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Abstract

The issue of housing in Egypt is an evolving historical phenomenon intricately tied to the
Egyptian identity, and deeply embedded in the social and political fabric. Common language
shapes actual realities and it forms an integral part of the cultural parameters. This research is a
critical discourse analysis (CDA) of the housing narrative across four consecutive ruling regimes
with distinct political orientations. It deploys a two-stage CDA approach. The first stage involves
ideological codification of the narrative to chronologically organize them into their ideological
orientations and categories. The second stage historicizes data via a dual approach, namely
integrating Norman Fairclough's three-dimensional model and Michel Foucault's power-oriented
discourse analysis. Through examining newspaper archives, media outlets, policy statements, legal
documents, and public announcements, the study aims to unveil the ideologies embedded in the
social, political, and economic fabric and the relationship to the language used in the narrative and
the actual situation. CDA deploys linguistic tools to explore the evolution of the narrative by
investigating lexical changes, the use of assumptions, and the dialogical orientations in the data
collected, elucidating the profound impact of language on shaping, and reinforcing the housing
industry in Egypt. It is argued that the discourse surrounding the housing industry in Egypt
unfolds as a dynamic narrative, marked by fluctuations in the identification of a “crisis’ and the
perceived causes behind it. Hence, the term ‘housing crisis’ has emerged as a metaphor in the
housing narrative across the time frames under study. This research discerns the intricate
relationship between the identified categories in the housing narrative and how they evolve over
time and the role of power in constructing actual housing situation. Ultimately, through the
application of CDA, it becomes clear that the ‘crisis’ narrative serves as a political construct to

establish power and control.
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Chapter 1

The Egyptian Housing Narrative

1.1 The Conditions of Housing in Egypt

Housing has been a persistent posed a significant challenge in Egypt. Despite continuous
efforts, the Egyptian government continues to grapple with the enduring crisis since the 1950s until
today (Sims, 2018). The narrative regarding housing assumes a huge proportion of the public
discourse and in specialized literature. It has been demarcated that the Egyptian housing market
has been showing symptoms of a ‘crisis’: millions suffering from inadequate housing, lack of
infrastructure, unaffordability, spatial segregation, and inaccessibility (Shukrallah & Shawkat,
2018). The housing discourse in Egypt captures significant urban injustices, and substantial gaps in
adapting to the social and physical identities of the public (Elmouelhi, 2019). Subsidies and
incentives covering public housing projects have been perceived as insufficiently attractive for
people to move to newly constructed housing communities (Sims, 2018). The current housing
policies exhibit a notable feature: an apparent lack of concern or interest in the agency of the people
to enhance their living conditions (Shawkat, 2020).

Throughout history, housing policies in Egypt have cumulatively been shaped as preventative
tools to avoid the housing crisis rather than instruments for upgrading communities in need (Sims,
2018). The Ministry of Housing and Urban Utilities (MHUUC) offers a "one-size-fits-all" model for
housing apartments of different economic classes, which does not resonate with or reflect the
diverse cultures and backgrounds of citizens in various governorates. Housing in Egypt has been
an urgent and persistent problem for the past 70 years (Abdel-Rahman, Elsayed, & Abouelmagd,
2020). Is housing a crisis in Egypt? If so, then what type of crisis it is and what is its magnitude? Or
is it a narrative construct? Crises are defined as instances when a laid bare activity is disrupted,
critiqued, challenged, or disclosed; as observations that produce meanings of a given phenomenon
(Roitman, 2013). This study attempts to examine the validity of the concept of “crisis” as the correct

diagnosis of the housing condition in Egypt.

A critical approach to the crisis of housing in Egypt should then locate those instances,
observations and meanings within their politico-economic contexts (Roitman, 2013). One way to do
this is through narrative analysis, where a crisis occurs and is incapsulated as a point of view or an

observation which itself is not observed or viewed in ‘reality’ (Roitman,2013). Both crises and

11



narratives are socially constructed. A narrative constitutes the happening of the crisis, where
critiques, assumptions of a certain truth, deviations from a certain truth, the construction of a
particular language, or the portrayal of a certain image are constantly produced and reproduced
(Grossberg, 2010). Understanding a crisis through the narratives around it captures its politics and
economic values and apprehends it as an “event” in history (Grossberg, 2010). To identify crisis,
it's important to note the following according to Janet Roitman (2013):

1) The inaugural root causes of the crisis
2) The political valuation

3) The historical evolution

4) The language used to describe it.

5) The subjectivity involved.

According to the United Nations (UN), the right to adequate housing means that individuals
have access to housing that provides them with an appropriate level of privacy, safety, lighting,
ventilation, infrastructure, and a suitable location at a reasonable cost. Amid the increasing costs of
housing, the rising problems of a lack of adequate housing are becoming more pronounced and
concerning. (Marcus &Madden, 2016). Public housing contrary to popular belief, does not
necessarily mean small and cheap housing. Rather, it refers to housing that has a low cost-to-benefit
ratio, making it affordable for low-income individuals while still providing the necessary amenities
for a decent standard of living (Abdelwahed and Hanafy, 2020). Housing is a core need in the
Egyptian life, it can disrupt lives, help, or crash the economy, popularize, or end a particular
political era (Shawkat, 2020). Despite the government's continuous efforts to tackle the housing
crisis among low-income families in Egypt, the situation remains dire. Public housing provision
surfaced in the housing market in the 1950s, yet the housing shortage has persisted, leaving many
families struggling to find a decent and affordable place to live. Every Egyptian ruler from the
beginning of Egypt’s modern history has had an impact on the housing industry in Egypt (Shawkat,
2020). However, the problem prevails and might have redeveloped itself into a new variant of
housing crisis, which identifies as a crisis with different symptoms.

1.2 Overview of the Housing Discourse in Egypt
1.2.1 Common Sensical Timeline

The historical progression of plans and housing policies in Egypt underscores how political
transformations have a direct and evident influence on the approaches taken towards affordable
housing initiatives (Shalaby, Ahmed, & Elshanawy, 2022). Four eras will be studied for the purpose
of this research (Figure 1):
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1) Socialist Era - Industrial Cities and Land Reclamation
2) Open-Door Policy - New Urban Communities

3) Neoliberalism - Land-Oriented Economy

4) New Republic - Mega Infrastructure Financed Projects

SOCIALIST ERA: TRANSITION TO
INDUSTRIAL CITIES/ LAND NEOLIBERALISM/ LAND-
RECLEMATION ORIENTED ECONOMY

1956-1970 1982-2011

— les i —

1971-1981 2012-PRESENT

OPEN DOOR POLICY/ NEW REPUBLIC/ MEGA
NEW URBAN INFRASTRUCTURE AND
COMMUNITIES FINANCE PROJECTS

FIGURE 1: Common Sense Timeline.
1.2.2 Housing Policies

Housing policies refer to the actions and decisions that governments pursue to create legislation
and program delivery, which have direct or indirect impacts on housing availability, supply,
standards, and urban planning (Shalaby, Ahmed, & Elshanawy, 2022). The state, as a significant
actor in the Egyptian housing market, has played a pivotal role in shaping its dynamics, and
understanding this role requires an examination of the evolving nature of state intervention in
housing. The evolution of housing policies in Egypt reflects a historical trajectory marked by
successive interventions aimed at regulating housing conditions. In the 1940s, laws were crafted to
cater to upper classes and foreign investors dominated by foreign capital. Rent control laws were
introduced in 1947, freezing rent rates for units built before 1944 (Fahmi & Sutton, 2008). The 1952
revolution marked a significant turning point, leading to the deployment of a national housing
policy, and subsequent regimes have continued to shape housing policies and state agendas (Joya,
2013, p. 131). In spite of the swift advancement in housing policy and institutional development in
recent times aimed at tackling this issue, only a limited percentage of Egyptian households can
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presently avail themselves of housing opportunities.

Socialist era - Industrial Cities and Lan Reclamation

The socialist period witnessed the initial attempts by the government to provide affordable
public housing. However, these early efforts largely failed to involve other organizations in the
housing provision. The government aimed to ensure equitable access to adequate housing for all
citizens. To promote this social goal, the state has imposed rent control laws to regulate the housing
market. (El Kafrawy, 2012). The primary objective of the policy was to increase the availability of
public housing projects, primarily through the rental system. This resulted in the production of
prototype units without any additional services or facilities to reduce the cost of housing supply
(Wakely, 2014). Nasser's socialism, aiming for sufficiency and equity, impacted the mortgage credit
system, creating a less favorable environment with government-imposed restrictions to prevent
foreclosures by foreign banks (Peck, 2003). Nasser's housing policies, outlined in the Charter of
National Action (1964), aimed at achieving social equity through government control of the housing
and building materials industries. Rent control laws, as detailed by Soliman (1996), made eviction
illegal under strict conditions, allowing the inheritance of rental agreements. However, this led to
frozen rents, the private sector's withdrawal from rental housing due to limited profitability, and
housing stock deterioration (UNDP, 2004).

Open-Door Policy - New Urban Communities

The open-door policy and urban growth strategies then aimed to direct the housing market
toward new communities outside crowded areas like the Nile Delta. Sadat's "Infitah" or open-door
policy, implemented in 1974, aimed at revitalizing the private sector, attracting foreign investment,
and reversing certain aspects of land reform policies, including steps toward currency devaluation
(Campbell and Despard, 1983). Despite receiving praise from the West and the upper middle class,
the promised economic prosperity for all Egyptians did not materialize by the late 1970s. Instead,
the majority of the population became disillusioned and dissatisfied with the outcomes of these
policies (Campbell and Despard, 1983). These approaches enabled partnerships with other
stakeholders to provide housing. The government also collaborated with private developers,
cooperative housing societies, and self-help techniques to address the housing shortage in Egypt.
Furthermore, the formal private housing sector was allowed to operate in a completely free market
(Soliman, 2009). The national plan aimed to align with the international self-help policy by focusing
on directing public housing to new communities through land planning and evaluation (Hassan,
2017). The plan also involved categorizing land into various types, including urban development,
tourism, and agriculture. Over time, this policy led to a surplus of vacant units in low-income
housing projects, particularly in new towns, as the lack of essential services and amenities failed to
attract households (Abdel-Rahman, Elsayed, & Abouelmagd, 2020).

14



Neoliberalism - Land-Oriented Economy

In line with international goals and policies, the Egyptian government recognized the right to
access suitable housing as an integral component of the social contract it has entered with its
citizens (Abdel-Rahman et al. 2020). Mubarak's administration continued Sadat's economic agenda,
favoring the private sector and foreign direct investments (El Kafrawy, 2013). Policies included
eliminating government monopolies, reducing subsidies, abolishing price controls, and cutting
corporate taxes, expanding the private sector's role. However, these measures led to economic
shocks, including high inflation rates and unaffordable housing prices for many Egyptian
households, particularly at the lower- and moderate-income levels. The negative outcomes in the
housing market involved the expansion of informal housing in unauthorized settlements and
increased space sharing, resulting in overcrowded conditions (El Kafrawy, 2013). These policy
orientations motivated partnerships with various entities to expand housing options in the market,
and this is the initiation of the merger between the private and the public entities. It offered many
policies and programs to guide the housing market. The policies were influenced by businessmen
and housing developers, leading to the implementation of various project schemes under self-help,
partial provision, and enabling policies (Abdel-Rahman, Elsayed, & Abouelmagd, 2020). Over time,
these policies exposed several issues related to the planning, infrastructure, and services of new
towns during their initial phases. Consequently, this led to abandoned urban communities with
unoccupied units that were sometimes used for investment purposes (Abdel-Rahman, Elsayed, &
Abouelmagd, 2020).

The New Republic - Mega Infrastructure Financed Projects

Most recently, after the events of 2011 the newly developed government launched a national
social housing program. Following that, President Abdel Fatah El Sisi launched the "Housing for
all Egyptians" initiative, aiming to provide suitable housing units for all segments of society as part
of the state's economic and social development plan. The initiative was established to fulfill the
President's directives of providing reasonably priced housing units for the middle class and
ensuring that every citizen has access to a unit (Shalaby, Ahmed, & Elshanawy, 2022). According
to Yehia Shawkat (2018), the policy aimed to construct one million housing units, yet there was no
clear justification for this target number or how they would be distributed throughout Egypt.
Furthermore, there was a lack of demand studies to determine the needs and affordability of low-
income households with respect to unit size and design (Abdel-Rahman, Elsayed, & Abouelmagd,
2020). Additionally, there was an imbalance in the available schemes regarding tenure options, unit

locations, and sizes.
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1.3 Problem Statement

Studies have largely embraced discourse analysis as an approach to carrying out applied
research to define and explore substantive issues in housing policy and practice (Jacobs, 2006).
Initiatives by authority figures in Egypt to assist marginalized groups often fail to effectively
improve their living conditions, as the housing programs do not provide them with access to
suitable housing (Abdelwahed & Hanafy, 2020). Initiatives can sometimes infringe upon the basic
human rights of these individuals and subject them to economic and social pressures that further
exacerbate their living standards. The problem of housing in Egypt has been approached as a crisis,
and its origins can be traced back to historical practices that lacked inclusivity in the establishment
of housing (Shawkat, 2020).

In Egypt, the housing narrative manifested as the inability of supplying affordability of living,
location access to employment, building an economic infrastructure within the community
parameters, an available transportation network, and public services, therefore, increasing the
living expenses in new social housing. These are all parts of the “adequate housing” criteria formed
by Tadamun initiative for spatial justice (2015). Prohibiting the opening of micro-businesses,
workshops, and services neglects almost 60% of the urban job market in Egypt, which was eased
by the people’s former residency in the center near the Valley (Hegazi and Moustafa, 2013). In
Addition, the informal business sector includes millions of daily workers or unstable work
contracts. Quality of life prescribed by the legislative framework has not been defined in a people-
centric manner that accommodates the work nature of these populations. Livability, accessibility,
and personalization is lacking in the framework structural language, which results in a gap or mode
segregation in these new communities. The continuation of the assumed crisis, and fluctuations
faced in the crisis mode, creates mismatching of the symptoms in the housing industry, which

impacts the resolutions delivered.

The growing literature discussing the “crisis” in the Egyptian housing industry, pushes for
further examination to understand the constitution of the ‘crisis’ and opens the way to do that
through an “untraditional” research method. Traditional research in the housing and urban
industry has yielded conventional conclusions that didn’t acknowledge variables aside from the
obvious and dominant ones (Marston, 2002). In distinction to traditional research, discourse
analysis of housing deploys different tools (Jacobs, 2006). The housing narrative, which is a
constituent component of discourse analysis, is innately a socio-cultural construct or product and
exploring such narrative from the perspective of language would yield a nuanced interpretation of
the problem (Hastings, 2000). In addition, discourse refers to the vocabulary and rhetoric structure
used in the housing process; thus, the critical analysis of discourse would uncover the narrative’s
involvement in producing and constructing actual ‘reality” (Belsey, 1980). Moreover, the Egyptian
housing problem has been discussed and explored repetitively through different scopes of research;

however, the language usage is by far a lens that has not been commonly explored in the Egyptian
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housing literature.

Language is a potent instrument that molds cultures and power dynamics, ultimately
impacting the physical world (Plumlee: Gebril, 2017). This research utilizes critical discourse
analysis (CDA) to investigate the language used in the housing narrative during four periods of
political orientation in modern Egyptian history. The primary objective is to establish a correlation
between the language used in the housing narrative and the actual events happening on the
ground. This CDA aims to examine how language is used in the housing narrative across various
discursive practices, including how it is conducted, delivered, described, sold, announced,
discussed, and debated; to explore further, the extents of the formulation of language as an
'expressive behavior' and to highlight its role in constructing reality. This research provides a
historical overview of how the housing narrative has evolved and its identification of “housing
crisis’. CDA is a tool to explore the relationship between the use of language and the housing
practices (Jacobs & Manzi, 1996).

This research will provide a thorough explanation of the ‘crises” prescribed in the housing
narrative, critical discourse analysis as methodology, and finally how to bring CDA onto the
selected discourse. To explore the correlation between language usage in the housing narrative and

the type of impact it has on the actual situation of housing.

1.4 Research objectives

The CDA will allow this research to investigate the impact of language on housing narrative
and to examine the discursive practices around housing. This research will attempt to answer three
questions:

1. What are the transformations in the housing narrative over the course of Egypt's

contemporary history?

2. What is the correlation between the language used in the identification of the housing crisis
and the actual situation of housing initiatives and programs across the common sense timeline?

3. How does the dominant housing narrative reflect the ideologies and structures of power that
shape housing in Egypt?

1.5 Research Hypothesis

The language used in the housing narrative across Egypt’s four different politically oriented
eras has undergone significant change over time. Historicizing CDA can enable an understanding
of the relationship between the impact of language usage and the actual status of the housing crisis.
Furthermore, each political era demonstrates a unique character for its power structure and its
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distinct political ideology. Language mirrors the hidden conditions of the ‘crisis” in the housing
narrative. Each distinct political era is responsible for the produced social housing designs, and for
the approaches to urban planning, and both are a reflection of the nature of its discursive practices.
This analytical approach enables the identification of more constructive implications regarding the
perception of 'crisis' within the narrative. These insights are valuable for informing policy
adaptations, guiding city planners, real estate developers, and policymakers in the planning
process so as to ensure the provision of more adequate, unique, and widely accepted housing
solutions. This research adopts the following hypothesis:

e In Egypt, the housing discourse is divisive and exclusionary, reflecting and exacerbating
already existing social and spatial inequalities (Elmouelhi, 2019).

e The legal framework has primarily acted as preventative measures rather than as enabling
instruments that strengthen social housing (Sims, 2018).

¢ Media narratives target select audiences to the exclusion of the public in need.

e Policy statements tackle the situation in terms of quantitative achievements rather than
community-inclusive narrative. With the pressure applied to “end” the housing problem
quickly, decision-makers persist to ignore the diversity of culture and traditions found within
the living communities in the policies and laws produced (Moore, 2014).

e Public announcements usually use metaphors, over-enthusiastic, imaginary, and that
subjugates to a particular ideology.

Since language offers an interim lens that reflects political, economic, social, and philosophical
dimensions, it allows us to explore the field of housing from a more inclusive approach. It thus
offers us a route for a deeper understanding of the linguistic factors that have shaped, and may
have fueled the persistence of, the housing crisis. The underlying hypothesis of this study is that
the housing narrative has played a key role in defining the notion of a crisis irrespective of the
actual and quantitative definers of the problem. The identification of the type of crisis constituted
in the housing narrative through the application of CDA will offer a new approach that is based on
an inclusive understanding of linguistic dimension’s impact on the actual situation of the housing
production process in Egypt.

1.6 Structure of the Thesis

Chapter two discusses literature on Critical Discourse Analysis and how it will examine the
language used. It aims to explore the type of relationship between the language used and the
‘reality’ of housing in Egypt. This analysis is conducted across four consecutive political
orientations in Egypt to understand the evolution of language and social housing thoroughly: the
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socialist era, the neoliberalism era, the capitalist era, and finally the ‘New Republic’. Chapter three
will delve into the methodology employed, elucidating how critical discourse analysis (CDA) will
assess the objectives of the study. Subsequently, chapter four will present a comprehensive
application of CDA in analyzing the Egyptian housing narrative. Followed by chapter five which
explained the outcomes of the analysis and the discussion relating it to the objectives of this
research. Finally, the last chapter 6 concludes the findings of this research and discusses the room

for future words offered by this work.
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Chapter 2

Literature on CDA and CDA of Housing
Narratives

2.1 Defining the role of CDA.

Critical discourse analysis (CDA) is an investigation tool that critiques and explores the
construction of language in reality (Marston, 2002). CDA is an interdisciplinary approach to
studying the relationship between language, power, and social practices. It is involved in making
clear how ideas and practices are connected, and this is implied by the term "critical” (Fairclough,
1995). The use of critical discourse analysis investigates the reasons why language is being
deployed in a particular way and identifies the intentions behind it (Fairclough, 1992). According
to Van Dijk (1997) definition of discourse is simply "language use" and the investigation of "talk
and text in context" serves to highlight the essential characteristic of CDA: a focus on examining
the relationship between language use and its interaction with social settings or contexts (Hastings,
2000). To understand how the use of language interacts with the social context, the housing
narrative is best analyzed using critical discourse analysis (CDA). Studying the language use in the
housing narrative enables a contextualization of policy within social and political environments
and reflects on the outcome produced and built (Jacobs and Manzi, 2007).

2.2 CDA Framework

CDA examines how language is used to create, maintain, and disrupt social structures, power
dynamics, and inequities, and it is identified as the social theory of language (Marston, 2002). The
Norman Fairclough approach aims to uncover the ways in which language uses shapes and
reinforces discursive social practices and power relations (1995). It provides insights into how
language in form of text or utterance can be used to challenge and subvert dominant discourses
and power structures (Fairclough, 1989). Accordingly, CDA offers the opportunity to create explicit
links between material and discursive practices (Fig. 2) (Marston, 2002). It discloses the hidden
meanings, assumptions, and ideologies implicit in the language used in the narrative, as well as

how discourse contributes to affecting social practices and power relations.
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Moreover, Michel Foucault’s approach examines the discourse through a lens of power that
interprets the discourse through its evolution and remarks on the historical conditions and the
power relations that motivated its emergence (Foucault, 1980). The approach depends on
historizing the discourse and creates space for comparison to see how the evolution of language
has occurred over time (Marston, 2002). Fairclough’s approach seeks to methodically analyze
particular texts and utterance of language use in the discourse (narrative), while Foucault
concentrates on overarching historical trends of such narratives (1980). Both approaches used
together create an interpretation tool (Fig.2). The purpose of this exploration is to interpret how
housing studies engage with the analytical and empirical findings offered by a discourse
perspective, and how adopting this method of analysis will impact the nature of this research
question about housing processes. Accordingly, to thoroughly explain CDA, it will be divided into
three sections: text and rhetorical structure, language variations, and discursive practices. This
research will incorporate both methodologies to properly interpret and realize the impact the

housing narrative has on social housing.
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FIGURE 2: CDA between Fairclough and Foucault.1

The combination of both approaches is constructed on 1) historicizing power relations and 2)
linguistic analysis. The linguistic analysis using CDA measures and connects three aspects

according to Fairclough’s approach.
1. Text and rhetoric Structures
2. Language variations and metaphors

3. Discursive practices and assumptions

" Source: author
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Text and Rhetoric Structures

Text analysis utilizes housing studies, by analyzing policy documents to understand the policy-
making process and its impact on the built environment, according to Jacobs and Manzi (1996). The
spoken dimension (utterance) and textual data is collected to understand these rich and complex
layers of the housing problem. These narrative devices are deployed as part of a persuasive strategy
to convince readers of the appropriateness of a policy response towards the actual situation and
measurement of crisis in the narrative. For critical discourse analysis utterance and text analysis
will be conducted to interpret housing policies according to the work of Norman Fairclough
Linguistic theorist CDA framework (1992). The use of language is interactive, and the dialogical
nature of linguistic activity is most obvious. This phenomenon, which focuses on language as a tool
to measure the success of a physical environment, has been a subject of study for many researchers
in the fields of linguistics and urban studies, including John Gastil (1992) identified different
categories in general to conduct a critical discourse analysis, however, for housing matters he
focused only two categories; Lexicon and rhetorical strategies to analyze housing policies and
practice.

To understand further the discourse established in the creation of social housing vis-a-vis its
relation to the production of social housing, the language of such housing declarations is
considered a resource for individuals of the community to utilize linguistic resources and access to
codes within the Egyptian public discourse.). According to Fairclough's critical discourse analysis,
housing policies can be adapted to intricately create a certain way of living for specific socio-
economic groups. This is achieved through the use of vocabulary or phrases that establish a sense
of community and contribute to their language identity.. Such communities can be organized into
speech communities as they are a group of individuals who speak the same language or the same
variant of the language, in other words, a group of individuals whose speech characteristics are
coherently structured, practiced, and understood (Wardhaugh, 2006). Fairclough suggests carrying
CDA to analyze lexical change and rhetorical structure in the housing production process is to
understand further its implications on the social scene.

Language variations

In this research, some examples of different lexical variations used in the housing narrative will
be used to understand the narrative. The commodification of language in the Egyptian context the
lexical variations used by power to address the same concept of housing corresponds to the political
orientation of the narrative. Throughout modernity, the commodification of the housing discourse
a move from hara (alley) to the ‘imara (apartment building), as Samia Mehrez described in Cairo
contested (Mehrez: Singerman, 2011). The new social construct of the apartment building is
different from the society’s participation in the alley “hara’ of the local neighborhood, is different
from the elite community fabric of the gated communities and will differently be different in the
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elite desert-based skyscraper studios. The vocabulary used in the discourse moves the city and
shapes the architecture, according to the housing narrative. Language affects how space is
perceived, hence, it affects how space is used (Plumlee: Gebril, 2017). Language used in this
discourse to demonstrate how certain words often used in the housing narrative are necessarily
linked to wider cultural interpretation that subjugates a certain mode of living (Jacobs & Manzi,
1996). The exact methodology to explore language variations is in the data sampling section.

Variations are an inherent feature of the language, allowing for multiple ways to express the
same idea. Speakers may exhibit differences in pronunciation (accent), vocabulary (lexicon), or
even in the structure of words and sentences (morphology and syntax) (Wardhaugh, 2006).
Variations in language is justified through three reasons 1) to enhance a unified identity, 2) to
enhance one social outcome, and 3) and to exclude the unwanted. For the focus of this research
only lexical variations will be used to observe and track changes in the narrative. To assist in
building an understanding of how language is used in the narrative to construct a particular image,
identifying lexical variations in the text is important to comprehend the different tones and
variations conducted to deliver a specific image. Lexical variation involves substituting one word
for another while maintaining the intended meaning of the message being conveyed.

Language is extremely powerful in shaping cultures and communities, and hence it impacts the
physical as a way of responding to a larger discourse (Wardhaugh, 2006). According to Keith Jacobs
the use of certain words in the language of housing is linked to wider cultural and ideological scope
that questions the target user and their socio-economic group (1996). Language choices are part of
the socioeconomic identity that an individual or a group claims to represent. (Wardhaugh, 2006).
These declarations are often a reflection of an identity of either an individual or a collective one
(Bassiouney, 2020). Observing terms in discourse such as 'affordability', 'enabling', ' community', and
'social' in housing are all with little consensus as to their definition and meaning to the production

of appropriate social housing.

