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Part 1: Foundations

Macroeconomic Overview
Egypt’s economy proved to be resilient during the Covid-19
pandemic, supported by structural changes associated with
an ambitious economic reform programme in the years
leading up to the crisis. The country was the only one in
the MENA region to record positive GDP growth in 2020,
reflecting the government’s emphasis on balancing business
continuity and targeted social support with health measures
aimed at stemming the spread of Covid-19.
While oil and gas has been a major area of investment –
attracting $74bn between FY 2014/15 and FY 2019/20 – the
economy is diversified and there are opportunities across
various sectors. Industry is the largest contributor to GDP by
value, accounting for 17.5% of GDP in FY 2019/20, according
to the most recent data from the General Authority for
Investment and Free Zones. Other major sectors are retail
(14.8%), agriculture (12.4%) and real estate (11.5%). Oil and
gas, for its part, accounted for 6.3% of GDP in 2019/20.
Egypt has implemented various economic reform
programmes throughout its history, the most recent
of which spanned 2016-19 to correct imbalances and

distortions in the market. The process, backed by a $12bn
loan from the IMF, started with a shift to a flexible exchange
rate – a development that depreciated the currency and
reduced the debt burden. Later, the government moved to
curb the budget deficit, which, at 10% of GDP, was among
the highest in the region; lift subsidies; and introduce more
equitable and efficient social support mechanisms. In 2017
a new Investment Law was implemented that included
guarantees for private companies, such as equal treatment
for foreign and Egyptian investors, protection against
nationalisation or seizure of funds without a court order, and
the right to transfer profits abroad.
The government has sought to bolster the country’s
reputation as a destination for investment, largely through
a series of changes to improve the business climate. These
include the 2017 Investment Law, a revised Companies Law
and Bankruptcy Law in 2018, and a new Customs Law in
2020. The Customs legislation aimed to streamline import
and export procedures by facilitating electronic payments,
expediting clearances for authorised firms and creating a
single window for trade, among other digital upgrades.
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Construction Sector
Construction contribution to GDP*, 2016-21 (LE bn)
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The Egyptian government has placed a strong emphasis
on infrastructure and construction as an engine of growth
and financial stability since the country embarked on an
ambitious IMF-backed economic reform programme in 2016.
Egypt’s road network, power production capacity and port
infrastructure have expanded rapidly – driven by population
growth, a desire to increase exports, and efforts to capitalise
on the country’s strategic location for trade and travel.
Much of the construction sector’s underlying demand
stems from a growing population and the resulting drive
to decentralise Cairo. This, in turn, has created the need
for additional infrastructure – particularly in new cities,
including the New Administrative Capital (NAC). Megaprojects are set to drive construction activity throughout
the decade, and private sector investment will be
increasingly important to meet the goals of Egypt Vision
2030 as the country looks to move beyond the pandemic.
Housing and urban development is overseen by the Ministry
of Housing, Utilities and Urban Communities. On a broader
level, the duties of the Ministry of Planning and Economic
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Development (MPED) include ensuring the construction
sector is aligned with the country’s short-, medium- and
long-term development plans. The Ministry of Local
Development is responsible for setting building controls
and requirements. The Federation of Egyptian Industries,
founded in 1922, is home to a number of important actors in
the construction sector. These include the Building Materials
Chamber and its cement division, established in 2013 to
develop the industry and promote competitiveness.
The government has been working on various construction
and real estate reforms to support its urban agenda and
address violations of pre-existing legislation. In May 2021
a new system of licences and building permits was trialled
across in 27 locales for two months. Costs under the new
system pertained to licensing, conformity certificates and
insurance, as well as design work and supervision. In the case
of a 200-metre residential floor area, the design fee was set
at LE35 per sq metre and the supervision fee at LE32. For a
1000-metre floor area, the design fee was LE17 per sq metre
and the supervision fee LE18. The results of the trial had yet
to be made publicly available as of mid-2022.

Graph source: MPED
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Case Study
EDECS El Dawlia for Engineering and Contracting is
registered as a grade-1 construction company in Egypt
and as a foreign investment construction company in
Saudi Arabia. These designations allow it to take on
projects of unlimited size in its areas of specialisation.
Since its establishment in 1995 EDECS has completed
projects worth more than LE10bn across marine logistics,
water intake and wastewater structures, fish farms, roads,
bridges, railway transport and other areas.

A key example of this is the ongoing expansion of
Alexandria Port, which is the country’s largest port
by volume. EDECS has completed a contract to build a
multipurpose terminal 2450 metres in length, with the
capacity to receive seven ships simultaneously. This will
allow for processing 12m-15m tonnes of cargo each
year when complete. EDECS has also been awarded the
contract for electromechanical works at the terminal,
with the total value of works exceeding LE4.5bn.

In recent years Egypt has embarked on a large investment
programme to strengthen the country’s logistics
infrastructure. This began with a focus on the road
network and has continued with a number of megaprojects to improve and expand Egypt’s ports, as well as
strengthen rail connections between ports, cities and
industrial areas for more efficient movement of goods.

Together with projects related to the New Administrative
Capital, New Alamein and other new cities, the logistics
infrastructure development drive has been a significant
source of job creation and economic growth. The
country’s development strategy looks to leverage
new infrastructure to transition to an export-focused
industrial economy led by the private sector.

Viewpoint
Hussein El Dessouki, CEO,
EDECS El Dawlia for Engineering and Contracting
Text is going through a period of significant investment
Egypt
in infrastructure in order to build the foundations for
the future growth of export-oriented industries. The
country’s geography is a significant asset when it comes
to attracting industrial trade and investment, but there
is competition for these trade flows from advanced port
complexes in Saudi Arabia and the UAE. Therefore, in order
to achieve the aim of becoming a top-tier global trade
and export centre, it is essential to dedicate resources to
building strong port and rail infrastructure.
In 2015 Egypt carried out an expansion of the Suez
Canal that allowed for increased traffic as well as larger
container and bulk cargo ships. As of early 2022 the ports
of Alexandria, El Dekheila, Safaga and Ain Sokhna were all
undergoing expansions that will enable the biggest class
of cargo ships to be accommodated. The El Dekheila Port

container terminal will be able to accommodate three
giant container ships simultaneously after the berth has
been deepened to 15-17 metres. The Safaga and Ain
Sokhna ports, for their part, contribute to trade capacity
on the Red Sea, with Safaga supporting the growing
industrial zones in Upper Egypt. That port will eventually
process some 7m tonnes of cargo each year.
At the same time, Egypt has begun to strengthen its
railway network to connect these ports to industrial
zones, logistics centres and metropolitan areas. This
reduces the burden on roads for moving cargo, and
facilitates access to foreign markets at a reduced cost and
with greater efficiency. This has placed the construction
industry at the heart of recent economic growth, and the
pipeline of projects suggests construction will continue at
its current pace over the near to medium term.
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Current Dynamics
With construction viewed as a priority sector for long-term
economic growth, it maintained a positive trajectory over
2020-22 despite pandemic-related challenges and the
halting of various construction projects in response to
building code violations. Prior to the pandemic, the sector
contributed LE320.8bn to GDP at current prices in FY
2018/19, according to MPED, equivalent to around 6% of
total GDP. This rose to LE374.7bn the following year and to
LE429.2bn in FY 2020/21. In terms of value added at real
prices, this marked annual growth rates of 4.4% and 6.8%,
respectively, for FY 2019/20 and FY 2020/21. While lower
than the annual average growth rate of 9.6% seen between
2016 and 2019, these rates underscore the resilience of the
sector in the face of external challenges.

same, rising to around 14% of all employed persons, although
a slight decrease in the absolute number of people working
in construction put the total at 3.5m. Large, labour-intensive
projects such as the NAC, New Alamein and other new cities,
as well as transport infrastructure developments, helped to
sustain employment levels during the pandemic.

The construction sector is a large provider of jobs in the
country, accounting for 13.2% of employment in the first
quarter of FY 2018/19 – July through September – according
to the Labour Force Sample Survey from the Central Agency
for Public Mobilisation and Statistics. At that time the
industry employed 3.6m people. Data from 2020 suggests
the proportion employed in the sector remained roughly the

While the sector was able to navigate some of the economic
headwinds associated with the health crisis, it was affected
by increases in the price of building materials and other
factors. In late 2021 investment bank Al Ahly Pharos released
a report forecasting a 10% increase in real estate prices. The
bank noted this would come on the back of a 15% increase
in the price of building materials, which were particularly
affected by supply chain disruptions such as port delays and
lockdowns that shuttered factories in 2020 and early 2021.
Even as the construction sector saw growth during the
pandemic, real estate developers were affected by fewer
sales, prompting the Central Bank of Egypt (CBE) to issue a
series of regulatory changes to help real estate companies
manage the economic headwinds (see page 8).
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Part 1: Foundations

Spending and Financing
Although figures are not available for overall infrastructure
spending, Egypt’s FY 2019/20 budget earmarked LE140bn
to obtain new resources; develop infrastructure; and
improve roads, electricity, water and sanitation networks.
The previous fiscal year the government invested LE1.3bn in
construction and building, LE15.3bn in real estate activities,
LE13.5bn in water and sanitation projects, and LE3.3bn in
electricity networks, according to the Ministry of Finance
(MoF). With FY 2021/22 the last year of MPED’s current
medium-term sustainable development plan, that period’s
funding is prioritised for existing projects that are to be
completed within the year, which runs from July 1 to June
30. Agriculture, industry, energy and construction were
allocated LE475bn, or 38%, of planned public investment.

a public-private partnership (PPP) model for construction,
overseen by the PPP Central Unit since its establishment
in 2006 by the MoF. The agency seeks to pursue private
cooperation to fund infrastructure projects; reduce the
government’s need for sovereign lending; and ease the
burden on the budget. On a related note, the New Urban
Communities Authority – affiliated with the Ministry of
Housing, Utilities and Urban Communities – has been tasked
with offering land for co-development under revenuesharing agreements with private developers since 2015. In
light of the challenges of 2020-21, the private sector will
likely need to play an even greater role as the economic
effects of the pandemic have reduced the government’s
capacity to fund large-scale projects in the short term.

The Global Infrastructure Outlook database, launched in
2017, estimated that Egypt will need $675bn in investment
between 2016 and 2040 to meet its infrastructure needs,
with the government in a position to provide some $445bn
of this. Given the gap, the authorities continue to promote

$675bn

forecast
infrastructure
financing needs
in 2016-40

$445bn

expected to be
provided by the
government

$230bn

funding gap
to be met by
other actors

Viewpoint
Tarek Bahaa,
CEO, Menassat Developments
Despite the challenging environment due to the Covid-19
pandemic, many of Egypt’s real estate segments proved
resilient thanks to the launch of new projects and healthy
demand. Although property prices have risen, developers
continue to provide attractive payment terms.
The market is currently centred around the New
Administrative Capital (NAC), where developers are
constructing flagship projects, and commercial and retail
demand is growing sharply. Both international and local
developers expect the NAC to be a success due to the
close public-private coordination at each step of concept
development and regulation. The underlying driver of
growth in real estate is Egypt’s large population, which is
expanding by more than 2m people annually. Therefore,
despite the ambitious size of the NAC – which will
accommodate 6.5m residents – it will satisfy only three

years of population growth. However, in order for the
NAC to become a thriving urban area, people must move
there and create communities. The government’s strategy
is to use the transition of public offices to the NAC as an
anchor to draw businesses to the new city, which will in
turn encourage the employees of these companies to
move in order to be close to work. There is also significant
ongoing investment in transport infrastructure to allow
workers from Cairo to staff businesses in the NAC.
The other aspect of creating a prosperous city is in
the hands of developers, which are working to build
functional communities through the development of
mixed-use projects and designing with a focus on the
lifestyle of residents. Integrating smart technologies into
the building of residential and office towers highlights
how Egypt’s construction sector is looking to the future.

