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FOREWORD
 

'This study was conducted during 1978 by the National Savings
and Loan League under the auscices of the Office of Housing of the Agency

for International Development and through funding provided by this Office.
 
The pu-.cse of this study was to develon information and make recommenda­
tions relatCing to the shelter sector in 74nisia. 

staff. 
The 

5oni 
s-dZ 
Hl,_ _ 

team -was led by 7d-ard H. Rotbins of the :Jaticnl League 
'J.__ 3hi--oaki and Frofessor Pau. Str.ssmann, con­

sulants to the [ational 7eague, -were other team members. 
The findings and recomendations of the retort have ceen re'rewed 

-
in detail and d13cussed w.ith rerresentatives of the .ernmentof TuniSia. 
Srecia! thanks for their -a-rticizaion are iue "'e. Ja et ?lnanto2che r-nd 
!r. A'cdelaziz Sella i if the Mr's--e ;e and ,L. Abdelh-"mad 
Bouhacuela_ of the ,.nist~re du Plan. 

Wehile the reror- results from ccse ccoeratin of the tem and its 
Tunisian zoun.terarts, i- :.isnot to be interreted as a= off-cal nosition off 
eiher 'overnmenz or the Agency for internazin-! >evelotn-

Weone, h'owever, -hat the oven -e - .....aw _l find the retort 
and, its recc--endaticns usefu. as it formulates and i=mlements its future 
shelter zrozras. 

Peter M. Km 
Director
 
Office of Housing 
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SUMMARY AND RECOMMENDATIONS
 

The GOT commitment to improvement of conditions in the shelter
 
sector is an important one, and many of the obstacles 
to increased production

and to improvCaGCLC or urban infrastructure have been cleared away.
 

It is always possible to explain shelter problems in terms of
insufficient financial rescurcs or materials. 
 In fact, however,the puor are
most ingenious at finding way- Lt-circumvent, to some degree , these obstacles

when shelter is concerned. The authors of this report would prefer to
 
suggest that the constraints of particular and immediate interest are usually
institutional in nature and that it is this aspect of the sector 
in Tunisia
 
which offers the greatest opportunity for change and rapid improvement.
 

There exist three facets of the shelter sector problem of the
urban poor in Tunisia which appear to need attention if constraints to
 
greater progress are not to become severe:
 

Not inough solutions are being designed for the lar-e
 
percantage of the urban population whose incomes 
are
 
insufficient 'o purchase the "logement suburbain"
 
(average prices projected in 1976 of 3,600 D. - $8,600),
 
or :he "evolutif" built under the joint GOT-USAID program
 
at 2,200 D. to 
2,500 D. (35,300 to $6,000).
 

Roughly 507 of the urban 
area families nation-wide
 
have incomes estimated to be below 77 
D. per month. In

order to serve 
these familles in increasing numbers GOT
 
shelter programs in urban areas 
will need to be designed

rrd lower standards, which may mean less habitable space or
 
rjinimal levels of public utilities in order to result in
 
lower initial costs. 
 Greater reliance on self-halp

construction and gradual zommunit: 
development should be
 
considered.
 

Expansion of shelter improvemept programs in urban areas
 
nationwice will require expanded levels of professional

staff at the local (municipal) level, not so much to
 
administer programs but to 
supervise their inplementation,
 
especially if that implementation takes place gradually,
 
with community participation.
 

Municipal level technical staffs do not dppear adequate

to supervise the efforts of individual home-owners as they

expand their housing units. T e problems will become more
 
acute if making the ccnnection to infrastructure networks
 
is added to 
the work required of homeowners.
 



This constraint takes 
on special importance if the GOT
decides to 
support a program of shelter solutions in urban
 
areas which have much lower costs 
than those presently

offered. Such solutions would require more direct partici­
pation by the beneficiaries and would reach "standard" sizea
 
(e.g. two bedrooms) and get full utilities connections only

gradually as 
a result of the effort to 
keep initial costs
to a minimum. 
Such programs will require adFluate supervision

and technical assistance so chat 
the self-help construction
 
makes the best use of materials and results in durable
 
improvements to shelter conditions.
 

Continued expansion of shelter programs for the urban poor

may be too closely tied to continued expansion of GOT budget

allocations for such activities. 
 The direct commitment of
 
GOT budget funds to 
the housing programs was reduced from
1977 to 1978, but it is not clear that the 
resources which
 
will replace these investments can be relied on to grow

automatically in the long term. 
It seems likely that a
 
greater effort will be required to develop programs which
 
generate additional working capital by themselves.
 

The following cha-ters of this study are 
intended to help the
reader identify conditions which may constrain GOT efforts 
to continue to
increase t-
 level of low-cost housing production and the improvement of
shelter cc 
 itions for low-income families. 
 In many cases these conditions

have alreacy been identified by the government's own shelter sector experts.
They are 
the focus of concern as 
the nation advances towards the objectives
of the Fifth Development Plan, and should also be considered in the preparation

of the succeeding ?lan.
 

Economic Activity
 

Estimates 
for 1977 suggested that the nation's economic growth
rate had slowed appreciably; from the levels reached during the !Veme Plan
period. Drought continued to plague 
the nation's marginal agricultural

regions, and export markets were not 
as strong. The government has relied
increasingly on 
foreign debt and deficit financing to fuel the steady growth
in economic activity. Nevertheless, foreign debt servicing tock about 12.57,
of export earnings 
 (11.5% if workers' remittances were added 
co export
earnings), 
a level below that of many of the nations classified along with
Tunisia as "intermediate middle-income countries" by the World Bank.
analysis does not expect this debt service ratio to 

IMF
 
exceed 20% by 1987.
 

The government deficit was expected to 
reach TD. 223 million
(8533 million) in 1978. While the 
consumer price index rose 
approximately

6% per annum, a true inflation rate 
for all goods and services has been
estimated to lie between 9 and 13% 
per annum. Analysis of tha national
economy suggests that the experience of the past 10 years has been positive
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and that activity can continue 
to expand, but that the nation's economic
policies must begin to 
take more account of the pace of growth and its effect
on the national budget and the balance of payments. A lackluster economic
performance in Europe may dampen Tunisia's export trade and the European job
market for Tunisian workers, further exacerbating unemployment at home. 
 The
prospects for the Veme Plan period are not yet altogether clear; however,
the strong performance attained during rhe IVeme Plan has provided a good

base for growth in the coming years.
 

Household Income Trends
 

Projections of median income levels have been calculated using
growth rate a real
of 2% per year with a conservative adjustment for inflation
of 6%. According Lo this 
formula, 8.12% annually would yield a 118,% increase
 over the ten-year period from 1975 
to 1985.
 

TABLE A
 

MzIDL/N HOUSEHOLD INCCI LEVEL PROJECTIONS 8.12% P.A. GROWTh RATE (DINARS) 

1975 1978 
 1981 1985
 
District of Tunis 
 91 115 145 199
 

(District of Tunis 20th oercentile 46 
 58 74 
 101)
 

Sfax, Sousse, Bizerte, Gabes 
 56 71 89 
 122
 

Other towns 
 66 
 83 105 143
 

All urban 
 61 
 77 97 
 133
 

These calculations 
assume that distribution patterns remain
 
unchanged throughout the ten-year period.
 

Shelter 7ector Plans
 

With regard to 
the housing sector, the Veme Plan notes that
replacement of the most minimal and unhealthy units ("gourbis", tents, 
thatch
huts, etc.) over a 
20-year period would require the prodction of 11,000
units a year. As population grows 
on the average by 13u,000 people per year
and Tunisians live in households averaging 5.5 people, about 25,000 additional
units would have to be produced yearly. 
To reduce the current average per
unit density level from 2.77 people per room to 
2 people per
construction of 13,000 units per year over 20 years. 
room would require
 

Replacement of standard
units reaching the end of their useful life would require production of
7,800 units per year.
 



In sum:
 

Per year production
 
Replacement of substandard units 

Reduction of density 11,000
 

13,000
Replacement of deteriorated units 
 7,800
To :bsorb population growth
 

Annual need 
 56,800
 

The plan has set 25,000 units per year as
for its production goal
the five-year period ending 1981, recognizing that absorbing new
population alone would be challenge enough.
 

The Institutional Base
 

The shelter sector's institutional base was
during greatly strengthened
the IVeme Plan period. 
 Land planning and acquisition were dealt with
through a reemphasis on municipal, general and master plans and the
strengthening of the regulatory powers of these plans.
municipal planning combined with the 
Better coordinated
 

land acquisition ability of the Agence
Fonciere d' Habitation has led 
to the promotion of moderate cost housing
projects carefully designed 
to fit the growth patterns and needs of the
nation's principal urban centers.
 

Work on the planning and land reservation aspects of the shelter
problem has been complemented by the reorganization of the Sbciet6 National
Immobiliere de 
la Tunisie into 
a regionally oriented institution with 
a
much higher output and much improved cost controls.
has been encouraged since 1974 at which time laws were 
Private sector involvement
 

special tax incentives and interest subsidies 
passed authorizing
 

for those real estate develop­ment companies willing to produce the types of housing considered most
urgent by the national development plans.
 

Financing for both home buyers and developers was coordinated and
made more readily available by the creation in 1974 of the Caisse.Nationale
d&Epargne Logement, which not only enjoys government support but also 
can
attract private sector savings.
 

In addition to government programs designed to 
speed up the
production of housing units, efforts were made to help municipal governments
prepare the public facilities base required. 
In 1975 the national government
forgave all municipal debt and strengthened the programs which would lead 
to
better budgeting and stronger funding of municipal services.
Nationale d'Assainissement The Office
 was 
also created to analwn.e the problem of waste
collection and treatment. 
 In fact, ONAS studies are 
also serving to
municipal development tie
to both water and sewer considerations.
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The institutional base for major improvement of shelter sector
conditions has been strengthened but the institutions 
and 	the programs are
very new. It seems likely that much of the Veme Plan period will be used
to 
sort iut the institutional relationships and the impact of the programs.

Certain problems have already been identified:
 

a. 	the predominance of Tunis in the results to 
date.
 

b. 	the absence of programs directed at the non-salaried
 
urban low-income population
 

c. 	the effect of the high cost of land on 
low-cost projects
 

d. 
the difficulty in attracting private sector developers to

units costing 5,000 D. ($12,000) and less
 

e, 
the 	gap betwetn existing and adequate waste water collection
 

f. 
the increased need for direct government intervention in
 
projects for low and moderate income families (100 D. per

month -$239- and less)
 

Most likely these and other problems will be the focus of the
working up of the Vlebe Plan. 
This process will probably begin to get

under way in 1979.
 

The Size of the Need
 

Thbe housing sector now accounts for about 3.6% of GDP. 
 It is
the 	target of 14' of the Veme Plan investment. How much effort will be
required to raise the 
standard of living to a point where all Tunisians may
enjoy at 
least a minimum quality of shelter which is secure and healthful?
A stock-user matrix has been employed 
to attempt to establish scme form of
answer to this question and 
the analysis may be followed in detail in
 
sections 171 and VII.
 

Assuming a population growth in the nation's urban areas
3.2% annually and 1.3 in the rural areas, 
of
 

there will be almost 1,250,000

households in Tunisia in 1985. 
 To provide all of these households with
at least a sound, sanitary, adequately sized unit according 
to the area
of residence would require an expenditure of $4.27 billion.
 

The IVeme and Veme Plans combined are expected to produce
198,000 dwelling units. 
 If tis rate of expansion continues, the Veme
and 	VIeme Plans together will produce 339,000 units. 
 Estimates made
elsewhere 
in this report suggest that, 
even without undoubling households,
503,000 additional units will be needed in 
ten 	years in urban areas alone
if everyone is to live in at 
least a "basic low-cost" dwelling. Without
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a construction or upgrading program, Tunisia will also be short 543,000
adequate rural units by 1985. 
 Building all this rural and urban housing
would requ-ire 7.6% of GDP for 
ten years, whereas the share in recent
 years has been 3.6%.
 

TABLE B
 
SHARE OF GDP NEEDED FOR DWELLING STRUCTURES 1976-85 

Percent
Tunis 

2.1
 

Other urban communities, same 

3.2 

Rural areas 

2.3
 

Total 

7.6
 

7.6% of GDP for housing for a decade is very high but not
unprecedented. 
What is noteworthy is 
that Tunis should g: 28.4% of the
total of 39.6% of all urban dwelling construction.
 

if 7.6% for dwellings is 
regarded as 
too high a proportion by
economic planners, housing authorities and private builders may have to
settle for some 
lower amount, say 5.0%. 
If Tunis still gets 
a 28.4%
share, that would be 1.4% of GDP or TD. 326 million.
 

The Shelter Deliver, System: 
 Prospects
 

At present, the 
least expensive units being offered on the
ket at prices which more or 
 mar­less reflect the full market cost are 
those
being built under the AID assisted "core housing" program in the coastal
cities south of Sousse. These 

($5,500). units carry prices of about TD. 2,300
With the government's standard 270 D per unit subsidy deducted,
they are offered to 
the buyer at TD.2,030 ($4,350).
construction of these models in cities in the interior in the near
will be possible for future
 

It is expected that
 

TD.2,500 ($6,000).
for analysis of programs which could 
This data sets the base
 serve 
the target pxp,2t-ion. Programs
4hich will result in either lower cost construction or easier financial
terms are being seriously considered by the GOT.
 

The most immediate outcome of such efforts
financial programs is evident
now offered. in the
The least expensive means of home ownership
applied institutionally is available in the rural housing program.
mentioned earlier, this pro ram is designed to 

As
 

produce the
of units built during the V 
largest percentage
Plan, 40,000 or 
32% of the total. 
 The rural
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program is of special interest because, in many cases, units 
are being

constructed just outside the city limits and, therefore, effectively

represent an addition to the municipal area's housing stock. The
 
requirements for purchase of 
a unit under this program include not owning

a "decent" home. In this way, some families now residing in urban areas
 
can qualify for the rural units.
 

What kind of loan can families with median incomes repay? 
 The
 
estimvtes of 1978 median monthly family incomes are: 
 TD.115 for Tunis,

TD.71 for Sfax, Sousse, Bizerte and Gabes, and TD.83 for all other towns.
 
Table 30 compares different unit values for different levels of median
 
income, as well as for those families with incomes equal to the minimum
 
industrial wage or 
150% of that wage. The calculations make clear the

impact of government programs on the possibility of financing home
 
purchase. The calculations also make clear that the core housing now being

sold outside Tunis for between TD.2,000 and TD.2,,J0 fits the requirements

of many families whose incomes 
fall below the median.
 

The limiting factors, if one assumes 
that the GOT policy is
appropriate for the long term, 
are the quantitv of units bein produced,

the exclusion of non-salaried workers, and the high down-parments required.

While it is understood that the Tunisian readily accepts great 
financial

sacrifices in order to own a home it 
seems 
clear that an annual income of
 
TD.670 and a large family, for example, make capital accumulation a
diffizult process. 
 If the downpayment is reduced substantially, making

market entry more simple, if the calculation for the percentage of inccme
 
to be expended is held to 
?5%, a level close to the statistical findings

of the recent housing expenditure surveys, 
 and if interest rates

charged are closer to actual market rates, 
the results sugesc that TD.2,000

"core" unit now being produced (after the TD.270 subsidy) will be accessible
 
to Tunisians close to 
the upper limit of the below-median-income range

except in the Tunis metropolitan area. This hypothetical market analysis

would suggest 
that if ease of entry into the housing market is to be
 
assured and if the government is to focus -ore directly on the most severe
 
problems, it will want 
to encourage production of a unit whose real cost
 
stays very close to TD.2,000.
 

Another approach to analysis of this problem takes 
into account

the amount: of subsidy and 
the problem of inflation. Though 8.5% interest
 
rates anproximate prevailiag market rates, they may not 
effectively factor
 
in the longer repayment terms of the mortgage being discussed. Inflation

is conservatively estimated at 6% per year though some 
analysts have
 
suggested it may be higher. 
 The analysis in Section VII therefore compares

10% rates with 5% rates, an approximation of the present subsidized rate.
 
The important result of the analysis is 
the forecasting of the impact that
various options might exert 
on the subsidy and the size of loan.
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If the opportunity cost of capital in Tunisia is around 10%
and if households ire willing to pay the 3ame rate, their housing
expenditures are not holding back national development. 
 But at this rate
with a ten-year maturity, even Tunis area 
median income families will get
only a TD.1,636 loan. 
With interest rates at 5 percent annually, the
present value of the monthly payments is 25.6% higher. 
 That difference
is actually a subsidy. 
At the TD.115 income level, it would be like having
a TD.1,636 loan at 10% plus a gift of TD.420.
 

One can eliminate this gift simply by extending the terms of
repayment to 15 years. 
The upper liaiiL Gf a loan for the dwelling unit would
be TD.2,025. 
 To be sure 
to reach those people well below the median level,
however, housing prices should not exceed TD.l,600 (without land) 
in the
district, TD.I,200 in other cities, and TD.800 in rural areas.
 

Many countries, both industrialized and developing, have
recognized that mortgage financing must cope with the intractable worldwide
problem of inflation. Rising price 
levels mean that real interest rates
less are
than they seem to be, pos4ibly even negative. Rising income levels mean
that households with fixed payments 
are devot-ing less to housing than they

could or want to.
 

A variety of ways have been devised to 
cope with this problem.
Their essence 
is an upward adjustment of the rate of
either to keep step with price rises or 
monthly payments,


in the form if a fixed share of
income. Another way specifies the annual rise in advance.
 

A 6% increase in monthly payments on a 15-year mortgage at 10
percent interest will permit a borrower to 
afford a structure worth an
additional 40 percent with no 
subsidy. Alternatively, a given structure
can be afforded by a family with 29 percent less income. 
 In Tunis one could
finance TD.2,200 structures 
(land and infrastructure not included
hypothetical price), in this
in other cities 
those worth TD.l,700, and in the
countryside TD.1,100 dwellings without decapitalizing the lending

institution.
 

Analysis of the Financial Prorams
 

To continue with the

intervention in 

financial aspect, the government's
the lending and pricing picture warrants further consideratirn.
 

Yhe 1% interest rate subsidy and the new FOPROLOS Program,
while indications of the seriousness of the GOT commitment to 
encouraging
home ownership, are 
also indications that 
the government is having a
difficult time matching housing prices 
to savings potential. The role of
the 1,% subsidy available to 
CNEL is difficult to understand in light of
the fact that the official 5.5% rate 
itself reflects an important inter­
vention bv the government.
 



WhiLe the subsidy clearly reduces costs for the home buyer, it
 
does not secm designed to help the CNEL build a strong independent
 
institutional base. Currently the CNEL's cost of fund varies. In addition
 
to its capital base it pays 4% for savings contracts and approximately
 
8.3% for the HG loans. The bank's major lending activities to date have
 
earned up to 7%. It seems possible chat as the amount of CNEL loans
 

adjusts to include tho:; clients who have completed four years savings
 
contracts the CNEL will find itself increasingly relying on government
 
assistance to cover operating deficits. An exacerbating factor is the
 
presumed but probably understated 6% inflation rate.
 

The CNEL may continue to expect increased savings resources,
 
(though interest on savings may need to be made mcre attractive.) Nevertheless, 
if it is to be effective in the long run, it should aim at gradually building 
its own capital base through profitable operations. Only in this way will 
the amount of financial resources available for housing truly reach proocrtions 
adequate to meet needs.
 

The FOPROLOS effort results from GOT concern for low-income
 
-amilies and its recognition of the fact that -he standard 7avings contract
 
would not permit prospective buyers in the lowest categories (A - 7 D/month
 
and B - 14 or 21 D/month) to amass enough money to buy the lowest cost
 
dwelling units being produced in the Tinis area, where most of the CNEL's
 
original clients were located.
 

Parhaps of greater concern, however, is chat the FOPROLOS, though
 
a strong government effort to steer assistance to very low-income levels,
 
was set up to serve salaried employees cnly. Tlhough this group needs housing
 
assista.ice, the data _eem to suggest that a large percentage (perhaps as
 
much is 50%) of th- arban poor are non-salaried and, therefore, excluded
 
from this special assistance. 

The early experience of the CNEL makes clear the viability of 
such an institution in the present context of Tunisia's capital market
 
development. The institution has been successful in attracting savings
 
and dominates the shelter delivery system. It seems possible that some
 
of the caution which has hitherto marked its policies can now be replaced
 
with a more energetic approach to housing finance. The savings concept is
 
firmly rooted in Tunisian cultural habics.
 

The CNEL experience has also suggested that since tnere now
 
exists a reasonable financing mechanism, i.e. long term loans to cover a
 
substantial percentage of the housing unit cost, many families in Tunisia
 
will be ready to enter the market. This indicates that a self-liquidating
 
home firance progra. will work and will allow the government to better
 
direct its assistance to problems which the market finds truly difficult
 
to resolve. The conclusion here is that the GOT effort to establish a
 
viable housing finance institution and the related processes has begun well
 
and has reache6 a point where certain aspects of the program can be spun
 
off to operate independent of direct budget assistance as long as realistic
 
interest rates are used.
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Analysis of Dwelling Unit Construction Experience
 

The most inexpensive unit now being produced in any q antity by
Tunisia's formal sector is a one or 
two-room unit with about 24m
constructed area on a lot of about 70m2 
of
 

.
 Once it is fully incorporated into
urban area infrastructure networks, this unit costs around TD.2,300 in
major urban areas outside of Tunis. 
 Such units, whose design is examined in
Section V, are used in the Rural Housing Program as well. 
 They are then
adapted for lower infrastructure standards and the price may further benefit
from very low land costs in rural areas.
 

