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HOUSING DEVELOPMENT AND INVESTMENT POTENTIALS
REPUBLIC OF NIGER

Highlights of three meetings, February 24 and 25, 1971

Near-Term Housing Goals

The government of Niger has decided that the most important immediate
- housing 6bjective is to provide suitable accommodations for governmental
officials 1iving in Niamey, particularly the younger ones who are moving
up into bositions of substantial responsibility. At present there is
insufficient good, modern housing, so that many governmental employees do
not have shelter commensurate with their socio-economic rank. (In young,
developing nations where there are few, if any, established wealthy families
or large industrialists, governmental officials and employees command the
highest prestige ratings).

In order to meet this housing need, the government has already selected
a site for 44 new villa-type houses which will be sold on a lease-sale
plan, with financing provided by Credit du Niger, using French funds
furnished at 3-1/2 percent interest. The "villas" which correspond gen-
erally to moderate income detached homes in the U. S., will involve construc-
tion costs ranging from 2-1/2 to 4-1/4 million CFA francs, or from U. S. .
$10,000 to 15,000. Undeveloped 1a;d is understood to be furnished without
charge, since raw acreage at the urban edge is tantamount to being a free
good in Niger. However, the provision of water, sewers and electricity --
or urbanism as it is called in French West Africa -- is very expensive,

The government has a fund to subsidize urbanism, and it is understood

that sites for the first 44 villas will have water, sewers and electricity



extended from the adjoining installations which are not far from the U.S.
and French Embassies and the higher income "foreign colony" of embassy
staff housing. The cost of urbanism facilities was roughiy estimated as
ranging from 12-1/2 to 50 percent of total housing construction expenses,
with the percentage varying inversely with housing size and cost. Where
existing water, sewer and electrical lines afe not close at hand, costs
could rise very significantly.

A private builder has already been selected to proceed with the first
44 houses (in fact, work has already been started), but Credit du Niger,
which functions as the developer, has calculated that construction costs can
be reduced from 20 to 30 percent on future projects by assuming the
builder's role and eliminating the diseconomies and profits of private
contractors. To this end, arrangements have already been made to
purchase and stockpile sizable quantities of those plumbing, electrical

and other items which have to be imported.

Intermediate Plans

A 1ist was furnished (Exhibit A) of 85 public officials who have re-
quested new homes; presumably the first 44 houses will go to the highest
fncome officials on this 1list, and the balance will be housed in the next
project, which has already been designed as a group of 26 duplex units. Note
that salaries range from CFAF 36,000 to 96,000 per month (U.S. $130 to 350),
and that 30 percent of the salary is expected to be used for housing

purchase payments.



3
A study was published on February 8, 1971 of the salaries of all
government employees. Starting with those earning CFAF 20,000 and over,

the distribution is as follows:

Monthly Income

CFAF U.S. $ No. Employees
20,000 - 25,000 $72 - 90 1,218
25,000 - 30,000 90 - 108 1,068
30,000 - 40,000 108 - 144 1,517
40,000 - 50,000 144 - 180 553
50,000 - 70,000 180 - 252 404
70,000 - 100,000 252 - 360 155
over 100,000 Over 360 79

Total with incomes 20,000 and over 4,994

Undoubtedly some of this group of 5,000 employees will remain in-
definitely as renters and not try to acquire a nome under lease-sale
arrangements, particularly those at the lower end of the income scale;
others toward the higher end may already be homeowners. But it is the goal
of the government to afford all of this group an opportunity to occupy
housing commensurate with their position and income.

Besides the government employees,lincluding those in the Niamey
municipal government (Niamey has a Mayor), there are salaried employees
in local private industry who could qualify under homeownership plans.
However, no studies of salaried incomes in the private sector have been
made, and no estimates were offered. At this time, the government has no
near-term or intermediate goals to provide ownership housing for the private

sector, but those who have sufficient resources can (and do) have houses
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constructed by private builders. We saw a significant number of homes
under construction on scattered locations in the better neighborhoods where
utilities would be available.

Long Range Object-ves

Because Niger is one of the less prosperous nations of former French
West Africa and has trade deficits partly due to its land-locked location
(i.e., no rail or water transport), France continues to support the Niger
balance of payments through loans to Credit du Niger and through French
participation in the Central Bank of the CFA currencies. A very large pro-
portion of the goods used for urban consumption and investment must be
imported at considerable cost, either by air or truck. At present, exports
are confined to agricultural products, e.g., dates, cotton, hides, peanuts
etc., and some minerals. Developmental work is underway to produce and
refine some uranium deposits that have been discovered in the desert area,
and there is active 0il exploration underway. Mineral resources could
become important in the future of the economy of Niger, but they are as
yet undelivered.

As indicated above, the need for utility installations precedes and
exceeds the need for lower income housing in this hot, dry climate where
températures over 150°F in Niamey have been experienced. Foreign capital,
with long-ter:n, low-interest rate loans will be needed to extend water and
electricity to low-income, non-salaried families in Niamey. No plans were
mentioned for any other Niger towns, many of which are small desert settle-

ments with nomadic populations.
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As urbanism can be installed in and around Niamey; the government
would 1ike to construct more modern types of rental compounds, emphasiiing
the use of concrete blocks and cement, instead of the traditional mud
blocks. Health and sanitation are the first goal; housing per se, second.
- There seemed to be an implied recognition that mass rental housing
compounds would not be economic, but that the government would have to make
major capital contributions unless some rich, benevolent foreign nation
chose to play angel.

