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Abstract

This paper addresses the issue of forced evic-
tion in Egypt as a prolonged and systematic
practice associated with the rhetoric of “de-
velopment” and “replanning,” which, in es-
sence, constitutes one of the most serious
challenges to fundamental human rights, par-
ticularly the right to adequate housing and a
dignified life. Although Egypt has acceded to
binding international covenants and agree-
ments that guarantee these rights, the study
reveals a clear gap between the state’s inter-
national obligations and its legislative frame-
work and urban policies, which are often de-
ployed to serve economic considerations at
the expense of social justice.

Chapter One demonstrates that Egyptian
laws—such as the Expropriation Law and the
Unified Building Law—Ilack explicit provi-
sions criminalizing forced eviction and grant
the executive broad discretionary powers un-
der the pretext of “public interest,” without
clear definitions or criteria for necessity.
These laws also exclude effective consulta-
tion mechanisms with affected residents and
fail to provide genuine safeguards during or
after implementation. Remedies remain lim-
ited, and victims’ compensation is often inad-
equate, as it is calculated based on the market
value of the property without regard for
broader social and economic losses.

Chapter Two reveals that, since 2014, urban
development policies have assumed an in-
vestment-oriented character, premised on the
State’s transformation into a “real estate de-
veloper” through the New Urban Communi-
ties Authority (NUCA). Land and housing

units have thereby been converted into instru-

ments for profit rather than recognized as so- ©

cial rights. This shift has driven sharp in-
creases in housing prices, including those of
social housing units ostensibly targeted at
low-income groups, making access to ade-
quate housing increasingly difficult. Cases
such as Warraq Island and Ras El-Hekma ex-
emplify eviction-led policies that lacked free
and informed consent as well as fair compen-
sation, whereby populated lands were appro-
priated and repurposed for large-scale invest-
ment projects aimed at higher-income
groups, while original residents were forcibly
displaced.

The paper concludes that urban development
in Egypt has come to reflect the State’s trans-
formation from a guarantor of the right to
housing into an economic actor seeking profit
maximization, thereby exacerbating social
inequality and deepening problems of urban
justice. In light of this, the study puts forward
a set of key recommendations, including: re-
forming the legislative framework to crimi-
nalize forced eviction in line with interna-
tional standards; redirecting urban policies
toward social justice and the provision of ad-
equate and affordable housing for vulnerable
groups; strengthening community participa-
tion and transparency in planning and imple-
mentation; and ensuring effective remedies
and fair compensation that uphold the dignity
and rights of affected persons.

The paper thus affirms that balancing eco-
nomic development objectives with the pro-
tection of human rights is not a secondary op-
tion, but rather an essential condition for
achieving sustainable urban justice that re-
spects human dignity and guarantees the right
to housing and a dignified life.



Introduction

Forced eviction constitutes a major challenge
to fundamental rights in many developing
countries, and Egypt is a prominent example,
where the government has pursued this pol-
icy for decades under slogans such as “devel-
opment” and “replanning.” International hu-
man rights standards are frequently disre-
garded, leading to serious violations of the
right to adequate housing and to a dignified
life, without sufficient compensation or gen-
uine guarantees for affected communities.

These practices generate profound social,
economic, and cultural impacts: they disman-
tle community ties, increase the vulnerability
of already disadvantaged groups, and create
unstable residential concentrations lacking
basic services due to the absence of planned
alternatives. Evictions are often carried out in
a top-down manner without genuine partici-
pation by residents, thereby aggravating ten-
sions and limiting their ability to defend their
rights amid a lack of transparency and access
to remedies. Economically, cleared land is al-
located to investment projects that do not
meet the needs of the original residents and
deprive them of the option of return, thereby
deepening social inequality and entrenching
bias in favor of certain groups at the expense
of weaker ones.

Despite Egypt’s international commitments
to protect economic, social, and cultural
rights, domestic policies tend to align with
government orientations rather than comply
with international standards. The legislative
framework is employed as a tool to facilitate
forced eviction, exploiting the gap between
domestic law and international obligations,

such as those set out in the International Cov-
enant on Economic, Social, and Cultural
Rights (ICESCR).

domestic laws lack genuine safeguards; in-
stead, they are instrumentalized to justify
eviction under the pretext of “public inter-
est,” as in the Expropriation Law, without
consultation or fair compensation. Rather
than protecting residents, the laws are used to
legitimize their removal and to confer legal
form on practices that violate their rights,
through an elastic conception of the “public
interest” that is exploited to justify spatial and
social exclusion.

The paper poses the following research ques-
tion: What are the facets of the gap between
Egypt’s international obligations to respect
and protect individuals’ right to an adequate
standard of living, on the one hand, and its
domestic legislation and urban development
policies, on the other?

To answer this question, the paper is divided
into two parts: the first examines the gap be-
tween international instruments and domestic
law by comparing Egyptian national legisla-
tion with international human rights stand-
ards and agreements; the second focuses on
analyzing the general pattern of Egypt’s ur-
ban development policies.

The paper also draws on the outcomes of a
focused dialogue that brought together ex-
perts in law and urban development to iden-
tify feasible solutions that reconcile urban de-
velopment with respect for human rights. It
further provides recommendations to the
Egyptian government regarding the legisla-
tive measures necessary to ensure community
participation and the protection of residents’
rights.



Chapter One: Forced
Eviction and Interna-
tional and Domestic Le-
gal Obligations

Chapter One focuses on demonstrating and
analyzing the gap between international law
and Egyptian law regarding the right to
housing. Although Egypt has signed several
binding international treaties, this right is not
clearly reflected in domestic legislation,
which, in practice, results in violations of the
“right to adequate housing” and the absence
of protection from forced eviction.