The one-room version is being applied in Gabes, Sfax and Tunis
under the A.I.D. assisted core housing program which is managed by CNEL and
implemented by the SNIT. 
 Officials are reluctant to accept this model as
appropriate for the nation's housing programs, noting that the Tunisian home
buyer wants to buy something much better than the housing in which his
family is currently living, and 
that two room makes an enormous difference.
The final vote on the acceptability of the one-room concept will not be in
until completion of the core 
program, about 18 months away.
 

Two facts remain clear: 1. 
in 1975 40% of the nation's housing
stock consisted of one-room units, and 
 2. individuals build on extra rooms
more cheaply than can the institutions. This combination of facts appears
to argue for offering a low-cost, one-room unit which could then be expanded
as family expenditures absorb the impact of the payments for land and the
 
core uni't. 

The Ministry of Equipment (MOE) is conducting a variety of
experimental building programs in 
an effort to 
assess the possibiiity of
using other mater-ials, or 
cheaper techniques in order to reduce unit
construction costs. 
 In the rural 
areas adjacent to Tunis, officials have
noted that 
those land owners building one-room dwellings in 
a variation
of the rural development program's housing program a ?ear able to get

a solid unit up 
for about TD.l,000.
 

Land and infrastructure hookups may account 
for as much as one
third the cost of a unit. 
 Land prices are considerably lower for properties
which fall outside city limits, 
and these prices reflect psychological
differences of importance which seem even more exaggerated when one 
consider
that not all land within the city limits is served or 
can be served in the
 near future by public facilities.
 

Land appears to be 

Tunisia has the most 

that component over which the ;o-ernment in
effective control. 
 It also appears to be the realm
where government intervention can be positive with the least negative
effec. on 
the workings of the marketplace and the least serious impact on
 
government fi2.nces.
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Reducing infrastructure costs requires greater concern for
 
the design of facilities and the natural environment in which the projects
 
are located. 
 For those projects built at a distance from existing facilities
 
networks, rights-of-way may be the only factor which should be considered.
 

At present, close coordination of sewer and water services is

required; however, sewer service is 
far behind water in 
terms of extension
 
and sophistication of treatment. 
 Today's projects must, however, move from
 
individual per unit facilities 
(wells, cesspools) to community facilities.
 
In neighborhoods where lot sizes run from 7im2 
to 400m 2 soils would have to

be exceptionally porous to permit satisfactory use of cesspools by each unit
 
or every two units. In such a case, individual unit wells would also be
 
unsuitable.
 

When collector networks are used because it is simpler to 
tie
 
into older existing municipal systems, the effact on 
the receiving area

(at the end of the line) must be considered. Most Tunisian municipalities
 
run their sewage to streambeds which are dry much of the year. 
 At a time

when even major cities lack adequate treatment plants it seems inappropriate

merely to extend collector networks and thus add 
to the quantity of un­
treated sewage being deposited in one place. Neighborhood-size septic

facilities might offer a more practical solution and might allow a lower
 
cost per housing uni-.
 

On the assumption that very low-cost housing programs will be

expanded, the GOT will have to 
increase the on-site supervision of projects.

More active on-site supervision should result in two benefits: 
a better
 
awareness of real project costs in 
cases where a mix of industrial
 
construction and self-help techniques 
are used and better control over
 
the quality and use of materials. 
 It is not clear whether the transfer
 
of administrative personnel to 
the field would help. The answer may lie
 
in the training of secondary level technicians who could be brought in
 
rapidly to assist fully-trained engineers.
 

Even if major housing projects do not employ concrete block
 
construction, it appears that self-help building could benefit from block

made by small producers throughout the urban areas. 
 The small entrepreneurs

working at each site do not do 
a bad job of forming the block, obtaining

adequate degrees of consolidation even without a vibrating table. 
 The
 
curing process is completely neglected, however, resulting in a block

which is not suitable for bearing loads. It possible that
seems a technical
 
assistance program combined with increased on-site monitoring could result

in more efficient use of the available low-cost building materials and
 
encourage the formation of local entrepreneurs and jobs.
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Neighborhood Upgrading
 

With the increased concern for municipal planning and improvement
of municipal financial conditions, the interest in neighborhood upgrading has
grown. 
Though in the early stages of development, adoption of the process cf
upgrading is, effectively, recognition that immigration has outpaced the
capabilities of the national and municipal governments 
to provide services
and organize potential residential areas. 
Municipalities
engineering services of the local offices of the Ministry of Equipment,
 
now vely on the
 

the systems 
which in turn rely heavily on consulting 
Hirms to design
to be incorporated into neighborhood upgrading plans. 
 At present,
one gets the impression that while the problems and the needs have been
recognized, the solutions have not been uncovered and many plans are awaiting
implementation. 
With regard 
to low income neighborhoods the localities'
principal concerns 
are threefold:
 

o collection of waste water and its 
treatment
 o collection of solid waste and its disposal
o improvement of structural quality of homes.
 

The "gourbi" image haunts Tunisia officials and makes acceptance
of the sites and services approach more difficult in urban areas.
distrust the urban immigrant's ability to 
Officials
 

home and feel that 
construct an esthetically pleasing
sites and services areas will rapidly become just like
spontaneous settlements. the
This concern runs 
counter to 
the recognition that
many spontaneous settlements must be incorporated into the city through a
gradual upgrading process. 
 It seems probable that sites and 
services will
te accepted by municipal officials, although at present there
possible urban upgrading projects that 

are so many

they are 
likely to attract the most
interest in the immediate future.
 

Rental Units
 

Very few rental units 
are being produced in Tunisia though a
great deal of renting goes on. 
The existence of this rental activity suggests
to some Tunisian officials 
that rental units should be incorporated into the
country's urban housing policy and programs, particularly to deal with rural­urban migration.
 

Chpoter III will describe the preponderance of renting in the
slum and squatcer neighborhoods of Tunis. 
Rental offers immigrants the
flexibility they need while they get adjusted to 
the new community. Rental
units also offer new families the possibility of acquiring slight increases
in unit size as 
the family expands, and as 
incomes become more predictable.
Though home ownership may be the objective of every Tunisian family, the
capital investment and the commitment required may be impractical for
new urban dweller or the
the family recently arrived 
from another city.
 



TUNISIA 

SHELTER SECTOR SURVEY 

I. COUNTRY SITUATION 

The combined4 -: effects of a favorable climate,market favorable an internationalpolicy focused onto the prices of TNuisian. coimodities andthe national infrastructure an ..investmenthave launched Tunisia into the 

Fifth Economic and Social Development Plan period in a healthy climate ofeconomic growth and optimism as regards the country's ability to achieve 
national goals.
 

In this context, past increases in economic activities have resulted
in a growing national urban ponDulation. 
 In turn, this increase has exerteda further pressure on the housing and land suitable for residential develon­ment. The .early '70s w"itnessed major changes in-governmental shelter programsand, as a result, the country now has an adequate institutional base to meet
the challenges of the shelter sector.
 
A. Government Shelter Sector institutions 

Following preparation of the Fifth Plan (1977-81) established by theCommission Nationale Sectorielle de l'Habitat, de l'urbanisme qt de la Construc­tion (members are listed in appendix), the Ministare de 1'Equi.ement (MOE) was
made responsible for the imnlementation of the sector targets. 
 The following
active in the design and implementation of sectorial policies and programs. 

MIMISTEE DU PLAPI 

Direction de la P!nificationGngrale is in charge of designing the
azional Plan for Social and Economic Develop that includes the Shelter 
S e c t o r . n o i c-e"e lp.e n t i l t
 

o ooflo~an, and .interest rate subsidiesDirection duBudqet directly controls inveszments through the grant
for Goenmn "s soedhuig 

" .I IST=E DE L'EQUIPMNT (MOE) 

Directiondes Etudes et de laP! anification. This Dir-ion is res­.onsible for gatheringand analyzing data required for the design of sectorialpolicies in those fields under the jurisdiction of the lMinstere, and for trans­

, Direction de -'Habitat is.responsible for-imlementing Shelter Sector

.3ol-cies 'and as such it is charged wit-h the following: 

.... TT,th. ,ctoilobjectj-i•to 
 g within 
 . 
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- supervise the implementation of the Plan's guideline i
 
in'the field of housing,. 

- initiate surveys likely to promote the Shelter Sector.
 
- develop and control land premotion 
- implement the various patterns of land development

assistance approved by the Government. 
- supervise the.implementation of laws and regulations


in the field of town planning.,
 
- supervise the implementation of projects developed by
 
public and private.sector.entities. .
 

Direction de l'Am~nagement du Territoire. 
 This Division is in
 
charge of the implementation of what is known in Tunisia as 
"Amz-nagement

du 'Territoire" and of town planning activities. It is in charge of master 
plans for projects at the level of towns and vilages, residential develop­
ments and urban programs and, more generally, it drafts all rules and regula­tions by these pla.. It also suervises the implementation of rules and 
regulatio~ns. 

Direction de la Construction is in chary-,of construction for govern­ment buildings and, in, addition, .through its technical center for constructiondevelopment, it contributes to research and development in the field of build­ing standards that could be of use to the Shelter Sector.
 

MINISTRY OF THE INTEIOR 

Direction des collectivitesoubliques locales. 
 This division provides
technical assistance to municipal entities and through its Pr-ts aux Communesfund, it makes it possible for communtiesimolement infrastructure projects to increase their own capacity to(sidewalks, street lighting, sewers, etc.). 

Whereas the Ministries play an essenti'. Dart in controlling the efforts of thepublic sector and in providing technical data required for the achievement of
those objectives appearing in the Sector Plan, the implementation of buiJ ding
operations and delivery systems of the infrastructure required in hous-ing is
the direct responsibility of the agencies listed below.
 

charge~ ofSociete Nationale de la Tmisie (SIT). 'This is the corporation in
cha ge of the .so-called "social interest", housing projects scheduled byFi.fth, Plan and it is the largest' housing project developer in Tunisia. 
the 

SNIT'production figures rose from 5000 units in1971 to 18,000 in'1977. 
 It is an­tici.ated, uner the'Plan, that the ,yearly production of State-aided housing
units -will re.,h 21,000 by 1980.' SNIT's programs include the building ofunits with pri es ranging from 1,300 to 3,200 D. 
 The cheapest models areknown as the "rural type" and they'go for 1,300 D. , while the ­suburbain" 
Ltypes average 3,200'D. (1976 prices)'. Together,'they amount to 480' of thetal number of housing-units-'scheduled under*the 

to-
Sivided into Plan. SINIT operations arefour reg--ons: South, Central Tunis and North. These should beincoroorated into independent agencies by 1978 and this move is 
designed tofacilitate and speed up regional decision-making while making the SNIT moreresp-onsive to local conditions. The oresent Main Office will become a holding
 
company.
 

.... " ,­
.
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Caisse Naticnale d'Eoargne Logement (CN1EL). 
 This is a financia!]
agency that initiated its operations in 1974. 
 Not only is it sunnosed to
finance the purchase of housing but also the expansion of existing unitsand programs for real estate developers. In urban areas, CNE nrow_ es
most of the clients for SNITT's projects. On December 31, 1977, 
 the Cia.seNationale d'Earge Logement had 1.670 savings account customers.has become the major re.inancing agency for residential constructinr .rC~ehCs,while SNIT has become the CNEL's major borrower. 

Socigt6 Tunisienne de l'Electricit4 et du Gaz (STEG) 

This 
Econony and the

utility operates under the supervision of the Ministry ofMinistry of Finance through regional offices established ineach governorship (gouvernorat) or district. The Tunis area alone is suppliedwith gas. 
 Electric power is oil generated.
 

Socig .r6 4Nationale de l'a-loitation et la -tribut,SON-DE, operates under the sponsorshiD of the Ministr- of Agricultureresponsible for water sunnly for the whole 
i isndis 

country. _t is orzanized intoRegions. fhurIn each gouvernorat, regional offices
turn are include subdivisions, wI'" Infurther divided into village groupings. SCZTEE's overall ..reit' sare managed on the basis of assu-otions of reauirements between 1io 
 and .....in accordance with community development nlans. 

Office National d'Assainissement(CNAS). This Office was created in1975 and it is respcnsible for the largest19 cities, in addition to h eourist
areas. ONRA is gradually replacing muicipal authorities. 
 t anas nrojectjsand handles maintenance and current oerations. 

In other areas, operations remain under municinal contrcl,ONAS is empowered nowever,to carry out extens-ion Droects on beh.af of the 

Major ONAS zrsec-t.s the.over3reater T.- s -rclitanfollowing tourist areas: --
axea ind theH met-,Tabeul ,ousse, Jerba, Zarzis and the :o_,-.ing cities: :61ibia, Kaircuan, Grand Sfax and Gabs. 

Cther towns not mentioned -ere the benefici-ies of ONAS 's assisz-ancefor exnansion nuroses. ONAS is ozerating under theMinistry ;eneral su.erv..i. n Ofof Equipment but, being subsidized by the Government w:_-hin the frame­work of the financial operations of the Equipment Budget, eachment Drolects one of its in-est­is subject to the arproval of -he Minist-y of the ?n. ONAcomul'eted in-depth justan sua-rey 
ing 

of the national sanitary conditions and is niow J1nan ambitious orogram during the 
ordinate sewer systems 

Fifth Planfi this will make it zossibl '-o cc­aund treatment oreraticns with SONEDE rrcams and other
urban development projects.
 

The above-described agencies make up the Tunisianthe solutions of the problems of h.using -for the 
core reszonsible for 

urban Door. Neverrheszo,other government agencies and public resources 
and, 

are involved in the Shelte- Sectorbecause of the opportunities they offer, -hey -,o deserve to be mentioned. 
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19,Agence fonci re d'hbitation (AFH).
in This agency was established1971, toget-er with the Agence Fonciere du Tourismeciere Indust, ielle; its - - - -to term rT uf- s ­residentia and g Fon­theAgence Fnroject terms of reference include the provision of land
S evelpers. AFH'tries to participate in the urban
Oevelopment process iY selling land at non-speculative prices, taking into
a:count patterns accepted by local plans. AFH policy is aiming at residen­t_',1 development projects where costs will be entirely paid by either pro­mo. ' s or purchasers; this feature explains why this agency presentlyopera2 es outside the field of "so cial. 't .......
 

Fonds National dAm6lioration dellHabiat (FNAH). This Fund hasbeen in operation since 1956 and it recently was reorganized so as 
to enable
it to more efficiently participate in the maintenance or restoration 
ofathe
main neighborhoods of urban centers, rather than be involved in the osten­tatious expansion of Prestige housing districts. FNAH grants loans with or
without interest with a maxim term of five years, or guarantees loans wJhichmay also carry interest subsidies.
 

v'AR objectives provide for the inclusionties, and more generally for efforts 
of new sanitation facili­designed to improve sanitation in Medinasand older sections of cities, to bring them closer to the requirements of to­day's market. FNAH's main resources come from a property tax. 

Caiss-s Nationales de RetraiteSecuritE cl et de Prvoyance Sociate et deC.r-S andCNSS , These agencies are endowed with tremen­dous financial capabilities .and they participate in the Shelter Sector onoccasional basis. an
Fifth Plan objectives providefrom these funds for a more direct impacteven though they areand do directed primarily at salariednot cover groupssmall businessmen or contractors, workers andmake up_ the day laborers wholowest layer of the 9conomic population. 

B. Climatic and Geograhic Conditions 1/ 

From North to South,
very varied. Average 

for some 600 km., the Tunisian countrysidetemneratures isrange between 15 and 210C and rainfall be­t-ween 100 and 200m per year.
 

Altitude rises from 0 m. to about 1550 m.a major river flowing through The country is drained bya 
vided by 

large valley (the Medjerda) and relief is pro­a range of relatively high Mountains (La Dorsale). 
As can be seen, the country's landscape is variedtonous; accordingly, and in no way mono­housing projects: should be designedfeatures into account, to take physicalas assumptions developed for a given area are not neces­.zarily usable in another. 

1/ SOURCE: General Sanitation Study in Tunisiaen Tunisie, (Etude g"nrale de !aVol.l: Technical Studies. salubrit 
SOfice Dutch Engineering ConsultantsNational d'Assainissement for theT'unis, 
March 1978, pages 2-16 (excerits). 
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1. Physical Ehv'ironment
 

Basic geographic zones of Tunisia are shown in Fig.3. There 
are three major naturt.l regiorns:
 

The Tell Region. This is 
 a mountainous area located North of-La Dorsale (I mountain ran ge running from Zaghouan to Tebessa). This Vartof Tu._Sia is drained by major perennial rivers, including one,the largestthe edJerdah. Wadi and its tributary, the Mellegue Wadi. The Northern 
area preci. ­has abuzndant _Dr- ition iuon. 

Sternes eion. ?unning rougly from 7a Dorsale to a line:n'-n" Gini and 3f, this are_ s ma.e um o soy cf grasslandsand fifa fiis. nere, the annual rain-72all under CC mm. Outside anutr f -A--td ars, farmingis no-. -.. . Cnre dvelcz.ed. the other 
ad.. ..... r a. nn maJor ... C.ur . :Z7 - !:.r y -c n h e 2c a-S . , together "ith olive groves, 

.....h............... 
 ..... slgor : is i -,tli-e y or of the !hott E! Jeridar .ut.n.... he scu "he........ ­re-lor. of -unisia. As one moves south­ward., the -anscaze becomes c. .- esert-ik. A large number of oases can e found roud te rd Chtt.
 

2.Clmaoe
 

.- z e t a ­ n se ason ro ctober to May and ac ,m tcdr7 seosnC " Je September. There are large variatios from one .......
 s reads "c --ualentof 1200 =/ye_-),.h. a... .r. m . . , their efxosure to "¢nds, nrev a f-a- : 
4whrd, the-. _ -,urn ecific terra n. .c-, ng souto­n:n_ i.n evaro....: on and sun­

•-z bet'ween the -oeand hediterranean..... re te Sahara.. ra:-z __r_ .... 'z-ea var atiOr, during t eason ad even on ­course of one singl day. t o hand sharo barcmetric -riationsr.e.sL in ....y s'ron S...srurn a majcr Paz-t of the year. 

blowblo- from the ";o-thwest. _-. r-7g- inds ralmost all the count-j):n the other hand, Szring and Summer or-ng thecoast (-WomTnis to the Libyan border) under the influence of in Eastern ,ind;this'wind is srongest at -h.e Ez....e r of the area (3ab~s). 

n reconatation -... els "vy_ e fromone ret the and they rang-e from more than 1200 mm (recorded in AinDraham) to ess than I() -m in -_ue southern iesert trinz!e. Furthermore,vri. e).one year and the next may !-moiunt to 50% and un to i00 (see 

http:dvelcz.ed
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Temperature. Mean temperatures for t2L various Tunisian regionsare pecified in Figures 5 and 6. 

C. Settlement Patterns
 

Today's settlement patternstration in Tunisia feature a heavyof large urban clusters along the concen­
coast. Themost significant industries Tunisian economy'sare to be found in the cities,Tunis, Bizerte, Sfax, as is the case inGab~s and Sousse. To a large extent, inland areasderive their income primarily from farming.
large industrial operations 

With the exception of a fewsuch as the Kasserine paper mill, theplant and the Gafsa Thal& cement---. I. .mines, the ma-jority of' sy 4.theagricultural activities. au= -he population is depedenT!t onent is precisey this regiontory that supplied migr-­flows to the cities which, in 
a matter of a few years,
Population concentration problems on 
aggravated the


the coast and exacerbated fur-her the
economic imbalance between the various regions of Tunisia.
 

For this reason, the Tunisian CGovernment
of industrial decentralization (GOT) has iniated a policydesigned to achieve a more balanced region--!
development.
 

