Lo st

AIN SHAMS UNIVERSITY

Ain Shams University
Faculty of Engineering
Department of Architecture

URBAN TRANSFORMATIONS IN NEW
CITIES IN EGYPT

(CASE STUDY 6TH OF OCTOBER CITY)

By
Salma Ahmed Yousry

B. Sc. Architecture, Ain Shams University

A Thesis Submitted in Partial Fulfilme of the Requirements

M. Sc. Degree in Architecturt
Supervised by

Prof. Dr. Mohammed Ayman Ashouil

Professor of Architecture
Faculty of Engineering
Department of Architecture
Ain Shams University

Prof. Dr. Mohamed Ibrahim Gabr

Professor of Architecture
Faculty of Engineering
Department of Architecture
Ain Shams University

Cairo, 2010



Dedication

Dedicated to:

My loving Mother, Father and brother,
My supporting husband and lovely children,

Every one of you had set an example in a way timtdht along this success,
without your continuous support, patience, love sactifice; it would have been a
lot harder for me to be who | am.



Ain Shams University
Faculty of Engineering
Department of Architecture
Approval sheet

M. Sc. Research

Name Salma Ahmed Yousry Mohamed Amin Ahme

Title: Urban Transformations in New Cities in Egypt
(Case study 6th of October ¢y)

Degree M. Sc. Degree in Architecture

DepartmentArchitecture

Supervisors Committes
1. Prof. Dr. Mohamed Ayman Ashout
Prof. of Architectur¢ Department of Architecture
Ain Shams Universil-Faculty of Engineering.
2. Prof. Mohamed Ibrahim Gabr
Prof. of Architectur¢ Department of Architecture
Ain Shams Universit- Faculty of Engineering.

Jurors Committee
1- Prof. Dr. Aly sabry Yassin
Prof. of Urban Economy
Cairo Universit
2- Prof. Dr. Youhansun Yehia Eic
Prof. of Urtban Planning and Vi-Dean for Environmental Affai
Faculty of Engineerin— Ain Shams University
3. Prof. Dr. Mohamed Ayman Ashout
Prof. of Architectur¢ Department of Architecture
Ain Shams Universi-Faculty of Engineering.
4. Prof. Mohamed Ibrahim Gabr
Prof. of Architectur¢ Department of Architecture
Ain Shams Universit- Faculty of Engineering.

Post Graduate Studie

Approval Stamp The Research was approved
[/
Faculty Council Approval University Council Approval

I [



Ain Shams University
Faculty of Engineerinc
Department of Architecture

Title sheet

Name

Degree
Department
Faculty
University
Graduation Year

Degree Achievement Ye

: Salma Ahmed Yousry M. Amin Ahmec
: M. Sc. Degree in Architecture

: Department of Architecture.

: Faculty of Engineering.

: Ain Shams University

: 2007.

: 2010.



Urban Transformations In New Cities In Egypt Afastt and Keywords

Abstract
Salma Ahmed Yousry

URBAN TRANSFORMATIONS IN NEW CITIES IN EGYPT
(Case studyBOf October city)

A Thesis Submitted in Partial Fulfilment of the Re@gments of M.Sc.
Degree in Architecture.

Ain Shams University, Faculty of Engineering, Deépaent of Architecture.

Cities, like human begins, have the common natureootinuous change.
Being called growth, transformations or deviatiorflects the same sense
ensuring that a city is never in a stagnant sféite research explores the
urban transformations that had taken place in thgpftan new cities and
resulted in huge new extension areas most of whdoh unplanned
comprehensively leading to deviation from the gaaisl objectives for the
city and the creation of an urban environment tlaks identity and
cohesiveness.

These extension areas often require reassemblirfglfith the city future
vision and updated targets. This research wilksitlate different urban and
land reassembling tools that could be applied danskon areas of new cities
in Egypt, focusing on the case study of 6th of ®etocity and the
application of Land readjustment for the southextersion areas of the city.

The success of LR scheme in 6th of October will @seld on the
achievement of the strategic plan objectives ferdity as common target for
land policies.

Key words:
City growth, new cities, Land reassembling, Land Resitchent, Land
ownership, urban management.
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Introduction

The term GCR often describes the region of Cairo (@tgl Cairo) and the
surrounding urban areas (including new cities timad grown to combine
with the old -already expanding- capital). The GQfeRnes GCR as the area
encompassing the contiguous urbanized area ofhitee tGovernorates of
Cairo, Giza and Qalyubia (mainly the cities of Caifdiza, Shubra Al
Khayma ) and the eight new urban communities thaband it.

One of the main reasons why major changes toolkepla&C is due to its
regional importance as the prime engine withindbentry as the economic,
cultural and urban capital. The GCR share of natipog@ulation increased
from 12.5% in 1960 to approximately 20% in 2006eTBCR share in total
urban population reached the peak of 43.3% in 1B&6 stabilized between
1976 and 1986 around 42.3% then slightly declimed(®.3% in 1996 and is
now about 409%.

There are several proposed reasons for the impartah GCR within the
future vision for the country in few major aspetttat could be summarized
as follows and illustrated in Figure 1:

» Center for industrial development providing valueled activities
» Center for information and technology

» Center for tourism

» Center for finance

» Center for administration

1 UNDP, "Strategic Urban development plan for tieR3, Cairo, 2007
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Figure 1: Cairo Region importance in Egypt’s futurevision
Source: JICA Study,2008

The map next page describes the area where thearoks will focus,
including seven main new cities” ®ctober\Zayed, f5may, El Obour, El
Sherouk, New Cairo, Badr, and™.6f Ramadan.
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In 1949 the Municipality of Cairo was created, whighs then transformed
into the Housing and Utilities Directorate of thefense organized through a
public sector concession company affiliated to Miaistry of Housing. By
1966 there four similar companies were created:r Naisy, Heliopolis,
Maadi, and Ain Shams, Then most informal areasestao be formed.

The first change started with the 1952 revolutioefore which Egypt’s civil
areas -excluding the desert areas which were dtmurby the Ministry of

Military- were divided into 14 provinces under thethority of the Ministry

of interior affairs and enforcing mandates of othelated ministries. The
revolution introduced new reforms changing the dtme of the Egyptian
society from dominance of the feudal system torgfrimdustrial and socialist
systems. One of the important changes influenced by theltgion and the

reforms was the establishment of field units in¢katral ministries as a first
step toward decentralizing the urban managemetheofountry.

1 "Urban Slums Reports: The case of The case ab(Bgypt", Cairo, 2003

2 Soliman, Ahmed Mounir, "A possible way out: fotimeg housing informality in
Egyptian cities ", Beirut, 2003,
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These units were provided by necessary equipmecinical skill and full
responsibility to carry out their tasks

One other important change the 1952 revolutionreefib was a better vision
for the importance of urban development strategielSgypt. Unfortunately
with the fast social, political and economic changethat time is was hard to
cope with the growing urban problems that facedstimety. In 1956 the idea
of new cities was not literally on the urban plamniagenda but the main
concept of creating new communities around the r@aimo city had started
to evolve.

The first master plan for Cairo -which started irb39aimed at determining
industrial locations, addressing the developmerh@énational territory and
offer better living conditions for the middle class

Great importance was given to Industrial developmeérsatellite suburbdn
communities were proposed which were more or lagsistrial towns in
nature within a 30km radius around Cairo on alreadisting industrial
centers. Beside their industrial nature, those<citiere also to absorb Cairo’s
excess population growth. This was in additionato dther minor centers (El
Bassatine and Sekkiet Nekki). The future extensasriee Cairo region were
to be suited in the eastern desert of Cairo (exjdtiasr city).

After the 1956 war, reconstruction of Suez Canaioregvas the priority and
projects in Cairo region were only in essential sadéor this reason in
addition to the long term goals of the plan, onblwhn town was selected of
the 6 towns. This was followed by evolving of sootkeer areas that were not
planned for like EI Mohandessien and Shubra El Kiaieand this shift in the
Master Plan recommendations had negative impactshenfuture of the
metropolis; attracting new migrants, causing misiistion in the country’s
resources and the conversion of some of the babtealands. This called at
the late 1960s for a new Master Plan for GCR.

The next plan for GCR was started in 1966 by the éafrGreater Cairo
Higher committee, published in 1970 and was apptovd 973.

At this time, Cairo had become the largest industi@a in Egypt, the
regional metropolis of the Arab world and the latgeity in Africa. As a

1 UN HABITAT, "Metropolitan Planning and Managemeint the Developing World:
Spatial Decentralization Policy in Bombay and Caieairobi, 1993

2 Qaha, abou Zaabal, Helwan, Birkash and El Tebbin.

3 United Nations Centre for Human Settlements, thfailitan planning and management in
the developing world: spatial decentralization @pin Bombay and Cairo", UN HABITAT,
Nairoubi, 1993,
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result, the main goal for this master plan wasydd integrate the burst out
Cairo areas especially in regards to infrastrucunct transport.

The planning area was 68,000 fd and populationnilion in 1966. The
target population (in 1990), was projected in thege of 14.7 to 16 million,
which turned out to be a little too high.

Some of the important problems highlighted in thiaster plan could be
summarized as follows:

- Very high density & increasing urban population

- Inadequate infrastructure networks

- Deterioration of housing stock (Advanced decay eflraval and old

city)

The plan proposed redistribution of population w@abce overpopulated
areas and shelter 9.5 million inhabitants. Thesbu®lus were distributed on
four satellite cities shown in the Master plan niggure 3). The location of
these new cities was based on the importance eéprag agricultural land,
easy access and economic development éoBlss plan was the first to
define ring roads system for GC agglomeration by twoular ways, and
crossing radial connecting highways and regionadtiso

Of the New cities we know today, #@f Ramadan, of October, El Obour
and 1%' of May were formulated in this master pfan.

1 El-Kouedi, Hazem, Madbouly, Mostafa and The WoBdnk, "Tackling the Shelter
Challenge of Cities Thinking it Through TogetheZgiro, 2007,

2 United Nations Centre for Human Settlements, thfailitan planning and management in
the developing world: spatial decentralization gpin Bombay and Cairo", UN HABITAT,
Nairoubi, 1993,

3 Sims, David and Séjourné, Marion, "Understandiagro”, Cairo, 2006,
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Figure 3: GCR Master Plan 1973
Source: Hazem ElKewidi, 1998

This Master plan had better chances of successtingtigrowing institutional
and legal framework and the post war political wmstances; however after
signing the peace treaty with Israel, the priositieere again shifted to the
reconstruction of Suez Canal towns and navigation.

In 1973 Cairo specific agency of management andnpignwas transformed
into national agency of regional & urban planniGOPP).

The evolving economic liberalization gave Cairo (aAtexandria) the
opportunities to associate with international comes and research agencies
to be involved in the management of the city. Tfaree Cairo needed to
upgrade in order to attract the international inwess which was performed
in various sectors:

- Infrastructure, transport & communication:
o Renovation of road network &"6of October bridge (German
company-1973)
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o New transport & traffic studies (international fenml974-
1976)
o New coherent city plan (British consultant 1980)
o Cairo underground works (1981-1988)
- Urban and regional planning
o New towns concept (1974-1979)

These local authorities were further supported Iawsl to ensure
decentralized implementation of new urban plansidwer the planning itself
and decision making was still performed by the mgavernment. The

system was amended in 1979 to strengthen the atyttadriGovernors, who
were granted considerable powers and have become dhect

representatives of the President. They have comdv@r housing, public
utilities, land development, slum upgrading and tmaspects of urban
planning, design and project implementatfon

Part | of this research will study the urban growtmew cities around Cairo
since their creation leading to the existing sinraiNew Cities in Egypt have
achieved with special focus on the growth 808tober city (the case study).

1 United Nations Centre for Human Settlements, tdmlitan planning and management in
the developing world: spatial decentralization gpin Bombay and Cairo", UN HABITAT,
Nairoubi, 1993,

2 Mona Serageldin, "Planning and Institutional Mmtkms", Aga Khan Award of
Architecture, Cairo, 1985, P.121-128
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Contention

The research addresses the definition of an urleselopment tool to be
applied on the southern extensions Bfo§ October city that would help get
over the results of unplanned city transformatiansl achieve the aspired
vision and strategies for the city.

Research Scope

The research will review the transformations tlaktplace in the new cities
in GCR in Egypt with special focus on the case stofd{ctober city. The

study will then explore three main land developnteols that were able to
overcome relevant negative changes in cities inirtte¥rnational experience
and support their development focusing on the secanomic impact of the
different tools. LR will be chosen to be applied &hof October southern
extension areas. Lebanon and Columbia LR schemesbevilllustrated to

support the application. The study will conclude tgined socioeconomic
benefits from the application relating to the sigat plan objectives defined
in 2008.

Hypothesis

» The concept of New Urban communities in Egypt sthrhore than thirty
years ago but only began to be relatively succesasiu attract population
recently.

» Various social, political and economic changeshia Egyptian society
lead to the transformation of the urban areas @ dbuntry especially
around Cairo region.

* The changing policies, supply driven market ank lat comprehensive
vision lead to the existing patchy developmentaatsern extension areas
in 6th of October city.

» The application of a well chosen urban developnreassembling tool
would maximize & of October city potentials and get over the engti
challenges facing the application of the strat@dan prepared for the city.
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Objectives

This study aims at providing an urban development to help transform
October city existing urban situation to the desivesion defined in 2008.
This is to be achieved through a number of subetardjustrated as follows:

* Review history of development of new cities in GCR apeécially
October city to analyse the reasons creating itieg situation.

» Explore current challenges facing October city #r&lapplication of
the aspired goals and vision.

* Define the relevant development tool that would roeeme the
challenges.

» Conclude social, economic and physical benefits dddethe city
through the transformation application.

Methodology

The study starts with a review of the history oWwngties development and
transformations in GCR with special focus on 6th atdber city and its

existing situation, defined vision and strategiarpfor the city analysing the
main challenges facing the implementation of thatsgic plan and vision for
the city and different land reassembling tools twild applied to overcome
these challenges. The deduction method will theruded to conclude the
most suitable tool to be applied in October to h#lp city achieve its

envisioned objectives analysing different interoadil examples and their
relation to the case study.

The Application method will be implemented in apptythe chosen tool on
the case study, and the analytical comparative edethll be implemented in
analyzing the application though comparing différecenarios with\without
the proposed scheme according to original stratpopds.

Finally the deduction method will be used in codahg the benefits added to
the city by the application.

The methodology of the study is illustrated in CHart
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e History of new cities development in GCR with
special focus on 6t of October city and its
existing situation, defined vision and strategic
plan for the city

* Main challenges facing the implementation of
the strategic plan and vision for the city

e Different urban reassembling tools that could
applied to overcome these challenges.

* most suitable developmenttool to be applied in
6t of October

¢ analyse international examples and their
relation to the case study to deduce lessons
learned

* applying the development tool on the case
study

¢ analyzing the application though comparing
different scenarios with\without the chosen
scheme according to original strategic goals.

¢ concluding the benefits added to the city by the
application.

Chart 1: Study Methodology
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Structure Overview

The research is composed mainly of three partstilited as follows:
Part I: New cities in Eqypt

Chapter I: Launching and transformations of new cities in Egypt
focusing on GCR

“Reviews the history of launching of new cities igyBt with special focus
on greater Cairo and the growth of new cities wittsnregion ending with
the summarized changes that took place in thosescgince their first
planning till now”

Chapter 11: 6" of October city development, existing status andspired
vision

“A focus Study on the history and development 8fd October city; its
original goals, planning and its rapid physicalwtto leading to its existing
situation and the vision of the strategic plan wighchallenges that needs to
be overcome”

Part Il: Guiding future urban transformations in ne w cities

Chapter Ill: Land reassembling tools

“A review of different urban development tools tltauld be applied to

support the future development of ®f October city and a comparative
analysis to chose the most appropriate tool to g@ied on October case
which would then be further explained”

Chapter IV: LR scheme in the international Experience

“Analyzing the experiences of Columbia and Beirultihapplication and the
lessons learned from them”

Part Ill: Applying LR on 6th of October city:
Chapter V: 6th of October Southern plan with LR sclreme

“Explaining the application and process of LR scheam &' of October
southern extension areas and its proposed managesoiame”

Chapter VI: The concluded benefits for 8' of October by applying LR
scheme

“The final chapter concludes the added social, ecoo and urban benefits
to the city through LR application comparing thedstarea with\without LR
scheme and the achievement of the strategic plals ¢firough either case”
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The following table shows the structure of the agsle, being classified into
parts including different chapters.

Table 1: Structure of the study

The need of new cities in Egypt
Ch. 1 Launching of New cities and NUCA
Launching an¢formation

transformation{Development of NUC in GCR
of new cities ir(1980s -1990s)

Part | Egypt focusingNUC’s Shift (2001-2007) o
on GCR  [The changes of NUC in GCR from their| 3
New cities in original plans f:”
Egypt Ch. Il Original Planning, goals and Objectives S
6th of OctobefOctober city i)

city Successive extensions and existing

development, Situation
existing statugStrategic plan and vision
and_ gspired Main challenges facing the vision for the
vision city
Urban tools applied for reassembling and
urban development projects

[
:::» ch. I Comparative example of urban
5 . .
= Land transformation tools
z; Part Il reassembling Conclusion and recommended tool (LR
o tools Background and definition of Land -
® | Guiding future Readjustment 5
o urban _ LR process 2
@ | transformations a— , =
in new cities ch. IV ;Zonl}(p:):tr;gr? international examples of LR
Lessons fromZ2> . . —
- . The Colombian experience in ‘Nuevo
international| ;e
EXPEreNnce I1he Solidere Region in Beirut, Lebanon
and cases
Ch.V Site boundaries definition
6th of OctobellLR application and process proposed
Southern plan
Part Il with LR c
scheme .%
Applying LR on Ch. VI Defining evaluation criteria K3}
6th of October| The concludedcomparing the study area withwithout LRS:
city benefits for 6thscheme <
of October by|conclusion and recommendations
applying LR

Future research work proposed

scheme
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Part I: New cities in Egypt

Chapter I: Launching and transformations of new ciies in
Egypt focusing on GCR

As reviewed in the introduction of the study, b #nd of the 1960s Egypt
was suffering from obvious urban challenges espigomthin its growing
GCR; the thing that had further encouraged the agjdic of the early idea
of decentralizing out of the narrow valley. In tlulsapter the main reasons
that had lead to the creation of NUC in Egypt dtesifated.

1.1 The need of new cities in Egypt

The GOPP saw an urgent need to decentralize otheofgrowing urban

metropolis of Cairo and generally the Nile valleyEafypt. The main reasons
behind this idea were due to the growing urban lprab that the shifted

priority to Suez —explained in the introductiontioé study- caused.