Forced Eviction in Interna-
tional Law

Egypt is a State Party to the International
Covenant on Civil and Political Rights (IC-
CPR) and the International Covenant on
Economic, Social, and Cultural Rights
(ICESCR). Article 11(1) of the ICESCR
obliges States Parties to respect, protect,
and facilitate each individual’'s enjoyment,
without discrimination, of the right to “an ad-
equate standard of living for himself and his
family, including adequate food, clothing and
housing, and to the continuous improvement
of living conditions.”! The Covenant further
requires States Parties to take the necessary
measures to ensure the realization of this

1 International Covenant on Economic, Social and Cultural
Rights, Article 11(1) (available at the following link).
2 Office of the United Nations High Commissioner for Hu-

man Rights (OHCHR), Fact Sheet No. 25 (Rev. 1), 2014, p.
25 (available at the following link).

right. Fulfilling the obligation to protect indi-
viduals from forced eviction constitutes part
of this duty. Importantly, the prohibition of
forced eviction by States Parties is consid-
ered an immediate obligation, not contingent
upon the availability of resources.?

The UN Committee on Economic, Social,
and Cultural Rights has defined forced evic-
tion as:

“The permanent or temporary
removal against their will of in-
dividuals, families and/or com-
munities from the homes and/or
land which they occupy, without
the provision of, and access to,
appropriate forms of legal or
other protection.”

It is worth noting that evictions, even if invol-
untary, are not prohibited per se if they com-
ply with the law, observe international human
rights standards, and provide all necessary
safeguards for those affected by Forced Evic-
tion.

This definition clarifies that forced eviction
encompasses two forms of population dis-
placement: the first is permanent, meaning
the irreversible expulsion of individuals from
their homes or land without the possibility of
return; the second is temporary, for a defined
period, with the possibility of return. For an
eviction to be prohibited, it must be carried
out against the will of those removed, without

3 Committee on Economic, Social and Cultural Rights,
General Comment No. 7 on the right to adequate housing
(Article 11(1) of the Covenant), 1997, para. 3 (available at
the following link).
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providing or enabling access to any form of
protection, and in violation of applicable law
and human rights standards. The definition
further underscores that eviction applies to
individuals, families, and communities re-
gardless of whether they own the land or
housing; mere occupation—as tenants, users,
or holders—suffices. This reflects the broad
scope of protection intended to ensure the
widest possible coverage for those affected
by eviction.

Forced eviction constitutes a grave violation
of human rights*, infringing not only upon in-
dividuals’ economic and social rights, but
also their civil and political rights, such as the
right to life, personal security, privacy, and
the peaceful enjoyment of possessions.

Accordingly, the Committee on Economic,
Social and Cultural Rights (CESCR) has em-
phasized.

States’ obligation to refrain from coercing
occupants to leave their homes except in ex-
ceptional circumstances, and to take all ap-
propriate measures to safeguard their rights
as enshrined in international human rights
law.”

4 Office of the United Nations High Commissioner for Hu-
man Rights (OHCHR), Fact Sheet No. 25 (Rev. 1), 2014, p.
6 (available at the following link).

5 Committee on Economic, Social and Cultural Rights
(CESCR), General Comment No. 7 on the right to adequate
housing (Article 11(1) of the Covenant), 1997, paras. 4 and
9 (available at the following link).

6 Human Rights Council, Implementation of General As-
sembly Resolution 60/251 of 15 March entitled “Human
Rights Council”: Report of the Special Rapporteur on ade-
quate housing as a component of the right to an adequate
standard of living, Miloon Kothari, UN Doc. A/HRC/4/18

Given that forced eviction is often associated
with urban development projects, the Basic
Principles and Guidelines on Development-
Based Evictions and Displacement set out a
range of measures that States must adhere to
before, during, and after eviction in order to
safeguard the rights of affected persons.
Among the general obligations incumbent
upon States are the prohibition of forced evic-
tion, the review of domestic legislation to en-
sure adequate protection against such viola-
tions, and the imposition of appropriate civil
and criminal sanctions on any party carrying
out forced eviction in contravention of appli-
cable law and international human rights
standards.®

Measures the State Must
Take Before Eviction

Eviction and the forced dispossession of
housing and land must constitute a measure
of last resort for the State, permissible only
where no other alternatives exist, and must
not be carried out under the pretext of “public
interest” except as an exceptional measure
with clear and reasonable justification.” Ac-
cordingly, before initiating eviction, the State
has a duty to explore all available alternatives
through consultation with all persons who

(2007), Annex I: Basic Principles and Guidelines on Devel-
opment-Based Evictions and Displacement (hereinafter
“Basic Principles and Guidelines on Development-Based
Evictions and Displacement”), para. 22 (available at the fol-
lowing link); Committee on Economic, Social and Cultural
Rights (CESCR), General Comment No. 7 on the right to
adequate housing (Article 11(1) of the Covenant), 1997,
para. 9 (available at the following link).

Basic Principles and Guidelines on Development-Based
Evictions and Displacement, paras. 37, 38, and 41 (available
at the following link).