Table . gives a priority listing of the 20(as determined by the major poulaticn centers1975 Census), followed by a 1986 population projeciondeveloped by the National Statistics Institute. In a7d/iin to city topuia­tion figures, statistics are suppliedgouvernorat Population for gouvernorits, ,andpercentagesclassified ,,fas urban are reorted. Figure 7 gie Thelocation and relative size of the principal coMMUnities.
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TABLE 1 

A SUM4ARY OF POPULATION INFORMATION 
FOR THE GOUVERNORATS 

AND TE 
20 LARGEST CITIES 

Percentage

Gouvernorat Population 	 ProjectedUrban City Popoulation Population1975 196o 1975 1975 
 1986 

District of

Timis 925,000 92 1.
94 Tunis 925,000 1,310,000Sfax 474,879 58 56 	 2. Sfax 174,900 247,300 

(The metropolitan area had a 
population of 257,000 	in 1975.)
Souss* 254,601 67 71 3. Sousse 80,500 11.3,2On 

Medaine 292,970 14 23 4. Jerba 74,600 105,500 
Bizerte 343,708 47 53 5. Bizerte 68,300 	 96,600 
Kairouan 338,477 21 22 6. Kairouan 56,400 79,700
 
Gafsa 237,844 53 
 57 7. Gafsa 45,300 65,600
 
Bizerte 
 See above 8. Menzel 43,900 63,600
 

Bourguiba
 
Gabes 255,717 
 35 37 9. Gabes 43,100 	 62,400 
Beja 238,770 23 10.28 Beja 
 41,00 0 
 59,400
 
Sousse See above 1i. IM'Saken 33,200 
 49,000
 

Monastir 223,150 
 72 77 12. Monastir 33,100 
 38,900
 

11abeul 368,114 45 48 13. Nabeul 32,300 47,700
 
Le Kef 233,515 
 21 23 14. Le Kef 20,700 	 45,300 

tldia 218,217 26 15.35 Mahdia 27,200 4o,ioo
 
Mnastir See above 16. Mcrine 26,000 38,500 
Kasserine 238,499 
 16 21 17. Kasserine 25,100 
 37,000
 
Sousse See above !8. Kalaa 23,200 34,300 
Sfax KebiraSee above 
 19. Sakiet E 22,300 
 32,900
 
Jendouba 288,989 12 15 20. Jtndcuba 20,900 30,800 
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II. ECONOMIC OVERVIEW
 

A. Economic performance: 
 The 1974-76 Output 
Beginning in 1973, most national economies with no significant affiounts of
oil experienced a number of problems.


for only 3 percent of 
In Tunisia, oil production accounts
the national product: 
the economy nevertheless perfor­med well during the 1973-1976 period.
annually in real 
Total output rose more than 6"
terms (1973-1976) and 9% in real terms 
(1971-1977).
By 1976, national income per capita level was 19.7% above that of 1973. 
 Thus,
it reached 163 D ($393.00) in 1973 and 197 D ($475.00) in 1976, in terms
of 1972 purchasing power. 
 For the same period, GDP per capita was $512.
 

This growth is attributable to 
a climate favorable to
production and a policy based on industrial output. 
agricultural


National expenditures
were increased by 38% and the national product (GDP at market prices)
only by 31% and as a r'sult the rose
resource 
deficit
of the gross domestic product (See Table 2). 
rose from 3.6%' to 9.4%
 

it was necessary to 
To meet all sector requirements,
import this surplus of non-factor goods and services in
relation to 
exDorted volumes. 
 In 1972 prices, the 
amount involved came
134 million D. 

to
 

Farming dropped in 1976
with 2.&3% of GDP in 1973. to 17.9% of 
the GDP, as compared
The manufacturing share recorded an 
11.3% growth;
this is a relatively common ratio among countries with a comparable income
per capita. 
 The part covered by the government or
14.4.. public consumption was
The share of construction (including housing) amounted 
to 3.1%' in
terms of added value and the gross value of housing construction, computed
on 
the basis of an enumeration, was 
recorded at 3.8%, 
and this
by comparison with other countries. is a low ratio
 
share 
 On the other hand, the total investment
(fixed capital) was veiy high and amounted 
to 24.37;,
an efficient and productive use of 

a figure suggesting
 
Table 3). 

the inflow of resources
Even though from abroad (Seeprivate consumption rose bythis increase 257, betw;een 1973 and 1976,was only two-thirds as high as the corresDonding 38% growth inspending.

As a share of domestic expenditure,decrease as ic dropped 

private consumption featured afrom 67.7% to 61.2%. 

B. Recent Output rrends
 

As expected, preliminary 1977 estimatesin economic growth, with 
recorded a clear slowdownan increase of only 4.1 percent (See Table 3).
 

The non-agriculturai, non-food-processing 
sector rose
roughly the level experienced in only by 7.9%,the past few years. Let usa slowdown in tourism (dropping 7%) 
also mentionand mining industries
all practical purposes), with a 7.9% decrease. 

(phosphates, for
 
exports By contrast, textile
rose at the rate of 12,1%; but
early as this figure may be reduced by half as
mid-1978, in view of the new set of restrictions imposed by the
European Economic Market. 
 Investment levels remained at about 25%
according to 
one's interpretation, this figure could reach up 

(and
 
to 30%) of
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TABLE 2
 

GROSS DOMESTIC PRODUCT: CONSUMPTION,
 
INVESTMENT AND FOREIGN TRADE 

Millions of Constant 
Dinars of 1972 

1973 1974 1975 1976 19771 19782 

1. Gross domestic Droduct 1082.4 
(market prices ) 

2. Gross domestic exnend. 1121.1 
Consuption
Private 758.6 
Public 161.9 

Gross Filed Capital 209.5 

fornation 

inventorj changes -8.9 

3. Resource gap (2 minus 1) 38.7 

(as share of GDP) (3.667,) 

xports, goods and 
non-factor ser-ices 
(:TS) 245.2 

impcrts, goods, and NFS 283.9 

1181.4 

1276.6 

848.o 
176.2 

234.8 

17.6 

95.2 

(8.1%) 

269.3 

365.0 

1301.7 

1400.5 

d65.9 
194.5 

300.0 

36.8 

95.5 

(7.3%) 

275.5 

371.0 

1419.4 

15-53.4 

950.4 
224.0 

352.0 

27.0 

134.0 

(9.4%) 

302.4 

436.4 

1478.0 

1641.7 

1007.7 
252.0 

382.0 

--

163.7 

(11.1%) 

317.0 

480.7 

1626.0 

1796.5 

1088.0 
277.5 

417.0 

14.0 

170.5 

(10.5%) 

343.9 

514.4 

SOURCE: :,dniszt of lanning, udet Zconomique 1978 (_'unis, Ncv. 1977). 

i_/ zstimate as of :November 1977 

1972 Dinar = Us$0.4772. 
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TABLE 3
 
GROSS DOMESTIC PRODUCT: VALUE ADDED BY MAJOR SECTORS IN CONSTANT 1972 PRICFS 

(Millions of Dinars) 

1975 
 1976 19771 19782
 

Agriculture 
 227.7 
 245.0 221.0 251.0
 
Fishing 
 8.4 
 8.8 9.6 
 10.6
 
Mining 
 12.1 11.4 10.5 
 11.3
 
Petroleum 
 50.8 
 39.7 45.0 
 50.3
 

Electricity and Water 
 19.9 22.2 
 23.2 25.8
 
Manufacturing 
 116.6 139.0 148.8 
 167.7
 

(Food Processing) 
 (41.7) (48.7) (42.4) 
 (47.6)
 
Construction 
 85.5 
 99.9 111.0 
 119.0
 

Government Wages and 
Salaries 
 155.7 161.0 183.5 
 203.0 

Other Ser.'.ces 
 468.4 
 5o4.4 513.4 556.3(Rent) 
 (63.2) (65.0) (67.7) 
 (69.5) 

GROSS DOMESTIC PRODUCT

AT FACTOR P:ICES 
 1145.1 1231.4 
 1266.0 
 1395.0
 

SOURCE-
 Ministry of Planning, Budget Economiaue 1978 (Tunis, Nov. 1977).
 

_/ Estimate 

2/ Official Forecast 

3/ Dinar = US$0.4772 
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the gross national product (see Table h), 
but government or public consumption
rose by 12.5% to 15.3, of national expenditure. As a result, the resourcegap itself widened to 10% of national Lpending for a total of 163.7 million1972 dinars. im.norts required were much higher than exorts;aMOU1ted to 19.31 	 the latteras against of29.2' national exmenditures for im-orts. 

T: the extent that a-ri culture was exqected to recover)ffiLcia forecasts assumed that 	 in 1978,output would be 10% above thesignificant change 	 1977 fisre.To 	 is expected otherin growth rates andestimated, as a consequence, 	 ratios. It isthat the resource gap or trade deficit vill standat 10.5;1 of the gross domestic product. 

Tnlat;on 
C. _intge oa-e rae f n
 

Krne 
- -cse of 	 tre rte of inflation is izmortant for theiinterest rates 
-nterest rates 	

and desi-ning a success.uL investment policy.lower than goingthe inflation rate are negative rates for alloract'caal -uzoseS and as they may be n .Lninz-tendedh.l... 
such 	 -nd unfair subsidy toA ist f basic commodities - bread, flour and


ediibe_ i- s iirect:y Priced 
by the gcrernz-ent authoriti-s.n : 	 Thus, in 1977,:-nt-irolned-e -z:s 
 food )orceswere allowed to rise by onlyI Uts i of the fcc sector,and 	 :rices for clothing, shelter,..... 	 heathThis inflazcn 
an 	 rte is proba-ly the resulta2 _ncreas e in the ofcost icrts and an tx-pauing money supply due toe it 7.- t non-farm ;a=7hes were, allowed riseto by 

.:..--. , ass7--ming a -- hour- work" 

zymentIs one " he major probe.ms confrontingso -it" v5has been -rant.ed p....... in Fi-'th 	
T' nisia today,
the eveloi was 	 ent Plan for 2.977-81. 

..7. - estimatede... 	 ofkers , o 7 of 	 ne !shot force5, years as e; 	 d-s 
(that is, inclusive o: wor­

- 1 	 those who workced lessay w....he"
t efre he 17;7:' 2enses acounted for about 1/-th (or IL.~ne=--lo:Me n t -waa a a y_cz Tate c 	 1 -=.er Df factoCrs: a st,-!ady-. l - --. 	 :orulaticM increase r .....:.. .. ..ore Ceoole of wor gnaoe,e...-
 e - - .- :re and
..... i.
n 'r -	 2onzro of rne-bound
 
ato-- s y 	

-wer_ acceleratinw. These toni­!anion ... be 	
o-s 

c- -'-dy the f act that -e aver aze oroductirityfar c a"- 1.. onln!y one,. that of 	
of the 

non-far workers. 

lun th7 o h l-76), 
was 	 the eloyment target of' 219,000new Job: e.ceeded "y CC obZ. 

o 	 ,eer-helessturned out that theI -- , ... , 	 so that the actual deficit rose by U6,000. For 
.......r-
 was
279,2:0, b:ut only 22 new 	

-ire officialy frecast as,0C , ,-obocrt.unities werenent. 	 x ....d in non-farm emrloy­~ aa rii! .uggest S an noro-edi lacr absorotion 	 ­rate of % owcrL-_er7; 	 n6.as o ared ' the oerforznC. level- of Fo-.urhthe Plan. 

http:probe.ms
http:success.uL
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TABLE 4 

COMP0SITION OF INVES TT 
(PE CENT) 

1975 
 1976 19771 19782
 

Agriculture and Fishing 11.7 10.4 10.4 10.4 
Industries 
 43.4 42.6 42.9 46.1 
/anufacturinj7 
 5T8.17 T6.67 /To.57 /1.6_7 

(Building Materials) 
 (5.7) (5.7) (10.0) (8.3)
 
Services 
 44.9 47.0 
 46.7 43.5
 
fousinj 
 Lr5.57 f15.27 /T-.57 3.6_7
 

(Gross Domestic
 
GDCF Capital Formation) 
 100 100 100 100 

GDCF/GDP 
 23.0 214.8 25.8 
 25.6
 

Housing/GDP 
 3.6 3.8 
 3.7 3.5
 

SOURCE. 
Ministry of Planning, Budget Economique 1978 (Tunis, Nov., 1977). 

l/ Estimate
 

2/ Official forecast
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E. Balance of Payments
 

As shown in Table 2, from 1973 until 1977 the Gross
Product rose at an a=ua Domesticcompound rate of 8.1%, while expenditures were
growi:ng at an annual 10.0%. Bearing in mind that Tunisia had been con­sistently accumulating foreign exchange from 1968 through 1974, this weaken­ing is an unfortunate trend. 

This reversal is attributable to awas there stagnation in the value of imports, but 
number of causes. Not only
 

even the terms of trade
turned against Tunisia. 
 The one major exception was petroleum which, after
its price increase, now accounts for about 32% of merchandisecontrast, both exports. Byphosphate rock and supermhosphate
line e:orts e-xperienced a dec­in zrice and volume and now account for onlyoil xcorts suffred not Just from droc in 

18% of all exNors. Olive a world zrices'uro-oean but -Iso from 1975Ce _.on Market measures aimed at rrotec..g italianonese rroducers.measures Later,'Were :artly offset by granting !t-iy fishing rightswaters. in Tuisiani4Text_ exorts were hurt by another C cn Market, protective measure
!71osng ceilins or hi-rrecord rectts i1.72 - s to Eurooe.and -... u t- "years were The tourist trade achieved
h :Curncy rates 

only moderately successful,-ote7 were about 74%.Lastly,wcr.ers l reduced emigration of Tunisi ana.d growth rate.ower 61) for remittances from abroad. 

To the extent that inveszment continued to zrowtween 1973 and 1977, the an annual 16.2% be­szeay- need for eouimzeno and materials causedcrease... n - or s and esu e i: an : rt 
an In­

a, s described above . ith an
-- r4:5ae ;% share, capital ;oods wer a mor ia criorcaegov-eby..took eithAe d by ..... - -nd e m -f - i , goo s t 35. t-esharesicvate ohtnooin ros *t 
in 1577. Asa. o . rate ......sLowly than the = ..- 77, that is, more0.1 3 of -he zrossdo mes1. rduc, the frownng trade deficit wasno-,trbtbe ocn'o: 

:er-0, of the trade iefici- was financedflows, includig rmn, by fcreign caoita& in­-- and th balin.e was c........ y
:rom 177- et7rougn ­ s resers Jrcczted fromaof...e. yealy vol-e 
17' 

lvel of 23.55toZl-% =c zf 's -erlces, s shown in_" 


"t fowwne, me di=- d l er= ..,,as f a. tal rivate asn i t an well as public,rate 'Ir !,44n_. 

;aande n , each year between .... g ..... .. 
 1577 rate of inf!ow reach 13.0% ofthe Gross bcmeszic ?roduzt. .'Sowe1er in the 'SOs Tu:isianreached ...er. .. c 4tal inflows hada ratio that -was exceeduertc ?'cc and only by Lebanon,a:I.unt.r.s z i-:at war like Viet Nam. 

Ao<r ' 
 " e- n-t ' htd risen to '8oonD.b 1,1

36... to- .r'ofoD.r - est with amcization and interesz-t....D.o 4etort 

1 r75 
arn raitio had been l0.LC incl,. ri;e tooWhen az i173. 

s Ts 

-workers remitancesadded to extor-t earnings fcr gocds t d -, 
r' . 

only ... A"o 
_ h,e 1977 debt ser-rice ratio s; Bank survey . -" 

about . AWorld-3- *ecnty aasaA Tunisia as an 
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TABLE 5 

BALANCE OF PAYIMNS OF TUNISIA, 1975-1978 

(millions of dinars)
 

1975 
 1976 
 1977 


Exports 

545.6 551.1Merchandise exports, f.o.b. 

622.1 68o.o

345.6 338.3Nonfactor services 390.1 435,0
200.0 
 212.8 
 232.0 
 245.0
 

Imports 

-629.7 
 -715.2 
 -834.2
Merchandise imports, -910.0f.o.b. -521.8 -598.37onfactor services -691.2 -755.0
-107.9 
 -116.9 
 -143.0 
 -155.0
 

Balance on goods and - 89.2 -164.1 -212.1 -230.0Nonfactor 
services
 

Net Transfers 
- 1.9 - 24.1 - 41.o - 47.0 

Balance on Curent Account - 90.0 -188.2 -253.1 -277.0 

Balance on Capital Account 80.4 171.7 224.0Grants 277.0
20.2 19.8 20.5 
 16.0
Direct Private Investment (net) 19.3 29.1 
 37.0
Government Loans 37.0
 
59.2 
 75.7
Private Loans 97.8 !3.0 

Debt 3 14.2 78.1 122.2 140.0er icing -38.0 -43.0 -46.0Omissions + Valuations -50.0 
5.5 12.0 - 7.5

Ad ustmentsChange in jet Official Forei.,..eserv._92 .
 
Net Foreign Exchange Reseres 
 (FER) !47.8 131.3 104.2 104.2
Ratio: N/F/E/R/ to imports, Percent 23.5 13.4 12.5 
 12.5 

External Debt 
 498.2 
 609.0
Ratio- Ext. 783.0 !G05.0Debt to GDP, percent 28.6 31.9
Debt Service 36.8 40.0

56.5 
 64.6 78.0
Ratio" Debt Serv. to E"ports, Percent 20.4 

96.0 
11.7 12.5 !h.! 

SOLUCE: Republique Tunisierne, Budget Zconomicue 1978, Tableau i1-1 TV-2updated for 1977.
 

Offi ci- forecast 

19781 
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"intermediate middle-income country" together

Guatemala, Korea, Malaysis, Mexico, Peru, 

with Brazil, Chile, Colombia,

Syria, Turkey and Zambia. Theaverage debt service ratio for these countries during 1974-76 was 19.3%,much higher than that of Tunisia. On the other hand, their current accountdeficit in relation to the GDP was much lower and amounted only to 5.4%. l/ 

Taking into account international trade patterns and the govern­ment's investment program during the 
Fifth Plan, Tunisia will haveincreasingly to international financial markets 
to resort 

for its required capital in­flow. By these standards, the terms of the Housing Guaranty Loan granted byUS AID will appear relatively favorable. An International Monetary Fund study
estinc.tes that the Tunisian debt service ratio will not go beyond 20% by 1981. 

F. The Gvermenz Sector
 

Between 1974 and 1977 government spending rose at an annual 21.8%whi.i government income was increasing by only 1h.7' (see Table 6).resut, the deficit reached As aa 53.2% compound rate, rising from 54 million1974 to 195 million D. in 1977, that D. inis, from 16.7%of government receizts to39.710. 
 About half of the deficit was 
financed by foreign borrowing, the
balance being supplied through an increase of the money supply which, together
with the poor 1977 harvest, was 
a force behind the accelerating inflation.
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TABLE 6
 

GOVERMNENT FINANCE
 
Cmillions of dinars)
 

Current Revenues 


Telephone and Postal Surplus 


Government Income, Sum 


Current Expenditure 


Subsidies 


Capital Spending 


Debt Ser-uice 


Total Spending, Sum 


Overall Deficit 


-Financing 

Domestic 


Foreign 


SOURCM: Budget Economiue, 1978 

1,-
Estimate
 

2Projection
 

1974 


311.8 


13.6 


325.4 


215.1 


58.7 


74.8 


31.0 


379.6 


54.2 


28.0 


32.0 


- 5.8 


_J75 


361.7 


14.2 


375.9 


269.2 


71.4 


90.7 


34.6 


465.9 


90.0 


24.8 


38.0 


-27.2 


(Tunis, November 1977), 

1976 


344.6 


16.4 


41i.o 


289.7 


98.4 


116.2 


34.I 


538.7 


127.7 


-"8.2 


6.9 

-42.6 


Table V-1.
 

19771 19782 

47.i.5 541.2 

20.0 25.0 

491.5 566.2 

361.5 421.2 

131.1 155.6 

153.9 164.4 

40.0 48.o 

686.5 789.2 

195.0 223.0 

26.0 92.0 

109.0 131.0 

0 0 
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..... POPULATION CHAACTEISTICS' 

A. National Characteristics 

The latest Tunisian census was made in 1975 and counted 5.6'millioninhabitants, 47% off whom resided within urbanyears 1966 and 1975, population growth 
areas. Between the census 

an annual average growth rate of 2.3% 
was of the order of 1.1 million for 

. This figure would have been higher
if emigration had not reduced the impact of a natural growth rate of 2.7% per year. 

Tunisian.demographic structureisuggests a very young population
with an-almost equal distribution-of males and females. 
 Thed
. ian age is
18.3 years, and life expenctancy is estimated at an average 57 years for
men and 58 yer.zs for women.
 

The percentage of the working age population (between 15 and 64
years of age) increased from 50% in 1966 to 53% in 1975. 
The'annual
average increase of this population is around 112.000, distributed almost
equally between the two sexes.
 

In addition, specific demographic analysisoff the Tunisian population
reflects two migratory patterns: emigration and intense migrration
of the rural population toward urban centers and 
 particularly Tunis.emigration of the labor to TheEurope and Arab countries, is attributable to
imbalance between labor supply and demand. an
 
This is a relatively recen't
phenomenon and'the number of emigrants is estimated at a quarter of a million.
Gaps betwuen 
 standards of living ,in urban and rural populations
.also contri­buted to strengthening internal migratory movements.
 

Rural migrant flows continued to add to the size of the most under­privileged urban population: more than half of those with incomes below
poverty level (estimated at 10 D per person per month) are urban area

residents
 

B. The Urban Poulation
 

The growth of urban centers, the expansion of municipal boundaries
and internal migrations combined to produce a comparatively high degree,of
urbanization. 
This, type of urbanization features uneven space distribution
and occupancy. 
 Close to two thirds of the'urban.population 
 (some 2.650.000
people) reside in the "Gouvernorals" of Tunis, Sousse, Sfax and Bizerte.The population of.the District of Tunis, which numbered 925,000 in 1975,
now accounts for 17.3% of the nati .onalpopulation and 38% theor urban population. of communalStill in 1975, the District of Tunis experienced an
annual growth rate as high as 
3.2% - including emigration.- exceeding thenational growth rate of 2.3%. Emigration, plus the slowingto Tunis attributable to down-of migration
good harvests, can explain a: relativecapital's growth rate. drop in theNo current analysis of these two patterns is currenly
available. However, it 
seems

,abroad as 

that emigrants are beginning to return home from
 
markets. 

the demand for foreign labor becomes less substantial in European
It also seems probable that migrations to the capital will resume a
 

' -'
 
ii~iii i. .... ,,:
i/ •i
 : ,
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faster pace, should bad crop years return. Half of the migratory flows
originate in centers with less 
than 20.000 population, with no means 
to
stem the Tunis-bound flows of immigrants.
 