Egypt New Cities & Mega-Projects Focus Report
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Regulatory Reforms

While construction is set to continue to post positive
growth, the government has sought to improve regulatory
conditions to boost transparency and streamline registration
and application procedures. In September 2020 the Real
Estate Registration Law (RERL) was published to encourage
owners to register their properties, as the Ministry of Justice
estimated that 95% of real estate units were unregistered
due to difficult procedures. The government aims to create
a digital system that will provide certification of apartments
and standalone homes with less red tape. The law included
new registration fees ranging from LE500 to LE2000. While
the law was set to come into force in March 2021, that month
the authorities announced that enforcement would be
postponed in favour of a two-year transition period to afford
officials more time to implement procedures and finalise fee
structures. In November 2021 the Cabinet approved two draft
laws containing amendments to the RERL and the Income Tax
Law, separating tax payments from registration procedures
and fees. Additional measures under the RERL came into
force in June 2022 with a one-year grace period – namely, that
projects must be built and approved in phases, along with new
reporting rules and capital requirements based on project size
to increase the likelihood of completion and cover potential
refunds in case of delays exceeding two years.

8

Egypt New Cities & Mega-Projects Focus Report

The authorities are also looking to implement measures to
protect consumers and create an attractive environment for
investment. In August 2021 the government announced that
developers can only market a project after it is 30% complete
to ensure their commitment to realising the development.
Prior to the directive, developers sold units before breaking
ground. While some developers in the market rely on off-plan
sales to finance their projects, the measure is expected to
safeguard investment and bolster buyer confidence.
This followed a February 2021 move by the CBE to support
developers amid a slowdown in sales in 2020. To boost
liquidity, banks can now finance the purchase of land by
developers. With 95% of land purchased via the government,
this in effect helps investors pay off what they owe to the
government. Previous regulations from the early 2000s
excluded loans from being used for land sales to deter
holding and selling at a higher price at a later date. The
recent changes stipulate that banks must guarantee cash
flow for the project, and that developers must receive down
payments from customers and begin construction. Moreover,
the CBE decision permits financing projects jointly managed
by public and private entities, conditional on the actors’
creditworthiness, reputation and solvency.

Part 1: Foundations

Regional Gateway
Egypt’s strategic maritime location, connecting the
Mediterranean Sea and the Red Sea via the Suez Canal,
has greatly benefitted the economy and is a key enabler of
regional and inter-regional trade. The government’s longterm strategy for maritime activity is based on raising the
efficiency and competitiveness of ports, and despite the
pandemic and subsequent supply chain disruptions, the
sector has steadily grown over the years.
As part of Egypt Vision 2030 and its focus on infrastructure,
the government plans to increase port capacity from
120m tonnes in 2016 to 370m tonnes by 2030. However,
challenges such as a lack of financing and appropriate
planning remain. With the maritime segment estimated to
have a $49bn infrastructure funding gap, the government is
looking to attract private and foreign investment.

the government is also working on a series of motorways
that will connect Egypt with its neighbours and other African
countries. These include the 10,300-km Cairo-Cape Town
Highway linking Egypt to Sudan, South Sudan, Ethiopia,
Kenya, Tanzania, Zambia, Zimbabwe, Botswana and South
Africa. At a cost of LE26bn, the 1155-km section running
from Cairo to the Sudanese border is set to be completed
by 2024. Meanwhile, the country is constructing a 1100-km
road to connect with Chad via Libya at a cost of LE22bn,
in addition to a 585-km coastal highway from Sallum in
western Egypt to Benghazi in eastern Libya for LE3bn.

To increase Egyptian exports, bolster regional development
and capitalise on the African Continental Free Trade Area,

Viewpoint
Islam Khamis, CEO,
Sorouh Developments
Real estate has long been an important aspect of
Egyptians’ financial planning. Property continues to be a
popular investment for the middle class, particularly in
times of economic uncertainty or volatility. While capital
markets around the world have struggled in recent years,
real estate in Egypt has continued to perform well.
Interest in real estate as an investment has been
supported by several factors, including population
growth. Indeed, Egypt is insulated from the risks of a
housing bubble by its high rate of population growth,
which underpins long-term demand. With the population
having surpassed 100m and growing by over 2m annually,
it continues to be a challenge for developers to keep pace
with ever-growing demand across segments.
More broadly, the real estate market is being
fundamentally reshaped by the ongoing development of

the fourth generation of new cities across the country
and by the construction of the New Administrative Capital
(NAC) some 35 km east of Cairo. The NAC will be set on an
area of nearly 700 sq km, and is expected to eventually be
home to more than 6.5m people.
The country’s real estate developers are focusing on
the new capital. As businesses follow the government
and shift their headquarters and offices to the NAC,
there will be a greater draw for employees to live closer
to their places of work. An environment of progressive
infrastructure to boost mobility and more intelligent
urban planning has created significant competition
among developers that are interested in building living
communities, rather than just housing. In that regard,
developers are seeking to differentiate their mixed-use
projects by their concept of quality communities, as well
as promoting the lifestyle and amenities on offer.

Egypt New Cities & Mega-Projects Focus Report
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Domestic and International Investment
for local and foreign investment in the medium term –
particularly amid limitations in government capacity to fund
large-scale projects following the challenges of 2020-21.

Egypt’s public sector maintained robust investment levels
in construction over the last five years despite external
headwinds, contributing LE33.3bn in FY 2020/21 – roughly
equal to the FY 2017/18 level of LE33.6bn – according to
MPED data. A May 2020 report from the ministry revealed
that the government’s completed and in-progress building
works for July 2014 to June 2021 exceeded LE4trn across
25,000 projects. This publication, titled “Seven Years of
Building”, tallied more than 16,000 completed projects
across all sectors between July 2014 and December 2019.
There were 4446 completed and in-progress projects in
Upper Egypt, worth LE296bn, while border governorates
accounted for 1498 projects with a value of LE182bn.

In terms of real estate investment, private developers
Emaar Misr, Sakan Developments, Jumeirah Real Estate
Investment and Tatweer Misr are among the most prominent
actors. Real estate sector investment reached LE88.5bn in
FY 2019/20, the majority of which came from the private
sector, at LE65bn, according to data from the CBE. The
government accounted for the other LE23.5bn worth
of investment, with economic authorities contributing
LE11.4m. As the pandemic put downward pressure on
investment, the total fell to LE61.2bn in FY 2020/21. During
that fiscal year the private sector invested LE47.4bn in real
estate and the government invested LE13.8bn. Economic
authorities, meanwhile, contributed some LE25.9m.

In recent years the construction sector has received a
boost from international donors and multilateral financial
institutions. Combined with the active promotion of private
sector participation, robust public sector commitment
and the raft of opportunities presented by Egypt’s megaprojects, this has helped to strengthen the industry’s
competitiveness and boosted its appeal for foreign
investors. Foreign direct investment (FDI) in the construction
sector reached $884.2m in FY 2019/20, according to the
latest provisional data from the CBE, representing 5.6% of
total FDI flows to the country that fiscal year. This marked an
increase from $691.8m and 4.2% the previous year.

Real estate investment from all actors is forecast to grow
in line with the establishment of new cities. In June 2021
local firm MBG Development announced it would invest
LE7bn in the market with a focus on the NAC and the Nile
Delta region. Madaar Development – which manages
projects outside Cairo, as well as on the North Coast and in
Ain Sokhna – announced in November of that year that it
would invest LE22bn in the luxury residential segment. More
recently, in January 2022 ADVA Developments disclosed it
would invest LE2bn across the country in 2021-25, including
a LE250m project in Sheikh Zayed City, where it is based.

The development of new cities, transport infrastructure and
other mega-projects presents a wide range of opportunities

Distribution of investment by category, FY 2018/19 (%)
Commodities*

6.3

Social services**
Production services***
Other central investments

21.2
44

*Agriculture & fishing, oil & gas, mining, utilities,
construction, petroleum manufacturing
**Housing & real estate, education, health, others

28.5
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***Transport & communications, wholesale & retail
trade, financial services, tourism

Graph source: MoF
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Part 2: New Cities

Fourth-Generation Cities
NORTH
SINAI PENINSULA

New Mansoura
New Alamein
New Port Said
Galala
New Ismailia

New Rafah

GREATER CAIRO AREA
New Administrative Capital
6th of October City
New Obour City

CENTRAL
West Qena
New Farafra
Nasser/West Assiut
Mallawi
SOUTH
New Toshka
New Aswan
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As the population has risen – reaching 103.2m in April
2022 – there has been a growing need to create new
cities to ease congestion, crowding and reliance on
overburdened infrastructure. The government has
implemented a strategic urban development plan to
shift growth away from existing urban centres to a
fourth generation of new cities. These include the New
Administrative Capital (NAC) – set to replace Cairo as the
seat of government – New Alamein and New Aswan.

cities to accommodate up to 30m citizens, alleviate
congestion in existing urban centres and decentralise
urbanisation. They will be supported by infrastructure to
allow them to grow in an organised, sustainable manner.
Moreover, the developments will leverage advanced, ecofriendly technologies such as smart utilities solutions and
feature communal green spaces. They are also set to offer
education facilities, which should help attract younger
residents and nurture a knowledge-based economy.

These have been key growth drivers for construction
in recent years, a trend that is expected to continue
in 2022 and beyond. In addition to meeting rising
demand for housing and accommodating demographic
expansion, these developments are set to increase the
competitiveness of the market, enhance living standards
and generate employment opportunities.

By September 2021 there were a total of 37 new cities
either in the planning or development stage, and 24
existing cities were undergoing smart city regeneration. In
addition to the NAC, New Alamein and New Aswan, there
are new cities planned in the areas of Assiut, Beheira, Beni
Suef, Dakahlia, Giza, Luxor, Marsa Matrouh, Minya, North
Sinai, Port Said and Qena, among others.

The first iteration of Egypt’s New Cities programme
began in the 1970s. In September 2018 the Ministry
of Housing, Utilities and Urban Communities (MHUUC)
began the current phase of development, the so-called
fourth generation, after the population surpassed 100m
individuals. It outlined plans to build 20 fourth-generation

The building of new cities will remain a primary driver of
economic growth in the decade ahead, with smart city
technologies offering a route to sustainable development
in line with Egypt Vision 2030. These mega-projects should
enable productivity-driven expansion and accelerate
progress towards the country’s long-term goals.