7 Office of the United Nations High Commissioner for Hu-
man Rights (OHCHR), Fact Sheet No. 25 (Rev. 1), 2014, p.
33 (available at the following link).
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may be affected. To this end, the State must
provide residents with advance written notice
that eviction is under consideration, and en-
sure the provision of transparent and suffi-
cient information regarding the plan and its
rationale, including the absence of viable al-
ternatives, the measures to be taken by the
State to mitigate the impacts of eviction, re-
settlement plans, opportunities to comment
on or challenge the plan, and to propose al-
ternatives, as well as the provision of neces-
sary legal assistance. Where no agreement
can be reached on an alternative to eviction,
recourse to an independent body, such as a
court of law, must be available to adjudicate
the matter.®

The State must also ensure that eviction com-
plies with the principle of proportionality.
Accordingly, the harm caused must not out-
weigh the benefits achieved for society as a
whole. To this end, before any eviction, the
State must conduct a comprehensive assess-
ment of its impacts on the community. Such
an assessment should not be limited to recon-
struction costs and housing prices, but must
also encompass the risks of impoverishment,
displacement, unemployment, social disinte-
gration, and other consequences.’ In this con-
text, the State is obliged to take all necessary
measures to protect individuals and groups
from any form of discrimination during evic-
tion processes, giving particular considera-
tion to the impact of such operations on the

8 Basic Principles and Guidelines on Development-Based
Evictions and Displacement, para. 33 (available at this link).
9 Office of the United Nations High Commissioner for Hu-
man Rights (OHCHR), Fact Sheet No. 25 (Rev. 1), 2014, pp.
35-36 (available at the following link); Basic Principles and
Guidelines on Development-Based Evictions and Displace-
ment, para. 32 (available at the following link).

0 Committee on Economic, Social and Cultural Rights,
General Comment No. 7 on the right to adequate housing

most vulnerable groups, including women,
children, the elderly, and persons with disa-
bilities.'”

Measures the State Must
Take During and After Evic-
tion

When eviction is unavoidable, the State must
provide all necessary guarantees to protect
those affected and ensure respect for human
rights standards when carrying out the evic-
tion. This includes conducting the eviction in
the presence of government officials, with the
identity of those carrying it out duly estab-
lished, as well as facilitating access for inde-
pendent observers to monitor the process.
The eviction must not compromise the dig-
nity of those affected, lead to their displace-
ment, or be carried out at night, inclement
weather, or during public occasions.!!

The State must also take all necessary
measures to protect against discrimination
targeting the most vulnerable groups, and to
minimize the impact of eviction on them, in-
cluding women and children.!? In addition,
the State is required to follow up with those
who have been evicted, to provide them with
the necessary relief and assistance, to assess
their diverse needs, and to respond to the im-
pacts of eviction on their livelihoods, rights,
and the surrounding communities, while also

under Article 11(1) of the Covenant, (1997), para. 10 (avail-
able at_this link)

" Office of the United Nations High Commissioner for Hu-
man Rights, Fact Sheet No. 25 (Rev. 1), 2014, p. 37 (availa-
ble at this link).

12 Basic Principles and Guidelines on Development-Based
Evictions and Displacement, paras. 45-51 (available at this
link).
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guaranteeing the security of tenure of their
new housing and lands."?

Effective Remedy and Repa-
ration

The State must ensure the availability of all
effective remedies and provide appropriate
reparation for the harm suffered by those af-
fected by eviction. This includes providing
fair compensation, alternative housing, as
well as restoring people to their homes and
lands whenever possible.!* It should be noted
that compensation must not be limited to cash
payments or confined to the market value of
the vacated property.'® To be fair, compensa-
tion must be paid before the eviction,'® as-
sessed on a case-by-case basis, and cover all
losses incurred by those affected by the evic-
tion decision. Such losses include damage to
personal and real property, loss of assets and
goods, potential benefits and income, as well
as other economic and social losses such as
loss of employment opportunities, education,
moral harm, and the costs of legal assistance,
services, and the eviction process itself.!”

The State must also provide those affected by
eviction with suitable alternative housing and

'3 Office of the United Nations High Commissioner for Hu-
man Rights, Fact Sheet No. 25 (Rev. 1), 2014, pp. 43-44
(available at this link).

14 Basic Principles and Guidelines on Development-Based
Evictions and Displacement, para. 59 (available at this link).
5 Basic Principles and Guidelines on Development-Based
Evictions and Displacement, para. 60 (available at this link).
16 Office of the United Nations High Commissioner for Hu-
man Rights, Fact Sheet No. 25 (Rev. 1), 2014, p. 41 (availa-
ble at this link).

17 Office of the United Nations High Commissioner for Hu-
man Rights, Fact Sheet No. 25 (Rev. 1), 2014, p. 41 (availa-
ble at this link); Basic Principles and Guidelines on Devel-
opment-Based Evictions and Displacement, paras. 60—63
(available at this link).

land in order to minimize the impact of such
measures and to guarantee their fundamental
rights, including the right to an adequate
standard of living, the right to privacy, the
right to health, education, and work.'® Simi-
larly, if the State decides to resettle the popu-
lation elsewhere due to the impossibility of
returning them to their original communities,
such resettlement must not take place unless
there is a comprehensive strategy in place
that fully respects human rights standards and
ensures that those resettled are guaranteed all
of their fundamental rights without discrimi-
nation. "

Forced Eviction in Egyptian
Law

Urban development processes in Egypt,
along with the accompanying eviction
measures, are regulated by a set of laws, most
notably: Law No. 59 of 1979 on the Estab-
lishment of the New Urban Communities Au-
thority and its amendments,?® which provides
for the creation of urban communities outside
existing cities and villages or in redevelop-
ment areas within them; Law?' No. 10 of
1990 on the Expropriation of Real Property
for Public Benefit and its amendments; and

'8 Office of the United Nations High Commissioner for Hu-
man Rights, Fact Sheet No. 25 (Rev. 1), 2014, p. 42 (availa-
ble at this link).