C. Demographic and Socio-Cultural Structures in Target Poaulation
 

USAID shelter programs are aiming at the needs of the lowest
socio-economic population layers. 
 More specifically, target groups may be
defined as 
covering the most underprivileged 50% of the population, on 
the
basis of income distribution per household, as recorded in the urban centers
 
where they live.
 

In the Tunis District, there is 
a close relationship between the
vatious housing types, income levels and socio-economic characteristics,
shown in Table 7. as
The areas of spontaneous settlement (Zones d'Habitation
Spontan~e in French, hereafter referred to 
as ZHS) and the historic center
(the Medina and its 
two suburbs) contain the majority of 
the city's urban
poor. 
 These areas are operating as the main staging areas for 
the in-migration.
They include 45." of the Tunis population, '.n an area covering only one
fifth of the inhabitable area of the District.
 

Medina and ZHS population patterns reflect a greater number of males
than the average for the whole District. This 
is not surprising in view of
the fact 
that a high proportiorn of migrants moved there without their family.
Similarly, it is not surprising 
to find that this population is very young:
54% of all ZHS inhabitants are under 20 
and the average number of dependent

children is about 3.4.
 

ZHS household sizes are 
largely a function of the number of dependent
children because their structure is characteri.-d h7 conjugal families (35..)and li'ing conditions in such districts 
are not conducive to more cCmplexhouseholds. Here the average household size is 5.5, the same as for theDistrict:. 
 Whereas households are not different from District averages.
their distribution is different when taking into account 
the number or
households per housing unit 
- and such households are often related by blood 
-
1.4 as :.-inst 1.2 in the Distric_. In Melass-ne, this figure roaches

.,9 house.iclds per cusiuig _nit.
 

Medina households are both more complex and older.of dependent children is lower than averrge and 25% 
Tae r:u=ber 

of the households include
families with older members and other dependents, and exteLded families.
Housold developments also occur on 
the basis of occupational activitios, 
as
in the case of craftsmen and traders who -ractice their trades tzze~her.
This kind of occupancy is matched by a very high density per housing unit, with
an average 1.3 household/unit and the average household size is 5.3 persons.
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Various surveys confirm that more than half of the residents of
the ZHS and about one third of inchose the Medina originated in Northwesterngouvernorats (Beja,Jendouba and Kef). 
 In the District, most married couplesare endogamous, with partners from the same gouvernorat. 

This would indicate that the men initially arrived alone, leaving
families behind, or their
that those who are single Later marry someone from their
village of origin. 
While ZHS populations are heterogeneous to someparticularly when compared with those living in similar zones 
extent,
 

in Beja and
Kef, there is a tendency to 
regroup according to gouvprnorats of origin.
In such cases, extended families 
(several generations)

households within the same house, or close to 

are living in separate
 
one another, and they usually
accommodate newly arrived family members and friends. 
 Some 12% of 
the Tunis
ZHS households are 
lodging with family or friends.
 

While related families are living as 
separate households within one
house, social activities in the courtyard around which they have their separate
dwellings (See Figures 8-10). 
 The courtyard is a multi-functional space for
a variety of activities ranging from the purely social - a place to gather
in the evening - to 
the economic ­ space for raising fruits, vegetables and
poultry. In addition, it is 
the domain of women during the day as 
many of
their household chores are performed within the privacy provided by the
surrounding walls. 
 Dwelling units available to each household normally
include one or 
twu rooms, which on 2
the average are 15 m to 20 m
Rooms 
2 ma:ximum.
are also multi-functional and they generally have a day corner 
and a
night corner. 
 When they are available, beds stand at one end of 
the room
 
Cooking
space may be found in a separate kitchen in the courtyard. This space contains
kitchen utensils, "canoun, primus stove and couscoussi~res", and is usually
not shared by several households. Those with no separate cooking space use that
section of 


while furniture used for sitting and eating is at the other end. 


the courtyard immediately in front of 
their doorways for cooking.
 

Floor plans shown in Figures 8 to 10, may provide room for high
density occupancy with no 
feeling of overcrowding. 
 The courtyard operates
as breathing space from the confinement of small rooms where households of
5-6 persons 
are confined together. However, 
this pattern 'as
the ever-increasing number of ZHS tenants. 
tbe bro..-. by

As a result, privacy is no
available. longer
Many activities which would usually be performed in the courtyard
have to be drawn into the confines of the rooms available to the family. 

Figure 11 (drawn from Fig. 8) depicts the :picai evolution ofliving space attributable to an increasing housingOriginally, the space occupied 
demand in ZHS environments. 

by three housing units belonied to one e:cendedfamily, which parcelled off half the land and sold it as two lots. Over
time, the number of families living wiL:in the three houses rose from
three to fourteen, ten of which are 
tenants and are unrelated.
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In the house occupied by seven tenant families (one family per coom), 
the
 
owner moved out and built a maximum amount of residential space in order to
 
reat out as many rooms as possible. Courtyard space is reduced to a bare
 
minimum.
 

This process where an increasing number of unrelated households
 
live in one-room housing units and share 
the same common space may be
 
characterized as an "oukalization" of the ZHS to the extent that it dupli­
cates housing patterns common to the Medina's older neighborhoods. (Historically,

oukaias were Middle Ages inns housing one family per room for a short period
 
of time).
 

Family ties and the desire for privacy associated with Arab dwelling

units are further disrupted by the need for the extra income that can be
 
provided by tenants. For older residents, their house is often their only

savinzsand its purchase amounts to 
a lifetime investment. However, their
 
inccmes do 
 not make it possible for them to maintain it solely for family
use. Therefore, the acceptance of 
tenants has become a necessity. Tenants
 
also benefit from this arrangement since rents paid per ZHS household are
 
cheaper than tor other systems of housing, allowing families to save enough
 
money to out into a house of their own. The trade-off for the economic

benefits derived b both Da ties are the extremelv hi h densities found in
 
the ZHS.
 

Mutual assistance in the ZHS operates essentially at the neighborhood
and family rather than comunity level, Social networks are drawn closer

around tho ne hborhood and the fami ly. At community levels, social organi­
zation 
 takes place largely through the local cells established by the Destour
 
?arty. focial assistance is also provided by social -wcrkers
 
assigned to the ccrmnunitv. This form of welfare is largely a matter 
or
counsellinoz individual family members. Local Dranizations retain a much 
strnger_ control than the police, as problems -olvers and disputes are often 
settled through the local .arl v celi. Public space improvement is seldom
 
found at the cornunic level: but local cells play a major role in 
 preventing
 
tne cons truction of illecal husinq units in the -rea.
 

The provision of social ser-:i ces, education and health within the
ZHS is sub standards the as i 

-ct to arrved for District whoLe. in Melassine,

there are i.75 classrooms per 1000 r 
 idents a figure lower than the District 
level -f 2.6 er 1000 and the national average of 2.4 Dar .000. The area'slack of educati nal facilities is cCopojned b' the fact that 232 of the
population is of school age. Existing classrocms are overcrowded, with an 
average i3 students Der class. Thanks to a near-v major hospital, health 
facilities are adequate in elassine Otherthe area. area ZHS are not 
quite so fortunate. A conscious effort is being made to provide a whole
 
range Of services including family planning units, social work centers and
health facilities in all those ZHS slated for upgrading. 
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D. 
Economic Characteristics of the Target Population
 

1. Income.
 

There is 
no reliable survey of income distribution for Tunisia,
but 
 in 1975 the Institut National de Statistique completed an exhaustive
study of household expenditures entitled "Budget-Consommation". Assuming
that households have no savings outside ,their dwellings, 
we have a rather
conservative but not unreasonable estimate of income Patterns, especially
for the poor majority. 
 Five thousand households were surveyed, including
800 in the Tunis District.l/
 

From the survey, median income (expenditure) levels 
can be estima­ted for Tunis and other major cities (Sfax, Sousse, Bizerte, Gabes),
other towns and the rural areas. the
 
These are given in Table 8, together with
adjustments for income growth and inflation during 1975-78.
assumed that household income grew at the 


We have
 
rate of 2fl% per year, while prices
rose at 6.0% per year. The combined rate is 8.12 %.
 

-TAn 8.
r 

} nD!A ; D TFDRELEEL.
INCO~i 7JIIS A, 1975-1978 

1975 
 Mon hly Median income/Household
Ponulation (000) 
 1975 1978 (Estimate)
 

District of Tunis 
 925 
 91 
 115 

Sfax, Sousse,
 
Bizerte, Gabes 
 355 
 56 
 71
 

All the above 
 1,280 
 75 
 95
 
Other towns 
 1,376 
 66 
 83
 

All urban 
 2,656 
 6l 
 77
 
1uraJ. 2,932 
 38 L8 

All Tunisia 
 5,588 
 61 78
 

!/ See Institut National de la Statistiaue, Ministre. .an, du 4ral dela Recezseme.Ponulation etdes z n6­iii duenNla ion l !eaStati 
3 mai197, Tunis,1076. ,nszi:zu
ue, emenzs: TableauxatAna!ysesdesau1/, 'su.lta iu Sonza
Volume 1, ..17, no _ate. 


qu te " Note sur les Resulats =ro'iscires Ie !'En­-Cnsommati on", 7unis: Uinis:.re du
voize and --ln, 176 (mimeo), and 3uzy De-Ridha Ferchicu, "?rsenanin -at Aalyse dede 1975", Dis-rir4. 
l'!hqutte '3udget-Cnsomzacn'Tunis, Also: Ec ufteAl so: ".-4_s sursin-udzso mticn jdes :.!naZs. eB !asitun :aionaaz ie 7aS tatisioue.' nistre iu?lan, Tunis, Atri_ 178.
 

http:Uinis:.re
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From this national median, income distribution is such that the
lowest 20 percent of households 
earn less than half the median in the
cities and less than two-thirds of 
the median in rural areas. Should
income distributions in the various regions retain their overall patterns,
(or geometrical features) 
as growth and inflation occur, those propor­tions would continue 
to be valid. This assumption is usually regarded
 
as reasonable.
 

Regionally, median income levels 
are mainly a function of urba­nization. 
For most regions, this figure will be somewhat above 50 7.
in 1978. 
 In the West, where towns 
are few and farming less productive,
the median income may still be as 
low as 36 dinars per month. On May 1,
1978, the minimum industrial wage (SMIG) was 
raised to 45 dinars per
month. 
 However, as was mentioned elsewhere in 
this report, a substantial
number of poor urban families could count on 1.5 wage earners 
and there­fore could be estimated to receive about 68 dinars per month.
 

For the Cit7 
of Tunis, Table 8A emphasizes what would happen 
to the
carlet group between the 20th and 50th percentile in case income dis­tribution patterns remain basically unchanged. In constant dinars,
2 per cent growth rate equates a 22 percent rise in 
a
 

ten years. Meanwhile
however, should inflation remain as 
low (or high) as 6 7ercent, price and
wage levels should rise by 79 
percent. The ccmbined impact means
113 percent increase. 
a
 

We have assumed that income distribution among
percentiles of households will remain the same. 

Most recent income distribution data available for the City ofTunis are basea on a survey of 1,109 households completed in 1976.Table 9 sumznarizes the sur-ey 's findings on monthly income distribution
 
for the various housing systems.
 

This surev shows that over 7-, of all ZHS and Medina residentsearned less than the median income 91of TD computed by the DiS 1975Survey of expenditure levels. A more recent survey was completed in Me­lassine in 1.973 
and it indicates that 252 ' of all huseholds earn less than20 TD/month, 602 between .0-80 TD and 16h' over 30 TD. Median monthlyincome per householcd is &6 TD and 95,, of the households earn less thanthe District's 197H median income level of 115 TD. 

2 Emmlcv.-ent characteristics 

Consideration of the employment characteristics of the targetpopulation must focus 
or. Tunis as informarion for other areas is either
unavailable or incomplete. 
Additionally, the task of assessing employment
opportunities for this segment of 
the population is made difficult by
fact that a significant proportion of 
the
 

the labor force is employed in
traditional or non-structured activities.
 

Surveys completed for the Tunis District in the early 1 970's 
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TABLE 8A
 

INCOME LEVELS IN TUNIS AT VARIOUS GROWTH RATES (in Dinars) 

1975 1978 
 1981 1985
 

Median Income
 

Real growth projected at
2% annually in constant 
 91.0 96.6 
 102.5 10.9
 
dinars
 

Inflationary adjustment

without real growth, at 
 91.0 l08.4 129.1 163.0

6% annually 

Combined effect or 8.12%
growth in current dinars 
 91.0 115.0 145.4 
 198.7
 

Income at the 20th Percentile
 

Real growth projected at

2% annually in constant 
 46.0 '8.8 51.8 56.1 
dinars 

inflationary adjustment
"ithout real growth, at 46.3 5h.7 65.3 82.4 

/ov annually 

Combined effect or 8.12%
 
annually in current dinars 
 46.o 58.1 
 73.5 100.4
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TAaiL 9-•
 
MONTHLY INCOME FOR CERTAIN HOUSING TYPES
 

. MONTHLY INCOME
RANGE 

%Q2 Q3
Housing System 25% 50% 75% 

Haut Standing (Expensiie) 201.0 D 265.0 D 333.0 D
 

Aoyen Standing (Middle Income) 57.0 D 
 89.0 D 147.0 D
 

Recasement (Resettlement 52.0 D 
 72.0 D 97.0 D
 
.Aeas
 

Gourbi-rilIe (Sli=) 32.0 D 49.6 D 74.6 D
 

Cenzre Urbain (Dc'on) 72.L D .1-.5 D 175.0 D
 

Centre His:aricue (:edina) 39.4 D 
 61.4 D 87.8 D 

abi_"ta zu7; (Rurzl) 26.0 D h3.0 D 63.0 D
 

Ensemble Dis:rict 
 h6.0 D 73.0 D 120.0 D
 

indicate that in the ZHS about half of 
the heads of households are
 
employred on a non-permanent basis. This classification includes
 
laborers, self-employed tradesmen and craftsmen. 
 The working popula­
tion consists essential': of skilled and semi-skilled workers in indus­
try/, transportation and construction, service sector personnel, small
 
tradesmen and craftsmen. Smaller urban centers such 
as Beja and Kef have 
a significantly laraer proportion of the working population employed on
 
a part-time basis particularly in the construction trades, in agriculture

and in the textile, leather and clothing industries. in the case of
 
textiles, par:-time workers 
are mainly w€omen who produce needlework and
 
carpets either independently or as recipients of social assistance bene­
fits under schemes coordinated by the rural development program in an effort
 
to promote handicrafts.
 

The District's 1976 survey entitled " Population, Losement, Revenu et 
Svst~mes d'Habitat" pro-ries an overview of employment patterns for heads 
of households in ZHS (See Table 9A). This study shows that about 42% 
are industrial workers, day laborers and unskilled laborers while another 
17.7. are service employees. It should be noted that an almcst equal
 
percentage of these occupational 2roupings can be found among .,he headS of
 
households in the Medina. 

The unemployment level shown in Table 9A covers oni heads of house­
holds and does not give an actual assessment of the unemployment problem
in the District or in the taroet yroups. Figures commuted for the District 
in 1975 show that out of a total of 310,')O0 persons available or 



-36 -

TALLE 9A 

PROFILE OF HEADS OF HOUSEHOLDS BY 

7MPLOYIWT AND LOCATION OF RESIDENCE
 

LLOYNT CATEGOfY 

LOCATION OF RESIDENCE 

Z MEDINA ALL THE 

(prcnag. DISTRICT(nercentage)
 

Individual Owners 

Corporate Owners 
 1.43 
 2.92 
 4.44
 
Profes sionals 


2.24 
 8.7. 
Mid-Level Management 3.15 5.8 11.3
 
Office Workers 
 -
 2.24 
 7.35
 
Non-Of±ice White Collar 1.07 
 4.7 3.53 
Personal Service 
 17.77 
 19.73 
 17.52
 
Blue Collars 
 25.5 
 !6.14 
 16.6
 
Artisan Labor 
 9.46 !0.5L 7.4
 

Day Labor 
 16.05 
 12.78 
 6.3
 
Street Vendors 
 3.44 
 .12 
 1.0
 
Unemployed 


4.01 
 h.26 
 3.12
 
Retired 


3.72 
 3.5 6.4 
inactive 

5.73 1.3 
 3.26
 

TOTAL 

100 
 100 


7 

100 
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work, including those seeking their first jobs, 76,000 
were unemployed

(some 25%).
 

Etrnloyment opportunities available to ZHS residents are 
located
outside tne areas of residence. 
 The 1978 TUNITEC Survey of Melassine
show that only 14% of 
those employed work within the Melassine area
itself, and 71% 
in the center of 
town and in the Medina. The remaining
15% are ?mployed in various other peripheral sections of 
town. Local
employment in Melassine is concentrated along the main thoroughfares
and consists primarily of 
small scale trade and artisan activities, in
addition to a large central market. 
 According to District estimates,
business and industrial operations provide 680 jobs in che Melassine
area mhile government agencies supply another 180-200 jobs.majority of the residents in both elassine 
While the 

and other ZHS work outside theseneighborhoods, ZHS tend to locate relatively close to emplovment centers.Thus. residents ef Melassine, Saida Manoubia and Jebel Ahmar have easyaccess to the *:enter of town and thie Medina, while the southern ZHS are locat.ed _Iose 
to the industrial zone. 

Or, the averae, there re 1. -1persons employed per household inZHs. t, s fiu: is slight_ lower than Lne overall av rage for theDistrict of 1.3.However, iL should be noted that in many caseshouseholds are supported bv members emDloyed abroad.
 

.;o oreakcown is available for female employment rates among thetar.et roup. Hcever. the Melassie study referred to earlier shows
that women account 'or 7% Jr 
 the reoularly employed population. Employ­
nt opPO.rtun...s f-or women are 
predominantly in
srvices, the fields of domesticto:lies and industrial sectors and clerical work. 

E. Hcusino Hxrendiures 

hat share of the taroet population's income is todevoted housing?The "Bucet Con.sor, .aton" Survey mentioned earlier reports that allTui'sian households devote 27.9 percent of their income to housing:rural households 
23.?, urban households 29.0 (including the Tunis District
 
at 31. 3%­

n t:eir analvsis of the "Budget-Cnsoratio"
u data ie .. nsr~to 


to aa as it applied
the District of Tunis, Devoize and 7erchiou concluded that payments for
housing in total equalled 33.--.. of expenses whereas payments for lodging(that is rent and acquisition only) consumed 18%of the :ily budgetin 1975. They projected levels of 20.1% by 1986. A level of 19.3/ hasbeen estimated in this report for 1973. 

.able 93 suggests that lower percentages are applicable h
-enerali.ed national data. 
 I/
 

1/ Ibid. Table 323. pp. 26-21,7
 

http:enerali.ed
http:locat.ed
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PRINCIPAL EXPENSE CATEGOR117S 


FOOD: 


Cgrgales ..................
 

Legumineuses 
 ....... 

L~gumes ................... 

Fruits........................ 

Viandes 


Pojaons.................. 

Laits et Prod.Laitier6 
..... 

Oeufs ...... 4........ 

Sucre et Produits sucr&s 
... 

Huileq 


..................
Beurre at corps gras 
........ 

els 
et condiments 
 ......... 


bois ons 
.................... 


Repas . 1'e: tgrieur ....... 


HOUSNG: 


Rent 

Energy 

Repairs 

Furniture 


Appliances
Kitchen Utensils 

Linen 


Other
Acquisition of a home 


CLOTHING:
 
V,tement 
priricipaux 
:eufs 


fripperie 

traditionnel
Linge de corps S/V.neuf 


L " fripperie

Effets personnels 
.......
 
Couvre-t .te ... 
 ...... 


pt 
us u ee ..............
ChSauss0reCh . T 

Tissue d'habillement 
...... 

Frais de couture mercerie
Habillement rentrde sculaire 


- 38-T.ALE 9H 


BREAKDOWN OF HOUSEHOLD BUDGET 

LARGE 
 URBAN
CITIES AREAS 


36j6 

6,3 8,8 
0,9 
5,7 
2,4 
7,5 

1,2 
6,9 
2,0 

:, ,5 

2,4 : 1,6 
0,7 
1,6 

0,6 

2,6
0,3 5,0 

0,1: 
0,3 
2,9 

0,4 
2,8 

1,5 0,4 

313 

13,0 
 7,5
 

5,02,1 : 7,2,5 
,8 0,6


0,8c0,4 
 0,5
0,5 


0,6 0,2
4,2 
 5,7
 

3,3

0,2 

0,2 
 0,:

l,1 , 

0,1 0,1 

,
 
1,8 : 0,2 


1,6 

,2
 

O.t : o06
8,1 
 0,3
1,2 


RURAL 
AREAS
 

:0
 

11,6
 
1,2 

2,5
 
8.....
0,6 

2,4
 
0,4
,

2,7
 
6,0
 
0,2
 

0,5
 
3,6
 

0,7
 

2,6
 

7,6
 

0,3
0 
0,7 
0,7
 

:3,5 

0,5
 
2,7
 
0
 

0,2 

0,5
0,5
 

1,6
 

0,3
 
0,4
0,4
1 
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PRINCIPAL EXPENSE CATEGORIES LARGE 
CITIES 

URBAN 
AREAS 

RURAL 
AREAS-

HYGIENE: : 5,9 : .9 456 

Soins m~dicaux .......... :. 
Soins personnels ........ . . 
Produits d'hygiine ..... 