Egypt New Cities & Mega-Projects Focus Report
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Part 2: New Cities

Capital Shift
The focal point of Egypt’s ambitious 21st century urban
agenda is the NAC, which is being developed 35 km east
of Cairo. The project was announced in 2015, with the
authorities identifying it as an opportunity to relieve
pressure on the current capital. The new city will house
government ministries and agencies, provide housing for
the growing population, and offer a better quality of life
through improved infrastructure and sustainable planning.
The project is set for completion by 2050 and is expected
to house roughly 6.5m residents.
The government district is part of phase-1 developments,
alongside the commercial and downtown areas. This first
phase is expected to cost $58bn and be completed by
2030. Despite disruptions stemming from the Covid-19
pandemic, in December 2021 government offices began
moving to the new city, and the Cabinet held its first
meeting in the new capital later that month.

The NAC’s central business district will feature 20 towers,
including two skyscrapers. The first of these, completed
in May 2021, is the tallest tower in Africa. The 80-floor
building, called Iconic Tower, is 385 metres tall and was
built at a cost of $3bn. It has 65,000 sq metres of space and
was constructed by the New Urban Communities Authority
under the auspices of the MHUUC, in partnership with the
China State Construction Engineering Corporation. It will
be overtaken by a second skyscraper which, once complete
in 2030, will be 1000 metres tall. The Oblisco Capitale,
which aims to be the tallest structure in the world, is
designed to look like a Pharaonic obelisk. The development
of both towers is expected to not only create jobs, but also
add to the recognition and appeal of the new city.
The NAC’s central business district will feature
20 towers, including the 285-metre Iconic
Tower and the 1000-metre Oblisco Capitale

Case Study
Established in 2009, ASGC Egypt is a construction firm
that works with public and private sector clients to deliver
critical projects across Egypt. The company has built
an extensive portfolio of residential, commercial and
administrative projects, including Emaar Misr’s Mivida
Office Park and Al Futtaim’s Festival Living in New Cairo, City
Edge Development’s Etapa Square in Sheikh Zayed City and
Emaar Misr’s Marassi North Coast. The firm also focuses on
critical and civic infrastructure, such as desalination and
water-treatment plants, agricultural land reclamation and
irrigation, and renewable energy projects.
As a local contractor, ASGC Egypt has supported the
Egyptian government’s urban development initiatives to
alleviate increasing population density and create greener,
more eco-friendly smart cities, including the building of
the New Administrative Capital (NAC). It works regularly
with government departments on new city projects such

as the NAC, and urban-regeneration projects such as
Magra Al Oyoun in Old Cairo. The company also supports
Egypt’s integrated vision for its new cities, which focuses
on the importance of transport projects such as the Cairo
Monorail and the high-speed railway – both of which will
serve to connect the new cities and their inhabitants to
opportunities and resources.
ASGC Egypt is now part of the Innovo Holding group of
companies, a UK-based holding firm with subsidiaries in
construction and real estate development, supply chain
management and materials procurement, venture capital
and private equity, and construction finance. In this context,
ASGC Egypt is able to leverage innovations in construction
technology and ethical construction practices. With a
focus on creating future-proof smart cities and sustainable
developments, the company is supporting the Egyptian
government’s efforts to attract foreign direct investment.

Egypt New Cities & Mega-Projects Focus Report
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Case Study

While the development of new smart cities began prior
to the Covid-19 pandemic, the impact of the dual health
and economic crises resulted in fundamental changes
across many industries. ICT, in particular, became the
key service that many businesses relied on. Investment
by Telecom Egypt (TE) in critical infrastructure in the
years leading up to the pandemic, coupled with its
response to the new normal of more remote operations,
helped to facilitate business continuity and personal
communications. TE’s ongoing goal to connect more
people and companies across the country aligns with
the global trend of ICT development. This dovetails with
efforts by the operator and other sector stakeholders to
implement the national digital transformation strategy.
The situation brought about by the pandemic has highlighted the degree to which internet access is now
a utility on a par with water, electricity and gas that

”

Egypt is in the process of building fourth-generation
cities, with 50 new cities to be established by 2050.
The most significant of these is the New Administrative
Capital (NAC), which will replace Cairo as the seat of
government as offices are transferred there in 2022.
Beyond the large scale of the construction projects,
what distinguishes fourth-generation cites is the use
of smart technologies to manage safety and security,
energy and utilities, and transport options, among other
services – all of which are undergoing digitalisation.

What distinguishes fourthgeneration cites is the use
of smart technologies to manage
safety and security, energy and
utilities, and transport options,
among other services

”

people have a right to. To meet this need, a plan to equip
32,000 government entities with fibre-optic cables
to enable online government services has been put in
motion, along with programmes to extend the country’s
broadband network to every home so that all residents
have access to high-speed internet. In August 2021 TE
announced that it had completed the first phase of its
Regional Data Hub, which it describes as Egypt’s largest
international data centre facility. The new open-access facility is the first in the country with the Uptime
Institute’s certifications in the design, constructed
facility and operational sustainability categories, and
is connected with an advanced, fully meshed network
that secures access to 14 submarine cable systems – to
be increased to 18 cable systems by 2025.
In line with the strategy of the Administrative Capital for
Urban Development (ACUD) to provide the NAC with the
latest technological solutions – especially the plan to
digitalise government processes – the ACUD contracted
TE to build and operate the telecoms network in the
new capital. Under this agreement, TE is establishing,
operating, leasing and maintaining the network, in
addition to deploying smart services and security systems. TE will also provide wholesale services to other
mobile network operators. These plans are expected
to result in cost savings for both the private and public
sector, as well as improve service provision, attract
investment and enhance Egypt’s competitiveness.
The trend of increasing reliance on data is expected
to accelerate, making investment in underlying digital infrastructure an important aspect of maintaining Egypt’s offerings for individuals and businesses.
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National Campaign
Although the centrepiece of Egypt’s urban agenda is the
NAC, an important aspect of the policy is the country-wide
scope of the fourth-generation cities. The secondlargest of these is New Alamein, located to the west
of Alexandria on the Mediterranean coast. It has been
under development since 2018 and, once complete, will
accommodate 3m people. Much like the NAC, New Alamein
will feature towers, skyscrapers and a university with a
number of applied science faculties. Contracts for the first
phase of the city, slated for completion by 2025, totalled
LE220bn as of June 2021. New Alamein is envisioned to be
a destination for tourism – with an opera house, open-air
theatre, and retail and leisure complexes – as well as for
education and government. The project was allocated
LE25bn by the New Urban Communities Authority for FY
2021/22. The entertainment section of the city, which
includes restaurants and shopping centres, is expected to
be fully operational by the summer of 2022.
In Upper Egypt, New Aswan will be located on the west
bank of the Nile, 12 km from Egypt’s southernmost city.

Investment in the area is expected to reach LE2.2bn, and
850,000 residents are forecast to move to the city by 2023.
Work on the first phase of New Aswan commenced in
December 2021 and several facilities have already opened,
including a market, health units, a school, a post office,
a water-treatment facility and an electricity-generation
plant. The first phase will also include several recreational
areas, cultural facilities and a 56-ha green space. These
amenities underscore the commitment to healthy and
enjoyable living standards for residents.
Also along the Mediterranean coast, New Mansoura is
a LE60bn investment that will house up to 1.5m people.
The fourth-generation city is being constructed in four
stages, with the first phase representing 40% of the project
and comprising 25,000 housing units. These will include
a variety of options for different income groups, as well
as tourism accommodation to leverage its location on
the Mediterranean Sea. Medical tourism is set to be a key
economic activity for the city, combining a strong planned
health sector with its potential for leisure tourism.
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Commercial Relocation
Egypt’s new cities are set to ease pressure on commercial
infrastructure in existing urban centres. Indeed, the gross
leasable area of office space in Cairo has expanded in
recent years to meet demand, from 936,000 sq metres in
2015 to 1.1m sq metres in 2019 and 1.7m metres in the
first quarter of 2022, according to real estate consultancy
JLL. This is expected to triple by 2025 to some 4.5m sq
metres across Greater Cairo, per a 2021 report from
property advisory Savills. The market is characterised by
a preference for mixed-use commercial parks that offer
office space, retail units, food and beverage services, and
ample parking. Examples include Smart Village, Capital
Business Park and Arkan Plaza, as well as projects in
eastern Cairo due to the area’s proximity to the NAC.
The pace of office unit delivery quickened over the course
of 2021, with 27,000 sq metres and 58,000 sq metres
delivered in the second and third quarters, respectively,
and a combined 253,000 sq metres brought on-line
throughout the year, according to the most recent
sector reports from JLL. Rents in Cairo averaged $460
per sq metre per year in the first quarter of 2022, up 4%

year-on-year (y-o-y), while office vacancy rates increased
from 9% to 10% as of the fourth quarter of 2021. The
preference for newer areas was reflected in average rental
rates: Mohandiseen and Maadi had rents below the city’s
average; Downtown Cairo, Heliopolis, Sheikh Zayed City
and Smart Village were within the average range; and the
NAC was above average, reflecting heightened demand.
While inquiries and transactions slowed in the third
quarter of 2021, demand from banks and financial
technology companies increased for grade-A office
locations such as those to the east of Cairo, close to
the NAC. There was also demand from local companies
for converted residential buildings and smaller units of
300-500 sq metres, as many firms have cut back on rental
expenditure in light of some of the economic pressures
imposed by the pandemic. Another effect of the health
crisis was an increase in the popularity of flexible offices:
in addition to the emergence of local co-working spaces,
the market has seen more established corporations that
adopted hybrid operations during the pandemic seek to
sublease unused units as a means to generate revenue.

Greater Cairo office space supply, 2020-25F (000 sq metres)
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Case Study
Misr Italia Properties (MIP), a real estate developer
founded in 1995, completed or had in progress 23 projects
as of early 2022 across New Cairo, the New Administrative
Capital (NAC), 6th of October City, Ain Sokhna, Ras Sudr,
El Shorouk and 10th of Ramadan City. These projects
span nine residential and coastal developments, nine
commercial centres and five hotels.
The real estate and construction sectors have been
an important source of employment throughout the
Covid-19 pandemic, as well as significant contributors to
GDP. The high rate at which developers are completing
projects is driven by elevated demand for residential
and commercial real estate and supported by a growing
population. The government’s efforts to create a series of
fourth-generation cities across the country are shaping
the direction of demand, and creating new locations for
companies and individuals looking to purchase property.

Within the residential real estate segment, affordability
continues to be an important factor for buyers, who
are also increasingly prioritising quality and the type of
community on offer in compounds. These priorities are
driving developers to incorporate smart technologies and
mixed-use designs into their developments.
New neighbourhoods often feature better facility
management, along with shared infrastructure and green
spaces. For example, MIP’s IL BOSCO and VINCI compounds,
located in the NAC, are mixed-use communities with
villas, twin houses, townhouses, apartments, clubs and
commercial areas. Both projects have fully integrated
smart solution systems to keep pace with digital
transformation and sustainable development for cost
effectiveness and a better quality of life for residents. The
IL BOSCO complex has greenery and water features, while
VINCI homes offer a minimalist design perspective.

