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“Everyone has the right to a standard of living adequate for 
the health and well-being of himself and of his family, 
including food, clothing, housing and medical care and 
necessary social services, and the right to security in the event 
of unemployment, sickness, disability, widowhood, old age or 
other lack of livelihood in circumstances beyond his control” 
 

The Universal Declaration of Human Rights, Article 25(1), 1948 



The largest oil exporter in the world 

Many of projects 

BUT  Why ?? 

Saudi Arabia has 
an area  of 

approximately  
2,149,690 km2  

population : 
27,136,977 

Introduction 



• All human have a right to live in adequate shelter. Therefore, housing is 
one of the most critical topics in most developed and developing 
countries.  

• Recently, and because of oil revenues, Gulf countries achieved great 
developments and made huge steps to be advanced countries. These 
revenues encouraged Gulf countries to develop their economy, 
infrastructures and policies. 

• Among Gulf countries, The Kingdom of Saudi Arabia has made  
noticeable progress in recent decades in enhancing and developing the 
economy and urban form.  

Introduction 



• The Kingdom had and still has a rapid increase in population.  Between 
2004 and 2010 around 3%  annually.  

• Group aged below 25 years old represents more than 50% of the total 
population. 

• The proportion of the population living in urban areas increased rapidly  
from 1970s. 

• The high rate of migration to major cities . 
• Housing market in the Saudi Arabia witnessed a rapid rise in houses and 

land prices in most areas of the Kingdom. This increase exceeded the 
household incomes.  

• The market witnessed a decline in percentage of homeownership, 
particularly for middle and low incomes.  

• The demand for affordable housing has largely increased in the past 
decades due to many reasons. 

Introduction 



General Objective and Hypothesis 

General Objective 
 
Demonstrate and identify the major problems and challenges to access 
housing sector in Saudi Arabia. The reasons behind these problems will be 
also illustrated. The study will place emphasis on affordable housing and 
homeownership for the middle and low income groups.  

The hypothesis 
 
In spite of all programs and assistances from the government, the lack of 
affordable housing supply (and demand) in Saudi Arabia is due to the 
current legislative framework and especially in residential land and funding 
programs. 



Research Methodology 

The study is divided into two main parts: a literature review and an analysis 
of the data collected.  
 
For the literature review, initially we concentrated on selected books, 
newspapers, and reports that employ a qualitative methodology and which 
relate to housing in general with a focus on homeownership and affordable 
housing.  
 
After that, we narrowed the scope to literature relating to the housing 
sector in Saudi Arabia, also with a focus on homeownership and affordable 
housing. 
  
Finally, we extracted the information most relevant to this study. 



Data collection and analysis relied on several different research techniques. 
Mixed quantitative and qualitative methods are used in this study: 
documentary analysis, interviews, and a questionnaire. 
  
The documentary analysis looked at a several television programs that 
focused on discussed the housing sector with an emphasis on 
homeownership and affordable housing in the Kingdom. 
  
Interviews were conducted with real estate developers to establish their 
perspective on the difficulties facing the private housing sector and also 
with representatives from middle and low income groups.  
 
The questionnaire was published on the Internet to try to reach a large 
number of participants. An important objective of the questionnaire was to 
generate a database for the study. 

Research Methodology 
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Governmental bodies for housing affairs 

Ministry of Water and Electricity 

Ministry of Justice  

Ministry of Economy and Planning  

Ministry of Finance (MOF)  

Ministry of Social Affairs 

Ministry of Municipal and Rural Affairs (MOMRA)  

Ministry of Housing (MOH) 

In the Kingdom of Saudi Arabia there are currently seven main state bodies 
at the highest administrative level that take the lead on housing sector 
policy. 

Housing sector in Saudi Arabia  



Land grant program  
 
• In the late 1960s, the Government began to give land to eligible Saudi 

citizens for free. 
• The program contributed to the success of housing provision in the 

Kingdom.  
 
Presently the land grant program faces acute challenges: 
 
• A huge backlog of unprocessed land grants 
• Waiting periods up to 30 years 
• New land grants are mostly in undeveloped areas. 
• In 2010, the GHA housing sample survey revealed that less than 5% of 

the land grants had been used directly by their beneficiaries to build 
their own homes.  

