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Abstract

During the 19705 in Egypt, a decentralisation policy in regard to population

and industrial distribution and the enhancement of economic development, was

formulated. This policy was based on the creation of new towns in the desert

region, and it came into fruition with the designation of four new towns between

1975 and 1979 and six more during the 1980s. These were designated mainly to

attract part of the overspill population from the traditional urban areas, absorb

part of the internal migration and help in expanding not only the national economy

but also the developed area of Egypt.

However, at the present time these new towns are far behind in achieving

the economic and demographic purposes they were established to serve and the new

towns so far developed have had very limited effects on the economic and

demographic structure of Egypt.

This research investigates the motivations behind the adoption of the new

towns policy in Egypt. It also examines the progress, the achievements and the

difficulties encountered, in terms of both economic and demographic objectives, as

well as the universal theoretical concepts underlying the functional and physical

characteristics of the new towns.

This study has identified certain shortcomings and weaknesses in the new

towns policy. A number of recommendations are consequently made to improve and

accelerate its progress and some guidelines are outlined to keep the needs of the

policy within the economic and financial capabilities of the country.
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Ch a pte!_1

Ln trod u Ct lOfl

1-1 Introduction to the study

Historically, planning and development in Egypt was undertaken along the

Nile's banks and in the Delta region, while millions of hectares in the desert have

not been developed. To this add the following problems:

(1) The geographical distribution of the population is seriously imbalanced with

about 96% of the population living on no more than 3.5% of the total area of Egypt.

This meant that, by 1976, about 38.2 million persons lived on an area of no more

than 35,000 sq.km (CAPMS, 1981), giving high population densities in the inhabited

area in general and in large cities in particular. For instance, by 1976, the

population density was 23,688 person/sq.km . in Cairo and 7372 person/sq.km. in

Alexandria, which was about twenty-three times and seven times the national

level, respectively (CAPMS, 1983).

(2) During the last 50 years Egypt has experienced a rapid rate of population

growth from 15.9 million in 1937 to about 38.2 miUion in 1976 (CAPMS, 1980),

that is an average rate of population growth of about 3.5%. Moreover, an increase

from 37.5 million in 1976 to about 64.0 million by the year 2000 is anticipated,

which means that in the next 25 years the country will experience a huge increase

in its population, that is a further 26.5 million persons, or 75% of what the

population was in 1976.

(3) Internal migration has increased the disequilibrium in the distribution of the

population between urban and rural areas. Between 1907 and 1976 the urban

population, as a percentage of the total population, increased from 17% to 44%. In

the same period the rural population percentage decreased from 82% to 56%

(Nassef, undated).
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(4) The geographical distribution of the industrial sector in e gypt displays a pattern

of over-concentration in particular regions. By 1976, Cairo and Alexandria

together had about half the industrial capacity and labour force of the entire country

(Abdel-Maksoud, 1986 C).

(5) There is an acute shortage in housing accommodation, with the gap in Egypt

reaching some 4 million units by 1986.

These factors raise questions as to the quality of life to be found in Egyptian

cities, with problems such as traffic congestion and inadequate housing services and

amenities stilt to be solved. It has also led to an annual toss of about 16.8 to 26.9

thousand hectares of arable land because of urban expansion demands which have

been met traditionally by encroaching upon the surrounding agricultural land.

It was argued, therefore, that the only way to meet the demand for urban

development and to enhance economic development was to develop new settlements

in the desert regions outside the Nile's valley. As a result of this argument a

national urban development policy was formulated during the second half of the

1970s to tackle the problems of urban areas in Egypt. The policy was elaborated as

follows:

1- Agricultural land must be protected from any encroachment by expanding urban

settlements or any other forms of non-agricultural production development.

2- The only area suitable for agricultural purposes is the narrow strip of the low

land along the Nile river. This area cannot be expanded under the conventional

agricultural methods adopted in Egypt. To meet the growing needs of Egypt's

population for agricultural products new land should be reclaimed and new

agricultural methods will be essential.
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3- New settlements should be developed in the desert region to tackle the problem

of rapid population growth, ease the pressure on existing cities, provide

employment opportunities and speed economic development (Amer, 1987).

It was decided that the new towns policy would be undertaken on a national

scale, relying upon central government to finance their development which would be

carried out by new governmental agencies responsible for each new town. The

programme has taken a definitive pattern with the designation of the Tenth of

Ramadan, New Ameryiah City, Sadat City and the Sixth of October between 1976

and 1979. The broad objectives of the new towns policy, as stated by the Regional

Development Strategy 1978-82, are:-

1- Reducing the population pressures from big cities.

2- Creating job opportunities as a means of attracting people to the new towns and

consequently aiding the growth of these towns.

3- Increasing regional and national income and expanding the economic base of Egypt,..

as these towns are to represent new productive communities.

Further new towns were designated during the 1980s, starting with New

Damietta in 1980, New Sallehia in 1982, New Noubaria, New Beni-Suef and New

Menia in 1986 and New Asyut in 1988. This brings the total number designated in

Egypt to ten new towns.

The new towns would, if they achieved their targets, accommodate some 3

to 4 million persons by the year 2000, which is about 14% to 19% of the estimated

population increase between 1980 and the year 2000. However, by 1986 the new

towns were progressing slowly with a total population of about 11,000 inhabitants,

compared with an overall population target of more than 500,000 inhabitants

(CAPMS, 1987). Similarly, by 1988 the number of job opportunities created was

28,000 compared with an overall employment target of more than 140,000.
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Nevertheless by 1988 an amount of £.E. 1359.7 million of public funding had been

invested in the Egyptian new towns. This amount has been spent on large scale

provision of infrastructure and services as well as on housing construction

(MHNCU, 1988).

Taking into consideration these outcomes and the vital role the new towns

were designated to play, research to evaluate the performance, problems and

achievements of the Egyptian new towns has been rather neglected. Thus, the

present research provides an opportunity to investigate the scope of, and the

prospects for, new towns policy in Egypt in the light of both the national context

and the earlier British experience, which may provide an appropriate international

measure.

1-2 he hypothesis underlying this study

The research programme was developed to examine the basic hypothesis

that Egyptian new towns are far behind in achieving their objectives and that they

are not, as they were expected to, affecting urban development, assisting

demographic, industrial and economic decentralisation or enhancing economic

development in Egypt. The government of Egypt expects that the new towns policy

will affect national population distribution and the directions and potentials of future

economic development and urbanisation. Given the present level of development and

progress in the new towns, it can be argued that despite the substantial financial

support it has received, the policy is not having any significant effect on the

economic nor the demographic structure of the country. Construction activities

have been focused upon as a pragmatic, physical means of developing the new towns

in Egypt, but the application of efficient and consistent planning and monitoring

systems has been overlooked. It is argued here that the performance of the agencies

and the balance of their programmes can be improved, using the financial resources
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available, through the adoption of more efficient and consistent comprehensive

planning and monitoring systems.

1-3 The aim and objectives of the study

In the light of disappointing levels of achievements in the first batch of new

towns over the past eleven to fourteen years, the ultimate aim of this research is

to develop guidelines to assist the new town development agencies to meet their

initial terms of reference. Within the parameters of this aim, six interrelated

objectives are defined:-

1- to develop an understanding of the conceptual basis underlying a programme

involving new towns.

2- to examine past approaches to various administrative, economic and

demographic elements involved in the translation of the "new town" concept into a

programme of public works.

3- to investigate the scope of, and the intentions implicit in, the Egyptian new

towns policy.

4- to investigate the process of financial resources allocation to new towns

development agencies, and to consider ways and means to optimise the use of such

allocations.

5- to analyse the economic and demographic growth and progress achieved in the

new towns of Egypt.

6- to investigate the achievements 	 of the new towns in furthering urban

development in Egypt.

To meet these objectives a range of fundamental questions has been posed,

in the belief that the answers provided as the study develops will substantiate the
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original hypothesis. They will also provide a framework for structuring the

investigation of the issues listed.

1- Are the conceptual features of the new towns related to sound theoretical

constructs?

2- How can the "new town" concept be translated into a national public programme?

3- What is the intended purpose and the scope of the Egyptian new towns

programme?

4- Does the financial system adopted by the Egyptian new town agencies control

efficiently the sums allocated for various development schemes? Have they

maximised the benefits which could be derived from them?

5- To what extent have the Egyptian new towns achieved the economic and

demographic objectives set for them?

6- To what extent have the Egyptian new towns managed to achieve the universal,

theoretical or conceptual features of all new towns?

7- Can the new towns development be better organised so that the advantageous

aspects of the programme can be attained and so that the inherent problems can be

either avoided or more readily solved?

1-4 Research methodology

Once the area of research was identified, it was important to design the

research programme so as to achieve, methodically, the aim and objectives set for

it. Achoff (1953) divided the design stage into three operational phases. The first

phase, "the formulation of the problem", seeks to specify as precisely as possible

the nature of the problem. The second phase, "the idealised research investigation",

identifies the optimum research procedures that would be followed if there were no
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practical restrictions. The third and final phase, Hthe practical research design",

translates the idealised research design into a pragmatic one within the practical

limitations of the research.

To achieve the aim and objectives of this research a comparative planning

study mode is adopted. The manner of this approach permits " the study of planning

problems and practice in different countries in relation to the institutional context

of the respective countries" (Masser, 1984, p.140), and in this study the

conceptual features of the new towns are investigated in a comprehensive

perspective including British experience in terms of developing new towns on a

national scale. This aspect was investigated in some detail. The Egyptian new towns

policy is considered both in terms of the motivations behind its adoption and its

scope. Then the Egyptian new towns are evaluated in the light of universal,

theoretical and conceptual features, the British experience and the national context,

to elucidate their problems and weaknesses. Finally, guidelines are developed so

that such problems and weaknesses can be avoided or readily solved (Figure:1-1).

The adoption of the comparative planning approach in this study provides

insights for the researcher which can deepen the understanding of the process

involved. It also represents a means of overcoming the shortcomings due to

country-specific training in the planning field. The British new towns policy

represents a case where new towns were developed on a national scale. It was

financed by central government, developed by public bodies (the development

corporations), and aimed to absorb overcrowded population and over-concentrated

economic activities from the conurbations. Further, the British new towns

developed in the second half of 1960s were designed to act as economic growth

centres. Such features, in addition to the common feature of a mixed economy,

though the balance between private and public sectors involvements is slightly

different in Britain and Egypt, show a marked degree of similarity with the Egyptian

new towns policy. It was decided therefore that an investigation of the British new
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towns experience would provide a number of useful general lessons and a better

understanding of how basic new town development processes could be established.

It is recognised, nevertheless, that the ability to transcend a culture-bound

assumption brings about the danger that the greater the framework of reference,

the greater the difficulties there are likely to be in applying its generalisation to

anything in particular (Masser, 1984). The investigation of the British new towns

policy is, therefore, undertaken only as means of deepening the understanding of

problems faced in translating the new towns concept into a public programme and of

the difficulties in matching theoretical constructs with practical project

implementation in a "mixed" economy.

1-5 The structure of the thesis

The thesis report is arranged in nine chapters and the sequence of these

chapters follows the chronological development of the research. Following the

introduction of the thesis in chapter one, a literature review to identify the

conceptual features of new towns is provided in chapter two. A comprehensive

investigation of the British new towns policy and achievements is provided in

chapter three. Chapter four is devoted to the Egyptian new towns policy in terms of

both motivations and objectives. Chapter five provides an outline of the field

survey conducted as an important part of this research. Chapter six is devoted to

the financial system adopted in the Egyptian new towns. Chapter seven is concerned

with the evaluation of the Egyptian new towns in terms of their economic and

demographic objectives. Chapter eight is devoted to the evaluation of the Egyptian

new towns in terms of their attainment of theoretically desirable features for the

new towns. Chapter nine provides summaries, draws conclusions and formulates

recommendations for future action.

Chapter two establishes a relevant definition to be adopted in this study for

the new town concept. It also identifies the conceptual features underlying the



10

theoretical premises of new towns as they appear in the definition adopted, seeking

generalisations from the past and present experience in new towns development.

Chapter three investigates the operational considerations as well as the

mechanisms of the British new towns policy. This involves considering the

historical background of the policy in terms of its origins and evolution. This Is

followed by examining the first steps in a new town development, that is, the legal

designation procedures. Then the administrative and financial perspectives of the

new towns development are studied and analysed in some detail. The next section is

concerned with the achievements, as well as the means that led to such

achievements, of the British new towns policy in terms of their objectives, both

economic and demographic and their match with the conceptual characteristics

discussed in chapter two. The final section concludes the lessons which may be

learned from the British experience.

Chapter four considers the new towns programme in Egypt , starting by

looking into the different motivations which led to the adoption of the new towns

policy. This is followed by an investigation of the origins, the objectives and the

implementation steps of the policy. Finally, the designation procedures and the

management systems, in terms of decision-making, are considered briefly in

relation to the new towns initiation.

Chapter five provides an outline of the field survey which was conducted as

an essential part of the research. It begins by explaining the rationale for mounting

a field survey. This is followed by a consideration of survey methods, and the

issues taken into account in designing the questionnaire and the sampling procedure.

A discussion of the field trip is followed by the chapter summary.

Chapter six evaluates the financial system adopted in Egyptian new towns. It

begins by considering the overall structure of expenditure on new town

developments. Various financial sources for new towns development are analysed
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from an overall point of view and in terms of fund allocations for each new town.

The attention of the chapter then concentrates upon four selected new towns;

namely the Tenth of Ramadan, the Sixth of October, New Ameryiah City and Sadat

City. This involves the evaluation of the financial system both in terms of the sums

spent and the benefits obtained from the development of these four new towns.

Chapter seven evaluates the new towns in terms of the achievement of their

original objectives, pointing out the difficulties faced and their successes. It begins

by studying the economic development undertaken in the new towns and compares it

with the economic targets set for them. Then the demographic achievements of the

new towns are compared with the original targets set, pointing out the weaknesses

and the strengths of the new towns in that respect.

Chapter eight examines the Egyptian new towns in terms of the theoretical

and conceptual characteristics considered in chapters two and three, in order to

determine the extent to which these features have been incorporated. This involves

investigating the functional characteristics which lead to self-containment, both in

terms of the provision of employment as well as facilities and services for the

residents of the new towns. Demographic structures and characteristics are

discussed and linked to the variety of economic activities that have growth and

linkage potentials that can enhance the economic as well as the demographic

development of the new towns. Management and sponsorship approaches that can

ensure systematic imp'ementation of plans and avoid the duplication of efforts are

considered and this is followed by a re-evaluation of the physical characteristics of

new towns in regard to their locations and sizes.

In chapter nine the findings of the research are summarised. A number of

conclusions are drawn and some recommendations are formulated for revisions in

both planning policy for the new towns (in general and in particular) and

organisation and management decision-making practice.
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Chapter

New urban settlement concep1

2-1 InIroductign

There have been large discrepancies in the terms and definitions used to

describe new urban settlements. On one hand, the variety in the terms such as

Nnew town", Nnew city " , "new community", "satellite town" and others which

have been employed by town planners to describe large-scale urban development,

have been used by some planners as corresponding expressions and by others as

distinctive concepts. On the other hand, it appears that none of these terms has a

unique or universally accepted definition or description of the new settlement

concept, which means that the concept has a variety of sometimes conflicting

definitions (Leons, 1980). Such problems are indicative of the confusion which

often surrounds discussion of the subject.

The intention of this chapter, therefore, is to find a relevant term and a

definition for the new urban settlement concept for adoption in this study. It also

intends to identify the basic features of such settlements as they appear in the

cktioc adoçted; seeking qeneralisations from the past and present experience in

new urban settlements development.

2-2 New urban settlements terminolo gy and definitions

All urban settlements, it was suggested, fall into two major categories. The

first category includes the economically self-contained settlements, while the

second contains those which are not economically self-contained (Figure:2-1). The

settlements in the first category are relatively independent economically and have

physical self-identity. They are not based primarily on a community pattern, in all

their dimensions, but are relatively self-contained and self-sustaining. Usually

these settlements are carefully and comprehensively planned and developed, to
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Source: Golany, 1976.



14

serve pre-ordained purposes and achieve goals other than merely providing

housing.

By contrast, the settlements included in the second category are not

economically independent, and are all physically or economically related to already

established cities. Since major job opportunities exist outside the settlements the

majority of their inhabitants form a night population, and the settlements thus have

a lower day density. Mainly used as housing centres, these settlements depend on a

pattern of commuting to an established urban centre. Consequently, the social

contribution of the population to community life is at best intermittent.

As the new urban settlements in Egypt, as defined by the Egyptian New

Towns Act 1979, are planned as self-contained settlements, with the aim of acting

as attractive growth centres outside existing urban centres, the attention of this

study will concentrate on the first category. This will take the form of determining

the variable nature of the concept, and selecting a definition considered to be most

appropriate for adoption in this study.

The first concept in the self-contained urban category is •1 new town " , which

since the end of the nineteenth century, when it was re-born as a comprehensive

al?O uni?eO concep, has prsen1ed definitional challenges for town planners. For

example, in his definition Merlin (1971) focuses on the urban functions of the new

towns as he considers that they should be:

"... able to exercise a complete range of urban functions,which includes

not only the grands ensembles but also new sectors created to aid the

growth of a built-up area to which they remain closely linked and on

whose centre they remain largely dependent." (p.256)
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Another definition concentrates on the planning and ownership aspects.

Weaver (1965), for instance, considers the new towns as:

"... well planned large communities, usually removed from existing

cities, providing housing accommodation, employment opportunities and

public, educational and cultural facilities, as well as commercial

amenities. They are usually planned, executed and owned by a

governmental entity" (p.13)

In terms of contemporary community planning aspects as a major

component of the new town concept Stein (1957) emptiasises that new towns

should be:

"... contemporary .This does not necessarily mean that they should have

particular type of "new look", a different type of architectural style or

veneer. By contemporary I mean towns that are planned, built, and

operated to serve present day needs and conditions." (p.217)

Other definitions have dealt with new towns in more comprehensive and

precise details, such as Suquent-Bonnaud (1960), who identities the requirements

which new towns should fulfil as;

"... ( being) large enough to have an independent existence, in other

words , self-contained towns with commercial, educational, social and

cultural institutions that satisfy the needs of families and individuals

alike ; above all, the towns must have a sufficient number of industrial

enterprises to create a wide labour market. Such towns are

fundamentally different from "satellite towns",where workers are

dependent upon another urban centre which may , may not, be easily

accessible, or from towns enlarged by new districts, which meet other

needs and raise other problems. They are, also, different from towns

that have been almost entirely destroyed and have been rebuilt on the

same site...

We also mean entirely new towns , deliberately created by an act of

will.., for a given purpose and- most important of all in accordance with

well-established principles and a carefully devised plan, bearing in mind

the need for economic and demographic balance." (p.16)
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The conflict between these definitions is attributed to the different

approaches through which town planners have described or defined new towns.

They appear to focus more on the necessity of certain aspects, rather than others,

such as, social, economic, physical or organisational factors.

A second term, used to describe economically self-contained new urban

settlements is "new community" which has been employed by American town

planners instead of "new town" to describe large-scale development. They claim

that the critical difference between new towns and new communities is in the

limited degree of self-containment experienced by the latter.

Most definitions of the new community concept, however, show that despite

the difference in the degree of self-containment between the two concepts there

are, in reality, no distinguishable features between them. For example, a new

community was defined as:

a new, planned large-scale development, built as expansion of an

existing urban centre or in a newly developed area on privately owned

land. Private developers usually initiate and implement these

communities and occasionally receive some governmental support.

New communities, which are built to provide a range and high standard

of housing on a free-market basis, are planned to be self-contained,

self-sustaining, and well balanced, with a degree of economic

opportunities... New communities are planned to have basic local social

and cultural services and public utilities, shopping centres, educational

facilities, and other daily amenities to enable future independence. They

are planned for diverse land use, including land set aside for natural

green areas and open space. The new community is also viewed as a

potential opportunity for innovation in all of urban living." (Golany,

1976, pp.31-32)
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Similarly, it was suggested that new communities should have:

"The inclusion in a project of commercial, recreational and institutional

facilities required to serve the residential population and an industrial

employment base for much of the population." ( Miller, 1972, p.3)

Another term that has been used, since the 1960s, to describe an

unconventionally large new urban settlement, is "new city". It was suggested that

the new city concept subsumes most of the elements of the new town concept,

except its size which should be more than one-quarter of a million population and

that it should function as a regional growth centre (Golany, 1976).

These features, nevertheless, could not be considered as critical

differences between the two types of new settlements because, on one hand, as

with the new cities, one of the functions for which new towns have been and are

established is to serve as growth poles(Galanty, 1980). On the other hand, the

size issue could not be considered as a distinguishable feature between planned new

settlements which experience similar characteristics, particularly since the new

towns have no specific limits on size that are universally accepted by town

planners and economists.

Many other definitions and concepts have been considered by town planners,

but referring to them would not change the fact that there is no general agreement

about the definitions and terms employed to describe large-scale urban

development. Because the extent of the differences between these different terms

are neither well defined nor universally agreed upon no distinction will be made

between them, and the term "new town" will be used because it is the one most

commonly employed. Now, after the term has been selected, an attempt will be

made to consider a definition that is most appropriate for this study. This involves



18

first examining the appropriateness of the definition suggested by the Egyptian New

Towns Act 1979, particularly in terms of covering the main features which

distinguish the new towns from other forms of large-scale urban development. This

is followed by an examination of those basic features which are evident in the

variety of thoughts and writings on new towns.

The Egyptian New Towns Act (1979) defines new towns as:

Every self-contained demographic gathering that aims at creating new

cultural centres and attains social stability and economic welfare, be it

industrial, agricultural or commercial. They aim at re-distributing the

population by acting as pulling areas outside existing cities, towns and

villages." (p.1)

Such a definition fails to underline the essential need for these new towns to

develop sound economic bases that can sustain their independence and also assist in

enhancing their economy. It also overlooks the need for these towns to be balanced

in terms of their populations' socio-economic structure, so that they would not be

seen as one-class communities and in terms of the profile of their age-structure,

so that their sponsors would not face subsequent problems in development and

management. The dynamics of population growth means that changes inevitably take

place over time, creating a need to programme the provision of certain age-

specific facilities, types of housing and employment opportunities.

This definition does not include the issue of who is to sponsor the

development of the new towns, nor does it consider the range of the elements that

need to be taken into consideration in determining the optimum size of individual

new towns.
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For this study, the definition of the characteristics that could be considered

as more appropriate to describe a new town is(1)

"A town large enough to be self-contained, i.e. with a wide range of

facilities that will satisfy the needs of all of its inhabitants. The location of the

town should be selected in accordance with a range of factors, such as its

functions, proximity to, but not contiguous with, large regional and sub-regional

markets and good accessibility both to transport and communications networks. The

town should be developed with a sound economic base that involves a wide range of

industries, services, agricultural activities and institutions to enhance its

economic and demographic development and to create a variety of employment

opportunities. Such a town is created by an act of will, away from existing cities,

for given purposes in accordance with a carefully devised plan that takes into

account the need for socio-economic and demographic balance."

2-3 New towns characteristics

There are a number of characteristics which are considered by town

planners and economists as the major distinguishing features between new towns

and other types of large- scale urban development . These characteristics could be

divided into two categories, the first, " the functional characteristics", refers to

the characteristics related to the functions and performance of the new towns

during their development. This includes "self-containment", "balance",

"sponsorship" and "a sound economic-base". The second category deals with the

"physical characteristics" of the new towns, either in relation to their sizes or

locations.

(1) This definition is considered as more appropriate for this type of study. Other
definitions, however, could be thought of in relation to other types of studies.
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2-3-1 FunctIonal characteristics

a- Sell-containment

Since the establishment of the first garden city , the term "self-

containment" has been considered as an essential feature of new towns (Ogilvy,

1968). For instance, Unwin (1909) argues that garden cities should be planned as:

"... definitely organised and largely self-contained units to provide for

the expansion of industry and population and designed to provide as far

as possible all that is necessary to localise the life within them. Each

unit must itself include all the necessary parts, and for each, space

must be allowed for expansion"

Self-containment has been referred to in most definitions of the new town

concept. For example, O'Harrow (1964) considers self-containment as one of the

major features of new towns. He suggests that;

If (large-scale developments) are not to be sprawl, they must be

reasonably self-sufficient and self-contained. They will then be 'new

towns'." (p.105)

The term self-contained has a dual meaning. The first simply refers to the

urban facilities which are likely to be found in a new town. In essence, Mumford

(1951) argues that a self-contained town should provide the daily required social,

cultural, educational, commercial, and public or private services to satis fy the

community and to minimise commuting behaviour. The second, as Thomas (1969)

points out, means that a self-contained new town should be relatively independent

in terms of employment provision for its residents and therefore should provide

both places for residence and places for work.

It was argued that the intention behind the desirability of self-contained

towns is to avoid megalopolis and long journeys to work with their high cost of

money, time and nervous energy (Fobson, 1967). However, as most settlements
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are in one way or another dependent upon other urban centres, a completely self-

contained town cannot exist (Golany, 1976). Consequently, the ideal degree at

which any new town may be considered as a self-contained community is a

controversial issue which relies largely upon the criteria used and the conditions of

each new town (Robinson, 1973).

Self-containment is nevertheless largely desirable, both to maintain a

balance between the levels of employment and population and the provision of

adequate facilities for the residents in order to minimise cross-movements in and

out of new towns and to create an integral town with its own identity. It should be

borne in mind that a new town which serves as a growth centre (a more common

case at the present time) would create jobs for residents from other areas, not

necessarily distant ones. This would result in a reduction in the degree of self-

containment experienced by the new town, but does not negate "self containment"

as an objective for the new towns.

b- Balance

The term "balance" has been used in connection with the new town concept

to describe a variety of desired relationships within them. In this sense there have

been many attempts to interpret "balance". Thomas identified three main

approaches.

The first suggests that a new town should be balanced in terms of the

combination of the town and the country areas which must exist within its

boundaries. The motive behind this approach was derived from the desirability of

combining the advantages of the rural surroundings and the city, and this was

mainly related to the garden city concept (Mumford, 1951). The second argues that

a new town should be balanced by keeping jobs and housing completion in steps , in

order to reduce in-and-out commuting during the development of new towns

(Aldridge, 1979).
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The third, which is related to the internal structural circumstances of the

new towns, emptiasises that a new town should be balanced in some kind of social

and demographic sense. This balance is indicated in two interrelated ways. The

first states that new towns must be planned to attract a mix of age groups and

socio-economic classes( 2) . The second concerns land uses arrangement, given the

new towns need to provide not only a variety of housing types and sizes, but also a

diversity of facilities for all classes (New Towns Committee, 1946 c). It was

argued that social balance is intended to avoid mainly working class communities,

because the presence of large numbers of people with the same style of life,

educational prospects and expenditure patterns in a new town can have a

narrowing effect on its people. Also, it was suggested that one class or solely

working class communities would:

"... develop social inertia, in particular would lack the leadership which,

it was thought, the middle class would provide... (and that new towns)

must contain those members of the indigenous community who can bring

with them and disseminate certain cultural elements considered

necessary for the foundation of civilised lite. (Heraud, 1968, p.36)

In relation to social balance, some planners claim that for a new town to be

Y)DzS 'i titS aact oco-ecocomc classes in roughly the same

proportions as the national average (Smailes, 1945). This opinion, however, was

criticised by many town planners not only on the ground that this means ignoring

the influence of the particular functions and location of a new town on its socio-

economic and demographic composition (Thomas, 1967), but also that it may be

(2) It was suggested that the desire for socially balanced new towns could be
traced back to the nineteenth century. For instance, Buckingham (1845) argued that
the plan for New Victoria was for:

an entirely new town.... peopled by an adequate number of inhabitants with such
due proportions between the agricultural and manufacturing classes and between
possessors of capital, skill and labour as to produce.... the highest degree of health,
contentment, morality and enjoyment, yet seen in any existing community"

( Quoted in Heraud,1968, p.34)
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inconvenient for the economic activities undertaken in the new town and the

optimisation of the provision for employment (Galanty, 1980).

C- A sound economic base

If each new town is to be planned as a self-contained and balanced

community, its economic base must be carefully considered. On the one hand,

achieving self-containment may be influenced by whether or not a town is planned

upon a viable broad economic basis (Robinson, 1973), and on the other hand, a

particular economic base for a new town may affect its population composition and

rate of growth. This in turn would determine its employee incomes, and therefore,

their consumption patterns and standards of living (Golany, 1976).

The question which still arises is; what are the main principles which

should be considered in the planning of the economic base of a new town? There

have been many attempts by town planners to identify such principles. For

instance, it is generally agreed that the economic planning of the new towns should

consider their role as regional and national economic development instruments, and

they should be developed within the framework of regional and national economic

policies to ensure that conflicts are minimised (Hague, 1980).

Robinson (1973) regards the economic base of new towns from the stability

point of view. He argues that they should have a cross-section of economic

activities, in order not to be dominated by a single industry or occupation, which

would minimise their economic stability. In the same regard, emphasis has been

placed on the need for establishing not only factories, shops and local services, but

also head offices, research establishments and sections of government offices

(New Towns Committee, 1946 c).

Dunning (1960) consders the economic base of new towns not only in

respect of their economic stability, but also their growth prospects. He underlines
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the need for new towns to have industries which offer favourable growth

prospects, in addition to employment diversity and a minimum risk of employment

instability. Further, it could be that the industry in the new towns, in addition to

offering favourable growth prospects, needs to have strong inter-industry

linkages, with a high capacity for transmitting growth impulses through both

backward and forward linkages, in order to introduce, initiate and reinforce

economic growth of related firms in the new towns. These forward and backward

linkages are not reflected in market prices and therefore represent an externality,

which could cause the social benefits of an investment to diverge from the private

benefits (Bulmer-Thomas, 1982). Nevertheless, a single industrial unit should not

be introduced as a core or a focal point of the economic base, for as is in the case

of dominant firms in the growth pole theory, this can endanger the economic

stability of the new towns.

The nature of the economic base and its short and long terms perspectives

should, therefore, be carefully considered during the planning stage of a new town

and also through the development stages to guarantee a degree of economic growth

and stability. Also the managerial and physical layout plans of the new town should

be flexible in order to allow changes to be incorporated according to the evolving

economic needs of its region and the country as a whole.

d- Sponsorship

New towns, as pre-planned communities founded to serve pre-established

purposes, are usually created and developed under some form of sponsorship. The

form of sponsorship may differ with the purposes of the new towns (Clapp, 1971).

They may be sponsored by government, private enterprise, or a combination of

both. The sponsorship form to be adopted would, consequently, determine the

financial methods to be employed. For example, in Britain all the new towns were

publicly sponsored. The planning and development of each new town was undertaken
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by a public corporation answerable for its decisions to the Ministry of Housing and

Local Government and its successors (Robinson, 1975).

The new towns in the Soviet Union were sponsored by the Gosstroi and

Gosplan which were jointly in charge of the selecting of sites, allocating of capital,

approving large building projects and supervising the undertaking of the building

programme (Baranov, 1967). Another form of sponsorship was employed in some

cases in Germany where municipal authorities had created new towns sharing

responsibilities with private companies, such as Volkswagen company in the case of

Wolfsburg new town, and their construction was entrusted to non-profit-making

building societies (Merlin, 1971). In many countries new towns have been and are

being established by private companies, such as in the United States, Germany, and

Japan.

But whatever the sponsorship form is, there is a general agreement

amongst town planners that new towns should be controlled by one single sponsor

or agency during their development process, in order to assure systematic

implementation of the plan (Clapp, 1971) and to avoid the duplication of efforts

(Desai, 1967). Also, a huge project such as a new town, calls for an integral long

term development programme and involves the investment of large sums of money.

Efficiency and flexibility within the management system and the ability to adapt to

the changes in the needs of the new town as it grows, should be the cornerstone in

determining the management system to be employed.
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2-3-2 Physical characteristics

a- Location

One of the major factors which may influence a new town's success is its

location. Although there are many considerations which would affect the site

selection process for a new town, such as proximity to communications,

availability of land, and the physical characteristics of an area(3 ) , the main

factors to be considered are the functions which it is built to serve.( 4) . As the

functions vary from one new town to another, the location issue has not been

referred to in most definitions of the new town concept, except in cases where the

author refers to a certain type of new town (Clapp, 1971). For instance, Archer

(1969) suggested that the main location requirements for the new towns which

serve as regional centres are:

* Availability of water;

* Good access to the state and national transport and communications systems;

* Proximity to a large regional population;

* proximity to a region with development potential; and

* Reasonable proximity to large markets.

Although without reference to a specific distance range from other urban

areas, Merlin (1971), in an attempt to categorise new towns according to their

location, has identified, the following categories:

(3) Although Losch (1954) suggested that the location of a town at a favourable
point could be explained by " natural resources, location of large-scale consumers,
and intersection of traffic routes". He warned against regarding such obvious
advantages as sufficient causes for an agglomeration of locations"
(4) In the case of a privately developed new town, the optimal location is
determined by the effects of the site selection (land cost, employment base,
accessibility and holding cost) and financial performance ( Ricks,1 970).
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* Towns built outside established urban regions for economic reasons, such as the

acceleration of economic growth within a depressed area, for example Peterlee and

Newton Aycliffe in Britain (Steele, 1963), or for political reasons, such as the

creation of new capitals e.g. Brazilia and Islamabad.

* Towns established outside urban areas but within commuting distance of a large

city, in order to relieve urban congestion in the parent city, such as the eight new

towns of the London region in Britain and some.of the new towns in Poland,

especially in Upper Silesia (Merlin, 1971).

* Towns planned as extensions of existing cities, such as the case of Copenhagen

and Stockholm(5).

Generally, any discussion of the location issue has to consider carefully the

purposes which new towns are established to serve; bearing in mind the necessity

for locating the new towns far enough from other urban centres in order to avoid

being developed as extensions of existing cities or being dominated by them.

b- Size

The optimal size of a new town is one of the most controversial issues

associated with the new towns concept. The disagreement between town planners

and economists about an optimal size is mainly attributed to the diversity of

criteria used for determining the optimal performance standards in their

respective areas of responsibility. Using a unitary criterion may give conflicting

indicators of the optimum (Duncan, 1951).

For example, Brennan (1949), argues that towns should be in the range of

10,000-20,000 people, in order to create a desirable social life for their

(5) Considering this category as new towns would contradict with the previous
arguments that the new towns should be self-contained and independent, with their
own identity and not being dominated by other urban centres. Such urban
development should be considered as satellite towns rather than new towns.
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inhabitants. Others used the per capita cost of municipal services in existing urban

centres to estimate the most efficient size range. For instance, Duncan (1957) and

Ogburn (1937) indicate a selected optimum size in the range of 50,000-100,000

people, based on the per capita cost of municipal services in existing urban centres

with more than 25,000 people in the United States. The Royal Commission on Local

Government in England (1969), suggested an optimal size range of 250,000-

1000,000 on the grounds that such size range would enable the local authorities to

employ the wide variety of qualified staff and the financial and material resources

necessary for effective provision of all services, it was argued, however, that:

(such) estimates should vary from country to country and over time

as the components of the urban government service mix and relative

cost conditions alter. ( Richardson, 1972, p.30)

Others, like Duncan (1960) and Thompson (1965) argued in favour of

sizable towns on the ground that there is a direct relationship between the size of a

town and the extent of the diversification of its industrial structure. Also,

Richardson (1972) suggested that productivity (as measured by output per capita)

tends to increase with the city size, primarily as a result of agglomeration

benefits. Clemente and Sturgis (1971), using the 1960 United States census of

population, suggested that while statistically a significant relationship between the

size of a town and its industrial structure does exist, the dependent variable (town

size) explains less than a third of the variations in their index of diversification.

Consequently they concluded that the clarity of this relationship is questionable (6)•

In the United States, the target population appears to be determined by the

particular developer's goals, financial capabilities, or market evaluation (Golany,

1976).

(6) Yet, Crowley (1973), using data about the Canadian cities in 1951 and 1961,
argued that the Canadian cities in general support the assumption that larger cities
tend to be more diversified than smaller ones. For more details see; Clemente and
Sturgis (1971) and (1973), and Crowley (1973).
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In Britain, it was suggested that the optimal size for the new towns lay in

the range of 30,000-50,000 population in the immediate built up area, but with

related districts, within a ten mile radius, bringing the total to 60,000-80,000. In

certain cases it was considered that a smaller population might be sufficient. It

was argued that the suggested upper limit was based on the need for:

* Minimising the need for local transport, through convenient nearness of homes,

work places, shopping and cultural centres, and schools;

* The contact with the countryside; and

* Speed of programme implementation in the establishment of several medium

sized towns rather than a smaller number of large towns.

The lower limit was based on the need for:

* A high standard of social and cultural life at a reasonable cost;

* A well-balanced provision of industries; and

* A balanced community with all social classes (New Towns Committee, 1946 c).

In the Soviet Union the optimum size of a town is determined by its pattern

of production, its layout, the feasibility of providing a high standard of community

services and the viability of using industrial building methods efficiently (Baranov,

1967).

Nevertheless, Richardson (1972) suggests that:

There is no inherent reason why the optimum should be an economic

optimum... However, once we accept the relevance of non- economic and

non-quantifiable criteria (such as, health, crime and safety, leisure and

social institutions, community and family ties, psychological and mental
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health hazards)(7) ... we are faced with a weighting problem that is

virtually insoluble." (pp.31 -32)

Instead of referring to more of these arguments, it may be more relevant

to consider the basic issues which should be taken into consideration when

determining the size of a new town. These essential considerations are:

1- Functions: the number and diversity of the functions a new town is established

to perform may determine the foundation of the new town and may consequently

dictate its size. It was argued that the more functions there are for a new town,

the larger the population it would need (Golany, 1976).

2- Provision of services: there are two issues which could be considered in

relation to this factor. First, the average cost of these services per capita, which

would decline to a certain extent as the size of a town increases. But beyond a

certain size per capita cost would increase sharply without any very obvious

increase in the amenities or standard of provision, with the optimum size between

the extremes (8) (Golany, 1976). Second, the diversity of the services, as the

greater the range of services that is desired, the larger the town would have to be

(Duncan, 1951).

3- Economic diversity: there is a general agreement between town planners on the

desirability of a certain degree of diversity in the economic activities in a new

town. This diversity would require a certain minimum size for the town (Robinson,

(7) For more details see Duncan (1957).
(8) This does not mean that per capita cost of individual services would change in a
similar manner. For instance, Hirsch (1959), in a study based on an empirical
analysis of 149 government units in the St. Louis metropolitan area and some
Massachusettes cities, found out that some services would not be affected by the
growth in the size of a city, such as public education, fire brigade and police
services. While, for central administration of municipal or special districts'
government services, a growth beyond medium- sized cities would tend to increase
per capita expenditure. Yet, in the case of water and sewage services growth in
the size of a city would lead to a decline in per capita expenditure until a very large
scale is reached. For more details see Hirsch (1959) and Scott and Feder (1957).
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1973). Also, the development of large towns with populations of 200,000 to

300,000 or 500,000 has advantages from the stand-point of production; such as

the concentration of productive forces, the integration of production and the

guarantee of a stable supply of labour force (Valentel, 1967).

Because of the diversity in the relative importance of these factors from

town to town and the effects of the character and interrelationships of the region

in which it is located, the optimal size of town should be determined only after a

comprehensive study of these interrelated factors for each new town separately.

2-4 Summary

Finding a universaLly accepted definition for "new urban settlements" was

not possible, because of the variety of definitions produced by town planners for a

number of concepts used to describe large-scale urban development. The confusion

surrounding the concepts and the definitions led to the introduction of an

appropriate definition for the term "new towns " for adoption in this study; one that

incorporates the essential features universally desired in the new towns. The

essential features embraced in this definition were categorised into two groups;

the first, the functional characteristics, included "self-containment", "balance",

"a sound economic base" and "sponsorship". The second, the physical

characteristics, included "location" and "size".

Despite general agreement, in principle, between town planners that these

characteristics are the ones which new towns should have, misunderstandings still

remain in regard to their relative values. Therefore, it is deemed necessary to

review past and current experience in the development of the new towns in the

belief that this will provide lessons and convincing material knowledge so that the

remaining misunderstandings can be overcome. This will be the subject matter of

the next chapter.
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Chapter 3

rJi British new towns oolicy.

3-1 Introduction

The translation of the new town concept into a public programme involves a

number of complex legal, administrative, economic and political variables. The

purpose of this chapter is to discuss the operational considerations as well as the

mechanisms of the British new towns policy. This involves considering the

historical background of the policy in terms of its origins and evolution. This is

followed by examining the first practical steps in the development of new towns,

that is the legal designation procedures. Then, the administrative and financial

perspectives of the new towns development programmes are studied and analysed

in some detail. The final section of the chapter is concerned with the achievements

of the British new towns policy, in terms of their demographic and economic

objectives and the functional characteristics a new town should have. These

characteristics were identified in the previous chapter, as self-containment,

balance, and a sound economic base. The lessons which might be drawn from the

British experience will then be summarised.

3-2 Historical backaround

The need for establishing new towns in Britain was emphasised by the

overcrowding and unhealthy living conditions in large cities in the nineteenth

century, where the population rose from 20% to 80% of the national population

between 1800 and 1900. The increase in urban population was attributed to the

mass demand for labour caused by to the industrial revolution, coupled with the

changes in farming methods which induced more people to move to the cities.

The idea of creating new towns to improve living conditions was expressed

at this time by many writers. For instance, a proposal was made in 1817 by Owner
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for building small industrial towns in permanent contact with the countryside

(Osborn, 1946). In 1849 James Silk Buckingham suggested the creation of an 'ideal'

town to be called "Victoria", one mile square with not more than 10,000

inhabitants and surrounded by 10,000 acres of farmland. Another proposal was

made by Richardson in 1875 for establishing "Hydra, the city of health" with a

mixture of town and country and a population of 100,000 residents (Balchin,

1980).

Nevertheless, the idea of establishing new towns as entirely pre-planned

environments came to the fore with the publication of Ebenzer Howard's book

"Tomorrow: A peaceful path to real reform" in 1898. In his book Howard proposed

the creation of a town in the country, in order to stem the flow of people going into

over-crowded cities and to provide them with the advantages of the town-country

combination. The town was to cover an area of 1,000 acres near the middle of a

site of 6,000 acres, of which 5,000 were to be for agricultural purposes. He

suggested that it should have 30,000 population within the town and about 2,000 in

its agricultural estate. The town was to be, in a real sense, a complete entity by

itself offering a variety of employment and social amenities (Howard, 1951). In

order to convert his idea into reality, he formed, in 1903, a privately financed

company to build Letchworth the first garden city, and a second company, in 1920,

to establish Welwyn Garden City.

On the 8 July 1937 a Royal Commission was established, under the

chairmanship of Sir Montague Barlow, to examine the distribution of industrial

population. The terms of reference to the Commission appointment were:

to inquire into the causes which have influenced the present

geographical distribution of the industrial population of Great Britain and

the probable direction of any change in the distribution in the future; to

consider what social, economic or strategical disadvantages arise from

the concentration of industries or of the industrial population in large
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towns or in particular areas of the country; and to report what remedial

measures if any should be taken in the national interest." ( Royal

Commission on the distribution of the industrial population, 1940, p.1)

The main recommendations of the commission were in favour of a policy of

population decentralisation from large cities (1) because of the social, economic and

strategic disadvantages that arose from the concentration of industries and

industrial population. The report also suggested the creation of a central planning

body, to deal with the distribution of industry and the industrial population in the

country as a whole (Barlow Commission, 1940). Simultaneously, a minority report

was prepared by a group in the commission, supporting the development of self-

supporting new communities as the main tool for the decentralisation policy

suggested by the commission (Schaffer, 1972).

In 1942, when the Ministry of Town and Country Planning was

established (2) , Professor Patrick Abercrombie was appointed to prepare a plan

for the post-war redevelopment of the Greater London area. A draft of this Greater

London plan was submitted to the Ministry in 1944. The main theme of the plan was

the decentralisation of industry and population from overcrowded areas, taking into

aiit tbe rteed for minimising traveUing by arranging for a workplace near the

place of residence. In his plan Professor Abercrombie proposed that London should

be surrounded by a green belt, to prevent further suburban outward growth of the

city as well as for recreational purposes, with only limited planned development to

be allowed. Also, as a means of decentralising industries and population from

London, eight new satellite towns were to be built about 20-25 miles from central

(1) Although in its report the Commission had questioned the adequacy of " garden
cities, satellite towns or trading estates in the vicinity of (congested) conurbation
(in meeting) the needs", no mention was made, in its recommendations, for
establishing them to assist decentralising industries and population.
(2) The new Ministry was charged with the duty of:

securing consistency and continuity in the framing and execution of a national
policy with respect to the use and development of land through England and
Wales"(Town and Country Planning Act, 1943, p.1)
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London to accommodate and provide local jobs for 380,000 people. For this purpose

ten possible sites were suggested (Figure:3-1).

As the Ministry of Town and Country Planning had begun to give attention to

the possible problems that would be involved in the planning and building of new

towns, a group was set up in 1944 under the chairmanship of Pepler to look at the

administrative and legislative procedures necessary for new town development.

The group proposed the establishment of a joint body of the exporting and receiving

authorities, the county council and the participating individuals. But, the idea of a

joint body was seen as an inadequate solution, because with "already existing

authorities already burdened with other responsibilities, there would be a risk of

inadequate finance, unconcentrated effort and local jealousy "(Cullingworth, 1979,

p.8). The Barlow report and Abercrombie's plan for London were the main basis for

later work related to the post-war reconstruction (Gibberd, 1980).

After the war, the idea of new towns was adopted by the Labour

government as the relevant answer to the post-war problems of reconstruction, as

well as a means for a national decentralisation policy. It was suggested that the

state adoption of a major programme of new towns construction was attributed to:

"... the experience of the depression and the 1930s and the adaptation of

Keynesian economics as a basis for economic policy, which considers

the state as the key social and economic regulator." (Hudson, 1976, p.9)

Consequently, on the 19 October 1946, an advisory committee under the

chairmanship of Lord Reith was appointed by the Minister of Town and Country

planning to:

"... consider the general questions of the establishment, development,

organisation and administration that will arise in the promotion of new

towns in furtherance of a policy of planned decentralisation from

congested urban areas; and in accordance therewith to suggest guiding
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principles on which towns should be established and developed as self-

contained and balanced communities for work and living." (New Towns

Committee, 1946 a, p.3)

In its three reports , which were presented in a period of 9 months, the

Committee considered almost all the administrative, financial and planning

prospects associated with the creation and development of the new towns. Although

the New Towns Bill was introduced in Parliament on 19 April 1946 , before the

submission of the Committee's report, the provisions of the Bill came quite close to

the final recommendations of the Committee.

3-3 The new towns policy

The new towns policy came to reality in 1947 very shortly after the

parliamentary approval of the New Towns Act 1946, with the designation of

Stevenage at one of the locations suggested by Abercrombie in his Greater London

plan. During the following three years thirteen more new towns were planned,

eight for London, two in Durham, one in the Midlands, one in South Wales and two in

Scotland (Figure:3-2). They were intended to serve a variety of functions from

absorbing overspill population, to relieving unemployment difficulties, and ensuring

adequate balance between jobs and housing in areas of potential economic growth.

It was argued that despite the speed in the designation of the early new

towns, their building rates were slow mainly because of the Development

Corporations' (DCs) pre-occupation with their organisations, the preparation of

plans and the development of their labour force and also local opposition to new

towns establishment which led to court actions. Additionally, the development of

the new towns in general and "overspill" new towns in particular suffered from

shortages in finance, labour and building materials, which occurred just after the

war and during the economic crisis in 1947. As the economic crises worsened an

Investment Programme Committee was set up to reduce the overall level of
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activity in the new towns and concentrate the investment in a smaller number of

projects in order to promote rapid progress within an approved budget total. In its

report, which was accepted by the government, the Committee argued that because

"overspilr new towns required not only housing but also, additional water and

sewerage services, roads, railways, and factories, their implementation should be

retarded (3)• In the case of "non-overspill" new towns, the Committee

recommended that they should continue as they were intended to serve immediate

industrial needs or new mining areas. Thereafter, as the economic conditions

improved by 1950, the government restrictions on the building materials and

labour were removed, the development of the new towns began to accelerate

(Rodwin, 1956).

No more new towns were designated until 1955 when Cumbernauld was

planned in Scotland to take overspill population from Glasgow. The stoppage in

designating more new towns during the 1 950s was attributed partly to the vast and

increasing financial, labour and materials resources needed for new towns

development, particularly with a feared probability of a loss rather than a profit at

the end of the exercise (4)• But the more difficult problem arose from the

perception of threatened competition offered by the new towns to the Development

Areas. Consequently, the Conservative government put all its strength behind a

town deveiopment programme, instead of the new towns policy as the sole means

of absorbing overspill population from overcrowded conurbations. The Town

Development Act was approved in 1952. According to the Act, local authorities

(3) During the economic crisis in 1948, most DOs were allowed to proceed with
preliminary roads and sewerage services only, and to employ no more than 300
building workers (Schaffer, 1972).

(4) it was suggested that the government was looking for a tess expensive way for
attaining housing objectives than the new towns method. ( Cullingworth, 1979)
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were to be given financial help from the central government (5) to carry out major

town expansions to provide housing and employment for inhabitants of nearby

overcrowded conurbations.

However, the town expansion schemes progressed at a very slow rate, and

had a comparatively little impact on the problem of population overspill (6)•

Subsequently, by the early 1960s the priority which was given to such schemes

was diverted once more to new towns development, particularly with the

expectations of a massive population growth.

Consequently, by the early 1960s a second major wave of new towns was

underway in parallel with the town development schemes. The designation of

Skelmersdale was followed by thirteen further designations, most of them located

within or near to the conurbations of Birmingham and Merseyside (7), as well as

the north east and Scotland (8) (Figure:3-2).

With the designation of Milton Keynes and Peterborough in 1967 a number of

fundamental changes in the new towns philosophy were introduced, for example in

the target populations, the starting sizes and the functions of the new towns. For

(5) The Act provided a framework for an agreement between importing and
exporting authorities which, if approved by the Minister, permitted him to make
grants toward the expenditure of the receiving authorities.
(6) It was argued that the disappointing progress of the town development scheme
was attributed to the common hostility from possible importing authorities to the
idea of being over-run by considerable numbers of inhabitants from nearby
exporting counties, particularly as any change in the financial or industrial policies
of the government could put the development schemes at risk. Exporting authorities
which were concerned about losing their rateable value were anticipating more
financial support than the Treasury was able to propose (Cullingworth, 1979).
(7) It was suggested that, while Liverpool and Birmingham were suffering severe
problems of slum clearance with very little building land left inside the cities, the
possibilities of any large expansion were halted by a green belt. This meant that
their needs could only be met by additional substantial schemes; namely new towns.
(Cullingworth, 1979)
(8) Because of the unemployment problem in the North-East and Scotland and the
need for a long-term plan for the modernisation and rehabilitation of selected areas
within them, priority was given to selected growth points namely; Washington and
Irvine.
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instance, thirteen out of the first seventeen new towns had a relatively small

population at designation with 15,000 inhabitants or less, while the population at

designation in Basildon, Hemel Hempstead and Welwyn, were 25,000, 21,000 and

18,500 inhabitants respectively. However, the trend started to change with the

designation of Milton Keynes with 40,000 people, Peterborough with a population of

80,000 inhabitants and more significantly as many as 234,500 residents in

Central Lancashire.

Also, the target populations showed similar growth as they reached

250,000, 180,000 and as much as 420,000 inhabitants in Milton Keynes,

Peterborough and Central Lancashire respectively, compared with population

targets in the range of 25,000 to 80,000 inhabitants in the early new towns

.(Table:3-1).

It could be argued that the changes in the starting size and target population

could be traced to the early 1960s when a substantial increase in the national

population was expected. Such an increase, it was suggested, would magnify

overspill problems and significantly increase the demand for housing in the already

overcrowded conurbations, particularly in the south east. This meant that schemes

which could produce a substantial number of houses to meet the growing demand

were urgently needed, particularly with the output of houses in the existing new

towns running down as they neared completion. Such schemes, it was suggested,

should be planned so as to derive the greatest possible benefits from existing and

planned facilities, while producing substantial and immediate results. Consequently,

the idea of designating new towns which would be based upon large existing

communities, were conceived as a means for bigger and quicker results, compared

with developing entirely new towns, which would need a number of years to reach

a significant housing output.



Date of
designation

Nov. 1946
Jan. 1947
Feb.1947
March 1947
April 1947
May 1947
March 1948
May 1948

Area in
Hectare

2,532
2,396
2,391
2,588
1,254
1,450
1,205

947

Welwyn	 May 1948	 1,747
Glenrothes	 June 1948	 2,333

Basildon
Bracknell
Cwm bran
Corby

Cumbemauld
Skelmersdale
Livingston
Redditch
Runcom
Washington
Irvine

M. Keynes
Peterborough
Newtown
Northampton
Warrington

Tel ford
C. Lancashire

Jan. 1949	 3,165
June 1949	 1,337
Nov. 1949	 1,420
April 1950	 1,791

Dec. 1955	 3,152
Oct. 1961	 1,670
April 1962	 2780
April 1964	 2906
April 1964	 2,930
July 1964	 2,270
Nov.1966	 5,022

Jan. 1967	 8900
July 1967	 6,451
Dec. 1967	 606
Feb. 1968	 8.080
April 1968	 7,535

Dec. 1968	 7,790
March 1970 14,267

New Towns

Stevenage
Crawley
Hemel Hempstead
Harlow
Aycliffe
East Kilbride
Peterlee
Hatfield
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Purpose

Take overspill from London.
Take overspill from London.
Take overspill from London.
Take overspill from London.
To serve the neasly industrial estate.
Overspill from Glasgow.
To meet local housing needs and diversfy industry.
To serve the nearly aircraft industry, diversify employment an
take overspill from London.
Take overspill from London.
Formerly to house Coal-mining families, but new a growth point
for diversified industry and overspill from Glasgow.
Take overspill from London and redevelopment of sheck area.
Take overspill from London.
To serve industy in East Monmouth Valley (wales).
To serve the steel works, diversify industry, later take overs
from London.
Take overspill from Glasgow.
Take overspill from North Merseyside Principally.
Take overspill from Glasgow and regional growth.
Take overspill from West Midlands.
To provide homes and jbs for the people in Merseyside.
Tyneside and Wearside revival.
To accelerate industrial development and take overspill from
Glasgow.
Take overspill from London and regional growth.
Take overspill from London and regional growth.
Mid-Wales revival
Take overspill from London and regional growth.
Originally to relieve overcrowding in Manchester Conurbation,
now to serve as natural growth point.
Overspill from Birmingham and the Black Country.
To generate growth on a sub-regional scale in Central Lancashir

Table 3-1: New Towns designation dates, areas and purposes.

Source: Town and Country Planning, 1987 and Schaffer, 1972
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Additionally, all the new towns designated during the late 1960s, were to

serve mainly as economic growth centres, in addition to relieving overcrowded

conurbations. It was suggested that such growth centres could attract population

from outside the region in which they were located. This emphasis on the role of

new towns as growth centres could be attributed less to the need to relieve

pressure on land for development in and around existing urban centres and more to

the growing acceptance of the concept of economic growth points as a major

element in regional planning and development.

In relation to the location of the new towns, major consideration was given

to enabling the new towns to create and sustain economic growth for themselves

and for the country as a whole. The radical new thoughts were in favour of

designating new towns well away from existing substantial urban areas, within a

wider and evolving regional strategy. For instance, Milton Keynes and Peterborough

were located 45 and 72 miles away from the parent city (London) respectively

compared with the range of 9-35 miles for the early new towns (Champion, 1977).

Despite the comparatively successful performance of the new towns in

relation to their objectives, the policy was criticised on the ground that it was

carried out without any long-term comprehensive perspectives, for instance, in

regard to the number of new towns to be built or their locations (Rodwin, 1956).