Viewpoint
Mohamed Khaled El Assal,
CEO and Managing Director, Misr Italia Properties
Text
Environmental sustainability is increasingly important for
businesses throughout the economy. While Egypt has made
strides towards sustainability – especially in terms of investment
in solar power and water efficiency, with a number of
desalination plants built in recent years – real estate has been
slower to adapt. However, the importance of incorporating
sustainability into urban design is clear, and we are seeing
this in the New Administrative Capital (NAC). Developers are
keen to incorporate more green space, while using smart,
interconnected infrastructure to limit water and power waste.
Sustainability in the real estate sector begins with the
building materials supply chain. It is important that inputs
used in construction have been extracted and manufactured
in environmentally conscious ways, with an eye to reducing
pollution. The quality of building materials can have a significant
impact on the development of communities by determining

a building’s lifespan and its energy efficiency in terms of
heating, cooling and power use. Technology and innovative
design are tools that developers can use to create more
sustainable and environmentally friendly developments. Misr
Italia’s Vertical Forest concept, by architect Stefano Boeri at IL
BOSCO in the NAC, combines hospitality and nature, integrating
16,200 sq metres of forest into the complex’s three buildings
by covering and surrounding them with some 14,000 trees,
shrubs and plants. The greenery will be able to absorb 7 tonnes
of CO2 and produce 8 tonnes of oxygen per year to improve air
quality for residents, while also helping to regulate the towers’
temperature. As younger people begin to account for a larger
portion of homebuyers in Egypt, the generational shift will
help to accelerate the adoption of sustainable technologies
and methods in real estate. Developers with a track record of
sustainable building will be able to differentiate themselves in
this way and leverage the trend to spur growth.
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Residential Relocation
Population growth is the key driver of Egypt’s
infrastructure and urban expansion, and residential real
estate is at the core of ongoing efforts. Current trends
show that a preference for newer areas further from the
centre of Cairo has emerged. While central areas such as
Heliopolis, Zamalek and Downtown were popular in the
early 2000s, Egyptians have gradually moved outwards to
areas such as Tagamoua, 6th of October City, Obour City
and El Shorouk. The government’s drive to build new urban
centres that employ smart technologies – such as the NAC
and New Obour outside Cairo, and New Alamein on the
North Coast – is expected to fuel this trend.

residential units is expected to increase at a compound
annual growth rate of 1.4% between 2020 and 2025, and
be concentrated in the mid-level and high-end segments.
In the first quarter of 2022 there were 231,000 residential
units in Cairo, with 21,000 expected to be delivered over
the remainder of the year. Sale prices in 6th of October
City and New Cairo were up 8% and 6% y-o-y, respectively.

Economic recovery from the pandemic will be supported
by government initiatives to facilitate home-ownership,
and private developers are partnering with banks to
provide mortgage financing for up to 20 years. The
majority of housing units in central Cairo are apartments,
and mixed-use developments with grade-A units are
common in the western areas of the metropolis, as well
as in New Cairo, El Shorouk and the NAC. Demand for

Case Study
Concrete Plus is an engineering and construction firm
established in 1998 that has played an active role in projects
Text
in different sectors, including residential, commercial and
retail real estate, health care and infrastructure, in addition
to electromechanical, water, wastewater and industrial
projects. It also produces ready-mix concrete and masonry.
Egypt’s growing population has resulted in a sharp increase
in construction activity. In recent years the sector has seen
a rise in demand across segments, including in housing,
office space, resorts and other tourist facilities, factories
and utilities, health, education and technology parks. These
projects are being carried out to rebuild infrastructure and
expand capacity in areas that have been characterised by
underinvestment, in line with Egypt Vision 2030.
While the country was able to navigate the Covid-19
pandemic without experiencing some of the most severe
economic and health challenges seen in many countries
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around the world, the pandemic nevertheless highlighted
the need to strengthen health care infrastructure. One
example of the ongoing expansion of health care facilities
is the development of the Kafr El Sheikh Oncology
Hospital, for which Concrete Plus is the main contractor.
At the same time, the decline in international visitors has
provided an opportunity to improve tourism infrastructure
to accommodate the expected rise in tourist arrivals as
pandemic-related restrictions are lifted.
Sector activity is being driven by the development of the
New Administrative Capital and the fourth generation of
new cities across Egypt, including New Alamein and New
Mansoura. Concrete Plus is the main contractor for the
latter, located on the North Coast. Once complete, it will
contain a presidential palace, high-rise towers, 10,000 hotel
rooms and three universities. The authorities hope it will
become a destination for tourism and education.

Part 2: New Cities

Smart Technologies
ICT’s contribution to GDP, 2018-21
GDP at fixed prices (LE bn)
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Policymakers in Egypt have long recognised the potential
of smart cities and digital-first architecture to address
challenges. Rapid population growth is a key concern
for the country: the population increases by 1.5m to
2m people every year, giving rise to a chronic shortage
of adequate housing and other facilities. The issue is
compounded by migration from rural areas to cities.
The primary response to the problem of housing and
urban congestion has been the construction of new smart
cities, which leverage ICT to increase sustainability and
efficiency. They consist of clusters of smart buildings that
use integrated processes and creative design to selfregulate their operations and environment. These include
the NAC and New Alamein, the latter of which is planned
to provide housing for approximately 2m people.

Graph sources: MCIT; CBE
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Elsewhere, December 2021 saw the launch of the first
phase of New Aswan, which will span more than 22,000
feddans and is envisioned to provide social housing
for more than 850,000 people. When all projects are
complete, it is expected that the network of new cities will
house some 30m people. Furthermore, the plan to build
smart cities across the country will generate 4m direct
and 3m indirect jobs, according to the MHUUC.
As a result of this drive, in April 2022 the country had an
estimated $519bn worth of construction projects under
way, making Egypt the largest projects market in Africa
and the third biggest in MENA, after Saudi Arabia and the
UAE. Indeed, the fact that Egypt was one of only a few
countries to post positive GDP growth in 2020 was due in
part to its strong pipeline of construction activity.
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Sustainability Initiatives
Alongside digitalisation, a key element of smart
construction is sustainability. This is particularly important
in light of the fact that Egypt will host the COP27 UN
Conference on Climate Change in 2022.
The use of sustainable methods and inputs in the
construction sector is still at an early stage in Egypt, with
limited regulation mandating environmental standards.
While the primary concern for many buyers – and hence
developers – continues to be price, the reduction of
energy subsidies and the rising cost of gas and electricity
have created a cost rationale for the integration of solar
power and other energy-efficiency measures.
However, ongoing concerns about inflation and the
falling value of the Egyptian pound may slow progress

in the rollout of sustainability measures in the industry.
Notwithstanding these and other short-term headwinds,
there is a general consensus among stakeholders that
digitalisation and sustainability will continue to grow in
importance in the sector over the long term.
There have been some innovative developments to date.
Local design and building company Hand Over is a leader
in sustainable construction. Employing a technique
known as rammed earth construction, which uses ecofriendly materials such as gravel, mud and sand, plus a
small amount of cement, the company has constructed a
number of sustainable buildings across the country. The
technique has been proven to reduce heat and dampness
in buildings, leading to an estimated 30% reduction in
carbon emissions on the back of lower energy use.

Egypt ranked 31st out of 165 countries in the most
recent iteration of the Sustainable Development
Index, released in 2019

It ranked third in the MENA region, behind
Algeria and Jordan

According to the index, Egypt’s per capita CO2
emissions stand at 2.4 tonnes, with a material
footprint per capita of 4.9 tonnes
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Clear vision
Ahmed Zaki Abdeen, Chairman,
Administrative Capital for
Urban Development
Which strategies are being employed to ensure
that the New Administrative Capital (NAC) attracts
residents and serves their needs?
ABDEEN: The NAC is an undertaking that aims to boost
and diversify Egypt’s economy, while helping to accommodate a rapidly expanding population. It will be home
to up to 6.5m residents upon completion, and promises
to deliver services that will ensure a high quality of life.
Accordingly, the NAC provides a high level of security
via smart technologies installed within city infrastructure so that each resident will feel safe. In addition,
pedestrian and bicycle routes across the city will provide people with opportunities to exercise. The integrated transport system will also be of great benefit to
the residents of, and visitors to, the NAC. All utilities and
transport options will be managed via one contactless
card to make the daily routine of residents easier.
Furthermore, the city has been designed to a very
high environmental standard, with 40% of the total
space dedicated to gardens and green areas, and solar
panels on the roofs of buildings to generate green
energy. These aspects of the smart city are designed
to increase the well-being of Egyptians living there.

How do you expect the development of the NAC to
contribute to the creation of new norms around
urban planning for other cities?
ABDEEN: The government considers the NAC to be a
model for fourth-generation cities in various governorates. Applying the latest technologies to manage
utilities, transport, security and more will be a reference for other cities under construction across Egypt.
Having a bank of ideas and technology applications
gained from experience in building the NAC is a major
benefit for the planning of other new cities.
When people see that there is a way to facilitate a
certain aspect of their life, they will ask for it in all new
cities. This higher level of expectation and demand will

drive urban development companies and architects
to take these criteria into consideration for other
fourth-generation cities. This will attract global experts
to offer their experience in developing sustainable
cities, and ultimately create a society that embraces
sustainability and technology.

To what extent is the construction of these new
cities a driver of economic growth in Egypt?
ABDEEN: The construction and real estate sectors are
major drivers of growth, in part due to the network of
people working in the field. Building a new city opens
up opportunities for engineers, architects, manual
labourers, real estate developers, transport companies
and others. More broadly, such a project motivates all
sectors of the economy to capitalise on the opportunities that new cities present. The NAC, in particular,
is envisioned to be a centre for trade and commerce,
which will attract new businesses and foreign investment to benefit the whole of the Egyptian economy.