In the early 1970s, and after abandoning the dedigmaster plan, the region
—and Egypt in general- was suffering from a numbé&rmain urban
challenges that could be explained in the following

.1.1.1 Population growth and distribution

Country’s population

The first Egyptian census was held in 1882 as altre$ early awareness of
population increase in Egypt. Since then, it wasved that the Egyptian
population was increasing rapidly at a growth @t®.1% annually as shown
in the following chart and explained during the iNaal Population
conference, 2008as follows:

Population (million)
40 36.6
19
20 6.7 9.7
0 . . . .
1882 1897 1947 1976

Chart 2: Population increase in Egypt (1882-1976)

1 National Population conference, "Towards Life Mitt Suffering”, Egypt, 2008,
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The problem has always been not only the growtbojpulation, but also th
distribution of this population among the Egyptlands, which is a problei

we are still trying to face in tr
present time in the vision fi
Egypt 2050.

"To tackle the populatio
problem, we should not just foc
on reducing growth,noted Prime
Minister Nazif at th National
Population  conferen. "We
should also addre demographic
distribution and characteristic:
Human resources could be
great asset if capable
production, which is not current
the case' *

As shown in the figure and tt
statistics, only about 3% of tl
Egyptian Land was inhabite
which was one car indicator for
the need of a better distribution
population and dese
urbanization.

A1

POPULATED PLACES

® 1,000,000-6,325,000  © 300,000-1,000,000
* 200,000-300,000
Persons per square kilometer

Q i0 100 1,000 5,000 and above
—

1 | (===

Figure 4: Egypt Population Density(1986)?

Sourcebased on 1986 census data by

level administrative divisior
www.lib.utexas.edu , (eated 1993

1 Leila, Reem, "Bigger but not better",Al Ahram wegRI01, 200:
2 based on 1986 census data by first level admitisgtradivision, www.lib.utexas.edu

Created 1993
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GCR population

Since GCR was the main urban community at the tine \aith people
migrating from villages and from Suez after the 39@ar, the growth in
GCR was even higher reaching 4.1 %. The followingetadhows the
population growth in GCR.

Table 2: Growth of the Population of the Greater Caro (1863-1968)

Year Population Growth rate
(Percentage per year)

1863 305,000

1882 374,000 1.1

1927 1,060,000 2.3

1937 1,312,000 2.2

1945 2,162,000 6.4

1968 5,487,000 4.1

Source: JICA Study,2008, P.31. sourced from : @ityHistory, Raymond, 2004 — and
Greater Cairo Region Long Range Urban Developmehei®e, GOPP

As illustrated in the table, the GCR growing rateseexied the ability of the
urban areas to absorb leading to many overpopulatnal informal crawl on
either new desert subdivisions or agriculturalalé&nds.

.1.1.2 Unemployment

After the 1952 revolution and by the early 1960s émployment system in
Egypt was facing a strong urge of employers in filvenal sector (civil
services, governmental officials, etc) to souglbrmal jobs outside the
working hours which guaranteed them well paid opputies at both side’s.

This left the lower social classes in Egypt witteevess job opportunities
compared to the growing labour force, which wasraasing by 2.6%
annually.

Over half a million people reach employment ageéhgaar, but the economy
is growing too slowly to provide them with jobs.

1 Soliman, Ahmed Mounir, "A possible way out: folim;g housing informality in
Egyptian cities ", Beirut, 2003,
2 National Population conference, "Towards Life Mgiit Suffering”, Egypt, 2008,
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.1.1.3 Lack of Affordable housing and shelter

In the 1950s and in an attempt to help protectrtesnaf agricultural land,
commercial property, and rental housing; a numlbeemt control laws were
introduced which fixed rents in nominal terms te threvalent rates in that
time and guaranteed indefinite occupancy rightemants’

By time, these laws lead to rents deviation fromkatarates which in turn
dried up the supply of privately owned rental laodmmercial property and
housing which resulted in conversion of rental cacts into purchase
contracts, with incomplete and poorly defined propeghts for both sides.

The problem cycle extended further as property osvaré response to lack
of rental housing- began speculating with their pgrties either for
investment or for their future generatiodsThe result was a shortage in
housing units by the year 1984. 1959, investments in housing were less by
50% than in 1956. In 1962, investments were dectedse42% than in
1959° Adding to the previous the absence of mortgagentiean Egypt, The
access to affordable housing and accordingly tbevigig informal market in
the late 1960s became a growing problem that nekdigebr attention by the
upcoming five year plan for Egypt.

Absence of mortgage Lack access to affordable

Ohousing- Informal sector

Oprivate property

speculation
OdrthIIO Rural to city
renta : ;
supply migration
oRental
control

Chart 3: housing problems in Egypt (1960s)

Source: Author

1 Law no. 199 of 1952 stated rents reduction by f&2buildings constructed between 1944
and 1952

Law no. 55 of 1959, reducing housing rents @y@for buildings constructed
2 Assaad, Ragui and Ramadan, Mohamed, "Did Houitigy Reforms Curb The Delay In
Marriage Among Young Men In Egypt?",Policy Outlobk2008
3 Aref, Hisham, "Housing Generated By (Re)genematiBgyptian experience”, ENHR,
Cambridge, 2004
4 The second five year plan was expanded to sexars ¥1965-1972)
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Things became worse with the 1967 war as mostefctuntry’s financial
plans were directed to the war- as explained eamied development plans
were not the priority, with the increasing migratiof population from Suez
to Cairo and thus the increased demand on housowison.

By the 1960s a number of informal sectors in Egymd specially the GCR
were growing, including: Bolag el Dakrour, Manshigasser, Waraq El
Hadir, and Imbabé.

.1.1.4 Industrial Pollution and Agricultural land
conversion

The World Bank,2008 explained the concept of indaisareas formation
within the urban zones stating th&Bince the 1952 Revolution and
subsequent nationalizations, the creation and oj@neof industrial areas in
Egypt has been almost exclusively a State undegaklLarge smoke-stack
industrial areas were created or expanded in the0s%nd 1960s in Helwan,
Shubra el Khaima, El Mex, Moharam Bey, Suez, andaN&alel Kubra,
dominated by large public sector enterprises. Rubéctor heavy industries
were also established in Upper Egypt in Naga Hamaudi Aswan. Under
Sadat an authority for industrial free zones wasallshed with sites in
Alexandria, Port Said, and eventually Cairo for \@ie as well as public
sector investors$ *

These industrial zones lead to the increased levklsir pollution within
urban areas which added to the already contaminetgier and noise
pollution, calling for a new idea to locate indussr away from inhabited
areas.

Besides being contaminated from industrial wastegjcAltural lands were
also invaded by growing urban expansion as an reaseess to land within
the tight land providing policy and since buildipgrmits were not necessary
outside city limits. From 1947 to 1967 most expansion agricultural land
was formal; especially in Mohendesiin, Dokki, Hakla Quba, Abbassia
and Shobra. This was either directly governmentaiged or through
private land development compantes.

1 Soliman, Ahmed Mounir, "A possible way out: folim;g housing informality in
Egyptian cities ", Beirut, 2003,

2 The world bank, "Toward an urban sector strateggypt, 2008

3 "Urban Slums Reports: The case of The case ebCagypt", Cairo, 2003
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1.2 Launching of New cities and NUCA formation

Having illustrated the main reasons that encourdigedsOPP to propose the
creation of new cities, the main objectives forstimew policy was to
overcome the main urban challenges for specifidciéy GCR and generally

the whole country.
.1.2.1 The needed objectives for the new urban policy

The new policy had to overcome the disabilitiegh# system and achieve
the following objectives:

» Decentralize away from the Nile valley and into ttesert areas
aiming at increasing the urbanized land of the tguend guarantee a
better population distribution of future and exigti inhabitants
leading to an overall increase in the quality & bf inhabitants and
better provision of services and infrastructure.

» Creating new investment attractions that would séfrine market and
provide new job opportunities that cope with thevgng demand.

» Providing alternatives to informal settlements acbihe main urban
areas and better access to affordable land andngous

* Move the industrial areas away from urban commesito better well
chosen locations where they have minimum effecinbabitants and
natural resources. The new industrial areas shbaite a studied
access to infrastructure and transportation faslithat could also be
an incentive to support the national and intermatioindustrial

investment.

Thus, the GOE figured out that creating new townthe desert areas outside
the Nile valley could be a first step toward acimgvthe objectives of the
new urban strategy; together with developing thistixg areas and having
comprehensive development plans for the countriasable future growth
could be achieved.
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.1.2.2 The first generation of new cities in Egypt

Within the general framework of urban changing gies, new cities were
first launched in the early 1970’s aiming expligito “attract population,
create an industrial base outside the Valley, attdaat public and private
investments®

The new towns policy was launched in 1974-ffte first new town venture
began in 1976 with the declaration by President $aflthe GOE's intention
to build a new, totally self-sufficient new town atl@sert location about
halfway between Cairo and Ismailia. To be calledtiiesf Ramadan, this
new city was to have a solid economic foundation dase manufacturing,

and workers in the industrial enterprises were tadesn government-built
housing block4The site selection for the new cities was based anmber

of factors that could be summarized as follows:

» Keeping an "economic” distance between the prigcigty and the
new one

* Close to a primary network & benefit from existimfrastructure

* Near regional capital

» Geographical aspects of the land (preferable diad )

» Attraction location for population (new working &)

* Water resources (wells)

« Confirm national security strategjy

The early new cities were located by the centrakegeament and belonged to
their governorate until the creation of the New &irflCommunities Authority
in 1979.

1 The world bank, "Toward an urban sector strateggYpt, 2008. P49

2 Ibid.

3 United Nations Centre for Human Settlements, thfailitan planning and management in
the developing world: spatial decentralization @pin Bombay and Cairo", UN HABITAT,
Nairoubi, 1993,
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Figure 5: First Generation New cities in Egyp

The first generation of the new cities was locatedund main urba
agglomerations, i.e. around GCR, northern delta, #lexia area as shown
the previous figure with target populaticof between 250,000 to 500,C.

As for the GCR, by the end of the 1970s three maiescwere evolving:
of Ramadan in the north east of Cair'™ of October in the west and ™ of
May in the south. The new cities in GCR in the [B9&0s are shown ithe
next figure.

]th

10th of Ramadan

Six October

15th of May

[] 30 Kilometers
—————————————— M. S4journé, 2008

Figure 6: New Cities in GCR (end of the 1970
Source: David Sims, et al.,2006
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.1.2.3 New Urban communities authority formation

Few years after the creation of the first genematithe legislative and
institutional framework for the new towns was folimed with the

promulgation of the New Urban Communities AuthorityUCA) by Law

(no. 59 of 1979) within MHUUD (ex-reconstructiort the local level,

according to Law 43/1979, Governorates have authiooer most urban
planning and management activities such as housamg development and
infrastructure. Furthermore, urban planning Law 38X set the
respoFinsibiIities of these activities upon the LGNith the cooperation of
GOPP.

.1.2.3.1 NUCA'’s rights

NUCA enjoyed a number of rights that no other authdrad before; such as
rights to:

» Declare special development zones on State-ownssttdands (upon
agreement with the Armed Forces and the Departofehmtiquities).

* Develop and sell lands within the special zones tandetain these
revenues to finance further developnient

.1.2.3.2 NUCA'’s responsibilities

NUCA would basically be responsible of the plannargl development of
basic services & infrastructure until once devetbpige new towns were to
revert to standard municipal local administratiomder the relevant
governorate

The basic responsibilities\scope for NUCA were to:

* Outline policy, plans and programs for the creabbhNUC

» Study and select suitable locations for NUC

» Organize & coordinate the ministries and public ibednvolved in
the provision of infrastructure for the projects

* Implement and evaluate the projects (NUCs)

» Conclude loans and obtain grants for the projects

* Promote the sale, lease or use of lands in the NUC

» Divide up the NUC to towns, villages, zones an agrarand create
building standards and issue building permits femnt.

1 The world bank, "Toward an urban sector strateGg¥ypt, 2008
2 neither Governorates nor ministries could enjoy
3 The world bank, "Toward an urban sector strateggypt, 2008
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.1.2.3.3 NUC proposed by the law in 1979

This law declared the launching of 18 new citiesEmypt, with total area
2400 KM representing 6.3 % of Egypt’s inhabited area witkrall target
population of 6,145,000 inhabitants distributed rofaur types of cities as

following:

Table 3: New cities proposed by the 1979 ldw

title

Target population

Description

cities

Large new cities

500,000

Suited at distance
between 40-90 Km
from Cairo, Ismailia
& Alexandria

10" Ramadan 8
October- Sadat-
Borg El Arab

Satellite cities

250,000

30Km away from t
capital

hd 5" May, El Obour,
Badr, EI Amal, New
Domietta (the port

city)

Cities coupled to old
cities of

60,000 - 130,000

middle and upper
Egypt on the desert

Bani Sueif — Sohag -
Minia — Assiut -

fringe along the Aswan

narrow valley
New settlements 100,000 New desert zones El Noubaria — El
(Tagamoaat) Saleheya

Source: based on data from United Nations Centrelfionan Settlements,1993

1 Based on United Nations Centre for Human Settiesne'Metropolitan planning and
management in the developing world: spatial deeéiméition policy in Bombay and Cairo",
UN HABITAT, Nairoubi, 1993,

2 Priority projects

10
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.1.2.3.4 NUCA administration chart within the MHUUD

The new communities’ authority currently lies withthe MHUUD shown in
the chart below:-

Minister’s Office

Development
(taamir) Secto

__________________________

Housing and
Utilities Secto

____________________________

i [ [ | [ | !

i/ New Urban Central || Dev. Housing |

'| Communities || GOPP || Dev. Studies || Finance |:

1| Authority Agency Agency Fund :

i | New Town Regional Building |

i | Agencies Tamiir Training i

! Agencies Agency !
i National Greater Cairo Centre for Cooperative i
il Authority for & Alex Housing and Authority for |
i| Potable Water Water & Construction Housing and | !
/| and Sanitary Sewerage Research Construction |,
| Drainage Authorities i

Chart 4: NUCA within MHUUD administrative chart *
Source: MHUUD,2002

The existing administrative chart for the NUCA isstrated as follows:

1 Based on MHUUD, "Mubarak wal Omran", Cairo, 200221

11
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Board of directors

Board chairman

Under secretary of state
planning and informatic

General manag-citizens

General manager-Info & public|
relations

General manag-Legal affai

First vice of Board chairman

Advisory committee

First
undersecretary of
state commercial-
real estate affairs

NUCA vise chairman
head of economical,
financial &
administrative affairs
sector

NUCA vise chairman
head of follow up &
coordination sector

NUCA vise
chairman
technical affairs

Commercial &

Finance & investment

Project follow up &

Project research

agglomerations
around greater

Cairc

1

|

i | admin affair executiol and stud
1

1

i | commercial Purchases and ware Utilities affairs Project planning angl
1| affairs house preparatio
1

1

i Corporation Admin & personnel Agriculture & irrigation Bids & contracts
1| affairs affaire

|

i Real estate New communities’

I | propertie development affai

|

1| Ten

1

1

1

1

1

1

Chart 5: NUCA administrative chart

Source:

NUCA,

ale)s Jo sale)aldasiapun

12
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.1.2.3.5 NUCA vision, mission and objectives

Having discussed the main reasons and challendesdbthe establishment
of the NUCA, it is also important to explore theiois and objectives the
NUCA administration had set for itself.

Mission

“To identify the most suitable places for estalilighnew urban communities
and to develop existing cities by raising standafais physical and social
environment through preparing new urban develogm&ms until the year
2030”

Vision
“To Create and develop sustainable cities where ®sisl can enjoy good
quality of life”

Objectives

» Redistribute the population away from the narrowpswof the Nile
Valley.

» Establishment of new urban attraction points outsie existing
cities and villages.

» Extension of the development spine to the desdrteanote areas

.1.2.3.6 Financing New cities

One important aspect that supported the financfngew cities was the land
(desert) belonged to the state, the thing thatedsed the cost of projects
significantly. Otherwise, projects were financeda®ws:

» The state (ministry of finance) 11.5%

* National investment bank 67%

* Revenues from land selling to individuals, housimgperatives &
investors 0.17 %.

1 NUCA, "NUCA official website", http://www.urbaneenm.gov.eg/,

2 United Nations Centre for Human Settlements, thfailitan planning and management in
the developing world: spatial decentralization gpin Bombay and Cairo", UN HABITAT,
Nairoubi, 1993,

13
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.1.3 Development of NUC in GCR(1980s-1990s)

After the 1979 law for NUC and NUCA formation, vargincentives wel
given to encourage investments and attract popualati the new cities, tho:
were basically tax exemptions and privileges oregtments and could |
summarized as follow

.1.3.1 Development incentives in NU(

» Exemption from customs & other important du

» Exemption from all taxes and duties on loans andicfadilities for
the financing of projec

» Special privileges in capital allocation for prdgeas those und:
foreign investment and free zone |

* Occupants of real estate in NUC are exempt fromstion built
properties for 10 yeal

* Lands reclaimed within the boundaries of the NUC exemptec
from land taxes & all additional taxes for 10 y¢

« Projects are exempted from the general tax on t®s’

.1.3.2 Second generation of new citi¢

After launching th first generation of new cities (19-1982), the concept of
satellite cities and the second generation of naigscwere planned als
concentrating around the GCR and northern deltagkignding as well t
the southern area of the agglomeration towid Menya and Bani Sweif ¢
shown in the following ma

(Ml
i

sl

fl

Figure 7: Second generation of new cities (19-1995)

1 Ibid.
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Before early 1990s, Most of the new cities wdeveloped to attract tf
working classes through the construction of e subsidized low-cost
housing blocks.Although there have always been areas in new ¢
allocated for middle and upper classes, but the lsdways been of secol
importance and were not taking up w

In the early 1990s, wi the change of ministersid increasing criticism ¢
the quality and aesthetic of social housing, a nmoke “capitalist” mode ¢
development was appli in new cities causing big changes in the ta
groups of new cities. Starting with Sheikh ZayedlBp5, the new city ¢
targe population 500,000 inhabitants was the firstai@et middle and upp:

class residents.
al- r '

Heikastep

New Settiement 6
.New Settlement 1

- New Settiement §

frm——
New Settlement 3

Pyramids
Gardens

15th of May

Figure 8: New cities in GCR (mid 1980s
Source: David Sims, et al.,2006

1 The world bank, "Toward an urban sector strateggipt, 200
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.1.3.3 1983 long term development Master plan

After 1973 the economy of Egypt enjoyed better peosy due to oll
revenues, Suez Canal income and Egyptian workersGulf region.
Unfortunately the revenues were misused in a spaealway leading to vast
expansions of the urban fabric of the city maintyagricultural land beside
replacement of small building in the city centrehwhigh rise ones. This
liberal policy made the social breakdown unbear&iMidhe urban poor and
lead to the infrastructure collapse even in ricaat

In 1981 — two years after the NUCA formation- a Iadegm development
master plan stated by the Ministry of developmemd @onstruction and
GOPP with the aid of IUERIF and OTUI French consutafirms.?

The Plan aimed basically at controlling the raprdvwgh of population in
GCR and using the private sector dynamism and ressurc support the
physical planning process.