Discursive practices

The methods in which language is used, created, and consumed (conducted, delivered,
described, sold, announced, discussed, and) in distinct social situations are referred to as discursive
practices (Jacobs & Manzi, 1996). Discursive practices are involved in social and political practices
that consume reality. Text within these practices is identified and understood by interpreting the
use of lexicon which includes vocabulary and technical words (Gastil, 1992). Following discursive
practice is the application of a layer of hermeneutics to understand the forces of utterance and the
cohesiveness of the text (Jacobs & Manzi, 1996). Discursive practices in the social housing narrative
include the numerous ways language and discourse are used to develop, depict, and transmit ideas,
beliefs, and attitudes towards social housing. According to the three dimensional offered by
Fairclough these practices can include (1992).
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1. Sentence Structure: The way social housing issues are framed in the narrative can

influence public perception and policy decisions.

2. Lexical Changes: The words used to describe social housing can express specific views
or biases. For example, phrases such as "affordable housing" or "low-income housing"

may have distinct connotations and implications depending on the target audience.

3. Rhetorical strategies: Using rhetorical strategies appeals to emotion, logic, or authority,
audiences can be persuaded and their attitudes towards social housing shaped.
Highlighting the personal experiences of social housing inhabitants or presenting

statistical evidence on the benefits of social housing, can help to alter public opinion.

Power Relations

Power strategies in the creation of power structures are a tool for tactic measurement that is
taken to deliver a certain identity to the people of the city (Findley, 2005). Lisa Findley in Building
Change: Architecture, Politics, and Cultural Agency also divided these strategies into several
categories. The following are some of the relevant categories to this research 1) construction of
power to understand these social structures and strategies, how it affects the space by either
controlling it or possessing it, and its possibility to undo threatening spatial agents, and 2) large
spatial transformation by using technology and globalization as a major part of shaping the places
where the population lives. Integrating the past and present in political discourse is extremely
important to understand the accumulation of layers that creates the society of today. Power
relations are introduced after the construction of the power structure and its strategies in the public
space (Parsaee, Parva, & Karimi, 2019). These strategies are tools that deliver a certain identity or
message to the people of the city, which for the scope of this research will be the linguistic tool.
Michel Foucault's work about power and discipline explores the power structure’s physical
manifestation in the city, as power is not static. Hence, it offers an appropriate lens to scan the
political past and present scene to annotate linguistics’ codes, which can be present in the cultures
that are forged to decode the language accepted by Egyptians.

Critical Discourse takes a turn according to a Foucauldian power analysis approach. According
to Michel Foucault “power is exercised through a net-like organization, and not only do individuals
circulate between its threads; they are always in the position of simultaneously undergoing and
exercising this power." (Foucault, 1980). The importance of the role power play is crucial in
understanding the construction of knowledge in linguistic and social practices (Burr, 1995). CDA
uses power relations to demonstrate discourse coalition to define the actual situation declared
through policy. In the power analysis, the governmentality of the policy is what goes under analysis
according to Foucault (1977). Therefore, this can be overlapped with Fairclough’s CDA method in
which power is expressed within the ideology of the discourse, however, is embedded, interpreted,
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and recreated through the actions of discursive practices (1992). Language is a medium to transfer
knowledge, Foucault’'s approach takes a turn in how discourse is tied to how knowledge is
produced and handled. Therefore, critical discourse analysis is a methodology to understand
urban/housing policy application, in which stakeholders exercise power (Keith, 2006).
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2.3 CDA on Housing Narratives

Research in the fields of social and urban and policy studies explored how language usage has
an impact on social, political, and economic processes (Hastings, 2000). Language is involved in
constructing ‘reality’, especially in the perception of worldly knowledge and how it is interpreted.
Using Van Dijk's definition, discourse analysis offers housing studies important challenges, links
the understanding of the world to social and linguistic practices, and it allows housing questions
to be explored from a nontraditional perspective (Hastings, 2000). Discourse refers to three aspects,
first is language use, second is belief communication, and lastly an interaction in a social context
(Van Dijk, 1997). Studying the language usage in the housing narrative enables a contextualization
of policy within social and political environments and reflects on the outcome produced and built
(Jacobs and Manzi, 2007). The following section discuses several research in the housing paradigm.

Critical Discourse Analysis and Policy-Orientated Housing Research: in Queensland,
Australia

Greg Marston (2002) argues that positivism has traditionally dominated housing research, but
in the mid to late 1990s, there was a shift towards critical and post structural theories in Europe and
Australia. Critical discourse analysis (CDA) was seen as a useful tool for analyzing policy debates
related to housing policy reform, urban regeneration, and managerialism. In this research discourse
analysis is positioned within the field of housing research and presents an empirical case study
of housing policy change in Queensland, Australia to illustrate the limitations and potential of
CDA. The analysis in this case reveals that economic language was used to frame the policy
problem of public housing in Queensland, Australia, which led to resistance from those who held
different values. The government's written policy texts introduced amoral discourse,
framing public housing tenants as “bad” and silencing dissent. Marketisation was promoted as the
only sensible path to securing a financial future for public housing and providing discipline for
“unruly” tenants (Marston, 2002). Therefore, the narrative took the language of addressing morality
of the citizens, reframing the housing structure accordingly. The narrative's failure to align with
the values of the tenants has consequently impacted the environment in Queensland in which they
reside. In this study Marston highlights the limitations and possibilities of critical discourse
analysis in housing research and underscores the need for more explicit links between material and
discursive practices and a closer integration of CDA with other social research methods (2002).

House Price Inflation in the News: A Critical Discourse Analysis of Newspaper Coverage in
the UK.

This study conducted in the University of Glasgow, investigates how the discourse
surrounding house price risesin the UK represents competing interests and concerns about
affordability using critical discourse analysis (Munaro, 2018). Munaro here used Critical Discourse
Analysis to examine newspaper coverage during two periods, one of relatively stable prices and
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the other of rising prices (2018). The analysis exposes the powerful influence of industry-insiders
in shaping housing market discourse and positioning price rises as both beneficial and natural. The
results highlight the dysfunction of the UK housing market, the acute affordability problems in the
owner-occupied sector, and the chronic supply failures that create problematic levels of inter-
generational inequality. In addition, it reveals how metaphoric representations of the housing
market limit the scope for imagining alternative market functions and how these discourses are
deeply embedded in the ideology of a "healthy" housing market as one of continuous price rises
(Munaro, 2018).

Discourse analysis and the Egyptian housing narrative.

Housing, both in general and especially in the realm of social housing, serves as a multifaceted
instrument wielded by ruling regimes. It mirrors and aligns with the ways these regimes exercise
power, formulate and implement laws, orchestrate media campaigns, and launch national
initiatives (Shawkat & Sims, 2020). The influence of this power dynamic on governmental housing
reflects the challenges encountered by the Egyptian economy. As a result, the social housing system
has fallen short in effectively addressing the housing requirements of the population (Abdelwahed
& Hanafy, 2020). The Housing industry has undergone several changes since the 1950s, and the
communities dwelling within these projects have been impacted to varying degrees (Shawkat,
2020). David Sims described these new communities as economically anemic, and constantly
needing financial funding to survive, otherwise, they will turn into ghosted developments (2018).
The production of housing in Egypt has been mainly driven by government-led initiatives and
programs, often in collaboration with the private sector. The International Housing Polices had an
impact on Egypt’s history through four approaches 1) Direct Provision Policy, 2) Self Help and
Partial Provision, 3) the Enabling Approach, 4) Sustainable Integrated Urban (Abdelrahman, et al.)
Various governmental agencies, such as the Ministry of Housing, Utilities, and Urban
Development, the New Urban Communities Authority (NUCA), and the Social Housing Fund
(SHF), are responsible for the planning, financing, and construction of social housing projects.

In conclusion, this research leverages Critical Discourse Analysis (CDA) to delve into the
motivations behind the strategic deployment of language. Recognizing that language actively
contributes to the construction of ‘reality’ and to the production of ‘truth’. The integration of
Fairclough and Foucault's approaches within Critical Discourse Analysis provides a robust
framework for unraveling the intricate dynamics between language and the social and political
constructs within housing narratives. This research, segmented into text and rhetorical structure,
language variations, and discursive practices, has illuminated the persuasive strategies employed
in framing housing policies and practices. By examining the evolution of language over time and
its connection to historical power relations, this approach offers nuanced insights into how ‘crisis’
shapes the actual situation of housing. Through the lenses of Fairclough and Foucault, this analysis

transcends linguistic scrutiny, providing a holistic understanding of housing processes and their
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profound implications on the actual situation behind the structure. As the narrative unfolds
through shifts in vocabulary, rhetorical strategies, and discursive practices, it becomes evident that
language is a dynamic force, both shaping and shaped by the socio-political contexts in which it
operates. Ultimately, this integrative methodology enhances our comprehension of the
multifaceted interplay between language, power, and societal dynamics within the realm of
housing studies.
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Chapter 3

Methodology: CDA and Egypt’s Housing
Narratives

In this research, language is considered the core variable, as it is the primary factor being
manipulated and analyzed through Critical Discourse Analysis (CDA). There is no one method of
applying CDA, it is versatile in application according to the subject of study. The objective is to
determine the ties between the narrative and the discursive practices. Discursive ‘reality” includes
the production of housing, the laws and policies, and the politico-economic strategies. Language
in this context, encompasses the linguistic choices and discursive techniques found inin the
housing narrative (Jacobs & Manzi, 1996). Discursive practices are the outcomes resulting from the
housing narrative that constitutes ‘reality” regarding the production or the consequences of crisis.
Which makes it influenced by the housing policies and the discourse surrounding them, which in
turn are shaped by the language employed (Martson, 2002). The discourse of crisis in Egypt started
as “Mushkilat Al-Masakin ” (Homes problem) in the 1940s and with time and change of power it
became “Azmat Al- Masakin ” (housing Crisis) in 1970s and now it shifted to become “Mushkilat Al-
Iskan (housing problem) today.

Political power in the governing and authoritative bodies acts as the intervening variable in this
research, as it mediates the relationship between language and ‘reality’. Political power is reflected
in the ideologies and power structures that influence housing policies. By comparing current
language and power relations to their predecessors, we can analyze the ways in which language
has been used to construct and reinforce the ideologies within the housing complexes, as well as
identify opportunities for resistance and change in the housing narrative (Martson, 2002). Ergo,
CDA offers the opportunity to investigate and critique contemporary narratives, particularly
around the evolution of social housing (Martson, 2002).

The housing narrative is a mode of discourse that includes different kinds of written and
verbal communication in the housing process (Hastings, 2000). The housing narrative has evolved
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throughout Egypt’s modern history, and it encompasses various aspects that reflect language,
power, and behavior (outcomes) in the construction of crisis. The narrative includes policies,
laws, public speeches, media and advertisements, and public discourse. A significant aspect of
the narrative revolves around the involvement of housing policies in shaping the
discourse(Shalaby, Ahmed, Elshenawy, 2022). The narrative accordingly covers a set of
specifications and procedures that encompasses the social and economic aspects of society and
results in the production of a built outcome accordingly (2022).

3.1 Data Gathering and Analysis

The analysis process comprises both quantitative and qualitative stages. Stage one involves the
codification of data to sort and organize it chronologically. In stage two, a qualitative application
of CDA is conducted over the sorted data to understand the outcomes in the narrative and their
correlation to actual situation (Fig. 3). To ensure objectivity of the process stage one ensures equal
opportunities in gathering data. Collecting historical data poses challenges due to information
asymmetry, given that older data is often more challenging to locate and gather.
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3.1.1 Stage One: Ideological Coding

Ideological coding is a common approach in qualitative journalism research (Reynolds, 2019).
To examine the underlying factors contributing to the housing crisis in the narrative, discourse is
analyzed on various levels, encompassing headlines, text, speech, graphic elements, and
conversations. Figure 3 illustrates the steps of the analysis, with Stage one relying on Johanny
Saldana’s coding approach (2015) that is constituted into four steps of coding and each step
constitutes to the objectivity of the process. The outcome of this stage will present categories and
topics in which data will be organized accordingly. . This gives an opportunity to collect data and
to sort it quantitatively. Illustrating how categories and topics will acquire the narrative
collectively. The four steps are as follows:

1) Pre-coding (Topic Attributes): pre-coding depends on selection of data according to their
attributes. Such descriptive attributes help selection of data and organizing them
systematically. Data was collected according to specific housing and crisis related attributes.
Both digital and manual archives were used to search using the following keywords to
describe the housing crisis attributes as stated by Yahia Shawkat’s book Egypt’s Housing
Crisis (2020):

a. Housing

b. Housing Crisis

c. Housing problem

d. Homes

e. Homes Crisis and Homes problem

The Initial required data for the narrative to conduct this study is be collected following both
Foucault and Fairclough approaches. Data sampling is grouped between text and utterance
involved in the production of the following social housing projects through the timeline indicated:

e 1956-1970: Socialist era under President Gamal Abdel Nasser

e 1971-1981: Open-Door Policy under President Anwar El Sadat

e 1982-2011: Neoliberalism era under President Hosni Mubarak

e 2012-2023: New Republic era under President Abdel Fattah el-Sisi

The data collection for the analysis involves sourcing information from various outlets,
contingent on the availability of data for each category. The selection of data is dependent on the
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accessibility of relevant sources. Newspaper archives, encompassing both state-owned and
opposition newspapers, constitute a significant portion of the collected data. State-owned
newspapers include Al-Ahram, Al-Ahram Al-Massaie, and Al-Ahram Al-Aqari were accessed
through Al-Ahram Digital Archive. Private owned Newspaper were collected using from the
Library of Alexandria Digital Archive including outlets such as Al-Gomhuria, and Al-Akhbar, as
well as opposition newspapers consist of Al-Wafid, Al-Want, Al-Masry Al-Youm, and Al-Tahrir.
Additionally, excerpts from magazines, were collected from the AUC Rare Books Collection such
as Akher Sa’a and Al-"mara. The holdings of each library differed from one another. Digital media
outlets for movies, advertisements, and recorded public speeches were gathered using Youtube.
And finally, for laws and policies, Manshurat Digital Database was used to collect the needed data.
The following are the data selection specifications used in collection process:

1) Governance & influencing bodies.
° Presidential input (Speeches archive)
) Ministry of housing structure (ministerial correspondence)
° Supporting Institutions and authorities
° Press Releases and announcements (archive)
2) Governing legislative framework (Housing law and housing policy)
. Housing law /Policy documents
° Manshurat online Database
3) Newspaper and Magazines
° Private and public new outlet
° Advertisement
° Social media (when applicable)

Selection of relevant articles for the analysis based on descriptive information, demographics,
data format, time frames, and other variables of interest to the housing narrative (Saldana, 2015).
This offers the first step into organizing the data for Stage two of the analysis.

2) Holistic Coding: holistic coding assists in creating themes and categories through applying
a single code to a large group of data to capture the essence of the holistic image and the
possible conclusions (Saldana, 2015). After pre-coding, the data needs to be categorized into
themes to prepare a code sheet. This exercise allows the extraction of themes and categories
to narrow down the findings.

3) Descriptive Coding: descriptive coding portrays how the categories developed in the
previous stage is described. This includes “what is being talked” and “what is being
written”. After displaying holistic data, data is organized into categories as a family for
topics and subtopics. Figure 3 illustrates the code sheet, where the data will be categorized
based on its general attributes, laying the groundwork for the subsequent step of descriptive
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coding. This preparation is crucial for the counting of data within each category. To initiate
the organization of data acquisition within each category and enable quantitative
comparisons across categories, statistics on data acquisition are generated. After
categorization, data is prepared for the final step of stage one, which involves value coding.

4) Value Coding: value coding is the final step of stage one to prepare data for stage two of the
analysis. It accounts for “perspectives” and characters present in the narrative (Saldana,
2015). Questions such “whose perspective is being validated?”, “who is speaking?”, or “who
is the victim?”. This is based on reading the text or utterance carefully and reflecting on it.
This allows to point out biases and perspectives. This allows to provide more nuanced
insights to construct the ideology embedded in the narrative through different media outlets
(Reynolds, 2019). This prepares the Data for constructive review to conduct CDA
chronologically across the finding.

Historicizing the discourse is an important dimension as part of Foucault’s approach, as it
allows to understand the changes that occurred over time, and what type of relation it has
formulated (1980). After employing the purposive sampling technique to select the most relevant
and representative texts for each era, it will be utilized to compare the events occurring in actual
situation with the opinions expressed in the literature. Purposive sampling is a deliberate and non-
random method of selecting data that possess specific characteristics relevant to the research study.
This technique is employed to ensure that the chosen sample aligns with the research objectives,

providing meaningful insights and depth in addressing the research questions.

3.1.2 Stage two: CDA of Data

CDA unveils the complexity within power relations maneuvering the housing narrative. This
conception of the exercise of power is multi-dimensional and complex, in which it is employed
through different agents in a network like organization (Foucault, 1980). The analytical framework
for this study is based on Fairclough's three-dimensional model of CDA (1992), which encompasses

the following dimensions:

1) Textual or utterance: Examining the linguistic features of the texts, including vocabulary,
lexicons, and rhetorical structure in the set categories and topics created from stage one. John
Gastil (1992) outlined various categories for conducting critical discourse analysis. However,
when examining housing matters, he specifically emphasized the analysis of lexicons and
rhetorical strategies, aiming to understand how language usage contributed to shaping
housing policies and practices. (1992). By highlighting the dominant text and the impact of
its appearance in the different narrative outlets. Text analysis could show how alternative
wordings have entered the housing narrative and the impact of language variations present

in the narrative. Text Analysis can take place for terms like "affordability", "enabling,"
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"community" (as in care), "social" (as in housing), and "slums" (‘Ishwa2yat). All of these are
terms that have little agreement on their definition and meaning, and the limits of their
impact on the physical outcome. Text/utterance (Language) analysis is the focus of this
research, as which it will follow the analysis procedure of description, interpretation and
explanation, which will link to correlation with actual situation. Discursive practice:
Analyzing the production, distribution, and consumption of the texts, as well as the social
practices associated with them. An examination of discursive practice would look at the
immediate impact that surrounds housing policy or law appearance in the context of the
narrative in which they were made, and how policy is linked to other physical outcome
produced and its impact on the social language (Jacobs & Manzi, 1996). This is a supporting
layer of analysis however it is not the main framework that will be used in this research.
Exploring the broader social, political, and historical context in which the texts are produced
is crucial. While this research may not extensively delve into this dimension, it will

acknowledge its significance in shaping the built outcome.

The analysis of the language in the narrative will proceed in several tools according to
Norman Fairclough’s CDA approach (1980):

1. Lexical Choices: formal properties of using Lexicons and rhetorical
structure within text. Fairclough (2003) contends that discourses function to linguistically
construct and represent the world through the process of "lexicalization". The intentional
choice of a specific lexical item over alternatives often signifies a particular ideological
stance. Fairclough (2003) emphasizes that analyzing the notable omissions, or what is
absent within the discourse, is integral to understanding the ideological implications
embedded in lexical choices.

2. Assumptions: A hermeneutic layer that explores the relationship between
meaning of the text/utterance and the actual situation in the discourse. Analyzing the
rhetorical composition, sentence structure, and local coherence provides meaning to the
constituent parts of the narrative. Fairclough's assertion that "What is 'said' in a text
always rests upon 'unsaid' assumptions" highlights the importance of identifying these
underlying assumptions in text analysis(2003). Fairclough (2003) contends that
presuppositions and assumptions, encompassing existential, propositional, and value
assumptions, can be viewed as discourse relative. These assumptions are intricately
linked to particular discourses and exhibit variability between them. Fairclough (2003)
underscores the pervasive nature of assumptions within societies, social domains, or
organizations, emphasizing their potential ties to specific discourses. Establishing a
shared ground is essential for effective human communication. However, he also
highlights the involvement of power and ideology in the process of creating this common
ground. The discourse wielded by those in power shapes what is perceived and accepted
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as the natural course of events, contributing to the establishment of hegemony. By
scrutinizing assumptions and presumptions, one gains insights into the ideologies that
dominate and contribute to the creation of this shared understanding. Understanding the
nuances of these assumptions helps reveal the ideologies that shape and perpetuate what
is considered the norm, illuminating the role of power and discourse in constructing a
common ground.

According to Fairclough these are the main types of assumptions used:
e Existential assumptions: assumptions about what already exists close to ‘reality’.
e Propositional assumptions: assumptions about what is or can be or will be the case.

e Value assumptions: assumptions about what is good or preferred.

3. Metaphors: Fairclough (2003) posits that metaphors often serve as
reflections of specific discourses, warranting careful analysis. Fairclough (2003) contends
that metaphors are deeply ingrained in cultures and, as such, are indicative of particular
discourses. While Fairclough (2003) identifies two categories of metaphors—lexical
metaphors and grammatical metaphors —the focus here is solely on lexical metaphors,
characterized by words extending from one domain to another.

4. Dialogical orientation: this stage explains the actual relationship given the
context and the actual situation. To offer an analysis to how text interact with the social
context and the real environment, in this research it will be the physical built outcome and
what it encompasses. The fourth facet of the analysis involves evaluating the text's
orientation toward difference and the degree of dialogicality, utilizing tools provided by
Fairclough (2003). This examination aims to delve deeper into the representation of voices
in the narrative and understand how these voices, if present, are portrayed. Fairclough
(2003) delineates five levels of orientation to difference, ranging from embracing and
exploring difference to entirely disregarding it. The scheme for dialogicality spans from
the most to the least dialogical:

Openness and Exploration: This level involves an openness to acceptance of, and recognition
of difference. It encompasses an exploration of difference akin to a rich "dialogue," inclusive

of various voices.

Accentuation of Difference: This level accentuates difference, emphasizing conflict, polemic,
and a struggle over meaning, norms, and power. It involves summarizing the diverse voices
present.

Resolution or Overcoming Difference: At this level, there is an attempt to resolve or
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overcome differences present in the discourse.

Bracketing of Difference: This level involves a bracketing of difference, focusing on
commonality and solidarity while temporarily setting aside the acknowledgment of
differences.

Consensus and Normalization: The final level entails achieving consensus, normalizing and
accepting differences in power while potentially bracketing or suppressing other

distinctions.

By applying these tools, the analysis aims to discern the text's stance on difference and the

extent to which dialogicality is employed. Understanding whether the text embraces diversity or

tends to marginalize certain voices is pivotal for unraveling the nuanced dynamics of

representation within textbooks.

3.2 Limitations

While this research provides valuable insights into identifying the housing narrative and the

mode of crisis, it is essential to acknowledge several limitations that may impact the generalizability

and interpretation of the findings.

1.

Sample Size and Diversity: The study's sample size may limit the generalizability of
findings to a broader sample. There is information asymmetry, as some older data is
unavailable, especially as sources used might differ depending on the publication date. It is
put into consideration that some data categories had more excerpts than others. Number of
excerpts across political era was not used to compare results. Data is only used quantitatively

within the same political era.

Data Collection: a wide range of specified keywords was used in several search engines to
ensure the identification of large collection of narrative possibilities.

Self-Reporting Bias: The study relies on self-reported data, which introduces the potential
for respondent bias in the second stage of the analysis. Subjectivity in the second stage of
analysis may provide socially desirable responses or may not accurately recall certain
aspects, affecting the reliability of the data. Critical Discourse Analysis (CDA) operates
within the framework of critical social sciences, driven by the objective of scrutinizing social
life through moral and political lenses. Inherent in this approach is the acknowledgment that
discourse analysis is inseparable from the analyst, who serves as a tool for the analysis.
Analysts' questions arise from subjective interests, as Fairclough (2003) contends that true

objectivity in text analysis is unattainable.
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4. Limitations in resources: Although this study had time and funding restrictions, diligent
effort was expended to include all possible variables. All online databases enabled the
researcher to use keywords in both Arabic and in English expanding the data collected. Data
collection Through AUC Archive and Collection of Rare Books was done manually.

A note on Transliteration and Translation

The system used for transliteration is the International Journal of Middle East Studies (IJMES).
Translation from Arabic to English was undertaken by the author in a systematic and consistent

manner.
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Chapter 4
Analysis of the Housing Narratives

This chapter covers the process of data collection and the reading of the housing narrative in
Egypt. The application of critical discourse analysis is divided into two stages. Stage one involves
the data collection process and its chronological organization. It refers to section 5.1, the pre CDA
process of ideological coding of data according to categories and topics found in the narrative. The
importance of this stage is to understand the shifts and changes of the narrative along the timeline.
The outcomes of stage one prepares the data for stage two, which investigates the data in every
category across the timeline linguistically versus the discursive practices. This allows the reading
of the intentions embedded and hidden in the housing narrative, and to explain the relationship of
the narrative with the actual situation of housing in Egypt (section 5.2).

Stage one is concluded by comparing the percentage of the extracted categories in the narrative
within each political era and tracks the shifts across the historical timeline. In stage two, the analysis
of every narrative category from excerpts is compared to data from CAPMAS and from published
literature. Figures and data from David Sims and Yehia Shawkat were particularly scrutinized
against CAPMAS data2. The process leads to the investigation of the correlation between the
language used in the narrative and the type of impact it has on actual situation. This analysis gives
a critical reading of the mode of crisis found in the housing industry in Egypt, to develop insights
for the “un-obvious’ propositions towards directing research in the housing industry and the public
housing provision. As data analyzed from the excerpts will be compared with numbers and
statistics that represent actual situation, this facilitates the process of correlation and discovering
the relation beyond the obvious. This investigation establishes a platform for discussing the role of
language in shaping the narrative surrounding the housing crisis and emphasizes the impact of
language on the housing industry.

4.1 Stage 1: Ideological Coding: (Pre CDA)

This section illustrates the pre-coding stage which identifies the presence of categories and the
frequency of their appearance in the housing narrative. It traces the changes of popularity and
frequency of such categories in the narrative. The codification process in data collection identifies

2 Referencing Shawkat, 2020 and Sims, 2018 extensively in this chapter, because these two sources covered the housing crisis in reference to the social aspect. In addition, they showed

some degree of narrative analysis in their work.
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the topics that float within the housing narrative to be further dissected linguistically in stage two.
The following section will show the categories revolving around housing in the narrative and the
changes it has undergone since the beginning of Egypt’'s modern history in the 1950s till the date
of conducting this thesis. Holistically this section investigates changes in four main categories

throughout the timeline of Egypt’s modern history. Each of these categories face variant actions:
1) addition or elimination to the narrative.
2) renaming or change in used language.
3) change of discourse.

