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The study analyzes the housing sector in the Ivory Coast economy
and makes recommendations for modifications in government policies
and institutions in this sector. Areas covered in the study include the
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and the nature of the housing supply situation, income and effective
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I, Findings and Recommendationg

A. Findiugs
The Ivory Coast, & troplcal francophone West African country

with a population of almost 6,5 million, has been one of the most
stable and prosperous countries in the region, Economic expansion

has been based on a varied export sgriculture and on the transformation
of agricultural products. The recent direction of Ivorian development
policy has bee.. towards increasing agricultural incomes and promoting
up-country labor-intensive activities in order to reduce somewhat
regional and rural-urban income differentials and to strengthen the

domestic murket for the output of local industries.

GOIC housing policy has been fairly consistent over the last two
development plans, The role of government has been to provide
planning and urban infrastructure, Recently, too, GOIC has begun to
provide interest-rate and infrastructure subsidies for low-income
rental housing projects., Construction of the housing itself was to
be financed from housshold savings and from loans contracted by the

various para-statal housing agencies.

The 1971-~75 Development Plan identified the following specific
objectives:

1) Development of satellite towns, industrial parks and the

transportation infrastructure in the Abidjan and Rouake regions.

2) Massive investment in the new port city of San Pedro,

development focus for the south-west region,

3) Development of other regional poles in the west, south-

center and north.
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GOIC direct investment in urban infrastructure was to represent
about 10% of the public investment, Development investment in all
was to total 22% of GDP, of which housing was to represent 14% of
total investment and 3% of GDP,

While over-all expenditures have generally followed planned
projections, Abidjan and San Pedro have absorbed most of these, and

little planning has been done for alternate development poles,

Shelter sector activities are under the general supervision of
the Ministry of Construction and Town Planning (MCU). However,
implementation is generally entrusted to a number of specialized
para~gtatel authorities, which enjoy financiel autonomy, including:

1. OSHE: the Office for the Support of Economic Housing, which
is funded by special taxes and is designed to finance infra-structure

and to roll-over shorter term credits,

2., SICOGI:s the national housing authority, whose origins go
back to 1952, and which has constructed more than 235500 dwelling

units,

3. OSOGEFIHA: the national housing finance company, organized
in 1964 to administer non-French off-shore housing loans (U.S.,
Israeli, Norwegian, Lebanese, Eurodollar), and which has financed

construction of 16,000 units of urban and 5,400 wnits of rural housing,
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SOGEFIHA has been the administrator of the 1965 $1.3 million PL-/80
rural housing loan, the 1967 Fairmont HG program (681-HG=001) and
the borrower of the present $10 million program (681-HG-002),

4e SETU, a state corporation organized to construct infrastructure
for industrial and residential developments and to sell or lease the
developed land,

5¢ C.CeIl.y the Ivory Coast Credit bank, which has a substantial
mortgage loan program and which also makes short-term construction

materials loans,

6. The BNEC, a new national savings and housing bank organized
in 1975,

Among them, these institutions offer a wide range of potential
solutions and interventions into the shelter sector; and with a
recent emphasis on low-income housing have begun to meke an impact
on the provision of housing in Abidjan that can be afforded by thosge
earning only the minimum wage,

From 1963-1973, the mumber of middle- and low-income public
housing units increased from 7,000 units, representing 11% of the
housi.g stock, to 23,750 units representing 16% of the housing stock,
thereby more than keeping pace with population growth -« no small

achlevement,
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Despite this, urban housing needs still outrun supply, and the
number of housing units in illegal squatter develorments more than
doubled over the same period (from 16,000 to 39,670 units) while
remaining proportionately at one-quarter of the total housing stock.

Housing conditions in Abidjen are still adversely affected by
the absence of utilities: only 37% of the units have running water,
25% have a bathroom/shower, 30% have individual sanitary facilities,
and 53% have electricity., Conditions in urban centers up-country

are less favorable,

Urban population is expected to more than double during the ’70s,
from 1,390,000 in 1970 (30% of the country’s total population) to
3,040,000 in 1980 (40% of totel population). Abidjam, which has
experienced an annial growth rate of 11450, is expected to grow from
550,000 in 1970 (39% of urban population, 11% of national) to 1.6
million in 1980 (52.6% urban, 21.1% of national). Current projections
envisage that the Ivory Coast will be 45% urban by 1985, with the

population of Abidjan reaching from 1.9 to 2.4 million persons.

Urban population growth is caused both by natural increase
(2.5% per year) and by migration, both from rural to urban and from
other countries to the Ivory Coast, which has served as a development

pole for a hinterland containing 20-25 million persons.
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Housing needs for Abidjan for the period 1975-80 probably
aggregate 23,000 units a year, plus provision of 4,000 units a yeur
for rehousing squatters. Approximately 14,500 units are estimated

to be needed in up-country urban centers, exclusive of San Pedro.

0fficially-sponsored housing starts in Abidjan totaled 8,500
and 8,900 in 1973 and 74, a very respectable total but still less
tha- need, Construction in up-country urban centers exclusive of
San Pedro totaled 2,300 in 1973 and 400 in 1974, with 1700 scheduled

for 1475,

GOIC has developed tw approaches to the provision of lower-
income hous:ing:

1) "super-economic! rental units produced by SICOGI at rentals

of about CFAF 4,000 a month for the smallest containing a 29m2

room (large enough to be subdivided), private sanitary facilities

and individual courtyard.

2) an experimentel sites and service program on which lots of

from 125-150 m2 can be leased for 2U years at CFAF 1500 -~ 2000

a month,

The economic rental units can be afforded by those at the
minimum wage level of CFAr 16,000 a month. S1COGI expects the sites
and services program to appeal to regularly employed workers at

somewhat higher incomes, say CFAF 21-25,000,
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According to a 1973/74 study of housing in Abidjan, half of the
city's population pay no more than CFAF 5000 a month. (This may
have risen somewhat, as private rents have a tendency to follow
construction costs, which have continued to rise since the study was
made). It is reasonable to assume a willingness to pay the same for
a unit with water, sanitary facilBities and private courtyard (the
super-economic rental units) and more for a larger house which one

will own (the sites and services program).

The 1973/74 housing study contained a questionnaire on monthly
salaries which showed the median monthly salary to be about CFAF
25,000. This coincides with data from a 1970 national survey of
wage earners. (Both studies have been updated to allow for subsequent

increases in minimum wages).

On the other hand family income is higher, inasmuch as families
have more than one wage-earner -- 1.53 according to the 1973/74
Abidjan study, 2,5 according to a 1971 study of a low-income neighbor-
hood in Abidjan. The 1973/74 survey showed median household income
in Abidjan to be CFAF 36,770 at the end of 1973, and this should be

higher now as a result of the January, 1974, increase in minimum wages.

Given that minimum wages for unskilled workers in the private
sector are CFAF 16,000 (minimum GOIC wages are higher: CFAF 25,600
plus a 15% housing allowance), and given the median household income

data, it would appear that the provision of housing at a monthly
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range of from CFAF 4000 to 10,000 will permit servicing families
with incomes of from CFAF 15,000 to 40,000, representing respectively
87% to, say, 45-50% of the urban population, including all of those
employed full time.

Ivorian development planning appears content to maintain a
growth rate of 6% per year net of inflation for the next few years
(annual net GNP growth rate of 7 to 8% during the ?60s and early
9708 was one of the highest sustained rates for any African country).
Growth in the medium term will be based on continued exploitation
of basic agricultural resources and the presumption that export
prices will remain overall strong.

GOIC has had to finance its developmental resource gap with
subsgtantial off-shore borrowing, and its national debt and debt-
gervicing obligations have increased as was to be expected when,
as a result of its developmental progress, the grant and concessional
proportion of foreign assistance decreased and the Ivory Coast became

able to borrow on world capital markets.

Debt service as a ratio of export earnings was 5.7% at the end
of the 1960s, rising to 8,7% in 1972/73, This is well within
acceptable limits,

During the early 1970s, as a result of weakened export prices
combined with stiffer borrowing terms, GOIC had to draw down on
reserves in order to meet loan commitments, GOIC planners now say

they will scale down developmental borrowing - or examine terms
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more closely - to avoid repeating this experience; and the 1975
development budget projects both a lower level of suppliers oredits

and a substantial increase in use of internal resources.

Assuming continued monitoring of loan terms, limitations on
suppllers credits and with respect to off-ghore housing loans a more
careful correlation between external and internal loan amortization
schedules, the Ivory Coast appears capable of sustaining development
borrowing at its preseit level of about $130 million a year, and use
of the HG resource, because of its term and untied nature, should

be encouraged,



B. Recommendations

GOIC achievements in the Shelter Sector are very impressive,
not only in Abidjan, where construction by para-statal housing
agencies has more than kept pace with the population explosion,
but also upcountry including both urban centers and rural areas.
GOIC also has developed a battery of special purpose housing
institutions to meet various felt needs as they have developed
in the Shelter Sector. It is in no way to detract from Ivory
Coast or to its achievements to state that we believe that a
basic change in orientation is necessary for GOIC to realize

their objectives.

Recommendation 1. In order to organize and plan f'inancial

activities _in the Shelter Sector and to assure sound underwriting

and management of its own resources, we believe GOIC should

follow through on the proposal to establish the equivalent of =a

National Sinking Fund (C.A.A.) for the Sector, with sole responsi-

bility to contract GOIC-guarantied loans and emr-cwered legally

and adequately staffed to serve as a spokesman and coordinator

of GOIC-financiael intervention in economic housing.

GOIC financial support has been an important component of
its achievements, both directly through tax-supported funding

and indirectly through the encouragement of para-statal institutions



- 10 -

and the guaranty of suitable off-shore loans. However as recent
developments have indicated, if GOIC is to be able to assume
continued support of low-income programs, it must improve the

financial managment of its own resources.

We believe this reorganization and coordination is necessary
in order to permit cross subsidy in accordance with needs, to
enalyze off-shore loans in order to assure their compatibility
with the intended projects and to minimize their drain on GOIC
resources, and to provide careful management of GOIC's own
resources to assure their optimum and regular use in accordance

with policy objectives.

Recommendation 2. In connection with the above, we believe

GOIC should restudy its whole commitment to subsidy in order

to maximize the contribution by beneficiaries of shelter programs.

Recommendation 3. While the para-statal housing authorities

will continue to make a significant contribution, we believe

that private initiative will continue to provide the majority of

housing produced and that GOIC should adopt measures to encourage

and to channel this multiplicity of individual initiatives towards

the production of acceptable middle and low income housing.
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Despite the remarkable record of the housing authorities
during the last 10 years, the private sector produced during the
same period three times as many homes (exclusive of upper income
and of squatter housing of non-permanent materials). However,
for the private sector so to function, GOIC should direct its

attention towards the elimination of a number of constraints.

Recommendation 4. The main thrust of GOIC policy and OSHE

financing in Abidjan should be the development, to the greatest

extent possible on a self-amortizing basis, of serviced sub-

divisions suitable for home building by both housing agencies

and private home builders.

There are two obvicus corollaries to this formulation:

a) The first is that GOIC should recognize that, in terms
of programs development and financing, SETU urbanization projects
are likely to become more important than SICOGI housing projects
and thus cannot be expected to be supported financially by
the latter.

b) Secondly, it should become clear that "sites and services"
represents a technique for providing shelter generally and is

not to be reserved for low-income occupancy.

By private sector we include all income groups. We believe

GOIC should encourage investment in housing by low and moderate
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income groups, which thus far have been excluded as a matter

of policy from any role other than paying rent.

Recommendation 5. GOIC should particularly study ways of

eliminating the legal, administrative and financing constraints

that inhibit access to tenure by and the development of a

private real estate market open to lower-income households.

Among these may be included regulations on minimum time
and value of improvements and real estate transfer procedures

and costs.

Serious attention also needs to be given to meking adequate
home financing available to low-and-moderate-income beneficiaries
of serviced lots consonant with effective assurances that these

loans will be repaid.

Recommendation 6. Recognizing that the growth of an Ivorian

construction and home-building industry is a primary GOIC policy

objective, we recommend that the para-statal housing authorities

bid projects in lots suitable for response by small and medium-

sized home builders, should provide management assistance and

related services as required, and should program construction,

particularly low-rise, with the purpose of providing s steady

basic demand for the industry.
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Maximum utilization of private initiative will also involve
upgrading the private home building industry. A flourishing
informsl sector home building industry, its ability to produce
modern construction, the development of entrepreneurship and
the qualitative growth of artisanal "tacherons" into small
and medium-sized modern contractors is an asset to the Ivorian

economy perhaps unequalled elsewhere in sub-saharan Africa.

What we recommend, in summary, is a much more planned use
of GOIC resources in order to apply them at points of maximum

leverage.

Recommendation 7. GOIC should establish by Decree and staff

a_Commission empowered to develop a comprehensive policy statement,

and to review allocation of resources including but not limited

to:

a) shelter conditions and realistic GOIC national objectives,

including urban and rural housing;

b) delineation of the roles of GOIC, the para-statal agencies,

and of the private sector;

¢) identification of technical, legal and administrative

constraints, and

d) a framework for financial planning.




-1k -

We believe action is required on the Presidential level
to bring together the various Ministries involved. The policy
statement will meke possible coordination of the programming
and budget process in order to provide a common basis for
decision-making by both public and private sector and to define
sufficiently the role of the very important para-statal

organizations,
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I, C. Country Background
The Republic of the Ivory Coast, located about midway along

the Guinea Coast of West Africa, is a squarish-shaped country with
an area of 124,500 square miles, about the size of New Mexico,
Bounded by the ocean on the south, Liberia and Guinea on the west,
Mali and Upper Volta on the north and Ghana on the east, it exteuds
some 350 miles northward from latitude 4° North. Its climate is
tropical., About 3i. of its area lies along a thin coastal fringe
of lagoons anu swamps, about 427 is in tropical rain forest, and

the northern 5%, is forested savanna.

Population vas estimated at €.,5 million in 1975, including
ahout 1 million other Africans and more than 60,000 Europeans,

primarily French, About 30,. of the population lived in urban centers.

The country’s inhabitants are divided into 60 ethnic groups,

speaking as many dialects, French is the official language.

European penetration into vhat is now the lvory Coast during
the 17th and 16th centuries was incidental to the establishment
of trading posts along the Gold Coast to the cast, where better
organized and wealthier péiitical groupings existed and where harbor
facilities were better. During the 19th century I'rench exploration
identified the future Ivory Coast as within that country’s sphere
of influence, and in 1893 it officially became a French colony,

although the last resistance was not ended until 1915,
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Ivory Coast was one of eight constituent members of the Federation
of French West Africa, governed from Dakar. After the defection of
Guinea it remained the richest member of the group and, with independence
in 1960 and the breakup of the Federation, became the favorite object
of French investment in the region., Economic development had been
stimulated by the opening in 1951 of the Vridi canal, which made it
possible for Abidjan to develop as a deep sea port; and continued under
the moderate political leadership of its President, Felix Houphouet-Boigny,
who represented Ivory Coast in the French National Assembly from 1946 to
1959, rising to ministerial rank for three years before assuming the

Presidency upon independence.

The Ivory Coast constitution provides for a strong presidential
form of government. The President is elected by direct universal sufferage
for a five-year term (next election: November, 1975), as is the 100-man
unicameral National Assembly, Cabinet members have been chosen from
outside the Assembly; after the 1975 elections they must be elected

Deputies. There is one political party.

Administratively the country is divided into 24 departments, ranging in
population from 62,800 to 787,000, exclusive of the capital city of Abidjan,

and 127 sub-prefectures,

The country's economy is primarily agricultural. Houphouet's political
base was in the pre-independence African Agricultural Union; and the country's
developmental policy has encouraged diversified agricultural production by
planters for consumption and for export, as well as by government-sponsored

corporations for export,
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Mineral resources are slight, although there are good possibilities

for exploitation of iron deposits located in the west.

A substantial industrialization effort also has teken place since
Independence, initially for import substitution but more recently to

process raw materials for export,

Major Ivorian exports include coffee (third largest world producer,
largest African, with perhaps 507 of the country’s population deriving
a living in one way or another from its production, processing, transport
and marketing); cocoa (fourth largest exporter); tropical woods
(55-60% of all African exports); bananas, pineapples (world?’s fifth

largest producer of both) and palm oil (a ac-%h agro-business),

In 1973, 76.9% of the country’s exports by value represented raw
agricultural products, as against 11,75 semi-transformed products, and

only .4 finished products.

lajor trading partner is France, purchasing 26\ of Ivory Coast
exports, of which it is the ll° 1 purchaser of almost all products
except cocoa (lletherlands) and wood (Italy), and supplying about 40%
of her imports in the last two years. Uther Common l.arket countries
(primarily Germany, Italy, and letherlands, but also Belgium-
Luxemburg and Ingland) bought 33, of exports in 1973, but their
percentaged increased to 40, in 197/ as a result of heavy Dutch cocoa

purchases; the same countries provide about 20-227 of Ivory Coast



imports, with Germany the third-ranking supplier, The U.S. dropped
from fourth to fifth ranking customer from 1973 to 1974, although
both its percentage (5.5% to 7,0%) and total value (CFAF 10,6 billion
to CFAF 20.6 billion) increased, The U,S, share of the Ivorian import
market is small (9% in 1973 and 6.85% in 1474), but it is still the

lurgest share after France,

¥

GDP increased 7 to 8% per year during the ?60s net of inflation,
and despite varying commodity price temporary downturns, this rate has
continued through the ?70s, Per capita GDP in 197/ was estimated at
$600, one of the highest in Africa,

The Ivory Coast has been a major veneficiary of French bi-lateral
assistance and of grants from the European Common Market group, Grants
exclusive of technical assistance and various volonteer programs
represented one-third to one-half of annuval aid during the first six
years of independence, but frum 1967 on have averaged less than 10% of
total aid. Substa.tial mdti-lateral loans have been received from
the Common larket Development Fund (FED), and the World Bank group, and
Italy and West Germany have mude substantial in estments in development

projects.
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Ivory Coast Aid Programs By Major Donors: 1960-73

CFAF Million Percent

France 69,067 33.3
Ttaly 33,761 1643
FED 33,676 16.3
1BRD 26,421 12,8
U.S., 18,893 9.1
W. Germany 7,182 3.5
Various 17,988

Total 206,988

Bilateral A.l.D. programs totaled .i11.4 million during the 608,
and Ivory Coast w.ll benefit from a part of recent authorizations

totaling ;15 million for the five-country Entente region,

Ivory Coast received a ..2,1 million G loan in 19067 and a 10
million HG loan in iv72, Other U.S. participatior in the shelter
sector included technical assistance to SOGEFIHA in connection with
a 41 million in P.L. 480 funds for rurel housing, and a short lived

Peace Corps rural housing program.

EXIM Bank loan authorizations and guarantees have totaled ;245
million, of whic' 40 wemt for two recently completed major developma.t
projects, Kossou Dam and a sugar refinery in the North; and OPIC

guarantees total .,35 million,



Accompanying economic development has been an increasing reliance
on off-ghore loans and private investment., GOIU was the firsu african
country to borrow on the Eurodollar Market ($10 million in 1968,
$21.5 million in 1971, and %46 million in 1973), and loans totaling
CFAF 12 billion frﬁm this source were budgeted for development purposes
in 1974 and 1975,

U.S. private investment, including 30 OPIC guaranties, totals an
estimated $38.6 million, less than 9% of an estimated aggregate post-

Independence off-shore private investment of $442.5 million,
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Role of Government in Housing
A, Housing Policy and Development Planning

1. Housing Policy

GOIC housing policy is the responsibility of the Minister of
Construction and Town Planning (MCU)., His formulations, which
have been published in several forms, deal primarily with the

problem of housing in Abidjan, and may be resumed as follows.

For several years GOIC national housing policy has been
directed towards the needs of the economically less well off,
Its goals have included:

a) improve the environment, anu particularly housing, in
view of the rapid increase in living standards;

b) provide for urban population growth, and regulate urban
expansion;

c) organize use of urban space, and

d) help check the rural exodus,

In the realization of these goals, GOIU housing policy has
been characterized by:

a) the creation or strengthening of specialized housing
institutions;

b) publicity campaigns;

¢) provision to these housing institutions of special
credits outside the regular investment budget;

d) anti-speculation measures; and

e) special regulations and interest subsidies for low-

income projects,



Accomplishments, according to the Ministry have been substantial -
construction of 21,000 economic housing units by the para-statal
housing authorities and provision by GOIC of approximately 150 ha per
year of urbanized building sites since 1968 ~ but have still lagged
beyond need., Officially, GOIC estimates that the housing needs of
Abidjan require construction of 14,000 units a year:

10,000 units for population growth

45000 units to replace slums

Construction to meet these needs should be approximately as
followss

45000 units by individuals, not requiring public intervention,

6,000 by para~statal housing authorities and private
developers for families who can pay from CFAF
5,000 to 15,000 per month,

45000 by para-statel housing authorities with GOIC
agsistance in the form of low-interest loans,
probably with relatively limited infrastructure,
to rehouse slum dwellers.,

These requirements have been escalated by various officials on
the basis of more recent data, The number of housing units in
Abidjan is expected to double during the 1976-80 Plan period, from
150,000 tv 300,000 - representing a production of 20,000 a year.
However, GOIC-financed housing construction in Abidjan is still
estimated at 10,000 units a year (#,000 very economic and 2,000

economic), leaving the balance of 20,000 a year presumably to be

provided by the ubiquitous and undefined "private sector.”
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GOIC must urbanize land for the required development of Abidjan
through the following mechanisms:
~ & newly organized corporation to Equip Urban Land (SETU), which
will urbanize lots and sell them for private residential construction
and industrial development, (SETU is to be self-supporting, and
thus probebly will not contribute greatly to social housing needs
except where the infrastructure for workers housing can be
financed jointly with that of an industrial park, There also has
been some discussion of a contract savings program linking
payment to SEIU for land w th a mortgage commitment from the
Ivory Coast (Credit Bank,)

- & tax-funded office to provide infrastructure on land which
then would be leased to housing authorities for low-income rental

housi g projects.

- go-called "reception centers" with minimal infrastructure for
rural immigrants, Their ability to achieve a suitable housing
unit through aided self-help will serve as a test, as it wvere,

of their capacity for urban living,

Policy execution has been the responsibility of the various

pare~-statal agencies, particularly the housing authorities,



-2 -

Ihe 1971~75 Development Plan

The Third Five Year Development Plan, in common with earlier
plans, identified three basic areas of intervention in the housing
and town planning Sector as follows:

&. Collective equipment, by which is ineludeds

1) Municipal buildings and infrastructure (during the

period in question to consist in Abidjan primarily of major

traffic projects.)

11) Water aud sewage systems (& start only on a sanitary
sewage system for Abidjan, the major work to be accomplished
during the next plan period with the aid of a loan from IsRD),

1ii1) Electricity (at the charge of the state owned electric

company, to be recuperated through fees).,

b. Housing, including provision of infrastructure for low~
income rental projects and some possible interest sutsidies from
GOIC, the investment in housing unit construction itself to be
financed from outside the Budget by elther household savings or

loans to the para-statal housing agencies,

Cs Reglonal planning, includings
i) for Abidjan, development of satellite towns, industrial
parks, and transportation infrastructure.

11) for Bouske, comparable actions.
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ii1) massive investment in the new port of San Pedro, which
has grown to a population of 27,000, only 2,000 of whom live
in official sub-divisions.

iv) initial development of three other regional poles in
the west (lian, Daloa, Gagnoa), in the south-center coffee=
cocoa belt (Dimbokro, Bongouanou), and in the north (Korhogo,

Ferkéssédougou) .

In this context San Pedro was to absorb the lion’s share of
programmed 1971/75 investment outside of Abidjan under the Plan,

Serious planning for regional development centers has lagged.

Inplementation of these basic developmental objectives is
1eft to the several technical liinistries (liealth, Construction and
Town Planning, fublic Works, Ilan) or para-statal organizations

(themselves under the jurisdiction of different ministries).

MinPlen itself has only marginal contact with 1.CU and the
para~statal housing ogencies. Coordination is to be achieved through
the annual budgeting process, which up-dates Plan expenditures and
legislates the investment program for the next three years, thereby
providing a linkeage betwcen the Plan and the GOIC special
Investment Budget (BSIE); but the treatment of urbanization and

housing in the budget process is summary.

The relative importance of housing within the generalized plan

objectives is shown in the followirg Table,



Development Investment Forecasts fox 1970 and 1976/80
CFAF 000,000,000, 1968 Prices
1970/75 1976/80
Public Private Total Public Private Total

Primary Sector 45 10 55 L 13 57
Industry-Artisanat 29 121 150 30 205 235
Construction, Public 27 98 125 32 157 189

Works and Services

GOIC Administrative

infrastructure 109 - 109 140 — 140
(of which urban
housing related) (20) (20)
Housing — 66 66 — 101 101
(of which by
Public agencies) - (25) - - -~ -
Totals 210 205 505 246 476 732

Development investment was to represent, about 22 of GNP during
each year of the decade, of which housing would represent 1% of
total investnents and slightly more than 35~ of GDP, GOIC direct
investment in urban infrastructure would reprosent about 10% of

public investment.,

(Actually the amounts and percentages should be somewhat higher,
because GOIC oxpenditures on infrastructure for economic rental
housing, about CFAF 1 billion in 1973 and 1.5 billion in 1974, are

financed from special taxes outside the BSIE,)
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In addition, should funds become available, GUIC planners
envisioned continuation of the 10 to 15 year )2 billion Africa
Riviera project for development of 28,000 housing units and a
tourist complex on 4,000 ha., of land (equivalent to the urbanized
area of Abidjan in 1970); end initiation of the so-called

Triumphal Way, a north-south axis for the down-town areca.

During the first three years of the !I'lan, GOIC investments
in urban housing infrastructure totaled CFAF 1C.1 billion, about
5, of total GOIC development investment during the period and
about half of projected investment for the !lan perlod, The

1975 BSIE allocation represented 7.5 of investrents., Because of
the substantial increase in construction costs investments during

the last two years are expected to bring the total to well over

the total CFAF amount planned, presuning financing is availeble,

liost rccent liinPlan projections of GUIC expenditures on urban
infrastructure for the period 1976-"C in connection with the 1976
three-year budget prograiming exercise ldentify investments of
CFAr 110 billion in Abidjan and CIu 40 billion up-country, for a

total of CFAF 150 billion, but further detail ig lacking.
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Il. B, The Government as Entrepreneur

1) The Para-Statal Housing Agencic

Although GOIC does not undertake direct financial participation
in housing construction, its influence is overwhelming as a result o1
the activities of its para-statal housing authorities: SiCOGI, under
the general supervision of the l.inistry of Construction and Towm
Planning (1.CU), and SUGEFIHA, under the supervision of the l.inistry

of Finance (1.0F),

Both authorities are set up as financially autonomous, anu must
carry their overhead costs and repay their borrowings from their
receipts, both rental and lease-purchase, 31C0G. received gsubstantinl
concessional financing: 30» of its resources came from the French
ald fiduciary, the Caisse Centrale de Cooperation Economique (CCCL),
and another 20). are loans from GUIC’s tax-supported liational (ffice
to support economic housing (OSHE)., Half of its financing is short-

term, and this must be rolled over by its concessional funds,

SUGEFLHA was set up to administer non-CCCE off-ghore housing
loans, These have included U,S., Israeli, Norwegian, Lebanese, and
French, With the exception of the HG program, these have been mostly
mediun-term (10-12 years) and usually tied in some fashion with a
construction company or supplier or both. Lacking SLCOGI’s technical
expertise and thus relying to a large extent on the abilities of the

particular contractor-developer involved, 30GEFIHA has tended to
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produce more expensive units than SICOGI, A significant portion
of its construction, as well, has been of apartments for usec by

expatriate technical assistance personnel,

Between them the two societies have under management almost
30,000 urban housing units, more than 804 located in Abidjan, and
they currently produce between them about 5,000 units a year., &

1,73 estimate indicated more than 20/ of the population of Abidjan

lived in publicly-sponsored housing,

# more thorough description of the two housing wuthorities
will be found in Section IlI,E, Housing Institutions,

2) Construction Companies

GUIC also participates directiy in construction projects of

all sorts through its majority interest (555) in SONITRA, a joint-
venture w.th the Israeli contractor Joleh-lloneh organized under the
general superv.sion of (U . ) [ the four or five largest

construction companies in the Ivory Coast,

GOIC stated national policy is to encourage small and medium-
sized Ivorian industries, and a natural beneficiary of this activity
would be the many Ivorian home bullders. Two major houging project
contracts have been awarded Ivorian builders, one by SICOGI for
2,000 units and one by SOGEFIHA for the 578 low=rise units receiving

HG financing at Abobo Gare. To do this it was necessary to bid the
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projects in lots small enough for small builders; to provide some
form of project management either by contract or from a large
expatriate contractor on the site; and, in the case of Abobo Gare,

to arrange for performance bonds,

In general, though, GUIC contracting procedures and periodic
payment delays are not sultable for small contractors, and GuUlu
intervention in this aspect of entrepreneurship is neither consistent

nor sustained,

C. The Government as Financier

Because of pervasive government influence in the financial
agpects of the shelter sector, we propose to describe GOIC financial
activity in the two areas of:

1) home loans and mortgages

2) advances to hous.ng agencies

1) Home Loans and lortgages
a) Ivory Coast Housing Bank (CCI)

Traditional GUIC intervention in housi.g finance h.s been
indirect, through the financially autonomous Ivory Coast Credit
Bank (C.C.I.)., Organized as o social credit and development
institutions during the colonial period after VWorld War Ii, CCI spun
off its sgricultural and industrial development programs and now
concentrates on loans tor housing, consumer goods and to small

businesses,
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It has the only regular mortgage program in the country, lending
for con-truction on land elready owned by the beneficiary, During
its history it has made more tha. 200 mortgage loans, 90. of which
were in Abidjan, 1ts program has increased from about 400 loans a

year in the late ?60s to 926 in 1970/71 and 17506 in 1672/73,

C.C.I, also makes single-mortrage loans to housing authorities
such as S1COGL to participate in finaucing housing projects, These
loans are generatly for a relatively short term and must be rolled

with long-term funds over froum other sources.

In genera francophone housing policy limits mortgage lending
and lease-purchase programs to middle-income housing, and CCl’s terms

and equity requirements conform to GUIC Policy,

b) The National Saviners and Loan Bank

In response to the 1,72 liG rrogram, GulC has promised to create
a National Savings and foan Ba k (B.ll.5.C.), whose main thrust would
be the coll ction of local savings for relendins on Long-term
mortgages, The BeiokioC. would differ from C.Cei. in its emphasis
on savings and, in attempting to recach a somewhat lower-income market
than C.C.t.  Enapbling legiglation for B.N.E.C. was passed in June,
1975. By-laws and internal regulations also have been prepared with

technical assistance from the llational Bavings and Loan league
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A more thorough description of these two housing finance

institutions will be found in Section III.E. Housing Institutions,

2) Advances to Housing Agencies

Local financial participation in housing projects has been a
cardinal principle of the French aid program, such local participation
increasing with the economic development of the country,

With C.C.C.E. participation having been limited to 30% of the
development cost of low-income rental housing and now eliminated, and
with private long-term financing available only off-shore, GOIC strongly

influences the terms, conditions and amounts of this local financing.

This comes from four sources:

a) The National Social and Economic Development Budget (BSIE)
b) The Central Bank of West Africa (BCEAO)

c) The National Office to Support Economic Housing (OSHE)

d) The National Sinking Fund (C.A.A,)

a) COIC Investment Budget (BSIE)

These funds may be advanced in the form of interest-free capital
to para-statal institutions, or as special-purpose grants to realize
specific projects. Capital participation may be in the form of cash
or of GOIC-owned land, It usually bears no interest, although presumably
it will be repaid at the time of the dissolution of the corporation,
Advances made for specific projects are usually not repaid; loan
amortization collected by the housing agency remains with the authority

as an increment to its own resources,
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The Caisse Autonome d'Amortissement (CAA) is a uniquely
Ivorian Institution which serves both as a depository for GOIC
funds and those of the various para-statal agencies, and as the
manager of the public debt, internal and external, including
consolidation of payment lags between payments due lenders
and those received from the borrowers., CAA also handles dis-
bursements from and repayments of off-shore GOIC~guaranteed
loans.

b) The Central Bank (BCEAQ)

BCEAO medium-term (up to 5 years) "rediscount" facilities
(raised to 10 years in July, 1975) are available to, among others,
development finance institutions such as CCI, at 5.5% (raised
from 3.5% in Janvary, 1973), the amounts to be discounted are
determined by a National Monetary Commission, which reflects
national development financing requirements as well as banking
considerations.,

c) National Office to Support Economic Housing (OSHE)

OSHE was fairly recently organized (1968) with a budget of
some CFAF 1.5 billion derived from taxes of 1% on salaries, 1%
on social security payments, and CFAF 3 per liter of gasoline.
The major part of its resources are used to provide infrastructure
for low-income rental housing projects, Inasmuch as title to the

urbanized land is to remain with OSHE, in theory this expenditure
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represents a capital investment, recoverable after amortization
(in 20 years) from the value of the land as it is developed with

a higher use.

