the Council of Ministers, provitieci that cthe disposai
prioritics are given to the governorate’s residents who work within its limits.
The said rules may reguiate cases in which the lands are disposed free oi‘charge
for purposes of construction, housing, farming or mai(ing them suitable for
farming7 or any other purposes determined by the Council of Ministers. The
reclamation of the lands adjacent to the aforesaid lands which are located two
kilometres outside the limits thereof, shall be impiementeci in accordance
with a national plan de-veioped by the Ministry of Land Reclamation, and
the impiementation thereof shall be carried out either by the Ministry itself,
or the bodies it chooses in co-ordination with the competent governorate.
The General Authority for Recon-struction Projects and Agricuiturai
Deveiopment shall manage, expioit and dis—pose of the said lands, and the
Council of Ministers shall determine the gover—norates share of the revenue

arising from the management, expioitation and ciisposai of the said lands.

Article 7 states that revenues arising from the management, expioitation
and disposai of lands and property allocated for the General Authority
for Recon-struction Projects and Agricultural Development, the New
Urban Communitics Authority and the General Authority for Tourism
Deveiopment shall be consid-ered pubiic funds. The revenues from cach
authority shall be collected sepa—rareiy and spent for purposes related to each
authorityis area of work and to the essential requirements of the State budget,
all in accordance with the Coun-cil of Ministers decisions in this regard and
based on a proposai submitted by the competent minister regarding the

pU[’pOSC ()Fti]ﬁ amount requested f()l' spentiing,
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Law 38/1967 (Public Cleanliness Law)

The main oi)jcctivc of this Law is concerned with pubiic cleanliness is to kccp
cities and viiiagcs clean in order to protect pubiic health and kccp pubiic areas
well organized and beautiful. The law also aims at simplifying procedurcs and
granting local councils more authority within the framework of decentralization.
Local councils are closer in the hi-crarchy with the pcopic and this would lead
to effective protection of the environment, protection against diseases and
sprcading of discases in order to enhance pubiic health. The scope of the Law
encompasses prohibiting disposai ofgarbagc and waste in loca-tions other than
those dedicated for their disposai. The Law also obiigatcs all institu-tions and
individuals to store garbagc and waste in spcciai containers and rcguiatcs the
processes of collectionsand transportation ofigarbagc, wastes and dirt, in addition
to rcguiating their disposai. The Law also rcguiates methods ofsanitary drainagc
inloca-tions iaci(ing sewerage networks, setting rules for sanitary waste collection
and burning or Cirainingof sanitary drainagc tanks. The Law also states that owners

of vacant lands should fence their land to preventit bcing usedasa garbage site.

Articles 1 & 2 stipuiatc that piacing> garbagc, waste, rubbish or wastewater
in piaccs other than those specii‘ied by the local council shall be prohibited.
Buiici—ing inhabitants and owners and managers of pubiic shops, amusement
parks, and industrial and commercial facilities shall piacc all types of garbagc,
waste and rubbish in speciai containers. Owners of open lands, whether
fenced or not, shall remove accumulated wastes and dust from these areas and

i(ccp them clean.
Article 4 states that committing any of the ﬁ)iiowing actions is prohibitcd:

L. Bathing or Washing housewares, clothes, vegetabies, or other items in

fountains and pui)iic waterways

o

Defecation in piaccs other than those dcsignatcd for this purpose in

toilets

3. \Washing animals, carts, or vehicles in piaces other than the pens or piaces

dCSigﬂ?lth ﬁ)l‘ SUCh PUI’pOSCS

4. Herding cattic or O[ilCr animais till‘Ongil roads ElIlCi streets other than

ti’lOSC dcsignarcd for SUCi’l PUI’POSCS i)y Ei’lC iOC(li COUHCii

N

LC&ViI’lg iiVCS[OCk and pouitry in SqU.le‘CS, roads, streets, passagcways, iancs,

and allies

Article S states that owners of buiidings located where there is no sewer must
install sanitary facilities to collect wastewater. Owners of piaccs with septic
tanks must pump them once thcy are full at the times spcciﬁcd by the local

council.

Article 8 stipuiatcs thata monthiy fee shall be paid by occupants ofbuiidings
and utilized open lands within governorates as follows: a) EGP 1 - EGP 10
(USD 0.13 o USD 1.30) for each residential unit in provincial capitals; b)
EGP 1-EGP 4 for each residential unitin cities ocher than provinciai capitais;
¢) EGP 10 - EGP 30 for commercial shops and industrial facilitics and d)

WOl‘ShiP piaccs Sil’rlii bC CXCmPtCCi from SU.Ch fCCS.

Law 57/1978 (Disposal of Pools
and Swamps Law)

This states that holes that can result in a pond Or a swamp may not be made,
widened, or dccpcncci. Aciditionaiiy, anyone whose work results in holes shall
fill in such holes upon the compiction of their work. If thcy do not fill in the
holes within the perioci spcciﬁcd by the competent local unit, the local unic may
then fill in the holes at their own expense, and collect the cxpcnditurcs through

administrative sequestration. Relative articles include:

Article 4 states that landowners and adverse posscssors whose lands contain
ponds or swamps shall inform the competent local unit of the locations and
lim-its of such poncis or swamps within three (3) months from the date of
the en-forcement of the law hereof. Mayors and sheikhs whose areas contain
ponds or swamps shall providc the competent local unic with all the data

related thereto within the pcriod specii‘ied in the previous paragraph.

The local unit shall count the ponds and swamps located within the area
faiiing under the jurisdiction thereof. Additionaiiy, it shall collect sufficient
data about the landowners and adverse possessors within whose lands such
ponds and swaps are located. To do so, the unit representatives shall be entitled

O access ti’lC iocations ofponds and S\VZ{P&

Article 7 stipuiatcs that upona decree from the competent governor, one or
more committees shall be formed. Each committee shall consist of representa-
tives from the Housing and Construction Directorate, Agricuiturc
Directorate, Finance Directorate and the General Survey Authority, in
addition to a local unit member from the said governorate, who shall be

selected i)y the unit. The for-mation of this committee shall also include a
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representative from the local unit within the limits of which the ponds and
swamps are located. Such committees shall assess the value of the lands with
ponds and swamps prior to the disposal thereof. Furthermore, posterior to
the disposal, such committees shall re-assess the value of such lands again
within no more than thirty (30) days from the date of the complction of the

diSPOSELl PI'OCCSS.

Law 4/1994 (Environment Law)

The law for the environment is the kcy lcgislation governing environmental
protection in Egypt. The law includes articles that govern the foHowing
environmental aspects: 1) processing of Environmental lmpact Assessment
for devclopmcnt projects, as a step in the [iccnsing proccdurc;?,) Handling
of hazardous substances and wastes, such as the odorant agent used in
Pressure Reducing Stations (PRSs) and 3) Controlling excavation works and

corresponding waste disposal.

Article 2 stipulatcs that an agency for the protection and promotion of the
envi-ronment shall be established within the cabinet premier ship under the
name the Environmental Affairs Agency. The Agency shall have a public
juridical pcr-sona]ity and shall be affiliated to the competent Miinister for
Environmental Af-fairs. It shall have an indepcndent hudgct and its head
office shall be located in Cairo. The Minister for Environmental Affairs may
establish branches for the Agcncy in the governorates by Miinisterial decree,

priority to be given to indus-trial areas.

Article 5 states that EEAA (Egyptian Environmental Affairs Agency)shall
formu-latethe general poiicyandlaydownthe nccessaryplans forthe protection
and promotion of the environment and follow up the implcmcntation of
such plans in coordination with the competent administrative authorities.
The Agency shall have the authority to implcmcnt pilot projects. The Agency
shall be the na-tional authority rcsponsiblc for strcngthcning environmental
relations between the MoE (Minister of Environment) and other countries
and regional and inter-national organizations. The Agency shall recommend
taking the necessary lcgal proccdurcs to adhere to rcgional and international
conventions and prepare the necessary draft laws and decrees rcquircd for the
implementation of such conventions. For the fulfilment of its ohjects, the

Agency may:

1. l)rcparc draft laws and decrees related to the fulfilment of its objccts and
express its opinion on proposcd lcgis[ation related to the protection of the

environment.

2. Prepare studics on [l’lC state OF tllC environment, formulate thC national

plan with the projccts included for the protection of the environment.

3. Lay down the criteria and conditions which owners of establishments
must observe before the start of construction and during the operation of

these projects.

4. Lay down a plan for environmental training and supervise its implc—

mentation.

S. Compilc and publish pcriodic reports on the main environmental indi-

cators.

6. Proposc cconomic mechanisms to encourage different activities and

proccdurcs fOl‘ thC prcvcntion OFPO“UIiOI].

~l

Implcmcnt Pil()t projccts for El’lC prcscrvation ofnatural resources and tl’lC

protection of the environment from pol]ution.

8. Participatc in the prcparation of an intcgratcd national plan for the
administration of coastal areas abutting on the Mediterranean Sea and the

Red Sea in coordination with the authorities and ministries con-cerned.

Article 14 stipu]atcs that a spccia] fund shall be established in the Agcncy

under the name the Environment Protection Fund to which shall devolve:

1. Amounts allocated in the state hudgct to subsidize the fund.

2. Grants and donations prcscntcd hy national and forcign organizations
and acccptcd by the Board of Directors of the Agcncy for the purpose of

protecting and promoting thC cnvironment.

.7). Fincs lCViCd and damagcs awardcd or agrccd upon fbr any harm CLIU.SCd to

the environment.



LEGISLATIVE ANALYSIS TO SUPPORT SUSTAINABLE

APPROACHES TO CITY PLANNING AND EXTENSION IN EGYPT 81

4. ﬂlC ﬁnancia] resources OF tilC PfOtCCtOfatCS fund providcd for Law

102/1983.

S. Amounts CO”CCth ona tcmporary b{lSiS on account Of ﬁncs and dam-

ElgCS for harm caused to thC environment shaii IDC deOSi[CCI in thﬁ fund.

Article 27 states that an area of not less than one thousand square metres of
State-owned land shall be allocated for the establishment of an arboretum
for the cultivation of trees in each district and in each Viilagc. The output of
these arboreta shall be available to agencies and individuals at cost price. The
compe-tent administrative authorities to which these arboreta are affiliated
shall iay down gnidclincs for the cultivation and protection of these trees. The

EEAA shall participate in ﬁnancing the establishment of these arboreta.

Law 117/1983 (Protection of Antiquities Law)

Law 117/1983 states that any real estate is considered an antiquity whenever
it meets the fo]iowing conditions: 1) is a product of Egyptian civilization or
the successive civili-zations or part of the creation of art, science, literature
or rciigion that took piacc on Egyptian lands since the ptchistoric ages and
during the successive historic ages, 100 years before the present date. 2) To be of
archacoiogicai and artistic value or historical importance in respect with different
aspects of Egyptian civilization or any other civili-zation that took piacc on
Egyptian lands. 3) To be produccd and cmcrgcd on Egyptian lands and represents

a historical relation thereto. Other relevant articles include:

Article 11 states that The Supreme Council for Antiquities (SCA) is entitled
to accept cession of corporations or individuals for their ownership of historic
re-al-estate ti’irough donation or sale for a symboiic price or through iaying

such under the Council’s disposai.

Article 13 stipulatcs that registration of such real antiquity and notifying the
owner of such shall result in the hercinafter provisions: 1) pu]iing downall or
part of the real estate is not pcrmitted; 2) expropriation ofland or real estate is
not pcrmittcd; 3) renovation of the real estate or changing its characteristics
by any means is not permitted and 4) The SCA is entitled, at any time, to carry
out on its expense whatever it deems necessary for the conservation of the

antiquity.

Article 15 states that any existing cxpioitation of any archaco]ogica] sitc or
land or buiiding of historical value shall not result in any right of ownership
by prc—scription, and the SCA is cntitlcd, whenever it deems necessary, to

cvacuate itagainsta valuable consideration.

Article 18 states that lands owned by individuals may be cxproptiatcd for their
archacoiogicai importance. Iralso may be, by virtue of a decree from the Presi-
dent of the chubiic, tcmporarily seized until the expropriation proccdurcs
are complctcd. Such land shall thcrcby be considered antiquity as of the date

of the provisional seizure.

Article 20 states that granting licenses for buiiding at archacoiogicai sites or
lands may not be pcrmittcd. Imp]anting or cutting of trees or carrying rubble
or taking soil or fertilizers or sand or carrying out any other acts which result

in changing the characteristics of the said sites and lands shall be prohibitcd,

Article 21 stipuiates that archaeological sites and lands, and buiidings and

piac—cs of historical impottancc shall be observed when the iayout of citics,

districts and villages where they are located is being changed. Modernized
g Y ) g

pianning or expansion or modification of archaeoiogicai and historical areas

may not be pcrmittcd unless upon the approvai ofthe SCAin Writing

Law 66/1956 (Advertisement Law)

The Law aims to reguiatc advertisements on roads and inside the means of trans-
portation to protect the environment from distortion, and to ensure citizen road
safcty. The provisions shall be effective in the cities having local councils and in
oth-er locations identified through a decree issued by the competent minister.
Authori-ties rcsponsibic to execute the law include: Ministry of Housing &
Utilities, Ministry of Interior and the Ministry of Transportation and Local
Councils. Relative articles covering Environment Protection and Financial

Penalties issues include:

Articic 2 OFthC Law stipulates th’rlt no advertiscmcnts can IZ)C iElLII]Cth / made

unless alicense issued in this connection by the competent entity.

Article 4 identifies advertisements cxcmptcd from said license.
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Article 5 spcciﬁcs the placcs, buiidings, and establishments wherein it
is banned to make any kind of advertisement such as antique buiidings,
mosqucs, churches, statutes located ac pubiic land dcsignatcd for citizens,

parks, sidc-walks and i:CHCCS.

Article 8 seesafine notless than LE 1 and notin excess of LE 10 to any violator
togcthcr with removal of such advertisement at his expenses. The competent
entity may remove advertisements on administrative road should such
adver-tisement hinder the trafhic flow or jcopai‘dizing the lives of citizens and

passcngcrs.

Law 5/1966 (Cemeteries Law)

The Cemeteries Law 5/1966 explicitly defines the cemereries as special arcas.
[t states that burial activities are oniy allowed in pub]ic cemeteries. In addition,
cemeteries properties are considered public wealth; land titling and disposition
is not allowed, even after abolition of burial (for ten (10) ycars). The Law states
that local councils car-ry on the rcsponsibiiitics of cstab]ishing, maintaining
and removing cemeteries. It also prohibits conducting burial outside pubiic
cemeteries. However, the Law does not men-tion rcgulations related to
construction activities in these arcas which is a cha]lcngc that needs to be

addressed in Egypt. Relative articles include:

Articic 1 states th;lt Ccmctcry lands are COHSidCI’Cd PubilC i"llndS and sha]l

main-tain such status even after the ban of burial cherein for ten (10) years.