Apparently French interest extends to financing housing projects
which are sound and marketable and to supporting Niger's balance of'payments
in the common currency central bank, but not beyond. Unlike the Ivory
Coast, other developed nations such as Norway, West Germany and Israel have

not offered to assist in Niger housing projects. A frank appeal for U. S.

aid with direct loans at Tow interest rates was made by the Secretary of

State

Meetings with Officials in Niger

Immediately upon our arrival, Mr. Charles E. Myers, AID Program De-
velopment Officer set up a meeting with M, Abdoulaye Diallo, High
Commissioner of Development, and M. Oumarou Youssoufou, First Secretary of
the Niger Embassy in Washington. The AID Housing Investment Guaranty Pro-
gram had been discussed with M. Youssoufou in Washington, and he arrived in
Niamey two days before the team. It had been understood that M. Youssoufou '
would have discussed the AID Housing Program with officials of the Niger
government and would try to gather certain information before the team's
arrival. However, his delay in leaving Washington apparently precluded

such advance work.
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M. Diallo assembled several of his staff and other officials, in-
cluding M. Youssoufou, the Director, Credit du Niger, and two economists.
The team attempted to explain the‘program and identified the kinds of informa-
tion which would assist in evaluating the scope of the market and levels
of construction costs. However, it 1at§r became evident that M. Diallo
was thinking in terms of direct loans from the U. S. Government at low
interest rates. A second meeting at 5 p.m. was arranged by M. Diallo, to
include the Secretary of State, the Mayor of Niamey, the Director of Public
Works, and the Economic Adviser of the President.

Between the first and second meetings, the team was received by U. S.
Ambassador McClelland, and explained to him what had been learned thus far.
He understood local needs and problems, and expressed encouragement for the
team's efforts.,

At the second meeting, the operation of the AID Housing Investment
Guaranty Program was described step-by-step, with M. Youssoufou serving as
translator. After interest rates and charges were explained, the Secretary
of State pointed out that France provides direct loans at 3-1/2 percent,
and that his government would be ill-advised to use U.S. private capital at
around 8 percent. ATl that the U.S. offers is foreign exchange to a deficit-
burdened nation, and perhaps some technical assistance. It was later in-
dicated that French loans are expected to be available in sufficient amount
to meet the near and intermediate term housing goals. When French low-cost
money is exhausted, U.S. funds would be welcome, but preferably for land
development preceding home building, and in the form of direct loans

between governments.,
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During the course of the second meeting, it was pointed out that there
are several steps that a country starting an urban housing program must take
before it is ready to break ground, viz:

1. Establisy its housing goals and select or create an agency to
administer its pragram,

2. Examine its laws and make needed enactments.

3. Develop urban land-use plans, and institute zoning or other land-use
controls.

4. Survey its residential construction capability, both public and
private, and take steps to recruit and train technicians and workers, if
necessary, or invite foreign participation, or both.

5. Study the potential market demand in the light of its housing goals,
and adjust its financing and construction schedules accordingly.

6. Organize and staff an agency to administer housing projects and
the related loans or purchase contracts, or select a private agency or system
to perform such functions.

It was evident that parts of this process had been considered by elements
of the Niger government, but the concept of a national housing program and
the linkages involved had not been fully or clearly formulated. If nothing
else develops with Niger in the near future, at least this discussion was
a contribution.

Credit du Niger and Housing Finance

This agency appears to be an independent bureau (according to the
telephone directory) but must have close ties to the Ministry of Finance.

It 1s understood to be the administrator of funds loaned by the French



government for various kinds of development, now including housing.
M. Bontempts, the Deputy Director, explained some of their plans for
housing finance during a pre-arrariged meeting on the second day. (Note:
. February 25 proved to be a national holiday because of the state visit of
the President of Nigeria; all governmental offices were officially closed).
When the French funds are used for lease purchase contracts for new housing,
these will be the terms:

Basic interest:

Purchase contracts under 1 million CFAF 5%
Purchase contracts from 1 to 1.5 million CFAF 6%
Purchase contracts over 1.5 million CFAF 7%
Rental projects 3%
Additional charges:
Financing 1.4%
General administration 2.5%
Maintenance 2.0%
Insurance 0.15%
Total additional charges 6.05%

Thus the monthly charges to a purchaser will range from 11.05% to 13.05%,
when using French funds costing 3-1/2%. Presumably if U.S. funds costing
about 8% were used instead of French funds, the rates to purchasers would be
some 4-1/2% higher.

The Credit du Niger expressed strong feelings against allowing purchase
contracts or mortgage terms running longer than 10 years, Similar opinions
were frequently heard in the Ivory Coast. Maturity patterns followed by
Credit du Niger permit maximums of 4 years for oridinary mud block houses,

7 years for better class mud block, and 10 years for cement block construc-
tion,

The reasons why longer maturities are distrusted in French West Africa

are not clear. The rationale usually offered is that the structures may not
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last longer or the people (and the neighborhood) may move away, as does
happen in rural villages. Apparently there are several missing ingre-
dients in this appraisal of urban‘housing investment risks.

1. The concept of housing market demand is not understood because
there is practically no real estate market except in the very highest
price class of houses bought or rented for foreign diplomatic staffs, and
these are negotiated directly by the parties to the occupancy turnover.