OSHE also offers a form of subsidy to developers of low-income
reutal housing, chiefly by rolling over short-term financiig so that
the amortization of principle and interest payments by the developers
need not excede 115 per year of development cost. These advances
are themselves to be repaid to OSHE within 15 years, althouch witn
no interest charge, so that in effect OSHL does offer an interest

rete subsidy equivalent to the opportunity cost to GOIC of its funds.

GOIC intends substantially to increase the role - and tne
stature -~ of OGHE and to make of it the housing fiduciary through
which all housing funds much pass. In the past there has been little
financial coordination between 5ICUGL and SUGEFIHA, each of which
obtained its financing from different sources and each of wnich wag
under the peneral supervision of different ninistry, iricing of
housing projects was calculuted as a function of the specific
financing of cach project, end GOIC could not efficiently consolidate
repayment of off-shore housing loans, The proposed structural
refornm of CUlil is intended to permit it to pay a najor governing
role in the nunagement of public housing finance conparable to the

role now played by C.h.i. in the management of the public debt.

A more thorough description of OSHE w'll be found in Section

II1l, E, Housing Institutions,
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d) The National Sinking Fund (C.A.A.)

CeAsAs lends medium and long-term for specific projects
and for rural housing, and in 1973 more than one-third of its

medium and long term loans were to SICOGI and SOGEFIHA,

A description of the role of C.A.A, will be found in

Section II1I, D, Housing Finance,
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D. Support and Regulatory Activities

1. Ihe Minigtry of Congtruction and Town Planning (MCU)

Split off from the Ministry of Public Works, its functions

more clearly defined by Decree on 25 liay 1970, MCU is composed
of five Departments, three Autonomous Services and a Training
Center,
1) Town Planning and Architecturs
- Town Planning

= Architecture, especially preparation of typical
house plans

- Building Permits
- Land Controls, including approval of all transfers,

11) Construction, dealing primarily with administrative
buildings

~ research and programs
= construction
- rural housing assistance
111) Topographic Services
=~ Subdivision layout, scme 75-80 a year
- Roat Istate titles
- Archives

iv) Adminictrative Housing, for civil servants, and
expatrinte tochnical asgistance

v) Administration and Finance
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vi) Contracts (Autonomrus Service), supervises bidding
and contract lettiang for administrative construction

vii) Lands (Autonomous Service), control of State public
and private domain

viii) Coordination of Regional Offices. There arc seven
regional offices, 13 sub-divisions, and 27 sectoricl
offices, not all of which are fully staffed.

ix) Technical Center for Profcssional Training, offers
courses and tvo-year on-job training for middle-
level civil servants,

In 1973 MCU had 926 employes, including the following
Techniclanss
4, architects

14 civil engineers

29 technical aides

17  surveyors

18 construction supervisors

127  junior cadres

2, Controls and Repulations

i) Land use plans

The town planning office of the MCU is responsible for
the development and control of master plans which include
a lend use plan, urbanization plans, and subdivision layouts.
Much of this work i: arried out under contract with the
National Burcau for Technical Development Studies (BNEDT)
a lurgely French-staffed para statal organization under the
general supervigion of the lilnister of Planning and with
its affiliate, the City Planning VWorkshop for the Abidjan
Rogion (AURA).
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The MOU goal is to prepare master plans for all centers
of more 10,000 population, of which there are now 26, Plans
for Gagnoa, Khorogo, Aboisso, Agboville, Bondoukou, Dimbokro,
Divo, Touba, and Odienne have been completed and are in the

approval stages.

Revised plans for Abidjan providing for anticipated growth
to 1.5 million persons is nearing completion as is that of
Bouake,

Plang for the new port city of San Pedro based on a
population of 25,000 have already proven insufficient and

a new plan for a city of 100,000 is in preparation.

Studies for Katiola, Guiglo, the Beoumie valley, Segula,

Ferkessedougou, Tiassale, and Bouafle are getting underway,

Once plans have been prepared they are reviewed by the
Town Planning Office of the 14CU and submitted to the
Minister for approval by the Council of linisters, If
adopted it is included in the budget,

11) bullding codes

The various texts in effect were assembled and published
in 1971 by the A.RA (Réglementation d’urbanisme et construction,
recueil des toxtes en vigueur 279 pp.). Set backs, heights,
and building standards are attached to the land use plan for

each area,
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i11) building permits

Application for building permits 1s made through a service
of the Office of Town Planning which examines the plans in
regard to codes and land use plans, and forwards them to
Public Works, the Health Department, and other agencies

involved in particular cases., The process can take 2 months.

iv) transfer controls
Before a property can be transferred, the documents have
to be approved by another service of the Office of Town
Planning which verifies the registry uand ownership of the
lands, determines the level of improvements required tor the
particular piece of property and advises codes and land use

restrictions applicable.,
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ITII. A. Construction

1. The industry

a. structures
As in most of Francophone West Africa, the modern or formal
gsector of the construction industry has been dominated by expatri-
ate firms, largely French, with most of the business and substantial
capital, They are backed up by an established network of suppliers

and bankers.

The sustained growth of the economy, however, has created
enough construction volume to attract a healthy number of firms, thus
setting up a somewhat more competitive industry than is found in many
countries of the area. It has also allowed room for a few Ivorian
firms. They are still undercapitalized and lack lines of credit or
regular turnover, but they have built up moderate capacity and rep-
resent a potential for broader Ivorianization, particularly in housing
production. The informal sector is made up of a large number of
individual or small family enterprises with very little capital but in
the aggregate doing a substantial volume of construction, much of
which is modern and only part of which is either traditional or rural.
Their market is the mass of housing built privately in new subdivisions
and spontaneous neighborhoods. Almost all rural housing is within
the informal sector as well, although more and more is modern con-

struction.
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The distinctiun between the formel and informal sectors is
not sharp. Government statistics are based on modern firms as
those covered in the regular reporting system, Thies would include
the Chambre d?Industrie which counts firms with & minimum business
of CFAF 12 million per year. The rest are labeled traditional
though they are better characterized by the.r small scale limited

capital and unregulated activities,

b, growth

Construction volumes are high and have been increasing
steadily., Though the rate of increase is irrepular, growth
over the long run has been even stronger than that of the gross

domestic product,

Output of the formal sector was almost CFAF AC billion in
1973 and that of the informal sector CFAF 2/,5 billion, With
rates of growlh at 10.6" and 5.2 respectiveLly for th. period 1970
to 1973, the totsl is probably now past CFiF 10C billion (*45C million),
Growth, however, is in spurts not directly related to trends of the
economy as a whole, Cutpuat in the formal sector alrost doubled
during the two year period 197C~71 when the Kossou Dam and expansion
of San Pedro were being completed, The following year’s growth
levelled off, Activity began picking up again in 1973, The puttern
was similar in the informal sector reflecting.village relocations in
connection with the dam and the development of spontaneous communities
outside San Pedro, The figures on output in the formal sector do

not include work by the Government on force account, which grew
prom CFAF 1.4 billion in 1065 to CFAF 1.7 billion in 19%.
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Growth of Construction
(at current prices; CFAF billions)

Y 2/

output output

formal annual informal annual total annual
gector growth sector growth outggt growth
10.2 3-4 130
18,1 +12,25 7.8 +18,.1% 25,9 +13,8%
20,2 + 3.8 1246 +17 3% 32.9 + 8,28
21.5 + 647 (VAVA +14,435 35,9 + 9,5
35.2 +63,7, 19.6 +36.1: 48 +52,6;:
428 +21 6 21.1 + 7T 63,9 +16 .67
471 +10 0. 22,0 + L35 69,1 + 8,10
59,2 +27 ,2;: Rhe5 +11.4% 8,44, +22.1%

hambre d?Industrie
inistry of Planning
Growth as measured by the value added, averaged 13,3 annually
from independence to 1973 with 57,6 increase in 1970 and a 2.1,
decline in 1972, Cverall this is about ?:: per year more than the
growth of the gross domestic product, and construction as a percentage
of G.D.F. grew from /,.8,» in 1960 to 6,1 in 1072 with a high of 7.6.
in 1971, The growth is purtly related to the increesing importance
of the whole secondary sector in the economy,
Y
Value added by Construction

Compared to Gross Domestic Product
{at current prices; CFAF billions)

censtruction
value added annual annual as- a percentage
construction prowth GeDuFe growth of G,D,P,
6.8 14,20 o8
12,8 +13.5 236,86 10,7, 5/,
16.8 + 9./4'\ 32/,.5 +11o1;' 5 2
17.7 S PV 364,,C +12,2% 449
27.9 7H% /12,0 +13.7% 6.7
3301} +19-'//' /r3902 + 6.1\,\, 7.6
32.5 - 2,1 47146 + T4 6.9
3445 + 6 564,.0 416 6% 6.1

1/ Ministry of Planning, les Comptes de la Netion
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Y
Growth of Value added by Construction
compared to other sectors
(st current prices; 1065 = base 100)

other primary tertiary

G,D,P. construction indugtries sector sector
1965 100 100 100 106 100
1968 137 131 163 119 145
1969 154, 138 184, 127 168
1970 175 218 220 133 191
1971 185 261 245 139 108
1972 199 254, 284 147 211
19713 238 270 313 188 255

1/ derived from above preceding table

Real growth aldjusted for inflation still averaged 9.8. annually
during the period sirce independence, about 1,5 rore per year than
real growth of M,0,t. The increases in oufhput of 1 and 71 still
total more than 50 after adjustnent, still a big jws) in a short period,
The price indices used to make the aljustment for infletion are based
on housing construction which are not necessarily the sare es for the
industry as a whole, but close enowrh for nurposes here,

real Growth of Construction

Adjusted for inflation
(1073 prices; “Fal' billions)

i/ real real

ad justed annual growth

output growth GeDePy
1960 25,0
1965 40,8 + 10,35 +10,2,
1968 49,1 + 6uh + 8.5
1969 5141 + 4eln + hobis
1970 70.8 + 38,6, + 8,20
1972 7349 + 1,09 + 6485
1973 8/ o4k + 7.0 + 745,

1/ see soction III-A-7 for price indices
2/ liuistry of Planning, Annuaire Statistique
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c. capacity and constraints

If real growth were to continue at close to 10% annually, the
industry's output would be over CFAF 160 billion (at 1975 prices) by
1980 and would have doubled current output by 1982, This would depend
on the continued growth of the economy generally and the secondary sector
in particular. The employment generated, and further development of
related building materials industries could help sustain that growth.
It is generally expected, however, that the economy may begin to slow

down to more normal levels.

The industry has demonstrated its capacity for sustained growth
and for quick expansion in response to demand as shown in 1970-71. The
capacity is based on the capital resources of the expatriate building
firms and the mobility geographically, and between sectors of the informal
labor supply. Assuming that Government policy in regard to the structure
of the industry remains the same, there should not be any problem keeping
up with development programs, though there will be a need for expanded invest-

ments in the building materials industries.

The challenge is rather the rate at which the structure of the
industry can be Ivorianized, small builders developed into larger,
better managed and better capitalized enterprises; and informal sector
activities made more productive, The team believes these goals are inter-
related and that progress can and should be stepped up. Housing policy

can be an important tool. The SOGEFIHA project at Abobo Gare financed
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through the USAID Housing Guaranty Program was broken into parcels of
L0 to 80 units and contracts let to smell and medium sized Ivorian
enterprises. The experience i1s discussed in the next section, A
total of 572 units were built in 10 months. & regular progream of this
nature should be develoved through which Ivorian enterprises could build
up capital and management experience. The nore competent would move
into larger works and begin to compete vith expatrinte firms. Ab the
same time, encouragement of private home construction and broadening
access to credit through the new BIFC would expard the narket for
individual and fanily enterprises in the informal sector. site and
service propgrams of OxTT and SICCGI and the rural housing nrogram of
SOGEFIHA can be oriented to bringing these small builders into the

formal sector,

2., builders

a, the formal sector

In 1971, five fimms, each uvith an output of over CFAF 2 billion
(#9 million) had one third of the business in the formal sector. The
eleven largest had more than half, Uver 55,. of the firm:s in the sector
had businesses of less than CFAF 100 million and accounted for little

more than ¢, of the business that year.
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Size of Construction Enterprises
(formal sector; 1971)

combined

number of output percentage

enterprises 0 of total
r CFAF 3 billion/yr. 2 7,092 16.6
2-3 billion 3 6’924 16 o2
1=2 billion 6 7,470 1705
million - 1 billion 8 59484 12.8
- 500 million 18 6,788 1549
- 250 million 35 55494 12.8
- 100 million 29 2,086 49
-~ 50 million 62 14471 324
163 42,809 100,0

Chambre d?Industrie

The big firms were all erpatriate, mostly French, and generally
subsidiaries of international corporations., They include: the Société
Frangaise de Dragages et de Travaux Publics (UFEDTF) which began
operations in the Ivory Coast in 1037; lorraine de Travaux Publics
Africain (LTPA), 1951; sociéts des Grands Trevaux de 1°Lst (5GTE);
Soclété Franguise des Travaux Publics (SOTRA Th), 1052; Coclété d’Etudes
et de Travaux pour 1’Afrique Cccldentale (58TAC), 1050; and Cociété
Dumez-CCGA (Compagnie Géndérale de Travaux en Afrique), 1930 - public

works, and general contracting, All have fairly diversified operations
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but deal mostly in commercial, industrial work, heavy construction,

roads and urbanization., Some were involved in the harborworks that

made Abidjan. Some are even older. Dumez-CCGA has the most substantial
experience in housing, including the apartment units at Abobo Gare
financed through the USAID Housing Guaranty Program. Until about

1965 the industry was a closed community. The independent Government
began encouraging new firms and by the beginning of 1974 the number

of enterprises had doubled. Cumulative investments rose to over CFAF

20 billion or an average of 91 million per company with some considerably
more. The community is still basically expatriate, however. About

85% of the firms are under foreign management and majority ownership,

80% French.
Growth of Construction Enterprises
1/ cumulative 1/ average
number of investments annual investment
enterprises CFAF billions growth CFAF millions
Jan. 1968 112 7.2 6h.3
" 1969 125 8.0 + 11.1% 64,0
" 1970 132 12.7 + 58.8% 96.2
" 1971 157 13.5 + 6.3% 86.0
"o1972 175 15.1 + 11.9% 86.3
" 1973 207 16.6 + 9.9% 80.2
" 197k 225 20.5 + 23.5% 91.1

1/ Chambre d'Industrie

Among the international firms that were established during this
time are: Federman Enterprises (overseas) Ltd., 1964 - an Israeli
firm which has gotten into housing construction through a housing loan

to SOGEFIHA; BATTM, 1960 - also an Israeli firm that built the Hotel
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Ivoire complex; Selmer, 1969 - a Norwegian firm that built the Port-
Bouet housing nroject for SOGEFIHA using SIPOREX concrete panels;
SOLICO and Najjar - Lebanese firms which have built housing for

SOGETIHA,

The new firms generally have some degree of Ivorian participation
in the ownership., These are often influential parties tnat help the

company break into the industry.

SONITRA (Société Nationale Ivoirienne de Travaux) began operations
in 196/ with 55 Government ownership in a joint company with Solel
Boneh, a large Israell corporation, It is managed by Golel Boneh vith
Government officials on the board of directors. It operates for profits
and bids competitively., By 1970 output had reached CI'AF one billion
and it is now one of the largest and most respected firms. It does
have on the job training programs, but management remains almost

entirely Israeli,

In 1967, a wholly-owned Ivorian company was fo.med, 1’Essor pour
1a Construction et les Travaux Publics (LICOTRA). It was to be operated
ag a grouping of small Ivorian builders which would recelve assistance
from the iiinistries of Plan and TFinance including indirect technical
aseistance from USAID and preferential treatment by the Government.

It didn’t work.
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There arc about 30 small Ivorien contractors included by the
Chambre d?Industrie in the modern sector, that is having a minimum
business of CFAF 12 billion (9:5/,000) per year. Their resources
vary but they are weakly menaged. Their problems end potential

are discugsed separately.,

The largost number of firms in the formal sector cre general
building contractors (22.0° in 1973), but the lerpgest investments
are in public works and heavy construction (5642, in 1072), Tho
building contractors? share of total business increased from 20.4
in 1971 to 39,4 in 1973 while that of public woris contractors
decreased from /.. . to 20,6.

Y
Types of Congtruction I'nterpriges
(Jan, 197.; output and investments percent 1973)

nunver of cumulative

enterprises —_ investments output
public works 22 9.8 564/, 30,6
general building 72 32,0 21.8 3942
metal vorking 24, 10,7 748 9.3
floors and tiling 12 5¢3 1.3 144,
plumbing 13 5.8 1.5 247
electricol 4L, 19.5 5.0 11.4
painting/glezing 20 8.9 14/, 3.3
other works 18 2,0 4e8 251

225 100,0 100,0 100,0

1/ Chembre d?Industrie
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The formal sector firms are almost entirely concentrated in

Abidjan with 90% headquartered there in 1973, though the larger ones
do business all over the country, Eight were headquartered in Bouske and

eleven in other cities.

Profits and overhead averaged 21.4" of total costs for firms in
the formal sector, 197C, This is a much more reasonable level than
found in many of the countries of lest Africa. ‘ages and salaries
averaged 26,5 and paterials inputs 52,1

1/
Costs and arnings of

Formal Sector I'nterprises
(19703 CTAF billions)

value of output 354200
per enterprise o267

a, materlals inputs,
transport, import

taxes, and services 18,340
per enterprise o139
percentage of output 5241
value added (b + ¢ ) 16,860
per enterprise 0128
b. wages and salaries 6,330
per enterprise 07
percentagce or output 26455

¢, amortization of capital
invostments, indirect

costs, and net return 74530
por enterprise 057
percentace of output LAY A

1/ derived fron linistry of
Planning statistics
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b, the infcrmal sector

Traditional building skills are still a part of the way
of life in villages and most rural families. In the llorth, families
often have specinlized skills in crafts such as pole framing,
blockmakine, thatching or carpentry. In the Central areas and
South, families are more often zeneral builders, Villages in some
areas will exzchange labor. lodern constructicns are gencrally built

in the same way.

Emiprants from rural to urban areas teke these skills with
them, DBuilding is one of the easier activities for the neuvcomer
to enter as the market is continually expanding., T.ittle capital
is required since the owner supplies the materials, Cimple masonry

and carpentry are learned aquickly,

The studins on enployment for the iinistry of Planning show
15,000 such small enterprises in 1065 and 32,000 in 1970, 1In 1973,
they had 22,000 non salaried helpers und 2,000 salaried. Thue, more firms
are one-man operations, Family enterprises included one or more

non-salaried helpers. Only one entorprise in four has any salaried

employes.

The scale of these businesses is very small. Output per
enterprise in 1970 was only just over CFAT 600,000. Of this, 62455
was intermediate consumption, basically materials; 37.2k was

salarics and the earnings of the individual and his helpers; 0.3% was

other costuy,
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Costs and Eaernings of 1/
Informal Sector Enterprises
(at ourrent prices; CFAF millions)

1965 1970

number of enterprises 15,000 32,290
output 74848 19,614
per enterprise ¢523 607
a, material inputs 4,885 12,263
per enterprise 0326 379
percentage of output 62,2 62.5
value added 2,963 74351
per enterprise 197 «228
b, earnings and salarles 2,896 74290
per enterprise «193 ¢ 226
percentage of output 3649 37.2

c¢. other .osts 67 61
per enterprise .004 .002
percentage of output 949 0.3

1/ derived from Ministry of Planning Statistics

SOGEFINIA’s early rural housing programs were based on self-
help techniques, but participants generally hired informal sector
jobbers to do the work. In its current programs UOGITIHA is
beginning tc formalize some of these builders by letting labor
contracts with them for construction of small groups of houses.
SOGEFIHA provides the materials, The scale of the work will enable

some to improve their productiv ty.

Site and service programs as planned by SETU anu SICOGI will
indirectly provide further opportunities to improve the production
of informal builders. With a large number of individuals building

their homes in a concentrated area at the same time, those builders
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with some basic organizational talent will probably hire additional
labor and supervige a number of jobs at the same time., With some

assistance, they could gain valuable experience in simple management,

c. development of Ivorian enterprises

The 30 or so builders now included in the formal sector and a
number of others in the indistinct area below CFAF 12 million per
year are critical to greater Ivoricnization of the sector., It is
unlikely to compete with the largest expatriate firms. That will
continue to be the vocation of "0IITPA o other ventures like it, and
a najor effort should be made to specifically train an Ivorien staff
to gradually tale over management. Dut the small Jvorian builders
could be developed to handle a much nore significant share of the

sector than they now have,

Typically, they have CFAF 10 to 30 million capitael but most
of it tied up in real estate which is much more profitable and
reliable. They do have an office; cement mixers ard light equipment
and severnl trucks in various states of repair; a small stock of
materials, and a small core of permarent employes. They do not
always have reliable foremen who can sunervise the work and ag
a result they spend a large part of their time in the field, They
have genera.ly 5 to 10 years experience, some rore, mostly in
smaller towne. Thoy generally do not have any formal technical
training., Their operationg confirm more or less to tox and
business rogulations., They have regular Banks, but access to

ungecured credit of only one to two million and poor terms witu

supplieras.
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The largest single jobs underteken are 10 to 20 million, Their
work fluctuates widely from one year to another often with large
gaps between jobs. As a result, they go into jobs with a backlog

of debts and their cash flow posit.on is usually very tenuous,

Part of the Abobo Gare project outside Abidjen, financed
through the second USAID Housing Guaranty was programmed by
USAID and SOGEFIHA to be built by small Ivorian builders. The
objectives were to demonstrate the capacity of Ivorian builders
to handle larger contracts than they were getting and to give
them more management experience in a context where some assistance
could be provided. The 578 row house units with a total construction
cost of CFAF 900 million were divided into 11 parcels of 30 to
80 units each with construction costs of 60 to 125 million. A
small staff secunded from the Office de Promotion des Entreprises
Ivoirienncs (OPEI) was set up within INTRADEP, the project manage-
ment firm representing SOGEFIHA, to give technical assistance to
the builders with job planning and materinls purchasing, The costs

of this assistance were paid by the budlders,

Public announcements were made inviting Ivorian builders to
submit their qualifications to SOGEFIHA, About 50 submissions
were received and 20 were then asked to bid on the project,
Urbanization of the parcels was let separately and bids were made

by house type. A commission with representatives of' SOGEFIHA, the
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Ministry of Construction, and the Direction des Marches of the Ministry
of Finance awarded the contracts on the basis of the lowest reasonable
bids and assigned the various sized Pparcels on the basis of the estimated
capacity of each builder. To simplify administration, the Commission
everaged the lowest blds and set uniform prices for each unit type which

the builders accepted.

The builders were not able to obtain performance bonds from the
commercial banks, but an arrangement was reached through the Fond de
Garantie which is partly supported through a USAID program with the Entente

fund,

The builders were each completely responsible for their parcels as
general contractors. They elected to set up a committee to work out
common problems and in particular to negotiate as a iroup for better terms
with suppliers. With the assistance of INTRADEP and SOGEFIHA they were
eble to secure better prices and lines of credit on some items. Once
terms were agreed on, each builder had responsibility for his own purchase
ordering and payment of bills, Of the 15% advancc that was made by
SOGEFINA to the builders, it was decided to set aside 5% as a reserve fund
administered by SOGEFIHA to guarantee payments to suppliers, When builders
got into cash flow problems at the end of the month as many of them did
despite the technleal assistance, overdue bills from suppliers were paid
by SOGEFIIA from the reserve and deducted from the builders account. The
remainder was turned over to the builder at the end of the job, The
guarantee of SOGEFIHA proved to be an important factor in the dealings

with suppliers.
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The project was completed in a period of ten months which, though a
month and a half behind schedule, can nevertheless be considered good
time for a project of this size, Williamsville, a comparable project
financed through the USAID housing guaranty, was completed in 15 months
by two expatriate firms, Technically,the standard of the work approaches
that of SONITRA, The project does demonstrate that significent housing

projects can be built by Ivorian firms.

The builders did gain important management experience, Some had
considerable cash flow problems due to insufficient programming of
the work, Most started too many units at the same time and did not
use crews efficiently. They were hindered by irregularities in deliveries
of materials caused partly by late payments of bills by a few, Those
vwho did pay bills promptly, now have lines of credit with suppliers.
It is difficult to measure whether or not their operations have
improved with the experience, The main test will be on their next
jobs. The financial status of some was solidified by the contract
‘as shown by balance sheets prepared by two of the firms at the end

of the job.
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Balance .‘heets
Two Small Ivorii Bulilders

Agsets

land

buildings
equipment

vehicles

others

total fixed assets

accounts receivable
cash on hand
bank deposits

total

Liabilities
capital
medium term debts
short term debts
net profits

total

-ailder A

30,000
l‘),‘_ 3,601
1,,0L,852
4,816,486

793,000
20,717,939

19,733,402
235,589

3,23&,826
51,921,7

33,129,146
2,576,644
10,595’585

5,62C,391
5139213766

Receipts and Expenditures
Two Small Ivorian Builders

Receipts

construction contracts

services

commissions

rental properties
total

Expenditures
salaries and beneflts
materials and charges
transport of materials
taxec
reserves
amortizations

total

gross profits

Builder A

81,986,572
468, 787
96k, ThT

1,060,000
8k, 60,100
22,047,430
k4,395,372

1,820,000
2,9U8,645
4,860,762

76’127,699

8,352,401

Bullder B

4,000,000
2,115,000

869,600
1,670,400

8,655,000

17,410,893
295,400

1,243,758
27,605,051

9,801,298
800,000
9,022,391

7,281,362
27,605,051

Builder B

77,986,008
640,468
1,5h9,240

80,275,716

1,034,748
46,279,738
617,060
325,000
450U, 491

332,732
50,073,772

11,401,944
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Profit and loss

Builder A Builder B
Gross profits 8,352,E01 ll,EOl,9EE
Losses
interest on loans (20%) 1,670,480 2,280,388
contribution to FNI (10%) 835,240 1,140,194
reserves 226,2
total 2,732,010 3,420,582
net profits 5,620,391 11,501,944

The major problem of these bullders will be to maintain this
status until the next job. Few of the Abobo Gare builders have
anything substantial in the pipeline. Profits from this operation
will be eaten up; cquipment and crews will not be maintained; and

any management skills picked up may well be lost in the meantime,

The team believes that SOGEFIHA and SICOGI should program their
activities in smaller phases and provide a regular flow of this kind

of work to small Ivorian builders.,

The OPEI, a public enterprise established under the Ministries of
Planning and Finance in 1968 to provide assistance to Ivorian firms,
has worked with over 40 construction firms in particular helping them
to get financing. It has technical and economic departments with a
stalf of 126 in 1974 inecluding 39 Ivorian and 33 expatriate technicians.
In the past, its performance has been weak, but a program is being

developed with the World Bank to reorganize and improve its services,
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The Fond de Guarantie, an autonomous public institution was also
set up in 1968 and guarantees up to 80% of loans to Ivorian businesses,
In addition, a $5 million World Bank progrom through the Crédit de
la COte d'Ivoire will make further resources available for the

expansion of small Ivorian firms.

30 Labor

a. employment
The construction industry is highly labor intensive, Studies
for the Ministry of Planning total employment in buillding and public
works both formal and informal at 104,000 in 1970 or 27% of the
total work force exeluding workers in agriculture and forestry.
The studies show approximately 107, employed in the formal sector
and 60% in the informul scetor.

Employment in the Construction Industry
Compured with other Scctors

1965 1970

formal sector of conctruction 25,000 42,000
informal sector of construction 13,190 62,230
total employment in construction 56,190 104,230
other industricc 87,190 109,090
administration and services 126,520 170,820
total secondary and tertiary secetors269,900 385,1E0
total including primary scctor 1,892,800 2,181,240
construction as u pereentuyre of

total sccondary and tertiary scetors 20,8 27.1
construction as o percentoge of

total including primary scctor 3.0 4,8

SETEF, 1'Image Base 1970-~Emploi
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0f the 42,000 employed in the formal sector in 1970, the Chambre
d'Industrie shows 17,000 or 40% that were regularly employed by firms
with a minimum repular business of CFAF 12 million, The rest is
casual labor chifting with the work or employed by smaller enterprises.
They are the most affected by slacks in the business, Regular employ=-
ment, however, reached morc than 29,000 in li;B.

Permanent kmployment in the
Formal Sector of the Construction Industry

Permanently comparative

employed in annual rate index other
year formal sector ot growth index industries
1967 10,500 100 100
1968 13,100 24, 8% 125 112
1969 14,400 9.9% 137 123
1970 17,000 18.1% 162 140
1971 20,600 21.2% 196 150
1972 22,756 10.5% 217 157
1973 29,360 29.0% 280 168

1/ Chembre d'Industrie

Growth of permanent employment follows growth in construction
volume over the long run but continulty is the important factor. In
1970, when construction volume in the formal scetor increased 59%

(see section II A-l), permanent employment only increased 18%,
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Composition of Employment in the
Formal Sector of the Construction Industry

1/
percent

1965 1970 1975 1980 new workers
required 1975-8(

upper level managers 1.0 1.1 1.5 1.3 800
middle level managers 4,0 3.5 4.4 2.5 1,500
skilled workers 17.0 2k,0 27.7 38.0 24,000
semi-skilled workers 28.6 26,7 25,0 22.9 14,500
wnskilled workers 49,4 Lhy,7 414 _35.3 22,200

100.0 100.0 100,0 100.0 63,000

total 25,000 42,000 87,000 150,000

1/ Ministry of Planning

If the studies made for the Ministry of Planning are accurate,
something under 28% of construction workers are skilled, while with
increasing sophistication of techniques, they project that the need
in 1980, will be closer to 38%. This would require a doubling of
the number of skilled workers over the next two years, 1f current
growth rates arc to be maintained, At the samc time, the number of
qualified and experienced upper level managers, presently about 1,300,
would have to increase by lo0 per yecar and congsiderably more if

expatriatc management 1s to be reduced,
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Shortages of both skilled and unskilled workers, as in other
sectors of the economy, have been filled by large numbers of
imnmigrant labor from neighboring African countries. In 1972, 38%
of the skilled workers regularly employed in the formal sector of the
construction industry and 55% of the unskilled were non-Ivorian
Africans, especially from Upper Volta. Ivorians are filling more than
two out of three new jobs generated, but absolute growth and the
attraction of new immigrants will continue. Controlling the balance
has been a problem for the Government, particularly since the immigrants
work for lower pay and because Ivorian labor supply is increasing

faster than economic growth,

A shortage of skilled workers is nevertheless real in the senge
that training and experience is often not adequate to do a good job
efficiently., It is estimated that 7Y% of the labor force in the
secondary sector of the economy including construction has no technical

training at all,

Vocational training centers in Abidjan and Bouake have good
programs, three other centers have been set up specializing in
treining programs for the construction industry, and the Office de
Formation Professionnelle rung a number of training seminars, but
output is modest. The specialized centers, for example, only train
about 45 masons, 45 carpenters, 30 metal workers, and 15 electricians

a year,
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Nationality of Regularly Employed Workers

in the Formal Sector of the Construction Industry

percent comparative %
1/ other non of Ivorians in other
by year Ivorians Africans Africans industries
1967 43,0 50.5 6.5
1968 44,0 49.6 N
1969 45,8 48,0 642 58,6
1970 18,8 45,2 6.0 59.7
1971 53,0 2.0 5.0 614
1972 53.2 b2, h,7 61,2
1973 55.1 h1.2 3.7 61.7
1/
by activity, 1973 Increase in
% of Ivorians
1972-73
public works 60,2 35.1 4,7 - 1.2
general building 52.8 45.5 1.7 545
metal works 54, 36.9 8.3 1.5
floors and tiling 33.1 62,0 4.9 2.6
plumbing 56,6 36.4 7.0 1.0
electrical 59.9 28, 11.7 - d.b
painting/glazing 61,4 34,6 4,0 - bk
others 52.4 43,3 h.3 - 5.7
2/
by ckill, 1972
upper level managers 16,0 4.0 80.0
middle level managers 13,0 3.0 84,0
technicians 23.0 9,0 68,0
skilled workers 66,0 38.0 6,0
semi-skilled workers 64,0 36.0 -
unskilled workers 45,0 55.0 -

1/ Chambre d'Industrie

2/ oOffice de la Formation Professionnelle
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The Government has established an apprenticeship tax on employers

and uses it to subsidize firms with training programs, but participation
1s not extensive. On the job training and work study programs should

be encouraged even morc than they are now, At the management level,
training programs of the technical high schools are not adequately
oriented to the practical nceds of building enterprises and most
graduates end up in administration. At the same time, enterprises
managed by expatriates are not adequately oriented to giving Ivorians
the experience they nced to do the job. The lack of qualified Ivorians
to manage building firms could become a constraint on the continuing

growth cf the iandustry,

The supply of workers in the informal sector of the industry is
largely clastic and serves as a reserve pool of labor for the formal
sector since mobility is high., Most are self-employed doing small
Jobs with o few non-salaried helpers and salaricd personnel, Salaried
workers number less than one for every four enterprises. Total
employment in the informal scetor is importont. In 1970, it included
more than 62,000 workers thouch only 16% of the total number of
salaried employces. While itc sharc of total employment is declining,
absolute growth was still over 5% annually from 1970-73 and employment

in the informal sector should be over 80,000 in 1975,
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1/
Composition of Employment in the
Informal Sector of the Construction Industry

1965 % 1970 %
employers 15,000 48,1 32,290 51.9

non-selaried helpers 10,190 32,7 21,940 35.3

salaried personnel 6,000 19,2 8,000 12.8

31,190 100,0 62,230 100.0

1/ Ministry of Planning

There may be considerable overlap in these numbers, however,
with other sectors. Casual laborers in the formal sector work in
the informal sector between jobs, and informal sector enterprises
work under labor contracts to builders in the formal sector. None
salaried helpers work on other family enterprises besides buillding,
particularly small commerce in the cities and agriculture in rural

areas,
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b. wages
The SMIG (minimum wage for industrial and commercisl sector

workers) is determined in the Councll of Ministers and set forth by
Presidential decree, Mixed Commissions of employers and workers in

each industry, represented generally by the Assoclation Interprofessionnelle
(employers) and the Union Générale des Travailleurs (workers) presided

by the Director of Labor of the Ministry of Labor and Social Affairs,
establish salary levels for each category of worker and interpret

the application of the Labor code.