Article 2 states that Local councils, subjcct to the jurisdiction thereof, shall
es-tablish, maintain, and shut down cemeteries. Additionally, they shall

dctcrminc tilC ccmctcry usc fCCS.

Article 5 stipuiatcs that Burial may oniy take piace inopen pubiic cemeteries.

Law144/2006 (Preservation of
Architectural Heritage Law)

Law144/2006 states that it is prohibitcd to issue permits for the demolition or
addition to buildings and structures of outstanding architectural styic that are
associated with the national history or a historic pcrsona]ity that represents a

historic era or any buiid—ings that are considered a tourist attraction. A decree

shall be issued by the Prime Min-ister for the identification of these bui]dings
and structures. The indemnity referred to in clause 1 shall be decided and, in the
case of expropriation ofa buiiding or structure, a committee shall be formed by
a decision from the Minister concerned with housing mat-ters. In cither case the

remuneration may be in kind as per the owners request.

Article 3 states that the State shall initiate at any time and on its own expensces
and after having informed the landlord and occupants the necessary works
for the consolidation, restoration and maintenance of buiiciings and structures
that are protcctcd from demolition. The Forcgoing shall be implcmcntcd

pursuant to the executive regulation of this Law.

Article 4 states that a permanent committee shall be formed in cach gover-
norate by adecision of the Governorand composed ofa representative of the
Ministry of Culture; a representative of the Ministry ofHousing, Utilicies and
Urban Dcvciopmcnt; TWO representatives of the governorate; five members
from the univcrsity’s faculty members that are speciaiizcd in the fields of archi-
tectural Cnginccring, scructural cnginccring, antiquitics, history, and arts, nom-
inated by the concerned university prcsidcnts. The Committee shall survey
the buiidings and structures referred to in Clause 1 of article 2 of this Law
and shall revise this survey on a rcgular basis. The concerned Governor shall

submit the committee’s decisions to the Prime Minister.

Article 11 stipuiatcs that the heads of towns, citics and ncighbourhoods and
the engineers rcsponsiblc for the i'cgulatory works in the administrative units
shall have the status of judiciai police aswell as other engineers and specializcd
cm—pioyccs thar are assigncd by a decision from the Minister of Justice in
agree-ment with the Minister concerned of local administration affairs. The
forcgoing shall be implcmentcd in proving the violations of the provisions
of this Law and its executive rcguiation and to take the necessary action
i'cgarding them. The concerned governor or his dclcgatc shall issue a decision
to stop demolition works that are unauthorized or not in accordance with the

provisions of this Law.

Law 14/1981 (Co-operative Housing Law)

Law 14/1981 amended by Law 122/2008 states that Housing Co-operatives is a
branch of the CO-Operative sector. Housing co-operatives providc houses to their
members; thcy providc the rcquircd services to housing compounds and take the

i‘csponsibiiity of providing maintenance and management. The foregoing shall be
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in accordance to the co-operative principlcs and the state plan for economic and for supervision of its pcrformancc, and popular control. The Union shall, in

social development, with the aim ofimproving social and economic levels of the par—ticular, assume the following responsibilities:
members.
1. l)ropose the public policy ofhousing co-operatives
Article 6 states that, during the first ten (10) years after allocation, members
are not allowed to dispose of the unit to any person but his/her spousc, rela- 2. Production of statistics and data relevant to liousing co-operatives
tives to the third dcgrce.

3. Promotion of cooperative culture and enhance co-operative education,

Article 10 states that Units ofHousing Co-operativesare: a. Building
and Housing Co-operatives, b. Joint Associations for Building and Housing,
c. Feder-al Associations for Building and Housing and d. Central Housing

Co-operative Union.

Articles 11 & 16 stipulate that building and Housing Co-operatives are
demo-cratic, popular organizations which aim at provrding housing for
their mem-bers, and the rcquircd services needed for integrating the housing

environ-ment.

Articles 24,66 & 67 state that projects of co-operative housing based on build-
ing blocks of flats for ownersliip or rent by members shall have priority over
any other projects to receive lands, loans, building materials, and any other fa-
cilities determined to the co-operative housing. Housing Cco-operatives receive
a25percent discount onall State-owned land which could goupto 50 percent

with the Minister of Finance’s approval, Housing co-operatives are exempted

including developing cnliglitened co—operative leadership, exclianging
co-operative experiences at the Arab, African and International levels,
conducting specialized researches and studies, publishing co-operative
newsletters, and establishing, possessing and managing training and

SU.PPOIT centres conccrncd

4. Protection of interests of the union units l)y all means, including provid—
ing technical consultation, giving lcgal opinions, and settement of dis-
putes which may arise between units, boards of members, or members of

CaCll board

(VA

Monitoring work in CO-Operative units to ensure it is properly per—formed
e

6. Clearance of displaced units

Law 107/1976 (Establishment of
the Social Sousing Funding Facility)

from 1) taxes on industry and trade prol‘its, on non-commercial proicssions,
and on the interest ol‘deposits in banks and saving tunds; 2) taxes and fees
lev-ied l)y municipalities in accordance with law of local administration; 3)
custom taxes, statistical fees, and importing fees, 4) stamp taxes; 5) fees paid This Law states that a fund to be called the Fund for the Financing of Economic
on con-tracts and documents related to its establishment or the amendment Housing Projects is hereby established. This Fund will be responsible for the
of its in-ternal system; 6) fees of registration, and fees of notarization and l‘inancing of eco-nomic liousing and for supplying such liousing with the
authentica-tion of signatures; 7) fees of notarization and registration of all necessary public utilities. The Fund shall have ascparate legal status. Its funds shall
documents and contracts of buildings, mortgages, assignments, subrogation be considered as public funds. It will be affiliated with the Ministry of Housing
and write off and 8) fees for building licences and land allocation. and Reconstruction. Relevanc articles in-clude:
Articles 76 & 79 stipulate that, in accordance with the plan setand adopted by Article 2 states that the Fund shall be managed by a Board of Directors that
the minister concerned, the Central Housing Co—operative Union shall be re- is composed of the following: A representative of the Ministry of Housing

sponsiblc for supporting housing co-operatives in implcmcnting its missions, and Re-construction (Head), a representative of the Ministry of Finance,
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a representative of the Secretariat of Local Administration, a representative
of the Egyptian Waqf Authority organization. The resolutions of the Board
will not be Cnforccd, except after ratification by the Minister of Housing and
Reconstruction. The Chairman of the Board of the Fund shall represent it

bcfore courts or O[hCl‘ bOdiCS.

Law 138/2006 (Promulgating the State’s
Responsibility in Providing Buildings with
Needed Infrastructure Services)

This Law states that buiidings, established prior to the enforcement of this law
and their units, shall be providcd basic facilities in accordance with controls and
measures decid-ed by the Cabinet upon proposal from the minister responsibic

for housing, udilities and urban dcvciopmcnt,

Law 62/1974 (Promulgating General
Reconstruction Provisions)

This Law states that in the framework of the State comprchcnsivc social and
economic dcvciopmcnt pian, the Ministry of Housing and Reconstruction
shall develop a reconstruction plan for the Sinai Peninsula, Canal cities, Western
De-sert and any other area that is to fall within the Ministry‘s jurisdiction in the
tu-ture. The said reconstruction pian shall, among other things, focus on the en-
hancement of the facilities and services within the cities and areas faiiing within

the Ministry’s jurisdiction. Relative articles include:

Articles 3 & 4 state that the Minister of Housing and Reconstruction
shall, for the purposcs of dcvcloping the areas stated in Article (1), have the
power to usc the forcign tunds allocated for the Ministry within the State’s
monetary budgct or the forcign funds arising from the loans made by the
Ministry, without hav—ing to abide by the rules rcguiating the use of fbrcign
cxchangc hy the govern-ment. Additionaiiy, the Minister may issue financial
rcguiations organizing the financial aspects of construction works, without
the need to compiy with the rules appiicd in government or the pubiic
sector in the foiiowing areas: (1) pur-chasc of items, supp]ics, and vehicles
needed for the said reconstruction pro-jects; (2) tenders or negotiations that
require a payment to be made abroad; (3) contracting and transporeation; (4)
conclusion of contracts with local and For-cign ;1dvisory houses; (5) bids and

auctions and (6) accounts.

Articles 5 & 6 state that forcign contracting companics and forcign advisory
houses cngaged in construction projects shall enjoy the tax exemptions appii—
cable to forcign capitai, according to Law43/1974 concerning the Investment
of Arab and Forcign Funds and Free Zones. In addition, the Minister of
Housing and Reconstruction may, when necessary, temporariiy appoint
non—Egyptians to the posts that require spcciai academic quaiii’ications or
experience that are not met hy Egyptians Or assign some temporary tasks and

VVOl‘i(S to them.

Law 148/2001(Real Estate Finance Law)

Law 148/2001 amended in 2014 states the establishment and the objectives of
both The General Authority for Real Estate Finance Affairs (which shall follow
the Ministry of Economics and Foreign Trade) and a National Fund that shall be
established for secur-ing and supporting the real estate activity. Relevan aricles

include:

Article 2 states that a General Authority for Real Estate Finance Affairs
shall be established and attached to the Ministry of Economics and Forcign
Trade. A Presidential decree shall be issued concerning the formation and
powers there-of. This Authority shall rcguiatc, monitor, and oversee all real
estate finance ac-tivities stated in the law hereof, according to the rules and
criteria set out i)y the Authority Board of Directors (BoD), and in a way
commensurable with the financial potcntiai of the finance appiicant in iight
of the market gcncrai condi-tion. Additionaiiy, the Authority shall determine
the finance rules, proccdurcs, terms and credit limits as well as the ratio of
finance to the value of the rcaity or the guarantee providcd, as appropriate.
Authorized finance and refinance au-thorities shall have the right to determine
the finance costs without ahiding hy the maximum limits set out by any other
law. The value of the security rcaity shall be estimated by expert appraisers
whose names are rcgistered in the lists preparcd by the Authority for such
purposc, providcd that such appraiscrs arc not working for any of the finance
partics. The State shall providc real estate fi-nance for low-income brackets
and support their housing options through aiio«cating certain lands, free of
ch:rrgc, for the erection of cconomy—icvci dwciiings; in addition to bcaring the
actual cost, whoiiy or partiaiiy, of the provision ofipubiic uti]ity services for

such dwciiings or providing any other form of support.

Article 3 stipuiatcs that the foi]owing entities shall cxciusivciy have the right

to excrcise the real estate activity as prescribcd in the present law, conditional
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upon bcing recorded in a register to be providcd by the administrative

authority for such purpose:
Y purp

1. Public juridicai persons whose purposes include the real estate finance

activity
2. Real estate finance companics stated in Part S of the present Law

3. Banks registered at the Central Bank of Egypt (CBE) may, upon the lac-
ters approval and according to the rules thereof, exercise the real es-tate

finance activity without bcing rcgistercd at the administrative au«thority

Article 35 states that a fund shall be established for securing and supporting
the real estate activity. Such fund shall have a pubiic juristic pcrsonaiity and be
at-tached to the competent minister. It shall support the real estate activities
re-lated to the sale or utilization of houses as well as the lease of houses that
ends with ownership transfer to the lessee. In addition, the fund may, in all
possibic ways, support the lease of houses for low-income brackets. That
includes charg—ing apart of the instalment value to the fund in case of the sale
ot houses or the lease that ends with owncrship transfer to the lessee, ensuring
that the finance burden is lifted to the extent that suits the income of such
brackets, and provid-cd thar the instalment does not exceed the maximum

cciiing established by the Authority BoD.

Law 222 /1955 (Betterment Levy Law)

This Law stipu]atcs that a chargc shall be imposcd on all buiidings and lands
beneﬁting from an increase in value, as a result of the undertaking of pubiic
improvement works. The collection of this chargc falls under the jurisdiction
of cach municipa] council; the chargc then becomes a main constituent of the

municipai councils financial resources. Relative articles include:

Article 2 defines the works faiiing under the category ofipubiic improvement;
these include but are not limited to the foliowing: widcning or modification
of public roads and squarcs, scwage projects, and the construction or

modification of bridgcs, gradc crossings and undcrground passages.

85

Article 3 details the areas to be included in the improvement works in relation

to the aforementioned pubiic improvement categorics:

1. Conccrning the construction or modification of pubiic roadsand squares,
the areas to be included are any and all real propertics situated in an area
bordered by paraiici aiignmcnts to the limits of the road or square faiiing

within a radius of no more than 150 metres.

2. Conccrning sewage projects, the areas to be included are any and all real
properties dircctiy connected to aroad containing a sewage line, as well as
real propertics located on roads which do not contain sewage lines, given
that the distance between those real propertics and the new pubiic works

does not exceed 100 metres.

3. Conccrning the construction or improvement of bridgcs, gracic Cross-
ings and undcrground passages, the areas to be included are any and all
real properties located within an area delimited by two lines paraiiei to the
axis of the bridgc, ground corridor, or undcrground passage and two lines
paraiic] to the terminal points of the aforementioned con-structions, given

that they fall within a 300 metre-radius from the axis.

Article 6 stipuiatcs that the value of the real property located within the im-
proved area shall be determined by a committee which estimates the value be-
fore and after the complction of the works. The aforementioned committee
spcciﬁcs the value of the real property by taking7 into consideration many
fac-tors inciuding price of purchase and improvements and modifications
made to the property to reflect the normal price of the transactions through
comparison to real property of the same nature inan arca ncarby the improvcd

one.

Article 10 indicates that the betterment icvy shall be cquai to one half of the
dif-ference between the values of the real property set by the aforementioned

committee, bCfOI’C éll’ld aftcr EhC improvcmcnt.

Article 11 cicariy states that the owner must choose a method oi-paymcnt
of the betterment icvy within a pcriod of 60 ciays from notification of the
definite es-timation of the value of the real property. The owner may pay in
cash, pay in ten cquai annual instalments, or in kind (total or part) in cases
rciating to va-cant land in accordance with the conditions stipuiatcd by the

order of execution.
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Article 12 relates to cases where the owner fails to choose a payment method
within the aforementioned period prescribcd. Here, the betterment ievy shall

be payal)ic in the Foiiowing cases according to these conditions:

1. If a vacant land is constructed, or an existing building is elevated or
modified in a way which increases revenue, the betterment icvy is to be
collected in a maximum of five cquai annual instalments, payabic at the

time ofobtaining the license for construction, elevation or modification

2. Ifthe property is transferred by means of inheritance, the betterment lcvy
is to be collected in a maximum of five equai annual instalments, payabic

onc yC?l[' (li:tCI' Ei’lC CiC?ltil ()Fthﬁ PI'CViOUS owncer

3. In case of disposing of the property ownership, the betterment ievy
shall be cquai to one half of the difference between the evaluation of the
committee before and after improvement. However, if the disposai is oniy
partiai, the increase in value demanded is proportionai to the rcia«tionship

bctwccn ti’lat part and ti’lC \Vi’lOiC PI'OPCL'E)/.