2. Locational advantage in a growing urban center is not realized,
partly because vacant land at the fringe has practically no value, and partly
because much developed urban land was initially donated as raw acreage from
the public domain.

3. Economic freedom is not more than 10 years old in many former
Colonial states; political stability has been uncertain or uneasy in a
number of the newer nations; and the urban growth process is not recognized
as a force associated with the freedoms of economic choice and mobility.

4, Longer lending terms were not used in Colonial years, and are
regarded as untried or unsound by banking and financial officers who --
as Europeans -- helped to administer or witnessed Colonial affairs, and
have remained.

Certainly these aversions to 20 year contracts -- and longer -- will have
to be overcome by experience as a teacher, if monthly payment rates are ever
to be reduced to reach the far broader market of middle- and lower-middle
income families who, as urban residents, would cven now prize the
priviledge of ownership., It seems likely, also, that the various fees and

charges being loaded onto hasic interest rates are excessive for the stated
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purposes. High financing and administrative crarges are a function of both
small volume and inefficiency. These should begin to decline as volume
grows and productivity rises; but the risk exists that in the absence of pri-
vate competition, high overhead charges may become frozen as a governmental
tradition, just as maturity concepts were in the colonial years.

Little if anything was learned about the capital markets existing
or used in Niger. It is underst&od, however, that as in other former French
colonies, there are local commercial banks to serve the needs of business.
However, these institutions are not authorized to accept savings deposits
and there is no institutional structure for collecting thrift accumulations
except the postal savings system. This system was reported as both cumber-
some to use and distrusted by those with small liquid holdings.

Niger is a sparse, poor country and any monetized savings would be
largely in Niamey. In the U.S., a city of 90,000 to 100,000 can support
one or more separate savings banks; but possibly not more than one-third
of the families in Niamey have money to save. Certainly thrift accounts
would not fit the government's plan to encourage homeownership by lease-
sale, where downpayments are not required and closing costs are deferred
until the end of the contract when purchase is completed.

While the brief duration of the team's visit (practically only one day)
did not allow an inquiryvinto thrift practices and related institutional needs,
it seems to be quite marginal as to whether it would be useful to discuss
the establishment of a savings bank at this stage of Niger's economic
development.

It was reported that a World Bank team recently completed a study of

the economy of Niger, and thefr report is expected to be available in
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Washington in about four months. This report will certainly provide a wealth
of economic and institutional information not available to the team during
its brief visit. It is highly recommended that the World Bank report on

Niger be given close attention by the AID Office of Housing in Washington

b pwvery

and others who will be required to make investment policy recommendations

regarding the Republic of Niger.

Prefabrication Proposals and Building Materials

At the initiative of the government of Niger, U. S. consultants studied
the possibility of producing pre-cast modular cement panels which could be
used for side walls, roofs, and interior separations. Their repori indicated
that such a plan was technically feasible, using locally available ﬁaterials;
two bedroom units could be readily manufactured for about U.S. $4,640 if
1,000 units a year were produced. The cost would drop to $4,240 if 5,000
were built in a year. See Exhibit B.

However, as one of the consultants noted in a dissenting report
(Carlson), the proposal would be a move from labor-intensive techniques
to capital-intensive methods in a nation where labor is cheap, under-
employment high, and capital is scarce. Suitable machinery to produce the
precast panels would cost more than potential market demand could amortize;
the Niamey market could not absorb 1,000 units a year, let alone 5,000.

Hence it would be preferable to continue to utilize conventional cement blocks
as the primary building material.

While the glamour of machine production is not easily set aside by the

officials who initiated the request, the concensus of opinion seemed to be
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to continue with usual construction materials and methods., However, the team
was informed that recently the production 6f fired clay tile for roofing
and other componeats has commenced, and the cost is competitive with.
corrugated galvanized iron which must be imported, while sand and clay are
literally free praducts.

Comparative Construction Costs

M. Bontemps of Credit du Niger provided the following cost information
about the 26-unit project of duplex houses to be built as their next project.
Each unit would have two bedrooms and two stories, containing about 625 square
feet. If the project were to be built by a large (by Niamey standards) private
construction company, the cost would run CFAF 18,300, or about $6.66 per
square foot, not including utilities. Average unit construction cost would
be about $4,165 for the 26-house project. Utilities for a small project of
this size would cost about $1,275 per lot, but the cost per unit would decline
if the project were larger, because economies of scale are involved. Also,
since the government has some funds to subsidize urbanism, only part -- if
any -- of the utility cost would be passed on to the purchaser.

In comparing the two methods of construction, it is of interest that
the 2-bedroom unit of pre-cast panels would contain only 387 sauare feet --
vs. 625 for the conventional duplexes -- and would cost nearly $12 a square
foot at a production rate of 1,000 a year. This is nearly twice as much as the
cost of conventional construction by a private-builder, and obviously 1s not
competitive in Niamey's small market.

The 44 larger villas now under construction vary in size and appoint-
ments. The biggest contains about 1,120 square feet and will cost about
. $17,000, while the somewhat smaller units will sell for $13,800; this is 1in
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LiE CUSL range OT 14 TO PID @ square Toot., However, there will be a
smaller, economy model which will cost about $8,360 at $9.30 a square
foot.