From 1960 to 1970 the SMIG increased an average 2.6% per year,
gomewhat less than the cost of living., Increases of 25% in 1970, 1973,
and 1974 has brought the SMIG up to CFAF 92 per hour or 16,000 per
month, Corrcsponding increases set by the Commissions for workers in
the construction industry carning more than the minimum wage ranged

from 207 for semi-skilled war kers to 7% for technicians,

Actual solaries in the construction industry are gencrally higher
than the minimum woges, but on the average lower than in other sectors.
In 1970, the average Ivorian construction workers' carnings werc CFAF
179,000 per ycar or lh,9OO per month compured with a CFAF 10,000
minimum at that time, and un average CFAF 291,000 per year, or 24,250

per month in other inductries.

Total wuges and soloriec poald in the formal sector of the
construction industry grew to almost CFAF 14 billion in 1973 or 4o% of
the secondary sector total.
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1l
Minimum Wages-/ 3/
comparative
index of the
SMIG _2J cost of living
date of change (CFAF/Hr,) monthly increase index African family
1960 37.00 6,413 100 100

Jan., 1961 k0,00 6,933 8.1% 108 108
Nov., 1963 h2,k4o 7.349 6.0% 115 112
July, 1968 16,6l 8,08l 10.0% 126 134
Jan., 1970 58,30 10,105 25.0% 158 L7
Avg., 1973 73.00 12,653 25429 197 171
Feb., 197k 87.60 15,184 20.0% 237
Aug., 1974 92,00 15,947 5¢0% 2hg
Aug., 197h4 minimuwn
workers in the construction industry hourly (CFAF) monthly
average unskilled workers cat, 1 95,20 16,500
average semi=-gkilled workers cat, 3 110,00 19,067
average skilled workers cot. I 124,33 21,550
techniclens and craftsomen cat. M2 305,31 52,920

Aug., 197k percentage

benefits of salary

paid vacation and holidays 11,233

family support 6,118

apprenticechip tax 5

retircment 2,002

medicines 2,526

sick leave . 765

dismissal notice 3.018

troansportation 7.300

taxes 10780

contributions 1,780

accldent insurance 5,561

finaneing of the OSHE .890

43,418

Minlstry of Labor and Social Affaire
based on o 40 hr, week, 173.3 hrs. per month
3/ Dircction de lao Statistique, Ministry of Finance

e
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y

Total Wages and Salaries in the

Formal Sector of the Construction Industry

total wages percentage

and salaries comparative share of

includ, benefits annual rate index other secondary
year CFAF (billions) of growth index industries sector total
1967 4,0 100 100 32.8
1968 5.0 25.0% 125 116 34.5
1969 5.5 10.0% 138 150 30.9
1970 8.6 56.4% 215 185 36.1
1971 0.k 20.9% 260 206 38.1
1972 11.5 10.6% 288 232 37.7
1973 13.9 20,9% 348 265 39.0

1/ Chambre d'Industrie

¢, Dproductivity

In 1970, 1.1 jobs were generated in the formal sector per million

CFAF of new construction (about 240 per million dollars) versus O.4 in

other industrics,

488,000,

at a rate of 2,2% per year adjusted for inflation,

Value added and Output per worker in Construction

(at current prices; CFAF thousands)

formal secctor

veluce added per worker

output per worker

employment per millicn CFAF production

informal scctor

voaluc added per worker

output per worker

employment per million CFAF production

averne

value added per worker

output per worker

employment per million CFAF production

Output per worker was CFAF 880,000 and value added

Productivity in terms of increasced output per worker increased

other industries

1965 1970 1970
394 188 1,100
777 881 2,700
1.3 1.1 0.4

95 118 157
252 315 361
ho 3.2 2,8
208 267 510
L85 543 1,240
2,1 1.8 0.8
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Yy
Productivity Gains 1965-70
(per year; adjusted for inflation)

constructicn other industries
formal sector 2.2% 10.6%
informal sector 3.89 2.5%
average 1.9% 10,49

;/ see section III A=5 for price indices

4. materials
a. local materials

Locel materials for use in modern construction have not been developed
to any sipnificant extent, Wood is abundant, but the bulk of the
timber cut is exported in los form and up until 1972 exporters
controlled the cupply, They are now requircd to reserve quotas set
as o percentage ol exports for local procecsing industries. These
include about 70 sawmills around the cowtry, 5 in Abidjan; 5 plywood
and veneer plants onc ol which alco makes particle boards, hollow
core doorgs und wood [loor tiles; and a plant, LAMECO = set up with ILO
assigstance, that mokes Laminated wood bewns,

A poncl system for housing construction using wood wastes
was gstarted by SOLICO, o mixed Ivorian-Lebanese bullding firm, but

expected cconomies were not achieved,
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SCAF, at Grand Bassam, has manufactured for many years pre=-
fabricated wood houses with one meter wide wall, window, door, and
floor penels with modular ceiling panels and roof framing. The
components are treated against insects and make a sturdy durable unit.
The demond has been small, however, Costs arc modest but not cheap,
and wood houses are considered temporary and have a low degree of
market acceptance. The use of wood is associated with termites,
fire risks, and high upkeep costs all of which can bec minimized with
good design., It may be that the use of wood has becn discouraged
by suppliers of imported materlals and exporters of wood. Efforts

to promote wood as a "modern" building material have had little success.

Use of wood is basically limited to roof framing which only recquires
two to three m3 per house, doors and windows, ceilings and formwork,
Per capita consumption is lower than in Europe or the U,5, Total
production for local use of plywood, particle boards, and sawn
wood was a little over 230,000 m3 in 1974, Total wood cxports of
wood products werc CFAF 14,5 billion and CFAF 51.6 billion unprocessed

logs.

Clay brick, also a locol material that could be used extensively,
has had limited success for similar reasons as wood. The only forms
which have been accepted ot all are ccramic tiles and hollow clay
tile for woll construction where it is covered with plaster and not

gecen,
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Until 1968, there was a manufacturer of brick at Dabou, about
30 k. from Abidjan, with a capacity of 8-10,000 tons per year, In
1969, the Government created COBRICI which it was hoped would pro-
duce 30-40,000 tons per year, and phase out the Dabou operation. It
has had quality problems with its production, however. To encourage
use, the Government requires that Government projects specify
SOBRICI. About 130,000 m2 of ceramic tile was manufactured in 1973

by 4 firms.

The UNDP has introduced "geobeton" stabilized earth block naking
in connection with reloecation of villages in the Bandama valley where

the Kossou Dam is built.

Sand and gravel are extracted locally. Supplies of gravel are
limited though, and possibilities of a plant to manufacture expanded

clay aggregate are being explored.

Traditional materials, including earth blocks, bamboo, thatching,
and palm woods are all used. Their application is discussed in the

following section.

b. imported materials

A number of industries have been set up to process imported ma-
terials locally. Two plants produce cement from imported clinker, the
Bociété des Ciments d'AbidJan (SCA) and the Société Ivoirienne de

Ciments et Matériaux (SICM) both in Abidjan. Total production in 1973
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was 630,000 tons and expansion to 760,000 tons is scheduled by 1980.
In addition, cement is imported., The Société& Africaine de Béton

Menufacturé (SABM) makes cement block, piping, and precast elements,

The Société Ivoirienne de Ll'Aluminium (IVOIRAL) in Abidjan
manufactures roofing using imported aluminium. Production in 1973
was 5,000 tons and expansion to 9,000 tons is scheduled by 1980,
Toles-Ivoire began producing galvanized roofing in 1970, Imported sheeting
is formed and galvanized. It started with a production of 3,000 tons

reached 11,000 in 1973, and plans to reach 24,000 by 1980,

In addition, there arc plants manufacturing varnishes, lacquers,
paeints, polyurethane and polyesther products, nails, screws, and

other items using imported base materials,

In 1970, a mixed company, Industries Metalliques de la Cdte
d'Ivoire (IMCI) was established to roll reinforcing bars. Ownerchip
is 40% Government, 56% private Ivorian, and 4 Italian. It did a

business of CFAF 1,8 billion in 197hk. Capacity is 12,000 tons,.

Precast light weight air entrained concrcte SIPOREX pancls are
imported from Ldelbetons in Norway and used in the construction of
housing projects for SOGEFIHA by the Norwegian builder SEIMER, A
plant manufacturing the panels in Abidjun was completed this year,

The ponels are about two feet wide, weigh about 200 lbs. and can be
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carried and tilted into place by four men. They fit together with
tongue and groove joints tied by & reinforcing bar and cement,

There is some breakage in handling, but repairs can be made easily
enough, Wallc are given a sealing coat of sprayed on cement plaster,

Costs have been about the came as conventional materials,

¢. research and development

The dependence on imported wmaterials contributes to high construction
costs and is probably not nccessary. Attitudes toward local materials
have to be chanyed. DBacice rescarch on materials in West Africa has
already been donc ot the ULDDP sponcored Center for Bullding Kescarch
in Lomé, Toio. Opeeilic studics on the applied usc in tae Ivory
Coast arc nccded but the real work to be done in in the development
of desipns and techniques of the use of wood wnd clay brick that
will be acceptcd in the culture, Reccarch and developmert should be
oriented specifically to achicvin; market acceptability of these

materials, and housing programs should be desipned to test approaches,

Iittle 15 being done at the precent time, Ao mentioned above,
techniques are being introduccd in connectlon wilth programs in the
Bandama Valley., Programs in San Pedro could offer similar opportunities.,
The Centre de Recherehes Architecturales et Urbalnes at the Unlversity
of Abidjan is involved in this question. The Luboratoire du Bitiment
et de Travaux lublics (LPIV) works with the ILO in the development

and promotion of new wood uses, More support 1ls nceded.
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An important constraint is the lack of skilled workmen who
can do exposed brickwork, for example, or careful wood detailing
and other techniques that might help make the use of these materials

more "modern" and more appealing,

5. construction methods and costs

a., buildings and apartments

A number of economic housing projects include four story walkups.
At first, the units were ill-adapted to Ivorian family living patterns,
but apartment living is gradually becoming a part of urban iife,
Bulldings are light concrete frames with cement block or hollow clay
tile infill and slab floors. (Apartments financed through the USAID
Housing Guaranty Program at Abobo Gare were built with prefabricated
floor slabs made on site and lifted iunto place.) Soil conditions
are falrly rood and foundation work is not heavy. Roofg are most
often aluminium with wood framing, Walls are plastered inside and

out. Stalrs are often open. Balconles are highly desirable,

Prices of apartments financed through the USAID Housing Guaranty
Program at Williamsville werc CFAF 18,000 to 19,000 per m2. They
were completed in the carly part of 1974, Becousc of inflation,
similar apartments, Clnanced at Abobo Gare and now being completed,
will be about CFAF 25,000 per m2, Apartments built by SOGEFIHA at
Port Bouect using OIPOREX precast concrete panels were completed in
1974 at prices about CFAF 24,000 per m2, Apurtment consctruction of

higher stonding normally runc from CFAF 45-60,000 per m2,
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b. standard housing

Typlcal construction is of 15 em cement bloeck or hollow clay
tile bearing walls with lightly reinforced bond beams and corner posts,
on solid cement block foundations with shallow footings. Long span
aluminium or galvanized roofing ls carried on simple wood traming.
Economic units arc usually built in rows with dencities from 30 to o0
per hectare, Units are often built with courtyards. Kitchen and
sanitary facilities may be inside, but are also acceptable when placed
at the back of the lot on the courtyurd. Differences in cost between
gsuper cconomic, economic, and highcr standing units are essentially
in the cize and tinishinec., Super economic units are as small as 30 m2
with minimunm finishes, Interior partitions may be eliminated, interior
surfaces only partislly finished, kitchen areas equipped with o simple
tap, and toilet rucilities shored, Economic units ucually have simple
cement {loors, whitewached walls, plywood ceiling's, inexpensive
senitary and clectrical tixtures, lMore expensive units have tile
floore, nicer fixtures, cte. Owners ol houscs uprrade the quality of
finishes whenever they cun, Improvements made to the Williamsville
units by the individuals are cxtensive. Desiyns for economic housing
should take more account of this., Detalling should facilitate these

changes ond pluns should ullow for cxpunsion,

Prices of economic units ot Williamsville were CFAF 16,000 to
17,500 per m2, They were completed in May 1974, Construction with

inflation prices of similar unlts at Abobo Gare now being completed are



- 76 =

CFAF 23-24,000 per m2, Prices of other economic units built before
the cost escalations of 1974 by SOGEFLJA ranged from CFAF 20-25,000
per m2 and those of SICOGI from 18-20,000. They would now be about
40% more. Super economic units may get down to lower than CFAF 15,000
per m2 (about $6.50 per sq. ft.). Higher standing projects range from

CFAF 30~60,000 per m2 ,

A breckdown of costs at the Abobo Gare project shows that about
25% of the construction costs are for labor, 30% for materials, 15%
for subcontracting, 15% for indircet costc and 15% profit and overhead
with 5-10% net profit. Development costs including architecture and
engineering inspection, implementation, and financing fees totalling
about 10% werc added on to construction costs.,

Development Costs
Economic Units, Abobo Gare

Arch, and eny. including inspection 4,75%
Implementatlon costs 1,00%
Financlng fees 2.65%
10 year construction warronty _ELQQZ@

total 10.50%
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Breakdown of Costs

Economic units, row houses, Abobo Gare

(Small Ivorian Builders)

Labor: wages and salaries
benefits
total

Materials: cement
reinforcing
aluminium roofing
plywood
hollow clay tile
cement block
paint
sand and gravel
wood and carpentry
miscellanecous
total

Other supplies: fuel/transport
electricity
water
small tools
office supplies
miscellaneous
total

Services: repairs
technical assistance
electrical gsub,
plumbing sub,
other subs,

total
Charges: 1insurance
taxes
banking
miccellaneous
total
Amortizations
Net profit

Interest and contributionc
Total

Total

Builder A Bullder B

18,9 13.1
7.5 5.2
26.1 18.3
6.1 5.7
5.9 6.2
2.9 5.7
2,0 0.8
,'I'os u.7
0.2 0.6
1.b 0.9
3.0 3.4
4,6 2.0
1.0 0.2
3106 30.2
1.8 1.4
0.h 0.1
0.1 0.1
2.3 0.5
0.4 0.1
0.5 1.2
5.5 '
1.1 0.3
2,0 2.0
4,9 k.9
6.9 7.1
- 12,2
1.9 21.5
0.1 0.1l
0.2 0.2
o.l o.u
4,4 4,6
5.8 5.5
5.8 5.3
6.6 10,4
3.4 b4
10.0 1%.8
100.0 100,0
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¢, owner built housing

The quality and cost of homes built by individuals vary widely,
Most will supply the materials to an informal sector builder who does
the work. The Job advances in stuges as a function of the amount of
money the individual is able to get together at any one time f'or the
purchase of materials. Construction methods except for rural areas
and temporary shacks is similar to that of standard housing. Cheaper
cement blocks are used and much less concrete for bond beams and
foundations. The main savings is in contractors' overhead, taxes,
charges, cquipment, etc. The informal builder is basically working
for the cost of labor alone. Variations in cost are, again, mostly
in the standard of finishes,

The minimum cost of the simplest two room enter-coucher of say
20 m2 without sanitary facilities is estimated at about CFAF 250,000
or 10-12,000 per m2, about 60% of the cost of the cheapest contractor
built housing,

Most Ivorians in Abidjan, however, figure on spending considerably
more with CFAF one million estimated by them for the cheapest house

they would want to build. Many spend well over CFAF 2-3 million.

d. rural housing

Most traditional housing is wattle and daub or mud brick except in
some of the lagoon areas of the South where open pole construction is
used. Mud, or "banco" construction is placed on a base of mixed gravel and

clay built up and compacted in laye»s to 10-20 cm, and it is a hard, almost
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concrete like surface, As houses are rebuilt on the same platform and
as s0ll around it is eroded, the base after many years can be 50=60 cm
high. The walls are built with 8-10 cm posts linked by horizontel and
vertical sticks interwoven and tied to provide an armature for mud
daubing which is then covered with a mud plaster, If the plaster is
maintained, this kind of wall can last 10-20 years. If not, deterioration
begins at the base. In the Northwest, walls are made of mud bricks,

or "tofa", They are generally 30 x 15 x 10 om and laid in herringbone
pattern by placing the bricks with the long dimension vertical on a
slant and each row slanting in a different direction. The roof
generally rests on two central posts 10-15 em across which is tied
another post., Sticks forming the roof are supported by the walls at
one end and the horizontal post at the peak, Smaller sticks are intere
woven horizontally and tied. The roof is then thatched, Walls are

sometimes decorated with tints in the plaster.

In both the North and the Scuth the dry months of January to
March are the main building season. In the South there is a second

shorter s<ason around June and in the North one in September,

The cost of traditional building can best be measured in the
number of man days required. In addition, meals for 10-20 people

have to be provided when the roof is being put on,
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Man-deys of Work in
Traditional Housing

days
cutting posts for framing 10
cutting sticks for lattice works 5
cutting thatch 10
transporting material 5
asserbling the framing and roof 10

raising the roof (1020 pcople, 2=-3 daye)20

daubing and plastering the walls 5
decorations and furnirshings 15
total 80

Modern construction in rural areas 15 bullt by informal sector
masone snd carpenters, often itinerant who work on several jobu in a
village and tnen move on, Many are rom Uahoney, Construction methods
are basically the came a3 Cor owner bLuilt houses in urban areus but

walls are sometimes of rud briek,

Houxses bullt through SOGEFIHAY: rarcl housing prozram are not
that much different trom theoe bullt in Ablijan, Project densitien
are lower, infrastracture 45 miniwal awed findashes are silnnler, but
the units are the cwae conerete block ana alurdnium voof'ing construction
used, for exumple on the Willinasvllle and Abobe Gare projects, Bullders
are smaller and there Lo less conlrol, tut the work in done on o

conty actual btunic an! the quallty is reaccnably puod,
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The projects are intended to represent the modernization of rural
areas, and the contrast with traditional villages they are intended to
replace, is dramatic, The construction is certainly more durable and
the units provide significantly better basic suelter than mud and thatch,
but the house plans and project layouts do not reflect cultural patterns,
They reflect, instead, images of modern living and, as such, seem to

appeal to people.

SOGEFIHA works with two kinds of contracts. Where materials are
hard to obtain, SOGEFIHA buys materials and delivers them to the site.
The builder contracts to provide the labor to put up the units. Where
there are qualified builders and materials, suppliers contracts are let
for the whole work. In either case the contracts arc negotiated with
prices determined by COGEFIHA on the basis of its own estimates. Builders
ugually come from nenrby larger towns, bringing with them experienced
magons and carpenters and hiring locally some unskilled labor. The
typical builder has around 1Y% masons, o truck, and some equipment. A
completion schedule, generully of W=7 months, is set in the contract,

with penalties for late delivery.

Costs are kept to around CKFAF 10 to 15,000 per m2 by minimizing
finishes and eliminating sanitary snd clectric fixtures. SOGEFIHA
absorbs overhead coats, Costs of UNDP assisted housing programs in

the Bandama Valley arc about CFAF 8,000 per m2,
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e. Iinfrastructure

Costs of urbanization for housing projects in Abidjan range from
CFAF 11 million per hectare for economic housing on land with a 1% slope
and 50 units per hectare density to CFAF 30 million per hectare for higher

standing houses at 30 per hectare on land with a 4% slope.

The site and service project being planned by SETU is estimated at
CFAF 10.5 million per hectare including a sanitary block and technical
assistance to individuals building their homes. These costs arc based
on fitting 5 hectare parcels into areas of SICOGI housing projects,
thus saving costs on access roads, utility mains, and conmunity facilitles.
This is an important concept not only for the cost savings, but it

provides for a mix of housing types and soclo=-economic groups.
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Estimated Costs of Sites and Services

CFAF/HA
grading: land with 1% slope 300,000

1 m, wide paved road: the project is

planned to include one paved road that

loops off of an existing secondary road.

Access to lots is by pedestriam walks with

a maximum distance from road to lot of 100 m, 510,000

walks and storm drainage: pedestrian
walkways are asphalted and sloped toward

the middle to evacuate surface water 1,125,000

sewers: including lot connections,

Sewage carried to mains but not treated, 2,100,000
water: including lot connections 675,000

electricity: including street lighting

but not house connections 880,000

landscaping 370,000

subtotal 5,960,000

contingencies 5% _ 298,000

6,258,000

inflation 5% (3 months) 312,900

6,570,900

SETU, studics, management 107% 657,090
7,227,99

sanitary block, surveying and
technical assistance, 60,000 per lot

x 50 lots/HA 3,000,000
Total 10,227,000
rounded 10,5 million

1/ SETU



f, inflation

A mixed Commission presided by the Ministry of Public Works and
including representatives of the Ministry of Construction; the Bureaus
of price control, douanes, and statistics; and a representative of the
Syndicat des Entrepreneurs meets once a month to determine prices of
building materials which are controlled by the Government. Indices for
each material are published once a month which become the mcasure to

adjust building contracts for inflation,

Bid prices are based on last published indices on the date of the
submission. The building contracts include a formula using these indices

to make adjustments for inflation.

The formula set by the OSHE for low cost housing projects which
glves a weipght of 43% to labor costs; 42% to specified materials costs;
and 15% representing profit and overhead which docs not change. At
the submission of cach bill, the butlder calculates the percentage increase
in the overall indice from the date of his bid prices and applies {t
to the bill for work completed during tua* period. In the case that
significant time clapsed between bid submission and contract signing,
the contract will Qennrally include an adjustment for inflation to that
date and subsequent bills are based on inflation from the date of the

contract,

The OSHE is not a completely accurate guide to actual increases in
the cost of construction, but it does give a good idea of trends. Up to

1972 inflation of labor and matertfals costs avuraged about 6% per year,
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OSHIE Cost Variation Formule

cost indice (base 1000):

average unslkilled vorker ler cat,
average semisizilled vorker 3eme cat,
average skilled vorker /Aime cet.,
average technicien 1.2 cat,

Lobor total
E = indice of labor benefits - 1000

locally manufactured cenent delivered
to the site; minimwa 10 ton order sacked

snooth reinforcing bars ¢¥12 at the
supplier; mninirum 5 ton order

locally menufactured 5m/m plywood;
common cualityr

long wood ¢/11 Lears at the mill;
first choice, freshly sewm

long spun (/10 rm aluminiun roofing;
75 cn vide shects

industrial produsts; index is based

on 321 items at wholesale prices in France

fixed percentuge

T
P

overall price index

L

the increare (or decrease) in prices from
year a to yeur b = (ibL =~ Pa) +41000
(or month « to ronth L)

to adjust a contruct for price changon

revised contract = baso contract x Tan

indice ol the tax on value added -4 1C00

mmmmmen X K S wewmes

i

]

1LO
—~——-x T3P
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d of Congtruction Cogt
ase 1000 dec., 1967

May

1965 1966 1967 1968 1969 1970 1971 1972 1973 197 1225

cement (C) 10 1036 1000 1000 972 972 1070 107, 1160 168, 168,
reinforcing (A) 989 966 1000 1034 15060 1762 1925 1925 2452 4535 /585
sand 883 974 1000 1000 1027 1310 1310 1310 1310 1310 1885
ageregates 731 987 1000 1026 1026 1047 1073 1093 1073 1555 1555
wood for forms 1000 1000 1000 1023 1220 1227 1227 1227 1227 1227 2160
wood for framing (Bi) 1000 1000 1000 1600 1117 1117 1117 1117 117 1117 1956
plywood (Cp) 1000 1000 100G 100G 102/ 1024 1024 1000 1177 1331 1331
corunic tile 1000 1000 1000 1000 1000 1000 1000 1000 1199 1199 1199
brick 1000 1000 1000 1000 1000 1000 1000 1000 1100 1476 1216
galvanized piping 1000 1000 1060 1000 10472 1244 1244 1244, 1244, 1031 268
copper piping 765 398 1000 1035 1248 1065 1205 1265 1265 2131 2515
polyvinil piping 1000 1000 1060 1600 100G 106G 1000 1600 1660 2002 2002
asbostos—-cen, piping 1077 077 1006 1006 1266 1202 1202 1280 1222 1207 1200
cant iron plping 000 990 1000 100G 1100 1N 110 1100 1100 1128 1100
plunbinge fixtores 1000 1000 100G 1000 12060 1500 1200 1450¢ 1200 14725 2189
clectrical wiring (Cu) 1000 100 1000 100G 1907 197 1153 1153 1000 1600 1272
01l bage raint 10CO 1000 1000 100G 1CLC T0C0 1000 1000 101D 1056 2075
vindow plass 1000 1000 1000 100U 160G 1000 TG 1000 TGO 1600 1000
hardvare 961 1000 1066 1023 1623 1210 1254 1254 1251 1520 1647

1

gelvanized coofing 1000 1000 10L0 103 1120 1275 1600 100U 1uhT 1657 1665
nlwriniwn roofing (Ba) 13100 1370 ToLU 1023 1023 1023 1623 1022 1023 1003 140
rag-0il () 2230023 1006 1 e 1190 1108 1108 12v8 19328 2014
cut-back 97 A RV VA [V O VR [VIOTER Iy KA/ I EOP A DTN SRl AR L O 2378
bitimen 1000 1600 Tuee 1686 1000 1oL 1021 feot 1e0r 2102 2016

industriad products (I) 1050 1000 166G 11C0 1020 1270 1310 1232 1977 1084 1007

unalilled labor (31) 1000 1000 100G 1162 1302 1300 TR0 Ve 21500 2180
aerdokilled labor (53) 1000 1000 1000 1085 1005 13061 1361 1301 1562 1902 1002
slilled labor (.3/,) 100G 1000 10006 1G22, 167 1250 10 STRE MUY VACU T VYA VLY
tochnielana (i.2) 1000 1000 1000 10606 1600 1070 105G 105U 1145 A2, 127,
bonefita (K) 5 975 1000 1000 1038 1030 1120 1265 23 12857 1351
Africun fanily

houaing contao 927 925 1000 1033 03, by, oy o,
ushy formula 1015 1015 10600 10 105 1218 1207 1381 1574, 1995 2111
unnual inflation (%) = =10 45,1 544 H11,3 0,0 49,4, 11943 +42,1 +11,6
Diroction Statistlque VIO 926 1000 1018 1022 9201 1302 1392
annual inflation (%) 1.7 4004 10 404 426,09 10,1 1,0

pource: Chumbre d?Industrie
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In 1973, prices jumped 20% and in 1974 over 40%, It appears that the
rate by the end of 1975 will be about 15%.

The wholesale vrice of local cenent in lLay of this year was over
CFAr 12,000 per metric ton; reinforcing was 172,000 per ton; wood

was 2,000 per n2;  wand alwninlum roofir~ was 700 per meler,

re degipn and npangrerent

In 1069 there uere 7 Ivoriun architects in the country and all
were in adrinistrative wositions, In 1972, of the 55 total architects
11 were Ivorian, Cf *hene, 17 exnotriates and 2 Ivorians vorked in
the l'inistry of Construction and 'rbanlomy 1/ eymatriates and 5 Ivorians
worked for paru-rtatal orrunizations nainly rcilonal planniny anthoritiess
and 26 oxpatriates, 5 lvorianz, wand one Togolese vorred In nrivate
offices, “he private fims irelwle /| ivorians "lwmes, 5 rench, one
Togolese, and one Isracli-rerican fir 1ecornized Lo do work In the
Ivory Coast, There are several other wnracoralned firms,  There vere

12 urban plenners lnelbuaine one Jvorlan noptly vorking in Govornment or

pare-statal orpanizations,

In 1900, the Government estabiished the Bureau 'jational d?thtudes
Techniques de Udvelopperent ilglleieTells to do wltidisciplinary planning
end project ctulios, 1L hus o sinff of architectny orglneers, planners,
econoriiatn, nnd researchors totaling over 3ul, The etaff le atild
largoly oxnpa'riute and none of iin work ir contracted out to intarnational

organizationa auch ap tho HeCealal.s It has done o wide ranpe of
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projects and has the capacity to do feasibility studles and research
as well as project superv.ision, It includes the Ateller d?Urbanisme
do la Rdpion d?Abidjan (AUPA), The BNETD is respected as a competent

professional office,

lLarpe I'rench vlanning and design agencies such as SCET International

also have offices in Abidjan,

One Ivorian project management firm hus Leen ostablished privately,
INTRADEP has beon resnonsible for construction management of a number
of SOGEFiIIA projects and has been Incpector for USALD on the Hil)iansville

and Abobo Gure projects,
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III. B, Land

1. Tenure

There are four main categories of land ownership in the
Ivory Coast:

a) State public domain. This includes all land within

100 M of the ocean and withir 25 1. of the lagoons., These connot

be sold or leased, but certain rights of usape can be rranted,

Unregistered private lands, such as those wunder traditional
tribal ownership, in theory arn a part of state public domein in
accordance with lepislation setting up a new Tenure oyotom, approved

in 1963 but never irnlenented,

b) State private dowein. land used by state-owned industrial

plantations, for pubtlic buildings, developed by GUIC for urban

housing projects, etc.

c) Repiptered private property., This Includes only 0,64

of the land in the Ivory Coast, but what has been registered is
the most valualle. In .bidjan, 25,00 purcels and /5,000 housiug
mwits were reglstered after creation in 19 of the Cudugtral
Service (at a cogt of CPAI' U0 million, recovered in a year fron

improved renl ectate tox collections),
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Cadastral surveys are now under way in Bouake, Daloa and lan,

Title to lerpe privately-owned plantatious also is usually registered.