The only factor determining the magnitude of the implementation of the new towns

policy was the amount of money allocated for their development. This amounted to

£50 million in the New Towns Act, 1946 and increased several times to meet the

growing financial needs of the new towns policy, until it reached £5,000 million in

the New Towns Act, 1982. It could be argued that the absence of any long-term

comprehensive planning had resulted in a neglect of the significant role of the new

towns in regional and inter-regional development. Rather, the new towns, it was

suggested, were considered largely as instruments for accommodating the growth

of regions, which implied an acceptance of existing regional trends (Rodwin, 1970).
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Also, it was argued that the links with existing cities were inadequate

despite the collaboration between the DC's and the parent cities' authorities, for

instance, to control the natural replacement process when overspill populations left

the parent city to go to a new town. Additionally, the absence of any co-ordination

between the new towns policy and other national policies created certain

difficulties for the DCs in developing the new towns. This was emphasised by the

structural organisation of the central government, which is based upon a rigid

departmental basis without a parallel structure at regional level to cut through the

barriers between the various Ministries concerned. For example, while the DCs

tried to attract industry to the new towns, the policy of the Board of Trade was to

attract and authorise the movement of industry only to the depressed

are as(Rodwin, 1953).

During the 1970s the new towns policy was abandoned, as neither economic

growth nor population growth materialised to the extent anticipated to justify

further moves from the cities to the new towns (9) Also, more consideration was

given to the inner city problems, which suffered from a marked decline in

employment opportunities, physical decay and adverse social conditions (10) Now,

the policy has been abandoned and the selling of the new towns assets is being

undertaken by the New Towns Commission, encouraged by the Conservative

(9) It was argued that during the 1960s the population was estimated to increase by
twenty million people by the end of the century. Yet, population projections
undertaken by the end of the 1 960s and early 1 970s suggested an increase of no
more than seven millions by the year 2000 (Hall, D., 1973).
(10) In the autumn of 1972 the Department of the Environment initiated six studies
to provide comprehensive guidance for local authorities in relation to the
improvement of the environment. These studies were initiated in two types; the
first "Inner Areas Studies" were conducted in Liverpool, Birmingham and Lambeth,
to consider the particular problems in inner city areas. The second, " Urban
Studies", were initiated in Oldham, Rotherham, and Sunderland, to consider the
problems of improving the town as a whole.(Levin, 1976). After the completion of
these studies a white paper for " The Inner Cities " was introduced underlining
official concern about the inner city areas. Then, in 1978 the Inner Urban Areas
Act was introduced in an attempt to deal with the problems of inner city areas. (for
more details see Lawless, 1981)
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government, but still without any clear regional planning policy framework.(Hall,

1985)

34 Desig nation Drocedures

According to the New Towns Act 1946, as well as the subsequent Acts, the

initiative of establishing a new town lay entirely in the hands of the Minister of

Town and Country Planning( and his successors). Under the Act:

• if the Minister is satisfied, after consultation with any local

authorities who appear to him to be concerned, that it is expedient and in

the national interest that any area of land should be developed as a new

town by a Corporation established under this act, he may make an order

designating that area as the site of the proposed new town." ( New

Towns Act, 1946, p.1)

Before such order the Minister had to publish a notice in the London Gazette

and one or more of the newspapers circulated in the locality of the proposed new

town. Such notices were to include a description of the designated area, a name of a

place within the designated area where a draft order and a statement about it were

to be displayed and a specific period of time within which objections to the

proposed order were to be made. Then the Minister was to prepare:

"... a draft of the order, describing the area to be designated as the site

of the proposed new town by reference to a map... together with such

statement as the Minister considers necessary for indicating the size

and general character of the proposed new town." ( New Towns Act,

1946, p.24)

If any objections were made and not withdrawn the Minister, before making

the designation order, had to call for a public inquiry to be held, by an inspector

who was responsible for submitting a report to the Minister about the inquiry. Such

report was to include the objections and evidence submitted in the inquiry as well

as the recommendations of the inspector (if any). This meant that when the
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Minister came to take a decision as to the area to be covered by the designation

order, he would have before him the report upon the public inquiry accompanied by

the observations made by the Minister's officers on that report and their

suggestions on the decision he should take.

Even after the confirmation of the designation order, objectors could apply

to the Courts, or to Parliament if the objector were the local planning authorities,

and this had to be made within forty sitting days. In most cases, the early new

towns faced strong opposition leading to court actions causing delays in starting

their development, such as in the cases of Stevenage, Crawley and Hemel

Hempstead, and a considerable amount of uncertainty.(Schaffer, 1972)

The designation procedures were criticised by some planners because of the

delay they could cause, particularly as the Minister had to stop any further

progress in the project and the planning team had to wait until the final decision had

been made before they could start the master plan (Schaffer, 1972). However, the

length of the designation procedures was, to some extent, desirable for such

projects in that it allowed for consultation between various authorities,

organisations or individuals concerned with new towns development and their

potentially serious impact on the demographic and economic conditions regionally

and nationwide.

3-5 Mministrptive system

The administrative system, as one of the most influential factors in the new

towns development, was a major concern to the Reith Committee . In its attempt to

define the most appropriate organisational and administrative framework, the

Committee examined comprehensively all practical types of agency for new town

development. It concluded that the establishment of a new town, which involves not

only the creation of the physical environment, but also the development of a full

social, industrial and commercial life, should be undertaken by a government
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sponsored public corporation, to be created for this sole purpose (New Towns

Committee, 1946 a).

3-5-1 The structure and powers of the Development Corporations

Following the recommendations of the Reith committee, the New Towns Act

1946 granted authority for the planning and development of the new towns, for a

certain period, to public corporations entirely financed by central government. A

DC was to be created by the Minister of Town and Country Planning and his

successors as a legal entity to secure the laying out and development of a new

town. For this purpose each DC has had the power to:

acquire, hold, manage and dispose of land and other property, to

carry out building and other operations, to provide water, electricity,

gas, sewerage and other services, to carry on any business or

undertaking in or for the purposes of the new town, and generally to do

anything necessary or expedient for the purposes of the new town or for

the purposes incidental thereto. " (New Towns Act, 1946, p.2)

Despite the crucial powers given to the DCs, it was argued that they were

completely under the control of the Ministry of Town and Country Planning, as they

could not enjoy these powers without the approval of the Minister. For instance, all

the plans and major development proposals were to be approved by the Minister.

Additionally, annual reports and audited statements of account were to be

submitted to the Minister and subsequently laid before Parliament and

published.(Aldridge, 1 979)

A DC was to be ruled by a board appointed by the Minister. The board should

not exceed, in addition to a chairman and a deputy chairman, seven part time paid

members (increased to eleven members under the New Towns Act 1965), of which

one or more should be resident in, or have special knowledge of, the new town

locality (New Towns Act, 1946). Although the Minister had to consult the local

authorities in relation to the appointment of the board, he was not obliged to follow
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their suggestions. The Board, in turn, appointed a general manager and a team of

chief officers to carry out the DCs duties. The general manager was to be

responsible directly to the Board for the work of all the departments (McDougall,

1969). This simple structure, which was common to all the DOs in principle, was

more the equivalent of a business organisation than an elected branch of local

government (Figure:3-3) and promoted directness and rapidity in policy making,

particularly with the appointment of a highly qualified professional and

administrative team (Thomas, 1968).

3-5-2 Relations with central government

Although the new towns programme was directed and supervised by the

Ministry of Town and Country Planning, other central government departments

were significantly involved in the new towns development, viz, the Treasury,

Board of Trade, Ministry of Education, Ministry of Health and Ministry of

Transport, in addition to the National Coat Board in some cases (Aldridge, 1979).

The Board of Trade, and its successors, was closely associated with the

new towns policy as it controlled the movement of the industry all over the

country through a set of positive incentives and negative controls, of which the

Industrial Development Certificate was the most significant. As most of the new

towns were located outside the depressed areas, the DCs confronted difficulties in

attracting industry to the new towns mainly because of the obstacles created by

the Board of Trade to the movement of the industry through the application of

Industrial Development Certificate control. However, even in the cases where new

towns were located in depressed areas, similar complaints about the problems in

obtaining Industrial Development Certificates were reported by their DCs (Rodwin,

1956). These control measures have since been repealed.

Some DCs have complained to the Ministry of Health about the delay in

hospital provision. For instance, Stevenage DC, eleven years after designation,
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complained about the absence of any in-patient treatment within the town and the

nearest hospital was seven miles away (Stevenage DC, 1958). It was claimed that

this delay was mainly attributed to the policy shift toward larger hospitals rather

than small local ones (Atdridge, 1979).

Moreover, the lack of central commitment from the Ministry of Transport

had appeared in the tong negotiations undertaken by the DCs with the county

councils over the appropriate proportions they should pay of the cost of the roads

to be constructed to classified standards. As a result some roads were constructed

to lower standards by the DC. Additionally, different road locations were chosen by

the Ministry of Transport without considering their side-effects on new towns

development. For instance, the Mu near Harlow was relocated on the opposite side

of the town from the first proposal which had been taken into account when the

town was designated (Harlow DC, 1953). However, the situation changed at the end

of 1968 with the announcement of a separate programme, setting out the

contributions by different bodies to the construction cost of roads for new and

expanded towns.

In the cases of Peterlee and Glenrothes, major conflicts took place between

their DOs and the National Coat Board. For instance, Peterlee's DC, in its reports in

1949, 1950, 1951 and 1952 referred to the problems created by the Board

(Aldridge, 1979).

It can be argued that the difficulties confronting the DCs in their relations

with the departments of central government were mainly as a result of the absence

of any kind of formal mechanism for integrating the policies and financial plans of

central government departments in relation to new towns development. This

integration would have been facilitated by the creation of the central advisory

commission recommended by the Reith Committee as an instrument to harmonise

policy and practice and to act as a central source for information and experience.
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3-5-3 !?lations with local authorities

There were two main issues in the relationship between the DCs and local

authorities. On one hand, the DCs were to rely on the local authorities for the

provision of social amenities and services. For instance, the county council would

provide schools, police stations, classified roads and public libraries. The district

council was responsible for maintaining and lighting the new streets, providing open

space and in some events, for the provision of sewerage and sewage disposal

systems (McDougall, 1969). On the other hand, the non-elected nature of the DCs'

boards created, in most events, some rigidity between them and the local

authorities as elected bodies (Aldridge, 1979).

According to the New Towns Act 1946, the DCs were permitted, with

Ministerial approval, to contribute toward the costs of services provided by local

authorities or statutory undertakers in relation to the new towns. Also, when a DC

was authorised by the Minister to provide a service, instead of a local authority, it

would receive some financial payments from the responsible local authority.

However, there were no formal or fixed rules to be followed about the different

bodies' shares in the provision of services and the cost of amenities. As a result, in

most cases long negotiations took place in order to determine the appropriate

shares of the cost, local authorities being unable or unwilling to contribute either

because of the gap in time between the demand for the services and their returns,

or the cuts in central government expenditure (Rodwin, 1953).

Nevertheless, in some cases, for example Peterlee and Corby, the DCs

were welcomed by the local authorities because of the vital role they would play in

meeting the needs of the residents of the area.

Despite the difficulties confronting the DCs in their relations with the local

authorities, the Ministry refused any kind of formal representation of the

councillors of the local authorities on the boards of the DCs. Consequently, informal
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committees consisting of local authority councillors and members of the DCs were

established in some cases, meeting regularly to discuss the issues and problems of

mutual interest. In some cases, chairmen of DOs attended the meetings of the local

authorities for similar purposes (Kirk, 1953).

By the late 1 960s, where a new town was to be established in an area with

a substantial population, the Ministry entered into a TMpartnership-agreement" with

the local authorities concerned in regard to the political liabilities, combined

actions, and payments for amenities and services. The same principal was extended

to embody other public agencies, such as those responsible for electricity and

health services. Nevertheless, in the new towns where the agreement was applied,

no rules were laid down because of the complexity of the contribution toward the

costs of local authorities (Aldridge, 1979).

3-6 Financial system

Although the new towns were the creation of the central government, the

development costs of the new towns were funded from many sources, but the DCs

paid the largest sum through direct Exchequer grants. The DCs also had to

contribute toward the cost burden on the local authorities or statutory undertakers

in relation to the provision of amenities and services. In addition, large sums have

been spent by local authorities, as each has contributed for the provision of

amenities and public services they usually provide. The statutory undertakers have

had the responsibility of producing services, such as gas, electricity and telephones

(Osborn, 1977). In addition, private capital has invested in the industrial and

commercial schemes and some housing, but without any fixed rules.

According to the New Towns Act 1946, the DOs had to depend entirely upon

central government as the sole source for financing their expenditure. This meant

that their financial ability, and consequently the completion of the new towns,

would be considerably influenced by various controls dictated either by the national
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economic conditions or political changes. For instance, the economic recession in

1966 resulted in expenditure cuts and modifications in land acquisition policy

(Aldridge, 1979).

However, making the DCs rely upon central government funding was argued

on the basis that during the early years there would be neither financial security

nor attraction for private investors to take part in the development process. Nor

had the DOs had any chargeable assets permitting them to borrow independently

(Rawes, 1973).

In turn, the DOs had been subjected to all forms of financial controls by

central government. Each DO had to submit an annual report to the Minister, in

addition to audited accounts carried out by private firms of auditors, in which the

expenditure of the DC was to be reviewed according to commercial practice and

prudence (Schaffer, 1972). Afterwards, the accounts were to be laid before

Parliament. Additionally, the DC had to hand over plans and estimates for the large

projects they were to undertake. It should be made clear here that varying ratios

are being used in this thesis ,rather than the historic values wherever comparisons

between different years are made, in order to overcome the effects of inflation on

different costs and asset values.

3-6-1 Public advances

For the purpose of enabling a DC to meet its expenses, advances have been

made by the Minister. These sums were to be repaid, first, over a period of 60

years at varying interest rates linked to the prevailing Bank and Public Works Loan

Board rate. This was replaced in September 1957 by the rate at which the

government could obtain long-term loans in the market. This suggests that no

burden would fall on the Treasury from making the advances, but rather the

contrary, as the repayable capital would be available for re-lending at full interest

rate (Schaffer, 1972).
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The DCs complained frequently about the uncertainty and heavy burdens

created by the conditions of the advances. They reported that the numerous

fluctuations in interest rate restricted their financial planning capabilities. For

example, between March and December 1957 the interest rate changed fourteen

times (Rawes, 1957). Additionally, the DCs complained that the heavy financial

burden affected their financial management, because of their inability to obtain

loans for periods shorter than 60 years, and the progressive increase in the

interest rate from 6 % to as much as 17.25% by 1979 (Figure:3-4). It was

suggested that the high interest rates had particular effects on the new towns

established in the 1960s, as they borrowed the bulk of their advances at excessive

interest rates during the 1970s. For instance, by 1979 Washington and Milton

Keynes had average interest rates on their advances of 12.11% and 12.87%

respectively, compared with 7.02% and 7.21% for Harlow and Stevenage.

However, it was argued that the high interest rates were offset by the high

inflation rate experienced by the country as a whole (Morse, 1978), in that the

value of the Sterling Pound was so much lower.

In addition to the repayable loans, grants were provided by the Minister to

cover 50% of the first year deficit and 25% of the second year's. The remaining

deficits were capitalised and charged to other expenditure accounts. Also, annual

grants payable over sixty years were made by central government to the DCs in

respect of their rented houses. But, in accordance with the New Towns Act 1946,

the Minister had the power to reduce or withdraw these payments (Rodwin, 1967).
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agency.	 family - breakdown

by service provided
100%

90

80

70

60

50

40

30

20

10

0

Development Corporation

Private enterprise

Central & local government	 [:

HousIng	 -

Main roads, shops, offices, social

Main roads, sewers, water

Utilities, hospitals, health,
education, other public
buildings.

Figure 3-4: Total expenditure and constudion costs- breakdown by agency and services provided

Source: Balchin, 1980.
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Figure 3-5: Rate of interest in capital advances 1947-1980.
Source: Balchin, 1980.
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3-5-2 Expenditure

The main items of capital expenditure by the DCs were on land acquisition

and site development works, housing, amenities and public services and commercial

and industrIal development (Figure :3-5).

a- Land acquisition and site development works

During the early years of a new town, a large amount of capital expenditure

by the DCs went on the acquisition of land and the provision of the necessary

infrastructure,such as estate roads, gas, electricity, water and sewage (Morse,

1978). However, the relative financial burden of land acquisition and site

development work has varied widely between the early new towns and the latest

ones. For example, after five years of operation, this component amounted to about

one-sixth of the total expenditure by the DOs for Harlow and Stevenage compared

with about one-quarter for Washington and Milton Keynes. This increase was

attributed to the rise in land acquisition costs because of monetary inflation, and

the effects of the changes in the legislation introduced in the early 1 960s which

modified the basis for determining the prices at which the land was to be acquired,

from "existing land value" to the "willing seller, willing buyer" price. Under the

new legislation the land needed by local authorities or statutory undertakers had to

be bought from the DC at a price between its original use price as if the new town

had not been planned, and its market value as designated land (Balchin, 1980).
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b- Housing

The cost of housing provision represents the greatest component in the

capital expenditure of the DCs. As shown in Figure (3-5), it amounted to more than

half the total cost burden.

From the start, the DCs aimed at balancing their housing accounts, bearing

in mind the need to charge reasonable rents. However, they faced serious

difficulties because of the steady rise in interest rates since the mid 1 960s and the

progressive increase in the construction and maintenance costs. They tried to

modify housing layouts and evolve more economical designs in the later houses in

order to reduce construction costs and stabilise rents (Schaffer, 1972).

Nevertheless, several rises in the rent levels were unavoidable and proposals for

rent increases covering all existing housing had to be submitted to the Minister for

approval (for example see Harlow DC, 1969).

In the late 1 960s the housing policy in the new towns changed dramatically

with the introduction of a 50% owner-occupancy for residential units. This policy

helped DCs financially because it enabled large yields to be made on the sale of land

allocated for housing purposes and housing units constructed by the DCs.

c- Amenities and services

In order to spend upon, or contribute towards, the cost of the amenities and

public services the DCs had two funds, the first of which stood at a total of £

2,000 and the second at £4 per head of new population. The local authorities argued

that the funds were inadequate, especially with the progressive increase in

construction costs and maintenance charges. They urged the government to

increase the funding to a more realistic level and to allow those DOs achieving

surpluses to spend them for the welfare of the people in the new towns. But

government approval was not forthcoming (Schaffer, 1972)
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d- Industrial and commercial development

Industrial and commercial buildings were considered as the main profitable

investment opportunities for the DCs. The returns from profitable sales and leases

could help them offset the deficits incurred because of the heavy cost of the

services provided during the early years of construction. Thus, most DCs carried

out as many industrial and commercial buildings as possible, in order to secure

optimum returns and accordingly increase their financial capabilities. Examples

include the DCs of Harlow, Stevenage and Milton Keynes. In order to avoid any

potential risks others pursued more prudent development policies by leasing the

land for commercial and industrial purposes on ground-rents to private investors.

Basildon is an example where the town centre site was let on ground leases to

assure a share in the future increase in the rental values of the developed sites

(Basildon DC, 1959). But it has been argued that those DCs which followed the

leasehold method experienced low ratios of industrial and commercial revenues to

expenditure (Litchfield, 1963).

3-6-3 The disposal of the new towns assets:

When the development of a new town is substantially completed and

consequently the DC has achieved the purpose for which it was established , the

Minister can by order, after consultation with the Treasury, provide for the

dissolution and winding up of the DC (New Towns Act, 1946). The ultimate disposal

of the assets created by the DCs has been one of the most controversial issues

associated with the new towns programme. According to the New Towns Act 1946,

the assets were to be transferred to the local authorities and statutory

undertakers, but no basis for the transference was specified, It was argued that as

the new towns were financed by tax-payers their profits must be given to the local

residents, through the local authorities (Schaffer, 1972). Others argued that local

authorities did not have the experience needed for taking responsibility for the new
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towns assets, particularly with the commercial and industrial properties which

were developed on a large scale in the new towns (Ireton, 1956).

A new act dealing with the assets transference issue was approved by

Parliament in 1959. In accordance with the new act, the land, housing and

commercial and industrial assets were to be transferred to a central commission

(the New Towns Commission) to be created to take over, hold and manage these

assets. The Commission could continue to develop the town only for the sake of

maintaining and enhancing the value of the land it still held, taking into account the

purpose for which the new town was established

The Commission for the New Towns was to be run by a board of not more

than 15 members appointed by the Secretary of the State, and was to be based in

London. In turn, the Commission would appoint a local Committee for each new town

entering under its jurisdiction. The local Committees were to be totally controlled

by the board in all their activities (Aldridge, 1979).

The Commission came into being in 1961, and took charge of Hemel

Hempstead and Crawley on April 1 962, and of Welwyn and Hatfield in 1966.

No further changes were made until the New Towns Act 1976, which

permitted the transference of

". . any dwellings of a new town and any of their associated property,

rights, liabilities and obligations to the district council." (New Towns

Act, 1976, p.12).
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3-6-4	 pprecIatIon

When the programme started in 1947, there was little concern about the

new towns ultimate financial status, as no profits were expected from them.

However, the potential for the new towns to earn substantial profits was

recognised when some of them started showing small annual revenue surpluses

after only 8 to 10 years. For example, Harlow in 1954, Crawley in 1955 and

Stevenage in 1957. Subsequently, pressure was put on the DCs to maximise their

profits. Advances were to be made only for projects expected to secure reasonable

revenue and more emphasis was put on the sale of the new towns housing.

Subsequently legislation has extended this practice to all public housing in the U.K.

3-7 Achievements

By 1987, twenty-eight new towns were designated in Britain (excluding

four in Northern Ireland), of which thirteen could be regarded as complete, their

DCs being dissolved and their assets transferred to the Commission for the New

Towns. The rest were still underway. Over 92,324 new houses were built and

more than 567,786 jobs created. Thousands of hectares of open space in addition to

the amenities and services necessary for more than 2,000,000 population, were

provided (T. & C. P., 1987).

In order to examine the achievements of the British new towns two sets of

criteria are used, the first related to the objectives, either demographic or

economical, which the new towns were established to satisfy, and the second,

related to the functional characteristics which the new towns should have.
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3-7-1 Population

Between 1947 and 1987 the total population of the 28 new towns increased

by 125%, reaching 2,124,312. The increase in their population was equally

distributed over the period, with 345,040 during the 1950s, 321,172 in the

1960s, and 362,075 during the 1970s. However, the increase declined to 150,116

only between 1980-87 because of the economic slack in the country and little

population movement at all in this period.

Before making any comparisons it should be mentioned that absolute

numbers are used instead of percentages in order to avoid misleading trends, which

could result from the variations in the original population of the new towns.

The first-generation new towns experienced their main growth phase during

the 1950s, and continued in the 1960s but with a reduction in growth rates, except

in the cases of East Kilbride, Weiwyn and Glenrothes, where growth rates

increased compared with the 1950s. The same trend could be seen with the second-

generation new towns, which achieved an accelerated rate of growth during the

1960s and 1970s, and started to slow down during the 1980s.

Nevertheless, the pattern revealed by the figures in (Table:3-3), shows

some variations between the new towns. Of the pre-1951 designated new towns,

Harlow and Crawley recorded the highest growth rates, during the 1950s, reaching

an average annual increase of 3,514 and 3,211 respectively. The high growth rates

achieved by most of the first generation new towns caused their initial population

targets to be increased. In some cases this occurred several times, as once the

population started growing, it was found to be hard to stop the pressure; for

instance, the target population for Harlow was increased on three successive

occasions.
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New Towns	 Population	 Population	 Population	 Population	 Population
at designation in 1961	 in 1971	 in 1981	 in 1987

Stevenage	 6.700	 42984	 67,078	 74,365	 75,700
Crawley	 9,100	 54,047	 67,843	 72,756	 72,900
Hemel Hempstead	 21,000	 54,954	 70,085	 76,776	 77,100
Harlow	 4,500	 53,701	 78,092	 79,276	 78,000
Aycliffe	 60	 12,395	 20,203	 24,720	 25,500
East Kilbride	 2,400	 31,970	 64,118	 71,316	 69,700
Peterlee	 200	 13,331	 21,846	 22,756	 25,000
Hatfield	 8,500	 20,516	 25,359	 25,160	 25,200
Welwyn	 18,500	 35,179	 40,448	 40,496	 40,500
Glenrothes	 1,100	 12,750	 27,335	 32,478	 38,400
Basildon	 25,000	 53,780	 77,287	 94,277	 103,000
Bracknell	 5,149	 20,533	 34,067	 48,752	 50,800
Cwmbran	 12,000	 30,788	 41,065	 44,309	 49,120
Corby	 15.700	 36,097	 47,991	 47,772	 48,500
Cumbemauld	 3,000	 4,924	 31,557	 48,207	 48,800
Skelmersdale	 10.000	 -	 26,739	 39,144	 41,600
Livingston	 2,100	 13,567	 36,510	 40,500
Redditch	 32,000	 -	 37,709	 63,675	 70,000
Runcom	 28,500	 -	 35,921	 64.106	 68,100
Washington	 20,000	 -	 25,267	 49,860	 61,580
Irvine	 34,600	 -	 42,451	 55,278	 58,537
M. Keynes	 40,000	 -	 46,499	 96,130	 133,000
Peterborough	 81,000	 -	 87,568	 114,108	 132,475
Newtown	 5,000	 -	 5,616	 8,660	 10,000
Northampton	 133,000	 -	 133,673	 156,853	 170,000
Warrington	 122,300	 -	 127,648	 135,568	 146,000
Telford	 70,000	 -	 79,451	 103,664	 111,500
C. Lancashire	 234,500	 -	 235,638	 247,224	 252,800

Total	 945,909	 477,949	 1,612,121	 1,974,196	 2,124,312

Table 3-2: Population growth in the new towns.

Source: Town and country Planning, 1987.
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Also, some differences are apparent between the new towns established

during the 1960s. Surprisingly, the new towns established by the end of the 1960s

(Warringlon and Telford) exhibited the highest average annual growth with 5,345

and 3,150 respectively, whereas Newtown and Northampton experienced an

average annual increase of just 152 and 224 representing the lowest trends.

Skelmersdale, Irvine, Milton Keynes and Peterborough increased at moderate rates.

However, the most striking change in the new towns growth rates occurred

during the 1980s, when the first-generation new towns were either static or

exhibiting a slight decline in their populations, although they had not reached their

ultimate targets. At this time, the second-generation new towns also experienced a

large reduction in growth rates. It has been argued that the changes in the growth

rates of the pre-1951 designated new towns could be attributed to the shortage in

jobs and housing supply, causing the second generation of young people and

particularly school leavers, to look elsewhere for employment and houses to start

their own families.

This led to a net loss in the younger age groups. Additionally, a fall in

housing occupancy rates paralleled a decline in the national fertility rates,

suggesting that, despite the static or decreasing populations of the new towns,

more houses had to be built just to maintain the present population levels, because

of the change in pattern of household size (Champion, 1978).

The changes in the growth rates of the new towns, during the 1980s,

created doubts about the new towns' capacity to reach their ultimate targets,

especially with major cuts in public expenditure forming part of central

government economic policy.
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3-7-2 The impact of the new towns policy on the conurbations

One of the main objectives of the new towns in Britain was to assist in

reducing the over-concentration of economic activities in the conurbations. This

objective was accompanied, in the later new towns, with the objective of acting as

regional growth centres. The DCs, in selecting the types of industries to be

accommodated in the new towns, concentrated on attracting modern, clean, high-

technology, mainly engineering, industries.

The new towns were to be major new centres for population and

employment outside the conurbations. But a reasonable question that can be asked is

to what extent the new towns programme diverted employment away from large

cities, and how important was the loss in relation to the overall employment

changes?

Fothergill et al (1983), in attempting to measure the impact of the new

towns on the conurbations, assumed firstly that the policy effect on each new town

was at the expense of the nearest conurbation. In calculating the impact of the new

towns programme on manufacturing employment, they also assumed that in the

absence of public policy which diverted jobs to the new, as well as expanded

towns, employment opportunities would have remained in the cities. They

suggested that the new towns programme probably had only a small impact upon

employment in the conurbations because over the period as a whole, the total loss

of manufacturing jobs from London and the other six conurbations has been great,

accounting for as much as 1 .2 million jobs, while the new and expanded towns

programmes provided for little more than one-tenth of this number. It was argued

that more than half of the jobs diverted by these programmes have been at the

expense of London, but the overall loss of jobs there has been so large, nearly

570,000, that the decline remains enormous even after adding back the jobs lost to

new and expanded towns. This conclusion is consistent with Dennis's (1978) finding
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that between 1966-74 factory movement to the new and expanded towns accounted

for no more than 7% of the decline in manufacturing employment in London.

Clydeside and the West Midland have lost some jobs to new and expanded

towns, though again the number is small in relation to overall losses in these

places. Mersyside and Manchester, on the other hand, do not appear to have lost

jobs over that period despite the location of several new and expanded towns in

surrounding areas, because in total the growth of these towns in North West

Eng'and has been particularly disappointing. Tyneside, the smallest of the

conurbations, is the only one where nearby new and expanded towns may have

made much difference to the rate of decline. The planned decentralisation of jobs to

new and expanded towns has therefore been only a small component of the overall

decline of manufacturing employment in the conurbations.

3-7-3 Self-containment

The British new towns policy aimed, from the very beginning, at

establishing self-contained communities providing for most of the needs of

everyday living inc'uding emp'oyment, shopping, health, education and other

facilities. Such provision would create an environment for the life of a complete

community and minimise daily in- and out-commuting. When the New Towns

Committee was set up, in 1945, to prepare the ground for new towns development,

it was asked to:

suggest guiding principles on which such towns should be established

and developed as self-contained and balanced communities for work and

living".(New Towns Committee, 1946 a,p.3)

These objectives of self-containment and balance were, consequently,

passed on to the DCs responsible for new towns development, It was suggested,

nevertheless, that a DC could not guarantee self-containment, or any given degree
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of it. Rather, it could only create the conditions that made it possible and likely, for

instance, matching population and employments levels (Hall, P., 1973).

The DCs, in turn, attempted to provide a variety of services and facilities

to meet most of the needs of the new towns' residents. Yet they faced difficulties,

particularly in the early years of new towns development, in pursuading

responsible authorities to provide services and amenities in step with population

increase. Similarly, they focused their attention on encouraging private enterprises

to provide the type of facilities they could best provide, such as shopping facilities.

Persuasion was necessary when the private sector considered the issue from the

point of present day profitability rather than uncertain future demand. The DCs,

still, did not have any direct influence on their inhabitants decision to commute to

other places to satisfy their needs. Instead, they tried to influence the decision

indirectly by providing the services and facilities at a satisfactory level, and left

their residents to decide whether to use them or to commute to other places to

satisfy such needs (Cresswell, 1973).

The new towns' sizes and the implicit limits on purchasing power,

restricted the scale on which services and amenities could be provided, compared

with iiose firmly esfab)ished in parent cities. Those new towns developed during

the 1960s stood a better chance of providing a wider range of services and

facilities for their residents, compared with the new towns designated earlier,

because of both their relatively larger initial number of residents and ultimate

population targets.

In respect of employment provision, the DCs attempted not just to balance

the total number of employment and the total housing in the new towns, but also to

relate housing and jobs. They tried to achieve this by following a housing policy

based on giving priorities to those who obtain jobs in the new towns. Such a policy

was intended to ensure that the large majority of those with jobs in the new towns
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lived within its boundaries, in order to minimise the cross movement, from or to

them, to the minimum level essential for adjusting any imbalance between

population and employment (Thomas, 1969).

In some cases the policy of homes-with-jobs was only partly adopted due to

the particular purposes for which the new towns were established. For example,

Hatfield and Corby were established mainly to accommodate the employees in

existing industrial centres outside, but in close proximity to, their designated

areas.

It has been suggested that the policy of homes-with-jobs has, overall, had

significant impacts on the new towns' degree of self-containment and helped in

creating well balanced towns in terms of employment and population compared with

old towns in the same regions (Thomas, 1977),

It was found, however, that in and out commuting levels were greater than

the amount needed to balance a shortage or surplus of jobs. For instance, in 1966

East Kilbride had daily out-commuting to Glasgow amounting to 5,000 workers

against 6,000 in-commuting. The high level of cross movement from or to the new

towns was attributed to the fact that the inter-relationship between employment

and housing applied by the DCs were not perfect, as they did not have complete

control over private sector housing in the new towns. Also, although having a job in

the new towns was in most cases the main condition for getting a house, once the

heads of households got housing in the town there was no obligation upon them to

retain their jobs. Additionally, as no restrictions were applied on the other

members of the family, they were free to choose to work either in or out of the

new town (Thomas, 1969).

In a study of the degree of self-containment of London's new towns, it was

found that during the 1950s they were relatively balanced in terms of population

and employment and more self-contained as far as the journeys to work were
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concerned, compared with older towns in the outer zone of the London region.

However, once the basic social and industrial structure was established in the new

towns, they experienced employment expansion in which new jobs were introduced

considerably faster than new working populations, causing a lag in housing supply in

relation to the growth of employment. In turn this created difficulties for the

employers in recruiting employees, while long waiting lists for housing increased

further (Thomas, 1977).

The achievement of self-containment in the new towns was affected,

throughout the 1960s, by the growing propensity for people to travel to work

outside the areas in which they lived. They were also encouraged to commute for

longer distances and these changes were attributed to the huge increase in the

number of cars per thousand head of population for the country as a whole and for

the new towns in particular (Ogilvy, 1968). The new towns degree of self-

containment was affected further by the difficulties confronting London's new

towns when their second generation residents started to look for jobs in London,

given its attractiveness in terms of the wide range of employment opportunities

and the facilities provided. Furthermore by the end of 1960s, there were major

changes in housing policy with the encouragement of the owner-occupancy

approach, which reduced the availability of rented dwellings for the new employees

in the new towns, and consequently had a significant impact on their degree of self-

containment. The new towns, consequently, experienced increased cross-

movements and became less self-contained and balanced in terms of population and

employment levels than before.

Nevertheless, the new towns maintained a higher degree of self-

containment compared with older towns, where changes in population and

employment were generally imbalanced. This was attributed to the increase in the

proportion of female employment, which tended to reduce the cross-movement in

the new towns, as they were less mobile than men(Hall, P., 1973).
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Although London's new towns were relatively well-balanced communities in

regard to the levels of employment and residents in employment there were never

any restrictions on any journeys to or from the new towns in order to achieve

self- containment. Yet, the goal of self- containment was eliminated from the plans

of the latest new towns, without any apparent scientific justification. Instead,

more emphasis was put on opposite goals, such as "opportunity and freedom of

choice" and "easy movement and access and good communications" (Milton Keynes

DC, 1969).

3-7-4 Demographic balance

Balance in a new town is not just a question of the social composition of its

population but also, a question of their age structure. These two issues are now

discussed in further detail.

a- Social balance

Since Ebenezer Howard, social balance has been one of the characteristics

to be attained by the British new towns. The desirability of social balance emerges

from the need to avoid singularly working class communities in order to enrich

social life in the town. A socially balanced new town is, it was argued, a

community where all socio-economic classes are represented and therefore a

socially diversified and balanced community should be developed from the very

beginning. The declared policy of most DCs, therefore, was to attract different

soclo-economic groups to the new towns through the provision of appropriate

housing and facilities for all income groups from the earliest stages.

It was found, however, that the new towns in general had a relatively

higher proportion of skilled manual workers and were under-represented in the

non-manual groups, compared to the national average. Yet, the ratios for unskilled

and semi-skilled groups were similar to the national figures.
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Apart from the over-representation of skilled manual workers and the

under-representation of the non-manual groups, there were no social distribution

patterns unique to the new towns (Figure:3-6). This suggests that the variety in

the social structure of the new towns could be attributed to the differences

between the regions in which the new towns are located and from which they have

drawn their population.

The over-representation of skilled manual workers was attributed to the

types of industry which moved to the new towns. They attracted the more mobile

industries as well as new ventures with high growth prospects, which came to

these towns to meet their needs for sufficient land for future expansion. They were

light, modern technologies and engineering firms with a high proportion of skilled

workers. The impact of the industrial structure of the towns was reinforced by the

control exercised by the DCs over the types of industry they wanted to attract to

the new towns. They were in favour of light and clean industries, overlooking the

consequent socio- economic group structure that could be created by a

preponderance of these types of industry (Cresswell, 1973).

The age imbalance contributed to the imbalanced social structure of the new

towns. There was an over-representation of young population, who were, on

average, more skilled and better qualified than the older people. Moreover, the

employee selection process favoured highly qualified workers, as the employers

were able to get better qualified employees in return for the housing and jobs

package they could offer.

The shortfall in the non-manual workers category was attributed mainly to

the lack of managerial and professional groups rather than the absence of the lower

grade non-manual classes, as the former were more mobile than the

latter(Champion, 1977) and could choose to live in more salubrious surroundings in

nearby villages and rural settings.
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Corby new town was a striking exception in that in terms of social classes

it had the highest proportion of non-manual skilled, manual skilled and semi-skilled

workers and the lowest level of professional and intermediate workers. This

imba'ance could be attributed to its economic structure, which was dominated by

the steel industry.

The Industrial Selection Scheme was designed to assist those in most

housing need and who were interested in moving out of London to find jobs in the

new or expanded towns. They would in the main have been drawn from the lower

income groups, but the scheme proved to be a failure. Most people were unaware of

the scheme's existence and the majority of the registrants who did know about it

preferred making direct contacts with the employers in the new towns (AldrIdge,

1979). Moreover, it was argued that another reason for the failure of the scheme

was that the registrants lost interest in it because the pay offered was too low,

while the rents in the new towns were higher than on average (Thomas, 1972).

b- Ap e structure

Age structure represents one of the most important elements that

distinguished the new towns from the country as a whole. Almost all of them

experienced imbalance in the age composition of their population over their initial

growth stages. The age structure of the new towns has been considerably more

youthful, with a strong representation of 25-44 and under 10 age groups and far

fewer people of retirement age. For instance, by 1961 Stevenage and Corby had

respectively about 25.8% and 24.0% of their population under the age of ten,

compared with 14.9% in England and Wales. The 25-44 age group, moreover,

represented 37.2% and 30.7% of their total population, compared with no more

than 26.3% in England and Wales. The 55 and over age group, meanwhile, accounted

for no more than 8.3% and 9.6% of the total population in Stevenage and Corby

compared with as much as 21.5% in England and Wales (Figure:3-7).
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By the early 1970s, the age structure of these two towns became

dominated by the under twenty age group, representing 39.7% and 41.3% of the

total population in Stevenage and Corby respectively compared with 30.5% in

England and Wales. The gap between the comparative size of the 25-44 age group in

the two towns began to diminish, with this age group representing 28.7% and

26.1% of the total population in Stevenage and Corby compared with 24.3% in

England and Wales. The under-representation of the 55 and over age group continued

with this age group accounting for no more than 12.3% and 13.6% of total

population compared with 25.2% in England and Wales (Figure:3-8).

By 1981, the age structure of the early new towns population was roughly

similar to that of England and Wales, except for the 55 and over age group. This age

group was still under-represented with no more than 18.5% and 18.9%

respectively of the total population in Stevenage and Corby compared with 26.1%

in England and Wales (Figure: 3-9).

Similar features of age imbalancement were experienced by Mark 2 new

towns, but with some differences between individual new towns. For instance, by

1971 the age structure of Skelmersdale and Redditch was, dominated by the under

15 age group, which represented respectively 33.4% and 27.4% of the total

population compared with 25% in England and Wales. The 25-44 age group at 26.7%

and 26.6% in Skelmersdale and Redditch, was not significantly higher than the

national average of 25.3%. As for the 55 and over age group these towns had a

much lower percentage of no more than 12.6% and 18.6% respectively compared

with the national average of 25.2%. By 1981, these new towns still had a higher

proportion of their population under the age of 20 and a low proportion of the 55

and over age group. As for the comparative size of the 25-44 age group, these

towns were roughly in line with the national average.
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The age structure of the population of Mark 3 new towns varied greatly

from one town to another because of the significant differences in the size and

composition of their population at designation and the differences in population

increases they experienced. For instance, the population of Milton Keynes at

designation was about 40,000 inhabitants and increased to about 95,811

inhabitants by 1981, an increase of 140%. Warrington at designation had about

122,300 inhabitants which increased to 133,996 persons by 1981, an increase of

no more than 9.6%. This meant that Milton Keynes received more in-migration

relative to its original population than Warrington and consequently the age

structure of its population was more imbalanced than that of Warrington (Figure:3-

10).

It has been argued that age structure imbalance in the new towns has been

mainly attributed to two factors. The first, which had greater effects on the early

new towns rather than the latest, was that the large majority of in-migrants were

young families searching either for a convenient house or proper job, or both. They

were mostly pressured by their inability to obtain suitable accommodation in their

original areas (11) The second factor was the preference of most older employees

not to move with their firms to a new town, perhaps because of established local

ties (Aldridge, 1979). Moreover, the predominance of young married couples in the

in-migration streams resulted in a high level of natural increase (Champion, 1977).

For instance, by 1961 Harlow had about 20% of its total population under 5, and

nearly 40% under 15, with a natural increase rate twice that of the national

average (White, E., 1967).

Most DCs were concerned about the under-representation of elderly people

in the new towns. They tried, therefore, to increase the number by allocating more

(11) This was especially true in the early 1 950s when the housing shortage in
Britain was severe. So it has affected the early new towns more than the later.
During the late 1950s and 1960s young couples were moving to the new towns
after better housing and employment opportunities.



Pnrjland &WaJes
venage
by

20

0
0

0
0

10

0

76

20

5.
C
0
-S

a-
0

a-

10

0

gland &Wales
Iton Keynes
rrington

,	 Agegroups
C'J	 C')	 U)

-o
C

Figure 3-9: Age structure in Stevenage, Corby
and England and Wales in 1981.

Source: OPCS, 1982.

Agegroups
.-	 C'4	 C')	 U)

Figure 3-10: Age structure in Milton Keynes,

	

Warrington and England and Wales in 1981. 	 °

Source: OPCS, 1982.



77

dwellings for them (Harlow DC, 1964). Yet, the proportion of the elderly remained

under the national average and the imbalance persisted.

The over-representation of the under-b age group was attributable to the

high birth rate experienced by the new towns in their early years of development.

This resulted in a population bulge of teenagers some ten years after designation.

The over-representation of the under-lU age group also created problems for the

new towns in meeting the peaks in demand for age- specific facilities. For instance,

in the early stages of the new towns development, there was a high demand for

prenatal clinics and maternity beds. This was followed by a pressing need for play

spaces and school places. Because of the fluctuating nature of the demand for these

facilities, the DCs mostly met the demand peaks with temporary establishments.

After about fifteen years there was still a large number of school leavers seeking

employment and housing in order to build their own families, while their parents

were far from retirement age (McDougall, 1969). In order to meet their needs, all

efforts were made by the DCs to ensure that suitable employment and

accommodation were available for the second generation, in order to prevent

substantial out-migration and consequently towns predominantly peopled by the

older age groups (Champion, 1977).

3-7-5 A sound economic base

The achievement of a sound economic base in the new towns, as discussed in

chapter 2, involves the provision of diversified economic activities so as to

maintain economic stability. It also involves attracting economic activities with

growth and linkages potential in order to enhance future development, both

economically and socially. The intention in the remaining parts of this chapter is to

examine the extent to which the British new towns managed to achieve these

objectives, starting with economic diversification followed by the economic growth
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they achieved. As for linkages, no documentation or records were available to

enable the investigation of this aspect.

a- Industrial diversificption

The argument for industrial diversification in the new towns, as well as in

any region or urban area, arises from a variety of motives. On one hand, it is

believed that diversification may reduce economic fluctuations over time. On the

other hand, it has been argued that industrial diversification would, through the

variety of employment opportunities it would provide, enable all sections of the

labour force to be catered for, and consequently allow for some degree of social

balance and self-containment.

The definition of diversification, it was pointed out, implies an increase in the

number of "different contributing or participating elements or a change in the

distribution of a given number of elements in the direction of greater "differencesTM

according to an appropriate criterion. Nevertheless, because of the variety of

motives for which industrial diversification is desirable, any measure of industrial

diversification should carefully specify the objectives behind the desirability for

such diversification.

For the purpose of this study, diversification is required to reduce economic

fluctuations over time, which means an interest in stabilising the level of aggregate

income, employment or other regional economic characteristics. A number of

alternative measures of industrial diversification, in the previous sense, has been

offered over the last fifty years. These measures could be categorised into two

different approaches. The first, which includes equal distribution, national average

and minimum requirements methods, depends upon some form of industrial

structure "norm" in measuring industrial diversification. The second approach, "the

portfolio variance", deals with the industrial structure of a given area as a
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"portfolio" of community investment, for which the community would expect a

return in the form of income, employment, or prestige.

1 -The national average approach

According to this approach, the national average employment in each sector is

treated as the "norm". It is assumed that an area has a perfect industrial

composition if it contains a duplication of the national average. But if an area

contained substantially greater proportions of an industry than the national

economy, it would be considered as specialised in this industry.

In general form, the national average measure may be written:

*13	 *
D=(xjx ) /x

Where:

x1 : denotes the proportion of total regional income or employment in industry j;

xJ*: denotes the national average proportion of income or employment in industry

I;

13: denotes the power to which derivations would be raised ; and

j: denotes the total number of industry groups (usually S.l.C) into which the

economy has been divided.

2- Equal distribution approach

Tress (1938) constructed an index of diversification by calculating

deviations in each city from equal distribution across a specified set of 12 industry

classes ( essentially one-digit S.l.C.), thus expecting 1/n= 8.3 % for each industry

in each city for a perfectly balanced composition.
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According to this approach, a meaningfully balanced or diversified regional

economy will have equal percentages in each industrial group into which it is

desegregated.

In general form, the "Ogive" index for industrial diversification, may be written:

**	 **
(x - x 	 )/x

Where:

xj**: denotes the proportion 1/j, "the implicit ideal weight";

x: denotes the proportion of total regional income or employment in industry I; and

j: denotes the total number of industry groups into which the economy has been

divided.

Another index for measuring industrial diversification, which is based on

the equal distribution principle has been suggested by Hackbart and Anderson. In

their study they have applied the "entropy" measure to four river-basin regions as

well as the state of Wyoming to measure the changes in their economic

diversification between 1940 and 1960. They concluded that entropy measure

provides a direct means of comparing diversity in different regions or changes in

diversity over time. Nevertheless, they have pointed out that, " the measure does

not answer the question of what constitutes an optimal diversification pattern, nor

does it establish a casual relationship between economic diversification and

economic development policy variables."
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In general form the "entropy index" may be written:

D= c -xIog x

Where the scale of measurement is determined by choice of c, an arbitrary

constant.

denotes the relative share of each sector of the total regional income or

employment; and

j: denotes the number of sectors in which the economy has been divided.

The maximum value of D is attainable when x 1 =x2 = .....=X=1/j in such case

D= c log I.

It was argued that both the national average norm and the equal distribution

norm suffer from being biased in favour of large cities. Both measures give very

heavy weight to the absence of a particular industry from a particular area. Given

any specific number of industrial classification, the smaller the city the more

likely it is that one or more industry groups will not be represented. These two

approaches, it was argued, were to be ideal measures if S.I.C. groupings measured

relevant differences with precision and in an equally-different fashion, a situation

which is highly improbable (Conroy, 1974).

3- The minimum requirements approach

Ullman and Dacey (1960 and 1969) have approached economic

diversification from satisfying local needs point of view. They defined "normal"

employment in each (S.I.C.) category as that percent of labour force which would

exactly satisfy local needs. They have calculated the minimum requirements norms

from a cross-section regression analysis of the minimum percentage in each

industry employed in cities of different size-classes, and used the "national
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average" in the limiting cases where the minimum has been invariant with

population size -classes. The employment in an area which is greater than the

calculated minimum is called excess employment.

According to this technique the diversity index is computed by the following

formula:

( xj)1/1	 -

Where:

X1 : denotes the percentage of local employment in the th industry class;

X#: denotes the minimum requirements percent in the th industry class; and

j: denotes the number of industry classes.

Uliman and Dacey (1960) have pointed out that, in terms of the variation in

the minimum requirements in relation to the city size, the larger the city the larger

the sum of the minima. This, they suggested, was consistent with theory since the

larger the city the larger the number of specialities that could be sustained and the

more self-contained the city can be. Bahi et al (1971) argued that the index of

diversification suggested by Uliman and Dacey tends to be larger for larger cities,

regardless of the nature of their employment diversity. Consequently, Bahi et al

suggested an "adjusted index" which would overcome the population size bias

suffered by the former formula. They computed the degree of diversification of an

area using just the numerator of the former formula, as they pointed out that the

denominator tends to decrease with the population size increase.
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The adjusted index formula may be written:

D=	 (xx#)2Ix

This adjustment, BahI et al suggested, reduced the simple correlation

between population size and the index of industrial diversification from

significantly positive ( when the minimum requirements formula is used), to not

significantly different from zero ( when the adjusted minimum requirements index

is used).

The minimum requirements measure was still criticised on the grounds that

the minima varies depending on the degree of desegregation, which means the

greater the degree of desegregation the lower the minima. But, Ullman and Dacey

(1971) suggested that the analysis of material prepared in their earlier study

indicated that little difference could result from changes in the degree of

desegregation. Yet, they accepted the argument that the measure is heavily

dependent on the degree of desegregation in the case of manufacturing employment,

suggesting that the variance, in this case, may reach as much as 50%.

It was argued, moreover, that the minimum requirements measure could be

applied only to industries for which the aerial extent of the market is no larger

than the size of the region under consideration. This can be seen most clearly by

noting that if an industry of one region could serve not only its own population but

also some of that of any contiguous region, which means market area greater than

the size of the region in which the producer is located, then it would be

unreasonable to expect that both regions would have two identical quantities or any

fixed quantity of that industry even if they had identical population size. But the

industries with which one is most likely to be concerned, in terms of relative

regional fluctuations, are those which can serve as a vehicle for inter-regional

transmission of fluctuations and the industries with respect to which a region can
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"specialise" are the "basic" or predominantly export-oriented industries with a

market area larger than the region as a whole.

Furthermore, one can argue that calculating the minimum requirements of an

area by its population size implicitly assumes similar patterns of demand "needs"

for areas with similar population size, ignoring the effects of the differences in

age-structure, socio-ecoriomic and income structures and demand patterns.

It was argued that assuming that every region should, in some normative

sense, possess some sort of a "norm", either equal distribution, average national,

or minimum requirements, implies that these approaches assume that the regions

possess similar tactor endowments and similar spatial relationship to markets.

Further, these approaches could be criticised on the grounds that they, implicitly,

assume that each sector in the region contributes independently to the aggregate

fluctuations, which means they do not take into account the interrelationships

between different industries within the region when calculating aggregate

fluctuations.

4- The industrial portfolio approach

Industrial diversification in the context of "industrial portfolios" refers to

the exp'icit attempt to reduce fluctuations or instability in aggregate returns to the

region from its portfolio of returns producing assets. This approach focuses upon

not only the individual stability or instability of a specific industry but also its

quantified interdependence with other industries in the portfolio. As variance

provides an acceptable measure of fluctuations or "risks", then the portfolio

variance provides an aggregate measure of such fluctuations (Conroy, 1974).
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The portfolio variance may be defined as:

c:, i(j

Where:

W . , W: denote the proportion of regional resources or other relative weights

allocated to industries i and j; and

denotes the covariance of the predetermined returns criterion over time for

industries i and j.

According to this approach each industry in a region is viewed, more

realistically, as having definite interrelationships with other industries in the

region. Therefore, the appropriate difference among such industries, it was

suggested, are their independent tendencies to fluctuate over time as in previous

approaches, but mitigated or amplified by their interrelationships with the other

industries in the industry mix (Conroy, 1975).

It was argued that only in the context of this approach are the regions

theoretically capable of diversifying their industrial structure to a level of

fluctuations far less than that of the nation as a whole, and consequently, of

reducing national levels of fluctuation. In other words the significance of such

ability rests with the potential national impact of individual regions diversifying

their respective industrial structures so as to reduce their theoretical level of

fluctuations to an extent which could lead to a theoretical reduction in national

instability.

Discussion:

Conroy (1972) suggested that an ideal measure of diversification would

possess certain attributes. It would (1) reflect only the appropriate "differences"
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among the elements to be combined in their industries; (2) indicate greater

diversification through addition of a new element only to the extent that the new

element was appropriately different; (3) be sensitive to changes in the distribution

of elements in the direction of greater "differences"; and (4) be independent of

other structural characteristics.

He argued that the portfolio variance concept seems to fulfil all these

requirements, pointing out that:

The portfolio variance is the weighted sum of all portfolio covariances.

It multiplies the proportion of total resources employed in an industry

times that industry's theoretical contribution to aggregate instability,

that is, its variance plus the sum of its covariances with other existing

industries, all appropriately weighted. The appropriate differences for

diversification of the portfolio are precisely these individual

contributions to the aggregate measure of instability. The addition of a

new industry is measured by the addition of its variance to the sum of

variances and the addition of its covariance to the portfolio

covariances... (also) the portfolio variance, if well estimated, need

reflect no other structural characteristics (other than industrial

structure)"

(pp.91 -92)

Finally, the explanatory power of various approaches, in three previous

studies, were as follows:

Conroy (1975) found, in a study of the industrial structure of 52 United

States metropolitan areas in each of 118 S.l.C. for a period of 120 months, that the

portfolio variance explains 42.2% of the cross-section variation in observed

instability. None of the alternative measures of diversification was capable of

accounting for as much as 8.5% of the observed variation. Ogive gave 4.9% for

adjusted data, but 8.5% for adjusted and deseasonalised data, while the national

average 0.07% for adjusted and 3.5% for adjusted and deseasonalised data.

Kort (1981) used entropy, Ogive and the national average methods to
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examine the extent to which industrial diversification affects regional economic

instability. He concluded that the entropy measure performed better than

alternative indices of diversification, in terms of statistical significance, and

explained 64% of the observed instability, while, Ogive and the national average

measures achieved an explanatory power of 62.1% and 61.8%, respectively.

Brewer and Moomaw (1986), nevertheless, argued that Kort

misinterpreted the explanatory power of his Weighted Least Square model. They

found, after adjusting the data he used for heteroscedasticity that entropy measure

for diversification explained only 7.5% of the cross-sectional differences in

regional instability, rather than the 64.2% suggested by Kort (12) Similarly, the

explanatory power of the Ogive model from 62.1% to 2.2% and the national

average model from 61 .8% to 1.4%. Further, they argued that Kort's assertion

that if a region's employment was equally distributed then further diversification is

by any definition impossible, is not true for the portfolio measure and concluded

that the portfolio variance measure, suggested by Conroy, is the strongest

measure of diversification, depending on reported explanatory power of 42.3%.

Initially it was decided, in accordance with the above theoretical discussion,

that the Portfolio approach represented a more accurate approach to measure the

degree of economic diversification achieved by the British new towns. This meant

that the regression techniques were to be used to establish the best fitting

functional form for the employment trends in each new town against time. In doing

so, it was found however that the employment trends experienced by the British

new towns, as well as Britain as a whole, were almost stable during the period

between 1971 and 1978 (Figure:3-11). This meant that the only functional form

that fitted with the employment trends was in the form of

B

(12) They argued that he did not adjust his data for heteroscedasticity sufficiently.
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Where i t: denotes the vector (t=1, 2, 3,. . ., 8) for new town j; and

B: denotes the medium of y over that period i.e. B=Y.

Using this functional form to calculate the matrix of variance-covariance

necessary for the derivation of the Portfolio measure, was found to be impossible

because the variance always equaled 0 with the nominator (Y1..Y)2=(Y-Y)2=0.

This meant that the use of the Portfolio measure, despite its advantages compared

with other diversification measures, could not be used for the case in the hand. It

was decided therefore to use the equal distribution and national approaches

measures instead. These two measures, in a study published in 1979, were used by

Gratton to calculate economic diversification in the British new towns. In this study

data on the distribution of employees over the 27 orders of the Standard Industrial

Classification (ISC) was used to calculate the indices described above for the 28

new towns in Britain, and the results are reported in Table:3-4. Using the

correlations techniques to find out about the relationship between the Gini

coefficient and the Florence index for each case indicated little agreement between

the two indices (13) . This meant that for the new towns, the definition of

diversification employed was crucial to its measurement.