19 Basic Principles and Guidelines on Development-Based

Evictions and Displacement, paras. 55-56 (available at this

link).

20 Law No. 59 of 1979 on the Establishment of New Urban
Communities, Article 1 (available at this link), as amended
by Law No. 1 0f 2018, Article 1 (available at this link).

21 Law No. 10 0f 1990 on the Expropriation of Real Property
for Public Benefit (available at this link), as amended by
Law No. 24 of 2018 (available at this link).
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the Unified Building Law No. 119 of 2008,
which regulates construction, urban plan-
ning, and urban coordination.??> Although
these three laws constitute a fundamental le-
gal basis conferring legitimacy on eviction
processes in Egypt, they do not provide suf-
ficient protection for the rights of those af-
fected by eviction in line with international
human rights standards and international law.

Lack of Effective Criminaliza-
tion of Forced Eviction in
Egyptian Law

Egyptian laws do not provide sufficient safe-
guards to prohibit and penalize forced evic-
tion. While Article 63 of the Egyptian Con-
stitution prohibits the arbitrary forced dis-
placement of citizens in all its forms and con-
siders it a crime not subject to a statute of lim-
itations, this constitutional provision is not
reflected in domestic legislation. Neither the
Egyptian Penal Code nor the laws regulating
urban development contains a clear definition
of the crime of forced displacement or of
forced eviction if it is considered a form of
displacement.

Accordingly, the elements of the crime of
forced eviction are not defined under the law,
nor is there a specific penalty prescribed for
such an act. This undermines the avenues of
redress for this crime, hinders the imposition
of legal responsibility on its perpetrators, and

22 Unified Building Law No. 119 of 2008, Article 1 (avail-
able at this link).

23 Law No. 59 of 1979 on the Establishment of New Urban
Communities, Article 6 (available at this link).

obstructs the provision of reparation for its
victims.

Forced Eviction Not an Ex-
ceptional Measure Given the
Vagueness of “Public Interest”

The laws regulating urban development rely
on the pretext of “public benefit” to justify
eviction and expropriation, granting broad
powers to the executive authority in deter-
mining what constitutes such benefit. For ex-
ample, Article 6 of Law No. 59 of 1979 on
the Establishment of the New Urban Com-
munities Authority provides that the determi-
nation of public benefit and the necessary ex-
propriation for that purpose shall be made by
a decision of the Council of Ministers.?
Likewise, Article 2 of Law No. 10 of 1990 on
the Expropriation of Real Property for Public
Benefit sets out a non-exhaustive list of
works deemed to serve the public benefit,
such as water and sanitation projects and en-
ergy projects. However, the law grants the
Council of Ministers the authority to add any
other works to this list. The expropriation de-
cision for public benefit is to be issued by the
President of the Republic or by whoever he
delegates, accompanied by a statement of the
project to be implemented, a general plan of
the project, and the properties to be expropri-
ated for its implementation.?* The law does
not impose on the State any obligation to pro-

24 Law No. 10 0f 1990 on the Expropriation of Real Property
for Public Benefit, Article 2 (available at this link), as
amended by Law No. 24 of 2018, Article 1 (see the amend-
ment to Article 2 of the original law) (available at this link).
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vide sufficient justification for the reasona-
bleness and proportionality of the project’s
impact on society, nor does it require the
State to demonstrate that it has explored and
exhausted all other alternatives to eviction.

This ambiguity in the concept of public ben-
efit, together with the broad discretionary
powers granted to the executive authority to
determine what may fall under it without a
clear justification of the necessity of expro-
priation as a last and exceptional resort after
the exhaustion of all possible alternatives,
opens the door to the arbitrary use of public
benefit as a pretext for implementing large-
scale projects that may not conform to the
principles of reasonableness and whose ben-
efits are disproportionate to the harm they
may cause to certain segments of society.

Absence and Limitations of
Consultation Mechanisms
with Affected Residents

Egyptian laws regulating urban development
vary in the extent to which they incorporate
mechanisms for consultation with residents
before carrying out eviction operations. For
instance, Law No. 59 of 1979 on the Estab-
lishment of New Urban Communities does
not guarantee consultation with those af-
fected by eviction. The law grants the New
Urban Communities Authority (the state
body responsible for establishing such com-
munities under the law) the power to select

25 Law No. 59 of 1979 on the Establishment of New Urban
Communities, Article 7 (available at this link).

26 Law No. 10 of 1990 on the Expropriation of Real Estate
for Public Benefit (available at this link), as amended by
Law No. 24 0f 2018, Article 1 (see the amendments to Arti-
cles 3 and 5 of the original law) (available at this link).

sites for new urban developments and to pre-
pare their master plans, but without any ref-
erence to engaging with the affected local
communities to explore alternatives to evic-
tion.?> Similarly, the Law on the Expropria-
tion of Real Estate for Public Benefit No. 10
of 1990 does not provide for consultation
with those affected by expropriation deci-
sions; it merely requires that they be notified
of the decision already taken. The law stipu-
lates that the expropriation decree for public
benefit shall be issued, officially published,
and posted on the fagcade of the property sub-
ject to expropriation. Thereafter, a committee
undertakes an inventory of the properties to
be expropriated and notifies the affected per-
sons of the inventory date so that they may
attend and indicate their properties and rights
to the committee.?®

By contrast, the Unified Building Law No.
119 of 2008 is more advanced in its provi-
sions regarding consultation with residents
and joint planning with them. The law stipu-
lates that the identification of priorities and
needs for local urban development in the gov-
ernorates shall be carried out with the partic-
ipation of local units, local councils, and rep-
resentatives of civil society.?’” Moreover, the
preparation of the general strategic plan for
cities and villages must include economic
and social studies of the existing situation in
the area and its impact on the urban environ-
ment, as well as on women, the poor, margin-
alized groups, and their basic needs.?® Once
the draft plan has been prepared, the General

27 Unified Building Law No. 119 of 2008, Article 11 (avail-
able at this link).

28 Executive Regulations of the Unified Building Law No.
119 of 2008, issued by Ministerial Decree No. 144 of 2009,
Article 13 (available at this link).
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Directorate for Planning and Urban Develop-
ment is required to present it to citizens, civil
society representatives, the private sector,
non-governmental associations, and the local
popular council, and to hold a public hearing
to respond to their questions, receive their
comments, and submit them to the planning
authority for consideration and incorporation
as necessary.”’