After studying the foregoing proposals by prfvate builders, Credit du
Niger estimates that some 20 to 30% of the cost can be reduced through direct
construction by a government agency. Accordingly, it has made a decision
to assume the role of residential builder in Niamey in those projects built
for government employces or with governmental support.

OQutlook and Conclusions

The officials of the government are making a number of decisions that
are correct for Niger.

-- use cheap French capital as long as it is availables

turn to other nations, including the U.S., when French capital
becomes insufficient;
-- study and observe the emerging process of urbanism in Niamey before
making marked changes in financing practices, charges and resecrves;
-- emphasize labor intensive methods of construction and the use of
indigenous materials in order to reduce costs and imports;
-~ develop construction capability within the government, buy imported
materials in quantity and stockpile them in order to avoid the
high costs, profits and risks inherent in the use of small-scale
private construction firms.
The government of Niger urges U.S. AID to find a way to make short-term
(10-year) self-liquidating capital development loans to expand their urban
utility systems of electricity, water and sewers. This takes a far higher

priority than financing housing without the utilities, since the government



14
and its growing middle-income urbén population cannot afford both on the
needed scale. This might require new AID legislation or new administrative
policy determinations, but the need is reported as common to many developing
nations.

At this time, there are no housing projects planned which cannot be
financed at lower interest costs by the French government. It would be well,
however, to have the able AID staff in Niamey keep a close over-view of progres
on the housing projects, and be prepared to advise Washington of any change
in course or needs.

The use of development loan funds to assist in funding the cost of
electric and water utilities for residential purposes warrants further ex-
ploration through the regional approach. It might be possible to provide
funds to the African Development Bank or some other regional agency which
in turn could make loans at moderate interest rates to those nations which
have specific project proposals for inw- and moderate-income housing ready
for execution as soon as urbanism is installed. The provision of housing
is truly developmental, since urban workers must have adequate shelter near

their place of employment.



LIST OF PERSONS IN ARRANGED MEETINGS

Niger Government

M, Abdoulaye Diallo, High Commissioner of Development

M. Mai Maigana, Secretary of State

M. Moussa Bako, Director of Public WOrkg

M. Mohamane Ousmane, Mayor of Niamey

M. Bayle, Economic Adviser to the President

-------------- , Director, Credit du Niger

M. Bontemps, Deputy Director, Credit du Niger

M. Oumaron Youssoufou, First Secretary, Niger Embassy, Washington, D. C.

Several staff engineers and economists who were not identified.

U. S. Government

Ambassador Roswell D. McClelland
Miss Sarah Jane Littlefield, AID
Mr. Charles Myers, AID

Miss Marilyn Johnson, USIS
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12.600
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EXHIBIT A

Type Villa

ECO 112
MT 90
H S5 112
HT 74

M s 100
S 100
T 74
$ 112

ECO 112 IV -V
M
B

Case

v

<<«

20,302 (demandé)
14.492
26.194
11.276

23.670 (demandé)
20.302  19.460

23,670
11.276

26.194

ECO 112 IV-Vv 20.302 - 19.430

12.600 M s 100
HT 74 IV-V 12.810 - 11276

v

v

23.670 (demandé)

23.670 (demandé)

RT 74 Iv-¢ 12.810 - 11276
BT 74 IV-V 12.810 - 11.276
HT 74 IV-V 12.810 - 11.276

MS 112 v

MSs 112

HT 90 v

MS 112 v

ECO 100 III-IV-V
ECO 112 v

MS 112

KS 112 V- Vv

ECO 112 IV - V

26.194

14.4592 (3 piéces)

26.194 (demandé)
21.564 -18,518

17.9%8
19.460

26.194

31.094 - 30.124
23.344 22.376
( 15 ans )

cosfene
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B X

32

- ALIMATOU MARCEL . Imstituteur 38 1 + 6= 7 72.099 21.200 ECO 112 21.879 (17 ans)
-~ TEGAMI ALFARI Météo ASECN & 38
- DIOULDE LAYA Sociologue Educ. Nationale 33 1 = 1 70.500 21.150 ECO 112 IV -V 20.302 -~ 19.460
— SOUMAILA OUMAROU - Mécanicien S. N. T. N 30 1 + 4 a ] 72.000 * 21.000 ECO 112 IV -V 20.302 - 19.460
~ CISSE AMADOU Ingénieur Génie Rural 32 1 ¢+ 2 = 3 61.000 18.300 ECO 100 IV -V 18.618 - 17.776
ECO 112 v 15.460
- MAYIXI IRO -Dir, Adm. Aff. Econcmiques 33 csl., 72.000 21.000 ECO 112 IV -V 20.302 -~ 19.460
ECO 100 T IIX 21.564
~ SADDAY NAMARAN Inspecteur des P T T Nt‘&*“, 27 Cé&l, 50.000 15,000 HT 9 IV -V 15.334 -~ 14.492
- NOGA AMADOU T. Inspecteur TRESOR 30 1 + 2 = 3 58.000 17.400 ECO 100 v  17.776
= MAIGA AEDOULAYE Moniteur E. N. I 29 1 + 2 = 3 45.000 28.500 MS 112 IV -V 27.036 - 26.194
A*s\(.‘v..v\- Sc" (LS\:&J&!-. + Bpou.S0.000 . :
~ DOURAMANE MOUSSA Ingénienr Travaux Agricoles 28 1 ¢+ 2 = 3 50.000 15,000 HT 90 IV -V 15.334 - 14.492
= HAMANI TIECOURA  Officier de Police :
AD;MOU HAMIDOU M. '
MCUNXEILA AROUNA Commis. Gén. au Dé&v. i 32 1 + 2 = 3 53.000 15.900 ECO 100 v 17.776
. . ! HT 9O IV -V 15.334 - 14.492
- AMADOU MaMADOU Chef de Div. DOMAINES 28 1 = 1 55.000 16.500 ECO 100 v 17.776
. HT SO 1V -V 15.334 - 14.492
~ MALAM ANNDU M. Economiste Com. Gén. au Dév. 26 Cél. 53.000 15.900 ECO 100 IV -V 15.334 - 14492
- MALIKI AMADOU Contrdleur aux P. T. T 26 1 + 2 = 3 43.000 12,900 HT 74 IV -V 12.810 -~ 11.276
~ ABARA DJIZA Com. Gén. au Dév. 25 1 + 2 = 3 38.000 11.400 HT 74 v 11.276
- ABOUBA HASSANE  ®. T. T 28 1 + 1 = 2 55.000 16.500 ECO 100 V  17.776 (demanas)
HT 91IV -V 15.334 - 14.492
~ BEAMED HABIBOU Inspecteur du TRESOR 27 Ccél. 53.000 15.900 ECO 100 v 17.775
HT 9 IV -V 15.334 - 14.492
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39