Despite this, certain overall results were clear. For instance, Milton Keynes

and Warrington were in the most diversified group of towns for both indices. They

were found not only to have a reasonable spread of employment over the 27 SIC

orders but also the distribution was closer to the national distributron than most of

the other towns. Harlow and Northampton also fit into this category. At the other

extreme, Aycliff was consistently in the least diversified group because of

(13) Two other measures, the entropy and the Herfindahl measures were used
initially. Both of them use a similar definition of diversification to the Gini
coefficient but measure it differently. Both indices gave results that were virtually
identical to those for the Gini coefficient, and therefore only the latter was
employed since it was the most familiar of the three.
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New Towns	 Gini Coeft.	 Florence Coefl

Stevenage	 0.630 (14)	 0.368 (19)
Crawley	 0.586	 (7)	 0.293 (11)
Hemel Hempstead 0.612 (10) 	 0.270	 (5)
Harlow	 0.509	 (1)	 0.285	 (9)
AycIffe	 0.671	 (24)	 0.432 (25)
East Kilbride	 0.634 (16)	 0.321	 (13)
Peterlee	 0.645 (19)	 0.345 (17)
Hatfield	 0.657	 (21)	 0.271	 (6)
Welwyn	 0.643 (18)	 0.378 (22)
Glenrothes	 0.627 (13)	 0.353	 (18)
Basildon	 0.589	 (8)	 0.373 (21)
Bracknell	 0.675 (25)	 0.344 (16)
Cwmbran	 0.659 (22)	 0.436 (28)
Corby	 0.641	 (17)	 0.286 (10)
Cumbernauld	 0.710 (27)	 0.344 (15)
Skelmersdale	 0.614 (15)	 0.435 (27)
Livingston	 0.621	 (12)	 0.415	 (23)
Redditch	 0.660 (23)	 0.425 (24)
Runcorn	 0.726 (28)	 0.432 (26)
Washington	 0.543	 (4)	 0.370 (20)
Irvine	 0.568	 (5)	 0.304	 (12)
M. Keynes	 0.515	 (2)	 0.234	 (3)
Peterborough	 0.647 (20)	 0.273	 (7)
Newtown	 0.696 (26)	 0.275	 (8)
Northampton	 0.571	 (6)	 0.207	 (1)
Warrington	 0.531	 (3)	 0.239	 (4)
Telford	 0.620	 (11)	 0.327	 (14)
C. Lancashire	 0.593	 (9)	 0.214	 (2)

(Numbers in parentheses are the ranking of towns
in decending order of diversification.)

Table 3-3: The indices of diversification achieved by the British new towns
Source, Gratton, 1979.
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heavy specialisation in electrical engineering and in transport and communication.

Other towns that showed a low degree of diversification were Runcorn,

Redditch and Cwmbrart. For certain towns there are striking contrasts between the

results for the two indices. For instance, Skelmersdale was in the middle of the

distribution when measured by the Gini coefficient, but one of the least diversified

towns according to the Florence index. Also Central Lancashire appeared as one of

the top two diversified towns on the Fldrence measure but also had a much lower

ranking on the Gini coefficient because its employment distribution was very

similar to the national distribution except for some specialisation in the vehicles

industry. Still, as such a distribution was not close to an equal distribution over

industries, its ranking on the Gini coefficient was lower. Skelmersdae did not seem

to have a very specialised structure, though not particularly unequal, it was

imbalanced by national standards.

These features , as illustrated in (Table:3-3) meant different success rates

achieved by the different new towns in achieving their aim of industrial

diversification. Gratton (1979), attempting to identify those factors that were

important in aiding diversification, constructed a regression model to explain the

variation in diversification over the 28 new towns. The explanatory variables he

used were; the size of total employment, the proportion of the workforce engaged

in services industries as a measure of the degree of maturity of the town and the

proportion of employment in engineering industries, which he suggested, was

particularly important in the new towns as they have tended to attract engineering

industries, which were especially mobile. Specialisation in this area, he argued,

could explain why they experience a low degree of diversification.

The study indicated that increasing size could lead to increasing

diversification whichever measure is used. This factor, it was found, had a major

influence on diversification in the new towns. Gratton consequently concluded that
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to ensure economic and social balance, and as a protection against severe

fluctuation in economic activity, employment growth has to be maintained and

warned against the shift of emphasis from the new towns policy to the regeneration

of inner cities (as occurred during the 1970s), as many new towns were a long

way off achieving their ambition of a diversified industrial structure. For these

towns loss of their special development status and the drying up of funds, at this

time reduced their chances of ever achieving their objectives of a balanced, self-

contained community, and heavy, long-term unemployment was considered as a

distinct possibility.

b- Growth potential

Between 1960 and 1978, manufacturing employment in the new towns rose

by more than 80,000 to over 400,000 in total. This increase was proportionally

large with a rise of over 25%, particularly in the context of an 11 .5% fall in

national manufacturing employment during the same period. All of the increases

occurred before 1974, however, and since then these towns have fallen into line

with national trends. Furthermore, it was found that most of the increase occurred

in the early 1960s.

Indeed, a study published in 1977 showed that the overall performance of

new towns' engineering firms was higher than that of firms located elsewhere. This

improved performance, it was suggested, was associated with lower labour costs

in relation to output, better labour productivity and better utilisation of plant.

Additionally, with regard to returns on assets the new towns firms were more

profitable in that they showed a significantly greater return than firms located

elsewhere, when returns were calculated on the basis of the replacement cost of

fixed assets, with depreciation charged accordingly (CIFC, 1976).

Between 1974 and 1978 it was found not only that manufacturing

employment began to decline, but also that new towns no longer fared much better
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than the national average. The new towns gained no more than 2,300 jobs a year

over this period, which was about one-fifth of the average relative growth in

earlier years. It has been constantly argued that the failure of the policy to

maintain rapid industrial growth in new towns could be attributed to the depressed

state of the national economy, rather than any inefficiency on the part of the DCs.

Generally, over the whole period the growth of the manufacturing

employment in the new towns remains impressive. By 1978, these towns had

nearly 121,000 more manufacturing jobs than they would have had if they had

grown at the national rate (14)

FothergiU et al (1983) attempted to estimate the impact of the new towns

programme on manufacturing employment in these towns. They argued that the

policy diverted between 56,000 and 65,000 manufacturing jobs into the new towns

between 1960-1978 (15) The impact of the policy, relative to the initial

employment, accounted for a 17-20% increase in manufacturing jobs in the new

towns.

The most important point to emerge from their estimates, however, is that

policy effect is equal to only half of the 121,000 jobs, which is the difference

between national trends and employment growth in these towns. This could mean

that the other ha'f of the relative growth of employment in these towns could be

attributed to intra-urban shifts, and not the new towns policy. They therefore

suggested that the new towns success in increasing their employment was, to a

large extent, due to the shift of manufacturing jobs toward small towns and rural

areas throughout the country.

(14) The growth of manufacturing jobs in the new towns, it was argued, accounted
for as much as half the total estimated impact of regional economic policy on the
assisted areas of the UK during roughly the same period (Fothergill, 1983)
(15) These figures, however, exclude the rapid growth of some new towns during
the 1950s.
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The impact of the policy over time was found to be more complex. The

impact, it was argued, declined sharply from around 50,000 new jobs between

1960-7 to nothing at all after 1974. It was suggested that the lack of discernible

policy effects since 1974 demonstrated that the manufacturing employment growth

in the new towns as a whole has been only equal to, or worse than, the growth in

the towns of similar size which have not had new towns status. It was argued that

the decline in the impact of the policy was not unique. Regional policy also appeared

to have little effect on the location of manufacturing jobs in the middle and second

half of the 1970s. In both cases the decline can be attributed to the lower priority

which politicians have attached to these policies and much of the reduced impact of

the new towns programme can be attributed to the reduced supply of potential

investment, as capital investment has been curtailed nationally in depressed

economic conditions.

The policy effect on manufacturing employment in the new towns differed

according to their date of designation. For instance, the Mark 1 new towns (those

designated in the late 1940s) benefited substantially in the early 1960s, and

probably in the 1950s too, but from 1967 onwards these towns actually

experienced poorer growth than other towns of similar size, so there is a

discernible policy effect. The Mark 2 new towns benefited most from policy during

the second period, 1967-74, but not to the same extent as the Mark 1 new towns

had done in earlier years, and thereafter policy again had little effect. In contrast,

hardly any policy effect is discernible in the Mark 3 new towns throughout the

period of their designation. This was at least partly due, it was suggested, to the

decline in manufacturing employment in Warrington and Central Lancashire, which

has offset the manufacturing employment growth in Milton Keynes and to a lesser

extent in Peterborough and Northampton.

Similarly, the new towns policy effect on manufacturing employment varied

according to their locations. The policy, up to 1967, diverted a large number of
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manufacturing jobs into the " London" new towns, but in later years there is no

noticeable policy effect there. This may be due to the strict application of Industrial

Development Certificate control in these towns in the second half of the 1 960s as

part of government policy diverted mobile investment to the assisted areas in the

North, Scotland and Wales. Indeed throughout the 1960s and early 1970s the

impact of the new towns programme in the development areas was substantial,

reflecting the popularity of these towns as destinations for inwardly mobile branch

plants and, over the 1960-78 period as a whole, the development area new towns

have benefited most from the new towns policy. In the remaining new towns the

impact of the policy has been negligible.

3-8 Summary

The DCs were established to develop the new towns and were given the

powers necessary to achieve rapid development in the new towns. They had simple

and efficient organisational structures and were adequately staffed by experts.

Their success led the British government to set up urban development corporations

to undertake the tasks of tackling the inner cities problems. Nevertheless, the DCs

still had difficulties dealing with various Ministries and local authorities associated

with new towns development because of the absence of a formal approach for such

dealings.

The development of the new towns undertaken by the DCs was financed by

central government mainly through long-term loans at current interest rates.

There were also limited public grants advanced to the DCs when undertaking certain

activities, such as road construction. At the beginning the new towns were not

expected to generate any significant financial profits, but as development

progressed this idea changed, particularly with the government deciding that it

could not sustain the cash flow they needed on its own. The financial accounts of the

DCs were closely monitored through Auditors Offices and through the annual
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reports they were required to produce about their expenditures and revenues as

well as their current financial position.

When the new towns were completed, the assets developed by the DOs were

transferred to the New Towns Commission which was established to manage and

sell these assets. The Commission was also to pursue the concluding schemes seen

necessary for the new towns in general and the selling process in particular. At

later stages the government decided to transfer housing and dwelling units to local

authorities, with the New Towns Commission concentrating on industrial and

commercial assets. The pursuance of the new towns policy in Britain was

successful financially, not only repaying the loans borrowed from the Treasury but

also generating significant profits from the selling of the assets developed. The

tight and efficient financial system adopted in the British new towns is seen as one

of the main factors that enabled them to achieve their individual objectives.

In order to achieve self-containment, most DOs associated jobs with a

housing allocation in their new town. This, however, did not prevent people from

acquiring jobs and housing in new town and then changing their work and commuting

to work outside the new town. Still, the new towns achieved a relatively higher

degree of self-containment compared with other towns of similar size.

During the early stages of new towns development the age structure of the

new towns was dominated by large number of young couples and young children and

the under-representation of elderly people. This pressured the DOs to take extra

measures by providing additional nurseries, schools and mothercare facilities. In

the later stages, the DOs were confronted with the task of providing housing and

jobs for the large number of teenagers leaving school over a short period of time.

The DCs, still attempting to maintain some form of age structure balance, tried to

attract older generations to move to the new towns, but with little success.
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The new towns managed to achieve rapid rates of population growth,

particularly during the 1 950s and 1 960s. Still, the changes in the growth rates of

the 1980s created doubts about reaching their ultimate targets. In terms of

attracting over-concentrated economic activities from nearby conurbations, the

new towns policy contribution was quite limited.

Concerning the development of a sound economic basis, the British new

towns managed to achieve different degrees of economic diversity and

consequently economic stability, with the main factor affecting the individual

degree being the scale of the town's overall employment numbers. But, with the

emphasis shifting during the 1970s from the development of new towns to tackling

the inner cities problems, the new towns faced the danger of never achieving

balanced and self-contained communities, and the possibility of heavy

unemployment in the long-term.

In regard to economic growth, the new towns managed to achieve rapid

rates of growth during the 1960s and early 1970s. But between 1974 and 19Th,

the new towns fell into line with national trends. The later decline in the growth

rates achieved by the new towns could have been due to the depressed state of the

national economy.
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Chapter_4

The new towns policy in Egypt

4-1 !ntiojiction

By the mid 1970s, the need for new towns to be created in Egypt was

recognised as a means of reducing the over-crowded population in urban Centres,

re-distributing the over-concentrated industrial activities outside the traditional

urban areas and creating a more favourable environment for local and foreign

investment. The new towns programme was introduced as a national policy , to be

followed parallel to the national economic and social development plans. Since then a

number of new towns have been designated and are under construction; others are

still in the planning stage

This chapter considers the new towns programme in Egypt , starting by

looking into the different motivations which have led to the adoption of the new

towns policy. This is followed by an investigation of the origins, the objectives and

the implementation steps of the policy. Finally, the designation procedures and the

management system, in terms of decision making, are discussed briefly in relation

to their possible effects on resources utlilisation.

4-2 The motivations fr establishinç new towns in Eaypt

The geographical imbalance in the distribution of the population is one of the

main features of Egypt. The problems and risks associated with population mal-

distribution are complicated further not only by the rapid growth rates of the

population and the huge internal migration movements from rural to urban areas,

but also, by the over-concentration of economic activities in large cities on one

hand and the extreme scarcity of cultivated land relative to the people, on the

other. All these factors have contributed to a number of problems from which

Egypt suffers and which need to be confronted and solved, as they have started to
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threaten the stability and prospects for life in Egypt. The features and the elements

of the problems, which motivated the decision to follow a national new towns policy

can be demonstrated as follows.

4-2-1 The aeoaraphical distribution of the population

The spatial geographical patterns of the Egyptian population represent one of

the most extreme cases of demographic mal-distribution. About 97% of its 38.2

million inhabitants live on less than 4% of the country's total area of one million

square kilometres. The remaining 3% of the population are scattered over more

than 960,000 square kilometres of predominantly uninhabited desert. This

concentration of population, mainly in the Nile Valley and its Delta, gave Egypt an

overall population density of 37 persons per sq.km in 1976. Yet, with a total

settled area of 52,651 sq.km., of which about 33,700 sq.km . are either occupied

by the Nile course and its lakes or cultivated land, the effective population density

exceeded 2,000 persons per sq.km.

A closer analysis of the population distribution within the inhabited area

reveals further unbalanced patterns. For instance, about 13% of Egypt's

population, according to the 1976 census, lived in Cairo governorate, which

occupies an area of 214.2 sq.km . This has resulted in an average population density

of about 23,688 persons per sq.km., with the population density in some districts

reaching as high as 100,000 persons per sq.km.. Giza and Kalyubia governorates,

which in addition to Cairo represent Greater Cairo Region, had a population of about

2.4 and 1 .9 million inhabitants, respectively. Compared with Cairo they have

nevertheless a relatively low population density of about 2,284 and 1,679 persons

per sq.km., respectively. This bring the total population of Greater Cairo Region to

about a quarter of Egypt's population, with an overall average population density of

about 4,034.1 persons per sq.km ( Table:4-1).
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Population	 Area	 Density

Governorate	 (000')	 (sq.km)	 (person/sq.km

Greater Cairo Region:
Cairo	 5,074	 214.2	 23688.2
Giza	 2,417	 1058.2	 2283.7
Kalyubia	 1,681	 1001.1	 1679.0

Alexandria Region:
Alexandria	 2,318	 314.4	 7371.8

Behera	 2,464	 4589.5	 537.0

The Delta Region:
Menuofia	 1,711	 1532.1	 1116.7

Gharbia	 2,293	 1942.2	 1180.7

Kafr-el-Sheikh	 1,407	 3437.1	 409.4

Damietta	 676	 589.2	 978.2

Dakahlia	
2,737	 3470.9	 788.6

The Canal Region:
Port Said	 263	 72.1	 3644.4

Ismaillia	 354	 1441.6	 245.5

Suez	 194	 306.9	 632.0

Sharkia	
2,618	 4179.5	 626.4

North Upper-Egypt:
Beni-Suef	 1,110	 1321.7	 839.9

Fayum	 1,142	 1827.2	 624.9

Mania	 2,054	 2261.7	 908.2

South Upper-Egypt:
Suhug	 1,925	 1547.2	 1244.1

Qena	 1,709	 1850.7	 923.6

Aswan	 619	 678.5	 911.6

Asyut Region:
Asyut	 1,697	 1553.0	 1093.0

Frontier Governorates:
Sinai	 10	 60714.0	 2.6

Red Sea	 55	 203685.0	 0.3

Matrouh	 113	 212112.0	 0.5

New Valley	 85	 376505.0	 0.2

Total	 36,626	 888205	 49.5

Table 4-1: Population geographical distribution and density, 1986.
Source: CAMPS, 1988.
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Alexandria is the second largest city in Egypt as well as its main port and

with a population of about 2.3 million inhabitants had an average population density

of more than 7,300 persons per sq.km.. The governorates of the Delta Region (1),

which covers an area of about 10,971.5 km., have about 8.7 million inhabitants,

representing 22.7% of the total population of Egypt. These governorates have a

population density ranging between 1,180 and 1,117 persons per sq.km. in Gharbia

and Menuofia governorates, respectively, and as low as 409 persons per sq.km . in

Kafr-El-Sheikh.

The three regions, namely Greater Cairo, Alexandria and the Delta, which

cover a total area of 18,149 sq.km., had a total population of about 22.6 million

inhabitants. This means that about two-thirds of the total population of Egypt were

living on about 1.8% of the total area of Egypt.

The remaining regions, namely North-Upper Egypt, South-Upper Egypt, the

Canal and Asyut, which cover a total area of 17,040.1 sq.km. have about 13.7

million inhabitants. Their overall average population density was about 803 persons

per sq.km . and the population density of their regions have ranged between 1,244

persons per sq.km. in Suhug and 632, 627, and 625 persons per sq.km . in Suez,

Sharkia, and Fayum, respectivey. Port Said and smaitlia governorates have a

population density of 3,644 and 246 persons per sq.km . respectively.

In 27 of the 38 largest cities in Egypt (over 500,000 inhabitants), the

population density exceeded 10,000 persons/ sq. km . , and in 8 cities it was over

20,000 persons! sq. km .. 3 of these cities had a population density of more than

30,000 persons! sq. km (Nassef, undated). It is the stark contrast between these

figures and those of the rural areas which makes the equitable and adequate

distribution of all social services so difficult.

(1) The Delta Region has the richest cultivated land in the country as welt as a
number of important industrial centres, depending mostly on processing the
agricultural products of the region.
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4-2-2 Population growth

The population of Egypt has increased from about 15.9 million inhabitants in

1937, to 26.1 million in 1960 and a total of 38.2 million by 1976. This is an

increase of 10.2 and 12.1 million inhabitants between 1937 and 1960 and 1960 and

1976. This meant a relatively high annual rate of population growth of 1.9%

between 1937 and 1947 and 2.9% between 1947 and 1960. Thereafter the annual

rate of population growth declined to 2.5% between 1966 and 1966, but it

increased once more to about 2.7% between 1966 and 1976. This means that the

population of Egypt has increased by 140%, between 1937 and 1976. The annual

overall average rate of population growth during that period has been 3.6%

(Table:4-2 a).

Compared with the country as a whole, the urban areas, meanwhile, have

experienced a more significant population increase. Urban populations increased

from 3.98 million in 1937 to 9.8 million by 1960 and then reached 16.8 million by

1976. The annual rate of urban population increase has, consequently, been 4.8%

between 1937 and 1947, 5.2% between 1947 and 1960, 4.2% between 1960 and

1966, and then 3.7% between 1966 and 1976. This shows that the annual rate of

urban population increase has followed the same trend as the national population

growth rate but in a more sharply defined fashion.

The rural areas have experienced a far smaller rate of population increase,

with the rural population increasing from 11.9 million inhabitants in 1937 to about

21.4 million in 1976. Yet, the annual rate of rural population increase has

experienced some changes during that period, accounting for 1.0% between 1937

and 1947, 1.9% between 1947 and 1960, then 1.5% between 1960 and 1966, and

2.0% between 1966 and 1976. This means that the overall annual growth rate of

rural population between 1937 and 1976 has been 2.0%, compared with an overall

annual rate of urban population increase of 8.3% (Table:4-2 b).
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Year	 1937	 1947	 1960	 1966	 1976

Total Population (000,) 15,921	 18,967 26,085 30,076 38,198

[Annual growth Rate	 1.9	 2.9	 2.5	 2.7

Table 4-2 a: Population Growth between 1937-1976.
Source: CAMPS, 1981.

Year	 1937	 1947	 1960	 1966	 1976

Urban	 no. 3,980 5,880	 9,834 12,331 16,845

Population % 25.0	 31.0	 37.7	 41.0	 44.1

Rural	 no. 11,911 13,087 16,251 1 7745 21.353

Population % 75.0	 69.0	 62.3	 59.0	 55.9

Total	 15,921 18,967 26,085 30,076 38.198

Table 4-2 b: Urban-Rural Population Increase between 1937-1976.
Source: CAMPS. 1981.
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It has been argued that the huge differences between the three-fold urban

population increase between 1937 and 1976, and a rural population increase of a

mere 79% during the same period, can be largely attributed to the rapid natural

growth rates of urban populations, which accounted for about 78% of the total

urban population increase during that period. Changes in the statistical

categorisation of certain units from rural to urban or vice versa , and the

adjustments of the existing urban centres' boundaries for economic , demographic,

administrative , or security reasons have affected census totals . For instance, the

net effects of these changes has amounted to about 611,000 persons being added to

the urban population and this represents 9.8% of the total urban population growth

between 1960 and 1976. Nevertheless, the census does indicate that internal

migration from rural to urban areas has had significant effects, amounting to

12.3% of the total growth in the urban population during the same period.

In terms of population prediction there have been many attempts to estimate

the likely level of Egypt's population by the end of this century . For instance , it

was argued by PADCO (1980) that the urban population would reach between 34.2

and 37.2 million persons, that is an increase ranging between 18.2 and 21.2 million

persons, representing about 113% and 132% of the urban population in the 1976

census. The rural population would, during the same period, increase to about 30.5

and 33.1 million inhabitants, that is an increase of between 9.9 to 12.5 million

inhabitants. Other estimations suggested that the rural population would grow to 30

million persons and the urban population to between 37 and 40 million inhabitants

(Nassef, undated). But , whatever the precise population size would be by the year

2000, almost all the population predictions have agreed that Egypt's population

would grow rapidly, at least at the present rates, and that the trend toward

urbanisation would continue at its present level , if not higher.
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4-2-3 Internal miaratipn

Internal migration movements, particularly from rural to urban areas, have

represented one of the factors affecting the rates of population increase in

different areas in Egypt and consequently its population distribution. According to

the 1976 census, over 3.8 million persons, representing 9.4% of 1976 total

population, have been identified as emigrants during some period of their life. About

1.348 million persons, accounting for 35.5% of total migration, have drifted to the

four urban governorates, namely Cairo, Alexandria, Port Said, and Suez. Cairo

governorate has had a dominant share, with 998,500 persons as net in-migration,

representing about 74.1% of the total net in-migration to the urban governorates.

The net in-migration to the other three urban governorates was 349,100 persons,

of which 330,700 drifted to Alexandria governorate.

In addition to these urban governorates, only Kalyubia, Giza and lsmaillia

governorates have experienced net in-migration, with 74,200, 456,200 and

31,400 persons, respectively. This means a total net in-migration of 561,800

persons, representing 32.4% of total migration. It was suggested, in the case of

Kalyubia and Giza, that the net th-migraton reflects the urban growth of these

governorates in general and the growth of those of their urban areas located within

the administrative boundaries of Greater Cairo Region in particular. The net in-

migration experienced by Ismailtia governorate has been attributed to its urban

growth potential as an ex-urban governorate (2) (Figure:4-2).

It was suggested that the main attractions for the majority of male

emigrants to urban areas have been employment and education, whereas the

majority of female emigrants have been to accompany others. It could be,

(2) The amount of net in-migration to Ismailtia, Suez and Port Said governorates
has been, it was suggested, less than expected because of the large waves of out-
migration during that period because of the 1967 and 1973 wars (Nassef, undated).
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Figure 4-2: Net internal migration between 1960 and 1976
- breakdown by governorate.

Source: Nassef, undated.
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moreover, that the wide range of services and facilities provided in urban areas in

general, and in large cities in particular, have acted as another motive for

emigrating to these areas.

All the remaining governorates have experienced net out-migration

movements, yet with a significant diversity in their magnitude. These

governorates can be classified, according to the relative significance of their net

out-migration, into three groups. The first group, which represents the

governorates that have experienced significant net out-migration relative to their

population, includes Menuofia, Suhug, Qena, and Asyut. Their losses have been

running between as much as 21.6% in Menuofia and about 10.8% in Asyut, with

Suhug and Qena at 15.2% and 12.2% of their total population, respectively.

The second group, which includes Gharbia Damietta Dakahlia, Sharkia, Beni-

Suef, Fayum and Menia, have experienced a medium level of net out-migration

movements. These have ranged between 8.9% and 7% in Dakahlia and Beni-Suef,

and 3.8% and 3.5% in Menia and Damietta, respectively. The third group, which

includes Behera, Kafr-El-Sheikh, Aswan and the Frontier governorates, have

experienceO a ie\ae1' sgt et out-wkraton ranging between 1.5%, 1 .0% and

1.0% in Kafr-El-Sheikh and the Frontier governorates respectively and 0.05% in

Aswan.

It was argued that the increasing population pressure on the limited

cultivated land as well as the deteriorating economic and social conditions in rural

areas have induced out-migration movements to urban areas.
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4-2-4 Housing

Egypt, as with most of the third world countries, suffers from an acute

shortage in housing. This shortage has been caused by rapid population growth

combined with rapid urbanisation, internal migration and inappropriate housing

programmes. it was calculated that by 1986 the need for housing reached as much

as 13.3 million units. The actual housing supply was about 9.35 million units,

leaving an unfulfilled need for about 4 million housing units.

Furthermore, all the governorates in the country were experiencing housing

shortages, but of different magnitudes. It was found, for instance, that by 1986

the need for housing in Cairo reached about 2 million units compared with an actual

housing supply of 1.44 million units, a gap of about 560,000 units, representing

13.8% of the housing gap nationwide( 3) (Figure:4-3). It was followed by Dakahlia

and Behera governorates, which had a housing gap of about 318,000 and 294,000

units, accounting for 7.9% and 7.2% respectively of the national gap. Alexandria,

Giza and Kalyubia governorates experienced housing gaps of 264,000, 244,000 and

207,000 units, representing 6.5%, 6.0% and 5.1% respectively of the total gap.

This means that the housing gap experienced by the Greater Cairo region reached a

total of 998,000 units, accounting for 24.7% of the national figure. It was followed

by the Delta region with a housing gap of about 1 .0 million units, accounting for

24.8% of the national total, and the Alexandria region with a gap of about 558,000

units, representing 13.8% of the national total. This means that these three regions

suffered from a housing shortage of about 2.561 million units, accounting for about

two-thirds of the nationwide shortage.

(3) The acute shortage of housing in Cairo forced some people to live in shanty
towns, or cemetery areas. It was found, in the 1976 census, that as many as
145,000 persons were living in cemetery areas, representing about 2.9% of the
total population of Cairo. Of these some 18,000 persons were living inside
cemetery buildings.
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In the remaining governorates the shortage varied widely in its significance

from one governorate to another. For instance, it was significantly high in Sharkia,

Suhug, Menia, Qena and Asyut, at about 258,000, 201,000, 190,000, 189,000

and 186,000 units respectively. But it was not so acute in other governorates,

ranging between 89,000 units in Fayum and as little as 27,000 units in Suez. The

Frontier governorates had a shortage of about 35,000 units, representing only

0.9% of the total housing gap.

The overall housing shortage is expected to increase in the near future, with

the continuously persisting trends of population growth and urban drift. Meeting the

huge need for housing without encroaching on the agricultural land surrounding

existing cities and towns means that housing units need to be constructed well

outside such existing urban areas.

4-2-5 Industrial activities geo g raphical distribution

The geographical distribution of the industrial sector in Egypt displays a

pattern of over-concentration in particular regions. By 1977 Cairo governorate,

for instance, had about 1962 industrial firms, representing 32.6% of the total

number of firms operational in the country( 4 ). The production value of the

industrial sector in Cairo was about £.E. 928.3 million, accounting for as much as

28.2% of the production value of the industrial sector nationwide. It was followed,

but with a significant margin, by Alexandria governorate which had 908 industrial

firms, representing 15.1% of the national total. These firms had a production value

of about £.E. 558.6 million, accounting for 16.9% of the total for the national

industrial sector.

Giza and Kalyubia governorates had 412 and 363 industrial firms,

representing 6.9% and 6.0% respectively of the total in the country and had

(4) These are the industrial firms which employ 10 workers or more.
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respective production values of about £.E. 376.1 and 327.2 million, accounting for

11.4% and 9.9% respectively of the total for the industrial sector. This means that

the Greater Cairo region, which includes Cairo, Giza and Kalyubia governorates,

had 2737 industrial firms, representing 45.5% of the national total. This shows

that almost half the industrial firms in Egypt were located in an area of 2273.5

sq.km, which accounts for no more than 0.2% of the total area of Egypt.

The Delta region, which includes Menuofia, Gharbia, Kafr-El-Sheikh,

Damietta and Dakahlia, came second with 1086 industrial firms, representing

18.1% of the national total. The production of these firms reached a value of

£.E. 380.6 million, accounting for 28.3% of the national total. The Alexandria

region had 916 industrial firms, representing 15.2%, while the production value of

these firms amounted to £.E.701 million, representing 21.2% . This means that the

three regions, Greater Cairo, Alexandria and the Delta, which cover an area of

18148.9 sq.km . accommodated 4904 industrial firms, representing 81.6% of the

national total. They also had a production value of £.E. 2713.3 million, accounting

for as much as 82.3% of the production value of the country as a whole.

The remaining 1107 industrial firms, representing less than 20% of the

total in the country, were distributed amongst 15 governorates, ranging between

142 and 130 industrial firms in Sharkia and Menia and 9, 4 and 3 firms in Port

Said, Suez and Ismaillia respectively.

The Frontier governorates, which cover a total area of 853,016 sq.km.,

had no more than 14 industrial firms, of which 8 were located in the Red Sea

governorate. The remaining 6 industrial firms were shared between Matrouh

governorate with 4 firms and Sinai with 2. The New Valley governorate did not

have any industrial firms employing 10 workers or more(Table:4-3).

The over-concentration of industrial investment in certain areas has led to

the over-concentration of industrial manpower in those areas. For instance, Cairo
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governorate accommodated about 368,200 industrial employees, representing 28%

of the total industrial manpower in the country (5) It was followed by Alexandria

governorate with 199,400 workers, accounting for 15.1% of the total and in third

place came Giza governorate with 110,200 workers, representing 8.4% of the

total. Kalyubia and Behera governorates had 92,300 and 60,200 workers,

representing 7.0% and 4.6% of the total. This meant that Greater Cairo and

Alexandria regions had about 830,300 industrial workers, accounting for as much

as 63% of the total industrial manpower.

Of the Delta region's 266,600 workers, 107,600 were in Gharbia

governorate alone, and the Delta region's relative share of industrial manpower

was about 20.2% of the total. The three regions, Greater Cairo, Alexandria and the

Delta, had, therefore, as many as 1096,900 workers, accounting for 83.3% of

total national industrial manpower. The remaining 220,000 industrial workers,

representing 16.7% of the total, were shared between 11 governorates, ranging

between 43,000 and 32,600 workers in Sharkia and Qena respectively and 7,900

and 4,700 workers in Port Said and Ismaillia respectively (see Table:4-3 above).

A study of the geographical distribution of high pollution industries

suggested that these were highly concentrated in certain areas. For instance, it

was suggested that by 1981 as much as 42.5% of the output of such industries

(iron and steel, cement and coal) was produced in Cairo governorate. The high

pollution industries located in Alexandria governorate (paper products, petrol

refining, cement, copper works and nitric fertilizers industries) accounted for

21.4% of the total. Kalyubia governorate was in third place with an 11.13% share

of high pollution industries (phosphatic fertilizers, petrol refining, metallic and

chemical industries). In fourth place came Qena governorate which had about 7.1%,

mainly represented by the aluminium industry. It was followed by Giza, Behera and

(5) This figure did not include the industrial manpower in the Frontier governorates.
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Governorates
	 Industrial Firms Production Value	 Manpower

no.	 %	 (.E.000)	 %	 no.(000)	 %

Cairo	 1962	 32.6 928.3	 28.2 368.2	 28.0

Giza	 412	 6.9	 376.1	 11.4	 110.2	 8.4

Kalyubia	 363	 6.0	 327.2	 9.9	 92.3	 7.0

Alexandria	 908	 15.1	 558.6	 16.9	 199.4	 15.1

Behera	 178	 3.0	 142.5	 4.3	 60.2	 4.5

Menuofia	 153	 2.5	 43.3	 1.3	 36.3	 2.7

Gharbia	 456	 7.6	 210.5	 6.4	 107.6	 8.2

Kafr-el-Sheikh	 135	 2.3	 21.3	 0.6	 21.2	 1.6

Damietta	 80	 1.3	 38.8	 1.2	 38.7	 2.9

Dakahlia	 257	 4.3	 66.7	 2.0	 62.5	 4.7

Port Said	 34	 0.6	 10.7	 0.3	 8.1	 0.6

Ismaillia	 66	 1.1	 11.9	 0.4	 4.9	 0.3

Suez	 42	 0.7	 19.5	 0.6	 10.1	 0.8

Sharkia	 173	 2.9	 44.9	 1.4	 50.0	 3.8

Beni-Suef	 91	 1.5	 13.5	 0.4	 14.9	 1.1

Fayum	 127	 2.1	 17.4	 0.5	 21.6	 1.6

Menia	 167	 2.8	 27.8	 0.8	 26.5	 2.0

Suhug	 81	 1.3	 18.7	 0.6	 22.2	 1.7

157	 2.6	 101.5	 3.1	 32.6	 2.4

Aswan	 22	 0.4	 35.4	 1.1	 14.5	 1.1

Asyut	 133	 2.2	 19.3	 0.6	 22.0	 1.6

Frontier

Governorates	 1 4	 0.2	 1 4	 8.0	 n. a.	 n.a.

Total	 6011	 100	 2397.4 100	 1317	 100

Table 4-3: The Geographical distribution of industrial firms,

production value and industrial manpower, 1977

Source: Abdel-Maksoud, (1986,b & c).
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Gharbia governorates with 4.5%, 3% and 3% of the high pollution industries and

Dakahlia, Suez and Aswan governorates with 2.8%, 1.73% and 1.1% respectively.

The remaining governorates had no more than 1% each (Table:4-4).

The regional distribution of the high pollution industries showed that Greater

Cairo region had 58% of the national total, followed by Alexandria region with

24%, giving these two regions a dominant share of 82% (6)• The Delta region,

which specialises mainly in food processing and textile production, had no more

than 6.69%. The high pollution industries were even more concentrated than the

industrial sector as a whole.

The causes of industrial concentration can be traced back to the late 1950s

when the government adopted a national planning system in order to achieve

economic and social development and to assist in reducing the economic and social

gap between various regions in the country. Nevertheless, the outcome has been

the over-concentration of industrial investment in a few governorates, Cairo and

Alexandria being the main beneficiaries. For instance, the First Industrial

Programme 1957-1960 allocated about £.E. 78.6 and £.E. 22.7 million, which

accounted for 37.8% and 10.9% of the total funds for industrial development to

Cairo and Alexandria respectively. Similarly, the First Five Year Plan 1960-1965

allocated £.E. 110.4 and £.E. 81.0 million, representing 24.8% and 18.2% of the

total funds allocated for national industrial development to Cairo and Alexandria

respectively. This meant that these two governorates, which by 1960 had no more

had no more than 18.7% of Egypt's population, received a total amount of

(6) The concentration of high pollution industries in Greater Cairo and Alexandria
regions has led to dangerous levels of pollution. For instance, it was found in
Helwan district in Cairo, that the average rate of dust falling tripled between 1967
and 1974, from 106 tones per sq. mile to 371 tones per sq.mile. This is compared
with the limits set by the Egyptian government of 20 tones per sq. mile for
residential areas and 40 tones per sq. mile. Similarly, it was found, in certain
districts of Alexandria, that the average rate of dust concentration in the air
reached, by 1976, 219.4 microgram per Q.m. which was triple the government
limit of 75 microgram per Q.m. (Fahmi, 1988)
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Industries %

41.2

4.7

10.3

21.9

3.3

0.8

3.0

0.11

0.04

2.9

0.02

0.3

1.9

0.2

0.02

0.1

0.02

0.0

7.6

1.2

0.5

n.a.

100

Table 4-4 The Geographical distribution of high

pollution industries, 1981.

Source: Fahmi (1988)
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£.E. 292.7 million between 1957 and 1965, accounting for 44.8% of the total funds

invested in the industrial sector during this period.

According to the First Industrial Programme and the First National

Development Plan, of the others only Aswan and Suez governorates received

substantial funds for industrial development purposes. They were allocated £.E.

69.1 and £.E. 91.4 million, representing 10.6% and 14.0% of the total funds for

1957 to 1965. The allocation for Aswan was mainly to finance the High Dam

project and related schemes, and for the Suez governorate the funds were mainly

allocated for oil exploration in the Suez Gulf and related petro-chemical projects.

This meant that the four governorates, Cairo, Alexandria, Suez and Aswan, which

had no more than 21% of Egypt's population, received over two-thirds of the total

funds invested in the industrial sector between 1957 and 1965 (Table:4-5).

The remaining £.E. 211.6 million, that is 32.4% of the total were

distributed between the remaining 21 governorates. This meant that certain

industrial centres had little funds to invest. For instance, between 1957 and 1965

Gharbia governorate, which represents one of the main centres for the textile

industry in Egypt was allocated no more than £.E. 14.9 million, representing only

2.3% of the total funds invested in the industrial sector nationwide.

The relative funds allocated to other governorates were insignificant. For

instance, Giza and Damietta governorates received no more than 0.5% each of the

total industrial funds and Kafr-El-Skeikh, Ismaillia and Suhug have been allocated no

more than 0.3%, 0.2% and 0.1% respectively. Beni-Suef, Fayum, Menuofia and the

Frontier governorates were not allocated any funds in the First Industrial

Programme. Their overall shares of the funds allocated for industrial development

between 1957 and 1965 were in the range of 0.3% in Beni-Suef and Fayum and

0.6% in Menuofia. The Frontier governorates, meanwhile, were allocated £.E. 70.8
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Public Industrial Investment

Governorate	 1957-1960	 1960-1965	 1975-1977

_________________ (.E.miUion). % 	 (.E.million)	 %	 £.E.million)	 %

Cairo	 7.8	 37.8	 110.4	 24.8	 213.8	 38.4

Giza	 0.2	 0.1	 3.1	 0.7	 57.5	 10.0

Kalyubia	 7.3	 3.5	 22.7	 5.1	 17.3	 3.1

Alexandria	 22.7	 10.9	 8L0	 18.2	 62.8	 11.3

Behera	 5.2	 2.5	 10.7	 2.4	 24.3	 4.4

Menuofia	 0.0	 0.0	 4.0	 0.9	 3.6	 0.7

Gharbia	 9.6	 4.6	 5.3	 1.2	 15.0	 2.7

Kafr-el-Sheikh	 0.2	 0.1	 1.8	 0.4	 4.2	 0.7

Damietta	 0.8	 0.4	 2.2	 0.5	 2.9	 0.5

Dakahlia	 2.1	 1.0	 4.0	 0.9	 25.7	 4.6

Port Said	 1.5	 0.70.	 5.8	 1.3	 6.4	 1.1

Ismaillia	 0.4	 0.2	 0.9	 0.2	 4.0	 0.7

suez	 36.2	 17.4	 55.2	 12.4	 8.5	 1.5

Sharkia	 3.5	 1.7	 2.2	 0.5	 6.9	 1.2

Beni-Suef	 0.0	 0.0	 1.8	 0.4	 1.5	 0.3

Fayum	 0.0	 0.0	 2.2	 0.5	 1.5	 0.3

Menia	 1.5	 0.7	 4.5	 1.0	 3.9	 0.7

Suhug	 0.2	 0.1	 0.5	 0.1	 1.5	 0.3

7.9	 3.8	 9.3	 2.1	 51.1	 9.1

Aswan	 26.6	 12.8	 42.5	 9.5	 21.0	 3.8

Asyut	 1.5	 0.7	 4.5	 1.0	 3.9	 0.7

Frontier

Governorates	 0.0	 0.0	 70.8	 15.9	 19.7	 3.6

Total	 208	 100	 445	 100	 557.0	 100

Table 4-5: The Geographical distribution of industrial investment
in 1957-1960, 1960-1965 and 1975-1977.

Source: Abdel-Maksoud, (1986,a).
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million in the First National Development Plan, which represents 10.8% of the total

funds allocated nationwide between 1957 and 1965.

When the national planning system was re-introduced in 1975, the same

trend continued. In the annual plans between 1975-1977 Cairo and Alexandria

governorates were allocated £.E. 213.8 and £.E. 62.8 million for industrial

development, which represented 38.4% and 11.3% of the total industrial

investment. Aswan and Suez governorates were allocated £.E. 21.0 and £.E. 8.5

million, accounting for only 3.8% and 1.5%. Menuofia, Damietta, ismaillia

governorates received 0.7%, 0.5% and 0.7% respectively during the same period.

Other than that continuing pattern there were no other apparent trends in the

distribution of industrial development funds (see Table:4-5 above).

The different elements of the Egyptian problems have caused the population

of Egypt's big cities to suffer many problems, such as severe traffic congestion,

services facilities inadequacy, over-loaded infrastructure, a very high level of

pollution, the sprawl of slums on the peripheries of the urban areas, and worst of

all, an annual loss of about 16,800 to 26,880 hectares of agricultural land because

of urban expansion. The situation was exacerbated by the need to provide a large

number of dwelling units to solve the existing housing shortage which is expected

to worsen with the expected population growth, to reach 2.5 million units by the

end of this century (Abdel-Maksoud, 1986 a). It was argued, therefore, that the

only way to meet the demand for urban development without encroaching on the

agricultural land , is the development of new settlements outside the Nile valley

and the Delta , that is in the desert region
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4-3 Th new towns proaramme

The idea of establishing new towns outside the traditional urban areas could

be traced back to the late 1960s. The Greater Cairo Planning Authority proposed, in

its 1968 Regional Plan, the creation of four new towns around Cairo. They were to

be located on the roads connecting the city with Alexandria to the north, Fayum to

the south, Suez to the east, and finally, with Qena to the north-east. By 1990,

these four towns were to accommodate about one quarter of a million inhabitants

each. This plan was never implemented (lbrahim, 1980).

The idea of creating new towns outside traditional urban areas emerged

again during the second half of the 1970s, but as a national policy. The first real

step for such a national policy was the Republic Decree no. 249, June 1977. The

Decree allocated the area between km. 48 and km. 68 from Cairo on the Cairo -

Ismaillia desert road, for the creation of "the Tenth of Ramadan" as the first new

town to be established in Egypt. The town was planned to cover an area of 56 sq.

km . , and expected to accommodate 500,000 inhabitants by the year 2000.

Although no formal legislation had yet been enacted to allow and organise the

creation of the new towns, a second new town "Sadat City" was designated in

1978. The town is located about 90 km. from Cairo on the Cairo- Alexandria desert

road. It was created to absorb part of the over-crowded population and over-

concentrated industries mainly from Cairo, Alexandria , and the Delta regions.

The New Towns Act was eventually introduced in 1979. The Act deals,

though very vaguely, with different planning, economic and administrative aspects

associated with the creation of new towns. The Act, for instance, determines the

basic structure of the administrative system to be adopted in undertaking the new

towns programme, but without elaboration. It also introduces economic incentives,

such as tax allowances and more relaxed controls on foreign capital investment and

re-export, in order to encourage local and foreign entrepreneurs to invest in the
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new towns. The Act, nevertheless, was not based on any technical preparatory

work on the nature of the new towns to be developed. The Act consequently

presented a set of confining legal regulations that cannot be considered as an

appropriate set of guidelines for a "new towns" programme.

The New Towns Act 1979 was followed by the creation of two more new

towns, namely, "New Ameryiah City" located 55 km. to the west of Alexandria and

"the Sixth of October" situated some 30 km. from Cairo. New Ameryiah City was

designated to attract overspill population from Alexandria and to assist in

decentralising industry. The Sixth of October was designated to attract overspill

population from Cairo and Giza as well as enhancing tourism. It is also to attract

light industries from the over-concentrated industrial areas in Cairo and Giza.

Further new towns were proposed during the 1980s, starting with the

designation of New Damietta, which is dependent on the new port established on the

Mediterranean. In 1982, a second new town, New Sallehia, was created in

accordance with the Republic Decree no. 1237, in the eastern part of Sharkia

governorate. Three more new towns were designated in 1986. They are New

Noubaria, New Menia and New Beni-Suef. New Noubaria town is situated to the west

of the Cairo-Alexandria desert road some 78 km. away from Alexandria. New

Menia and New Beni-Suef are located on the eastern bank of the Nile, opposite

Menia and Beni-Suef cities, respectively. In 1988 another new town, New Asyut,

was designated on the eastern bank of the Nile, opposite Asyut city. This brings the

total of new towns proposed under the New Towns Act 1979 to ten (Figure:4-4).

The development of the first four is well underway, whereas the other seven

towns are in the very early stages of development. The first four new towns,

which together cover an area of 19,580 hectares, have an ultimate population

target of 1.86 million inhabitants by the year 2000. Additionally, they are

expected to create 570,003 job opportunities, that is employment prospects for

about 30.6% of their population, on average.



122

—_1
C' 1!	 cvrquj

Lr

SYRIA

/-

Mfl,T(Hn4NAN SEA

- '.,
New Nouba
-- Sadat Ci
4..

7,

I
	

G	 Y
'I

- ,-
r	 ,- \- c	 (	 I'RA i

JORDAN

New Sallehia

T'

The Tenth of Rarnadan

ew Beni-Suef	 J	 SAUDI
ARABIA

ew As Ut

T

1! P P E K

LIBYA	 R.d S..

.	 ---	 -	 C

I	 I IA)WIR F.CYPT

Main rode
t i Main railw.ys

Intfrnat,onaI boundaries
-PipeIirea

	

•	 Main airports

	

o km,	 100	 200	 300	 400

	

o m.it	 0	 100	 1110	 200	 250

Figure 4-4: Map of Egypt showing the new towns' locations.

SUDAN



123

In an attempt to provide a foundation for the new towns policy, the Regional

Development Strategy 1978- 82 looked into the broad objectives of the policy. It

argued that the programme should aim at attaining the following objectives:-

1- Increasing regional and national income and expanding the economic base of Egypt

as these towns are to be new, productive communities

2- Reducing the population pressures within the big cities ; and

3- Creating job opportunities as a means of attracting people to the new towns and

consequently assisting the growth of these towns

According to the National Economic and Social Plan 1978-82, the population

of Egypt was expected to increase by about 28 million persons by the end of the

century and the Plan suggests that 18 million people are to be accommodated in the

new towns to be established around Cairo and Alexandria. The 10 million remaining

could be accommodated in the different land reclamation projects.

The objectives of the Reconstruction and New Towns Policy were considered

more comprehensively in the framework of the Economic and Social Development

Plan (1982/3- 1986/7). The plan suggested that the main objectives of the new

towns programme should be to:-

1- Reduce massive population density in large cities , and traditional urban areas

in order to relieve part of their burdens

2- Create new urban communities, equipped with all the utilities and services

needed by their inhabitants , to absorb over-crowded population and to re-direct

the internal migration waves to the new towns , in order to change the demographic

map of Egypt.

3- Develop the natural resources available in the desert and on the coasts of Egypt
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4- Introduce radical changes in the economic and urban structure of Egypt,

concentrating on easing the bottle-necks from which the Egyptian economy suffers.

5- Establish the new towns in accordance with the regional planning system, but

within an overall national planning framework

6- Allocate the industrial projects, jointly in certain areas, instead of allowing

their unbalanced distribution , in order to achieve wider external economies.

7- Create incentives for private sector investors in order to attract them to invest

in the country in general and the new towns in particular , by creating the

appropriate conditions necessary for the success of the industrial and service

projects (Ministry of Planning, 1982).

The objective measures introduced to achieve radical changes in the

economic and urban structures of Egypt (and so easing of the bottle-necks from

which the economy suffers), are long term ones that cannot be fairly judged or

critically evaluated after only fourteen years of questionable new towns

development. The fifth objective, concerning the development of the new towns

according to a regional planning system, actually reflects the need to establish a

strategy in regard to administrative and organisational approaches that should be

adopted to rationalise the programme for new towns in Egypt, rather than a direct

physical planning objective. The remaining objectives that the new towns should

achieve and which should be monitored in the short, medium as well as the long-

term, are(7)

1- Reducing massive population density in large cities, and traditional urban areas,

in order to relieve part of their burdens

2- Developing the natural resources available in the desert and the coasts of Egypt.

(7) These objectives are considered in detail in chapter 7.
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3- Attracting over-concentrated economic activities from traditional urban areas.

4- Creating incentives for entrepreneurs to invest in the new towns.

5- Creating employment opportunities and speeding economic development.

In order to encourage entrepreneurs to invest in the new towns, the New

Towns Act 1979 introduced a number of financial incentives. For instance, it offers

a ten- year tax exemption, both on revenues and dividends paid, to the persons or

firms investing in land reclamation, industry, tourism and housing in the new

towns. It also permits foreign entrepreneurs investing in the new towns to transfer

their capital, as well as net revenues earned, outside the country. The Act, by

offering such incentives indiscriminately to all investors in the new towns, has

failed to employ them so as to encourage investors to invest in certain economic

activities, for instance those which are labour-intensive or those with a high

value-added component.

Although the new towns policy aims at reducing the over-concentration of

industrial activities within existing cities, no measures of control were introduced

to guarantee that the sites and premises previously occupied by industrial

activities moving to the new towns would not be occupied by similar or alternative

industrial activities. The introduction of such measures, through such means as

industrial permissions, would reduce the industrial activities in existing cities and

thus reduce the pressure on the services and infrastructure in these areas.

The new towns programme also aims at closing the gap between the

developed and under- developed regions , by enhancing the economic potentials of

the latter to achieve a more rapid growth rate. This means that the development of

new towns in Egypt is a two dimensional programme. On the national level, the new

towns policy aims at re-structuring the geographical distribution of the population

and at accelerating national economic development by attracting more local, as well
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as foreign investment to the country. On the regional level, each new town aims at

absorbing overspill population and over-concentrated economic activities from its

parent city (Ibrahim, 1980). This distinction is not drawn in, nor addressed by, any

development plan or any other study.

In addition to the new towns planned and developed outside the existing

inhabited areas, a number of satellite towns were designated around Cairo as a

means of stopping the random urban expansion of the city. In 1978, the first

satellite town, the Fifteenth of May, was designated within the administrative

boundaries of Cairo to provide accommodation and services for the workers

employed in the Helwan industrial zone. The town is to accommodate some 195,000

inhabitants. Thereafter, Al-O'bour and Badr towns were proposed, in 1982 and

1983 respectively, to be developed as satellite towns. Al-O'bour is located about

30 km. from Cairo, on the Cairo-Belbeis desert road and is to accommodate

350,000 inhabitants. Badr town, meanwhile, is situated 41 km. from Cairo, on the

Cairo-Suez desert road and has an ultimate population target of 60,000 persons.

A further ten satellite towns were proposed within the administrative

boundaries of the Greater Cairo Region. The planning and development of these

towns was to start by 1985 and to be completed by the year 2000. The time

needed to complete the last town was estimated to be about five years. This meant

that a new satellite town needed to be created every year between 1985 and 1995

in order to comply with the time table set for their development. However, by

1989, none of these towns was actually under construction. The preparation of the

master plans for the first and the fifth towns were completed and the planning of

the sixth and the seventh towns were underway. As for the remaining towns, no

progress has so far been made either in terms of planning or development.(Rabbei,

1 988)
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The development of satellite towns would provide accommodation, services

and facilities for their inhabitants and would consequently assist in reducing the

high population density in Cairo. They would, however, depend upon Cairo for the

provision of employment opportunities for their inhabitants, It can be argued that

the development of satellite towns within the administrative boundaries of Greater

Cairo Region, together with the rapid urban expansion experienced by the region,

might transform these towns into suburbs of Cairo. Additionally, these towns,

when developed, would put more pressure on Cairo in terms of employment

provision and therefore could lead to more concentration of economic activities in

the region. This would put more pressure on the infrastructure of Cairo generally

and on transport network in particular, with the inhabitants of these towns having

to travel to their work in Cairo on daily basis. These towns could, moreover, be

considered by many as a more attractive alternative, located nearby existing

cities, compared to the new towns developed in the desert region away from these

cities. This could lead to less people choosing to move to the new towns. The

possible consequences of developing satellite towns show that there could be a

contradiction between the objectives of the new towns policy and the development

of satellite towns. It can be argued, therefore, that the designation of additional

satellite towns around Cairo should be stopped, particularly since the limited

construction capabilities of the country are already stretched to cope with the

needs of the new towns.

According to the lowest official estimates, Egypt's population would reach

some 63 million persons by year 2000, an increase of 21 million people between

1980-2000. According to their target figures the new towns would accommodate

about two million inhabitants by year 2000. If these figures were achieved the new

towns would provide accommodation and workplaces for less than 10% of the

population growth. About 19 million people would have no alternative other than

living in the already over-crowded cities, causing more pressures on services and
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utilities, traffic problems and pollution. This fact is emphasised by the very slow

progress in the new towns development. By 1986 they had a total population of no

more than 10,982 inhabitants, compared with a target of about 500,000. There

were about 8,855 housing units in the new towns and about 340 operational

factories, providing 27716 job opportunities, and a further 595 factories were

under construction. Such conditions emphasise the need for pursuing a rural

development programme as well as an urban renewal policy parallel to the new

towns policy. These additional policies can, through both improving the facilities

and services and re-structuring the economic basis of rural areas and small towns,

reduce out-migration movements from these areas to overcrowded main cities.

4-4 Desi g nation procedures

The New Towns Act 1979 did not specify any particular procedures to be

followed in designating a new town. The absence of such procedures reduced the

possibility of examining in detail the case for the designation of any new town,

particularly as all new towns are proposed in desert regions with no population.

This lack of specific procedures for designating new towns is emphasised by the

absence of a comprehensive study or theory that can provide guidelines concerning

t.he number, locations and the functions of the new towns to be designated. This

meant that the designation of a new town was dominated by bureaucratic dealing

between various government ministries, authorities and agencies.

The most obvious case is El O'bour which was proposed at the end of 1978. This

proposal was discussed with the Physical Planning Authority, the German Ministry

for Technical Economic Cooperation and the German Technical Cooperation Agency.

By the end of 1981 and after consultation with the Ministry of Defence the location

was agreed on the grounds that the New Communities Development Authority

(NCDA) would pay compensation for disruption of the military camps in the
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area.(8). The German government agreed to provide technical assistance as well as

a soft loan of D.M. 20 million to provide accommodation for low-income groups in

the town. Also, after considering the feasibility of the project, the World Bank

agreed to provide a loan of $ 300 million, which represented half the costs of the

infrastructure construction in the town.

Following this, the New Communities Development Authority (NCDA)

commissioned an Egyptian consultant to prepare the master plan for the town. Then

at the end of 1982, soon after the completion of the master plan and other studies,

the Prime Minister issued the designation order for the town, which allocated

4,200 hectares for its development.