The main outcomes of the plan were the assurinth@fimportance of the
implementation of the 1970 planned ring road, indigoh to the
establishment of the “New Towns”. The concept ainaédransferring the
massive urbanization process from agricultural landdesert ones by
creating different economic and social incentivaattract population.

The master plan divided Cairo into 16 “Homogeneoast@s” shown in
Figure 9; with population of 500,000 to 2 milliorach (the existing
population then was 9,385,000 in 1982) wrapped whth defined Cairo’s
ring4road that binds the main old city and keep riegv cities outside the
ring".

1 United Nations Centre for Human Settlements, tMatlitan planning and management in
the developing world: spatial decentralization gpin Bombay and Cairo", UN HABITAT,
Nairoubi, 1993,

2 El-Kouedi, Hazem, Madbouly, Mostafa and The WoBdnk, "Tackling the Shelter
Challenge of Cities Thinking it Through TogetheZgiro, 2007,

3 Sims, David and Séjourné, Marion, "Understandago", Cairo, 2006,

4 United Nations Centre for Human Settlements, tbf@tlitan planning and management in
the developing world: spatial decentralization @pin Bombay and Cairo", UN HABITAT,
Nairoubi, 1993,
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Figure 9: The 16 homogeneous sectors of GCR and 10 N

Source :Hazem Bfouedi, et al.,20C

The term homogeneous sectors proposed by thiseplaressed adelineated
planning unit having somewhat common characteristics or hanegus
planning characteristics*

The Master Plamstimated the increase in population up to the 2000 to
7.6 million which were proposed to be distributed@llows

* New settlements should housmillion inhabitant:
* New satellite towns 0.9 millio

» Agglomerated perimete3 million

« Agricultural lands 1 millio?

Having the infrastructure prioritized, the plan posed Urban Corridors that
connects Cairo with external cit; North to Alexandrie, east to Ismailia,
Suez andSokhni, South to Upper Egypand south west to Fayoum a

1 Sims, David and Séjourné, Marion, "UnderstandingaCaCairo, 2006

2 United Nations Centre for Human Settlements, "Matfitan planning and managemen
the developing world: spatial decentralization gpin Bombay and Cairo", UN HABITA,
Nairoubi, 1993,
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Oasis.! In addition to 45 bridges, the first undergrountkliand the sewag
mega lin€?

To Alexa

To Alexandria To Esmailia

To Suez

To EL_Ein EL_Sokhna

To Oasis The ten new Urban Settelments @

The four new Satellites [l

To Fayom The four developenent Corr.

To Upper Egypt
Figure 10: the development corridors and directions irthe 1983 Master Plan for GCF

Source :Hazem Bfouedi, et al.,20C

These development corridors played the main importale in defining
NUC locations as th¢ were built by developing the desert ¢ in the
directions ofthoseurban corridors. Theserhan structures are s today’s
main regional transportation &s.

The Master Plan boarcFigure 1) shows that NUC werstarting to get
structured creating the 1in centers for the current NUC. East to Céawo
urban communitie (first and third)called (Tagamoaaformed the base for
the future:New Cairo city, while October and Zayed cities walso creating
a western urban pole. In the south™ of May was reated with the 8
community

1 JICA, "The Strategic Urban Development Master BBauidy For Sustainable Developm:
Of The Greater Cairo Region In The Arab Republid&@¥pt", Cairo, 200
2 These projects were funded by USAID and some EE@tces
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Figure 11: Long term development Master Plan 1983
Source: Hazem El-Kouedi, et al.,2007

Alteration: author

.1.3.4 Financing deficit in new cities

Since their early planning, new cities were plantedbe self-financing
projects through well managed, value capturing mameent. Unfortunately,
the cities were mostly financed by the central gorent.

“The financing deficit in September 1989 was LE 28ibion, which is 15.3
% of the value of the implemented work (debts ofstate towards private
enterprises).By 1985 the accumulated interesthexfd loans had reached LE
70 million.”*

This deficit was also related to the land tarifétgym stated by NUCA, the
land is sold at token priced insufficient to covime primary cost of

infrastructure. This - besides the already memtibimcentives for investors
and inhabitants — was causing the loss of NUCA'suss as lands were
sold at half of its price and industrial land wagmr cheaper (quarter of their
original values).

1 United Nations Centre for Human Settlements, tMailitan planning and management in
the developing world: spatial decentralization gpin Bombay and Cairo", UN HABITAT,
Nairoubi, 1993,
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.1.3.5 GCR Master Plan first update 1991

As a result of the previously explained deviatiaghe, GOPP decided to do an
update for the 1983 planning. From 1990 to 1991fits¢ revision of the
1983 plan was performed limited to minor land ugedates.

11" RENENENE

il W ——

Figure 12: GCR Master Plan first update 1991

Source: Hazem El-Kouedi, et al.,2007

In this plan shown in Figure 12, the ring road ve#reost completed. The
plan called for accommodating 4 million people WGk which meant that
almost all of the increase in population shouldi@gdew cities while Cairo
still hold for the main attraction pole. This ofuwree was unachievable and
was not met.

1 JICA, "The Strategic Urban Development MastenB#udy For Sustainable Development
Of The Greater Cairo Region In The Arab Republid&@¥pt", Cairo, 2008
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Helkastep al-Shorouk
al-Badr

New Caire

vwd

Six October Pyramidé
y Gardens

15th of May

[} 30 Kilometers

M; Séjournd, 2008

Figure 13 New cities in GCR (early 1990s
Source: David Sims, et al.,2006

As seen from the previous plan for NUC in GCR in #gzely 1990, the
previously mentioned two communities in the east&8™ combined with
the added 8 community to form New Cairo city and Sheikh Zay-already
formed by the two communities 6A and - was growing to unify with th
already expanding™ of Octobercity in the west. It is also important to po
out the missing EI Amal city which was planned ih $khna easter
development corridor but was never implemet
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.1.3.6 The new cities in the late 1990s

.1.3.6.1 Belated population shift

The target population for NUC for the 1989 wastee520,000 inhabitants;
however the actual number was only about 13% dfrtbenber (70,000 inh.)
of which 80% were in 1%of May. At that time, the only growing new cities
were Sadat city (for 12 years) & "1@f Ramadan (for 16 years). Al badr was
newer and no works had begun in el Anfah™ of October and 1% May
were already accommodating people, however el Olvasrjust starting.

In 1983 master plan, the population proposed foCNk 2000 was 900,000
inhabitants, of which only 218,000 were achieved986 census.

Table 4: Target and Actual housing for NUC in 1991

city Housing units belt Planned for Phase 1]  Percentage
by march 1991

10" of Ramadan 14 997 33547 44.7

15" May 19 133 38 544 49.6

6" October 14 053 34171 41.1

Sadat 3160 15 532 20.3

Source: United Nations Centre for Human Settlem&aés

.1.3.6.2 Industrial achievements

The industrial sector was achieving a better si&;cB80 factories were
legitimized to employ 35,000 workers and work ifrastructure was already
on site. However, this relative success left belaindther problem which was
that 60% of workers in those industrial areas dat hve in the new
settlements. In 1986 less that 7% of the approxamit,000 industrial
workers could move with their families to new ctierhis was returned to
many social reasons among which were the delagusihg building and the
lack of services

1 United Nations Centre for Human Settlements, tMatlitan planning and management in
the developing world: spatial decentralization gpin Bombay and Cairo", UN HABITAT,
Nairoubi, 1993,

2 JICA, "The Strategic Urban Development MastenF8&udy For Sustainable Development
Of The Greater Cairo Region In The Arab Republid&@ypt", Cairo, 2008, Ch.2 , p.25

3 United Nations Centre for Human Settlements, thfailitan planning and management in
the developing world: spatial decentralization @pin Bombay and Cairo", UN HABITAT,
Nairoubi, 1993,
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.1.3.6.3 Services achievements

10" of Ramadan had only three schools of the projegtegrimary schools
and one preparatory school. As for Sadat city, dnjgrimary school of the
52 planned was operating and & October three schools out of 24.

.1.3.6.4 Financial delaying cities’ problems

The main reason behind the delaying of housingsauial services in new
towns goes back to the overestimated financialaddinistrative capacities
of the government and the leaning on it to finanearly all programs. This
was explained by the fact that the authorities Ehdwave control on the
housing market in the new cities and ensure theoreble prices for the
future. However, the delay of those units and tve productivity increased
the cost of the units to levels that went beyorel dlierage income of the
target population and went to people who had sascwpunts to cover 70-
80% of the prices of the units. This created a kihtpeople without houses
and housed without people” in the new cities.

.1.3.7 The ongoing Master Plan 1997

As the population of GCR continued to grow massiveBching 13 million
in 1996, .in 1997 a second revised master planngaded. A new target was
set to year 2020 with projected population 24 wnlli 5.8 million of the
increase was set to be accommodated in NUCs, ande#itearound the
existing urban agglomeration.

1 Ibid.
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TosAdlexandria

-n'ityl"o El Suez

'u
ToVahat

'To Fayoum

T

Figure 14: GCR Master Plan second update 1997
Source: Hazem El-Kouedi, et al.,2007

Alteration author

This Master plan proposed another ring road thatbioes the new cities
inside in addition to the older ring road arounde ttmain Cairo
agglomeratiort.

1 JICA, "The Strategic Urban Development MastenB#udy For Sustainable Development
Of The Greater Cairo Region In The Arab Republid&@¥pt", Cairo, 2008
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.1.3.8 Third generation of new cities

With the changing policy, the boundaries of exgtinew towns and
settlements were dramatically extended, particularlthose cities around
Cairo which were considered to have developmentntiate Huge tracts of
land were subdivided and sold at near market pticdls to individuals and
to developers.

New eastern areas of Cairo (New Tagamoaat) furtkiended and became
cohesion creating New Cairo city in the desert eaite metropolis, with an
area equals half the built-up area of existing @re&airo, and target
population of 2 million. In addition to huge newttkaments like EI Shorouk
(target population of 500,000 inhabitants) .

“Massive amounts of land in these extensions ang aeeas were sold

throughout the 1990s and more is being currentiyndpeeleased. This has
brought welcome revenues to the Ministry and théeSkeeasury. Also, this

new policy signaled a fundamental shift, with newlesaents around Cairo

at least, becoming the preferred location for tlevrmiddle classes and the
rich, with the creation of gated communities andmgrket subdivisions®

This growth in urbanization in the GCR was also aquamed by new cities
being planned in southern Upper Egypt like New FelyoNew Asyout, New
Qena, Tiba and New Aswan. This was between th&-2090 years.

Currently three new cities (New akhmim, New luxodaroshka ) are also
under construction which has been desided from 200®w. The following
map shows the three generation of new cities irpE(i979-2010)

1 Public housing estates continue to be congtduict the new towns, and starting in 1996
the Mubarak Youth Housing and Future Foundation ditay became the main programs,
providing higher standard public housing with maesthetic facades.

The world bank, "Toward an urban sector strateggypt, 2008
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Figure 15: Three generations of new cities in Egyj}

At presentthere are a total of3 new towns which are functioning or unc
construction andabout 40 other futu new cities and communiti spread
over the Egyptian lar. The GCR new Cities and new settleme
expansions are shown in the following n
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15th of May
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i
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M. Séjournd, 2008

Figure 16: New cities in GCR (2000s
Source: David Sims, et al.,2006
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1.4 NUC'’s Shift (2003-2007)

Currently as new cities around GCR continue to grod expand, a shift i
the attraction of population if finally starting tewitch to New cities
especially the ones in direct connection to Caiflee Tecent master plan
GCR has become almost cohesion with such new cigeshawn in the
following figure.

Figure 17: GCR Master Plan 200°

Source: Adel Nagib,2010
The Plan shows the size of GCR as explained by thervigiadCairo 2050 a
having 75% of the population in the agglomeratibat tconcentrates in

20Km radius circle. The shift of new towns attrantiof population will be
illustrated in the following mairssues.
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.1.4.1 The population & urbanization shift to NUC (2001
2007

It was discussed in various occasions of the sthdycontinuous growth ¢
population in GCR due to the obvious s-economic attractiveness of t
region. This growth has concentrated ire centre and the expandi
informal areas around it in areas that are muclemastt to the main pole «
important activities. The following chart shows thewth of GCR in siz
and population from 1945 and until 20

G0, OG0 — 16,000
19.500 o

_____ 12000 2~ ®m 14.000

50,000 T =y and
- > ~ TR 12000 —
: - . =
= Su.uw g 35000 10 nnn =
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2 Anann e m—" 25400 6.000 =
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= 2 166 A= ittt 4000 £
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v v
1545 1568 577 1582 1585 2001 2407

Chart 6: Tr end of built up area & population in GCR (194¢-2007

Source: JICA Study200¢ based on information from original master plans satkllite
images analysis

The 2006 census showed that NUC’s population isO&@1with an annue
growth rate of 10.7%compared to 1.7 for the main Cairo agglomeratiorns
means that a final shift of population targeted NI

The growth in NUC from 2001 to 2007 is thus illugtih in the following
chart, it is clear that the physical growth wasliy redirected form te main
agglomeration to NUC

29



Part | Ch. 1:Launching and transformations of new cities in BEdocusing on GCR

han

(L1 Urban Area

Chart 7: Land Cover by Built-up Area in 2001 and 2007 (h:
Source: JICA Study,2008

The comparison of the urban change based on theopsegraph betwee
Main Agg. And NUC could be illustrated aslows:

Table 5. changes in land distribution of Cairo & NUC (200:-2007

Main Agg NUC
Percentage of change (2(-2007)
Urban areas| 21 46
agriculture 31.4 100
Desert 22.5 -A4.7
Others -21 128.6

Source: author

This means that the rate of urbanization of NUC ketw2001 and 20(
exceeded that of the main agglomeration and thus rdesert areas we
converted to different activities. This change seslis distributes as shown
the followingChart8:
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1 o 1/

Chart 8: Share by Land Cover of each Buil-up Area in 2001 and 2007 (%
Source: JICA Study,2008

“Although there was an acceleration of populationsafption in thi 1996-
2006 period into new cities, this increase only anded for 4.3% of th
national population increase over the same periddhe other 95+% of th
increase, a staggering 12.5 million persons, ocedrrelsewhere, almo
exclusively in the already cwded towns and villages of the Nile Vall*.

1 Ibid.
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.1.4.2 Housing stock and housing demand in new urban
communities

Despite the figures that reflects the growth anctess of NUC, a key issue
still questions the true reflection of these figum@n the real market. This
could be explained through the obvious gap betweemumber of housing
units that have been constructed and the oneathdeing used.

700
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500 vawsed in NUCs
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Chart 9: Gap between Housing Stock and Occupied Uts Estimates from Census 2006
in NUCs

Source: JICA Study,2008 based on *1 MOHUDD, 200d ‘&hCensus, CAPMAS, 2006

The previous graph shows that only about 25% o681 000 constructed in
2007 are being used. This could be explained bydtsively long process
of occupation or due to speculative and futureaigbe dwellings.
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.1.4.3 The industrial shift

In 2007, seven industrial areas exist in NUCs, &ueas under governorat
and two public free zones in GCR. The number of teggs factories i
13,483 with a total area of 76,2ha. Among those registered factories, <
of factories can be categorized as I-scale which have an investment c
of more than LE10 million, or more than 500 emples

g T

B Major Industnal Area
O Industrical Zone in NUCs
Y¥ PublicFres Zone

Figure 18: Location of Industrial Areasin GCR
Source: JICA Study,2008

Lately, and related to old original goals of NUCsadustrial areas ai
stabilizing in NUCs forming about 86% of the totaéas for industries i
cities such as Badr, ™ May, New Cairo, Obour, and” of October. (53%
industrial area urer operation and 47% to total area is still vactomt
Investors.j

“More than 2,500 factories created 264,000 job optpnities in NUCs b
2007. Total annual production value was estimatedE&aB1 billion. Most o
investment for the factories is concaated on three NUCs:w of October,
10n of Ramadan, and Al Obou?

1 JICA, "The Strategic Urban Development Master BBauidy For Sustainable Developm:
Of The Greater Cairo Region In The Arab Republid&@¥pt", Cairo, 200
2 Ibid.
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.1.4.4 Administrative shift

When NUCA was created in 1979, the law stipulated the towns would b
managed by the town agencies under NUCA but onceloj@®d to revert t
the municipal local administration under the relgvgovernorate. This we
applied after the Presidential ree in April 2008 creating new governoral

« 6" of October in the west (includinc" of October and Zayed citie
as well as sections from the formerly Giza goveate

« Helwan governorate in the east (including New CaBagdr, 1"
May, and El Sherou®

The following map illustrates the existing goverates boundaries and t
new cities include:

Figure 19: GCR new Governorates and NUC 201

Source: AbdelMohsen Barada,2010
Alteration: Author

1 The world bank, "Toward an urban sector strateggipt, 200
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.1.5 The changes of NUC in GCR from their original plans

As discussed earlier in this chapter; politicalpremmic and social aspects
affected the growth of new cities in GCR resultingchanges or deviations
of the cities from their original plans and objees.

Although this study will focus on"6of October city, a review of the urban
deviation in two other main new cities in GCR —New r6aand 18 of
Ramadan - will be addressed in this part of theystodshow the general
growth and changes that the new communities facgdGR and guide the
choice of the urban transformation tool that neidbe studied later in the
research after studying the case study'bé6October.

.1.5.1 New Cairo city

The New Cairo city —which is currently one of theagkst and most
successful new city within GCR- was first creatashfrthe early ¥ ,5" and
3Y settlements around Cairo in the mid 1980s. Thos#esents then
expanded to include more residential districts @imy middle and upper
target classes together with integrated gated canitimsl (such as Arabella
and golf kattamhia). In the late 1980s areas thatiuo be green buffer zones
between the three settlements were changed to huose residential and
large investments with a large main spine that @dwuse administration
and recreational activities and bind together tbghern and southern parts
of the city. This extension included one of theliear and most successful
gated community; El Rehab on an area of 2357 fd.

The last and largest extension of the city was ddd¢he 2000s with an area
of about 40,000 fd (including Madinty gated comntyrof 8000 fd) to the
east of the city that includes large investmentsesoand integrated urban
projects that were proposed by the latest masaer fok the city.

The city is bounded from the west by the ring raamtth by Cairo-Suez road
and the south by kattamia-El Al Ein El sokhna radtich left the east a
direction of main growth of the city.

The map below shows the original three settlemédsh of area of about
1400 fd and target population 250,000 inhabifafiym which the city was
formed and the different growth phases leadingst@xisting planning With
an expected total population of 6 million inhabttan

! Fareed, Mootaz and Hatem el Shafie, "An assessofi¢éineé New Cairo city”, 1998
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Vi

Investors extensions
By - /
Phase | Urban settlements (mid 1980s)
- Phase Il (late 1980s)
I Phase i (1990s)

Phase IV (early 2000s)

[ Phase v ( mid 2000s)

Figure 20 : Growth phases of New Cairo city
Source: Maps from New Urban communities authohigw Cairo city agency, 2010

Alteration: Author

As shown from the figure above, the city has gralkamatically where the
residential area increased by about seven timedces by nearly 4.5 times
the industry and investment by about 90% betweenild 1980s and early
2000 even before the last and largest extensidineofity. These changes are
shown in numbers in the table below.