Although these procedures are relatively pos-
itive in terms of promoting the participation
of residents and consulting them about the fu-
ture development of their area, they do not
explicitly provide for consultation with af-
fected persons regarding the eviction process
itself, nor the measures to be taken to mitigate
its impact on them pending the completion of
the project.

Lack of Safeguards During
and After Eviction

None of the laws governing urban develop-
ment processes in Egypt set out procedures
for the implementation of eviction, nor do
they specify standards to safeguard the rights
of those affected during execution. For exam-
ple, they contain no provisions requiring the
presence of an official committee of govern-
ment employees during the eviction, the in-
volvement of independent observers, or rules
regulating the use of force. Nor do they pro-
vide for consideration of the circumstances
and dignity of those being evicted. Likewise,

29 Executive Regulations of the Unified Building Law No.
119 of 2008, issued by Ministerial Decree No. 144 of 2009,
Article 14 (available at this link).

the laws do not require any follow-up
measures with affected persons after evic-
tion, such as monitoring their needs, respond-
ing to the impacts of eviction on their liveli-
hoods, rights, and surrounding local commu-
nities, or ensuring the security of tenure of
their new housing and lands.

Limited Remedies and Repa-
ration

The laws governing urban development pro-
cesses in Egypt vary in terms of the availabil-
ity of effective remedies and reparation for
those affected by eviction operations. For ex-
ample, Law No. 59 of 1979 on the Establish-
ment of New Urban Communities does not
provide mechanisms for redress or appeal
against the decisions of the New Urban Com-
munities Authority. When new urban com-
munity projects overlap with land owned by
individuals or entities, the Authority negoti-
ates with the owner on the price and condi-
tions of expropriation. If an agreement cannot
be reached, expropriation is carried out pur-
suant to the Law on the Expropriation of Real
Estate for Public Benefit, in return for mone-
tary or in-kind compensation.*

It is noteworthy that this law does not take
into account the rights of those affected who
are not owners of the properties or lands. As
for Law No. 10 of 1990 on the Expropriation
of Real Estate for Public Benefit and its
amendments, compensation is limited to the

30 Law No. 59 of 1979 on the Establishment of New Urban
Communities, Article 5 (available at the following link).
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appraised value based on the prevailing
prices of the properties at the time of issuance
of the expropriation decision, in addition to
20% of the appraised value. Both owners and
rights holders may challenge the compensa-
tion assessment before the Court of First In-
stance.3! Other impacts of eviction and the
losses resulting therefrom, based on the cir-
cumstances of each case, or the provision of
the necessary legal assistance, or even the es-
tablishment of a resettlement strategy for
those whose properties have been expropri-
ated, the absence of which threatens to render
them homeless.

As for Unified Building Law No. 119 of
2008, since it primarily regulates urban plan-
ning processes, it addresses the temporary
eviction of residents pending the planning of
areas and the subsequent resettlement of the
population therein. Pursuant to this law, the
competent administrative authority in charge
of planning and regulation negotiates with
the property owners within the planning zone
and agrees with them on the redistribution of
ownership after the completion of the reor-
ganization of the area.*? Until the reorganiza-
tion is completed, the administrative author-
ity is required to provide alternative housing
for both owners and non-owner occupants.
While the Executive Regulations of the law

31 Law No. 10 of 1990 on the Expropriation of Real Estate
for Public Benefit, Articles 6 and 9 (available_at the follow-
ing link), as amended by Law No. 24 of 2018, Article 1 (see
the amendment to Article 6 of the original law) (available at

the following link).

32 Unified Building Law No. 119 of 2008, Article 24 (avail-
able at the following link).

stipulate the State’s obligation to provide al-
ternative housing of the same size and stand-
ard, they do not explicitly require that such
housing meet the minimum standards of ade-
quate housing, nor that the alternative resi-
dential area guarantee secure access for the
relocated persons to their basic rights, such as
health, education, work, and others.*?

If no agreement can be reached with the own-
ers regarding the redistribution of ownership
after the reorganization of the area, their
properties are expropriated pursuant to the
Law on the Expropriation of Real Estate for
Public Benefit. They are then given the
choice between receiving immediate com-
pensation equivalent to the appraised value of
their share of the land before the implemen-
tation of the reorganization project, or de-
ferred compensation after the completion of
the project equivalent to the new value of
their share of the land, after deducting the
portions allocated for roads and public utili-
ties and the costs of implementing the pro-
ject.* In this manner, property owners of
lands subject to reorganization are left with
two options: either to accept the new alloca-
tions after reorganization, or to have their
properties expropriated for public benefit in
exchange for compensation calculated based
on the appraised value of the expropriated
land—without accounting for other impacts

33 Executive Regulations of the Unified Building Law No.
119 0f 2008, issued by Ministerial Decree No. 144 of 2009,
Article 66 (available_at the following link).