Although the designation order specified the boundaries of the town, the

NCDA agreed to shift the town boundaries so as not to overrun the land allocated

for a Cooperative Society, as well the site allocated for a military factory. But in

1986 the Ministry of Defence proposed a new site for the town, with a total area

of about 2,100 hectares, or half the original designated area. For strategic reasons

it also set limits on the height of buildings in the town for the NCDA to follow. The

NCDA accepted the new location, but the situation worsened as the Cooperative

Society, with the support of the Ministry of Agriculture, took over about 1,050

hectares of the 2,100 hectares allocated for the town development and refused to

move out. So the only option left for the NCDA was to get a court order allowing

the New Town Development Authority (NTDA) of El O'bour to take over the whole

site. The Minister for Housing and New Communities took the case to the Policies

Committee, and after consultation with the Committee he ordered the Cooperative

Society to move off the site and to demolish all its establishments in the area (9)•

(8) The NCDA was also asked to pay the whole cost of a complete land mines
scanning of the whole area to be carried out by the military.
(9) It was suggested that the Minister reacted after the publication of an article
about the problem in El Ahram El Ektisadi. He issued his order on the 2 July 1986
just after the publication of the article.
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Although the problem was eventually solved there were huge losses in

terms of the withdrawal of the German side after spending D.M. 7 million, as well

as the possibility of the cancellation of the loans that were to be provided by the

World Bank and the German Bank for Foreign Cooperation. But most of all, such

serious delay meant that the government had to meet huge increases in the town

development costs. Such grave consequences highlight the need for setting up

specific procedures to be followed, and adhered to, in designating new towns. The

procedures should take into consideration the need for the involvement of the public

and outside experts, as well as the staff of the NTDAs who are to be responsible

for the development of such towns.

4-5 The management system (decision making)

The management and decision making system developed for the

implementation of Egyptian new towns policy is divided into four levels. The highest

level is referred to as "the Visionary Management level", representing the

president of the A.R.E., the Prime Minister and the Minister of Development, New

Communities, Housing and Public Utilities, who acts as the chairman of the NCDA.

At this level the decision to promote new towns is made, the course of the new

towns policy is drawn, and their destiny will ultimately to be worked out. This

highlights the fact that the Egyptian new towns are controlled by and are under the

threat of, political decisions (Figure :4-5).

The second level of the administrative system, which includes the chairman

of the NCDA, his vice- chairmen and the chairmen of the NTDAs, is the "Strategic

level". This is the level where the plans and policies of the new towns are

developed and the means and guide-lines of various schemes and projects are

decided. Despite the presence of the chairmen of the NTDAs at this level, they are

actually functioning only as links between the strategic level and the administrative

level, rather than contributors to the decision making process in their own right.
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The third level is the "Administrative Level" where, it was claimed, the

planning, execution, co-ordination and supervisory functions of the respective new

towns, are carried out. Nevertheless, although this leve' supervises the

development of the new towns, it is entirely restricted by the guide-lines and

limitations drawn up at the higher levels. The heads of the departments form the

link with the lower, and not upper, level.

At the Operational LeveiN, day-to-day work is carried out within the

various departments and divisions (Sweco, 1982).

4.6 Summary

The new towns policy was adopted in Egypt to reduce the massive population

density in large cities as well as to decentralise the economic activities

concentrated in traditional urban areas. It was found, nevertheless, that there

were no restrictions or control on the economic or industrial growth in existing

cities. The policy was also initiated to encourage local and foreign entrepreneurs to

invest in Egypt, and consequently accelerate national and regional economic and

social development.

By 1990 there were ten new towns designated in various regions of Egypt.

It was found that the policy was initiated without any guidelines concerning the

number or the locations of the new towns to be developed. There is a need,

therefore, for a comprehensive study to determine the future number, locations,

sizes and functions of the new towns to be created. Such a study should take into

consideration, in addition to various needs of the nation, the financial and economic

capabilities of the economy to develop these new towns. The guidelines to be

recommended by such study should be discussed by the Policies Committee and be

agreed upon by all the Ministries and Authorities involved in the new towns policy.
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There were also 13 satellite towns proposed around Cairo to stop

uncontrolled urban expansion, of which only the Fifteen of May has managed to

achieve some progress. Designating these satellite towns, it can be argued, would

put more pressure on the already over-pressured services and infrastructure in

existing cities, particularly with the rapid urban growth that can turn these towns

into extensions of their parent cities.

There is a need for national comprehensive plans for rural development, as well as

urban renewal to be undertaken parallel to the new towns policy. Such policies

could, either by improving the provision of the facilities and services or

restructuring their economic basis, reduce out-migration movements from rural to

urban areas, and increase the role of rural areas in the national economic and social

development.
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Chapter 5

Planning and conducting the field Survey

5-1 Iniroductlgn

The undertaking of this research necessitated the acquisition of a wide range

of information. Different official as well as scientific institutions, seen as possible

sources for such information, were contacted and when possible the information

available was obtained. But, certain information needed for this study was found to

be absent from all these sources. Therefore, to achieve the objectives of the

research of the actual economic progress and achievements of the Egyptian new

towns a field study was conducted adopting techniques appropriate to the particular

Egyptian circumstances. To implement the field survey successfully, and thus meet

the objectives of the research, it was essential to design the field survey

methodically.

The purpose of this chapter is to provide an outline of that process. It begins

by explaining the rationale behind a field survey, followed by considerations of the

design of the survey, the questionnaire and the sampling procedure. A discussion of

the field trip and the main findings of the survey is followed by the chapter

summary.

5-2 Rationale for field sUrvey

To meet the objectives of this research, it was necessary to collect data on

a wide range of issues. In order to find out about the availability of such

information a review of the available literature was necessary. This involved

inspecting official documents produced by various ministries and government

authorities expected to have the relevant information, It also meant visiting those

ministries and government authorities as well as carrying out discussions and talks

with the officials in these agencies. The process of inspecting the available
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literature was undertaken through two field visits to Egypt; one in ApriVMay 1988

for about six weeks and the other in December 1988 for about four weeks. The

government agencies included:

1- The Ministry of Housing, New Communities and Utilities;

2- The Ministry of Planning;

3- The New Communities Development Authority;

4- The New Town Development Authorities for the Tenth of Ramadan, the Sixth of

October, New Ameryiah City and Sadat City;

5- The Central Agency for Public Mobilisation and Statistics; and

6- The Central Agency for Auditing.

Another source inspected was the non-official sphere, which included all

possible research institutions that were expected to have the relevant information

or were involved in the subject. These institutions included:

1- The Physical Planning Institute;

2- The Building Materials Research Institute;

3- The Economics and Political Sciences Faculty; and

4- The National Planning Institute.

These visits were undertaken, when possible, through contacts in these

agencies so as to increase the chances of getting access to the materials available.

But the outcome, if any, from most of these visits was limited because of a lack of

any systematically documented information about the new towns, and also

the intense secrecy which surrounded new towns information even when it was
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available. Another side of the problem was that some of the information needed,

such as the attractions of the new towns for investors and the problems they

confronted in establishing their firms there, was not readily obtainable through

documentary sources. Direct contacts with the firms located in the new towns

became necessary and this meant that a field survey had to be conducted.

5-3 Survey deslan

Once a decision to conduct a survey was taken, the survey planning process

began by exploring various lines of approach, by looking at reference books and

previous work on the subject and through talks and discussions with those familiar

with the subject. From this exploratory process a number of important

considerations in regard to the shape and overall scope of the survey were defined.

These basic considerations, according to which the field survey was planned,

included:

1- the objectives of the survey,

2- the choice of a target population,

3- the selection of variables and characteristics to be measured,

4- the selection of the sample,

5- the method by which the survey was to be conducted,

6- the design of the instruments for the survey,

7- the organisation of procedures for the conduct of the survey(Bracken, 1981).

Accordingly, the objective of the field survey was defined as obtaining

information from industrial firms located in the new towns mainly about the

conditions in the new towns and the attractions and difficulties they confronted

when operating there. It was thought that by obtaining such information, which was
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not available from any secondary data sources, a better understanding of the

performance and achievements of the new towns could be gained. As industry was

the only form of economic activity so far present in the new towns, the target

population to be covered by the survey was all the operational industrial firms

located there. These firms, it was decided, were to be contacted directly, as a

postal survey was considered impractical because the rate of response was

expected to be marginal, and the sometimes sensitive commercial information

required was to be obtained through an interview to be conducted with the owner,

manager or a senior member of the managerial staff with reasonable knowledge

about the firm covered.

5-4 DesignIn g the questionnaire

Designing the questionnaire is considered to be the most vital part of the

whole survey. In it the research objectives, interviewing procedure, different

types of questions and question wording and the possibilities for analysis of the

eventual findings are brought together (Hoinville & JowelI, 1977). Also at this

stage the work moves from a general framework of information needed to a more

specific structure that embodies questioning approaches relevant to each item of

information required.

The starting point of the questionnaire construction was reached after the

preliminary design work to identify the coverage and general contents had been

concluded. The process of questionnaire design involved reviewing a number of

reference works dealing with questionnaire design and attitude measurements

principles (for instance, Oppenheim (1966), de Vaus (1986) and Fowler (1978)).

Also, a number of questionnaire forms were reviewed so as to glean ideas about

how specific questions could be phrased, how to generate standardised questions

and how to format questionnaires.
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Overall, the process of questionnaire design was undertaken with three

essential aspects being borne in mind; the specification of the questions, the layout

of the questionnaire and the measurement and scaling methods. Each of these

aspects is considered, in the context of the particular survey, in the following

three sub-sections.

5-4-1 Specification of the questions

When the questions were specified, it was taken into account that they

should be easy for respondents to understand and to answer accurately and clearly.

Open ended questions, as opposed to close ended questions, were kept at a

minimum, because of the difficulties surrounding classifying and coding them.

Additionally, the questions were specified so as to meet four practical standards to

ensure their validity, as suggested by Fowler (1984). The practical standards that

all questions should meet are:

1- Is this a question that can be asked exactly the way it is written?

2- Is this a question that will mean the same thing to everyone?

3- Is this a question that people can answer?

4- Is this a question that people will be willing to answer, given the data collection

procedures?

It was bourne in mind, when translating the original questions from the

English to the Arabic language, that the vocabulary used was comprehensible to all

respondents. It should be mentioned that a great deal of benefit was gained from a

prior discussion group held with some colleagues in Alexandria University, in order

to ensure that the wording and question format used in the Arabic language format

was understandable, simple and clear. Yet, it is worth pointing out that when the

actual survey was undertaken, some of the questions were found to be over-
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detailed and in the event most respondents just gave overall figures, which

nevertheless was still quite useful (that was the case with questions 7,10, 27 and

29) (see Appendix 2).

5-4-2 Layout of the questionnaire

Once a set of questions was nearly ready, they were put into a form that

facilitated interviews. This involved, as a first step, ordering the questions,

starting with relatively easy, straightforward questions to help TM get the

respondent into" the survey. The questions requiring a good deal of thought, or

those considered to be sensitive, were reserved for the middle or later sections of

the questionnaire.

The flow of the questionnaire dictated some ordering, mainly in the cases

where prior answers were needed in order to know if other questions applied. This

was the case with question 11 and section 4 of the questionnaire (see appendix 2).

As for the instructions written for the interviewer to follow, they were made

visually clear by using an underlined, different style of writing compared with the

style used for writing the questions. The instructions were also keyed to a

particular response and told the interviewer where to go to ask the next question.

5-4-3 Measurement and scalin g methods

Scales vary in types, but they basically set out to get the respondent to

indicate his/her attitude by choosing from two opposites, or to demonstrate the

strength of his/her attitude or opinion concerning a particular issue (Phillips,

1980). In the present survey, nominal, ordinal and interval/ratio scales of

measurements were employed.

A nominal variable is defined as one where a distinction can be drawn

between categories of a variable but cannot rank the categories in any order (de

Vaus, 1986). For example, question 5 about the type of industrial activities, or
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question 13 concerning the reasons for moving to the new towns. The values given

to various categories, in the case of a nominal variable, are mere identifiers, on

which none of the properties of numbers, such as addition or multiplication, can be

applied.

An ordinal variable is one where it is meaningful to rank the categories, but

it is not possible to quantify precisely how much difference there is between the

categories (de Vaus, 1986), for instance question 31 asking for the general

opinions about the facilities and services provided in the new towns.

An interval/ratio variable is one which the categories have a natural

ranking and it is possible to quantify precisely the difference between the

categories. For instance, question 29 concerning the amounts and directions of

marketing.

Scales, however, could be interpreted differently by people and represent

the danger of automatic answering of the same category for a series of questions.

It also assumes a relatively high level of mental ability on the part of the

respondents (Phillips,1980). Therefore, scales were kept as simple as possible,

along the lines of providing alternative clear and distinct answers.

5-5 Sampling procedures

Usually in any social research, a whole population cannot be investigated and

complete coverage of a population can be a waste of time, money and effort,

because comparable and accurate results can be obtained by using a sample.

Sampling theory is concerned with the development of ways in which partial

information may be acquired efficiently and with validity. Sampling methods,

therefore, should be used:

1- to ensure individual cases a chance for inclusion in the sample,
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2- to designate each case a known chance of selection (Phillips, 1980).

How well a sample represents a population depends on the sample size and

the specific design of the selection procedure. These two factors are therefore

dealt with in the next two sub-sections.

5-5-1 Sample size

Sampling is a matter of compromise, there are no hard and fast rules. On

one side, there is a need for the sample to be representative and free of bias and on

the other, the problems and resource limitation, such as time, money and efforts,

for conducting the survey (Phillips, 1980). Generally, the sample size decision, it

was suggested, should be taken on a case-by-case basis, taking into consideration

various aspects of the research design, for instance the variety of goals to be

achieved by a particular study (Fowler, 1984).

To keep the final sample size within manageable limits a sample of 20 firms

from each new town was selected, to bring the total size of the sample to 80 firms.

The sampling ratio was, consequently, variable from one new town to another,

ranging between 5.2% in the Tenth of Ramadan and 48.8% in New Ameryiah City

(Table:5-1). It should be mentioned, nevertheless, that the selection of a fixed

sample from new towns with a different a number of firms, meant a favourable

tendency towards towns with a smaller number of firms. Yet, if the sample was

proportional to the population size it could have meant a favourable tendency

towards large towns. It was decided, taking into consideration time and money

limitations, that the former approach could provide a better chance of representing

the conditions and problems confronting the new towns, which was the prime

interest of the survey.
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New Towns	 Cases	 None	 No reply Sample Total firms in Sample (% of

	

covered cooperative cases	 size	 the new towns total firms)

	

________ cases	 ________ _______ ______________ _____________

The Tenth of Ramadan 14	 4	 2	 20	 382	 5.2

The Sixth of October	 i 6	 3	 1	 20	 142	 14.1

New Ameryiah City	 14	 5	 1	 20	 41	 48.8

Sadat City	 1 2	 5	 3	 20	 67	 29.9

Total	 56	 17	 7	 80	 632	 12.7

Table 5-1: The number and proportion of the industrial firms surveyed.

5-5-2 Sampling method used

There are a variety of ways of choosing a sample. They aU rely on different

applications of sampling principles, such as randomness and representativeness, as

well as practical considerations. The method to be adopted also depends on the

target population, the ease with which its members can be identified, and whether a

suitable sampling frame is available (Phillips, 1980).

The overall aim of this research is to evaluate the performance of the new

towns in Egypt. It was therefore essential that different new towns, with different

functional and physical features, performances and achievements, should be

surveyed. This meant selecting the new towns which were experiencing a degree of

development progress and were accommodating a range of industrial firms that

could be investigated. These new towns were the Tenth of Ramadan, the Sixth of

October, New Ameryiah City and Sadat City. The only other town that had

industrial firms within it was New Sallehia, with only seven firms.

In order to have a relative balance of each type of the industries developed

in the new towns, the "disproportionate stratified" approach was adopted.

According to this approach the target group should be divided into layers, or

strata, according to some characteristics related to the research objectives.
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Accordingly, the industrial sector in the new towns was divided into ten classes.

Such classification was employed so that the information collected could be

systematically comparable with the data obtained from the Ministry of Housing,

New Communities and Utilities about the industrial activities in the new towns,

which were provided according to the same ten industrial categories.

5-6 The field trip

During the second field visit undertaken in December 1988, the Central

Agency for Public Mobilisation and Statistics was contacted in order to obtain

permission to conduct the survey planned. Despite the fact that issuing permission

would normally take about eight weeks, by the use of some contacts the procedures

were speeded up and the whole process was almost complete in three weeks. Still,

in the final stage the Agency asked for the payment of £.E. 1,400 as a charge for

issuing the permission. It was decided, considering the large sum required, to

conduct the survey unofficially. Meanwhile, the time spent on pursuing the process

of obtaining permission meant that no time was left to conduct a pilot survey during

that visit.

Another field trip was consequently made in December 1989. This trip was

only of about four weeks duration, because of the need to be in Liverpool by mid

January to attend certain other courses. It was important therefore to tailor the

survey objectives according to the time available.

The survey was conducted by a team of 4 persons, including the researcher

himself. Two of the others were members of staff of Alexandria University, and

one was a graduate from the Economics Department in the University. As all the

new towns surveyed are located some distance from Alexandria, extending in the

case of the Tenth of Ramadan to some 260 km., transport arrangements had to be

made for each field trip. The timing of these trips was arranged so that the

University staff members were available to travel very early in the morning to be
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in the new towns considered by about 9:00 or 10:00 am so as to have some time to

carry out the survey as most firms were closing by 3:00 pm.

The members of the survey teams were briefed about the questionnaire

form and its various sections before each visit to a new town, and the types of

industry each interviewer was to cover were pre-determined in order to avoid any

duplication. All the interviews, it should be mentioned, were conducted in Arabic

and the responses were recorded in Arabic on the translated questionnaire form,

and in some cases remarks and discussions were recorded after the interview so as

not to restrict the interviewee from disclosing any information. Each firm was

visited by an investigator during the interview survey. At the end of a day's

survey, all the team members met together and all the comments and reactions

about the day's work were disclosed and recorded. After finishing most of the

survey, the answers were classified and translated into English and then coded.

5-7 Main findings

The questionnaire survey was intended to obtain information about the

climate surrounding industrial investment undertaken in the new towns. This meant

obtaining information about the conditions associated with different investment

decision taken. It also meant collecting information about employment prospects in

the new towns concerning employment structures and the commuting behaviour

revealing their and the factors leading to such behaviour.

The information collected through the questionnaire survey can be

categorised into five groups. The first concerns the characteristics of the firms

covered, such as types, dates of becoming operational, their sizes both in terms of

total employment as well as capital investment. The second group deals with

employment aspects in regard to the firms surveyed, both in terms of their socio-

economic structure and commuting movements. The third group describes the

movement of firms from existing cities to new towns and various aspects
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associated with such movements. The fourth group covers the attractions and the

disadvantageous conditions prevailing in the new towns from the entrepreneurs'

perspective. The fifth group concerns goods movements generated by the firms

operating in the new towns in terms of obtaining raw material and marketing and

considers the difficulties associated with such transactions.

5-7-1 The sample

As illustrated in Table 5-2 all the industrial activities operating in the new

towns were present in the sample of firms interviewed, with an overall average of

8.9% of total firms in the four new towns covered. This ensured that, so far as

could be foreseen, every possible aspect related to any particular type of industry

in the new towns was covered, again as far as practical constraints permitted.

Industry	 Total firms	 Firms interviewed

No.

Food	 70	 6	 8.6

Wood-working	 48	 5	 10.4

Plastics	 57	 8	 14.0

Paper products	 26	 2	 7.7

Textile	 74	 6	 8.1

Elec. & Eng.	 49	 7	 14.3

Mechanical eng.	 31	 5	 16.1

Building mat. 	 102	 7	 6.9

Chemicals	 60	 6	 10.0

Miscellaneous	 112	 4	 3.6

Total	 629	 56	 8.9

Table 5-2: Type of industrial firms surveyed and sample rate.

Concerning the characteristics of the firms covered, the period for which

the firms surveyed were operational in the new towns covered a period from about

a year or less up to 4 years and over. Of the fifty six firms covered by the survey

twenty two, or 39.3%, had been operational for at least four years, thirteen, or
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23.3%, for about three years. The remaining twenty one firms had been operational

for two years or less, with eight starting production within a year.

In regard to the employment sizes of the industrial firms covered by the

questionnaire survey, of the fifty six firms interviewed thirty, or 53.6%, had

employment sizes ranging between 0 and 49 workers and twelve, or 21.4%, had

employment sizes between 50 and 99 workers. The sample covered also included

five firms, or 8.9%, firms with employment sizes ranging between 100 and 149

workers and two, or 3.6%, with sizes between 150 and 199 and seven, or 12.5%,

with sizes of 200 workers and over.

Concerning the amount of capital invested by the firms interviewed, about

14.3% of the firms refused to state their investment, and the other forty eight

firms were hesitant but agreed to provide the figures. Of these forty eight firms,

fourteen or 29.2%, invested less than £.E. 500,000 and six firms or 12.5%

invested between £.E. 500,000 and less than £.E. 1000,000. The remaining thirty

four firms invested over £.E. 1000,000, with thirteen or 27.1%, investing more

than £.E. 5000,000. However in the absence of any records or official

documentation giving the sizes of the firms in the new towns it was not possible to

compare the structure of the sample with the actual existing structure in the new

towns.

5-7-2 Employment

In the questionnaire survey the intention was to obtain as much information

as possible about various employment aspects in the firms surveyed. However, the

confusion surrounding socio-economic categorisation in Egypt, particularly between

unskilled, semi- and skilled workers, meant that there was little usable data that

could be obtained in regard to that aspect. But, the main outcome from the question

about employment structure was an indication of relatively small numbers of

administrative staff compared with that of other workers. Only 355 employees, or
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7.8% of the total employment in these firms (which were more like industrial

plants) were administrative staff, while the remaining 4192 employees were

workers involved, directly or indirectly, in the production processes.

Concerning commuting movements, it was found that out of 4456 workers,

employed in the firms interviewed, only 564 workers, or 12.4%, were resident in

the respective new towns. The remaining 3993 workers, or 87.6%, were

commuting daily from outside these towns to their work place. It was also found

that the average percentage of the female workers commuters was higher than the

overall average, reaching 91.3% of female workers, whereas the rate of male

workers commuting daily was about 87%. Moreover the main areas from which

workers commuted was dominated by Cairo, as the source of 52% of the total

workers employed in the new towns, followed by Alexandria with about 30% of the

workers in the new towns, while, Sharkia and Behira governorates providing about

11 .3% and 6.6% of the new towns workers, respectively. Almost all the firms

interviewed provided transportation means for their commuting workers, with

fifty one out of the fifty-six firms doing so (for more details see section 8-2).

5-7-3 Re-located firms

Out of the fifty-six firms interviewed only seven, or 12.5% of the sample,

moved from other urban areas to the new towns. Of these, six firms moved from

Cairo and one from Sharkia. Three of the firms which moved from Cairo were re-

located in Sadat City, two in the Sixth of October and one in the Tenth of Ramadan.

Two firms stated that they decided to move to the new towns because of the lack of

space for expansion in their original locations, one argued that they moved because

of the unsuitability of original premises for the production process and the

inconveniences caused by being located within a residential area. Another firm

attributed the move to the high rents they had to pay for the original premises and

the lack of services and amenities. Other reasons for moving to the new towns
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included the unsuitability of the premises, the lack of services and amenities, and

the lack of space for expansion. Regarding the current uses of the original, vacated

premises, three premises were again used for industrial activities, two for

storage purposes and two were either given back to landlords or left closed (see

section 7-2-2).

5-7-4 Attractions and disadvanta geous conditions in the new towns

The main factor that attracted entrepreneurs to invest in the new towns, as

suggested by forty-two firms, was the availability of cheap land. The availability

of tax reliefs was stated by thirty-seven firms as one of the factors which

encouraged them to locate in the new towns and the availability of land for future

expansion plus the availability of sufficient infrastructure and services were

indicated by twenty-six and twenty-one firms, respectively, as partly responsible

for attracting them to the new towns.lt was also found that about thirty-four

firms, or 61%, decided to invest directly in the new towns without considering the

possibilities of other locations.

Out of the fifty-six firms interviewed forty-five learnt about the

possibilities of investing in the new towns from the media and no more than four

firms knew from the NTDAs. This means that the media is playing the most vital

Jo)? ),) )7))DYTh)Y) pcpSB 5ou% Th	 tcect poss(bitities in the new towns and the

NTDA's either are not trying or are failing in their promotional efforts.

Out of the fifty-six firms surveyed about thirty-seven firms, or 66.1%,

were not working to capacity. Of those firms eleven suggested that being in a trial

period was the only reason for this, while three firms suggestec it was due to

shortages in the supply of their raw material inputs. One firm cited that their main

problem is the low quality of the local supply of its inputs. Other problems included

difficulties in both the importation of inputs and marketing problems and that the
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electricity capacity needed could not be obtained. The current economic recession

was also having an effect on marketing and hence planned output levels.

The majority of firms interviewed suggested that they had confronted

problems while starting their activities in the new towns, with only eleven of the

fifty-six firms not having any difficulties. The remaining forty-five firms, or

80.4% of those interviewed, faced different types of problems while starting up,

including the large number of official permissions to be obtained before production

could start, shortages of skilled workers in the new towns, lack of cooperation by

the NTDAs and the lack of maintenance services in the towns (see section 7-2-3).

5-7-5 Obtainin g raw material and marketing

Concerning obtaining raw material inputs and marketing, many of the firms

operating in the new towns were found to be dealing not only in their immediate

area or regions, but covered the whole country with some involved in exporting and

importing activities. But, transactions and connections between the firms surveyed

within the new towns were found to be quite limited, involving mainly sales of final

products by the building materials and food production industries.

The firms were found to be troubled by a variety of factors, which included

having to deal with governmental bureaucracy, shortage in and unreliable supply of

raw material inputs locally and their high prices, the last being quoted by half the

firms interviewed. About one-third of the firms complained that having to import

cheaper raw materials meant having to import inputs and having to deal with the

problems surrounding this process, for example, obtaining the permissions

necessary, dealing in uncertain conditions because of internationa' price

fluctuations and changing exchange rates. Other marketing problems included

statements by twenty-seven firms that they were troubled by the availability of a

wide range of alternative products given that theirs were new to the market. They
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also found that having to defray high transportation costs and problems of quality

and prices were obstructing their exporting opportunities.

5-8 Summary

The non-availability, from both official and non-official sources, of certain

information that was considered important for the undertaking of the present

research meant that conducting a field survey was essential. Accordingly, a survey

covering the industrial firms in the new towns was planned and a questionnaire was

designed methodically. This was followed by a field trip to Egypt which was

undertaken in December 1989, during which the survey was conducted

satisfactorily.

After returning from the field trip, the initial task was to prepare the

information for analysis. This involved classifying and coding the data and it was

decided to use the SPSS X software for analysis. The results and findings from the

analysis were discussed in this chapter with the intention of thoroughly analysing

them in the following chapters.
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Ch a pte r

ibe__financial system

6-1 Introduction

The development of Egyptian new towns involves the investment of huge

sums of money in many projects and schemes. It is important for the continuing

development of new towns, therefore, that the flow of financial resources should

be equally continuous and secure. Funds must be used efficiently and the allocations

should incorporate sufficient flexibility to cope with the changing priorities and

needs involved in different stages of a new town's development. This involves the

establishment of a systematic means of allocation and of a set of criteria that

could assist in determining the priorities according to which funds could be

allocated. Furthermore, the system should include an efficient monitoring system

to supervise timely allocations and subsequent spending levels.

The development of the Egyptian new towns is to be financed both by the

New Town Development Authorities (NTDAs) and the private sector. The NTDAs are

to undertake infrastructure, services and housing provision. The private sector is

expected to carry out industrial and commercial development as well as housing

provision. But, when taking investment decisions the private sector measures the

benefits to be obtained against the costs involved and this chapter therefore

concentrates on an evaluation of the financial system adopted in Egyptian new

towns. It begins by considering various financial sources available to the NTDAs

from an overall point of view as well as in terms of fund allocations to each of the

four new towns investigated, the Tenth of Ramadan, the Sixth of October, New

Ameryiah City and Sadat City. Then the attention turns to the investigation of the

overall expenditure patterns of the Egyptian new towns development programmes

in terms of different cost elements, e.g. infrastructure, housing, services and plan

preparation.
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The examination of spending on each item of new towns development

involves an evaluation of the sums spent and the benefits obtained, concentrating on

the same four towns. It was decided initially that the evaluation approach to be

employed in this chapter was to be based upon TM Cost-Benefit Analysis" as a

possible technique that can be utilised to assist with decisions about the use of

societies' scarce resources. It helps in its ex-ante perspectives (1) to address

questions such as: Is a project or programme worthwhile? What is its optimal scale

of operation? What is the optimal timing of its initiation? What are the relative

merits of different projects or programmes?

Cost-benefit analysis goes beyond mere financial appraisal to include

evaluation from the wider point of view of the economy or society in general (2)

Schofield (1987) suggests that in this context two broad objectives could be

considered; economic efficiency in the use of resources available to society or its

economic growth, and equity in the distribution of welfare between different

groups, either income groups, regions or generations, within society. The economic

efficiency effects consist of positive and negative impacts on the production and

consumption opportunities, and hence utility or welfare level, of society. Social

analysis, meanwhile, addresses the issue of distribution as well as economic

efficiency. At one level, this consists of the display of results on a desegregated

basis according to welfare impacts on different groups within society. At another

level, social analysis extends the principle of shadow pricing to social pricing (3)

(1) While ex-ante perspective is commonly regarded as the more valuable for
planning purposes, the ex-post approach represents a useful approach for delivering
lessons for the future from the past.
(2) In general terms, the objective of a project or a scheme can be a purely
financial one, as profit maximisation is in the private sector, and analysis
comprises merely revenues and expenditures as values in the market.
(3) "This procedure involves the attachment of differential weights to monetary
benefits and costs for different groups to reflect judgment concerning the relative
"deservingness" of each group. Thus benefits for disadvantaged groups are
weighted, or shadow priced, more highly than benefits for other groups. Social
pricing may also involve weighting of benefits according to their distribution
between savings and consumption." (Schofield, 1987, pp.3-4)
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It was argued that the work in the field of regional policy evaluation, at

least regarding large-scale national programmes, remains more tentative than in

some other fields, such as large scale residential projects, urban renewal

schemes, capital investment projects and local economic development. This, it was

suggested, is attributed to the conceptual complexities associated with the

specification of a complete model of the impacts of whole policies compared with

single projects. This is particularly the case for long term analysis when all

manner of structural adjustments may result from policy. Moreover, data

requirements are more formidable (Schofield, 1987). Time and practicality

limitations, concerning this research, have also acted as additional constraints on

the possibilities of utilising a comprehensive cost-benefit analysis in the evaluation

of the economies of the Egyptian new towns.

A more practical evaluation of new towns finances will, consequently, be

undertaken admittedly from the more limited standpoint of efficiency and

effectiveness of the allocation of funds and their management. This involves the

examination of the criteria set up by the NTDAs and the NCDA through which

priorities are given to various development schemes in the new towns.

Additionally, a comparison will be made between the actual development progress

in the new towns and the actual needs of the inhabitants of these towns.

The development of new towns represents a large-scale, long-term complex

process that involves huge spending on various services, infrastructure, housing

and economic activities. Thus, the NTDAs, in order to manage the huge sums

involved effectively, have to create a set of criteria that can be employed to

determine spending priorities. Such criteria can assist in efficient allocation of

scarce resources so as to increase the positive impacts on the production and

consumption opportunities and hence the welfare level of society. Given the many

problems of implementation there will still be a need for the exercise of executive

judgment.
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6-2 Funds

For the purpose of enabling the NCDA and the NTDAs to defray various

expenses arising from carrying out any projects or schemes associated with the

new towns development, the New Towns Act 1979 considered three types of

financial sources

(1' Public funds: which represent the sums allocated for the purpose of new towns

development in the National Economic and Social Development Plan prepared on a

five years period basis. These sums are provided either as non-repayable grants

made by the Ministry of Finance, or repayable loans from the National Investment

Bank, which is responsible for providing the monetary needs of public projects

designated in the National Development Plan.

(2 Self-generated funds: are the funds generated by the NCDA and various NTDAs

from selling or leasing land or other properties in the new towns, as well as duties

charged in return for the administrative services they provide. They include the

revenues generated from undertaking projects or schemes, such as electricity and

water supply, in the new towns or districts, and may also extend to the planning,

construction or renewal of the urban fabric and infrastructure outside the new

towns, in association with the concerned authorities.

(3) Loans and grants : are the sums borrowed from various Funds or Banks, either

national or international. They also include any grants or aid advanced by local or

foreign agencies for the purpose of new towns development (New Towns

Act,1 979).

In the following section these types of funding are considered in terms of their

functions and actual contribution to new towns development.
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6-2-1 Public funds

According to the National Economic and Social Development Plan 1 978- 82,

a sum of £.E. 321.6 million was allocated for new towns development, of which the

equivalent of £.E. 105.5 million was in foreign currencies.

As stated in the plan 25.5% of the total was allocated for infrastructure

provision. Additionally a quarter of total funds allocated to new towns were

earmarked for housing construction. Transportation and communications as well as

services provision had 16% of the total funds each, and agriculture and industrial

activities were allocated comparatively small sums accounting for only 2% and 5%

of total funds, respectively.(Table:6-1).

The new towns development suffered a setback in the subsequent National

Economic and Social Development Plan 1982/83-1986/87, as the total funds to be

allocated specifically for new towns development were not stated. Instead, a total

sum was allocated for new towns development as well as other reconstruction

activities to be undertaken in the country as a whole. This change, it was

suggested, has put more restrictions upon the financial planning capabilities of the

NCDA and the individual NTDAs.

According to the 1982/83-1986/87 plan, £.E. 1681 million were allocated

for new towns development and reconstruction activities, which was five times the

amount allocated in the 1978-82 plan (4) Housing construction was allocated no

more than 2.1% of the total funds allocated, compared with a quarter in the 1978-

82 plan for housing in the new towns oniy. This couid be attributed to a shift in

financing housing construction towards more dependence on repayable loans

(4) As these sums included the funds allocated for reconstruction activities as well
as new towns development no specific conclusions can be drawn by comparing the
1978-82 plan and 1982/83- 1986/87 in terms of funds allocated for new towns
development.
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provided by various housing funds and banks. The sums designated for services,

despite an increase in absolute terms, had decreased in comparative terms from

16% of the total in the 1978-1982 plan to 10% in the 1982/83-1986/87 plan.

Industrial and mining activities were allocated 2.7% of the total funds. The

transportation and communications sector had 19% of the total funds, while, as

much as 41.7% of the total funds, were allocated for infrastructure provision

(Table:5-2). The huge sum allocated to infrastructure provision could be attributed

on one hand to the government's emphasis on reconstructing the national

infrastructure networks which had been neglected by preceding administrations and

on the other, to the essential need for infrastructure provision for new towns

development.

By March 1990, £.E. 909.4 (5) million were received by the NTDAs, either

as grants from the Ministry of Finance or repayable loans from the National

Investment Bank. The amount received as grants was found to have reached £.E.

157.5 million, or 17.3% of total public funds. The repayable loans from the National

Investment Bank accounted for £.E. 687.1 million, or 75.6% of total public funds.

There was also an amount of £.E. 64.8 million, or 7.1% of total public funds,

provided by unspecified governmental agencies to the NTDAs of New Ameryiah

City, the Sixth of October, New Damietta, New Sallehia and New Noubaria.

The Tenth of Ramadan had received 26.9% of total public funds allocated to

all new towns, about three-quarters of which were provided as repayable loans,

the remaining quarter being allocated as grants. This meant that as the first new

(5) A comparison between the sums allocated to new towns development in National
Development Plans and actual public funding received by the new towns was found
to be impractical to undertake as the figures obtained from the Ministry of Planning
were contradictory with those obtained from the Ministry of Housing, New
Communities and Utilities. It was decided, thus, to use the figures of the Ministry
of Housing, New Communities and Utilities because they were found to be more
comprehensive and covered both detailed spending and revenues, compared with the
figures of the Ministry of Planning, which included only the overall public funding,
part of the self-generated funds and total spending.
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Investment
Sector	

(CE.millions)	 %

Housing	 81.6	 24.5

Public Utilities	 85	 25.5

Electricity	 25	 8

Transport &Communication	 50	 1 6

Industry	 1 6	 5

Services	 50	 1 6

Commerce &Finance	 9	 3

Agriculture	 5	 2

Total	 321.6	 100

Table 6-1: The funds allocated to new towns development

in 1978-1982 -breakdown by facility provided.

Source: Ministry of Planning, 1977.

Investment
Sector_________ ______

_______________________________ (E million) (%)

Agriculture & Land Reclamation	 56.8	 3.4

Industry & Mining	 45.8	 2.7

Energy	 96.0	 5.7

Construction	 250.0	 14.9

Transport & Communication	 320.0	 19.0

Commerce	 5.0	 0.3

Housing	 36.0	 2.1

Public Utilities	 700.0	 41.7

Services	 171.4	 10.2

Total	 1681.0	 100

Table 6-2: The funds allocated to new towns development in

1982/83- 1986/87- breakdown by facility provided.

Source: The Ministry of Planning, 1977.
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town designated in Egypt, the Tenth of Ramadan received about half of the total

grants given to all the new towns. The Sixth of October was allocated 30.9% of the

total funds allocated to all new towns, 14% of which were received as grants.

These two new towns, situated in the Greater Cairo Region, together received

about 57.8% of total public funds received by all the new towns, 21% of which

being grants, that is as much as two-third of total grants received by all new

towns. New Ameryiah City and Sadat City received 16.6% and 15.6% of total

public funds received by all the new towns, by March 1990.

The remaining 10.1% of total public funds for all new towns, were found to

have been received by five new towns. New Damietta, New Sallehia and New Beni-

Suef received 3.3%, 3.0% and 2.0% respectively. New Noubaria and New Menia

were allocated just 0.4% and 1 .4% of the total. These five new towns, it was

found, did not receive any grants and all the sums they received were provided as

repayable loans (Table:6-3).

New Towns	 Loans from	 Public Advances	 Total
theN. I. B. - ________ ______ _________ ______

(CE millions)	 (%)	 (CE millions)	 (%)	 (CE millions	 (%)

ThelenthofRamadan	 174.4	 31.8	 69.8	 44.3	 244.2	 27.1

The Sixth of October 	 228.2	 33.2	 40.0	 25.4	 281.3	 31.2

New Ameryiah City	 91.8	 13.4	 21.5	 13.6	 151.0	 16.7

Sadat City	 118.8	 17.3	 22.0	 14.0	 140.8	 15.7

New Damietta	 29.7	 4.3	 --	 30.4	 3.4

New Sallehia	 1 2.6	 1.8	 4.2	 --	 10.9	 1.8

New Noubaria	 1.3	 0.2	 --	 --	 3.7	 0.4

New Beni-Suel 	 17.7	 2.6	 --	 --	 17.7	 2.0

NewMenia	 12.6	 1.8	 --	 --	 12.6	 1.4

NewAsyut	 --	 --	 --	 -- ________ --

Total	 478.3	 100	 115.9	 100	 607.8	 100

Table 6-3: Public funds allocated to new towns development up to 1990-

breakdown by new town.

Source: MHNCU, 1990.
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The structure of the public funds allocation for individual new towns

suggests that the early new towns enjoyed a rather privileged status compared

with those designated later. But, the Tenth of Ramadan and the Sixth of October

were found to have received large sums compared with two other towns designated

during the same period, namely New Ameryiah City and Sadat City. The allocation

of comparatively large sums to the Tenth of Ramadan and the Sixth of October

could be due to the the NCDA's particular concern for the success of these new

towns because of their location within the Greater Cairo region, the largest

concentration of population and economic activities in Egypt. Additionally, it is

possible that the NCDA spent more on these two new towns in order to provide a

good image of successful development, both for the political leadership in Cairo and

the public in general.

The respective measures of public funding for the individual new towns

demonstrates a spread of investment between a large number of new towns, with

some new towns receiving only marginal amounts that cannot sustain their forward

development. Consequently, these towns can only experience very slow progress,

which will affect their image as well as their chance of attaining any significant

economic or social returns. Given the scarcity of funds, resources might have been

better concentrated on a small number of new towns where more rapid

development and larger returns could have been expected.

5-2-2 Self- generated funds(6)

The second financial source that was considered is the funds generated by

the NTDA5 and the NCDA from the variety of activities which they undertake.

Nevertheless, it was argued that the funds generated by the NCDA and the NTDAs

(6) The figures concerning fund generating are those of the sums raised from land
selling as the figures concerning the funds raised from housing and administrative
charges were not available either from the development authorities or the NCDA.
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were mainly as a result of land sales. Other revenues, such as administrative

charges, have been fairly low. The revenues from water and electricity charges

have been limited because of the heavily subsidised prices at which they have been

offered. Also, the revenues from housing were comparatively small, mainly

because of the high prices at which housing units have been offered, compared with

the level of incomes earned by the workers in the new towns.

a- Patterns of receipts

By March, 1990, the NTDAs managed to generate from land sales

£.E. 551.9 million, two-thirds of which came from selling industrial land. This was

followed by the funds generated from selling residential land with 30.2% of the

total. The total sums generated from selling land allocated for services,

commercial and tourism activities did not exceed 3.9% of the total. As the demand

for land in these sectors depends greatly on the development progress and

population increase in the new towns, the limited revenues from the selling this

type of land could be due to the slow rate of increase in those factors.

The total funds generated from land sales by individual new towns were

found to vary greatly. The NTDAs of the Sixth of October and the Tenth of

Ramadan, for instance, each managed to generate 37.1% of such funds raised by all

the NTDAs. This brought the total sums generated in these two new towns to about

three-quarters of the total funds generated in all new towns. This could be a

reflection of the extensive investment programme undertaken in these two new

towns compared with other new towns, as well as their particular locations close

to the capital, Cairo, particularly in the case of Sixth of October. With the system

allowing each NTDA to spend the sums it generates, as an incentive to intensify

their efforts, the Tenth of Ramadan and the Sixth of October were given an

additional advantage over other new towns.
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The NTDA of New Damietta has raised 11.1% of the total funds generated in

the new towns, and Sadat City and New Ameryiah City respectively, 8.4% and

5.5% of the total funds (Figure:5-1). The relatively large sums generated by New

Damietta NTDA, compared with those by New Ameryiah City and Sadat City, could

be attributed to its particular nature with its newly established port, in which

some £.E. 700.0 million were invested but not included as part of the expenditure

on the new town. The NTDA of New Sallehia was far behind with just 0.8% of the

total.

A corresponding trend of industrial land revenues supremacy over other

land sales yields was revealed, though with some variations on the individual new

towns level. For instance, in the Tenth of Ramadan the revenues generated from

selling industrial land were found to have reached as much as 87.4% of total land

revenues. The revenues generated from selling residential and services and

commercial land were found to be 9.5% and 3.1% respectively of total land

revenues. The particular supremacy, in absolute terms, of industrial land revenues

generated in the Tenth of Ramadan could be due to the top priority given by the

NTDA to such development so as meet the huge demand created by the successful

industrial image of the town and the particular services it provided. For instance, a

free zone was provided in the town in order to facilitate importing and exporting

process for its firms. Particular care was given to the town because of constant

presidential visits. In the case of the Sixth of October, which is located very close

to Cairo, the revenues from selling residential land were found to be as much as

43.6% of total land sale revenues. The revenues generated from selling industrial

and services, commercial and tourism land were found to be 53.1% and 3.3% of

the total.

In New Ameryiah City, of the £.E. 30.6 million generated from selling land,

84.0% of the total, came from industrial land sales. The remaining 16.0% of the

total were from residential land sale at 12.1% and from services, commercial and
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Figure6 . i : Total self-generated funds from land sale up to 1990
-breakdown by type of land use and new town.

Source: MHNCU, 1990.

tourism land at 3.9% of the total. In Sadat City, the revenues generated from

selling industrial land were 67.1% of the total land sales. The revenues generated

from selling residential and services and commercial land represented about 30.5%

and 2.4% respectively.

In the case of New Damietta, it was found that residential land sales were

dominant with as much as 65.0% of total land revenues in the town. Sales of

industrial and services and commercial land were found to represent 25.3% and

9.7% respectively. The dominance of residential land revenues could be attributed

to the NTDA emphasis on residential development to attract new people to the town

which is economically dependent, so far, on its new port. In the case of New

Sallehia, a new town designated on an integral part of an existing agricultural

project, the need for providing a variety of economic activities led to the NTDA

concentrating on industrial development. Industrial land sales revenue consequently

represented as much as 88.1% of total land revenues. Before designation some

4,000 housing units were constructed by the private sector and this led the NTDA

to place more emphasis upon catering for commercial and services facilities to
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support the existing and new inhabitants. Consequently, it was found that no

revenues arose from residential land sales, but 11 .9% of total land revenues were

generated by selling land for services and commercial purposes.

Despite the large sums generated from land sale, it was suggested that new

towns land, whether allocated for residential, commercial or industrial purposes,

has been sold at heavily subsidised prices in order to stimulate demand , as well as

for political reasons (7) The selling of new towns land at very low prices has led to

an enormous demand for residential land for speculation purposes. Also, it

encouraged many entrepreneurs to acquire more land than their projects would

actually need.

Additionally, despite the fact that first stage development in terms of

target populations and economic activity levels were not reached, most NTDAs

have started to offer for sale residential land planned for release only in the second

stage development. This is because they need to generate more funds locally to

improve their current financial capabilities, despite the long term financial losses

in terms of the potential land value increases which would occur in later phases as

the town grows. Further, the selling of land allocated for the second stage

development before the completion of the first development will lead to scattered

development. This will cause economic losses through partial use of the services

and infrastructure, will damage the image of the new town as an integrated unit,

and will also affect the opportunities for close social interaction and therefore life

style prospects for residents in the new town.

(7) For instance, in the early stages of Tenth of Ramadan development, the land was
sold at £.E. 0.5 per sq.m., in accordance with the ex-president's will. No
consideration was given to the huge sums spent on infrastructure and services
provision. This could be attributed to the ex-president's desire, as the executor of
the new towns policy in Egypt, to attain rapid success for the new towns idea, as
well as gaining more personal and political popularity.
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b- Payment rates for land sales

The payment of the sums generated from land sales by the NTDAs was found

to be comparatively low, leading to cash flow problems. By June 1988, payment of

about half of the total sums generated were still outstanding. This high rate of

neglect could be attributed both to the NCDA and the NTDAs primary concern that

their statistical returns should show extensive land disposals and the total sums

generated rather than immediate receipts, and also the absence of any

administrative division directly responsible for ensuring payment. This led the

Minister of Housing, New Communities and Utilities to create, in 1987, a new

division in the administrative structure of the NCDA and the NTDAs, with the sole

function of ensuring that outstanding payments were made (MHNCU,1987) . By

1990, despite the creation of that division, the rate of unpaid debts was still high

with about £.E. 230.7 million, or 42.2% of total funds generated, still outstanding

(MHNCU,1 990).

In terms of individual new towns, the Sixth of October has generated some

£.E. 204.8 million, of which no more than 53.0% were collected, leaving 47.0%

still to be paid. In the Tenth of Ramadan of the £.E. 204.7 million generated, as

much as 36% was still outstanding

Saa'a( C((y aao' i1/ew Ameyfa/r City have managed to collect no more than

53.7% and 42.5% respectively of the total funds generated. In the case of New

Damietta only 59.6% of the total funds generated, have been received. New

Sallehia, meanwhile, has generated no more than £.E. 4.5 million, half of which was

paid (Figure:6-2). The differences between individual new towns receipt rates

could be due to the different degrees of emphasis placed by each NTDA on fund

acquisition and their cash flow problems, and the degree of stability or otherwise

experienced by investors in their new towns. In other words, in their perception of

how the NTDAs long term interests might best be served.
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Figure 6-2: Self-generated funds from selling land, Payment outstanding-

breakdown by new towns.
Source: MHNCU, 1990.

6-2-3 Loans

Repayable loans from both local and foreign banks represent the third

financial source permitted by the New Towns Act 1979 for the NCDA and the

NTDAs to defray the cost of development. This source was found to include loans

obtained from different housing funds and banks to meet the costs of housing -

construction in the new towns. These loans, which are usually provided at a

relatively low interest rate of about 4.0% and with a long term repayment of about

thirty years on average, were borrowed from the Reconstruction and Housing

Bank, the Building and Housing Cooperatives Authority and the Housing Fund. All

these financial sources for housing loans were supervised by the MHNCU, which

made it easier administratively for the NCDA and the NTDAs to get approval for

their requests for housing loans.

By 1990, the housing loans received by the NTDAs reached a total of £.E.

448.4 million, 60.7% of which had been borrowed from the Reconstruction and

Housing Bank. This was followed by the sums borrowed from the Housing Fund, at

34.3% of the total housing loans, and 4.8% from the Building and Housing

Cooperatives Authority. £.E. 0.9 million were borrowed from the National



New Menia

m	 New Beni-Suef
C

New Noubaria

New Sallehia
z

New Damietta

Sadat City

New Ameryiah City

The Sixth of October

The Tenth of Ramadan

166

Investment Bank, which does not normally finance housing projects and sets

tougher loan conditions compared with housing banks, in order to finance housing

construction in the Tenth of Ramadan.

In terms of housing loans allocation for the various new towns, once more

the high level of financial support for the new towns allocated in the Greater Cairo

region is revealed. For instance, the Tenth of Ramadan and the Sixth of October

received 17.5% and 26.3% respectively of the total housing loans. This meant that

the total borrowed by these two towns was 43.8% of total housing loans. Sadat

City was found to have received 14.7% and New Ameryiah City has had about

10.4% of the total housing loans, which was less than the 13.9% and 11.8%

received by New Damietta and New Sallehia, respectively. New Beni-Suef and New

Menia were found to have received 1.6% and 0.7% of total housing loans

respectively (Figure:6-3).

0	 20	 40	 60	 80	 100	 120
HousIng loans (i.E. millions)

Figure 6-3 : Housing loans borrowed by the NTDA's up to 1990
-breakdown by new town.

Source: MHNCU, 1990.
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6-3	 penditu

The decision in 1975 to promote government new towns on a nationa' scale,

meant that this policy became one of the government's main priorities and huge

sums were to be invested in new towns development rather than in other economic

or development schemes.

By 1990, the total sums spent on new towns development reached £.E.

1839.7 million, 34.8% of which were spent on the Sixth of October development

alone, followed by the Tenth of Ramadan with 24.8% of the total. This brought the

total for the two new towns in the Greater Cairo region to about 60% of total new

towns expenditure. The sums invested in Sadat City, New Ameryiah City and New

Damietta (8) accounted for 13.2%, 13.0% and 7.6% respectively. On aggregate

the sums spent on the three new towns was slightly less than the sums spent on the

Sixth of October alone.

New Asyut

New Menia

New Beni-Suef

New Noubaria

New Sallehia

New Damietta

Sadat City

New Ameryiah City

The Sixth of October

The Tenth of Ramadan
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Total spending (.E. millions)

Figure 6-4 :New towns total spending up to 1990
-breakdown by new towns.

Source: MHNCU, 1990.

(8) This does not include some £.E. 700.0 millions spent on the construction of New
Damietta port ( Badawi, 1988).
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The remaining 6.5% of total expenditure, was spread amongst the other

five new towns. The sums invested in these towns since designation have been

marginal, with 1.1%, 1.3%, 1.9% and 2.2% in New Menia and New Noubaria and

New Beni-Suef and New Sallehia, respectively. New Asyut was found to have spent

no more than £.E. 0.5 million, mainly on studies and plan preparation and

administrative and landscape planting activities (Figure:6-4).

The spread of investment between a large number of new towns meant that

some towns obtained very little and if this policy continues they will not be able to

get any where near meeting their development targets or achieve any significant

economic returns in the time scales anticipated. Alternative policies may be to

institute a pause in regard to some and to extend the timing of their future

programmes, or more harshly, to withdraw all government support.

6-3-1 Expenditure sectors

0	 200	 400	 600	 800	 1000
Total spending (.E. millions)

Figure 6-5: New towns total spending up to 1990
-breakdown by element provided.

Source: MHNCU, 1990.

According to the new towns programme, the new towns were to be created

in the desert region, away from traditional urban areas. Thus, in order to promote

new towns development the first concern for the NTDAs has been the provision of

infrastructure and services as well as housing construction and this has been
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reflected, roughly, in the new towns expenditure structure. By 1990,

infrastructure provision and housing construction represent the major components

of new towns cost accounting for 54.2% and 31.5% respectively. The sums spent

on services provision have been comparatively limited at 12.8% of the total cost

of the new towns (Figure:6-5).

a- Infrastructure cost

The provision of public utilities and services must be an essential precursor

to the proper development of new towns in the desert. That valuable assets in

terms of serviced land are created, as a long term gain to the 'gross national

product' (GNP), is a positive result. But the utilities themselves provide a general

"public good" and are not directly revenue producing. In the short term they would

be unattractive ventures for private investment, given the high risk factors

involved and, at best, would offer very low initial returns. They are therefore

perceived as the responsibility of national and regional government agencies, both

in terms of initial undertakings and maintenance and distribution costs. By March

1990, £.E. 725.5 million, or more than half the total new towns expenditure had

been spent on basic infrastructure systems.

In terms of individual new towns, the Tenth of Ramadan and the Sixth of

October had spent the biggest shares of the sums invested in infrastructure

provision with 25.0% and 35.4% of such expenditure, and together account for

slightly less than two-thirds of the total new towns expenditure on infrastructure

provision. New Ameryiah City and Sadat City have had 15.5% and 13.2% of such

expenditure which in total was less than that spent on infrastructure provision in

the Sixth of October.

The remaining 19.6% of the total were shared between New Damietta and

the more recently designated new towns; New Sallehia, New Noubaria, New Beni-
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Suef, and New Menia with 3.5%, 5.3%, 2.9%, 1.6% and 0.7% respectively of total

infrastructure expenditure (Figure:6-6).

0	 100	 200	 300	 400
Total spending (n.E. millions)

Figure 6-6: New towns spending on infrastructure up to 1990
-breakdown by new towns.

Source: MHNCU, 1990.

1- Patterns of infrastructure investment

Infrastructure provision involved the construction of roads and bridges and

water, sewerage, electricity and communications provision.

Water supply provision has had the highest priority and hence the biggest

share of such funds, with 34.1% of total new towns spending on infrastructure

provision. This large proportion was spent on providing temporary water supply

sources for the early stages of development and to secure permanent sources for

the new towns, reflecting the difficulties of providing remote desert locations with

water. All the new towns, except Sadat City, have been supplied through long

pipelines connected to surface water sources far away from the new towns. Only

Sadat City can meet the water supply demands of its residents, industries and

other users from ground water available in the town area. The cost of water

provision in Sadat City has, therefore, accounted for only £.E. 6.6 million,
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compared with £.E. 82.1, £.E. 136.9 and £.E. 68.9 million in the Tenth of Ramadan,

New Ameryiah City, and the Sixth of October, respectively.

Electricity provision costs represented 24.0% of total new towns

expenditure on infrastructure provision. This involved the costs of connecting the

new towns to the high-voltage powerline network, the construction of power

stations and the provision of electricity powerline networks within the new towns.

Concerning power supply, the MHNCU had announced that the new towns were to

depend upon unconventional methods of power generation, such as solar energy

conversion, It was found, however, that the new towns are totally dependent on

electricity supplied from the national high-voltage grid. This means more pressure

on the national electricity network and the use of supplies which could be directed

to production activities, rather than having to be diverted to supply the residential

needs of the new towns.

The cost of sewerage provision has been about 20.0% of total new towns

infrastructure costs. This involved the construction of treatment stations, the

provision of oxidation tanks, and the laying down of sewerage pipelines within the

new towns. There are no plans, so far, for the use of sewerage water in

reclamation schemes near the new towns.

The construction costs of roads and bridges represented 17.0% of total new

towns spending on infrastructure provision. This large proportion reflects the

attention paid by the NTDAs to the need for early construction of roads and bridges

to connect the new towns with the national road system as well as building up their

internal road networks. However in most cases the design standards of roads and

bridges was carried out to the highest recommended capacity needed to serve the

towns when they reach their ultimate target population. There is no evidence, or

none has yet been found, to show that Initial calculations were done to check

whether the 'opportunity costs' of what might be considered premature investment
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in massive initial provision would be offset by savings in otherwise building up

systems and networks in an additive fashion. It would be necessary to bear the cost

penalties of piecemeal construction, at inflated prices, for later phases.

Maintenance costs over entire underused systems would also have to be bourne

over longer periods and depreciation write-offs would be much more extensive.

Detailed breakdowns of costs have proved unobtainable. Therefore, it has not been

possible to make retrospective calculations and the matter must for the moment,

remain as one for open debate.
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Total spending (.E. millions)

Figure 6-7:	 New towns spending on infrastructure up to 1990
-breakdown by service provided.