Despite the huge changes of the city along its grgwears, it is claimed
that New Cairo city has grown smartly and succelsstide to a number of
factors that could be summarized as follows:

« The close location to exiting centers (Heliopolislasr city,
Mokkatam)

» Land use and needed activities (different housiegels, new
economic activities, service oriented city)

» Expandability (especially to the east)

» Appropriate designed density

» Transportation and communication

» Appropriate Urban growth rate compared to inteoratl standards
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Table 6 The development of New Cairo city

New Settlements Total of New Cairo Increasing
N.S.1 N.S.3 N.S.5 3N.S. Rate
Area (feddan) 1868 1808.7 2721 6397.7 27409 4.3
Target of population {6 500 | 200.000 | 200.000 | 600.000 | 1.250.000 | 2.08
(inhabitants)
Residential Arca 781 556.3 1120 | 24573 16510 6.72
(feddan)
Services Area
(feddan) 171 232.5 331 734.5 3400 4.63
Industrial Area
(feddan) 374 104.5 873 1351.5 153 0.11
Investments Activities
Area (feddan) Non Non Non Non 2681
Economic-|Economic-|Economic-|Economic- hl\(/:l?:i‘i)linrrllc-_
Housine Level Medium- | Medium- | Medium- | Medium- Hieh
SIng High High High High | . dii .
Medium | Medium | Medium | Medium Hich

Source: Mootaz Fareed, et al.,1998

.1.5.2 10" of Ramadan city

The construction of the City was originally suppogedinvolve private
investors and the Council of City Development. Irladtages, however, the
Council started to build whole quarters, especifdlylower income groups.
Today, vast desert areas, intended for buildings raostly sold to private
investors, are lying unused between four-track soaih a strip of greenery
in between. This half-completed look characteraédut the oldest quarters
of 10th of Ramadan City. In contrast to these, wlzeddversity of housing
styles prevails, the newer parts consist of mosithe-storey buildings
intended for workers who can rent or buy a flate3d are lively quarters, as
a large part of the working population of 10th ofniRalan City is residing
there of late. In the older quarters, main housesfiats are empty. Owners
wait for more profitable clients, such as entreptes or foreigners working
for a limited time in 10th of Ramadan City. Also, myanhabitants of villas
spend most of the year in Cairo or other placesliathe Council of City
Development has given preference to buyers or tenaarking in 10th of
Ramadan City in order to prevent speculation on &rdihousingd.The table
below shows the population achievements in the degpite the large
extensions of land shown in the maps below.

! Méller, Jochen, "Working and living in 10th of Radam City",Social science 33, 1998
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Table 7: population achievements in 10th of Ramade

el e v 29833288 | w08
21 8 S| 39 RspEsR|335¢8
o o 1S DN 92285 | 0g o o
mégg_)\uojg_:: ('a—h%
population
8509 | 47833| 124120 50000Dp -375880 24.8%

Source:Jochen Moller,19¢

Figure 21 : Original planning of 10th of ramdan city

Source: City local authority

The original plan of the city included 95,000 fdinAng to become a mal
industrial hub of a target population 0.5 milliarhabitants distributed ov:
16 residential districtaround a main city spine. Each district includ-9
neighborhoods with a main center beside the indlisirea and the gre¢
buffer zone*

! Dardeery, @lia Hussien El, "New cities and urban developnmeahgement in Egypt", E
ahram Cairo, 2004,
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Figure 22 : Exiting planning for 10th of Ramadan city

Source: City local authority

Degite the questioned success of™ of Ramadan city, the city h

expanded vastly to add new areas of mainly indalstgefrom about 60,000
fd. to 94,762 fd. In 2009 with 18.47% industrareabut the residential
sectors of the city remained unwantew that was analyzed to be due t
number of factors of whic

1. The lack of reliable ransportation systemsousin¢ problems and
tenure system failur, high cost of living, etc.

2. In contrast to 10th of Ramadan City, the worker's hHome still
offers a variety of advantag : traditional frameworks providin
easily accessible, mutual help and chances forrrrdb income
generation for the workers or other family mem ;
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3. Many workers feel insecure about job stability, aodsequently look
for alternatives.

The extended industry and the failure to attraetrésidential population is
an important result to the lack of urban manageraedtcoordination in the
new cities in Egypt. From the previous table itlsar that population targets
in the city were not achieved, however the follogvitable shows the

industrial area growth which is also shown in trewncity master plan

(Figure 22)

Table 8 : original and target industrial area in 1Gh of Ramadan

Establishment yearl  Original industriafNew master plan Increase
area 2017 Percentage

1980 11 KM 23.41 Knf 212.8%

Source: Dalia Hussien El Dardeery,2004

The main urban mass extended by 105.3% and thesgzones 350% this
was all taken from the green buffer and residentiamnmercial areas which
decreased by 91.8% , 70.4% and 55% respectivelghnvaiso resulted in
canceling the main spine designed for the city.

1.6 Strategic plans for new cities

As a result of the major changes that took placéénnew cities and within
the General strategy of the GOE of preparing giratplans for the different
cities of the country, in 2007 the MHUUD presentedNUCA and GOPP
decided to prepare strategic master plans for mem cities directly related
to GCR. The strategic Master Plan for New Cairo citg &" of October
\Zayed cities as one city were chosen as pilotegtejto illustrate the future
visions for the main two eastern and western polélse metropolis.

The projects were tendered to local consultantstljoiwith international
consultancy firms. The plans were to provide analysf the existing
situation and come up with future visions for thiges then with strategies
and projects to achieve the vision. The plans aréntegrate the overall
vision of the GCR 2050 and coordinate with ongoinigng for the
governorates.

! Méller, Jochen, "Working and living in 10th of Radam City",Social science 33, 1998
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The next chapter will explore the formation of ttese study city (Octob
city) and the main outcomes of the pared strategic plans and outco
projects.

i
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Figure 23: Strategic plan for October & new Cairo cities
Source: Adel Nagib,2010
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Chapter Il: 6th of October city development, existing statu:
and aspired visior

In chapter I, main reasons behind the need of Nbi@isattracts urbanizatic
out of the narro' Nile valley were described. Among the proposed N
were the satellite cities of which our case stu™ of October belong

2.1 Original Planning, goals and Objectives for Octobercity

6" of October was one of the 'first generation' satellitetowns in Egypt,
located West of Cairo at a desert location aboutm@rom the centre of th
metropolis.In 1979 the presidential decree for the city basdiustrated a

original urban mass ar«of 9,166 Fd without the buffer zone or green b-

and target ppulation 500,000 and the city was announced irL.*

=

Figure 24: 6th of October city location within GCR
Source: Author

1 GOPP, "6th of October city, General structural pld®8(
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.2.1.1 Original Master Plan 198(
.2.1.1.1 Location

The location of October city was based on the cphokdecentralization and
shifting the urbanization to outer desert areasydwer since October cif
was a satellite city it was well connected to Cém@ugh main corridor

The next figure shows the regional connection adtion of the city withir
GCR.

Figure 25: Regional connectivity of October city (198(
Source Ahmed Abdel Mohsen Wahdan,1¢

.2.1.1.2 Land use Master Plar

The GOPP prepared the Master Plan for October city 8801 after
geographical and environmental studies. The was announced in 19¢
and was the first to be totally designed by Egyptiansulting firms. The cit
was -ike most other first generation tow- planned to be of an industri
base, thus it included within its master plan gdamdustrial zone in th
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west! The plan was based on linear planning units ofctlis@iform relatior
to the main services spine and that could easilgHased and managed. T
roads networks were clearly integrated within gagional road:

Figure 26shows the Master Plan prepared in 1980, the corafeibie Plar

was based on a clear structured hierarchy of aetwand service
N 4.\‘ ‘ , :

P T
Soumid \:az Hnne

Residential
7] Tourism and sp
) EE Industrial

Cemeterles o~ m Clty Center
o\ m J\Ielghborhood Center

PP E Clqstercenter
=7 7 [Z3] OpenAreas
== Main Roads
Figure 26: Original Master Plan for 6th of October city 1980
Source Ahmed Abdel Mohsen Wahdan,1¢

Alteration: Author

The land use distribution made for the main citiye(tresidential area
illustrates the distribution of services and opgraces in the city. Th
distribution shows balanced land use variety with mixed uses and s\
The main residential urban area of the city conmbide254 Fd, locate
between the eastern tourism zone of 4,000 Fd andéstern industrial are
of 22,500 Fd. Besides the city southern Park (opeas) with an area of 7(
Fd.

1 The world lank, "Toward an urban sector strategy”, Egypt, .
2 EIKewidi, Hazem, "Northern extensions for 6th oft@er city ",199:
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The following table illustrates the land budget thoe city.
Table 9: Original Master Plan Land Budget

Activity components Area (Fd) Percentage Standard
mA\Person
Residential 1176 10.31 21
Commercial For 84 0.74 1
Neighbourhoods
For districts 72 0.63 0.84
City centre 75 0.66 0.90
Open areas For 378 3.32 4.5
Neighbourhoods
For districts 204 1.79 2.38
City centre 138 1.21 1.65
Roads 1536 13.47
Industrial zone 2500 21.93
Tourism area 4000 35.09
Mixed uses 1237 10.85
Total 11400 100
City Park 700
Grand total 12100

Source: Hazem ElKewidi, 1998

.2.1.1.3 Housing and population

Despite having the city of an industrial base, @#swmportant to classify the
residential area and uses integrated within it. fidlewing chart illustrated
the distribution of uses within the main residdrai@a of the city.

Major centers
8%

Major inner

Major
circulation
network

Neighborhood

services
20%

Chart 10: Land use distribution in the original residential area of 6 October
Source: Author based on city land budget (AhmedehiMbhsen Wahdan,1980)

The residential area was basically forms of thes#®s each containing four
districts of 25-35 thousand inhabitants. The disttion of housing levels in
these districts is explained in the following table
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Table 10: housing levels distribution of Original Qctober plan

Housing level Number of units Target population ceatage
Economic (low cost) 35,000 160,580 37%
Middle & upper middle 59,000 212,660 49%
Upper class housing 24,000 60,760 14%

Source: Author based on data from Ahmed Abdel MohWahdan,1980

The district area various between 280-410 fd, anohtains 6-8

neighbourhoods each combining 4-6 thousand inhabkiia an area of about
35 fd. Therefore the city included 12 residentigdtricts combining 84

Neighbourhoods.The residential hierarchy is shown in the follogvithart.

/ District (25,000-35,000)\
/ Sector (115,000 inh.) \
/ City (350,000 inh.) \

Chart 11: Residential population hierarchy
Source: Author based on data from Ahmed Abdel MoMWahdan,1980

1 Ibid.
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.2.1.1.4 Industrial area

Within the overall policy for industrial zones irg#pt, the & of October
industrial area was defined to contain four magwaarof certain industries;

e Zone 1: Food industries

e Zone 2: Pharmaceutical industries
» Zone3: Electronics industries

» Zone 4: mixed industries

These areas were distributed into three main pheksegvelopment; each
phase contained a sector of all zones.

This was in addition to a linear storage zone eaa@34.3 Fd parallel to all
previous zones. The total area for the industoakzwas 2,500FH.

.2.1.1.5 Tourism\ Sport Area

The tourism area in the east of the residentiah amas planned as a
tourism\sport area due to its closeness to thenmgsa zone, its elevated
topography (providing a better view to the heritagyea), and the good
climate away from any pollution sources.

The area was divides into three main zones:

* Resorts area:
o Eastto Soumid gas line
o includes 7 resorts, six of which allocated for upptass
residential use with low densities and more grgmace and
the 7" as a medical treatment resort
* Tourism projects
0 Lies between soumid gas line and residential avé&xctober
city
0 Includes projects like children’s village, theatehildren’s
library, Golf area, Horse club, integrated parks, e
e Sport clubs
0 Allocated in the northern part of the whole tourizsome
0 Includes a number of sports clubs and the socialb @f
October city?

Y bid.
2 GOPP, "6th of October city, General structural pla980
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.2.1.1.6 Roads Network

The roads network for the plan was based on then rfi@ear concept ¢
planning and a clear hierarchy of roads shown enfdllowing figure. The
main spine arterial road path through the neightoods and off to th
industrial area, the secondary artl roads go through the districts a
connect the various areas while ring roads careyhbavy regional traffi
connecting October to the other regional cities r&aAlexandria, E
Fayoum and El Wahat). The Wahat railway passesgfirgdghe south of th
city for goods transport passing by the South efitfdustrial area of Octob
city.

Figure 27: Roads network of October city (198C
Source: Hazem ElKewidi,1998

Alteration: Author

The roads hierarchy classified by the plan \distributed as follow:

* Regional roads
o Eastern roads from Alexandria desert r
o Cairo—Wahat road south to the city
o0 Western road separating the urban mass from thestndl
zone
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» Main distribution roads (66m wide)
0 The main 2 roads in the city central spine
* Main road (local distribution rosds) (54 m wide)
o Inner ring road connecting districts’ centres te tity centre
spine
» Services roads (27 m wide)
o The roads surrounding the districts
e Inner roads (18 m wide)
o The roads dividing districts to neighbourhodds.

1 EIKewidi, Hazem, "Northern extensions for 6thQuftober city ",1998
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2.2 Successive extensions and existing situat

.2.2.1 Physical growth\changes

Before even having the original plan implementedi despite the very shc
time of detailed planning; some changes in the lasd distribution an
housing levels haalready occurred.

.2.2.1.1 Early establishmen

The city started its implementation in 1982 by #ssigning of constructin
about 3238 housing unit in the" district to start housing workers of t
industrial area expected to start functioning ird h®84. Sincethe original
plan of the city was based on the concept of lindiatribution, it was
expected and recommend+to have phases of development in a repet
manner that goes with the planning and providesnapcehensive econom
development sequence. Hever the implementation that had started with
7" district moved to the™ then the resorts area and" districts which are
all located on far fringe areas and had left tigiai an out of order shay*

A
Soumid Gas line

}—.“_w- = "—nf"\}y
, |

al zone

L Indistrial zorg

e 1
S rane

¥ . ",:fr rd -‘A N
Figure 28: Early development phases in October Cii

Source: Author

At the early years of establishment, the city haisied unique ttention that
attracted demand. undreds of public and private sector factories v
located in the town. The attention given to citycameged housing,
industrial and even regional uses investments egiti higher demands th.
what the city could then offer in terms of amoumd @ctivity

Since most extensions were direct reaction to theket demands within
policy that longed to attrt population and investment in new cities;

1 Ibid.
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extensions in October city were rapidly plannediitesy in in-cohesive areas
that lacks integration or comprehensive vision.

One of the main reasons behind planning the citgirally in a linear
manner was to facilitate the extension by adding sectors and extending
the central spine. However one major issue that takesn against the plan
was disabling this advantage by blocking the tvaesiof the linear form by
the industrial area in the west and the tourisnezarthe east. This lead to an
even more in-cohesive extension plans that firetvgio the north then east,
south and west.

In 1990s, big changes were introduced to the @ty aesult of its growing
demand; the city has dramatically extended on sudell released land to
the demanding market both to individuals and deya&i® at near market
prices. Between upper-class Gated communities anited plots subsidized
low-cost housing, welcomed revenue to the minisfritousing and the state
was brought and further investments on the NUCs#tfucture continued.

.2.2.1.2 Sheikh Zayed 1995

In 1995 Sheikh Zayed was established in the nath ef the city aiming an
ultimate population of 500,000 inhabitants. They eitas formed originally
from the two communities 16A and 16B.

Due to the location and activities connection otdber and Zayed cities,
Zayed is often considered as one of the districextension areas of October
city though still each a separate agency and maryoer NUCA.

.2.2.1.3 Late 1990s Extensions

In the late 1990s a revised plan was performed lwhigsessed the change
and deviation from the original plan discussedieaih this chapter. One
major outcome of the plan was the northern extensi@a composed of a
1.1 km strip planned north to the residential goathe city’s original green
belt\buffer zone). The area of the extensions weg5Zd. Before this area
was starting to develdm new further northern extension area was planned
on more than 3570 fd. Which was almost all allodate but not
implemented-. Before these development started, hanohuge eastern
extension of about 5000 fd was planned aiming gteumlass residential
compound$ Other uses were added to the city out of madleetand and

1 Ibid.

2 Only Mubarak youth housing and one private haysompound had developed

3 Currently this area still has only three scatigrmjects under construction on less than 2%
of the land.
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directed attention tthe city like media city, whole sale market, El daus
residential military compound

.2.2.1.4 The southern and western extensions (20-2009)

In the Early 2000s the area between Fayoum and twalaals (currenth
called City Park) was added to the city and nve national housing
programs started quickly allocated within the atdawever late awarene
to the distinctive location of the area encouragddrge tourism investme
in a location close to the Pyramid zc

Following this area further southern anestern thousand of feddans w
added to the city and new projects were allocatedowt a comprehensiv
plan or vision.The following map illustrates the growth of Octology since
its original plan in 1982 and till the recent céytensions in 200
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Figure 29: phases of development of October ci
Source: Author

The early discussed scattered development and markeen executior
policies had reached its peak in the city. The ettec map alone coul
illustrate themanagement poli-if any- the city had faced during its years

growth.

! The world bank, "Toward an Lan sector strategy", Egypt, 2(
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Figure 30: Execution map for October city

Source: MHUUD,2010

As clear from the figure, the vastly growing Octob#y was failing to worl
together as a gitdue to the obvious unplanned development leattirgige
resources losses and patchy inefficient

This phenomenon was explained by The World Bank,26@8land prices
for private entities were purely nomi - although recently land prices he
been set to recover (at least partially) infragtreee costs or are solhrough
closedenvelope auctio- and terms of paymenivere very convenient,
usually 10% down and the rest paid in equal insitfits over ten yrs,

without interest.Despite stipulatin that a project or venture must be b

within a set period (usually three years) or the & repossess within sales
contracts, this conditicis only very rarely enforced arvery few if any land
allocations,whether to corporations or individuals, have beakemn bacl
through the city's history

Moreover, the public allocated free land to thdamatl housing programs «
public sector projects which seems finished butehaery low rates ¢
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occupancy due tmislead target groups (that will be explained latethis
chapter) or speculative purpos

.2.2.1.5 Existing Master Plan

The existing 2010 city map reflects the resultiagkl of planning vision c
development management in October city. Extensieasaof tle city turned
to patchy plot shapes that could not function effidy and would require th
government to spend multiples of what should bexsfzeutilise those land
Infrastructure networks, mass transit options anneetivity opportunitie:
became #@rue challenge to achie

-

Residentiai
Service
industri

Cemeteries

Figure 31 6th of October Land use plan, 201
Source: MHUUD,2010

! Ibid.