Registered nrivate property can be held provisionally (concession

provisoire), definitively (concesgion définitive) or through land-

loase (bail emphytdéotique) with a term of from 18 to 99 years, with

25 yoars being the mont usuul.

d) Unregistered private landa,

Ag urbunization develons, the control of traditional village
chiofs, who 5till belicve the land is thelrs and oceupancy and use
must bo compensatod, conflicts with that ol the local civil
adninistrator, to whou lepally belongs the right to dictribute lots,

eventunlly to the detrluent of thie former,

2. Tronofer trocedures and !leng

state-owned londs nny be transferred to individuals by the
Minister of Construction in Abidjan or the local Prefect-iiayor

or Subeirelect,

Uwnership is initially provis.onal (concession provisoire),

subject to an oblipation to improve (nise en yaleur) in permanent

materials., Cenerally the improvenents should cost at least threo

timoo the value of the land,
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The procedure is relatively time-consuning, and there ls a
lack of sufficient urbanized lots, A formal demand is made to the
¥inister of Construction (in Abidjan) or the local civil administrator

- together with the necessary documentation,

The demand poes then to the Bureau of lLand Controls of the MNCU,
which advises us to building restrictiens and requirements; to the
Land Service of ..U, which maintaing the inventory of' stabte-owned

lands and reyulates the ilssuance of concessiong provisoires; to the

Registrar’s (fflce (Congervation Poncicre) of .OI" fo1 concegsion

définitive.

The demand is then returned to the i.inister of Construction, who
authorizes the transfer, personally in Abidjan, & procedure which

occupies a considerable portion of hils tine,

All transfers nuct be notarized and in 1969 noturies wore obllipged
to register nnles within three nonths, Dales of unregistored lond
were prohibited in 1964, and made subject to fineg ond short Jail

sentences in 1971,

Transfers between individuals must also be revicwed by the I.CU
Bureau of lLand Controls. 7These urc not too common, bocauge of the
difficulty and expense of the procedures and Lecause Ivorlons prefor
to purchase less cootly lund fron GUIC, (in estimato 300 tranafers

a yoar have taken place in Abidjan, mostly lots with incompleted

inmprovenents, )
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liens can be repgistered against any reglstered property, of
course., /i conditional mortgage may also be placed against a parcel
of land which has been surveyed but not reglstered, a frequent
situation In moct urban centers outslde Abldjan, The lien ie noted

and 1s formally repgistered ut the swme time as the parcel,

Closing costn ure high, even when, us 1s the case with the
soclal housl.g programs of paru-stutal ugencies, the registration

tax of 10," of the value of the property is waived,

Transfer Tnx 0e¢6;. of sales price
lo.lgoge Tox 0465 of 110, of lortrage
Notary Fee 8¢5+ of first 1 mlllion francs

305 of 1-3 nillion
1¢5,, of 3=0 1illion
0475« of portion more thun 2 million

Registration Tax 10,0,. of sales vrice (wilved for
gocial housing programs)

Fiscal Stamns CFAI' 20U per poge (unived for
social housing prograns)
Totaling around 5. for most middle-income purchases, these
closing costs ore exceded by thono in only four of 20 primarily

dovoloped countries, stulied in 1,73,
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2¢ Ayallability and Costs

Traditionallv~held land is generally available for urban oxpansion,
ineluding Abidjan., “on trainte are much more llkely to be those of

infrastructure costs rather than of availability of land,

atthough GCIC has the right of eminent domadn, nequisition ip
usually negotiated, Compernsation for epricultiral land outside
Abidjan 1s composed of threc parts:
CFAL 200,00 per hia for the land 1tgelf
CFAF 200,00 per ha compensation or loss of pluntations
1 lot of €00 w2 to tre owmer por ha of land ceded, up to
a maximos of 16 lote,
GOIC has sold unlmproved urbuar lola of ALU-500 w2 at a nondnal
charge of CFiF 100 por 1, e OFPAL A0, 000=00,000, plug survey costo
of £ CFAF 30,000, GUIC-owned urbanized lots now gell in ibldjan for

CFA-F 1,000-1 ’ 5((' p'}r ”2.

Cost of o lot in Abidjan urbanized for uppor=-income Jevelonmont

by the para-statal land deovelopment agency SELU has beon CPAF 1650

per m2,

O0fficlul free-market land prices lor saler between individuala
vary in accordance with tie nelghborhoods; IFAL 50C=1,000 por m?
in Adjamé, « newer and inadequatoly equippoed low 1 come residential
neighborhood; CIAr 1,000=/4,000 in Trelchville, the old, contrally
located African rosidential aren, Ciap 2y00G=2,500 in an outlying
and developing rood rosidential aren; CfAs 35000=5,000 In Cocody,

tho prentige residential soction,
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Land prices on the Plateau in downtown Abldjan, about the
only area where & private real estate market may be said to exist
and where a substantial GOIC-induced office-building boom is under
way, range from CFAF 40,000-90,000 per m2 (a four-fold increase
from the 1963 price range of CFAF 10,000-20,000) and reached as
much as CFAF 3,5-4.7 million per m2 in 1973 for land assembly for

two high-rise office complexes.

L« Urban Real Istate Taxes
GOIC real estate tax system is extremely complicated and

riddled with exceptions.

a) Unimproved land

Unimproved urban land is untaxed for the first two years
after its purchase (from GOIC), at 3% the third year, and

6% thereafter,

Once improved, the property becomes subject to other taxes.

b) Exemptiong
Improved real estate is exempt from the property tax under the

following circumstances:
25 years for owner-occupied individual homes

20 years for housing agencies with priority status (para-statal
and others specificolly granted)

10 years for rental projects by non-priority developers

5 years for commercial properties (reduced from 7 years
by 1975 Budget law),
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c) Taxes on improved real estate

The following are paid by all owners of improved real estate,
including those exempted from the property tax:

sevage tax: 5% of net revenue (enacted in 1975)

frontage tax: based on strecet frontage and number of stories

FNI contribution: 10% of net rental revenues in the form of
forced bond purchases in the National Investment Fund,

Income tax on real estate revenues: 12% (raised from 10%
in 1975).

After the exemption period, improved real estate is subject
to the following:

tax on improved real estate: 10% of net rental income,
calculated as rental income less a standard reduction of
40-50;5s  (Prior to 1975 the rate was 20,: of net income),

a tax on insufficiently developed land is applied to bring
the above tax to its full value, insufficient development
being defined as lend vith a market value of more than
three times its rental vadlue,

the municipal centure: 2C. of the above tax on improved
real estate.

national contribution: 2 of net revenue,

Taxes, except for the income tax, are collected by the
Cadastral Service, which maintains a register of all real estate

owners and conducts a yearly survey of new buildings.
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Real estate taxes represented only about 1.5%» of GOIC tax
revenues in the last three years. In order to improve collections
the 1975 budget leglslation also provided fors

- the right of the Treasury to levy for back taxes and

penalties is extended to a period of 10 years.

- the right of the Treasury to file tax liens.
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I1I, C, Community Services and Cooperative Organization
1. Community Services

The usual public buildings and services are provided
nelghborhoods by the responsible GOIC agencies,
High scheols and staffing of elementary schools -
lMinistry of llational Education

Hospitals, dispensaries, clinics =
linistry of Public Health

Public market structure - lunicipality.
(It should be noted there is never any lack
of convenience retail facilities in any neighborhood),
It should be noted that in 1974 GOIC decided that construction
of new elementary schools would be financed through levies on the

families involved,

laintenance of streets, garbage collection and strset cleaning

are supposed to be provided by the municipalities.,

The role of the Party and of other recognized associations
has a tendency to be supportive of GOIC policy. Orpganizations of
people frum the same region (ethnic group exist, often to encourage
development of the place of origin, but these are organized city~wide,
rather than by neighborhood. Ad hoc protest groups also spring up
from time to time, But in general there appears to be no strong

informal assocliational network within neighborhoods,
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2. Cooperatives

Th» Government hes placed a strong emphasis on rural development
and cooperatives as an important tool., SOGEFIHA's rural housing
program is now being directed toward projects developed with established
production coops. The housing program becomes an incentive for the
coop and the cooperative structure simplifies management and
collections for SOGEFIHA, Earlier programs where mutual societies
were established strictly for the purpose of the project have had
high delinquency rates on repayment,whereas regular cooperative units
already have ongoing organizations, assets and operations. They

have back up from the Ministry of Agriculture.

In 1969, the Centre National de Promotion des Entreprises
Cooperatives (CENAPEC) was set up by the Ministry with support from
the ILO and UNDP to train cooperative leaders and staff, to research
and develop cooperative techniques and programs, and to provide
technical assistance to coops. It has worked with over a thousand

coffee and cocoa cooperatives.

It is developing a program for rural housing linked to production
coops, using housing as an incentive to plant new fields, the income
from which is used to repay a housing loan. A village that wants
housing 1is to set up a cooperative coffee or cocoa plantation. The
village has to find a tract of land (100 hectares minimum) and each

member (typically 30-150 members) has to plant at least one hectare
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(the more hectares he plants the larger a house he gets). The
plentations have to be on one tract so that arrangements can be
mede with SATMACI, Société d'Assistance Technique pour la Moderni-
sation Agricole de Cdte d'Ivoire, for an agricultural advisor to
help them manage it. A well for the plantation is also provided.

This phase is linked to a 15,000 hectare World Bank program.

Coffee plantations mature in two years at which time it will
serve as collateral on a loan (through SOGEFIHA's rural housing
program, for example) to the coop for housing and the income would

be used to pay it back.

The first villages have set aside land and are now beginning
work on the plantations, others are in process. During the time
that the plantations are maturing, CENEPEC will set up a housing
section to work with the coops on a regular basis on project
development. Once operating, it could provide a pipeline of
viable and well structured cooperative projects for financing

through SOGEFI1HA's rural housing progran.

There are no urban housing cooperatives though CENEPEC has
discussed the possibility with the Union Générale de Travallleurs.
Automatic homeowners associations have been set up and are

functioning at Williamsville and Fairmont.

CENEPEC should be used by SOGEFIHA to broaden the planning

of its rural housing cooperatives.
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III. D, Houging Finance

1. The Banking System
a) the Central Bank, The Ivory Coast is one of six

states of francophone West Africa (the others are Dahomey, Togo,
Niger, Upper Volte and Senegal) belonging to the West African
Monetary Union., The six states share a common currency, the CFA
(Communauté Financicre Africaine) franc, and have the same Central
Bank of llest Africa (BCEAO), The CFA franc is guaranteed by the
French franc at a fixed rate of one FF = CFAF 50, and as such is
freely convertible. (The five francophone states of Central Africa
are also part of the franc zone but have a separate Central Bank
and issue a separate currency; the bank notes, however, are

freely convertible at par with West African notes,)

BCEAO is an M"international public institution" created
by Treaty in 1962, with statutes that can be amended only by
unanimous decision of its Board of Directors. BCEAO capital is
CFAF 2,800 million, subscribed to equally by the participating
states, who each elect two Directors. However, African Directors
compose only two thirds of the Board; the remaining one third are

appointed by the French government,

In this context, then, a monetary decision which any
individual member wishes to take, is studied by the other members;

all decisions are strongly influenced by the former colonial pover;
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and no individual country can subject its Central Bank to its own
monetary and credit policy, as is often the case where the bank of

issue represents its own country only.

Convertibility of the CFA franc is achieved through the special
"operations account! held by the French Treasury in French francs
for BCEAO, The Monetary Union pays into this account its foreign
exchange asgets, and the Treasury supplies the Union with the French
francs it needs. If a member State needs foreign exchange other than
French francs, it may draw on the French reserves au buy the required
currency on the Paris murket., The result of this system is a pooling
of the reserves of the Union’s six states, so that those with a

deficit have temporary access to the surplus of others,

Within each participating country, issuance of bank notes is
determined by each national branch on the basis of rediscount
applications submitted by the cormercial banks. !llotes are marked with
an identifying countersign and are returned regularly by a given national
branch to the country of issue against a credit on the bilateral account

each participating state keeps with each other.

The demand for credit in the privaie sector has been a function
primarily of the size of the cocoa and coffee crop and of the level of
imports., Credit controls are primarily effected through quotas set for

the umount and kinds of commercial paper eligible for Central Bank
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discounting, A National Monetary Commission periodically examines
a country?’s short and medium-term financiel requirements and, ultimately,
fixes & maximum short-term loan ceiling (or quota) for each bank and a

medium~term time-table and quota for each firm.

Historically, the BCEAO discount rate has been kept artificially
low, Until 1973 the rate was held unchanged at 3.5%, because monetary
authorities believed the effect of interest rate changes to be very
limited, given the stage of development at the time of independence

of the countries in the Monetary Union,

This ig true of credit needs associated with the agricultural
cycle, and a low discount rate could be construed as of benefit to the
planters. The same argument was applied to the public sector of the
economy, which overwhelmingly dominates the early stages of development
aml in which investment is a function of development policy rather than
cogt of money, Finally, bankers have argued that private capital flows
in developing countries were more a function of safety then of relative

costa,

One result of this policy has been that as the modern sector grew
in the Ivory Coast, it became increasingly advantageous for firms
to expatriate their capital to the maximum possible into safe but high
interest-earning areas (such as Europe), and to borrow domestically at
artificially low rates. As the policy proved counter-prodictive to
attempts to generate locel savings, BCEAO increased its discount rate in

1973 to 5.5% and commercial bank loan rates have risen accordingly, but
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still not to parity with European rates. Interest rates on short-
term paper are 6,5 - 9.5% and from 7,25 - 10% on medium term.
Interest paid on commercial time deposits (minimum 6 months) are
also below European rates, ranging from 6.5% (minimum CFAF 5 million)
to 8% (minimum CFAF 100 million).

In July, 1975, the Central Bank extended the term of its rediscount
from 5 to 10 years, thereby easing the terms at which it can intervene

in development projects,

b) The Caisse Autonome d’?Amortissement (CAA)

A key role in Ivory Coast financial management is entrusted to CAA,
& uniquely Ivorian public agency created to manage the public debt but
vwhich also serves as bank of deposit for the Treasury and for para-
statal enterprises (36 in 1073)., In this role CA? also serves as o
source of credit, making short«term advances to the private sector
(customs bills, particularly, and short-term loans to commercial banks)
and, increasingly, medium-terms and occasionally long-term loans to para-

statal companies.,

CAA deposits totaled CFAF 27,/ billion (of which CFAF 10.1 billion
demand) in September, 1073, compared with CFAF (3 billion deposits in the
commercial banking system (of vhich half were demand). CAA loans and
commitments totaled CFAR® 20,5 (compared with more than CFAF 125 billion
for the commercial banking system, but represented a much greater relative
amount to the medium (17+) and long-term (41%) credits granted by the

commercial banking system.
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In its role of debt management, CAA recognizes two categories of
public debt:
1) Ob’igations repaid directly by CAA from its own resources
(i.e. taxes); and
1i1) obligations repaid from income generated by loan beneficiaries,
of which, again, there are two sub-categories:
- operations repaid directly, because income generated is
sufficient for debt servicing, and
- operations consolidated by CAA in order to teke care of the
time lag between loan amortization requirements and the
income flow to loan beneficiaries., (For example, the loan
advanced GOIC for construction of the Anyamé Dam was medium-
term, vhereas the rate structure of the electric company,
which wltimately will repay the loan, required a 30=year

amortization period,)

In this connection it should be noted that CAA must assume ultimate
respongibility for repayment of GOIC-guarantied off-ghore loans, although
these commitments are made outside its balance sheet, Of these, the
largest amount are obligations of SUGEFIHA, which in 1973 had GOIC-
guarantied loan commitments totaling CFAT 22./4 billion, or one-quarter

of the total of CFAF 96,8 million of off-shore loan commitments guarantied

by GOIC.
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CAA also has undertaken annually since 1969 the sale of tax-free
investment bonds -t & face interest rate of 7,., recently raised to 10,
discounted, so the effective interest rate is 11-13.. The annual amount
involved - CFAT 500 million - is modest. l.ain purpose of the campaign

is to educate Ivorians to the idea of investment,

¢) Ivory Coast Banking ILegislation

Ivory Coast legislation governing banking and credit was passed in
1965 and, although frequently amended, follows a format standardized for
use in all countries in the ‘est African l.onetary Union, The legislation
provides for opening, closing, registration, minimum capitalization, reserve
requirements (newly defined as a coefficient between liquid assets and
demand and short-term commitments and as a second coefficient between non-
discountable loans to one borrover and the bank’s own funds) and form of
organization of two types of hanks and of financial establishments in the
Ivory Coast, and sets up a llational Credit Council and a Bank Control
Commission, Control of credit, originally inccrporated in the Banking Law,
was turned back to the lentral Pank as part of a comprehensive 1975
amendment in order to assure compatibility of credit regulations among

all member states of the lonetary Union,

The legislation defined two types of banks:
1) Commercial or deposit banks are the only institutions

authorized

~ to recelve sight deposits or deposits for less than
two-years;

- to serve as credit intermediaries; and

- to carry out foreign exchange operations.
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2) Development or merchant banks are those whose principle
activity is financial participation in or loans to public or
private businesses, using either their own resources or deposits
of at least two years. However, Development Benks cannot accept

deposits from the general public,

Financial establishments were defined generally as lending
institutions and like development banks, could not accept deposits

from the general public,

Thus, until recently under Ivorian law, only commercial banks
could serve as genuine financial intermediaries, and they provided
75% of the credit to the private sector, including 90% of the short-

term.

However, the 1975 amendment to the Banking Law, inter alia,
abandoned the distinction between commercial and development banks
precisely in order to permit the latter to collect savings and serve

ag intermediaries,

Banks and financial establishments must be corporations. There is
no provision under Ivorian lav for mutual banks or savings and loan
institutions., Foreign-owned financial institutions may establish
branches in the Ivory Coast provided a separate accounting is maintained

of the Ivorian operation,
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The proposed National Saving and Housing Bank, according to
Ivorien law, is a bank to which has been granted certain exemptions
otherwige not allowed to commercial banks, notably with respect to
reserve requirements and rate of interest payable on savings, because
of its specialized character and because of its non-involvement in

normal commercial tanking activities,

d) Commercial Banks, Four commercial banks currently serve

Abldjen and the main up-country urban centers, three of which now have
Ivorian Director-Generals as part of the Ivorisation process now under

way, Loan and under-writing policies, however, have not changed,

i) Ivorisn Bank Corporation (SIB)

This is the Ivorian subsidiary (427¢) of the Crédit Lyonnais,
Other participants include lorgan Guaranty of MNew York, Deutsche Bank,
Bianca Commerciala Italiana and GOIU (10%) through SONAFI, its forced

investment fund,

SIB has eight offices in Abidjan and nine branches and two
periodic windows up-country and about one-fifth of total deposits (or

about CFAF 20 million in 1973).

i1) International Bank of est Africa (BIAO)

The largest French commercial bank in Black Africa (BIAO is
a French corporation) with branches in 13 former French colonies,
Nigeria and Zaire, Its origins go back to 1853, when it was organized

as Banque du Sénégal. It served as the Bank of issue for French
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Equatoriel Africa until 1942 and for French West Africa until 1955,
In 1965 it changed its name to BIAO and brought in fresh capital from
First National City Bank of New York.

Unlike most other French commercial banks, which incorporated
nationally in each new country after independence, BIAO remained a
French corporation, with controlling interest (51%) held by the
Compagnie Financlére France-Afrique, a holding company controlled by
a group of large French banks, FNCB participation (49%) is limited

to capital; it has not affected management operations,

BIAO transacts about 75% of its business in and with Africa,
which also sets it apart from other French commercial banks, whose
African activ'ty s limited to only a few percent of their total

business.

It operates from six offices in Abidjan but has limited its
up~-country branches to the major centers (Bouaké, Daloa, Gagnoa,
Korhogo, San Pedro, and, in 1975, Odienne). With CFA¢ 13 billion in
deposits in 1973, it holds about one-fifth of total commercial bank

deposits.,

iii) International Bank for Commerce and Industry (BICI-CI)

Since 1971 GOLC has held a majority interest in BICI-CI, with
other participants including Bank of America (12,.,), Banque Natio ale

de Paris (of which it is the Ivory Coast subsidiary) and others,
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BICI-CI has six agencies in Abidjen an’ nine branches and one periodic
window up-country. It is the second lergest bank in the system and
holds deposits totalin, CFAF 16.3 billion in 1973, about one-fourth

of total deposits.

iv) The General Corporation of Banks in the Ivory Coast (sGB)

The Soclétd Générale des Banques is the local subsidiary (51)
of the French bank of the same name, with participation from among
others, Bankers Trust ($:), Bianca Fationale di Lavoro (10;.) and
GOIC again through SOHAFI, i/ith deposits totalinz CFAF 34.5 billion
in 1973, and the largest cormercial bank in the country (one-third of
all bank operations, one half all privete deposite in 1974, SGB has
eight Abidjan ofices (including the country?s first drive~in window)
and the most extensive network up-country. (1¢ branches and two

permanent and nine periodic windous).

e) Development Danks

Under Ivorian law these banks may nmake mediur and long term loans
as well as shert term end may accept deposits of at least two years, but
do not accept deposits from the general public. Development banks in
the Ivory Coast generally have specialized fields of intercst, as their

name indicates,

1) Ivorian Bank for Industrial Development (BIDI)

Spun off in 1965 from the then general purpose development
bank dating back to pre-Independence, BIDI was organized with capital
participation from GUIC (21.1°), the French aid Fiduciary (10.74),
International Finance Corpe. (7.17), Central Bank (5.77) tnd numerous

private banks including Chase International Corp.
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ii) National Agricultural Development Bank (BNDA)

Created in 1969, BNDA lends to various farmer groupings for
equipment, production, marketing and to carry farmers’ cash needs during
the immediate pre-marketing period. Loans are medium (2 to 10 years)
and short-term. Capital of CFAF 1.3 billion is divided among GOIC (33%),

the Agricultural Stabilization Fund, Central Bank, and CCCE.

In 1973/74, BNDA made 4,239 loans totaling CFAF 11,746 million,
a 40% increase over the 1972/73 total of CFAF 8,445 million to 4,165
borrowers. According to BNDA, its 1973/7/ activities reached 169,000

peasants, or one quarter of the country?s 700,000 farmers.

BNDA also served as fiduciary for a GOIC-financed CFAF 430
million ecocoa production and rural housing effort,
In 1975 it launched a savings program.

BNDA operates from a main office and 11 up~-country branches,

111) Ivory Coast Credit Bank (CCI)

The original development bank from which the above two institutions
were spun off, now a gocial credit bank specializing in loans for housing,
small business and consumer goods, A full description is contained in

Section III &,5,

iv) Ivory Coast Financial Company (COFINCI)
A merchant bank classified with development banks under Ivorian

banking legislation, organized in 197/ with capital from the National
Bank of Paris - Overseas Financial Co. group (51), BICI (10%) and
substantial participation from the GOIC para-statal sector - SONAFI (34%)
and CCI (57%).
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COFINCI will make medium and long-term (i.e, up to 10 years)
loans, primarily in real estate (its initiel loans have been in
industrial real estate), and to businesses. liajor resource is a

CFAF 2.5 billion line of credit from the National Bank of Paris.,

One and possibly two merchant bank subsidiaries of foreign

banks (one U.S., one Drasilian) were also considering organization in

1975,

f) Financigl Establigshmentg

These include companies for automobile credit, car leasing, truck

leasing, etc., and nost importantly, the National Finance Co, (SONAFI),

1) SOMATT

An independent State corporation organized in 1963, JONAFI?s
purpo.e 1s capital participation in undertekings of national interest
using furds derived from the forced purchase of interest-free non-
convertible bonds equivalent to 1C, of taxable profits on industry,
commerce and agriculture and 15 on real estate. As is not infrequent
in the Ivory Coast, the circuit is fairly complex. I the tax-payer
can prove that he has invested in a priority business (industry or
housing) within a specified period of time an amount equivalent to
three times the value of the bonds, he may redeem “he bonds at full full
face value, Alternately, the interest~frec bonds nwuy be converted into
SONAFI bonds either in an equivalent amount, in which case they are for

40 years at 2,5. or, if the tax-payer wishes to purchase an additional

equivalent amount, the bonds are 20 years at 6..,
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SONAFI may also float its own bond issues and has also floated

stock issues for state corporations,

2. Housing Finance

a) Private 3ector

No regular credit system exists for home finance in the Ivory
Coast, and no market mechanism for deteridning a flow of money into the
Shelter Sector, Administrative determinations are made from time to
time as to the amount of funds to be made available to para-statal
organizations in the Shelter Sector, and the market to be addressed by
the housing thus financed is also administratively determined. Given the
relative shortage of housing supplied in relationship to the amount. demanded,
particularly at economic levels, thnis system of administrative allocation
poses no real problem in terms of marketing the units produced by the

ara~gtatal sector.

What this does mean iz that there exists no mechanism for directing
private sector investment and household savings into the shelter sector
as & vhole. Rather, and this in accordance with GOI. policy, private
initiative is blocked from the central portion of the sector and flows,
therefore, to the extremes: wupper income housing (which is good,
according to GOIC planners) and slum housing (which, according to the

same experts, should be a ™o no"),

The incentives and mechanisms, needless to say, are the same at
both ends of the market., Conutruction is financed from household savings,

augmented by commercial bank loans, Even when loans are available,
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construction continues in stages, extending sometimes over several
years, the rapidity of completion being essentially a function of

the financing available,

Commercial banks intervene at the beginning of the construction
cycle through perasonal loans of about a vear’s duration in amounts of
from 500 to 1000, which are used to buy the land and start construction,
each new loan being contracted after the old one is paid off, until the
home owner accumulates enough work in nlace to firance the balance

through a mortgage, either fron SCT or a commercial bank,

Similarly, an owner may make a use of construction materials loans

available from CCI at £-10;, amortizable in two years (recently raised

from one,)

Commercial bank mortgages are eligible for rediscount by the Central
Bank for 50f of the vaiue of loans for upper income houdns, up to 80,
of the mortgage for "social housing" (the latter being renerally the
prerogative of CCI). Although the Central Dank will rediscount for up
to seven years, banks prefer as short a term as the borrover can afford;
and the majority of their mortpares are for three to Tive vyears, Interest
rates are 10-12", Beneficiaries are primarily well placed bank customers

seeking to finance villas and, more recently, apartments,

Upper income housing is amortized over a four to five year period,
corresponding generally to the term of the loans available, usually in

the expatriate market, MNowever, even with more than 5C Fmbassies ond half



- 114 -

a dozen international organizations quartered in Abidjen, this market
ig not inexhaustible, and this housing is increasingly occupied by
Ivorians, some of wuom now live in their own homes, once they have

been paid for,

As a result, too, commercial bank mortgage portfolios are shifting
from individual homes to purchase by Africans of apartment buildings,
whose expatriate ovmers want to transfer out their capital, Purchase
of existing structures not being eligible for Central Bank rediscount,
the topping off of the luxury market has had a tendency to sharpen

commercial bank real estate underwriting.

Developers of low-income private housing, building often on
wnurbanized lots or in frankly illecal areas, amortize their investment
within two years or so if it is of concrete, within a year if a shack
of provisional materials, on the basis of monthly rentals of from CFAx

2 to 4,000 per room,

Reel estate speculation is still the best way to start getting rich
in Abidjan, and the parameters and procedures are remarkable similar at

both ends of the income distribution.

It also represents, under current Ivory Coast planning, two thirds
of the total investment (of CFAF 33,3/ billion) in housing forecast
during the 1970~75 Development Plan period, of which the para-statal

housing authorities were to invest CFAF 11,25 billlon,
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b) Public Sector
Details on the admiristratively determined terms and conditions of
housing loans by para-statal institutions are contained in Section

III,E Housing Institutions.

3) Savings

a) Domestic Savings

In its planning GOIC estimates monetized private domestic savings
as rising from, CFAT' 10 to 16 billion a year during the 1970~"5 plan,
and continuing to grow to CFAF 2/ billion a year by 1020, representing
2,87y 341 and 3,2 of GII¥ for each of the three years. These savings,
fOIC planners have calculated, will be invegsted by verious private
gsector loans so that the total 'mofficial housing investment was
estimated to reach CFAF 15 billion in 197G, 25 billion in 1975 and

37 billion in 1920,

It would aprear that the propensity t save is greater among thse
rural than the urban population, given the much greater opportunity
available to city dwellers to consume and given the conswiption
orlentation of the rodern - os distinguished from traditional-life
style. Ilanners have eshtinated that cbout (C. of the national investment
in unofficial housing wiLrl take place outside of the capital, divided

about equall;: between ruwal and up=-country urban centers,

Iven this calculation may under-estimate tho level of rural savings,
because a pubstantial volume of tnese savings are transfeorred to Abidjan

for investment in housing, Unc study made in the mid-sixtles suggested
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that transfers from the irtorior to Abidjan totaled CFAF 700 million,
or 56% of the CFAF 1,250 invested in unofficial housing in the capital,
the balance - or CFAF 550 million - representing the savings of

Abidjan households.

Iistorically, the rural population, even as it eantered the
monetized economy, has been reluctant to trust its cash to a third
party because of fears, not always unjustified, that funds, once
deposited, can never be withdrawn (the history of agricultural co-ops
in the Ivory Coast contains some unfortunate examples of this); or
that, if recorded, relatives and/or tax collectors can find out the

amount,

Although limited access to financial institutions is given ag one
limiting reason for slow rural response to ronetization of savings, it
is also possible that the inability of rural residents to benefit from
utilization of the institutions in place is an equally limitine factor,
Postal savings accounts may be opened in any of the country?s post
offices, which nay be found in any administrative center of a sub-
prefecture (the smallest adminigtrative unit), probably no more distant
than a commercial retail outlet from which a planter purchases his
whisgky, transistor, or roofing sheets. llowever, depositing money is

not simple, withdrawals less so, and credit is unavailable,

Loans, when needed, he can obtain from relatives, from the merchants
with whom he deals, or f-om the sharecroppers who work his land (and

who are foreign Africans with a strong propensity to save and who,
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reportedly, charge as much as 100% interest for advances to tide the
improvident planter over the two/three month "dead season" immediately

prior to harvest,)

Therefore the planter tends to hoard what reserves he believes

necessary for marriages or funersls end io invest in bullding materials,

Conversely, of course, the willingness of a financial ingtitution
to serve a rural population i related to the latter?’s willincness to
repay oblizations, lere, again, the experience of agricultural banks
has not been encourapinrz, and loan repeyments of the SONNITHA rural
housing program run only §o% of the amount due as of Dec. 31, 197k,
Typerience sugrests that villarers are wore likely to repay loans from
individuals with wvhor ther hnve a personal relationcship than loang from
an institution, end thnal rilare croups are more likely to repay
loans from individrals with hom they have a versonal relationship than
loans from an jinstitaition, and that village grours are rore likely to
repay oblications than individuals, luch needs to be done to work out

satisfactory undervritin; techniqres for rural savings and loan programs.)

The most successfvl savings »rograr in ruwral areas has been associated
with the GOIC aided self-help rural housing progzram, preached Ly the
President since the mid-gixties, and vhich renuired a cash advance
equivalent to 10 of the loan plus puyyment of skilled labor during
construction, representing initially perhaps 407 to (G of the

total valun of the house (depending on pize of unit, loan amount, oto.),
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The substantial cash pre-savings, apparently, could be collected because
the planter could see both a direct relationship of desire to savings and,
if not in his village at least nearby, palpable evidence of a response

by the institution,

Perhaps a key factor inhibiting the mobilization of savings, rural
and urban, are private transfers abroad. The Ivorian Cconomy depends
on forcign African labor, and in 1970 there were about 3/0,000 non-
Ivorian ifricans installed permanently in the cowntry, plus unother
200,000-25C,00C temporary agricultural workers. For them citizenchin
has been in the past a political inpossibility, anu they are concentrated
In low-paying jobs which Ivorians refuse to accept, RNepresenting 72,5
of the wage force in the prirary sector, where 77. of those permanently
resident arc to be fornd, they receive only //.. of wages paild, Conditions
are somewvhet nore favorable in the other sectors: about 14 . work in
Service industries, vhere they compose 3/ of the wase force and receive
21, of the wages; the remaining 11 are in the necondary cector, primarily
conastruction and nublic works, where they represent /2 of the work force
and recelve /. of the wopres, This zronp has a strow: provensit:r to save -
indeed, an overnouvering nronensity, 1if the estimate that they repntriate
407 of their earnings is correct - but their savinge are to a large

extent directed back home to Upper Volta or ialil,

Transfors abroad by expatriates appear to be rotivated by differential
Interest ratos. lome expatriate purchases of tax-free Zi. bonds took

place when interest rates becamo more competitive, icpatriate income
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is significent, meking up 6% of th. private sector wage force they
earn 414 of wages and salaries paid - but presumably this preponderance

will be reduced as Ivorian development advances,

b) Savings Institutions

GOIC has undertoken only recently programs for the encouragement
of domestic savings. These have been directed at collectins funds
to be lInvested in accordance with administratively determined develomment

objectives through the CAA bond issves and by way of MNational lottery.