Source: MHNCU, 1990.

The costs of communication networks have accounted for 4.9% of total new

towns spending on infrastructure provision. This amount was mainly spent on the

construction of communication centres in the Tenth of Ramadan, New Ameryiah

City, and the Sixth of October, at around £.E. 5.0 to £.E. 7.0 million each. Almost

all these centres have capacities for thousands of lines, with an excessive supp'y

of lines which will not be utilised for some time to come. The spending on

communication provision in Sadat City was found to have reached as much as LE.

27.7 million, which were spent on the construction of a communication centre to
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serve the new town as well as the surrounding region with both local and

international services (Figure:6-7).

2- Evaluation:

The NTDAs were found to have undertaken infrastructure provision on a

large scale , compared with a very small number of inhabitants in the new towns. It

could be argued, furthermore, that keeping infrastructure projects unused for long

periods means a great economic loss in regard. to the opportunity cost of these

sums if they were used in other development schemes. For instance it was pointed

out that:

The size of the capital lying idle [in the Tenth of Ramadan] simply due

to the building of dual carriageways can be illustrated by one trade-off

that would have been possible. The primary school to be constructed in

each neighbourhood unit would cost about £.E. 420,000. Consequently,

one primary school units equals about 2.8 km. of single carriageway

road. Consider furthermore that about 50 km. of dual carriageway roads

have been constructed. This would thus mean, that by substituting single

for dual carriageways in the first stage- which was recommended in

the Development Plan 1978 as an initial step until dual carriageways

were proven feasible-18 primary school units could have been

constructed." (Sweco, 1982)

The funds spent on infrastructure provision, therefore, represent a huge

financial burden on the NTDAs budgets without any expected yields in the near

future, as the expenditure must be considered as unutilised capital until the

population and employment increase substantially.

The enormous sums spent on infrastructure provision by the NTDAs were

used to provide utilities and services to a total area of about 41.0 million sq.m., or

20.1% of the total area to be developed in the four new towns investigated. The

NTDAs have managed to sell about 55.7% of total serviced area. The remaining

44.3% of the total serviced area, are still unutilised.
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The amount of land provided with infrastructure but still unsold varies

enormously between different land uses within the new towns. For instance, the

total industrial area provided with infrastructure in the four new towns has

reached about 21.3 million sq.m., 78.4 % of which was sold, leaving about 21 .6%

still unsold. The serviced residential land amounts to 12.9 million sq.m., of which

only 45.7% has been sold, leaving 54.3% still unsold. In addition, almost all of the

residential land sold was left undeveloped by the landlords, having been acquired

initially for speculation purposes. The land allocated for commercial , services and

tourism purposes represents the worst case with more than 97.0% of the 6.7

million sq.m. provided with infrastructure still to be sold and utilised.

In terms of individual new towns, in the Tenth of Ramadan the total area

provided with infrastructure has reached 15.4 million sq.m., 72.7% of which was

sold, leaving 27.3% still unsold. In the Sixth of October a total area of 13.4 million

sq.m. was provided with infrastructure, of which 38.8% was yet to be sold. New

Ameryiah City and Sadat City have 5.5 and 6.6 million sq.m. provided with

infrastructure, respectively. The NTDA of Sadat City has managed to sell 31 .8% of

total serviced land, and the NTDA of New Ameryiah City has sold 23.6% of the

total area provided with infrastructure. The areas of land provided with

infrastructure and not sold in New Ameryiah City and Sadat City are equal to those

in the Tenth of Ramadan and the Sixth of October, but the magnitude of the serviced

land in the former two new towns was much smaller.

The comparative amount of land provided with infrastructure and still

unsold also varied significantly between different land uses in individual new towns.

For instance, the Tenth of Rarnadan, as the first industriat new town designated has

achieved the highest comparative amount of industrial land. This high proportion of

industrial land sold, out of total industrial land provided with infrastructure, can be

attributed to the considerable attention given by the NCDA and the NTDA to

industrial development as reflected in the wide range of facilities provided in the
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town for industrial firms, such as a free zone and a custom office to facilitate

exporting and importing process for the firms in the town (Hattem, 1988). Also, it

could be suggested that the large number of firms already established in the town

have attracted, and still attract, other industrial firms to the town to benefit from

possible external economies. Additionally, the high proportion of land sold is due to

the increase in the industrial land offered for sale in the first stage development,

from a planned 3.08 million sq. m. to 8.19 million sq. m. by 1986, because of the

unexpectedly large demand for industrial land.

The demand for industrial land has not been paralleled by increases in the

proportion of residential land sold. This could be attributed to the decision of the

NTDA not to offer any more residential land for sale after the amount allocated for

the first stage was sold out, in spite of the large demand for it. In regard to

services and commercial land, 1 .3 million sq.m. were provided with

infrastructure, of which only 1.7% of the total was sold. This meant that large

sums of money had been spent on infrastructure without any likelihood of direct or

indirect yields in the near future because of the absence of co-ordination between

infrastructure and provision and sales management.(9)

Compared with other new towns, in the Sixth of October a large proportion

of residential land was sold out of the total area supplied with infrastructure. This

can be attributed to the particular location of the town; some 17 km. from the

already crowded Giza and with a number of residential developments in between,

which means that the town could be expected to encourage more rapid urban

sprawl. This creates a large demand for residential land in the Sixth of October,

with its relatively low prices, compared with expensive residential land in the

Greater Cairo Region.

(9) It was found that the figures of land provided with infrastructure were
seriously tampered with, so that no comparison of any significance can be made
between such figures and those of 1988 ( For more details see Appendix 1).
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New Ameryiah City also had a high proportion of residential land still to be

sold. This low proportion of residential land sold could be a reflection of limited

demand for this type of land because of the small number of industrial firms

established in the town, and the absence of any other economic activities, and

hence few employment opportunities.

Sadat City had a high proportion of residential land still to be sold. As was

the case with New Ameryiah City, the low proportion of residential land sold in

Sadat City could be a reflection of limited demand because of the small number of

industrial firms, the absence of any other economic activities, and the relatively

large supply of the NTDAs housing units still empty, with no demand to match the

supply (Table:6-4).

It was found, moreover, that the provision of infrastructure in the new

towns was far ahead of the actual needs of their population. In the Tenth of

Ramadan, for instance, while the actual number of inhabitants living in the town by

1986 did not exceed 34,000 inhabitants, the infrastructure provision planned for

the first stage development, which would cater for about 108,000 inhabitants, was

completed. This means that of the total infrastructure cost spent in the new town,

about 80% has not been utilised. Yet, the construction of the infrastructure

projects planned for the second stage development started in 1988. Similarly, in

the Sixth of October, of the twelve districts planned for the whole built-up area by

the end of the new town development, four districts have been supplied with their

infrastructure needs. These four districts were designated to accommodate about

140,000 inhabitants, compared with only 15,000 actually living in the town in

1988. Whereas 10% of the first stage population target has been achieved,

100% of the infrastructure provision target for the first stage development has

been carried out.
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Similar conditions were revealed in other new towns planned during the

same period; namely Sadat City and New Ameryiah City. In Sadat City,

infrastructure projects for eight neighbourhoods were completed by 1988. These

neighbourhoods were planned to accommodate about 40,000 inhabitants, but the

new town has provided accommodation for only 4,300 inhabitants. In New

Ameryiah City, the infrastructure for the first residential district, which was

designed to accommodate 50,000 inhabitants was completed. Nevertheless, the

total number of residents in the town by 1988, did not exceed 1,000 inhabitants.

b- Housin g costs

1- Patterns of expenditure

The costs of housing construction represent the second main component of

total new towns spending. By 1990, it has accounted for £.E. 579.1 million, or

about one-third of total new towns expenditure. This amount has been utilised in the

construction of 96,812 housing units, of which 35,249 were completed, 19,226

were nearing completion, 28,439 were under construction, and 13,890 were at

the foundations stage.

The Tenth of Ramadan and the Sixth of October has spent 24.9% and 39.9%

of total spending on housing construction, respectively. These amounts were

invested in the construction of 25,687 and 24,171 housing units, of which 13,703

and 11,320 were completed, 1,424 and 5,530 were nearing completion, 7,720 and

5,510 were under construction, and 2,840 and 1,811 were at the foundations

stage, respectively. The significant difference in housing construction costs per

unit between the Tenth of Ramadan and the Sixth of October was due to inflationary

price rises, as the development of the latter started a few years after the

development of the former.
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New Ameryiah City and Sadat City respectively invested 12.6% and 9.5%

of total new towns spending on housing. The sums spent in New Ameryiah City

produced 8,677 housing units, of which 2,524 were completed, 2,163 were

nearing completion, 2,690 were under construction and 1,300 were at the

foundations stage.

Sadat City had 3,082 housing units completed, 7,741 units nearing

completion, 3,799 units under construction and 910 units were at the foundations

stage giving a total number of 15,532 housing units in Sadat City. New Damielta

was found to have had 8.6% of total spending on housing. These sums were spent on

a total of 7,908 housing units, of which 3,240 were completed, 1,414 were

nearing completion and 3,254 others were under construc(taa.

0	 100	 200	 300
Total spending (.E. millions)

Figure 6-8	 New towns spending on housing construction up to 1990
-breakdown by new town.

Source: MHNCU, 1990.
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The remaining 4.6% of total new towns spending on housing, were invested

in housing construction in New Noubaria, New Beni-Suef and New Menia, with

2.7%, 1.2% and 0.7% of the total respectively. These sums were spent on a total

of 14,837 housing units, of which 1,380 were completed, 954 were nearing

completion, 5,466 were under construction and 7,037 were at the foundations

stage (Figure:6-8).

2- Evaluation

Although the level of housing construction was below the planned targets,

given the actual number of inhabitants in each of the new towns it is obvious that

there are large numbers of unoccupied housing units. The estimated number of

housing units occupied in the new towns by 1990 was 20,455 housing units, or

66.8% of total housing units completed in the new towns investigated (10) The

number of housing units left unoccupied, thus, was 10,174 units, or as much as

one-third of total housing units completed.

In the case of Tenth of Ramadan the number of unoccupied housing units was

1,803 units, or 13.6% of the total. In the case of New Ameryiah City and Sadat

City, of the 2,524 and 3,082 housing units completed, some 1,359 and 1,712

units, or 53.8% and 54.5% of the total were still unoccupied, respectively. The

Sixth of October was found to represent an extreme case, due to the extensive,

rapid construction process undertaken by its NTDA, with some 5,300 units, or as

much as 46.8% of total housing units completed but unoccupied (Table:6-5).

(10) Contrary to the British new towns which experienced a smaller family size
compared with the country as a whole, the Egyptian new towns were found to have,
on average a family size similar to that of the country as a whole (CAPMS, 1988).
The number of families was estimated assuming that the average family size was
4.9 persons, as the national average, and that the trends of population increase
experienced by the new towns were continuing.
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New Towns	 -	 Housing Units

	

Occupied	 Unoccupied	 Total

unit	 %	 unit	 %	 unit	 %

TheTenthofRamadan 1,900 86.8 1,803 13.6 13,703 100

The Sixth of October 6,020 53.2 5,300 46.8 11,320 100

NewAmeryiahCity	 1,165 46.2 1,359 53.8 2,524	 100

Sadat City	 1,370 44.5 1,712 54.5 3,082	 100

Total	 20,445 66.8 10,174 33.2 30,629 100

Table 6-5: Occupied and vacant housing units in the new towns in 1990-

breakdown by new town.

Source: MHNCU, 1990.

The large number of unoccupied housing units in the new towns resulted in

high per capita housing costs. For instance, in the Sixth of October the per capita

housing cost amounted to £.E. 78,300, compared with £.E. 2,500 and £.E. 8,200 in

the Tenth of Ramadan and Sadat City. New Ameryiah City represented an extreme

case, as with only 5,300 inhabitants, the per capita cost reached £.E. 127,500.

It was suggested that a number of unoccupied housing units in the new

towns, particularly in the Tenth of Ramadan, were sold to individua's who have no

connections with the new towns either as workplace or residence. Those

individuals, it was argued, bought the housing units either for speculation purposes,

or for rental at high rents as furnished dwellings for the employees in the new

towns. This mis-allocation of housing units was behind one of the main complaints

from the private entrepreneurs who claimed that there had been an insufficient

allocation of housing units for their projects ( El-Sharkawi, 1986). It is also clear

that the high prices at which housing units are offered by the NTDAs do not attract

the workers in the new towns to move there, as they cannot afford such costs.

Also commuting is relatively easy and services are poor in the new towns.
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c- &ervJçs Costs

1- Patterns of expenditure

The provision of a proper and sufficient range of services represents one of

the main components of new towns development. It plays a great part not only in

attracting in-migration to new towns, but also assists in allowing them to function

as comparatively independent units.

By the 1990, the provision of various services in the new towns received

12.8% of total new towns expenditure. The services provided involved educational,

health, commercial, administrative and cultural, social and religious services.

The provision of educational services received the highest share with

27.6% of total new towns spending on services provision. It was followed by

miscellaneous services with 21.4%, which included open space provision,

landscape plantations, as well as basic services such as the fire-brigade and police

services, post and telephone offices.

The administrative services were given 12.5% of total spending on services

provision. This amount was mainly spent on the construction of administrative

buildings in the new towns. The commercial and health services received 14.9%

and 11.0% of the total. The remaining 12.6% was spent on cultural, social and

religious services (Figure:6-9).

In terms of individual new towns shares of services spending, Sadat City

and the Tenth of Ramadan came first with 26.4% and 24.3% of total spending on

services provision. They were followed closely by the Sixth of October with

21.4% of the total, while New Damietta and New Ameryiah City spent 11.4% and

11.1% respectively.
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The remaining 5.4% of total services provision costs, were shared between

New Sallehia, New Noubaria, New Menia and New Beni-Suef, with 0.9%, 1.0%,

0.7% and 0.2% respectively of the total (Figure:6-10).

2- Evaluation

In the Tenth of Ramadan, the provision of health services, which received

£.E. 14.5 million, or 25.8% of total spending on services provision, included the

construction of a public hospital with a capacity of 300 beds, a health centre, an

ambulance centre and an accidents unit. Additionally, there were private hospitals

in the first district and in the third district, as well as a comprehensive private

clinic. The master plan proposed that a private hospital should be shared between

every two districts and that a private hospital, a private clinic, two general clinics

and a health centre should be provided in the new town central services area. The

provision of health service buildings was far ahead of the population they were to

serve. Moreover, it can be argued that there appears to be no consistent approach

to integrate the provision of private health services and public ones.

The provision of education services received a sum of £.E. 10.9 million, or

19.1% of total spending on services. This was spent on the construction of four

primary schools to accommodate 1206 pupils, a secondary school and a

preparatory school to accommodate together 527 pupils, as well as eight

nurseries. Moreover, there were religious schools at primary, preparatory and a

secondary 'evels and a religious education institute. Additionally, there was a

private primary school, a private nursery and a polytechnic operational in the new

town. There were three primary schools and an industrial secondary school under

construction, and a further secondary school was to be opened by 1990. (El-Abkar,

1989) According to the standards set by the master plan for the educational

services, the nine nurseries can serve between 36,000 and 54,000 inhabitants,

which meant they were roughly on line with population growth. The nine primary
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Figure 6-9 :New towns spending on services provision by 1 990
-breakdown by service provided.

Source: MHNCU, 1990.
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Total spending (g.E. millions)

Figure 6-10 New towns spending on services provision by 1990
-breakdown by new town.

Source: MHNCU, 1990.
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schools, operational or under construction, can serve up to 45,000 residents. As

the planned capacity of each of these schools is about 600 pupils, it was argued that

there were excessive places at this stage. According to the master plan the three

secondary schools can serve about 120,000 inhabitants, the industrial school about

40,000 inhabitants,and the two preparatory schools about 27,000 inhabitants.

(Sweco, 1976). The provision of educational services demonstrates a lack of

consistency in allocation of places which led to the under-utilisation of some

schools and the lack places in others.

An amount of £.E. 1.4 million, or 2.5% of total spending on services

provision, was spent on cultural, social and religious premises. This involved the

construction of nine mosques, five of which were privately financed and

constructed, a cultural centre and a sporting club. Also, a cinema and a theatre

were built but are not yet operational. According to the master plan these facilities

were to serve up to 40,000 inhabitants, so that they were roughly in line with

population growth.

In terms of commercial services, which received £.E. 12.7 million, or

22.3% of total spending on services provision, there were 5 public sector stores,

20 cornershops, a large automatic bakery, and four commercial centres each of

which included 22 shops. Despite most shop units being sold to private retailers,

only some were operational and to some extent, financially sound. But, in terms of

new town development revenues overall, the picture was not so sanguine as some

of them were kept closed for speculation purposes.

In the Sixth of October, the provision of educational services received the

highest share of investment with £.E. 23.7 million, or 47.0% of total spending on

services provision. This amount was invested in the construction of some seven

primary schools, of which three were operational, but with an average of no more

than 16 pupils per class (El-Kellami, 1988). Additionally, there was a primary
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The commercial services, which involved an investment of £.E. 5.6 million,

included the provision of two public general stores and two shops selling vegetables

and fruit run by the Ministry of Agriculture. There were also two automatic

bakeries constructed in the town, as well as 32 shops constructed, but not yet

operational, to serve various purposes.

In New Ameryiah City, about £.E. 20.4 million, or 8.5% of total spending

was invested in services provision, of which £.E. 7.6 million was spent on

education. This sum was invested in the construction of a primary school, a

secondary school (11) and a nursery, which were operational by 1988. Also, an

industrial secondary school, seven nurseries, a preparatory and a religious

secondary school and a religious primary school were under construction. The first

stage of the master plan for the town had proposed a range of facilities, including

the construction of a nursery and a primary school for every 8,000, the primary

school functioning also as a preparatory school until the population figure reached

2,700 persons. The first industrial secondary school was to serve some 38,000

inhabitants, while a proposed commercial secondary school could serve as many as

154,000 persons. According to the master plan standards, the number of nurseries

constructed, or under construction, can serve about 54,000 inhabitants; the two

primary schools can serve about 16,000 and the two secondary schools can serve

up to 76,000 (ILACO, 1980). These figures, compared with less than 2,000

inhabitants resident in the town, show that there has been over-spending on

educational services owing to a lack of co-ordination in the programming of such

provision.

The provision of health services, which received £.E. 4.1 million, or 15.7%

of total spending on services provision, included an operational health centre and a

general hospital which was still under construction. According to the master plan

(11) It was found that out of the 50 classes constructed for the secondary school,
there were no more than three classes operational.
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the health centre could serve 8,000 to 38,000 inhabitants. The general hospital,

which is to be constructed to total capacity, could serve 8,000 persons with only

10% capacity, and with 30% of its ultimate, capacity up to 38,000 inhabitants.

Despite the master plan proposal that an ambulance station should be established

from the very beginning, no steps were taken by the NTDA to do so.

In regard to cultural, social and religious services, on which £.E.1.7 million,

or 6.6% of the total was spent, it was found that a mosque and a local social unit

were operational in the new town and two mosques and a cultural centre were

under construction. The master plan had proposed that a local social unit should be

established for 8,000 to 15,000 inhabitants, a local mosque for 2,700 to 15,000

persons, and a cultural centre for up to 38,000 persons. This demonstrates, again,

that there was excessive initial spending, given the actual population of 2,000

persons and a growth rate far below that planned.

Commercial services, which received £.E. 1.7 million, or 15.7% of the

total, included a local shopping centre which at full capacity was to serve 15,000

inhabitants, It was found, however, that three local shopping centres, which can

serve up to 45,000 inhabitants, are already established in the town.

In Sadat City, the first neighbourhood included a primary school, a mosque

and a commercial centre, which were constructed as early as 1986. Other services

included a further primary school, an industrial secondary school, a religious

educational institution, a police station, a post and telephone office, a health

centre, a youth centre, a cultural centre and a cinema. Moreover, a number of

services which were not included in the master plan were constructed as well.

They included a fire-brigade station, a mosque, and an automatic bakery (Physical

Planning Institute, 1986). These services were supposed to serve a population of

24,000 inhabitants, but by 1986 the new town had a population of no more than

1,927 inhabitants. This meant that most of the funds invested in the construction of
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services, most of which were not operational, have been left idle and will be so for

years to come (Sabour, 1980).

d- Studies and plan preparation costs

The final element of new towns expenditure is the cost of research studies

and plan preparation. By 1990, this item accounted for £.E. 28.3 million.

The sums spent on studies and plan preparation costs were £.E. 5.7, 5.0,

3.4 and 2.3 million in the Tenth of Ramadan, the Sixth of October, New Ameryiah

City and New Damietta, respectively. The sum £.E. 10.1 million spent on Sadat City

studies and plan preparation is large compared with the other towns, but this can

be attributed to the intent to make it a second administrative capital for Egypt,

which involved more comprehensive studies as well as better designs to higher

standards.

0	 2	 4	 6	 8	 10	 12
Total spending (n.E. millions)

Figure 6-11: New Towns spending on studies and plan preparation
by 1990- breakdown by new town.

Source: MHNCU, 1990.
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The more recently designated new towns, meanwhile, have had studies and

plan preparation costs ranging between £.E. 417,000 in New Menia to as low as £.E.

135,000 in New Noubaria. New Sallehia and New Beni-Suef, which by 1988 had

spent £.E. 255,000 and £.E. 514,000, respectively spent an additional £.E.

343,000 and £.E. 50,000 on this component between 1988 and 1990 (Figure:5-

11). The comparatively small sums spent on plan preparation and studies in the

case of the more recently designated new towns, compared with earlier new

towns, reflects the more limited targets and standards they are to adopt.

6-3-2 Appreciation

It was found, that neither the NCDA nor the NTDAs have employed any clear

criteria to determine spending priorities. Instead, they have approached new towns

development as a non-profit making governmental bureaucratic agency. Such an

approach was assisted by the generally accepted arguments in governmental

circles that new towns development is not expected to yield any significant

financial revenues. But if fully implemented, the investment in new towns

development will have a positive impact on Egyptian society as a whole and could

change the structure of the economy, while materially altering the geographical

distribution of the nation's population.

The NTDAs, moreover, were employing a budget system which stresses the

traditional budget functions of control and accountability rather than using it as an

instrument for project evaluation, programme monitoring and resource allocation.

The budget system adopted also places major emphasis on objects of expenditure

and organisational responsibility for expenditure, rather than the evaCuation of

alternative activities.

In terms of programme monitoring, it was found that the activities of the

NTDAs are monitored through an annual expenditure targets system. According to
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this system the NTDAs are allocated certain amounts by the Ministry of Planning to

invest during a particular year on new towns development. The NTDAs have to

spend all the funds allocated to them in order to be regarded as having achieved

their financial targets.

The only other monitoring system adopted to evaluate the NTDAs activities

is used by the NCDA and the MHNCU. According to this system a number of

construction targets are set by the NCDA and the MHNCU for the NTDAs to achieve.

This involves housing construction as well as the provision of schools, health

centres, and other services. It also includes the provision of certain water,

e'ectricity and sewerage facilities. Such targets, however, are set without taking

into consideration any priorities or even the lack of population for whom the

housing, services and infrastructure are supposedly constructed.

The lack of clear-cut priorities in new towns development, and any form of

project evaluation, programme monitoring and resource allocation priorities, have

led to excessive spending on certain projects and schemes and the under-utilisation

of almost all the development schemes already undertaken in the new towns. There

has been no appraisal of the Nopportunity costsN implicit in such premature

investment.

6-4 Summary

In order to defray new towns development costs the NCDA and NTDAs were

financed by the government through sums allocated for that purpose in the National

Development Plans. These sums were provided either as repayable loans from the

National Investment Bank, or as public grants from the Ministry of Finance. It was

found that the Tenth of Ramadan and the Sixth of October were given substantia'

sums to invest compared to other new towns. Also, the sums invested were spread

between a large number of new towns, with some towns receiving marginal sums.

This could, it was argued, affect their images as well as their chance of achieving
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any significant returns, because of poor initial performance and very limited

growth prospects

The NTDAs were also permitted to use the sums they generated, mainly

from selling serviced land in general and serviced industrial land in particular. But,

the land offered for sale in the new towns was offered at low prices to encourage

new towns development. But it was found that substantial proportions of the funds

generated by the NTDAs were not actually received and much is still outstanding.

Other possible sources for fund generation were found to be quite limited.

According to the financial system adopted in the Egyptian new towns, each NTDA

was allowed to re-invest the sums it generated in its town. Although acting as an

incentive for all the NTDAs to improve their performance, this gave an

advantageous edge to the new towns that had substantial sums to invest,

particularly the Tenth of Ramadan and the Sixth of October. The NTDA5, moreover,

in order to finance housing construction in the new towns had borrowed large sums

of money from different housing banks and funding agencies.

In terms of spending patterns, the development of the new towns involved

spending large sums on infrastructure, housing and services provision. In particular

the NTDAs were found to have devoted substantial sums of money to infrastructure

provision. In the absence of a coherent set of criteria to be used to determine

spending priorities or to monitor spending, much of these sums appear to have been

prematurely used, in that most of the facilities provided were either underutilised

or left totally idle. Similarly, housing received huge funds in order to meet the

costs of housing construction which was undertaken on a large scale. Yet, it was

found that a considerable proportion of the housing units completed were left vacant

and still remain so. The provision of various services in the new towns was found

to be lacking in co-ordination between operational readiness and staffing and the

building of facilities provided, as well as between the actual needs of the towns

residents and the extent of some services provided.
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The financial system adopted in the Egyptian new towns lacked any form of

control or criteria which might have been used to determine spending priorities.

The system was both rigid and inefficient, as with most overly bureaucratic

governmental agencies. Moreover, no clear form of monitoring was employed. Such

an inefficient financial system, particularly given the absence of a flexible and

responsive planning system, has led to the mis-management of resources. Un-

coordinated financial and physical planning resulted in the excessive provision of

infrastructure, services and housing well in advance of the current or even near

future needs of the new towns residents or industries. Proper monitoring of

development progress must have indicated the obvious, that is, that planned

economic and population growth targets were not and could not be achieved. Building

programmes should have been adjusted accordingly.
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Chapter 7

-	 The evaluation of the Eavptian new towns

Ln terms of their objectives

7-1 Introduction

The new towns in Egypt have been designated to fulfil a number of economic

as well as demographic objectives. These objectives could be summarised as

follows:

1-Absorbing overcrowded population from traditional urban areas so as to reduce

the massive population density experienced by Cairo, Alexandria and the Delta

region.

2- Attracting over-concentrated economic activities from traditional urban areas.

3- Creating incentives for local and foreign investors to invest, through both the

provision of an efficient physical infrastructure and amenities and the introduc1icr

of economic incentives.

4- Developing the natural resources available in the desert and the coasts of Egypt.

5- Creating employment opportunities and speeding up economic development (see

pp.123-125).

Such important objectives mean that the new towns are set to play a vital

role in the development efforts in Egypt. The new towns achievements, therefore,

need to be monitored very closely in order to detect any problems or failures.

This chapter intends to evaluate the Egyptian new towns in terms of their

objectives, pointing out the difficulties faced and their success. Each of the new

towns objectives is examined and the extent to which the new towns have managed

to attain it is investigated, pointing out the weaknesses and the strengths of the
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new towns in each respect. This chapter is concluded by a summary of the

shortcomings and the successes of the policy, its real impact on settlement policy

in Egypt and highlighting possible improvements.

7-2 The demoaraDhic objective

By 1986, the population of Egypt reached about 48.2 million persons,

compared with 33.2 million in 1976. This was a population growth of about ten

million persons, i.e. 26.3% of the 1976 population. Moreover, the urban population

during the same period increased from 16.0 million in 1976 to 21.2 million in

1986, which is an increase of 32%.

It was estimated that the new towns would attract between 500,000 to

600,000 persons by 1986, accounting for about 5.5% of the total growth in

population or about 10.7% of the increase in urban population. Instead, by 1986

they had attracted only 10,982 persons, of which 8,528 were to be found in the

Tenth of Ramadan. Sadat City and the Sixth of October had attracted only 1,927

and 527 persons respectively. New Ameryiah City, worse still, had no population

at all. This means that the new towns population accounted for no more than 0.11%

of the total population growth between 1976 and 1986 or no more than 2% of the

projected growth. In terms of their share of urban population increase, they

accounted for just 0.21% compared with a projected share of 10.7%.

By the end of 1988, it was estimated that the population in the new towns

had increased to 54,300 persons, of whom 34,000 , representing 62.6% of the

new towns residents, were living in the Tenth of Ramadan. The Sixth of October

had 15,000 inhabitants, representing 26.7% of total population in the new towns,

while, Sadat City and New Ameryiah City had attracted some 4,300 and 1 ,000

persons, respectively.
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It can be argued, therefore, that the new towns have completely failed to

attain their projected share of the population of Egypt. It can be concluded,

consequently, that no significant change in the geographical distribution pattern of

the population has yet been achieved through the development of the new towns.

7-2-1 The Tenth of Ramadan

The population of the Tenth of Ramadan was expected, initially, to reach an

ultimate target of 500,000 persons over five development stages, ending by the

year 2002. It meant accommodating some 70,000 by the end of the first stage

development, and 150,000 persons by the end of the second stage. The interim

targets were deemed by the Ministry of Housing, New Communities and Utilities

(MHNCU) to be inadequate and it instructed the planners of the new town to speed

up the development of the town. Consequently, the development of the new town

has been accelerated by condensing the first ten years development as initially

proposed, into five years. This meant that the new town population would reach

100,000 persons by the end of the first stage development, then 208,000 person,-

by the end of the second stage development. In subsequent stages, the population

targets for the new town were set at 340,000 persons by the end of third stage

development in 1992, then 440,000 persons by 1997 and ultimately 500,000 by

the year 2002 (Physical Planning Institute, 1986).

By 1986, the new town population was only 8,528 inhabitants, representing

3.4% of the projected 251,000 persons (CAPMS, 1987 b). By 1988, it was

estimated that the population of the new town reached some 34,000 persons

(Ahmed, 1988), which accounts for no more than 11.1% of the overall projected

population (Figure:7-1 a).

Despite the relatively rapid population growth between 1986 and 1988, the

population of the new town is not expected to reach its ultimate target of 500,000

inhabitants as projected for 2002. At best, if the relatively high rate of population
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increase can be maintained throughout the development of the new town, the

population of the town may reach some 180,000 inhabitants by the year 2002.

7-2-2 The Sixth of October

The Sixth of October was proposed, in the master plan, to accommodate an

ultimate population of 350,000 persons by the year 2000. The new town population

was expected to reach 70,000 persons by 1985, increasing to about 170,000

persons by 1990. A study by the Physical Planning Authority increased the

ultimate population target to 470,000 persons and this was followed by the

detailed planning study which increased the population target to 630,000

inhabitants (PP!, 1986).

One of the motives for increasing the ultimate target population within the

same development period was to meet the growing demand for industrial as wefl as

residential establishments in the town. But the population of the new town had

reached no more than 527 persons by 1986, accounting for 5.85% of the 1986

projected population (CAPMS, 1988 d). The families of the employees of the

development authority represented some 281 persons, accounting for 53.3% of the

total population in 1986.

By 1988, it was estimated that the population of the new town had reached

about 15,000 inhabitants (Ahmed, 1988). Despite this claimed population increase

in the space of only two years, the figure represents no more than 8.8% of the

target population set for the second stage of development in the initial population

projections of the master plan (Figure:7-1 b).

7-2-3 New Amerylah City

New Ameryiah City was planned to accommodate about 510,000 persons in

25 years. The population of the new town was expected to reach 41,000
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inhabitants by the end of first stage development in 1985, increasing to about

150,000 persons by the end of second stage development in 1990 (ILACO, 1980).

It was found, however, that the population of the new town had reached only

1,000 inhabitants by 1988, then increased to some 5,700 inhabitants by 1990

(NACDA, 1990) . This means that the new town has attained no more than 3.8% of

its projected population.At this rate of growth in population, it would only

accommodate some 22,000 persons by the year 2000 (Figure:7-1 c).

7-2-4 Sadat City

Sadat City was designed to reach a population of 500,000 inhabitants in 25

years. It was intended that it would accommodate 61,000 inhabitants by 1980,

increasing to 146,000 inhabitants by 1985 and 251,000 by the end of the third

stage development (Sabour, 1980).

By 1986, the new town, nevertheless, had a population of only 1,927

persons, of whom there were 171 Chinese workers employed by a Chinese firm

involved in housing construction in the town (CAPMS, 1988 b). This meant that

only 1 ,756 Egyptians were resident in the new town, accounting for no more than

1.1% of the projected population. The population of the new town then increased to

reach some 4,300 inhabitants by 1988 (Figure:7-1 d). This represented no more

than 2.05% of the projected population.

7-2-5 Problems confrontin g population increase

It can be argued that one of the main reasons for the very poor performance

of the new towns in attracting more inhabitants was due to the slow rate of

employment growth at the beginning of the new towns development process because

of the limited number of industrial projects established there. Such slow rate of

employment opportunities provision meant that the new towns lagged behind their

employment projections. For instance, the number of employment opportunities
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provided by the four new towns investigated represented, by 1990, no more than

14.7% of their projected employment by that year (MHNCU, 1990). This factor, it

could be suggested, affected New Ameryiah City and Sadat City the most. Despite

the fact that housing development was behind the targets set for unit construction,

it cannot be considered as one of the reasons for the performance of the new

towns, as the number of unoccupied housing units ranged between 13.6% of those in

the Tenth of Ramadan and 55% in New Ameryiah City (see p.163).

Rather, it is the case that most of the people commuting daily to work in the

new towns are of relatively low income groups who cannot afford to buy or lease a

housing unit in the new town in which they work. This means that the projections

contained in the master plans concerning the levels of income earned by the

workers in the new towns need to be reviewed.

Another reason which contributed to the poor population increase in the new

towns could be the approach adopted, that is, of concentrating heavily on

construction without a parallel development of the necessary social fabric to

inculcate a sense of belonging in the labour force.

Additionally, the occupancy system of rented housing units adopted in the

Egyptian new towns, it was found, creates a kind of insecurity for the occupants,

who have to move out of their houses when they leave their jobs in the new town.

This factor is particularly important for the Egyptian worker who prefers to settle

down and not to change his town of residence constantly.

A "core-housing" system was recommended in the plans for Sadat City, but

was not implemented. It should be re-considered as a system which could reduce

unit costs and therefore the financial burden of social housing on the government.

Such a system allows the owner of the house to extend it according to his ability

and consequently would give such owner the feeling of belonging to the town.
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Another side of the problem is related to the TM sponsors" of the new towns.

This is evident in the confusion surrounding the prime functions and stated goals of

the new towns. For instance, when asked about the small number of inhabitants

resident in the town, the senior officer responsible for community development

activities in the Tenth of Ramadan development authority argued that:

The aim of developing the Tenth of Ramadan is not to solve the population

problem in Egypt, it is to be an industrial city. Solving the population problem is

rather one of the objectives of other towns such as (the satellite town) 'the

Fifteenth of May (qouted in El-Sharkawi, 1986)

7-3 Economic objectives

7-3-1 Attractin g over-concentrated economic activities from urban

areas

The new towns were planned not only to encourage new investments but

also to provide alternative locations for over-concentrated economic activities in

the traditional urban areas. It was found that out of the fifty firms interviewed

only seven, representing 12.5% of the sample, had moved from other urban areas

lo the new towns. Of these, six firms moved from Cairo and one from Sharkia.

Three of the firms which moved from Cairo were relocated in Sadat City, two in

the Sixth of October and one in the Tenth of Ramadan.

In relation to the factors which pressured them to move, two firms stated

that they decided to move to the new towns because of the lack of space for

expansion in their original locations. One firm argued that they moved because of

the unsuitability of original premises for the production process and the

inconveniences caused by being located within a residential area. Another firm

attributed the move to the high rents they had to pay for the original premises and

the lack of services and amenities. The remaining three firms gave a variety of
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reasons for moving to the new towns. They included the unsuitability of the

premises, the lack of services and amenities, the lack of space for expansion, the

high costs associated with the previous location, and the problems of

transportation within Cairo. Overall, it could be suggested that the lack of space

for expansion represented the most important factor, being mentioned by five

firms. It was followed by the lack of services and amenities and the unsuitability of

the premises, suggested by three firms each.

In relation to the current uses of the original, vacated premises, it was

found that two premises were used for similar activities, one for other industrial

activities and two premises for storage purposes. The remaining two premises

were either given back to landlords or left closed. So, despite the fact that these

seven firms moved out of the over-pressured urban areas, five were rep)aca4 A'?

three cases by other industrial activities and in two cases by industrial products

storage. Therefore, it could be suggested that, unless there is total control over

the vacant premises, there can be no significant effects in regard to relieving the

pressure on such areas.

7-3-2 Incentives for local and foreign entrepreneurs to Invest

The new towns are planned so as to encourage entrepreneurs to invest in

them. In addition to the provision of cheap land, such encouragement is given by the

tax reliefs offered to persons and firms investing in land reclamation, industry,

tourism and housing in the new towns. According to the New Towns Act 1979, and

the Investment Act 1989, they are entitled to import, duty-free, any materials or

machinery associated with their activities in the new towns. All the firms in the

new towns are exempted from paying any taxes on their revenues and on their

distributed dividends for ten years from beginning production. Such tax exemption

could be extended, with the approval of the Board of Ministers, to twelve years
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where the local components used account for 60% or more of the machinery and

other equipment, and to fifteen years for vital projects.

The revenues from land which is reclaimed within the time limits set are to

be exempted from the taxes normally imposed on agricultural land or any additional

duties. In relation to the foreign capital invested in the new towns, according to the

Investment Act no.32 for 1977, the entrepreneurs can transfer the capital

invested and its net returns outside the country, provided that the capital has been

kept in the country for at least five years.

a- New towns attractions

It was found that the main factor that has attracted entrepreneurs to invest

in the new towns was the availability of cheap land. This was indicated by the

response of forty-two firms out of the fifty-six interviewed as part of this study.

The availability of tax reliefs was given by thirty-seven firms as one of the

reasons for investing in the new towns and the availability of land for future

expansion and the availability of sufficient infrastructure and amenities were

indicated by twenty-six and twenty-one firms, respectively, as part of the

reasons that attracted them to the new towns.

The importance of the tax incentives indicated by a large proportion of

firms interviewed could be over emphasised, because of the tendency of

businessmen to overstate the importance of tax incentives in their decisions in the

hope of getting more favourable ones (Bird, 1970). A detailed breakdown for each

of the towns is as follows:-

The Tenth of Ramadan: It was found that the tax reliefs were considered, by

twelve firms out of the fourteen interviewed, as one of the reasons for choosing to

Invest in the town. The availability of cheap land was indicated by ten firms as one

of the factors that attracted them to the town. In addition to the tax reliefs and the
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availability of cheap land, nine and eight firms respectively suggested that they

were partly attracted by the availability of land for future expansion and the

provision of sufficient infrastructure and amenities. Further, the unrestricted

working hours and the new town as a potential market for building materials were

suggested by one firm as additional factors that led them to operate in the new

town.

The Sixth of October: fourteen firms out of the sixteen firms interviewed

indicated that the availability of cheap land was one of the reasons for investing in

the town. It was followed by the tax reliefs, which was suggested by seven firms.

The availability of land for future expansion was cited by five firms, and four

firms suggested that the availability of sufficient infrastructure and amenities in

the new town was one of the factors that attracted them. One entrepreneur,

however, suggested that locating the firm in the Sixth of October was due to a

condition set by the Industrial Development Bank for lending him the money he

needed to establish the firm.

New Ameryiah City: the availability of cheap land and the tax reliefs were

suggested by eleven firms out of the fourteen firms interviewed as the only two

reasons that attracted them to the new town. The availability of land for future

expansion and the availability of sufficient infrastructure were cited by three

firms as partly responsible for them investing in the town.

Sadat City: the availability of cheap land was suggested by seven firms out

of the fourteen interviewed as one of the reasons for investing in the town, and the

tax reliefs and the availability of land for future expansion were indicated by five

firms. The availability of sufficient infrastructure and amenities was cited by

three firms as one of the attractions of the new town. Other singular reasons for

choosing to invest in the town, which were cited by one firm each, involved the

new town as a potential market for building materials, the low level of pollution in
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the town which is desirable for food processing, the perfect location of the town,

and being away from overcrowded areas.

The availability of financial incentives, as well as the new towns future

prospects have provided an attractive context for entrepreneurs to invest in the

new towns. For instance, the prospect of investing in a particular new town

attracted forty-three firms out of the fifty-six interviewed and three firms for

the new towns in general. In the case of the other ten firms, Cairo, Alexandria and

Sharkia were considered as possible locations, but they decided finally to invest in

the new towns. This means that the new towns, through the various incentives they

provide, have not only initiated new investment but also, in those particitlar

circumstances, have been perceived as an attractive alternative to traditional

urban areas.

b- The provision of cheap land

The availabi'ity of cheap land was considered by the planners to be one of

the incentives that can attract investors to the new towns. Thus, land prices were

subsidised so as to be offered at low rates, even less than the actual costs of

infrastructure and services provision. Indeed, it was found that the provision of

cheap land was the main motive for entrepreneurs to invest in the new towns. Yet,

it was found that the firms interviewed had, on average, built upon about 38% of

their total site area and that there were no significant differences between the four

new towns investigated, with average built-up area ranging between 34% and 41%

of the total site area.

There were still some extreme cases, for instance, a textile firm in New

Ameryiah City had a total area of 27,000 sq.m. with a built area of only 5,000

sq.m. This suggests that land was bought in excess of the actual needs of the plants

established. This could be attributed to some entrepreneurs' intentions either to

reserve it for future expansion, or, to use it, valued at its real value, as ther
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contribution to the capital of a newly formed firm with new partners. This means

that this planned incentive for entrepreneurs to invest in the new towns, was in

some cases, a misused advantage.

This highlights the need for the adoption of some rules to reduce excessive

buying of land. This can take the form of assessing the actual needs of the firms,

through their feasibility studies or building permissions which should specify

growth targets at the very beginning. The ability to reserve land for future

expansion is valued by all industrialists but it should be possible to specify that a

given minimum percentage of the land should be built upon. As such a system could

favour large firms, it should be possible to permit small firms with small land

holding the opportunity to leave a greater percentage of the site vacant. Moreover,

the pricing policy, particularly in regard to subsidies, needs to be reviewed so as

to ensure that out of the large number of people reported to have shown an interest

in buying land in the new towns, only those with genuine development programmes

are considered.

c- Tax reliefs

Concerning the tax reliefs offered, the main purpose has been to encourage

investment and consequently new towns development. Yet, there appears to have

been no study which justifies such comprehensive tax reliefs offered to the

investors in the new towns. For instance, the investment acts do not distinguish

between various types of activities that can enjoy the tax reliefs. This, it could be

suggested, means a favourable tendency towards high-return activities, such as

consumer goods production, which could then be closed down after enjoying the tax

reliefs for ten years. As an alternative to this entrepreneurs can wind up their

firms officially, every ten years, then re-establish them under an artificially new

ownership and management to enjoy the ten years tax reliefs for ever. This means

that the tax reliefs offered by the investment acts, instead of encouraging new
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investments, can lead in some cases, to great financial loss to the Public Treasury

in return for no apparent benefits for the new towns nor the national economy.

These shortcomings highlight the need for a review of the tax reliefs adopted to

encourage more investment in the new towns.

Such a review should involve the formulation of a coherent, meaningful set

of development policies which, it is argued, is a necessary precondition for the

development of a useful set of special tax incentives that will be worth the efforts

and costs of designing and implementing them. Until such a strategy is elaborated,

tax incentives can only be revised so as to appear to work towards the general end

of increasing "productive" investment in modern, rapid-growing, large value-added

or labour-intensive sectors of the economy. Similarly, the importance of

encouraging exports should be explicitly addressed. For that purpose, a special

subsidy exchange rate for export-producing firms is considered favourable because

of its administrative simplicity, flexibility, certainty, and proved efficiently (for

more details see; Bird, 1970).

d- Obstacles confronting industrial firms in the new towns

Despite the attractions of choosing the new towns to invest in, it was found

that out of the fifty-six firms surveyed about thirty-seven firms were not

working to capacity, i.e. 66.1%. Of those firms eleven suggested that being in a

trial period was the only reason for this, while three firms suggested it was due to

shortages in the supply of their raw material inputs. One firm cited that their main

problem is the low quality of the local supply of its inputs. Other obstacles

suggested for not working to capacity included inputs importing difficulties, in

regard to basic and raw materials, marketing difficulties, the recession of the

market, and that the electricity capacity needed could not be obtained.

This means that, except for the case of low capacity electricity supply and

those in trial periods, the firms in the new towns were not working to capacity
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because of national economic conditions rather than problems related directly to the

new towns themselves. The majority of firms interviewed suggested, however,

that they had confronted problems while starting their activities in the new towns.

It was found that only eleven of the fifty-six firms interviewed had not confronted

any problems while setting up in the new towns. They were mainly located in the

Tenth of Ramadan with five firms, the Sixth of October with four firms, and New

Ameryiah City and Sadat City with one each. This suggests that the firms located in

the Tenth of Ramadan and the Sixth of October have been treated favourably and

were in more advantageous positions compared with those located in New Ameryiah

City and Sadat City. This fact was emphasised by the provision of a "free-zone" in

the Tenth of Ramadan so as to assist the firms located there in dealing with

importing and exporting processes (1)•

The remaining forty-five firms (80.4% of those interviewed) have

confronted different types of problems while starting their activities in the new

towns. It was found that twenty-eight firms have confronted one problem, twelve

firms confronted two problems or more. Generally, the main problem that

confronted twenty-five firms was the large number of official permissions to be

obtained before production could start. This was followed by the shortage of skilled

workers in the new towns, which represented a problem for sixteen firms. In five

cases lack of cooperation by the NTDAs was a problem, financial problems were

cited in three cases and the lack of and the high prices of electricity in five cases.

There were also complaints about the lack of maintenance services, shortage of

fast-foods and the absence of building contractors.

(1) The firms in the new town can have their imports and exports delivered to the
free-zone in the town where all the customs, health checks and other procedures
are carried out without having to travel to ports.
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7-3-3 Natural resources development

The development of local natural resources is one of the objectives for the

new towns, but only New Ameryiah City and Sadat City master plans have

considered such objectives. The natural resources available near their selected

sites, which include sandstones and gypsum, were to be utilised, either in their

construction or in manufacturing industry. The other two new towns examined, the

Tenth of Ramadan and the Sixth of October, are located in areas which do not have

any significant natural resources. Furthermore, no new town has been proposed,

planned or developed on the coasts of Egypt. Rather, a number of satellite towns

depending on seasonal tourism have been proposed and developed.

A case can be made for locating the new towns in accordance with the

availability of natural resources. This would enhance the economic development of

these towns and utilise the natural resources available in the desert region. This

does not mean that the economic base of such new towns would solely depend on

these natural resources. Rather they would have to depend on a variety of economic

activities, so that they would not suffer any significant decline as the deposits of

these resources eventually run out.

Land reclamation is regarded as one of the main priorities of the Egyptian

government and yet, except for New Ameryiah City, all the new towns examined

were planned without giving any consideration to land reclamation. Rather,

agricultural products and land reclamation came as by-products of their

development. Still, land reclamation in the Tenth of Ramadan and the Sixth of

October was not undertaken on a significant scale.
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7-3-4 Creatin g employment opportunities and speedin g up economjç

development

One of the major tasks assigned to the new towns is the creation of

employment opportunities to attract more people to move to the new towns. They

were designed to provide some 153,000 job opportunities by 1985, increasing to

about 122,000 employment opportunities between 1985 and 1990, and reaching a

total of 275,000 job opportunities by 1990. Ultimately, around the year 2000, the

new towns were to provide a total of about 600,000 job opportunities. These

employment opportunities were to cover a wide range of industrial, construction,

services and tourism activities.

The task of job creation was empñas(sed' by the rapIdly growing

unemployment experienced in the country during the 1980s. For instance by 1986,

the level of unemployment reached as much as 12% of the total workiorce in the

country, compared with 5-7% by 1976 and no more than 2% in 1960.

Furthermore, the unemployment level in the urban areas was found to be higher at

14%, compared with 9% and 4%, and 1% and 6% in urban and rural areas in 1976

and 1960, respectively.

In terms of age groups unemployment, the 1986 census showed that about

27% of the workforce in the 20-29 age group were unemployed, which was more

than twice the unemployment level in that age group in 1960. Similarly, the

unemployment level between the 15-19 age group workforce was about 25%

compared with 4% in 1960. Additionally, it was suggested that the high

unemployment levels were recorded in all fields, which meant that these high

levels were due to the limited capacity of the economy to expand and absorb those

seeking employment and not the inability of the unemployed to adapt to the changing

conditions in the labour market. It was estimated that if the current trends were to
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continue, by 1996 the unemployment levels would reach some 63% and 68% of the

workforce in the 15-19 and 20-29 age group respectively.

Despite these serious conditions, it was found that by 1990 the new towns

managed to create no more than 40,390 job opportunities, representing only

14.7% of their employment projections for that year. These employment

opportunities were mainly provided in the industrial sector, and for tourism,

services and construction activities the employment opportunities provided were

marginal compared with the employment targets in these sectors (Halloda, 1989).

a The Tenth of Ramadan

1- Planned economic activities

According to the initial report of the master plan the employment structure

of the Tenth of Ramadan was expected to be initially dominated by the construction

sector with 15,000 workers, representing as much as 52% of the total projected

employment by 1982. The industrial and service sectors would, meanwhile,

provide 10,000 and 4,000 employment opportunities, accounting for 34% and 14%

of the total employment estimates for 1982, respectively. The employment

structure of the town would subsequently be dominated by the industrial sector,

which was expected to provide 31,000 employment opportunities by 1987,

representing 40% of the total employment projected for 1987. The service sector

would, meanwhile, provide 15,000 employment opportunities, accounting for 28%

of the total projected employment. The employment opportunities to be provided by

the construction sector with 17,000 jobs would account for 32% of total

employment expected by 1987. Eventually, the service sector was expected to be

dominant with 79,000 employment opportunities by the year 2002, representing

about half the employment projected for that year. The industrial sector would then

provide 60,000 employment opportunities (40% of the total) and the construction

sector wou'd provide 16,000 jobs (11%) (Table:7-1 a).
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The final report of the first stage development plan, however, proposed a

different scenario for economic development of the town. According to this new

policy, which was initiated by the increase in population projection for each

development stage( 2) , the service sector would maintain a rapid growth rate from

the very beginning. This emphasis on this sector, it was suggested, was due to the

fact that the service sector is to a large extent private, and on average requires

relatively little capital while employing a large number of people. These features

meant that by giving a larger role for the service sector to play in the economic

development of the town, more employment opportunities would be provided at

lower capital cost when compared with those for the industrial sector.

Accordingly, by 1982 the service sector was projected to provide as many

as 12,900 jobs, representing 31.3% of the projected employment by that year. In

subsequent stages, the service sector would provide 31,500 jobs by 1987, to

increase to 53,000 by 1992, and ultimately to 83,000 jobs by the year 2002. The

industrial sector, according to the new scenario, would provide by 1982 about

12,300 jobs, to increase to 28,000 by 1987, and ultimately to 60,000 jobs by the

year 2002. The construction sector, meanwhile, was expected to provide no more

than 15,300 jobs. Subsequently, the construction sector was projected to provide

12,000 jobs by 1987, reducing to 10,000 jobs by 1997 (Table:7-1 b).

Manufacturin g industry:

The industrial strategy for the development of the Tenth of Ramadan was

designed:

1- to achieve a maximum number of job opportunities consistent with satisfactory

standards of development and living;

2- to achieve diversified job opportunities for the skilled and semi-skilled and

(2) For more details see section 6-2-1.
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Development	 Industry - Services - Construction	 Total	 -

Stage	 Workers % Workers % Workers % Workers %

1982	 10,000 34	 4,000	 14 15,000 52 29,000	 100

1987	 31,000 40	 15,000 28 17,000 32 53,000	 100

1992	 36,000 40	 31,000 34 23,000 26 90,000	 100

1997	 49,000 40 54,000 44 20,000 16 123,000 100

2002	 60,000 40	 79,000 49 16,000	 11 155,000 100

Table 7-1 a: Employment opportunities distribution in the Tenth of Ramadan

according to the master plan initial report-breakdown by activity

Source: Physical Planning Institute, 1986.

Development	 Industry	 Services	 Construction	 Unemployed	 Total -

Stage	 Workers % Workers % Workers % Workers % Workers %

1982	 12,000 29.9 12,900 31.3 15,300 37.1 700	 1.7 41,200	 100

1987	 28.000 38.4 31,500 43.1 12,000 16.4 1,500 2.1 73,500 	 100

1992	 41,000 37.6 53,000 48.6 12.000 11.0 3,000 	 2.8 109,000 100

1997	 51,000 38.8 68,500 51.9 1 0,000 7.6	 2,500	 1.9 132,000 100

2002	 60.000 38.5 83,000 53.2 10.000 6.4	 3,000	 1.9 156,000 100

Table 7-1 b: Employment opportunities projection in the Tenth of Ramadan

according to final report-breakdown by activity
Source: Physical Planning Institute, 1986.
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education and training opportunities for the unskilled;

3- to provide encouragement of small scale industry, e.g. those with reasonab'y

high labour intensity as well as modern industries based on domestic and nearby

raw materials and possessing good development and growth potential;

4- to encourage foreign investment and foreign capital; and

5- to achieve an industrial structure linked and timed to occur in parallel th

regional and national industrial economic development.

The industrial character of the Tenth of Ramadan was further elaborated orni

the basis of the general strategy, being expressed in a number of policies that

be summarised as follows:

1- The new town has a suitable location for light and medium engineering firms.. As

a model industrial society which, among other things, could aim at promoting

technological development, it would be well suited to receive a proportion of farEy

advanced industries, research and development functions.

2- The new town is suitably located to produce equipment and services for

agriculture and for processing agricultural raw materials produced in Greater

Cairo and the Canal regions.

3- Physical planning of the town takes small-scale and informal industry into

consideration. This, it was recommended, should be reflected in the implementation

programme, allocating specific functions within the project management team

responsible for the support of small industry programmes.

4- There are no special raw materials available locally and thus no basis for raw

material based industry exists. Apart from the possible manufacture of building

materials, such as sand bricks, industry in the town would have to depend entirely

on imported supplies.
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5- The location of the new town at the hub of a dynamic region, flanked by Cairo,

the Suez canal and the Delta makes it a suitable centre for industry, distribution

and communications. Therefore, the town was to exploit opportunities for excellent

transportation and communications links for future functions and development.

Many of the products related to the development of infrastructure and distribution

networks would have to be manufactured and serviced locally.

6-The new town, if properly developed, was expected to have a significant effect

as a breeding ground for industrial skills. The planners expected a considerable

proportion of foreign ventures as well as local small scale industrial endeavours.

Apart from vocational schools, demonstration projects by foreign firms, it was

suggested, could be used during the building period to train managers for industry

and, specificaiiy, to prepare studies of the industrialisation requirements in the

town.

According to these master plan policies, the industrial structure of the new

town would involve the development of the following industries:

1- A food industry that would depend on agricultural products produced in Greater

Cairo and the Canal regions. This industry was expected to employ some 2,450

workers by 1982, to increase to 3,525 workers by 1987 and ultimately 6,725

workers by the year 2002.

2- The textile industry, which is a labour-intensive industry, was expected to

employ about 2,100 workers by 1982, representing 17.1% of target industrial

employment by this stage. The employment in the textile industry would be 3,400

by 1987, increasing to 4,900 workers by 1992 and ultimately 6,775 workers by

the year 2002.

3.. y the end of first stage development the leather industry would employ 625

workers, representing 2.5% of total industrial employment. In subsequent stages,
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this would increase to 950 employees by 1987, 1,300 employees by 1992 and

reach some 1,850 employees by the year 2002.

4- The packaging industry was expected to provide about 1,450 employment

opportunities by the end of first stage development in 1982. It would then provide

about 1,850 jobs between 1982 and 1987, reaching a total of 3,300 job

opportunities by 1987. Ultimately, this industry would provide 5,225 jobs by by

the year 2002.