41

42

43

45

46
47
48

49

51

53

55
56

- XOUSSOU IBRAHIM
- SADI DOMA

- ALI BOUKAR

- TCHERNAKL

- OUMAROU MAGAGI

- ABOUBAXAR IBRAHIM Contrdleur des P. T. T

- ISSOUFOU IBR.,HIM

- KA0UGE MOUMOUNI
= SALEY MOUNKAILA
TALEB SIDI MOHAMED

= FDANXOU SOULEY

- BAXO ASCUBALAR

- £MSDOU IBRAHIM

- ALZOUNA SIDIXOU
- SA0 MARMNXAN

- ISSOUFCU MAIGA

- MAMAN CHAVAYE

~ ZEZI BOUB..CAR

= DAMBELE ABDOULAYE

Chef de Dion TRESOR

Officier de Paix

Contrdleur des P. T. T (Nj )

Commis. Gén. au Dév,

Juge 4' Instruction

Chef de Div. TRESOR

Géométre

Contrdleur des P, T. T
Agent Technique ASEC YN A

Inspecteur T E M
Finances

Service TOPO
Service des Kines
Présicent Tribunal
Inspecteur P. T. T

sgent Tech. des T. P

Ingénieur des T. P
Adj. des T.P

a5

32

32

30
29

26

27
22
29

Cel.

1 +.

-- g - e -
$ * + ¢+ +

‘3

NN -

N

53.000
45.009
44.000
56.000

39.000
45.000

$3.000

44.000
36.000
79.000

!
50.000

65.000
61.000
50.000
66.000
44.000

15.900 ECO 100
13.500
13.200
16.800 ECO 100

11.700 H T 74
13.500 H T 90

15.900 H T 100

13.200 H T 74 IV -

0.8COR T 74
23.700 M s7112

15.000 H T 90

20.400 ECO 112
18.300 ECO 100

15.000 ECO 112 HT 90

19.800 M s ECO 112
13.200 HT %

d < q a4 «

d d<d €@ € ¢ €< & g<¢ << <4 dd

17.776
15.334 - 14.49

14.492
12.810 - 11.27

14.492
12.810 - 11.27

17.776
15.334 - 14.49

11.276

14.492
12.810 -~ 11.27

17.776
15.334 - 14.49:

12.810 - 11.27

11.276

26.194 (demandi
23.670

14.492 {demand(

15.460
17.776
14.492
19.460
14.492

Y A



58
59

61
62
63
64
65
6§
67
68
69
70
71
72
73
74

75
76

Sy A

GAGARS MAYAOU

Hydrologue

ALHASSANE ZOURKALEINI MAIGA

ISS.KA DAVKOUSSOU
KATZELM, MAKAMAN T.

KAILOU MOH,MED
SEINTI ALI
ALGABIT HAMID
INSA ABDOU
GOUBA AMADCU

- LAWALT NAATTAMNOU

NIANDOU IDE
HAMIDOU MOUMOUNT
ELESSI TAHIROU

ASDOU sAXDA

"

ISSA BOUBACAR CAMARA Agent Technique de Santé
TINT IBRASIM JEAN Moniteur (Menuisier)

BOUKAR  LALOUMI

ARAMI CHEGOU

Aide Hydrologue

Ingénieur Génie Rural

Stagiaire I I A P
Chef. Div. Adm.

U. N. C. C
Député

Officier de Police

Adj. Aém. Com. Fleuve Niger

Contrdleur des P.T.T

¥me LE BIFAN MARIE Institutrice Adj.