54



Part | Chapter Ii 6th of October citylevelopment, existing status & aspired vi:

.2.2.2 Population

.2.2.2.1 Population growth (198¢-2006)

During the first phases of the city establishméimé, 1986 census declared
528 inhabitant$n October city By 1996and due to the given attention to
city- when SheiktZayed city was just startinghe population in Octob¢had
reached 35,000. During the years of grow-and despite the unfulfille
population aspiratic- October city was one of the most successful neiesc
The 2006 Census registered 157,000 inhabitants ng&ikth of October th
largest of all new townin population terms. Adding up the population
Zayed, the total would be 187,000 inhabita

“Of all the new towns in and around Greater Cairo, thedafon of Sheik}
Zayed new town had a 2006 population which reachesgestoto GOPP'
2005 estimatéat 61.6%).” This was explained due the city’shigh portion
of private developer’allocations who buildattractive housing projects a
gated communities for midc-to-high income groups and the result
"prestige” factorand very little land subdivet for individual hous
construction. Another factor in its success haddawith its proximity to ¢
number of new real estate schemes, including thertSiillage anc
commercial strip development at the beginning &f fiexandria Dese
Highway and thenumerous u-scale villa developments which are spring
up further along this highwe

However the population figures have always beeissime of discussion i
different sources disagree on the count, but esomalose to reality wa
done by Mckiney team based oINUCA; City Authority; Water Co
Electricity Co; site visits; and the team analysidlustrated in the following
chart.

@ 505-525

395

260

185

2000 2002 2004 2006E
Figure 32 population growth for October\Zayed (200(-2006) thousand inh.
Source: McKinsey and Compariyiay 200"

1 1986 census
2 The world bank, "Toward an urban sector strateggipt, 200!
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.2.2.2.2 Social Segregation

The quick revenues could not hide the fact thath&r development in the
city started to become unfeasible. In-cohesive lasés within the patchy
development of extension areas lead to a highlghcosgrastructure network,

an almost impossible road hierarchy network ancesulted further low

income demand for the land. After allocating mdsthe extension areas for
the same low and middle low income groups, and ihgusore that 40% of

the national housing program within the city, tee/fleft over areas could not
be different. Vacant areas were scattered aroumddhbial housing programs,
often beside cemeteries, oxidation lakes or evebage collection areas. As
a result, these areas were as well judged foratp fsir the same low income
group, still costing huge amounts and adding ugnéosocial problems of the
true aimed target groups.

On the other hand, upper class demand found no olteéce than green belt
areas around and in the city which they startecbtovert and add up to the
internal city growing gated communities which inura adds up to the
growingsocial segregatiom the city.

.2.2.2.3 Existing and target population

Currently (2010 data obtained from cities’ authes}i the population of
October city is about 700,000 inhabitant and almexptal to the current
target population of Zayed. The total target popoa for the cities is
estimates to be 6.5 million distributed over thé,0P0 fd.
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.2.2.3 Housing

.2.2.3.1 Execution plan deviation

In 1996 The number of housing units in October w&9®0 dwelling, despite
the well defined and distributed housing levelthia original residential area,
target housing levels were changed in the distr@ts2 main change was the
addition of two linear upper class residentialpstralong the main central
spine north and south to it. The following tableowk the main housing
changes that took place in the main residentiala aduring the
implementation phase.

Table 11: change in housing levels during executigthase

Residential Original plan housing level Execution plan housjng
district level

1° Upper —Middle upper Middle Upper-mixed
2"° Middle upper- middle Mixed

3 Middle upper- middle Mixed

4" Middle upper- middle Mixed

5" Middle-economic Mixed

6" Economic —low cost Low cost

7" Upper-middle upper Middle-middle upper
g" Middle upper Middle-middle upper
9" Middle upper Low cost

10" Middle upper Low cost

11" Middle-economic Low cost

12th Economic-low cost Low cost

Source: Hazem ElKewidi, 1998

As shown from the table, most of the changes wac@id to lower income
class, this was accompanied by major changes iasangopulation and
densities within the residential zone.

The number of dwellings in October city jumped &6,000 units in 2006 but
the occupancy of these dwellings was still at a loate of 1.23

persons\dwellind. The change in population between the two censasds
sheikh Zayed population is illustrated in the faling table:

1 The average family size is 4.3 (For comparisbe, dverage occupancy for all of Giza
Governorate in 2006 was 2.74 persons per unitalgeneral high vacancy in egypt.)
Ibid.
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Table 12: Population and Dwelling Units 1996 and 25"

1996 2006
Population| No. off Persons\| Population | No. ofl Persons\
Units Unit Units Unit

Six  October 38,666 51,385 0.75
First Qism
Six October 118,469 75,492 1.57
Second Qism
Total Six | 35,353 53,729 0.66 157135 126,877 1.23
October
Sheikh Zayid| 0 0 0 29,499 30,735 0.96
Giza 4,784,099 | 1,527,194 3.13 6,272,571l 2,284,658 2.74
Governorate

Source: Census of Egypt (2006 preliminary results).

.2.2.3.2 Speculative allocations

In 2007, only about 14% of the largely extendeg oimained unallocatéd
while most of these allocations were of speculativenvestment purposes.
And due to the difficult leasing policies in Egyptyvners wouldn’t even rent
their properties. Therefore huge areas of thewaye left vacant or in long
status of being under construction. Even public shay programs were
directed to this speculative system.

1 Note that the numbers of dwelling units in 20@#6/e been reduced by the number of
establishments, to correct for the fact that in20886 Census the number of dwelling units
included shops and garages.

2 "Unlocking the Full Potential of 6th of OctobardaSheikh Zayed", Cairo, May 2007
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.2.2.3.3 Housing Levels distribution

The current housing levels illustrated in the fegbelow shows a majority
economic (low cost) housing in the city followed dgyper midle and upper.

E4 -~
P,—;}, l:l Upper incame housing ..,‘g
s
’, - Middle-upper class

I:l Middle class

e
= ====9 Vi - Economy class

Figure 33 housing levels distributior
Source: MHUUD, 2010

Comparing the ratios of the existing housing lewdgribution with Table
10: housing levels distribution of Original Octobdar, the deviation from
the plan is obviou

[Criginalplan
60

Dcurrent situation

50 fexes) —

wl D ﬂ:}i

30 R ), W —

\

20

Economy Middle and Upper

Upper-
middle
Chart 12: Original and actual housing level

Source: MHUUD,2010

income
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.2.2.3.4 Unfulfilled target group

However, the further demand of low cost (econonaiading) is explained b
the fact that the economic housing is still abdve potentials of the targ
groups, thus it is in essence not economic anynmidnes is well explaine:
through the following exanle provided by McKinsey and Company,M
2007 illustrating the 30% gap between offered hoyisand target grou
potentials.

igo-i6
| 30-35 | P
N Il B ) (=30% )
110-120 __\_If__.
100
30
Land Building  Gross Selling Optimal
cost cost profit price price

Chart 13: The gap between offered housing and target grot
SourceMcKinsey and Company,May 20

This wasbased on Assumptions tr

» Land acquisition cost = LE 600 per st

» footprint ratio= 509

» Building configuration= 4 floors, 2 apartment pexdi
« Building cost= LE 1000 per ?

« Developer margin =1-22%"

“Virtually all privately-built housing units available on the market -
completely unaffordable to the large majority of ©& households, even
finance were to be available®

1 As resulting from survey and intervie with developers and contract
% The world bank, "Toward an urban sector strateggypt, 200:
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.2.2.4 Services

Despite the original standards set for new citiekdve better access to local
and regional services, the actual executed serviegs less than designed.
The services building were built by the governmaetording to residential
occupancy and some areas were left without serviédso the linear
planning concept for services distribution were agplies in all sectors (like
districts 7 and 12)

Table 13: Services deviation (f)*

Land use Original plan Execution New cities
plan standards
Residential 14.11 9.17 21
Commercial services in neighbourhoods 1 0.65 1
Commercial services in districts 0.86 0.52 0.84
Commercial services in city centre 0.9 0.5 0.9
General services in neighbourhoods 45 2.92 4.5
General services in districts 1.79 1.16 1.75
General services in city centre 1.97 1.27 1.76
Open spaces in neighbourhoods 4.5 2.92 4.5
Open spaces in districts 2.45 1.59 2.38
Open spaces in city centre 1.65 1.22 1.65
Total services area 19.62 12.57 19.28
Total 33.73 21.92 40.28

Source: Hazem ElKewidi, 1998

The table shows the general decrease in inhalstaerte of service which
added up to the decline in housing levels in theiniexplained earlier.

! EIKewidi, Hazem, "Northern extensions for 6th oftGler city ",1998
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.2.2.5 Roads network & public transport

Despite the implementation of the originally desidnroad network, few
inconvenient issues were raised; most importartat the network didn’t
respect Somid gas line and its setbacks, alsanbeaad system didn’t work
for the industrial area which needed the curremiglemented grid network
and finally the misused Wahat railway passing ® sbuth of the industrial
area. The accessibility to the city thus turned itgrowing problem for the
city.

Although the 26 July Street Extensioel (mahwaj was built in 1999
specifically to improve the Sixth of October's rdatks to Cairo, and even
though private minibuses now serve the city on gulee basis, inter-city
public transit remains a problem.

Currently projects to study the overall master pi@nroads networks and
transportation in the city are under study to campewith comprehensive
solution and phases to connect the city interraatly regionally.

! The world bank, "Toward an urban sector strateggypt, 2008
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.2.2.6 Industrial sector

As explained earlier,™ of October was established on a basic indus
activity. The original industrial area was abol8() fd west to the cit

.2.2.6.1 Early development issue

The first phase of Industrial area was completediasned while the secotr
phase and third phases were less correspondiner, laafifth industrial are
was introduced on 312.6 fd. North to the forth zonaile the industrial zon
was achieving quite a success, some implementasues were facing tt
development.

The owners of the factories did not build necessammnwices zone
which lead to the misuse of nearby land (storimgpding anc
emptying, parking, etc
The liquid wate of the factories was disposed in the sewagesy
without being treate
Most of the workers in industrial areas did notlivn the city anc
commute from and to the city dail(net daily inflow of 3'-40
thousandworkers from Greater Cair' creating ahuge gap between
industrial and housing markets in the city illugtihin the following
chart.
This was dug
o to the lack of provided housing facilities by ows-fearing
the strict leasing lav-
o The housing ownership prices which was higher tharkers
income and was transferred to factories’ ownerditgato the
increase in the cost of production in the @

135-150 1374152
[3s43] | 4045 |

Local Commuters Commuters Jobs in the
waorkforce  to Cairo from Cairo cities

Chart 14: commuter workers from‘to the city (thousand

SourceMcKinsey and Company,May 20

1"Unlocking the FullPotential of 6th of October and Sheikh Zayed", @dilay 200’
2 EIKewidi, Hazem, "Northern extensions for 6th oft@er city ",199:
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.2.2.6.2 Existing Industrial zone

Despite the commuting problem, the industrial akt®ctober city currentl
holds a very important position within new cities terms of number ¢
workers and annual producti

Producing Factories Under construction factories

10M of Bh of
ndustrial production £ Ramadar Cetober
z= (billion pounds)
Workers (thousand) B

Qkcur

w Calto Sadr
s02 g 12 417 pe  zze 16 1114 180

Chart 15: industrial comparisons in NUC
Source: MHUUD,2010

The existing industrial zone
the city still has an unleash
potential through areas that ¢
still under construction or on
allocated. It is feasible to cree
about 286,000 additional jol
in the industrial zone of tr
city.’

Figure 34: industrial area in October city
SourceMHUUD,201C

! "Unlocking the Full Potential of 6th of October aBHeikh Zayed", Cairo, May 20
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2.2.7 Legislative framework

Under the 1979 low of NUCA, the city authority October city performe
the following main task

City Chairman

or Mayor
1
| |
Citizen Enterprise services
* Police and judicial * investon sevices * Utban platining * Infrastructure
* Fire and emergency ¢ Business attraction — Zoning axecution:
* Publictransportation ¢ Consultamcy and support — Land use - Roads
* Health * City marketing — Building codes — Water and sewage
* Education * Communications. — Flanning and - Utilities
* Social services advertising and extarnal coordination of ssrvice — Public housing
* Youth services relations pravisionwith regional * Infrastructure project
* Libraries andlor national level finansing
* Parks and recreation utility cornpanies
* Garbage collestion * Regulation:
* Citizen adwocacy — Housing
* Wabzr and sewage — Taxation
— Service provision
guidelines
— City codas
* Personnsl

* Collestions and bud geting
* Special projects

Chart 17: Administrative chart of October authority
SourceMcKinsey and Company,May 20

After the presidential decree o™ of October governorate in 2009, the ¢
has become under the administrative control of ab#hority, NUCA, the
governorate and the GOI
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2.3 Strategic plan and vision

At the beginning of 2007, MHUUD seemed to have dedito declare its
awareness of the previous management mistakegnirtigtry commissioned
international management and planning consultantsepare a strategic plan
revitalizing the city. The plans aimed at setting a clear vision and
aspiration for 6th of October city, defining comstts, setting objectives and
planning strategies. The outcome of the study vesg promising; providing
a physical and economic transformation for the tatypecomeA symbol of
Egyptian aspirations for a better life Creating new connections and
interfaces to become a national hub and landmaikewproviding all
necessary functions and services to become a &Hising city operating
independently within the Greater Cairo Regton.

Behind this promising aspiration lies the importquéstion that this research
is to address; how can this plan be implemented@ fftost common
problems of resources; Land and finance were fatiagroject.

this study was started aiming at exploring ancedfit urban transformation
tool that would answer the research question andedistransfer the urban
experience of a new Egyptian city and the polifichkhancial urban

challenges it faces.

2.3.1.Background

In 2007 when the Government (represented in the @t NUCA) decided

to start its action towards facing the challengésthe city, Local and

international chosen consultancy firms performedoanprehensive study.
The study was based on previous city reports aadspin addition to close
studying of the city existing situation analysidal&holders meetings and
discussions were performed to help define the prabland opportunities for
the city and shape its future needs and visions Usion had to also be
integrated within the GRC goals and objectives defimethe Cairo vision

2050 and its studies.

The following items will review the main vision amstiategies proposed by
the plan and explained in MHUUD,2010.

2.3.1.1. Objectives and approach

The strategic plan outcomes —which were redireefitel the newly added
areas in 2009 and the governorate creation -aimedetine the long term

1 "The strategic plan for 6th of October\Zayed digxisting situation analysis)", Cairo,
Egypt, 2010
"Unlocking the Full Potential of 6th of October a8teikh Zayed", Cairo, May 2007
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goals and provide a guideline for the future depelent of 6th October and
Sheikh Zayed cities. This was planned to be acligtaeough developing

national landmark qualities that efficiently use ttity’s regional and local

potentials and make sure the city grows isnaart manner within a well

planned transit-oriented urban development. It alas essential to integrate
mixed use development densities while incorporagsgnt developments to
create a comprehensive new identity for the cityus economic, financial,

educational districts were to build on the streagth 6th October within a

convenient and reliable public transit for intedantra city travel.

2.3.1.2. Vision

After studying the previous reports and city pmfih vision for October city
2027 was defined,

‘October city would be the national hub and landméokthe western Cairo
Region that also provides all necessary functiond services to become a
self sustaining city.’

The vision was stated in clear points to easilgteeto during the study:

» City of Opportunity

* New quality of life for 6th October (live, worknd play), providing
quality services to residents and visitors of 6ttaDer

» 6th October as regional, national, internatiormgiter / hub

* Necessary connections for 6th October as a traosgnted
development (internal and external: road systeniwag, mass
transit, airport)

» Special functions as highlights and magnets ferdhvelopment of

6th October (CBD, exhibition center, opera, museumadism

complex, logistic centre, ...)

Overall sustainable and ecological city developmen

Compact, livable, manageable city

68



Part | hapter Il 6th of October city development, existing statuashired vision

Economic CBD that links the city with N Sy
ik Cairo-Alex road ying local and
ongoing investments on Cairo-Alex roa; regional connectivity

eeding systems
Introduced northern sy
Connecting original city P " " 1< \ =
with extensions and . P\ Y /

develop internal facilities

Central industria

railway station

Areas to be redevelopmed to
serve regional objectives

S G

Ked residential
and focus on

.
{
)
Jthat includes
L e )
2
oo o, & Tourism and recreational
: ficlities

~ Wahat Main Spine that
connects the city togther

Figure 35: Vision map for October city
Source: MHUUD,2010
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2.3.1.3. The basis and concepts targeted to achieve Octobgr’
vision and development

It is very important for this research to clearlgfide the basic concepts
needed to achieve the vision for October city. Tigiwut the study those
concepts will be used to measure the success pbgea urban tools within
the city. The concepts could be categorized intoiaso economic and
physical approaches.

2.3.1.3.1Social objectives’ concepts for October city

Those are the concepts and objectives relatecet8digial vision for the city.
The achievement of those objectives would add @ vhlue of the city
socially, making it more desirable for the futunbabiting communities.

2.3.1.3.2Characteristic and Functional New City

The strategic plan for the city aimed at a chargtte, functional and
identifiable urban areas and neighbourhoods crgatirsense of place and
enhancing the quality of life. Thus encourage rasis, families and
investment activity. This is further enhanced bwges centres, open spaces
and studied public transit catchments areas wilcgntres.

2.3.1.3.3Quality of Public Open Spaces

Public open space (including development oppotiestvithin open space)
is a key factor toward raising the quality of Methin October and setting the
city apart from Cairo City.
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2.3.1.3.4Economic and Physical objectives’ concepts for
October city

Besides having the city be desirable for its tagyeups, it is also important
to have a successful urban economic city; a fatiar would guarantee the
sustainability and smart future growth of the cifre following concepts are
the major objectives explained by MHUUD, 2010 in sti@tegic plan report.

a) Linkage to Existing Areas

The new vision has to take existing urban areas ¢onsideration and link
the new to the old to enhance the overall structiréth Oct and Sheikh
Zayed for the benefit of the entire NUC. Physicadl danctional linkages
should be promoted between its individual elements.

b) Ratio of Built-up area / Total Land

The economic viability of the concept will depend the efficient use of the
available land area of 6th October and Sheikh Zagdks and the
enhancement of the value of developed sites by gpates and large
buildable functioning land areas.

c) New City Image

The generation of national and internatiomavestment interesbn the

marketplace through a new city image with a stramgan form of 6th

October will be a critical factor for its successrg and for it to appeal to a
creative and highly skilled workforce within the mdwide ionic images
competition.

d) Viability of Public Transit System

Finally it was important to stress on the fact thaarget population of about
4 million needs to have a well organized reliablgblc transit system
internally and for regional connectivity. This rées a planned road network
hierarchy and infrastructure basis. A system okinand outer ring roads
with feeding arterial roads could support the nteassit systems and its sub
systems.
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2.3.1.4. Master Plan for 6™ of October city

After defining a clear vision and objectives fortlity, a new strateg
masterplan was prepared. The pan included a ne\ster plan for the city,
detailed investment projects and the required ghatelevelopment. Befol
approving the plan, it was discussed in severalipafeetings with differen
stakeholders to make sure it addresses the citprmansively

Figure 37: Master plan map
Source: MHUUD, 2010
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2.4. Main challenges facing the efficient application othe

City vision
Having achieved a detailed study that could perfoamtrue urban
transformation for the city to a better, more fimming and efficient one; it

seemed that the solution to the city’s challengas achieved. However, the
true challenge had only begun.