In what ways has establishing the NAC as a smart
city affected construction, and how can integrating
smart technologies improve city management?
ABDEEN: The NAC was planned to be a smart and
sustainable fourth-generation city from the beginning.
The government disseminated the smart infrastructure
codes to all real estate developers and contractors to
be included in the construction of their projects. As
of April 2022 the government district was almost fully
complete; the central business district was approximately 50% complete and the six residential districts
ranged from 70% to 95% complete. Therefore, the
first phase as a whole was 65% finished. City utilities
will be managed from the City Operating Centre, and
the Command and Control Centre will monitor the city
through the use of high-tech cameras and data analytics to ensure full security for residents and their assets.
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Future of Existing Cities
Even as the NAC and other fourth-generation cities are
being built with new and advanced technologies to address
social problems such as traffic, the authorities recognise the
importance of making improvements to existing urban areas
by responsibly using resources. Cairo and Alexandria remain
Egypt’s main population centres, and are expected to play this
role for the foreseeable future. In parallel to the new cities’
offering in terms of transport, housing and attractions, officials
are addressing the needs of existing cities.
There are several such projects under way or in the pipeline
in Alexandria. The efforts build on the success of the City
Development Strategy for Sustainable Development, the
second phase of which ran from 2005 through to 2009. The
programme promoted coordination among government actors
at the local and national level, international institutions, NGOs,
philanthropists and the private sector to meet a range of
infrastructure goals. Backed by €250m in funding from the
European Bank for Reconstruction and Development, the
approach to urban renewal has mirrored the success of other
city centres that have completed comparable redevelopment
programmes, such as Medellín, Colombia.
The focus on urban development is reflected in increasing
levels of public investment: in FY 2020/21 the government
allocated LE16.6bn for 279 projects in Alexandria, up 35% in
value from the previous fiscal year. The FY 2020/21 financing
included LE3.3bn for higher education infrastructure, LE2.7bn
for housing development and LE1.8bn for transport.
In Cairo, meanwhile, the authorities are working to address
the city’s main constraints – namely, congestion and a lack of
public spaces – with several projects. One of these is Mamsha
Ahl Masr, a two-level promenade on the Nile Corniche to give
residents better access to the waterfront and recreational
spaces. The first phase of the walkway, spanning 1.8 km,
opened in March 2022 at a cost of $45m. The completed
project, built by the Engineering Authority of the Armed Forces,
will feature 54 km of developed area on the east and west
banks of Cairo and neighbouring Giza.
In addition, Cairo’s densely populated Downtown has benefitted
from an initiative backed by the national government known as
the Maspero Triangle district. The area has traditionally been
known for its informal settlements and lack of public services,
but the authorities allocated LE1.8bn to redevelop 40 feddans
with new residential, commercial and retail offerings. The
project was approximately 80% finished as of June 2021 and
was nearing completion at the time of publication.
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Construction Outlook
In light of strong recent and projected demographic
growth, Egypt has been scaling up public infrastructure
investment in the years since 2014. The country’s rapidly
expanding population is concentrated in areas around
the Nile Delta, which has put additional pressure on the
national transport infrastructure network.
A 10-year transport development plan, spanning 2015 to
2024, aims to transform the country into a major global
centre for transport and logistics at an investment cost
of roughly LE1.67trn. The programme covers six main
areas of the transport network: tunnels and electric
traction (LE837bn); roads and bridges (LE474bn); railways
(LE225bn); maritime transport (LE115bn); dry ports and
logistics (LE15bn); and river transport (LE3bn).
In the nearer term, additional project awards expected
in 2022, according to local media reports from January
of that year, include a civil works package linked to
the LE6.3bn Cairo Metro Line 4 project. In addition
to promoting more efficient and sustainable urban
development, these infrastructure projects should help
Egypt leverage its strategic location.
In terms of ongoing development of power and utilities
infrastructure, at a time of increasing global concern
surrounding both energy and food security, projects that
focus on both hydrocarbons and renewables will serve to
bolster the country’s overall energy capacity. In parallel,

new projects aimed at increasing the efficiency of the
agriculture sector and optimising water usage will also
be of significant national interest given Egypt’s current
economic and demographics trends.
“Non-residential projects are now a strong part of
developers’ operations given the government’s objective
to upgrade Egypt’s infrastructure in line with Egypt Vision
2030,” Mohamed Ibrahim Mahlab, CEO of local contractor
Rowad Modern Engineering, told OBG.
The 10.2% annual growth expected in the construction
sector between 2022 and 2025 intersects with increasing
awareness of the importance of adopting sustainable
methods and practices in the industry. This is especially
relevant given Egypt’s presidency of the 2022 UN Climate
Change Conference, to be held in Sharm El Sheikh in
November, which is set to focus on mitigation, adaptation,
loss and damage, and finance – some of the issues most
central to Egypt’s environmental and economic agenda.
In another development with implications for construction,
in January 2022 Egypt revealed plans to bid to host the
2036 Olympics. If successful, it would mark a first for
Africa and the Middle East, and put increased focus on the
construction of transport infrastructure, accommodation
and hospitality, as well as sporting venues. Such a pipeline
would further raise the industry’s competitiveness as the
region continues to recovery from the Covid-19 pandemic.
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Case Study

Technology is a key component of efforts to develop
Egypt’s infrastructure and build a series of new cities.
Both priorities tie into a wider strategy of digitalisation,
with the government seeking to increase efficiency
and promote good governance through digital transformation. The wider adoption of digital tools across
the economy will help unlock growth and facilitate
business operations in a similar manner to investment
in other infrastructure, such as roads and rail. One of
Egypt’s strengths in terms of digitalisation is the availability of talent and the size of the young generation
entering the workforce. This knowledge base will help
Egypt in its digital transformation.
Cisco entered into a series of partnerships with the
Egyptian government starting in 2011. For example,
in 2018 the two parties signed a memorandum of
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”

Cisco, a US multinational technology company, entered
the Egyptian market in 1999. The company works with
partners including government entities, telecommunications service providers and the private sector to
implement projects across a range of sectors. It has
also implemented a series of corporate social responsibility initiatives, including the Cisco Networking Academy. The firm has invested $34m in the endeavour to
train 200,000 individuals on a range of courses related
to technology and programming.

One of Egypt’s strengths in
terms of digitalisation is the
availability of talent and the size
of the young generation entering
the workforce. These factors will
foster digital transformation.

”

understanding for a nationwide digitalisation investment programme that aims to assist the government
in efforts to accelerate digital transformation.
Another area in which Cisco is active is cybersecurity,
which has become increasingly important as governments and businesses digitalise their operations. This
transition is making a growing volume of sensitive information and data accessible online. The segment will
become even more crucial with the wider adoption of
the internet of things in smart cities, as it will be possible
to control physical infrastructure digitally.
The fourth generation of new cities– including the
New Administrative Capital (NAC) – are smart cities
that will use digital technologies to connect, protect
and enhance the lives of residents through the use
of sensors, cameras and other innovative tools. These
technologies can help city officials address problems
more quickly and efficiently than in traditional cities: a
water leak in a smart city can be discovered right away
by a sensor, for instance, whereas in other areas it may
only be detected months later in a physical inspection.
This not only benefits the environment by saving valuable water resources, but also saves money. “Egypt
has been thoughtful in its deployment of technology,
integrating new tools into the design of the NAC from
the first stages,” Ayman Elgohary, managing director of
Egypt, North Africa and the Levant for Cisco, told OBG.
“The tech infrastructure of the new capital has been
designed with an eye to the evolution of technology, and
with the ability to adopt more advanced technologies
into the framework of the smart city at later stages.”
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Road Infrastructure
Public investment in construction, 2016-21 (LE bn*)
2015/16
2016/17
2017/18
2018/19
2019/20
2020/21
0

5

10

15

Transport networks are at the heart of Egypt’s
infrastructure development plans. The construction of
new roads, motorways and bridges forms a large part of
the ongoing government’s infrastructure drive, which
is designed to stimulate the economy after years of
population growth and strained urban planning.
Under the 10-year transport modernisation plan, 30,000
km of new and developed roads are set to be completed
by the end of 2024. Additionally, in August 2020 the
Ministry of Transport stated that LE130bn had been
budgeted to build 1000 bridges and tunnels by 2024,
with around 60% of works completed at the time of the
announcement. For its part, the LE175bn National Roads
Project, rolled out in 2014, added around 7000 km of new
roads between 2014 and 2020, bringing the total road
network to an estimated 120,000 km in 2021.
Altogether, the Egyptian government is projected to invest
more than LE1trn in the development of the national
road network in the decade to 2024, and has also been
involving private players to fund expansion.
As a result of this infrastructure push, Egypt’s global
ranking in the World Economic Forum’s Road Quality Index
rose by 90 places from 2014, when it ranked in 118th, to
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2019, when it was 28th, with a 41% drop in road accidents
and a more than 50% reduction in injuries and deaths.
The bulk of road and motorway projects have been
concentrated around the New Administrative Capital,
located some 35 km east of Cairo, along with other new
cities and urban centres. In January 2022 Prime Minister
Mostafa Madbouly announced that an additional LE33bn
had been earmarked to build 1350 km of roads in new
cities in order to attract residents and investment and
create employment opportunities.
With Cairo continuing to grow and more roads being
built in and around the city, the twin issues of congestion
and pollution will likely remain, albeit abated by recent
infrastructure developments. As part of a wider initiative
to encourage public transport use and ease traffic,
in May 2021 the government signed a memorandum
of understanding with a consortium of local and
international companies to begin the development of
the Bus Rapid Transit (BRT) project on the Cairo Ring
Road. Part of a larger upgrade and expansion of the road
from four to seven lanes in each direction, at a cost of
LE21.5bn, the BRT project will include around 100 rapid
buses, multiple routes and stops, an e-ticketing system
and integration with other transport modes.
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Well connected
Essam Wally, Chairman, National
Authority for Tunnels
What role does the government envision rail playing in the wider transport strategy?
WALLY: Egypt is currently investing heavily in railways following a period of transport investment
that prioritised expanding the country’s network of
roads and bridges. The effects of the investment in
roads and bridges are visible across the country, but
are probably most evident in lower levels of traffic
congestion in and around Cairo in recent years.
It should be noted that Egypt was the first country
in the world to introduce rail after Britain, so there
is a long tradition of rail transport in Egypt. Today,
we are seeing significant progress in strengthening
the country’s rail networks. There are several major
rail projects under way, namely the Cairo Metro,
where trains are being modernised and lines rehabilitated, extended and developed; the high-speed
electrified rail line that will connect Ain Sokhna to
the New Administrative Capital and Alexandria; and
the monorail connecting 6th of October City to Giza,
Nasr City and the New Administrative Capital. The
high-speed rail, which will form a 1800-km network,
and the monorail each require $4.5bn in investment.
It is important to recognise that these lines will
not only improve the mobility of Egyptians, but also
contribute significantly to the movement of raw
materials and finished products. Like the Suez Canal – which is a key infrastructure asset, supporting
the global movement of goods – these rail networks
will improve the logistics infrastructure of the country to provide a foundation for greater trade and
value-added manufacturing. Maritime transport is
another important area of investment that connects
with rail and industrial zones to bring Egypt closer to becoming a leading logistics nexus between
Asia, Africa, Europe and the Middle East. Indeed,
the pressure on global supply chains seen in 2020
and 2021 due to the Covid-19 pandemic highlights
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the importance of the efficient movement of goods
and materials to economic expansion.

How do issues like affordability shape Egypt’s
plans to become a regional centre for logistics?
WALLY: Around 5.5m citizens use the metro and
railways on a daily basis, while the vast majority of
goods transit the country by road. Investment in rail
will shift a significant portion of the transport burden
from roads to rail so that eventually rail will accommodate the movement of 30m people daily. Naturally,
affordability is an important issue, particularly from
the perspective of individual riders. However, the
return on investment of these rail networks is their
significant impact on the wider economic growth
that stems from efficiently connecting workers to
jobs, materials to factories, and products to markets
so we do not need ticket prices to recoup the cost of
investment. Freight fees will contribute considerably
to revenue as well. This is our strategy to make economic activities support the operation of rail lines.