GOIC also plansg organization of a 3tock xchange, to open late in
19753 and in conformity with GOIC policy a number of expatriate firms

have already issued nev stock for sale to individual Tvorians.
y

Existing institutions which can also accumilate savings include the
Postal Savings System, the commercial banks, and the /gricultural
Development Banlt ((MMA), Tr addition an undeveloned forn of savings
for rurel housing progrom nay be considered tn exist in the collection

by SOGEFIHA of 100 advances from rwral housing nutual societ;r applicants,

lew prorrajis under consideration include the lational “avings and
Loan Bank initiated under the existins lIC prosrani ond a contract savings
operation to be undertaken jointly by the Ivory Coast Credit Bank (CCI)

Jointly with a state corporation for urban infrastructure.
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1) Postal Savings (CNE)
The National Savings Bank (Calsse Nationale d’Epargne) is a public

enterprise under the general direction of the Secretary of State for
the Post Office and Telecormunications, set up at the time of
Independence when the rormer Caisse d’Ep.rgne of French Yest Africa
was broken up into its constituent local branches. It operates through
the country’s post office branches, end serves exclusively for the

collection of savings accounts, on which it pays J,. interest,

Its accounts are paid into the CAA, which pays the ClIE 6465
on minimum two-vear time deposits and 3.5. on sight deposits, CAA in
turn mokes the TPostal Savings available to the GQIC Develomment Budget

(BSIE),

ks of October, 1974, according to a special report by the linister,
CNE had 100,000 accounts (of which only 30,000 could be described
as active) and deposits totaling CFAF 1./ billion, About 10.. of the
active accounts, or 3,000, had balrnces of more than CFA 100,000, and

these totaled CFAT 52 million, (or ¢1. of total deposits).

11) Commercial. Banks

Commercinl bunks offer passbook savings accounts requiring CFAF
5,000 to open and paying, since July, 1975, 5.5, interest on a ninimun
balance of CFAF 26,000, lieximm account permitted under banking rogulations

is CFAF 4 million,
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In December, as a result of studies made by the commercial benks,
which shoved considerable stability in these accounts, the Contral
Bank authorized the banks to include passbooks savings with their
time deposits, as a basis for calculating reserve requirements,
Previously individual savings accounts were classified as demand

deposits,

(Time deposits, for a minimum of six months, pay 6.5, interest
on the minimun denosit of CFAT 5 million up to 8 for a CFAF 100
million minimum, Their level fluctuates much more than does that of
the passbook savings in response to the cash flow requirements of

large cormercial depositors,)

The banks gererally do not lkeep or prefer not to divulge specific
data on their passtook azccounts, Representatives of two banks felt
that these accounts uere increasing at relatively the same rate as
their over-all accounts an were usuclly onened ag supplenents by
holuers of repular - zcounts; representatives of two other banks reported
8 relatively zreatcr increarc over the last two yecrs in response to
savings promotion. Cne banker conmented that these savings were destined
as a rule for investnent in real estate, vherc the returns were higher,
This same banker reported an increasing Ivorion sensitivity to relative

interest rates on the part of his bank’s customers,
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Another source pointed out that savings accounts also represent a
form of current account used by those with small accounts (commercial
banks genera.ly require an average minimum balance of about CFAF 50,000
for checking accounts), by minors, end in particular students, who
cannot hold checking accounts but who can open savings accounts with
their father’s permission, and by women, who with their husband’s
permlission can open savings account but vho are denied by law free access

to funds in checking accounts,

One banker estimated that passbook savings represented .67 of his
institution’s total deposits. Average account size given ranged from
CFAF 100,000 to more tha 600,000, In all the commercial banking
system at the end of 1974 included probaply 18,000 p 'sbook accountas,
Ivorian and expatriate, with total savings in excess of CFAF 3.7 billion.

ii11) DNational Agricultural Development Bank (BIDA)

In 197/,/75 BIDA started a savings promotional cempaion directed
at planters already engaged in BlDA-supported production campaign and
from vhom savings could be deducted at the source by the marketing
agency (planters of oil palm, for .example) or at specific geographic
regions (participants in the new fishing industry develouping in the lake
behind the Bandama Dam, coffee (cocoa planters in Dimbokro, richest

district in the country),

BIDA offers passbook accounts paying 5.5% and contract savings for

up to three years paying 6,
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Propotional effort is carried out by district apents or through
village meetings, BNDA belleving that peesents will entrust their
money only to persons they lnow and have ¢ nfidence in. liain thrust of
the campaign is security (from thieves, fire, vermin, nildev, etc.),

although some planters have begun to appreciate the concept of interest.,

Towards the end of the first fiscal year of operations, BNDA reported

5,000 accounts with net savings totaling CFAF 2.6 billion.
An expanded program is planned for 1975/76.

iv) SOGEFILA Savines

Advances paid to 30CGZTIHA by village nutual sccieties, hoping thereby
to be granted a housing loan and, more recently, by individual savings
deposited informally with COnTETIs Savings Sivision in enticipation of
creation of the DI7, toteled as of the end of 197/

Village mutual societies CFAI" 179,240,000

Individual savers (1117 accounts) 147 4220,000

CFAT 296,460,000

v) National Savings and T.oan Bank (Bme)

Scheduled to start operations late in 1075, this institution 1s

described more fully in Jection ITI. L, G
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E.l. The National Office to Support Economic Housing (OSHE)

1. Purpose and Organisation

OSHE is an independent state corporation organized by Decree
of Sept. 3, 1968, under the general supervision of the Minister
of Finance (MOF). Its capital of CFAF 100 million is entirely
provided by GOIC.

Purpose of OSHE is to assist financially in the development
of rental social housing projects in accordance with specifications
and at rentals jointly determined by the Ministry of Finance and
the Ministry of Construction (MCU).

Specifically, in accordance with its regulations, it is
empowered to undertake the following:

- payment of interest subsidies on the medium-term

(55 year) financing of economic projects in order to limit

loan amortization and interest payments to a total of 11%

per year of the cost of construction. This subsidy will be

applied within varying limits in accordance with the
proportion of medium-term financing to the total financing
and will be repaid to OSHE, without interest, after
amortization of the medium-term loan and in any event within

15 yesrs,

- acquisition of land for economic housing and its long-
term lease to public or private housing agencies.
- finance infrastructure (water, electricity, storm

and sanitary drainange, and roadways) up to 15% of the
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total cost of the project for land belonging to OSHE, For
land not belonging to OSHE other special arrangements are
necessary.,

- capital participation in social housing agencies within
specified limits (no more than 50% of the OSHE annual operating
budget, no more than 25% of the capital), to be retired at
5% per year.

- make and service loans for specific operations. OSHE has
the power to receive funds,to contract loans and to manage its
own resources, The fee charged by OSHE for its financing should
be at least equal to the cost of the borrowing to itself,

- special operations for GOIC

Governing body is as a Council of Administration, composed
by statute of representatives from the following:

3 from MOF

3 from MCU

2 from Ministry of Plan
each from Ministries of Public Health and of lLabor

each from National Assembly, Economic and Social Council,

(I

and national trade union movement,
Administrators serve for three years, except for the last
three, who serve for one, Terms can be renewed,
The president is nominated by MOF, Chief executive officer

is 1ts general Secretary,
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OSHE has only a minimal staff. Konan Bledou, former
Director General of SOGEFIHA, serves as General Secretary,
asslisted by an economist and a secretary, housed in the
SOGEFIHA office. Accounting is provided by SOGEFIHA under
contract. It will likely be transfered to BNEC, once this is
orgenized.

GOIC has under conslderation legislation to make OSHE
an over-all shelter-sector fiduciary, through which all loans
and subsidies would pass, thereby making possible greater
coordination of programs and better management of funds in the
Sector,

2. Programs and Operations

OSHE started operations in 1969, Its operations have consisted
of long-term loans, of infrastructure subsidies, and of a relay
to roll over short-term into long-term loans.

1) Direct long-term loans

Long-term advances to finance economic rental projects have
been made to SICOGI and to SOGEFIHA for terms of 20 years at
3.5% interest, Repayments are to be made of interest only
during the 20-year term; these payments will be placed in an
escrow account, where they will be productive of interest

to the housing authority. At the end of the 20 years the
accumulated interest will be paid OSHE and arrangements made
to repay the principle, (In the case of SICOGI, interest and
principle can be be converted into SICOGI stock.)

Loans to SOGEFIHA for rural housing, starting in 1973, are made
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for 10 years interest free.

OSHE Long-Term Loans (CFAF 000,000)

Borrower 1970 1971 1972 1973 1974 Total

SICOGI 150 2o 460 383 La7 1,660
SOGEFIHA - 430 - 85 401 915
Total 150 670 460 468 828 2,576

11) Infrastructure Subsidies for GOIC

Originally intended as advances to the housing authorities,
subsequently to be reimbursed from the Developmert Budget (BSIE),
these funds have in effect been turned into grants, for which

as yet no repayments have been budgeted. The effect of this has
been more to permit GOIC to reduce its budgeted expenditure on
jinfrastructure than to increase the pace of urban infrastructure
development.

As the following Table shows, these subsidles represent the

most important single element of OSHE's operations.

OSHE Infrastructure Subsidies (CFAF 000,000)

Beneficiary 1970 1971 172 1973 1974 Total
SICOGI 298 Ly 617 538 568 2,469
SOGEFIHA 1761 500 -- 345 419 3,025
Others - b faded 168 2% 122
Total 2,059 1,032 617 1,051 1,487 6,246

Lend with infrastructure has been turned over to the housing
guthorities, although OSHE's statutes provide for long-tern: leases.

A proposal to adopt the long-term land lease principle is under
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discusslon at the Ministry of Construction.

1ii) Financing Roll-Overs

The banking system permits Central Bank discounting for a medium
term only, therefore there is an absence of domestic long-term
financing for housing, which is particularly critical for middle
and low-income programs,
The solution has been for the housing agencies - and more particularly
SICOGI, whose only source of long-term finanecing, CCCE, limits its
support to 30% of SICOGI's economic rental housing programs - to
borrow commercially for five years but to amortize at a 15 year term,
OSHE, then , repays the commercial bank interest and is itself repaid
from the 6th to 1l5th year, OSHE advances of this nature carry no
interest rate,
In addition, OSHE assumes the payment of interest due the C,A,A,
for internal borrowings for SOGEFIHA's rural housing program,

OSHE Roll-Overs and Interest Rate Subsidies (CFAF 000,000)

1970 1971 1972 1973 1974 Total

SICOGI advances 14 60 228 228 n.a, 530
SOGEFIHA rural 19 16 14 15 n.a, 64
housing interest
subsidies -
Total 33 76 2h2 243 NeB 594

3, Sources of Financing

OSHE derives revenues from three special taxes:
1) 1% payroll tax, raised to 3.,5% in 1975
i1) CFAF 3 per liter of gasoline sales tex

111) 1% of tax on services
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Of these the payroll tax has been the most important, and is
scheduled to increase to 3.5%. About CFAF 2 billion a year is
realized from these taxes; 1f the payroll tax is increased, this
should rise to more than CFAF 4 billion a year,

The following Table shows the growth of OSHE revenues,

OSHE Revenues (CFAF 000,000)

1969 1970 1971 1972 1973 1974

Payroll tax 63L 770 682 720 856
Gasoline tax 504 L6 623 578 702
Tax on Services 174 281 265 308 335
lLate paymentof - - 305 Lob 186

above taxes

Miscellaneous - - 1 1 2L

s/T 1,310 1,512 1,876 2,034 2,100 2,181

GOIC repayment
of advances for
infrastructure - - 3k 100  -- -

Total Income 1,310 1,512 1,910 2,134 2,100 2,181

L, Technical and Management Lvaluation

OSHE, with its minimal stuff has operated primarily as an
accounting off'ice to record the allocution of the funds in each
annual budget. Although in previous years this appears to have
been carried out adequutely, by the end of August, 1975, OSHE's
1974 report still was not reudy,indicating s critical management
deficiency.

OSHE's primary weakness 1s political at base, that is, it is a
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reflection of GOIC policy. GOIC, until now, has not attempted
to develop any sort of coordinating role for OSHE, either as
fidueciary or in policy implementation.It has played a passive
role, offering resources to be shared between the two larger and
more active housing authorities (SICOGI and SOGEFIHA), with whom
has lain the initiative.

As & regsult, OSlE's commitments outran its resources and it was
unable to continuce financing infrastructure for low-income housing
projects during 1975. Although its statutes call for title to land
urbanized at 1ts expence to remain with OSHE and the land to be
leased, it has in fact turned over title to the housing authorities
and in two cases to developers of saleg housing. Lesislation
clarifying this has remained under study at MCU. Advances for
urbanization have turned into grants, as CC.C has neglected to
make allowances for its reimbursement in the BSIE,

A proposal was made but has not been implemented to augment
OSHE and to give it an overall fiduciary role in the Shelter Sector,
This proposal, if carried out, could improve its potential for
performance, particularly if it develops the capability to discourage
execution of loans which, with reference to the amortization required
for economic housing, subsequently impose too heavy a burden on its

roll-over capacity,


http:implementation.It

- 131 -

E. 2. 251COGT (socidtd dvoiriennc de Construction et de Gestion

Inunobili?zrn) - The Ivorian lousingr Construction and Management

Comp:my

a) Purposce and Orpanition

SICOCT is o mixed public=privute corporuation, uider the general
supervision of the iiinistry ol cons truction wid lfown Planning (i1cu)
organized in 1965 lrom the fusion of Lwu carlier liousing agencles,
SIHCT and »UCCL;

- JIICL was organized in 195 Ly the rench asnlatance prograu
to its then colonies, It had built 3,900 rov=housc units, with
minimal infrastructure and rents (crar 2, 500 to G, 00U} fixed too
low Lo cover naiatenance chorges.

- SUCCI was orpanizcd in 1900 by the .rench vaivoc des LEpBtLs
ot Qonsignution (L‘.U.C.) to develop aodern type housinyg projects
of mixed Lipgh and lowerisc wvitl full infrastructure, aud hence
higher rente (Ciar \B,C'OU—IT,UUU). 1t hod budlt J2A00 units and

had anotier (LU under comnstruction when ICWLI was oryunized,

SICUGI capital totals Cilal’ ¢00 milllon, divided as followss

GOIC 50,
Calsse de DEp8ts et de Consignation

(c.D.C 17
CeCaCuls 17
Ivorian socliul Security system 2
Clty of AbidJjan 1
Chambor of Coumerco 1

Varlous Privute 6
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Its purpose is to undertnke all real estate actions for the
government, for private or public institutions, or for private
individuals; to participate in Studices and construction Projocts
in the fidds of town planning and housing; and to offer
technical assistance., 1n pruactice it Las been the housing
authority through which French assistonce, IMinancial and Technical,

has been offered the Ivory Coust,

Governing body is a 12-momber administrative Council
composod of nine public representatives, and thrce from other
stockholders, as follows:

Chiairman

HCU

MOor

Ministry of Plan

National Asscmbly

Economic and Social Council
Social sccurity und

City of Abuidjan

Ivory Coast Credit Bank
C.C.C.L, (fronch aid fiduciary)

Scet. International (Tochnical assistanco subsidiary
of CCCE)

Chamver of Commerce
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Current president is the vice=-prosident of the National Assembly,

Chief administrativce officer is the Diroector Genoral, an Ivorian

civil engineor.

SICOGI Staff of 578 persons are organized broadly into four

general Depurtmonts,

- Accounting, including purchasing
- General Sccretary
personnel
general services
outside managemont
socliologist
- Technical
major maintenoance
new construction
architectural studies
- Management
rental nnunagement
lease~purchase management
collections
delinquentl accounts
inspection

muintenannce

Two other services report directly to tho Direcctor Genoral - data

processing and real estaute title,
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SICOGI has been almost completely Ivorianized; the only

expatriates romaining are the deputy dir#ctor and three engineers,

Professional composition of the staff as of end 1973 was as

followss

Top-level supervisory 6
Supervisory 14
Junior cadroes 21
Employces 149
Craftsmen 80
Laborers 308

576

SICOGI opecrates from its head office and a soparate office
for rental and munagement in Abidjan. There is a cashier's
office in ocach Abidjan project (or group of projects) and small

managenont offices in Douake and San Pedro,

b) Programs and Operations

1) Housing authority

As of the end of 1974 SICOGI had constructed 23,629 housing

units and had 16,126 units under management, of which 17,349 were

rental and 777 under leasc purchase,

Tho vast majority of SICOGI's units, havo been Luilt in Abidjan

rophic Drecakdown of SICOGI Housin

e {

Abidjan By 51

San Podro shy

Douake 539
b

Other 231
23, 29
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SICOGI also carries out construction for others, including
during 1973, couplgion of a CFAF 420 million office bureau, and of
two public narkets, construction of Five schools, und a childron's
center for the Red Cross; and counstruction of 86 units and a

commerclal center for dircct dale to individual purchasers,

Recent construction Ly SICOGI has averoaged more than CFAPR

5 billion a yecar,

SICOGI Constructlion Projrams

Year Housing Units Coumiercial Value (000, 000)
1972 24950 5,000 Liz CFAF 5,130
1973 hy30; "y GG 6,416
1974 5,096 1,258 74306

SIOOGI classifies its rental units by "standing", and

rentals f'all within these general ranges:

SICOGI Monthly Rentul Ranges

Good standing CIAL 50,000 and up
Mediwn stunding 15, 500-21, 500
Economic 8y 500=11,150
Super=Lconomic I, 500~7, 000

Leasc~-purchase units are of modium or good standing,
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SICOGI's program in 1973 and 1974 has been 80% in the
construction of economic units, and only 8% in lease~purchase,
One reason for this is that long-term financing is available

to it only for economic rental units,

SICOGI's 1975 and 1976 programs were also to be about 804

low=income,

SICOGI Proposed 1975 and 1976 Proprams

1975 1976
Dy CFAF 000, 000 DU CFAT 000, 000
Super-Economic - - 1,450 1,800
Economic 3,198 2,363 1,900 2,000
Middle-
Income
Rental 302 1,090 380 1,485
Sales h59 1,596 600 2,925
3,959 5,049 ky330 8,810

However, the failure of OSHE to come up with its share of the

financing forced SICOGI to postpone future low-income programs,

$ICOGI has made a speciail attempt to reduce the cost of its
super~economic units through design changes and through use of
local construction capacity. Design change includo rceducing the
8ize of the unit to a basic 28 w2 one-rooil, with enclosed private
sanitary facilitles in the courtyard, provision of an interior
but unpaved court, and elimination of cortain finishes (plastor,

somo interior wulls, cheaper water meters), In comparison, the



- 137 =

cheapest economic unit is 40 m2jconstruction cost for the supor-
economic units ranges around CPFAF 16,000 as comparced with CFAF

17,500-19,000 for the cconomic, a saving of almost 9%,

iil) Experimental 5ites and Services (Liii)

SICOGI has been asslgned managemcent of an experimental sites
and services project, cntitled "Lotisscument d'iquipement Minimuwn"
(LEM), on a 0 ha site in Yopougon, the new growthh ceanter for
Abidjan, A total of 1,083 lots of 120 iz, 125 wm? and 150 m2 with a
sanitary bLloc will be offerecd on l0-ycar ground lcases for
approximately CIAF 1,300, 1,700 and 2,000 peéer uwonth, 1lhesec
are smaller than the normal sized lots of h00-500 m2, and are
so designed to limit construction to one dwelling unit., Constructio

is being carried out by 3ETU.

Participants will be sclected from wnong regularly employed worke:
whose employers agree to make the ground-rent payments by salary
check~off, They will be eligible for tlhiec regular bullding materlials
or construction loans offered Ly banlis and the Ivory Coast rortgage

Bank, but no special provision for loan Tunds will be made,

SICOGI provides beneficiaries with typicnl plans approved by MCU
for 2=, 3~ and %~ room housecs, ranging upward in size frun 30 12,
Use of thesc typical plans obviates the nececsity of obtaining a
building permit. Deneficiaries are, however, frece to subject
themselves to the permit procedure 1f they wish to build another

type of housc.
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Construction (mise en valeur) in permancnt materials is to be

started within one year and completed within a second. A SICOGI

agont on-site will provide technical superivison and assistance.

The program, it ls assuncd, will have i1ts grcatest appeal to
regularly employed workers in the CFAF 20-23,000 a month
category [for whom ownership and sccurity of tenure is now

virtually lmpossible.

However, 5ICOGI's role in future programs of this gort is as
yet undervormined, A more complete description of the program

will be found below in sub-section 4, 5LTU.

iii)  SICOGERL

In 1970 5ICOGI spun off, in association with two development
banks, a rcal estate management cowpany, SICOGLRE (Socidtd
Ivoirienne do Coproprldété et de Gorance), Its capital of CFAF

15 milllon (incrcased from CFAF 10 million in 1974) is held as

followss
SICOGI 10,0 willion
CQCQIO L‘Ou
Ivorian Bank for
Industrial
Devolopumont 0.6

SICOGERL handles management of private and public villas,
apartmonts and office lLuildings, including ti.e :J-story office bullt
by the Agricultural ostabilization fund, and has shown a profit

since its start. In 1973 it had u stuff of 77 and annual rental
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billings of CFAF 630 millions (as compaxred with CFAF 2,1 billion

for SICOGI itsell),
SICOGLRE also wmanages a G000 M2 CRAF 400 willion commercial

coumplex developed by SICOGI (40:) and the Developuwent Bank (60%),

c) Collections and Deliunguencies

SICOGI's rental roles taulled CFALR 241 Lillion in 1973,
CFAF 2.7 billion in 1974, Of this the vust najority are private

tenants,

Composition of SICOGI Rent itoles, 1974

Private tonuants Cralr 1,926 millions
Lease=-Purchasers 19
GOIC 790

2,737 million

GOIC is traditionally a slow payer, owing 57.3, of the aumount
due in 1975 and 50,20 in 1974, lowever, the relative amount
is small, aund wrounts due arc usually paid in to o large extent
early in the following year, when GUIC tax revenues incroasec
seasonally.

About §35,) of SICOGI tenants pay directly, oither at the project
cashiers officos or ut the downtown nanagenent office. Another 10/
or so pay through pay=-roll check-of{ arrangeuaents with privato
employers, The Lalunce pay through auloantic doeductilions from
checking accounts or otherwise, ULCOGI has found that a system of

individual responsibility wlth close follow=up by SICOGI has worked
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more effectively than the check-off system.

A revised and speeded up collections system was instituted
towards the end of 1974, Rents are due from the 26th of the
previous to the 7th of the current month, To fucilltate payment,
project cashicrs offices remain open evenings, SICOGI estimates

that at present about 85 of its accounts ure puid on time.

The project cashiers offices close alfter the 7th of the mwonth,
and from the Sth through the 14th payuent way be made only at
the central wanagement office and includes a 10, late=-payment

penalty. Another 10: or so pay during this period,

After the 14th of the month the remaining 8-10). delinquent
accounts are turned over to SICOGI's lawyer, who institutes

the neceesury legal proceedings on the 26th.

This speceded-up system replaced an carlier onc whereby
late notices were sent out only at the end of the mwonth, and a
tenant could run up two or three months arrcars bLefore his case

was turncd over to thoe lawyer,

SICOGI's individual tenant delinquencies ropresented 7,17
of the total due at the end of 1973 and 3.0, in 1974, Intereste-
ingly onough, dellnquencies were generally lower in cconomic und
super~cconomnic units than in units of higher stmnding, where

highor dolinquenclies rates wore obsorved irrespoctive of tenure

(1.0, loase-purchase or rental),
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d) Sources_of Financing

SICOGI opcerates primarily on borrowed funds, 1ts own resources,
limited to its capital and reserves, provided for only about
5% of its 197h program. Sources of Lorrowed [funds niay be
considerced under two headings,

i) Loans frou CCCi, the Irench aid fiduciary; and

ii) local borrowings from GOIC and para~statal sources,

1) cecor

A founder, participant in the capital, and provider of technical
assistance, CCCL was also initially a wajor source of resources
for SICOGI., In accordance with French practice, CCCL has gradually
reduced its share of 5ICOGL projects in favor of greater local
financial participation,

At present CCCL limits itsell to 50,0 of the cost of house

po

construction of ccomnomic units, or about 10-15 of SICOGI's

financing neceds, Advances are for 20 years at .5, interest,

During 1975 CCCL decided as a matter of policy to finance
no more housiiy: projects any vherc, and to liult its financing
to sites and services. With this decislon, JICOGI has lost

its financial capacity to produce cconoiile housing,

i11) Local horrowing:s

0,511, 13y, in additlon to subsidizing infrastructure for
economic rental projects, also advances 0, of the cost of house

oconstruction ior cconomic units, also for 0 yecars at 3,50,
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For SICOGI's 1974 program 0,S.H.E, loans represented something

more than 10) of the funding,

0.,5,1I,s and C,C,C,E, represent the only real long-term

financing available SICOGI.

Anothexr "long term" sourco i1s C,A,4A,, which provides 80%
of the cost of middle and upper-incone hiousing for 10 years
at 7.2% and for 12 years at 8%, representing about ono-Lifth

of the 197! program,

lHalf of the costl of economic housing is finmncod by medium=term

(5 year) advinces frowm tlhe Ivory Coast Credit Bank at 7.

e) Teclhmical cnd lanagoment Lvaluation

SICOGL is o well run traditionsl housing authority, which
maintains Lie Dlnancial equllibrius alter o brief period during
the late 'GOs wlhien o high delinquency rate tenporarily Jjcopardized
its French sources of [inancing,

Its Lecimicul capacity and performance is good, und is
augmented hy its conslderible cxperience and by a continuing
attention to cost-rcducing detdls,

SICOGYL secems olso able to resist = or perhaps absorl = the
usuul kinds of pressures which 1f not kept undor control can
Joopurdlroe financial stabllity,

Its major wealnoess ls its lack of uccoss to long-term funds,
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E.3 SOGEFIHA (Societe de Gestion Financiere de 1'Habitat)

The Housing Finance Management Company

a&. Purpose and Organization

SOGEFIHA is an independent State corporation, organized
by Decree of June 12, 1963, under the general supervision
of the Ministry of Finance (MOF). 1Its capital of CFAF 623
million is entirely provided by GOIC. The 1975 Budget
contains provision for an additional CFAF 183 million.

SOGEFIHA's purpose includes, in general, the management
of financial resources for urban and rural housing,
collection of monthly payments from housing it has con-
structed, and contracting and servicing of loans. It may
receive public funds and loans, including from foreign
sources, to finance operations in accordance with GOIC

directives.

As it actually developed, SOGEFIHA became the GOIC
mechanism for absorbing foreign financial assistance to
the Shelter Sector, exclusive of that from the French
CCCE; and it negotiated loans from U.S., Isreelli, Norwegian,

Lebanese and Eurodollar sources.

Governing body is an Administrative Council consisting

of representatives from:
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MOF, who serves as President

Ministry of Construction and Town Planning (MCU)
Ministry of Public Works

Ministry of Plan

Ministry of Agriculture

National Assembly (2)

Economic and Social Council

Ivory Coast Credit Bank (C.C.I.)

National Investment Corp.

Amortization Fund (C.A.A.)

Chief administrative officer is the Director General.
In mid-1974 the original Director General, Konan Bledou
was replaeed by Simon Nandjui, former Director of Cabinet
MCU, in a move interpreted as placing SOGEFIHA under the
effective control of MCU, It also appears likely that
the new Director General will undertake a much needed

reorganization.

SOGEFIHA's staff of 436 persons are organized into
eight Departments. Because of the absence of second level
executives, the chiefs of these services report directly
to the Director General. These have included the following:

Personnel

Maintenance



- 145 -

Management
- Project Management

- Project Offices
- Applications
Collections

-« Including Cashilers

Delinquent Accounts

Records and Documentation

Financial

- Accounting

- Loans

- Debt Servicing

- Savings, embryo of the BNEC
Technical

- Urban Projects

- Rural Housing

Turnover has been high - about 20% a year - and
structured in-service training lacking. Professional

breakdown of the staff follows:

supervisors 13 (all in the Central Office)
employees 176
craftsmen 31

laborers, chauffeurs, etc. _216

436
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There is an expatriate advisor assigned to elaborating
a program of financial reorganization for SOGEFIHA and
two young French co-operants in the Technical Divisilon.
Other staff are Ivorian.

b. Program and Operations

SOGEFIHA has sponsored development of more than 16,000
units of urban housing and almost 7,000 units of rural
housing.

i) Urban Housing Development

SOGEFIHA was originally designed to manage off-
shore investment in Ivory Coast housing and was not originally
intended to be a housing authority. Construction of the
housing was to be the responsibility of the developers
associated with the financing SOGEFIHA's role was to

handle the financing and to manage the completed projects.

By statute SOGEFIHA was to use the technical services
of MCU. These having proven insufficient, the agency has
developed a small technical section of its own. Lack of
its own adequate technical expertise has probably contributed
to its projects, generally, being more cortly than those
of SICOGI, first in general concept (larger rooms, ete),
secondly in terms of cost per M2 of construction (except
for the HG-financed portions of the Williamsville and
Abobo Gae Projects, where cost per M2 is equivalent to
SICOGI costs).
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In addition, SOGEFIHA's earlier projects were
generally designed for occupancy by foreign technical

asslstants.,

SOGEFIHA started operations in 1965, and during the
1608 never made more than 500 starts a year. In the last
three years, in response to GOIC policy directives, its
program has increased massively, to an average of 3,700
starts a year. The program also expanded geographically.
SOGEFIHA Urban Housing Construction

1965-70 1971 1972 1973 1974 1975  Total

Abidjan 1,932 873 3,636 2,641 3,060 3,772 15,914
Other Urban 139 Lo 30 1,651 60 - 1,920
Total 2,071 913 3,666 4,292 3,120 3,772 17,834

SOGEFIHA also has constructed housing for and finenced
by third parties.

In 1974 SOGEFIHA completed construction of units
costing CFAF 10.3 billion and had under construction
projects valued at an additional CFAF 11.8 billion.

In Abidjan, of its present units under management or
nearing completion, about 5,000 are designed for cadres,
middle income or special occupancy (foreign technical
assistants, GOIC functionaries, students): and about, 9,000

are priced for economic occupancy.
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Of the urban units upcountry, the largest coneen-
tration (1,717) 18 in San Pedro for economic occupancy,
120 are villas for middle-income occupancy, and 83 are
for foreign technical assistants. (An additional 1659
units financed in small up-country urban centers under
SOGEFIHA's rural housing program, may be considered
economic units, and for the most part lack running water

and other utilities.)

11) Housing Management
The majority of SOGEFIHA's units are rental. A

relatively small number of villas are under lease-purchase
contracts, and the HG-financed units (1,642 at Fairmont,
Abobo Gare and Williamsville) have been or will be sold

under mortgage contracts, a procedure new to SOGEFIHA,

SOGEFIHNA's total annual rent rolls (exclusive of the
Fairmont HG project, which is carried outside the SOGEFIHA
balance sheet) totaled CFAF 2,118.5 million in 1974,
representing a 40% increase over 1973 and a more than

70% increase in the last two years.