Article 13 stipuiatcs that in all aforementioned cases, the competent
Municipai Council may collect the betterment icvy in the form of deduction
from the amounts owing to stakeholders, as compensation for expropriation

FOI” pubiic PUFPOSCS or improvements.

Article 15 stipuiatcs that the betterment icvy is alien upon the property and
follows judiciary costs and taxes; itis to be collected by means of administrative

sequestration.

Article 17 states that the authority in charge oforganization works may refuse
to granta license for the construction of buiidings, elevation or modification
if the stakeholders fail to compiy with the payment of amounts due for

improve—mcnts or instaiments tilCl‘COE

Article 20 stipuiatcs that all Ministers, within their individual authority, shall
impiement the aforementioned Law, in accordance with the decrees to be is-
sued by the Minister of Municipai and Rural Affairs for the impicmcntation

[ilCl'COi:.

Law 10 /1990 (Expropriation of Real Estates
for Public Interest Law)

The current Law governing the expropriation of real estate for the purpose of
public in-terest (Law 10/1990) is preceded by the Law 577 for the year 1954,
which stipuiatcd that the President dcicgatcd expropriation dccision—making
power to the Prime Minis-ter who would act on his behalf. Expropriation process
is also pcrmitted to include, apart from the real estate necessary for the originai
project,any other real estate deemed necessary by the entity in chargc of the road
and buiiding works. The determi-nation of the pubiic interest shall be by means of

adecreeissued by the President.

Articic 2 cicariy dCl,:lHCS dii ti]C works that Si’ldii bC COI]SidCer onces onubiic

in-terest; these include but are not limited to the foiiowing:

1. Buiiding ofroads, streets and squarces, or having tilCIﬂ cniargcd, amcndcd

or extended, or the setting up of new districts
2. Water and waste water projects
3 irrigation and drainagc projccts

4. Power and cncrgy projccts

3l

Sctting7 up of bridgcs and surface passages (raiiroad crossings), under-

ground passagcs and thC amcndment thcrcof

6. Transport and communication projects

~l

Oi)jCCtS ELI]d pUI’POSCS Of urban pianning and improvcmcnt Oi: PUi)il(

utilities
Works classified as pubiic utiiity work in any other law

Article 5 outlines the role of a dcsignatcd committee established to carry out
the assessment process of the real estates and establishments which have been
resolved to be necessary for pubiic interest. The committec is constituted of
a dciegate of the entity on chargc of the expropriation procedurcs and one of

the officials of the local administration, and of the cashier.



LEGISLATIVE ANALYSIS TO SUPPORT SUSTAINABLE

APPROACHES TO CITY PLANNING AND EXTENSION IN EGYPT 87

Article 6 relates to the assessment of the indcmnity by means of a committee
to be constituted in each governorate by means of a decree from the Minister
of Public Works and Water Resources. The indemnity shall be evaluated in
ac-cordance with the prices prcvalcnt at the time of promulgation of the
expropri-ation decree, which is to be dcposited by the entity requesting
the expropria-tion within a pcriod not cxcccding one month from the
aforementioned prom-ulgation date. Itis pcrmissiblc, upon the agreement of

the owners, to receive the indemnity, all ol‘part thereof, in kind.

Articles 8 through 13 detail the stipulations, proccdurcs and rcgulations relat-
ing to the contestation and opposition rights of owners, or any other party

con-cerned in compliance with the executive regulations put forth by this law.
p ) p Y

Article 15 outlines temporary cases ol‘appropriation in cxccptional circum-
stances. The competent Minister shall be entitled, as per request by the
compe-tent entity, to order temporary appropriation of the necessary real
estates with the purpose of conducting the restoration and protection works

in cases of cmcrgcncics or contingcncics.

Article 17 states that, if the value of the part of the real estate which has not
been cxpropriatcd has either increased or decreased as a result ofpublic inter-
est works in fields other than roads and building projects inside cities, this in-
crease or decrease shall be taken into consideration by the committee afore-

mentioned in Article 6, in the assessment of the indcmnity.

Article 19 stipulates that the proprietors of the real estates which shall undergo
p prop g

pul)lic interest improvcmcnt works in the fields of roads and l)uildings

projects in the cities, without taking away parts thereof, shall be obligatcd to

pay [hC COUD[CFP&I‘[S responsiblc fOl‘ SU.Ch improvcmcnts a thtCl‘an[ lC\’y.

Law 27/1978 (Public Sources of Water Law)

Law 27/1978 states that public authorities and authorities concerned with
housing and reconstruction may install the connections to the public sources
of water underneath the surfaces of privatcly—owncd roads or lands. Owners of
the said lands or roads, or those who have rights to such lands, shall be entitled
to compensation for any damages occurring to their property, as a result of the

implcmcntation of the aforementioned works.

Articles 4 &S state that the following shall be determined by virtue ofadecree
issued by the Minister of Housing and Reconstruction and based on the
approv-al of the Highcr Water Committee at the Health Ministry: liccnsing
chargcs in-curred due to the establishment of public sources of water;
conditions and spcciﬁcations for such sources and technical conditions and

spcciﬁcations for ti'ansfcrring the water from its sources to buildings.

Law 106/1976 (Reorganization of
Construction Work Law)

Law 106/1976 stipulatcs thar, except for buildings constructed by the minis-
tries, govcrnmcntal dcpartmcnts, organisations, and public sector companices,
itis prohibited to modify or restore any existing building in any part of the Re-
pul)lic within the boundaries of cities and villagcs or outside unless the approv—al
ofa committee, formed by virtue of a decision from the Minister ofAHousing and
Reconstruction that specifies the functions, is gained (Article 1). Other rel-evant

articles include:

Article 4 states that it is prohibitcd to construct, widen, hcightcn, modify,
un—dcrpin buildings or cover up the facades of buildings with paint, unless
after getting a license from the administrative dcpartmcnt in chargc of

organization.

Article 13 states that a Technical Inspection of Building Works Agency shall
be established and be rcsponsiblc for inspecting, observing and monitoring the
work of the administrative bodies rcsponsiblc for planning and organization
in the local units all over the chublic rcgarding the issuance of permits to
con-struct, widen, hcightcn, modify, undcrpin or demolish buildings or cover

up the facades ofbuildings with paint.

Article 14 stipulatcs thatthe engineers chargcd with organization in the Local
Administration Units, and other cnginccrs who are defined by a decision
issued by the Minister of Justice, in coordination with the Governor, shall have

the right ol-judicial arrest.
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Law 104/1992 (Promulgating the
Establishment of the Egyptian Union
for Construction and Building)

Law 104/1992 stipuiatcs that a gcncral union for contracting works shall be
established in Egypt. This would be named The Egyptian Union for Construction
and Building and shall have ajudicial pcrsonality (Article 1 & 5). The Union shall
be composcd of contrac-tors working in construction, buiiding, pubiic works,
land rcciamation, installations, drcdging, marine construction works and any
other works of the same nature. It shall also include non-Egyptians in Egypt who

are working on the same activities as corrc«spondcnt members.

Articles 3 & 4 state that the Union shall serve the common interests of the
members thereof, represent them before the appropriate bodies, organize
the profcssions and dcvclop the tcchniqucs used therein and set the controls
and practices necessary to protect and upgradc such profcssions, settle the
disputes arising between the members thereof and third parties, propose
what it deems necessary to achieve such purpose and liclp implcmcnt the
state pub]ic plan in its area of competence. The Union may, to achieve this,
adopt the foilowing: develop a code of ethics and ensure respect of the pro-
fession; sct the provisions govcrning the process of counting, classifying and
arranging all the members of the Union according to their spcciaiizations
and abilities to serve the profcssion; be keen to hcip the Egyptian members
thereof to participate signiﬁcantiy in impicmcnting the state dcvclopmcnt
projects and pians; study the economic and tech-nical issues related to the
contracting activity and present the result of such studies to the members
thereof; participate in dcfcnding the interests of the members thereof be-fore
courts and third parties; setan optionai arbitration system that ensures scttling
the disputes arising among the Union members and between them and third
partics promptiy; cooperate with the similar Arab and Forcign organizations
and entitics, strcngthcn relations therewith, share experiences and join
conferences that relates to the Union goals and establish training centres to

providc the trained technical labour needed for the profcssion.

Article 5 stipulatcs that the Minister of Finance is permittcd 1o issue treasury
bonds to be called Housing Bonds that will have a rcdcmption pcriod of 20
(twcnty) years from the date of their issuance. The categorics of such bonds,
conditions of its issuance and its interest rate shall be stated by adecree of the
Minister of Finance. Such bonds, togcthcr with the procccds and its interest,

Wl” bC cxcmpt Fme raxes.

Law 67/2010 (Regulating the Partnership
between the Public and Private Sectors)

Law 67/2010 stipulatcs that administrative authoritics may enter into Public
Private Partnership (PPP) contracts. A project company shall be entrusted with
i‘inancing, con-structing, equipping and opcrating infrastructure projects and
pubiic utilities. The com-pany is also rcsponsiblc for making> their services available
or ﬁnancing and rchabilitat—ing such utilities with an obiigation to maintain what
has been constructed or rehabili-tated. The rcsponsibiiity of providing services
and facilities necessary for the projectto be capabic ofproduction, rcgu]ar service
provision and progressiveness throughout the PPP contract duration also falls

UPOI] thC projcct company. RCiCVf{I]E ?l['tiCiCS inciudc:

Articles 14 & 15 states thata Supreme Commiteee for Public Private Partner-
ship Affairs shall be formed chaired by the Prime Minister and with the mem-
bership of the Ministers of Finance, Investment, Economic Development,
Legal Affairs, Housing and Utilitics and Transportation as well as the Head
of the Pub-lic Private Partnership Central Unit. In the case of the absence of
the Prime Min-ister, the Minister of Finance shall chair the Committee. The
Supreme Commit-tec for PPP Affairs is competent for the following: setting
ofan intcgratcd na-tional poiicy for the PPP and idcntifying the ﬁramcworks,
objcctivcs, mecha-nisms, and targctcd scope of the projects; cndorsing the
application of the PPP structure on projects of Administrative Authoritics;
monitoring the allocation of financial funds to ensure the fulfilment of
financial obligations rcsu]ting from the implcmcntation of PPP contracts;
issuing the rules and gcncrai criteria for the PPP, and cndorsing standard
PPP contracts for use in different sectors; cn—dorsing the recommendation
of the Competent Authority of the Administrative Authority related
to the selection of the contracting party entering into the PPP contract,
and approving the conclusion of the contract and conducting studies and

Pl’OPOSng mecans to providc ;1nd dCVCiOP tilC markct [OO]S.

Article 34 states that the PPP contract must include, in particular,a number of
controls, the nature and scope ofworksand services that the l)roj ect Company
must carry outas well as the conditions for their impicmentation; the owner-
ship of the projcct’s funds and assets, the mutual financial obiigations, means

ofquaiity assurance and quaiity controi and contract duration.
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Law 196/2008 (Real Estate Tax Law)

Law 196/2008 amended in 2014, states the types of real estate that are applicablc
to taxes. In addition, the law states the establishment of survey and estimation
committee. This committee shall be formed in each governorate to survey and

estimate rental value of buildings. Relevant articles include:

Articles 8 & 9 state that the real estate judgcd as buildings are those allocated
for managing udilities that are run by means of commitment, pcrmission ve)
uti-lize or by means of usufruct, whether these utilities are held on land owned
by the State, the persons committed, utilizers or infrastructures; plots that are
uti-lized whether annexed to buildings Or scparate, fenced or without fences
and constructions held on roofs or at the frontagcs of buildings whether
rented or the construction is in return of benefit or charge. The annual tax is
to be im—poscd on buildings rcgardlcss the material used for construction or
the purpose of their utilization whether or not permanent, constructed on or
under the sur-face of land, on water surface, whether complctely constructed
and occupicd, complctcly constructed and not occupicd or occupicd without

bcing complctc]y COUSU’U.Cth.
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Article 13 stipulates that a Survey and Estimation Committee shall be
formed in each governorate. The committee shall be competent to survey
and estimate rental value of the buildings after bcing classified on the basis of
the bui]ding standard, the gcographical location and the utilities connected
to them. Such committees shall be formed by a decree of the Minister or his
dclcgarc, headed by a representative of the authority, with the mcmbcrship
ofa representative of the governorate which the bui]ding exists within its
province, and one of the taxpayers within the domain of the committee,

nominatcd by thC CODCCI’IlCd gOVC[’I]OI’.

Article 18 defines tax exempf as buildings owned by charities; educational
in-stitutions, hospitals, dispcnsarics, orphanagcs and charitable institutions;
real estate owned by political partics, syndicatcs and labour unions; cach
unit of a building used for housing, whose annual rental value is less than
LE. 6000; courtyards and gravcyards; the buildings of the youth centres; real
estate owned by Forcign govcrnmcnta] bodies; real estate allocated for the
utilization of the surrounding agricultural lands and centres used for holding

social events without proﬁts,
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Part 3: Presidential Decrees

Presidential Decree 495 /1977 (Dividing

the Arab Republic of Egypt into Economic
Regions and Promulgating the Establishment
if the Regional Planning Authorities)

This Presidential decree states that the Arab Republic of Egypr shall be divided
into sev-en cconomic regions. According to the decree, a Highcr Committee for
chionai Pian«ning shall be established to manage rcgionai dcvciopmcnt pians in
cach region, which shall be overseen i)y the relevant minister in the competent
local governance. The de-cree states the establishment of a pianning body under
the authority of the Ministry of Planning in each of the economic regions, to be
rcsponsibic for preparing, proposing and supervising the impicmcntation of the

rcgionai pianning pians for the region.

Article 1 stipulates that the Arab Republic of Egypt s to be divided into the
Foi-iowing cconomic regions: 1) Province of Greater Cairo and its capitai
Cairo; 2) Province of Alexandria and its capital Alexandria; 3) The Dela
province and its capitai Tanca;4) The province of the Suez Canal and its capitai
Ismailia; 5) The province of Assiut and its capital Assiut and 7) South region

and its capitai As-wan.