5- The chemical industry was expected to create 1,150 employment opportunities

by 1982, to increase to 3,350 opportunities by 1987. The employment in the

chemical industry would ultimately reach about 9,250 job opportunities by the

year 2002. This meant that the relative importance of the chemical industry, out

of total industrial employment, would increase from 4.7% by 1982 to about 12.0%

by 1987 and finally 15.4% by the year 2002.

6- The mechanical and engineering industry was estimated to provide about 1,600

jobs, accounting for 6.5% of total industrial employment by the end of the first

stage deve'opment. It would then grow rapidly to reach 5,200 workers by 1992

and ultimately 14,000 workers by the year 2002, representing 23.4% of total

ultimate industrial employment.

7- The building materials industry was expected to rely, to some extent, on raw

materials available locally, such as the production of sand bricks. The

manufacturing of other building materials, such as cement bricks and pipelines,

would depend on imported supplies. The building materials industry would provide,

it was estimated, about 1,100 job opportunities by 1982, to increase to 4,750

jobs by 1987 and ultimately to reach 10,850 by the year 2002.
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8- The miscellaneous industries were expected to provide 1 ,825 job opportunities

by 1982, to increase to 3,525 and ultimately to 5,300 by the year 2002 (Table:7-

2).

Seriices:

The service sector was expected to account for more than half the

employment opportunities to be provided in the new town when it reaches its

ultimate population target of 500,000 persons. The service sector is thus of

considerable importance for the town's development in general and for its economic

development in particular. Investment in the service sector, especially in

infrastructure, education, trade, finance and other social services was expected to

have a twofold function of raising productivity in the town's economy as a whole,

and of generating income and employment, and thereby enlarging the market.

It was argued that the significance of the service sector to the town, apart

from its importance for employment, would be its value to industrial development.

Transport and communication were a priority consideration, and were to employ

2000 workers by the end of first stage development in 1982, and ultimately about

13,000 workers by 2002. Trading, finance and repair activities were considered

of great importance for self-sufficiency. The retail and trade sector was expected

to provide about 4,100 job opportunities by 1982 (31.1% of the total services

employment projection for that year) and then to reach some 26,000 by the year

2002 (31.2% of the total employment in the services sector). The repair and

professional services would provide 1,350 and 1,750 jobs by 1982, to increase to

8,700 and 10,250 jobs by the year 2002. The finance and insurance services,

meanwhile, were expected to provide 500 jobs by 1982, and ultimately 3,400

jobs by the year 2002. By 1982, the remaining 3,400 job opportunities were

expected to be provided by the wholesale and the personal services (which include

health, education, entertainment) and public administration with 850, 1,550, and
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1,000 jobs, respectively. By the year 2002, these sectors were to provide a total

of 21,700 jobs, of which 5,250 jobs were to be in wholesale services and 10,450

and 6,000 in personal services and public administration, respectively (Table:7-

3).

Construction:

The employment opportunities expected to be provided by the construction

sector, according to the initial report of the master plan, were to be about 15,000

employees by the end of first stage development in 1982, representing about half

the total employment projection for that year. In subsequent stages, the

construction sector would provide 17,000 jobs by 1987, increasing to 23,000 by

1992, accounting for 32% and 26% of the total projection for those years,

respectively. The employment in the construction sector would then decrease to

20,000 by 1997 and ultimately to 16,000 employees by the year 2002. The

employment in the construction sector was expected to decline after the end of the

first stage development, despite construction projections that showed that thi

process was not expected to slow down by that stage.

The scenario proposed by the later version of the first stage development

plan, despite adopting larger population targets for each development stage,

projected that the construction employment would be 15,300 employees by 1982,

accounting for 37.1% of total employment. In subsequent stages, the employment in

the construction sector would decline to 12,000 workers by 1987 and would

remain at 12,000 until 1992, then it would decline and stabilise at 10,000

workers.

2- The Tenth of Ramadan achievements

By 1990, the employment opportunities provided in the Tenth of Ramadan

totalled about 26,000, which represented no more than 27.4% of the projected
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Industry	 1982 -	 1987 -	 1992 -	 1997	 2002

Workers % Workers % Workers % Workers % Workers %

Food industry	 2,450	 19.9 3,525	 12.6 4,550	 11.2 5,700	 11.2 6,725 11.2

Textile	 2,100	 17.1 3,400	 12.1 4,900	 12.0 5,700	 11.2 6,775 11.3

Leather	 625	 2.5	 950	 3.4	 1,300	 3.1	 1,600	 3.2	 1,850 3.1

Packaging	 1,450	 5.9	 3,300	 11.8 3,875	 9.4 4,450	 8.7	 5,225 8.7

Chemical	 1,150	 4.7	 3,350	 12.0 5,550	 13.5 7,750	 15.2 9,250 15.4

Mec.&engineering 1,600	 6.5	 5,200	 18.6 9,600	 23.4 12,00	 23.5 14,000 23.4

Bull, materials	 1.100	 4.5	 4,750	 17.0 7,000	 17.1 9,225	 18.1	 10,875 18.1

Miscellaneus	 1,825	 7.4	 3,525	 12.5 4,225	 10.3 4,525	 8.9	 5,300 8.8

Total	 12.300 100 28,000 100 41,000 100 51,000 100 60,000 100

Table 7-2: Industrial employment projection in the Tenth of Ramadan

according to the first stage plan-breakdown by industry

Source: Physical Planning Institute, 1986.

Sevice	 1987	 2002

_________________________ Employees %	 Employees %

Transport&communication	 2,000	 1 5.6	 1 3,000	 1 5.6

Wholesale	 850	 6.5	 5,250	 6.25

Retail&trade	 41 0	 31 . 1	 26,000	 31 .2

Finance&insurance	 500	 3.9	 3,400	 4.1

Busiriess&repairservices	 1,350	 10.4	 8,700	 10.4

Personnelservices	 1.550	 11.7	 10,450	 12.5

Professional services	 1,750	 13.0	 10,250	 12.5

Public administration	 1,000	 7.8	 6,000	 7.3

Total	 12,900	 100	 83,000	 100

Table 7-3: The Tenth of Ramadan service empoloyment

projection: First Stage Plan

Source: Physical Planning Institute, 1986.
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employment for that year. These employment opportunities were provided by the

construction sector in the town. The service sector, meanwhile, provided few

employment opportunities in retail and personal services needed to meet the

essential needs of the first new town residents. As for the employment

opportunities provided by the construction sector, it was found that the workers in

this sector were either daily commuters, or residents on the scattered

construction sites, though individual firms' records were not available. This

contradicts with the master plan assumption that the construction workers were to

be residents in the town and become members of its community. Such a

contradiction could be attributed to the nature of the construction sector in the new

towns which includes a number of construction firms that bring their employees to

the construction sites until the work is completed and then move to other locations

to undertake other projects. These conditions meant that determining the actual

number of construction workers was enormously difficult. It may well be that, as

the construction process was far behind its projected targets, the employment

provided by this sector was much less than projected. The detailed investigation of

the employment opportunities provided in the new town will therefore concentrate

on the industrial sector developed in the new town.

By 1990, the industrial sector in the new town had provided some 25,102

employment opportunities, accounting for about 70% of the industrial employment

projected for that year (3). These employment opportunities were distributed

amongst various industrial activities as follows:

1- The food industry: forty-seven firms were operational in the new town. They

were engaged in food processing and had a total employment of about 2,326

employees. This meant that the food industry has achieved about 56.2% of the

(3) Industrial employment projections for the Tenth of Ramadan, for 1990, were
calculated assuming equal annual employment increase in the employment provided
by each industry between 1987-1992.
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employment target set for 1990.

2- The textile industry: this included forty-nine plants involved in spinning and

weaving, colouring and finishing activities as well as clothing manufacture. The

total number of workers in these plants was 4,794 , accounting for 97.8% of its

projected employment. This meant that the employment in textile industry was

growing in line with the projected targets.

3- The leather and plastic industries: a total of thirty-eight firms were operational

in the town. They were engaged mainly in plastic manufacturing and have provided

some 2,518 employment opportunities, which exceeded twofold the estimated

targets.

4- The packaging industry: twenty plants were operational in the new town,

employing 908 workers, which meant that this industry has managed to achieve

about one-quarter of its employment target.

5- The chemical industry: twenty-eight plants were engaged in manufacturing

paints, varnishes, cosmetics as well as pharmaceuticals. This sector provided

1,786 employment opportunities, representing 38.2% of its employment

projection.

6- The mechanical and engineering industry: this had the largest share of

employment opportunities with the provision of 5,142 jobs in forty-five firms.

These firms included thirty-two engaged in eectrica) and engineering activities and

thirteen firms in metal and mechanical activities. The mechanical and engineering

industry has achieved about 53.6% of the employment target set for it.

7- The building materials industry: sixty-six plants were operational in the new

town, employing 3,189 workers which was 52.3% of its employment projection.

There were thirty-eight firms engaged in the production of sand and cement bricks

and cement pipes as well as in prefabricated housing units. The other twenty-eight
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firms were involved in wood-working, including the production of windows and

doors as well as furniture.

8- The remaining 4440 workers were employed by eighty-eight firms which were

classified by the NTDA as miscellaneous industry. This represented 112.5% of the

employment target for this industry (Figure:7-2).

(I)	 .-	

0C)	 .2

-c	 -
(1	 C)	 0	 -	 -

Industries

Figure 7-2: Actual and projected industrial employment in
the Tenth of Ramadan - brakdown by industrial sector.

Source: PPI, 1986 and MHNCU, 1990.
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b- The Sixth of October

1- Planned economic activities

The Sixth of October new town was expected to provide about 22,000

employment opportunities by the end of the first stage development in 1985. In

subsequent stages, the town was expected to provide 55,000 jobs by 1990, to

increase to 92,000 by 1995 and ultimately to a total of 125,000 jobs by the year

2000. The economic activities proposed included industrial, service, tourism and

construction activities. The industrial sector was expected to provide 9,000 jobs

by 1985, to increase to 22,000 by 1990, then to 36,000 by 1995 and ultimately

to 50,000 jobs by the year 2000. The relative employment share of the industrial

sector was projected to remain stable around 40% of the total employment during

the whole duration of the town's development. The service and tourism sectors

were expected to provide 8,000 and 3,000 employment opportunities by 1985,

accounting for 36.4% and 13.6% respectively of the total target set for that year.

Subsequently, the relative employment share of the service sector was expected

to continue around 36% of total employment, with the provision of 20,000 jobs by

1990, to increase to 33,000 by 1995 and then to 46,000 by the year 2000. The

relative employment share of the tourism sector was expected to increase from

14.5% in 1990, to 17.4% by 1995 and then to decline to 16% by the year 2000,

with the provision of 8,000 , 16,000 and 20,000 employment opportunities,

respectively. The construction sector, meanwhile, would provide 2,000

employment opportunities by 1985, to increase to 5,000 by 1990, to 7,000 by

1995 and ultimately 9,000 employment opportunities by the year 2000 (Table:7-

4).
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Development	 Industry	 Services	 Tourism	 Construction	 Total -

stage	 Workers %	 Workers %	 Workers %	 Worker % Workers %

1985	 9,000	 40.9 8,000	 36.4 3,000	 13.6 2,000	 9.1 22,000 100

1990	 22,000 40.0 20,000 36.4 8,000	 14.5 5,000	 9.1 55,000 100

1995	 36.000 39.1 33,000 35.9 16,000 17.4 7,000 	 7.6 92,000 100

2000	 50,000 40.0 46,000 36.8 20,000 16.0 9,000 	 7.2 125,000 100

Table 7-4: Employment opportunities projection in the Sixth of October

according to the master plan

Source: Physical Planning Institute, 1986.

Manufacturino industry:

The main criteria for choosing the industries to be allocated in the town area

were:-

1- The exclusion of all polluting industries as the town was to depend upon tourism

and is located close to already overcrowded areas that suffer from high levels of

pollution.

2- The development of workshops within the residential areas as a means for

providing employment for those who will not be able to travel, such as female

workers with children.

3- The need for internal linkages, both forward and backward, between the

industries to be established in the town. For instance, the development of a textile

industry would be accompanied by the deve'opment of colouring and finishing

industries. These industries were not to be developed immediately, but would be

developed in parallel with the town's growth.
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4- The needs of the industries to be located in the town should not exceed the

capacity of infrastructure such as electricity, water and roads in the town.

According to these criteria, the new town planners decided that the

industrial structure of the new town would depend upon the food industries, building

and construction industries, and consumer goods industries not included in these

two categories. This meant that the industrial structure of the new town was

planned to include the following industries:

1- The food and beverage industry was expected to include the processing of

agricultural products of Giza governorate, which was estimated to be 562,000

tonnes by 1980, to increase to 646,000 tonnes by 1985. The master plan also

proposed the development of tobacco and cigarettes firms in the new town. The

food and beverage industry was expected to provide 2,450 job opportunities by

1985, to increase to 7,700 by 1990 and ultimately to reach 15,000 by the year

2000.

2- The textile industry was planned to cover a wide range of activities that would

involve not only spinning and weaving and clothing manufacture but also colouring

and finishing activities. It was estimated that the textile industry would provide

some 1,400 job opportunities by 1985, representing 20% of total industrial

employment at this stage. The employment in this industry would then increase to

4,700 jobs by 1990 and ultimately would reach 12,500 jobs by the year 2000.

3- The building materials industry was to provide a variety of building materials

such as sand and cement bricks as well as wood products such as doors and

windows, needed for new town construction. This industry was to provide about

1,750 job opportunities by 1985, to increase to 3,100 by 1990 and finally to

3,700 by the year 2000.
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4- The chemicals and plastics industries proposed for deve'opment in the new town

were to consist of light industries that would not affect the town environment.

These industries were expected to provide 840 jobs by the end of the first stage

development in 1985, to increase to 2,900 by 1990 and ultimately 5,800 by the

year 2000.

5- Concerning the engineering and electrical industries, the master plan proposed

the development of light industries that wou!d not contradict with the proposed

image of the town. These industries were expected to start with the provision of

560 jobs by 1985, accounting for no more than 6% of total employment projection

at this stage. The employment to be provided by the engineering and electrical

industries would then increase to 3,600 employees by 1990 and ultimately reach

13,000 jobs by the year 2000 (Table:7-5).

Services:

The master plan documentation for the Sixth of October estimated that the

service sector would ultimately provide about one-third of the total employment

expected in the town. The development of the service sector was thus considered

of special significance both for the town's development in general and its economic

development in particular. According to the master plan the service sector was to

include transport and communication services that were expected to provide some

3,000 jobs by 1985, to increase to 16,000 by the year 2000. By 1985, the

professional and repair services were estimated to provide 1,350 and 1,100 jobs

respectively, and by the end of final stage development in the year 2000, about

7,950 and 6,675, respectively. The personal services, which include services

such as education, health and entertainment, were expected to provide 1,325 jobs

by 1985, to increase with the population growth to an ultimate employment target

of 8,100 job opportunities by the year 2000. The finance and insurance services

were estimated to provide 450 jobs by 1985, increasing to 2,725 by the year
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2000. The public administration services in the town were expected to provide

about 775 jobs by 1985, to increase, by the end of the final stage development, to

4,450 (Table:7-6).

Tourism:

The tourism activities were planned as an important component of the

economic base of the Sixth of October. The tourism sector, and the sports

activities associated with it, were allocated an area of 1,680 hectares located to

the east of the town with a view of the pyramids, and were to provide some

20,000 job opportunities by the year 2000. The master plan, considering the

different needs of various types of tourists, proposed that the tourism area should

include the development of the following projects:

1- Six tourism villages, that would accommodate 2,000 to 4,000 residents each,

in addition to a village for medical tourism;

2- A tents and caravans park;

3- A recreational tourism centre;

4- An international centre for communications, exhibitions and conferences;

5- A traditional garden covering 756 hectares; and

6- An Olympic sports centre.

Furthermore, a number of small traditional workshops involved in activities

such as hand crafts, were proposed in the master plan, both to provide the

commercial traders with their local needs for traditional products and to create a

traditional environment which attracts tourists. The master plan did not consider

comprehensively the tourism sector in the town, despite its obvious importance, in
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Industry	 1985	 1990	 2000

Workers % Workers % Workers %

Food	 2,450 35.0 7,700 35.0 15,000 30.0

Building materials	 1,750 25.0 3,100	 14.1 3,700	 7.4

Textile	 1,400 20.0 4,700 21.4 12,500 25.0

Chemicals	 840	 12.0 2,900	 13.2 5,800	 11.6

Engineering&Electronics	 560	 8.0 3,600	 16.3 13,000 26.0

Total	 7,000 100 22,000 100 50,000 100

Table 75: Industrial Emp'oyment Projection in the Sixth of October

according to the master Plan.

Source: Physical Planning Institute, 1986.

Service	 1 85	 _______

	

______________________________ Employees % 	 Employees %

Transport, Trade & Communicatio 3,000 	 375 16,000	 34.8

Finance & Insurance	 450	 5.6	 2,725	 5.9

Business&repair 	 1,100	 13.7 6,675	 14.5

Personal services	 1,325	 16.6 8,100	 17.7

Professional services 	 1,350	 16.9 7,950	 17.4

Public administration 	 775	 9.7	 4,450	 9.7

Total	 8,000	 100 46,000	 100

Table 7-6: Service employment Projection in the Sixth of October

according to the master plan.

Source: Physical Planning Institute, 1986.
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that the documentation did not provide any projections about the distribution of

employment in this sector.

Construction:

The employment opportunities to be provided by the construction sector

were expected to be no more than 2,000 employees by 1985, representing only

9.1% of the total employment projected for that year. Between 1985 and 1990,

the construction sector would provide 3,000 more jobs to reach a total of about

5,000 by 1990. In subsequent stages, the employment in the construction sector

would be 7,000 by 1995 and ultimately 9,000 by the year 2000, accounting for

7.6% and 7.2% of total employment targets for the town in 1995 and 2000,

respectively. These projections made by the master plan contradict the logic that

the construction sector would dominate the early phases of any new town,

particularly when the new town is developed from scratch in the desert regions.

Additionally, the projection that some 2,000 workers would be sufficient to

undertake the early intensive construction activities needed in the Sixth of October

was far less than the projections made by the master plans of other Egyptian new

towns. For instance, the Tenth of Ramadan projections for construction workers

was 15,300 by the end of first stage development, and Sadat City and New

Ameryiah City were expected to have 9,000 and 15,000 such workers

respectively by the end of their first stage development.

2- The Sixth of October achievements

By 1990, the Sixth of October has provided some 8,000 to 9,000

employment opportunities, accounting for about 14.5% to 16.3% of the

employment projection set for that year. These opportunities were mainly provided

by the industrial sector in the new town. The service sector, contrary to the

master plan projection, has provided very limited employment opportunities and

those are mainly in personal services. As for the construction sector determining
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the number of workers employed was found to be enormously difficult. But, it can

be suggested that the number of employment opportunities provided by the

construction sector was less than projected as the construction programmes were

found to be progressing slowly (see p.221.).

It was found that none of the tourism schemes proposed by the master plan

had been implemented and thus no employment opportunities were provided by this

sector in the town. The detailed analysis of the employment opportunities provided

in the new town wiU, therefore, concentrate on the employment opportunities

provided by the industrial sector.

By 1 990, the industrial employment provided in the Sixth of October was no

more than 8,325 jobs, which represented 37.8% of the employment target set for

that year. The failure to meet the employment targets meant that the actual

industrial structure achieved was different from the planned one and, in fact,

included the following industries:

1- The food industry had ten firms operational in the new town. They were

involved in food processing and had a total employment of no more than 675

employees, representing only 8.8% of that projected for 1990.

2- The textile industry was represented by fourteen firms operational in the new

town. They were all involved in spinning and weaving as well as clothing

production, except for one firm that was involved in colouring and finishing. The

total employment in the textile industry was about 1,399 workers, accounting for

29.8% of the employment target set for this industry for 1990.

3- The building materials industry provided employment for 2,230 workers, i.e.

71.9% of its target . They were employed by twenty firms, of which eight were

involved in wood-workings, ten were engaged in sand and cement bricks and tiles
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manufacture, one in the production of prefabricated houses, and one made cement

pipes.

4- The chemicals and plastics industries had twenty-one firms operational in the

new town, of which eight were engaged in plastics production. The remaining

thirteen firms were involved in the production of paints, varnishes, detergents and

liquid fertilisers. The firms employed about 1,060 employees, accounting for

36.6% of the projected total.

5- The engineering and electrical industries had nineteen firms operational in the

town, of which seven were engaged in metal work . The remaining twelve firms

were involved in electrical products, producing consumer electric goods and

IndustriesC
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Figure 7-3: Actual and projected industrial employment in
the Sixth of October - brakdown by industrial sector.

Source: PPI, 1986 and MHNCU, 1990.
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electric motors as well as electric tools and instruments. By 1990, the total

employment in these industries reached 1,429 employees, compared with a target

for these industries of 3,600 employees by that year i.e. 39.7% of their target.

6- The paper products industry had three firms operational in the new town, with a

total of 120 employees. These firms were established in the town although such

industry was considered unsuitable for development in the new town because of its

high level of water consumption.

7- Finally, the miscellaneous industry group had nineteen firms operational in the

new town, employing 1,412 workers (Figure:7-3).

c- New Ameryiah City

1- Planned Economic Activities

The economic development of New Ameryiah City is planned so as:

1- To be in harmony with, and enhanced by, the North West Coast regional planning

proposals;

2- To identify and encourage the forward and backward interrelationship between

the economic sectors and sub-sectors in the town; and

3- To ensure that future regional development would fulfil the new town forecasts

for development during the twenty five years development period.

It was estimated that the new town would provide some 21,000 job

opportunities by the end of the first stage development in 1985. Of these 9,000

would be in construction, 7,100 in manufacturing industry and 4,100 in services.

By 1990, the employment opportunities to be provided in the town were to reach

45,000 jobs. Ultimately, the town would provide a total of 151,000 job
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opportunities, of which 78,700 would be in services and 59,300 in the industrial

sector.

It was proposed that the industrial sector would have a balanced share of

about 40% in the employment structure at all stages, starting with 7,100 workers

by 1985, then 17,800 by 1990 and ultimately 59,300 by the year 2005. There

would be, it was projected, some 43,000 employees in basic industrial activities

by the completion of the new town development, representing 72.3% of total

industrial employees.

In the first five years, the services sector would create about 4,100 job

opportunIties, representing 19.4% of total jobs to be provided at this stage. As the

new town developed, it would provide a larger share of job opportunities, with

about 12,000 jobs in the second development stage representing 36.4% of alt jobs.

Ultimately the employment in the service sector would reach some 78,700

employees, accounting for 10.2% of the total employment in the services sector.

Deviopment	 lndustry*	 Services	 Construction	 Total -

stage	 number % number %	 number %	 number	 %

1980-1985 7,900 33.8 4.100 	 19.4	 9.000	 46.7 21,000" 100

15,200	 4 11,000 24.4 45,000	 100

2005	 59.300	 78,700 52.7 13.000 8.6	 151,000	 100

* Inctuding manufacturing and quarryng

About 8,500 workers, of which, would be temporarily workers

Table 7-7: Employment opportunities projection in New Arneryiah City

Source: ILACO. 1978.
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The construction sector would dominate the employment structure in the

first stage development of the new town with about 9,800 job opportunities,

representing 46.6% of the projected first stage employment. In subsequent phases

more jobs would be provided in the construction sector, yet its employment share

would decrease from 46.6% to 24.4% of total employment in the town. Ultimately,

as the construction process slowed down, the employment share of this sector

would decrease to only 8.6% of total employment by the year 2005 (Table:7-7).

Manufacturin g industry:

The employment projections for the industrial development in the town were

based upon the following:

1- As the new town development begins, industrial development should support the

construction activities in the town, hence the production of building materials and

the metal and wood-work industries would have priority, according to the master

plan.

The most important materials to be used for building products, such as

limestone, sand, gypsum and clay are in abundant supply in the area around the new

town, making a sound location for enterprises. Additionally, the master plan

proposed two more projects, producing prefabricated elements of reinforced

concrete and pre-mixed concrete. It was argued that these two projects would

raise the efficiency of the construction programme.

In terms of quarrying activities, the master plan proposed the establishment

of several small and large quarries which would be mechanically equipped. They

would supply not only the construction sector but also the proposed long term

building materials industry. It was projected that the quarrying activities would

create some 900 jobs by 1990. Additionally, 100 employment opportunities would
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be created in quarrying by the year 2005, to enable it to satisfy the needs of the

basic chemical industry.

The wood-working industry was primarily planned as an industry supplying

parts such as doors and windows to the construction industry, as well as all types

of furniture to the population of New Ameryiah City. It was predicted, moreover,

that in later development stages, it would develop into a basic industry supplying

the needs of other areas in Egypt. It was proposed that this industry would create

about 600 jobs by the end of the second stage development.

2- The need to attain a balance between demand for male and female labour force

suggested that priority should be given to textile, clothing and leather industries.

Textile factories need female labourers and their establishment would improve the

work opportunities for women and hence their readiness to migrate to the new

town. Additionally, the presence of large labour-intensive textile complexes in the

Alexandria region would give New Ameryiah City a chance to attract branches of

these firms as well as related textile and clothing activities. The textile industry

was expected to employ some 3,700 workers by 1990.

Moreover, the clothing and leather industry was to be established as an

export industry to the Western European countries through joint ventures with

European entrepreneurs. The master plan documentation emphasised the importance

of the middle and higher quality garments and fashion goods. In the field of leather

working, it was recommended that special attention should be given to sportswear

and sports leather articles. Such projects would, by 1990, provide about 2,100 job

opportunities. This would bring the total employment to be created by the textile,

clothing and leather industries to about 5,800.

3- The chemical industries were to be introduced in 1990, ten years after

designation, because they need costly preparatory investigation, a developed metal

products industry and an expanded labour force to support them. For intermediate
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chemical products the master plan proposed that a combination of local raw

materials (such as limestone, salt produced from the sea water and petrochemical

products available some 30 km. from the new town) would encourage first phase

production of salt, chlorine, soda ash, polyethylene and polypropylene. The

chemical complex would employ some 7,000 workers by the year 2005 and would

require a site of 1 ,200 hectares.

The light chemical industry recommended in the master plan would involve

paint resins, paints and varnishes, ink, pharmaceutical products and cosmetics. It

was proposed that this industry would be developed through joint ventures with

international, reputable entrepreneurs.

4- The food and beverage industry was considered partly as a population servicing

sector and partly as a basic sector. The basic industry element is based upon the

processing of the agricultural products of the surrounding 220,000 hectares of

reclaimed land.

The agro-industries in the town, which represents a significant part of the

food industry proposed, were expected to process about 208 tonnes of agricultural

products by the end of 1985. The amount processed would increase to 330,000

tonnes by the end of the second stage development and would reach 574,000 tonnes

by the year 2005. These agro-industries were expected to employ some 500

workers by 1985, 800 workers by 1990 and ultimately 1,700 workers by the

year 2005 (Table:7-8).

5- The printing and packaging industry was to provide for other industries

operational in the new town. It was argued that the production of such materials

and the packing of consumer goods in many cases needs female labour, so the

development of this industry would help in attaining a balanced male/ female labour

force. Possible products to be made by this industry would depend on the types of
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Product	 1985	 1990	 2005

Wheat	 26	 39	 62.5

Soyabeans	 21	 31	 50

Milk	 120	 200	 360

Beefmeat	 6	 8	 12

Sheepmeat	 20	 30	 60

Poultry meat	 1 5	 22	 3 0

Total	 208	 330	 574.5

00O tonnes

Table 7-8: New Ameryiah City projected development of agro-industries

Source: ILACO, 1978.

demand created by other industries. It was projected that this industry would

employ some 800 workers by 1990.

6- The plastic and rubber working industry produces a very wide range of articles.

The master plan documentation made a distinction between custom-made articles

which are produced to order, according to the specification of other industries, and

articles sold as consumer goods. The production of the first type, it was pointed

out, would depend on the industry having specialised knowledge regarding the raw

materials to be used and the forming technology. In terms of input materials, the

master plan recommended the use, in the early years, of the plastic originating

from the petrochemical complex to be established in Ameryiah-East. In later

stages, plastic forming plants in the new town would use other imported raw

materials as welt. By the end of the second stage development, it was projected

that some 600 workers would be employed in this industry.

7- The metal-electro industry is the combination of the metal working industry and

the electro-technical and electronics industry, It was suggested that its

development of a wide range of goods would diminish Egypt's dependency upon
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imports of such products. It would involve metal working such as casting, turning

and pressing as well as factories specialised in the production of chemical plant and

equipment, pipelines and tankages. Other proposed projects included the

manufacture of domestic appliances, machinery and transport equipment as weti as

plant for the electro-technical industry. The metal working industry, it was

argued, is labour-intensive and requires a large number of semi-skilled workers

which makes adequate vocational training indispensable. It was proposed that, by

1990, the metal-electro industry would provide about 5,100 job opportunities,

which could be filled by semi-skilled as well as highly skilled workers.

Industries	 1980-1985	 1990	 2005

number %	 number %	 number %

FoodandBeverage	 500	 6.5	 1,500	 8.4	 5,900	 9.9

Textile	 1000	 12.7 3.700	 20.8	 10,000 1 6.8

Clothing and Leather	 700	 8.9	 2,100	 11.8	 5,900	 9.9

Wood Working	 300	 3.8	 600	 34	 2,000	 3.4

Printing andPakaging	 300	 3.8	 800	 4.5	 2,500	 4.2

RubberandPlastics	 200	 2.5	 600	 3•4	 2.500	 4.2

Chemicals	 --	 --	 7.000	 11.8

Light chemicals	 --	 --	 2,000	 3.4

Building materials	 2,000	 25.3 2,500	 14.0 2,000	 3.4

Metallectro	 2.100	 26.6 5.100	 28.7	 17,500 29.5

Airport free-zone	 --	 500	 0.8

Quarrying	 800	 10.1 900	 5.0	 1,000	 1.7

Total	 7.900	 100	 17,800 100	 59,300 100

Table 7-9: Industrial employment projection in New Ameryiah City

Source: ILACO, 1978.
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production services share of jobs would not exceed 5% or 1,000 jobs. However,

the master plan argued that for New Ameryiah City to be self-contained from the

very beginning, a higher employment share needed to be considered for these

services. Yet, the projections were that by 1 985 only 700 workers would be

employed in the production services in the town, which means that the new town

residents would have to depend heavily on Alexandria to meet their needs for such

services. The master plan gave no grounds for such a low projection.

1985	 1990	 2005

Household services:

Education	 1,000	 2,600	 9,000

Health	 600	 1,100	 4,000

Trade	 750	 4,300	 23,500

Cultural, recreational & other public services	 350	 2,000	 13,5000

Sub-total	 2,700	 10,000 50,000

Production service:

Banking&insurance	 1	 400	 4,500

Transport&communication	 1700	 2,700	 9,500

Adminstration	 -'	 900	 6,000

Sub-total	 700	 4,000	 20,000

Basic services:

University	 600	 1,500	 4,000

Tourism	 --	 500	 2,500

Airport	 --	 --	 1,500

Sub-total	 600	 2,000	 8,000

Total	 4,000	 16,000 78,000

Table 7-10: Service employment projection in New Ameryiah City

Source: ILACO. 1978.
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By the year 2005 the basic services( 4) were expected to employ only

8,000 workers, representing 5% of the total employment in the new town. Some

4,000 workers would be in university services, 2,500 workers in tourism

activities on the north west coast and 1,500 workers in the proposed airport

(Table:7-1 0).

Construction:

The construction programme for the New Ameryiah City would involve the

construction of a wide range of building property needs as well as their subsequent

maintenance. The construction labour force was expected to dominate the

employment structure by the end of first stage development in 1985 with about

half of all employment. The relative employment share of the construction sector

would subsequently decline till it would drop ultimately to about 8% of total

employment. It was suggested that in the beginning mostly large contractors would

be engaged in the new town development, but later medium and small contractors

would also be present in the new town.

The number of construction workers in each stage was calculated by using

the expected productivity in the sector and the construction costs per house and

workplace. It was estimated that about 9,300 workers would be employed by the

end of first stage development, of which 4,100 would be in housing construction,

5,000 in factory and commercial construction and 200 in maintenance tasks.

Ultimately, the number of construction workers in the housing sector would reach

5,400 and the maintenance workers would increase to 2,260, while the number of

construction workers to be involved in industrial and commercial building

operations was expected to stay at 6,000 workers (Table:7-11).

(4) Basic economic activities are the activities that sell their output to buyers who
live in other cities, towns or regions. As for the non-basic activities, they are the
economic activities that serve the town itself (Armstrong, 1985).
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Construction activities 	 1985	 1990	 2005

Housing	 4100	 4,800	 5,400

Workplaces	 5,000	 6,000	 6,000

Maintenance	 200	 620	 2,260

Total	 9,300	 11,420	 13,640

Table 7-11: Construction employment projection in New Ameryiah City

Source: ILACO, 1978.

2- New Amerviah City achievements

By 1990, the employment provided in the new town reached about 2500

employees, or 5.6% of the projections for all employment opportunities for 1990.

These opportunities were mainly provided by the industrial sector, which managed

to achieve about 14% of its projected target. As for the service activities, it was

found that none of the services planned for the town were operational, except for a

couple of shops serving the very limited number of residents in the town. In the

construction sector, the actual number of workers was very difficult to determine

(see p.221). It could be argued, as was the case in other new towns, that the

number of construction workers was far less than planned, as the construction

activities were lagging behind targets.

By 1990, the industrial employment in the new town reached a total of

2,507 employment opportunities, representing 11 .6% of the projected industrial

employment for 1990. These employment opportunities were distributed amongst

various industries as follows:

1- There were, by 1990, about eleven plants manufacturing building materials in

the new town, producing sand, lime and cement bricks and tiles. They provided

some 350 jobs, which accounted for 14% of the employment target set for this
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industry for 1990. But the two projects proposed to produce prefabricated

elements of reinforced and pre-mixed concrete were not established.

In regard to the wood-working industry, there were six plants operational

in the town. They provided about 388 jobs, which means that it has marginally

exceeded its projected employment. As for the quarrying activities, it was found

that only one firm had been allocated a site in the town by 1987. It was expected to

employ some 24 workers, but there was no information available as to whether

production had started or not.

2- The textile, clothing and leather industries were found to have some 518

workers, employed by four firms, representing 14.0% of the estimated

employment for this industry.

3- The chemical industry was not expected to start production until after 1990,

but it was found that six plants were already operational in the new town,

providing 218 jobs. These firms were mainly involved in light chemicals

production, such as paints, varnishes, and detergents, with one plant producing

salts and acids.

4- The food and beverages industries had only four plants operational in the town.

These plants provided about 208 jobs, accounting for 13.9% of the projected

emp(oyment (or (fits industry.

5- The printing and packaging industry has provided a total of 256 jobs, compared

with a projected level of about 800, therefore achieving about 32% of the target

set for 1990.

6- In relation to the plastic and rubber working industry, by 1990 there was only

one plastic firm operational in the town. It employed 30 workers, representing no

more than 5% of the target for this industry.
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7- In terms of the metal and engineering industries, there were five metal-working

plants operational in the town, employing a total of 275 workers. It was found,

moreover, that no electronic plants were operational in the town. This means that

the metal-electro industry has achieved no more than 5.4% of its employment

target (Figure:7-4).
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Figure 7-4: Actual and projected industrial employment in
New Ameryiah City - brakdown by industrial sector.

Source: ILACO 1978 and MHNCU, 1990.
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a-	 dat City

1-	 nned economic activities

The economic development of Sadat City was planned on the assumptions

that:

1- A number of national government functions are to be relocated in the town;

2- The town is to act as a regional service centre; and

3- The town is to depend upon the iron and steel industry and related metallic and

mechanical industries for its industrial development.

By the end of the first stage development (1980), the new town would

provide a total of 25,000 employment opportunities. The total number of jobs

would, by the end of the second stage development (1985), double to reach

50,000, accounting for about a third of the ultimate employment target for the

town. During the third development stage a further 30,000 job opportunities were

to be provided, to reach a total of 80,000 by 1990. By the year 2000, an ultimate

target of 165,000 job opportunities was to be met.

As before, the employment opportunities to be created in the first stage

development would be mainly in the construction sector, which would provide

5,000 jobs, representing 60% of the total jobs to be provided at this stage. The

remaining 10,000 job opportunities were to be divided equally between the

manufacturing industry and the non-basic services. At the second stage

development the number of workers in the construction sector would remain

constant, which means that its relative employment share would decrease to about

30% of the total projected employment. Manufacturing industry and the non-basic

industries would provide equal employment opportunities, with 15,000 job
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opportunities each. The provision of basic services, meanwhile, would begin in the

town with 5,000 employment opportunities by the end of this stage.

In the third stage development, the manufacturing industry would dominate

a relatively larger employment share with 30,000 job opportunities, representing

37.5% of the projected employment, compared with 25,000 and 10,000 in the

non-basic and basic services, respectively.

The number of workers to be employed in the construction sector would

remain the same, but with a relatively smaller employment share of 18.75%. In

the fourth stage development, the manufacturing industry would still represent the

largest sector in the town with 39.1% of the projected employment. The non-basic

services, meanwhile, would provide 38,000 jobs, accounting for 33% of the

projected employment, whereas the basic services were to create 15,000 job

opportunities, representing 13.1% of the projected jobs. The construction sector

would, by the year 2000, increase the number of workers it would employ to

17,000 workers, but its employment share would continue to decrease to 14.8%.

In the fifth and final development stage, the employment shares of

manufacturing industry and the non-basic services would each reach about 36.4%

of total employment. Employment in the basic services would continue to grow to

reach an ultimate target of 25,000, accounting for 15.2% of total employment.

Similarly, the construction sector would create a further 3,000 employment

opportunities, to reach a total of 20,000, or about 12% of total employment

(Table:7-1 2).
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Manufacturing industry:

In its attempts to coordinate the national industrial development efforts and

industrial development in the town, the master plan based its proposed industrial

development on projects recommended or approved by the Ministry of Planning for

establishment in the country as a whole. Accordingly, the master plan projected

that the industrial sector to be developed in Sadat City would include the following

activities:

1- The iron and steel industry was considered in the master plan, as an

extremely important element of critical development mass " and was intended to be

totally operational by the early 1980s. Other related industries were to be located

in the new town. These would include feeder industries for iron and steel, e.g. steel

consuming industries and engineering industries such as steel casting and malleable

iron castings.

It was projected that by 1985 the iron and steel industry and other metallic

industries would provide about 6,000 job opportunities and as many as 30,000

jobs by the year 2000. This means that it was to be developed as a dominant

industry which would create 40% to 50% of the planned industrial development.

2- The development of a transport equipment industry in Sadat City was expected

to include the construction of a bus manufacturing plant with a production capacity

of 3,500 buses per year. The master plan also recommended the establishment of a

joint venture plant for motor car production as well as trucks, tractors and diesel

engines, It estimated that the transport equipment industry would provide 1,300

jobs by the end of the second stage development in 1985. In subsequent stages, it

was expected to provide 3,200 jobs by 1990, to increase to 5,800 by 1995 and to

reach an ultimate target of 9,000 by the year 2000.
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3- The master plan also proposed the establishment of industries concerned with

paper products, e.g. the production of office supplies, household products and

printing and packaging. It, nevertheless, argued against the development of a paper

pulping operation in the town, despite the availability of water, as such an industry

would need to be located near a major port since the pulp is imported. By the end of

second stage development in 1985 the paper products industry was expected to

provide about 400 employment opportunities, to increase to 800 by 1990 and to

1 ,800 by the year 2000.

4- In terms of the textile industry, the master plan proposed the development of

spinning and weaving plants as well as a finishing plant. It also suggested that the

manufacturing of ready made garments, which is a labour-intensive activity, could

be located in the new town. It was estimated that about 7,300 job opportunities

could be created in the textile industry, by 1990.

5- The non-metallic industries, which include chemicals, building materials, plastic

and leather, were to provide 5,000 job opportunities by 1990, representing 16.7%

of the total industrial employment at this stage. In relation to the chemicals

industry and depending on possible natural gas sources in the area, the master plan

proposed the development of a light chemical plant to produce ethylene, ammonia,

urea and ammonia sulphate in addition to other gases. Additionally, purification

activities were proposed to utilise the salts occurring at Wadi-el-Natroun. These

would mainly produce sodium chloride, sodium sulphate, sodium carbonate and

possibly magnesium salts.

Also recommended was the development of intermediate chemical activities

for the production of glass using the white sands available in Wadi-el-Natroun.

Other intermediate chemical products, it was suggested, could be also utilised in

petroleum refining, the textile and the paper industries. Other proposals were that
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the new town could accommodate plants that would produce paints, varnishes, oils,

solvents, food additives, perfumes and rubber products.

In terms of the building materials industry, it was proposed that cement

pipes as well as porcelain products could be established in the new town. It was

also suggested that plants which might use the clay and white sand deposits at

Wadi-el-Natroun could provide the construction sector in the new town with bricks

and glass. Finally, a plant to prefabricate housing units was planned for the new

town, as part of a strategy of supplying low cost housing.

The plastic industry proposed for development in Sadat City was expected

to include the use of polyvinyl chloride, either in rigid or flexible form, for

electrical components requiring insulation, floor covering, packaging, travel goods

and footwear. The plastic industry would also use high density polythelene for

household, industrial and medical articles, film and sheet, and large blow

mouldings. Additionally, the master p'an proposed the use of phenolic resins to

manufacture electrical components, appliance parts, handles, telephone equipment,

laminates and chipboard.

For the leather industry, the master plan proposed the construction of a

tannery in Sadat City, to process imported hides for use in the leather industry in

Egypt, particularly Cairo. The master plan argued, however, that as the water

requirements of a tannery are heavy, the installation of a tannery might constrain

the extension of the basic iron and steel complex if the ground water reserves

prove to be limited. Subsequent development of the leather industry would include

the production of consumer oriented articles, at the scale of large, integrated

industrial establishments and not small workshops.

6- In the case of the foodstuffs industry, the master plan recommended the

provision of poultry and meat products units. There would also be an edible oils

extraction and refining factory that would process the soyabeans grown
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experimentally west of Alexandria in the North West Tahrir province. It would be a

very large factory dealing with 2,000 to 3,000 tonnes per day for oil extraction.

The new town would also accommodate plants for dehydrating vegetables. The food

industry was expected to provide some 200 jobs by 1980, to increase to 1 .000 by

1985, then to 1,500 by 1990 and ultimately to 3,000 by the year 2000 (Table:7-

13).

Industries	 Stage (1)	 Stage (2)	 Stage (3)	 Stage (4)	 Stage (5)

1978-1980 1981-1985 1986-1990 1991-1995 1996-2000

Fcxd	 200	 1,000	 1,500	 2,000	 3,000

Textile	 2,200	 3,000	 4,000	 5,000	 6,000

Wood Workings	 100	 200	 300	 400	 600

Paperproducts	 --	 400	 800	 1,200	 1,800

Non-metallic	 1,500	 3,000	 5,000	 7,000	 9,000

Met. & mechanical	 1,000	 6,000	 1 5,000	 24,000	 30.000

Transport equipment --	 1 .300	 3,200	 5,800	 9,000

Miscallaneous	 100	 200	 400	 600

Total	 5,000	 15,000	 30,000	 45,000	 60,000

Includes chemicals, building materials, leather and plastics

Table 7-13: Industrial employment projection in Sadat City

Source: Sabour, 1980

Basic service activities:(5)

It was suggested that one of the main causes of the growth of Cairo is that

the vast majority of government employment is located there. Therefore, in order

to curtail the growth of Cairo, the master plan of Sadat City proposed that certain

service activities should be located in the new town. After examining various

service activities, it concluded that the potential for relocation could involve such

central government functions as higher education, research, communication,

recreation and regional government services. As these service activities have a

(5) For the definition of basic and non-basic economic activities see p.241.
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catchment area which is often the whole of the country, northern Egypt or at least

the western half of the Delta, they are considered as suitable basic activities for

Sadat City. But a potential difficulty would be to convince white collar employees

to move to a new town in the desert. Yet, the central government functions could,

when the new town reaches a population of 500,000, provide as much as 16,000

government jobs, which would account for 64% of the total employment in the

basic services and 15.2% of the overall employment in the new town. Other central

government functions to be relocated in the new town could include departments and

agencies or organisations concerned with non time-critical activities such as tax

revenue and research facilities. They could also involve specialised sub-groups

with no direct link to the central function of government, such as commerce, in

addition to departments and organisations that deal with internal government

affairs, for example, health and education.

It was estimated that the basic activities would create some 250 jobs by

1990, then increase steadily with the employment of the new town to 25,000 jobs

by the year 2000. It was proposed that the expanding central government

functions, which might be located in the new town instead of Cairo, would create

about 5,000 jobs in the first ten years.

In addition to accommodating central government functions, Sadat City was

planned as a possible capital of a new governorate and as a regional centre to serve

that part of the Delta region and the Western Desert. If implemented, such

proposals would further enhance Sadat City as a place to live in, strengthen its

economic base, and by the year 2000, could provide a further 5,000 job

opportunities in regional, administrative and governmental affairs.

In terms of higher education, the master plan of Sadat City recommended

that new educational institutions should be established in locations where new

technologies and solutions pertaining to Egypt's special problems could be
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developed. It proposed the establishment, initially, of a university branch that

would develop into a major university and a technical college. This would provide

about 700 job opportunities which could serve a student population demand of

between 10,000 and 15,000 students for a town of 500,000 inhabitants. In

addition to these educational institutes, the master plan recommended the

development of research institutes which could specialise in arid-agriculture,

desert development, reclamation and solar energy. They could also specialise in

health problems as well as vocational training of middle-management and skilled

and unskilled labourers. These research units could provide about 300 job

opportunities when the town reaches its population target of 500,000 inhabitants.

The provision of the research and the higher education institutions by the Ministry

of Education, it was suggested, would assist in attracting professionals to the new

town.

In order to improve the construction industry, particularly in training

workers and improving techniques to reduce construction costs, a construction

centre was proposed. It was recommended that the establishment of the centre

would begin as soon as the development of the new town started so that it would be

completed by 1985.

A new communication centre, which would provide telephone, telegraph and

telex services was proposed for Sadat City as a long term development, with some

initial development to be undertaken by 1985. Finally, a recreational park, which

would include a historical village, a crafts village, a zoo, an Arab world complex

and a "leisure land" was also proposed. It was recommended that it would be

funded, planned, designed and operated through joint venture concessions with the

private sector (Table:7-14).
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Non-basic services:

The share of employment in non-basic service activities would be expected

to grow broadly parallel to the growth of the new town population. It was expected

that certain elements, such as commercial development, would initially lag behind,

whereas other public facilities would grow with the population. The non-basic

services were proposed to employ some 5,000 employees by the end of first stage

development, increasing to 15,000 employees by 1990. Subsequently, the figure

would increase with a diminishing rate until it would reach 60,000 employees by

the year 2000.

The non-basic service activities planned for Sadat City, involve commerce,

wholesaling and retailing, transport, communication and utilities, community

facilities in addition to other services. Initially, most employment opportunities to

be provided in non-basic services would be created in community facilities and

transport and communication and utilities with shares of 40% and 28% of

projected employment in non-basic services, respectively. Wholesaling, retailing

and other services would provide 700 employment opportunities each, representing

14% of the job opportunities in non-basic services by 1980. Commerce, however,

would provide only 4% of the employment in non-basic services. By the year 2000

the dominance of employment in the community facilities and transport,

communication and utilities would disappear as they would be complemented by

wholesaling, retailing and the development of other services.

A number of professional services were expected to be provided in the new

town, through professionals such as lawyers, accountants and engineers in private

practice. The number of those professionals in private practice was not expected to

expand at a rapid rate. It was assumed that there would be one professional

lawyer, accountant, engineer and private doctor for every 3,000 to 5,000 persons
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in the town. This would result, it was suggested, in some 100 to 150 professional

offices, employing a total of about 500 to 750 persons.

In terms of tourism, the new town was not considered to have any

substantial tourist potential, other than the proposed recreational park. A few

hotels, which wou'd employ no more than 300 emp'oyees, were proposed to

accommodate business travellers. Generally, it was estimated that approximately

1,500 persons would be employed in the formal commercial sector, and that the

informal commercial employment would be broadly comparable. This means that the

overall employment in the commercial sector would be about 3,000 employees.

In terms of wholesale and retail trading, the new town as proposed would

have about 125 employees working in formal (official) wholesale establishments to

serve a population of 500,000. In addition to the formal wholesalers, the master

plan projected that some 50 private wholesale stores, generally small-scale

operations oriented to serve localised markets, would be located in the town.

The retailing activities planned for Sadat City involved departmental stores

and government food stores as well as private retailers. The master plan proposed

the development of about 45 formal stores in the town, expected to employ some

2,000 employees by the year 2000. The remaining 20 would be engaged in food

sales. For the private retailing sector, including peddlers, the master plan

estimated that about 12,000 persons would be employed in the new town.

In addition, Sadat City was to accommodate wholesaling and retailing

facilities which would serve the surrounding region. The extent of these activities,

however, was not closely defined because of the uncertainty associated with

regional development around the new town, but it was estimated that this sector

would employ some 500 workers. It was suggested that the future long-term

development of Sadat City as a significant regional centre could cause this
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employment figure to rise, and it might then be more accurately described as basic

employment.

Transportation would, it was projected, require around 6,500 employees in

auto, bus and rail related industries, such as sales, repair and service stations.

Additionally, it was suggested that some 6,200 persons would be employed in

communication facilities and the utilities sector would create some 12,700 jobs

when the new town reaches a population of 500,000. Other services, which include

numerous small unstructured services such as casual recreation, would employ

about 14,000 persons by the year 2000. The community facilities which include

public services, education, health and welfare, cultural and open space, would

employ about 16,300 persons (Table:7-15).

The employment in community facilities and transport, communication and

utilities, it was suggested, would broadly grow in line with the growth of

population. The growth in commerce, wholesaling, retailing and other services

would lag behind the growth of population but would maintain their relative sizes

throughout the development period.

Construction:

The construction sector of Sadat City was expected to be a major task in

the first ten years of the new town's development. Employment in the construction

sector was, therefore, expected to dominate the employment structure of the town

during the first stage development with 15,000 workers, representing 60% of

total projected employment in 1980. The employment in the construction sector

would subsequently remain at 15,000 workers until the end of third stage

development in 1990, but with a decreasing relative share of 30% of total

employment by 1985 and 18.8% by 1990. In subsequent stages, the employment in

the construction sector was expected to increase to 17,000 empldyees by 1995,
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then to 20,000 employees by the year 2000, which would account for 14.8% and

12% of total employment projected for these years, respectively.

2- Sadat City achievements

Manufacturin g industry:

The industrial sector developed in Sadat City provided a total of 4,445 jobs,

or 14.9% of industrial employment projection for 1990. The employment structure

of this industrial sector developed in the new town was found to involve the

following industries:

1- Although an integrated iron and steel plant was provisionally approved within

the five year National Development Plan 1976-1980, the industry has not been

established and this proposal, as well as the proposals for related industries, was

shelved for no apparent reason. This meant a real set back for the development of

Sadat City. Nevertheless, it was found that there were four plants in the new town

which were producing metal products, of which two made aluminium goods, one

provided spare parts, while the fourth made metallic castings. There were 629

workers employed in the metallic industry in addition to 562 workers in the

engineering industry, bringing the total to about 947 workers, or 7.9% of its

projected employment for 1990.

2- None of the transport equipment industry proposals have been implemented.

3- The paper products industry was found to have only one plant operational in the

town, employing only 32 workers, accounting for 4% of the projected employment

for this industry.

4- By 1990, the textile industry had a total of 1,050 jobs, representing about

26% of its projected employment. The textile industry had seven plants operational

in the town, involved in colouring and finishing, knitting and carpet manufacturing.
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5- By 1990, the non-metallic industries had provided 1,553 job opportunities, or

31.1% of its target. The building materials industry employed 632 workers in

eleven plants, manufacturing cement, sand and sandstone bricks as well as a plant

engaged in the production of prefabricated housing units. The chemical industry had

629 workers employed in twelve plants involved in the production of liquid gases,

detergents, cosmetics and paints and varnishes. The remaining 292 jobs were

provided by the plastic industry, which had ten plants engaged in manufacturing

footwear, toys, bags and buttons.

6- The food industry was found to have provided only 474 jobs, accounting for

35.1% of its target employment for 1990. These jobs were provided by nine firms

producing milk and meat products (Figure:7-5).

Basic services:

In order to accommodate the ministries and government agencies, that

would move to the new town, a ministerial complex costing some £.E. 6.9 million

was established by 1986. Yet, since its completion it has not been used, as none of

the ministries or government agencies from Cairo would agree to move to the new

town. This was found, by a later opinion poll, to be due to the refusal of the

majority of the white collar employees to leave Cairo to live in the new town. This

raises the question as to why, despite the master plan's admission of possible

difficulties in persuading white collar employees to move to Sadat City, such an

opinion poll was not carried out as part of the master plan study?

Additionally, it was found that no steps had so far been taken that would

allow Sadat City to carry out its proposed regional, administrative and

governmental functions. In terms of higher education institutes, it was found that

only an experimental farm belonging to the American University had been

established to undertake researches on arid-agriculture and land reclamation.

Otherwise, none of the planned educational units and research institutes were
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established in the new town. As for the telecommunications centre proposed, it was

found that a communication building, with a total capacity of 20,000 telephone

lines, was established on the central spine of the town. Overall, it was found that

the provision of basic service activities in Sadat City have been significantly poor.

Non-basic services:

It was found that of the commercial services planned, the first stage of an

hotel was constructed, comprising fifty-six rooms and one suite together with

amenities, which include a restaurant, cafeteria, a launderette, with a capacity to

meet future requirements of the second stage, when the number of rooms would

reach three hundred. But, none of these facilities have yet been operational because

of the absence so far of any demand for such services in the new town.

A four-storey rental office building was built between the city hail and the

hotel. The ground floor of the building was allocated to the Bank of Housing and

Reconstruction and the three upper floor included twenty-four office areas to be let

speculatively for various activities the new town might require. Although the

ground floor was allocated to the bank, it has not yet begun operating. It should be

mentioned that the bank belongs to the MHNCU which is also responsible for new

towns development. This relationship could raise the question; did the bank acquire

this space to serve possible customers, if any, or was it a political move by the

Ministry to show that the new town was progressing in matters other than merely

constructing buildings? It was also found that other than the hotel and the office

building, none of the commercial services proposed by the master plan have been

established.

No accurate figures were available about the employment opportunities

created in community facilities, retailing and wholesaling transport, communication

and utilities, but it is believed that in reality, there have been very few, if any,

jobs created in the new town by these services.
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Construction activities:

The employment opportunities provided by the construction sector were

very difficult to determine (see p.221). Yet, it could be suggested, as the

construction process was lagging behind its targets, that the actual number

employed was less than projected
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Figure 7-5: Actual and projected industrial employment in
Sadat City - brakdown by industrial sector.

Source: SAbour, 1980 and MHNCU, 1990.
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e- ppreciation: the new towns overall

All the new towns investigated were found to be lagging far behind their

employment targets. Concerning industrial development, except for the Tenth of

Ramadan which has achieved a reasonable level of success with the attainment of

about 70% of its industrial employment targets, all were found to be lagging badly

behind their industrial employment projections. It was also found that the new

towns have failed to achieve the integrated and balanced industrial structures

proposed in their master plans. It can be argued that the master plans' predictions

were too precise and too detailed, because total control is not possible within a

mixed economic system as is the case in Egypt. There is no clear documented

indication of the basis on which the planners of the Egyptian new towns managed to

provide such precise and very detailed predictions. It can be argued, furthermore,

that the development authorities cannot be expected to be able to be selective about

the type, size and capital invested in projects put forward by the private sector

for establishment in the new towns in the early stages of their development.

Rather, the development authorities would be likely to accept almost all the

industrial projects seeking permissions to operate in the new towns. Thus, it can be

argued that the precise projections of the nature and size of the projects to be

established in the new towns lacked any sense of practicality.

The service, construction and the tourism activities were found to be

almost absent in all the new towns examined. This means that all the new towns

investigated were, in different degrees, tagging behind in achieving their

employment targets. The following section, therefore, is devoted to the apparent

problems and obstacles affecting the new towns economic development.
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1- Difficulties confrontin g the economic development of the new

towns

The new towns have singularly failed to achieve the employment projections

made in their master plans and are trailing far behind the employment targets set

for them. This failure could be attributed to a number of reasons.