A significant feature of SOGEFIHA's operations has
bean its use as a direct instrument of GOIC housing inter-
vention, sometimes at the expense of its cash flow position.
In 1967 GOIC rented three-quartera of SOGEFIHA's 684 units
under management. This did not drop to less than 50% of
the units under management until 1970, and in 1973 one-
third of the units under management in Abidjan were rented
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to GOIC,
Despite the increase in the number of private rentals,

GOIC, by virtue of the greater cost of its units still
paid more than half of SOGEFIHA's rent rolls until 1974,

1973 197h
GOIC payments due in 1974 CFAF 765.7 million 967.0
private payments 731.0 1,145.5

111) BRural Housing

Improvement of rural housing - the replacement
of traditional structures with cottages of permanent
materials constructed after European models in grid-
pattern subdivisions - has been an article of faith with
GOIC leadership predating Independence. When it was or-
ganized, SOGEFIHA wes given financial and, increasingly,
construction management of the government's rural housing

effort.

SOGRFIHA's initial program consisted of five
pilot villages in the South, not too distant from Abidjan.
Villager participation involved organization of a housing
mutual society, a 10% cash down payment, and contribution
in kind to the construction (local materials, unskilled
labor). SOGEFIHA brought materials to the job sites and
hired the skilled laborers.
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At the same time it was given fiduclary responsiblity
to account for funds disbursed and collected under a CFAF
200 million program administered along similar lines by
the Prefects and Sub-Prefects in the North, West and Center-
West,

Its first national program was undertaken with $1.3
million PL 480 finencing and technical assistance. Villagers
were told to organize into mutual societies of 30 beneficiaries,
who were to undertake work collectively and to assume col-
lective responsibility for repayment. Loan limitations
were arbitrarily set at CFAF 200,000 or 300,000 per unit.
Beneficiaries were to provide local materials, and unskilled
labor, hire and pay for skilled labor, and make an initial
10% cash down payment (or have constructed their houses
up to rafter level.) Choice of villages was administratively
determined: new sub-prefectural centers, villages on main

highways and én the frontier.

Although slow to catch on, the so-called "American
Loan" program became so popular that GOIC eppropriated
an additional CFAF 300 million to complete commitments under-
taken in excess of resources. T~chnical assistance on Job
gsites during the program extension was provided chiefly by
Dutch volunteers, U.S. Peace Corps having withdrawn its

participation because of dissatisfaction with project results,
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Construction increased rapidly in the late sixties,
reaching a peak of 1,325 units in 1970. With exhaustion
of the PLU8O credit and GOIC providing no further advances,
new starts were supposed to be financed from loan repayments.
These proved sufficient for only about 550 starts in each
of 1971 and 1972, and for 323 1in 1973. In response to
continuing villager demand, GOIC allocated CFAF 1.2 billion
to start construction of an additional 1650 mnite in 197k

and 1975.

Because of the length of time required for alded-
self help construction, SOGEFIHA since 1973 has assumed
direct responsibility for construction and the self-help
aspects of the program have been abandoned. The dwelling
units - of 3, 4 and 5 rooms - are constructed from typical
plans provided by MCU. Some contain inside tollet areas
in anticipation of provision of piped water. Kitchen areas
are outside, in accordance with practice. The cash down
payment has been increased to 20% of the amount of the loan,
10% before the start of construction and 10% before the
completed houses are turned over. Loans are still made
to village cooperative societies, but the new program
required that these be better orgenized, have a bank
account, and have income-producing activities in addition

to the housing program.
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SOGEFIHA Rural Housing Construction
Region 1967-70 1970 1971 1972 1973 1974 1975 Total

South kol 75 55 97 104 47 547 1,349
Center 395 195 205 240 129 -- W74 1,638
North 215 268 -- 106 - - 60 1,149
East 90 152 259 - 60 65 215 8u41
Center-West 1499 181 30 101 30 -- 135 976
West __390 ush == -- - 76 4o 960
Total 2,513 1,325 549 544 323 188 1,471 6,913

Half of SOGEFIHA's rural program actually produced
housing in up-country urban centers - 3449 units of the
6913 starts through 1975. A geographical analysis of
the program, broken down between centers defined as urban
and villages, shows that a majority of the units were
constructed in true villages in the wealthier South,
Center-West and Center, while in the poorer areas the
program was utilized to provide a nucleus of modern
housing in administrative centers in which construction
of permanent materials had been a prerogative of top-
level officlals and expatriates.

Proportion of SOGEFIHA Rural Housing Built in Up-Country Urban Centers

Region Total Urban Percent
South 1,349 321 23.8%
Center 1,638 451 27.5%
Center-West 976 217 22.4%
East 841 654 77.8%
North 1,149 1,109 96.5%

West '6',%?.95 _5% 3‘5‘%
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During the period 1967-73 SOGEFIHA invested a totdl
of CFAF 1,363.6 million in the rural program. In the
majority of cases loan totals were arbitrarily limited,
with beneficiaries paying for labor and for the cost of
eny materisls beyond those the loan would purchase.
Loans averesged + CFAF 200,000 in most areas except the
Center (CFAF 339,000) and South (CFAF 385,000).

Under the new program started in 1975, costs averaged
from CFAF 500,000 to 550,000 for the smaller 3 or 4 room
units (75-85 M2), CFAF 650,000 for five room units
(90 M2) and up tc CFAF 900,000 for the six room (110 M2),
Larger units also avallable include a combination store
and living unit and a sevem-room model laid out to be

easily used as three dwelling units.

c¢) Collections and Delinquencies

SOGEFIHA collects monthly payments primarily at its
main office, secondarily at a few project cashier offices.
The majority of its clients pay on an individual basis,
by cash or check: in 1973 only 8.5% paid by automatic
deduttion from bank account.

Method of Monthly Payment in 1973

By cash CFAF 426.9 million 63.1%
By check 192.0 28.4%
By automatic deduction 57.8 8.5%

896.8
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Late payers from jndividually occupied units recelve
one and two-month late notices. In economic projects
these are followed up by door-to-door visits by agents
especially assigned. A Final Notice is then sent,

followed by expulsion only in exceptional cases.

In 1973, for example, & total of 20,115 Final Notices
were sent for aggregate rents due of CFAF 353.3 million.
Of this amount CFAF 135 million (38%) was collected, but
only 24 tenants were actually evicted, owing CFAF 2.2
million. In 1975 a total of 13,774 Notices were sent
for aggregate rents due of CFAF 74.5 million, of which
CFAF 54.8 million (72%) were collected. There were no

evéctions.

Middle-income residents generally showed a greater
delinquency rate than those in economic rental units.
Delingquencies on individually occupied units totaled
CFAF 137.3 million in 1974, of which CFAF 66.8 million
wag due from 619 middle-income units and CFAF 56.5 million

from 5,925 economic units.
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Individual Delinquencies By Project Category, 1973

Number Total Due (1974)* Delinquencies
Projecs of Units (CFAF 000,000) as ¥ of Total Due
1973 1974
Middle Income
Tour 3 4.8 -- 264
Danga 14 2-7 32.8 42,1
Cite des Arts EO 3 .9 30.9 32.5
340 Log. 145 0.1 36.2 33.3
323 Log. 199 74.3 4,8 32.1
Aoono 161 23'% 152 16'6
obo . . .
S/T ~ 619 TEETT 3 -327%
airmont 72.0 14.0 11.
Williamsville 338 h,6 -- 6.?
Economic
Roumassi 765 66.2 6.9 2,2
Port Bouet 3,186 394.8 10,5 7.7
gridi L 812 157.2 9.9 lﬁ.g
opougon Qg. - .
S/T 5,925 718.5 10.2 7.9
San Pedro 1,717 231.5 26.9 9.2

*Including past due.

With more than half of its rental income due from
GOIC, SOGEFIHA's cash flow position in the past has been
sensitive to performance by GOIC, which historically has
been a slow payer. In 1973, aggregate GOIC delinquencies
totaled CFAF 548 million, 71.6% of the amount due and 82%
of SOGEFIHA's total delinquencies for the year. However
GOIC 1974 payments were made in timely fashion (only
CFAF 31 million, 13.3% of total amount due remaining due
at the end of the year).
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As a result of a more consistent collection effort
in the last two years, SOGEFIHA has reduced its rate of
individual delinquencies from 27.3% of total rents due in
1972, to 16% in 1973, and to 12% in 1974. SOGEFIHA also
wrote off CFAF 28.7 million of uncollected rents in 1974
in Abidjan and a whopping CFAF 143,.8 million for San Pedro.

Recuperation of loans on village housing has been
difficult for a number of reasons of which the principal
is probably lack of adequate explanation at the start.
Village programs were often launched with much more
emphasis on the benefits of modern housing than on the
ultimate responsibility for loan repayment. Emphasis of
more recent programs on loans to functioning production
cooperatives may improve loan recuperation though it is
too early yet to evaluate, In any case where loan security
lies more in the good will of beneficiaries than in sanc-
tions, a preliminary and thorough understanding would

appear to be a condition precedent.

SOGEFIHA has an employee assigned full time to loan
follow-up, and has under consideration certain administra-
tive sanctions where these can be imposed (i.e. having
local sub-prefects take over unite in urban centers where
& rental market exists and renting them to functionaries

until the loan is paid off).
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The following tables indicate a wider variation between
regions than between up-country urban centers and villages
in a given region. Variations between individual localities
range greatly and appear more caused by administrative
and political reasons than by economic.

SOGEFIHA Rural Housing Loan Repayment, 1973 and 1974

Amount Due

Region (CFAF_000,000) Delinquencies Percent Delinquent

1973 1974 1973 1978 1973 1974
South 117.9 150.6 36.6 47.9 31.0% 31.8%
Center-West 65.4 78.4 32,3 h2,2 4o, 4 53.8
East 53.6 72.2 21.1 29.8 39.4 41.3
Center 159.1 194.9 26.7 49.8 16.8 25.5
North 117.9 1444 39.3 63.4 33.3 i .6
West 821 1015  56.3 4.1 _68.6 7.k

596.0 Th1.9 212.3 281.1 35.6 37.9

SOGEFIHA Rural Housing Delinquency Rate, Overall and For
Up-Country Urban Centers, 1973 and 1974

Percent Delinquency
Region Overall Urban Centers

1973 ot o7 197
South 31.0 31.8 22.5 31.0
Center West g .U 53.8 36.1 65.1
East 39.4 h1.3 39.7 39.5
Center 16.8 25.5 23.8 13.1
North 33.3 hy,6 33.4 46.6

West 68.6 U7.4 63.2 66.3
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d) Bources of Financing

SOGEFIHA's real estate investments totaling OFAF 15.8 billion,
have been financed primarily from foreign borrowings. Except for
rural housing, GOIC advances have served primarily to complement
off-ghore loans or provide infrastructure for economic projects. To
support its cash-flow position SOGEFIHA also has had to borrow short-

term from commercial sources in recent years,

SOGEFIHA's own resources have been limited to its capital and

have not been significant.

i) Capital

Totaling CFAF 623 million, CFAF 200 million was provided
in cash to cover initial costs, and the balance during 1965-68 is in
the form of land on which its first three projects were built. Pro-
vision of additional capital totaling CFAF 183 million has been in=-

corporated in the GOIC 1975 Development Budget.

ii) Foreign Loans

SOGEFIHA has been the largest single borrower of GOIC-guar=-
anteed loans, with commitments totaling CFAF 22,4 billion (or 23% of

the total -~ CFAF 96,8 million) in 1973.
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Initially loans were tied ‘to construction con-
tracts with expatriate firms; two were intended additionally

to finance industrialized housing programs, Loan sources
included:

Israeli CFAF 2,220 million
Norwegian 7,158
Lebanese 7,740
/T 17,108

In 1973 SOGEFIHA turned to the Eurodollar market
to float three loans totaling $25 million for projects at
Abobo Gare, San Pedro and some small Abidjan projects.

Three loans have been from U.S. sources:

1965: PL 480 loan of $1.2 million for aided
self-help rural housing

1967: Fairmont HG Project (681-HG-001)
20 years, 7%, $2.1 million

1972: SOGEFIHA HG Program (681-HG-002),

25 years, 8%, $10 million.

With the exception of the HG financing and an
early Israeli loan (15 years with 5 years grace period),
these loans have been mostly for 10 years, plus a one or
two year pgrace period. Interest rates have ranged in re-
cent years from 7.5-5%, with the exception of a $20 million

Eurodollar loan entered into in 1973 with a consortium of
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banks including BIAO and First National City Bank of

ﬁew York with a variable interest rate which in early
1975 reached as high as 13.5-15%. Servicing of the Euro-
dollar losn in addition to the substantial reliance on
10 year credits for housing that must be smortized over
20 years in order to serve the lower income market, has

created a serious problem for SOGEFIHA,

111) GOIC Advances and Subsidies

These include both loans and infrastructure
subsidies totaling CFAF 4,749 million as of the end of
1974. Advances from O.S.H.E. to roll over 10-year off-
shore financing are for 20 years at 3.5%, and totaled
CFAF 1,660 million. O0.S.H.E. also made interest-free
advances totaling CFAF 64 million for rural housing

programs,

Medium-term (3 year) advances have also been
made by C.A.A., of which there were CFAF 1,113 million
outstanding at the end of 1974,

0.S.H.E. infrastructure subsidies totaled CFAF
3,025 million.

iv) Bhort-term Bank Loans

In recent years SOGEFIHA has borrowed from local

banks to meet cash flow needs, some of which have arisen

from depletion of its own resources as a result of delinquencies.
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e) Technical and Management Evaluation

While SOGEFIHA has demonstrated a capacity to produce
housing, it has not been able to develop low income pro-

grams or to manage its projects effectively.

]
According to one study, its projects average about
25% more per square meter than those of SICOGI, This can

be attributed to several weaknesses:

i) conceptual: their units are relatively
larger and more expensively finished for the income groups
being served.

11) financial: poor cash flow planning adds
to the already high costs of its contractor prefinanced
programs,

111) technical: it does not have sufficient
experienced staff to carefully plan and detall projects,
develop them or to effectively control costs and schedules
once under way. It has over-relied in some projects on

industrialized construction systems.

The Williamsville and Abobo Gare projects where
AID had a technical input achieved per square meter costs

similar to that of SICOUI proJjects.

Having grown rapidly, SOGEFIHA's internal organization

is ad hoc and inadequate for its present responsibilities,
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Lines of communication and areas of responsibility have
been loosely defined, and in-house training neglected.
Losses have occurred because renting of completed projects
has not been timely. Accounting has fallen behind, there
is no retrieval system for information, and systematic
management controls and follow-up have been lacking. One
result of this has been SOGEFIHA's inability to comply
with its administrative and reporting obligations in
connection with the first two HG programs. SOGEFIHA's
Board of Directors has before it a reorganization proposal,
which the Team has not reviewed; but it is clear that some

action of this sort is necessary.

Similarly, SOGEFIHA's underwriting policies and pro-
cedures have proven undatisfactory. Credit reviews have
often been more or less cursory, and a large percentage
of its delinquencies arises from having accepted into
occupancy persons who could not demonstrate ability to pay
or persons who upon careful review could be considered to

lack an inclination to pay.

These may be deficiencies which are within the capacity
of SOGEFIHA to correct. In addition, in response to GOIC
policy direction which the older, larger and more experienced

S8ICOGI was in a position to resist, SOGEFIHA has taken
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its vocation for housing production more seriously than
that of financial management. Some of the up-country urjan
projects undertaken in response to Independence Day cele-
brations have experienced market difficulties, GOIC
administrative support necessary for collection of rural

housing loan repayments has been insufficient.

Possibly the most critical issue facing SOGEFIHA is
GOIC's owi. financial management of its housing sector.
The contracting of large, off-shore loans at terms re-
quiring & significant roll-over from GOIC funds, is clearly
a GOIC responsibility, although the cash flow problems re-
sulting from this show up on SOGEFIHA's books. In order
to produce "economic" housing, SOGEFIHA has priced projects
substantially below cost. The 1974 Report states that
whereas rental income totaled CFAF 2 billion, debt servicing
charges alone for that year totaled CFAF 3.4 billion.

SOGEFIHA's recommended solutions are a massive immediate
capital infusion of CFAF 10 billion (or 16 “imes its
_present capital); an annual subsidy equivalent to 4o% of
its operating expenses (representing the entire increased
resources of 0.S.H.E. for the next seven years, in order
to amortize some 9,000 dwelling units, representing less
than two-thirds of one year's need for economic housing
in Abidjan); and the abandonment of low-income housing

projects.
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In general, it may be concluded that financial and
managerial stability for SOGEFIHA can be only in part a
function of its own management bt must also devolve fror

a critical review by GOIC of its own financial managemeni

in the sector.
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b, BEIU (Soci&té d'Equipment des Terrains Urbains) - Land Development
Company

8. Purpose and Organization

SETU is an independent state corporation organized in 1972 under the
Joint general supervision of four Ministries: Construction and Town
Planning (MCU), Public Works (TP), Finance (MOF) and Plan, with a capital
of CFAF 200 million held entirely by COIC.

Its purpose, according to statutes modified by Decree in January,
1975, in order to enable SETU to implement the IBRD-financed Abidjan
gewage project, includes the following:

- s8tudy and execution of all projects of urbanized land

- s8tudy and execution of public sewage and drainage projects

- subdivision and management of urbanized land

- nmanagement of sewage and drainage systems

- obtain financing for the above

BETU's operations are to be carried out in accordance with agreements
by and between it and GOIC, public agencies or municipalities,

To carry out these operations it is empowered to receive advances
and public funds, acquire real estate by negotiation or eminent domain,
impose easements and restrictions, and contract loans with the GOIC
guaranty upon authorization of MOF,

Governing body is a lli-member Administrative Council composed of

representatives from:
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Presidency

National Assembly

Economic and Social Council
McU (2)

MOF

Plan

Interior

Pubdic Works (2)

Tourism

C.AA,

Secretary of State for Mines

Chief executive officer 1s the Director General, an Ivorien engineer=

surveyor, formerly in the Cabinet of MCU.,
3taff is organized into three major Departments:
Administration and Programs
Accounting and Administration
Financial and Programming
Commercial
Technical
Project Development
Construction Supervision
Real Estate
IBRD Sewage Project
Personncl totaled 40 at the end of l97h, including 11 supervisory
and technical, 6 junior cadres, 15 office workers and eight workers.
Five of the supervisory and technical positions are held by expatriate

advisors.
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b. Program and Operations

S8ETU appears to becoming the chosen COIC instrument for the pro-
vision of intrastructure. It has been assigned the execution of the
$18 million IBRD-financed sewage project for Abidjan, it is now the
implementing agency for OSHE-financed infrastructure programs for
economic housing to be developed by the two national housing agencies,
and it is carrying out the actual construction involved in the CCCE-
financed experimental sites and services program (LEM) administered by
8ICOGI. In aidition, of course, it has its own programs of equipping
urban land ror both industrial and residential development, the industrial
land to be leased for 30 years, the residential to be sold,

The following Table contains a breadkown of SETU projJects and their
proposed financing as of the end of 197h, All except the Agboville tex-
tile mill development are in Abidjan.

Absence of financing, however, forced SETU t. defer its own sites
and services programs and to cut back substantially on the scale of its

operations.
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SETU Programs
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Projects 1973

Industrial
0 et 60 ha for textile mill

18t phase: 16 ha 20,2
Banco Nord: 301 ha
18t phase: 50 ha
2nd phase: 75 ha

111.0

Residential (for housing authorities)

Yopouron-Attie: 141 ha
E3500 UGEFLHA units)

21.8 500,0

D
R
W

ST~ S

Banco=lord: 140 ha

(2,000 SICOGI wiits) 5.3 100,0 1,053.3

Yopougon-tKoute: 596 ha
(7,500 housing units)
Sites and Services

Regidentinl (for sale)

1 !
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! !
l !
! !
! l
! |
! l
! l
! !
l !
; |
!
I !
l l
! !
1 !
l !
l !
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Cocody Deux Pluteauxs 350 ha ! ! :

18t phase: 21 ha ! I 90,75

2nd phase: 50 ha : 1440 ; 350,0

! !
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1 |

] |

! !

l !
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! !

! !

! !

! }
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! l

3rd phasc: 70 ha
4th phase: 60 ha

Yopougon-Attic
300 middle-income, 150 cormercial
and 45 artisanal lots

Banco-tiord
18t phase:
205 residential lots
and 15 commercial
2nd Phases 20 ha
3rd Phagse: 40 ha 350
Yopoupon=foute
1C0 residential, 1200
middle~income, 150
commercial, 250 artlisanal lots

Alrport Road complexs 50 ha

eafee tw ot ot s e e e e e e o= e e vme e oo e oo oo oo G (D e e e -

27145 1506445

Total 1 ,607.9:
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Realization of the full program would have permitted construction

of the following total number of dwelling units on the developed lots

in Abidjan.
Dwelling Uggf Congtyuction Potential
1973/74  1974/15  1975/76
Residential 475 800 600
Middle~Income 1500 6000 6000
Housing Agencies 5800 7600 8000

(Economic and Super-Economic)
Sites and Services - 1000 2000

Others (commercial
and industrial lots) 920 1375 1400

Total 8695 16775 18000
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BETU's "middle income" lots are designed to provide for four/five
rental units per lot plus the owner-occupant; the French term is "lots
évolutifs" and they are meant to be improved Africen-style around a
courtyard with a primary residence and one/two room rental units in
secondary structures. Assuming, then, that 80% of the "middle-income",
T0% of the housing authority, and all of the sites and services units
will be available to those earning less than the median income, two=-
thirds of the proposed SETU program would have benefited low income groups.

SETU realizations have been less than programmed, with only Agboville
and Deux Plateaux lst phase completed in 1973 and Banco Nord and Yopougon-
Attie started., In addition to the lack of funds caused by OSHE's failure
to finance programs in 1975, difficulties encountered included removing
squatters, particularly those who had paid for residential lots subdivi-
ded extra-legally on agricultural land and with whom SETU preferred
negotiations to forceful removal; adequate programming by GOIC or the
public utility companies of primary infrastructure to the SETU sites; and
insufficiency of SETU's own resources to cover the necessary pre-finan-

eing and start-up expenses,

c. SETU's LEM Program

Initially 20 hectares are being developed with a total of 1083 lots
at a total cost estimated at CFAF 209 million. The pilot program is
broken into parcels of four to five hectares with 200-250 lots fit into
interstices of regular SICOGI development areas taking advantage of
main and secondary roads, utility lines and public facilities already

built or scheduled., From adjacent secondary roads a tertiary rzad with
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& 15-meter right-of-way (7 meters paved) is looped through the LEM parcel
80 that access to all lots via pedestrian walkways is no more than 100
meters. Lots are 100, 125 and 150 m2 with 50 per hectare. Water, elec~-
tricity and sewer lines run along all pedestrian walkways, although only
water and sewer connections are included in the package. The walks them-
selves are designed to serve as storm drains. Details and cost break-
downs are discussed in Section III. A. on Construction. Total costs per
lot are estimated at CFAF 175,000 for the 100 m2, CFAF 200,000 for the
125 m2, and CFAF 230,000 for the 150 m2.

Half the program is financed by the French CCCE over 20 years at
3.5% witha five year grace period; 20% is finan:ed by the Ivory Coast
Credit Bank (CCI) over five years at 5%; and 307 is subsidized by OSHE.
Including administration and maintenance costs, total monthly payments
are calculated at CFAF 1,500 for the 100 m2 lot, CFAF 1,700 for the
125 m2 lot, and CFAF 2,000 for the 150 m2 lot.

Work is under way and should be completed in 1975. At the same
time, the lots are being attributed and GICOGI is assisting individuals
with applications. They will take lots on completion and will have one
year to get improvements started and another year to finish.

On the basis of this pilot program, a broader operation is planned
for 1976 on the order of 120-150 hectares with 6,000-7,500 lots, The
larger program would have to include financing of secondary roads and
utility lines, and community facilities would have to be developed.

rinancing has not yet been arranged.
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In addition a manegement section would have to be set up, possibly
within SETU, that would handle collections, maintenance and technical
assistance to individuels building their homes. It is estimated that
3 professionals and 4=5 staff with a budget of CFAF 50 million per year
will be needed. Funding has not been arranged.

d. Sources of Financing

SETU operations on behalf of the housing authorities are financed
by the housing authorities themselves, either from OSHE (for economic
rental housing) or from the authorities' own resources (in the case of
lease-purchase developments). This also includes the pilot sites and
gservices project.

SETU's own subdivisions are pre-financed to a certain extent from
its own resources, consisting only of its capital at the present time,
and partly by down-payments from purchasers. SETU requires one-third
down when the lot is sold and a second third when the lot is completely
serviced and can be turned over to the purchaser. The final payment is
due one year later, and SETU carries this balance with short-term
commercial bank loans,

The industrial projects have been financed through the Development
Budget (BSIE) in the case of Agboville, or through advences by C.A,A,

at 8% for 10 years plus a two-year grace period,
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Lack of access to long-term financing limits seriously SETU's
operations. The industrial parts, whiéh are needed and to which low=-
income housing developments provide a natural and very desirable
supplement, are disposed on 30~year land leases, but the loans must be
paid off in 10, Similarly, development of sites and services and
of comparable developments for lower-income families requires long-term
financing, which at the present time can be offered only by the housing
authorities.

e, Technical and. Management Evalnation

SETU's small staff appears well managed, and it relies significantly
on expatriate technical assistance, It is aware of the lack of technically
trained Ivorian personnel and has undertaken training "stages" for some
of 1ts cadres.

Assumption of implementation responsibilities for the IBRD~financed
Abidjan sewage project is to be handled by a separate department and,
glven the expandability of expatriate technical assistance for such
programs, should not impair staff capacity to execute expanded programs
on SETU's own account.

Any sipgnificant increase in SETU's own subdivisions, particularly
those directed to lower-income families, will require expansion of
SETU's collection and management capacity and- o factcor of which
BETU has expressed awareness- carcful selection of beneficiaries,

SETU also 15 discussing with IBRD the {inoncial and technical
assistance required to cet up a real estate credit institution to provide

loans to purchasers of low and middle income serviced lots.
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IIX, E.5 Ivory Coast Credit Bank (C.C.I.)

a, Purposes and Oryanization

The Crddit de la C8te d'Ivoire (C.C.I.) is a special
state corporation founded in 1955 as one of the "social credit"
institutions in the Freunch colonics, In April, 1962, its
organization was regulated by agreement bLetween GOIC and the
French ald fiduciary, the Caisse centruale (o Coopcration
LEconomique (C.C.C.E.). This special juridical status Ls
bocause its capital of CFAF 1 bLillion, rather thoan Ledng 10050
GOIC=-owvned, as Ls the case with state corporations, is held
by GOIC, CCCL and the Centrul Bank for Jest Africa (BCLAO)

in the following proportionss

GOIC 7 5%
CCCE 16,74
BCEAO 18434%

Purpose of CCI, as set forth in lLts statutes, are to
undertako 2ll [{ininciul opcerations which present sound undere

writing guaranties in the following:

dovelopment of commnorco, industry and fisheries

imppovement of housing conditlons

family flnwncoe, including purchase of houschold oquipmont,
autowobiles, school loans, ctc,

- purchase of professional cquipmoent,

To this purpose CCI Lls empowored to

- mobilize local resources, including doposits and loans

= borrow from abroal

= lowun, pgunrantee, roediscount
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= purchase stock

-~ construct for purposes of lease or lease-purchase

CCI by special contract may also furnish technical assistance
to or manage financial operations on behalf of GOIC or any of its

agencies provided that its own resources are held free of liability.

Governing body is a 1Z2-member Council of Administration
whose members are sclected by stockliolders in accordance with thedr

participation., At the present time these are divided as [ollows:

GOIC 9 wmeanbors
CCCE 2 netibers
BCLAO 1 mewmberx

A six-man loan coumittee includes the Prosident and
representatives of CCCL, DBCEAO, CAA, lidndster of I'inance and a

govornmuent Counisslioner,

The President is selected by the Adulnistrutors by a
threo-fourths mujority vote, Vice=Precldent by Statute, is a
CCCE roprosentative, Chiefl Executive Offlcer 1s the director

generxral,

CCI staff of 166 is organizod Into throo major departnoentsas
= Operations, including credit reviov and underwriting,
loan officu, 2and a technicul servico for construction and

housing loans,
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~ Financial and Administrative, including Accounting and
loan sorvicing, late and delinquent accounts, and administrative,

= Resecarch and supervision of branches,

Main office is in Abidjan, and Lranches have been estublished
in the five main up-couuntry centers - Douake. Daloa, Korhogo, lMan

and Abengourou,

Expatriate Technical Assistance has heon provided by CCCE, but

is now limited,

be Progsroans and Operatlons

During its first four yecars CCI served as a development bank
for the then colony, During this period Lt financed primarily
agricul tural operatlons. Thesc were spua off with creation of the
Agriculture ivelopiment Bank in 1939, pPinancing of industrial
dovelopment was slwilarly spun off in 19635 with establisluient of the
Ivorian Luark for Tndustrial Developuwent (LIDI), Lach spin off
resulted In « roduced voluwae of activity for the two or throe
years Lumcdiately following, but with thesce exceptions the activitles
of CCTI hive dncreasced reogulurly with the econocuic ;xrowtlh of the
country f{rom CIAF 300 million its first full yoar to CFAF 35,423,.6

milidion in 197:2/73.

From its incoption until the ond of FY 1973/74, CCI made

a total of 118,753 loans representing a toial of CFAF 45,2 billion,
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CCI Total Loans Granted, 30 Sept. 1973

Category Number Valuo PerCent
Real Dstate 8,905 22,612,555,505 50, 0%
Public Ageoncles 29 4,389,337,750 9.7
Dusinesses 870 6,149,707,846 13.6
Small Equipment 101,503 T,5532,495,3:0 16.3
Autonobiles 6,740 39760,275,590 8.3
Agricultural 706 . 055,98, 000 2.1
118,753 %5,199,875,611 100, O}

In recent yeurs CCI's rcal cctate loan operatlons have
increascd both absolutely and relutlively, reprosenting wmore than

two=thirds of 1its 1972-73 activitiy.

CCTI Loun Prosrau foxr ™Y 1972/75

Catoory Nuinber Value PorCent
Real Lstate 1,757 3,690,766,916 66,17
Public Agenciles % 360,000, 00V 6.0
Businessos 148 190, 522,143 345
Swall Lquipment 7,163 U7y 9o, 65l 11,9
Automobiles 59.: Sl I IS 9.9

9,982 3olii5,601,:246 100,0

In 1973/7“ real ostate actlvity dropped off, CCIL's mado loans
totaling CFAR 8,107 million, a substuntial increase causol by
industrinl and businens loans, whorceas G0 reul ostnte loans
toteling CPAF J,36h million reoprosonted “"1.5° of tho ycar's

aotivitien. Thie tondency will oontinue inaumuuch as the
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decision Ly CCCE to finance no more housing has eliminated the C.C.I.

source of long-term funds,

CCI Loan Program for FY 1975/7h

Catogory Number Value PerCent
Real Estate 640 3930, 529,584 h1,5%
Public Agenciles 2 1,034,617,750 12,8
Dusincsses 163 1, 040,077,591 23.9
Small Dquipment 11,438 1,317,270,G692 16.2
Automobilos 609 50,725,361 5.0

12,852 Oy 107,220,998 160,0y

Despitec a GOIC effort to generulize cconomlc activity
throughout the country, the Importunce of the capitul results in

the majority of CCY loans had:nyg: been made 1 ALid jon,

Geomraphic Distribution of CCI Loans in 'Y 1972/Th

Abid jan 6,118 59 552,057, 5M9 G8.5
South 1,144 1,092,952,000 13.5
Centor 2,296 5h9, W00, GON 6.8
Center-Wost 1,628 331,115,065 het '
East 161 309,255,620 3.8
North 1,01 182,000, 73 2,2

Wost Lok 89,002,836 1.1
12,852 8,107,210, 998 100, 0%
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This bias is ovon more pronounced in its real estate loans,
91.1% of which were made in Abidjan during 1972/73, and 86.8% in
1973/74.

i. Real Istate Loans

CCI malkos mortgage loans to individuals and to housing
authorities such as 5iCOGI. In recent yeurs it has tended to
inereasc lts hloc loans to agencies such as SICOGI because of the

obvious advantages in scrvicing.