These actions vary from one category to another throughout the historical timeframe and have
an impact on the topics found under each category. Data analyzed is found in appendix B, showing
the codification process in chronological order. This section is organized historically according to
the ‘common sensical’ timeframe. However, it was observed that there is a deviation in the timeline
historical phases, which pushed to the structuring of the data to follow the narrative as shown in
this section. This deviation away from the four distinctive political (presidential) eras, leads to a
construction of six phases found in the housing narrative that will be investigated within this
section (Fig. 4). All data collected is found in Arabic and in English in table 1 in the Appendix B.

1) Socialist Era- Industerial Cities and
1) Socialist Era- Industerial Cities Land Reclamation (1950-1970)
and Land Reclamation (1956~
1970) 2) Open Door Policy — New Urban
Communities (1970-1981)

2) Open Door Policy — New
Urban Communities (1970-1981) 3) Transition to Neoliberalism — New
Town Policy (1981-1993)

3) Transition to Neoliberalism —
Land-Oriented Economy (1981- 4) Transition to Neoliberalism — Desert
201) Land Provision Era (1993-2011)

4) The New Republic - Mega 5) Post January Transition (2011-2014)

Infrastructure Financed Projects
(2011-2023) 6) New Republic/ Mega infrastructure
Financed Projects (2014-2023)

FIGURE 4: A nuance housing timeline. Source: author



4.1.1 Socialist Era- Industerial Cities and Land Reclamation

The 1950s witnessed the take-off of government’s provision of housing as the socialist replaced
the colonial monarchy in 1952. The sample collected of 22 excerpts from different media outlets
could be summarized into three main categories in the narrative:

1. Population Growth

2. Therole of the government )3,

3. The issue of housing )30

1) The percentage of acquisition for each
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category includes two topics the first is
FIGURE 5:. Distribution of the narrative categories in (1950-1971). Source:

the urban congestion and the second is

the internal immigration (Fig. 5). Many

events within this time frame have led to the population increasing in Cairo in particular. The
Tripartite Aggression in 1956 caused the displacement of 25,000 Egyptians in Port Said (Shawkat,
2020). The emergence of Technocrat culture in the capital, as highlighted by Wahdan (2007),
acted as a magnet for migration, prompting hundreds of thousands to relocate from rural areas
of Egypt, primarily to Cairo.. Between the years 1963 and 1964, about 50,000 Nubians were
displaced due to the construction of the High Dam (Shawkat, 2020). Amid the Naksa (The Crisis)
in 1967 800,000 were forcefully evicted fleeing Sinai after the occupation of Israel to Sinai
(Shawkat, 2020). This resulted in the production of urban congestion in main cities resulting into
aspread of a ‘crisis’ in the narrative. Such incidents led to a rise in internal immigration in Egypt
and adding pressure on cities and in particular on the housing industry.

2) According to extracted data from the narrative tackling the discourse about the issue in housing
was a main highlight that surfaced the housing narrative revolved around the rejection of the
unified provided housing, and the problems arising due to the unified farmer’s housing in rural
eras. The frequency of discussing “homes problem” at the time was at a low of 23% of the entire
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3)

narrative at the time. The changes in policy regarding housing were split into three main
branches: land reforms, provision of housing and the rent control policies (Joya, 2013). The
impacts of these changes surfaced the narrative later in time as it will be relayed to the next
political era. Unified Housing blocks such as the al-iskan al-sha’bi (Popular housing) were heavily
rejcted by farmers in rural areas, and mega projects offered by the state at the time were for the
upper tiers and technocrats in the country (Omar, 2018). Together with Nasser’s popularity the
narrative seemed to discuss the issues found in the housing industry without a trace of “housing
crisis’ found yet in the narrative.

The Role of the government presents 45% frequency within the sample with two popular topics,
1) the government as a housing provider and 2) a call for a national Housing Development Plan.
During 1955, President Gamal Abd Al-Nasser initiated the construction of Al-Masakin Al-
Sha'bia (The Popular Homes) with the aim of "relieving the homes crisis" known as "Azmit Al-
Masakin" (the homes crisis) (Shawkat, 2020). The provision mode was highly promoted by the
national narrative to regain trust and poularity amid the fall of the monarchy and the british
colony. The take off of the socialist state brought upon a restructuring of the social power (Tarek,
Redeker, & Gladys, 2019), which eliminated the practice of the private sector in the housing
industry (Shawkat, 2020). Nasser’s invisioned Egypt's economy to depend on indigenous
resources, and established a strong centralized national planning industry (Wahdan, 2007). The
dominant voice in the narrative during that time was undoubtedly the Nationalist spirit, marked
by the rejection of Western influences and the popularity of Nasser (Omar, 2018). Nasser's
approach to change and independence was evident in the rise of Technocrats, leading to a
growing appreciation of professionals by the state (Wahdan, 2007).
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4.1.2 Open-Door Policy - New Urban Communities

The Neoliberalism Era extends the list of
topics referred to in the narrative. With the
Open-Door  Policy (economic openness)
surfacing the housing narrative a new
discourse category is added which commences
investment and financial discourse. The
Infitah “open-door” policy followed the success
of the 1973 and restoring relations with the west
(Shawkat, 2020). The liberalization of the
economy caused a shift towards a free market
and the economic rebirth of foreign
investments (Tarek, Redeker, & Gladys, 2019).
Sadat's policies did not receive the same
positive reception as Nasser's, leading to the
bread riots in 1977. This was a consequence of

the Open—Door pOhCy’ which failed to address FIGURE 6. Distribution of the narrative categories in (1970-1981).

the housing problem effectively. (Fig. 6). Source: author

The number of excerpts collected regarding
the housing narrative during President Anwar Al Sadat era is 44 from different mediums:

1) The Role of the Government
2) Population Growth

3) The Issues Found in Housing
4) Investments

1) Therole of the government contributed 36% of the discourse, however it contributes heavily
to other topics in discussion. During Sadat’s regime the state took a turn in being the only
provider of housing and it was ‘delegated” to the private sector. President Sadat would
mention the words “Housing crisis” up until 1977 when he settled the first desert city
cornerstone (Shawkat, 2020). Housing Minister of Housing and Reconstruction, Osman
Ahmed Osman, established a housing fund as "a step towards solving the housing crisis" in
Egypt(Shawkat, 2020).This time, the housing problem was emphasized by government

officials, and it became more of a national strategy with the initiation of the New Urban
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Communities Authority under Minister of Housing Hasballah Al Kafrawy.. Aim was to
shelter economically and geographically independent cities in Egypt’s desert. (Hendawy,
2015). This was all part of the adaptation of the spatial distribution policy -New Towns
Policy- (Omar, 2018). The housing problem took a larger contribution by the state than the

1960s as the housing problem started experiencing the snowball effect.

2) The Issues found in housing represented 53% as the outcomes of policies offered during
Nasser’s era started surfacing the political sphere during Sadat’s era. Especially with the rent
control laws and the increase of migration to a city like Cairo caused a lack of available
affordable homes. In addition, this resulted into problem between owners and tenants which
took big turn with the increase of the Khalu Rijil (key money) phenomenon (Shawkat, 2020).
Rent control policies and the deregulation caused the land market to skyrocket the issues
found in housing during Sadat’s era (Tarek, Redeker, & Gladys, 2019). The deregulation of
Land squatting in the late 1970s. Which led to New Towns plan to surface and to act around
1979. However, these problems have caused many self-builders to take matters into their
own hands, which later on led to informal expansion in agricultural land (Sims, 2014). The
laws behind land reform and rent control has led to the housing phenomenon, that resulted
into the government initiating the production of new generation of desert land codependent
on Cairo. To avoid the tenant and owners’ problems, the government initiated tamlik
(ownership) of homes. Which were only available through cooperative associations,

targeting only a particular group of professionals.

3) Population Growth contributed 7% of the total narrative, however, it was framed to be the
main if not the major cause of the housing ’crisis’ in the narrative. Cairo was the hub of
immigration from all tover the republic, which added pressure on the infrastructure of the
city.. Even though the percentage contribution of this category to the narrative does not
equate to rising concerns regarding the increase of the population growth and internal

immigration, it played a major role in contributing to the crisis “housing crises.

4) Finally, the open-door policy motivated internal and external investment language that was
prominent in the narrative. Which resulted into a new policy to sell homes rather than to
rent them out, creating golden calls for the private sector to hop on the housing ‘provision’
industry (Shawkat, 2020). The Open-Door policy has slightly slackened the restrictions
caused by the rent control laws, motivated the housing boom led by the private sector
(Shawkat, 2020). The inflow of private cash from Egyptians in the Gulf has called for
investments opportunities in Egypt and housing was a main form of assets at the time
(Shawkat, 2020).

4.1.3 Transition to Neoliberalism - Land-Oriented Economy

Neoliberalism was triggered by the deteriorating economic conditions in the 1980s impacted by
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the IMD and the USAID that pressured the Egyptian state into an economic liberation (Tarek,
Redeker, & Gladys, 2019). The impact of the public sector was limited by the IMF free market policy,
which led to delegate major role onto the private sector (Joya, 2013). The narrative took a turn with
more focus on the private sector that ranges between participation and provision. However, the
narrative is split into two eras, the first one is a continuation of Minister Hasballah Al Kafrawy and
the New town policy from 1977 to 1993, and the second is Desert Land provision under minister
Mohamed Gamal Soliman from 1993 to 2005.

The New Town Policy Era

The Open Market significantly shaped laws
and policies across various sectors, including
housing, exerting a lasting impact on the housing
narrative. This influence-imposed constraints on
the public sector while fostering increased
involvement from the private sector, leading to a
shift in expenditure dynamics. (Joya, 2013). A total
number of 52 excerpts is the sample of this era
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FIGURE 7: Distribution of the narrative categories in (1981-1993).

The subjects have experienced minimal S0%ce @uthor
changes compared to the Sadat era, representing a
continuation of the regime's agenda. Nevertheless,
within these topics, the narrative has pivoted, setting the stage for the introduction of capitalism

and a land-oriented economy and the percentage acquisition of every category (Fig. 7).

1) The Role of the government maintained the delegation of housing provision to the private
sector. President Hosni Mubarak demanded “a radical and urgent solution for the housing
problem” by a call for an urban development plan was announced in 1984 titled “Egypt in
the year 2000” which was pushed hoping to “radically” confront the problem (Shawkat,
2020). The frequency of emphasizing the importance dropped to 25% as the role was
officially delegated to the private sector. Despite the introduction of new rent policies, rental
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2)

3)

4)

issues persisted and continued to be part of the narrative. Challenges with legislation
generated stigma and speculation regarding the government's involvement in addressing
these issues.

Population growth remained a significant contributor to the narrative, contextualized by
increased pressure on the infrastructure of many cities especially Cairo. Urban congestion
emerged as a major aspect of the "Housing problem" in Egypt, shifting the narrative to
emphasize housing infrastructure. The magnitude of the issue related to population growth
occupied a substantial portion of the narrative, accounting for 29% of its focus.

The housing crisis constituted 38% of the entire housing narrative, introducing new topics
to the discourse. The term "housing crisis" becomes a more prevalent descriptor for housing
issues. The call to end rent control took center stage, linked to a modest increase in the
number of renters, alongside the persistence of khallu rejul (key money) practices.
Conversely, homeownership witnessed a surge, potentially contributing to rising prices and
a shortage of affordable housing units. The private sector's role in housing provision was
emphasized, leading to an abundance of empty homes. Additionally, the continuation of the
NTP (New Town Policy) witnessed delayed development, hindering the plan to redistribute
the urban population (Feiler, 1992). Particularly noteworthy was the prevalence of tamlik
(ownership) as the means to acquire any governmental housing (Shawkat, 2020). Therefore,
the narrative is confident in the conversion away from ‘the issue found in housing’ to

‘housing crisis” as a category of discussion regarding housing.

Investments, particularly from the private sector, played a significant role in the Egyptian
economy, notably following the Open-Door policy (Tarek, Redeker, & Gladys, 2019).
External investments, both in the government and private sector, relied heavily on Arab Gulf
petrodollars, often remitted by Egyptian expatriates (Shawkat, 2020). Real estate emerged as
a secure and low-risk investment for many Egyptians, driven by speculations surrounding

construction material prices.
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Desert Land Provision Era

A fundamental shift took place in the concept of
new towns from attracting blue collar employees to
attract white collar employees (Omar, 2018). This s
promoted the laws of supply and demand as part of &
the neoliberal structure led by the International :g

Monetary Fund in an effort to resolve the housing

problem (Shawkat, 2020).On the journey to market

liberalization, the government became a provider of i g% "é
land whereby real estate developers would build i‘ 1; a‘,‘ .
and the government would regulate (Shawkat, 2020). %%E 1\ ':’o(,:}
The tectonic shift in the market has caused a shift in 1‘% ., « ey,
the narrative. 2 ? .
e o

1) The role of the government o o, -

2) The urbanization of the desert

3) Housing Crisis FIGURE 8: Distribution of the narrative categories in (1993-2011).

Source: author

4) Investment

The four categories have not changed since
earlier with the Mubarak era however it was faced with an enlargement of the magnitude in the
“Housing Crisis” discourse. The sample size from the narrative consists of 53 excerpts and their
acquisition of the narrative (Fig. 8), almost similar in size to the previous era.

1) The role of the government was provided to housing and land for ownership for the
population, with availability of financing systems, as this would “help solve the housing
problem” (Shawkat, 2020). It is important to own as the government owns 96% of all land,
enabling it to provide under the umbrella of reducing construction costs to provide available
housing (Feiler, 1992). A new phenomenon surfaced the narrative, with unacceptance to the
aesthetics offered by the government in housing projects, President Mubarak motivated a
plan to uplift the quality of the architecture of youth housing projects. This took a large
initiative by President Mubarak to “uplift” the housing protype. The liberation of the rent
law, and the motivation of the private sector, has led to production of many laws and policies
to regulate the market which led to serious legislative complications according to the
narrative. The role contributed by the government decreased even further to 17% of the total

narrative sample.
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Following the strain population growth placed on city infrastructure, the government
introduced a National Spatial Policy designed to redefine the population distribution (Omar,
2018) and to Urbanize the Desert. The decline in infrastructure in cities like Cairo has
prompted investments in the development of new towns in the desert to alleviate the
pressure on large cities. The narrative extensively focused on the ongoing theme of desert
land and towns, comprising 25% of the total narrative. However, a significant portion of the
narrative delved into the issues arising from inadequate infrastructure in the new desert
cities. This contributes to the escalating stakes in the narrative, amplifying the magnitude of
the housing crisis.

The housing crisis sky rocketed within this era in history by covering 51% of the narrative
splitting into four topics, 1) the delusion behind the housing crisis and its triangulation as a
social crisis, 2) the problem with lack of affordable housing and the rise of housing for the
elites, 3) self-builders and the production of ‘informal/ unsafe housing’, and finally 4)
complications arising due to the youth housing projects. The informal sector was born out of
previous laws related to land squatting, and decades of the lack availability of affordable
housing post the rent control laws. Housing commodification resulted in boosting of the real
estate development market (Shawkat, 2020). Hence, the housing crisis was effectively
depicted in the narrative, reflecting the outcomes of preceding decades and the cumulative
impact of decisions made by various stakeholders.

The capitalist path under Mubarak boosted the door for investment. Real estate finance and
mortgage became the State’s narrative of provision for individuals seeking housing.
However, the commodification of housing has led real estate to be dealt with as a form of
financial security and assets, rather than just shelter or a place of living management (Tarek,
Redeker, & Gladys, 2019). The Egyptian parliament passed down the policy of enabling the
mortgage law and ensure the “right to loan” for [newly formed families] through long term
loan to resolve the issue of unaffordable housing (Shawkat, 2020). Moreover, with the
escalating costs of living and surging real estate prices, the notion of individuals purchasing
houses either for investment purposes or as an early provision for their children became a
prevailing tradition. (Tarek, Redeker, & Gladys, 2019). Investments category contributed a
similar percentage to the previous era of Hasballah Al Kafrawy of 8%, even though the
economic conditions have changed.
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4.1.4 New Republic Era

This era encompasses two distinct political periods: 1) the post-January transitional era and 2)

President Al Sisi's New Republic era. The events that unfolded after the uprising brought about

significant changes, particularly stringent assessments of the housing outcomes of previous

governments. The events of 2011 resulted in a slowdown of major national projects, especially in

the construction of desert cities (Heckel, 2017).

Nevertheless, the New Towns Policy (NTP) has

persisted, giving rise to additional generations of desert cities (Sims, 2018).

Post January Transition

The Uprisings in 2011 caused a shift in the
narrative, to blame the previous regime for the
cumulative crisis spreading in the housing
industry. The transitional phase didn't
contribute much to resolving the housing crisis.
However, it marked a "hopeful" beginning in
the narrative, signifying a fundamental shift in
the future of housing in Egypt with the launch
of the 1 million units housing initiative.
Discourse regarding the category of population
growth was found to disappear during this
phase in history. The revolution introduced a
sense of hope into the narrative, giving rise to a
new topic within the discourse. Notably, there
was an observable shift in the discussion of
investment and the private sector, emphasizing
economic security and well-being. During this
transitional phase, the narrative turned its focus
towards the goals of the revolution,
encapsulated in the principles of "Bread,

FIGURE 9: Distribution of the narrative categories in (2011-2014).
Source: author

Freedom, and Social Justice," briefly addressed by Minister Tareq Wafiq during the presidency of
Mohamed Mursi from 2012-2013 (Shawkat, 2020). This change in narrative shows a change
direction is evident in a collected sample size of 11 excerpts, which highlighted the following topics

(Fig. 9):
1) Revolution and liberation

2) The role of the government
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3) Housing crisis
4) Economy wellbeing

1) Post 2011 the revolution and liberation? narrative were popular in the common media
outlets. Mentioning slogans and emphasizing concepts of equality and social justice,
particularly in the context of housing, became a prevalent theme. In the period between 2011
and the election of Mohamed Mursi, the military council played a significant role, filling the
void and entrusting the Engineering Authority to provide housing units, as delegated by
Major General Kamel Al Wazir (Shawkat, 2020).

2) The role of the government becomes codependent on the military establishment, especially
in the provision of housing units’; it scored 18% of the housing narrative. The Engineering
Authority commenced building housing units to address the housing problem, and the
Social Housing Program was initiated to fill the gap that was neglected by previous regime
(Shawkat, 2020). The program was planned to end the housing problem in 5 years. This
phase did not witness any change in actual situation, although the narrative showed a

change in the language in comparison to the previous eras.

3) The housing crisis as acategory was split into three sub-categories; the existence of the prior
housing crisis, the outspread of informal housing, and the rental liberation. All of which were
planned to be resolved through the Social Housing Program (SHP), which is the rebranding
of the National Housing Program (NHP) in the early 2000s (Shawkat, 2020). The housing
crisis constituted 55% of the narrative mostly by pointing fingers at the previous regime.

4) The Revolution significantly impacted Egypt's economic stability, prompting the state to
prioritize the narrative's emphasis on economic well-being. Since the ‘revolution’, the
Egyptian economy faced considerable challenges and uncertainty, necessitating a concerted
effort to declare and portray stability in the narrative (Heckel, 2017).

3 Liberation is an umbrella term term to cover keywords used such as adalah ijtima‘iyah (social justice), hurriyah (freedom), and al-taharrur min nizam al-hukm al-qadeem (liberation from

the previous ruling regime).
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‘The New Republic’ - Mega Infrastructure Financed Projects

The narrative shifted its tone to highlight
ongoing accomplishments and adherence to strict
timelines. Mega-infrastructure projects became a
defining aspect of the state's plan in Egypt, with the
construction of administrative, logistical, and
industrial cities not merely being goals but actively
in progress, as publicly announced. The language
used in political discourse emphasized the
elimination of problems, signaling a proactive and
results-oriented approach. Flagship projects were
utilized to garner public support and sympathy,
often aligned with the interests of the president and
the upper echelons of the government(Omar, 2018).
Actions were not aligning with the language used
(Hendawy, 2015) and this will be discovered in the
second cycle of analysis. The four categories found
in this phase within the timeline (Fig. 10).:

1) Doubling of the total urban area
2) The role of the government
3) The Issue with Housing

4) Private Public cooperation

The narrative was extremely unified, even the diversity of opinions dropped, often being
guided by the same group of authors. The narrative loses the criticizing edge in comparison to the
other eras and becomes more of an announcement feed. The sample collected was of 45 excerpts

that were distributed into the following topics.

1) For decades, population growth has been a genuine crisis in the narrative; however, the
response in the New Republic era is the doubling of the total urban area. This housing
discourse, particularly focused on mega-infrastructure projects, constitutes 13% of the
narrative. The announcement of fourth-generation cities and the commitment to construct

more to "redistribute the population" in Egypt underscored the ideology of doubling the

total urban area in the country (Sims, 2018).
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2)

‘The role of the government’ took a shift as the military became a direct provider of housing
and many other projects side by side with the government. Major General Kamel Al Wazir
described how “the armed forces” will become a large contributor to solving the housing
problem in Egypt (Shawkat, 2020). In addition, the military of defense has showed a large
intervention in the urban policies (Omar, 2018). Housing policies under El Sisi's presidency
have not only continued the liberalization of the housing market but have also emphasized
financialization and deregulation. (Omar, 2019). The New Urban Communities Authority is
the largest governmental landowner (Tarek, Redeker, & Gladys, 2019) and faced a shift in
operation as became a property developer (Shawkat, 2015). This led to a regulated real estate
market as it started booming increasing profit maximization from New Towns land
resources (Omar, 2018). In addition, the call for the private is no longer an option, however,
it became a norm that the government regulates and delegates roles onto the private sector
both local and international. Yet, there is an obvious return of the “national voice” and the
call for participation and support of the people especially with the rebranding of much of
the large infrastructure projects in the name of the people. Therefore, there is an evident shift
of the role of the government, and it was obvious as it constitutes 38% of the narrative,
however it does have an impact on the rest of the categories in the collected sample.

The framing of the housing ‘crisis’ slowly disappeared from the narrative and was replaced
by ‘accomplishments” and some ‘issues found in the housing sector’. Its presence in the
narrative dropped to 27% of the total housing narrative, and replaced by large number of
units, projects and infrastructure projects finished in small amount of time. However, the
problem of empty homes started surfacing the narrative, especially with the state offering
thousands of units yearly (Shawkat, 2015). However, the state is offering more inclusive
(housing for all) housing units, by means offering housing for both middle- and high-income
households, obviously as part of the state becoming a real estate developer. Enveloped and
packed as “housing for all Egyptians”, this led to escalating the problem of affordability,
informality, and poverty (Omar, 2018).

Previously in the neoliberal era it was a mere invitation for the private sector to join the social
housing provision, also to motivate investment and market activity. In the New Republic era
it changed to become a ‘private public co-operation’. One example was NUCA which entered
the market of luxury housing under the name of “City Edge Developments” (Tarek, Redeker,
& Gladys, 2019). The cooperation with UN Habitat to establish the New Housing strategy to
legitimize its plans for 2013 and vision 2052 under the slogan of “sustainability” surfaced
along. In comparison with previous decades this topic constituted a larger portion of 23%

the total housing narrative.
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4.2 Conclusion of Stage One

The exploratory aspect of the initial cycle of critical discourse analysis examines the variations
that arise as a result of the hegemony present in the narrative. The changes in ideologies within
each politically oriented government are evident. The coding system facilitated the collection and
summarization of the frequency observed in each decade and its reference in the narrative. The
political orientation of each government had a strong hegemonic control over the shape and role in
the narrative in discussing the problems found in housing and the crisis involved. Table no. 1
illustrates the frequency and the changes in every topic across the political eras of modern Egypt.

A narrative map has been created that shows the alterations in the categories found in the
narrative, as it traces the changes that occurred within the timeline. The map concludes stage one
of the analysis, preparing for stage two. In the next stage, the categories will be rhetorically
dissected further to examine the magnitude and presence of the "housing crisis" in the narrative.
This comparison will be made with on-ground statistics to measure the nature of the "housing
crisis" in Egypt. The codification of the process enabled the categorization of the data collection and
treating it quantitively to prepare for the second stage of CDA. The three levels (Attribute, holistic,
and descriptive coding) of coding were conducted together to enable the categorization of the
lexical choices and the excerpts found in the narrative. The narrative map is shown in figure 1 in
the Appendix A.
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TABLE 1: Frequency distribution of narrative categories across eras. Source: author

(2011-

1981-1993 1993-2011
( ) )| oo

Categories Sub Categories (1950-1970) (1970-1981)

Population Growth

Popula tion and Urbanization of the
13%

e Dessert
Urbanization

Doubling the Total
Urban Area

The Role of th
The Role of the 45% 36% 25% 17% 18% 38%
Government Government
The Issue of housing
23% 52% 38% 51% 55% 27%

The Housing Crisis

Housing Crisis

Investment (Private
Sector)

Economy Wellbeing

Private-Public

Cooperation

Revolution and

Revolution and

Liberation Liberation

The findings of stage one after the chronological order placed on the data gathered, developing
categories of discourse in the narrative, and tracing the changes found are as follows:

1) Ideological changes in the political framework leads to shift in the phrasing and framing of
the categories found in the housing narrative which led to the production of a divergence of
the housing timeline.

2) Internal and external affairs had a direct influence on the coding used on the narrative and
how it is being presented by the government to the public.

3) Data acquisition reflects changes in political ideologies from one political framework to the
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other.

4) Categories being relayed between one phase in the timeline to the other does not guarantee

to include the same topics.

The interconnection and significant role of categories play a crucial role in their occurrence in
the narrative. After the codification process conducted in stage one, data is ready for the
investigation in stage two. This process enables the organization of data to allow a smoother
application of CDA on the housing narrative.

Caveat on Stage One

The First Cycle of CDA has undergone several limitations. First, there is information asymmetry
as accessing the archive for more historic data was difficult and limited the number of excerpts
found. Sample size between each political era was impossible to be equal in size, that why it was
statistically summarized to enable comparison. The size of the sample does not affect the analysis
as the second layer of analysis will explore rhetorically and qualitatively each topic family. The
codification of the first stage of CDA is just to quantify the frequency and to gather and group the

topics together to prepare for the second layer of analysis.
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4.3 Second Stage: Critical Discourse Analysis

In the second stage of critical discourse analysis, the categories are rhetorically collapsed into
topics and subtopics to provide context for the outcomes of the initial ideological coding stage
(Reynolds, 2019). This stage will analyze each category extracted from the narrative linguistically
while tying it to discursive practices reflecting actual situation. This includes examining the
ideological outcomes from stage one of the analysis. The pattern conducted from the codification
stage reflects the linguistic guidelines for the analysis of stage two to follow. The CDA approach
proposed in this is a merge of power analysis (social practices) simultaneously with a linguistic
exploration of the narrative. Each category extracted from stage one is to be examined under
Fairclough’s CDA approach of rhetorical analysis. This section offers a thorough rhetorical analysis
with a power lens, to extract the overarching themes in every category found in the narrative. This
section offers the bridge between text and utterance found in the housing narrative, and the real
housing situation, to study the correlation between the narrative and actual situation of the
“housing crisis”. It offers an understanding to what lies within the phenomenon of “housing crisis”
in Egypt and the correlation found between the language used in the narrative and actual situation.
Stage one enabled to trace the changes in the narrative and to summarize the shifts and turns found

in the categorization of the data.