1- Bureaucratic hurdles and the large number of permissions required:

Entrepreneurs are asked to obtain a series of official permissions to set up their

firms in the new towns. For instance, the Sixth of October NTDA, intending to

assist investors, has prepared thirteen forms to be filled in at various stages.

They range from a request for obtaining industrial land in the town, the approval of

the Public Investment Authority, a request for a permission to construct the plant,

a request to operate the plant, to requests for connecting electricity, water and

sewerage. Moreover, the investors not only have to deal with all these forms but

also have to deal with a variety of authorities located in different regions.

2- Bottle-necks in the prior provision of infrastructure and amenities: Delays in

beginning production in the new towns were also caused by the investors being held

up by bottle-necks in infrastructure and utilities supply. This was more obvious in

New Ameryiah City, where the industrialists had to use their own electric

generators to operate their plants because of the absence of electricity until the

mid 1980s. Even then they have been taken aback by the large bills they have had

to pay to connect to the electricity network. These have run into hundreds of

thousands of pounds. Consequently, it was found that some firms, not only in New

Ameryiah City but also in the Sixth of October, were still using their own

electricity generators to provide the electricity they need. Simiarly, the

industrialists and businessmen in New Ameryiah City stated that there were no

telephone facilities in the town until 1988, when they complained about the lack to

the President, who was visiting the town. Immediately afterwards the NTDA, under
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orders from the President, installed telephone facilities for the firms who asked

for them.

3- The new towns have failed to achieve their planned economic base strategies

through failing to promote and facilitate the establishment of the planned industrial

structure. Such failure can also be attributed to the control powers and the

procedures adopted by the NTDAs for approving the setting up of any firm in the

new towns. According to these procedures, private investors are not allowed to

invest in certain industries. Their establishment is either forbidden (such as the

case of industries with high power consumption like the electric heaters industry)

or is reserved to be carried out by public agencies only (such as the monopolistic

steel industry). Other than these public sector industries, private investors can

invest in any type of industry and not necessarily only those planned for each new

town. The procedures do not give any priority to achieving the planned mix of

industries, rather they focus upon the immediate financial returns from selling

industrial land. In the cases of excess demand for industrial land, it was found that

they would give priority to the firms that could afford to pay all or most of the

price of the land in hard cash.

4- Other economic activities planned for development in the new towns were found

to be not only way below targets, but completely absenL This is attributed to the

development authorities over-emphasis on industrial development as the sole means

for developing employment potential in the new towns. In relation to community

facilities, which should be developed parallel to population growth, the resulting

small number of inhabitants living in the new towns meant that these facilities

were only marginally developed, particularly where their supply was perceived to

be the function of the private sector.

5- Finally, the new towns, even with extensive incentives such as cheap land and

tax reliefs, cannot be seen as independent entities which have nothing to do with
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the overall national economic climate. Investors in the new towns are subjected to

the overall national economic climate in general and the current national, regional

and local economic difficulties in particular. These may range from local shortage

in, or low quality of raw materials, and to national importing and exporting

problems (see section: 6-2-2-d). In essence it would seem that to encourage the

new towns economic development, it is first necessary that the overall economic

climate should be improved and not vice versa.

7-4 Summary

The new towns in Egypt were designated to fulfil demographic as well as

economic objectives. Concerning the demographic objective of absorbing

overcrowded population from the traditiona' urban areas, the new towns

investigated were found to have failed totally in achieving the population targets

set for them. It was found that this failure could be due to the slow rate of

employment growth achieved by the new towns. The very slow population increase

could also be attributed to the mismatch between the prices set for renting or

leasing housing units in the new towns, the financial abilities of the workers

employed there and the renting occupancy system adopted, the ease of commuting

and also the absence of any form of social life in the new towns. Additionally, the

NTDAs were found to have delusions about the ability of any "new town" policy to

fulfil the actual objectives and priorities set, given the prevailing economic and

administrative context in Egypt.

The economic objectives set for the new towns included attracting existing

over-concentrated economic activities from older urban areas. The new towns

were found to have a limited effect on decentralisation efforts. The firms moved

were found to have done so due to a lack of space for expansion and the lack of

services and infrastructure in their original locations as well as the unsuitability of

their original premises. It was also found that most of the premises vacated by the
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firms which moved to the new towns were used for industrial activities similar to

those of the former occupants. Therefore no gain occurred to the exporting city

which remained as over-crowded as before. Such re-occupation was made possible

by the absence of any form of control over the vacated premises.

The new towns were also expected to encourage local and foreign

entrepreneurs to invest in the new towns' locations, mainly through the provision

of cheap land and tax reliefs. These incentives were found to be excessively

advantageous and seemingly were granted without any examination of the balance

between their costs and possible benefits. This led most firms to buy land at the

cheap prices offered, in access of their actual needs either for future expansion

(acceptable if intentional) or for speculation purposes (unacceptable in all

circumstances). As for the tax reliefs provided, it was found that they were

applicable to almost all economic activities operational in the new towns, without

any form of preferential treatment for desirable activities. The tax reliefs system

adopted was also found to suffer from a shortcoming which could lead to great loss,

to the public treasury instead of encouraging new investment to the new towns.

Overall, it was found that the firms which moved to the new towns were mainly

encouraged by the availability of cheap land, the generous tax reliefs provided as

well as the provision of an initially sufficient infrastructure and supply of basic

amenities. Almost all the firms interviewed were troubled by the large number of

permissions necessary to operate in the new towns and the unfavorable economic

climate in the country.

Additionally, the new towns were expected to assist in developing the

natural resources available in the desert regions. It was found that only New

Ameryiah City and Sadat City were located in regions with significant natural

resources to make this possible. As for the Tenth of Ramadan and the Sixth of

October, they were located in areas which had no significant natural resources.
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Finally, the new towns were expected to provide employment opportunities

through the wide range of economic activities to be developed there. To that end the

master plans of the new towns investigated provided precise and very detailed

future projections which, taking into account the mixed economic system adopted in

Egypt, proved to be groundless. Although all the efforts of the development

authorities were concentrated on industrial development, none of the towns studied

have managed to get any closer to achieving their industrial employment targets

than the Tenth of Ramadan with an exceptional 70% of its industrial employment

target achieved. As for the other new towns, the industrial employment

opportunities provided have only amounted to 37.8%, 11.6% and 14.9% of the

targets set for 1990 in the Sixth of October, New Ameryiah City and Sadat City,

respectively.

The slow rate of employment growth achieved by the new towns could in

large measure be attributed to the many formal permissions needed to operate in

the new towns. These permissions were to be obtained from a variety of

governmental agencies located in often distant areas of Egypt. Additionally, the

firms operating in the new towns were found to be held back by delays in the

evolution of basic infrastructure and amenities provision. Concerning other

economic activities proposed for development in the new towns, the signs were

that all the new towns investigated have failed totally to achieve any breadth in the

range and form of alternative activities. Also, if the new towns were to achieve

rapid rates of economic development postulated in their master plans, the overall

economic climate in the country would have had to improve dramatically over the

relevant periods. This did not occur and the consequences are obvious, as is the

inter-relationship between the political will to prescribe an end and the power to

marshal and control the resources to achieve that end.
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Chapter 8

The evaluation of the Eayptian new towns

in terms of theoretical characteristics

8-1 Introduction

Despite the indications that there is no agreement between town planners on

the precise nature and magnitude of the elements of the new towns, there is

general acceptance as to certain basic features that all new towns should have.

They include functional as well as physical characteristics. The functional

characteristics incorporate self-containment, both in terms of the provision of

employment and of facilities and services for the residents of the new town. They

also involve a balanced population in terms of age-structure, mate/female

distribution and socio-economic structure. Another characteristic of the new towns

is a sound economic base, which includes a variety of economic activities that have

growth and linkages potentials that can enhance the economic as well as the

demographic development of the new town. Finally, the development of a new town

is to be sponsored by a single authority that can ensure systematic implementation

of its plans and avoid the duplication of efforts (for more details see chapter:2).

Two principle physical characteristics of a new town, which should be

considered carefully, are the location and size of the town. Selecting a location for

a new town represents a very complex process that depends upon a wide range of

economic, demographic as well as physical elements. Furthermore, the optimum

size of a new town in terms of population and areal extent, must be justified on

economic and functional grounds.

The purpose of this chapter is to examine the Egyptian new towns in terms

of their functional as well as physical characteristics, in order to find the extent to

which the theoretical features have been achieved. It intends to point out the
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weaknesses as well as the strengths that can undermine or otherwise enhance the

possibilities of acquiring such characteristics.

8-2 Functional characteristics

8-2-1 Self-containment

The term self-containment has been referred to in most definitions of the

new town concept as one of the essential characteristics that a new town should

possess. It involves two meanings; the first refers to a need to provide a wide

range of employment opportunities for its residents and the second is related to the

provision of sufficient urban facilities in the town, so that it would neither be

dominated by, nor place undue demands upon, the infrastructure, services and

employment provision of other cities.

These two interpretations of self-containment, it was found, were also

referred to as desirable features for Egyptian new towns. For instance, the master

plan of the Tenth of Ramadan states that:

(the new town) is an independent industrial city and not an extension to

any existing residential area. It is an integrated city with its own public

utilities, services, housing and industry."

The Sixth of October master plan also points out that:

(the new town) is to provide at least 80% of employment

opportunities for its residents, in order to ensure its independence and

not to be a burden on its region."

Self-containment, as such, was considered not only as an ultimate target to

be achieved by the completion of new town development, but also as a feature to be

maintained during the whole period of such development. This was to be ensured by

ptanning the provision of a wide range of facilities and services, as well as
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forecasting employment needs for most of their inhabitants during all phases of

development.

As far as journeys to work are concerned, the new towns are no where

near achieving any degree of self-containment. Only 564 workers, or 12.4% of the

4,456 workers accounted for, were found to be residents in the new towns. The

remaining 3,993 workers, or 87.6% of total employees, were commuting daily to

their workplaces in the new towns (Table:8-1). This high rate was revealed for

both male and female workers, with some 3,461 males, or 87% of total male

workers, commuting daily. The rate for females was found to be even higher with

532, or 91.6% of total female workers, commuting daily to the new towns to

work. This slightly higher rate could be attributed, as suggested by a study carried

out in 1986, to the fact that the majority of the female commuters were single and

consequently had difficulties of a social nature in settling into the new towns by

themselves, particularly as the new towns were almost empty after working

hours.

The commuters were found to be travelling from nearby governorates, as

the nearer the town is to other residential areas the easier it is for people to work

in the new town and live elsewhere. The most substantial in-commuting flow was

found to be from Cairo, which is located relatively close to three new towns, with

2,009 workers, or 52% of the workers commuting daily. Alexandria represented a

significant source of in-commuting movements, with 1,137 workers, or 30% of

total commuters. The remaining 783 workers came from Sharkia and Behera

governorates. It was suggested that some of the commuters from nearby

governorates to the new towns were originally from Upper Egypt and moved to

those governorates so as to reduce the relative distance they had to commute daily

(Table:8-2).
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New Town	 Resident-in Resident-cut	 Total
no.	 %	 no.	 %	 no.	 %

	

ThelenthOfRamadari 142 10.8 1178 89.2	 1320 100

TheSixthof October	 157	 13.5 1007 86.5	 1164 100

New Ameryiah City 	 14	 1.2	 1168 98.8	 1182 100

SadatCity	 251	 28.2 640	 71.8	 891	 100

Total	 564	 12.4 3993 87.6	 4457 100

Table 8-1: Total resident-in, resident-out workers in the new towns

Source: The Field Survey, 1990.

New Town	 Caro	 Aiexandra Sharkia	 Behera	 Tota

no. %	 no. % no. % no - %	 no.	 %

ThelenthOfRamadan 629 61.1 -	 - 400 38.S -	 - 1029 100

The Sixth of October 1007 10.0 - 	 -	 -	 -	 -	 - 1007 100

New Ameryiah City	 -	 - 1137 97.3 31	 2.7 -	 - 1166 100

SadatCity	 373 59.7 -	 -	 -	 - 252 40.4 625 100

Total	 2009	 1137	 431	 252	 3829 -

Table 8-2: The origins of commuting workers

Source: The Field Survey, 1990.
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found would be attributable to the fact that the NTDA only started to hand housing

units to their potential occupants at the beginning of 1989.

The flow of in-commuting was found to be influenced by a variety of

factors. It was found that twenty-eight firms, or 50% of the firms interviewed,

failed to acquire housing units for their employees for a number of reasons.

Fourteen firms said that the high prices of housing was the only reason for not

acquiring such accommodation in the new towns. Two other firms indicated that the

high prices of housing and the tenure system, which requires that the worker who

leaves his job in the new town should also leave his rented accommodation in the

town, were behind their refusal to acquire accommodation for their workers.

Another problem, suggested by three firms, was that their workers did not want to

move and live in the new towns. This could be attributed both to the social and

family ties they have in their current place of residence, and to the lack of any

form of social life in the towns. Other obstacles confronting the firms, but which

were mentioned only once, were the high rate of turnover amongst employees, the

employees were too young, and finally that the particular firm was within easy

commuting distance (2-3 miles) from where their employees lived.

A second possible reason why there was a high rate of daily commuting

could have been the absence of any social fabric in the new towns. A third reason

cou?d be the separate provision of transport by the individual firms operating in the

new towns, which facilitated the daily trip to work and thus reduced the pressure

on the workers to move and live in these towns. This does not mean, however, that

such provision should be discouraged, rather, it should be seen as an essential

approach adopted by the firms in order to ensure a steady and stable supply of

workers.

In terms of the second meaning of self-containment, that is the provision of

a wide range of facilities and services, it was found that despite the huge sums



273

allocated for the provision and construction of the premises for such facilities,

these establishments were either scattered indiscriminately over large areas

within the new town or necessary services and facilities were not provided at all.

Where planned buildings were completed they were left vacant or used for purposes

other than those originally intended (see "evaluation" under section 5-3-1-a). This

abandonment of these establishments was due to the refusal of certain

governmental authorities to provide these facilities and services. This could be

attributed to the limited financial sources available to those governmental

authorities as well as to the very small number of inhabitants living in the new

towns. These conditions did not give the new towns the desirable image of

independent and self- contained communities, which in turn further deterred people

from moving to the new towns, and consequently increased commuting movements.

It could be concluded thus that the Egyptian new towns have failed to achieve any

degree of self-containment, in both of the meanings initially defined.

8-2-2 Demo g raphic balance

The term balance, which represents one of the basic features of the new

towns, involves three interrelated interpretations. The first relates to the age

structure of a new town population. The second interpretation is concerned with the

socio-economic structure of that population, which is dealt with here through

studying the educational status as a proxy for the socio-economic structure as no

socio-economic classification is employed in the Egyptian national population

census. The third meaning relates to the male/female distribution in a new town.

These three interpretations are dealt with in the following sections. The very

limited increase in the Egyptian new towns population has decreased significantly

the impacts of any form of imbalance, in all three interpretations. According to the

1986 census the population of these towns ranged between 8,537, 1,927 and 527

inhabitants in the Tenth of Ramadan, Sadat City and the Sixth of October,

respectively. While, New Ameryiah City had no population. The treatment of the
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issue of population balance, therefore, is more of a descriptive approach to the

conditions revealed in the new towns rattier than a comprehensive analysis. This

means that no definitive conclusions can be drawn from the study of the age

structure, socio-economic composition and male/female distribution of the

Egyptian new towns populations.

Aae distribution

In relation to the age distribution, the 1986 census shows that the

population of the urban areas in Egypt was dominated by the 0-15 years age group.

It represented about 36.3% of the total population. It was followed by the 15-25

years age group, which accounted for about 19.7% of the total population. This

meant that the population of less than 25 years of age accounted for about 56% of

the total urban population. The 25 -35, and the 35-45 age groups, meanwhile,

accounted for about 15% and 11.6% of the total population, respectively. The

percentage of those of 45-55 years and 55 -65 age groups were 8.1% and 5.3% of

the total population. Those aged 65 and over represented no more than 3.6% of the

total urban population.

The age distribution of the population of the new towns varied greatly from

the national structure as well as from one new town to another. In the Tenth of

Ramadan, the 0-15 age group was highly represented whh about 45.8% of the total

population. It was followed by the 25-35 and the 35-45 age groups with 16.8% and

12.4% of the total population, respectively. This meant that these two age groups

were marginally higher than the urban areas average. The 15-25 age group was

found to be under-represented in the town with only 11.5%. Similarly, as could be

expected, the 45 and over age groups were significantly under-represented with

only 6.4% compared with the urban areas average of 17.0% of the total population.

In the Sixth of October, which by 1986 had only about 527 residents, the

age distribution of its population was most imbalanced, with the 25-35 age group
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significantly over-represented with about 42.4% of the total population. The 0-15

and the 35-45 age groups were under-represented with only 29.3% and 5.1% of

the total population, respectively. The 15-25 age group accounted for about 17.2%

of the total population compared with the urban areas average of 19.7%. This age

group comprised 34 persons all of whom were female residents. The age group of

55 and over was under-represented with only 5.% of the total population,

compared with an urban areas average of 8.9%. The 45-55 age group, moreover,

was found to be totally absent from the new town.

In Sadat City, as in the Tenth of Ramadan, the 0-15 age group dominated,

representing about half the population. It was followed by the 25-35 age group

which accounted for about 23.6% , compared with the urban areas average of just

15%. The 35-45 age group represented some 8.3% of the population compared with

an urban areas average of about 11.6%. Other age groups were all under-

represented with the 15-25 age group accounting for 10.4% and the 45-65 group

representing 6.1% of the population. The 65 and over age group, moreover, was

found to be absent from the population age structure of the new town (Figure:8-1).

These figures are presented to provide a picture of the demographic circumstances

rather than statistical significance.

•b- Educational composition

The population distribution according to the educational status varied

between individual new towns and between the new towns and the country as a

whole. In regard to the later, according to the 1986 census, illiterate people

represented the largest group with 34.7% of total urban population. This, it was

suggested, was attributed to the high percentage of illiterate females, who

accounted for about 44.8% of total female population in urban areas. It was

followed by high school graduates, and those who can read and write, representing

some 31.4% and 25.5% of total urban population, respectively. The university
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graduates, meanwhile, have accounted for no more than 8.5% of the total urban

population.

In the Tenth of Ramadan, about half the population was equally divided

between illiterates and high school graduates, which was in both cases less than the

urban areas averages 01 31.4% and 34.7%, respectively. The percentage of people

who can just read and write was about 38.2% of total population, compared with an

urban areas average of 25.5%. University graduates, nevertheless, accounted for

about 12.2% of total population, which was higher than the urban areas average.

In the Sixth of October high school graduates were highly represented in the

town, accounting for more than half the population, followed by the illiterates who

represented more than a quarter, compared with an urban areas average of 34.7%.

Those who can read and write were found to be under-represented as they

accounted for about 17.5% of the population. The university graduates represented

only 4.6% of total population, which was less than the urban areas average of

8.5%.

Sadat City was similar to the Tenth of Ramadan in that the percentage of

illiterate people accounted for one quarter of the population, equalling the

percentage of high school graduates. This means that these two groups were under-

represented in the new town as comparable rates in the urban areas were 34.7%

and 31.4%, respectively. The people who can read and write accounted for about

30% of total population, compared with an urban areas average of 25.5%. The

university graduates represented 17.7% of total population, which was more than

double the urban areas average and the highest rate of university graduates in the

new towns investigated (Figure:8-2).



60

50

40

30

20

10

0

0

0
0
0

n Areas
enth of Ramadan
Sixth of October
t City

Age Groups

277

60

I::
20

10

0

Urban Areas
The Tenth of Ramadan
The SIxth of October
Sadat City

a,

a,

a,

-o
1

0

C

a,

-o

a,
a:
C

0

a,

V

0
0

U
(I,

L	 )	 to
C')	 U)

0
C

U)

Figure 8-1: Age distribution of the new towns' population in 1986.
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c- Male/female distribution

in relation to the male/female population composition in Egypt, it was found

that the proportion of male population ranged between 51.3% and 51.1% of total

population of the urban areas and the rural areas, respectively giving an overall

national average of 51.2%.

in relation to the new towns, it was found that only the Tenth of Ramadan

had a relatively more balanced maie/ female structure compared with other new

towns. it had a female population of about 3560 females, representing 41.7% of its

total population. The male/ female distribution of the population of the Sixth of

October and Sadat City were found to be dominated by male residents, who

accounted for 82.5% and 85.3% of total population of these new towns,

respectively (Figure:8-3).

Male	 Female

Male/Female Composition

Figure 8-3: Male/female distribution of the new towns' population in 1986.
Source: CAPMS, 1988.
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8-2-3 Economic base

For a new town to have a sound economic base, that is one that would

enhance and ensure its overall development, it was suggested that it should exhibit

economic diversity and contain economic activities with local linkages and

substantial growth potential. These three requirements are, therefore, discussed in

the following sub-sections.

a- Industrial diversification:

As discussed in chapter 3, there are a number of methods and measures

used to examine the industrial diversification of an area, and so determine whether

it has the essential mix to achieve economic stability. These methods include

measures entitled the National Average, Equal Distribution, the Minimum

Requirements and the Portfolio, It was concluded that the Portfolio measure was

reported to have the strongest explanatory powers, compared with other measures

available, but, because the use of the portfolio measure requires time-series data,

which was not available in the case of the Egyptian new towns, another measure is

to be employed. It was decided that the entropy measure is to be used, as it was

found to have performed better than other indices of diversification, except for the

portfolio measure, both in terms of statistical significance and explanatory

powers. It was also found to be the only measure that can be employed using the

information available about the Egyptian new towns.

The entropy measure for economic diversification( 1 )	 D( P1, P2....., P) is

(1) The maximum value of D is attained when P1= P2=. . . = P= 1/n

and D(1/n, 1/n. . . 1/n)= c tog n. Further, D 0 and has the value zero only if one of

the P=1 and the remaining are zero and D( 1, 0, . . . ,0)= lim P log P=0

(Hackbart, 1975).
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given by:

D( Pi, 2, .. . ,Pn)= c: -Pi log P1

Where

n; is the number of economic sectors.

P i; denotes the relative employment or output of sector i.

Since there are ten sectors the logs are taken to the base 10 and c equaling 1. Thus

the maximum value of

D( P1, P2,..., P)= - Pi log Pi

is one. The diversification or D value would then range from zero to one.

The entropy measure for economic diversification is applied to the industrial

firms operational in the new towns by March 1990. This is intended to provide an

indication of the industrial stability achieved by the Egyptian new towns.

In the Tenth of Ramadan, there were three main groups of industries which

dominated more than half the industrial employment provided in the town. They

were he (extiie (ndustry. which had forty-nine firms employing some 4,794

workers representing 19.1% of the total industrial employment, the electric and

engineering with thirty-one firms and 4,361 workers and the TMmiscellaneous"

group with eighty-eight firms, employing about 4,439 workers, or 17.7% of the

total. The remaining industries, shares of employment varied greatly from as much

as 2,518 workers in plastic industry, or 10.0% of the total employment, to as low

as 908 and 781 workers, or 3.6% and 3.1% of the total industrial employment in

paper products and metallic and mechanical industries, respectively. The entropy

measure for industrial diversification was 0.87.
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In the Sixth of October all of the ten industrial types found in the Tenth of

Ramadan were present, but with relatively large differences in terms of their

employment shares. For instance, the miscellaneous group and the textile industries

were found to have nineteen and fourteen firms, employing 1,412 and 1,399, or

17.0% and 16.8% of total industrial employment. They were followed by the wood-

working and building materials industries with 1,188 and 1,042 workers

representing 14.3 % and 12.5% of the total industrial employment. The metallic

industry had seven firms employing some 852 workers, or 10.2% of the total

industrial employment. The paper products industry, meanwhile, employed some

120 workers, or 1.5% of the total. This structure, it was found, meant a high

degree of industrial diversification, with the entropy measure reaching. 0.94.

In New Ameryiah City, the industrial sector was dominated by two types of

industries. The first, the wood working-industry, was represented by six firms

employing about 608 workers, or 24.2% of the total industrial employment. The

second, the textile industry had four firms, employing 518 workers, or 20.7% of

the total industrial employment. They were followed by the building materials,

metallic, paper products and food industries with 14.0%, 11.0%, 10.2% and 8.3%

respectively of the total industrial employment. The plastic and miscellaneous

industries, however, were found to have smaller employment shares with 30 and

44 workers, representing 1.2% and 1.7% of the total industrial employment,

respectively. The plastic and electrical and engineering industries had no

operational plants in the new town. The New Ameryiah City was found to have

achieved a reasonable degree of industrial diversification with an entropy measure

of 0.85.

In Sadat City, the textile industry was found to have seven firms employing

as many as 1,050 workers, or 23.6% of the total industrial employment. There

were also three types of industries that had, roughly, the same employment share.

The chemical and pharmaceuticals, the metallic and mechanical, and the building
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materials industries, employed 629, 629 and 632 workers, or 14.1%, 14.1% and

14.2% of total the industrial employment, respectively. The electrical and

engineering and the food industries had some 562 and 474 workers, or 12.6% and

10.6%, respectively. The plastic and the miscellaneous industries were found to

have ten and three firms, employing 292 and 135 workers, or 6.6% and 3.0%

respectively. The wood-working and paper products industries in the new town had

only two firms and one firm employing 20 and 32 workers, or 0.5% and 0.7%,

respectively. The industrial diversification achieved in Sadat City, according to the

entropy measure, was found to be 0.88.

Overall, the Sixth of October was found to have achieved the highest degree

of industrial diversification at 0.94. Other new towns achieved 0.87, 0.85 and

0.88 in the Tenth of Ramadan, New Ameryiah City and Sadat City, respectively. It

can be concluded that the industrial diversification achieved by all the Egyptian new

towns, according to the entropy measure, was reasonably high and consequently

they should be enjoying a fair degree of industrial stability (Figure:8-4).

b Linkages

In terms of linkages, it was found that most of the industrial firms in the

new towns did not provide forward or backward linkages with other firms located

in their towns, which might have enhanced the industrial development of these

towns. It was found that out of the fifty-six firms interviewed only twelve firms

were dealing with other firms in the same new town or other new towns and 8 of

these were in the buildings materials industry. One firm in food processing and one

in the Textile industry sold their products to the residents of the new town in

which they were situated. The remaining two firms were in the engineering and

electrical group, one operational in Sadat City and the other in the Sixth of October.

The firm, which was situated in Sadat City and that in the Sixth of October sold

40% and 50% of their production in the same town.
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Sadat City

New Ameryiah City

The Tenth of Ramadan

The Sixth of October

Figure 8-4: Lorenz Curve for industrial diversification

in the Egyptian new towns.

Source: MHNCU, 1990.
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It could be argued, therefore, that there is a need to encourage firms that

have forward and backward linkages potential to locate in the new towns, as an

encouragement to other related firms, so that all might consequently enjoy the

economies of agglomeration.

c- Growth

In attempts to evaluate regional economic policy it has frequently been

argued that the proper measure of the impact of policy is neither absolute growth in

the assisted areas nor growth relative to the country as a whole, but the

difference between the nature and rates of change which actually occurred in the

absence of policy. The same logic applies to the new towns programme: the impact

of the policy on these towns is properly measured as the difference between the

growth which occurred in these towns and the growth which would have occurred if

they had not been designated as new towns. The problem in measuring the impact of

the new towns programme therefore concerns the choice of an appropriate standard

against which to compare the towns. By how much would they have grown, or

declined, in the absence of policy?

Moore, Rhodes and Tyler (1977), using this approach to evaluate regional

economic policy in Britain, decided to compare the trends within the period under

stud with the 1950s when the regional policy was most inoperative. Fothergill

(1983) when attempting to evaluate the new towns policy in Britain, employed the

conventional approach, discussed above, but compared the new towns growth with

that achieved by towns not so designated but with similar sizes over the same

period (see chapter 3). The designation of the Egyptian new towns from scratch

meant that they represented a particular case in that there were no comparable

existing towns in Egypt. The Fothergill approach was therefore inappropriate as a

form of analysis.



285

A second possible approach, again one used in evaluating regional economic

policy, is to use a simple technique known as "shift-share analysis" to calculate the

employment change which could be expected on the basis of the mix of industries,

or "industrial structure" in the new towns. Shift-share calculates the employment

change which could be expected in an area if employment in each of its industries

grew as in that industry in the country as a whole. This "expected" employment

change therefore reflects the industrial structure in the area, and the growth or

decline of each industry in the national economy. The difference between actual and

expected change can in turn be used as a guide to the impact of policy or to other

influences on location. In certain contexts an adjustment of this sort for industrial

structure is helpful. However, the Egyptian new towns were developed in the

desert regions from scratch i.e. had no industrial structure at designation, nor are

sufficiently advanced and therefore have no comparab'e data base to enable the

shift-share approach to be used here. Instead, the presence of industries that have

managed to achieve rapid growth during the 1980s is investigated as a simple

indication of the growth potential of the industrial structure of the Egyptian new

towns.

Between 1980/81 and 1986/87, the production value of the textile and the

electrical and engineering industries in Egypt had managed to achieve total relative

increases of 76.3% and 106.6%, or annual average rates of growth of 10.9% and

15.2%, respectively. The chemical and pharmaceuticals and the food industries had

higher total growth rates of 169.8% and 163.5%, or annual growth rates of 24.3%

and 23.4%, respectively. The building materials industry had managed to achieve

the highest rate of growth, with an overall relative increase of 254.2% and an

average annual growth rate of as much as 36.3%(2) (Figure :8-5) Taking into

(2) The view is that a more detailed industrial classification was more desirable to

give the right impression about individual industries progress, but a lack in

information enforced the use of these industrial classification and categories.
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consideration the high rate of inflation experienced by Egypt during the period

studied, the huge apparent increases achieved by these industries were in fact

small increases in real terms. Still, the changes in the production values of these

industries could be used to give an indication of the differences in their

performance in relative terms.

The overall industrial structure developed in the Egyptian new towns

involved a mixture of industries that experienced a variety of growth rates

between 1980/81 and 1986/87. About one-fifth of the new towns' total industrial

employment was provided by the textile industry, which experienced the lowest

rate of growth of all industries considered. The electrical and engineering industry,

which achieved the second lowest rate of growth of all industries considered, was

found to provide about 13.6% of the industrial employment in the new towns. This

means that these two industries together provided about one-third of the industrial
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employment in the new towns investigated. The food and chemical and

pharmaceuticals industries, which achieved annual growth rates of 23.4% and

24.3% between 1980/81 and 1986/87, together had about 17.3% of the industrial

employment. The building materials industry, which had the highest rate of growth

of all industries considered, had only 9.4% of the industrial employment in the new

towns.

In the Tenth of Ramadan, more than one-third of the industrial employment

was provided by the electrical and engineering and the textile industries, which

achieved the lowest rates of growth compared with the other industries

considered. The food and chemical and pharmaceuticals industries, which achieved a

moderate rate of growth in Egypt, had about 16.4% of the industrial employment in

the town. The building materials industry, which had the highest rate of growth at

36.3%, was found to have only 7.1% of the industrial employment in the new town.

In the Sixth of October, the textile and engineering and electrical industries,

which had the lowest growth rates of the industries considered, employed 16.8%

and 6.9% of the total industrial workers. This means that these two industries had

about one-quarter of the industrial employment in the town. The building materials

firms, meanwhile, had about 12.5%.

In New Ameryiah City, the textile industry employed 20.7% of industrial

workers in the town. The chemicals and pharmaceuticals and the food industries

were found to have a joint employment share of about 17.0%, and the building

materials industry had about 14.0%.

In Sadat City, the textile industry was found to have the largest

employment share in the town, with one-quarter of the industrial employment. The

electrical and engineering industry had about 12.6%, the food and chemical and

pharmaceuticals together were employing about 24.8% and the building materials

industry 14.8% of the industrial employment in the new town.
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It can be concluded from studying the industries developed in the Egyptian

new towns, that a large proportion of the industrial employment was provided by

industries that achieved a low or moderate growth rate in Egypt. This could be due

to the absence of any coherent policy by the NTDAs to select or even encourage the

development of particular industries in the new towns. Since the NTDAs are not in a

sufficiently strong position to be able to select between the industries wishing to

locate in the new towns (as they need each and every job opportunity), it may be

that a number of incentives should be introduced to encourage the development of

certain types of industries, especially those with growth and linkages potential.

8-2-4 ponsorship

a- The New Communities Development Authority

1- Powers:

For the purpose of securing the laying out and the development of the new

towns, the NCDA, in accordance with the New Towns Act, is entitled to:

N• acquire, hold, manage, and dispose land and other properties, and to

do anything necessary for the purpose of the new towns."

(The New Towns Act, 1979)

According to the New Towns Act 1979, the New Communities Development

Authority (NCDA) was established as a legal entity to:

study, suggest, design, implement, and supervise various policies

and plans associated with new towns development, in accordance with

on one hand the National Economic and Social Development Plan, and the

overall policy of the government, on the other." (The New Towns Act,

1 979)

The New Towns Act went further by reviewing, in some details but in an

ambiguous, repetitive and very broad way, various functions which the NCDA was

established to serve. This ambiguity and repetitiveness could be attributed to the
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overwhelming influence of legal experts in the formulation of the Act, and the

absence of any background work in regard to the planning and development of new

towns upon which the Act could be drawn, such as the Reith Committee's reports

prepared before the British New Towns Act 1947.

The functions of the NCDA, as suggested by the Act, can be summarised as

follows:

1- Design various urban development programmes as necessary for the

establishment of new towns and co-ordinate between these programmes and other

national production and services provision plans;

2- Organise consultations with various ministries and authorities working in the

reconstruction and development field;

3- Carry out all the studies necessary for selecting the most appropriate locations

for the establishment of new towns;

4- Prepare general and detailed plans for new towns development and follow-up the

execution of these plans, or delegate these tasks to the NTDA of each new town;

5- Design and execute regional utilities and services necessary for new towns

development, using the most economical methods, bearing in mind their

appropriateness for the projects and schemes planned in the new towns;

6- Supervise the new towns development plans and solve any difficulties which

may confront the development process;

7- Assist in providing machineries and materials necessary for the execution of

various projects and schemes in the new towns;
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8- Arrange for and carry out any national or international auctions, offers, deals

or direct agreements necessary for undertaking various projects and schemes in

the new towns, in accordance with stipulated internal regulations; and

9- Publicise the selling, leasing or renting of land in the new towns to local or

foreign investors, in order to attain the economic development objectives

designated for the new towns, taking into account the regulations controlling

foreign investment (The New Towns Act, 1979).

A more detailed account of the structure of the NCDA follows:-

The appointments of the Board of the NCDA are made by the President of

Egypt, depending upon the nominations of the Ministry of Housing, New Communities

and Public Utilities (the New Towns Act, 1979). The board of the New Communities

NTDA, in accordance with the New Towns Act, consists of the chairman, his

chairmen and a number of principal members of the administrative system of the

NCDA. Additionally, representatives from the various ministries and authorities

associated with the activities of NCDA and a number of experts, are included on the

board. Further, any ministry which does not have a permanent representative in

the board has to have a co-opted one in attendance during discussion of matters

associated with its activities.

The New Towns Act set no criteria for the selection of the board members,

leaving the appointment process entirely in the hands of the politicians and the

bureaucrats in the MHNCU. Nor did the Act consider or set a limit to the number of

board members. This could lead to a considerable increase in the board's size and

consequently constrain its flexibility and its efficiency.

The board is to meet at least once a month, at the chairman's request. At

the meetings the decisions are made depending on the majority of members'

approval. Nevertheless, in the cases of liabilities, leasing land or creating or



291

joining as partners in enterprises, two-thirds of the members must vote for it to

be approved. Additionally, the board may temporarily create one or more sub-

committee's from its members to pursue any of its activities. Further, the board

may temporarily authorise its chairman to carry out any of its functions or

accomplish certains tasks.

The tasks designated for the NCDA represent almost all the functions

necessary for over seeing new towns development, leaving no precise tasks for the

individual NTDAs to undertake. Furthermore, it was argued that neither the NCDA

nor the NTDAs have any coherent system for the planning and budgeting of annual

and periodical targets, or any monitoring systems (PPI, 1986). It could be

suggested, also, that the NCDA suffers not only from a lack of expertise necessary

for carrying out such large-scale development in terms of skilled planning staff to

prepare and supervise plans implementation, but also, from the absence of any

comprehensive information system to keep the management up-to-date with the

development of the new towns.

With seven national government ministers on the board, the possibility of

monthly meetings could be constrained. The formulation of committees to deal with

various activities pursued by the NCDA could bring in more bureaucracy and create

inconsistency in new towns development when each aspect of the development

process is dealt with by a separate committee, thus losing the advantages of team

work. Allowing for the delegation of the NCDA's powers to its chairman means that

he could end up with extensive powers, which could lead to his manipulation of the

new towns policy, particularly since most of the NCDA's and the NTDAs' members

are employed by his Ministry.
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2- Oroanisational structure;

The administrative structure adopted in the NCDA, with its particular task

of developing new towns, is a "Matrix Structure". Such structure allows for

specific objectives to be carried out, and permits more flexibility and speed in the

decision-making process.

It was argued, nevertheless, that the NCDA suffers from the usual

obstacles experienced by any traditional government agency either in terms of the

complexity of its structure or the duplication of functions, leading, inevitably, to

over staffing (Sweco,1982). Also, the problem of specialisation of functions arises

between a number of divisions, such as that between the Contracts Division, the

Technical Department and the Finance Department which duplicate partial functions.

Such obstacles lead, inevitably, to delays in the decision-making process, inducing

the introduction of checks and regulations and consequently bringing in bureaucracy

which further limits the scope for unorthodox and flexible decisions.

The administrative structure of the NCDA was also found to be suffering

from inconsistency in terms of its hierarchy or seniority. For instance, the legal

division, which is by nature a primary structure division, was designed as a

secondary dMsion serving other operational departments (Figure:8-6).
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b- The individual New Town Development Authorities

1- Powers:

According to the New Towns Act, a NTDA is to be established by the NCDA

for each new town for the purpose of developing the town and managing various

projects and schemes within the town. The Act does not consider possible

functions, powers and responsibilities of each NTDA. It entitles the NCDA to

determine, on an individual basis, the powers and responsiblilties of such NTDA.

But, a review by the PPI (1986) of the decisions made by the chairman of

the NDCA up to 1987, indicated that no decisions to determine the powers and

responsibilities of the individual NTDAs have been made, and thus no powers were

delegated. Rather, decisions were made on an ad hoc basis for specific and limited

cases in each new town. For instance, the chairman of Sixth of October's NTDA was

authorised, in 1986, to sign on behalf of the NCDA, the contracts for renting or

leasing land located within the new town boundaries(NCDA, 1987). The NCDA is

still in entire control of the development of the new towns and consequently the

individual NTDAs have no powers to influence their development directly. NCDA

decisions vary from policy making to detailed allocation of land for various

projects. For instance, the NCDA has decided to allocate land in the Sixth of

October for schemes and projects which were not considered either in the master

plan or the detailed plans as prepared by the town's NTDA. These schemes include:

* The allocation of three residential neighbourhoods to be developed by Housing

Cooperatives;

* The allocation of one residential neighbourhood for the establishments of

embassies;

* The establishment of a luxurious neighbourhood in the tourism area; and
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* The addition of a fourth industrial area to the three planned industrial areas.

Furthermore, the NCDA has authorised the establishment of other projects,

such as a sports stadium, storage area, and an entire area for TV and cinema

production, outside the built- up area(PPI, 1986).

It could be argued that delegating only such limited powers to the NTDAs

would result in the slowing down of progress in the new towns development

programme. The centralisation of power has led to complicated procedures to be

followed before investors are allowed to invest in the new towns. As a result the

NTDAs function only as construction agencies, and have little or no control over the

lack of balance in the projects to be implemented in their areas.

2- Orcanisational structure:

Although the chairman of the NCDA was authorised, in accordance with the

New Towns Act 1979, to designate the appropriate organisational structure for the

NCDA as well as that of the NTDAs, the administrative structure for the latter was

introduced only in 1982 (Sweco,1982). Further delays occurred in the process of

reshuffling their staff and filling vacant positions. These delays meant slowing

down the process of new towns development, and consequently increases in their

development costs, particularly with the high rate of inflation experienced by

Egypt.

As figure (8-7) illustrates, the organisational structure of the NTDAs

started, as with any public construction firm, with two principal departments;

namely a Projects department and Implementation department. Later, changes were

made in the organisational structure as a result of working experience and needs. A

Community Development department was created as well as a department to deal

with financial, administrative and properties issues arising in the new towns (PPI,

1986).
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The same organisational structure has been adopted in all the Egyptian new

towns, except Sixth of October where the chairman of its NTDA has introduced

modifications in the structure mainly by placing more divisions under his direct

control and abolishing most of the Development and Management Department sub-

divisions (Figure:8-8).

This suggests that the organisational structure of the individual NTDAs is

largely the result of adventurous experiments, rather than being based upon a

scientific groundwork founded in turn on other countries' experience in new towns

development. Although the administrative structure of the NTDAs is simple with a

clear span of control, it represents "a Functional Structure", which is a non-

innovative structure and, by definition, functionally oriented. Furthermore, the

structure is a bureaucratic one, which makes them slow organisations. The

structure also suffers from rigidity in the span of control as well as inconsistency

in its hierarchy, with duplications in functions. For instance, it was suggested that

"... (the NTDA) has the major characteristics of a government agency...

It is heavily staffed, dependent upon government rules and regulations,

and tends in general to work as a traditional government organisation. -

.These features of the management system occasionally limit the scope

for unorthodox and flexible decisions, and the temporary mobilisation of

specialised staff and task forces, which tend to characterise the typical

needs of efficient project organisation."

(Sweco, 1982)

The adoption of such an administrative structure, the centralisation of

powers in the hands of the NCDA and the NTDAs lack of practical expertise, have

resulted in the NTDAs functioning as constructors rather than developers of their

new towns. This has been reflected in the defective setting of priorities for new

towns development and consequently inefficiency in resources utilisation and

inconsistency in their development progress. Furthermore, reporting of the NTDAs
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to the NCDA seems to be based partly upon ad hoc reports and partly on meetings,

rather than a systematic process.

c-The Board of Councillors

In 1986, a Board of Councillors was set up in the Tenth of Ramadan by the

chairman of the NCDA. The Board consists of seventeen members, in addition to the

vice-chairman of the NCDA for Finance, Administration and Economy who, acts as

chairman of the Board. The members of the Board include three members from the

NTDA, as well as the heads of the services agencies in the new town. Additionally,

six members are appointed to represent the Investors Union in the town, three

members to represent the industrial workers and two other members, selected by

the chairman of the Board, to represent the housewives and the youths resident in

the town. The Board acts only as a consultancy group that meets monthly to:

(1) Suggest the plans and programmes necessary for certain development projects,

supervise them and develop the appropriate work methods for them;

(2) Assist the NTDA in considering the merits of new town development schemes;

(3) Participate in developing programmes for services provision in the new town

for the welfare of the residents of the town;

(4) Supervise the development progress of the new town through reports to be

submitted by the NTDA concerning projects in the new town and the financial

disbursements necessary and authorised by the NCDA;

(5) Solve the problems and difficulties confronting the residents as well as the

investors in the new town, particularly the problems arising from the relationship

between the NTDA and other government agencies;
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(6) Determine the most appropriate method for increasing the NTDAs financial

sources and supervise the schemes which could be financed by the private sector;

and

(7) Suggest the most appropriate ways of carrying out balance of development of

the new town, in terms of land allocation for industrial, services or residential

purposes, taking into account the priorities of such projects in the new town plan,

the overall rules governing the investment in the town, the rules to secure the

properties of the NTDA and ways to use them efficiently, and the rules by which

financial rewards would be distributed to the staff of the NTDA (MHNCU, 1987).

But, with the vice- chairman of the NCDA acting as chairman of the Board,

there is more involvement of the central authority in the development of the Tenth

of Ramadan and this results in the NTDA working under tougher restrictions, and

the scope for unorthodox and flexible decisions is limited further.

8-3 Physical characteristics

8-3-1 Location

The location of a new town represents one of the major factors which would

influence the extent of its success in attaining its objectives. There are a number

of considerations which should be carefully taken into account in selecting a suitable

site for a new town (see p.26). These criteria are:

a- The functions which the new town is built to serve;

b- Availability of water;

c- Proximity to a large regional population;

d- Good access to transport and communication networks;

e- Proximity to a region with development potential;
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f- Reasonable proximity to large markets;

g- The physical characteristics of the site; and

h- Availability of land.

All the new towns in Egypt were designated, in addition to other objectives,

to absorb overspill population from overcrowded areas .To fulfil this function the

Egyptian new towns should be located near the areas that suffer from population

overcrowding. It can be argued therefore that if the new towns examined are well

located to absorb overspill population, then they are located close to large regional

populations. Consequently, the third criterion N proximity to a large population" is

not examined as a separate factor, as it is covered by the first criterion " the

functions which the new towns is built to serve".

The other criteria are now to be discussed in sequence in regard to the four new

towns and both particular and general issues will be raised and discussed as the

presentation continues.

a- The functions which the new town is built to serve

A range of functions is illustrated in regard to particular new towns:

The basic objectives for the development of the Tenth of Ramadan, as stated

by the government, are of two different types. In the first place, the new town can

be seen as an industrial project that would increase national and regional income

and create new employment opportunities. In the second place, the new town is

designated to relieve the population pressure on the Greater Cairo Region.

In order to attain the first objective the new town should attract various

types of industries, through, among other factors, an advantageous location. This

new town enjoys good access to a variety of transportation means. It is situated on

the lsmaillia- Cairo highway which provides fast transport to the Greater Cairo
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region and the Canal region, as well as access to the national highway network. The

Ismaillia canal, which runs close to the new town, provides an attractive link to

Cairo and the Canal region with its main port Port Said. The town is located close to

the railway that links Cairo and Suez, and when the town is connected to it, there

will be an express freight link with these areas.

The site of the town, moreover, offers an enormous supply of developable

land for industry. The availability of low cost land was a major incentive provided

by the government to spur early industrial development. The new town is located

close to the Greater Cairo and Delta regions which, by 1980/81, had about 66.1%

of the total number of industrial firms in the country. Such closeness wifl make it

an attractive alternative for investors already investing, or about to invest, in

these regions.

In terms of the second group of objectives, the new town is located close to

overcrowded regions, mainly Greater Cairo, Sharkia governorate and the Delta

region. These areas accommodated a population of 24.31 million persons by 1986

and therefore are a major source from which the new town can attract its

inhabitants.

One of the main objectives for the Sixth of October is to reduce

overcrowding in Cairo and Giza governorates. It is, also, to attract new investors,

as well as firms already operational in Cairo and Giza, to locate their firms in the

town and consequently assist in reducing economic over-concentration in these two

governorates. The location of the town 17 km from Giza and 42 km from Cairo,

makes it a natural substitute for entrepreneurs to locate their firms, particularly

with the better environment and facilities it provides.

Further, the new town is to be developed to enhance tourism, through the

provision of higher quality tourism services in a more convenient environment, Its

location in relation to the Pyramids area, which represents one of the main
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attractions for tourists in the country, is advantageous from the point of view of

servicing those tourists. Undertaking such a function is enhanced further by the

new town location close to Cairo Airport, as well as the main roads to Cairo, Giza

and Alexandria.

NewAmeryiah City is designated, first of all, to act as a regional services

centre for the North West Coast. It was estimated that the size of the population

within a distance of roughly 30 km from the new town could be well over 600,000

by the year 2000. About 500,000 of them will earn their livelihood through

farming in the existing and future agricultural areas, predominantly living to the

south of New Ameryiah City. As desired from the point of view of servicing this

population, the new town is centrally located in relation to the agricultural areas.

This new town is also to provide tourism services, in this case for the

North West Coast, where tourism development is expected to be concentrated in the

beach areas between Agami and El Hammam in the next few decades. It has been

estimated that a resident population of about 35,000 will live in the area by the

year 2000. This together with the tourists in the holiday seasons, will rely upon

the new town for household and consumer services and possibly to some extent,

for accommodation. The new town is located more or less central to this tourism

zone.

In terms of absorbing overcrowded population from Alexandria, which

represents the second most populated city in the country, New Ameryiah City is 55

km to the south west of Alexandria. Such a relatively close location will enable it to

absorb overcrowded population from Alexandria as well as re-directing internal

migration waves which otherwise might aim for the city. Moreover, locating New

Ameryiah City near Alexandria makes it a good alternative area for investors. This

is emphasised by the fact that Alexandria, which accommodates about a quarter of

the country's industries, cannot cope with the increasing demand for more land for
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industrial purposes and suffers from over-pressured infrastructure networks. This

means that New Ameryiah City represents an attractive alternative, particularly

with the provision of efficient and sufficient infrastructure and the availability of

relatively cheap land for possible future expansion.

Sadat City is planned as a major centre for manufacturing industry. The

growth of the city as planned depends, to a large extent, on its ability to attract

such industries from within and outside of Egypt. To accomplish this the city should

offer an environment in which industry can be established and operated at a cost

competitive with other candidate locations. The Beheiry Canal, which passes close

to the new town, provides excellent links to Cairo and Egypt's principal port of

Alexandria. This mode of transportation is extremely attractive to those

manufacturing industries which deal with very large quantities of raw materials or

bulk goods. Furthermore, the railway line which runs along the eastern edge of the

new town boundary provides an express freight link between Alexandria port,

Cairo and Upper Egypt. The desert road provides the fastest highway transport

between Cairo and Alexandria. These good quality as well as diversified transport

links represent a positive factor for Sadat City in attracting a full range of

manufacturing industries to the town.

The site of the new town, furthermore, offers not only an enormous supply

of land for industry, but it is also developable at a reasonable cost. It was

suggested, moreover, that with possible water schemes proposed in the master

plan, there would be no water-related constraint on locating a full range of

manufacturing industries in the town. The only areas which enjoy a relative

advantage over Sadat City in this regard, it was argued, are those located near the

sea, where sea-water may be used for cooling purposes. The physical features upon

which an industrial base can be developed, are therefore present at this location.
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Sadat City is also intended to attract overcrowded population and over-

concentrated economic activities from Greater Cairo and the Delta regions. To

attain such objectives, Sadat City is situated 95 km from Greater Cairo region and

some 100 km from the Delta region. Such a relatively close location should enable

the new town to attain this objective without being dominated either by the Greater

Cairo region or the Delta region. Giving its location in the middle of the three most

populated regions, where most of the economic activities in the country are to be

found (namely Greater Cairo, the Delta and Alexandria regions) this town could, if

properly developed, become the second administrative capital of the country, as

planned.

Generally, the four new towns are located close to the urban regions from

which they are to attract overcrowded population and over-concentrated economic

activities. Where intended as regional centres, they are located in relatively

central positions in the regions they are to serve. It can be concluded that the sites

selected for the development of the new towns are well related to the functions

they were established to serve.

b- Availability of water

Because all the new towns in Egypt are sited in the desert, water

availability represents a crucial factor in their development. This means that any

misjudgment in relation to water availability can lead to bottle-necks in the

development of any new town, requiring large and expensive water supply projects

to provide water from the nearest possible alternative source. Therefore, the

availability of reliable water sources should be considered very carefully when

proposing a site for a new town development.

In the early stages of the development of the Tenth of Ramadan, temporary

sources of ground water supply were planned to provide the town with its needs,

These sources included twenty wells which, as planned, were constructed and
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used, despite their low quality water. The permanent source of water supply from

the Ismaillia Canal, meanwhile, was under construction. This involved the

construction of water treatment stations, two water towers and two water

pumping stations. By 1989 negotiations were underway to allow the new town to

continue using the water supplied through a pipeline from Ismaillia city.

In the Sixth of October, the NTDA has, as a temporary measure, used

ground water obtained from eight wells some 17 km away from the town, to

provide water for domestic, industrial and irrigation purposes. This water,

however, was of unacceptable quality so that the NCDA employees, who used to

commute daily would bring their daily needs of water from Cairo. This continued

until the end of June 1989, when a permanent supply of water from the Nile was

secured through a 30 km water pipeline.

In the case of New Amerviati Cit y , the master plan dismissed the use of

ground water because the top water stratum, about 10 metres in depth, has too low

an output to rely upon, whereas at greater depths the water is unsuitable for

drinking. In terms of surface water, after considering the capacity of various

canals in the area, the quality of the water, the reliability of the source, the

investment as well as pumping costs, the master plan recommended building a new

water works at the Noubaria canal as close as possible to the new town. This

involved the laying down of some 28 km of water pipelines and by 1985 this source

provided the new town with water. But, there were complaints about water

shortage in the town because of the low capacity of the water pumping station

supplying the town. Also the water was of unacceptable quality, which was

attributed to a major drainage ditch situated very close to the treatment station.

Because of this the inhabitants of the new town as well as the employees of the

NTDA are still obliged to bring their water needs from Alexandria. These

conditions, if allowed to continue, would cast doubts over the future of the new

town.
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In Sadat City, the master plan proposed that the water needs of the town

could be obtained from two sources. The first is the excellent quality ground water

available in the area and the second was to be surface water that could be obtained

from a canal to be constructed to connect the new town with the El-Beheiry canal

to the east. But, this canal has not been constructed as neither the iron and steel

industry, nor any other comparable consumer requiring transport of a large

quantity of raw material to economically justify its construction, were

established. Even without the canal link, the master plan claimed that surface water

supplies, if needed, could be brought to the new town via a 15 km pipeline from the

sources located to the east-Rosetta branch of the Nile, Beheiry Canal and the

Nasseri canal. It was suggested, however, that there has been a shortage of water

supply in the town as most of the early wells constructed were in need of cleaning

up so that they would be able to continue supplying the town with its water needs.

In general, the locations of the new towns were found to be selected and

then the nearest sources of water supply were determined. For instance, in the

Tenth of Ramadan after the site of the town was selected and the master plan

preparation was undertaken, the planning consultancy group seemed, suspiciously,

unaware of the quality of the ground water in the area as they argued in the draft

master plan that:

Various water supply sources have been considered for the new

town. The recommended solution is to base the supply of water from the

Ismaillia canal. Further investigation may show that ground water of

acceptable quality is available in the vicinity of the canal or further

away. If such water is encountered it would be a valuable water source

in addition to the Ismaillia canal and could possibly be enough for the

supply during the first stage development.N

Although the new towns were developed in the desert region so as to reduce

the dependence on the Nile Valley, all the new towns constructed, except for Sadat

City, were dependent upon surface water from the Nile. This highlights the need for
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a national comprehensive study on ground water availability in the desert of Egypt.

Such study should be undertaken in such a manner that would assist in the decision

making concerning the possible locations where new towns could be developed. This

would promote further development in the desert, as well as allowing the funds and

other resources, allocated for the construction of water pipelines from the Nile to

remote areas to be utilised in other productive schemes. It can also reduce the

country's dependence on the Nile water, particularly if the recent drought, which

reduced the water level in the Nasser Lake behind the High Dam by some 40

metres, should occur again.

c- ood access to transport and communication networks

The Tenth of Ramadan is located on the dual carriageway, Cairo- lsmaillia

desert road, which connects the town with Greater Cairo and Suez canal regions.

The new town is also connected with Cairo- Suez highway that runs between

Greater Cairo, the Delta and the Suez Canal regions. In addition to these highways,

there is a secondary road, 25 km long, which connects the new town with Belbeis.

For freight as well as passenger transport, a railway connection south of

the Cairo- Ismaillia desert road, was proposed by the master plan to connect the

town with Cairo and the Suez Canal region. Furthermore, it was recommended that

a small fraction of the freight destined for the Tenth of Ramadan could be

transported on inland waterways, through a harbour at Belbeis. For passenger and

freight transport by air, the new town is served by Cairo International Airport,

which is located 40 km from the town.

The Sixth of October is connected with Cairo-Fayum-El Wahat highway, via

a 13 km two lanes road. It is also connected with Cairo- Alexandria desert road

with an eight km. long road. This connection provides the new town with an

excellent access to Cairo and Alexandria as well as the national highway network.
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A railway connection 12 km long was proposed, on Cairo- El Wahat railway

line, which at Cairo connects with the Delta railway network to Alexandria. Despite

the facilities that such a railway connection could provide, it could be suggested

that as the new town is proposed to accommodate light and non-pollutive

industries, the highway network would represent a much important access for the

town. In terms of freight and passenger transport by air, the new town is

recommended to be served by Cairo International Airport, situated some 50 km

from the town.