Of CCL's 1972/75 volwie of CRAY 59090,766,916, aluwost a
third - CFAI 1, 194,000,000 - wvas in one lowul to 5ICOGI, and

CKAF 2,496,765,916 in 1,756 ludividual noriégage Loans,

In 1973/7h, aluost hall of the lowns voluwiae = CFAR 1,599
million - wvus ln two loans to JSICOGT and o third to miother
developer {or ouploye housing; CIAL Py627 million was in G357

individual mortgage loons,

CCI individual nwrtsage loans are wixde for construction
only on lLind ulready owined by the Lorrower, Inasmuch us the mortgago
runs agaiust Lboth the lund and Jhe duprove wnt, ovacrship of the
land « wviilch can vasily cost Clae 100, VOU o 500, 00 for an
urbanized lot in Abidjan = provides additional securlty as woll us

a substantlal oquity on the pixrt of tie hoio ownor,

Down paywont requiruvments for constructlon loans are

dotermined us followus
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up to CFAF 500,000 zero
500,000 = 1 million 55
1 = 2 million 10%
more than 2 million 204

Tn Abidjan, where the modium average loan in 1973/74 was
about CFAF 2,800,000, and assuming a lot cost of CPFAl' 400,000,
a CCI loun would represent about 75% of a total investuent of

CFAF 3,760,000,

Down Payment Moxyrage Total
Land 400,000 4100, 000
House 560, 000 2,800, 000 % 4360,000
Total 960, 000 2, £00, 000 3,760,000

CCI deotermines the interest rate on its mortgage in

accordance with the size of the loun and the location of the

dwollings
Interest Rates on CCI Individual llortgares

Amount of Loan Personcl gecond Nesidenee vecond Roesidence
Dwelllug In o village in urban ccenter
outside Abidjan

up to CFAF 1 million 675, GoThHi Te75,

1 to 3 million 8,00 8.0, 9, U

more than J willion 9,0} 10, 0% 10,0

Intorest rates for lLiomos which appear constructed for rontal,

no mattor what tlheir cost or location, is oet at 11%,
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The majority of CCI mortgages have boen for less than
10 years, the percentage of long-term loans decrcasing sharply

last year as CCIL prepared for the shutting off of CCCL funds,

Term of CCI Individual dMortgaros, 1972/75 and 1973/7h

Nunber Value (CiAR 000, 000)
1972/73  1973/7% 1972/75 1975 /70
long term (10 ycars
or moro) 840 268 1,055,5 539,93
mediwa ter (J to
9 yours) 915 346 1,440,4 2,823,0
short-teni: (loss than
3 yoars) 1 6 9 2,0
1,756 Gho 2,4906.8 3,36h.,5

Assuniing that the medimn averagoe C,C.I, mortguge last year
was 1ln the wiount of CFAF 1,8 million, for 10 years and carried
an interest rate of 8,, monthly payments on princlpal and interost
would Lie abLiout CPrAF 33,9080 requiring o ninlown incoie for the

bhoneficlary of at least Cral® 100,000,

CCI also incroeased froun one to tvo yoars the repayment
of louns for the purchase of construction materials. bDurdng 1972/73
a total of 1,57 lonns valued at CEAF 191,157,776 were made for this
purposo, In 1973/7h 2,454 loans valued at CPAF 503,651,641 were

mado.
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ii, Other Loan Programs

Businesscost Loans to small industry, commerce and to artisaons
short and mediuwn term, If the loans can bLe rediscounted with the
Central Dunk, CCI charges from 2 to Ny for short-term and from
1.75 to 2,25 above the rediscount rate., The interest rate on short
and moedium~-tern loans which caunot be rediscounted is from 1.5
to S.Sﬂ above the cost of money to C,C.1I. The program suffers from
a lack of Bankable projocts, a condition not unique to the Ivory
Coast,

Gmall Dguipmont: short-term loans carxying & to 10,0 interest

for the purchase of construction naterinls (29.5" of volwic of this
progria in 197:/75, 36.27 in 1973/74, wotor-bikes, TV and radios,

houschold appliances, furniture, cltc. A Teserve acainst losses
- ? ? (%)

is maintained Ly payment of a 7, rebate by suppliers,

A speoclal catcgory of these loans are inade to provide

equipment for mombers of the liberal professions,

This progran was temporarily halted in 1975 to enable C,C.I.

to dovise methods for preventing abwusesd,

Autouoliile loans: at & to 11, up to CFAF 1,500,000, 24 months

for nevw and 1! monthe for used cars, . roesorve agalnst lossces 1s

maintained by paynient of a 7)) robnte by auto dealors and insurance

compnniosn,
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Public Agenciest CCI charges 2¢, for sorvicing loans by

CCCE, usually to wunicipalitics, for utility services, marketd, oto.

¢, Collecctions and Delinquencios

CCI collecls the vat mujority of its real cstute loans,
and all of thosc to public scctor caployes, Ly payroll deduction,
and has assigned caployes ol ile owin Lo Lire Treasury to mahe sure
that thore arc no slips., GOIC!'s switch from cards to tupe in its
computerized payroll operction has groeatly reduccd the possibility

of owission,

Collections during 1973/7% wiounted to 99,47 of the rogular
amounts due (compurcd withi 99..28, for 197:2/75), and T1.92)
of tho baluuce cue Crowm doubtful and delinguent loans (conparad
with 71,76, for 197i/73). 7Total collectlons represented 98413

of all wiounte due during 1973/7h (corpared vith 97.77,- in 1972/73)

donthly puyments outstondling totaled €Al 9,579,000 us of
30 Septewber 197%, or 1,9 of tihe iwiount due. OF Lhis toluel
pmount, Lecouse oif Lhe nagnliude oi the dnvestwent, doubit{ul and
dolinguent nontihily mortgage payscnls reprosented about 60,
Tho ratio to total mortgiase peayuenbo due wes [e550, or sllghtly
above the over-cll C.C.o. delingqueacy rotlo, wnd excoedod only by,
tho dolinguency ri-te on loans to wnall bunidnetuos (G.223/)) und the

liLeral professions (7.1.2,).
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Percentagoe of Doubtful and Delinguent
Payments by Total lPaviaents Due During
1972/'73 and 1973/74 by Catopory of Loan

1972 /75 1¢ ]
Small DBusincsses o755, Ga23%
Industry 0.7 O0.71
Liberal Profcessions 4,67 712
Roal Lstate 2,98 2453
Small Lqulpment 117 133
Autouobilles 1.11 1,01
Special Loans 1,59 1,09
ICRTE TR 1,944

d., Sources of Pinoncing

CCI's own resources - consisting of its capital, reserves,
guaranty funds ond net proflits = totaled CLAF L,0 Lilldons as of
30 Septembier 1974 or 13, of its rusources. They provided 7,06

of the fincncing for C.C.L. loans In 1975/7).

dujor source of funds are borrowings, both externul and from
GOIC wmnd tho Cenlral Bunk, liowever, the cut back in CCCL financing
hus groatly increased CCl reliance on Central Bank rodiscounts,
which provided threo-quartors of thio rosources for now loans nade

by CCI 4in 1973/7h.

Irimary source of off=shorc credits = wnd virtuanlly tho only
regular source of longe-term funds - lLas Loeen CCCL, which also holde

stock in CCI and has providod technical anslotanco., At tho ond of
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FY l973/7h, of somo CFAI' 6,3 WLilllon in long=texrm resources,
almost two=-ithirds caue {row CCCLs Also uvullable to CCI is
$1 million of a W7e5 million Adl 0, developuent loan to the

Entente Fund for relending to modlwe and small industries,

Advances {rom GOIC through the Saortivation i‘und (C.A.i.)
and from redlscounts at the Coutral Lanl: provide alaost all of
CCI's mediwit and short term resourcoes, At the cnd of 'Y 1973/71l
thiese totaled CAR 11,5 hilllon in tediuti=term rosources and

CFAF Ch) wmilllon in sihort ter,

sight and shorl-ter deposits fori. o negligitile part of
CCI's resources, In accordaice with irench baliing practice,
10/. of thoese cin Lic uscd for medluwi=torir Lending (0.]; ol
these resourcey) and 50. Lor sbort-torn (&, of those relatively

limited rcoources),

the lollowing Tablo indicntos C.C.I., Rosourceos and

Comdtuents us of 30 soptember 197hs
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c.C.I, Resources and Commitments, 30 September 1974

(CFAF 000, 000)

Resources Commitments
Own unds 2,782, Capitallzantion 1,038.8
Long Torm G,541,3 Long=Torm 6,995.1
cecr (%,009.h)
Cohoh, (1,h8h,2
*AsLoD, ( 181.6)

CCCE und CAA
under way ( 666.1)

s/T 9,1.2345 8,033.9

Modiwn Termu 11,475.0 Mediun=Term 11,856.5

BCEAO and CAA

approved  (7,664,2)
BCLEAO ¢ CAA

requestoed  (3,796.6)

10, oun
deposnits 1he2)

Short-Toru 8,6 Short=Toxrm 1,510,9
DCEAO=CAA (773.6)
50, own
deposits ( 71.0)
Totalo 21,0 21,401.3

¥ Ael.D. smull husiness loun through tho Entente Mund,
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0., Technical and Managemont ilvaluation

CeCoI, 15 o will run developuent banlk, With rospect to
housing loan underwriting is carciul, techinlecul control of ull
loans ig made ol leoast aonthly during counstruction (by correspoundont,
if necessary iun oullying Cunturh), G very tight proceduros
are in offcct for lonn repayuent, 1t 1o an operation well
sulited to CCI'c middle~inconte market ol tihose wilh stabloe

employuoent,

To reach lower-incone groups CCL prelers slingle-wortgago
project loans to real estate developers (para-statul or private)
who will theselves assume fhe rosponsnlhilitles of serviclng the

individual loans,
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E. 6. The National Savings and Loan Bank (Banque Nationale pour l'Epargne
et le Crédit- BNEC)

Organizotion of u national thrift and mortgage system has been a
subject of discucsion bekween AID and GOIC for several years, and a
preliminary feasibiliiy study and draft By-Laws were prepared in 1972
by the National Savings and Loan League (NSLL). Creation of a Savings
Plan as a part of SOGEFIHA was incorporated into the original second
Ivory Coast G Program, authorized in 1972. GOIC subsequently declded
to sel it up independently. Preliminary draft leglslation was prepared with
AID technical assistance provided through NSLL, which also prepared draft
internal regulations and set up procedures which were utilized for the
Informal operations of a Davings Division set up on a provisional basis
within SOGEFIHA,

1. Purpose and Organization

BNEC it an independent state corporation orgenized by Decree of
June 23, 1979, ond scheduled to start operation during 1975. It is
under the joint supervision of the Minister of Plan and the Minister of
Finance, Its capital, provided by GOIC through OSHE, 1s set at CFAF 1
billion,

Purpoce of BNEC, according to its ftatutes, is:

a) to finance infractructure for land destined for economic
housing;

b) to seck out and apply the financing necessary for para-statal
housing authorities snd for the realization of economic housing programs
in accordance with Plen obJjectives and for which the design criteria

are iln accordance with standards defined by o Joint decree of the

Minister of Finanoe and the Mininter of Construction;
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¢) to collect,and receive, in order to facilitate accession to
home ownership, savings deposits from individuals and corporations and
to consent to short, medium and long-term loans for the cunstruction,
purchase, completion or transtormation of' economic and middle-income
housing; and

d) generally, to undertake all banking, financial, moveable or
real property operations directly or indirectly related to the above,

Purposes a) and b) appear to reflect some last minute drafting
changes. At one time a draft Decree included reorpanization of’ OSHE
and incorporation of its functions in the new Bank, and these objeatives
seem more appropriate to OSHE than to a national savimgs bank, The re-
organization of OSHE was dropped at the last minute, but this wéu not
fully reflected in the lanyumre of the becree. The result ic an
equivocal situation, with two organisms having the same function,

To achieve its purpose, BNEC is authorized;

a) to receive suvings deposits, on which 1t may pay interest at
a rate slightly above that paid by commercinl banke;

b) to issue notes or contract loans guarantied by the GOIC
Treasury upon usuthorization of 1its kxecutive Committee and the
Minister of Finance; and

¢) to receive governmental monies,

These governmental monies can be used only for infrastructure,
interest subsidy und the consolidation of loans to para-statal housing
authoritiec for cconomic housing (possibly another drafting oversight

reflecting attributes ot OSHE).
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Governing body is a Council of Administration composed of a minimum
of 10 end a maximum of 12 Administrators including representatives from
the followin:

Miniotry of Finonce (two representatives)

Ministry of Plan

Ministry of Construction

Ministry of Labor

National Assembly

Economic und Social Council

Stabilization Fund (C.A.A,)

Postal Savings System

Central Bank

Administrators are named by Decree for a three year renewable term.
The Council must meet at least twice a year,

An Executive Committee consicting of & representative of MOF and
the representative of the Minstry of Plan is charged with general super-
vision and must meet at leart quarterly.,

The President is elected by the Council., Chief Executive Officer is
the Director General, named by Decree.

Konan Bledou, former Director of SOGEFIHA and General Secretary of
OBHE, has been numed Director General, Initial staff will probably by

drawn from the Savings Division of SOGKFIHA,
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2. Program and Operations

~ Woth BNEC scheduled to ctart operations only at the end of 1975,

it is too enrly to review anything except the unofficial savings
program conducted by the SOGLFTIA Savines Division and which undoubtedly
will be transferred to BNEC,

a) Savings

Individuals began depositing whut ultimately could become savings
accounts late in 1973. Despite inck of publicity and the inability to
ray intercst, accounts ;rew stcadily until, by the time the BNEC was
legally authorized, deposits Trom 1500 snvers totuled CFAF 245 million,

The following Table shows the grovih ol the program:

Sarings Division hepogits

Accounts beposits Ave, Balance
1973: Deec. 31 315 2l 910,802 66,428
197k: Mar. 31 511 hidy 013, Lo 85,437
June 30 791 B 825,10 107,237
Sept 30 gh1 100,551,656 106,9i:2
pec. 3l 1,119 17,222,646 131,565
1975: MNar. 31 1,329 208,420,466 156,825
June 30 1,506 245,157,572 162,771

b) Mortgare Servicing

It is probable that BNEC will purchase SOGEFIHA's mortgage portfolio

from the Williamsville and Abobo Gare HG projzcts, and servicing of the
Williamsville mortgages was given initially to the Savings bivision

rather than to SOGEFIHA's regular Managenent Office,
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' The volume has been small-~ only 455-- and the portfolio for the
most part is only & year old. Late payments  totaled 5.2% of total
peyments due at the end of 1974 and 14.77% of peyments due as of June
30, 1975. As of June 30 doubtful end delinquent loans (ie. more than
three months late) totaled 4% of the amount due.

While the experience is too limited to permit a final Jjudgement, it
18 nonetheless impossible not to compare the sbove percentages with the
1974 delinquencynrates of 11.5% for the Fairmont HG Project, 36.6:% for
SOGEFTHA's middle-income projects (primarily rental), 5.6% for SICOGI
rental units, and 2.98% for the Ivory Coast Credit Bank (doubtful and
delinquent only).

3. Sources of Financing

BNEC will derive its financing from three primary sources:

&) Its capital of CFAF 1 billion provided by GOIC

b) Savings

c) Off-shore borrowings, of which the HG program seems the
only reasonsble source.

4, Evaluation

While it is obviously too early to undertake a technical and manage-
ment evaluation, it is possible to evaluate the development of BNEC to
date as an expression of GOIC policy. In this context BNEC's major
weakness is derived from the fact that it appears to be an ad hoc

response rather than a thought out component of an integrated policy.
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a) The ostensible overlap in purpose between BNEC and Oshe, while
representing a deferred policy decision, does not eliminate the need
for such a decision.

b) BNEC's capital is reportedly to be provided by OSHE, itself
overcommitted, and which is a procedure of questionable legality. A
question can be raised as to the extent to which the capital requirements
of BNEC ha&e adversely affected OSHE's basic legislative purpose, which
is to assist financially in the development of rental social housing
projects. OSHE's statutes also limit its capital participation to no
more than 25% of the capital of social housing agencies.

AID has considered BNEC's major role as that of stimulating savings
and helping to create the institutional base for genuine intermediation in
housing finance. To do this will require considerable GOIC support in
terms of & study of the institutional adjustments necessary if the new
institution is to fulfill its vocation (i.e., what underwriting procedures
are necessary to make possible intervention in the middle and low-income
market, the need for some form of mortgage insurance, savings generation
campaigns, etc.) This involves a somewhat different set of institutional
and organizational priorities than the role of fiduciary for GOIC funds
and foreign borrowings.

As a finencial institution, BNEC will also require appropriate staf-
fing and effective technical assistance (at its own expense, if necessary)
to assure the provision of full-time management adequate for its role in

the financial community
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- IV, Effectiye Demand for Housing
: ‘W

A, Urban Hous Needs and Conditions
1. Houeging Needs

a) Growth Rates

Perhaps the single most important feature of urban growth
in the Ivory Coast is the way it has exceded so greatly all projections,
The population of Ivory Coast urban centers (defined as those living
in centers where less than 45% of the population draws its main income
from the primary sector) was expected to double during the 1970s,
increasing from 1,390,000 in 1970, or 29% of the country’s population,
to an estimated 2,670,000 or 42%, by 1980, Abidjan, whose estimated
1970 population of 550,000 represented 39% of the urban and 11% of the
nation’s population, was expected to remein at about 40% of the total
urban population but increased its percentage of the country’s total
population to 16,2%

For the next five years (1975-80) urban centers were
expected to grow at a rate of 6,0% per year, compared to the national

rate of 3.0% and a growth rate for the rural population alone of 1.1%

Although the results of the 1975 Census will not be known
until later, current estimated made at the Ministry of Plan indicate
& much greater rate of urban growth during the first half of the decade
than anticipated by GOIC plenners, Abidjan’s 1975 population was
estimated at 1,000,000 (or 22% above estimates) and total urban
population at 2.2 million (10% above estimates),
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Rural population had incressed 2.45% per year during the period
1963/73, and the annual growth of urban centers had ranged from 5.6%
for centers of less than 10,000 population to 9% for larger centers.
Ten-year population projections gave the Ivory Coust a population
45% urban by 1985, with Abidjan having reached a population of
anywhere from 1.9 to 2,4 million, depending on the hypotheslis adopted.

Adjusted by the Team, the following Table presents these
estimates for the seventies.

Population Growth in Ivory Coast and Urban Centers (1970-80)

1970 1975 1980
(revised) (revised)
Total Percent Total Percent Total Percent

Ivory Coast 5,100,000 100% 6,453,300  100% 7,600,000 100%
Urban 1,390,000 29.85% 2,209,300 37.3% 3,040,000 40,0%

Abidjen 550,000  11.1% 1,000,000 15,55 1,600,000  21,1%

Abidjan, the capital, is the only city in full modern expansion.
Bouske, the country’s second largest city, is in the process of
industrialization; and San Pedro, the new port city, is a new town
created from scratch in a previously unihabited section of the country.
The other large centers, although clearly demonstrating an urban
character, maintain nevertheless very strong economic and social

ties with the surrounding countryside,

The evolution and growth of these various urban centers varies,

a8 the following table shows,
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Popgatib'g and Growyth Rate, Urban Centers, 1975
Population Annual Growth Rate
Abidjen 1,000,000 11.5%
Cities of more than 10,000 population
Bouske 170,000 845
Daloa 62,000 5.8
Man 57,000 646
Dimbokro 43,000 9.0
Korhogo 41,000 5,0
San Pedro 40,000
Gagnoa 38,000 6.0
Agboville 38,000 10,0
Divo 37,000 71
Grand Bassam/Mossou 32,000 6.8
Danané 29,000 8.0
Abengourou 27,4500 be,
Adzopé 26,000 6.
s/T 640,000
33 Towns of 10,000-25,000 326,500
/T Urban Centers of more than 10,000 1,966,500 9.0
Urban Centers of less than 10,000 2/4,2,800 5.6

+ Town started in 1969

b) Abidjan

The capital city of Abidjan has witnessed a housing boom possibly
wnparalleled in sub-saharan Africa from which, it would appear, &
broad section of the population has benefited. A study, cormissioned
by the Ministry of Public Works, has evaluated housing developments

over the 10-year period 1963-73, as follows:
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Abidjan Houging Stock: 1963-1

1963 1973
No. Percent No. Percent
Upper Income 6,000  9.5% 14,000 A

0ld traditional subdivisions 19,000 30.2 22,880 1544
Newer (and less well 14,000 22,2 45,000 30,2
equipped) traditional
subdivisions

Middle~Income Housing Prvjects 7,000 11,1 23,750 16,0

Traditional HouSing 1,000 1 06 3’730 2.5
Squatter Settlements 16,000 25.4 39,670 26,6
63,000 149,000

Several comments on the above findings appear appropriate:
i) Housing stock during the period increased an aversge of
9% per year, as against an annual population increase of 11.5%.
Thus the housing stock became more crowded and household size
increased, (rowever, household size in Abidjan appears to be,
at least in patt, a function of the income of the household heads
the better off a household head, the more members of his extended

family he must support).

11) Growth of the housing stock appears roughly to have
paralleled annual growth of employment, which averaged 7% in the
modern sector and 9% in the traditional sector for the period in
question, This, again, seems a reasonable assumption: those
economically active will obtain shelter, of a sort, because they

can pay for it.
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141) Official efforts to provide housing through construction
of housing projects have more than kept pace with population growth,
the number of units having more then kept pace with population growth,
the number of units having more than tripled and their proportion
of the housing stock having increased from 11% to 164, Residents
of these housing projects represented 16,3% of the 1963 population;
as against 20,3% in 1973, indicating further a reduction of over-
crowding in these very desirable units as modern housing has become
availsble in traditional subdivisions and as luxury housing has
become available to Ivorians. With recent initiation of rental
programs offering 29 m2 one-room row units for as little as CFAF
4500 a month, these projects now offer units within the means of

workers regularly employed at the minimum wage.

iy) About 4,000 of the 14,000 upper income units were occupiled
by Africans in 1973. However, this represents an enormous relative
inorease over 1963, when almost all of the avallable 6,000 units
were occupled by expatriates (diplomats, technical assistants,

businessmen, etc.)

v) Quantitatively, the largest increase (from 14,000 to
45,000) occurred in legel subdivisions, which now house 30% of the
eity’s population (as against 22% in 1963). Lots are large
(400600 m2) and permit construction of several housing units on
each lot, including construction of two-gtory units on main street
frontage. Owners have tenure, construction is of permenent materials,
but infrastructure is often rudimentary, sanitary sewers non-existent,

and water is often lacking,
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vi) Squatter settlements, despite repeated clearance projects,
are holding their own and still house about one-quarter of the

city’s population,

The seme study, based on its evaluation of the Abidjan population
as of 1 March 1973 at 768,900 persons living in 149,000 housing units,
egtimated future housing necds for the rest of the decade as a function

of the following three elements:

1) Natural increase of 2.5% per year

11) Migration to Abidjan from other African countries, estimated
at 9,000 persons & year (or 20! of the total annual immigration from
other African countries into the Ivory Coast, which, it should not be
forgotten, serves as a development pole and attraction for a hinterland
containing some 20-25 million persons).

111) Rural-urban migration, estimated at 21,000 a year from
the countryside directly lo Abidjan, plus another 12,000 annually from
upcountry towns (or slightly more than half the total interior migration,
31,000 a year being the estinated migration from the farms to towns

and cities in the interior).

The study estimated the population to be housed during the years
1973-60, together with housing units required given an average

household composition of 5.5, as follows:
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Population Inorease and Housing Requirements for Abidjan, 1973-1980
Population  Housing Units

New residents 861,000 1564500
Squatters to be rehcused 189,400 34,400
1,050,400 190,900

This comes to some 22,300 units a year, as compared to GOIC’s
estimates of 10,000 a year, exclusive of any attack on squatter
rehousing, which MCU proposes be undertaken at an annual rate of

4,000 units.

During 1973 and 1974, the following housing starts were made in

Abidjan under various officlally financed programs.

1973 1974

SOGEFTHA 25641 54128
(incl. HG financed) (514) (738)
SICOGI 44303 3,117
C.C.I. Moitgages 1,607 637
Totals 85551 8,882

This compares favorably with GOIC’s current policy, which
calls for congtruction of 6,000 middle-income housing units a year
by para-statal housing agencies, plus 4,000 units a year upper income
to be privately financed. However, there has been no GOIC action
thus far to provide the yearly 4,000 low-income squatter relocation

units called for in policy statements (although construction finally
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nas started on a pilot sites and gervices project) and, according
to recent data, current Abidjan needs must be revised upwards
to 23,100 additional units plus 4,000 squatter replacement units

a8 year.

Using the estimates made in the study, and updating in
consideration of current costs and the capacity of existing
institutions, the Team would generally evaluate the housing needs in
Abidjen for African families for the last five years of the decade

approximately as follows:
Estimated llousing Needs: Abidjen, 1976-20

Investment (CFAF billion)

Catepgory of lousing Housing Units Infrastructure Houging Consgtr.
Upper Income 5,000 CFAT 6.3 20,0
Housing Projects
liiddle-TIncome 3,000 1.8 %)
Economic, Super-Economic 15,000 Leb 15,0
5/T 16,000 643 22,5
+
Sites and Services
Lotissements Lvolutifs 50,000 on 10,000 lots 6.0 30,0
LEM 30,000 on 15,000 " 3,0 75
80,000 9,0 37.5
+4
Existing leighborhoods 30,000 3.8 18,0
Total 133,000 254, 98.0
+

This follows SETU’s definition, wilbh the lotissements évolutifs
being larger (200-600 m2) and providing for greater density
development, the LIli being smaller (100-150 m2) and presuming only

one rental uwnit,

A
The $18 million IBRD sanitation project
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¢) Upcountry urban housing needs

Assuming for the upcountry urban centers an average household
glze of 5.5 persons, similar to that of Abidjan, the following

represents an estimated annual housing need for this sector.

Estimated Annual Up-Country Urban Housing Needs Ivory Coast, 1975-80

Est. 1975 Growth Annual Need New
City Population _Rate Housing Units
Bouake 170,000 8.5 2,600
Daloa 62,000 5.8 650
lan 57,000 6.6 680
Dimbokro 43,000 9.0 700
Korhogo 41,000 5.0 370
Gagnoa 38,000 6.0 400
Agboville 38,000 10,0 690
Divo 37,000 71 470
Grand Bassam 32,000 6.8 390
Danané 29,000 8.0 420
Abengourou 27,500 49 240
Adzopé 26,000 6.4 300
33 Towns of 10,000~ 326,500 7.0 44150
25,000 Pop.
Urban centers of 242,800 5.6 2,470

less than 10,000

Total 1,169,000 14,530
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During 1973 and 197, the following housing starts were made in
various up-country urban centers, exclusive of San Pedro, and the

following are programmed for 1975,

1273 1274 12
SOGEFIHA 1870 232 1390
SICOGI 256 — 214
C.C.E. Fortgages 249 196 150
Totals 2,275 428 15754

Separate consideration should be given the new port city of
San Pedro, where GOIC policy of building only conventional housing
projects has been completely outdistanced by population growth., With
nore than 90, of the population squatting outside of the official
housing areas, GOIC has shifted direction and now plans to provide
infra-structure for the spontaneous nousing arecas, with orthodox
housing construction prograrmed to follow the rythmn of new permanent

job formation,
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d) Rural Hou Need

The rural population of the Ivory Coast is expected to grow at
the rate of 1.1, per year for the balance of the decade, However,
rurel housing needs, within the concept of this Report, are
considered to be a function of developmental programs rather than

demographic growth.

The modernization of rural housing was undertaken initially by
village personalities (éhiefs or notables, educated sons or those
with a taste for modernity) and became more generelized subsequently

in response to increased cash income.

Basic reasons for the spontaneous incremental modernization of
village housing appear to have been fairly consistent:
1) a desire to be "modern", for prestige or status, to
have a house as good as a Eurcpean or (after Independence) &

city resident.

11) security: the modern house can be used for storage
(of velusbles, of seed grain) safe from thieves, moisture and
fire.

111)convenience, ie. reduced necessity for annual maintenance
(replastering of exterior walls, rethatching roof), more space
under roof (the lower pitch of a metal roof makes possible
covering a larger space; however inasmuch as more people crowd in,

the number of 2 sleeping space per person does not seem to be
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greater than in traditional housing); comfort at night

(certainly not during the day) ie. dryness, protection

from night air .

Moiern village house conctructicn started in the coffee/
cocoa.rich forested coastal areas, and spread northward into
the bordering savana., A4 1962-6/ study of the Central region
identified the earliest "modern" house as dating from 1943, The
first wave of "modern" village house construction co-incided with
the high coffee prices in the late Fifties, and appears to have
glackened with the drop in these prices in the early years
immediately after Independence. During the late Fiftles, too,
Ivory Coast political leader and subsequently President Houphouet
sponsored construction of a pilot project of modern houses in his

home village of Yamoussoukro,

By the time of the 1962-6/ Study, of the housing in the six
villages surveyed in the Centar region 9. was modern with a metal
roof, 19.; was modern with a thatc ed roof, and 72. was traditional,
modern” in this context meant walls either of dried mud poured in
layers and sun dried or of hollow bricks of stabilized earth., luch
of the work was done by itinerant masons, often from neighboring
Dahomey, who drummed up business in the villege and were lodged and

fed while they laid up the walls.
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Modern housing was completed in stages: efter the walls were
laid up and wooden lintels and frames set for doors and windows,
& temporary roof of thatch was often laid so that the house would
be habitable.

Placing of rafters and metal roofing - which cost about 50%
of the total investment - was done by carpenter-roofers, usually
from a nearby town. In view of the cost of this operation, the
planter could not afford to call them in until at least another
haivest had passed. (Even today, ronfing, although relatively less
important, still represents the largest single expense of a modern
rurel house. Because it must be done all at once, and not piece-
meal, as masonry can be laid up, corcrete~block walls without roofs

are still a common feature of the Ivorian country-side.)

Depending upon the desires and incone of the villager, the
following separate steps are required to complete congtruction:
instellation of wooden doors and windows (necessary for security),
plastering (particularly on the exterior to protect against the heavy

rains), end painting (usually not done or self-applied).

Initial GOIC intervention in rurs. housing, except for President
Houphouet?s Yamoussoukro project, took the form of construction of

a pilot village in the West. The villagers, however, proved reluctant
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to contribute anything except ideas whose results were to meke the
wnits more costly (and whose acceptance they allegedly encouraged by
threats of violence against contractors*personnel working on the job),
satisfaction wes negative, loan repayments zero; and the experience

was not repeated,

In the mid-sixties GOIC added to its develomment goals & greatex
geographical distribution of investment and income, & significant shift
accompanied by a major cebinet change. There was to be greater
investment upcountry and, es part of this, an increased investment

in rural housing during the years 1965-69.

GOIC Invegtment in Rural Housing

Year Amount, Prograi
1965 115 million 5 pilot villages in South
1965 200 prograns in North, West

and Center-ilest

1966 300 n\merican lLoan" program
financed by . 1.3 nillion
PLAEC credits

1969 300 0 to complete cormitments
nade under rLAZ0 progrea.

By this time, too, "modern® housing had come to 1ecn concrete

block construction, and both GOIC policy and consumer preferences stood

firmly egain.t use of eny less costly materiels.
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00IC recognized that villages participation was important.
Villagers were to organize housing mutual gocieties to do certain
work in common, and to provide collective responsibility for loan
repayments, Down payments of 10% in cash or in construction of a
home to rafter level was required., The newly-organized para~-statal
housing finance organization SOGEFIHA was given responsibllity
for the program; a breakdown of the number of units and amounts

resulting from SOGEFIHA’s activities may be found in Section E.3.