34 Unified Building Law No. 119 of 2008, Article 24 (avail-
able at the following link).
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of eviction and the resulting losses based on
each case’s circumstances, and without any
resettlement strategy. As for non-owners,
their only option is alternative housing as out-
lined above.

In conclusion, a review of the first axis re-
veals that the legal framework governing ur-
ban development processes in Egypt does not
provide all the safeguards required against
forced eviction in accordance with interna-
tional human rights standards. There is no ex-
plicit provision criminalizing and penalizing
forced eviction. Forced evictions are often
justified under the pretext of “public benefit,”
without a precise definition of this concept or
a clear justification for the necessity of evict-
ing residents as an exceptional measure after
exhausting all alternative solutions. Moreo-
ver, procedures for consultation with those
affected by eviction decisions are not effec-
tively guaranteed under Egyptian laws, par-
ticularly those leading to expropriation for
public benefit. The laws also lack genuine
safeguards for the rights of persons affected
during and after the eviction process, or clear
consideration of the impacts of such opera-
tions on their varying circumstances and
needs. In addition, reparation measures are
limited, as compensation is assessed solely
on the market value of the expropriated prop-
erty, without accounting for other impacts re-
sulting from eviction, nor the adoption of
clear resettlement strategies ultimately lead-
ing to the fragmentation of social ties.
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Chapter Two: The Gen-
eral Pattern of Egypt’'s
Urban Development
Policies

The paper now turns to the second axis,
which seeks to answer the question: why
does the Egyptian government not en-
deavor to bridge the gap between domestic
law_and international law, so that Egyp-
tian legislation would reflect Egypt’s com-
mitments under _international _instru-

ments? To answer this question, it is neces-
sary to analyze the general pattern of urban
development policies in Egypt, and to exam-
ine whether such policies guarantee citizens’
right to adequate housing, safeguard this
right, and are founded on the principle of free
and informed consent.

Since 2014, urban expansion led by the
Egyptian government—often associated with
the forced eviction of residents—has been
pursued as part of a strategy that, at least in
theory, aims to address population growth,
improve infrastructure, and create new urban
communities to ensure affordable housing for
eligible groups. The New Urban Communi-
ties Authority (NUCA)* plays a central role
in implementing this strategy, as one of the

35 New Urban Communities Authority, Ministry of Housing,
Egypt. (available at this link).

36 Hussein, Salma — Marwan, Farah. Towards Fair Wages
for All in Egypt: Options for Mainstreaming the Minimum

most prominent governmental bodies operat-
ing under the supervision of the Ministry of
Housing and responsible for planning and de-
veloping new cities since its establishment
under Law No. 59 of 1979. The Authority’s
tasks include the construction of fourth-gen-
eration cities, the development of social, mid-
dle-income, and luxury housing projects, in
addition to being the largest land developer in
Egypt, relying for the financing of its projects
on revenues generated from land sales, hous-
ing units, and commercial and industrial pro-
jects.

In practice, however, the outcome reflects a
reality different from what has been publicly
declared. The prices of social housing units
have witnessed successive increases since the
launch of the program, raising serious ques-
tions about the extent to which the Author-
ity’s policies align with the needs of the
groups targeted by these programs.

Failure to Guarantee the Right
to Adequate and Affordable
Housing

The real value*® of Egyptian workers’ wages
has declined significantly as a result of per-
sistent inflation and the depreciation of the
Egyptian pound. Between 2012 and 2017,
workers lost more than a quarter of their pur-
chasing power, with the average real wage
decreasing by 28.4%. This decline affected
workers in the private sector (by 25.2%) and

Wage. Egyptian Initiative for Personal Rights, 21 September
2023, last accessed 20 February 2025. (available at this link).
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the public sector (by 10.7%). Following the
flotation of the pound in 2016, the situation
deteriorated further, with wages losing nearly
40% of their value. This contributed to an in-
crease in poverty rates, affecting more than
30% of the population. In the same context,
the Consumer Price Index (CPI) for housing
and utilities, which reflects changes in hous-
ing costs and public services, and their im-
pact on living conditions in Egypt, also rose,
according to data from the Central Agency
for Public Mobilization and Statistics (CAP-
MAS).%
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Figure 1: Evolution of Housing Prices in Egypt
(2015-2025)

Figure 1 illustrates the trend of the Consumer
Price Index (CPI) for housing and utilities in
Egypt during the period from 2015 to early
2025. The index rose gradually between 2016
and 2018, reaching its peak in August 2018
at around 178.20 points. This was followed
by a sudden decline in 2019, which may be
attributed to economic interventions or new
fiscal policies. Between 2020 and 2022, the
index remained relatively stable, but began to

37 Trading Economics. (n.d.). Egypt — CPI Housing & Util-
ities. Retrieved February 23, 2025. (Available via this link).
38 Masrawy News. 100% Increase: How “Dar Misr” Apart-
ment Prices Developed from 2014 to 2022. 13 November
2022, last accessed 22 February 2025. (available at this link).
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rise again gradually starting in 2023, reaching
155 points, reflecting the return of inflation
in housing costs and related services.

The Egyptian Government as
Real-Estate Investor

Against this backdrop, the New Urban Com-
munities Authority (NUCA) has turned hous-
ing projects into a tool for generating sub-
stantial financial returns, rather than focusing
on providing adequate housing for eligible
groups. For instance, the Authority launched
the Dar Misr project®® in 2014 as a middle-
income housing initiative. However, prices
rose sharply, with the average price per
square meter increasing by 102% between
2014 and 2022. Initially priced at approxi-
mately EGP 3,134 per square meter, the rate
rose to EGP 5,380 in 2020 and reached EGP
6,246 by 2022. This trend reveals how hous-
ing policies have shifted towards the com-
modification of housing,* deviating from the
declared objective of supporting the middle
class, as prices no longer align with the in-
come levels of the targeted groups.