SOUBGHIA ASSAN

Comm. Gén. au Plan

3
26
28
24
26
32
29
32

36
37
43

37
42

b b

+ ¢+

~

-]

64.000
58.000
47.000
38.000
43.000
52.000
52.000
50.000

46.000°
60.000
80.000

41.000
41.500
58.300

19.200 ECO 112
17.400 H T 74
14.100 HT 90
11.400 HT 74
12.900 B T 74
15.600 H T 90
15.600 H T %0
15.000 HT 90

13.800 H T
18.000 ECO 100
24.00GH T 90

HT 74 I1I

< Q9 @ <€ § 4 @ o

v

IV -v

III

19.450
11.276
14.492
11.276
11.276
14.492
14.452
14.492

11.084 (19 ans)
18.554 (18 ans)

'22.526-21.288
(10 ans)

v v

24.600 23.146 18.810 16.690

12.300 H T 74
12.500 B T 74
17.500 HT S0

v
v
v

12.832 - (15 ans'
11.593 -(18 ans)
17.753 (13 ans)

Ry S



79
80

81

82
83
84
85

-~ CHAIBOU ABACHE

VIAS FRANK
- XANDO DJIBO

KOBA MaMANE

- BA BOUBAKAR

- Mme DAN DIXO

- OUMARCU ISSOUFOU
Mne R.C MAYAXI

Professeur (Log. de fonction) 33

Int. Dir. Ecole ZONGO 531 37
Enseignant 35

36

Professeur

Ambassade  NIGER A WASHINGTON )
Chef de Sce CREDIT DU NIGER 25

Div. 1

83.000

59.000
59.000

77.677

24.900 ¥ S 100
ECO 112

17.700H T 90

17.700 ECO 100
HT -9

RT 74

23.303 M s 100
M s 156

wde d oY

24.512 (20ans)
25.100

16.121 (18ans)
17.776 (20ans)

15.334

17.608
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'e 1Urbanisme, de 1lirchitecture
et de 1!Habitat

COICERNANT UN "ROJET DE 1000 A 5000 LoGIMmN

NOTE TICHNIGUE

TS ICONOMINUE3

EXHIBIT B

PROMOTIUR

# John Schurko Associates Architects
tngéne V, Dotter Consulting Ingincers



A —~ ETUDE DES PRIX

1/ _ETUNE DES PRIX PAR LOCEMINT

J,1 Tableau “es esrimaiions par lo: emen+ 1= 275 CFA

1,11 Séjour + 1 chambre : 30,87 m2

pPar uni~é Athabitation prix au mdtre carré

32 951 CFA
36 516 CFA

5 0CC lo-ements
1 000 lo-ements

3699 $ =1 017 225 CFA
4 099 & =1 127 225 CFA

s 0et o=t Sufons g

1,12 S4jour + 2 chambres s 38,71 m2
- par uni*%4 “thabi+ation

4 239 $ =1 165 725 CFA

30 114 CrA

¥
ot Ret can

5§ 000 lo-cmen*s

! .
1 000 1oements ! 4 639 $ = 1 275 725 CFA 32 955 CFA
!
. 1613 S¢jour + 3 chambres : 46,55m2

! par uni~é Athabita+rion ! prix au md~rec carré
7
H-=§============_-.-_-
.§ 000 lo~emen+s 4 758 ¢ = 1 308 450 CFA 28 108 CcFri

!

l

1 000 lorements 1§ 158 § = 418 450 CFA ! 30 471 CFA
! !

*— o=

»

1,2, Relativi<4 des cofits ros logements eon*re eux

1.21 Les 1o cen s S + 2 o~ 8§ + 3 son~ plus %conomiques en valeur absolue,
1'a”joncion “e chambres supplimenaires nc nécessi~an“ pas de dégage~
ments particuliers,

Le cofit decs installations de base ¢ cuisine + sanitaires gtamortit sur
une supcrficie plus grande,

1,22 Rabais obtcnu cn passant de 1 000 logements ecn wn an & § 000 logements

cn 5 ans,

S+ 1299 Co rabais est obtenu uniquement 2 partir dfun calcul
S+ 2:8 % dlamortigsement des installations fixes étald sur

8+ 35 % cing années au licu dfune scule,

.;v; YY)
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1:.3e Répartitions dos différents peostes de dépense pour um prograrme de
mille logcments par an

J.31 Amortisscment sur un an

Je 211 Tablenu de ripartition

Installations rises 500 000 $ = 137 500 000 CFA

Frais de production 1 280 $/j. avec 228 j, 290 000 & = 79 750 000 CFa
' ouvrables , '

Matériaux 1 012 $/logenent 1012 000 $ = 278 300 000 CFA

Montage d'wne maison 2 297 $/logement 2 297 000 § = 631 675 000 CFa
4 099 CO0 $ = 1 127 225 00C CFA-

1,312 Répartition des pourcentages

par logoment 40 8%= 1 127 225 Cra
Béton par logement 549 §
Engrenages 202 $
Pidces insdrics 36 $
Dalles 1400 §
2187 $  soit 53,30 %

$ soit 5,50 %
$ soit 5,50 %

lilcanisation lovage 225 3
$ soit 12,30 %

7
Equipement intdricur 225
5
Frais de production 5CC

972 % soit 23,40 %

7% 160,00 %

2.313 Relation entre les différents pestes

Matéricux ct matériels 58,80 % Matériaux 58,80 %
Jreis mécanisés 17,80 % Trais 21,20%

Frais do main dlocuvre 23,40 %

ooo/ooo



132 Amortissement sur un an

1,321 Tablean de répartition

Installations fixcs 100 C00 $ = 27 500 000 CFa
Frais de production 290 000 $ = 79 750 000 Cra
Matériaux }1 C12 000 $ = 278 300 OCO CF.\
Montage d'une maison 2 297 000 § = 631 675 CCO CFA