To what extent do transport sustainability and
efficiency factor into investment decisions?
WALLY: These are important topics when thinking
about how to improve Egypt’s transport infrastructure and position it as a logistics hub in the region.
Cost and efficiency are at the centre of a lot of business decision-making, so ensuring that an investor
will have efficient access to materials or will be able
to reach export markets easily supports private
investment. By investing in rail and reducing the
burden on roads, Egypt is bolstering its sustainability
credentials. Rail is a fast, safe and environmentally
friendly form of transport that reduces pollution.
Strengthening rail networks between industrial
zones, ports and cities will improve Egypt’s competitiveness as an investment destination.

Part 3: Mega-Projects

Rail and Urban Mobility
At nearly 10,000 km in length, Egypt’s rail system is one of
the largest in the Arab world and plays a fundamental role
in passenger, freight and logistics transport. The Egyptian
National Railways (ENR) network transports approximately
500m passengers and 6m tonnes of goods annually.
In line with the infrastructure funding push, the ENR
announced a $10bn investment in the rail network in
2014, and, according to a 2020 report from GlobalData,
investment in the rail project pipeline stood at
approximately $50bn that year, with 45% used to finance
current projects. To make up the financing gap and attract
more private capital for development, the government
liberalised the railway sector in 2018 and abolished the state
monopoly on rail ownership and operation – opening up
access for private sector development on projects.
The largest rail project under way in the country is the
$23bn, 1800-km high-speed electric railway. The first phase,
worth an estimated $4.5bn, was awarded in January 2021
to Germany’s Siemens, in partnership with Egypt’s Orascom
Construction and the Arab Contractors.
The 660-km stretch will run from Marsa Matrouh and
Alexandria on the Mediterranean Sea to Ain Sokhna on the
Red Sea, passing through the New Administrative Capital.
The first connection is expected open in 2023 and transport
more than 30m people per year, reducing travel times by
some 50%. Another three railway lines, being developed at a
total cost of $14bn, are due to become operational in 2022:

500m

passengers transported
by Egyptian railways per year

a 700-km Cairo-Luxor line; a 300-km Luxor-Hurghada line;
and a 210-km Alexandria-Cairo section.
In terms of metro systems, the Cairo Metro – whose three
lines, 74 stations and nearly 90 km of tracks transported up
to 3.5m passengers per day in 2019 – is in the process of
upgrading existing lines and constructing three new ones
with the help of private and foreign investors.
In November 2020 a contract was awarded for the
construction of the first phase of Line 4, which will span
19 km and 16 stations, and is set for completion in 2024.
Lines 5 and 6 are still in the planning phase and will span 20
km and 19 km, respectively. In Alexandria, meanwhile, the
government announced plans in September 2020 to develop
a new 45.5-km, 18-station metro system at a cost of $2.5bn.
Another project aimed at improving urban mobility for
citizens and reducing traffic is the monorail rapid transit
system, first announced in mid-2019. The €3bn project,
partially funded by the government, is being designed,
built and operated by France’s Alstom and Egypt’s Orascom
Construction and the Arab Contractors, and will consist
of two lines. The first will connect East Cairo to the New
Administrative Capital with 22 stations and a depot line,
at a length of 54 km. The second will connect the Giza
Governorate to 6th of October City with 12 stations and a
depot, measuring 42 km. Upon completion in 2023, it will
be the world’s longest monorail system with the capacity to
transport 45,000 passengers per hour in each direction.

6m tonnes

9570-km

of freight carried annually
by Egyptian railways

1800-km

new high-speed railway
network to be built

Infographic source: Siemens

660-km

rail network
as of early 2022

new railway connecting the
Red Sea and the Mediterranean

15%

increase in freight capacity
expected from the new railway
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Case Study
”

Alstom is an international manufacturer operating in
rail transport across the digital mobility, infrastructure,
rolling stock, services, signalling and systems segments.
A partner in Egypt’s railways since 1971, Alstom participated in the development of its main lines in the 1970s,
delivered the first fleet for Cairo Metro Line 1 in the
1980s, and was subsequently involved in the development of Cairo Metro Line 2 and 3. Today Alstom employs
approximately 500 people in Egypt and is participating
in several projects as part of the ongoing investment
drive to upgrade the country’s rail infrastructure.

The many rail projects and
investments outside of Cairo
are expected to contribute to
wider efforts to extend economic
opportunities and growth to the
country’s new cities, smaller
cities and more rural areas

“The government recognises the importance of rail
infrastructure, which can act as backbone support
for economic growth by improving the efficiency of
trade and logistics, as well as contribute to the quality
of life in the country’s largest cities,” Ramy Salah El Din,
managing director of Alstom Egypt, told OBG.

driverless monorail system in the world. Alstom is a
member of the consortium that will deliver the project,
which is set to be inaugurated in 2023. By developing
the NAC’s transport infrastructure from the outset, it
will be able to support the commutes of employees of
businesses that are essential to residents.

While investment in expanding the road network has
reduced congestion, Cairo continues to be one of the
world’s fastest-growing cities, and the New Administrative Capital (NAC) will require large numbers of
commuters to move easily between Cairo and the NAC.
Egypt has undertaken the development of a two-line
monorail rapid transit system. The 54-km line will connect the NAC with East Cairo, while the 42-km line will
connect Giza to 6th of October City, forming the longest

In addition to expanding its rail network, Egypt has
targeted investment to improve efficiency and safety.
Digitalisation and the implementation of increasingly
advanced technology, particularly in the areas of
automation and signalling, have the ability to produce
significant positive impacts. Alstom is carrying out a
modernisation project on the Beni Suef-Assiut line,
including the installation of signalling, power, telecoms
and trackside equipment for the transition to European
Train Control System L1. At the same time, digitalisation
can improve both connectivity for passengers and
logistical data for decision-making.

”

Launched in 1987, Cairo Metro Line 1 is Egypt’s oldest
and moves approximately 1.5m passengers per day. As
part of plans to upgrade this line, the National Authority
for Tunnels engaged Alstom to provide 55 metropolis
trains, and the firm signed an eight-year maintenance
contract that will improve safety and comfort while also
boosting energy efficiency. “We will continue to see
significant investment in rail development projects over
the next 10-15 years,” Salah El Din said. Importantly,
the many projects and investments outside of Cairo
are expected to contribute to wider efforts to extend
economic opportunities and growth to the country’s
new cities, smaller cities and more rural areas.
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Ports and Maritime Infrastructure
LNG exports by destination, 2020
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With approximately 90% of Egypt’s international trade
volume dependent on maritime transport, the country has
been working to upgrade and fortify its ports, digitalise
trade services to speed up Customs procedures and develop
multi-modal logistics facilities to combat ongoing supply
chain challenges domestically and further afield.
Among the major port projects under way is the expansion
and upgrade of the country’s largest, Alexandria Port, which
handles some 65% of trade. A new multipurpose terminal
and deeper berths will increase the port’s annual capacity
from 66m to 100m tonnes, and increase storage space to 1m
sq metres once completed in 2024. The work will also see an
increase in the number of containers processed each year,
from 1m to 2.5m, as well as shorten wait times for ships.
Plans are also in the works for the eventual integration of the
El Dekheila and El Max ports with Alexandria Port, making it
the largest port on the Mediterranean Sea with more than
87 terminals and extending almost 25 km.
Meanwhile, a LE10bn expansion and upgrade project at Port
El Sokhna on the Red Sea, which includes the construction of
a 350,000-sq-metre container yard, will increase its capacity
to more than 1m containers per year upon completion

Graph source: US EIA

in 2023, making it the largest port on the Red Sea. This
expansion project will ultimately link the port to Egypt’s new
high-speed railway line. Elsewhere, upgrades were recently
carried out at Damietta Port to turn it into a centre for
transit containers on the Mediterranean.
At 193 km in length, the Suez Canal is one of the world’s
busiest waterways, accounting for around 12% of global
shipping traffic. It is a key logistics gateway to Europe for oil
and gas, commodities and consumer goods from Asia and
the Middle East, as well as a major source of government
income via transit fees. In 2021 the Suez Canal’s revenue
reached some $6.3bn, up from $5.6bn in 2020 and the
highest in its history, despite the Ever Given blockage in
March and the disruption of the Covid-19 pandemic.
According to the Suez Canal Authority (SCA), nearly 19,000
ships passed through in 2020, averaging 51.5 per day. A
$10bn mega-project is under way to expand, widen and
deepen the canal, including extending a second channel and
enlarging the southernmost 30 km of the canal – where the
Ever Given was grounded – by 40 metres. This is expected to
increase its capacity to 97 ships per day and raise its revenue
to $13bn annually. In January 2022 the SCA announced that
the project was expected to be completed in mid-2023.
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Hydrocarbons and Biomass
Between mid-2014 and mid-2021 the oil and mineral
wealth sector accounted for the greatest share of total
and completed projects in the country, with LE1.1trn
spread across 326 projects; 97 of the projects had been
completed and another 229 were under way, worth a
combined LE47bn, as of FY 2020/21.

Crude oil & condensate exports
by destination, 2021

More broadly, and against a backdrop of uncertainty
regarding hydrocarbons availability and prices, Egypt is
carrying out five large-scale refining and petrochemical
developments. With a combined value of around
$14bn, the projects seek to achieve self-sufficiency in
petrochemicals by 2023. In October 2021 Egypt’s Enppi,
Petrojet and Assiut Oil Refining Company signed a
LE6bn memorandum of understanding to construct an
atmospheric distillation unit to expand refinery output,
with a capacity of 5m tonnes of crude per year.
The SUMED pipeline, which was expanded in 2015,
is Egypt’s principal route for transporting oil and
liquefied natural gas. The Suez Canal also provides a
key link for maritime shipping from North Africa to the
Mediterranean Sea and onwards to Asia.
Construction began on a new gas pipeline in the Western
Desert, in the west of the country, in October 2021,
according to statements from the Ministry of Petroleum
and Mineral Resources. The Egyptian General Petroleum
Corporation is managing the construction of the pipeline,
which is expected to transport approximately 15m cu
feet of gas per day upon completion.
In February 2021 Egypt and Israel announced plans
for a new subsea pipeline to double the volume of gas
imported from Israel. Since 2020 gas has been arriving
through an offshore pipeline that connects overland in
the Sinai Peninsula; it can then be liquefied at facilities in
Idku and Damietta for re-export to Europe or Asia.
The two countries are courting investment from
international oil companies to build the new pipeline –
running from Israel’s Leviathan offshore field with an
estimated capacity of 10bn cu metres per year – within
the next two years, according to statements from Israel’s
minister of energy to industry media.
There is also potential to develop Egypt’s biomass
energy segment, given the approximately 35m tonnes
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of agricultural waste generated in the country each year,
which could be used to produce biofuel. Using biomass
to generate electricity in Egypt has been prohibitively
expensive to date, which has limited investment interest in
the industry; however, in 2021 the government announced
a $2bn investment to develop new biomass power plants
in the country, supported by the Egyptian Company for
Solid Waste Recycling, Empower Energy, Global Knowledge,
China Power International Development and Shanghai
Electric Group. Each host governorate will provide waste
to be processed free of charge, and the new plants are
expected to have the capacity to transform approximately
600 tonnes of waste into electricity each day.