Article 2 states that, in cach province, ahighcr committee forrcgionai pianning
is to be established. It will be overseen by the relevant minister in the compe-
tent Jocal governance and shall be constituted as follows: the governor of the
provinciai capitai, governors ofthe provinces, heads of the local councils of the
provinces, the chief of Regionai Pianning, and representatives of the relevant
ministries. The committee will be rcsponsibic for approving the priorities
pro-poscd by the chiona] l)ianning and which will be considered by this
body mainiy in the deveiopmcnt of alternatives to the pian of the province
and in the iight of the resources available iocaiiy and ccntraiiy. [t will also be in
chargc of approving one substitute p]an proposcd by the chionai i’]anning;
approving periodic follow up reports on the impiemcntation of the pian and
rcvicwing any amendments proposcci by the Pianning Commission and the
rcgionai p]an in accordance with the probicms fllcing the impicmcntation
and taking the neces-sary decisions and measures related to the issue with the

Minister of Pianning,

Article 3 stipuiatcs tiiat, in all of the economic rcgions, a pianning body
under the authority of the Ministry of Planning is to be established, where
the reiationship between these new bodies and the dcpartmcnts of Pianning
and Foiiow—up in cach governorate to be rcguiatcd by a de-cree by the
Minister of l)ianning after agreeing with the competent min-ister in the
local administration, and the new pianning bodies will spe—cializc in studying
the social and economic present and future condi-tions of the province;
conducting the rescarch and studies necessary to determine the potcntiai of
the provincc’s resources, natural and human resources and means to dcveiop
and optimize their use; proposing dc—vciopmcnt trends and lines for social
dcvciopmcnt in the region and trans]ating these trends into studied and
speciﬁc project; preparing and dcvcioping the technical pcrsonnci needed
to carry out the studies, re-search and pianning at the level of the province
and preparing for the rcgionai pianning considcring the priorities and criteria
determined by the Supreme Committec for Regional Planning as well as the

f()il()W—UP OFti’lC impicmcntation Oi:ti’lC pian thn ?lPPI'OVCd.

Presidential Decree 531 / 1981
(Managing lands evacuated by the
Egyptian armed forces)

This Presidential decree sets the proccdurcs of the establishment of a unit
rcsponsibie for managing the land and property evacuated by the Egyptian armed
forces. The de-cree states the authority the ministry of defence has over the land it
occupics. Even after evacuation, the Ministry of Defence, through the established
unit, has the power to de-cide the future use of the land. The unitis responsibie for
the establishment and the preparation of new alternative cities and miiitary zones

in rcpiaccmcnt Of tilOSC cvacu-atcd, as WCii as l'CSpOI]Sib]C FOI’ sciiing or rcnting

[i’lC iand.

Article 1 stipulates that a unit with its own ]cgai entity in the Ministry of De-
fence to be established, to be responsibic for the sciiing of land and property
owned by the state and renounced by the armed forces, and identified by the
President in a statement and a decree idcntifying the location and the date
of evacuation. This unit will also be rcsponsibic for the establishment and the
preparation of new alternative cities and miiitary zones in rcpiaccmcnt of
those evacuated. The President of the chubiic will issue a decision for the

organization of the unit, and determine its competencices.
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Article 4 states that the Minister of Defence has to handover the evacuated
land and real estate to the relevant authorities, and it should not be sold in
consider-ation for the national interest. These units will oversee the rent this

land and real estate after sccking the opinion of the Minister of Defence.

Article S stipuiatcs that the procccds of the sale and rent of land and real estate
referred to will be directed to the establishment of alternative cities and mili-
tary zones in rcpiaccmcnt to the evacuated areas, as well as housing projects for
the members of the armed forces. The procccds will be dcpositcd ina spc—ciai
account in one of the pubiic sector commercial banks. The Board of Direc-
tors of the unit will establish the rules governing the cxchangc of these pro-
ceeds to ensure gooti running of the business and the services assigncd,and
should be approvcd by the Ministry of Defence fbiiowing a decision by the
Pres-ident of the chubiic to allocate a percentage not cxcccding 20 per cent

Of:tl'lC Pl’OCCCdS to miiitary armament PUI’POSCS.

Presidential Decree 29/1993 (Promulgating
the establishment of The Technical Inspection
of the Construction Work)

This prcsidcntia] decree sets the proccdurcs of the establishment of a technical
inspec-tion on the construction work spcciﬁcd in supervising and foiiowing
up the relevant administrative dcpartmcnts rcsponsibic for the pianning and
organization of the local units. In addition the authority is rcsponsibic for
the inspection on the impicmcntation of all buiidings and establishments,
construction of foundations and concrete buiiciings, sanicary and electrical

systcms, cicvators Q.I]d any othcr JOiD iiCCl]SCdi

Article 1 states that the Technical Inspection Authority s established
according> to dirccting and organizing the construction work law amended
by Law No.25 of 1992. The authority is specialized in performing of the
functions ofinspcc—tion and supervision and foiiow—up on the work of the
competent administra-tive authorities affairs pianning and organizing in the
local units all over the country and is afhiliated to the Ministry of Housing and

Ulilities.
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Article 2 stipuiatcs that the autiiority will procccd on the competences con-

fcrrcd UPOI] it by iaw as EO”OWS:

1. To tcchnicaiiy supervise all the duties of the relevant administrative de-
partments rcsponsibic for the pianning and organization of the local
units and related to the issuance of construction permits, or expansions,
or amendments, or strcngthcning ofidcmolishing, or make the necessary
external ﬁnishing, as spcciﬁcd in the executive rcguiations of the Law

ciirccting and organizing construction works.

2. The verification of matching of licenses referred to the provisions of the
Act related to dirccting and organizing the construction work and its
imp]cmcnting rcguiations and impicmcnting decisions and all appiica—bic
icgisiation related to the establishment of facilities and the provision of
safcty and security, as well as all the ()fptibiic or private require-ments that
should be available in various types ofbuiidings, particuiariy those rc]ating

to security and fire in buiidings and providc piaccs to ac-commodate cars.

3. The inspection on the imp]cmcntation of all buiidings and establish-
ments, construction of foundations and concrete buiidings, sanitary
and clectrical systems, clevators and any other job licensed, as well as the
verification of their impicmcntation in accordance with the licenses is-
sued and supported graphics, conditions and technical speciﬁcations, and
ensure the necessary proccdurcs for the analysis and testing of ma-terials

used in construction.

4. To make recommendations to the competent administrative bociy to
undertake what he or she sees as the necessary measures necessary to stop
the work or correct it if it is in violation of the licenses issued or graphics~
based or if it is non—conﬁ)rming to the technical spccii‘ications and
according to the terms of the icgisiation in force in the manufactur-ing or

pr 0Cess.

ol

Inform the administrative agencies and judicia] authorities to undertake
all measures prcscribcd by the Law against violators, whether it is the
owner of the buiiding or the dcsign cnginccr or supervisor of the execu-
tion or impicmcntation of the existing contract or other ofhcials of the

administrative affairs ofpianning and organization, as per the case.
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6. Follow up on all measures to implcmcnt the recommendations issued
by the unit based on the ﬁndings of works inspections, supervision and

follow—up, which were conducted within the limits of its powers

-~

Prepare periodic reports on the results of the inspection and supervi-sion
and follow—up to be prcscntcd to the concerned minister and hous—ing
facilities, the Minister of Local Administration, as well as the con-cerned
Governor to review them and take the necessary actions regard—ing their

rcgularitics and infractions disclosed l)y those reports.

Presidential Decree 281/1995 (Promulgating
the establishment of the Public Economic
Authority for Portable and Waste Water)

This Presidential decree sets the proccdurcs of the establishment of General
economic bodies in certain governorates, to be rcsponsiblc for the projects
and the works related to (lrinl(ing water and sanitation and to maintain it in the
governorate, and is rcsponsi-blc for the management, operation and maintenance

ol-drinl(ing water and sanitation.

Article 1 states that General economic bodies is to be established in Aswan,
Minya, Beni Suef, Fayoum, Dakahlia, Gharbeyah and Sharkeyah, under the
su-pervision of the local Governor, located in the capital of each governorate,
cach with its lcgal entity and following the rules and provisions of the General

Or-ganizations Law.

Article2 stipulatcs that cach of the bodies identified in the previous article are
rcsponsiblc for the projects and the works related to drinl(ing water and sanita-
tion and to maintain it in the governorate, and is rcsponsiblc for the manage-
ment, operation, and maintenance of drinl(ing water and sanitation. All estab-
lishment and installations related or associated or complemcnting such works,
and which arc currently administrated by the Water and Sanitation Authority

shall be under their supervision with the right olicxploitation. Their duties will

be:

L. l)rcparation of gcncral and detailed work plans for drinl(ing water and

sewage in the Governorate.

2. Managcmcnt, operation and maintenance of drinl{ing> water, sanitation,

and sewage facilities and do what it takes to expand and strcngthen said

facilities, as well as the management of local materials and equipment

nccessary fOl‘ tllC opcration and maintenance.

3. Conduct studies, applicd research, economic and financial projects re-

lated to drinking water and sanitation

4. Dcvclop relevant project dcsigns and oversce the implcmcntation ac-
cording to the set programmes, and take the necessary measures for

contracting,

(VA

Proposc project intenders and auctions and contact local and forcign

practices, contract and supervise its implcmcntation,

6. Coopcrate with stakeholders in the dcvelopmcnt of drinl(ing water

standards as well as the standards of disposing of liquid residues.

Presidential Decree 164/ 1996 (The internal
system regulating the Ministry of Housing
and Utilities)

This prcsidcntial decree sets the organizational structure and objcctivcs of
the Ministry of Housing and Ukilities, in accordance with the objcctives of
the economic and social dcvclopmcnt plan in the scope of the General policy
of the State. In addition, Article 2 states the jurisdiction of the Ministry of
Housing, which includes but is not limited to dcsigning the liousing, utilities,
urban communities and construction projccts; supcrvis—ing infrastructure
programmes for drinl{ing> water and sanitation; studying and prepar-ing plans
for urban devclopment of cities, villagcs and new communities and deserts and
dcvcloping standards, models and rates in the field of liousing. In order to carry
such rcsponsibilitics, several authorities, organizations and centres fall under the

man-agement of the Ministry of Housing.

Article 1 states the aims and objectives of the Ministry of Housing, Utilities
and Urban Communities, in accordance with the objcctivcs of the economic
and so-cial clcvclopmcnt, plan in the scope of the gcncral policy of the State,
which are mainly: to discuss the proposal, formulation and implcmcntation of
plans and policics ol‘Housing, Utilities and Urban Planning; the dcvelopment
of methods ofl)uilding and construction and expansion in the construction

of new cities.
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Article 2 stipuiatcs the jurisdiction of the Ministry of Housing, Utilities and

Ur-ban Communities, which includes the foiiowing:

L. Dcsign the housing, utilities, and urban communities, study and prepare
pians and programmes of urban dcvciopmcnt; coordinate between
themselves and the production programs and services within the
framework of the national p]an and supervise the cities, vil]agcs and

housing pians of various typesat alllevels.

2. The dcsign and impicmcntation of construction projects and channciing
them to various kinds and levels, whether for private or pubiic housing
or the establishment of pubiic buiidings and nousing units, udilities and
construction of major factories and buildings of all kinds, and the devel-
opment of standards, models and rates in this regard, and in accordance

with the pubiic poiicy of the State.

3. Study and preparation of pians, projects and executive programmes for
drini(ing water and sanitation and the dcvciopmcnt of dcsigns, condi-
tions and standard and technical spcciﬁcations, and supervise the im-
picmcntation and follow up of both in the dcsign, operation or man-

?lgCIl"lCﬂE.

4. Study and prepare a comprciicnsivc rcgionai planning for areas of eco-
nomic and social prioritics, and in accordance with what is determined by
the Council of Ministers related to the projects included in the scope of

this planning

S. Study and prepare pians for urban dcvciopmcnt of cities, viiiagcs and
new communities and deserts to ensure utilization of the possibiiitics of
gcographicai location and the possibiiitics of the environment for ecach
of them, and this in coordination with other relevant bodies. The im-
picmcntation of these pians and follow up aim to overcome physicai or
technical or financial obstacles, and evaluate achievements in order to

cnsure thC achicvcmcnt OFtilC gO?tiS CSE{lbiiSi’lCd.

6. Prcparc technical and appiicd rescarch in the areas of activities of the
Ministry to ensure the kccping ofpacc with scientific dcvciopmcnt in the
Housing, Utilities and Urban Communities programmes and pians and

providc the necessary possibiiitics.
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7. Dcvciop standards, models and rates in the field of housing as well as
the foundations for the designs and conditions of impicmcntation of
the construction works in accordance with the provisions of the law
and decisions issued in this rcgard, constantiy dcvcioping according to
ad-vance scientific research in this field. Provide necessary designs for
pro—jccts of buiiding and housing and stipcrvisc their impicmcntation,
and propose poiicy in the field of maintenance of pubiic bui]dings and

housing.

8. Conduct the necessary studies to invest Arab and forcign inflows money
in the fields of competencies of the Ministry according to the rules per-
mitted by the Law. Work on providing buiiding materials and basic needs
of the construction and utilities sectors and in collaboration with the

Ministries and agencies and stakeholders.

9. Organizc and coordinate the activities of pub]ic bodies and organisa-tions

that work in the areas ofhousing, udilities and urban communities.

10. Plan training programmes in the fields ofcompctcncc of the Ministry in
order to providc technical labour at various levels in order to suiiicicnt«iy

raise productivity in these areas.

11. Plan organize, and participate in the conferences, meetings and semi-
nars related to the domestic and international areas of competence of the

Ministry.

12. General poiicy to revitalise the coopcrativc sector and its dcvciopmcnt
to achieve the goais established in the field of activity and the urban
communities, and to provide assistance in various forms of cooperative

societies in housing and ciosciy monitor them.

13. To providc technical assistance in the areas of jurisdiction of the Minis«try
of Localities and follow up, supcrvisc and carry out technical inspcc—tion

on the work ofpianning and organising the local units.

14. Guide, dcvciop, promote and encourage the privatc sector activity in
different areas of iiousing, both in localities or urban communities, and

within the framework ofiachicving the goais and poiicics of the ministry.
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Article 4 states the authorities, organizations and centres thac fall under the

control of the Minister of Housing, Utilities and Urban Communities:

N

-~

1

1

1

. The Urban Communities Authority

The National Authority for Drini\'ing Water and Sanitation

The General Authority for cooperatives, construction and housing
The executive body for joint ventures

The executive body for sanitation projects in Greater Cairo

Thﬁ RCSCE\[Ci’l Centre and ti’lC construction Of iiousing and urban pian~

ning
The Technical Inspection Authority on Construction Work

The General Authority for Urban Planning

The Fund for Research and studies for the projects involved in the fields of

reconstruction activities

0. The fund set up by housing the Ministry of Construction and new

Communities
1. The Central Agency for reconstruction

2. Oversees: the company ‘Arab Contractors - Osman Ahmed Osman &
Co.

Presidential Decree 237/1997 (Leasing non-
residential places decree)

This
addi-

prcsidcntiai decree sets the provisions on icasing non-residential piaccs, In

tion to providing some basic definitions for different parties mentioned in
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the Lcasing Law, the Presidential decree sets the rules for the different conditions
for determining and caicuiating the current iegai rent for non-residential piaccs
leased before 03/27/1997.

Article 1 provides some basic definitions contained in the law, such as:

1. RCHECdZ I'Cflth by a I];ltU.l’;li pcrson, icgai PCl’SOU or PCI’SOHS mcntioncd in

Article 52 of the Civil Code as the State bodies and companices and as-

sociations.

. The tenant: whoever rented the space as well as those who have the lease
continue in their favour after the death of the testator, one or more, male
or female. A tenantis also considered when the originai ten-ant has waived
all of his rights through rent or sale of a shop or factory in cases where it

may icgaiiy bC.