Housing sector in Saudi Arabia  



Land Market and Land Transfer in Saudi Arabia 

Housing sector in Saudi Arabia  



National Development Plans (The Five Year Plans) 

All of the government’s five-year plans, covering the years from 1970 to 2015, paid 
great attention to the housing sector; access to adequate housing is considered a 
fundamental right guaranteed by the government. Due to the high economic growth 
rate, increased employment and income opportunities, and the rapid acceleration of 
population growth rates, housing demand increased and a supply–demand gap 
emerged. The discrepancy between targeted and actual housing units, shown in Table 
1, clearly illustrates this supply–demand gap. Successive development plans failed to 
meet their target number of housing units. With the exception of the 2nd and 5th 
development plans, actual housing units were between 37-60% of the target total. 

Housing sector in Saudi Arabia  



The Real Estate Development Fund (REDF) 

Founded in 1974, the REDF is a government agency, supervised by the Ministry of 
Finance. The agency’s objective is to support the development of real-estate projects 
through personal or investment loans to individuals and commercial real estate 
developers. REDF provide long term interest free loans . Loans for private houses 
constitute the largest proportion of the loans granted by the fund. These loans 
constitute more than 99% of the total number of loans, and their value constitutes 
95.6% of the total amount of financing provided by the fund (Ministry of Public Works 
and Housing, 1998). 
In the mid-1980s REDF funding dropped from more than SR600 million (nearly 160 
million of U.S dollar) to SR200 million (nearly 53.4 million of U.S dollar) due to a drop 
in oil prices.  

Housing sector in Saudi Arabia  



Ownership and home loans 

REDF dominates Saudi home finance 

Saudi citizens have traditionally used personal capital and family savings to purchase 
homes. Banks offer home loans, but only on a limited basis, and some companies in 
both the private and public sectors have in-house financing schemes to help 
employees buy homes. However, these options, usually reserved for wealthier Saudis, 
are often not available to mid to low-income households. Saudis of lesser means can 
apply to REDF for home loans. REDF loans dominate the Saudi housing market, 
accounting for 81% of total home financing. 

Housing sector in Saudi Arabia  



Most public servants with five years’ experience are paid between SR3000 and 
SR20,250 per month. Public service employees are paid a 15 grade scale; the wage is 
SR8,644, although most employees earn around SR5,699. Even at the highest end of 
the scale, a public service employee could not afford for example a villa in Riyadh city 
described in the below  scenario.( Banque Saudi Fransi, 2011) 

Income 

Home ownership out of reach for many government employees (home 
loan from bank) 

Housing sector in Saudi Arabia  



Average private sector wages fail to match home loan demands 

Housing sector in Saudi Arabia  



RESULTS OF DATA COLLECTION 
Interviews with real estate developers 

The problems facing developers can be summarized as:  
 
• Delay in obtaining permits and licenses. 
• Scarcity of land at reasonable prices. 
• Rising building material prices and lack of support from the government 

to regulate prices.  
• High interest rates of loans from banks. 

• Housing projects provided by the Companies targeted households 
income more than SR12000  (around 3200 US Dollar )per month. 

• Real estate developers participation does not exceed 15% of the housing 
projects. 



Television programs 

• The minimum monthly income needed to own a house in Saudi is SR13,000. Less 
than 20% of families meet this criterion. 

• 33% of a citizen's income goes to housing and residential land prices have risen 
80-100% during the last three years. 

• Land cost around 60 % of  total housing prices . 
• A culture of horizontal expansion contributed to the housing crisis. 
• The purchasing power of citizens is an important cause of the crisis. 
• The government’s system of land allocation is problematic 
• The government agencies are not best suited to implement housing projects 

because of lack of cost control and unequal distribution. 
• The Ministry of Housing should develop, plan, and supervise strategies, not 

implementing projects. 
• Land grants were transformed into investments and did not result in the 

construction of new houses. 
• the large consumption of residential land. For example, in the capital the average 

residential lot is 504m2 . 
• instituting policies that would encourage reverse migration from large cities to 

small towns. 
• The speculative housing market has driven land prices to unaffordable levels. 
• Lack of affordable loans for middle and low-income. 
• monopoly in land ownership, especially in areas around the main. 
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The problems facing developers can be summarized as:  
• The absence of regulations for real estate developers and also support both in 

funding or facilities made the market unattractive. 
• Obstacles for developers: procedural requirements, specifically delays in obtaining 

permits and licenses, and lack of funding. 
• Lack of structured real estate market in the Kingdom. 