2.4.1.Land allocations

In 2007 when the study had begun, it was requestedthe central
government to stop any further land allocationsil uhe outcome of the
strategic plan is released with its developmenteglines. Among various
non integrated stakeholders this was not achidaed;allocation for national
housing program could not be stopped, other lalogdations had to continue
growing to finance further investment and mainthie politically supported
developments.

2.4.2.Added areas

The situation became even more critical after agldiew extension areas to
the city by the presidential decree no. 89\200%dd about 23,000 new
feddans of desert land to the city. The problem m@s doubled; old areas
were already suffering from an inefficient patchyles development while

new potential disasters were on the dbor.

The problems currently facing the city could be sanzed as:-

» Despite the newly added areas to the city, thesgilisshortage in
the available areas within the city urban mass @ty left), in
addition to having the available lasgatteredwithin the patchy
plot shapes which makes it very hard and expertsivategrate
and use.

» The government had already invested in the infuatitre of
extension areas. Allocating new budgets (even dilable) to
projects that opposes their previous policy woull @& clear
recognition of their decision mistakes.

« The government had commitments to the National khgus
Project having most of the program allocated inoDet city.

1 lllustrated in Figure 29: phases of developmémfatober city
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2.4.3.Land availability in the city

The following figure illustrates the land availatyilin the city. Even if thos
plots still have low occupancy rates but ownershiplready distributed t
different tenure systems and would be very difti¢al redevelof Allocated
unoccupied land to either government or privatetasecould be mort
feasible as investments are not yet large in tlaosas, however ownershi
are complicated and most of the public lands armdeé for the nation:
housing project. Finally on-allocated lands are the ones available tc
assigned for strategic projects by the municipalibut as previousl
emphasised are not enough and badly loc

@ Non-Allocated land inside the urt
@ Non-Allocated land out
O Allocated unoccupied iar
O Allocated unoccupied ia
B Allocated with infrasructure buii
O Allocated & occupied

Figure 38 Land Availability in October city (20 10)

Source: Author
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2.4.4.The need for an urbandevelopmenttool

Therefore, a development tool was needed to hedpcity overcome it
growing challenges and achieve its defined objestiA tool that is able 1
transform the city from its current urban stateatbette aspiration through
the efficient use of its resources. The main charatics required for thi
tool is to be able t-

* Provide adequate land for the developr of the strategic plan
projects (the figure below shows the proposed plad project ani
the current available lan

» Integrate the government's commitm
* Use as minimum external financing as poss

Chapter three will illustrate different urbland reassembilir tools that could
be used to support the future development of ttyeacid compre them
aiming to select the most appropriate one for #sectud

nd
)

Residential M)

B Regional centers /“
Central city cpine
Districts centers

B Green belt

[0 Special uses
Integrated landscape

0 Industrial
Cemeteries
services

S > i
‘Available land within
rban mass
Figure 39: Master plan and available land in October city

Source: Author
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Part Il: Guiding future urban transformations in ne w cities

Chapter lll: Land reassembling tools

As concluded from the former chapter, the main |enobthat is facing the
implementation of the future vision and objectifes October city is the
availability of sufficient adequate land for theban needs of the future
projects and the redistribution of some existingsuand utilities that impede
the envisioned quality of life and sustainable dewent. The thing that
should also be considered is the multiple ownersiifand among public,
private and associations parties.

This problem of land acquisition methods have bieeed by governments
all through history and was often accompanied bwgarfcing and
administrative capacity issues especially in dgvielp countries.

3.1 Urban development tools applied for reassembling ah
urban development projects

The basic aim behind land acquisition by governm@nmtlocal authorities- is

often the provision of public services and infrasture to undergoing
development that had grown with an organic or imf@irmanner and thus the
positive urban transformation of these areas todéfened new urban form.
Most of the time radical change to the physicalicttire of old inner city

areas or expanded informal suburban zones is emfjuiAs a result,

governments and municipalities have —for ages- cbedr for methods

through which transformations could be applied nefficiently planned

urban zones.

“There needs to be some way in which the fabric éican be amended
and re-structured to meet the ever-changing neddthe population. The

means by which land can be reassembled for urbaelal@went has become
a worldwide need”

! Anglia Ruskin University, "Land readjustment aslabgl land tool: focus on the Middle
East", UK, 2007
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In different countries around the globe, basicdllyee methods are often
used to face such an issue and to acquire land:

a) Compensation method, (compulsory purchase)
b) Voluntary method, (voluntary cooperation betweerdtawners)
c) Land readjustment methdd,

Between these methods there is of course a widetyaof other detailed
ways of getting around the target, but most ofdifierent tools underlie the
main concepts of these three approaches whictbwillustrated.

The choice of the best method depends on the d$izkeoredevelopment,
resources —financial and human - availability ane type of land owners
involved.

This chapter will explain the three approacheddad acquisition providing
a simplified application example - relevant in ceptto the case study- that
compares between them and conclude the most apgtepnethod to be
used in the case study.

! Yomralioglu, T., Tudes, T., Uzun, B. and Eren, 'Eand Readjustment Implementations
In Turkey", Ankara, 1996, P.150-161
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3.1.1 Compensation method (Compulsory purchase)

When governments needs land for the general pubtiostructions,
compulsory purchase —often called expropriationeften the first solution
that comes in mind. In the 1950s and 1960s, coropulpurchase orders
(CPOs) were used by many local authorities to realskeecentral sites for
different uses within planned development.

The process simply identifies the landowners wheehproperty in the
development area and inform them with the exprdpnadecision. Land
valuation and assessment then takes place accdalihg applied laws and
the amount of compensation is defined. Unsurpriginfcourse land owners
always argue that the values do not reflect thevalae of their properties
and cases are usually taken to cobirts.

However,From the government perspective, the compensatoethod
provides a practical solution to land acquisitiopecause it is a short cut
method that is easy to implement by the forceefitt.™

3.1.1.1 Advantages

» Arapid land tool for government in urgent land\pswon,
» Usually supported by strong acts that facilitatesapplication
» An efficient method in small land development potge

3.1.1.2 Disadvantages

* An expensive method for the government ( A reaahlgilable budget
is always required),

e Since it is a mandatory land-acquisition processciwvhuses legal
force and usually accompanied by disagreementsutdcoften be
refused politically,

* The process causes land valuation disputes betg@ernment and
landowners. This delays the implementation of mtje

« Land speculation occurs in project ardas.

1 Ibid.

2 Yomralioglu, Tahsin, Uzun, Bayram and Nisanci,c&g "Land Valuation Issues Of

Exprpriation Applications In Turkey", Compulsory rehase and Compensation, Trabzon,
2007

3 Yomralioglu, T., Tudes, T., Uzun, B. and Eren, 'Eand Readjustment Implementations
In Turkey", Ankara, 1996, P.150-161
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3.1.2 Voluntary Method

Voluntary land acquisition method is usually apglievhen individual
landowners agree on plot sharing\redistribution aitel layout without the
need for recourse to the statutory body.

The concept goes back to the neoclassical econbeoryt - early 1900s -
stating that As urban economics has developed over the laseasyor so
the assumption has almost invariably been madeth®atand market works
smoothly and efficiently to ensure that each pawfeland is used by the
activity which can pay the highest rént.e. the land remains at itighest
and best useThis concept basically transforms the burdenplafning and
zoning regulations from municipalities to the marelLandowners.

However the concept was later proven not very iefficas many owners
simply do not do the rational reaction acts or néshepositive owners
somepassive ownersiave different goals —if any- than the normalanadi
ones the theory proposed; the simplest of whichlévba land speculatioh.

Voluntary land acquisition basis the method on @assg that land owners
would handle the burden of negotiation and apprévahe better planning
situation, since this better planning is usualbnirthe perspective of owners’
personal benefits, the new distribution layout teabe then examined by the
municipality for approval ensuring the realizatiminthe public interest. If the
checked land parcels do not provide the requirespetfiten landowners
should find out some alternative solutions to pdevzoning requirements.

In this case, there are a few options that canobbewed by landowners in
order to obtain have a construction permit. Theg®nos are as follow$:

3.1.2.1 Private subdivision:

This case is applied when a single land owner haadaquately large parcel
which contradicts zoning requirements, like in éx@mple given below if it
blocks a planned street that passes through thie Tdre parcel should then
be divided into more suitable new lots (A and Che éxample) and the area
covering the public use is contributed to the puhise (area B). the new
subdivisions are finally rechecked and approvedhgy relevant municipal
administration.

' Louw, Erik, "Land assembly for urban transformatiefihe case of ‘s-Hertogenbosch in
The Netherlands",Land use policy,2006

2 Evans, Alan, "urban Economics", Basil Blackwélkford, 1985,

3 Adams, David, "Urban Planning and the DevelopniRentess”, UCL press, london, 1994,
* Yomralioglu, T., Tudes, T., Uzun, B. and Eren, 'Eand Readjustment Implementations
In Turkey", Ankara, 1996, P.150-161
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Figure 40: Private subdivision illustration

Source: Author

3.1.2.2 Consolidation of land portions:

This process is almost the contradictory case @& pinevious privat
subdivision; it is thus applied when small landgads do not have sufficiel
area for the planning objectives. A consolidatioancombining process ce
then be appéd among adjoining land parcels. This of courseuireg
agreements among interested landowners. In the m&amlow, landowner
A,B and C would go on an consolidation process whiedowner D coul
use his land without going into the process. Howeklie overall proposed
plan should be approved and checked by the mutiigipir the four
landowners to obtain their appro

,,,,,,,,,,,,,,,,,,,

Zone

Figure 41 Consolidation concept illustratior

Source: Author

81



Part Il Chapter lll:Land reassembling tools

3.1.2.3 Boundary exchanging:

This method is aflied when some land parcels have irregular ineffit
shape; as a result parts of the land require exbbanged among landown:
to provide regular useable shapes for their larahupeir mutual benefit ar
agreement.

i

il

il I

il N

il B N
A ———1 BoandaroN A n
LA ;/ UUUIIUGIY\ £% H
'Y = L P4 £ =

£ excnange /

4 — /

Figure 42 Boundary exchange illustratior

Source: Author

3.1.2.4 Advantages of Voluntary land acquisition methoo

* Inexpensive lar-acquisition way for governme

* Instead of the government, individual landowners @ore activel
involved in the land development proc:

* New site lots for housing purposes are prodt

* A cadastral parcel is transferred to a site lothsd the legal positio
of the parcechanges increasing tax revenue,

* The government obtains required public use lanédlyrenithout any
compensatiol

3.1.2.5 Disadvantage

 The landowners control development according tar tipersona
benefits which do not always line with the publienkfit even i
applies the zoning or general municipal regulat

* Requires active and flexible municipal control ugdatvith urban
planning goals and objectives which is often missedeveloping
countries

* A time-consuming approach to land development procesa farge
project are

* Landowners are under an obligation that if thetexgsparcel covers
public-use area, theovered portion of land should be dedicatec
public use resulting in loss revenue to landowne
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3.1.3 Land Readjustment Methoc

Land readjustment (LR) is another land acquisitiogthad that was first
introduced to enable irregularly shaped plots tantegrated and -planned
comprehensively providing usable land parcels agplired public service
and infrastructure by the increment of the incrdasalue of lands the
accompanies the redevelopment pro¢

An illustrative figure below, explains theain concept of the LR proce

BEFORE AFTER

A's old land parcel\ __ Public area

B's old land Pail_'r_c_’f‘ — A's new land parcels

| ]
u
u redistributiol

contributio&_

B's new land parcel
u
]
u

I's old land pareel |

J D!D

I's new land parcels

Figure 43: LR tool illustration

SourceTahsin Yomralioglu, et al.,20i

Since LR was adopted to overcome the disadvantagegher acquisitior
tools and specially focus on the fair distributafibenefits among the owne
and the society, it basically combines the beneaditshe redevelopmel
planning and distributes them among owners accgrdin their share c
involvement or cooperation i.e. the value of tHamds before LR schem
However infew cases if some owners still refuse to join tHe scheme
expropriation laws are often used and their comgems is calculates
according to the old value of land before the LRaliewment

3.1.3.1 Benefits of a well adopted LR syste!

The majorbenefitc of LR systems for both municipalities and land owr
could be summarised as follo

! Adams, David, Disberry, Alan, Hutchison, Norman and Munjoriidomas, "Managin
Urban Land: The Case for Urban Partnership Zonegjighal Studies,00:-3404, 2001
2 Hong, YuHung and Needham, Barrie, "Analyzing Land Readjest
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Financially

* Reinforce the self funding mandate and facilitale/fserviced urban
development without direct public funding

* Provide with revenues that could cross financerattlated projects

* Minimise the transaction costs by providing an idgavernance
structure in the redevelopment process and thusuchegl
development risk costs

» Efficiently and innovatively usage of land and ¢hegnew economic
interest and combining the assembly and re-panceltif land for
better planning

» After the project, land values increase very rapatd land become
more valuable for landowners and Tax revenue is@®awithin
project area.

« It distributes the financial benefits of developmé€also known as
betterment, or the added value that can be crebjeglanning
permission) between land owners and the developagarticy

Socially

» Basic public services are supplied to new lots awl social services
are brought into to the project area

* Help minimize the political and social costs of ambrenewal and
disputes about land planning injustices are reduced

*  Promotes participation for the overall public amigte benefits
» Equitable assigning of property rights with propegistration (Land
rights are transferred after the re-plotting).

* A zoning plan is realised in a short time, and arlzad development
projects are achieved rapidly.

Economic, Law and Collective action”, Lincoln Inste of Land Policy, Cambridge,
Massachusetts, 2007,

Anglia Ruskin University, "Land readjustment aslabgl land tool: focus on the Middle
East", UK, 2007

Yomralioglu, Tahsin, "A Nominal Asset Value-Basegpkoach for Land Readjustment and
Its Implementation Using Geographical Informatioystems”, Publisher, Place Published,
1993
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3.1.3.2 Shortcomings of LR system

Most of the issues raised from the application Bf dystems were related to
the poor management of the process; this includiegsnation management
shortages and transparency deficiency or disaditityransfer the concept
properly to the stake holders. In limited casesliReprocess fails to achieve
its objectives due to the rejection of owners totip@ate, since the main
concept of the scheme is based on creating bealefiatentives for the

owners to ensure their welcoming of the project gk accompanied fairly

distributed benefits.

T. Yomralioglu, et al.,1996 explained disadvantagésLR that can be
summarized as follows:

* The repulsion of landowners to give up parts ofrttands to public
uses or to contribute when they are not involvedha planning
process

* In large LR projects, due to the wide range of affdgarties (some
of which would have to find alternative shelterslifical decision
makers hesitate to take such decisions specialbydan approaching
election.

* Available municipal resources such as technicasqes, budget, and
equipment are not always sufficient to carry ouRaproject

 Land valuation methods have to be clear and adoleptay all
participants as well as the redistribution (or ledtion of the plots)
the process is usually complicated and requires tva@hed technical
planning staff.

However, in cases where the above shortcomingswai taken into
consideration, LR schemes are usually more sucdemstlicomprehensive
compared to other earlier explained transformatbafs.

The following part of the study will provide a sifepexample —well related
to our case study of October city- and compareaj@ication of different
transformation tools explained to come up with thest efficient tool to be
applied on the case study.
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3.2. Comparative example of urban transformation tool

To compare between the previously explained tamisillustrative exampl
that has similar main circumstances of our givesecstudy will apply thi
three main concepts where the one that achievebeasteand most efficiel
results will be chosen. As plained in chapter Il the main challenges 1
faces the vision implementation in October cityhe fragmented shapes
the existing plots and the lack of adequate areaspfiblic services an
infrastructure.

The following example shows a future deypment plan of a simplified are
that needed to be reassembled. The original plpeshis shown in dash
lines while the new vision plan is in continuougesnThe new plan sugge
a regular formed plots and streets with an inn®@lipgpark among owns.

4 Park ‘ .': 3 1 ....... Qriginal plan
L ' |
________ g __"" Redevelopment
L scheme
Al 2 -
5 it o
_ 1'AC -----------------
1

Figure 44: comparative example of urban transformation tool:
SourceTahsin Yomralioglu, et al.,20!

Alteration: Author
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3.2.1 Compulsory purchase

If the government decided to apply a compulsorycpase scheme, plot 1
shall all be expropriated and compensated for whigepart 2A of the land 2
will be compensated. The land owner though mighises claiming that the
remaining land would be insufficient for developmamd ask for either a
high extra compensation or compensation for thelevhand (which the
government doesn’t need but might have to acqsimjlarly land owners 4
and 5 will have will probably raise the case tortavhich might result in the
implementation of the project but in a very costfinancially and politically-
and time consuming manner. In addition, land ow®ewill gain all the
benefits of the redevelopment without having to palya fees or share in the
costs. Even if increment taxes or betterment clsaage applied, the cost paid
by this plot usually is not compared to the cosefbect paid by other plots
beside the unshared social and reallocation coesegs of the project.

3.2.2 Voluntary exchange

In the case of the proposal of a voluntary exchangegain better land use
permit for example. Land owner 1 will never be retged in the exchange, as
its remaining part 1A would not be sufficient fawlopment -and probably
not even well paid for by owner 2 if consolidatisnapplied- Land owner 2
might be ready to give up his portion of land 2Agtin the new permit and
land owner 3 again remains winning without haviogjdin the exchange
program. Therefore obvious issues regarding therasted parties will hold
back the development.

3.2.3 Land Readjustment

Applying land readjustment, the value of each laetbre the development
plan will be examined and approved then the landos/will each have

shares in the projects with the value of their laAtter development, the
newly distributed plots of lands will have higherlwes, some owners would
retain their shares in form of smaller newly depeld areas while others —
owners of originally small or low value land- woullthd their shares had
become more profitable if invested somewhere elsehair value have

generally increased by the development but theystifesmall compared to

needed shares for redeveloped plots, thereforeistsr to invest them in a
cheaper area. Finally after the reallocation ofahall original land owners
have equal amount of profit from the project and government had also
benefited from the development by self financed lipulservices and

infrastructure offered through the capture of thaeased value of land after
LR.
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3.3. Conclusion and recommended tool

To evaluate the three tools with reference to thsecstudy, a simple
comparison table was performed to measure the paitexchievements of
each tool and select the most efficient one. (3 lbehieved and 1 least
achieved)

Table 14: comparison of different transformation tmls

Compulsory| Voluntary Land
Assessment factor :
purchase exchange | readjustment

Achieving redevelopment

3 3 3
scheme
Financial burden on 1 3 3
government
Provided public services 2 2 3
Fair distribution of increased

1 2 3
value
Fast redevelopment 3 1 2
Supported politically 1 3 2
Avoid Land speculation 2 1 3
Easily managed 3 2 1
Provide extra revenues 1 2 3
Creation of new acids 1 2 3
Promoted participation 1 2 3
Total 19 23 29

Source: Author

The values given in the table above are based ompamtive analysis
referring to the circumstances of the case studithabthey don’t represent
net values, but rather comparative values.