39 Shokrallah, Salma & Shawkat, Yehia. Government Poli-
cies Commoditize Housing. Urban Observatory, 17 Novem-
ber 2017, last accessed 22 February 2025. (available at this
link).
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As for social housing, which is ostensibly in-
tended for low-income groups,*® it has not
been immune to these price increases. Since
the project’s launch in 2014, the price of a 90-
square-meter housing unit has risen from
EGP 135,000 to approximately EGP 700,000
by 2024, influenced by several factors, most
notably inflation, the flotation of the pound,
rising interest rates, as well as reduced gov-
ernment subsidies, and shifting financing
policies.
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Figure 2: Rising Prices of Social Housing (2015-2024)

Figure 2 illustrates the upward trajectory of
social housing prices during the period be-
tween 2015 and 2024. The increases were
gradual until 2021, after which they acceler-
ated markedly through 2024, indicating ris-
ing costs and the growing inaccessibility of
these units to the very groups for whom they
were originally intended.

40 Veto Gate. The Journey of Social Housing Apartment
Prices Rising from EGP 134,000 to EGP 700,000. 2 De-
cember 2024. (available at this link).

41 ON TV. (3 October 2022). Minister of Housing Responds
to the Controversy over the Development of Warraq Island:
It Was a Nature Reserve, and We Voluntarily Own 76% of
Its Land (video). Last accessed 24 February 2025. (available
at this link).

Absence of Protection of
Rights and Free Consent

Within the framework of the Egyptian gov-
ernment’s orientation towards profit-making
in the real estate sector, whether through di-
rect investment or partnerships with local and
international investors, an important question
arises: Does the Egyptian citizen constitute
an obstacle to achieving such profits?

Achieving profit requires acquiring as much
land and housing as possible, which are often
inhabited by residents in areas that the gov-
ernment describes as “slums” or “squatter
settlements,” allegedly established through
illegal means. To address this question, the
paper examines two case studies of areas tar-
geted for urban development and investment:
Warraq Island and Ras El-Hekma.

Warraq Island : located on the Nile in Cairo
and connecting three governorates (Cairo,
Giza, and Qalyubia), was designated by the
government for transformation from a natural
and agricultural environment into a highly
profitable investment project.*’ It was
planned to be incorporated into fourth-gener-
ation city*? projects under the National Stra-
tegic Plan for Urban Development 2052.* To
achieve this objective, residents faced re-
peated attempts to forcibly evict them from

42 State Information Service (SIS). (13 September 2024).
Minister of Housing Follows Up on the Implementation Sta-
tus of the Development Works of Warraq Island to Establish
an Urban Community. (available at this link).

43 General Organization for Physical Planning. National
Strategic Plan for Urban Development and Priority Devel-
opment Areas. (available at this link).
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their homes, leading to the New Urban Com-
munities Authority (NUCA) acquiring ap-
proximately 76% of the island’s area by
2022. Official estimates place the cost of the
project at EGP 17.5 billion, while expected
returns are projected to exceed EGP 122 bil-
lion over 25 years.*

Ras El-Hekma*’: A similar approach was fol-
lowed in the Ras El-Hekma project, where
the State entered into a partnership with the
United Arab Emirates*® government in ex-
change for a 35% share of the profits, while
granting the residents meager compensation.
Whereas the government valued one feddan
at EGP*’ 150,000, investors were offering to
purchase it for up to EGP 1.5 million.*® This
stark disparity clearly illustrates that the State
is acting as a real estate speculator, acquiring
land at the lowest possible prices only to re-
sell it at exponentially higher values while
marginalizing the rights of the original land-
OWners.

Through these two cases -Warraq Island and
Ras El-Hekma- it becomes evident that the
Egyptian government does not guarantee the
right to adequate housing. Instead, land and
housing are treated as purely investment as-
sets rather than rights that must be protected.
In both projects, the principle of free, in-
formed consent was disregarded, as residents

44 Previously cited: ON TV. Minister of Housing Responds
to the Controversy over the Development of Warraq Island.
45 “ADQ” Holding Company Leads a Consortium to Invest
USD 35 Billion in the Arab Republic of Egypt. (23 February
2024). (available at this link).

46 United Nations Human Settlements Programme (UN-
Habitat). (15 April 2019). Planning Project for the New Ras
El-Hekma City with the Winning International Consortium.
(available at this link).

47 Masr 360. (26 February 2024). In Search of Fair Com-
pensation: Ras El-Hekma... Who Are the Beneficiaries and
Who Are the Affected? (available at this link).

were compelled to leave their lands under di-
rect and indirect pressures, without genuine
dialogue or fair compensation. This trans-
forms the role of the State from a protector of
rights into a principal actor in their violation.

In August 2025, Decree No. 286 of 2025 was
issued ordering the expropriation of 27 fed-
dans in the Al-Salam* district of Cairo, with
compensation set at EGP 7,700 per square
meter, for the benefit of completing the

“Ahalina 6” project, in which the square me-
ter is sold at EGP 20,000.°°

48 Zawya Talta. (13 February 2024). Residents of Ras El-
Hekma: We Will Resist the Sale of Our City. (available at
this link).

49 Decree No. 286 of 2025 Expropriating 27 Feddans in Al-
Salam Second District, Cairo. Diwan Al-Omran, 16 August
2025. (available at this link).