. Current icgai rent: Last fare accrued prior to 03/27/1997, calculated

accorciing to the foiiowing:

1. The rate spcciﬁcd in the laws of rent piaccs,cach piacc, ac—cording o
the law govcrning it, and this is spccii‘icaiiy related to piaccs that were

established and which were rented or oc-cupicd until 5/11/1961.

2. An estimate of the rental committees that determined the fare until

Labour Law No.136 for the year 1981

3. Inall cascs, all calculated full increases and reductions stipuiatcd in the

iaws OFI‘CH( Pi;lCCS.

4. The owners identification of the rent accorciing to the foundations of
Law No.136 0f 1981 which was agrccd upon by the tenant, oramended

on thC basis ofhis/her appcai and bccamc a ﬁnai amendment.

Article 3 states that the provisions of this section rcgarding the continuation
of the lease for the premises leased to engage in commercial or industrial

activity or vocational activities.
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Presidential Decree 153 / 2001(Promulgating
the establishment of The National Centre for
Planning State Land Uses)

This presidcntiai decree sets the organizationai structure and objcctivcs of The
National Centre for Pianning State Land Uses. According to the decree, The
National Center is es-tablished to guarantee comp]ctc coordination between
state authorities to achieve the maximum possibic expioitation of state lands, to
follow up the dcvclopmcnt of these lands, and to protect them against the assaults
that befall upon them. The Center is also rcsponsibic for studying major national
projects to assure and maximize revenue and incite the investment to reach the
desired dcvciopmcnt rates througii the gcncrai poiicy of the country. In addition
the decree states the rcsponsibiiitics and spcciai izations of the National Centre in
Coordination with other Specialized Authorities, and the Centre’s organizational

structurce

Article 1 stipuiates the establishment of a pubiic body the “National Center
for State land use pianning“ thathasa icgal cntity and is under the jurisdiction
of the Prime Minister, and this organization may establish branches within the

Arab Republic of Egypr.

Article 2 states that the centre - in coordination with the concerned parties —

will have the foilowing functions:

L. Prcparc an inventory and evaluate the territory of the State outside the
reins of pianning and settinga pian for their devciopment and their uses in

ti’lC framcwork OFEhC gCHCI’ELl poiicy Oi:tl'lC state.

o

Mapping the uses of the state territory outside the reins in aii—purpose and

use them after coordination with the Ministry of De-fence.

3. Deliver to each ministry the land map allocated to use for their activi-ties,
of which it will have tull authority in the allocation and supcrvi—sion of the

use, dcvciopmcnt and disposition.

4. Prcparc an annual survey programs for the dcvclopmcnt and land uses for
cach ministry and ba]ancing revenue and expenscs in the dcvciopmcnt

proccss.
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ol

Coordination between ministries rcgarding the pricing of land and the

rules pricing, seiling rules, coliecting the price, and organizing protection.

6. Ensurc that thC S[’JIC Trcasury CO“CCtS ti’lC net income from tilC d.C-

veiopmcnt of land thatis allocated for each ministry.

7. Coordinate with the Ministry of Defence on the various uses of land
outside command area, without prcjudice to the defence of the affairs of

the state.

8. Participatcin the  selectionand positioningrequired formajor
ncwstatcprojccts(roads—raiiways—portsand airports-cconomic zoncs, ctc.)
and coordination amongstate agcncicsonthc uses ofthe territory ofthese

sites.

9. Prcparcspccia] studies for the areas outside theterritory of the

Statccommand arca that havc non—specific lepCCtS Oi‘USC.

10. Exprcss opinions onthe disputc between theministries, pubiic bod-
iesand units oflocal administrationorbetweenthese sectors andeach
othcr, or between them and individualson the determination ofthe
competent authority inthe management andcxpioitationandaiicna—tion

ofanyianddedicated tOti’lCSC partiesoutsidc tilC command arca.

—_—
—_—

. Conduct the necessary studies and  technical research as well as en-
vironmental uses of state lands outside the command area in coordi-

nationwiththe ministries and dcpartmcnts of the concernedstate

Article 3 states that the board of Directors of the centre is headed and formed
by Dcputy Prime Minister, under a decreed issued by the Prime Minister.
Headed by a centre director to be appointcd andremunerated through
thedeci-sionofthe Prime Minister based on the nomination ofthe Minister
ofDefence. The Centre Director will direct, manage and conduct all the
affairs of the centre, and will represent it before the court and in relation with

O[ilCrS.
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Presidential Decree 277/2001 (Promulgating
the establishment of the General
Organization for Real Estate Financing)

This presidentiai decree sets the organizationai structure and objectives of the
General Organization for Real Estate Financing. The decree states that the
purpose of the entity is to conduct the affairs of mortgage finance, oversee the
proper impicmentation otits law, the follow up and control of activities and work
on the dcvciopmcnt and take ac-tions and measures to ensure the cfﬁcicncy of
its market and the preservation of the rights of dealers. In order to achieve the
purpose, the organization shall carry on the dc—sign and impicmcnmtion of
poiicics in the iight of the provision ofmortgagc iaw, in ad-dition to supcrvising

ti'lC mortgage ﬁnancc companics.

Article I: Theestablishmentofapublicbody named the General Organization
for Real Estate Financing> thatwill have a pubi ic juridicai pcrsonaiity, under the
supervision of theMinister of Economy and Forcign Trade, based in the city
of Cairo, and the Commission may establish branches in the capitais of the

prov-inces.

Article 2: The purpose of the entity is to conduct the affairs of mortgage
finance, oversce the proper impicmcntation of its law, the follow up and
control of ac-tivities and work on the dcvciopment, and take action and
measures to ensure the ci‘iicicncy of its market and the preservation of the

rights of dealers.
Article 3: the Authority shall undertake the foiiowing:

L. Dcsign a poiicy thacwill require the appiication ofadirect mortgage to be

impicmcntcd in the iight of the provision n)fmortgagc law.

o

PI”CP’:HC and hoid a SCilCdLliC stating [i’lC names Of [i’lC Cvaiuation experts

referred to in the stipuiatcd Law, as well as supervise their activities.

3. Prepare a rcgister that \Viii rccord [ilC names Of [ilC rcai cstate ElgCIltS as

provicicd forin the Act, and supcrvisc their activities.

4. Prepare aregister with all the real estate brokers stipuiatcd in the same Act,

and supervise their activities.

Provide licenses for mortgage finance companies to pcrform their activ-

ol

ities, follow up and control it.

6. Make decisions on the appiication for mortgage finance companies mer-
gers; dissolve them or stop itor oversee iiquidation ofall orthe greater part

of their asscts.

7. Enable interested parties to access what is available in the commission
records, reports, documents, or other papers related to real estate fi-nance,

or to gCt an oﬁciai ¢xtract ofthcm.

8. Provide and disseminate information and adcquatc data on the activity of

I’C;li cstate ﬁnanccs.

Presidential Decree 37/2001 (Promulgating
on the establishment of the National
Organization for Urban Harmony (NOUH)

This prcsidcntiai decree sets the organizationai structure and objectives of the
National Organization for Urban Harmony (NOUH). The decree states that
the organization shall have at cach economic region a rcgionai centre for civil
coordination Foiiowing the or-ganization to carry out its competencies in such
rcgion, A(iciitionaiiy, the decree stipu—iatcs that the purpose of this Cntity is to
achieve the aesthetic values and the shapc of the outside of buiidings and urban
spaces, archaeoiogicai sites and the foundations of the visual aesthetic vision of
the city and the viiiagc and all urban areas the state, inciud—ing the New Urban
Communities. The organization’s objcctivcs according to the decree mainiy focus
on preparing a comprehcnsivc database of all the monuments and paiaccs, villas
and buiiciings with distinctive architectural charactcr; sctting control systems
which ensure the prevention of changc in architectural character and proposing
urban devciopment for architectural spaces suchas parks, streets, sidewalks on the

basis ofiighting and colours used.

Article 1 stipuiates the establishment of a national pubiic body called the
Na-tional Agcncy for the Coordination of Civilization that will have icgai

autonomy under the supervision of the Minister of Culture.
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Article 2 states that the purpose of this entity is to achieve the aesthetic values
and the shapc of the outside of buildings and urban spaces, archaeological sites,
and the foundations of the visual acsthetic vision of the city and the villagc and
all urban areas for the State, including> the New Urban Communities. For this
entity to achieve its objcctivcs and goals ithas the riglit ol-mal(ing all the deci-

sions and recommendations anci, in particular, the following:

1. Rework aesthetic vision for all areas of the State and work on remov-ing

current distortions.

o

Prcparc a comprchcnsivc database of all the monuments and palaccs, villas
and l)uil(iings with distinctive architectural character of all the provinces of

the chublic and establish necessary rules to preserveit.

3. Sctting control systems which ensure the prcvcntion of changc in ar-
chitectural form-based or additions that are on the existing buildings, and

which distorts the overall view.

4. Lay the foundarions for dcaling with architectural spacces such as parks,
streets, sidewalks, lighting and colours used while taking into account the
nature of each rcgion and rccognizcd international standards and to insure
respect for the movement of pcdcstrians and pcoplc with disabilities with
the use of raw materials and colours that fit with the architectural character

of cach rcgion.

N

Establish the conditions and controls necessary to control the form of
ads and banner sin the streets and fields and on the facades ofl)uilci—ings in
terms of area and llciglat, colours, and the placc where the ad or the banner

is placcd.

6. Rcdcsign public squares based on an architectural vision consistent with
the distinctive character of cach region while retaining the orig—inal form

of the old models that represent distinct architectural char-acter.

-~

Exprcss an opinion on draft laws and rcgulations that contribute to the

coordination of cultural civilization.

Presidential Decree 4/2003 (Real Estate
financing decree)

This prcsidcntial decree states the establishment of the Support and Guarantce
Fund for Real Estate ﬁnancing, with the purpose to ensure that the mortgage
finance activity is to be of support to low-income population, and to take actions
and measures to ensure the follow up and preservation of the rights ofits clients.
In order to achieve such rcsponsi«bilitics, the decree states the Fund's objcctivcs as
setting gcncral policics with the pro-visions of the Real Estate Mortgagc Law,and
coordinating with concerned authorities and those cngagcd in mortgage activity

in order to construct economic housing for pco«plc with low incomes

Article 1 states the Establishment of a Fund that shall enjoy juridical pcrsonali-
ty, and be under the supervision of the relevant minister rcsponsiblc for the
application of the provisions of the Mortgage Law No.148 0f 2001. The Fund
will be named the Support and Guarantee Fund for Real Estate financing, The
Minister may take the decision to establish branches and ofhices in the capitals

of the provinces

Article2 stipulatcs thatthe purpose of the Fund is to ensure that the mortgage
finance activity is to be ofsupport to low-income population, and to take ac-
tions and measures to ensure the follow up and preservation of the rights ofits

clients.

Article 3 states that the Fund ensures the following in order to achieve its ob-

jectives:

1. lssuing gcncral policics that will ensure the rcquircd support of the
financial activity of real estate mortgage in accordance with the pro-visions

of the Real Estate Mortgage Law.

2. Receive the land allocated by the government free of chargc to set up
liousing of economic level with pul)lic udilities against payment of half the

actual Ccost.

3. Coordinate with the General Autlaority for Financial Supervision and the
New Urban Communities Autliority aswell as the concerned au-thorities
and those cngagcd in mortgage activity in order to construct economic

te te
liousing for pcoplc with low incomes, accorciing to the size of demand and

availablc resources.



4. ]mpicmcnting models of requests for support of low-income citizens
according to the criteria spcciﬁcd by the rcguiation and executive study
and determine the percentage ofsupport and take the neces-sary action to

finalize a contract with the bcncﬁciary.

N

Determine the value of support and percentage that will represent a
premium of adcquatc funding for the low-income citizens, according to
the limits prcscribcd by law, tai(ing into account the value of the land and
half the cost of utilicies as part of the support in addition to, or deduction

ﬁ'om thcm.

6. Dcvcloping rules, proccdurcs and ICpOrts to prove the causes of fail-ure
of investors, including those with low incomes, to meet the mort-gage
instalments; actions taken accordingiy to ensure the fulfilment of the

mortgagc instaimcnts f{CCOI’diﬂg to ti’lC statutc Ofti”lC Fund,

-~

ACCCPK l‘CqU.CStS o ensure ti’lC fuiﬁimcnt Of prcmiums Of [i’lC mortgagc
i‘inancc from EilOSC unabic O mect ti]C i‘inanciai l'CqUil'CmCﬂtS i:OI' EhOSC

not cxcccding tierC dCiLlyCd instai ments.

8. Prcparation Of I'UiCS ’(U]d l)(lSiC C()l’lditi()lls to l’CqUCSt support FO[' PCO—piC

withlow incomes or unable to fulfil the instalments of the originai funding.

Presidential Decree 305/2008 (Promulgating
the establishment of the Informal
Settlements Development Facility (ISDF)

Established by presidential decree in October 2008, the ISDFs mandate is to
dcvciop pians to deal with informal settlements in Egypt. According to this
Presidential decree, the Faciiityk main objcctivc is to survey informal settlements
nationwide and proposes gcncrai poiicics for the dcvciopmcnt of unsafe areasand

Pi&HS f‘OI’ 1mprov1ng siums.

Articles2,5,6,9and 10 stipuiatc thatthe ISDF is dircctiy headed by the Egyp-
tian Cabinet. [t is managcd by a management board which is formulated i)y

the Minister of Local Dcvciopmcnt (prcsidcnt) and has a mcmbcrship
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of six Minis-tries, five experts and three representatives from civil society

organizations, the private sector and NGO:s. It has an Executive Director,

who is in chargc of man—aging and supcrvising the tcchnicai, administrative
and financial affairs of the ISDE The ISDF’s main sources ofﬁlnding include

a sharc in [ilC nationai budgct, ioans, donations, grants and revenucs from Ccost

recovery (President of the Arab Republic of Egypr, 2008).

Article 4 stipuiatcs the rcsponsibiiitics and objectives of the Informal Settle-

ments DCVClOPmCDt F«lclilty as fOiiOVVSI

(VA

Create an inventory of all the slum areas across the Arab chubiic of

Egype

Ciassify slum areas through technical committees

Dcvciop a pubiic poiicy for the dcvciopmcnt of unsafe arcas
Oversec the dcvciopmcnt pians of unsafe urban areas

DCVCiOP a pian fOI” [ilC CiCVCiOpIHCI’lt of—sium areas in accordancc Vvith ti’lC

urban schemes and with the priority of rcmoving unsafe areas

FOHOVV UP on thC impicmcntation Of dcvciopmcnt pians for urban siums

in collaboration with the provinces

Encouragc the civil society and the business sector to contribute to the

dcvciopmcnt of slums
Create an inventory of establishments and units set upin unsafe are-as

Dcvciop a pian to remove buiidings and structures built in unsafe ar-cas

10. Follow up on pi‘oviding shelters for those who will be evicted

11 Prcparc PCl‘iOdiC rcports on tilC rcsuits Of [ilC work Of tilC rcsponsi«bic

tccimicai committees conccrncd anci t?li(C ti’lC DCCCSS'&I’Y mcasurcs for ti’lC

dcvciopmcnt Oi: U.HSQFC arcas
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Presidential Decree 289/2008 (Promulgating
the establishment of the Supreme Council for
Planning and Urban Development (SCPUD)

This decree sets the organizational structure and objcctives of the Supremc

Council for Planning and Urban Development (SCPUD).