Graph source: US EIA
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Viewpoint
Sayed Farouk, Chairman and
CEO, The Arab Contractors
In the face of unexpected challenges such as the Covid-19
pandemic, adaptability and having a diversified portfolio
of projects across the engineering, procurement and
construction segments have contributed to resilience. It is no
surprise that the pandemic negatively affected many of the
opportunities that would have normally been present in Egypt.
The low oil price environment after the initial outbreak of
the virus affected some tenders and the pipeline of projects.
However, it has also led to new opportunities for companies
that were able to reallocate their resources effectively. Certain
mega-projects have been prioritised by the government due
to their economic effects. In the short term they create jobs
and demand for services and building materials, while in the
long term the infrastructure supports private sector growth in
areas such as manufacturing, logistics and retail.
Despite the measures taken to mitigate the spread of the
virus, priority projects under way across a variety of sectors
continued without significant disruption during 2020 and
2021. Following on the prioritisation of the road network,
there is now a push to expand Egypt’s rail network to support
the development of new cities and the country’s position as
a logistics centre in the region. The Arab Contractors, along
with a number of local and international construction and
engineering firms, is working to strengthen Cairo’s public
transport system, namely Line 3 and Line 4 of the Cairo Metro.
Other significant projects that have been undertaken recently
include the construction of tunnels crossing the Suez Canal
at Port Said, as well as the Parliament building in the New
Administrative Capital, which is a mega-project in its own right.
In order to achieve an accelerated timeline while ensuring
projects are completed in line with international standards, it
has been necessary for construction companies to invest in
technology, human resources and high-quality inputs.
Due to the series of mega-projects carried out in Egypt
in recent years, significant value has been added to local
construction firms and a depth of knowledge has been
developed for exporting engineering and construction
services. There are many opportunities throughout the MENA
region and across the African continent as work to strengthen
infrastructure is set to accelerate over the next 10 years.

Due to the series of
mega-projects carried out in
Egypt in recent years, significant
value has been added to local
construction firms and a depth of
knowledge has been developed
for exporting engineering and
construction services

The Egyptian companies that have developed resources and
experience through the completion of these projects are in
a position to offer their services at a competitive price when
compared to international firms. Indeed, local firms are now
in a better position to compete because foreign companies
that drive down their prices often put healthy profit margins
at risk. Nonetheless, foreign companies with experience in
mega-projects still pose a competitive challenge to local
players. Certain countries are also investing significantly in
their domestic construction sectors, and this has highlighted
the influence these countries can have on materials prices due
to the extent of their operations both at home and abroad.
It is important that companies in the local construction
sector take a forward-looking view when planning for both
individual projects and long-term growth plans. For risks
such as raw materials inflation, contracts that include fair
pricing adjustments can enable large projects to be completed
both on time and on budget, as it is possible to adjust prices
should they increase. However, there is still an inflationary
risk because these clauses are not automatic. Such risks have
become more pronounced in the wake of Russia’s invasion of
Ukraine, which has had cost implications for petroleum and
other commodities integral to the construction supply chain.
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Viewpoint
Waleed Abdel Fattah,
Senior Vice-President and Managing
Director for Africa, Hill International
Egypt has become a regional leader in the construction
sector, surpassing the UAE and Saudi Arabia in recent years as
the country that undertakes the most projects to strengthen
its infrastructure in urban areas and across sectors. This is
especially pertinent as the development of a series of new
cities and the New Administrative Capital (NAC) has gathered
pace. The construction of these cities builds on a strategy of
investing in roads, bridges and power generation that began
in 2015, which is creating the underlying infrastructure to
support an economy centred on industry. Given the rapid
rate of population growth in Egypt, in the long term, a private
sector-led economy focused on manufacturing and exports
will be necessary to support the required level of job creation
and raise living standards across the country.
At the same time that this push to improve infrastructure is
under way, the government has unveiled an ambitious set of
economic and regulatory reforms designed to attract investment and improve the business environment. These reforms
turned out to be well timed, assisting the country in navigating the Covid-19 pandemic. Egypt was able to post positive
GDP growth in 2020, and the number of ongoing construction
projects has continued to create jobs and drive demand for
building materials. It is clear from the pipeline of projects that
the construction sector will be a cornerstone of the economy
in the medium term and perhaps beyond.
A number of major projects under way are centred on expanding rail infrastructure to strengthen logistics connectivity
between ports, cities and industrial areas. Although Egypt
was one of the first countries to build a national rail network,
most cargo is transported by road. By improving rail and
logistics infrastructure, Egypt will be able to leverage its geographic location more effectively at a time when global supply
chains are under pressure. Moreover, stronger connectivity
to move goods and people efficiently is key to enabling new
cities to become vibrant urban centres.

The construction of new
cities builds on a strategy of
investing in roads, bridges and
power generation that began
in 2015, which is creating the
underlying infrastructure
to support an economy
centred on industry

peak capacity of 45,000 passengers per hour, connecting the
NAC and 6th of October City to the Cairo metropolitan area.
Additionally, the Cairo Metro is continuing to expand with the
construction of its third and fourth lines, and a high-speed
rail project is under construction to link Ain Sokhna on the
Red Sea to Alexandria on the North Coast, passing through
the NAC and 6th of October City.
In addition to spurring transport and logistics projects,
the NAC and other new cities are the source of numerous
initiatives that will serve sectors across the economy – from
health and education, to housing and retail. Hill International
is working to support the development of these cities, and is
involved in the construction of several towers in the NAC.
The scale of many of Egypt’s construction projects has helped
to build the knowledge base of the country’s engineering and
construction talent pool, as well as the capacity of domestic
businesses to deliver projects on time and within budget. This
has created an opportunity for Egypt to export construction
and engineering services throughout the Middle East and
Africa – regions which are set to see significant investment in
transport and other infrastructure over the coming decades.

www.oxfordbusinessgroup.com

For example, the Cairo Monorail – a project managed by the
National Authority for Tunnels, for which Hill International is
providing management services – will be the longest monorail
system in the world upon completion. The two lines will have a
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Renewable Projects
Renewable energy capacity, 2020
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SOLAR: The solar power industry has grown substantially
since the inauguration of the first solar farm in 2014, Benban
Solar Park, with an eventual capacity of 1650 MW. Benban is
one of the largest solar photovoltaic (PV) parks in the world,
situated in Aswan and along the so-called global sunbelt.
Egypt gets 2000-3000 KWh per sq metre in direct solar
radiation a year, and cumulative solar PV capacity is set to
increase from 2.02 GW in 2020 to 7.71 GW by 2030.

HYDRO: Egypt harnessed the hydroelectric power of
the world’s longest river – the Nile – decades ago when
it constructed the Aswan Dam. However, in response to
the Grand Ethiopian Renaissance Dam (GERD) that was
completed in Ethiopia in mid-2020, the country plans to
overhaul the hydropower stations of its dams in the Aswan
Governorate to improve efficiency. A dozen turbines will
be replaced at the Aswan High Dam, as well as seven in the
Aswan Low Dam, at a combined cost of $48m. The project is
being financed through a loan from Germany’s Ministry for
Economic Cooperation and Development. At present, the
Aswan High Dam power station has a generation capacity of
about 2100 MW, but some estimates suggest this could drop
by 10% to 20% as a result of the completion of the GERD.

WIND: The average wind speed in the Gulf of Suez is around
10.5 metres per second, making it ideal for offshore wind
energy projects. Egypt aims to increase its cumulative
onshore wind capacity from 1.39 GW in 2020 to 5.64 GW in
2030. Most wind power plants are operated by the New and
Renewable Energy Authority, with one private 250-MW wind
farm: the Siemens Gamesa Lekela’s West Bakr farm in the
Gulf of Suez began operations at the end of 2021. In October
2021 the Ministry of Electricity and Renewable Energy and a
consortium of foreign energy firms signed two agreements
to establish a 500-MW wind farm in the Gulf of Suez.
Estimated to cost $600m, the farm is expected to become
operational by 2024, providing 1100 direct jobs.

NUCLEAR: Nuclear power operations are expected to
commence in 2027, as the Nuclear Power Plants Authority
(NPPA) opens its El Dabaa facility, the country’s first nuclear
complex. El Dabaa, to be located in the Matrouh governorate
on the Mediterranean coast, will be built over eight phases.
The NPPA has also announced the construction of a second
nuclear plant, with six reactors planned between the two
facilities. Nuclear capacity is expected to reach 1.1 GW in
2027 and rise to 3.3 GW by 2030, with the new industry to
provide around 9000 direct jobs. However, Russian state
nuclear company Rosatom’s role as the lead contractor for
the project may raise questions about its timeline, following
Russia’s invasion of neighbouring Ukraine in early 2022.

Some 538 electricity and renewable energy projects were
completed from mid-2014 to mid-2021, with a value of
LE387bn; another 43 projects were under way as of FY
2020/21, worth LE88bn. By 2035 Egypt aims to produce 42%
of power from renewable sources, up from 20% in 2022.

Graph source: IRENA
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Industrial Real Estate
Industrial real estate has been a mainstay of Egypt’s economic
development for decades. Over time, industrial developments
have shifted from cities such as Al Sadat City and 6th of
October, to large-scale zones that host one manufacturing
segment – for example, the $2.2bn textile complex in Al
Sadat City. In 2014-21, 17 such complexes in 15 governorates
were established, with LE10bn in investment. These included
the 200-ha leather zone in Al Rubiki and a 125-ha furniture
zone in Damietta, while a 3m-sq-metre textile zone was
under construction as of mid-2021. According to the General
Authority for Investment and Free Zones (GAFI), as of
February 2022 there were 127 economic zones across Egypt.

There are four industrial zones in SCZone focusing on a variety
of manufacturing segments. While maritime-related services
are a major draw, the zone authorities are working to attract
investment in medium, light and heavy industry, and highervalue-added activities like renewable energy components and
ICT, in addition to pharmaceuticals, agri-business, garments
and textiles, and consumer electronics. Upper Egypt hosted
nearly 40% of industrial complexes in 2018, accounting for 50
out of 114 facilities at the time. This has expanded in the years
since, with 20 nearing completion as of December 2021.
Bolstering both real estate and industry has been a key
priority for the government’s post-pandemic recovery
strategy. In 2021 alone 1500 new factories came on-line
across the country, with 14m sq metres of industrial land
offered to investors. These developments added 1657 units of
industrial space at a cost of LE4.7bn. Moreover, in December
2021 six complexes were launched aimed at encouraging
small investors to obtain units, with incentives such as waiving
application costs; granting 10-year leases, subject to renewal;
and a six-month rent grace period.

Egypt has nine, mostly mixed-use, public free zones in which
investors can take advantage of specific incentives and
privileges. Meanwhile, according to GAFI, there are 205
projects that operate under private free zones. In JanuaryApril 2021 GAFI approved 13 free zone projects, with $748m
in investment, and in September and October of that year 10
projects at free zones, totalling $148m, were approved.
The primary special economic zone is the Suez Canal
Economic Zone (SCZone), which was created in 2015 and
spans more than 460 km and four ports. Its aim is to become
a major global investment centre by leveraging its location as
the gateway to Africa. To attract direct investment, foreign
firms located in the zone are exempt from Customs duties and
sales tax on imports, and 100% foreign ownership is allowed.