3,3 
1,4 
1,2 

3,0 
1,0 
1,7 

: 
: 

2,7 
0,7 
1,2 

TRANSPORT. & COMMUNICA.: 

Achat .................. 
Frais d'entretiea ..... 
Transport en comiun ..... 
Co-umnication .......... 

: 

: 

: 
: 

6 

1,8 
2,5 
1,6 
0,4 

: , 

0,9 
1,5 
1,5 
0,1 

: 6.2 

0,8 
0,6 
2,1 
0,0 

ENTERTAIN'MENT: 

Tabac . ................ 
Spectacle ............. 
Article de loisirs ..... 
Culture ................. 
Enseignement ......... 
Rentrde scolaire ...... 
Vacances et voyages ... 

. 

. 

: 

Li 

2,5 
0,5 
1,0 
0,3 
1,3 
0,9 
2,6 

: 

8A 

2,7 
0,3 
0,3 
0,2 
0,20, 
1,0 
2,2 

. 

: 

6A 

3,0 
0.4 
0,8 
0,0 

0,7 
1,2 

OTHER : 2,4 4,2 3,9 

TOTAL 100,0 10l0,O 1(10,0 
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The statutes of the CNEL require thatof mortgage loans the amortization paymentsnot exceed one-third of a family's income.reflect The statutesthe official perception that Tunisian families willfices to acquire their own make great sacri­home. It should be recognized, however,family which accepts that aa mortgage payment
may possibly be 

of 30% of its income, for example,accenting conditions in which the overall family expendituresfor housing (adding utilities, maintenance, etc. 
as 
noted in Table 9B) exceed
45% of income, a substantial change from the roughly 30% figure suggested bythe 1975 "Budget-Consommation" Study. 

To analyze further, rent is reportedmably, the well-off to be only 18.5% and, presu­are less to be renters. Moreover,expenditures actually cover 
14% of all housing

utilities, with20% for miscellaneous another 10% for maintenance andpurposes. Taking all these amounts intodwelling account, thespace itself in the Tunis District generally accountedhousehold expenditures for 18.5% ofin 1975. According to the previously-mentionedDistrict Study 1976of the ZHS, average expenditures
of total income. (See Table 10). 

on housing accounted for 25%
This figure includes rent, utilities, main­tenance and taxes associated with housing.

expenditures with 
It does not, however, includeassociated the purchase of a homeof the ZHS population (48.8% being 

and 'which affect some 63% owners
built their 

and 17.6% illegal occupants who haveown shelters without a building permit.average rent per ZHS household amounts 
The study shows that the 

to 8 D. ($19), or 14% of the averageZHS income of 56 D. ($134). 
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TABLE 10 

DISTRICT OF TUNIS
 
HOUSING E=PISES AS A PERCENTAGE OF THE TOTAL
 

BY TYPE OF HOUSING
 

Percent
 
of Total
 

T-ye of 0-4, 5-10% 11-15? 16-20% 21-30% 31-40% 4o% TOTAL 
ic uzig n______ 
__"en 
 -63 ,'c ' .3 -'1 , .5 1 ."

.2, 8.5q% 12.7%,0 100% 

4A. 
 9.3 
 0.2 13.3 100
 

-... 219'
2 !0.5 7.L 12.2 16.3 100 

1.6.0 20.0 15.0 6.377.2 10.0 100 

n3 .. 3 
 7.4 12. 100
 

-.2 :05 iC.57 15.5 .1 . 1 

5.2J-~..2 f2 52 10.0 10 

. ILI­. .7 12.4 100 
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IV. DIMENSIONS OF THE SHELTER PROBLEM
 

A. Human Settlement Patterns
 

The Tunisian population has been continuously moving eastward from
the mountainous west to 
the coast, and from rural areas to the country's
urban centers.
 

,Census analysis available does not yet include growth rates for all
major urban areas; however, those known confirm that major cities are
growing at rates faster than the surrounding, smaller urban settlements or
 rural communities. 
 Tunis continues to dominate the nation's urban develop­ment pattern.
 

National development policy reflects a somewhat general concern for
the west-to-east, rural-to-urban population flows and as a result, large
resources have to be channelled through rural development programs to
western, essentially agricultural regions. 
 Present plans call for
administrative and economic decentralization based on 
the specific
capabilities and features of each of the nation's economically distinct
regions, in order to meet the needs of their citizens and provide for
harmonized regional development.
 

1. Degourbifieation 

One of the most specific efforts to influence settlement patterns
has been labelled "degourbification".

covering the housing stock will show 

Even though the following paragraphs
vague, that any definitionthe gourbi is most a of a "gourbi" isoften simply constructedof one or more rooms, built of 

home consistinglocal materials (usually stone, "tuffe",mud blocks, etc...); it often offers inadequate ceiling height and no
plumbing. Most gourbis, built to thehealth standards nost =inimal sanitation(very limited ventilation, no 
and
 

fail to running water, etc...)
 
usable as 

conform to building codes but have courtyards or enclosures
animal shelters and the: may be vf quite durale ccnstricticn
 
-,Then a Ecurbi ---- a snlioae belr, 
egZC-,ernMer-difficu!- '4dsiand :cst-'- -ce"he gc'rernmenz's , ne sraswcpoliCy is tc assist -h, ; 3 ch ."-


uniz in agourbiruraj-. :'- i or subti'.an - - nroaur-n; . -•
.materal eve_,oze"- r -' therI 2ndI- c 
.ubi 'ul: wit'h iur-ble -cus'-..'e 

'n :h . hs.... -u hand, when zubl.,'""

-ubl-:i'os 
(water, rcwer .n 
...... sl-;,- a ne _hborhccd clcse
or ), ma be ii-izle rr restorzzcnrenev;al "e -- ':. Iy--" " 

The first efforts at -iegc'urbi-fcazion"-ith a relocation program. -were 
 i.. e:n-:,e.ties This zrcgrm prorided -he f .as well as construczion 
-aerials bur 
d and icrot-_d fac ' ­each owner ;as allowed to -uLd he
chose. as 

http:subti'.an
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At a later date, "citgs de recasement" (parts of 1bn Khaldun,

Cit6 Ettahrir, Kabaria and Cit6 E1 .Chadra) 
 were developed to densities of 
280 persons per hectare. Earlier efforts had reached even much denser
 
levels of inhabitation with some exceeding 600 persons per hectare.
 

in urban centers, a form of urban renewal was also considered, with 
condenmed units being razed and replacement housing built with lower densi­
ties Drograed for the "recucerated" land and imnroved building and other
 
standards for housing units left in place.
 

To meet the infrastructure needs of the rural communities, govern­
ment planners have devised relocation programs around riual centers. 
 Thus, a

government-owned site well located in relation to e.dsting or planned public
facilities may be selected for subdivision along more conventional, infrastruc­
ture-oriented lines, taking into account the 
needs and preferences of the neigh­
bcring co=mu.nities.forne A hcusing 	program is then desied :)y ocal authoritiesLylo!L n autho.. rte
 
-'or ousehold -to be relocated from 6-ourbi a.reas. A gradual trinsfer from the

older communiti.-s to the new one is Lnlanned and it culminates in the razing of

the old structures. 
 Though such rural programs are still selected as a solu­
ton -o -n- deourb I'caton pro bem, housing officials usually atzempt to limit
the razing of unsanitary u*nits and try to rehabilitate units that can be improved 
w-cn a restorato cn program. 

Tunisian rban areas offer mcst of the traditicnal features of such
sites "wtha history of over 2 ,C0 years However, many have left their or!­
ginal Roman period sites, w-ere-hey enjoyed easy access to complete public
i.. ..	 ... ard thoroughfares in--ended for horse-drawn cartsnetSor.s desig-

azo. mzvd to less vulnertble, -oa~swhere centerh ilsi de 	 th'e tow.n -or 
......... sbecu..mea st 	 servcced
sectin bv -des-rin walkways. 

".utside V dina, Often surrounded by a wa2J, the urban area has en ocen 'c
f!.. nc_ f ee x a.nd the niz 	 aci.utures 	 u li.scc g .	 tatter=cs-s C!e ith 

-any'q D-'es .as 

..y of these >ess 	 derse areas found -rond the %!edinarefl'"c­
and street -­-aouts of t tur ts. 

tr 1-mrraa-tc-ioran E.._n intensified dens-,tis 4n -he .'eiinaand -dded
DOccets Qf sZtcntaneous, i-m=e structures to the urba oerihery. sve
c-k t . consist-ed ower-uiltoften of unit -_4d out h-..h ....iy ";ioh no tie-

In to mnici: a ser'roes.
 

It should be noted 	that even in the older, now fully urbanized areas,
topulazion ca-ote-rns and iensi:-ies are similar to -those of the Medina. 
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Tunisian economic prosperity of the late sixzies and early jeventies
was associated with fast expanding, new residentialnation's constructionurban areas. in theAt the same time, however,(including the in a numberlargest, Sousse of citiesand Tunis), associations were organized towork actively to safeguard the quality of life required by these traditional
centers of the city and to preserve their variety.
 
In the Tunis Medina, densities have reached 550 persons per hectare.
At Melassine, a spontaneous development area, population density is
636 per hectare. 
 In the growing suburban area of El Menzah, the A.F.H.
is constructing middle-class housing projects using a 220 per hectare
standard, close to 
the level of the Tunis District.
 

B. Housing Stock
 

1. National CensusData.
 

To describe the nation's existing housing inventory, the 1975 Census
identified ten different types of units. 
 They are listed below with
their respective percentage of 
the total inventory.
 

1. Traditional Arab house 

61.85%2. Gourbi 


3. Freestanding modern house 
16.88%
 
10.19%
4. Apartment 

4.29%
5. "Kib", a hut made of branches and
straw thatch 

2.44%
6. Grottoes, troglodyte houses & other


units 
not meant for habitation 
 1.76%
 
7. Tent 

8. Room in an oukala 1.39% 
9. 0.52%Barracks 


0.38%10. Room in an institution 
0.30% 

Out of 
a total of 1,005,670 units,

54.6,' in rural areas, with some 

45.4% were in urban areas and

7,6% reported vacant. Fifth Plan
records bring out 
the fact that between 1966 and 
1975, apartment units,
modern houses and modern units have been increasing their percentage of
the total inventory at 
the detriment of 
less durable and less equipped
gourbis and other impermanent units. !/ (See Table 11).
 

In addition, census statistics show that 77'
3 rooms or less. of urban units had
In rural areas,

One 

84' had 2 or fewer rooms.
room units comprised 19% 
of urban area totals and 57% of
 area totals.
 

1/ V~me Plan de Deeloement Economicue
e t Social 1977-1981.
Republic of Tunisie, Tunis, 1978, D. 337.
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TA3LE 11. 

GENERAL CLASSIFICATION OF HOUSING STOCK
 

Census 
 Projection

Unitrioe 1966 1975 1981
 
par-tment, tred. and
 

modern house 55/ 74.7% 0
775
 

l-~rh -n 'i, ,°rs 2- .% 2.5% 

(Tot.-, Stoc&-000 units) 874 1,006 1,11 

Data analysis on the average number of 
rooms per dwelling unit
and the number of people per room show a range running from 3.13 rooms
per unit in the urban area of Jendouba, to 
3.71 or 3.72 in Tunis and
-za:-, with 1.93 people per 
room in Tunis Sud to 1.33 in M~d~nine. By
comparison, in 
the :!lassine area of 
Tunis, an average of 2.90 
rooms
per unit has been recorded with 
an average of 3.60 persons per room.
Though data were riot available, on-site visits of spontaneous settle­menuts (}S; cr "recasermenr" areas suggested that such areas in all ofthe nauion' s major cities will show :he same level of difference from 
the national average. 

Naiona :1, urbankitchens, 'iad 69% area dweilines were renorted to haveelectricit'y, 35% were tied to a .ater suppty system 
to severand sys tem. 7or -he national housing inventory, waste 

water systems data show 21% of the units were connected to
network, a sewer11" used septic tank or soaking pit and 68% used some other
form. o' disnosal. 

The fullowing tables 3how national housing inventory broken downaccording to construction materials and building techniques used. 
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TABLE 12a 

NATIONAL HOUSING STOCK
 
MATERIALS USED IN CONSTRUCTION
 

OF WALLS 

Materials 
 Number of Units 


Stone, brick, cement block
 
With cement mortar 628,8o 


Stone with clay mortar 199,780 

Ta=--ea earth azid straw 98,950 

Stone without mortar 6,41o 


Wood 

3,080 


Thatch 
21,710 

Tenting 

13,560 


Others 

22 6h0 

TOTAL 

-0050
1)005,0 


Percentage
 

62.9
 

19.87 

9.84 

o.64 

0.30
 

2.16 

2..35
 

2.25
 

1!00.
1
 



TABLE 12b 

NATIONAL HOUSING STOCK 

AkTERIALS USED FOR ROOFING 

Ma te rials Number of Units Percentage 

Reinforced concrete slab 365,310 6.33 

Wocd 126,360 12.6: 

3rick, vaulted 26,500 -2.58 

"-"O 
5.21 

h .Overedby ay22 ,0 22.07 

e z. 6 , 1' P ,ne6 

7hazoc2 n.4 6 

Tents, Caves and Others ,, 71 

1,005,670 100 
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2. Standards
 

To facilitate planning operations, the GOT identified four classes
 
of dwelling unit listed in ascending order of cost: 
rural, suburban,
economic and standing. Both rural and suburban units may be designed
for expansion by one room or more. 
The main difference between the urban
and the rural 
types is the degree to which the unit is connected to muni­
cipal public utility networks. 
 Another major difference lies in the de­
gree of government subsidy available 
to the purchaser.
 

Rural and suburban units start from a two-room core, plus W.C. and
kitchen. Such units 2
are usually built on 75 
to 100 m lots in urban or
suburban areas, but may be on 
400 m- lots 
in rural areas where farm animals
and gardens 
 take up a lot of space. 
The built-up area is approximately

27 m2 for rural units and 37 
.n for the suburban.
 

Rural and suburban units are built in such 
a way that the owner can
easily add another room (its foundations will be laid together with 
those

for the main house and thinner walls will be used where future doors would
be placed). In some designs 
a second story may be added. Private
developers may also build suburban units as 
apartment buildings. Some

suburban units may be built with 3 ruoms.
 

Thus, design variations in suburban units being built are slight so
far as construction costs 
are concerned. Major variations in costs stem
from land costs and the extent to which units 
are connected with public
utilities. The gap between the rural unit with no 
infrastructure

facilities and the suburban unit has been the focus of 
some recent GOT thinking.
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A new, improved design (rural amlior6) or "improved rural" is under
consideration but no decision has been made yet 
as to 	its degree of
 
sophistication.
 

The M.O.E. has made a number of recommendations covering minimum

standards for all low cost units:
 

Room size - 9 m2 with a min. length of 3 m;
 

Independent WC with flush toilet and tie-in with a sewer network
 
septic tank or cesspool;
 

Inside height - 2.3 m;
 

All wood components to be made of 
red fir (pine) or approved
aggregates and finished with oil paint. 
 Door and window sizes
 
are also specified. I/
 

Economic 
and standing type units completed by developers include
a minimum three bedrooms and most of them are built as apartment blocks.They 	are also produced as 
two-level dwellings. 
 All such units are
fully 	finished and connected 
to municipal utilities networks. Due 
to their
more complete finish and larger size, such units do not *all under the
 
range of the 
target 	population.
 

On the occasion of a budget debate
Minister 	 in the National Assembly, theof Equipment a-nnounced That the -TT wod no lo- ger hanrdjdwelli'ngs in the standing class. This 
type of housing will be supplied

by other home builders. 

C. 	 Housino Stock-User Analvsis 

The various 1975 surveys of housing and household budgets suggestthat urban hoLsing conditions in Tunisia are comparing favorably withcities or sinlr size in other developing countries. Nevertheless, suchconditions are worse for those households with earnings of less than 	 133jinars 	per month. zn Tunis, about one-third of all families live

in "emporary shelters dwellings
or featuring unacceptable conditions, withno pLbiic utilities and with 3 to 5 persons in a single room. Some 	 18,000of these families are below the 1975 median inelevel of 92 dinarsper month and they would be willing to finance a move into !housing withminimal public utilities, against payment of about one thousand dinarsin construction costs 
(!and 	noc included). Alternatively, many seemed"il!ing to finance the upgrading of their existing units up tolevel. In the final analysis, the housing deliver 	

that 
svs tem is to be blamedtor today's deficiencies. 1he purpose of this section is to 	exrlain allthe c omponents of the Tunisian housing prohiem. 

I/ Source: 
 Ministare de l'quipement.
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1. Conditions in Tunis
 

In 1975 
, Tunis' 925.000 residents constituted 174,000 households
who occupied 147,000 dwellings. 
 Median income level per household was
91 D. 
monthly, about twice the wages of construction workers 
(47.84 D.)
Income distribution patterns will be found in Table 13's next-to-last
column. 
 Unlike the census, we define a household as the occupants of a
dwelling. 
 Actually, 1.8 households occupied dwellings with 5 or more
rooms, that is 10 percent o' all dwellings. Smaller units 
were occupied
by 1.15 households. 
 The vacancy rate was 
5.8 percent.
 

Various cross-tabulations taken from the census in 1975
supply the type of materials used for roofs and walls, 
the number of
rooms, the 
type of plumbing -:i the availability of kitchen and electric
power of Tunis dwellings (and other areas). 
 For example, we find that
22.00,% have no electricity in Tunis,22.T7 
 had no kitchen, 29.2% 
no running
water and that 34.9% of all dwellings 
were not connected with the sewerage
system. 
Some 12.0% drew water from well or 
cistern while 17.2%'had no
direct access 
to water. Dwellings with only one or 
two rooms made up
46.7% of the total, and these were occupied by 3-5 persons per room.
Larger units numbered two people per room as 
an average. Only 12%
of dwellings were made of materials classified as "impermanent" (dried
earth, sticks, rough stones, sheet roofs)but less
could be called "gourbis" or "kibs". 
than half of these
 

At the end theother of spectrum,only 17.3% of the national inventory enjoyed fully equipped bathrooms.
About half (53.5%) had some kind of washroom ("salle d'eau") 
or other

piped water.
 

From these and other 2ata from various sources, we have broken down
Tunisian housing into five catgL:ies, as shown in Table 14. 
 Tunis
District's I47,44O dwellings fell into these categories
bottum line of Table 13. 
as shown on the
The "good/luxury" category amounted to
4.7,%, while L2.67 were ' 

only"moderate cost", 17.2 basic,were 33.5.' were"minimal", and 32.0% were in the lower "substandard or temporary" group. 
Categories cover all housing units, not just new construction;
however, the H 4/'5 "good/luxury" class matches the so-called "standin/grandstanding" category; 
 tha moderate H3 is close to the %conomicue
and the low cost H2 resembles the suburbain level. 
 Rural would be
at 
the low end of Hl minimal housing, with Evolutif 
at the high end.
 
Cross-tabulation 
of Table 13 assigns households from the bottom
row to dwellings shown in the next-to-last column.households Each item coversof a specific income level in dwellings of a given category.For example, the lower right item states 
that 6,930 households with
month!y incomes above 367 dinars were occupying 6,930 good-to-luxury
dwellings worth over 8,000 dinars (not including land).
 

http:Tunis,22.T7


_ _ _ _ _ _ _ _ _ _ 
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TABLE 13 

SU1M2_ARY OF THE HOUSING SITUATION IN THE DISTRICT OF TUNIS, 1975
 

STYLIZED CROSS-TABULATION OF HOUSEHOLDS BY INCOME AND DWELLINGS BY QUALITY
 

Dwellings HO 1 H2 H3 H45 F 'Index 

Households Substan 
 Min- Basic Modest Good/

(monthly income) Temp. imal Luxury
 

FO Beloc i , 28,900 


19.6% I 

I ! I 
4h6-91 D 13,280 27,870 
 i 46,150 80 

1 31. 3 
I" I 

F2 92-iA3 D 21,520 2,86o I 44,380 
30.1 76 

F 3 184-367 D 12,500 O ,670 9,170 

6/5
68D Cr more 
 9i0 6,o93C ,34o
 

I 
 I _ _ _ _ _ 

I TCTA,L 
4 7,30 9,390 25,0 a8 ,50 6.930 147,4O 81 

___ ___ ___ ___ _-,_ 
L2 n 33.-T 17.2 . 

0 I 
47 

_ _ __.7 



TABLE l4 

CHARACTERISTICS OF MAJOR HOUSING TYPES IN TUNISIA, 1975 

110 
Substandard 

Temiorary 
or 

1 
Mijirnal 

2 
Basic 

Lzw-ost 

113 
Modest 

H4/5 
Good/Luxury 

1. Construction cost 

without the site, 

TD500 TD800-200 TDI,500-2,500 T'D3,000-5,000 Over TD8,OOO 

1975 dinars 

2. Number of rooms 1-2 1-2 3-4 3-5 5 or more 
3. Plumbing Well, cistern 

or no water. 
No sewage connec. 