This section applies the narrative individually across the four main categories extracted from
the narrative. Each category will be analyzed through running CDA on the excerpts collected and
tying it to the events happening in a chronological order. Within every category there are six
historical phases that responds to the timeline concluded in stage one of the analysis. This allows
to measure and investigate the correlation found between the narrative and its impact on the actual
situation. Moreover, it will allow the identification of power ideologies embedded in the
identification of crisis in the housing industry. All excerpts are translated and transliterated by the
author. Transliteration is done using the IJMES (International Journal of Middle East Studies)
transliteration guidelines. Arabic excerpts in the translated English text box in this section are found
in Appendix C in the same order as in the analysis.

4.3.1 Population Growth

The increase in the population has been an ongoing challenge for Egypt for decades. As Cairo’s
population grows it impacts many aspects in the lives of Egyptians. Ergo, it becomes a large
contributor to the housing issue due to allegations of the “high population growth rates” (Shalaby
et al., 2022). The state has not succeeded in “controlling” the population growth according to
speakers in the narrative, however, it was the state’s role and responsibility to provide for its
citizens and the future generation (UNCHS, 1990). It was viewed that due to increase in the

population led to a “scarcity of resources” which led to the inability of people to afford purchasing
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a house (Abdelwahed & Hanafy, 2020). Population growth and internal immigration remained a
persistent “crisis’ in the housing narrative. Hence, this section will analyze the data within the
category in conjunction with the information gathered from the literature and real-world statistics
spanning various historical periods.

1950-1970

Population Growth category in the housing narrative in socialist Egypt is split into two sub-
categories; internal immigration and urban congestion.

The following excerpts from the narrative uncovers how population growth was used to define
the “housing crisis” in socialist Egypt.”:

a. “Cairo a huge body without lungs! 2 million people approximately in Cairo suffocating slowly. The number
is getting bigger and larger, and its awaited to reach3,300,000 by year 1977.” -Al Mussawer, 1946

b.  “Parasitic urbanization areas, which are modern areas... The destructive improvisational theory unfortunately
still controls the city and its new neighborhoods... It was necessary to plan plans to develop the landmarks of
New Cairo.”- Majallah al-Tmarah, 1952

c. “Which requires the government to think about solutions to bear the huge rate of housing increase, and to
anticipate a housing problem” - Al Akhbar, 1966

d.  “The nature of improvisation dominates urban development and planning. There is money spent and efforts
depleted every year, taxes imposed, and projects announced every day. However, what is seen is that the city,
its roads, neighborhoods, and facilities are from bad to worse. The basic work in this is improvisation. It is that
we are always in a hurry to prescribe treatment before the tool diagnoses itself and determines the location of
the problem. The cause of the problem is known to be that Cairo did not have what is called a comprehensive
urban program: a comprehensive training structure that was controlled.” - Majallah al-'Imarah, 1952

e. “Cairo is going through a crossroads stage. A weapon that is exploited will save Cairo from the abyss into
which it has fallen... It is also misused and will accelerate its collapse and turn it into ruins (slums) that are
difficult to overcome and stop its advance.” -Maglet Al Emara, 1952

Text Box 1. Arabic excerpts are found in Appendix C, Table 1

Internal immigration naturally results in urban congestion. Before the monarchy's downfall,
experts such as Sayed Karim cautioned against the ta'meer (urbanization) of cities like Cairo. In Al
Mussawr magazine in 1946 Sayed Koryem metaphorically referred to Cairo as a human body, and
he warned that “any” increase in population will result into the Ihtinaq fi al-Madinah (suffocation in
the city) (a). In his role as an architect and field expert, he addressed the impact of immigration to
Cairo, highlighting the potential consequences of urbanization and the reduction of open spaces.
He emphasized that this trend could result in approximately” million people in Cairo experiencing
a gradual decline in living conditions”. The metaphors used and the lexical choices are for
exaggeration that leads to propositional assumptions displaying a bracketing difference. Yet, a plea
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for help was used to abstain from internal immigrations early in 1966, to awagqfu al-hijrah ila al-qahira
(stop internal immigration to Cairo!). This plead was presented in the highlights of governmental
newspaper Alakhbar in 1966, with a propositional assumption that internal immigration will lead
to a housing problem (c). Metaphors for urban congestion led to many propositional assumptions
in the socialist era. Metaphors such as illa (illness), tafeeli (parasitical), and kharaa'ib (slums) were
used in 1952 as an assumption to Cairo being directed into one of two options, either enabling the
population under regulations or motivating the spread of what will end up being slums (b) (d) (e).
The frowning upon decolonization, which occurred between the 1950s and the 1960s, led to mass
migration and consequently reshaped housing in Egypt (Shawkat, 2020). The language of crisis
started appearing in the narrative after the Tripartite Aggression in 1956, and the fleeing of almost
800,000 muhajireen (forcefully displaced) out of Sinai post the loss of 1967 war (Shawkat, 2020). The
concerns focused on what will happen due to internal immigration and its impact on housing. Both
during the monarchy and the Socialist era it remained to be the same language with extreme usage
of metaphors, and resentment from internal immigration and urban congestion. The political
instability called for the narrative of urgency and the drive to fulfill the wish of solving the problem

anticipated before happening.

1970-1981
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FIGURE 11: UN World Urbanization Prospects - the annual growth rate in Egypt.

By 1976 the annual population growth in Egypt faced dropped (Fig. 11). There was a drop in
the narrative regarding urbanization and problems arising from internal immigration. The category
is split into two sub-categories: internal immigration and urban congestion as shown in the

following excerpts.
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a)

b)

“It is necessary to completely stop immigration to the capital and to encourage its residents to migrate to new
cities.. National plans must be drawn up so that Cairo will be a source of expulsion and not a source of
attraction, and at the same time work to disrupt the population concentration in Cairo.. Minister Kafrawi’s
statements indicated Creating a green belt.. To prevent the establishment of any random residential areas...
or an iron belt, because human resistance will only be by understanding the reasons and motives that force
them to migrate to Cairo, and then the unplanned neighborhoods are uprooted... The farmer did not originally
migrate to the capital, or there was housing and With the appropriate rent for his income in the appropriate
place for his work and livelihood, Cairo would not have swelled. If we had benefited from the housing crisis
and the lack of housing in such a location and provided job and housing opportunities in other areas, many
would have emigrated from Cairo because young people with limited income disbelieve in Cairo, but they stay
there because they have no choice... Investments in 6th of October City, 10th of Ramadan City, and 15th of
May City will make Cairo the largest residential community in the world” -Akhbar Alyom, 1980

The first group of city dwellers begins to migrate to the New Valley in the heart of the desert, a new village
every two weeks... 10 thousand acres begin production... four thousand of them are for those coming to the

desert. -Al Ahram

Text Box 2. Arabic excerpts are found in Appendix C, Table 2

Milad Hanna (engineer, professor, and parliamentarian) expressed how Cairo being stuck al-
Tawasu” wal-ankamash (expansion and contraction) in Akhbar Alyom (1980) newspaper in excerpt
(a). He used existential assumptions to declare current impact of the internal immigration and how
it will disrupt the population in Cairo. He criticized how alhezam alakhdar (the green belt) will not
be able to keep the population even if it was an “iron belt” metaphorically. He addressed the
problem back to the roots with the immigrations of the fallahin (farmers) to urban side. Using
tadakhom (swelled) as metaphor to describe the phenomenon in Cairo. His text had on orientation

to accentuate difference to try to resolve the “issue” before it enlarges.

Urban Congestion in socialist Egypt took a turn to become calls for urban expansion in the
narrative. Law no.43 of 1974 issued the October Paper by President Sadat to “redistribute” the
population in the crowded urban areas to the desert (Shalaby, Ahmed, & EI Shanwany, 2022). To
ease the roughness of the desert rhetorically the new cities were romanticized referring to it fi qalb
alsahara’ (in the heart of the desert), referring to thousands of people esteslah (cultivating) the desert
(b). The orientation of the text shows acceptance becoming a value assumption of the positive
assumptions of the New Towns initiatives. Law 59/1979 becomes a formal protocol to ease the

production of new communities.

“Every integrated human settlement aims to create new urban centers,
achieving social stability and economic prosperity, with the aim of
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redistributing the population through the preparation of new enclave areas
outside the existing cities and villages.”

The optimistic orientation of the law naturally follows to become a value assumption. The
lexical choices are very particular as these communities will create “economic prosperity” and
“social stability” all to prepare for “new urban enclaves” particularly “outside existing cities and
villages.” The text is highly meticulous and brimming with promises. However, its conditional
nature, where waiting is a key factor, positions the orientation of the text to underscore a difference
in power dynamics. Linguistically law 59/1979 perpetuates that in order to achieve these “new
communities” it must exist outside the existing. Which builds up to the state’s plan to “redistribute

the population”.
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FIGURE 12: UN World Urbanization Prospects - population annual growth rate in Cairo.

According to fig 13 Cairo has doubled in its population between mid-1950s and mid-1970s
which did call for the establishment of several satellite cities around the city of Cairo to reduce the
population increase (Shalaby, Ahmed, & El Shanwany, 2022). However, it seems after 1976 that
both the rate of internal immigration (Fig. 13) to Cairo and the annual growth rate both started to
drop according to the data found in the CAPMAS. The narrative is not totally aligning with the
actual situation of housing in the narrative, especially with the identification of “crisis’. In matter it
seems directed in a particular direction of the plans dropped through October Paper in 1974.
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Rate of internal immigration to Cairo
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FIGURE 13: CAPMAS - Rate of internal immigration to Cairo.

1981-2011

Transitioning to neoliberalism from the previous decade, caused large cities like Cairo to
become an employment magnet. However, even though the rate of internal immigration to a city
like Cairo has dropped significantly, the rate of annual growth has seen a rise (Fig. 12). To
understand the case of population within this era it will be split onto two distinguishable eras. The
first one is a continuation of the New Town Policy, and the second is directed on the Desert Land
Provision as shown in prior sections.

1. New Town Policy

Under President Mubarak's leadership in the early 80s, there was a continuation of the new
towns phenomenon that had been initiated by his predecessor. This involved the sustained efforts
of the Minister of Housing and Reconstruction. (Al Kafrawy, 2013). The population growth
category was split into two sub-categories:

1) internal immigration
a. Internal immigration to new cities led by the State.
b. Organic internal immigration

2) urban congestion
a. Infrastructure problems

Internal immigration was split into two categories, internal immigration to new cities led by the
state, and organic internal immigration. And urban congestion became a sub-category in the
narrative. Urban congestion led to other problems related to the existing cities” infrastructure, as
shown in the following excerpts.
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a) “A serious experiment to remove Cairo's worries from crowding, services, traffic, and everything that raises
blood pressure, a city of 12 million people.” -Al Ahram

b) “Engineer Hasaballah Al-Kafrawi: We will start with ourselves and we will be the first ministry to move with
its complete equipment and workers to the new city.” — Al Ahram, 1982

¢) “A new apartment for every employee who moves with his ministries to their new headquarters” —-Al Ahram,
1982

d) "A new map of population distribution... Will the problem of internal migration be solved? Cairo now includes
most of Egypt’s population and is 4 times its population density" — Al Wafd, 1983

e) “Cairo is still suffering from crushing factors today, with increasing problems and bottlenecks” —-Al Wafd,
1983

) “If Cairo's facilities announce their complete rejection of any new burden, their cries will rise. If immigration
rates continue to increase steadily, which could blow up (collapse) all the facilities, they will become imminent
from one moment to the next.” -Al Wafd, 1983

g)  “The main goal of complex is to relieve the pressure of congestion on Cairo” — Al Akhbar, 1984

h) "Twelve million people, which is equivalent to a quarter of the population of Egypt.. And here is the disaster..
The result was successive explosions in the facilities. These people came to Cairo and it did not need them..
Any family.. can be without work in their homeland. and function smoothly of business" — Al Gomherya, 1987

i)  “To plan and implement reconstruction projects and new urban communities to redraw a new map for Egypt
by establishing many new cities in the desert extension of the valley and delta and developing new existing
communities so that these projects allow for an increase in the inhabited area... in order to reduce residential
density... and create opportunities. Work for its residents, especially young people” — Al Ahram, 1988

J)  “The government is a major factor in increasing congestion in the capital” — Al Seyasy Al Masry, 1993

Text Box 3. Arabic excerpts are found in Appendix C, Table 3

By the early 1980s the invitation to Al-Sadat city was highly prominent, especially accompanied
with the “move of the ministries”. This government-led internal immigration was branded to lure
the population to move out of the city, especially for the workers in the public sector. The
orientation of the narrative is rather open and inviting to the ‘move-out’ to the new administrative
city. The language used in the newspaper was extremely inviting, phrasing ‘ezal alwezarat
(Ministries move-out) to the new capital as the spark of birth to a new realm in Egypt. In addition,
minister Al Kafrawy stated that he will start with himself to move to Sadat city (c)(d). “Ministries
move out” is another lexical variation like individuals “Moving out” to new homes this emotional
festive tone was used to motivate people to move to the new city (b) (c). The invitation was also
expressed quantitatively, exemplified by the provision of a "new apartment for every [government]
employee." (c). In 1984, two years later, the narrative persisted in enticing the masses to relocate to
Sadat City. It claimed that the "big move" of ministries would "alleviate concerns" for the city of
Cairo (a). Over time, the narrative began portraying Cairo as an ailing city, emphasizing that the
shift to the desert would alleviate all concerns. The human body metaphors were used again to
describe life in Cairo to tarfa' al-da'at, (raise blood pressure) and the new city will resolve this issue
for the masses (a). Repetition using metaphors is an extremely strong linguistic tool that is usually
used with a large population (Wardhaugh, 2006).
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Aside from the government-led internal immigration, the narrative was aiming to stop internal
immigration to big cities like Cairo. <{-gahirah al-madina al-mughlaga (Cairo the closed city) embodies
Cairo as a store or an opportunity lexicalizing it to emphasize that it is closed for “immigration”
(e). This is aligned with the peak in increase of population in the late 80s (Fig. 12). The crisis
narrative is emerging, suggesting an existential assumption that Cairo is in the midst of a crisis and
must be dispersed to the new towns surrounding it; otherwise, it is at risk of al-inhiyar (collapse)(f).
The narrative appears to encourage population dispersion from crisis through the construction of
new towns, coinciding with the highest annual population growth rate both nationally and in
Cairo. This aligns seamlessly with the preceding Sadat plan to redistribute the population away
from the delta (Shalaby et al., 2022).

Naturally the narrative will refocus on city attributes such as the infrastructure and its
performance in a city like Cairo. Even though numbers on the ground show a decline in the number
of houses without infrastructure (Electricity, water, and sanitation) in comparison with previous
eras (Fig.14). In 1983 through Al-Ahram newspaper it’s stated that Cairo’s infrastructure “rejects”
any “extra load” on it if internal immigration continued, which is identified as an existential
assumption (h). Transforming Cairo to matrad (place of exile) which will tanfajr (explode) any
moment (h). The New Urban Communities Authority (NUCA) is making considerable efforts to
facilitate the "enormous" expansion in the desert, promoting economic prosperity. This is identical
to the language used in Law 59/1979 of the NUCA formation. The use of metaphors in the text
states an existential assumption tied with conditioning in the narrative.
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FIGURE 14: CAPMAS - The number of housing units lacking infrastructure in Egypt and Cairo.

2. Desert Land Provision

Gas
Cairo Egypt
288,670 13,445,375
299,786 11,637,250
354,004 8,594,644

Entering the second part of Mubarak's era, marked by the conclusion of Minister Al Kafrawy's

tenure in 1993 and the commencement of Minister Mohamed Ibrahim Soliman. This starts the land-

oriented economy era with a narrative shift to three main sub-categories:

1) Urbanization of the desert

a.

2) Urban expansion

a. New towns

3) Reduction of internal immigration
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a) “Badr is a city on paper, facilities are under construction and services are offered at a high price...The
purpose of establishing these cities is to attract a broad residential base to absorb the population
overcrowding in the capital. How can this be achieved in the absence of planning and factors that attract
people?”- Al Ahram Al Masaay, 1994

b) “There are large gaps between the countryside and the city in the development process as one of the main
reasons for the phenomenon of internal migration. It creates multiple problems, whether in the city to
which the displaced move or the countryside whose original inhabitants leave behind. The urban chaos
and randomness caused by migration in cities. Economic crises, population crowding, rural enclaves, and
cemetery dwellers are phenomenas that occur automatically due to migration to cities.” — Al Ahly, 1995

c) The city is futuristic, but it is suffering from premature aging...The city's services and facilities are
random (‘ashwaa’y) and not planned.”-Al Masry, 1994

d) “There is no recession in urban inventory, it is just a market cycle that does not balance prices... The
population increase is catching up with buildings and the urban renaissance in the last twenty years is
three times what was built in the previous 30 years and included 17 new cities. An integrated project for
low-income people that provides housing and a workplace for rent” — Al Ahram, 2000

e) “If your life's dream came true and you owned an apartment... in the middle of the desert. What if this
apartment was in a city located in the middle of the desert... without water, without electricity, without
paved roads, without an ambulance point, hospital, school, bakery, transportation lines, or security
point?” - No date found

f)  “Starting to deliver utilities “infrastructure” to slum areas “informal areas” in Cairo today. Develop a
comprehensive plan to extend facilities and services and change the networks of some facilities that do not
conform to specifications in slum areas without burdening citizens.” — Al Ahram, 1997

Text Box 4. Arabic excerpts are found in Appendix C, Table 3

Internal immigration had been steeply dropping for two decades, yet the narrative packaged
the infrastructure as already “damaged”. Madan bidoon binayat tahdiyah (cities without
infrastructure) are the new circulating headlines in the newspapers in the start of the twenty first
century. The narrative surrounding infrastructure experienced a boom in the early 1990s,
encompassing both existing cities and "new towns." The narrative consistently linked the issue of
infrastructure with internal immigration phenomenon. Despite a significant decrease in the rate of
internal immigration (Fig.13), the narrative continued to heavily emphasize this issue. However,
the illa (illness) that has infected the infrastructure in Egypt and spread to new cities. This lacks
alignment with the speculations that internal immigration has caused the occurring problems in
the infrastructure (c). Much of the text in the collected sample presumed an existential assumption
with an accentuated focus on the problem, indicating a distinct difference in orientation. Cities like
Badr and Katmeya were listed as “paper towns” due to lack of infrastructure (a). The problem with
infrastructure was seen to destroy helm (the dream) of owning a new house in the fi qalb al-sahara
(middle of the desert) (e).

Future cities with lacking infrastructure were described sheikhookhah (aging) (c). Such criticism
was witnessed in particular in privately owned newspaper outlets such as Almasry, Alahly, and
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Al-Wafid. The metaphor usage in criticism shows that even those new cities have suffered as much
as the old city is suffering. This shifts the focus of blame towards the state's lack of planning,
opening additional topics for discussion in the narrative. The government initiated to provide
"informal" settlements with lacking infrastructure, according to the Presidential Decree 164/1996.
This initiated the "supervision" of an infrastructure program by the Ministry of Housing and
Utilities accordingly. This was strengthened by Law 138/2006, asserting that the state is not only
tasked with supervising but also actively "supplying" infrastructure. However, this contradicts the
ideological shift towards "Delivering utilities to informal settlements," evident in the notable surge
of houses without infrastructure in the 1996 census (Fig. 14).

The narratives are not aligning together regarding the problems with infrastructure in Cairo
and the problems with infrastructure in new cities. The “lag in development” in cities was highly
framed on internal immigration in the narrative, with disregard to its dropping rates. Law 138 /2006
formalized connecting infrastructure to any building built before the initiation of the law including
“informal buildings”, which led to the drop of houses without infrastructure (f). For the first time,
the narrative began to acknowledge the decline in immigration, aligning with the actual
demographic trends on the ground. This shift in the narrative appears to lean slightly in favor of
the state's efforts to develop new cities while also aligning somewhat with the real numbers and
the changing situation.

Urban congestion as a topic started to fade away from the narrative. By the year 2000 an article
written in Al-Ahram that there “la yujad kasad umrani,” (there isn’t an urban “recession”), as the
problem of prices is just according to “economic cycle” in the housing prices. In addition, it framed
how that housing “availability” is present and soon the population will align with the number of

available buildings (d).

New cities or old cities, the problem infrastructure crawled into a prominent space in the
narrative. In Figure 14, it shows how 1996 shows very high numbers of no presence of infrastructure
in houses in comparison with the two decades before. Nevertheless, the narrative appeared
inconsistent, as the numbers of internal immigration in Cairo decreased, yet there remained a
deterioration in infrastructure, affecting both old and new cities in the Greater Cairo periphery.
Even though many “satellite cities” were roaming around Cairo to relieve it from urban congestion
that appeared from previous decades due to internal immigration, most these cities were referred
to in the narrative as “paper cities” (a). The yoyo-ing in the narrative creates challenges in

establishing a consistent orientation throughout the available text.
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1) New Republic (2014-2023)

Post the uprises in 2011 the narrative seemed to quite the town and it lacked to speak on either

problem of infrastructure and the urban congestion. However, with the New Republic era the

narrative was highlighting celebrating new achievements. The categories found in the new republic

era is doubling the total urban area expanded into a sub-category of large (Mega-projects)

Infrastructure projects.

The following excerpts were picked to investigate the change in narrative between Mubarak’s

neoliberal era and Al Sisi’s New Republic era:

a)

b)

c)

d)

“ Increasing the residential density and residing citizens in their units will oblige state agencies to
provide services... As for services and their provision in social housing and low-income groups,
Engineer Salah Hassan explained that the Ministry of Housing takes responsibility for the provision
of all services, and in the event that public transportation does not arrive in one of the cities, Internal
transportation means are being built at the expense of the New Urban Communities Authority until
the residential density is completed, which enables the operation of public transportation lines in the
new cities.” - Al Ahram, 2015

“Establishing one million housing units in governorates and cities at a cost of 150 billion pounds
within five years... The most important major projects implemented by the Ministry contribute to
achieving social justice by providing suitable housing for all segments of society. Housing Law
23/2014 to ensure the continuation of the project and the access of housing units to their
beneficiaries, which is the first law... in agreement with the Social Housing Fund in relieving the
general budget.”. - Al Ahram, 2017

“Upgrading the infrastructure... Assem Al-Gazzar: Continuing to improve the infrastructure.
Providing ongoing maintenance for it, whether with regard to sanitation projects, roads and various
facilities, and developing unsafe areas. This ensures the development of the level of services provided
to citizens and the provision of a decent life for the people of the country” — Al Ahram, 2019

“700 thousand units of social housing... The vision of sustainable development does not exceed 6-
7% of the total area of the state, and that percentage is unable to support us economically... This
population must be doubled to reach 12-14% of the total area of EQypt. This is to achieve strategic
goals, and this is the state’s first national goal.” — Al Ahram, 2019

“We aim to create economic entities that accommodate the population increase by implementing 18
axes. It needs 600 thousand housing units annually, and the real estate sector needs stimulation.
Dialogue: The housing policy aims to improve and raise the efficiency of the real estate sector in
general and at its various levels, empower and improve the citizen’s income, and make available and
provide plots of land of different sizes for individuals and investors.” - Al Ahram Aleqary, 2019
“President El Sisi: Population growth is a detriment to (feed on) Eqypt...and no one will be able to
do more than what we are doing...the size of the buildings on the Ring Road is larger than the size
of what is in the market...a false value.” — Al Ahram, 2023

Text Box 5 Arabic excerpts are found in Appendix C, Table 4
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The government's plan to "double the urban area" to accommodate the increasing population
was manifested through various large-scale "mega projects"(a)(b). This assumption does not align
in process to the actual population increase as the annual growth rate has dropped to an all-time
low between 2016 and 2023 from 2.11% to 1.56% (Fig.12). The rate of internal immigration to a city
like Cairo has dropped from 6% to 1% between 2016 and 2023 (Fig. 13). The narrative in excerpts
@), (b), (c), (d), and (e) reveals an optimistic exaggeration, portraying a "heroic" role of the
government. However, these statements do not align with the actual population growth. The
narrative in excerpt (d) is characterized by language resembling advertising, with an empathetic
touch and a hint of "revolution." Here, empathy is employed as a means to promote success. Excerpt
(b) shows value assumption as its assumes the positivity of the action taken. It is framed with a
positive orientation still reflecting some of the 2011 uprisings slogans such as “social justice”. The
achievement tone here is proven by numbers and budgets in the narrative to ensure the elimination

of discrepancies from earlier decades.

The narrative relies on "big numbers" and "significant achievements" to make them visible to
the masses and gain the empathy of Egyptians. Lexical variations, ranging from '"enormous
development" to "grand projects," lay the foundation for a language of accomplishment in the
narrative. It adopts an empathetic and heroic tone, downplaying the existence of problems and
emphasizing the implementation of solutions, as evident in (d). The use of empathetic terms like
"decent life" and "country's children" wields the power of empathy on readers, as seen in (c),

ensuring that those deemed "deserving" are positioned as beneficiaries.

Number of Compeleted units

800,000
700,000 700,000
600,000
500,000 500,000
400,000 360,000
300,000 e MS\%
200,000 194,249
100,000 102,000
2014 2015 2016 2017 2018 2019 2020
—@— Capmas data narrative

FIGURE 15: Comparison of the number of units between CAPMAS and narrative analysis.
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The large infrastructure projects involved the proposed irtiga “upgrade” of it is a response to
the “deterioration” that took place in the previous neoliberal era (e). The Newspaper is speaking
directly on behalf of the state, with unjustified assumptions that ties between “economic entities”
and “eighteen axes”. Regardless, this is categorized as a value assumption where the text is building
up to different “great accomplishments” that creates a holistic picture that solutions are happening
on ground.