The New Ameryiah City location is served by the three main regional

highways which connect the area with the national highway network. These

highways are the desert road from Cairo to Alexandria, the Coastal road from

Alexandria to Matrouh and Sallum, and the road connecting the desert road with

Housh-Eisa, Damanhour and other Delta areas. In addition to these roads, there are

four secondary roads, including the road connecting Ameryiah East with Borg El

Arab, the road from Borg El Arab to El Hammam, and the two roads connecting the

Coastal road with Borg El Arab and El Hammam.

The north western coast has a double railway line of 17 km from Alexandria

to El Garaby and a single railway line of 555 km from El Garaby to Sallum. At

Alexandria this line connects with the Delta railway network to Cairo. The New

Ameryiah City is located close to both the railway stations in Borg El Arab and El

Hammam. Despite the fact that the presence of this railway line provides the new

town with freight access it needs upgrading as, for instance, its maximum speed is

only 85 km/hour.

The ports closest to New Ameryiah City are the ports of Alexandria and

Dekheila, which according to the National Port Plan of Egypt, can easily meet the

needs of the new town. The existing port of Marsa Matrouh , taking the

transportation costs into account, would be too far from the new town to be of any
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value. The closest waterway to New Ameryiah City is the Noubaria canal extending

from the port of Alexandria to Cairo. This way can be utilised to serve the town

from a planned harbour in Ameryiah East. The only civil airport in the vicinity of

the new town is the Nouzha Airport, located 7.5 km south east of Alexandria,

which is now used by medium sized jets, for local as well as international flights.

Sadat City is bordered on the east and west side by two major highways;

the Cairo-Alexandria desert road, and the Embaba-Kh atatba-Tawfikia agricultural

road. The desert road is a dual carriageway connecting Greater Cairo region and

Alexandria. The agricultural road is a two lane highway which runs along the west

bank of the Nile up to the Delta Barrage, until it connects to the Cairo- Alexandria

agricultural road at Tawfikia.

Railroads exist to the east of the new town at about 30-40 km distance. A

25 km single track spur is proposed to be constructed as soon as possible from the

Embaba- ltai el Baroud line, which connects Cairo with the Delta. This proposed

track would provide service to the industrial areas along the southern edge of the

new town.

The waterways, located immediately to the east of the new town location,

would link it with Alexandria, Cairo, Helwan and major centres within the western

Delta. However, all canal links between Cairo and Alexandria, with the exception of

the Noubaria canal, are crossed by low level bridges which must be opened to allow

passage of barge traffic. This factor severely limits the capacity of these links. It

was suggested that any water traffic between Alexandria and Sadat City will move

through the Noubaria canal and not via any of the other possible routings.

The Egyptian new towns, it could be concluded, are served by good

accessible networks of roads, railways and inland waterways as well as by nearby

airports. In addition to good accessibility, the new towns are planned with modern
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communication systems that would meet the requirements of their inhabitants and

investors.

d- Proximity to a region with development potential

The site of the Tenth of Ramadan is located in the Eastern- Desert region.

The area around the new town lacks any potential resources. But with the lsmaiilia

canal running nearby the town, the desert could be utilised for agricultural

purposes. At present, about 730 hectares have been reclaimed nearby the new

town, though it was not considered by the master plan as of great importance for

the town development. The development around Cairo, moreover, is proposed to be

undertaken around several axes, one of which is Cairo- Ismaillia development axis

which involves the development of the Tenth of Ramadan, through the overspill of

industrial activities from Greater Cairo region.

The Sixth of October is situated close to the Pyramids, which is one of the

main tourism attractions in the country. The area surrounding the Pyramids,

therefore, represents a potential development area for tourism service activities,

particularly with the increase, during the 1980s, in tourists numbers and tourism

nights spent in Egypt. For instance, the number of tourists has grown from 1 .253

million tourists in 1980 to 1.795 million tourists in 1987, representing an increase

of 43.3%. Tourists nights spent in Egypt have also increased, during the same

period, from 7.78 million nights to 15.85 million nights, representing an increase

of 96.3%. The new town is, moreover, located close to Cairo and Giza

governorates which suffer from over-concentrated industrial as well as service

activities. The overspill of industrial and service activities represents a

development potential for the new town.

The region, in which New Ameryiah City is located, stretches west from

Alexandria to El Hammam and south from the Mediterranean to the western desert.

To date the most accessible resources, such as agriculture and quarrying, have
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been recognised and subjected to large scale controlled development. All the areas

which have been found both suitable and economic for agricultural production have

been reserved for cultivation by the Ministry of Irrigation. So far 53,000 hectares

have been reclaimed in the area.

The region has large deposits of limestone and gypsum which have been

quarried for quite some time. The limestone deposits in the area are generally found

on the northern-most ridge along the coast. Gypsum is to be found and is being

refined at Gharbaniyat between El Hammam and Borg el Arab. Salt recovery in the

shallow parts of the lake Maryout has almost ceased but could be, it was

suggested, revived to assist the establishment of chemical industries in the region.

A third and very important resource for future development in the region is

the tourism and recreational activities along the Mediterranean coast. The most

recent study estimates the number of visitors to the coast, by the year 2000, at

180,000 and 285,000 persons. So far along the coast west of Alexandria only

Agami, Hannoville and Marakia have been developed to sizeable resorts. Most of the

other beaches areas, however, have been allocated to Cooperatives and, in view of

the overcrowding in Alexandria, rapid tourism development can be expected in the

area.

Another factor that is contributing to the economic development of the

region is the rapidly increasing overspill of industrial activities from Alexandria

City. The city is running out of territory and can only expand in a south western

direction across lake Maryout. The pressures for development in this direction are

very noticeable in the number of industrial and commercial establishments that are

being constructed or planned in and nearby Ameryiah-East.

Sadat City is located close to the Delta region, with its rich agricultural land

and large amounts of agricultural products that can be processed. It is situated near

Wadi el Natroun, which has a variety of resources that can enhance the economic
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development of the town. These resources include large deposits of natural gases as

well as sandstones and mudstones that can be utilised for brick production. The new

town is, moreover, located on the Cairo- Alexandria desert road which represents

another proposed development axes around Cairo. Furthermore, large areas around

Sadat City are suitable for agricultural production.

e- Reasonable Droximity to large markets

There are two types of markets that could be considered in relation to this

factor; the first type is the market for consumer goods. The second type is the

market for raw- materials and semi-processed products which would be demanded

or supplied by other economic activities.

In relation to the first type of market, all the new towns investigated are

situated close to large population gatherings (as discussed in section 7-3-1 a),

which are potential markets for consumer goods produced in the new towns. In

terms of the second type of market the new towns had to be located near areas

with large industries that would demand the intermediate products as well as

suppliers of such products needed as inputs for the industries developed in the new

towns. For instance, the Tenth of Ramadan is situated in Sharkia which, by

1980/81, had 171 firms. It is located close to Greater Cairo region which had

about 2,880 firms. Another close by region is the Delta region which by 1980/81

accommodated some 995 firms. This means that the new town is located close to an

area which contained 4,006 firms, representing 68.4% of the total number of

firms operating in Egypt in 1980/81.

The Sixth of October is located in Giza governorate, which by 1980/81 had

378 firms. It is, also, situated about 32 km from Cairo, which had 1,944 firms.

This means that the new town is located near a large market for raw- materials as

well as semi- processed products. New Amerviah City is situated 55 km to the

south west of Alexandria . By 1980/81 this city contained a total of 812 firms.
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This new town also has good access to the Greater Cairo and the Delta regions,

which had about 66.1% of all firms operational in Egypt. This brought the total

number of firms located within an hour travel from the new town to 1,807 firms.

Sadat City is developed in Behera governorate which had 179 firms. It is also

located on the desert road which provides it with good access to Greater Cairo and

Alexandria which means an access to about 63% of all the firms in Egypt. Also, it

is situated near the Delta region with its 955 firms (see p.11l-12).

Additionally, all the new towns investigated were also found to be situated

close to the main agricultural region in the country, which is the Delta region.

Thus, all of the four new towns are located near large economic regions, which

means that they have potential markets for their raw- material and semi-

processed materials.

f- The physical characteristics of the site

The physical characteristics of a site proposed for a new town could affect

the costs of its development. For instance, flat areas and good soil conditions are

attractive for economic development, particularly in the initial stages of new

towns development. Less favourable soil conditions, or topographic characteristics,

would, in terms of building construction, necessitate deeper foundations and

consequently more expensive buildings. It would also markedly increase the cost of

laying down underground service infrastructures.

In relation to the Tenth of Ramadan, the topography of the site is

characterised by a gentle slope from south to north. The hydrology is characterised

by the large Wadi al Gafra and Wadi Muftah, and a large number of smaller wadis.

The stormwater in the larger wadis was taken care of in the master plan by leaving

open areas between the residential districts and in the town centre, to falls similar

to the directions of existing stormwater flows. The drainage from the area south of

the site and within the site has been considered in the detailed planning. The soil
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conditions within the site generally are favourable, except for the eastern part

where foundations would have to be deeper and construction thus would be more

expensive. It was pointed out that the less favourable soil conditions extend

towards the northeast, which limits the possibilities of any future economical

expansion of the town in that direction. It was recommended, moreover, that

protective planting should be arranged, on the south and the south west of the new

town, against sandstorms rising from the south.

The Sixth of October is located on the top of a medium- height hill. This hill

stands 180-190 metres above its surroundings from the east, south and west and

has a gradual rising gradient in the north west direction. Such height provides

natural protection for the new town from sand movements. But, a massive sand-hill

which lies no more than 1800 metres parallel to the south western boundaries of

the industrial area, represents a potential source of sand movements. In order to

reduce the effects of such movements, the master plan recommended a heavy

shield of trees, of a width of no less than 40 metres, to be planted on the south

western boundary of the industrial area. More trees, the master plan suggested,

should be planted in the north western and northern sides of the town, to protect

the town against sand storms and sand movements. In relation to the soil conditions

of the new town site, it is believed to be suitable for economic construction of

buildings and infrastructure.

From a topographical point of view, the area of New Amerviah City presents

no particular constraints for urban development. The availability of flat areas

makes buildings and infrastructure construction more economical, while the higher

ridge locations provide pleasant views and the development of the ridge, it was

suggested, would add to the visual variety of the town.

The sub-soil strata consists of sandstone that is likely to have an adequate

bearing capacity for high buildings, so conditions are considered to be suitable for
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urban development. But in areas where the sandstone or rock is very close to the

surface, the laying of underground mains and services would be more costly. The

top-soil, it was pointed out, is generally very well suited for landscaping purposes

and needs little or no soil improvement. The loamy and clay soils, nevertheless, do

not easily absorb stormwater. This necessitates the investment in an adequate

drainage system to collect stormwater run-offs to minimise the risk of flooding,

particularly at the foot of the slopes and in flat, low-lying areas.

The prevailing wind direction is north to northwest, particularly in the

summer. The occasional spring storms (Kamassen wind) blow predominantly from

the south, which means that they would pass through the future agricultural areas

to the south of the new town. This is expected to reduce the amount of sand carried

by the wind. Moreover, the master plan recommended that green shelter belts be

planted to reduce the effects of the wind force.

The site of Sadat City is relatively higher than its surroundings areas. It is a

generally flat area with gentle slopes and is characterised by the absence of any

sharp topographical features. The natural slopes match the gradients required in

the drains and sewerage pipe network and this will assist in reducing the capital

costs of the installation as well as the operational costs of the sewerage disposal

y)&Th-

The soil within the site consists of sandstone which would allow for

economic construction of buildings and infrastructure. The site, however, faces

sandstorms from the north and northwest, while the occasional spring storm(

Kamassen wind), which carries large amounts of sand with it, blows from the west

in this case. The master plan, intending to reduce the effects of such sandstorms on

the town, recommended a protective planting, of reasonable width, to be arranged

on the south west of the new town.
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It could be argued, from the above discussion of the topography, the soil

conditions and sand movements, that the physical characteristics of the areas have

been taken into consideration while selecting the sites for the new towns. Yet, it

was found, while visiting these new towns, that they encounter sandstorms that

reduce visability and cause considerable deterioration in weather conditions. Such

poor conditions were attributed either to delays in planting the green shelter belts

or not following the recommendations of the master plans concerning the width of

such protective planting. It could be suggested, however, that locating the new

towns close to areas suitable for reclamation would improve their images,

accelerate land reclamation and enhance the diversity of economic activities as

well as reduce substantially the amount of sand carried by the winds.

g- Availability of Land

Desert features prevail in the whole country, except in the Nile valley and

its delta, which is characterised by the fertile soils and over-crowded population.

The Nile river brings down into Egypt sufficient volumes of water to support the

dense agricultural and urban population in the Valley and the Delta. The average

width of the flat alluvial floor of the Nile valley is about 10 km., flanked by the

desert on both sides.

The Egyptian desert is divided by the Nile valley into the Eastern and

Western deserts, while the Sinai peninsula lies in the north eastern part of the

country between Al Aqaba and the Suez gulfs. The Western desert extends from the

west of the Nile valley and the Delta to the Libyian borders, and from Sudan to the

Mediterranean sea. This desert represents more than two thirds of the total area

of Egypt, with an area of about 670,000 sq. km . The land of the region slopes

gently from the farthest south west, to the north and north east. The realisation of

petroleum, land reclamation and tourism potentials and related projects could

assist in developing the Western desert.



318

The Eastern desert of Egypt extends eastward from the Nile valley to the

Suez Canal and the Red Sea Coast. It has an area of about 220,000 sq. km . This

desert consists mainly of a great backbone of high mountains running parallel to the

Red Sea. It was suggested that the Eastern desert is one of the least polluted areas

in the world. Thus it was recommended that there should not be any industrial

development, especially near the coast which should be kept for tourism

development.

The Sinai Peninsula is separated from the Eastern desert by the Suez Canal

and the Suez Gulf. It has a total area of about 60,000 sq. km , stretching for 400

km from north to south and 200 km from east to west at its widest part. The

Peninsula represent a potential source for natural resources development as well

as tourism development (Attia, 1984).

The availability of land, as a factor in determining the locations of new

towns therefore could be dismissed in the case of Egypt, as an element of little

influence, except for the specific local physical conditions of the land. All the

desert land, where the new towns are to be developed, is owned by the state. Yet,

despite the vast supply of desert land, the overlapping of powers and areas of

control as well as the conflicts of interests between various authorities and

ministries can lead to serious disputes that could severely delay and disrupt the

development of the new towns. The most obvious case is El O'bour. The proposals

for its development were put forward at the end of 1978. But in 1986 the Ministry

of Defence proposed a new site for the town, with a total area of about 2,100

hectares, which is half the original designated area. It also set limits on the height

of buildings in the town, which the NCDA agreed to follow (see section 4-4).
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Investors' opinions of the locations of new towns:

As the group which would be affected most by the location of a new town,

the investors in the new towns were asked, in the field study, to express their

opinions about their locations. They were asked to rate the location of the new town

in which they invested. It could be said that the locations of the new towns, on a

scale from one (for very satisfactory) to five (for very dissatisfied) have been

rated highly, with a score ranging between 1.75 points for Sadat City and 1.85

points for the Tenth of Ramadan.

In the case of New Ameryiah City, the location was considered as

satisfactory only, with a score of 2.3 points. This relatively low rating could be

due to the fact that about 29% of the investors interviewed expressed their

disappointment with the poor quality of the public transport available between the

new town and other areas. It can be argued, nevertheless, that on average the

locations of the new towns have been considered by the investors to be

satisfactory.

8-3-2 SIze

Considering the question of size with respect to services available to the

population, it has been argued that a minimum size could be about 200,000 persons.

It was suggested, therefore, that a new town of half a million inhabitants can be

expected to be large enough to cater for nearly all the requirements of its

population. In terms of specialised services which cannot be supplied in the town,

they would be attainable in the parent city. In this respect, the four new towns are

all to be of larger sizes than the proposed minimum, as they will eventually range

between 350,000 inhabitants in the Sixth of October and about 500,000 inhabitants

in the Tenth of Ramadan, New Ameryiah City and Sadat City. This means that they
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will be well placed to cater for all but the most specialised service requirements of

their population.

In relation to per capita costs for infrastructure and other utilities, it was

claimed in the Tenth of Ramadan draft master plan that:

"(it) can be assumed to be sufficiently low as the size of the city in any

case will be large enough to take advantage of economies of scale"

It can be argued, however, that the costs of constructing and operating the

infrastructure would be expected to vary from one new town to another, in

accordance with the topography of the site of a new town. Such variations mean

that the size of the population that can sustain a sufficiently low per capita cost

would vary from one new town to another. This is reflected in the projected cost

differences between the infrastructure and housing per capita cost in the Tenth of

Ramadan, Sadat City and the Sixth of October. The per capita cost in the Tenth of

Ramadan, for instance, is estimated to account for 160% of the per capita cost in

Sadat City and 138% of the per capita cost in the Sixth of October (Table:8-3).

Yet, the Tenth of Ramadan, New Ameryiah City and Sadat City are planned for an

ultimate population target of about half a million inhabitants. It has been suggested

that New Ameryiah City and Sadat City could expand to accommodate about one

New Town	 Infrastructure & Housing

Per Capita Costs (.E.)

The Tenth of Ramadan	 3,868

The Sixth of October	 2.805

Sadat City	 2,390

Table 8-3: Estimated infrastructure and housing

per capita costs of the new towns.

Source: MHNCU. 1980.
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million inhabitants each. This could lead to the cost analysis for the new towns

moving to the rising side of the infrastructure and utilities costs curve and

consequently their NTDAs would be burdened with an increasing per capita cost

with population increase.

Furthermore, the functions which each new town has been established to

serve vary from one new town to another and would normally imply different sizes

of population. For instance, Sadat City and New Ameryiah City are to act as growth

centres, while the Tenth of Ramadan and the Sixth of October were to have a more

limited role as new towns that would mainly concentrate on attracting overspill

population and industrial activities from Cairo. Yet, such differences in their

functions had no effect on their planned sizes.

The size proposed for Sadat City was an outcome of an exercise to

determine the distribution of urban population among urban centres within Egypt in

the year 2000. The approach adopted was to consider the rank size distribution of

urban centres in Egypt and to make alternative assumptions about the behaviour of

the distribution dependent upon the dominance of Cairo and Alexandria.

The population of the urban settlements, as a percentage of that of Cairo,

was plotted against the rank of the settlement for the year 1960, 1966 and 1975.

It indicated:

* The increasing dominance of Cairo and Alexandria,

* The relatively small size of the second order cities (rank 3 to 10); and

* The relatively balanced hierarchy among the smaller settlements.

The relationship between size and rank was projected to the year 2000,

using Zipf's law (3) , to give population sizes for individual urban settlements. It

(3) It assumes a linear relationship between the size and rank of a settlements.
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was concluded that the population of Sadat City could range up to a high of around

one million and that a planning target of 500,000 inhabitants was reasonable.

Despite that, the master plan admits that no evidence was available from

elsewhere in the world to indicate whether or not Zipf's law can be applied to

desert settlements. Yet the master plan used it, assuming that it will apply in the

future to Egypt even though some of the proposed settlements, particularly the

middle size ones, are to be located in the desert. It has been suggested that Zipt's

law is too insensitive to be used to compare the actual and predicted size

distributions (Richardson, 1973). Furthermore, he suggested that the predictions

of all current models for the distribution future of city sizes are too insensitive to

be used to compare the actual and predicted size distributions.

The determinants of the sizes of the four new towns are not clear, except in

the case of Sadat City. The size decision did not depend solely on economic and

demographic principles which should in theory determine the size of any new town.

This is emphasised by the case of the Sixth of October, which was initially planned

for a population of 350,000 inhabitants, then increased by the national Physical

Planning Authority to 470,000 inhabitants and finally to 630,000 inhabitants in the

detailed plans prepared by the NTDA. It was suggested that the reasons behind such

a huge increase in the size of the new town were:

1- The anticipated huge demand on the residential as well as industrial

establishments in the town;

2- The attractiveness of the location and the weather of the town;

3- The need for providing as much residential and industrial land as possible to

attract the residents of Cairo.
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8-4 SummiLX

The Egyptian new towns were designated, as stated in their master plans,

as self-contained communities, both in terms of employment as well as services

and facilities provision for their residents. They were, nevertheless, found to have

failed to achieve any degree of self-containment, with the vast majority of those

working in the new towns investigated commuting daily. Additionally, it was found

that a large number of service premises were constructed in the new towns but

most of them were left unused because the responsible governmental authorities

refused to provide the services, either because of the small number of inhabitants

in these towns or the lack of funds allocated to such provision.

The populations of the new towns in Egypt were found to be mostly

imbalanced in terms of their age structure, socio-economic composition and

male/female distribution. But, with these towns having achieved a very limited

population increase since designation, such imbalance can have no significant effect

yet on the provision of services and facilities in the new towns.

The industrial structures developed in the new towns were found, according

to the entropy measure, to have achieved a reasonable degree of industrial

diversification which can lead to the attainment of a degree of industrial stability.

In terms of linkages, it was found that there were no significant backward or

forward linkages in existence between the industrial firms investigated in the new

towns. The industrial structures of the new towns were also found to include a

considerable number of industries that achieved low or moderate growth rates

between 1980/81-1986/87. This highlights the need for the introduction of

incentives to encourage investors to invest in industries with growth as well as

linkage potential.
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The new towns investigated were found to be well located in relation to the

functions they were established to serve and were found to be close to large

markets. They are situated in locations with good access to transport and

communication networks, and their sites have reasonable physical characteristics.

All the new towns investigated are also situated close to regions with development

potential. But, being in the desert, it was found that they were badly situated in

relation to the availability of water. This meant that the new towns were to

depend, initially, on unsuitable ground water to supply the needs of their residents

and industries. In later stages, the provision of a permanent water supply involved

spending vast amounts on obtaining water from remote surface water sources. The

locations of the new towns were also found to have been selected without taking

into consideration the availability of land suitable for agriculture and reclamation

activities.

In terms of the new towns sizes, it was found that they were not

determined using coherent economic, or demographic criteria. The sizes of the

Egyptian new towns were rather determined according to political, peripheral and

superficial reasons.
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Chapter 9

Conclusions and rec.ommendatlon

9-1 jjroductlon

The government expected the new towns policy in Egypt to affect national

population distribution and the directions and potentials of future economic

development and urbanisation. The study, however, revealed that the effects of the

current new towns policy in Egypt have been minimal in the fourteen years since

initiation, and the programme lags far behind in achieving its objectives. An overall

review of the new towns policy is considered essential.

The ultimate aim of this research is to develop guiding principles to assist

the new towns development agencies in Egypt to review their policy and meet their

initial terms of reference. The study, therefore, started by setting a background

for understanding the "new town" concept and its implementation process. This

involved studying various definitions and theoretical features of the "new town"

concept. This was followed by an examination of the British new towns policy, both

in terms of transforming the concept into a public programme, and the performance

and achievements of that policy. The attention then turned to the Egyptian new

towns, with the examination of the overall polley and the financial and

administrative systems adopted to implement it. The performance and

achievements of the Egyptian new towns, both in terms of their own economic and

demographic objectives and the universal conceptual features of the new towns,

were examined and evaluated. This examination was undertaken while bearing in

mind the need to point out and highlight the weaknesses as welt as the strengths of

the Egyptian new towns experience.

This chapter begins with the results of the studies of the new town concept

and the British new towns policy. Then the findings of the examination of the
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Egyptian new towns policy, in terms of the overall aims and the administrative and

financial aspects involved, are discussed. This is followed by an evaluation of the

new towns performance as well as their economic and demographic achievements

so far. The final section considers the possible recommendations that may secure

and enhance new towns development programme.

9-2 Summary and general conclusions: the research findings

Finding a single universally approved definition for the new urban settlement

concept was not an easy task. A variety of definitions was produced for a variety

of concepts describing large-scale urban development. The confusion associated

with the complexities of the concepts and possible definitions led to the introduction

of a particular definition for adoption in this study which incorporates the essential

features of the "new town" concept. These features were grouped into two

categories; the first, "the functional features", included "self-containment",

"balance", "a sound economic base" and "sponsorship" issues. The second category,

"the physical features", included "location" and " size". The significance and

desired incidence and degree of these features were the cause of some

misunderstandings.

The results of investigation of the British new towns performance and

achievements disclosed the absence, from the very beginning, of any initial policy

guidelines for the overall number, sizes or locations of the new towns to be

developed in Britain. There seemed to be a lack of a national perspective in regard

to the policy. Even in the later stages, when the new towns were designated as

regional growth centres, only Milton Keynes was planned as part of a regional

structure plan; but the overall national perspective was still missing.

The creation of a "Development Corporation" to be responsible for a new town

development, was largely successful, except for the lack of a formal approach for

co-ordination and cooperation between the Development Corporations themselves
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and between them and various governmental agencies. When the development of a

new town was complete, its Development Corporation was wound up and the assets

it had developed were transferred, mainly to the New Towns Commission which

was set up to manage and sell those assets. Financially, the British new towns

policy was a success, with not only the re-payment of all long term loans received

from central government but also with the securing of ultimate profits generated

by the New Towns Commission from selling assets developed by the Development

Corporations.

The British new towns progressed rapidly in terms of both employment

provision as well as population growth. This led to several increases in the

population targets of a number of early new towns and increases in the projected

population targets of later new towns. But, the new towns contribution to the

decanting of existing, older economic activities from over-crowded conurbations

was limited, the basis of their growth stemming from the preferential factors for

new industrial and trading activities.

The British new towns achieved a relatively high degree of self-

containment, compared with existing towns of similar sizes. But, because of age-

structure imbalances, the Development Corporations had to provide extra facilities

for the age groups that dominated in certain phases of in the new towns growth;

mainly for young couples and young children at the beginning and teenagers at later

stages.

The British new towns managed to maintain a steady and rapid rate of

employment growth, compared with other towns of similar sizes. Also, they had in

most cases achieved a reasonable degree of industrial diversification and

consequently economic stability, except in the cases where their economic bases

had been dominated by one type of industry, as in the case of Corby, or where the
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employment provision was dominated by too large a number of vulnerable branches

of large firms, as in the case of Skelmersdale.

Overall, the British new towns were successful in accomplishing their

individual objectives both economically and demographically, within the time limits

set for them. It was learnt from studying the British experience that one of the

main factors in developing new towns successfully lies in the formulation of a tight

and efficient administration. The administrative system adopted in the British case

involved the establishment of autonomous Development Corporations, with simple

and efficient organisational structures. These Corporations had all the staff

expertise necessary for designing as well as implementing large-scale development

schemes. In turn, the Development Corporations were closely monitored through

annual reports which each Development Corporation had to submit to the

Department of the Environment, charting its progress and achievements as well as

the problems confronted.

The second major factor underlying the successful development of new

towns, was the adoption of an efficient and closely monitored financial system.

From the very beginning, even when new towns development was not expected to

generate substantial profits, the funds advanced from central government to the

Development Corporations were provided as long-term loans and not as grants. The

Development Corporations therefore had to ensure that these loans were spent

efficiently as they had to repay them from the funds generated. This approach was

consolidated in the late 1960s, with central government emphasising the

undertaking of projects which promised to have significant income generating

potential. Additionally, in order to ensure a financially sound, systematic and

consistent development, the Development Corporations concentrated their

obligatory spending upon infrastructures in carefully phased stages immediately

prior to major development schemes.
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The Development Corporations were also required to produce an annual

financial statement of their current and planned spending and revenues,

summarising their current financial positions for the Department of the

Environment. These statements were monitored and inspected regularly by the

Audit Office to ensure efficiency and effectiveness in the accountancy systems

which controlled and recorded spending flows as well as revenue receipts.

The Development Corporations knew that the success of the new towns

depended upon their ability to attract private sector investment, particularly in the

late 1960s when it was recognised that the government alone could not sustain the

cash flow needed for new towns development. The Development Corporations took

into consideration the involvement of the private sector in their development

schemes, ensuring through promotion and negotiation that public and private

investment complemented each other, so that the development process was

undertaken efficiently. It also helped that the national economy was on an upturn

during the sixties and early seventies.

But in regard to the Egyptian new towns policy which started some fourteen

years ago and has so far designated some ten new towns, the performance and

progress achieved is quite insignificant. The new towns have failed to attain their

stated objectives for they have not achieved any significant progress either

economically or demographically. It was found that the main factors which led to

such failures were the inefficiencies in the administrative and financial systems

adopted. Corrective measures will be difficult because of the currently depressed

state of the national economy, but the following sections consider the key issues

and the weaknesses found, and offer some guidelines for future action.
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9-2-1 Overall new towns policy

(1) The new towns policy was adopted in Egypt without prior preparation of

regional plans which might have provided a rational basis for the determination of

the optimum number, locations, sizes and functions of the new towns to be

designated. Decision making is controlled totally by politicians who are faced by

implacable short-term problems of all kinds, and this could endanger the rationality

of the grounds according to which the new towns are designated.

(2) The new towns policy was not integrated into overall national and regional

economic development strategies. Instead, the new towns were treated as a

separate development option for which special funds were allocated in the National

Economic and Social Development Plans.

(3) There were no precise procedures to be followed when designating a new town.

There was therefore no statutory process which might have allowed professional

experts and the public to participate in the final decisions.

(4) A satellite towns development policy was pursued parallel to the new towns

policy as a means of relieving the over-crowding in the major cities. The progress

achieved in this programme has been limited, despite the government's emphasis on

the "designation and planningN of further satellite towns. Only one satellite town

has been developed so far and this has coalesced with the outskirts of Cairo. This

policy is expected to run counter to the desired effects of new towns development,

particularly as the two policies are competing for the limited financial resources,

construction capabilities and administrative and professional workforce of the

country.
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9-2-2 AdministratIve aspects

(1) The New Communities Development Authority (NCDA) was given all the powers

and functions necessary for undertaking new towns development, leaving the New

Town Development Authorities (NTDAs) with no precise powers or functions to

undertake. This resulted in the NTDAs acting as construction agencies, undertaking

development in the new towns under instruction and to the designs and programmes

set by the NCDA, whether well planned or not..

(2) The structures of the NCDA and the NTDAs suffered from the usual obstacles

experienced by any bureaucratic governmental agency. The complexity in their

structures and duplications of divisional functions led to clerical over-staffing and

lengthy checks arising from complex sets of bureaucratic regulations. The NCDA

and NTDAs also suffered from a shortage of expert staff necessary for the

planning, supervision and monitoring of such large-scale development schemes.

(3) Neither the NCDA nor the NTDAs have a coherent system for physical piannin

or financial budgeting, with annual and periodical targets supervised by a

monitoring system that can take into consideration any changing priorities, for

example, the lack of population for whom housing, services and infrastructure

were supposedly constructed.

(4) There is a lack of a comprehensive information system to keep the

management, as well as the public, up-to-date with the progress achieved in the

new towns.

(5) The NTDAs are undertaking infrastructure and services provision without

consultation with the local or regional authorities responsible for operating and

maintaining the services. Such unnecessary conflicts cause problems and delay the

utilisation of these services, denying the public the use of the facilities and

incurring substantial opportunity costs"
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9-2-3 Financial aspects

(1) The NCDA and the NTDAs approached new towns development as a financially

non-profit making process. This approach was fostered by the generally accepted

arguments that new towns development was not expected to yield any significant

financial revenues. It was appreciated that the investment in new towns

development could have a positive impact on society as a whole and might

substantially change the structure of the economy and the geographical distribution

of population.

(2) The financial system adopted in the Egyptian new towns lacked any form of

control or criteria to determine spending priorities. The system was rigid and

inefficient, similar to that adopted by other bureaucratic governmental agencies.

This inefficient financial system, coupled with the absence of any comprehensive

and consistent short-term planning, has led to mis-management, reflected in

inconsistent and excessive provision of infrastructure, services and housing well in

advance of the current, or even near future, needs of the new towns residents or

industries, leaving these costly facilities either under-utilised or unoperational.

(3) The NCDA and the NTDAs employed a budget system which stressed the

traditional budget functions of control and accountability for individual projects and

placed major emphasis on the physical objectives and their organisational

responsibility for expenditure, rather than the evaluation of alternative, less

expensive options.

(4) In terms of programme monitoring, the activities of the NCDA and the NTDAs

were monitored by an annual expenditure targets system, according to which the

NCDA and the NTDAs were allocated certain amounts of public funds to invest

during a particular year on new towns deve'opment. The NCDA and the NTDAs had

to spend all the funds allocated to them in order to be regarded as achieving their

financial targets, underspending being seen as a sign of slackness and inefficiency.
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(5) Compared to the other new towns the Tenth of Ramadan and the Sixth of

October were given substantial sums to invest. The remaining sums were spread

between a large number of new towns, with some towns receiving marginal

amounts, which affected commercial perceptions of public directions and limited

capital investment and therefore their chances of attaining any significant returns.

Additionally, each NTDA was allowed to re-invest in its town the sums it

generated. Despite being an incentive for the NTDAs to improve their performance,

this gave an advantageous edge to the towns that had received substantial sums to

invest in the first place.

(6) The NCDA's have depended mainly on selling serviced land in general, and

serviced industrial land in particular, in order to raise their own funds. The land

sold was offered at significantly subsidised prices to encourage development. But,

substantial proportions of the funds generated by the NCDA's from selling land were

not paid by the due date, nor were debtors actively pursued. Other possible sources

for internal fund generating were found to be very limited.

9-2-4 Economic aspects

(1) The new towns had a limited effect on economic decentralisation in the country.

A small number of firms had been pressured to move by lack of space for expansion

and the lack of services and infrastructure in their original locations, as well as the

unsuitability of their original premises. Even then these premises were once again

used for industrial activities similar to those of the former occupants. Such

replacement was encouraged by the absence of any form of control over the

vacated premises.

(2) Although the new towns were expected to assist in developing the natural

resources available in the desert regions, this objective was not given the

necessary attention either i1i locating or planning the new towns.
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(3) The availability of cheap land was considered to be one of the permissible

incentives to attract investors to the new towns. Indeed, the provision of cheap

land represented the main motive for entrepreneurs to invest in the new towns.

Yet, most firms bought this cheap land in excess of their current needs, and it is a

reasonable assumption, based upon past practices, that this was for speculation

purposes.

(4) Concerning the tax reliefs introduced to encourage investment and consequently

new towns development, there appeared to have been no fundamental study

underlying them, as they were offered excessively to investors in the new towns,

especially those whose activities had tendency towards high profit margins in any

case.

(5) Industrial development in the new towns lags substantially behind their

proposed employment targets. The NTDA5 have also failed to achieve the balanced

industrial structures proposed in their master plans. These proposals, which

anticipated precise and very detailed employment projections, were recommended

despite the fact that in a wmixedN economic system such as that adopted in Egypt, it

is not possible for government to direct industrialists to locate in one town rather

than another.

(6) The entrepreneurs wishing to invest in the new towns were required to obtain a

large number of permissions from different ministries and governmental

authorities, which caused considerable delays for these would-be investors. This

was exacerbated when the start of production by the firms which eventually

located in the new towns was held up by bottle-necks in infrastructure and utilities

supply.

(7) A large proportion of the industrial structure of the new towns involved

industries that achieved low or moderate growth rate in Egypt during the 1980s.

Nevertheless, the structure achieved a reasonable degree of diversification which
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can provide a degree of industrial stability. In terms of linkages, there were no

significant backward or forward linkages between the industrial firms in the new

towns.

(8) There was no evidence of any coherent criteria by which the NTDAs selected or

even encouraged the development of certain industries in their new towns.

(9) Employment provision in the service and the tourism sectors was almost absent

from all the new towns because of the NTDAs over-emphasis on industrial

development as the sole means for developing employment potential in the

new towns. In regard to employment opportunities in the community facilities

(which were to be developed parallel to population growth) the small number of

inhabitants living in the new towns meant that those facilities are only marginally

developed.

9-2-5 Demoaraphic aspeC

(1) The new towns have so far completely failed to achieve their projected share of

the growing population of Egypt, and consequently have no significant effect on the

geographical distribution pattern of the population, perhaps because the political

sponsors were confused about the prime functions and stated goals of the new

towns movement.

(2) The poor performance of the new towns in attracting more inhabitants was

partly due to the slow rate of employment growth at the beginning of their

development process. Most of the people working in the new towns commute daily

from nearby governorates.

(3) As far as journeys to work are concerned, the new towns were found to be no

where near achieving any degree of self-containment. Also, in terms of the second

meaning of self- containment (that is the provision of a wide range of facilities) the

new towns lacked any form of social life because the services and built facilities
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which might have encouraged and fostered this objective were either scattered

over large areas within the new town, or left unused.

(4) The daily commuters employed in the new towns are of relatively low income

groups who cannot afford to buy or Jease a housing unit in the new town in which

they work. The tenure system of rented housing units adopted in the Egyptian new

towns created a sense of insecurity in the occupants, who have to move out of their

houses when they leave their jobs in the new town.

(5) Another reason which contributed to the poor population increase in the new

towns could be the NTDAs heavy concentration on construction activities without a

parallel development of the necessary social fabric to inculcate a sense of belonging

in the labour force.

(6) Although housing construction rates were behind the targets set in the master

plans, this cannot be taken as a reason for the poor performance of the new towns,

as a large number of the housing units were, and still are, unoccupied.

9-3 Recommendations

For the Egyptian new towns to progress efficiently and achieve the targets

set for them a number of recommendations are made. These recommendations are

believed to be within the known capabilities and resources of Egypt, so that they

can be taken into consideration by those responsible for both existing and future

Egyptian new towns. The recommendations are categorised according to the key

issues discussed in the previous sections.



337

9-3-1 Overall new towns policy

(1) There is a need for comprehensive studies to be undertaken, both at national and

regional levels, to determine the optimum number, locations, sizes and functions of

the new towns to be designated in Egypt. At an intellectual level these studies

should take into consideration financial and economic capabilities of the economy to

support the development of such towns, and at a practical level the crucial

importance of ensuring sustainable water supply from nearby sources for new

towns development in the desert regions. The outcome of these studies should be

considered by the cabinet and agreed upon by all ministries and governmental

authorities involved in new towns development A coherent, consistent policy must

be declared and organisational structures should be designed to ensure effective

co-ordination of the efforts of all departments.

(2) Economic development strategies and new towns policy are both concerned with

the creation of conditions conducive to sustainable economic and social

development. Therefore, the linkages between economic development strategies and

new towns policy should be recognised and strengthened, so as to enhance their

individual and combined contributions to the process of raising standards of living

and the quality of life. Improved integration would also assist in overcoming some

of the problems associated with resource allocations.

(3) The designation of new towns in Egypt should follow agreed, pre-determined

procedures that allow the public and professional experts to participate in decision-

making. This could be achieved by setting up a public inquiry in the region where the

new town is proposed for development. Such an inquiry should be chaired by an

independent expert and be well publicised in such a way as to attract the experts

and the general public interested to attend.
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(4) The development of satellite towns should be abandoned in favour of

concentrating financial and economic resources as well as the nation's construction

capabilities on new towns development.

(5) Comprehensive national strategies for rural development and urban renewal

should be adopted and implemented parallel to the new towns policy. These

strategies should concentrate on improving the provision of facilities and services

and on restructuring the economic bases of rural and small and medium sized

towns, so as to reduce out-migration movements and enhance their contribution to

regional and national development efforts.

9-3-2 Administrative aspects

(1) A transfer of powers from the NCDA to the NTDAs should be undertaken in

order to enable them to become active planning and development agencies with

flexibility in developing their new towns. Such statutory powers should be

accompanied by the setting of precise responsibilities and tasks for the NTDAs to

undertake. For this process to succeed, the NTDAs should be provided with the

necessary staff from various professional disciplines who have expertise in town

and urban planning. In turn, the performance and achievements of the NTDAs should

be closely monitored and evaluated by the NCDA.

(2) The NCDA should act as a central consultancy agency that can, if asked, provide

technical assistance to the NTDAs and co-ordinate and facilitate systematic

cooperation between different NTDAs on one hand and between the NTDAs and

different ministries and governmental authorities and agencies involved in new

towns development, on the other.

(3) The organisational structures of the NCDA and NTDAs should be reviewed and

re-structured in a simpler structure that will allow for flexibility and speed in

decision-making. The re-structuring process should also enable the NCDA and
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NTDAs to shake out the clerical over-staffing which has occurred over the past ten

to fourteen years.

(4) Coherent planning, budgeting and monitoring systems with annual and periodical

economic and demographic targets, and not only construction ones, should be set up

within the NTDAs. As a part of this effort a comprehensive information system

that can provide up-to-date information, both to different departments within the

NCDA and the NTDAs as well as the public, should be introduced. Under this system,

the NTDA5 should provide regular reports on their financial status, the progress

they have achieved, in terms of economic, social and demographic development, as

well as the problems they have confronted to the NCDA In particular they should

conduct regular surveys covering residential and economic activities in the new

towns, in order to assess their success, and obstacles confronting them. Reports

assessing the results of such surveys should be published and made accessible to

the professional experts and the general public.

(5) A co-operation and consultation relationship should be formulated between the

NTDA5 and local and regional authorities responsible for operating and maintaining

the services and facilities to be provided in the new towns. This must be done as

early as possible in the initial design phase in order to avoid possible conflicts and

obstacles in operating and maintaining these services and facilities.

9-3-3 Financial aspects:

(1) The conception of the new towns development as a non-profit making process

should be altered. This does not mean approaching this process from a solely

financial perspective, rather it should be viewed from a policy standpoint

according to which the social and essential needs of the new towns residents, the

economic activities and all profit generating activities, are balanced.
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(2) There should be a comprehensive review of the financial system adopted in the

Egyptian new towns. Such a review should involve the introduction of sets of

criteria that can be used to determine spending priorities, as well as an efficient

monitoring approach that relates spending to the benefits, both financial and social,

derived from them. This can only be made possible by integrating the financial

management within comprehensive short, medium and long-term development

programmes.

(3) The NTDAs should introduce a budget system that can be used as an instrument

for project evaluation, programme control and resource allocation after the

evaluation of alternative options for action.

(4) The traditional programme monitoring should be replaced by a new programme

that not only monitors annual expenditure targets but also the benefits, both direct

and indirect, to be derived from such expenditure. The new programme should also

monitor the expenditure made by the NTDAs from a wider perspective, one that

takes into account the effects of such expenditure on other activities undertaken in

the new towns.

(5) Instead of spreading the funds between a large number of new towns, the funds

and efforts should be concentrated upon fewer new towns so as to increase the

chances of achieving balanced development and generating relatively significant

revenues from such development. Additionally, the system of allowing each NTDA

to re-invest the funds it generates should continue, but guarantees are required

that all the new towns will be allocated, at least proportionally, the public funds

they require and consider necessary for starting and sustaining the development

process. As the new towns mature, the NTDAs will be able to become more

financially independent.

(6) The land pricing policy should be reviewed so as to reduce price subsidies as

much as possible, particularly with the large number of people reported to have
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shown interest in buying land in the new towns. Also, land sales should be

undertaken gradually so that the NTDAs can benefit from land price increases which

will occur as the new towns progress. The NTDAs should look for ways and means

other than selling land for revenue generation. This could include widening the range

of services and assistance they offer to new towns residents and economic

activities and encouraging actual land development.

9-3-4 Economic aspects

(1) The new towns should not be considered as independent entities offering a good

environment for investment, but rather as an integrated part within the overall

national economic efforts. This means taking into consideration the fact that

investors in the new towns are subjected to the overall national economic climate

in general and the towns' economic difficulties in particular. Therefore, in order to

encourage new towns economic development, ways and means of improving the

overall economic climate nationwide should be adopted. Given the current state of

the Egyptian economy it may be that all development time-scales may have to be

revised.

(2) Having regard to the British experience, the new towns are not likely to play a

major role in attracting existing economic activities from existing major cities.

Therefore, there should be more emphasis on the establishment of new projects

outside of the over-crowded areas in general and the new towns in particular. This

will require the introduction of industrial development control in over-crowded

areas, as well as the allocation of public funds for industrial as well as other

economic development activities in National Development Plans, which with regional

perspectives in mind, will give priority to the new towns as locations for new

economic activities and projects.

(3) There should be a review of the tax relief system which has been adopted to

encourage more investment in the new towns. Such a review should be considered
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with the formulation of a coherent set of development policies, as a necessary

precondition for the development of a useful set of special tax incentives that will

be worth the effort and costs of designing and implementing them. Until such a

strategy is elaborated, tax incentives can only be revised so as to appear to work

towards the general ends of increasing "productive" investment in modern, rapid-

growing, largely value-added or labour-intensive sectors of the economy.

Similarly, the importance of encouraging exports should be explicitly addressed.

For that purpose a special subsidy exchange rate for export-producing firms is

considered to be the favoured method, because of its administrative simplicity,

flexibility certainty, and proved efficiency.

(4) The NTDAs should be provided with guidelines determined by the Ministry of

Economics, the Ministry of Industry and the Ministry of Planning, in regard to the

approval of the types of economic activities which will best enhance national

benefits if located in the new towns. Entrepreneurs should not then have to travel

around to obtain permissions from different ministries and governmental agencies,

the powers having been delegated to the NTDAs.

(5) Similarly, with the sort of cooperation and consultation approach suggested

between the NTDAs and local and regional authorities responsible for operating

services and facilities in the new towns, entrepreneurs who wish to establish their

firms in the new towns should be permitted to process their requests for supplies

of services or facilities, such as water or electricity, through the NTDAs, who will

liaise with the concerned authority. To prevent this approach causing further

delays to entrepreneurs, a time limit for the processing of such requests should be

set and any delays should be dealt with severely.
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9-3-5 Demoaraphic aspects

(1) The acute problem of very limited population growth achieved by the new towns

necessitates a comprehensive survey in the highly populated areas in Egypt with

the sole purpose of discovering features such as the forms and types of housing,

services and facilities, that can attract people to move to new towns. This will

allow the NTDAs to approach new towns development in a comprehensive manner,

instead of the current project by project approach, taking into consideration the

particular characteristics and abilities of population they need to attract to the new

towns, so that population growth can be sustained in parallel with new employment

opportunities.

(2) Housing prices should be reviewed in the light of the estimated financial

capabilities of the workers so as to provide some match between them, in order to

allow them to acquire accommodation there. Failing this the core-housing system,

established in the Tenth of Ramadan and recommended for Sadat City, but not

implemented, should be re-considered as a system which could reduce unit costs

and therefore the financial burden of social housing on the government. Such a

system also allows the owner of the house to extend it according to his own ability

and consequently might create in such an owner the feeling of belonging to the town.

9-4 Final conclusion

Currently, the rapid rate of population growth, the drift of the population to

the main cities and the concentration of economic activities in large cities are

continuing. All these factors have contributed to more acute problems from which

Egyprs main cities suffer and which need to be confronted, as they impose a

mounting threat to the stability and prospects for life in Egypt. Finding a means to

control such urban development is crucial.
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The only viable alternative to be pursued as an effective means of

controlling urban development and achieving structural changes in the geographical

distribution of population and economic activities, without encroaching on

agricultural land, is a revised new towns policy. Instead of "designating and

planning" more and more new towns, this policy should concentrate on developing

the early new towns where the development process has already progressed,

namely, the Tenth of Ramadan, the Sixth of October, New Ameryiah City, Sadat

City, New Damietta and New Sallehia. As for the other designated new towns, a

moratorium should be imposed upon them for the time being. When the early new

towns start to achieve reasonable progress and they can depend largely on the

funds they themselves generate, then attention should turn back to the second

generation new towns. Until that time, unless there is a substantial improvement in

the national economy, they must mark time and make do with minimal investment

to consolidate and hold their current positions only.
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New Communities and Utilities report in 1988 some £.E. 47.79 million had been

spent on water supply schemes undertaken in New Ameryiah City since designation.

The 1990 report of the Ministry however suggested that the total amount spent on

water supply schemes undertaken in New Ameryiah City since designation was £.E.

23.026 million. Similarly, total spending on infrastructure construction in New

Sallehia since designation was given as £.E. 18.296 million in the 1988 report,

compared with £.E. 17.710 million in the 1990 report. The most confusing case in

which the figures were found to be manipulated in regard to the total area of

serviced land (see Tables:1 and 2), is given below:

(million sq.m.)

Serviced	 The Tenth of The Sixth of New 	 Sadat City New Damietta New Sallehia

land	 Raniadan October	 Ameryiah City ______ ________ ________

Residential	 4,035	 4.462	 1.365	 3,051	 1,328	 1,700

Industrial	 10,0096	 7,006	 2,145	 2,120	 901	 1,500

service & commercia 	 1338	 1,908	 2,025	 1,463	 240	 800

Total	 15469	 13,376	 5,535	 6,634	 2469	 4,000

Tablel: Total area of serviced land until 1988

Source: Ministry of Housing, New Communities and Utilities

(million sq.m.)

Serviced	 The Tenth of The Sixth of New 	 Sadat City New Damietta New Sallehia

	

landRamadan	 October	 Ameryiah City ________ ___________ ___________

Residential	 4,000	 9,122	 148	 1,668	 1,328	 907

1 lndustrial	 10,104	 9,700	 2,145	 2,786	 891	 869

service & commercia 	 1,338	 4,395	 59	 ________	 240	 300

Lrotal	 15,442 i 23.217	 2,352	 4,454	 2.459	 2.076

Table 2: Table 2: Total area of serviced land until 1990

Source: Ministry of Housing, New Communities and Utilities



361

Appendix 2

QUESTIONNAIRE FORM.

1- GENERAL INFORMATION:

(1) Name of tirm:

(2) Address (industrial area):

(3) Is this the firm's only production plant?

If the answer is NO ask:

* Where are the other plants 'ocated?

Yes	 No

* Where are the firm's headquarters located?

(4)
	

a-What is the total area of the site?
	

sq. m.

b- What is the total roofed area?
	

sq. m.

(5) Type of activity:

1- Food industry.

3- Building material md.

5- Textile md.

7- Plastic

9- Paper products

2- Engineering and Electric md.

4- Wood and Furniture md.

6- Chemical and Medicine hid.

8- Mechanical & Metal md.

10- Miscellaneous.

(6) Is your production currently used to capacity:	 Yes	 No

If the answer is (NO) ask why?

1- Shortage in raw material.	 2- shortage in employment supply.
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3- Marketing difficulties.	 4- The firm in trial period.

5- Importing difficulties 	 6- Others (specify).

2 EMPLOYMENT:

(7) Employment structure and residence in the town:

(a) Employment structure:

Illiterate
	

Employees

Can read and write
	

Employees

Secondary school graduate
	

Employees

University graduate
	

Employees

(b)Occpational categories

Administration	 Skilled
	

Unskilled

	

resident	 resident	 resident

	

In Out	 In Out	 In Out

Male

Female

Total

(8) Do the employees who travel from outside the new town come mainly from:

lAsk about the numbers if possible).

1- Cairo.	 Employees

2- Alexandria.	 Employees

3- Belbeis.	 Employees

4- Ismailia.	 Employees

5- Elsewhere in Egypt (specify).
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(9) Does the firm provide means transportation to the plant? 	 YES.	 NO.

IL f he answer is I Yes) ask

* What is the proportion of your employees who use this transportation

service?

(10) Does the firm provide accommodation for its employees? YES.	 NO.

= If the answer Is fYes)ask:

* What are the types and the conditions of the accommodation they

provided?

1- Family accom.	 Range of monthly payment

(a) Houses	 no. of units	 Rent/sale	 £.E.

(b) Flats	 no. of units	 Rent/sale	 £.E.

2- Singles' accom.	 no. of units	 Rent/sale	 £.E.

3- Shared accom.	 no. of units	 Rent/sale	 £.E.

* What is the proportion of your employees for whom you have provided

this accommodation?

= If the answer Is (Noiask wh y not?

(11) Considering this plant, has it been:

(a) newly established in the new town

(b) moved from somewhere else

Continue if the answer Is (b) . otherwise go straight to

Section -4-
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-3- PREVIOUS LOCATION:

(12) Where was the previous location of this plant?

1- Cairo.	 2- Alexandria.

3- Sharkia.	 4- Canal region.

5- Others (specify).

(13) Why it was decided to move?

1- Unsuitability of the building in the previous location.

2- The lack of services and amenities.

3- The high costs associated with the previous location.

4- The lack of space for expansion.

5- Others (specify).

(14) Did the firm take into account the need for key workers to move their work

place from the old to the new plant before deciding to move?
	

Yes	 No

If the answer is (Yes) ask:

*How?

If the answer is (No) ask:

* Why this was not necessary?

(15) What is the current use of your previous location?

1- Same activities.	 2- Other industrial activities

3- Vacant.	 4- Residential purposes.

5- Commercial purposes.	 6- Others (specify).
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(16) How many of the old plant's employees are now working here in the new

plant?

Number	 employees (	 %of old plant's employees before the move).

(17) How have costs been changed by the move?

Increased
	

About the same	 Reduced

- Labour cost.

- Transportation costs.

- Production costs.

- Others.

(18) Is labour more or less efficient than the previous location?

a-More	 b-About the same

* Why?

1- Timekeeping.	 2- Absenteeism.

3- Turnover	 5- Skill shortages

4- Others(specify).

c-Less

-4- CHOOSING THE CURRENT LOCATION;

(19) What other locations were considered for moving/establishing this plant?

(if any)

1- None
	

2- Cairo.

3- Alexandria.	 4- Sharkia.

5- Canal region.	 6- Others (specify).
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(20) How did you you first became aware of the opportunities for establishing this

plant in the new town?

(21) Why it was decided to move/establish the plant in the new town?

1- Availability of land for possible future expension.

2- Availability of sufficient services and amenities.

3- Availability of comparatively cheap land.

4- The tax allowances given to the firms in the new towns.

5- Others (specify).

(22) When did the plant became operational in the new town? Date / 	 /19

(23) What were the main difficulties confronting the management while moving

before start working in the new town" ?

1- The large number of permissions needed for the move/ establishment of

the plant.

2- The lack of cooperation from the new town Development Authority.

3- The shortage in skilled workers supply.

4- Others (specify).

(24) How much has been invested by your firm in this plant (including site)?	 £.E.

5- OBTAINING INPUTS:

(25) How much of your main inputs, approximitly by value, are:

(a) Raw materials
	

% of the total input

(b) Semi- processed materials
	

% of the total input

(c) Processed materials
	

% of the total input
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(26) Where are the sources for the plant's main inputs?

AREA	 Raw materials Semi-processed 	 Processed

1- Cairo.

2- Alexandria.

3- Sharkia

4- Canal region.

5- The new town itself.

6- Overseas.

7- Others (specify).

(27) What are the main difficulties associated with obtaining the inputs?

1- The necessity of dealing with governmental bureaucracy.

2- The shortage in the inputs supply locally.

3- The inputs' high prices.

4- The main inputs needed to be imported.

5- Supply unreliable.

6- Others (specify).

-6- MARKET%WG

(28) What are the proportions of your products sold in?

1- Cairo.	 % of total output

2- Alexandria	 % of total output

3- The new town	 % of total output

4- Sharkia	 % of total output
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5- Canal region	 % of total output

6- Abroad	 % of total output

7- Elsewhere in Egypt (specify).

(29) What are the main difficulties associated with marketing your products?

1- The high transportation costs.

2- The product is new and unknown to the consumers.

3- The availability of a number of alternative products in the market.

4- Others (specify).

-7- GENERAL OPINION ABOUT THE NEW TOWN:

(30) From the experience of your plant what do you think of:

1	 2	 3	 4	 5

a- New town location. 	 I------I------I------I------I------

Disadvantageous	 Highly advantageous

1	 2	 3	 4	 5

b- Services in the new town.	 I------I------I------I------I------I

Satisfactory	 Very unsatisfactory

1
	

2	 3	 4	 5

c- Amenities in the new town. 	 I------I------I------I------I

Satisfactory
	

Very unsatisfactory

1
	

2	 3	 4	 5

d- The NTDA. cooperation.	 I------I------I------I------I------I

Satisfactbry
	

Very unsatisfactory
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1	 2	 3	 4	 5

e- Skifled workers supp)y.	 I -----I------1 -1 ------I- I

Satisfactory	 Very unsatisfactory

(31) Would you advise other firms to move to the new town? YES 	 NO

=Why ? ( write the reply in fufi)
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