Piped water, 
WC, Sewerage. 
Some rudimen-
tary 

W.C. or bath-
room, incomplete 

Finished bath- Finished bath­
room and all room, all util­
utilities ities, some cen­

tral heat 
h. Electricity About half have Almost all All All All 

electrici ty 

5. Materials About 1/3 stick.i, 
clay, sheet 

roofs, etc. 

Permanent 
materials 

Permanent 
materials 

Permanent 
materials 

Permanent 
materials 

6. Typi5al floorspace 30 30 45 67 Over 100 

7. Construction costper i2 , estimate TD17 
 TD33 
 TD45 
 TD6o TD80 or more
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The actual distribution was in fact more disparate than that

indicated in the table: some households should have been registered in

cells higher to the right, or on the lower left side. The 
 distribution is,
however, exact in that househclds with higher incomes do not occupy dwellings

of a quality inferior to that of the dwellings which households with less
substantial incomes have. Except for a few aberrations, this pattern holds
 
good as a 
 general rule. For example, non-qualified workers, whose monthly

income was as high as 30.16 in 1975 
 and who come within category FO, the most

modest, will most probably be the occupants of a dwelling in the lowest cate­
gory - the HO level.
 

Sometimes called h "scck/user matrix", the cross-tabulation in

question is established in such a way that, taking into account their income
 
level, the households ha-e all the housing available which they are prepared 
to nay for when they are in the cells corresponding to the diagonal (from topleft to lower right). in this context, the dwelling -without land is worth 
acout 7' monthly payments effccted by households who devote 19.3, of their in­
com to te.. ruction of the structure. !/
 

The indices !ocated in the last colurn of Table 13 show the extent 
to which th- households in Tunis had the kind of housing for which they -were 
nrEnred o pay. A cosition on the diagonal is quivalent to 100; a position
correscnding to a i,lace on the left is worth only half of that, that is, 50. 

.e
weihtea average of the index anolicable to Thnis ,ras 31, a level relativelyhigh for a developing ccuntry. For instance, the Mexican city of .cn-terey, 
19-g-T 'Lur 4 r 7. se he same number of households. u:-=!97 : 1 7,M )0. '-e-he per car-ta product equal to aboutin 1970 as owas 58c. 


19717 f 'hai -'cI "ver-hele s , the housing index ba-ely reached the 

i-!e .i/istrct'a ofzuni 

,n_ , the hcusing c..ni.tir' observed outside the District of 
-nzse the toor_" but a-, the sane time better;r--rz-. for the well-to-do.

:_f.on.........
_- 17 nd _, it --=ears tha, a 1arger .ercentage of inhabi­
- Ct-ecrata.t. -ve iw--... z, - !nd unacce..table ".75 as comnared 

to 2. - nderstcod tha -larg:!r of households were within tre 
....t 7 .. .. _zwer.... won th-n. I: -,c.-, -s igaanst -. .,'_ - Tun is. 

---7 : oousenoZ:s . *. .. aboze 2 D. li7ed ininc ones 

ine ce-r ago.., ...n .. er wcrts, of a better -uality than could be.Coed fro . .e.. .'lvels. 7-.e total! housing index applicable to 308,700 

.,..... ns ..e .....- '. was only slightly more than that" of the capital, 

:n 1 the rural housing stock ccmrrised 59,C00 units. 

_,uz, C.f.z ano nosna ",nere... s and Analysis of the 3udget­

cot:.JOCn -h t ":{s-- c'tIL- of "n5". (Study nresented in the form of a mimecgra-h, ­ =* .. ..... .. r _ isl , i ay, 1976 
Jesus .. .z All scaticns Cr:iusing :nvtestmen in F'- Amer:can
Ct. es, _3,rj-TO, -. u-_3o7 -h.-. thesis. 4iPdhi n State University, -ast 
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TABLE 15
 
SUMMARY OF THE T 
 HOUSING SITUATION OUTSIDE OF
 

THE D: 
 RICT OF TUNIS, 1975
 
Stylized Cross-Tabulation of Households by Income
and Dwelling Quality, Thousands of Units
 

Dwellings
 

Households H
H0 , H2 13 4 

Monthly Income
 

F0 Below 6 D !3.3 


FI 46-91 
 Io I6. 6i.9 35.9 

4/ 368 D and more 

159.5 61 
 2.1
2;,," 0 2 ­0. -f0 

W 1 

F Index
 

143 .3
 
46.4if 

11.
 

no . 62 

108.71
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According to the census, only 6 percent had electricity,
3 percent had piped water, 15.6 percent had a well or cistern, and

13.1 percent had a toilet. 
Only 13.4 percent had more than two rooms.
One may conclude that roughly 85 percent were in the HO(substandard or 

1/
 

temporary)category.
 

D. Public utilities and Services
 

The provision of infrastructure to new urbpn residential

settlements is coordinated and carrited out for nearly 
all 	lunizian townsby means of municipal master plans prepared by the Direction d'Amenagement 
du Territoire in M.O.E.
 

This planning process requires input from a broad range of
institutions concerned with urban development activit:les, 
and involves not

only the towns themselves but also government agencies, including, among
the most important, the STEG for gas and electricity, the SONEDE for water
 
and 	the ONAS for sewers.
 

1. 	Streets
 

Roads are the responsibility of each municipality unless they
are part of a national network for which the M.O.E. is responsible.
 

2. 	Gas
 

Gas 	is only delivered to residential units in the Tunis
metropolitan area, and is 
not available in low-cost housing neighborhoods.

Though expansion of the national network is projected in conjunction with
expanded development of productive off-shore gas wells, this utility is not
 a high-priority item in the nation's residential area planning for the near
 
uture. 

3. 	Electricity
 

By the 1975 census, 69% of all urban area dwelling units had
electricity, and STFG programs for the Veme Plan period were directed
 
toward improvement of conditions in rural areas, where only 10% of all
units were supplied. Housing sector plans do 
not 	point to any real problem
in t:ing rehabilitation programs or new projects into STEG plans. 
 Street
lighting is paid for from municipal budgets, but the STEG will cover 100% of
this cost in urban rehabilitation projects. 
The STEG budget covers 50% of
the low tension lines required to service a new community. Homeowners pay
the full cost of the hookup, except in rural areas where the STEG covers
about 60: of this cost. Local requirements are coordinated by district
 
offices located in 
the principal city of each gouvernorat.
 

i. 	 Tnstitut National de !a Statistique, Logements: Tableaux et Analyses
des R~sultats du Sondage au 1/10ime, 1975, Volume I, no date. p. 54.
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4. Sewer and water
 

For the nation's urban low-income residential areas, the most
critical urility problem by far is the collection and treatment of waste
water. 
The SONEDE and the ONAS are responsible for provision of these
services at all levels and each of the two indicates that it will develop a
new program in an area only on condition that the other agency plans to do
the same. This interconnection will become even more important as the
SONEDE further exploits Tunisia's best water resource, the Medjerdah River

and its tributaries.
 

A study prepared by the ONAS as a prelude to its increasing
involvement nation-wide 
mentioned that the naticn's available and useable
underground water supplies are in fact over-exploited. 1/ Sousse and the
Sahel region in the middle of the country draw heavily on the water table
in the area of the Oued Merguelil, just as Sfax draws on the resources
around Sbeitla. Reserves 
are reported in the north around Tabarka and
also in the south, south of the salt lakes. 
 These latter, however, have a
 
very high salt content.
 

By the end of the Veme Plan the SONEDE projects supplying 64%
of the national population either by fountain or direct house connection.
Under this program, 81.3% of the urban population would be served. 
A
variety of foreign resources, including the World Bank and German and Saudi
assistance funds, 
are being used to help in the financing of related projects.
 

In its effort to serve the greater part of the rural population
the SONEDE is building public fountains. 
 Within the city limits, however,
residents are pressing for individual unit hookup as a minimum level of service.
The ratio between the cost of hookup and the final unit price is such that
it may be worth considering 
a middle road in which hookups are acquired by
the property 
owner over time as income permits. The SOITEDE has a loan program
designed to assist homeowners to spread hookup costs over a five year period.
 

5. Sewer Systems
 

Though many of the nation's cities have waste water collection
networks, their capacity, full extension and condition are unknown. 
It should
be noted that ONAS is undertaking a vast sewer construction program and expects
to be able to service areas now already served by water systems by the late
 

I/ Etude Gnrale d'Assainissement enTunisie. 
Ing6nieurs Conseils Ngerlandais
for the ONAS. 
Tunis, March 1978, Vol. I, Technical Study.
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1980's. 
 Each year the agency acquires responsibility for additional areas
of the country, but the absence of any real system in most of the nation's
urban areas makes the ONAS task enormous. Those municipalities not covered
by ONAS will continue to be responsible for operating their own systems.
Table 16 gives the findings of the first comprehensive ONAS effort to
understand the scope of the challenge for a selected group of some of the
 
nation's urban areas.
 

Where a tie-in to a collector network cannot be made in new
projects, the building institutions rely on cesspools.
especially prevalent when the housing project is 
This approach is
 

at a distance from the urban
center, and where final unit costs must be kept low. 
Cesspools are often
tolerated as an 
interim solution in projects built by the SNIT. 
The
assumption is that a collector will be brought into the area before five
 
years are out.
 

The provision of collector networks in areas 
already built- up by
spontaneous settlement offers 
one of the most difficult challenges to the
rehabilitation process. 
Officials of the Municipality of Tunis 
are having to
be particularly careful about household relocation problems resulting from
sewer construction in Melassine and Jebel Lahmar. In 
Beja, officials are
treading very carefully before implementing a rehabilitation plan for the
Daouar Zitouna area because bringing in a collector network will require

cutting through existing homes and property.
 

The minimal dwelling unit standards recommended by M.O.E. call
for a flush toilet in each unit and reflect a basic belief that adequate
low-cost 1housing in Tunisia must be 

difficulty handling the impact on 

so equipped. L'ONAS will have considerable
 
the nation's urban sewer system of the


addition of 25,000 units per year.
 

6. Community Facilities Plannin2
 

7.e ZHS by 
their very nature acquire community facilities well
after the n-.d has been clearly established. The earlier description of the
target population noted that 
in Melassine there were 1.75 classrooms per
1000 students compared to a level of 2.6 
for the District as a whole and
2.4 for the nation. Projects developed by SNIT and AFH for more exoensive
housing must 
include adequate land and detailed plans for community facilities.
 

One of the principal areas of concern
planners is medical seriices. for cormunity development
The regional imbalance of these services is
 
particularly acute. 
The national 
figure of 2.4 beds per thousand people in
fact varies from 5.56 in Tunis to J.28 in the Sahel gouvernorat of Sidi Bouzid.
The gouvernorat of Kasserine has 0.74 beds per thousand. 
 More specifically
of concern to urban area 
officials is the resurgence in 1975 of viral hepatitis
in the south. 
 It is clear that upgrading of waste water and sanitation
 
programs is urgently needed.
 



TABLE 16 

SELECTED RESULTS FROM STUDY OF SANITARY SYSTEMS 

Year 
 Included 

Poor
 

CiLy ONAS in a Approved
Takes SONEDE SewageGeneral 
 Outfall 
 Treatment
Charge 
 Program 
 Plan Exists 
 Area 
 Plant
 

SFAX Actuelle Ouji (77) Oui 
 OuiSousse NonActuelle Non Oui Oui Const.Bi zerte 80 Oui (77/81) Oui 

aai rouan non Non


78 Oui (78) En partie Oui TermindA FSA 80 Non Oui OuiIENZEI. BOURGUIBA Non80 Oui (78) En partie Oui
GABES Hors de serviceAcLuell! Ou i (79) Oli Oui NonBEJA 81 Oti (78) Oni OuiMWSAKEN Non

82 
 Non 
 Oui 
 Non
tonastir NonActelle Oui (78) Oui Eau 6pur6eNABEUL Oui
78 Non En partie OuiIE KEF Const.
81 Oui (77/80) En partie Oui Non,AIIDLA Actuelle Non Oui OuiKASSERINE NonInconnue Oui (78) Oui Rejet Cellu- Non 

lose
 

SOURCE ELude gei,,rale d'assainisscexrit ONAS 1978 
+ Const En cours de colsLructiotn. 
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The Destour party cells which operate at 
the neighborhood level
provide an important conduit to official agencies for information about
community needs and problems. 
 The cells are in a position to argue the 
case
of a neighborhood which requires extension of such water and health or other

socio-cultural facilities.
 

The mid-1970s witnessed a major national government effort to
coordinate the operations of 
its agencies in urban centers. 
 The development
of general plans for each commune, with each plan expected to be able 
to
direct about 10 years of development, has brought about an impressive degree
of joint planning so that 
community facilities become an 
integral part of new
residential development or rehabilitation schemes.
 

By year 
end 1973 master plans will have been prepared for 153 o!
the nation's 155 
communes. 
 The process begins with an 
analysis by consultants
under contract to M.O.E. of 
the physical and socio-economic aspects of 
the
 
held with local officials and residents
 

local situation. Meetings are 

throughout this stage 
so that a consensus 

of a draft plan. 

may be reached for the preparation
This draft is submitted for public review an-
 ]uring one
month written commrents 
are sollicited. A municipal council meeting then
approves preparation of 
a detailed plan. 
 Final review i,3 conducted at
ministerial level. 
 The final plan is 
the
 

approved by the Prime Minister.
 

A subsequent step, 
called a "Plan de D tail",
General Plan to then moves the
the implementation stage. 
The Plan de D6
 tail may provide
subdivision plans for buildable areas, density regulations and standards
which will help municipal governments coordinate implementation with the
facilities programs of the national ministries and operating agencies.
 

E. Environmental and Health Conditions 

Previous paragraphs have indicated that withONAS the creation of thethe Tunisian Government has made a maJor effort 
to understand and deal
with one of 
the major impacts of tne housing sector on 
the national environment.
The results of the analysis carried out by

bearing 

the ONAS will also affect decisions
on water 3upuiv and will facilitate coordinatio, with the Ministr:. ofPubliz Heat.h program-s to 
combat infectious disease. 

The municipal generai plan effort 
coordinated by the Direction
d',tdnapement :u Territoire in the ' :2 1.2ocomprehensive assessment of 
a mcre
 

the impact on 
the physical environment of urban
development activities. 
 The nature of 
Tunisian geography is 
such that many
of the countr-v's urban centers are 
located in areas which
fragile. are ecologically
On the 
coast, the nation's economy depends heavily
attracted sy on the tourism
fine, unpolluted beaches. In the 
central Sahel (Kairouan and
south to Gafsa) low moisture levels 
mean that marginal changes 
turn cropland
into desert and improper use 
quicklv breeds erosion. 
 In the northwest
croplands, which 
are essential 
to a good agricultural economy, must be
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protected from urban encroachment. 
This urban development itself in such
cases as Le Kef and Bija has traditionally occured on the more sloping
terrain at the sides of valleys where encroachment on agricultural land
is avoided, but where uncontrolled development creates problems of erosion.
Modern development tends to 
locate on the flatlands where infrastructure
placement is less costly but where the trade-off is loss of productive

agricultural land.
 

The impact of shelter sector activities on the socio-cultural
environment appears to become greatest in the large cities where unit
densities increase significantly and family patterns break down. 
Though in
the secondary cities unit densities may be relatively high in the low-income
areas, 
 they do not represent a substantial change from the per room densities
of rural housing. 
The family remains together in these cities, a factor
which permits a simpler arrangement of income and expenses. 
In the ZHS of
Tunis, on the other hand, comparable room densities will have a different
effect as 
a number of different families from different regions may be
sharing the same courtyard. Limitations are thereby placed on the use of
space and financial interchange becomes more difficult.
 

This aspect of Tunisian urban development requires closer
analysis because family institutions play a critical role in the informal
shelter delivery system: and its related socio-economic effects.
 



- 61 -

V. SH17LTER DELV,:RY SYSTr-!
 

Most housing in Tunisia is 
provided by state-run companies. The
shelter delivery system in Tunisia is dominated by the intervention of national
government agcucies. 
 Of an estimated total of 72,500 units built during the
period of the Iveme Plan (1973-76) sixty percent were built under the aegis
of SNIT programs. In fact, an ever 
greater percentage was constructed with
some 
form of financial participation by a government institution.
 

There is no data on which to base an accurate estimate of 
the
number of 
units constructed without locally-granted building permits.
?erfor=ance evaluations of the Iveme Plan assume 
that the number of units put
UD without buildin2 permits was 
roughly equal to 
the number of units for
which buildin2 permits had been taken out but which were not actually built.
 

The veme 
Plan calls for continuation of 
-he policy of forceful
.7overnment intervention and reflects even a slight increase in the government
role: 
68% of total housing will be state-aided. 
 In this leriod the SNIT will
continue to play 
the same important role. 
 It will be involved in about 60% of
all units produced and will be limited 
to low and moderate-cost housing.
These categories are: 
(1) rural housing with an average price of 1,300 D.,
(2) suburban housing (average price: 3,600 D.) 
and (3) moderate-cost ("6conomique")

hous4-nmS(average price: 6,800 D.). 
 (These prices, established for the Vee Plan
Pa
do include
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The following tables show not oni/ the importance of the
government role but also the continued emphasis on 
the lower cost units
(labelled "logements sociaux"). 
 (Tables 17 and 18).
 

Both the IVeme and Vem
 e Plans have included major efforts by
the government to establish the institutional base for an
delivery system. effective housing
Thus, constraints which had become obvious in the IVe m e
Plan period were countered through adjustments to 
the institutional
make-up of the sector. 
Among the most important changes was the development
of a new housing finance institution, the Caisse Nationale d'Epargne Logement
(CNEL). 
 It should be noted that CNEL did not replace the Soci~tg Tunisienne
de Banque but was established as part of a new housing finance policy. 
 The
housing finance program it manages is completely new to 
the country and
differs from the SNIT'S direct purchase or rental arrangements.
STB itself continues Theto grant loans for "standing" category housing as
stipulated in the Central Bank of Tunisia memorandum of March 4, 1976.
addition, reinforcement of the role of the Agence Fonciare d'Habitation,
In
 

creation of 
a sewer agency, the ONAS, reform of municipal government budgets
and insistence on the importance of master planning for municipal 
areas all
contributed to improvement of the institutional base for housing construction.
 

Finally, in order to prime theexpanded construction sectorprograms, for thereal estate develonment companiesexample, were encouraged (fortax-free status) resulting in a more civerosector. Most for the oriaterecently, the Caisse Nationaleestablished a low-cost de Secz-izt Sociale (CuTSS)housing de;elccment companystruction -or the con­of rental housing for social security recipienzs affiliated with
the CNSS 
 or the CAV7S.
 

It is difficult to

activity in the informal sector. 

be accurate with respect to construction
 
Analysis in the District of Tunis suggests
that 20% of the housing stock may have been produced informally. 1/ 
Also,
continued expansion and remodeling are taking place in areas
spontaneous development in the past. 

formed by

The increasing institutional interest
in the impact of the housing sector on
led to the urban environment has undoubtedly
greater control over the proliferation of unplanned or
neighborhoods. unserviced
The activity of the nation's housing production institutions
has also unquestionably had a limiting effect 
on the informal sector.
all corners Nearly
of :he nation have benefitted from housing programs, and evidence
of such may suggest 
to some of those households ready to 
invade that a
standard, legal, unit may soon become available and, therefore, be worth


waitin2 for.
 

A. Land
 

In the informal context land acquisition is achieved either by
the purchase of lots that have been subdivided without authorization by their
 

1/ Les Svst6mes d'Habitat dans le District de Tunis. 
 Marchcd Chabbi for
the District of Tunis, 
Tunis. April 5, 1976.
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TABLE 17 

HOUSING PRODUCTION - IVe me PLJ) 
(1973-1976)
 

-rpe Planned Completed Average Price 
 % of Total Units 

(T.D.)* Completed 

Gov't. assisted
 

Rural 20,000 13,208 700 
 18%
Suburban 10,000 10,123 900Economic 14%12,500 17,91L 2,200
St anding 25%
2,000 i,962 E,0 0 3% 

TOTAL 
 4 Z,500 43,207 60% 

Unassisted 
 26,500 
 29,274 
 40%
 

TOTAL 71,000 72,L81 100% 

1) 
SOURCZ: Plan C, .....-l 1977-1981): I-Retros.ecti..e 1973-1976CC=4ssion "jatnieSezrieie d7abizat, de 2.'Urbanisme 

e. de -a Cnsruc-..onr. :.inis-ere -' -qu._enent, Tunis,Februar- 1976. 

* Estimated f'cr 1976. 
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TABLE 18
 

HOUSING PRODUCTION - Vem
 e PLANI)
 
(1977-1981)
 

Type 
 Planned Average Price 
 % of Total 
(T.D.) 

Govt. Assisted
 
Rural 
 40,00o 1,300 32%
Suburban 
 20,000 
 3,600 
 16
Economic 
 25400 
 6800 
 20
 
TOTAL 
 85,400 


68 

Unassisted
 
Economic 
 34,600 
 6,800 
 28
 
Standing 
 5,000 19,0001 
 4
 
TOTAL 
 39,600 
 32 

GRANlD TOTAL 
 1252000 
 100 

SOURCE:) ?lan Quinquenna. 1977-1981: I-ersective1977-1981.
 