Large development projects taking place such as the 1 million apartment housing projects, and
the fourth-generation cities such as the New Administrative Capital along with previous new
towns built starting the 80s to fill in the housing gap, yet it seems that the “population growth” will
hayakol (feed)- in Egyptian colloquial language - on Egypt according to president El Sisi’s speech in
excerpt (f). Figure 12 clearly shows that the population growth rate dropped significantly for the
first time since the 1950s yet “population growth” is still seen as the illness it was in the 1960s. Al
Sisi is declaring that the number of buildings scattered on the ring road gives a “fake value”, and
the state’s efforts cannot be outdone by anybody else. This shows a proposition assumption with a
conflictive orientation. The metaphor used to describe the population growth is “feeding on” Egypt
is a far exaggeration to ‘reality” (Fig. 15). However, his speech shows justification to the construction
of such “Mega Projects”. However, there is mismatch between the narrative of 1 million housing
units project in the narrative and the numbers offered by the CAPMAS (Fig. 15). The narrative
seemed to overestimate the numbers of units delivered between 2015 and 2019, except in 2017 were
it showed undervalue, however years 2018, 2019 had an enormous gap in values between the
narrative in excerpt (e) (d) and the numbers offered by the CAPMAS regarding the 1 million
housing units projects (Fig. 15). The narrative shows a value assumption as it highly assumes the
impacts of its declared presumption regarding the housing, however, the narrative seems to lure
away the readers from the actual situation.

The data manipulation seems to direct the readers away from actual situation and directs
towards the announced achievements by the state. Excerpt (c) (d) (e) are all written by the same
author, Badawy Elsayed Negeela, which might be behind unification of the text and the lexical
choices. Hence, the collective orientation of the current narrative suggests a tone of resolution and
progress, evident in the choice of lexicons like "achievements," particularly in emphasizing the
commitment to doubling the urban area. Such mega projects were referred to “flagship projects” to
win people’s supports as Sims mentioned, which aligns with technique used in the narrative (2014).
The removal of discussions about infrastructure decline, the negative impacts of population
growth, or urban congestion in Cairo has created a narrative emphasizing novelty and success,
irrespective of the current situation, based on values indicated by CAPMAS.
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4.3.2 Role of the Government

The role played by the government is extremely important in defining the “crisis” in the
housing industry and in the investigations of the decisions taken by the state. Especially, that the
management role of the state lies in both the delivery and the enforcement (Hendawy, 2015). This
also involves the implementation of law and policy and how it has an impact on discursive practices
done by both the state and the people. The Egyptian government began offering housing options
like apartments or land starting from the early 1950s. Each president had their specific policies, but
housing provision remained a consistent priority throughout (Hendawy, 2015). Moreover, while
the state establishes laws and policies, there appears to be a lack of effective implementation and
adherence to these guidelines. (Abdel Kawi, 2015). Therefore, the analysis will offer an overview of
the role of the government as it tectonically shifts between its role and the role of the private sector
as a housing provider. Housing does not take place solo, it's a part of a complex socioeconomic and
political institution (Soliman, 2009).

1950-1970

President Nasser introduced ‘Arab socialism’ which is set out to develop modernity,
industrialization projects, welfare provision, housing, and education (Abu Lughod, 1971). The
state’s goal in its role is to gain the society’s political support and popularity (Abdelrahman,
Elsayed, & Abouelmaged, 2020). The narrative here displays the role of the nationalist state in the
“issue” with housing which is split into two sub-categories:

1. The role of the government
a. Nationalist Discourse: Government provision

b. A call for an urban development plan
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After the independence President Gamal Abdel Nasser was determined to set the country to
economic independence, through substituting imported resources, and supporting indigenous
talent to build a strong powerful industrial nation that “refutes” any colonial projection (Wahdan,
2007). Large “national” flagship projects were focused on encapsulating the “national spirits” in
Egypt (Hendawy, 2015). The following excerpts were extracted from the narrative regarding the
role of the government regarding the problem with “homes”:

a) “The nature of improvisation dominates urban development and planning. There is money spent and efforts
depleted every year, taxes imposed and projects announced every day. However, what is seen is that the city,
its roads, neighborhoods, and facilities are from bad to worse...The basis of this is known as improvisation,
which is that we are always in a hurry to prescribe a treatment before diagnoses or determining the location
of the problem.” — Sayed Koryem (Maglet Al Emara, 1952)

b) “Each one of us wants to do everything in a year, but can we do everything in a year? Each one of us wants
to solve the housing crisis, but can we really solve this in one year, or three, or four, or five? Did England,
which is an advanced and developed country, solve the housing crisis? ... can anyone here in parliament
stand up and ask the housing minister why this so? I want to build popular housing and affordable housing
and so on ... but can we in a short time change this situation that is a result of exploitation and colonialism
of hundreds of years?!” — Gamal Abdel Nasser, 1965 (Shawkat, 2020)

c) "Why don't you let the government build? Let the government get tired a little... and we will rest!" - Al
Mussawer, 1964

d) “Rather, the new land relates to the future of national independence and socialist democracy in our country
and to the future of agricultural reform” - Al Mussawer, 1968

e) “collaborative spirit” - Al Ahram, 1961
) “development plan” - Maglet Elemara, 1952
g) “Comprehensive urban programme” — Maglet Elemara, 1952

h)  “Local luxury tiles” - Al Mussawer, 1964

Text Box 6 . Arabic excerpts are found in Appendix C, Table 1

Under the monarchy, the “homes problem” barely appeared in the narrative. There was no
official entity responsible for providing housing; homes provision was carried out by private
individuals (Hendawy, 2015). By 1950 only two years before the revolution the office of Popular
Homes was created within the Ministry of Social Affairs. By 1955, and after the establishment of
the Republic of Egypt, President Nasser announced that the mushkila al masakin (the homes
problem) by state provision of ‘popular housing’ (Shawkat, 2020). Till that time there was no
ministry of housing at the time beside the office that is part of the Ministry of social affairs. By year
1958 a department of housing was created in the Ministry of Municipal and Village Affairs. It's
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quite interesting how during the same year the construction of Nasr City commenced, with an
abundance of housing prototypes for the technocrats of Egypt (Wahdan, 2007). The decision-
making narrative appears to be rife with value assumptions, particularly due to the absence of
specialized entities. The surge in internal immigration to Cairo, driven by various political factors,
aimed to alleviate the housing problem, subsequently leading to the enactment of rent control law
168/1961. It wasn't until 1962, with the announcement of PD 69/1962, that the Ministry of Housing
and Utilities was established. Since then, there has been an expansion of government housing
provision through a rental process within the realm of "popular housing." (Abdelrahman et al.,
2020). Problems that emerged under the rent control laws, initiated by Nasser to “relieve the homes
problem” caused problems. It was followed by law 52/1969 to regulate the relationship between
landlord and tenants. After 1963, nationalization expanded and private companies such Heliopolis
and Al Maadi companies were declared part of the public sector (Abu-Lughod, 1971; Rageh, 1985;
Al-Sayyad, 2011).

As observed in the 'population growth' category, immigration in the 50s and 60s exerted
significant pressure on housing. The shift in political events, including the independence of Egypt
and the transition from monarchy to republic, led to a reconfiguration of political dynamics. Nasser
believed that the role of the government was to be committed in a systematic “long term” action
planning and quit ad hoc trial and error (Wahdan, 2007). However, in the narrative it was described
tabea'at irtejaa ( the nature of improvisation) is what dominated the planning sphere (a). There was
a particular focus on fallahin (farmers) by the government provision of new villages to help
immigrate thousands of fallahin to cultivate large cities and the desert (Shawkat, 2020). Architect
Sayed Koryem expected that improvisation was pushing large national projects in the name of the
ummah (nation) to gain support, without an actual need (a). The sponsored immigration of fallahin
to big cities was simultaneous to provision of villages. This was part of the state’s objective to gain
societal political support and maintain its control (Soliman, 2009). This was not properly welcomed
as seen in excerpt (c) from caricature in Al Mussawer magazine in 1964. it shows a group of fallahin
destroying a newly self-built house, as the state had started building houses for them (Image 1).
The text of the caricature stresses, that the government “should get tired a little and we rest”.

In 1964 architect Hassan Fathy opposed President Nasser’s decision of building prefabricated
houses for farmer. Fathy expressed concerns about the decision, suggesting that direct provision
might lead to more problems. Instead, he proposed enabling methods more sensitive to the
demographic of the target group. Some scholars (Sims, 2014; Hendawy, 2015) believed that the
state's control over the market and its policies of social equity, taking full responsibly of housing
provision were primarily driven by a desire for empathy and popularity (El Kafrawy, 2012).
Objection towards Nasser’s vision was rising in 1961in excerpt (i), Abdel Baky Ibrahim expressed
that the “move of the ministries” to Nasr City will create another problem of “urban congestion”
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in the city. Many of the concerns carried by Fathy, Koryem, and Ibrahim showed negative value
assumption, with an attempt to reflect differences in ideology. Especially that it was seen that total
governmental provision and control over the housing market led to centrality of decision making
(Soliman, 2009).

The lexical choice of the word “improvision” in excerpt (a) is extremely accurate to how experts
at the time opposed the state’s “national” propaganda. Excerpt (b) Nasser in 1965 showed
frustrations towards any of those who oppose him, and he officially declared the transition from
“homes problem” to a “housing crisis”. The shift in terminology from "homes" to "housing" marked
the beginning of housing provision by various entities, a transition highlighted in Nasser's speech.
Despite Nasser's nationalistic approach aimed at severing ties with the West, he drew a comparison
between the situation in Egypt and the housing crisis in England. This lexical evolution suggests a
shift in housing policies and an acknowledgment of international housing challenges, even within
the context of anti-western sentiments. Yet Nasser used the opposition of the west as an example
to justify his national attempt and the role that the government has played already. Fathy described
Nasser’s ideology of “barracks-construction” as influenced by the construction of block houses
European countries after WWIIL. He described them as unsuitable for the use by Egyptians. Yet it
seems that Nasser neglected the narrative of experts. His words informed the nationalization of
anything that was western and praising anything local from simple house tiles as seen in excerpt
(h), to “luxurious local” products seen as better than “imported” ones, up until the nationalizing of
the Suez Canal. This was common in many commercials under Nasser. All discursive practices
reflected Nasser’s ideology, the “nationalist” language and the “collaborative spirit” as in excerpt
(e). All were dedicated to gain popularity and empathy. The flagship mega projects in the desert
(new lands) were seen as the future of national independence and “democracy”.

IMAGE 1: Alam Albena Caricature (1964)
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1970-1981

This era marked a complete reversal in political, economic, and linguistic events. Following
Nasser, President Anwar Al-Sadat introduced a liberalization policy, embracing a capitalist
ideology (Shawkat, 2020). This transformation shifted the role of governmental provision to
"enable" the participation of the private sector. This appeared into the following narrative

categories and sub-categories:
a. Government Private Sector Delegation (Open-Door Policy)
e The Role of the Private Sector
b. A call for an Urban Development Plan
¢ New Towns (New Urban Communities Authority)

e New Strategies
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Amid “Naksa” in 1967 which caused a huge economic pressure on Egypt, housing production
dropped to supply the military with expenditures for the war (Abdelrahman et al., 2020). this was
followed by the 1973 war against Israel, which brought President Al-Sadat to warm up his relations
with the west, and initiated October Working Paper (Shawkat, 2020). This reflected in the following
narrative excerpts:

a) “Bold solutions to try to alleviate it and put it on the path to solution... The laws that the government
(established) over the past years in order to address the problem gradually without addressing its solution
in an island way... The entry of the state as a strong competitor to the private sector in housing
construction... Urbanization has increased intensively, which has resulted in It should increase migration
from the countryside to the cities” — Al Ahram,1978

b) “The Ministry of Construction...a necessity! Ready housing first... Private sector capacity... Immediately
cancel the restrictions.” -Al Ahram, 1979

¢) “However, it is possible for a beneficiary with limited income to participate in self-efforts... core houses...
the beneficiary owns a plot of land allocated to him, to give himself life in it and does not accept
interference from the authorities even if this is stipulated in the contract... and ensures a healthy residential
environment and advances the construction process. To save time and effort, and to retire with the
possibility of those with limited income, their executive abilities, and their habits, and imitate it. What is
different here is that the presidential structural structure of the building and its facilities is provided, and the
units are left empty for the beneficiary in providing priorities and financial capacity... and here the
beneficiary is trained.” — Alam Al Benaa, 1980

d) “The required annual coverage with material accumulations and facing the future increase after 20 years...
Developing housing using modular and standard design to reduce the cost” — Alam Al Benaa, 1980

e) “The government since 1974 is the one that created a sharp jump in rents as a result of the openness that we
began. The new apartments already exist. The price of selling them if there is a down payment or the amount
paid to disappear into the owner’s pocket. It must not exceed 20-25% of the individual’s income. Therefore,
the proposed law is a strange, incompatible mixture of ideas. There is no connection to this law. Is it bias
towards the landlord class? Is it an attempt to be the true price of the housing commodity? The current law
has almost failed. The goal of the law. The current situation is to provide new housing to the low-income
popular classes with rents that are appropriate to their incomes, and for this I do not find acceptance of the
principle of subsidy in housing rents, because housing is no less important to a person than a loaf of bread.”
— Al Shaab, 1980

1) “The Parliament are calling for conscription as the state's ability to solve the housing crisis. They are
proposing to support building materials and sell land at nominal prices” — 1980.

g)  “Exempting popular and middle-class housing from housing bonds, regardless of their value, and giving
priority in housing to workers in factories. Cairo will be declared a closed industrial zone, and immigration
will be restricted.” — Al Ahram, 1981

h)  “A new village every two weeks... a whole village that is only missing people” - Al Ahram,

i) “Our primary goal is to achieve prosperity for a broad base of people, so that every farmer and worker has a
home and land.” — Akher Sa’a, 1978

i) “How can the resident complete his residence by himself? The technical and organizational efforts must be
made, and if the private sector contributes the largest part to providing housing units, it is no longer able to
provide the appropriate numbers that exceed the needs of the limited-income people...but the limited-income
beneficiary can be involved in self-efforts.” — Al Ahram, 1976

k)  “The housing crisis cannot be solved by the government alone, and the solution is in the hands of the private
sector” — Al Ahram, 1976
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l)

m)

1)

0)

p)

q)

“The phenomenon of the housing crisis was inherited by the government. The private and cooperative
sectors must implement 70% of this plan, and the rest must be implemented by the state.” - Al Ahram,
1978

“Bold solutions to try to alleviate it and put it on the path to solution... The laws that the government
(established) over the past years in order to address the problem gradually without addressing its solution in
an island way... The entry of the state as a strong competitor to the private sector in housing construction...
Urbanization has increased intensively, which has resulted in It should increase migration from the
countryside to the cities” - Al Ahram,1978

“The Ministry of Construction...a necessity! Ready housing first...Private sector capacity.. Immediately
cancel the restrictions.” -Al Ahram, 1979

“However, it is possible for a beneficiary with limited income to participate in self-efforts... core houses... the
beneficiary owns a plot of land allocated to him, to give himself life in it and does not accept interference
from the authorities even if this is stipulated in the contract... and ensures a healthy residential environment
and advances the construction process. To save time and effort, and to retire with the possibility of those
with limited income, their executive abilities, and their habits, and imitate it. What is different here is that
the presidential structural structure of the building and its facilities is provided, and the units are left empty
for the beneficiary in providing priorities and financial capacity... and here the beneficiary is trained.” -
Alam Al Benaa, 1980

“The required annual coverage with material accumulations and facing the future increase after 20 years...
Developing housing using modular and standard design to reduce the cost” — Alam Al Benaa, 1980

“The government since 1974 is the one that created a sharp jump in rents as a result of the openness that we
began. The new apartments already exist. The price of selling them if there is a down payment or the amount
paid to disappear into the owner’s pocket. It must not exceed 20-25% of the individual’s income. Therefore,
the proposed law is a strange, incompatible mixture of ideas. There is no connection to this law. Is it bias
towards the landlord class? Is it an attempt to be the true price of the housing commodity? The current law
has almost failed. The goal of the law. The current situation is to provide new housing to the low-income
popular classes with rents that are appropriate to their incomes, and for this I do not find acceptance of the
principle of subsidy in housing rents, because housing is no less important to a person than a loaf of bread.”
— Al Shaab, 1980

Text Box 7. Arabic excerpts are found in Appendix C, Table 2

Al-Sadat’s liberal policies encouraged the private sector into intervene in the public housing

sector and regional planning (World Bank, 2007). In a comparable manner, these policies eliminated

restrictions on the procurement of construction materials by foreign-owned companies
(Abdelrahman et al., 2020). By 1973, the Ministry of Housing and Ultilities changed into the Ministry
of Housing and Reconstruction. Al-Sadat did not mention “housing Crisis” till 1977 when the

cornerstone of the first new town was placed. He proclaimed that this will “eliminate the housing

crisis” and his speech showed a value assumption with a positive orientation as he mentioned that
this will “relieve it (crisis) from the widest of doors” (Shawkat, 2020). In response to the escalating
housing issue, Law 107/1976 was introduced to establish the Social Housing Fund. President Sadat,
in his 1977 speech, emphasized the significance of the "housing crisis," equating it to the importance
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of food. This sentiment was reiterated in the Al-Sha’b newspaper in 1980, stating that "housing is
no less important to a person than a loaf of bread," particularly during the bread riots in 1977.
Comparing housing to bread in the narrative amid a crisis is an attempt to garner public support
and empathy. Chants during the bread riot included “howa beyilbis akher moda, wehna neusken “ashara
fy owda!” (he [Al-Sadat] wears the latest fashion, while we live ten in a room!)(transliteration as in

Shawakt 2020 (pg. 15) “crisis’ narrative.

By 1977 Ahmed Hassan (then Minister of Housing) argued for change as the problem started
snowballing and stated that “the current laws showed that they were unable to confront some
aspects of the housing problem” (Shawkat, 2020, pg,16). This assumption had negatively packaged
the problem. Abas Safi El-Deen (then head of Housing Committee in the Ministry) called for a
“renewed need for a complete and comprehensive law” to exit the rising “housing crisis” (Shawkat,
2020, pg. 16). This constitutes a negative value assumption that a change in law will help the
“country to exit pertinent housing crisis that burns the Egyptian citizen” crisis” (Shawkat, 2020, pg.
16). The call for change amidst bread riots was on a rise, which explains use of lexicons such as
yahreq (burn) the Egyptian citizen and selat wastheeqa (pertinent relation) with the housing crisis.
There was a buildup in the narrative to make huloul jari'ah (bold solutions) and to takhfeef (alleviate)
the pressure caused by the housing crisis in excerpt (f). This form of linguistic exaggeration creates
blocks of options in particular direction, in that case it was the commencement of new plans.

Since 1976, the narrative called for the participation of the private sector, since “the housing
crisis cannot be solved by the government alone” is a conditional value assumption that the
resolution will be accomplished through the private sector “as the solution is in their (private
sector) hands” as shown excerpt (f). The definition of the private sector lacks specificity, as it does
not identify a particular entity, investors, or developers. In the narrative, it is broadly characterized
as encompassing any individual or group. The question of “how can the resident complete his
residence by himself?” indicates that there is a need for institutions in the private sector to provide
housing for the people (c). The narrative of “housing crisis” started steadily gaining grounds in this
historical phase (Shawkat, 2020).

By 1979 a plan was cast to draft “a national policy that aimed to solve the housing problem”
(Shawkat, 2020, pg. 16) amid the many calls found in the narrative for a change. The lack of change
in the role of government was seen as wirth (inherited) excerpt (e), there was a call for holool garee’a
(bold solutions) excerpt (f), and “reduce of cost” in excerpt (i), which resulted into the initiation of
the NTP. The new towns notion was devoted to demoting the “housing crisis” to a “housing
problem” once again, which reflects that there is sensitivity in the lexical variation and the terms of
exaggeration (Shawkat, 2020). Very quickly announcements for home ownerships flooded the
housing narrative, examples such as garyah Jadidah kull usbu (a new village every week) (a) or kull
'amil yajib an yamlik manzilan wa ardhan (every worker should have a home and a land) (b). The
narrative strongly emphasized private ownership of private property. However, the increased
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demand was met with a corresponding rise in prices, reflecting the market dynamics within that
ideological framework. Similarly, New Urban Communities Authority was passed under law
59/1979, encouraging and promoting the public to avoid rent related problems through home
ownership (Shawkat, 2020). Ironically a year later the Ministry of Housing and Reconstruction
changed in 1980 to become the Ministry of Reconstruction, State Housing, and Land Reclamation.
The renaming responded to the change in the role of the ministry, to adapt to the construction of
new towns. Also, the narrative seemed to prepare for the renaming of the ministry with an urgent
plea for it “The Ministry of Construction is a necessity” as shown excerpt (g). The narrative puzzles
align with legislative changes in the state's ideology. The implementation of the Open-Door policy
and the capitalist ideology resulted in a "sharp jump" in prices (j), indicating a departure from the
state's control observed during the socialist era. The government's motivation behind the
establishment of new towns appeared to target a higher social class, diverting from the original
focus on the marginalized poor, who were initially the intended beneficiaries. (Shawkat, 2020).

A segment of the private sector, specifically the self-builders, was highlighted in excerpt (c),
calling for their assistance, particularly for individuals with "limited income" who couldn't afford
ownership. Formal construction was notably more expensive than the informal sector, leading to a
surge in informal sector construction as it became the only viable option for housing, given the
private sector's emphasis on "profit-driven production" (Hassan, 2017). There was a call in the
narrative to exempt and support construction material for low income citizens seeking housing, as

this assumed to be a solution for the “housing crisis” (k) (1).

The boost of the new towns provided by the government and the participation of the private
sector in the housing industry was a response to the plea in the narrative. The narrative established
numerous value assumptions regarding the alleviation of the housing crisis, highlighting the
involvement of the private sector while underscoring the government's inability to address the
housing crisis in isolation. The text's orientation strongly favored the private sector as a solution to
escape the challenges of rent control. This coincided with the call to eliminate market restrictions(g).
This is a pure reflection of the narrative of “freedom” and “liberalization” of the economy, which
led to a strong narrative of privatization (Harvey, 2007). The shift in the role of the government
entails lack of control over the market initiating the road for neoliberal ideologies (Harvey, 2007).
In Figure 17, between 1976 and 1986 it shows the growth in the percentage of housing provided by
the private formal sector, which increased from 22% in 1966-1967, to almost double to 44 % in 1976-
1986. However, this aligns with the percentage offered by the informal private sector, showing
minimal growth in the government's housing provision. This pattern reflects a narrative of

delegation rather than direct government provision.
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Housing provision by sector
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FIGURE 16: CAPMAS vs. Shawkat (2020) Housing Provision by Sector.

1981-2011

Mubarak’s era is split to two parts, a 1) tansition to New Town Policies and the other part 2)
Land Provision Era. The IMF's free market policy has resulted in significant constraints on the
public sector. This is precisely why there has been a push to expand the private sector (Joya, 2013).
A policy was devised to augment the housing stock for low-income groups through the
construction of low-cost housing, primarily undertaken by the formal private sector. Due to
financial constraints, the government couldn't supply essential needs, shifting the responsibility to
the private sector. This dynamic contributed to the exacerbation of the housing problem across all
sectors (El Kafrawy, 2012).

1) Transition to New Town Policies (1981, 1993)

At the End of 1981, President Mubarak called for hulul jidhria (radical solutions) for the housing
problem during his inaugural session in the parliament (Shawkat, 2020). He demanded Minister
Hasballah El Kafrawy again to search for “radical solutions” to end this problem (Shawkat, 2020).
This manifests in two main narratives categories namely, “the role of the government”, and “a call
for a comprehensive urban development plan”, with the first category split into two sub-categories

as follows:
1. The role of the government
a. Establishment of new towns

b. Complicated legislative framework
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c. Delegation to the private sector

2. A call for a comprehensive urban development plan

Th continuation of the impact of the open market policies, and the rise of the new towns plan

is highly dispersed within the narrative between years 1981-1993. The following excerpts display

the role of the government played regarding the housing issue:

a)

b)

)

d)

g

“Establishing 3 new cities every year that will accommodate 100,000 citizens in desert areas and will
serve as urban and industrial communities. The necessity of providing adequate housing for the
working classes and emerging families” — Al Ahram, 1983

“New communities and cities have been established to solve the crisis... And here the minister
confirmed that the inaccurate understanding of some that new communities and cities have been
established to solve the housing problem is incorrect. Rather, what is true is that these new cities are
being established for the livelihood of those who work in them, whether they are agricultural
communities, or industrial, and it may contribute in the long term to alleviating the severity of the
crisis, but it is not established in the first place to solve the crisis.” — Al Ahram, 1985

“Milad Hanna: It is a problem of proper distribution. The goal seems to be to ease the crisis. The
housing problem will not be solved except with support, as housing is no less important than a loaf of
bread... The issue of expiring rent and the emergence of ownership is a serious phenomenon... Housing
laws are the housing problem” — Al Ahram, 1983

“The goal of the new law is to achieve justice between the landlord and the tenant. Finding an urban
method to treat the disaster of housing collapse. (The law aims to achieve social solidarity)” — Al
Akhbar, 1991

“Reducing the interest rate on private sector loans for housing construction - for low-income people, in
installments over 25 years and without a down payment...Increasing the production of building
materials in current factories, expanding their establishment, and covering the deficit in current
production through imports, while exempting imported materials from customs duties and freeing the
private sector to import them.” -Al Ahram, 1983

“The state's position and estimate are based on the fact that the private sector contributes 94% to
resolving the crisis, while the state contributes only 6%. However, it has not provided this sector with
anything that would entice it to invest its money.” — Al Ahram, 1985

“According to Hasballah Al-Kafrawi, the state encourages the private sector... an invitation to the
private sector to invest its money in the field of housing. The state has allocated 225 million pounds to
cover the loans needed for housing at a small interest rate, and this amount is sufficient for 50 thousand
housing units annually.” — Al Ahram, 1987
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h) “A crisis that worries and terrifies young people, like obtaining an apartment... Talks about the troubles
of youth are endless. Everything that surrounds them (the youth) are problems... and obtaining a piece
of land is a bigger and bigger problem. If they go to get a new apartment, they spend long months
waiting for the neighborhood council to come forward and prepare hundreds of signatures. All these
problems surround young people from the beginning of their graduation from university. Unfortunately,
everything goes wrong.” - Al Akhbar, 1991

i) “Young people own apartments that they build with their own hands... Young men and women have no
obstacles to training in construction, plastering, carpentry, electricity, and sanitary work.” — Al
Akhbar, 1992

Text Box 8. Arabic excerpts are found in Appendix C, Table 3

The liberalization of the market and government interventions in housing provision indirectly
resulted in a surge in land prices, making it unaffordable for the economically disadvantaged
(Soliman, 2009). Mubarak’s administration favored foreign and private investment and pursued to
continue the economic agenda offered by Sadat. Figure 17 illustrates that the government's
contribution to housing provision has remained relatively stagnant at approximately 12% since the
1960s.