 

The proposed solutions: 
• Encourage companies and real estate developers and support them. 
• Facilitate permits, licenses and credits. 
• Allow specialized international companies to enter the Saudi housing sector. 
• Pass the mortgage law. 
• Support studies in the housing sector and take advantage of other countries' 

experience. 
• Distribution of land grants should be in serviced areas. 
• We must explore new ideas and take advantage of international experience. 
• Developing residential suburbs on the outskirts of cities to relieve the pressure on 

the major cities. 
• Increase investment in small towns. 
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E-questionnaire survey 

Do you own your current house? 
Frequency Percent 

Yes 224 18.3 % 
No 1003 81.7 % 
Total 1227 100,0 % 

Are you satisfied with Your current house (Does it provide 
your needs)? 

Frequency Percent 

Yes 417 34 % 

No 810 66 % 

Total 1227 100,0 % 

Do you think that it is difficult to get a housing loan? 

Frequency Percent 

Yes   920 75 % 

No 307 25 % 

Total 1227 100 % 

RESULTS OF DATA COLLECTION 

Preference of type of house 
Frequency Percent 

Apartment 62 5.1 % 
Villas 894 72.9 % 
Duplex villas 211 17.2 % 
Floor in a villa 60 4.9 % 
Total 1227 100,0 % 

Do you see that housing has become a problem in the 
Kingdom 

Frequency Percent 

Yes   1211 98.7 % 

No 16 1.3 % 

Total 1227 100 % 

Do you see that the rental prices in the Kingdom suitable 
for all classes? 

Frequency Percent 

Yes   24 2 % 
No 1203 98 % 
Total 1227 100 % 

Do you prefer to own or rent housing 
Frequency Percent 

Owen house  1174 95.7 % 
Rent 53 4.3 % 
Total 1227 100 % 

Type of house  
Frequency Percent 

Apartment 674 54.9 % 
Villas 145 11.8 % 
Duplex villas 43 3.5 % 
Floor in a villa 96 7.8 % 
With the family 269 21.9 % 
Total 1227 100,0 % 



Analysis of middle and low income group (less than SR15,000) 

Homeownership and type of Housing 

%
Tenure type Apartment Duplex villas Floor in a villa Villas With the family Total
No 93,4 73,3 86,8 65,2 89,6 89,6
Yes 6,6 26,7 13,2 34,8 10,4 10,4
 Total 100,0 100,0 100,0 100,0 100,0 100,0

Type of house 

%
Household size Apartment Duplex villas Floor in a villa Villas Total

2 Or less 5,2 23,0 5,7 66,1 100,0
From 3 to 5 6,3 20,0 4,7 69,0 100,0
From 6 to 10 3,8 15,2 4,8 76,2 100,0
More than 10 4,5 11,4 2,3 81,8 100,0
Total 5,4 19,0 4,8 70,8 100,0

What is your favorite type of housing

%
monthly income Apartment Duplex villas Floor in a villa Villas Total
Less than 2000 SR 5,0 15,0 25,0 55,0 100,0
From 2001 SR to 6000 SR 9,6 18,1 6,6 65,7 100,0
From 6001 SR to 10000 SR 5,2 19,4 4,3 71,1 100,0
From 10001 SR to 15000 SR 3,4 19,4 3,1 74,2 100,0
Total 5,4 19,0 4,8 70,8 100,0

 Favorite type of housing

    Number  % 

Gender  
Male 775 90,4 
Female 82 9,6 

    

Marital Status 
Single 210 24,5 
Married 631 73,6 
Divorced 16 1,9 

    

Household size 

2 Or less 174 20,3 
From 3 to 5 429 50,1 
From 6 to 10 210 24,5 
More than 10 44 5,1 

    

Age 

Less than 20 years 1 0,1 
From 21 to 26 108 12,6 
From 26 to 31 381 44,5 
From 31 to 41 307 35,8 
From 41 to 51 50 5,8 
From 51 to 61 9 1,1 
More than 61 years 1 0,1 

    