Commission Nationale Sectorielle de !'Habizat,

l'Urbanisme et de la Construction. "inistere 

de
 
"'q"Euinent,


Tunis, April 1976.
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owners, or 
by the illegal occupancy of both private and public lands.
In 
the first instance, the transaction is often verbal and where some
documentation of the sale exists it is in the form of 
a simple contract
between buyer and seller. 
 The illegal occupancy of privately-held land
stems 
from the leasing and subleasing of property in agricultural areas
 
for the purpose of housing.
 

Vhile in rural areas this practice is common and poses few
problems, 
in the urban context it has given rise to disputes over ownership
as tenants of 
formerly peripheral agricvltural land have subdivided, sublet
and even sold lots. In both instances ounership of the land is difficult
 
to trace or prove.
 

Estimates of land 
costs I.;the ZHS in Tunis currently range
fro !DS($12) to as much as TD20 (48) per m2 and 3 to 5 TD per m2 in such
cities as BR"a and Le Kef. Avage lot sizes in the ZS of Tunis are 90 n ,
but Larger lots can be 
found, particularly where the residents' means of
liveLihood remains essenrially rural and space is required 
to keep animals.
As tle owner becomes more integrated in the urban structure, parts of the
lar;r lots are subdivided and sold. 
 In fact, because lot sizes tend to
become maller over time in the ZH, 
the per m- cost tends to rise. In B~ja,city Officials estimate that 2they will have to pay TD5-6 per m for land in-aZ11S to he rehabilitated whereas adjacent land, now being developed as 
a
standing" category neighlb rhood, costs TD3.6 per m4 fully serviced. 

Tunisian law does not appear to 
prohibit the :'escruction of a
roofed structure beinz used as 
a dwelling, but, for humanitarian reasons, the
2overnment prefers 
to avoid demolishing dwellings. 
 :cr.n _ '--* -v :.en 

7he problem of land costs within town limits is one of theprincipal concerns of 
the nation's formal sector housing institutions.
land costs for a suburban type house may reach 
The
 

as high as of the
202 total ifS'ecial measures are not taken to set a lower per m,2 rate. 
 When land becomes
that important a comoonent. the options available for holding coststheunit with complete infrastructure and at least 
of a 

two rooms to below TD3,000 are
greacl' limited. 
 Land reser'7es appropriate for low-cost urban area 
residential
r;ect3 are virtually non-.:.i.tent and the SNIT must resort 
to the complex
e::propriation process aciuireto sites. 

Land costs drop sharply outside the towns (to the 350 millimesDl p-er - rane), and the ­overnment often state-owneduses land to reducecosts to levels appropriate for rural housing programs. Though nominally thethe residential land bankin2 agency for the -overnment is authorized to deedover title to all socio-economic classes, in reality, un to the present, the
A:-H 'as not become involved in the accuisition of forsites veryi low-incomehous . 11e .AHconcentrates on land develonment nroiects which fullin the 
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cost of land and infrastructure may be recovered.
services The AFH subdivides and
land appropriate
type units (these may be 

for "economic" (moderate-cost) and "standing"
in apartment comple,es).
for residential developnent set 
It follows the guidelinesforth in the general planThe AFH has concentrated over 80% 

for a municipality.
of it3 activities in the Tunis area in
recent years, and is currently acquiring agricultural land on
northern periphery. Th the city's
AH pays between 3 and 5 TD per m
2 for land on the
periphery of Tunis which, after servicing, is worth 7 to 10 TD per m2 . TheAFH is the principal supplier of developable sites for private sectorestate developers. realAs might be expected, AFH actions have an inflationary
effect on prices asked for neighboring parcels. 
 The Agency, nevertheless,
does serve to counter speculation through its capacity to expropriate 
and
by virtue of its ability to offer large quantities of land to developers at
the best market rates.
 

B. Construction Technology and Infrastructure
 

The 1975 census identified ten differant types of dwelling units
and reported that 93% of the units were either the traditional arab house, a
'gourbi", a freestanding "villa" or modern home, or an apartment, in
descending order of importanca.
 

1. Informal Sector
 

The basic physical characteristics of the traditional arab house
include its orientation around a courtyard, high walls facing the street with
few or high and screened windows, the use of vaulted roof construction and
wall finishes of whitewashed plaster. 
Two stcreys 
are found most often in
urban areas.
 

The gourbi is essentially a scaled-down version of the
traditional house, maintaining the basic design of 
rooms opening onto a
courtyard and maintaining the concept of seclusion from the street. 
 The
materials used and the built-up surface, however, vary according
means. to the owner's
Gourb.s also lack hook-ups to 
public utilities.
 

shelter as miight be the 

Only rarely do gourbis give the impression of constituting poor
case with cardboard shacks,
thatched huts. cane houses or poorly
Often gourbis are traditional arab homes, highly evolved,
very desirable and fully equipped though without any luxury finishing.
mutation from a one-room, shed-like gourbi to 

The
 
a multi-room modest arab home
characterizes the spontaneous neighborhoods (ZHS) of all Tuinisia's urban centers.
 

The basic plan of the completed house consists of 3-4 
rooms 
around a courtyard with a wall surrounding the lot built
(See Figure 12). Construction
and completion of the dwelling unit is accomplished in stages
of time. This evolutionary process is determined largely by 
over a period
 

of the residents and is also the income levels
a function of the uncertainty
mentioned earlier, the initial concern is 
or land tenure. 
 As
 

shelter as cheaply and quickly as 
to establish some form of provisional
possible. 
Thus, 
the first stage consists of
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building one room, then a fence around the lot. 
 A W.C. is added next.
 
The materials used depend upon what the ffamilies can afrord and
 
also, to 
some degree, on whether they have bought the lot or are occupying

it illegally. In the latter instance, the family is more likely to build

the wall and room of non-permanent or salvaged materials (branches, boughs)

or, most traditionally, stone with clay mortar. 
The fact that construction

has not been authorized forces 
a family to build quickly and to make do

with whatever can be provided with the least fanfare, though, in many

instances, the residents are capable of building a better quality structure.
 

During the second phase the residents start consoidating the
 
structure by building a room using either concrete block 
or stone. Auto­
construction is less 
common at this Ecage and the residents' participation

is more likely to limit itself to purchasing the necessary materials and
 
assisting a mason with the construction process.
 

The evolutionary nature of the construction process makes it

extremely difficult to 
cost out such a dwelling unit. In many cases the
 stone used to build the initial structures is collected locally by the
 
tenant family. 
 Low quality cement block can be acquired, usually with little
 
or no transport izi.olved, for 110 millimes per block. 
Local masons charge
either by the m- of wall built or by 
the day (between 2 and 5 TD per day).

As an illustration, a rural housing unit built on 
the outskirts of Tunis
 
costs 1,800 TD ($4,400).
 

In the denser urban areas, pa ticularlv in Tunis, the unit

continues to evolve until it adequately serves the owner's need for income.

In the accompanying sketches of parcels in 
 Mda46a.ine (Turn back to Figures

8-10) oue can see density increasing as rooms are added and then 
 rented.Parcel 23 (Figure 8) has been divided into three separately-oned units. All 
roons, with the exception of some in the largest parcel, that of the original
owner, house one family each. 
 It will be recalled that 19% of all urban
 
area dwellings have only one room as 
do 57% of all rural units.
 

Although const':uction may proceed carefully once 
the danger of
demolition is past, in many cases use clayof .iortar ("tuffe") and low­
quality blocks, or the absence of well-poured collar beams, result in 
a
 structure which may present a continual maintenance problem or even a daneer
 
in areas of mild earthquake activity. 
 Xdequate roofing (perhaps the most
 
complex step in the process) is found throughout. and often there 
are

examples of expensive "over-design" involv..ng extensive quantities of
 
reinforcing steel in one-story units.
 

An updating of the infrastructure costs estimated for an
upgrading proaram in the ZHS of Mdlassine in Tunis 
are shown in the table
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below. 
Studies are currently underway to actualize these estimates, but
 
they do serve to give an idea of the costs that might be applied to
 
comparable efforts in other cities.
 

TABLE 19
 
ESTIMATED PER UNIT COST OF INFRASTRUCTURE UPGRADING
 

Water supply 
 54.5 D/unit
 

Electricity 
 95.3 D/unit
 

Str"-: lighting 
 25.5 D/unit
 

Sanitary sewers 
 50.0 D/unit
 

Streets 
 73.5 D/unit
 

TOTAL 298.8 D/unit
 

2. Formal Sector Program
 

The units placed on the market by government, usually SNIT,
 
programs attempt to use more sophisticated technology than that employed

in the ZHS. They also are designed to fit into the surroundinE urban areas,

with consideration given to the need for vehicular access, connection with
 
public utilities netw rks, and appropriate community facilities.
 

In fact, a wide variety of materials is used. Walls art built

of the traditicnal stone 
or brick or cement block. Often one unit will emnloy
 
a coMbination of materials. 
 Large quantities of reinforcing steel are often
 
used and walls may be ver-r thick when built of stones. Though privacy is
 
maintained through the use of enclosing walls, 
in fact, the 7vr4iat ns inder
 
construction today reflect acceptance of 
less isolation from the activity of
 
the street.
 

The SNTT is producing designs which evolve from one-room core

('volutif") houses costing in the neighborhood of 2,200 D. wih infrsstrlcture
 
throuah two- and three-bedroom units, 
some of which also allow for future
 
extension, on to more complex, higher priced units. 
 These units are labelled
 
as follows:
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Rural
 

A two bedroom unit with kitchen and W.C. which are provided
with utilities installations such as water taps. and electrical fixtures
when hook-up to community facilities is possible and the related costs
are commensurate with the cost of the unit.
 

Rural Amnlior6
 

A more finished version of the above which is connected to
public facilities, including, in some cases, hook-up to a waste water

collection network.
 

Evolutif
 

An urban area model designed to provide a core of one room
and requiring a low initial payment and low monthly payments, which permits
rural prices 
to be reached in urban areas and which permits expansion by up
to three bedrooms. These units are 
fully serviced, and very often connected
 to sewers. (See Figure 13).
 

Suburbain
 

A two- or three-bedroom urban area unit, with allowance for
expansion of the 
two-room unit. 
This unit is fully serviced and, in some
areas such as 
Sousse, may be an enlarged version of the "Gvolutif" unit.
ftsuburbain" The
design may moreover be built in apartment blocks of four units.
 

Economiaue
 

An urban area unit of three or four 
rooms (2 bedrooms olus
living room; 3 bedrooms plus living room) with full 
hook-ups to public
utilities. 
 These are most often found in apartment buildings having 4 or
storeys at the maximum.
 

The majority of the units 
to be produced under the Vee Plan
will be two bedroom units with allowance for adding one 
or two bedrooms more.
 

Figures 14 and 15 show an advertisement for "suburbain" models
going on the market at th-
 present time in the Tunis metropolitan area.
Table 20 indicates costs for comrarable structures in Sousse and includes an
estimated cost if a one-room version were used.
 

The "6volutif" unit has been the focus of detailed analysis of
the construction technique as 
part of an effort to hold costs to levels
 

5 
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TABLE 20
 

COST DATA -
SNIT CORE UNITS - SOUSSE
 

(An updated housing cost for a Tmpe "Rurale Ameliore"
 
house with 2 bedrooms was received from the Ministr 
of Equipment. A comparison with the standard 3 bed­
room Rural Ameliore house follows.)
 

1 Bedroom 2 Bedrocm 

Lot size 
 126.60 2 126.60 


Covered area 2
18.00 m2 27.00 =

Extension 
 2h.00 m 15.002
 
Bedrooms
 
(orig. plus exten­
sion) 1+2 2+1


Bedroom size #l 
 9.00 m 9.00 M0 

2
2 9.00 m o .

2
#3 15.00 m 15.00 


Selling price (TD) 
 1,800 (Est) 2,500 

Cost rerm 2 (TD) 100.00 
 92.59 

Cost pr . (UTS) 22.95 21.25 


3PE.ACCWN OF COSTS - 3B1FRCCM UNIIT 

Conszruction Cost 
 D. 2,360.000 

!nfrastructure 
 5h0.0CC 

Land 
 130.000 

Mark-uin 
 420.CC 


SELLING PRICE 
 D. "3,50.00
.... 


3 Bedroom
 
126.60 m
 

42.-0 m
 

3+0 
9.00 m)

9. o ,
 
9 2
15.00 


3,500
 
83.­
19.13
 

-7.-'3 
15.4
 
5.2.1
 
'. "0
 

-,D00
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which make it accessible to a large percentage of low income peopla. 1/

The 	basic changes deemed possible focus primarily on the dimensions of-the
 
frame and reduction of finishes to 
a minimum. The resultant specifications
 
appear in Table 21.
 

SNIT officials feel that the one-room core unit 
may 	not
 
sell well despite its low price tag. 
 They note that while many Tunisian

families live in one-room units, 
(19% of urban units and 57% of the rural
 
are 
one-room units) they will want to improve their condition by picking up

another 
room when they finally amass the funds necessary to purchase a new

home. 
 The present core unit program is not sufficiently advanced to offer
 
any data regarding market acceptance. 
SNIT officials also anticipate that
when the one-room units come on line, prospective owners will be prepared to
 
Day 	an additional charge and will request that the agency add the additional
 
room especially in cascs where the additional cost of an 
extra room is
 
relatively insiqnificant (since the foundation and part of the walls have
 
already been built). 

There can be ni question that a house is so important for the

Tunisian family that 
enormous sac-ifices 
are 	made in order to accumulate the
 
necessary funds and amortize the debt. 
 More detailed study of the market

wil be necessary, however, to 
determine the variations in acceptability of
 
one-room units by region and by income level. 
 It seems possible that
 
acceptability would be zreater outside the Tunis metropolitan area where
 
expectations are 
lower and perhaps e:xDerience with self-help construction
is more recent. il addition, in Tunis the projects may be attracting buyers

':h .-reater mean.... than the tjrouns for whom the project is intended thus 
Making the buvin, public more selective. 

3. 	 industry: Capacity 

The 	 resu.ts of the IVeme Plan and the experience of the first 
year of the "7eme Plan suggest that capacity in the construction industry is
adequate to reazh the targets of the Plan, at least as far as low-cost 
housing programs are concerned. Aks noted above, the constraint may lie more
with proaect mana,,ement t!.an with finding bidders for the various projects.
[,. , by far the.Iarge developer .n the country, has aaooted a policy of
-arcelline ut its -.ork in small to medium sized . ackages (up to _00 units).
in this a. -.edium-sized and even small entreireneurs may participate, and
the competition among contractors is greater, particularlv on big jobs where
 
comparisons of estimates can easily be nade. Previously SNIT had also 
discovered that aivinz all or most of the 	work to one contractor 

I/ 	Tunisie. Cinui~me Plan de 9veiospement: Le Secteur Habitat ­
l:tam ct Commentaires. BRD ',yorhinz Paper, Tashin-ton, D.C.
 
(Undated 1 7)
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SELECTIVE LIST OF WORDS USED IN SPECIFICATIONS (TABLE 21) AND 

Fouille 

Baton 

Planchers 

Mur 

Cloison 

Herisson 

Enduits 

Menuiserie 

Buse 

Tuyau 
Porte 

Peinture 

.3adigeon 

Vitre 
Chaux 

Hourdis 

Gravier 

Sable 

Bois 

Essence 

Acier 

Plomb 

Cuivre 

Fers 

Pcutrelles 

T6!es 
Main d'oeuvre 
Ouvrier 
Camion 

-

-

-
-
-

-
-
-

-
-
-
-' 

-
-
-
-
-
-
-

-

-

-
-
-

-
-
-

-
-

PRICE LIST (FIGURE 16)
 

excavation
 
concrete
 
flooring
 
wall 
partition well
 
foundation
 
plaster
 
woodwork
 
vent
 
pipe
 
door
 
paint 
-whitewash
 
window glass
 
lime
 
tile block
 
gravel
 
sand
 
wood
 
gasoline
 
steel
 
lead
 
corper
 
reinforcing bars
 
beams
 
sheet metal
 
labor
 
worker
 
truck
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TABLEAU 21 

Devis Estimatif (apr~s modification des s26cifications techniques)
 

Prix
 
Unitaire Sonne
 

Poste 
 U Q (D.) (D.)
 

1. Fouillie en 
puizs Jusqu'i 1,50 m de profondeur 3 
- 6 poteau. Q'-
0,50 x 0,50 x 1,50 - 2,25 3 2,25 
 2,7 6,075
2. Fouilles en rigoles 
 m 2,2 2,4 5,28
 
- cloture; 0,25 x 0,15 x 23,10 - 0,97
 
- murs iason; 0,30 x 0,25 x 17,90 
= 1,34 3


3. Gros b~ton (dosi 2 230 kgs/m 3) 
 m 2,5 16,5 41,25
 
- 6 poteaux ( x 1,00
0,50 x 0,50 = 1,50
 
- cloture-
 0,46
 
- murs-t ison; 
0,30 x 0,10 x 17,90 = 0,54
 

4. Baron de propretj (.dos6 a .75 kgs/M 3)
 
de 0,05 'paisseur sous murs maison
 
0,30 x 13,35 3
m 4,1 1,5 6,15


5. BMton ar I'en --ondacjons et 6valuatlon) m 70,02,0 140,0
- chalnaze ifrieur; 0,25 x 0,5 x 17,90 0,67= 
- se-elle cioture; 0,40
 
- 6 poteaux ( 0,15 x 0,45 x 2,80 - 0,38
 
- chainage sup~rieur; 0,15 
x 0,15 x 24,0 -0,54


6. Planchers 
 m 210,0

7. RemplIssage de :tlrs (brioues i 12 trous
 

sur champ) 2,30 de hauteur sur 15,35 ml 
 m 43 4,1 176,3

8. Mur de cloture (en agglo. 10/20/40) sur 26,3 ml
 

environ; sur Im. de hauteur saul 
en faqa'ie
 
(2m sur 3,2 ml.), a r~percuter Sur
 
2 parcelles rauf pour faqade 
 m
9. Cloison 18 4,0 72,0
0. Hrlsuon 4c 0,ii - C,12 (en blocage) 256,0m 21 1,05 22,1
 

i. Forme ie :iri.ason de 0,05 d'jpalsseur 
 m2 21 1,85 38,9

12. Chape en :-,zent aouchardG 
 37,8

13. Enduits (sur plaf:.d e771rs); plafondb, partour
 

sauf ttintes,19m-;mtrs, inlL.rieur seulement
 
(toilettes non comprises) ot faqade 
 2
 
compN!te 2,H x 20,4 = 35m4 
 m 104 1,4 145,6
14. Cadres jt2 menulserie 

17,6
15. Regard Int6reur 

17,0
16. Regard de visite e:<Ltrieur 
 26,0
 

Sous-total: 1.018,055
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TABLEAU 21
 

(suite) 

Saus-total-
 1.018,U55
 

(report)
 

Prix 
Pos te Unitaire Sommep.. U~ C(D.) CD.) 

17. Tiu-e 
en ciment ( 0 150), pouc ivacuation eauxusees 

i8. Gargouille (poterie de Nabeul) 
 26,4
 

1,5
19. Appuis de fen~tre en ciment
20. Evacuation de 1'4vier 

21. Tuyau galvanisg 15/21 	 8,0
 
22. .	 ml 8
.. 12/17 	 2,5 20,0
 
23. Robinet de puisage de 12 	

ml 25 2,0 5,0 
24. Roblnet d'arrat (en cuivre) de 15 	 3,5
25. Pose 6vier en granico,et robinet 	 4,0 
26. Toilettes a la turque 	 28,0 
27. Chasse d'eau 	 10,0
 
28. Point lumineux,et interrupce.r 	 12,0
 
29. Prise courant 	 22,5
 
30. 	Niche pour compteur d'eau 12,0


U 1 12,0 12,0
 

Menuiserie
 

31. 	Porte de jardin 0,90 x Z,00 
 m2 1,80 12,0
32. Porte isoplane 	 21,6
 
33. Zroisge de fente 	 m2 7 13,6 95.2 
34. Peinture 5 1'huile fin, 	

34,5
 
ebinisterie seulement sur
 

35. Badigeon 5 la chaux allune 	 M 8 0,7 
 5,6

36. Badigeon sur terrasse 	 m 104 0,13 13,5 
37. Vitres 
 2,1
38. Forme de pente 3,9 

58,8 

TOTAL 
 .418,155
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magnified the impact of each separate delay on the over-all effort to
reach Plan targets. 
 A cursory analysis of housing production during 
the
IVeme Plan period leads to the conclusion that the 25,000 unit per yeartarget may be conservative, and that levels above 30,000 may be more
 
appropriate. 1/
 

Stricter quality control at all work sites is anticipated,
thanks to the training, over 
recent years, of construction technicians.
Furthermore, efforts are underway to raLtionalize use of building materialsand reduce the 
amount of reinforcing steel employed through the introduction
 
of new semi-prefabricated building technilov.
 