3 699 000 $ =1 Q17 225 CO0 CFA

1,322 Répartition des postes par

J
logement 3699 $§= 1017 225 CFA

Béton par logement 549 $
Engrenages 202 $
Pidces insdrées 36 $
Dalles 1400 %

"2 187 $ soit 59,10 %
Equipement intériecur 225 § soit 6,00 %
Mécanisation levage 225 § soit 6,00 %
Frais de production 106C $ soit 2,90 %
Frais de main dlocuvre 290 $

+ 672 §

962 5 soit 26,0C %
3 699 § soit 1CC,OC %
1,323 Relation entre les différents postcs
Matériaux ct matéricls 65,10 % Matériaux 65,10 %

Frais mécanisés 8,90 % ,
Freis de main d’oeuvre  26,CC %

2/ EXAMEN DES PRIY

2:1. Salaires Tl est indiqué wn salaire horaire moyen uniforme de 4 $ soit

1 10C CF4,
2,11 JAucune indication nlest fournie pour expliquer cette base de rémméra~
tiong

- catdgoric,

-~ charge sociale,

- galaires dlexpatriés,
~ salaires locaux,

2212 Le promoteur prévoit une production de 1 OCO maisons par an avec unc
cadence de 4 logements par jour,

Ceci suppose 25C jours de travail s soit le verscment de ¢
250 x 1280 $ = 320 000 $

Pour établir le colit de 1a main dloewvre do fabrication de type

do logement, il semble qutil se soit appuyé sur une appréciation
moverne. '



2424 B4ton 25 § par yard oubique soit 0,7 645 m3 & 6 875 cra
, ou 1 m3 =8 992 CFA arrondi & 9000CF2

Co prix est avancé sans aucune justification 3 en particulier le
pourcentage de ciment entrant dans la composition nlest pas préci-
8¢ ainsi que le prix du ciment,

2¢3e Mécaniguc, Slectricité cCtee.

Un chiffre de 225 § soit 61 875 CFA est précisé, Il nfest fait
allusion aux différents corps d!état intéressés par ce montant ¢

~ assainisscment 1 puisard, fosse septique,

~ électricité ¢ nombre dc lampes et dc prises,
~ plomberie sanitaire s type dlappareil P

~ menuiscries ¢ type de portes et de fenltres,

~ peinture,

2.4, Taxes, droits ct impBts

Les prix indiqués ne marquent pas stil a été tenu compte des tex-
tes en vigueur au Niger concernant les taxes, droits et impSts,

2¢5. Frais financiers

La lettre de présentation du responsable du Bureau Régional de
de 1'ATD indique que cct organisme pourrait garantir une partic
du prix de revient de ce genre de logement pour llobtention dlun
financement bancaire.

Cette &ventualité cst abordée de manidére tris évasive ; il
serait utile que des précisions soicnt apportécs pour détermina-
tion l'incidence des préts sur le cofit de la construction de
chaque loguncnt,

2,6, Production de nnsse

Dans lc cas de production de 3 000 logements, lec promoteur avance
le prix de ¢ .
~ 3 25C § soit 893 750 CF4 pour § + 1

~ 4 125 § soit 1 134 375 CFA pour § + 2
- 5 000 § soit i 375 CCO Cra pour 5 + 3,

Cette proposition en supposant wme production annuelle de
1 OCO logements par an devrait slamortir sur trois ans,

Ces prix nc stintdgrent pas dans le tableau 1.1, §

dans lc cas du 5+ 1 ;¢ ils sont infiricurs 3 ceox - obtenus
aveo une production de § CGC logenents,

dans 1lec cas du S+ 2 & ils son: infériecurs & coux obtcnus
avec une prodaction de § CCC loganents,

dans le cas du § + 3 ¢ ils sont supéricurs A une production
de 2 COO logenents ct inféricurs & ceux dhme production de
5 C00 logements,

U complément dlinfermation est indispensable, '-'/r--
(X XXV& 2 XX
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La vinbilité générale du terrain (voirie, cauy élcctricitd, assainisse-
ment) n'est pas évoqué dans le cofit du projet.

B = ETUDD TECINTAUE

_;/ LE MATERTAU

Les pannccux prifabriqués sont composés de ciment dlagrégats calibrés
de frein gronmulométrie dfadjuvants comme la poudre dlaluminium pour alléger
lour poids

~ poids présumé d'un parneau de couverture,

Si densité =2  5C0 kg
Si densité = 1,5 375 kg.