Article I stipulates that the Prime Minister will head the Supreme Council for
Planning and Urban Development with other members bcing the Minister
of Defence and Military Production, the Minister of Culeure, the Minister of
In-vesement, the Minister of Housing, Utdlities and Urban Development, the
Minis-ter of State for Economic Development, the Minister of State for Local
Develop-ment, the Chairman of the General Authority for Urban Planning
and the Direc-tor of the National Centre for the use and planning of State-
owned land, along with a number of spccialists in matters related to urban

dcvclopmcnt.

Presidential Decree 160/2010 (Releasing
licenses for commercial and industrial
zones decree)

This decree sets executive building rules for the commercial and industrial
zones. The decree states that the Minister of Domestic Trade and Industry
shall undertake the rc-sponsibilitics allocated to Minister of Housing, Utilities
and Urban Communities in con-cern to trade and industrial zones. The decree
spcculatcs that the commercial, and in-dustrial areas follow the application of the
local administration law system, and thar the unit of the dcvclopmcnt of internal
trade is the competent administrative sector rc—sponsible of the planning and

organization of the commercial and industrial zones are-as.

Article 1 states that the minister supervising the affairs of Domestic Trade
and Industry will undertake the rcsponsibilitics allocated to the Minister of
Munici-pal and Rural Affairsand the Minister of Housing, Utlitics and Urban
Communi-ties wherever tlacy appear in the lcgal, industrial, commercial and
pul)lic shops or in any lcgislation or other dccisions, with rcgard to the areas
of commercial and industrial areas and issued by adecision of the Minister of

Trade and In—dustryi

Article 2 stipulatcs that the commercial and industrial arcas of the facilities
and those considered ofa private nature will follow the application of thelocal
ad-ministration law system, and the Minister of Commerce and lnclustry will
be rc-sponsiblc for the identification of these arcas for a pcriod of five years

starting from the date of the decision.

Article 3 stipulatcs that, in applying> the provisions of the Construction Law
promulgated by Law No.119 for the year 2008, the unit of the devclopmcnt of
internal trade is the competent administrative sector rcsponsiblc of the plan—
ning and organization of the commercial arcas which will be determined by

the Minister of Trade Affairs.

Presidential Decree 33/2014 (Social
housing decree)

This decree states that part of the dutics of the Minister of Housing Duries
is to prepare and proposc a plan for social liousing projects and supervise their
implcmcntation, in order to providc adcquatc liousing for low-income citizens
and small plots for families of middle-income. The decree stipulates that it is
not pcrmissiblc for a citizen to take advantagc or own more than one unit of
social liousing> programme, whether residential units or plots of land intended
for construction. In addition, the decree sets the organi—zational structure and
ol)jcctivcs of the Social Housing Fund, which shall undertake che funding,
ﬁnancing, management and the creation of residential units for social housing
programmes, as well as the business and professional services rcquired for these

units.

Articles 1 and 2 state that the Ministry of Housing, Utilities and Urban
Commu-nities, within the framework of an economic and social
dcvclopmcnt plan of the State and in accordance with the social housing
programme, will prepare and proposc a plan for social liousing projects and
supervise their implcmcntation, inorder to providc adcquatc liousing forlow-
income citizens, and small plots for middle-income families. The programme
of social housing is based on the following: providing housing units for low-
income families in the areas to be determined by the Ministry of Housing
in the governorates and the new urban communities and providing> plots of
land intended for construction up to a max-imum of 400m in the new urban

communitics for middle-income earners
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Articles 3,4 and 5 stipulatc that it is not pcrmissiblc for a citizen to take
ad—vantage or own more than one unit of the social housing programme,
whether residential units or plots ofland intended for construction. Those
bcncﬁting froma housing unit from the social housingprogrammc should
adhere to the condition of using it as a residence for their Elmily and are
banned from dispos—ing of it or use it or conduct any kind of transactions
related to it without the approval of the Fund for Social Housing, Those
beneﬁting from a plot of land in-tended for construction in the new
urban communities should construct in ac-cordance with the rules and

rcgulations decided by the new urban community authority.

Articles 8 and 9 stipulatc thac the establishment of a Fund that shall be

called the ‘Social Housing Fund, which shall be under the supervision
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of the Minister of Housing, Utilities and Urban Communities and be a
legal entity and will un-dertake the ﬁmding, ﬁnancing, management and
the creation of residential units for social housing programmes, as well
as the business and profcssiona] services rcquircd for these units. The
Fund is administered by the Board of Di-rectors formed by the decision
of the Prime Minister. [t is chaired by the Minis-ter of Housing, Utilidies
and Urban Communities and have as members the Min-ister of Finance,
Minister of Planning, Minister of Local Development and Man-agement,
and Minister of Social Solidarity, one of the Vice-Presidents of the State
Council,arepresentative of the Ministry of Defence, the Executive Direc-
tor of the Fund, and five members qualified and experienced in the arcas
relat-ed to the Fund, and in the affairs of the cconomy and credit to be

nominated by the Minister ofhousing, Utilities and Urban Communities.
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Part 4: Prime Ministerial decrees

Prime Ministerial decree 707/1979
(Promulgating the executive regulation
of the local administration law)

Article 2: Presidential decrees relevant to the establishment, naming,
abolition and scaling of governorates are issued based on Prime Minister’s
proposals. The Prime Minister's decrees pertain to the establishment, naming,
abolishing and scaling of markaz (district), cities and hai (ncighbourhood) and
are issued based on Local Administration Minister's proposals and upon the
approval of the local popular council. Decrees relevant to the establishment,
naming, abol—ishing and scaling of villagcs are issued based on proposals from
the markaz (district) local popular council, and upon the approval of the

municipal council (Governorate level).

Article 3: Within the context of the state pul)lic policics and plans, and as regu-
lated hereinafter in this lcgislation, local administration units are rcsponsiblc
for managing all public utilities located within its provincial boundaries. This
doesnot apply for national utilizers or other utilities excluded l)y a prcsidcntial
decrecasa spccial purpose utility. Local administration units are also in chargc
of all the ministries authorities with reference to the applied laws and legisla~
tions. Governances arc in cliargc of managing all pul)lic utilities not managcd
by other local administration units. Hai (ncighbourhoods) in the one-city
gover-norates have the authorities of markaz (district) a as per the relevant
laws and rcgulations. Ahai (nciglal)ourhood) or markaz (district) has the same

autliority ofa villagc shicakhah in villagcs with no councils.

Article 7: With relevance to liousing, urban affairs and municipal utilitics,
gov-ernorates have the authority to approve plans and public projects
relevant to housing, construction and utilities. As per rules and rcgulations
set l)y the Cabi-net and within their provincial bounciarics, governorates
also have the riglat to finance and establish economic housing projects. Thcy
also have authority of disposition for lands owned by the state and the local
administration units. Mcanwlailc, governorates supcrvisc local administracion

units in terms of the following:

1. Dcl‘ining requirements of building materials and sctting rules for their

allocation.
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2. Establislaing, managing and maintaining water and sanitation opcra—tions
in addition to drainagc projects, farms and organic lbrtilizcr—production
projects.

3. Planning and cstablishing public parl(s, paving and maintaining roads

o)
and streets, in addition to implcmenting environmental improve-ment
projccts, sctting provisions for public laygicnc utilities and sup—porting

them with workers, tools and cquipment.

4. Ensuring the implcmcntation of provisions relevant to the establish-ment

of public markets, slauglitcrhouscs and cemeteries.
S. Ensuring the implcmcntation of Lawsand rcgulations relevantto buildings
and land planning and division in addition to compliancc provisions and

stand ara ClS.

6. Supcrvising co-operative laousing organizations.

~l

Ensuring the implcmcntation of Laws and rcgulations relevant to clubs
and public parks, industrial and commercial placcs and squat-ters that

might disturb citizens and be harmful to their health.

Ensuring the protection and good management of state public and private

propertics.

Article 11: Within the framework of the state public policcs and plans, and
upon the approval of the Ministry of Agriculture and Land Reclamation,
governorates are rcsponsiblc for rcclaiming lands within their command and
adjaccnt areas of up to two kilometres. Governorates are entitled to utilize the
referred to lands in the light ofgeneral instructions and guidclines set by the
Cabinct, l<nowing that che priority is for residents who work in agriculturc
and who should have the privilcgcs tobeonthe top of the list in terms of land

utilization.

Article 16: In cooperation with the Minister of Tourism, cach governorate
iden-tifies its touristic areas and ensures the implcmentation of Laws and
rcgula—tions relevant to the utilization of these areas for tourism purposes.
The gover-norate is also in claargc of issuing licences for cstablishing and
utilizing hotels and touristic enterprises under regulations set by the Minister

of Tourism
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Article 16: In the field of transportation, governorates are rcsponsibic for the
foiiowing: proposing projects pertaining to transportation, wired and wireless
tciccommunications, in addition to buiiding, maintaining and rcncwing net-
works within the governorate zone; approving locations for transportation,
wired and wireless telecommunications and post ofhices in addition to
establish cquipping privatc post oi‘i‘iccs; cnhancing local savings hy i)oosting
post offices and setting standards and criteria for instaiiing land lines and
approving rele-vant requests. Each local unit is rcsponsihic for supervising

\VOl’i( at thC f{FO['C—l"llCl’ltiOI]Cd OFHCCS O ensurc PCI’{CCK customer service iCVCiS.

Article 23: As per the plan set by the Organisation for the Reconstruction
and Dcvciopmcnt of the Egyptian Viiiagc (ORDEV), governorates, markaz
(districts) anciViiiagcs (shicakhah) are concerned with the foiiowing: assessing
viiiagcs and governorates capabiiities and deﬁning areas of support; preparing,
impic—mcnting and foiiowing up the ORDEYV projects within credics allowed
in the budgct and as per the pian; participating in social, economic and urban
re-searches and studies relevant to these projects; participating in preparing
rc—quircd training courses for labours Wori(ing in Viiiagcs cicvciopmcnt and
im-picmcnting dcvciopmcntai projects included in agreements conducted

between ORDEV and international organizations.

Article 29: The local council of each administration unit is composcd of the
foi«iowing: members of the list from the party which won an election with an
abso-lute majority of valid votes or by acclamation and the member who got

the iargcst number of valid votes or won hy acclamation as an individual.

Article 51: The Governor is considered a representative for the executive au-
thority and is rcsponsibic for supervising the impicmcntation of the state pub-
lic poiicy in addition to monitoring services and production utilities within
the governorate zone. The Governor is rcsponsibic for ensuring food security
and improving cH:icicncy of agricuitui’ai and industrial production. He or she
is also responsibic for security, ethics and puhiic values in the governorate. In
addi-tion, the Governor approves pians pcrtaining to kccping governorate
security and cooperates with the Sccurity Directorate in taking actions

rcquircd to deal with speciai accidents.

Article 62: Local administration units at markaz (districts), cities, hai (ncigh-
bourhood) and viiiages (sheikhah) are concerned wich proposing their
relevant dcvciopmcnt projects. The local council is rcsponsibic for approving
social and economic dcvciopmcnt projects for the governorate within the

scope of the state puhiic poiicy and pian.

Article 63: In cooperation with local administration units, local pianning au-
thorities set dcveiopment pians and projects to attain the best utilization for
lo-cal units’ resources and to satisfy the social and economic needs of their
citi-zens. Accordingiy, thcy should study local communitics capabiiitics and
un-leash investment opportunitics for each unit, then propose best resource

allo-cation scenarios.

Prime Ministerial decree 31/1981
(Disposing lands and buildings evacuated
by the armed forces)

Article 1: Any commercial transactions in relevance to the State-owned lands
evacuated hy the armed forces through the Lands Projccts Authority, is con-
ducted oniy through pubiic tenders and as per rules and rcguiations set by a

Prime Ministerial decree.

Article 2: Tenders financial values are defined by one or more technical com-
mittee(s) formed through adecree by the Minster of Defence or his dcicgatcs.
The Minister can add other technical members to the committee representing
spcciaiiscd ministries and govcrnmcntai authorities to give inputs rcgarding
land and real estate prices, division and sciiing processes. The Committee de-
fines its working procedurcs and has the right to study all official documents
and dara in order to set financial values propcriy. The Committee submits its
report to the President of the Lands Projects Authority for final approval and

endorsements.

Article 3: Oniy those who fulfil the Foiiowing criteria are ciigihic to huy lands
and real estates through tenders: should have Egyptian nationaiity; should not
be an Armed Forces cmpioycc (civilian or miiitary) nor have relatives in the
Armed forces up to the fourth dcgrcc and should not be a member in the re-

fcrrcd to committees nor havc rciativcs mcmbcrs UP to [hC fourth dcgrec

Prime Ministerial decree 834/1983, (Disposing
lands and buildings evacuated by the
Ministry of Interior)

Article 1: The fund of the Ministry of Interior Lands Projects Authority is re-
sponsible for handling lands and real estates owned by the state or by the Min-
istry of Interior. The authority might sell lands and real estate oniy through

pubiic tenders and as per rulesand rcguiations stated in chis decree.
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Article 2: Tenders' financial values are defined by one or more technical com- 1. Desertlandallocated for the purposc ofreclamation and agricuiturc based
mittee(s) formed through adecree by the Minster of Defence or his dciegatcs. ona prescntationai decree and upon the Cabiners approvai and consent of
The Minister can add other technical members to the committee representing the Minister of Agricuiturc. GARPAD cnjoys all the owners’ authorities
spcciaiiscd ministries and govcrnmcntai authorities to give inputs rcgarding and conducts its rcsponsibiiitics in coordination with the Ministry of

land and real estate prices, division and sciiing processes. Defence.

Article 3: Only those who fulfil the following criteria are cligible to buy lands 2. Lakelandsandlandsadjacent to the Nile. GARPAD enjoys all the owners
and real estates through tenders: should have Egyptian nationality; should authorities and conducr its responsibiiities with relevance to the lands
not be an Armed Forces cmpioycc (civilian or military) nor have relarives in acijaccnt to the Nile in coordination with the Ministi‘y of Public Works
the Armed forces up to the fourth dcgrcc and should not a member in the and Water Resources
referred to committees nor have relatives members up to the fourth dcgrce.
Adjaccnt lands upto2 kilometres providcd that reclamation of these lands would
be within the framework of the national pian set by the Ministry of Reclamation.
Prime Ministerial decree 933/1988 (Land
reclamation and reconstruction areas dechE) Article 2: Desertlands would be rent for 3 years. In case the renter has proved
seriousness, lands owncrship would owe to the renter with the same price be-
Article 1: The Prime minister decree defines feasible areas for agriculturai rec- fore reclamarion
lamation and new urban communities.