The result therefore, concludes that LR schemeeisrtbst appropriate urban
tool to be applied to October case studefore the application, the next part
of the research will first further illustrate thgptcal process and international
experiences of LR tool.

! Land readjustment was chosen in the case of Octityedue to its illustrated details and
requirements. Other cases in other new cities coedpiire a different reassembling or
redevelopment tool depending on the targets arld st#he application
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3.4 Land Readjustment

After choosing LR for the application on Octobetyciand explaining the
social, economic and physical benefits gained thinouhe successful
application of LR schemes. This chapter will explthe main concept and
process of LR systems, the history and backgrouticalsp be discussed in
order to illustrate the reasons behind system awplv

3.4.1 Background and definition of Land Readjustment

LR as a concept reflected the necessity need foraléernative land
development technique to deal with outdated, ineffit and patchy shaped
allocated or developed land plots. With the mangsoas creating these
problems, governments, landowners and developeve haed different
approaches to reform those areas with a main comgaah of resources
efficient use. With their various tools explainedarler; Voluntary
arrangements, expropriation (compulsory purchdssjerment charges, land
assembly and other techniques were widely testedoften did not work
either for being financially non affordable, cawgisocial inequity or facing
enforcement disability.

The fact is that when it comes to land, the valfia aumber of plots is not
equal to the sum of their values; instead accordintheir configuration it
could be less or more. Accordingly, people do nandfit from
redevelopment by the same rates. So the fair systéommake sure that the
resulting sum value of land to be redeveloped isierably increasing and
that this increase is fairly distributed sociallyda financially among
participants according to their inputs.

More than 100 years ago Franz Adickes, the previobosl Mayor of
Frankfurt am Main, created a law to force landownter participate in so
called land readjustmenprojects. The basic idea of this instrument is to
exchange the plots of the landowners and not tcopxjate them?’

One of the key elements behind the LR approach ssaasdts flexibility as
an application. Since the early twentieth centul has been used and
adapted to local situations and objectives. Thisvigy a wide variety of
definitions for LR exists according to the conteaitsl constrains overcome.
However, some definitions focused on the main cphad the LR as
explained in the former part of the study;

! MULLER-JOKEL, Rainer, "Land Readjustment — A Winiw$trategy for Sustainable
Urban Development", FIG Working Week 2004, 2004
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"Land Readjustment is a system which enables fragpdesnd irregularly
shaped plots to be consolidated for the creationsefvice and usable
parcels. Land is then redistributed to the originahdowners, with public
infrastructure costs borne collectively by the g&se in development value,
on a pro-rata basis*

And the UNCHS (Habitat),1990 definition:

"Under land readjustment programmes, undevelopeasrusually an urban
fringe can be designated for improvement, including rearrangement of
plots, the grading of land, the construction of deaand the provision of
infrastructure. Instead of paying a betterment |evgndholders must
surrender part of their land to the local authorigs payment for the
improvements. The local authority can then redei$ fportion of land to
recoup the improvement costs."

3.4.2 LR Process

The general process of LR could be explained thrahgtiollowing chart:

! Adams, David, "Urban Planning and the Developmeat&ss"”, UCL press, london, 1994,
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Chart 18: LR general process
Source: Autho?

! Based on Anglia Ruskin University, "Land readjustment aslabgl land tool: focus o
the Middle East", UK, 20(, Larsson, Gerhard, "Land readjustment: A moderrroach to
urbanisation”, Avebury, England, 19¢
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Since this study focus on the elements of the modeat enable LR systems
to provide social and economic benefits, Chart Lstilates the simplified
process and the key issues that provide the s@oesnic success.

At the beginning of the project, it is very importdo define the institutional
frame work and actors involved and the roles oflipudnd private parties,
once the process has started, one or mati@ actorsmust actively prosecute
it and commit the resources which this requiresesehmain actors are
generally the initiators (possibly together witldainal interests), a circle of
disposedco-actors passive participants, counter-actors and Authositeee
grouped according to the case

! Larsson, Gerhard, "Land readjustment: A modern @agr to urbanisation”, Avebury,
England, 1993,
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Project Initiation

(Define actors - Public\ Private - Obligatory\ Voluntary
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1
\

—

[
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-

especially if thier plots are very small. example:1 & 9)| 1 3| ¢ L 5
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Chart 19: LR conceptual process
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[

Source: Author

One important factor also for a successful LR apgilin is to maintain it as
participatory and transparent as possible throughine process and
especially in the valuation and deduction stages.
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Chapter IV: Lessons from international experience ad cases

Having started in Germany in 1902, LR was transfarne the rest of
Europe and Japan, and then applied to other Astamtges, including
Korea, Indonesia, Nepal, Thailand, Malaysia andtRwmited success- in
the USA?

4.1Comparing international examples of LR application

The following table in compares the Key charactessof applied LR around
the globe. This table helped choosing the two magonal examples
explained in this chapter. This choice was basedhow relevant the
circumstances and lessons learned are to suppmb@aase study.

! Anglia Ruskin University, "Land readjustment aslabgl land tool: focus on the Middle
East", UK, 2007

2 Table belowBased on readings and tables frdiark, Sevkiye Sence, "An Examination for
Efficient Applicability of the Land Readjustment Wed at the International
Context",Journal of Planning Literature,No. 3, 222 2008andCarolina, Alba, "The Role
of Land Readjustment in Japan and its possibilitiespplication in Colombia", Division of
Architecture and Urban Design — Hokkaido Universitjokkaido 2005, with additional
information fromAnglia Ruskin University, "Land readjustment asl@bgl land tool: focus on
the Middle East", UK, 2007
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Part 1l Chapter IV: Less from international experience and cases

4.2Choosing relevant international examples

Analyzing the previous table 15, an important aspec choosing the case
studies was the relevancy to October case espeuwidh regards to the main
challenges, objectives and the legislative framé&wor

In the Columbian case a very interesting factor euep the choice of the

example, which was the main objective of achieving national housing

program within a better planning scheme. The ctesgéevices plots from the
project were given to the housing program and atst# financing the whole

thing, the government just pays for the initialtscand the project is then self
financed through the readjustment increased value.

This experience is well needed to be further expenied as the problem of
achieving the objectives of national housing prbjsca major issue in

October city which housed more that 40% of the gmbjmost of which

poorly planned and requires better financing tegqines$ to reach their target
groups.

A second case of Beirut redevelopment was choserodie importance of
being managed by the private sector. As later mdirtisis chapter will further
explain, Solidere private company was in chargiefprocess.

The reason behind the choice of Beirut exampleitighe important lessons
learned from this strong involvement of the privatctor and the main
financial advantages and social disadvantagegdhaived this scheme.

The two chosen examples will be illustrated in tiest section of the study,
with special focus on the socio-economic consecgeerand the lessons
learned from the experience.
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4.3The Colombian experienc in ‘Nuevo Usm¢ *

Usme is an area in the southeasBogota, which ©
has around 450 thousand inhabit (in 2006),
occupying some 1,000 hectares, 90% of whict
developed by pirate developers. In June 200( 7/»
city's master plan allocated another 800 heci
land forurban expansic.

‘\w‘ ‘h
\ |

4.3.1 Problems facing the land market in Usm |

National housing policies developin Colombia since the beginning of t
1990s However over the timdack of serviced land at prices accessible
the lowerincome populatio turned into a growing problem. The followil
table summarizes the main physical, social and @oanproblem faing the
land , market in Usm

1 This case study is analyzed based on an articl€dpello, Maria Mercedes Maldonac
"Mobilization of land value increment for provisiarsf serviced land for social housing
Universichd Nacional de Colomt- Bogota, Bogot4,, 2006,

And a translated report k£ Lungo, Mario and Smolka, Martim O., "Land Value drarge
Urban Projects: The Latin American Experience",Ldndes, Newsletter of the Lincol
Institute of Land Policy,1, 20!
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Table 16 Problems in land market in Columbia

)

« Informal settlements, outside the law and the occupation o-risk

areas is the predominant mechanism to access land, and housing

§ majority
@ |+ Reduction in development standards (densities have reached
& | levelsin formal developments than in informal o
» Regularization and upgrading, end up transferring substantial res
to landowner J
—

» The subsidy mechanism for social housing is facing growing diffic

» Lack of serviced land at prices accessible for the l-income
populatiot

* Enclosed residential complexes transfers the maintenance costhidr
local jurisdiction to the poorest families ading to thier low income
unemploymet problen

Economic

» Lack of adequate conditions for urban life and of social integratic
the majority of city dwellel

* Problems of management, control and even of corruption in pro\
social housing

* social exclusion in informal settleme

Social

The informalSubdivisionswere carried out by developers who buy up la
areas of land at rural prices to sell without anfrastructure or service
before indifference or impotence, when there isopen complicity with the
municipal and national public administratic

These growing urban problems lead the local goventrto start the seart
for alternatives to achieve greater efficiency he prccesses for producing
serviced land for social hous..
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Part 1l Chapter IV: Less from international experience and cases

4.3.2 LR process in ‘Nuevo Usme’

* Aim: To recover “socially created” land value, gadtoward supporting
a social housing policy.

* Budget: 115 million US dollars,

* Duration: 8 years

* Area: 800-hectare

Insitutional Framwork \

Controlled by an| --------cooommmeoeel . Guided and
Administration | { Managed by private | | regulated by the
Board | financial entity i | local government
T S— T J }
| Public Project Initiation { Controlsthe
| entities | . . ;  prices from the |
— Municipal governments are formulating a grandja: beginning of the !
Land ‘: i process :
owners | Q R ’
e Define Boudaries
¢ Investors | o ]
; Subdivision maps that define the rules for LR| __L__________________ .
""""""" h “ | Provides resources
O | toconstruct: |
. . i infrastructure, !
Define Valuation Method services & |
Rural values regardless various expectations  |: amenities :
Plan the area " Ensure compliance

" destined 1o social hous| | with the civil service
Specitic area aestined to soclal nousing ' ;
L J._ town plannin

;"Receives serviced
Reallocate land parcels i plots to develop
L )i social housing

Chart 20: The LR process in Usme operation

Source: Author
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4.3.3 New planning proposal and land use distribution for
Usme

The proposed land budget after development of tleméJ area was
distributed between public and private differergsias follows:

private developments 368 Public use 432 Hectares
Hectares (56,000 houses) m Environmentally-protected areas

main roads and intermediate

road system

M green spaces and recreation
areas

M Social amenities

B developed plots that will be
combined with housing for higher-
income families

Social program housing for low-
income families, who have not been
attended to by the conventional
programs of direct subsidies

50%

Chart 21: Land use distribution of Usme project
Source: Maria Mercedes Maldonado Copello,2006

Alteration: Author

As clear from the new land use distribution, a mmiged development and
integrated housing levels are proposed. The sduaising program is
achieved within the different housing levels whiofinimized the social
segregation and encourage population attractioms frhixing in uses and
levels is one of the most important objectivestfee vision of the strategic
plan in October city, which could benefit from t®lumbian experience
greatly in this regard.

The land use maps below shows the new planninghirUsme area and
clearly illustrates the mixed use development ithigtion.
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Figure 45: proposed Land use plan for New Usrr

Source Maria Mercedes Maldonado Copello,2
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4.3.4 The Benefits gained from LR operation in Usme

The project of Usme is considered an experiendeeteeplicated. A Spanish
document by Maria Mercedes Maldonado Copello,20@festthat it has
become a demonstration project fed by differenuigpof the network of
researchers from Latin America and the Lincolnitast of the Caribbean,
Colombian NGOs and universities. Supported by thecdln Institute, the
Operation is transformed into opportunities forlegetion, discussion and
production of public information on issues relatedand policies.

The physical, financial and social benefits are mamzed as follows.

4.3.4.1 Physical and Financial benefits

As illustrated in the previous Land budget champe@cion Usme creates a
mixed use integrated plan providing services ledf@rdable land for the low
income parties. This saves the area from the irdbrpredominant
development mechanism which would have providedupation rates of
70% (560 has, instead of the 368 has). In addtbdmaving the Municipality
investing in upgrading programs, and spend alntosettimes more than the
investment predicted initially when the land wal smpty.

Moreover, the operation generated employment ferpibpulation, including
rural uses or urban agriculture in the transitioeaa. The following table
shows a summary of the comparison between lancesand development
costs, calculated upon the total land.
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Table 17 Land values and development costs in Usr

US$/M
Commercial price of Rural lai 0.60
Price at which pirate subdividers buy from the pe& 0.85

Average value at which the land was valued oncetbgct announceme | 1.87

mechanism was applie

Value at which the land will be recognized for thedowners wh 5.00
participate voluntarily in the land readjustn

Price at which thepeculator sell the land to the lowrcome familie 21.00-28.88
Cost of the investments in exterior developmer m? 16.40
Average value of the urban serviced land in the 21

SourceMaria Mercedes Maldonado Copello,2

Vi 7 e =

s
7
il
lli!ii!;'
Wy

54,501 - $6.000
$6.001 - $8.000
$8.001 - §10.000

$10.001 - $15.000
§15.001 - §20.000

€anAne - cennnn
SLUUUT T 3IUUUU

Figure 46: Results of the appraisal referenc*

Source Maria Mercedes Maldonado Copello,2

1 (values in Colombian pesos, U.S.$1=9% 2,
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4.3.4.2 Social benefits

Assuring better conditions for social integration

Equal "remuneration” for land to all of the ownemsgardless of the
final destination of the land

Awarding subsidies on serviced land, and so bregiependency on
subsidies to buy housing and, especially, breakiagendence on
bank credit.

4.3.5 Lessons learned:

When LR aims at providing social housing prograrss important
to previously identify and register the benefi@arand the land areas
required for the program to control land prices ahhbecomes a tool
to encourage landowners to join LR.

Working on a large scale makes it easier to haveergé control of
land prices and the development of the financeaimars, as well as
the mix of social housing with higher-income hogsand with non-
residential uses, in an attempt to break the stymogesses of the
city's socio-spatial segregation and to generag@@mment within the
same area.

Value capture tools could support Municipality ézover the increase
in land price as a tax mechanism in the more @olet areas of the
city and give them to the production of serviceddlan areas like
Usme.

It is important that regulation of land uses is tkidgxible enough to
allow recognition of different alternatives for thnand popular
housing, without creating subsequent irregularity.

Although a certain level of institutional developmés needed, but no
greater than that needed for the titling and upraghigg programs or
even for managing the direct subsidies
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4.4The Solidere Region in Beirut, Lebanon

Beirut is the capital and largest city of Lebanothva population of over 2.1
million as of 2007 located on a peninsula at thelpoint of Lebanon's
coastline with the Mediterranean Sea.

4.4.1 Post war Beirut

The Lebanese civil war (1975-91) left Beirut selyedamaged and divided
into territories where all sectors of the city; ustiy, agriculture, finance,
banking and tourism stood still by the physicalgnthged central district of
the city. The redevelopment of the city centre vg&en as a political
necessity, but was complicated by many factorsamet and summarized as
follows:
« The extreme fragmentation of property rights betwemulti-
generational family ownerships, and by complex megastructures.
. Mzore than 50% of the land parcels (1560 parcels)less than 250
m.
e Around 20,000 people (refugees) lived in squatesetbpments
» All infrastructures in the central area were dandageidle which is
very hard to reconstruct and acquires a large sdinupdront
investment (estimated 565 US dollars -1993).
e The country suffered from unemployment and a aéi@dinancial
and stock market
« High level of sea and shore pollutfon

The British model of the LDDC partially influencedetmove in Beirut to
hand the central area over to a private develope@mpany. Municipalities
were empowered by Lebanon’s national Law 117 ofL1#@Screate real estate
companies for redevelopment of areas destroyeddny w

! http://en.wikipedia.org/wiki/Beirut

% Yazbek, Karim Antoine, "Private-Public Large-Sc@ewntown Redevelopment in the
Middle East", Publisher, Place Published, 1994

® Anglia Ruskin University, "Land readjustment aslabg! land tool: focus on the Middle
East", UK, 2007
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4.4.2 Social and economic objectives for the downtown LR

Although the project was awarded to Solidere (pevdeveloper) but the
government had objectives to integrated social andnomic objectives
comprising the traditional Beirut city centre plts modern extension on the
waterfront as described in the project profies a project that basically:

involves the installation of a complete modernasfructure

provides an urban design framework for new consttncand for the
restoration of preserved and historic buildings

dwells on the formation of public spaces and credielvederes,
promenades and trails

preserves its surviving building and townscapeufiesst

ensures the harmonious integration of traditionald amodern
architecture

offers a flexible, market-oriented development feavork which
encourages the emergence of a sustainable envimmnme
accommodates a broad mix of land uses ranging fsasiness and
institutional to residential, cultural and recreatl facilities

4.4.3 LR development in downtown Beirut

Aim: To assemble land around the newly developdgl centre
(BDC) ‘island of modernity’ applying the Post was magtiam

Area: 440 hectares

Target Population: 40,000 (Job opportunities: 100)0

Duration: 25 years - Phase 1 (1994-1999)

The following chart explains the main LR processligppin Beirut’s
downtown centre.

1 http://www.solidere.com/project/mastplan.html
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{ Municipalities - { LDDC influenced the mov!
| empoweredto | Insitutional Framwork ! "to hand over to a private!
. create REHCO to. - — 1
redevelp areas | [ Council of m|n|sters] development company ;
.__redevelp areas . — N .
Property owners & occupants Compulsory Solidere
(250,000 owners) < association > (Management)

__________ I.

. — . i Board of!

Project Initiation & Boundaries ! founders

Within the downtowrmasterplanthe domaintobe | “........__. /
redeveloped was delimitgi992) l

O N A

S | _ _ Cash :{ Cash !
' Rights | Define Valuation Method i from i from |
| ~Ignis l ; 1.17 Billion US (1993) {investor; Solidere;
; Type A . TypeB

i Ownersin | . ! ;

| : Stock Offering i Investors

| the affected, - | Share = 100US |

5 area ! < Type A should remain more than Type B ' - ,
1.17 Billion US (1993) Q 650 million U

Implementation

2

Reallocation

shareholders can sell their holdings in the stock market and ugeotieeds to buy
back land from the company or elsewhere

(Land price avarage 1000$rfor built up areas regardless of land use)

Chart 22: LR process in Beirut, Lebanon

Source: Authot

To help increase Solidere’s stock’s value, the caomypoffered an incentive
plan by which shareholders could buy land at acdisted rate in downtown
Beirut using Solidere shares as a portion of thelpage amount.