In response to the economic crisis and escalating land prices in the late 1970s, two new rules
were introduced in 1981. Law 14/1981, known as the cooperative housing law, empowered
housing cooperatives to “provide” housing for their members and furnish all necessary facilities
for their “members”. This delegates part of the responsibility from the government, but it has no
contribution to the main target users which are those with limited incomes. The second law
highlights a contradiction between the government's intentions concerning adequate living
conditions and the informality associated with self-built housing. Law 135/1981 addresses the
regulation of informal housing, prohibiting the removal or demolition of any building violating
law 52/1940 for a five-year period from the enactment of the law. The government's stance on
informal housing becomes a prominent theme in the second phase of Mubarak's era. Interestingly,

the convenience of these laws appears to alleviate the housing crisis to some extent.

It had been only three years between the commencement of NUCA and the start of the
presidency for Hosni Mubarak. The narrative emphasized showcasing the increasing number of
cities, placing particular emphasis on highlighting the injazat (establishment) of these cities. Both
excerpts from Al-Ahram newspaper (a) and (b) indicate that the new towns serve a purpose beyond
housing; they are intended to establish "urban and industrial communities”. This is considered a
propositional assumption. By asserting that new cities are proposed as a potential solution,
particularly in al-manaatig al-sahrawiyyah (desert areas), with the aim of being adequate for
establishing families and catering to the working class (a). By 1985 the narrative showed a sudden
shift as Minister El Kafrawy cleared out that new cities are not meant to lahal azmet aleskan (solve
the housing crisis), yet it’s a habitable new place for new industrial and agricultural communities
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(g). This reflects pure contradiction in narrative in comparison to the main purpose that new cities

were created for during the era of President Al-Sadat.

Within this capitalist framework, the private sector encountered increased legislative
facilitation. Law 143/1981 permitted the sale of state land to local private investors for “new cities”,
while law 96/1992 eased land transfer to the private sector at low prices. The legal narrative appears
to extensively facilitate housing development by the private sector, yet the focus doesn't distinctly
address the needs of low-income individuals. Pushing experts like Milad Hanna to object to the
current reform as it shows that the private sector is investing in luxury housing rather than
providing which will call for plan to redistribute power (c). Hanna clearly stated that it is not a
mushkalet iskan (housing problem), rather a mushkilat ‘i'adat al-tawzee' al-mulaima (proper
redistribution problem), and he blamed the housing laws that led to the problem of housing (c).
Policies adopted increased the “dependence” of the private sector while “minimizing” the role of
the government in provision and control of housing (Tarek, Redeker, & Gladys, 2019). This results
in a decline in housing conditions due to the absence of sufficient public housing and the rapid
expansion of informal housing, as depicted in Figure 17, which shows informal housing increasing
from 44% to 67 % between 1986 and 1996. The narrative and the political events seems to play a role
in the naming of the ministry that in 1988 was named Ministry of Reconstruction and New
Communities. “New communities” reflects the notions’s project through the NTP plan, while
“reconstruction” refers to ta’meer in Arabic which means urbanization, lexicalization the larger

vision of urban expansion in the desert.

The narrative didn't simply endorse support for the private sector; it advocated for a “reduction
in the interest rate” for this sector. It was noted that the government had not offered any incentives
to encourage private sector investment, creating an implication that the private sector is
commendable for supplying 94% of the necessary housing, in stark contrast to the government's
modest 6% (e)(f). The shift of power between the private sector and the government, was in favor
of the private sector gaining more strength in the narrative. In 1986 PM Ali Lutfi ought that the
solution of the “housing crisis” would be through the provision of mawad elbana’ (construction
materials) (Shawkat, 2020) which is not much of a holool gazrya (radical solution) as President
Mubarak called for. By 1987 El Kafrawy initiated an open invitation to the private sector to “invest”
in housing, with a support of 225 million EGP to cover the loans needed at a low interest rate (g).
A call for investment means its expected to make profit out of this, but the lexical choice of “invest”
does not align with means “provide” housing for low-income individuals to “resolve the housing
crisis”. The narrative clearly shifts towards the private sector controlling the outcomes of it, as being
the provider and also sa’eed el haz (the lucky one). The policies were drawn by businessmen and
housing developers, governing with a “corporatist” and “managerial” mindset (Abdelrahman et
al.,, 2020). Highlighting the transformation into a "proper distribution problem," the state's
intentions diverged from those of the private sector. Furthermore, the state fully delegated the
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housing domain to the private sector.

The tipping of power towards the private sector, and the waiving of control of the market from
the government has impacted even the user trying to receive their units, excerpts (h)(i) show the
crisis didn’t pause at provision, but it seemed to have hit an error in delivery. There is an empathetic
narrative towards how the “evil” private sector has impacted the “youth of Egypt” to receive their

units. It is a very empathetic narrative towards the “youth tragedies”.

The problems of the urban poor were enveloped in as the shabab (youth) and the narrative
started plugging in lexicons such as “hopes and dreams”, “future”, or “young people”. Excerpt (h)
explains the Ia tantahy (endless) pains of the youth, from graduation to debt, the tragedies of the
youth are once again “endless. This shows negative value assumption that proposes the negative
outcomes out of the lack of housing for the youth. With the government still unable to provide
housing, suggestion was to “enable” individuals to build their own. But linguistically there is a fine
line between tamkeen (enabling) and do it yourself (DIY) strategy, which will be discussed in the

next section.

2) Land Provision Era (1993-2011)

The private sector continued to provide housing for low income on behalf of the state, to
“increase the stock” of housing. The narrative took shift of power from the total control of the
private sector, to be partially “regained” by the government. Private investments in New Cities
resulted in the creation of middle income, luxury housing, and gated communities (Joya, 2013).
This led to the emergence of a new "housing crisis" based on the premise that new cities remained
inaccessible to low-income individuals due to the exorbitant construction costs, resulting in a
deficiency in services and infrastructure (Fahmi & Sutton, 2008). The role of the government
category is collapsed into the following sub-categories:

1. The role of the government
a. Elevating the Quality of the housing’s architecture

2. Coordination crisis
a. Delegation of housing provision to the private sector
b. Problem with the law
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Governance under neoliberalism is embodied in the following excerpts:

a)

b)

c)

d)

e)

“President Hosni Mubarak’s decision: He referred to raising the architectural level and the collective
form of the units so that they are not just concrete blocks, but rather equal and proportional to small
villas” — Al Ahram Al Masa’y, 1995

“Regarding the government’s feelings towards low-income people, President Hosni Mubarak himself
took charge of the Youth Project and Mrs. Suzanne Mubarak took charge of the Future Project, and
both of them chose a model for the Middle East region by providing modern housing that meets public
taste.” — Al Ahram, 2000

After 6 years of construction, the city's problem has no solution. Telephones are another problem.
Health care has become a problem that threatens the city. Education within the city is a major problem.
Water outages are another problem. Lack of street lighting at night exposes citizens to dangers and
crimes” — Al Wafd, 1995

“These new cities are not self-reliant due to the inefficiency of their services, which distorts the volume
of various activities” — Al Sha’ab, 1997

“Housing is distributed unfairly and involves “corruption.” The companies that build these housing are
wasting the state’s rights due to violations in contracting work and thefts that occur during the
construction stages... The state has been building housing for citizens for 30 years, and the housing
crisis has not been solved. It is better for the state to remove its hand from building housing and let
them build on their own after allocating land to them in the desert. The citizen, with the help of his
relatives and children, will build the house in a better way than what the government builds.” - Al
Omah, 1997

“Engineer Alfi Anwar Atallah: We will not build for low-income people because in the struggle for
money there is no morality and the investor is not a charity and seeks primarily for profit.” — Al Omah,
1997

Text Box 9 Arabic excerpts are found in Appendix C, Table 3

NUMBER OF UNITS

NUMBER OF UNITS CONSTRUCTED BY SECTOR
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FIGURE 17: CAPMAS vs. Shawkat (2020) The Number of Units Constructed by Sector
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Between 1986 and 1966 the Egyptian housing market revealed unprecedented boom in the
housing production during that time (Figure 18). Also the government production increased to
26% in comparison to previous decades and formal private sector dropped from 44% in 1986 to
29% in 1996. This is reflected after two major events took place in 1992, first was 1992 earthquake
that led thousands to lose their homes, and the creation of unsafe informal housing amid the violent
clashes between radical Islamists and the policy (Wahdan, 2021). Such events led to a slight shift in
the narrative to slip away from the private sector to be regained by the government within the issue
of housing (Wahdan, 2021). The political situation after 1992 led 50,000 people into homelessness,
which called for the government to return to the scene. The PD 164 /1996 called for a reformation
of the Ministry of Reconstruction and New Communities to become what is now known to be the
Ministry of Housing, Utilities, and Urban Communities. The new wording is precisely fitting to the
current situation in the housing industry and the role of the government that is needed to be played
accordingly. Even though there seemed to be a certain campaign against informal settlements with
their description as ghair amen (unsafe) or khater (dangerous). Leading to the creation of the Informal
Settlement Development Fund (ISDF) according to PD 305/2008. Which pushed for a creation for
“the National Map of Unsafe Areas” in 2009. The declaration of “national plan” for “unsafe areas”
formalizes the presence of informal settlements. Which led “unsafe areas” to face state-led
gentrification rather than upgrade (Shawkat, 2020). The “unsafe” narrative sparked especially after
Al Duweiga Rock that fell in Al Muqatam which killed 115 people and displaced many others. With
the enlargement of the informal areas and the negative connotation that were stroked by the
Duweiqa disaster, The Unified Building Law 119/2008 was utilized to issue demolition orders for
areas classified as "unsafe" on the National Map of Unsafe Areas, with the aim of highlighting any
implemented solutions during that period (Shawkat, 2014).

Law 4/1996 led to the liberalization of the private urban market and to deregulate landlord-
tenants relation to become short-term contracts, which led to increase on demand on ownership of
homes, and the lack of affordability for what is available (Joya, 2013). The narrative became attuned
to legislative changes, leading to a trend of discussing issues arising from the evolving laws.
Already from phase one of Mubarak’s era some raised eyebrows started making appearance in the
narrative regarding the way the law regulates the housing situation. What sparked the speculations
is the rise of the problems with infrastructure in new cities. The irony lies in the fact that new cities
were initially intended to alleviate the infrastructure pressure on Cairo, but it contradicts the reality
that these new cities now face an infrastructure crisis, as evidenced by the proliferation of areas
lacking basic infrastructure (Figure 14). The delegation to the private sector and the deregulation
by the law of the market, led for investors to find ways to save money. The private sector was
condemned with fasad (corruption), a strong lexical choice to precisely state the problem, with
existential assumption (e). New cities do not align with the concept of al-ijtihad al-dhati (self-

dependence). The use of the term "self-dependence" implies that residents can achieve self-
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sufficiency and prosper on their own. However, it is subsequently clarified that this cannot occur
in the presence of inadequate services and basic living necessities (d). New cities like Katmeya
suffers from lack of infrastructure with a negative values assumption that the city’s problem has
“no solution”. The numbers of houses without infrastructure (water, gas, sanitation, and electricity)
begin to skyrocket starting 1996. The rise in numbers is also related to the rise of informal buildings
(Figure 15). The description of the “unfairness” of the housing distribution and the involvement of
nepotism in the process, is a reflection of the past decades liberalization in favor private sector and
control over the housing market. Bribe or rashwa in Arabic is a very common practice that surfaced
the industry. Lexically, nepotism is associated with corruption, and this perception was primarily
directed towards businesspeople and investors in the private sector. Excerpt (e) alters this narrative
by portraying the private sector as being tainted by nepotism, indicating its failure to address the
housing crisis. At that time, Prime Minister Kamal El Ganzoury suggested that "it's better for the
state to withdraw its involvement in housing construction and allow individuals to build on their
own after allocating land in the desert." This initiated a DIY strategy for housing. It's challenging
to determine from the text whether this approach is empowering or if the government is merely
evading responsibility.

Ironically, years later in 2008, the government launched the Ibni baytak (build your house)
housing initiative in collaboration with the private sector, aiming to "enable" people to construct
their own homes, as mentioned in excerpt (e), which assumed that this approach would result in
better housing than what the government provides. Ibni baytak capitalized on the infrastructure
crisis that had developed over the years, leading property owners to rent out their apartments or
leave their houses vacant (Shawkat, 2014).

The emphasis on " hulm binaa manzil " (the dream of building a home) was strongly highlighted,
as demonstrated in a 2009 advertisement by Ezz Steel, a major contributor to the initiative, as shown
in image 19. This ad portrayed "building a house" as the most significant dream for young people,
suggesting that it had transitioned from being an existential aspiration to a fundamental need. The

private sector's support was portrayed as the hero in this endeavor.

The private sector explicitly outlined its intentions, as evidenced in excerpt (f) where Engineer
Alfi Awni Atalla (contractor in Arab Contractors) referred to the private sector as "not charity" and
emphasized the lack of morality, underscoring the priority placed on profit. Linguistically he was
direct and straight forward picking very clear lexicons with an exaggeration when he used
metaphors to describe the irony of what the government thought the private sector will do. This
narrative builds up public housing during neoliberalism and clientelism. After the crisis
snowballed due to the actions of the private sector, the state still aimed to ease more ways for the
private sector through Law 67/2010, to regulate partnerships between the private and public sector
to supply infrastructure. This aligns with conflict of interest as much of these policies were
manipulated by businessmen, which led to ease and facilitations of these policies in favor of the
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private sector. The use of youth for empathy in the narrative didn’t stop at this scale, sometime
around the early 2000s comdeian Mohamed Heneidy was seen in a presidential convention
thanking President Mubarak for his efforts:

“Mr. President, in the last few months, I have completed half of my religion and
got married. Thank God, I got engaged. My friends and I sat together and
wondered where do I live and I chose to live in Toshka and im going to build and
farm there, and a friend of mine is going to go East of Al-Tafrea, and we sat
thinking and were confused and disagreed a lot about where to go or where to live...
so I came today and I say to you that in the past, young people, you used to be
confused about finding a place to live. Today, we are confused by the many
achievements that you have achieved. Thank you."”- Mohamed Heneidy

Looking at Heneidy’s speech conflicts as these were the words of a comedian to the president,
the speculation here that this was a political event were words of a comedian were seen to be
important to praise the work of Mubarak. This is existential assumption as the rhetoric structure
shows the reality of “all the achievement Mubarak has done for the youth”. The empathy for the
youth narrative was highly played during the phase of Mubarak’s presidency.

IMAGE 2: Ibni baytak advertisement (Youtube, 2008). Accessed in November 2023

After decades of the narrative calling for a comprehensive national plan, President Mubarak,
pushes for two projects, Iskan Mubarak Lil-Shabab (Mubarak’s Youth Housing) and Iskan Mubarak Al
Qawmy also known as the National Housing Project. Both were dominated by one goal which is the

production of new housing units outmost for low-income families (Shalaby, Ahmed, Elshenwany,
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2022). By 2006, the total number of housing units had significantly increased, contrasting with a
decrease to only 10% provided by the government (Fig. 18). Which followed that the NHP changed
the target goal of units from 500,000 units to 800,000, however with an achievement of only 140,000
units (Shawkat, 2014). Accessibility and affordability were two of the challenges that prospective
beneficiaries encountered while trying to secure a unit in the NHP (National Housing Program).
However, the government's narrative had a different emphasis. Excerpts (a) and (b) underscore
President Mubarak's direct involvement and keen interest in housing-related issues. The
“clientelism” of housing best describes President Mubarak’s intentions to raf' kifayah (uplift) the
architecture style of new housing projects. Instead of merely being constructed as concrete blocks,
he envisioned them as small villas, even though this occurred a decade prior to the NHP.
Nevertheless, this vision still had an impact on the program. Again, in year 2000, excerpt (b) shows
the interest of the President and the first Lady in the elevating the “style” of the housing Litilbiya
dhawq al’am (to meet the public’s taste). Amid the crisis, using language tailored to a specific
clientele may seem ironic. While the enhancement of these housing projects improved their
aesthetics, it did not align with the challenges posed by the "housing crisis."

In conclusion the state role swayed between provision of housing, regulations of law, enforcing
zoning restrictions, beautification of housing, and regulation of the private sector in the provision
of low- and middle-income housing. Which led to a long and complicated procedure for obtaining
a house with the existence of many stakeholders, and the obstacles found in the legislative system
(El Kafrawy, 2012). Conquest of the desert (ghazw alsahra') was Mubarak’s slogan that displays the
intentions direction towards a capitalist and neoliberalism direction (Singermen, 2011).

2011-2023

After the uprisings in 2011, the ministry displayed efforts to present a new plan to be executed
between 2012 and 2017. Amid the “security” situation in Egypt the Army forces stepped to
“support” the government as the transitional period post January 2011. This phase is split into two
eras, the first would be 1) post 2011 transition phase and 2) The New Republic phase.

1) Post January Transition

The intervention of the Military Army Forces played a significant role during Egypt's
transitional phase, particularly in addressing housing concerns. This effort was spearheaded by the
Engineering Authority under the leadership of Major Kamel Al Wazir. By Mid-2012, Egypt had a
new democratic elected president, and a new regime which led to a short but abrupt change in the
narrative. The following topics were covered:

2) The role of the government
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a. Complications caused by previous regime.

This period, although brief, marked a pivotal political and linguistic shift. The subsequent
excerpt precisely delineates the trajectory of the narrative:

a) “The housing laws that were acted over the second half of the twentieth century... produced side effects
such as social, economic, and urban distortion, which led to exacerbated housing problem, and the
urban disfigurement of Egyptian cities.”

Text Box 10. Arabic excerpts are found in Appendix C, Table 4

Housing Minister Tarek Wafiq, during Morsi's cabinet, addressed the housing problem directly.
He attributed the issue to the complexity of existing laws and explained how this complexity had
various adverse effects, ultimately leading to the "disfigurement" of Egyptian cities. The language
he used reflected an underlying assumption that there were solutions to be found and had a
positive orientation.

However, excerpt (a) reveals that the impact of housing laws extended beyond just housing and
had implications for social, economic, and urban aspects as well. This narrative had not been
previously articulated by any state officials and was consistent with the perspectives of many
experts in the field, such as Milad Hanna and Sayed Koreym.matches the narrative produced by
many experts in the field like Milad Hanna, and Sayed Koreym. The language of newness started
surfacing the narrative Samir Sobhi wrote in Al Ahram in 2011:

“ A new Egypt is beckoning us, and somewhere in its horizon a new opportunity
has presented itself... Now we can create almost a new country in the desert...
everything will change: society, the aspirations of young people, even the rhetoric
of politics” - Al Ahram, 2011

The newness narrative follows the events of 2011, with new amal (hope), and criticism of the
old. What Sobhi described as a “new country” in the desert, is rhetorical replication of Mubarak’s
“conquest of the desert”. Not showing much of change as he proclaimed in his writing. Yet changed
was called upon and the words and naming used was a trial to reflect such change. Mudn
Almilyunuyadh (Cities of millions) was a proposal by the leading party during Morsi” presidency,
the Freedom and Justic Party (FJP), the naming is a reflection of the revolution rhetoric especially
the description of Millions of Egyptians gathered in Tahrir square, or maseerat Almilyunuyadh
(millions of people march). The rhetoric behind Mudn Almilyunuyadh is not indicative that it means
millions of people moving to the desert, or just an imprint of the 2011 revolutionary speech. Very
shortly the government announced a new social housing project delivering “one million units”,
with 200,000 annually. Which later became known as the Social Housing Project (SHP), a successor
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of the NHP at the time of Mubarak.

3) The New Republic phase.

A New country was hoped to appear in the desert instead the newly elected president Abdel
Fattah El Sisi, announced a new republic that will beckon on Egypt. As announced in 2021,
President El Sisi “the birth of the new republic which accommodates to everyone without
discrimination” in the framework of his very famous campaign Hayah Kareema (dignified life). The
narrative takes a large change and maybe a recall to the nationalist language used by Nasser as
seen in the categories and sub-categories below:

1) Government military cooperation
a. Largest projects and accomplishment
b. Deadline urgency

2) Public Private cooperation

3) Nationwide plan

a. National Narrative
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Despite all the efforts made by both the government and the private sector in housing
construction, the informal sector ultimately outpaced them. Despite all the initiatives implemented
for the NHP, which fell far short of the targeted 800,000 units, there was a subsequent decline in
housing production, as shown in Figure 18. It might look as a reaction to the insufficiency caused
by the NHP, however its successor SHP came to life and played a major role in the narrative as seen
in the excerpts below:

a) “Madbouly dismissed the authority’s officials and presented the position of implementing the social
housing units and the “Dar Misr” project, and it was confirmed during the meeting that the delivery of
social housing units would start successively from June 30 of this year, until the end of “next”
December, and the minister stressed that these dates will be adhered to... Especially since there are
instructions from the president to quickly complete them, as the authority is responsible for
implementing the promises in cities with large numbers of checkpoints.” - Al Ahram, 2014

b) “The largest social housing project in the Middle East, delivering 1,500 units in Badr ... The social
housing project is the largest in the Middle East and one of the largest projects in the world, and it is
one of the mechanisms for achieving social justice. He pointed out that social housing units have
become a tangible reality in all Egyptian cities, with about 234,000 units being implemented and
delivered nationwide. The Prime Minister also directed attention to maintenance and electricity
work...” — Al Ahram, 2015

c¢) “Thejourney of ascension begins from here...decisive and bold decisions to move towards the future.
And housing them in a way that suits their economic conditions and the best environmental
requirements. Paying attention to youth, integrating them into society, and opening all doors for them
to accommodate and provide them with decent job opportunities.” — Al Ahram, 2016

d) “Urban and social development activities for residents of unsafe and unplanned areas Urban and
social development activities for residents of unsafe and unplanned areas within new urban
communities with integrated services.. provided decent housing for 250 thousand citizens of slum areas
and poorer villages?” — Al Masry Al youm, 2018

e) “Implementing giant development projects in accordance with the best international standards and
completing them on the scheduled dates... President Abdel Fattah EI-Sisi charged the government to
continue making efforts to implement giant projects in accordance with the best international
standards, and to complete them on the scheduled dates, especially the new cities, the administrative
capital, and social housing projects... - Al Ahram, 2019

) “Planning and implementing strategic development programs... Planning and implementing various
strategic development programs... Strategies for growth and transformation from large-scale
development in the field of partnership between the public and private sectors.” — Al Ahram, 2020

g) 7 The urban transformation that the people of Asmarat experienced, who were rescued by the state from
the depths of the mountain and took them out of the cities of the dead to the cities of the rising sun, like
birds chirping happily in the light... The Asmarat project occupied a top priority on the state’s agenda...
and the Asmarat neighborhood today is the closest thing to an integrated residential compound...
Converted to eliminate slums and advance Egypt's development and civilizational behaviour.” — Al
Masry Al youm, 2023

h)  “Implementing 360 thousand housing units until the end of 2018...a package of good news that the
government has adopted for the benefit of the citizen and is working to implement it as quickly as
possible in an attempt to provide new services that the citizen will feel. Providing economic activities
and job opportunities in addition to housing and services (Hossam El-Din, Chairman of the
Cooperatives Authority)” — Al Ahram, 2015
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i)  “The Ministry of Housing witnessed the achievement of many achievements for 3 years... 500 thousand
social housing units to house 2.5 million citizens at a cost of 72 billion pounds. 17,000 units of villas
will be offered in the New Administrative Capital before next August. Including water and drainage
projects, the Dar Misr Medium Housing Project between the Ministry of Housing and the Engineering
Authority. Beit Al Watan projects for Egyptians abroad. And the road network” — Al Ahram, 2017

j)  “The housing crisis will be resolved within 4 years... Madbouly refinery indicated that the next four
vears will witness a relief for the housing problem in Egypt. Explaining that there is no housing crisis,
but rather a settlement problem in the delta areas, which do not have desert backlands and lands on
which housing units can be built. With the current implementation rates in housing projects, we will
overcome this problem during this period. A balance will be achieved between supply and demand,
which reaches 600 thousand units annually, through housing projects implemented by the Ministry of
Housing alongside the private sector.” — Al Ahram, 2017

k)  “Focusing on the role of the private sector in providing housing for low- and middle-income people...
The Minister of Housing praises the private sector at the exhibition. Dr. Madbouly, Minister of
Population, Utilities and Urban Communities, praised the large participation of the private sector in
the “Cityscape” exhibition, and that it is a strong message that confirms the private sector’s insistence
on working within the Egyptian market, regardless of the political circumstances that the country is
currently going through.” — Al Ahram, 2014

1) “The partnership between the private sector and the state is a “dream” realized on the ground...
Darwish Hassanein.: The idea of the partnership is very successful, but it requires fair contracts to
guarantee the rights of both parties.” — Al Ahram, 2017

m) “Madbouly, the housing issue is a high priority on the state’s agenda, and Sisi directs quickly the
implementation of social housing units” — Al Ahram, 2023

Text Box 11 Arabic excerpts are found in Appendix C, Table 4

Prior to the elections, El Sisi produced an “initiative to build one million housing units”,
ironically it was already announced in 2012, which started delivering units by 2013 (Fig. 19). He
proclaimed that “it is a serious step to start solving the housing problem” (Shawkat, 2020) ,without
indicating any difference between the NHP except the end goal is 200,000 units extra. The narrative
focused on large number production as alhal alwaheed (the only solution). The Social housing Law
33/2014 was proclaimed as a “serious step” to resolve the “housing problem”, which was followed
by the establishment of the Social Housing Fund (SHF) (The World Bank, 2015). Many initiatives
starting appearing in the narrative, aleskan lelgamee” (housing for all), million wehda (one million unit)
and a construction boom in 4th generation cities and mega-infrastructure projects all at once.
Followed by the establishment Egypt’s Vision 2030 amid the launch of the Sustainable
Development Strategy. Four years later in 2020 the government has launched Egypt’s Housing
strategy as a collaborative work with the UN-habitat (UN-habitat, 2020). The goal is shown below

amid Minister Assem Al Gazzar description of the strategy.