Articles 30, 31 and 43: The GARPAD board of directors will issue a

Article 2: The Ministry of Agriculture and Land Reclamation, Ministry of
Hous—ing, udilities and urban communities and Ministi‘y of Tourism are
obiigcd to fol-low decrees issued by the Ministry of Defence that idcntify
strategic areas with miiitary importance. Using these lands or transferring its

()VVHCI'SiliP VVOUld oniy i)C UPOH IIPP['OV‘Ai from thC Mil’lStCI’ Oi:DCfCDCC,

Article 3: In cooperation with the Mister of Housing, utilities and urban
com-munities, the Minister of Tourism is rcsponsibic for supcrvising touristic
areas inciuding organization and utiiizing> of these arcas. The Minsters actions
are guidcd by building criteria, standards and conditions set by the Ministry

and should be aiigncd with the compressive pian of touristic dcvciopmcnt

resolution to define desert lands to be reclaimed. The resolution will outline
reclamation methods and defines who would be in chargc as per the nature
of the region and in alliance with the state gcncra] poiicy. Disposition of the
referred to lands would be only through public tenders and oniy in favour of
the cligible partics mentioned in Article (14) of Law No143 of 1981, namely
demobilized service-men and women, families of servicemen and women
who died during service and injured servicemen and women in military
operations; small-scale farmers; graduatcs of agriculturai coiicgcs, institutes

and SCi]OOiS and rctircd CIﬂP]OyCCS from EhC pubiic busincss scctor.

Prime Ministerial decree 338/1995
(Promulgating the executive regulation
of the environment law)

and utili-zation.

Prime Ministerial decree 2906/1995 (Disposing
lands allocated to the General Authority

for Rehabilitation Projects and Agricultural
Development)

Articles 2 and 7: The Egyptian Environmental Affairs Agency (EEAA)
has been established by virtue of Law No4 of 1994, to replace the Agency
established by Presidential Decree No.631 of the year 1982, inallits rights and
obligations. Staffs of the latter agency are to be transferred to the EEAA with
Article I: The General Authority for Rehabilitation Projects and Agricultural the same grades and seniority levels. The EEAA board of directors is formed
Development (GARPAD) is authorized to manage and utilize its allocated

land, which is defined as follows:

by virtue of a cabinet resolution whcrcby the Chairman of the board is the

Minister of Envi-ronment. EEAA board members include EAAA Executive
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Director; representa-tives of six ministries; two environment eXperts; three
members representing NGOs working in the environment field; one EEAA
senior employee; the head of the relevant Legal Opinion Department (Fatwa)
from the Egyptian State Coun-cil:v three members representing the public
business sector and two members from universities and scientific research

centres.

Prime Ministerial decree 127/2000
(Promulgating the establishment of The
Supreme Committee for Urban Harmony)

Articles 1 and 2: A Supreme Committee for Urban Harmony is to be formed
out of the following members: Minister of Culture (Rapporteur), Minister of
Hous—ing, Utilities and Urban Communities, State Minister of Environmental
Affairs, State Minister of local Development, Minister oﬂrrigation and Whater
Re-sources, Minister of Awqaﬁ Head of Egyptian Antiquities Authority,
Head of the National Organization for Urban Harmony and four urban
harmony experts to be selected by the Minister of Culeure. The mandate of

the committee is a follows:

L. Studying and setting criteria and conditions for aesthetic values for
exteriors, buildings, urban and archaeological spaces, in addition to setting
standards for visual structure of cities Viilagcs and other ur-ban areas of all

the state and the whole aesthetic outline for the new urban communities.
2. Approving the Urban Harmony Plan on the state level.

3 Proposing lcgisiation contributing to the atainment of the urban

harmony Ol)jCCtiVC.S

4. Approving studies and subjects relevant to the committee mandate and

objcctivcs.

Studying other relevant topics as per the recommendation of the Ministry of

Culeure.

Article 4: The National Organization for Urban Harmony is concerned with

studying C{I]d prcparing t()PiCS tl’l‘«lt WOUId l)C Pl'CSCI]ECd to tl’lC SUPI’CI’I’]C COIH—

mittee of the Urban Harmony and would be in chargc of Following up the
execu-tion of approvcd plans and programmes in addition to the following

rcsponsi—bilitics:

1. Studying and setting criteria and conditions for aesthetic values for
exteriors, buiidings, urban and archacological spaccs, in addition to the
standards of visual structure of cities, vil]agcs and other urban areas of all

the state and the whole aesthetic outline for the new ur-ban communities.

2. l)rcparing the national draft plan for harmonizing city buiidings, spaces

and public spaces while setting recommendation and prioritics.

3. Implcmcnting> recommendations of the Suprcmc Committee rcgard-ing
Urban Harmony and ensuring the concerned local administration units

abide by these recommendations.

4. Prcparing an annual rcport about obstaclcs and aClliCVCITlClltS OFIhC year

to l)C submittcd FO[' thC SUP[’CFDC Committcc Oftl’lC U['b‘(lll Harmony

Prime Ministerial decree 350/2007
(Regulating enterprises’ ownership to lands
and real estates)

Article 1: Companics and enterprises do have the right to own lands and real
estates rcquircd to conduct their business activities. They have the right to ex-
pand rcgardlcss of the natiomlity of their partners and shareholders, and irre-
spective to their residence’s percentage of shares in the company’s capital; ex-pect

for lands and real estates mentioned in Articles 2 and 3.

Articles 2 and 3: Companics and enterprises cannot own or make use of the fol-
lowing lands and real estate: strategic areas with military importance; arcas ad-
jaccnt o Egypt’s international boundaries (south, cast and wcst); islands in both
the Red and Mediterranean Seas; archacological areas and their domains; nature
reserves; the campus of the Red Sea coast and the Mediterranean Sea and the
Suez Canal; all types of roads and their domains and lands located of the Sinai

Peninsula.
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Part 5: Minister of Agriculture decrees

Ministerial decree 359/ 2006 (Setting the reins
and borders for the Egyptian vil-lages)

Article 1: Reins and borders set for the 497 villages and defined by the
Minister of Building, Urilities and Urban Development are obligatory. The
governor en-dorses buiiding licences within the ncwiy referred to reins of
villages as per the detailed urban plan approved by the General Organization

for Physical pian—ning.

Ministerial decree 985/2009 (Regulating
construction workon agricultural lands)

Articles 1 and 2:  All construction work on agricuiturai land must be
conducted outside the defined borders of cities and Viiiagcs and upon the
approvai of the Ministry of Agricuiturc and after examining all the rcquircd
documents. Docu-ments would be reviewed and approved by directorates
of agricuiturc and on the central level in order to ensure compiiancc with

conditions before license are bcing issued.

Articles 3, 4, 5, 6,7 and 8: Conditions for approving construction projects
serv-ing animal husbandry, such as the production of meat and livestock or
poultry projects, have been pcrmitted. Conditions entail chat these projects
should be located on pubiic roads and near pubiic facilities of-(irini(ing water
and sanita-tion, and cicctricity. In addicion, these projects should be 300
metres away from viiiagcs’ borders as per Ministry decree No.303 for the year
1978. Projccts’ dc—signs should be approvcd by the livestock dcpartmcnt and
should abide by its standards and conditions. If these buiidings end up bcing
used for other pur-pose such as housing, guard ing and storing feed, the license

\VOUid i)C tcrminat—cd,
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Ministerial decree 1836 and 1990/2011

(Regulating exceptional regulations that
allows construction work on agriculture
lands)

Article 1: Agricu]turc land referred to in this resolution denotes aircady culti-
vated lands and their equipment inciuding sheds, warehouses and barns. It is
proiiibitcci to construct any buiidings or facilities or to take any proccdurcs
re-lated to the division and/or constructing on agricultural lands outside the
boundaries that have been approvcd for cities and viiiages or lands without
au-thorized stratcgic pians, The foiiowing are the exceptions for the aforemen-
tioned prohibition: lands where the governmentuse for pubiic utiiity afterthe
approvai of the Minister of Agriculturc,; lands where projects serving agricui—
tural and livestock production have been held and land adjaccnt to viiiagcs’
borders where projectowners build their own private house as per rcgu]ations

set forth in this resolution.

Article 2: Approval of the Ministry of Agricuiturc isamust forall cxccptionai

casces stated abovc.

Article 7: Allicense is rcquircd to establish a private house to serve agricuitura]

iands:

1. Forold ;1gricuiturai land located within the Vaiicy and Delta, a buiid-ing>
license would be issued for a minimum of one hundred square metres and

amaximum Oi:t\VO hun(ircci 211’1({ ﬁ&y S(]LI‘AI”C mectres.

2. Fornewlandsand ncwiy reclaimed lands, a buiiding could be in-creased by

two PC[’ cent Oi:ti’lC totai arca OVVIlCd l)y oﬁciai carrier OfOVVl’lCI'Shl’p.

Article 9: No licences would be issued to build concrete walls around agricui—

ture i(lﬂdS, gardcns or PUbilL SCCddeS.
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Part 6: Minister of Housing, Utilities and Urban Communities decrees

Ministerial decree 1314/1964 (Promulgating
the delegation of specific terms of reference
to the governors)

In past decades, the Minister of Housing, Ultilities and Urban Communities has

I'CiC(lSCd wens Oi:dCCI'CCS dcicgating some terms Hlld rcfcrcnccs to thC govcrnors.

The foiiowing decrees are among them:

o

Ministerial decree 450/1961, dcicgating spccii’ic terms of reference to the

govcr nors

Ministerial decree 522/1961, dcicgating terms of reference concerning super-

vision of the ministry on the state’s land in the cities/ Viiiagcs.

Ministerial decree 524/1961, dcicgating spccii’ic terms of reference to the

govcr nors

Ministerial decree 1294/1962, dcicgating terms of reference of the Ministry

ofiiousing7 in spcciﬁc laws, and withdrawing previous dcicgations.

Ministerial decree 1314/1964, dcicgating spccii‘ic terms of reference to the

govcr nors

Ministerial decree 1338/1965, dcicgating spccii‘ic terms of reference to local

committees in each governorate to supervise building permissions.

Ministerial decree 1565/1965, dcicgating spccii’ic terms of reference concern-

ing thC managcmcnt Of[‘C{li cstate and iands, to thC govcmor.

Ministerial decree 86/1969, dcicgating spccific terms of reference to the gov-

crnors

9. Ministerial decree 1017/1969, dcicgating spccii‘ic terms of reference to

tilC govcrnors

10. Ministerial decree 496/1973, dcicgating spccific terms of reference to the

governors of Cairo, Alexandria and Giza

Ministerial decree 1314/1964, for example,
stipulates that Governors are delegated to
shoulder responsibilities of housing and
utilities as described later in the following
laws:

(1

Paragraph2 of Article 12 of Law No.66 of 1956 concerning the regulation
of advcrtising, “The Minister may issuc a decree to expect some areas,
ncighbour—iioods and squares from the appiication of certain provisions
of this Act or its executive rcguiations and in this case the decree must

include obiigatory condi-tions for iicensing.’

Paragraph Article 17 of Law No.140 of 1956 regarding public road works.
As per the proposais of municipal councils, the concerned Minister may
€XCmpt Some country or ncighbourhoods or roads from the appiication
of some or all of the provisions of this Act or its executive rcguiations for
historical commercial or local considerations. The Minister then should
state spccial provisions and fees for works in these areas so as not to exceed

LE.200 per square metre per day.

Ministerial decree 134/1968 (Promulgating
the release of the executive regula-tion of
the law 38/1967 (The Public Cleanliness Law)

Article 5: Authorities rcsponsibie for pubiic hygicnc worksshould bein charge
of coiiccting, disposing and dcspatching garbagc to the allocated piaccs. Thcy
can outsource these operations, or some of them to one contractor or more

ac—cording to the conditions and spcciﬁcations set by the local council

Article 5: Vessels dedicated for kccping garbagc, residues and dirt should be
made out of deaf metal or material alike, thcy should be free of holes and do
not allow icakagc of fluid or waste. They should be closed with a tight cover
and have two handles that fit in in terms of capacity with the amount of

residue held.
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Article 13: Garbagc should be sorted in the piaccs dcsigncd for this purpose;

itis prohibitcd to sort it in vehicles and cars.

Article 17: In addition to standards set by authorities spcciai ised in managing
public and private landfills with rcgard to disposing garbagc, residues and dire,
the foiiowing conditions should be appiicci: landfill location should be in an
cas-i]y—rcachcd location and should be piaccd against the winds’ directions;
landfill should be carcfuiiy fenced; the locations should have a suitable water
resource to control any fire; in the case of garbagc burning, an oven should
be providcd and garbagc should be sorted first; garbagc could be disposcd
using burial methods and garbagc and residues should not be used for animal

fccding or iighting purposes.
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include shops, it should have toilets for the use of the shop owners and staff
anda buiiding with more than 30 residential rooms should have a guard room

containing atoilet and basin for Wasiiing hands.

Article 9: Buiidings highcr than 16 metres should have two stairs at least with
two entrances and one of them should be uncovered to be used as an exit for

emergencics.

Article 12: Lighting and ventilation conditions stipuiatc that each room
should have an opening space for ventilation and ]ighting ovcriooking the
road and abiding by requirements set forth in these reguiations. The opening
space should not by any mecans be less than cight per cent of the flat floor of
the resi-dential rooms and offices; minimum of one metre square while ten

per cent of space should be for the facilities (bathrooms, kitchen, toilet and a

Ministerial decree 268/1996 (Promulgating
the amended executive regulation of the Law
106/1976)

stairwell roic) and this should be a minimum of half a square metre.

Article 20: charding the maximum hcight of buiiding, the foiiowing

Article 3: The Organization of Technical Inspection of Buildingat the Ministry
of Housing is rcsponsibie for assessing the average cost value ofestabiishing a
flat metre in buiidings ofallkinds and at the various governorates. These prices
should be authorized by adecree issued by the Minister of Housing, Utilities

and Urban Dcveiopment.

Article 4: The governorate retains (02 per cent) ina spcciai account for local
deveiopment and services. Expcnditurcs from this accountis subjcct toaprior
approvai of the governorin chargc and are directed to the foiiowing activities:
removing or amcnding irrcguiaritics; removing irrcguiaritics rcsuiting from
the construction work if not removed within the period determined by
the admin-istracive body; i‘ixing damagcs of pubiic faciiitics, which occur as
a result of con-struction work and chargcs for occupying pubiic road and

sidewalks.