~ poids présuné d'n panneaun vertical,

Si densité =2 215 kg
Si densité = 1,5 150 kg

. X1 faudrait wnc étude approfondic qui tiendrait compto des caracté-
ristiques de ciment de MALBAZA (en particulier du temps de prise),

2/ MISE EN CEIVRE

2.1, La mise cn ocuvre s!opére oblizatoircment avec des moyens de levage, a
1lexception peut Gtre des poteaux raidisscurs,

2,2, Les dalles ot fendaticns sont préfabriquées, Quclle peut €tre leur tenue
avee la pluviométric du Niger (pointc 8C mm en une demi~hcure de préci-
pitations) ct 1taffouillanent des caux provenant de la toiturc qui roe
jadllissent au pied du lozement,

Il scmble qulaacune trémic n'est prévue pour les alimentations dleau
et les évacuations dfeaux usées et d!eaux vanne,

243, Les cloisons sont constitudes dfunc double paroi de panncaux préfabriqués
perforés, Cette disposition judicicuse pour obtenir unc bonne protection
thermique doit 8tre cxaminie avec attention en ce qui concerne 1ltincia
dence des pluics et des vents de salile et de terree

Le volant thermique des panncaux doit Stre étudide avec soin & cause
de la présence de poudre d!aluminium,

2.4, Sccond-ocuvre,

Llinscrtion du sccond-ocuvre dans le¢ CGénic Civil somble difficile,
Les cloisons ne sont pas lisses & cause du relicf des poteaux raidisseurs
tous les 70 centimdtres dloit la difficulté de poser los canalisations
dlecau et d!électricitd,

;000/00;0


http:panno.ux

Ellcs ne pourront jamails ftre cncastrées.
= fAucuno indication n'est fowrnic sur les menuiscries,
~ Il sera difficile de peindre les panncaux qui scront trés lissos,

t2

. La couverture est constituée de panncaux tenant par graviti,Les joints
sont garnis d'¢posey (renseignoments i fournir) ct 1'¢tanchéité des pan—
neaux est agsurde avec wne pellicule de silicone vaporisée,

Le comportaicent des panncaux dans le temps avec les sujétions inévi-
tables de dilatation et de retrait provoquies par les amplitudes journa-
lidres de température, nlest pas connu.

Le volant thermique de la couverture thermique est & examiner avee
soin parcc qu'il n'y a aucun faux-plafond et aucun systime dc ventilation,
traversiére,

2.6, Mise cn ocuvre des panneanx

Le systéme de pose est simple mais nécessite we main dlocuvre mécani~
sée pour la pose des dalles de plancher, des panncaux de cloisons ct des
panncaux de couverturc,

Ltencrstrenent des raidisscurs dans 1a dalle assurc un liaisonncment
transversal, Le raidissement latéral est obtenu par llinserticn des pan-
ncaux entre les poteaux raidisscurs,

Les panncaux de couverture rcposent par leur seul poids sur ces cloi~
sonse La jonction entre la couverture et les murs devra gtre étudiée avee
soin,

Des extensions 2u gofit de 1loccupation du logement peuvent (tre envi-
sagées, fllcs sciblent difficilcment réalisables dconcmiquement ot teche
niquement ¢

a/ Elles scront beancoup plus enircuses, Tlles demandent unc interven—
tion particulisre des services micunisss ;

b/ La liaison ~vec le bAtiment peut Ttre envisagdc cn couverture mais
la liaison des fondations (indispcnsable au centreventoment général)
ne pourra ¢tre cffectud i partir de la dalle dlorigine,

A SRCHITETYR

Le systéme de construction ne permet pas dlobtenir unc grande liberté
té dans la conception architucturcle,

Le projet prisenté est la traducticn brutale dlun besoin exprimé, I
s'en digage une trés erande pruvretd dans la oonstruction qui scra aggra-
vée par la difficulté de peindre les panneaux qui seront d!une couleur
grisc scutecnuc (ciment de MiLBAZA).

4/ Lemgsnm

Il a Jtd retenu wn parcellaire de 6CO m2, I1 faudra définir 1ltincidence

dea VD sur lc cofit total de la construction,

Dressé par Présentd par
lo Chef du Service Contral le Dircctcur des Travaux Publics
Teohnique & dec 1'Urbanisme

B, 221, ) T (o
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EXHIBIT C

Comgtancticn Condg enlg - Nesalds o5 250y 770 e Cra sV merien Al Hewsos
e el ZTAT DIS OFFR=ES POUR LA CORSTHUCTIOR DES VILLAS
DE L'OPERATICN "JEUNES CADRES"

R .. R . eeememememmeae P - . b
By Saaali u-ﬁ"‘""“) ¥ o T P EIELTR S Tiperng Funchinniges
(eraprmies o2 ¢ ZalTycren PRIV te Ceaitancloas sny /V,'Ameq)

de wiites  : Thchelons i *sIwmco ¥p 5o g GV AvALON® P A1 p ko o r & sam0 N
HT 74" ] 1.410.000 ; 2.764.690 | 2.128.410" 2.200.000 : 1.800.000} 2.902.587 ° 3.100.000
HT  S0ed | 1.710.000 | 3.276.943 ° 2.588.670: 2.500.000 | 2.250.000" 3.445.200 ; 3.920.000
B0 100-%" ; ..100.000 ; 3.577.073 © 2.951.300 3.000.000 : 2.700.000; 3.832.350 : 4.440.000
B0 1124 : 2.300.000  3.903.471 } 3.321.000° 3.300.000 : 3.025.000 4.212.915 | 4.650.000
XS  100-m" : 2.800.000 : 4.486.698 ; 3.700.000) 4.000.000 : 3.700.000 4.783.43¢ © 5.600.000
S 112. ; 3,100.000 ; 4.061.098 4.144.ooo§ 4.4oo.ooo‘§ 4.145.000; 5.268.979 © 6.100.000

oﬂm— T_R_iu“lﬂ‘;
BT = 740 p*- € 1,06 poeg-fre

1,410,000 cFa =¥ 5,222