50 Booklet of Terms and Conditions for Housing Projects
(Ismailia, Cairo, Alexandria). Diwan Al-Omran, 15 April
2025. (available at this link).
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In conclusion, a review of the second axis
demonstrates that the general pattern of urban
development policies in Egypt reflects the
State’s transformation from its genuine role
as a guarantor of the right to housing and bal-
anced development into an economic actor
seeking to maximize profits at the lowest pos-
sible costs. This approach is manifested in the
State’s treatment of land and housing as in-
vestment assets, whether through the New
Urban Communities Authority or via partner-
ships with local and international investors.
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Conclusion and
Recommendations

At the end of this paper, a link can be drawn
between two factors: first, the gap in Egyp-
tian urban legislation, which renders it incon-
sistent with international law in terms of pro-
hibiting and criminalizing forced evictions;
and second, the generation of massive finan-
cial returns from urban development projects,
particularly through the sale of land and lux-
ury real estate developments primarily target-
ing high-income groups, while marginalizing
the most vulnerable. This approach clearly
reflects a bias toward achieving economic
profits at the expense of the rights of weaker
groups, who are deprived of the right to ade-
quate housing and forcibly displaced from
their areas.

In this context, the government appears un-
willing to seriously address the legislative
gap concerning forced eviction, even if only
through “formalistic” legislation aimed
merely at appeasing domestic and interna-
tional criticism. The reason is that genuine
legislation prohibiting forced eviction and
aligning with international standards would
obstruct its economic interests tied to real es-
tate projects, particularly given that the Egyp-
tian economy relies heavily on the construc-
tion and real estate development sector as one
of its main engines of growth.

This linkage between the legislative gap and
economic interests reflects a fundamental
contradiction between Egypt’s international

human rights obligations and its economic
development priorities. On the one hand,
Egypt is bound by international agreements
to protect housing rights and prohibit forced
eviction, including the provision of adequate
compensation and alternative housing for
those displaced. On the other hand, the State
relies on profits from luxury real estate pro-
jects that require vast tracts of land, that is of-
ten expropriated from lower-income groups.

This contradiction deepens the problem of ur-
ban justice in Egypt, where urban resources
are redistributed in an inequitable manner,
thereby reinforcing social and economic dis-
parities. It further exacerbates class polariza-
tion and leads to greater marginalization and
social exclusion of vulnerable groups, who
are pushed to the peripheries of cities in en-
vironments lacking infrastructure and basic
services.

Thus, urban development is transformed
from a tool for achieving social justice and
improving quality of life into an instrument
for maximizing economic profits and consol-
idating political power. This calls for a recon-
sideration of urban policies and the legisla-
tion governing them, in line with interna-
tional human rights obligations. Addressing
the issue of forced eviction in Egypt requires
a comprehensive approach that combines leg-
islative reforms, community participation,
equitable urban planning, and the strengthen-
ing of accountability and transparency. Strik-
ing a balance between economic develop-
ment and the protection of human rights is the
only path to achieving sustainable and inclu-
sive urban justice, guaranteeing the right to



adequate housing and respecting human dig-
nity. On this basis, the paper offers a number
of recommendations to the Egyptian govern-
ment to promote urban development while
ensuring that human rights are not violated.

Key Recommendations

Reforming the Legislative Framework
for Protection against Forced Eviction

e Introduce an explicit provision in the
Penal Code criminalizing the forced
eviction of housing where such action
contravenes the law and the provi-
sions of the two International Cove-
nants on Human Rights, and specify-
ing the penalty applicable to anyone
committing this offense.

Amending Relevant Laws on Urban
Development and Forced Eviction

e Amend laws related to urban develop-
ment and forced eviction to bring
them into clear and direct conformity
with international human rights
standards. This includes incorporat-
ing a clear definition of forced evic-
tion, ensuring all safeguards for the
protection of those affected, and en-
hancing their ability to access and
benefit from such protections.

Review of the Unified Building Law,
the Expropriation Law, and Other Re-
lated Laws

e Insert explicit provisions requiring
the State to conduct effective consul-
tation with stakeholders, and to pro-

vide effective remedies and compre-
hensive reparation for those affected
by eviction operations, including fair
compensation and adequate alterna-
tive housing, before the implementa-
tion of any eviction decisions.

Restructuring Urban Policies to
Achieve Social Justice

e Reconsider urban policies to make
them more inclusive and equitable,
taking into account the needs of the
most vulnerable groups and ensuring
a fair distribution of urban resources.

e End the commodification of land and
real estate projects, and impose re-
strictions on speculative practices that
drive up housing prices, exacerbate
the housing crisis, and deepen social
marginalization.

e Adopt effective and integrated social
housing policies that guarantee the
provision of adequate and affordable
housing for low-income groups,
along with mechanisms to protect
their housing rights in the long term.

e Ensure the availability of the neces-
sary social studies to properly address
the needs of affected communities,
given that their absence leads to the
dismantling of social ties.

Ensuring Stakeholder Participation

e Engage local communities at all
stages of planning and implementing
urban development projects, from



identifying needs and priorities to
evaluating impact. This must be done
through effective participatory mech-
anisms that guarantee the representa-
tion of all affected groups, including
the most vulnerable. This requires
State recognition of residents’ legiti-
mate rights to the land they occupy,
and the presence of elected local ad-
ministrations committed to safe-
guarding community interests.

Provide sufficient, transparent, and
accessible information about urban
development projects, and enable res-
idents to defend their rights. This
should include the establishment of
effective communication channels
between the government and citizens,
and the wide dissemination of all rel-
evant information._
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