Article 5: General construction conditions include pi’oviding cach housing
unit with an indepcndent private bathroom inciuding a toilet and basin at
least; the inner flat of a residential room or/and office room should not be less
than 10 square metres and the width should not be less than 2.7 metres; the
width of the bathroom should not be less than 2.1 metres and the flat should
not be less than 002 m squarcd; the width of the kitchen should not be less
than 1.5 me-tres and the flac should not be less than 00.3 & 2.4; balconies

raiiing height should not be less 0.9. metres; in the case that the buiiding will

conditions should be considered as per Articles below:

1. The overall height of buildings on both sides of the road should notexceed
half times the distance between the two sides of the road if tiicy were
paraiic] and no more than 36 metres in hcight. The men-tioned hcights
are to be measured in front of the middle of the buiid—ing interface. Each
interface is measured form the surface of the pavement, ifany, otherwise it

is mcasurcd by EilC surfacc iCVCi Oi:thC axis OFtilC fOQ.d.

2. The overall hcight of | buildings located on more thanaroad ora square, ctc.
should exceed 36 metres and should abide by the foi]ow—ing conditions: if
the buiiding is located at two joincd roads opposite or non-opposite to
cach other and are different in their Wicith, orif the buiiding is located on
more than two roads, the The buiiding7 should not exceed one and a half of
the street width. and if the buiid«ing is located to a turn or a U-turn at the
join of two or more roads, the buiiciings overall hcight should not be one
and half times the pii-iar of the buiiding’s interface with the intersection
of axial roads overlooking the building and half the width of the biggest

strect.

3. Ifthe buiiding is located on the rinse or spin of two or more joincd roads,
the overall iicigiit of the buiiciing should be one and a half times the
column primariiy on the facade of the construction with the intersection

of axial roads overiooking them, inciuding atleast once, and half the width
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of the street bulk. If the buiiding is situated near a field, river or a train
railway, then the buiiding’s hcight should not exceed one and a half times
the distance between the building and the oppositc nearest i'Cgulatory

line.

4. Ifthe buiiding islocated on a square, the buiiciing hcigiit shall not ex-ceed
the one and half time the distance between the bui]ding and the nearest
buiiding ovcriooking the square.’ chaiiy, the heights of ele-vators, stairs,
air conditioners and water tanks are not calculated among the rcguiatcd
hcight providc that the maxim hcight is no more than five (5) metres. The

same appiies for ornaments that Si’lOuiCi not CXCCCCI ametre 3.I'1Ci a haif

Article 21: Itis not allowed to make a ridgc at the interface ofbuiiding located
ata pubiic or private road border, unless the foiiowing conditions have been

considered:

1. Constructions in authorized buiiding lines and/or those located on
privatc roads and/or those outside the pianncd buiiding lines might have

buttress outside the defined lines with maximum of (7) cm

2. Ie is ?lil()VVCd to makc a ridgc i:OI' ti’lC ﬁrst i‘iOO[’ Pl’OVidCd ti’lat ti’le arc not

morce than two (2) metres abovc [hC pavcmcnt fiat

?). FOl’ bLlii(iil’lgS iOC’(lth ona ['O’(l(i i)Ol‘CiCI', tilC distancc i)CEWCCl’l tilC lOVVCSt
part Oi: baiconics and tilC i]igi]CSt POth OF thC pavcmcnt H;lt ShOU.id not

exceed four metres

4. The ridge of uncovered balconies should not exceed ten (10) per cent of
the road width, while the percentage allowed for tours is oniy five (5). In
both cases, the ricigc should not exceed 1.25 metres with a space of 15

metres as a vacant space distance between buiidings without any ridgc&

N

RldgC C()Llid contain ornaments \Niti’l 25 c¢m over ti’lC &iiOVVCCi PCFCCI]E—&gC

form the road width

Ministerial decree 421/2007 (Promulgating
the standards of the construction ra-tios and
heights in the industrial regions)

Article 1: All construction ratios and hcights are to be unified in authorized
in-dustrial areas in governorates and new urban cities, buiidings in these areas
should not exceed 60 per cent of the total space. Bui]ding interfaces should
not exceed four metres and this would depend upon civil defence approvai.
Con-crete constructions should not exceed 15 metres and all should abide by

hcights determined by the armed forces and civil aviation authority.

Ministerial decree 1118/1962 (Promulgating
the establishment of the Public
Administration of Technical Inspection)

Article 1: An administration following the Ministry of Housing, Utilitics
and Ur-ban Communities is to be formed to be i'csponsibic for technical
inspection of housing, and utilities work in local units. The administration
supervises ongo-ing and compicted operations to ensure their cfﬁcicncy,
maintenance and ad-herence to relevant Laws and icgislation. The cicpartmcnt
is also in chargc of conducting technical inspections on work pcrformcd by
companies and organi-zations impicmcnting projects for the Ministry of

Housing, Utilicies and Urban Communities and the local councils

Article 2: The administration of technical inspection is composcd of several
units supcrvising pubiic housing and buiiciings; construction work; city and
vii-iagc pianning; licences and rcgu]ations; water works; drainagc works and

me-chanical and electrical work.
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Ministerial decree 1373/1962 (Promulgating
the establishment of the Planning and
Monitoring Authority)

Article 1 and 2: A pianning and monitoring authority is to be formed as
an affili-ace to the Ministry of Housing, Utilities and Urban Communities
affiliates. The authority is to be rcsponsibic for Formu]ating proposais relevant
to the gcncrai poiicy of housing, utilities and urban communities within the
Ministrys rcspon—sibiiitics, in addition to proposing pians, programmes and
projects to ensure impicmcntation of these poiicics. It is also rcsponsibic
for formuiating pro—posals for technical and appiicd researches targeting
monitoring and improve-ment of services; tiraiting budgcts for the ministry,
housing budgcts, govcr»noratcs’ utilities budgcts and budgcts for other
national institutions; national projects impicmcntcd by the Ministry;
reporting results of technical inspections on housing, construction and
utilities works and foiim\fing impicmcntation of projects and pians and

assessing their impactin the iight of objcctivcs set by the Ministry.

Ministerial decree 1605/1964 (Promulgating
the establishment and the inner system of
the Building Supervision Committee)

Both decrees stipulatc the formulation of a committee for managing govern-
ment properties under the supervising of the Ministry of Hosing. The commit-
tee is to be responsibic for inspecting and cvaiuating lands govcrnmcntai au-

ti’lOI’itiCS VVOUid PUI’Ci’l(lSC. Ti'lC committee i’le{d VVOUid i)C thC Gcncrai M’&IIHUCI'

o)

of the Public Department for Managing Government Properties.

Ministerial decree 580/1966 (Promulgating
the establishment and the inner sys-tem of
the Cooperative Loaning Fund)

Article 1: The gcncrai dcpartmcnt for financial affairs manages the Fund and
thus pcrforms the foilowing mandates: gcncrai studics relevant to the Fund
and ﬁnancing; assessing appiicants pre grant award in the iight of information
pro—vided form different resources; obscrving rcquircd grant produccrs and

prc—paring all statistics and data require for the Fund.
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Article 2: Grants providcd by the Fund are catcgorizcd into two types. The
first is short-term grants to finance marterial procurement. These grants are
provi(i—cci for coopcrativc associations supcrviscd by the institution that
produccs and distributes construction materials in addition to ﬁnancing
other operations conducted by cooperative associations of buiiding and
construction. The second category is iong—tcrm grants to finance housing
construction and maintenance works. The duration of these grants vary from
two to five (short term) and 15 (iong term) years and in alliance with the
provisions of Law No.1 for year 1966. Grants are to be paici ininstalments and
upon receipts, with payment certifi-cates and other documentation rcquircd.
The chairman of the institution sets the maximum amount of the grant and

SUggCSES tilC pcrccntagc Oi‘-EhC g[’&l]t to El’lC t()t(li Ccost Of:ti’lC projcct.

Ministerial decree 835/1981 (Promulgating
the internal system of the Cooperative
Housing Union)

Articles 4,5 and 6: Within the framework of pians setand approvcci by the ac-
countable minister, the Union assists cooperative housing units in pcrforming
their mandates and participating in the pubiic supcrvision and control over

their activities. In particuiar, the union is rcsponsibic for the Foiiowing:

1. Proposing gcncrai poiiccs for cooperative housing

2. Prcparing data and statistics relevant to cooperative housing

3. Enhancing a cooperative culture and increasing awareness, inc]ud-ing:
promoting the culture of cooperative housing and preparing leaders
bciicving in coopcrativc housing and cncouraging studies in chis ﬁcici;
cxchanging Arab, African and international experience in the field;
nctworking with similar cooperative movements abroad; conducting
rescarches and studies, coiiccting information and data issuing all
relevant pubiications, studies, documents and resolutions; stabiishing
and managing training, centres and coordinating with other training
centres spcciaiizcd in cnhancing culture of cooperative iiousing and
organizing conferences related to cooperative housing as per po]icics and
procedurcs set by the board of directors in addi-tion to foiiowing up the

impicmcntation Of COI’lf‘CI’CHCCS rccommcnda—tions,
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4. l)rotccting the benefits of all affiliated entities, inciuding representing

N

cooperative housing entities abroad and nctworking with interna-tional
organizations in the i‘icid; coordinating activities of coopcrativc housing
and other forms of cooperative activitics; participating in dcvcioping
administrative, financial and organizarionai regulations rcquircd for better
pcrformancc of the cooperative units as approvcd by the accountable
minister; guiding cooperative units to the suitable accounting, financial
and administrative systems; providing technical assistance and iegai

counsciiing based on the State Council advices, if rcquircd, and managing

disputcs that might arisc among units, boards and board members.

Supcrvisingr pcrformanccs of coopcrativc units, inciuding conducting
rcguiar and annual audits for their budgcts and reviewing board mecting

minutes while foiiowing up their resolutions and inspecting their activities.

6. l)articipatingin iiquidation and exit proccdurcs.

Ministerial decree 137/1982 (Promulgating
the internal system of the Cooperative
Organizations of Building and Housing)

Article 1: The foiiowing rules are to be considered when dcvcioping internal

systems and rcguiations of joint cooperative organizations of buiiding and

iiousing:

1.

3.

A joint coopcrarivc organization is formed of two or more coopcra—tivc
organizations for buiiding and housing and thcy cooperate in buiiding one

cooperative project in favour of the organization part-ners.

The joint cooperative organization manages the project for which it has
been formed, it is also responsibic for generating funds on behalf of the
member organizations in addition to conducting contractual proccdurcs

and aiiocating CXpenscs as per PCI‘CCI]t;lgC oFsharcs.

The gcncrai asscmbiy of the joint cooperative organization is com—priscd
of three to five members from the board of directors of each member

organization and they are selected by the board.

LEGISLATIVE ANALYSIS TO SUPPORT SUSTAINABLE
APPROACHES TO CITY PLANNING AND EXTENSION IN EGYPT

Ministerial decrees promulgating general

spe

cifications and requirements for

commercial, industrial and social spaces;

incl
235

uding decrees number 79-98, 185-200 and
-236 of the year 1955)

Exampics Oi:SLlCh dccrccs inciudc:

RN

SN

18.

)
—

o
N
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Metal drawing, iron and steel factories
Factories for packing tea, coffee, saltand spices
Alcohol factories and warehouses
Entities listed in Chaptcr 2 in case tiicy arc opcratcd by mechanical and
clectrical engines
Dairy plants
chctabic oil pressing and distillation labs
Steam baths
Meac stores (bucchers)
Cotton COMPIESSOrs
. Motorbikes and care repair workshops
. Cement Factories
Food shops
. Ice-crecam shops and stores
. Shops preparing and serving Sahlab and Belila (whear)
. Groccry stores
. Public markets livestock stores and food markets
. Coppcrsmciting and mouiding Workshops
Automotive lubrication siiops
. Leather tanneries
. Tile and cement factories and warehouses of tile, cement and lime
. Photo and film processing and printing labs
. Glueand gciatinc factories
. Gas gencration labs
Fabricated silk factories
. Shelters and hospiccs not subjcct to government health inspection

5 Cagcs and bamboo baskcts ShOpS

7. Wharehouses of tar, acetone, Suiphur Dioxide and other materials in-

VOiVing aicohoi or CthCl’ or i:dt

. Cotton stores
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33
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35
36
37
38
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. Linen stores

. Grain stores

. chctai)ic and fruit markets

. Chalk and detergent labs

. Cotton waste stores

. Cotton—spinningWorkshops

. Enginccring drawings workshops

. Fabrics reﬁning workshops

. Dance and musical instruments stores

. Grains cicaning and crushing equipment stores

An cxampic for such ministerial decrees is: Ministerial decree 190/ 1955

Promuigating gcncrai conditions for dcsigning and constructing metal drawing,

iron and steel factories. Both industrial and commercial entities should abide by

the f()ii()\ving rules and conditions:

o

. The distance between factories and houses should not be less than 2000

metres from all sides. In a case where a shorter distance has been approvcd,
the licence is automaticaiiy cancelled with no ac-countabilities on the
part of government and govcrnmcntai cmpioy—ccs. The distance is to be

measured from the outside walls.

The whole factory should be built out of fire-resistant material

The distance between floor and ceiling should not be less than a metre
There should be a water resource and drainage no matter the number of
workers and the water resource and drainage should follow the general

conditions set for industrial and commercial workers

A dCi:li]Cd pi;lCC Si]OU.id bC aiiocatcd FOI’ storing raw matcriai OFiI’OU, COi(C

and other products in addition to allocating piaces for thermal bricks

A LiCl,:lflCd piacc Si]OuiCi bC aiiocatcd fbr storing Oxygcn Cyiindcrs and
shouid meet [ilC generai COIlCii[iOI’lS Oi: WkerhOLISCS for compresscd

cyiindcrs,
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7. Adefined piacc should be allocated for storing cxpiosivcs and ware-houses
should meet gcncrai conditions prcscribed for storing such material in

factories.

8. A dcﬁncd piace SilOU.iCi be aiiocated for boiicrs that ShOLlid bC madc out Oi‘

fire-resistant material.

9. \Y/orkers working on ti’lC maintenance ofovens and in dU.Sty arcas SilOU.iCi

be cquippcd with protective masks.

10. Workers assigned to monitoring ovens should be providcd with as-bestos

giOVCS and mctai—ncttcd faciai masi(s

11. Water should be prcventcd from mixing with fluid metals whether solid

oriron. Vessels rccciving these iiquid metals should be com—pictciy dry,

12. Assteel (@nchcr should be covered by asuitable frontand cquipped with

an extracror fan to CXpCi CVGIPO['Hth g(lSCS OthSidC EilC ciiimncy.

13. Fiiters, eicctricai ¢extractor fan and cycioncs SilOLIiCi bC instaiicd above ti]C

mills grinding the waste from the smciting process.

14. Maintenance Workshops meeting the general spcciﬁcations for each

industry should be in piacc.

15. Those Working in metal drawing areas should be provided with wooden

ShOCS.

16. An appropriatc piacc SilOU.id bC aiiocated to bC [ilC ﬁrst ald room and

should be cquippcd with the rcquircd material.

19. The piace should be cquippcd with ﬁrc—extinguishing tools and all other

l‘CLlUil’Cd apparatus.
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