1 based on writings bYyazbek, Karim Antoine, "Private-Public Large-Sc&ewntown
Redevelopment in the Middle East", Publisher, Pl&blished, 1994 Anglia Ruskin
University, "Land readjustment as a global land:témcus on the Middle East", UK, 2007
and Hong, Yu-Hung, "Sharing Vs. eminent domain'Stanton, Michael, "Heavy Manners:
Beirut, War, and Real Estate",Log,2007
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Investors profited doubly through the discountand pricing and the higher
market valuation of the shares.

4.4.4 Land Valuation in Beirut downtown project

Since the project in Beirut involved a number of/ate and public owners, it
was very important to define the land valuation hodt before the stock
offering.

This was done by an appraisal committee as illtexirbelow:

( Higher Appraisal Committee
Has the final decision Senior members
(1 Judge - 2Engineers - 1 RE appraser - 1 Econpmist

L

Seven Preliminary appraisal committees
One Judge — Two engineers — One real estate appraiser — one econdmist

Chart 23 : valuation criteria in Beirut project
Source: Karim Antoine Yazbek,1994

Criteria:

* Location of the parcel

* Physical Properties of the Land (empty — erectctiine — intact
building- ...)

» Upgrading costs needed to restore the property

» The price of land to be marketable with respedh&surrounding

regions

Discounted cash flow methods were then used tnati the values
in present figures.
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4.4.5 Master plan and land ust

The land uses for the new project showed a newilzlision of city functions
and economic activities. A master plan that prowvidenew city centre ar
aimed at bringing life to the city with an attratiwaterfront as shown in tl
figure below.

Figure 47 Land use plan for Birut central district

Source http://www.solidere.com/project/mastplan.h

M Offices

areas

0,
>% Residential

B Commerical

41% M Cultural facilities\
Governement
offices

Chart 24: LAnd budget for Beirut LR project

SourceKarim Antoine Yazbek,19¢
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) THE MAIN FEATURES OF THE PLAN

n Public & raligious buildinge Public parks & squaras
Preserved historic core of the city Archeological excavation arsa
{pedestrian priority areal
Financial distriet
Iretiwmct use of afflices, recreational B sﬁuppiqg facilitias} [E Marina

IE] Traditional old souks area E Trea-lined sea-side promanade
|pedestrian - ratail areal

Mixed use arons o
{commarcial, office, hotel, residential) E Sea-sido park

@ Residential arew

Figure 48: Main features of Beirut plan
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4.4.6 Criticism of Beirut's BCD project

No doubt that the political decision to engage fievate sector helped
providing the financial support, flexible investmieopportunities and
profitability to the project. However the projectisvheavily criticized for its
lack of public consultation and community involvetheThe social and
economic criticism described by can be summarisddlbows:

4.4.6.1 Social

In its attempt to create a new modern CBD Solitkexe bulldozed the debris
into the sea, and is using the ruins to build a f@wndation that no one can
claim because the sea does not belong to anyorendWw Downtown has
been made to absorb the history of the war ankerptocess it has emptied it
of meaning. It revives the regional past (Phoani@and Greek) to erase the
local past (the war) and to launch this new Bemta & global future that will
owe its regeneration tSolidere’ Rob Home adds, ‘The dissolution of
historic patterns of property removed the heritage memory of the old city,
a pattern typical of radical central area redevalepts, as economic activity
moves to the suburbs.” Michael Stanton,2007 algda@xs that more than a
thousand buildings were demolished in peacetimejymaith explosives,
even though most were relatively undamaged by ik war that had
gnawed at the city for 15 yeafs.

On the side, some of the original land owners efdfea were interviewed by
Karim Antoine Yazbek,1994. Their criticism to therogct can be
summarized in three main points:

» Landowners felt their personal freedom was direattgcked and that
it was an expropriation process

* Land transmutation into paper that would not yiatd/ worthwhile
dividends before ten years did not work for a lidaadowners

* Since Solidere will sell the land to the highestepfalways (to
increase shareholders wealth), former right holdeesthrown out of
the centre and replaced by wealthy people.

! Cooke, Miriam, "Beirut Reborn: The Political Aedtilse of Auto-Destruction”,The Yale
Journal of Criticism,2, 2002
2 Stanton, Michael, "Heavy Manners: Beirut, War, &®hl Estate”,Log,2007
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4.4.6.2 Economic
The same study explained economic shortcomingseoptoject, mainly:

* The government gave Solidere tax exempt for 10syaad the same
for all dividends and capital gains made by shddsdre among other
incentives. This was seen as a necessity to afegign investment
but on the other hand swept enormous financialmese from the
state’s treasury.

» Solidere was responsible for the management andratoaf the
issuing of contacts and for the direct supervissbrall contractors
involved in the process of infrastructure rebuigdwwithout any state
control on the cost.

* Consultants have criticized the prices offered byid8ce (after
implementation) are unrealistically high and do remognize the role
of land use and location in affecting demahd.

4.4.7 Lessons learned

It is clear that the political conflicts and sociavisions in Beirut were also
reflected in its LR application. The experience isicda one with a lot of
lessons to be learned, among which is the impoetawic balancing the
benefits of engaging private sector. This could dehieved through
empowering public involvement and integrating sbirigpact of the project
beside financial and political benefits. It is alsery critical to maintain LR
process a transparent one with common goals arettolgs that eventually
serves the public and reflects their needs.

! Smyth, Gareth, "Building a new Beirut", http://wvameinfo.com/16661.html,
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Part Ill: Applying LR on 6th of October city

Ch. V: 6th of October Southern plan with LR scheme

5.1Site boundaries definition

Having explained the reason behind choosing LR fatoker city and
learning from relevant international experience,dyRtem is to be applied to
the city by government initiation in order to implent the key outcome
projects of the General strategic plan for the.citye LR scheme would aim
also at creating revenues to the municipality toarice other outcome
projects in the city as phased in the plans apprav008.

Exploring the existing city situation, objectivesdachallenges explained in
chapter Il, the study should first begin with tlte $oundaries definition.

The land use Figure 31:. 6th of October Land us&,p®10 shows the
existing urban land distribution for the city, theea south to El Wahat road is
chosen for the application. The reasons behind $its definition are
illustrated below.

* The area to be studies has the most inefficieninitey pattern that
would result in serious future development consgai

 The area is not yet completely occupied providingeasier potential
for development readjustment,

* A newly added area adjacent to the southern extertgiuld be seen
as a true potential for balancing land uses andities for the zone
(most of the existing land is allocated only fortiomal housing
program)

* The study area has potential regional connectiaitCR, EI Wahat
and El Fayuom.
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Figure 49: Study area definition

SourceAuthor (Base map from city authori

As explained in chapter II,™ of October development policy had lead
inefficient land allocations-especially in the southern extension -
Resulting in the shortage of adequate land to dpvéhe strategic pla
projects. This chapter will propose LR system ata@ to rearrane the
southern extension area and provide the needed, |l&ndnce for
infrastructure and other strategic projects andetieb function city. Th
chapter will conclude the benefits October willlgiiom this LR applicatiol
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5.2LR Application in October city

The following chart proposes the LR process to baieg in October cit)
followed by an illustration for the elements of tain process

The detailed allocations of the area are illusttdtelow

5.2.1 Landownership in LR project area, October city

® Non-Allocated land inside the urban mass
® Allocated unoccupied land (Public)

® Allocated unoccupied land (Private )

Allocated with infrasructure built

Allocated & occupied

High Voltage cahle
—

Figure 50: Land allocations in study are:

Source: Author

Table 18:Land allocations in study are

Allocated and| Allocated with | Allocated Allocated Non-allocated
Occupied infrastructure unoccupied unocupied land
built Private land Public lanc
6. Sewage unit
1. Cemeterieg & oxidation 12. NHP Area =
(stil new but Ia:g; (oglr)é 10. Orascom 536 hectares 15. Most of it is
some cemeterie pa ) . - 15600 '
are occupied) built) project for Unite areas that
2 Gas 7. Degla NHP (840 13 AIIoEate d are recently|
.distribution Housing Hectares- ) for Green added to the
A project (part only shaded city in
unit f : belt dditi
3. Military zone o NHP) quarter s 14. Allocated addition  to
) 210 hectares built up) ) _ the main
4. Governmental th for the mos
8. NHP Area| 11. 6 Oct central area
very . = 645 Agricultural needy on el wahat
income gricutiu families
housing hectares association (very poor road.
. 9. NHP Area )
5. Main _ families
Electricity unit - 213 ‘
hectares
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5.2.2 Proposed LR scheme for October city
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Chart 25:Proposed LR scheme in October city

Source: Author
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5.2.2.1 Project initiation

The project is initiated after having the prefedijb studies that would
project preliminary figures for cost, financing mois in addition to defining
boundaries and main activities. Before announciegptioject, NUCA should
identify and register the beneficiaries and thellareas required for the NHP
provided by the government or through private itmesin the city.

Table 19: Actors involved in LR

Main » Central Government represented in NUCA as one ofinthi

Actors Landowners (NHP land representatives and unallddated that
belongs to NUCA)

* Initiating Landowners (with maximum shares andres)

» City Agency and the governorate will Manage the grbjand
have the first right to buy shares in the projeefobe it is
announced to the public. This aims at having angio local
power and control over future city projects.

Co- e Other Land owners

actors |« Representatives from Governmental authorities vétidlin the
project area or will be engaged in rehabilitatiorojgcts
(Ministry of Electricity, Ministry of Petroleum, Nitary, etc)

» Strategic plan consultants (to make sure the pédieats the
strategic needs of the city and coordinate provifiednce to
other priority projects in the city)

Source: Author

It is very important while defining the boundariesthe project to put into
consideration physical and socio-economic homogemnaceas, these aspects
were the main basis for limiting the project areathie southern extension
zone or the area south to El Wahat road as it w@glthe main urban
planning physical problem as well as areas of natiliousing project and
other activities that would support the projectittggration such as the 6h of
October agricultural company and main city utiiti@cemeteries and sewage
units).

1 Projects suggested in the strategic plan to iktadd the area and prepare it for investment
like moving the sewage unit, cemeteries, train, lojgs high cable lines from the middle of
the urban mass.
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5.2.2.2 Define Valuation method

When the project actors are mobilised, valuationhoe is then decided. A
special appraisal committee will be assigned tanddbasic values which are
then negotiated in within main actors’ board. Tlaue of lands would be
based on its legal market vatugefore the project announcement depending
on the land use, location, surrounding values, apd physical land
properties.

5.2.2.3 Project announcement & stock offering

In this stage, the project is announced and sharesffered in market; first
to the City Agency, governorate, NUCA, landowners fanally to the public
sector. The share prices and allowed percentageafawus stakeholders are
set in participation with main initiators (Main Axes). This is done through a
marketing plan for the project.

5.2.2.4 Planning and implementing

Since the project is of a very big area (22.5 thodsfd), A flexible plan is
designed in close coordination with the stratedandor the city. The plan
should be one that is easily phased and managedgtmout the process.
Implementation priority would be given according poeset criteria but
basically to original landowners and NHP benefiesr

5.2.2.5 Reallocating

Reallocation plan will be set from early stagesh# project parallel to the
implementation plan and according to the valuatibnew areas. These plans
will define when new investment lands will be aaaie for the share holders
to decide either to keep them or sell their shafésgs system should be
flexible so that investors and landowners wouldehaptions to invest in
other parts of the city and links into other depahent plans and closely
coordinated with the marketing plan for the praject

1 Some areas have high expectations for changirdyuae (like the agriculture company),
however those areas are valued for the market wltreir legal land use.
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Chapter VI: The concluded benefits for &' of October by
applying LR scheme

Since the main goal of the LR application in Octobity is to achieve the
strategic plan objectives, the benefits gainedh® ¢ity will be based on
preset criterion that is weighted according togheritized objectives of the
strategic plan. The LR plan is then compared with ékisting city profile
and the implementation plan that would have beethomt LR. This
comparison is based on a point system that reftbetbenefits added to the
city in figures.

6.1Defining evaluation criteria

The main objectives of the strategic plan and etan factors for its
success are summarized from the preliminary refpyrtthe planning
consultancy

Table 20 : October strategic plan main objectives

Aspect | Strategic plan Main Objectives (evaluationdctors) \l/:\/agi:;%rt
Develop national landmark qualities (unique New City 5
Image)
Viability of public transit system (TOD) 5

Physical Incorporate the present developments to create a

comprehensive new sustainable identity for the [city 3
(linkage to existing areas)

Create an Economic, financial and educational

o 5
districts
Efficient use of built up area with reference te tbtal 4

Economic | land
Development phases 2
Efficient and well functioning infrastructure netuko 4
Necessity for reallocation 3
Promote integrated social groups through mix| of 4
Social d(_ensm_es and uses. _ _

City with a new character and identity 3
Quality of public and open spaces 2

Source: Author

1 "The strategic plan for 6th of October\Zayed digxisting situation analysis)", Cairo,
Egypt, 2010
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6.2Comparing the study area withwithout LR scheme

To evaluate the added benefits to the city throtigh application, thi
weights given to the factors stated above in strategic plan were use
those factors were defined (from 1 to 5) accordmtheir prioritiesand will
be used in the assessment of the benefits gainte @ty by LR applicatiol
using the following equatio

Value of plan 2 F x W

* Fis theset criteria; thedegree to which each concept satisfies
criteria (Very good =3 points, good =2ints, average =1 poir

* W s itsfactor weight; the criteria importance ranges from 5 for v
important to 1 for normal importan

6.2.1 Calculations of Benefits gained to the cif

First Plans are evaluated according to their folint to the strategi
objectves for the city. This should be done in more ifetaith specified
criteria. In this schedule assessment of stratpgin was taken as a gui
line as shown iMable21: comparing city profiles wil\withour LR:

Lo micdle income i Te—
Widelle Incom =
Lpperincome
Greenopen spaces

CBD —

T entral spine

Figure 51: Existing project arealand use

Source: Author

As shown in the figure, the exiting land use isidal/ formed of low
income social houses (NHP) beside the city’s mutilities (cemeteries,
sewage unit, gaz lines, el

Even the open spaces in this planning reflectssatieat do not target tt

social benefit of the inhabitants of October cifys €" of October western
agricultural association is based on the conce having a small palace fi

upper class with a surrounding agricultural lancdasew introduced form ¢

gated communities. As for the eastern green beth® sewage unit, it is alt

just a green buffer for the unit to limit developmevithin the pollued range
for the oxidation lake
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If the new vision for October city is to be implemed without LR
application, the result would be only a new patchésnissing activitie:
within the inefficient planning areas left. Howeyéne main objectives «
creating new mixed uses and social activities ctvéldntegrated. The figul
below shows the proposed distribution of Uses withe existing use

iddle Incorne

Upperincome

Green open spaces
. CBD

. Central spine

Figure 52: Direct implementation plan (without LR)
Source: Autho?

The final plan shown below- is the envisioned master plan for the soutl
area by the consultancy team, the plan that conlg lee achieved throuc
the proposed LR theme to get over the problem p#l lallocations an
inefficient planninc

I Main Spine & CBD
B Med/ high dense Residential
Integrated Landscape Fingers

Low dense Residential Q
._>
N S8

Inner Ring Road

&=

ter Ring Road&

Figure 53: LR concept plan

Source: Author (Based on Strategic p

The comparison between these three cases is daldida explained earli
to evaluate the numerical value of each alternadivé the numerical add:
value by LR applicatiol

! Based on Presentan by the consultant 2008
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Table 21: comparing city profiles with\withour LR

Direct
- I impleme
g | evaluation factors Existing ntation LR plan W
o plan
) plan
<
S | unique New City Image 1 -l------ e ™5 ] "i
2 [ ToD 1 3 5 :
o | linkage to existing areas 1 1 3 3 Multiply by
Economic activities 1 2 3 5 assessment
o Efficient land use 2 2 3 4 factor to get
g Development phases 1 1 3 2 umerical
2 | Infrastructure network | 1 1 3 4 |
8 | Necessity for value
] ; 3 3 1 3
reallocation
Social integration 1 2 3 4
< | New character and
S | identity 1 1 3 3
9 ["Public and open spaces 1 2 3 2

Then the factors are multiplied by their weighteflect numerical figures:

S Direct
(] . .. . .
2 | evaluation factors Existing plan | implementati | LR plan
< on plan
= unique  New City R B R SO 15 -
o | Image
¢ | TOD 5 5 15
o linkage to existing 3 3 9
areas
Total Physical 13 13 39
Economic activities 5 10 15
€ | Efficient land use 8 8 12
S
S Development phases 2 6
g | Infrastructure network 4 4 12
8 .
Necessn_y for| 9 9 3
reallocation
Total economic 28 32 48
Social integration 4 8 12
® | New character ang
S | identity 3 3 9
9 | Public and oper
2 4 6
spaces
Total social 9 16 27
Total 50 61 114
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Table 22: Comparison table of gained benefits to #hcity

Direct
Aspect Existing plan implementation | LR plan
plan
Physical 13 13 39
Economic 28 32 48
Social 9 16 27
Total 50 61 114

Source: Author

6.3Conclusion and recommendation

As seen from Table 21 and its illustrations, thategjic plan on its own only
elevates the city by 11 points if it lacked the [tdo support its

implementation. However, applying LR scheme wouldlde the city value

physically, economically and socially. The new sukereflect the required
future city transformation aspired by the stratggan. This basic application
of LR proves its relevance to the case and sigmfigapact. Other cases
could however require the application of a différdevelopment tool. The
choice of the applied development tool depends hen dbjective if the

application and the main challenges it is proposefhce. Thus, different
urban reassembling tools are recommended to beedpil help guide the
future development of transformed extension ardasew cities in Egypt

specifically the application of LR on October’s cgguth extension areas.

It is very important also to link this project Wwitther strategic projects
locally and regionally. Through phasing, prioritigiand financing. The LR
scheme should be part of a bigger strategic progmasupport finance or
manage them as a value capture tool to the citly aibroader look on the
strategies for GCR and Egypt as a whole. This redqui@ordination and
strong role of the local City Agency on one hand &dCA for regional
coordination on the other.

LR application in October city could act as a ueiqoilot project that
introduces LR schemes in Egypt with an extreme tasewould emphasize
the significant impact of LR systems on Land andsimoy markets.
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6.4 Future research work proposed

The last chapter of the study explained the posspplication of LR with a
conceptual process suggestion. Since the main tolgeaf this study was to
verify the economic, social and physical plannindvantages of the
application, future studies should involve a mareused consideration to the
legislative management framework and legal Egyptiams that would
support the application. Also studies should defime specific cost benefit
analysis and financial cycle for the project.
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