Level of 
education 

Primary School 16 1,9 
Secondary School 116 13,5 
Diploma 141 16,5 
Bachelor 443 51,7 
High Education 
(Master & PHD) 141 16,5 

    

Average of 
monthly income  

Less than 2000 SR 20 2,3 
From 2001 SR to 6000 
SR 166 19,4 
From 6001 SR to 
10000 SR 346 40,4 
From 10001 SR to 
15000 SR 325 37,9 

RESULTS OF DATA COLLECTION 



Face to face interviews  

% 
Preference for ready built house or buy land and 

build house 

Level of education 
Own land and 

built it 
Ready built house  Total 

Secondary School 37,3 62,7 100,0 
Diploma 42,9 57,1 100,0 
Bachelor 44,3 55,7 100,0 
high education (master & 
PHD)  

60,0 40,0 100,0 

 Total 44,3 55,7 100,0 

Housing information  

Level of education and Preference for ready built house 
or buy land and build house  

    Number  % 
Are you looking to 
own a house or to 
rent? 

Own house 236 99,6 

Rent 1 0,4 

    

What type of house 
you are looking for? 

Apartment 20 8,4 
Duplex villa 47 19,8 
Other 14 5,9 
Villa 156 65,8 

    

Are you looking for a 
ready built house or 
to buy land and build 
a house? 

Own land and 
built it 

105 44,3 

Ready built 
house 

132 55,7 

    

Will you apply to get 
a loan to own a 
house? 

No 56 23,6 

Yes 181 76,4 

    Number  % 

Tenure type 

Owned by the 
family 

53 22,4 

Owned the house 26 11,0 
Provided by the 
work 

5 2,1 

Rented house 153 64,6 

    

Type of house  

Apartment 171 72,2 
Duplex villa 12 5,1 
Other 4 1,7 
Traditional house 15 6,3 
Villa 35 14,8 

    

Satisfaction 
with current 

house 

No 178 75,1 

Yes 59 24,9 

Future house information  

correlation between Years of 
Experience and Homeownership  

RESULTS OF DATA COLLECTION 



• In the past, the Saudi Arabia Government raised the proportion of 
homeownership through a range of programs including: the Real Estate 
Development Fund and land grant programs, but eventually, given rising 
population and concentration of the population in cities, these programs 
could not satisfy the increasing demand.  

• Central government departments and large companies in major cities 
have contributed to the concentration of population and internal 
migration to cities, into these cities, which led to significantly increased 
demand for housing. In addition, there are identified implementation 
weaknesses in housing development projects undertaken by the Ministry 
of Housing. 

• A culture of horizontal expansion in the Kingdom, the division of land 
and the granting of land in undeveloped areas contributed to the 
housing crisis. In addition, land grants did not guarantee the construction 
of houses; land grants were often transformed into investments. 

• It is very important to understand that the crisis cannot be solved simply 
by building more houses; the needs and the aspirations of the target 
groups must be studied and taken into consideration.  

Conclusion 



Conclusion 

Main problems facing the middle and low income groups are: 
 
• A lack of affordable housing.  
• Rise in housing prices due to high land prices, where the residential land 

price constitutes about 60% of the final value of a house. The main 
causes of that is monopoly and speculation of land. Some interviewees 
proposed the imposition of legislation to limit the monopoly of land and 
yearly fees on residential land as solutions to alleviate the housing 
shortage. 

• Funding difficulties: the waiting period to obtain loan from the REDF is 
excessive. The banks charge high interest rates and obtaining loans to 
finance a house purchase is difficult.  

Overall, it can be said that this study has proved that the 
legislative framework contributed directly to the housing 
crisis.  



Conclusion 
Factors affecting the provision of housing 



• Support studies in the housing sector and take advantage of other 
countries' experience. 

• Reconsider the distribution mechanism for real estate development fund 
loans; and reevaluate its programs. 

• Reconsider the land grant system. 
• Reconsider municipal laws and regulations relating to land; reduce the 

size of lots in order to reduce the cost of building houses and thereby 
make them accessible to more of the population. 

• Use of modern methods and construction materials will contribute to 
providing high quality housing in a short time. 

• Unity and connectivity of all housing issues under one main legislative 
authority will foster appropriate decision-making and eliminate 
regulatory discrepancies and conflict with other distinct governmental 
sectors.   
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