“The strategy is consistent with global and regional requirements, including
the Sustainable Development Goals (SDG 2030), the New Urban Agenda, the
Arab Strategy for Housing and Urban Development, the Sustainable
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Development Strategy (Eqypt Vision 2030), and Egypt’s National Strategic
Plan for Urban Development 2052. The strategy is also characterized by a
great degree of implementation flexibility.” - Assem Al Gazzar (Minister of
MHUUC), 2020

Over a nine-year span, numerous projects and initiatives have permeated the Egyptian housing
landscape. The critical inquiry lies in understanding their role in shaping the narrative and
influencing the government's role. The abundance of projects and initiatives exerts a noticeable
pressure on the narrative, seemingly crafting a comprehensive image meticulously designed to
"resolve" the housing crisis or problem. The excerpts sway backwards and forwards between if
housing is a crisis or a problem. With the cooperating with the Engineering Authority, the narrative
emphasized highly on times of delivery, as seen in excerpt (a)(e)(h)(i)(j) and (m). in excerpt (a) a
very set timeline was announced by Minister Madbouly at the time “successively from June 30 of
this year, until the end of next December”, brings the date “June 30t” a major important delivery
date that accentuates the events of the uprising during June 30 in 2013. The rhetoric of
emphasizing the date amid the socio-political events attached to it ignites a “national” narrative
similar to Nasser’s. Other lexicons such as “stressed” and “instructions” imitate a stricter military
language, which was not found in the narrative in previous eras (a). Not just the time frame was
important but the urgency to finish sor’et altanfeez (quickly complete them), istikmal aalmashree’ fl
gadwl alzamn y (complete projects within a timeframe), fi asar” waqt mmkn (implement as quickly as
possible) regarding housing products was also emphasized in such excerpts (a) (e) (h). The
narrative does not imply an assumptions but the repetitiveness in the narrative of how quickly
those projects needs to completed adds a pressure that there is an urgent need for housing which
compliments the crisis in housing. In this context, the government plays a role in publicizing its
achievements, creating an environment that exerts pressure and portrays these accomplishments
as heroic in order to garner popularity and empathy, as noted by Hendawy (2015) and Sims (2014).
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NUMBER OF 1 MILLION UNITS BY CAPMAS VS. THE
NARRATIVE
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FIGURE 18: Number of 1 Million Units by Capmas vs. the Narrative.

Even though the “One Million Units” initiative was announced in 2012 after being postponed
from 2011, that it didn’t see the light till 2013, and officially announced by president El Sisi till 2014.
Nevertheless, the officially announced completion figures consistently deviate from those reported
by CAPMAS, with only the year 2017 displaying congruence at 500,000 completed units (Fig. 19).
The annual proclamation of 200,000 completed units from 2012 to 2017 contrasts with the initiation
of the “One Million Units” project in 2014, revealing a significant misalignment between the

narrative and the actual figures (Fig. 19).

A major shift in the narrative towards the private sector as it shifted from delegating some of
the work in the housing sector to a private public cooperation as seen in excerpt (k), with the interest
of the government in the real estate participation and sector. The state proudly supports the real
estate market and gives incentive to attract foreign and private investors to create a business
friendly environment (Sims &Abdel Fattah, 2016). In 2017 it was announced the private public
cooperation is “the dream” that has been awaited for long time (1). This is met with a shift in role
of the NUCA to operate as a property developer as currently the largest governmental developer
(Shawkat, 2015). As it has taken a role in several projects like Dar Misr and Sakan Misr as profit
oriented projects, and created City Edge Developments as the NUCA’s foot in the luxury market
and development of fourth generation new cities, New Administrative Capital, and New Alamein
City (Shukrallah, and Shawkat, 2017). The narrative shifted and so did the role of the Government,
right it is seen to participate in many housing projects and diversify its portfolio as private sector
entity. The private sector became a crucial part of the housing provision as mentioned by Madbouly
in excerpt (j), as housing projects “implemented by the Ministry of Housing alongside the private

94



sector”. The narrative sways due to the cooperation of the Engineering Authority, and the
privatization of parts of the government and the private sector, caused by the cooperation of
different parties together which caused some dichotomy in the narrative. During Nasser's era, it
was essential to construct a national image to secure popularity and empathy. In Sisi's time, the
narrative emphasizes and amplifies the pressures, thus crafting a heroic portrayal of the
government's role.

4.3.3 The Issue of Housing

The housing in Egypt faced a lot of challenges throughout the decades. From addressing the
initial “homes crisis” in the 1950s to the subsequent transition to a more generalized “housing
crisis”, the narrative intersects with pivotal legislative changes and economic shifts. The discourse
navigates through themes of urban congestion, rent control laws, and internal migration, reflecting
the state's evolving role. Over time, the narrative expands to encompass issues of affordability,
infrastructure, and distribution, highlighting the complex interplay of power dynamics. The
examination of housing crises from 1965 to 2023 unveils a nuanced socio-political construct, where
the narrative becomes a tool for control and authority.

1950-1970

Urbanizing rural Egypt, was a major part of the “ten-year national plan” announced by
President Nasser (Wahdan, 2007). As he stressed on urban-based rural development after the
abolition of the izbas (farm lands owned by the rich) which led to the sequestration of land from the
“wealthy” (Shawkat, 2020). And the state led domination over the housing industry in Egypt
during Socialist era. The issues resulting in Nasser’s era in the housing industry or collapsed in the
following topics:

1. Modular and prefabricated housing
a. Housing and fellahin (farmers)
b. Unified housing

2. Lack of available housing

a. Lack of affordable homes for rent
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Decolonization was a movement run by the Free Officers, which have led to the removal of the
monarchy and the initiation of the republic. The regime led by President Nasser initiates new
policies as part of al-ishtirakiyya al-arabiyya (Arab socialism), government interventions such as rent
control that were to almost in favor of the low-income individuals and diverting scarce resources
to the technocrats of Egypt (Feiler, 1992). The following excerpts illustrate the issue with housing
in the narrative:

a) “This reassurance suddenly turned into great anxiety... with talk about the Ministry of Housing's
policy of "reconstructing the countryside" through prefabricated housing... reconstructing the
countryside without the rural people.” - Hassan Fathy, 1963

b) “We also hope that you will show us what will be beneficial to our native culture, our way of life, and
our Arab entity from the impact of the intrusion of towns with unified architecture throughout the
countryside...the necessity of improving housing in the countryside. Many planners and engineers
consider the process of building and constructing cities and villages as something that must be disposed
of as quickly as possible. We give people ready-made villages and cities overnight, but that is the worst
thing we can offer them.” - 1963.

c) “We discovered that this planning is suitable for the city and not for the village, especially typical urban
planning.” - Al Mussawer, 1968

d) “The problem of housing... One of the most important things facing these housing is that they are all
one typical model” - Al Mussawer, 1968

e) “each one of you wants to solve the housing crisis, but can we really solve the housing crisis in one

year, or three, or four, or five...I want to build popular housing and affordable housing and so on.. But
can we in a short time change the situation that is a result of exploitation of hundreds of years of
colonialism”- Gamal Abdel Nasser, 1965

Text Box 12 Arabic excerpts are found in Appendix C, Table 1

The popularity gained by Nasser following the 1952 revolution solidified his standing and
appeal among Egyptians. Technocrats played a pivotal role in Nasser's bureaucratic authoritarian
regime, as they were preferred over monarchs due to various advantages, particularly in the realm
of housing (Wahdan, 2007).Land reform laws by Nasser were perceived to be in favor of the fellahin
to redistribute land “equally”, however this led many fellahin (farmers) to become landless which
led for a rural-urban immigration (El Kafrawy, 2012). Rural urbanization was a large hurrah for the
regime, and it was conceived with pride which showed in Nasser’s speech in 1964 as he referred to
the new villages as “buildings that are contemporary are buildings that are good for the fellahin”
(Shawkat, 2020). Also, it was expected of the fellahin to “resign themselves” to the better life
“planned, organized, and continually supervised for them” within these kora namoozegya (model
villages) (Shawkat, 2020). The lexicalization of the speech is extremely dominant in creating the
perfect Fallah (farmer), first the propositional assumptions carried with the following lexicons
contemporary buildings are good therefore good for fellahin, second thing that fellahin need to
resign themselves to the new means of tailored living, and third “modal villages” are planned
organized and supervised by the state. This reflects a monologue in the narrative of obedience
reflected by the state as symbol of power. This was opposed by Hassan Fathy in his letter to Nasser
in 1963 the rejection of the fellahin to these aleskan alnamaty (modular housing), excerpt (a) shows
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that these almosna’a (prefabricated) homes are designed without the input of the fellahin themselves.
Excerpt (b) displays “modularity” as intruders upon our civilization, and al-kora al-gaheza (the
ready-made villages) are the worst thing that can be done for the rural people of Egypt. The ready-
made villages and prefabricated homes are a western idea, which seems very contradicting to the
“Arab socialist” approach Nasser aims to achieve. The escape of the fellahin was led by the housing
narrative, objecting to modular housing as shown in the excerpt (c) and (e). an existential
assumption exists between the relation of modular homes and the homes problem created by state-
led initiatives.

Rent control laws led to reduction in rents for a 10 year period twice, one through law 199/1952
by 15%, and once again through law 168/1961 also for a 10 year period. These laws were in favor
of the tenants to achieve social equity (El Kafrawy, 2012). However, these laws led the withdrawal
of the private sector from the rental market due to its low profitability, and it led to booming of the
phenomenon of khallu rejul (keymoney), which is an upfront amount paid by tenants to landlords
to be able to rent the unit within the rent control limitations. The Arabic translation of khallu rejul
is foot exile, which pushed the exit of landlords to allow for space. It showed appearance in movies
such Al Yasmin in 1968, where Anwar Wagdi pays khallu rejul to the pigeons to live in their usha
(shack).

The homes crisis didn't reach its zenith during Nasser's era, but it appears that the roots of the
issue trace back to laws and policies implemented during the Arab socialist era. As previously
established, when the state assumed the sole responsibility for housing provision, the initial homes
problem escalated into a full-fledged housing crisis. The shift in governance and the centralization
of housing initiatives marked a turning point, contributing to the evolution of the narrative from a
localized crisis to a broader and more systemic challenge.

1970-1981

President Al-Sadat refrained from acknowledging the existence of a "housing crisis" until the
inauguration of his first new city in 1977 (Shawkat, 2020). The consequences of socialist housing
policies began to manifest directly in the 1970s. The implementation of the Infitah (Open-door
Policy) brought about a resurgence of the private sector, westernization, and the revision of certain
land reform policies. This shift in policies garnered praise from the Western world, particularly the
upper middle class in Egypt (El Kafrawy, 2012). However, Sadat was unable to completely abolish
all socialist policies, resulting in a coexistence of both socialist and capitalist frameworks (El
Kafrawy, 2012). The issue of housing category collapses into the following categories and sub-
categories:
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1. Rental Problems
a. End of rent control
b. Housing problem
c. Self-builders
d. Youth housing

2. Lack of available homes
a. Home ownership
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a. “Exempting building materials from customs to reduce housing rents...initiating the private sector into
above-average and luxury construction to eliminate khallu rejul ”- Al Ahram, 1976

b. “Understanding relationships... We (engineers and designers) try to help the head of the family
organize a home with local capabilities and values... We try to help the owner and tenant understand
the relationships between them” -Dr. Abdul Baqi Ibrahim, Alam Abenaa’, 1980

c. “A dangerous and misleading phenomenon that resists all means, including the force of the law... due
to the huge increase in demand over supply... especially with the current price differences in rents for
old housing that have been frozen or reduced by laws.”- Al Ahram, 1978

d. “The fire of my mother-in-law is more merciful than the fire of khalu rajul(key money)” — Akher Sa’a,
1978

e. “The housing problem in Egypt is a social problem... obligating those who invest their money in
housing... to invest in building popular housing units instead of limiting it to luxury or medium-sized
housing.” — Al Ahram, 1977

1 “Tens of thousands of citizens have the right to be concerned... about a new principle in the draft
housing law that could lead to a new “housing massacre” between owners and residents... It gives
every owner the right to evict the residents and vacate the home if a situation of necessity arises that
makes it, he needs this home for himself or for one of his children” — Al Ahram, 1977

g. “Helping those who have land but do not have the ability to build. The new law encourages investment
in the field of housing. The amendments to low loan interest rates come in continuation of the objectives
of the law to encourage citizens to invest in the field of housing.” — Alam Albenaa, 1980

h. “70% of old homes are destined to collapse at any moment! A fine for the owner’s negligence in
maintaining the house” — Akher Sa’a, 1978

i. “How can a resident complete his residence on his own? The technical and organizational efforts that
must be made, and if the private sector contributes the largest part to providing housing units, it is no
longer able to provide the appropriate numbers that exceed the needs of the limited-income people...but
the limited-income beneficiary can be involved in self-efforts.” — Alam Albenaa, 1980

J. “The government must direct its attention to building housing for young people who have been waiting
in marriage queues for years” — Akher sa’a, 1978

k. “Ownership of public housing for tenants” — Al Ahram, 1970

I “Owning popular housing units for those who pay their rent for 15 years” — Al Ahram, 1976

m. “New public housing is owned at the construction price only... economic housing is owned by people
with limited income. A discount of 10% of the price for those who pay in one payment” — Al Ahram,
1977

n. “165 thousand families benefit from the new rules for ownership of public housing - Al Ahram, 1977

o. “There is a project that we have already started implementing to own modern apartments in Nasr
City... In addition to this, we have also decided to further reduce the cost of the building materials used
for economic and medium-sized housing by exempting them from customs duties, and the new units for
economic housing will be 70% of the plan.” — Akher Sa’a, 1978

p-  “After the marriage took place, the problem became clear: getting an apartment was almost

impossible!! The newly formed families has no choice but to live in the home of the husband’s
family...and the wife’s family - Akher Sa’a, 1978

Text Box 13. Arabic excerpts are found in Appendix C, Table 2
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The government proactively launched an urban development initiative aimed at creating new
communities in desert areas. This strategic initiative seeks to address the issue of overcrowding in
existing cities, create new economic opportunities for the nation, and simultaneously protect the
country's valuable agricultural lands (El Kafrawy, 2012). Nevertheless, the surge in the “housing
crisis” was propelled by various factors during Sadat's era. Firstly, rent control laws contributed to
a scarcity of available rental homes. Secondly, a notable influx of immigration to Cairo, particularly
after the 1973 war, exacerbated the housing demand. Thirdly, a spike in the cost of construction
materials added to the challenges. The ensuing excerpt vividly portrays the magnitude of the
housing "crisis" during Sadat's era, shedding light on the multifaceted nature of the challenges
faced in this period.

Population growth was prominent, and the immigration rates were of value, however numbers
started to grow approaching the 1976 census (Fig. 12 & 13). However, so of the “housing problems”
were carried over the previous decade. Particularly, issues associated with rent control persisted,
despite the introduction of law 49/1977, which aimed to regulate relationships between landlords
and tenants, allowing for rent increases in favor of the landlords. Problems that gained stamina due
to the rent control contributed a lot to the homes problem, as the relations between tenants and
landlords escalated, which pushed for law 49/1977 that organizes the rental of places and
regulating the relationship between the landlord and the tenant. The rent control Law led to
problems between tenants and landlord to escalate which led to a “crisis” in the housing. “Rent
freezing” led landlords to abstain from offering their homes for rent unless in some cases khalu rajul
(key money) was played, which is usually a large amount that was considered a bribe. Which led
thousands of houses to be unavailable for rent. The second problem after Law 49/1977 rents have
increased which led to other portion of houses to be unaffordable. The narrative stressed
significantly on the problems affiliated with rent from different approaches. Two issues the
narrative focuses on 1) eliminating khalu rajul (Key money) and 2) elimination of Rent control.
Excerpt (a) is a call to e’faa’ (exempt) construction materials of customs, as per what tahreer
(liberalization) of the market should carry, to reduce rent and to “eliminate” key money. The
lexicalization behind “elimination” calls for termination of the matter and stresses on the
consequence of its continuation. Dr. Abdul Baqi Ibrahim (professor) called for experts and
professionals to help explain the relationships between the tenants and landlords as seen in excerpt
(b), the urgent need to regulate the issue especially with 59.7% of household tenure in Egypt is Old
Rent. The law was described as to have a misleading and dangerous phenomenon, lexically both
terms hold a negative value assumption with a conflicting orientation towards the topic in excerpt
(c). Even on the social scale, there was humor in the troubles attached with the problem of Key
money, in excerpt (d) “nar Hamaa arham min nar khalu rajul” (The fire of my mother-in-law is more
merciful than the fire of key money). The metaphor used to compare the negative cultural
connotations that held with in-laws as nar (fire) is more tolerable than nar caused by paying khallu
rejul . The lexical choice of “fire” is an exaggeration to explain the heat caused by the problem
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associated with khalu rajul. Excerpt (f) described it as mazbahet al-iskan (housing massacre) as per
the tanzeem al’elaqat (regulation of the relationships) between tenants and landlords suggested by
law 49/1977, as the law allows the landlord to evict the tenants there is a form of urgency of need
to the house. The use of “massacre” creates an existential assumption that already exists and

according to the law it will expand.

The change in Law 49/1977 was in favor of landlords, which was perceived to give the rich
more power, the law also offered low interest loans to investors in the housing industry, and
removed the rent control laws on middle and luxury housing, which led to a boom in the housing
prices leading to a lack of affordability (Joya, 2013). The rent control laws have transformed Egypt
to be ‘ownership oriented’, as people started to invest in housing as a form asset as shown in excerpt
(e), describing it as a moshkala egtme’ya (social problem) rather than a “housing problem”. This
connected to the fact that liberalization of the market spread out the idea of investment, with the
assistance of law 49/1955 it motivated the economic activity of investment in housing as asset as
per the assumption carried by excerpt. Which in the late 80s investment in real estate will boom in
the market after the catastrophe caused by sharikat tawzif al-amwal al-islamiya “Islamic Money
Management Companies” (Ponzi Scheme) known as El Rayan and El Sherif which led to many
Egyptians lose their saving and money in fake investments (Shawkat, 2020). A novel feature in the
narrative was the decline in interest rates for loans, enabling individuals, particularly those who
owned land but couldn't afford construction, to purchase and own homes, as elucidated in excerpt
(g). The pushing of the narrative to the tamlik (ownership) strategy dominated as per the capitalist
ideology and became the official government banner (Shawkat, 2020), as seen in both excerpt (k)
and (1), which calls for ownership of the public housing. Emulating the "right to buy" propaganda
policy of Margaret Thatcher, this occurred two years prior to its implementation in the United
Kingdom (Shawkat, 2020). In excerpt (m) it is advertised boldly to own at the “price of
construction”, and offering discounts for those who pay all at once. In excerpt (n), it illustrates that
the campaign is working, and 165,000 families already “benefited” from the new law and now they
own a home. Excerpt (o) illustrates new and “modern” units for ownership at a discounted rate
due reducing the costs as a benefit of the liberalized market that led to exempting such homes of
customs. The narrative of advertisement starts creating a dominant image between tying ownership
of home with marriage and started creating many connections between it to “encourage the youth
for getting married”. Excerpt (p) shows that the problem is finding a house for “ownership”, and
lexically complicating it by referring it to an “impossible” thing, adding another layer of
catastrophe that before newly wedded have one choice but live with their families. But, now with

all the facilitation offered by the government the dream can now be a ‘reality’.

101



Housing Tenure in Egypt (1976-2016)

1976 1986 1996 2006 2016

100%
90%
80%
70%
60%
50%
40%
30%
20%
10%

0%

m Owned (Built/Inherited) m Ownership B Not Owned m Gift/Inkind Benefit ® Other B New Rent mOld Rent

FIGURE 19: Housing tenure in Egypt (1976-2016). Source: Shawkat (2020), CAPMAS Census (1976-2016)

Those who cannot own end up joining the category of “self-builders” which are often
negatively labeled as “informal”, due to the lack of affordability (Joya, 2013). The direction of the
private sector didn’t align with the State’s expectations, unintentionally the ‘do it yourself’ policy
responded to the housing needs of people. The narrative showed that this consequence was not
favored as shown in excerpt (h) where it presents informal housing as “unsafe” and 70% of such
construction is un stable and ayla lyl sekoot (destined to collapse), building to the possible lack of
knowledge attained by the owner of such construction as also shown in excerpt (i). With no clear
solutions available, the prevalence of informal housing continued to grow during Mubarak's era.
The primary strategy during this period was the New Town policy, introduced in 1976, which was
influenced by the international self-help policy. This policy aimed to transform public housing into
new communities, with construction being financially supported by the private sector (Joya, 2013)
(Hassan, 2017). The NTP program was formulated based on three principles: 1) alleviating
overcrowding in the Nile Valley and the Delta, where infrastructure and services were already
strained and mostly depleted; 2) establishing new, self-sufficient urban centers in arid regions with
integrated infrastructure to ease the burden on existing urban areas and mitigate encroachment on
limited agricultural land, and 3) enhancing the national economy by generating job opportunities
in these new urban centers. The program started with establishing approximately seventeen new
communities, some of which later evolved into key national economic and industrial zones,
including 10th of Ramadan, El Sadat, and 6th of October (El Kafrawy, 2012). This was under
Minister Hasballah El Kafrawy who continues his efforts in Mubarak’s era and pushed these cities
to come to life.
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1981-2011

Capitalism sets the stage for the subsequent phase, ushering in neoliberalism driven by
escalating economic downturn. This shift is propelled by external influences, notably the IMF and
USAID, restricting the public sector's role and intensifying market liberalization to allure private
investments (Joya, 2013). As a continuation of the previous decade the NTP that was later called
the “Law of New Communities” (Abdelrahman et al,. 2020), now initiates the NUCA as per law
79/1979 that states following:

“Creating new marakez hadrya (civilized centers) for achieving community
stability and economic prosperity. Developing new attraction areas beyond the
existing cities and villages.”

The law expands beyond just the provision of housing it states the creation of “civilized centers”
to achieve both community stability and economic prosperity. Mubarak’s era will be split into two
phases, first will be under the supervision of Minister Hasballah El Kafrawy which marks the
continuation of liberalism initiating capitalism and the movement of new cities and the second
would be under the supervision of Minister Ibrahim Soliman with capitalist ideology initiating
neoliberalism and the housing problem between informality and infrastructure.

1) The New Town Policy (1981-1993)

The early years of Mubarak's presidency saw the establishment of several new cities, including
Al Sadat City, an administrative project initiated by President Al-Sadat. The narrative regarding
the outcomes of these new cities and their impact on the "housing issue" is as follows:

1) Rental Problems
a. Liberalization of Rent Control
b. Home Ownership

2) Housing Crisis

3) Lack of availability (supply vs. demand)
a. The Empty Homes phenomenon
b. Self-builders

c. Unsafe/informal housing
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This era in particular focuses primarily on the new cities and the issues that were faced and
how it impacted the housing “crisis”. With Sadat’s era come to an end the purchasing of homes
doubled to 4% between 1976-1986 and doubled again to 8% by 1996. The sales cap that were
presented in Law 49.1977 were barely effective (Shawkat, 2020). The numbers of homes owned
increased exponentially from 450,000 by the end of the 1976 census, to 1,780,248 by the end of the
1986 census (Fig. 20). The losses contributed to the Ponzi schemes, and Arab Gulf petrodollars
generated by Egyptians living abroad were all used as investments in housing (Shawkat, 2020).
Which justifies the further increase in ownership tenure by the end of 1996 to 5,700,000 (Fig. 20).
The following excerpts will help discover the matter further:

a) “The problem of liberating housing from the restrictions imposed on it has stifled the resident, the
owner, and the investor for many years. The relationship between landlord and tenant is governed by
civil law in light of the abundance of homes. Its purpose was to legislate... a guarantee that the owner
would receive the rent for his property...Unjust laws.” — Al Akhbar, 1984

b) “Government and public sector employees... are unable to own an apartment, and we as a government
must build apartments for them to live in... realistic rents must be reached” — Moheb Estino, Al Ahram,
1983

c) “The housing problem is primarily an economic problem” —— Al Ahram, 1983

d) “The problem is social, economic and political. It is not possible to hold one end of the thread or the
other” — Al Gomherya, 1984

e “The large number of laws and amendments behind the complexity of the problem... the large number

of laws that were issued after the sixties and the large number of their amendments. Therefore, the laws
were a fundamental reason for the complexity of the crisis because of the “unpeaceful” and “non-
independent” atmosphere that the laws created between the landlord and the tenant..” — Al Ahram,
1985

Y, “This is the result of an imbalance between supply and demand, as the supply for ownership is greater
than the supply for rent. As a result, there are a huge number of residential units for sale and no one
can buy them. As a result of the multiplicity of housing laws and the disparity of their provisions, which
makes it difficult to implement them” — Al Ahram, 1988

2) “We don't have a housing problem! But there is a problem with planning... and organizing the existing
human resources in Egypt” — Al Sha’ab, 1989
h) “A social tragedy in Egypt called public housing... Before they are displaced to a new area and a new

life... they must ask the people first and they must know their opinion about it... Do you agree with
them? Are you meeting their needs? Will it be built in that area or another area proposed by people?
They may even discover while asking them that they want another, completely different project, and it
must have the reasons for this project presented by the planners. They must even ask them about the
image or form in which it should emerge the project”- Al Ahram. 1990

i) “Despite the huge housing numbers, they do not cover more than 40% of our needs... We are only
planning... We provide land and building materials... We offer 470 million pounds to those who want
soft loans at an interest rate of 4%... The credits, even with the five-year plan, do not work.” — Akhbar
Al yom, 1983

J) “Who can imagine 200,000 empty apartments inhabited by ghosts? There are 100,000 apartments that
their owners built and then closed and kept the keys in their pockets. There are another 100,000
multiple apartments, meaning that their owners do not need them because they own more than one
apartment, amounting in some cases to 20 apartments per person. Milad Hanna demands one dwelling
for each family, a necessary measure to eliminate the phenomenon of closed apartments.” — Al Wafd,
1984
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k) “100 thousand apartments are closed or intentionally not finished. To reduce the greed of owners of
under-finished buildings. Finishing is at the owner's expense. What is the legal position on the owner
who exploits the building permit on building materials at subsidized prices? Then he is reluctant to
finish the building or hand it over to the residents!” — Al Ahram, 1988

l) “60,000 slum dwellings in Cairo every year...slum housing, which occupies 60% of Cairo’s surface
area and constitutes 80% of its urban area, believes that this type of housing is the biggest cause of
problems. The spread of slum housing led to Law 29 of 1977, which gave legitimacy to slum areas that
were established in Egypt before 1966.” — Al Seyasy Al Masry, 1993

Text Box 14 Arabic excerpts are found in Appendix C, Table 3

Liberalization of the market as many other things are a continuation of Sadat’s economic agenda
that plays in favor of the private sector and foreign investments (El Kafrawy, 2012). The carryover
of liberalization and the economic baggage still has a negative impact on the housing industry by
increasing the prices of housing, and expansion of informal settlements. Nearly two decades after
the inception of rent control and associated laws, there persisted a call for the liberalization of rent
control measures. Excerpt (a) pleads for the liberation of the rent control as it led to the stifling of
resident, the lexical word choice is a synonym for suffocating which was earlier used in 1950s to
describe the impact of urban congestion. However, what seems to be a shift in the narrative as the
problem became a matter related to the civil law to resolve the relationship between owners and
tenants and it no longer became a problem of housing. It was defined with “unjust laws” however,
it was transferred in weight away from housing which was assumed as propositional assumption
due to availability of homes at the time. Rents were described as ghayr wagieia (unrealistic) in
excerpt (b) by Moheb Estino which started adding difficulty on employees of the public sector. With
the privatization wave, the elimination of the government monopoly that was conducted as part of
the liberalization of the market has impacted the government employee (El Kafrawy, 2012), amid
the crisis of rent affordability. In excerpt (c) housing was viewed as an economic problem rather
than a housing problem and this can be tied by the limits and restriction applied by the IMF as it
led to a reduced subsidy (Joya, 2013). The government has adopted an economic reform policy
aimed at addressing the existing "imbalances" that have emerged in the housing sector due to
market liberalization (Shalaby, Ahmed, El Shenawy, 2022). However, the narrative has shifted its
focus towards housing as a crisis, attributing its complexity and multifaceted nature to social,
economic, and political factors, suggesting an inherent complexity in the issue (as seen in excerpt
d). In the historical narrative, the problem is once again attributed to the complexity and errors
within the legal framework, described lexically as "mu'agqad" (complex), and an assumption is
made regarding its connection to the growing problems in the rental environment (as shown in
excerpt e), linking these issues to the legal system.