GOIC rationale behind its rural housing progrem were several
and directly related to a number of its developmental goals, with
obviously a wide variety of success:

a) A wider distribution or the fruits of development (1e.

modern housing) might meke up-country living more attractive

and - possibly - tend to help reduce rural-urban migration.

b) Recognizing the planters felt nsed for modern housing,

the investment in rural housing - through requirement of an
initisl cash down payment, payment of skilled labor, and long-
torm (ie. five to 10 years) loan repayment - will capture and
monetize for imvestnent in a major capital good planter savings
which otherwise are hoarded for funerals and marriages or spent

on consumption items.
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¢) To the extent that villege housing programs were undertaken
and supported by vill.ge "sons" now holding government jobs

in Abidjan, the program reinforced on a personal level GOIC’s
official concern for village developme t and made possible some

transfer of resources from Abidjan to upcountry areas,

d) Village construction offered Job opportunities for masons,
carpenters and other "skill.d" laborers and created a market
for, particularly, wooden doors and windows, which could be
fabricated locally,

Over the years the proport on of investment in modern housing
spent lacally has decreased relative to total cost, primerily as a
result of the increased use of masonry, which by 1975 represented
almost 30, of total house cost, although obviously increasing in
total magnitudes as the size of the program has expanded., Data in
the following table are derived from the 196:2-6/ nonograph on housing
in the Center, fron a study prepared in 1969 on the imerican Loen
progrenm, and on a cost breakdown provided by SUGEFIHA for one of

the villages under construction in 1975,
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Rough Breakdown of Rural Modern Housing Investment
1962-~4 1967-8 1975

Wood and wood products 24,:6% 15,0% 18%
Labor 27.6% 25.3%+ 21%
Transportation local materials 5¢3% 9.1% 2%
/T local 57 5% 4% L%
Materials from outside

the Region 42.5% 50% 59%
Average cost of Modern House 121,000 396,000 550,000
F

Includes value of self-help labor estimated at wage rate for field
labor.
e) In terms of social modernization, the new housing by its
design and by the financial obligations it created served as
a detorrant to polygamy, (although villagers in one village
covered by the "American Loan" program complained to SOGEFIHA
gbout window sizes which, they alleged, were too large to permit

them effectively to lock in their wives and daughters at night.)

The start of the program was difficult, particularly in regions in
vhich modern housing was uncomnmon, Educational efforts by GOIC
officials stressed benefits (modern house, shipment of construction
materials) without always equally emphasizing obligations (collective

work, loan repayments).
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But by the end of the decade popular demand was widespread,
and neuclel of modern housing existed in all regions of the country,
including some of the mosb impoverished. While in the far savanna
the rural housing program was limited essentially to upcountry urban
centers, (except for a program sponsored in the North by a para-
statal rice develomment agency and repaid from the annual rice
marketing) in the cash-crop agricultural areas more and more modern

housing appeared in villages whose vocation was entirely agricultural.

A tabulation of the location of SCGEFIHA rural housing loans
indicates this progression in terms of distribution of loans between
true villages and upcountry urban centers within each region.

(The distribution between regions is determined rore by political-
administrative than by ccononic consideration.)
Location of S5UGEFIHA-financed Rural

Housing Projects By Region and Urban
Centers Within Regions: 1966-70 and 1971-~75

Region Total Urban . Urban  Total Urb ;2 Urban
South 499 120 24, . 1,280 142 115
Center-ilest 680 177 26" 296 40 145
East (forest) 60 30 50, 180 0 0
Center (southern) 4563 208 37% 807 128 165,
West 8 323 55, 109 109 100%

S/T forest zone 2,385 858 36, 2,672 419 25,
Center (northern) 30 30 100.. 107 95 89,
East (savanna) 182 152 83,. 537 492 92:;
North 983 973 99.. 166 166 1005

S/T savanna 1,195 1,155 97, 810 753 93.
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Within the economically better off forested zone and southern
savanma, where cash crop farming hes existed ior some time, the
percentage of true villages involved in aided self-help housing
modernization was greater than in the poorer savanna area, and within
the forest area was greater during the Seventies then before. (The
Lend is more striking if exception is nade of the lest, a region in
which because of the high rate of non-payment recent programs have

been eliminated excopt for two specinl urban projects.)

By the end of the Sixties, effective denand outran financing.
The program was intended to be corried on using loan repayments, but
these were little discussed when GUIC officials were trying to get the

progran started and difficult to collect later,

In the early ?70Us the nodernization of rural housing continued as
a function of plenter revenues, but with decreasing assistance through
SOGEFIHA finencing. Ixception must be nade here of tho rclocation
villages constructed on o turn-key basis by the Rendara Dam Swuthority
using only the nost modern of materials and whose cost nay eventually
represent 40 of the entire development cost of the iroject, an

experience which GUIC planners do not deecnt replicable.

A najor shift in direction of the S0GEFINL~assioted rural housing
progran occurred in 197/, at which tine GUIC releaged Cral 1,1 billion,
originally intended for construction of 3000 units but which will actually
guffice for helf that wmount, l.ain outline of the new thrust is to tie
more clogely rural housing to overall rural develomment programs and to

monetized circults.
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a) Beneficiaries of hous.ng loans must organize producers
cooperatives and place additionel agricultural acreage into
production (usually cocoa or rice, in connection with on-going
crop develofment prograns.) The additional acreage is to serve
to pernit repayment of the housing loan without too great a
drein on beneficiaries? existing cash income, and collection

at the point of sale is to facilitzte and improve loan repaynent,

b) In connection with organization of the production
cooperative, the rural development fund (and somstines other GOIC
agencies) will finance, in accordance with the.r respective
policies, additional infrastructure, includinz irrigation dams,

wells, villege-rarket roud grading, schools, health centers, etc.

¢) Construction will be on a turn-xey basis. This will speed
up developrent considerably fron the two (three yeers required
under the old zided self-help progra.) It will also encourage
econoniic specialization on the part of both farer end building

tradesmen.

d) Ae a corrolary, planter cash participation has been
increased: down payment has been raised to 26, from 10., and

loen term reduced fror 10 to flve to seven years.

The SCGIFIN: prograr usually suffices for only sonme nembers of the
cooperative, dditional housing sturts are to be nade continpent upon

repayment of the initial loun, thereby encouraging increesed production

by the cooperative.
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In this sense, the effective demand for modern rural housing
can be determined by the number of orgenized agricultural producer
cooperatives and the resources available from GOIC to assist in

putting additional land under cultivation.

GOIC officials have expressed concern that rural producers'
cooperatives have not reinvested sufficiently their revenues ~ as
an example, only 19% of the CFAF 28 million 1973/T4 revenues of
co-ops in the Abengourou and Agnibilikrou districts in the East were

reinvested.

As more planters are organized, revenues realized through co-
operative marketing become relatively more important. In the Eastern
digtricts referred to above, the number of co-ops rose to 92 (group-
ing 2537 planters), and revenues from the 197L4/75 cocoa/coffee cam-
paign totaled more than CFAF 90.1 million. In the Divo district
in the South, the harvest brought CFAF 30.7 million to 97 co-ops,
now in their second year of organization. While benefits were un-
equally distributed (three co-ops in the East and one in Divo
receiving 10% of the total), median average annual income for the
majority was less than CFAF 800,000 for the East, and CFAF 285,000

in the South.



- 215 =

GOIC officiels expect rural housing to provide a technique fou
attracting these increased revenues into productive investment; and
ag of the e d of 1973 SOGEFIHA was holding down payments from 42
village socicties for t..e balance of 1500 units prograrmed and for
w ich fundi g proved not available, However, inasmuch as the avera.e
loan requested came to abo t CFAF 15 million, it is clear that only
the more productive coops will be able to assure repayment from
increased incomes alone, and that the rural housi.g program will als.

have to capture existing incomes to be fully self-amortlzing.

2. Housing Conditio s

a. Abid, an

The French selected ibidjan as the site for the Abidjan-!liger rail-
road line in 1979, aud the town only had 1,4C0 popwlation in 1912, In
1928, when the vonulation wes 5,400, the first City ilan was adopted, which
guided developme.t until 1052, The Plan vas conceived in traditia.at
Beaux Arts style, with the Puronean dow.tow. business end residential
section secregated from the rest of the city by lagoons and by a belt

co..sisti g of military camps and an industrial area,

In 1951 the opening of tho Vridi Canal made Abidjan a deep water port,
and the population exploded, increasing from 5€,000 in 1948 to 125,000 in
1955, an annual rate of 1/, At Independence the city totaled an
estimated 200,000, and t.e City plan proposed that year envisioned a

maximum population of 4CU,COC by 1067,
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Planning for Abidjan has been difficult because population growth
has far exceeded production and has not gone in directions desired by
the planners. Today's population lives in a variety of housing types,
with increasing tendencies towards socio-economic stratification as new
projects and subdivisions are developed.

i) Housing Types

A study made in 1973 identified the following types of housing (which
have been regrouped for presentation in this report).

I. Upper Income

Includes luxury villas on lots often exceeding 2,000 m2 in areas with
excellent infrastructure; high and medium quality villas in neighborhoods
with varying infrastructure (including some greatly inferior to the quality
of the housing); sales housing built by the housing authorities; apartment
buildings constructed by housing authorities for foreign technical assis-
tants; and privately developed apartment blocks.

About 57,000 persons live in these units, including about 23,000
Ivorians and almost all of the expatriate population, or 6.6% of the city's
total population,

ITI, 014 Traditional Subdivisions

Developed during the twenties in Adjame and Treichville in blocks
40 x 4Om each, containing four 400 m2 lots, these neighborhoods generally
have a better infrastructure than the newer sub-divisions. They are the
most densely populated areas, as the lots eventually are built up completely,

including two-story buildings on major street frontage. This type of



- 217 -

subdivision permits both densificetion and improvement of housing as

improvenents are progressively added,
J

Two-thirds of the units rent for from CFAX 2-6,CCC per month, with

the average at CF.F 5,000 per unit or 2,200 per room,

it the end of 'orld War II1 thege neighborhoods contained .\3 of the
population of ibldjan, Although from 1963 to 1973 their population in-
glid fron 30.2 to 1C.3 .

111, llew Subdivisiong

Develored along a grid pattern sinilar to that of tue Traditional
Subdivisions, roct of the Tity’s growth is absorbed in these
neiglhborhoods, Constiuction ic of rodern sterials, and tenure is
officially recopnized, but introctiucture is riniinl, often less, and

inadequately .aintained,

Tent in areas with infrastructusce cange generally froo SFAF 2-6,000,
with an averare of CFPOF 6,100 per wnit and CLT 1,200 per roor; in areas
without infrastiuctiie half of the vnits rent fer SIUT /-0,..t and

another thind for 0RL7 M-/, (; average wnlt rent is CFAT J,15, averasge

roor: CIVIN 1,0 0,

About 215,25u rersons live in these neighborhood, or 27.. of the
poyulation, of wnhon soi.c 55,04 “lve in areas with no infrestiucutre

beyond rough-graded strects.
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IV, Housing Projects

A total of 161,/CU persons, or 20,3 . of the city’s population
live in housing projects, whose construction stairted in 1952 and
vhoge design »nd concept has varied through the yenrs., Cf these,
about 22,CCC are housed in the low-rise row housing built during

the fifties ul very low rents,

The older units which are generally smaller, rent for CFAr 2-(,000,
average unit rent CIAF 5,400, average roo:: rent CFAN 2,1CC, Corparcble
figures for the newer univs are higher and with a Zreater range of from

hERa] +

CFA¥ 06-30,000; average unlt CILT 12,200, average rooy CPLS 3,30C,

V., 3Squatteyr Settlernents

These are of tuc kinds: those in which constiuction is of permenent
naterials wnd vhich differ fror so..c of the ncwv subdivisions only in
that tenure 15 not recognized, und the classic bidonvilles contoining

shacks built of salvaged vaterials.,

A totol 150,500 pergons, or 24,1 of the population, are precariously
80 houged, of vhou sore 77,000 gtill heve :anaged to build solid structuwes

of peimanent ncteilals,

Alpost half the better Luilt squatter units, rent for CIUlT 2-/,C00,
but anothe = one-thind rent fron CFAF /-0, (l; uaversge unit vents for

CF.I 5300, average roor: (MGG 1,540, Jbout ¢ of the shenticn cent for

CRAY 1-4,0C0;  averege 1o CIAT 2,000, averege voo. rent CFAF 1250,
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VI. Iraditional African Villages

0ddly enough, village cnclaves grouping the original Ibrle residents
of Abidjun s5till cxist and even nangged to rore than triple their

population fror- &,520 in 1002 to 127,200 (or 3.7% of the eity$ population )
in 1973 .

1) Type of Const.uction

Ivorians tave 2 fixation on housing of permanent niaterials, so it
is not surprising thut A0 of the squatter units are of conciete block,
In all C2.2 of the duelling units ave "en dur", and only 17,6 (s juatter

shacks and sore of the Zbric villazeg) in non-ne:menent naterialg,

11) Densities

Ponulation wer hectuare by type of housing:
Tousing type s ergong/ha

1 Upper incone

luxury villas 24
villes L5
epertrents 125
11 (ld Treditionad subdivigions 575 (up to 650)
111 Hew Jubdlvisions
;odecete Tnfestoacture 31
P3ttle o no Tnfhnstoustue 175
IV lousin: ..ojrzts 335-3/L

v Scuatter Jettle onts
Foermanent conct_uction 205
Bidonvilles 415
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i 441) Tenuve
The vest mejority of those imterviewed in the 1973/7/ study
stated that they were peying rent - which is not to say that many of
these may be living in older, less expensive units and collecting

rents on more recently developed properties which they do own.

Percentage of Regidents Payimg Rent by Housing Type

Houging Type Percentage Renting
II 014 traditionel subdivisions 75445
III Nev Subdivisione 82,0 and 83,45
v Squatter Scttlements
pPermanent Construction 7445%
Bidonvilles 59,3%
VI Ebrie Villrges 3he1%

iv) Electricity

534 with connections

46.6% without connections

v) Vater and Sanitary Facilities
As has been previously noted only Upper Income and Housi.g Projects

have complete water and sanitary provisions, and the older Traditimal
Subdivisions in Treichville and Adjamé are better supplied than the

newer neighborhoods,

The following are purcentages for dwelling units in the City

as & wholeg
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Water Supply
37.1% piped water in the unit
23,0 plped in the courtyard vater nearby
20,5 use well (there are 23,000 gtill in Abidjan)
39.1 buy water from porters

Bathroom/Shower

25,74 have with running vater
3.9 enclosed shower bloc in courtyard with
running water
2,8 tap for washirg
32, ¢/T facilities with running water
32.9 sumary instellation without water
28.8 without

Senitary Facilities

29,7% with individual writ
55,0 with cormon unit
13,0 withouth (50'",in bidonvilles)

A major improvement in these conditlons io anticipated with the
execution of o major sewage collector and public sanitary facility progrem,
on which construction of the " 18 million first phase, jointly financed

by GOIC and the lorld Bank, is scheduled to start later this year,
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World Bank Programme d’Assainissement (Abidjan)

Preliminary studies financed by the U.N.D.P. and W.H.0, began
in 1968 and were finished in 1973. Design for a specific first phase
program was then started. It includes: sewer mains and a primary
collector to serve the Banco area; a collector to extend the Plateau
system to Adjame; a collector to serve the industriel area; repair
and rehabilitation of existing systems in Treichville and other
selected areas; and public sanitary facilities in areas with no
gervices at all, The total program is estimated at *1¢ million,

50% of which is to be financed by the %orld Bank, It is to be
amortized by a 5 real estate tax and taxes on vater usape of CFAF
5,5-12,5 per m3. Funds are to be channeleld throuch a TFond hational
d?Assainissement administered by the Caisse iutonome, The program
18 to be irplemented through the iinistére des Travaux rublics by
‘ETU. Biddins and contracting is wnderway, The progrem is ascheduled

for completion in 1977,

By that tine, des.gn of a second phase .00 million clty sewage
system should be finished, £ main collector will run from idjame
along the East side of the Plateau through Treichville to a treatment

plant at the ocean near Vridi. Completion is scheduled for 1981,



propor purdification, %wo eitles (L an, pop, 22,0 nd Torhogo, pop. 272, )

1

did not have piped wate:

in January, 1772,
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There are another 22 cities with a population of 10,CCC or rore
or which are heads of Departments and thus stated to becone inportant
adninistrative centers. Of these 10 have systems of piped potable
wober, six are served by public water points (ranging from one fox
)boisso, pop. 20,000,to 10 for Odienne, pop. 10,0 (C), end in the

six rencining oll woater ¢cmes fron individual vells.

lio dato is available on the percentege of dvelling unlis with
on individual piped water supply, but sone indicetion nay be obtained

Malsl

f'ror. the follovins Table showing populeation per vater neter,

“onuletion . ¢ lLesidenticl later lcter, Selected Citieg (late 1

Caty Population rop, Jer later ..cus
(at time of survey)

Douuke 120, )

Dalon 46 5 U0 T

Divo 27 ,0CC 1007

Dinbokro 204 LCC 731

Abengouron 22, L0l 5E: 3
Agboville AR 552

Dabou 16,,/,CC 5C5
Ferkéssédougon 15,3 103,/

Dondoulkou 3,70C h2.+3



In covparison, Abidjan, where only 37% of the units had an

independent woter supply, had 21.2 residents per meter.

ii) Llectricity

Tasiest of all utilitles

tem is available in soven of the eight cities ol more than 25

e e P | 2an A0 8 LYy )
population and in 10 of the 270

The following table shows

Yopulation ler Flectiic

4

to provide, an electric distribu

1
.

tio

J"vl. 1

Y
4

sys-

other urben centers identiflied above,

the niunber

ubseriber, selected Cities (late

’(,

City

Bougke

Gognoa
Dimbokro
Abengourou
Apboville
Dabou
Ferkdssddougou

Dondouliou

on, per Subsgecriber
TE 5
i .
FAiBes
s | ]
I
‘e |

c¢f residents per subsecriber,
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2, Income Distribution

a) Urban Income

As is usual data on income distribution are not systematical in the
Ivory Coast, and such as are available usually deal with average income,
rather than median. Given the shape of the distribution curve, average
income (i.e., total income divided by number of recipients) is likely

to be higher than median (i.e., the 50th percentile of the population).

A second consideration involves determination of household income
as distinquished from that of the head of the household. Household
gsize has been observed to be a function of income, that is, the more
income earned by a head of household, the more members of the extended
family he is expected to support. As a corollary, those living in a
household are also supposed to contribute, and this is true whether
the household is lodged around a traditional coutyard or in a European-

style housing project.
\

According to family interviews conducted during the 1973/T4 housing
study, African households in Abidjan contain an average of 1.3k workers.
The average is somewhat higher - 1.53 income earners per household - in
the housing projects, indicating the greater effort necessary to meet

the higher rental payments.

It appears also to be somewhat higher in low-income and in squatter
areas. In a low-income section of the Adjame district of Abidjan,
according to a 1971 survey, family size was 4.T persons and there were
2.5 income earners per family. A 1969 study of the Port-Bouet redevelop-

ment area, also in Abidjan, showed average monthly income for household heads of
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Distribution of Wage Earners by Income Level (Abidjan)

Monthly Salary (CFAF) Percentage Cumulative
Less than 12,500 6.9 6.9
12,501 - 21,600 27.2 3u.l
21,601 - 27,600 19.1 53.2
27,601 - 34,000 14,1 67.3
34,001 ~ 39,000 9.0 76.3
39,001 - 45,000 8.5 84.8
45,001 - 50,000 4.6 89.4
50,001 - 75,000 7.3 96.7
More than 75,000 3.3 100.0

As was indicated above, consideration of income of the household
head alone underestimates actual disposable income. Again, although
statistics are not abundant, the 1973/7h housing study contains a

breakdown of houschold income for AbidJjan as of 31 December 1973.

Household Income in Abidjan as of 31 December 197h

Monthly Income (CFAF) Percentage Cumulative
Less than 10,000 5.1 5.1
10,001 - 15,000 7.9 13.0
15,001 - 20,000 6.0 21.0
20,001 - 5,000 k.0 35.0
25,001 - 30,000 5.0 40,0
30,001 - 35,000 4,0 49,0
35,001 - 40,000 5.5 54.5
40,001 - 45,000 5.5 60.0
45,001 - 50,000 5.0 65.0
50,001 -~ 75,000 6.0 81.0
75,001 -100,000 h.5 89.5
More than 100,000 .5 100.0



lledian household income is found to be CFAF 36,770 for

all families as of the end of 1973,

lledien household income should be even higher now as 2
result of the January, 197/ increase in minimum wages; estinates

current at the time placed it at CFAF 50,000 In mid=1975,

(ne finel elerent appears relevant to a determination of
iD?s target, housing population, Il.inimum wages for unskillec

workers in the private sector have been fixed at CFAF 15,940,

say CTAF 16,000, (' inimum GUIC wages, quite naturally, are

highers CFAF 25,/0C plus a 15. housing allowance,)

It would appear, then, that targeting families with incones
of from, say, CFA' 15,000 to AC,00C will permit provision of
housing for from /5. to #7 of the urban population; including

all of those employed full. .ire,



b) Rural Incomes

Data to quantify the truism that rural cash incomes lag behind
upcountry urban leg behind incomes in Abidjan is not abundent, and

virtually no data on incore distribution is available.

GUIC data on median average per capita monetary income for rural
residents in 1970, tabulated by Department, was CFAF 13,620, ranging
from & high of CFAF 46,000 to CFAF 1,670, with a relatively skewved
distribution, as follows:

Par Capita Rural |.onetary Incone, By Departrent 1970

Incorne lio, of Denartnents

more than CFAF 40,000
';L - ')r\’tv O

- I"]’l’r(l"'

I — =2

r_r'*rr 1
| g

lesg than 5,000 5

The 10 Departments with per capita cesh incomes of more than
CFAT 15,000 cover the coffee/cocon cash crop forest areca, The five
lowest income crens lie across the northernmost gavanna region of the
country., GOIC development activity mey reduce somewhat these rezional
digperitiesy but, oa the resumption of GCIC rurel housing activities

clearly shows, there are clearly two rural housing markets.

Using the GOIC 1970 data and extrapolating the 1965-70 money
earnings growth rate, the following Table indicates eatimated avoroge
per capita cash income in 1973 for the 1 » 666,000 rural population of

the cocon/toffee belt containing 46.. of the rural’ pOpulntion.
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Estimated l.edian Average Cash Income, 1973
Rural Population, Coffee/Cocoa Belt

Lstinated
Departnent Pural iopulation Cash Incone household

Abengourou 11/,0C0 47,000 202 - 329,000
Lboisgso 96, 00C 38,500 231 - 255,000
Adzope 110,000 33,300 209 = 236,000
Dimbokro 300,000 23,400 140 = 164,000
Gagnoa 159,0C0 26,100 156 = 1£2,000
Agboville 94,5 000 25,800 116 = 126,000
Bouafle 192,000 22,500 155 = 180,000
Divo 186,000 22,900 137 - 160,C00
Abidjan 310,000 18,900 112 = 132,500
Daloa 275,000 24,4600 10 = 172,000

1,866,000 25,300 151 = 177,000

Estinaeting & to 7 persons per household, medlan average plantation
income for the arca wowld have been, say, CFAF 150 - 175,000 per
year. This urca contains rost of the 200,000 cocoa and 2€C,000
coffec plantations in the Ivory Coust, ond many planters roise both,
These figures, vhatcver their value as indicators, do not take into
account the recent increase in producer prices paid by the GCIC

marketing board.

4 sinllar exercise covering five adjacent Pepartnents containing
1,121,000 persons or 28,. or the rural population, indicatcs median

average plantation income at, say, CFAF 72,0C0 a year,
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Eptimated ].edian Average Cogh Income, 1973

Rural Population, Hooded Savarna, Western Forest

Estimated Estimated Cash Income

Ranking Department Rural Population Per capita hougehold
12, lan 203,000 14,5500 88 - 102,000
13, Bouake 540,000 9,400 56 = 67,000
o Danane 139,000 9,600 57 = 67,000
15, Guiglo 102,000 8,300 50 - 58,000
16, Segusla 27,000 10,300 62 = 72,000
1,121,000 10,300 52 = 12,000

An analysis of 23 village dossiers from the SCGLFIH: 197//'75
housing progran (19 fron the coffee/cocoa belt, / from the savanna
in the Bouaké Department) shous o relative wide range of cash
incomes claired, nostly well above the niedian averege, fro:: less than
CFAF 100,00C (5 nlanters) to rore than CIir 1 million (/ beneficiaries),
with modal incormes in the CiiF 3C0U,0Gus, i.edien incore for berneficiaorie:
in the coffce/cocoa arca was louwer thon for those fron the savanna,
indicating that cipressed demand in the regions having had cccess
longer to rodern housing was beginning to include less well off

planters.
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offee/Coco od. & a

Number  Percent (Cumul Numbey Percent )
less than 100,000 5 — 1 —
100 - 199,000 65 10.5 22 16.8
200 - 299,000 76 21.8 13 26,3
300 - 399,000 175 48,0 18 3944
400 - 299,000 119 65.8 17 51,8
500 - 599,000 81 77.9 18 65.0
600 = 699,000 683 88,0 26 83.9
700 =~ 799,000 38 93.7 5 87.6
800 - £99,000 29 97.8 2 89.1
900,000 + 14 00,0 5 100,0

669 669 137
Modian Average 400,000 + almost 500,000

The northern savanna with a rural population 6f 553,000 (13.6;- of the
total) has far lagged behind the rest of the country in cash income, median
aversge cash incones por copita totaling only CrXir 3,406 in 197C, or say,
CFA¥ 20-2/,0C0 per rural household. i/ith 1065//0 monetary incono growth
rates oxpressed at 21,6, 79, and &2, for the three northermost
Departuents, oxtrapolation is hazardous, at besty but it does seen clear
that in the najority of cases modern housing demand in this region

will continue to be limited to the urban centers.
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Dirtribution of income renlized undes GOIC?s producer
cooperative asgricultural development p.ogram, again in the ausence
ol desinite data, arso appears uneven, Jiccording to newspaper
repo.ts on the 1974/75 cocoa~-coffee campaign, 97 co-ops
in one southern district received rebates totaling Crar 30,7
of which one, producing 7. of the crop received 10,. of the income,
Among 92 co-ops in an eastern Department, almost 10, of the
total income of CFAF 90 million was shared by three soclieties.

GOIC officials have expresscd concern over the reluctance
of the co-ops to invest rore heavily in local deveilopnent projects
(wells, schools, etc,). It is possible, therefore, that if GOIC
rural housing continues to be linited to producer cooperatives,
an effective denand for rodern housing could be a cause of higher

rural incomes as well as an effect,
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V. Economic Factors

A, Economy of the Ivory Coast

The economy of the Ivory Coast has maintained one of the highest
sustained rates of growth of real GNP of any African country. An
average annual rate of 7 to 8% net of inflation has been maintained
through the early 'Tos despite a temporary decline in world prices
for cocoa and coffee, a drop in the European market for tropical woods,
end the expected impact of the world-wide inflation spear-headed by
petroleum prices.

Despite lagging demand in the timber sector, high coffee and cocoa
prices sustained economic growth in 1974 at a remarkable 13% increase
in GDP net of inflation., In response to oil price escalation, GOIC
meneged to reduce private consumption and limit petroleum imports.

Thus while the value of petroleum imports almost quadrupled fram 1973 to
1974 (from $30 to $113 million), the share of energy products was held

to 10% of the Ivory Coast import Lotal, only about twice the 1973 level

of 4,6%, This strategy, combined with the luck of the markets for cocoa,
coffee and palm oil (a small but rapidly growing industry) helped GOIC
buttress the economy against some of the pressures of world-wide inflation.
The sharp decline noted in coffee/cocoa prices in early 1975 may require
new austerity measures after the 1975 electlons.

Per capita income also increased during this period, and has been

estimated at $600 in 1974, one of the highest in non-oil producing Africa.
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Ivory Coast development has been based on a general expansion of
export-oriented agricultural (primarily coffee and cocoa) and forestry
products. It has been extremely fortunate in that these three products,
representing two-thirds the value of Ivorian exports in 1973 (as against
90% in 1963) have never suffered simultaneous price drops, thereby
permitting continued overall growth. In recent years, the processing
of agricultural products for export has increased to 11.7% of exports
(from less than 5% in 1963). Growth of the Secopdary Sector has been
substantial, averaging about 18% per hear 1968-73, but dropping to %%
in 1974; and about 30% of industrial production has been for export.

Political stability, encouragement of foreign investment, free
access to the labor market for foreign workers, and currency convertibility
through membership in the franc zone also have been important contributing
factors.

The composition of Ivorian GNP in 1973 was as follows:

Primary Sector CFAF 157,375 million 30%
Secondary Sector 134,471 26%
(Manufacturing) ( 89,755) ng%)
(Construction ( 36,605) %)
Tertiary Sector _ear,21h E&ﬁ

CFAF 519,060
Exposed, like all developing countries to the relatively high
export component of GNP (about one-third during the last three years)
and aware of the social effects of an imbalance between a rapidly growing
monetized secto~ and a larger, more or less stagnant traditional sector
(predominately rural), the Ivory Coast has taken a number of developmental

options in an attempt to encourage development outside of the capital
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city of Abidjen end to decrease the disparity between rural and urban
incomes.

A substantial increase in the price paid coffee and cocoa producers
for the l97h/75 harvest is a recent step intended not only to recompense
peasant losses resulting from the previous poor harvest but also to
increase disposeable income and so increase the domestic market for
Ivorian industries, existing and planned. This step may be considered
part of a long-standing policy of, wherever possible, encouraging peasant
free-holder participation in agricultural development projects whether
directed towards export (pineapple, banana) or towards increased domestic
gelf-sufficiency (rice, cotton), rather than relying almost exclusively
on large para-statal agro-businesses (as in the case of oil palm)., Ivory
Coast cocoa and coffee production has peen historically peasant free-hold
(assisted by copious importation of agricultural laborers and share-
croppers from adjoining savanna countries), contrary to logging, which has
been expatriate dominated.

A second option, to encourage & distribution of development through
the country, also dates back to the early '60s, when GOIC began
jnvesting in urban infrastructure end facilities in up-country centers
not directly related to export income generation. More recently,
industrial development associated with the processing of agricultural
products has been distributed towards the center (textiles) and the
north (a sugar refinery). Revival in 1973 of the rural housing program

appears related to this option.
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Ivorien planning appears content to maintain e more modest growth
rate of 6 te 8% net of inflation for the next few years, based on con-
tinued exploitation of its basic agricultural resources and the presumption
that export prices remain overall strong. Although exploitation of
iron ore resources in the west is regarded by GOIC planners as definitely
possible, it is unlikely to be accomplished in the medium term, and will
itpoelf require considerable additional infrastructure purchases, starting
in late 1976.

GOIC also confirmed (in the 1975 Budget) a continuing effort to increase
the domestic market for local industry, and this will require promotion of
up~country labor-intensive activities and support of agricultural revenues.

B. B/P and Debt-Carrying Capacity

GOIC balances its operating budgets in accordance with governmental

revenues and has reserved its substantial foreign borrowing for its

development budget.

The proportion of exterior credits in the annual development budget
(B,S,I.E.) has ronged from 46% in 1971 to 60% in 1974 and has hovered
around 50% in other receat years, as shown in the following Table:

Ivory Coast Development Financing
(CFAF billion)

1971 1972 1973 19 1975
Internal Resources 2244, 1647 13,3 17.8 27.5
Fxtornal 19.3 18,2 18,7 2645 26,5
Loan and Grants ?16.03 515.4) éw../, E22.1 223,3
Suppliers Credits 2,8 / )/

-
-
*
w
\n
o
L)
o

Total 417 3449 37.0
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Debt service as a ratio of export earnings was 5,7% in 196870,
rising to 8.7% in 1972-23, This will probably continue to rise: the
grace period of loans contracted during the '60s will come to an end
and amortization paymert s must begin, there will be a continued reduction
in the grant component of foreign aid, and the need for loans to i1l
the resource gap will not decrease. However, tue 1975 development budget
projects both a lower level of suppliers' credits and a substantial
inerease in internal resources over the previous four years.

GOIC planners also say they are prepared to scale down developmental
borrowings, if need by, to avoid a repetition of the 1972 and 1973
experience, when as a result of weekened export prices 1t was necessary
to draw down on reserves in order to meet loan commitments. Reserves
dropped to the value of six weeks imports by the end of 1973 and, although
relatively stabilized in absoliite terms, they still represented only
two month's imports at the end of 197h.

GOIC, therefore, appears capable of sustaining development borrowing
for the next decade at its present level of about $130 million a year.

External debt service in 1973:totaled CFAF 11,7 billion on a total
drawn down external debt of CFAF 81.3 billion, or a debt service ratio
of .1k per Year. The debt service ratio of .106 on a presumed 9.5% 25~
year HG loan is more favorable than the existing ratio and, in this

respect, represents a desirable developmental resource for the Ivory Coast.,