The government has indicated plans to expand further. In
June 2021 the authorities announced plans to establish three
industrial cities and 17 complexes for small industries. The
LE10bn programme will cover 15 governorates, with the
facilities set to come on-line by 2028. The new cities will house
5046 industrial units, creating 48,000 direct jobs.

Targeted industries

Bunkering services

Rolling stock

Petrochemicals

Logistics

Casting

Pharmaceuticals

Textiles

Agri-business

Electric batteries

Solar panels

Data centres

Building materials

36

Egypt New Cities & Mega-Projects Focus Report

Infographic source: SCZone

Part 3: Mega-Projects

Water and Agriculture
Public investment in agriculture, water & sewerage, 2016-21 (LE bn)
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One of the primary structural challenges for Egypt’s
development is water availability. Against this backdrop,
Africa’s largest hydroelectric project, GERD, is seen as
a major barrier to water supply; the country has argued
that it could reduce the flow of the Nile by up to 25% as
it fills. At the same time, the agriculture sector consumes
approximately 86% of available water resources – an
imbalance the government is planning to tackle through a
series of multifaceted national policies.
The government intends to rationalise and optimise water
usage through to 2037, while at the same time working to
secure securing alternative sources, at a cost of $50bn. It
is investing in desalination plants, groundwater-extraction
facilities and technologies for the reuse of treated
water, as well as transforming traditional flood irrigation
structures into more modern systems.
The share of treated wastewater rose from 50% of total
wastewater in 2015 to 68.7% in 2018, and more than 50
wastewater treatment plants are being constructed in
Upper Egypt, with a combined anticipated annual capacity
of 418m sq metres. Egypt is home to the Bahr Al Baqar
wastewater treatment plant, one of the largest in the
world and the biggest in Africa. Located in the north-west
of the country, the facility can process up to 5.6m cu
metres of wastewater per day, which is used to irrigate
140,000 ha of farmland along the Suez Canal.

Graph source: MPED
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Egypt has already initiated several projects aimed at
reducing the quantity of wastewater and establishing
new water sources. In 2020 it undertook a project to
line irrigation canals, with the goal of paving 20,000 km
of canals and saving around 5m cu metres of water per
year. As of 2020, 58 desalination plants were in operation,
processing 440,000 cu metres of water per day, with
another 39 additional plants in the offing.
In an effort to maximise Egypt’s existing water resources,
the long-stalled Toshka agriculture project, located in the
Western Desert, was recently revived by the government.
Originally inaugurated in 1997, Toshka was part of a
LE40bn investment programme in electricity plants and
water-pumping stations launched by the government
of then-President Hosni Mubarak in an effort to attract
investors from the MENA region. When investment
commitments fell short, the project was halted.
In 2020 President Abdel Fattah El Sisi earmarked LE6.4bn
for infrastructure development to restart the Toshka
project, which will support the cultivation of strategically
important crops such as wheat, maize and cotton. It will
also serve as the location for the MENA region’s largest
date palm farm. The farm is expected to cover nearly
15,000 ha with 2.3m date palms. If successful, the Toshka
project could increase Egypt’s total farmland by nearly
19%, from around 3.2m ha at present to 3.8m ha.
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Future Prospects

West Cairo and
New Cairo

4.5m sq metres

of projected commercial
gross leasable area in
Greater Cairo by 2025,
triple current levels

Middle- and upperincome segments

to see the most
growth in real estate

to drive demand for
residential units

The building of new cities will remain a key driver of
Egyptian construction activity from 2022 onwards, with
smart city technologies offering a route to sustainable
development aligned with the principles of Egypt Vision
2030. These mega-projects will enable productivity-driven
expansion for the country’s growing population and
accelerate progress towards long-term goals.
In an increasingly digital and interconnected economy,
the New Cities programme has come at a time when
efficiency, speed and connectivity are increasingly seen as
prerequisites to innovation and growth. This is exemplified
by the role the New Administrative Capital (NAC) is
anticipated to play in terms of both urban development
and infrastructure. By consolidating government entities
into a more concentrated geographic area, the NAC has
the potential to boost institutional linkages, leading to a
more efficient political economy. Its associated real estate
developments are also expected to drive quality, technology
uptake and sustainability in the sector.
Despite the economic shock of the pandemic, the real
estate sector is projected to see expansion in the medium
term. Through to 2025 the market should continue its
shift towards high-income, mixed-use retail developments
in areas such as East Cairo that feature outdoor spaces
and open shopping streets. At the same time, office
space is forecast to expand as foreign companies resume
operations after a brief pause in 2020 and early 2021.
Indeed, gross leasable area in the commercial segment is

expected to triple by 2025 to 4.5m sq metres in the Greater
Cairo area. Meanwhile, demand for residential units will be
concentrated in the middle- and upper-income segments,
with a 2021 report from real estate services firm Savills
predicting the most growth in West Cairo and New Cairo,
given that more central areas are already at capacity.
Elsewhere, industrial real estate remains a key
consideration as the country looks to boost its
manufacturing output post-pandemic. A series of new
industrial cities aim to bolster growth more equitably
across the country, supported by the underlying network
of infrastructure. Utilities will be a key piece of the
infrastructure puzzle for the coming decade. On the back
of growth in both hydrocarbons and renewables, Egypt’s
capacity to become a net energy exporter is promising
given global concern surrounding energy security. Water
is a similarly important consideration amid the uncertainty
associated with the construction of the Grand Ethiopian
Renaissance Dam, which has underscored the importance
of further water and utilities infrastructure development
for agricultural, residential and commercial use.
Taken together, these developments will provide a wider
growth base for the economy going forwards. In parallel
with key projects such as the Suez Canal Economic Zone,
Egypt will be well positioned to leverage its geographic
location, burgeoning industrial capacity and improved
infrastructure to participate more actively in global value
chains across an expanding range of industries.
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Future Prospects
In the context of Egypt’s long-term urban planning
strategy and sustained population growth, transport
infrastructure has the potential to unlock economic
growth and raise the standard of living for many residents
in previously underserved areas of the country.

and increase its investment appeal. “The acceleration of
digital solutions, including artificial intelligence, looks
set to present one of the construction sector’s most
significant developments over the short to medium term,”
Ehab Mokhtar, CEO of IDIA Architects, told OBG.

Continued collaboration between foreign and Egyptian
companies should help to future-proof connectivityrelated mega-projects, combining local knowledge and
skills with international best practices to ensure new
builds are both regionally and globally competitive.

Lastly, the 2022 UN Conference on Climate Change
agenda has triggered more in-depth conversation around
how sustainability can be incorporated into the urban
agenda, particularly within the Sustainable Development
Strategy Vision 2030. As the population continues to
expand and urbanise at a rapid rate, sustainability will
become more relevant for developers and policymakers.
This, against the backdrop of Russia’s invasion of Ukraine,
underscores the inherent development challenge for
many nations around the world, and Egypt in particular.

Other segments projected to see continued growth in the
coming years include technological advancements such as
building information modelling and modular construction,
which will help raise the industry’s global competitiveness
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Case Study
Al Ahly Leasing & Factoring Company (ALC) is a wholly
owned subsidiary of the National Bank of Egypt.
Operating since 2012, ALC provides flexible leasefinancing solutions to companies for all types of assets
required to develop and expand their business, as well as
factoring services that can help to improve cash flow and
collections, and control debt exposure.
Prior to the Covid-19 pandemic, in a relatively high
interest rate environment, increased demand for leasing
and factoring services in Egypt was driven by the need
for alternative financing and cash flow solutions. As
a range of fiscal and monetary policy measures were
introduced to help ensure economic stability during the
crisis, banks and non-bank financial institutions took on
a central role in supporting business continuity, backed
by the Central Bank of Egypt and the Financial Regulatory
Authority (FRA). By adding factoring to its services, ALC

is expanding its offerings in line with current trends.
There were 36 leasing firms and 29 factoring companies
registered with the FRA as of early 2022, with these
segments up 36% and 81%, respectively, as of end-2021.
The opportunity for growth in leasing and factoring is
supported by the scale of construction over the past
several years and the ongoing development of the New
Administrative Capital and other fourth-generation
cities. As these government projects are completed in
the coming years, the opportunity for leasing should shift
increasingly towards industry, where ALC is already seeing
rising private sector activity. Regulation has continued
to progress; as of March 2021 factoring companies have
been allowed to finance margin lending by brokerage
companies, adding new sources of funding and potentially
stimulating stock market activity. In March 2022 ALC
closed its first securitised bond issuance, worth LE747.5m.

Viewpoint
Tarek Kandil, Chairman and Managing Director,
Al Ahly Leasing & Factoring Company
Text
During the Covid-19 pandemic it was not possible for
companies to put together a three-year or five-year
plan as would usually be done, but now that visibility has
improved, it is possible to develop an ambitious mediumterm roadmap. The regulatory framework for leasing
and factoring has been improving in recent years, with
the regulator taking a hands-on approach that has been
sensitive to feedback from the private sector. At the same
time, the creation of a leasing federation has opened a
forum for feedback from the industry. Things are evolving
positively, allowing the government to avoid both underregulation and over-regulation. In parallel to this, there
has been consolidation among leasing companies, which
has improved the quality of services on offer.
Although the economy is currently being driven by largescale government projects, as these projects wind down it

will be necessary to shift towards private sector industry
and export-driven growth that can support employment,
building on recent economic reforms and infrastructure
development. Much of the industry is focused on
construction related to mega-projects – particularly
real estate developments and undertakings for the New
Administrative Capital and other new cities. Leasing and
factoring companies will increasingly prioritise valueadded manufacturing given the importance of these new
urban areas to Egypt’s long-term economic growth.
Meanwhile, we are noticing a mindset shift towards
entrepreneurship. Small and medium-sized enterprises
(SMEs) are growing in popularity, though they still make
up a small part of the leasing industry. We are beginning
to see some local SMEs emerge not only in the technology
and finance space, but also in value-added manufacturing.
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The new cities programme and the
series of mega-projects under way
are underpinned by Egypt’s economic
growth, as well as its consistent and
ongoing demographic expansion,
which is expected to continue apace
for the remainder of the decade.

The development of the New
Administrative Capital, the
centrepiece of the country’s future
urban planning agenda, will provide a
welcome opportunity to recalibrate
much of Cairo’s overstretched
infrastructure and housing.

In parallel to new cities, there are
comprehensive plans to develop
existing urban centres and
neighbourhoods, from Cairo to
Alexandria, to ensure they remain
central to the wider economic fabric.

Strategically important
infrastructure mega-projects are
crucial to achieving the dual aims of
easing congestion in existing cities
and laying the foundations for future
economic and urban expansion.

Sustainability is a growing concern
for construction and real estate amid
plans to host COP27. Fuelled by
collaboration with international
firms, local standards and
technologies are steadily improving.

In light of sustained construction
activity in Egypt, the country is
swiftly becoming a regional leader
across MENA in terms of the size,
scale and scope of projects both
under way and in the pipeline.
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