Minister Hasballah Elkafrawy promised that following the “liberalization “of rent control, two
million vacant homes will surface the market (Shawkat, 2020). Regardless, of his inability to comply
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to his promise, but around one million units were vacant ant not owned by the end of the 1996
census (Fig. 20). There is a current mismatch in the supply and demand which is expressed in
excerpt (f) as an ‘adam tawazon (imbalance), caused by the tipping over of units available for sale
over the units available for rent. Leading to an existential assumption to a “multiplicity” of homes
that no one can afford. Again, describing the problem as a legislative problem and lexically
describing it with “disparity” in their provision and “difficulty” in their application. The repetition
in the narrative links the emerging issues in the housing crisis back to the intricate legislative
framework. Authorities seem to be sidestepping the actual problems, proclaiming it as a housing
issue, while the narrative clearly indicates otherwise. In excerpt (g), another facet of the problem is
revealed, suggesting once more that it is not solely a housing issue but rather a planning problem
closely tied to human resources organization. This assumption carries an existential element with
a conflicting orientation.

However, it seems that the state has been in a monologue for a long period of time, ignoring
experts in 60s and 70s, but the narrative indicated for the first-time elimination of the target user
they are building for. This is concerned with the new desert cities circling cities like Cairo,
particularly as law 79/1979 indicates the accomplishments of complete communities. Except (h)
describes it as a ma’asah (tragedy), and the weight of the word resonates in the text as it questions
the state and victimizes the user. The first assumption challenges the characterization of the issue
as a 'social problem,' particularly focusing on public housing. The second consideration raises
questions about whether individuals to be relocated to a "new area" and "new life" were consulted
regarding their needs. The third aspect delves into the text's attempt to identify any self-criticism
by the government regarding the alignment of their plans with the people's interests. The text
addresses the government's approach to whether there has been an "open dialogue" with
prospective residents in the new cities. This is because it assumes that the increasing vacancy rates
in housing result from a misalignment between the state's goals and the needs and desires of the
residents.

Excerpt (i) is in the tongue of the state, stating their roles and responsibilities towards housing
as the following;:

1. Only planning
2. Provide land and materials
3. Provide loans at a low interest rate

Despite the increase in housing numbers, the plan has not achieved its intended success. Figure
18 indicates that between 1986 and 1996, the government's share in housing provision rose to 26%,
encompassing almost 700,000 units. This marks the highest government share in several decades.
The text here shows frustration and disappointment, which extenuates the lack of supply, yet does
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not express a crisis. However, the narrative began to grapple with the issue of rising vacancy,
transforming it into the “housing problem”. In excerpt (j) numbers were used to display the
accuracy of the assumptions, “200,000 empty apartments” inhabited by ashbah (ghosts) as they have
not been owned by anyone. In addition to 100,000 frozen ones, here Milad Hanna demands an
action against multiple homeowners to put a limit to the problem before it enlarges. The narrative
here shows propositional assumptions, after lexically amplifying the text, and strong assumption
is built to put an end to the problem. In excerpt (k), four years later, there are still the same number
of 100,000 unoccupied apartments. The assumption here links the cause of this vacancy to the tama’
(greed) of the owners. This text conveys a distinct shift in orientation, directing frustration towards
the government for not taking any action.

From vacancy to informality, as the narrative regarding informal housing creeps its way to the
narrative, already the narrative tried to create a negative image to repel individuals away from it.
In excerpt (1) the emphasize of the 60,000 houses appearing annually accentuates the phenomenon
that threatens 60% of the total urban area in Egypt, using these numbers to build an existential
assumption to lead to “biggest” housing problem. The problem here is that the narrative covered a
loophole in the law which legalizes the presence of informal housing spreading under law 29/1977
which allowed the existence of “slums” that were built before 1966. Even though the narrative every
now and then seemed to criticize the matter related to informal housing, but it seems that was left
to grow. According to Figure 18 by 1996 the informal private sector becomes the largest provider
of housing in Egypt. The problem was permitted by the law and exacerbated by the severe
economic crisis, marked by the escalating costs of construction materials. The environment
provided fertile ground for informality, especially given that the problem didn't significantly
feature in the narrative until the late 1990s. Law 135/1981 is another legal provision stemming from
Law 29/1977, which stipulates that no orders for demolition, removal, reallocation, or correction of
any structures violating Law 52/2940 can be issued five years after the law's proposal.

The contradiction evident in the narrative stems from the clash between capitalism and the
growing awareness of the public. Notably, for the first time in the narrative, many experts discussed
the misdiagnosis of the problem. The government's discourse consistently emphasizes its role in
"planning only" and "providing only," yet the issue persists. However, it is frequently reiterated
that this is primarily a legislative problem marked by a complex attitude that appears to hinder
effective communication between the government's intentions and the intricate realities on the

ground.

Land Provision Era (1993-2011)

By 1993 it was the end of Minister El Kafrawy supervision and the beginning Minister Ibrahim
Soliman era. Strong neoliberal adjustment was led by the World Bank and IMF, two decades after
Mubarak initiated that he solve the issue in the housing sector (Shawkat, 2020). The impact caused
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by the NTP seemed to find its place in the narrative almost 13 years after the commencement of the

project. The categories are split into 4 parts, each expanding into further sub-categories:
1. No Housing Crisis, It's a social crisis.
2. New Housing Projects
a. Youth Housing
3. Self-Builders
a. Unsafe/Informal
4. Lack of Affordable (supply vs. Demand)
a. Empty Homes
b. Housing For the Elites

The environment led by neoliberalism became a business incubator for the private sectors and
foreign investments (Shawkat, 2020). Mubarak in his speech in 1998 he described that the “housing
problem” at the time will be solved if built by the private sector and regulated by the government
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(Shawkat, 2020). The following excerpts shed light on the actual impact of the private sector's

involvement in addressing housing issues:

a)

b)

d)

g

h)

J)

k)

)

““[ filed a complaint with Mr. so-and-so...and Mr. so-and-so discussed it...and it was submitted to Mr.
Allan...and it is now under investigation...but solving this problem requires money.” The complaint is
that these problems are not in their correct place...the solution it is a reordering of priorities.” - Al
Ahram, 1995

“It is represented by the significant reduction in land prices in new cities, which opens the door for
businessmen and investors to participate in the implementation of economic housing projects...
Reducing land prices will serve as direct support for economic housing because it will expand the base
of businessmen’s participation in these new areas.” — Al Ahram, 2000

“After it has grown...experts are calling for its abolition: The Ministry of Housing spends billions...and
does not solve the problems of housing, water, and sanitation!...by abolishing the Ministry of Housing,
and returning the Ministry of Municipal and Rural Affairs, which provided real service to low-income
people until the early sixties. . The administrative structure of the Ministry has expanded to an
unprecedented extent... and a number of huge bodies and agencies have emerged.” — Al Ahli, 2000

“It aims to seek to attract “customers” to the matchbox housing project... due to the limited space of
residential units... which is a housing style that is completely inconsistent with the Egyptian taste...
suitable for application in Europe, not in Egypt.” — Al Ahrar, 2005

“Those who are tormented in the National Housing Project... the impossible conditions... obliging
young people to finish the apartment within 3 months and live in it, and the penalty is termination of the
contract! Blockers of the second phase are required to pay double the value under the pretext of high
construction prices” — Al Ahram , 2010

“100 dreams and mirages in the youth housing project... thousands young people applied to get an
apartment and only 20 thousand... they are in good luck!... brokers and apartment dealers crowd in
front of the housing banks to entice young people to sell their apartment... for 8 thousand pounds per
apartment” - Al Wafd, 1997

“To rid Cairo of the danger of slums, the fund’s budget amounts to 500 million pounds, amid official
indicators indicating that 70% of Cairo’s population lives in slums, while consulting engineer
Mahmoud Hamza warned that 8 million families need alternative housing.” — Al Ahram, 2009
“Unfortunately, the government is the one that starts with slums in all areas...bad planning in
establishing Helwan and October governorates.” — Al Ahram, 2010

“Sadat City is deserted... due to the high prices of apartments... The high prices of apartments in Sadat
City led to the flight of citizens because they were not interested in residing there. The total number of
housing units that have been implemented so far has reached 13 thousand and 77 housing units of
various types, although only 10% have been inhabited. Increase the prices of these units up to 100%.” —
Al Wafd, 1996

“Urban communities: illusion or reality? We only see endless hills of sand, and there are supposed to
be entire neighborhoods built and populated with their residents.” — Al Akhbar, 1998

“Youth housing is an urgent necessity to achieve the dreams of thousands searching for marital life...
Donations from investors will not solve the problem and we need a radical solution! New city lands are
not licensed... New communities are for the rich only creating “risk x risk”... One million apartments
are needed, in addition to 600 thousand marriages annually.” — Al Gomherya, 1999

“The housing crisis is artificial and we are considering reducing the prices of housing units to make it
easier for the poor... Cairo Governor: The problem is in the thousands of units that were built for the
benefit of the Cooperative Authority and the Housing Bank, where the simple young man cannot pay the
down payment or the installments... They contain apartments that no one can live in, and this was due
to bad... planning and marketing” — Al Midan, 2000
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m)

p)

q)

r)

s)

Y

“Why did the new cities fail to solve the housing crisis... The Ministry of Housing “assigned the
management of the new cities to private sector companies. This idea came in an attempt by the Ministry
to protect the new cities from collisions and neglect of facilities due to the failure of the New Urban
Communities Authority to manage and maintain these cities.” Because their primary role stops only at
extending utility networks and completing the infrastructure, these cities have become a blatant joke of
neglect and lack of attention.” — Al Wafid, 2000

“One of these cities has turned into a “ruin’ inhabited by ghosts, without facilities, without services.
The residents there face the disaster of “isolation” away from urban life. Can anyone imagine living in
a place that has no means of transportation or telephone lines?!” - Al Wafid

“There are thousands of apartments that have been closed for 30 years and are still looking for
residents to live in them... Why doesn’t the government pay attention to them and try to benefit from
them and exploit them to solve the housing crisis that has cast a shadow over every home in Egypt?” —
Al Wafid, 2007

“ Unfortunately, they have turned into cities for ghosts, while for humans, they have turned into cities
full of problems... and inhuman life.” — Al Ahram, 2008

“10 thousand pounds to support all housing and accommodate all classes in the new cities...that the
new cities should include individuals representing the various fabrics of society, meaning that all
classes should have society so that the fabric of this city is integrated.” — Al Ahram, 1995

“Housing for the rich...the ministry's slogan that ignores the social dimension...the high prices of land
and apartments...weak services...behind the crisis in new urban communities...the construction of villas
for the wealthy, the high prices of low-cost units...the lack of services. This indicates a defect in the
situation of these cities, which have failed in the urban aspect in a satisfactory manner..” — Al Shaab,
1997

“A new civilized style of design and implementation that keeps pace with global development and raises
housing to the level of privacy and luxury... away from the noise, disturbance, pollution, and crowds of
the capital near the work sites in New Cairo. Providing green spaces..” — Al Ahram, 1999

“The "frenzy" of luxury housing threatens to cause disaster... What is happening in the real estate
investment market... The image of Egypt at a time when it turned into resorts and 7-star residences...
due to the lack of a special housing policy in Egypt that defines Egypt's needs for housing of its various
types... It has not been implemented it did not see the light, and there are various reasons for not
denying it, including the difference in the political outlook of the housing ministers... now the focus is on
the rich classes... and the balance between supply and demand in medium and low-end housing has
disappeared... investors are the reason for the spread of luxury housing projects.” - Al Akhbar, 2000

Text Box 15 Arabic excerpts are found in Appendix C, Table 3

As government production declines and the informal sector flourishes to meet the demand for

housing due to the lack of affordable options in both old and new cities (Fig. 17), the outcomes of

over two decades of planning for new cities did not align with the initial intentions. It was during

Hasballah El Kafrawy's era that it became evident that the housing issue in the narrative is a

combination of both a social and legislative crisis. In excerpt (a), it easily demonstrates the process

of obtaining a new house in one of these new cities as a highly amaliat mu'qada (complicated

process), with humor it shows the intertwined governmental process and the people that are

needed to finish the steps, whether signing from folan (someone in Egypt dialect) or “elan (another
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person in Egyptian dialect). It doesn’t stop here as to issue the signatures a bribe needs to be paid,
which is an existential assumption to it being more expensive, which embodies the problem as a
communication problem. Except (b) shows existential assumption as it’s the neoliberal platform
encourages the resolving of the problem, by showing how land reduction in new cities are
opportunity for the private sector to build and provide housing. The narrative started leaning
towards the private sector as the key to resolving the housing problem for the youth. The narrative
of crisis was spread out slowly building up to “catastrophe”, like “Housing without suffering” in
1999 Al Ahram issue, or masakn ‘elb elkabreet (Matchbox housing) in Al Ahrar issue in 2005. The
growth of the problem led to experts calling for algha' alwazara (the abolition of the ministry) in
excerpt (c), due to it spending billions is an existential assumption of not being able to resolve the
problems of both housing and infrastructure. The text advocates for the reinstatement of the
Ministry of Municipal and Rural Affairs, which played a crucial role in the housing sector during
the 1950s. The narrative here implies that the expansion of the Ministry of Housing has reached ila
had ghayr masbouk (an unprecedented extent). Naturally, the narrative shifts away from government
provision and leans towards favoring the private sector, particularly due to the growing demand
in the private sector. This surge in private sector demand resulted in a 48% increase in land prices
in new cities and a 44 % increase within Cairo between 2007-2011 (Mokhtar, 2017).

The introduction of the NHP (National Housing Program) in 2005, aimed at assisting low-
income families and newly married couples (youth housing), faced challenges due to the rising
land and housing prices (Shawkat, 2014). However, these housing units were notable for their
small, compact areas, as described in excerpt (d) as ‘elab kabreet (matchbox). The metaphor used
here illustrates how compact and uncomfortable these houses are. For the first time in a long time
to critique these housing project as tataearad (inconsistent) and not suitable with the alzog almasry
(Egyptian taste). In excerpt (k) it called for a plea for the dreams of the youth embedded in housing,
this recalls to the Mohamed Heneidy speech, but it alarms from the creation of creating only rich
neighborhood, with an over-wording of khatr fy khatr (risk x risk), as an exaggeration. The NHP
was not perceived as the holy grail of housing, in excerpt (e) residents in the NHP were perceived
as moazeb (tormented), the exaggeration was to emphasize on the size of the problem. The problem
here falls under the complicated legislative framework that obliges “low-income” individuals to
furnish their apartment within three months and if not their contract is terminated. In excerpt (e),
the narrative raises doubts about the expectations placed on the youth to achieve the required goals.
In excerpt (f), it becomes evident that only a fortunate few manage to secure an apartment out of
the thousands who apply, largely due to brokers buying properties from the youth at inflated rates.
The text makes a propositional assumption as it connects incidents to demonstrate their correlation.
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Make-shift versus Regular Buildings

] Mgke_-Shift Sl ALK Aal e Ade W regular homes (villa, house, apartment building)
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FIGURE 20: CAPMAS — Make-Shift vs. Regular Buildings.

With the dropping of housing provision by the government and formal private sector, the
informal private sector finds it way to respond to the demand with skyrocketing numbers between
1996-2006 (Fig. 18). In the CAPMAS documents informal housing didn’t have any coverage in the
census posted from 1976-2017, the only category found was mabany jawazeya which defined as
“makeshift homes” visually identified as a nest, a tent, a burial ground , or a fixed cart (CAPMAS,
2017). Official documents such as CAPMAS census, lacked both the identification of informal
housing in Egypt, and the intention to show any statistics related to it. The census showed detailed
data regarding all forms of housing types including “makeshift homes” and self-built housing. Self-
built housing is defined as housing that consists of concrete and brick structures. Majority of
Egyptians could not afford anything other than build a shack or rent a s room in these brick-and-
mortar structures (Shawkat, 2020). In excerpt (g) and (h) the narrative adds the responsibility of the
“slums” phenemenon on the government. In excerpt (g) slums were described as khatr (dangerous)
which capitalizes on the idea behind the Movie Heena Maysara (when it gets easy), that describes
the difficulties face by people living in informal areas. The movie was directed by Khaled Youssef
in 2007 uncovering the lives of residents in unplanned and informal areas. A dialogue between an
old man a young man, where the old man was asked “where did you come from?”, he answered “we
came to attend Abdel Nasser's funeral, and there was nothing needed here, and I built my life and no one
knew who I was”. The dialogue here showed that the problem started appearing early on in the 70s,
without the attention of the public at the time. The second scene is when one of the residents
returned from Iraq after years he couldn’t recognize the areas as it expanded and sprawled, his
friend replied “Our place has grown so much that it was 20 years old. May God increase and bless any
earthquake, some people attacked”. The dialogue pointed out many events that led to people moving
to the slums as their only option. The movie also portrayed and attacked residents of these “unsafe”
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areas as people with no moral, drug dealers, terrorists, and prostitutes, building a propositional
assumption to the atrocities caused by informal housing. In 2008 the Informal Settlements
Development Fund was created according to PD 305/2008 which mandates a study and design
development plans for those settlements (Wahdan, 2021). In excerpt (h) the government was held
responsible for the spreading of informal housing and lack of planning. The government's
expectations for the urban poor to realize their dreams of owning desert land were heavily
criticized. This was particularly true given the initial requirement of purchasing land, while
informal construction, which is significantly more affordable and devoid of legislative

'complications' as indicated in the narrative, was available as an alternative.
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FIGURE 21: Current and Target Population in New Cities. Source: (Tadamun,2015)

The issue of vacancy especially in new desert cities is extremely significant across all three
generations of desert cities, as none of the cities planned since the seventies has achieved its
targeted population (Fig. 22). The problem of vacancy has expanded over the past decade, with not
only an alarming number of unoccupied units but also an upgrade to what are referred to as mudun
ashbah (ghost cities). The harsh metaphor used of “ghost” declares an alarming circumstance of
injured these “new” cities. The surge in prices resulted in a lack of affordability, subsequently
contributing to the issue of vacant housing. By 2006 5,300,000 units were left vacant due to high
prices, or as a real estate investment. The neoliberal economic policies and the “entrepreneurial
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urban governance” contributed a lot to the private sector contributing to the luxury market in the
GCM area (Kuppinger, 2004). Hence, much of the new construction on government-subsidized
desert land, allocated to developers for housing projects, did not necessarily result in public
housing; instead, it predominantly evolved into middle and luxury housing (Fahmi & Sutton, 2008).
In excerpt (i), Al-Sadat City was described as "sahrawiya" (desert-related), with citizens "horoob"
(fleeing) from it and showing no interest in living there. This observation carries an existential
assumption, particularly as the city is only 10% occupied from its total capacity. In excerpt (j) these
new communities were asked if they were an wahm (illusion), as what is visible is endless hills of
sand where communities were supposed to be. In excerpt (l), the housing crisis is once again
characterized as "artificial." Minister Soliman's rhetoric appears aimed at comforting readers and
assuring them that the situation is under control. As a bonus, the government pledges to reduce
the costs of housing units. The rest of the text is where Cairo’s Governor blames the private sector
including the Cooperative Authority and the Housing Bank on the poor planning and “bad
marketing” is the propositional assumption to why those houses didn’t reach the target user.
Excerpt (o) focuses on closed units (vacant), highlighting their existence amid a shortage crisis. The
text suggests the government find a way to leverage these closed units (vacant) to alleviate the
problem.

The empty homes phenomenon is a consequence resulting from the high housing costs and the
lack of infrastructure in new cities. This is also evident in excerpt (m), which highlights the "fashal"
(failure) of these new cities in addressing the housing problem. This failure is rooted in the role of
NUCA itself, which typically ends its involvement as soon as infrastructure is connected, and land
is sold. Despite the continuous production of new cities over time, as depicted in image 24, none
have managed to reach their target population. The assumption here serves to justify why the
Minister entrusted the private sector with managing facilities, out of concern for the potential
collapse of these cities.10 years later this is legalized by the government under law 67/2010, which
regulates a partnership between the private and public sector to supply infrastructure. In excerpt
(n) one of the new cities was described as damar (ruins) and inhabited by ashbah (ghosts), the lexical
use of metaphors lead to existential assumption where the ‘reality’ of the situation creates an
inhabitable place, with no infrastructure and no basic needs of living existing. The correlation found
in all the excerpts, including excerpt (p), links "ghost" cities to cities facing problems, ultimately
characterizing them as places that foster inhumane living conditions. The mismatch between the
scarcity of available housing and the high vacancy rates contributes to a crisis, previously referred
to as a "distribution crisis," rather than a "housing crisis." Singerman argues that Egypt does not
suffer from a "housing crisis" but rather a problem of vacancy (1995).

A new initiative started showing in the narrative, which is the inclusive housing initiative,
which tends to boom later in the 2010s. In the early 2000s amid the investment friendly environment
initiated by the neoliberal policies, 320 real estate companies planned the construction of 600,000
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luxury housing in new cities (Fahmy & Sutton, 2008). Excerpt (q) shows financial support for cities
including all classes, and invitation to create a more inclusive “fabric of the society”, this might
sound insensitive amid a crisis of affordability as the private sector was the main provider at the
time, showing that provision should be exclusive for the low-income individuals as seen in excerpt
(r) where the narrative started attacking sakan lil-aqniya (housing for the elites). Housing for the
elites in excerpt (r) and (t) was defined according to lack of affordability and increase in prices with
an existential assumption that these prices are only affordable for the rich which sparks the
narrative of neglect. In excerpt (t), luxury housing was described as the beginning of a "karitha"
(disaster), highlighting the government's bias to supply luxury housing. There is now a law aimed
at regulating the diversification of housing types, but a significant issue has emerged in the
availability of affordable housing. This illustrates an existential assumption with an effort to
underline the disparity.

Mubarak’s era under the administration of Minister Ibrahim Soliman had faced major
consequences, and exponential enlargement of the problem with housing. The narrative swayed
between defending the private sector, and blaming the informal sector, and through other times it
blamed the government and it application of legal framework. The surprise here is that the new
cities seemed to not participate heavily in the housing narrative, only in the lack of infrastructure
it had and inhabitability of it. Little was accomplished to take action to resolve the problem of lack
of affordability and restrain the spread of the informal housing (sims, 2014).

2011-2023

This era has faced many changes amid the 2011 uprisings. In the role of the government section,
it showed the transition phase between 2011 and 2014, and the second phase of the new republic.
Post January 25th the changes that happened regarding housing were lacking however the
narrative seemed to expel some of its concerns carried over from previous years.

1) Post January Transition (2011-2014)

The issue with housing collapses into three categories; rental liberation, housing crisis, self-
builders:

1. Rental Liberation

a. Rental to ownership
2. Housing crisis
3. Self Builders

a. Informal/Unsafe
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The narrative follows a criticism approach to the previous regime and the outcomes of housing

accordingly. The following excerpts are deduced from the narrative:

a) “Does the application of old rental laws with human rights prevent the landlord from benefiting from
his right?...Engineer Salah Hassaballah Minister: The relationship between the landlord and the tenant
must be liberalized to solve the housing crisis. An association for those affected by the old rent law
presents a project to lift the injustice against them... Milad Hanna: The solution is to raise the frozen
rents for residential units used for housing” — Al Ahram, 2011

b) “Among these owners of old properties whose voices have been voiced over the past years in a request
to change the old rent law, which contributed to their impoverishment, even humiliation, and prevented
them from disposing of their properties... Engineer Salah Hasaballah, the former Minister of Housing,
does not acknowledge the existence of our housing crisis, but undervalues the problem. In laws that
corrupted the natural relationship between landlord and tenant.” — Al Ahram, 2011

¢) “A thousand apartments per month for residents of dangerous slums... delivering a thousand housing
units per month to the governorate to transfer slum residents, such as the residents of AI-Duwayqa and
dangerous slums, to eliminate them within a year.” — Al Ahram, 2011

d)  “Units for residents of unsafe slums within 6 months...and 175 million pounds to develop 383
areas...housing units for residents of dangerous slum areas within a maximum period of six months,
which are areas exposed to “rock slides,” “floods,” and “railroad slipway.” He explained that all the
measures implemented will aim to solve the problem of slum areas and encroachment on agricultural
lands... as well as reducing internal migration. And about the new urban development that was
approved according to aerial photography and a plan for villages and cities. The Minister confirmed
that the plans have been approved and are being implemented through the governors”— — Al Ahram,
2012

Text Box 16. Arabic excerpts are found in Appendix C, Table 4

After the events little change surface the housing in Egypt, only a draft document on Housing
Policies and Strategies for Egypt was prepared by the MHUUC in 2012 which serves as basic
grounds covering the following points 1) citizen support strategies, 2) plan strategy centrally and
implement locally, 3) a strategy to support safe rent and increase its share in the housing sector, 4)
regulating the state and its housing capability, 5) a strategy to stimulate the introduction of vac