C. Building Marerial; 

An eagerness On t:he part of 4overnment agencies to reach thetargets :3et 5.: th~e eL7 Plan led to a major crisis in the supply ofconstruction matrials n - and 1975. The pressure caused severe priceincreases and some acncern t: at the demand for cement was so far outstripning
domestic production thaat the increased levels of imports would seriously

affect the nation's balance or payMents.
 

.. s a result, a more realistic assessment of the nation'sproductive caaci' .. as ,een made and orices have actually shown someweaknes.; recensly. Major national investment programs in materials productionare unde.:av and su isIlynow adequate to Meet housing program needs. Thiscondition Z carefulpermisa ome assessment of materials costs in the contextof the effort to ma-e : e lolw-cost iousing program most cost-efficient.
Figures 16 (a) and (-) for a listing of official prices 	

See 
for construction

materials and labor. The foilswin- table provides some comnarative i uresfor different :Fpes of ;,ai construction, and indicates re;ionaL variations
 
in cost.
 

TAI2L E 22 

MAS-ONRY ':AIL CONSTRUCTION COSTSRegional Averages 1976 for she "conomiue" Housing Categor- (In Dinars) 

Recian
 
Tyoe of 'rk Unit Nor:n Central South 

Stone masonry wall ­ 65ii 3.595 5.167 
Ca,.,ty wal m2 5.992 5. 195 5.426 
=nent 	biock
 
masonry (Mc:) 2 
 3-.46 
 na 2.352


Brick wai.-25c:, 
 na 
 na 4.055
20cm " 2. 950 4.100 3.577 
!Scm 
 n- 3..&Thna 3.396
".ali-lqcm Zar'sie 2. 623. 

Cement ilock-,3. ra-c na na 
cM .0 	 na 
 na
 

c/ iaic i i4-9, u. 
:: Actual price cut in iailf as 50cm walls are corrmion. 
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Prix de Vente moyen des n.ateiauxm 
de construction Fvrier 1978 

iPri x - -Pr---­..DES IG-NATI-O*! NITE-n..... -- OESIGNATION :C UNITE en Olnor. 

Malitrioux de Construction 7; 
Plaque ondulie en amiante.Ciment .

Ciment Ar'lrfcil 250/315 ". 
de 

. lm.52 X 0.92, prix de '-nle en gros depaarten eVrac .Lar... ..... .......
......... ....... La Tonne g20,542 usine toules taxes comprises..... La piece 2.470
, Venle delall................
en Sacs papier ...... . ".. . . . ": " Tu a e P.V. C 32 0eS....r.. r m L 19624,330 UYOUX em, r. V. C. 320 m M.L. 0,263Tuyaux en P. V CCiment prise mer en 0 100sa:s parier 9) 24.830 Tuyaux en P. V. 0C.Chauy Hydraulique en sac papier ( 5okg 14 930 i .. 160Tuyau amiante ciment Sicoac serte bafimens 

Chaux arlificielle L.M 50110o . .0 100 . m. .. Les 7 33 !. .... 
 L0
... 700 
 n 17.374 
Sacs popier ...............en a Tonne 14,930 

0 300 v '36.6/9, 
Platre gris en sacs Popier. ' , 11.583, Article3 soniaires
 
P re blanc Ultra fin n sacs papier 30.200 Ensemble
Briques a 0.200 sanilaire (0) I'ensembleCuvelle MTC 24.5036 trout de "i Medserda SABb ndouble rouveicte 

CH Ln piece 8.89$• ii 2.530 
xdRervoir
215 x 105 6 mmL.............Le e chasse Soacamplet * 13.075
Millk 18,g00 Tuyaux plomb en usine les 100 Kqs 43,500

Briques pleies de Plomb raffine en %oumon (Quolatlion ofi.Blelle. laxe comprilse, qtitsoalle miniiur215 x 105 x 65 mm diles de 0.07 ,. 0.O0 10 T) ...................... 
 La Tonne 350460 
Hourdis en ceramique Huie de un quantie su.rieure a 500 Kgs 

hauteur 16 cm x 20 K 33 ...... 67.SCO Le Kg .....................

Tuileo plates 1.- choix I ..... 0.610 

. 73.72 Penture 6 "I'eau Altralalex Les 75 Kqs 6 OCOBriques de Djemmal Pelnture , r'huile " Astral LAes30 Kgs'Blanc broy6 cachel 14760ver . Les 40 Kgs 13.4C, 
Brique a 3 trous ... ........... 
 Le Mille 14.412 Peinture email glyceraph algique

Brique a 6 trous ................. 
 22.982 ( Laque ... Les 20 Kqs 17.920 
rique a 8 rous ............ _ 75.51 Mastic d'asphalte cis jecooiBilume oxyde 75 30. 115 Tunis La Tunne 56.00010 en 1iS perdus ,, 11S.000Brlqut a 12 trous................ 
 109,987 Cul-back 0 1 en viac 71.417
 

Hourdis 13, I 33 x 30 
 ....
Hourdis 16 x 

114,912 Cut.back .00 600 en vrac ......33 x 30 ......... a .. 74,939
123.120 Verres 

Hourdis 19 33 30 Verre a vilre Idei doublel 162 o 30x 54I- ml 1.165
 

Carreaux mosaique de 25 
 x 25 (suivant Verre 6 vilre (dcmi..uuhel 162 56 *couleur) .90 1,280 
•Verre Verre a vilre imiilie 120a vile smple 126 t '0 36 * 0.730* 38.60 ii 0.BC0


En ciment super blanc n' 53.._ Le m? 1.950
 
Electric'ld > 

En cimenl gris ..................
 1.665 rL ml •Basic E plaittque ddrivahion o 100 La p, re ,1145 'Produits de corri~res Sautes In teP,ru p Ie ur S5. A enco~ri, . , 1,302 "i , 

taxes comprises Boole acteren de 9Tube ionte 4.9 j 55 ­" 0.3290. 1. a. 
Gravier de 5117 .......... 
 .. m 2.0517 oi 

Pri. mavenGrovier de 1725 du Bais iapin blanc It m3 102.310.........
 
du NoJ I ide 0 a 3 -nm 12,7501.17 Bois rouge du No-wl 2eho, *..• : 107.570.:.... ..... em;:-: .;'!i~ peh qeder}"',: i: cn a' *0O. Lapere. 16145 ,

partir du roduits petraliers 
.. 

Tr.out ..V r ant 0125 .;.. . ..... . y 1,378 Essence o m le .. 
.. .........
 

T I IN .!" q" d.! n F ;crincn -lei), 
N...,': : ':,,U'Essnc 

______Lem3_ 17____ 
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Prix Prix_DESIGNATION UNITE en Oianor DESIGNATION UNITE en Dlnairs 

D~c. Dic. 

ptrale ................... .... M3 37,500 13m 1,50 x 4m/m "183,.052 
Gas-Oil......................... 57,500 3m x 1.50 x 1oi/rn 173.51B 
Produits sidirurgiques T61es ondulies galvanlises 

Tube d'acier 4iira sans soudure de 40149 
noir' bo filet ............... Le M/L', 1,66 2mnx 0.90 x 5/10 L La Tonne 272,772 
Tube d'acler sc .d6 par ropprochemeni, 2m,50 x 0,80 5110 a 2281,439 
qualitd chauffage buUl Iisse de 20 x 27 ') 0,487 3m x 0,90 x 5110 ) 280.939 

Tube, d'acier soudii par rapprochement T61es planes galvanisees 
galvants&bout filetj 4e 7o x-27 0.744 

Tuyoux de fonte standard (60 mm pression) m m x 4,5179135 
avec joint automatique . 5.2)0 2m x im x 5/10 a 279,200 
Fil de cuivre nu 30110 Comprise janvief F6vrier 78 2m K Im x 610 275.,744 
comprise..................... La Tonne 1196.237 2m x Im , 8/10 a 247,896
Rand 6 biton 2m x lm x 10110 a 237.618 
Fil Machine A.L.0,X. 6m/m en . Fers plats 

couronnes................... 
 La Tonsne 180,590 
20 :./,Barre$ 6m La Tonne 188.927
diometre 8 m,'m en couronnes. a 178,300 

Tunisid diamelre 6 en Barres de 12 m ) - 30 x6 Barres 6m 
diametre a en Barres de 12 m 213,390 35 , 8 Barres 6m 

10 en Barres de 12 m i 207.650 40 x 8 Barres 6m 
12 ......... 
 .... .. '203,.4AS 

50Ox 10Barres 6m . ­14 .................. .
 201.150 
16 ................. . 199,235 Fers corniiires a ailes ,gules 

20 .......... •.... 
 A 197.705 30 x 30 x 3 Barres 6m a 167,725 
22 ................ 
 . 197.705 35 x35 x 3,5Barres 6m 164,362 

2 .. 40 x40 x 4 Barres 6m el 12m , 164.3A2 

45 x 45 x 4,5 Barres 6m el 12mFers Carres 8 mm de diametre Io Tonne 191.128 171,795 
10 181.343 
 50 x 50 x 5 Sarres 6m el 12m 4# 175.209 
12 17M5 60 x 60 r6 Burres 6m et1?m " 18d.170 
14 a 174.539 Main-d'uvre batiment et T. P. 
16 " 
 a 172.626 
I - Mancuvre ordinaire Heure 0203 

25 a - /Manceuvre spdcialisd a 0,213 
PoUltrelies UPN Aide ouvrer . , 0.233 
m80mum 3112 m . 194.710 Ouvrer. -,uiftiE lere Calgorie 0,263 
120 mim 3 !12M 180,904 Ou',,er qualilid 2e Cjt6Sorie a 0,273 
T6les N6;res A.D.T.O. . .rOuvrier hautement qualifit a 0.313 
7M X I M K 3mlr • r+17"9,893

'/ 
 a .179.3 .Transport ( marchandises diverses 
Moyennes etfortes2m x in A4mim 176,517 
2n x 1m x mA 186,674 Transport pir Camion de S i 10 
3m x 1,50 x 3mm 1U4,185 fornes au del do 10 Kms t/ Km 0,030 

"N, mm4 : md'vri-1 Lo TUNISIE cunomique,Y,­
++" :' ' 1'+'::++" :'+:+"rl<:' : ++l+"": ' :fr..'' +:""' +:'B:+'.":, .. :+f,:, ' r+ '+: .. +. .. 

'+:~ .+4":l++l": 
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This information shows that stone masonry walls are more
costly than brick or concrete block masonry. 
The price d:Lfferential
would be greater if the stone wall were, in fact, thicker than 50 centi­
meters, often the 
case.
 

If a 20cm concrete block wall is as3umed 
 2
(a 30cm wall costs TD.3.4 and a 15cm wall costs TD.2.14) then a similar
wall of brick would cost 21.8% more. Similarly, a j5cm wall of brick would
be 57.1% more costly than a similar concrete block wall.
 

to cost TD.3 per m


Current government policy favors 
use of brick. This policy
appears to 
result from the concern for tne effect that additional cement
imports would have on 
the nation's balance of payments. In the mid-1970's,
investments in brick factories were 
encouraged and a number have begun
production recently or are sched.iled to do so 
soon.
 

Concrete block nroduction is ciearly 3n vtrac-z; e 'ield forthe smll entrenureneur d each ons.rucio.. site :2 any s~ze 'as a- !-eas:one block producer. The iuality :f the I ock is !o because notaken to cure them. ever.heless , .heeasepreference : use 3f 7ck re'i1s in itsover stone. Toad-bearing b-rick c=nssruci:on ever, _s much easier, ',cw­for the ccntrac-or as srice is much lighter. J=! pro.:ec~ s recuire thatblock be used only in ncn-load-bearig positions --en heir an.ufacure Is notchecked for cm=__ance w:: coes. 

Substantial sums 
are being invested in materials supply industries.
Some of these investments,such as 
the cement plant at Gab~s, 
are beginning
bear fruit. At present, cement supplies ihave 
to
 

returned virtually to normal.
Some other materials production programs 
are reviewed below.
 

Cement. The cement plant 
at Bizerte is being enlarged to produce
630,000 additional tons of cement and 130,000 tons of lime per year.-- financing for this project Theis being assisted bv the German Govermment.
addition is planned to-be-in production in mid-1973. 
The
 

A new cement plant near the Algerian border at Tajerouine will
have a car-citv of 
one million tons/year of cement and 120,000 tons/year of
lime. 
 The budget for this project is TD.61.7 million. The construction will
be handled by a French firm. 
 The scheduled COmDletion date is the second
 
half of 1980.
 

A new plant will be built at Enfida at 
a cost of TD.71.5 million
and will produce one million tons of cemen, 
per year.
 

Two new lime plants are being planned to
by 400,000 tcns per year. 
increase lime production
Though scheduled to 
be on line by about 1931,
financing is still being sought 
for this project.
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Steel. The estimated deficit is expected to reach 100,000 tons
 
in 1981 and increase to 200,000 tons in 1985. Studies are now in progress
 
to meet all needs up to and including 1990 by enlarging the Menzel Bourguiba
 
Steel Plant. The estimated cost of this expansion is TD.200 million.
 
Enlargement of the El Fouladh Steel Plant to a production level of 180,000 tons
 
in 1979 and 223,000 tons by 1980 is also under way.
 

D. Finance
 

The table below shows the expected source of financing for the
 
TD.600 million investment set as the target of the Veme Plan.
 

TABLE 23
 

SOURCES OF HOUSING FINANCE - Veme Plan
 
% of Total
 

Source IVeme Plan 
 Vem e Plan Veme Plan 
(millions zf dinars)

Down payments 

137.0 213.8 36.0 
Government payments 42.4 66.6 11.0 
F.P.L.S.m -- 49.2 8.0 
Social Security Funds 1.0 72.7 12.0 
C.N.E.L. 27.0 174.2 29.0 
Foreign loans 11.6 8.5 1.5 
Bank loans 11.0 15.0 2.5 

TOTAL 230.9 
 600.0 100.0
 

xF.P.L.S. = Fonds de Promotion de Logement pour les Salaries. 

The table shows clearly the importance of the role played by
 
government institutions in making available to the nation public financing

for the purchase of housing. Government-related funding accounts for
 
TD.371.2 million or 627 of the total. It should be noted that CNEL does
 
attract and employ savings from private individuals (expected to equal 
about 20% of its financial needs during the Veme Plan period). The !imits of 
...... o..... sr _"r the CI,1-- -o generate ieficit since it inngs acnroach.rqu' 

rcquired to finance 2/3 of the 
cost of housing units (only up to TD.10,000
 
of course) for depositors with savings equivalent to 1/3 of the price of the 
unit. To this end, the bank is authorized to float loans in an amount not to 
exceed 5% of their deposits. It should be stipulated, however, that the 
Tunisian government gives a 1% interest subqidy to CNEL housing loan 
beneficiaries which pulls the interest rate down from 5.5% to 4.5%.
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1. 
Formal Sector Housing Finance Program
 

The majority of the housing finance systeim in operation are
closely aligned with the different categories of housing established in
the Veme Plan.
 

Rural housing receives the largest direct government support.
When such units 
are produced in conjunction with the national rural
development program (PIR), the approved buyer advances roughly TD.90 of the
price (here set at the 1976 average of TD.l,300), the government pays the
builder (usually the SNIT) 270 D.,which is the standard per unit subsidy Zor
social interest housing, plus 300 D.which is 
the special P.D.R. subsidy, the
government then grants the buyer a loan of 640 D.,interest-free and repayable

in 15 years.
 

For the suburban level (average price set at 3,600 D.),
unit subsidy of 270 D. paid to the builder the per
 
serves 
 (almost invariably the SNIT)
to reduce thc sales price. 
Once the buyer has joined a CNEL savings
program he is eligible 
 for 2 types of loan:
 

a. Anticipated loan
housing units from an 
- granted exclusively for acquisitio. of
approved real estate developer after 2 years of saving
(4-year savings plan) and 3 years (5-year savings plan).
 

The interest rate charged is 7% for the savings period remaining.
 

b. StandardLcan - g-anted _-0r financing 

- acquisiJion of housing from a re-7 estate deveoner 
- conszructicn of a 'ouse - expansion of exszing housing unit 

The interest charged is 4.5% after deduction of 1% goverment subsidy on interest
and the loan is repayable in 10 years (4
 -year savings plan) or 15 years 
(5-year

savings olan;.
 

Due 
to price increases in construction and land, the CNEL
discovered that many of its small savers
build up enough savings in four years 
(7 D. or 14 D. per month) could not
to-warrant a loan which would actually
buy one of the dwelling units on the market. 
 A new program has been set up
to offer new financial oQtions to 
the lowest income savers at CNEL. 
 Called
the Fonds de Promotion de Logement Pour les Salaries, and drawn from a 2% levy
on payrolls, paid by employers, including the government, the F.P.L.S. will
make two programs available:
 

a. 
a loan of TD.2800 for 15 years at 
3% interest

(TD.3,610 house less TD.270 subsidy = TD.3,340

less savings of TD.540 
= TD.2,800)
 



b. fo: those with higher incomes, a TD.528 addition
 
to their savings, in the form of a loan which carries
 
a 4.5% interest rate and is paid off only following

repayment of the CNEL mortgage (therefore repayment

begins only after 10 
or 15 years).
 

The FPLS will be available only to wage earners receiving

one and a half to zhree times 
the minimum wage.
 

S ccm" (moderate) atcgoz-y housinz whose 
 cost does not 
exceed 5,000 D., te ove-rnmen-_ subsidy f270 . arcable. Fina-y, 
an FKIS suif o-5' .S i I!o applio - .b.e .ert.
 

There are 
two other sorces of mortgage financing. The Caisse
Nationale de Retraite et de ?rAvova-ce Sociale (CNPUS), which is 
the pens-on

fund for civil ser.,ants and gove.ament employees, wil! grant loans of up
TD.5,000 repayable in 15 years 

to
 
at 3% to 6% interest depending on the
 

borrower's income.
 

Co-m-erciai banks may also make mortgage loans in amounts not 
to
exceed 272 of their deposits. 
 These lopns are for "standing" category units,
have a ceiling of 7D.15,000, requice that the buyer assuile 40% of the cost of
the unit and are repayable in up to 7 years at 8.25." interest. 

The C];2L is the principal source of construction financing. 
 Asof March 1975, the CNEL had made almost TD. 3) million in construction loansfor prefintancing of real estate development projects. Of this, 95% was
 
carp: rateborrowed b SBUIT. These loans 7.5" at present and are outstanding 

an averae of 1 months. 

he C.NEL pays 4% on savin2s and the zovernment adds a bonus of2% for those savers .,ho complete the required four y;ear savings contract.CIhEL officials note that of theone principal reasons for use of a four yearcontract period is that 
the depositor becomes used to 
a steady payment process
similar to that ill be thewhich applied to mortgage later on. In addition,zhe savinas relationship -ives bank officials the oPPortunity to make anaccurate assessment of the savers' credit worthiness, 

- oriq wi:h Anticiipated mn~ -ta-n'r ',he :gives immediate loans for the cu.. .ietion of individual units and theacquisition of housing from approved real estate developers. The buyer mustput up 40' of the purchase price. Theuonrca loans are at 6' for 10 years ano noput 
fork 10 vero,,4n 

iecorercia, anks f er 3-1/2% interest on savings, but tay
bonuses o' up to ar. addit4onal :o for time deposits. Other financialinvestments include some government or national agency bonds, and certainJtoc: issues. Thareholders of the Soci4t6 Tunisienne de 3anque, for example,earn a 6'. dividend plus, of course, any canital -ains which might accrue. 
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The commezc-lal banks have indicated that though they may offer
an additional 1-1/2% on savings, (7 1/2% vs 6%)
housing orientation are a pofwe--r 
the CNFL loan terms and


i tandt--and-hve fen-to-6 dra,' savihg 
 ...
clients away from the private-bank -ingsc-e-.. 
 . ..--------------­

2. Informal Sector Housing Finance
 

Hous4ng finance in the informal sector in Tunisia appears to
exclusively the domain of the family. be

Three techniques are 
used to generate
the funds required for down payments on informal sector loans, 
or for
outright purchase of construction.
 

a. Interfamily borrowing, not 
only from parents, but also from
uncles, aunts and other more remote relatives. This financiag carries no
 
interest rate.
 

b. Sale of a dowry. The dowry represents lonz-term savings and
housing appears to 
be an important use 
for this wealth.
which sale of the dowry is 
The actual extent to
common could not be accurately assessed by the
team. In fact, i.c 
may be more characteristic of upwardly mobile middle class
fam,.lies than of 
the low income group.
 

c. Foreign remittances. 
 It is clear that 
one of the principal
sources of Tunisian capital development is the family member working in Europe.
As with the dowry, foreign remittances are evidence of a strong tendency to
save and prepare later reinvestment in Tunisia where the absence of highly
developed capital markets gives a decided advantage to 
those with cash.
 

With regard to Tunisians workin 
 abroad, it should be noted that
they have all the facilities 
in other countries necessary to comply with CNEL
savings plans (U.T.B. in France, for example...). In addition, the Tunisian
government gives them a 3% instead of 2% savinzs bonus when they make savings
deposits in foreign currency.
 

3. Institutional Develooment
 

As has been mentioned earlier in 
this report the early 1970's
were a time for reform and revitalization of Tunisia's housing sertor.
financial components of the sector were 
The
 

fully included in 
this revitalizarion
process. 
 The CNEL had its first full year of operation in 1975. By 1973 the
institution could show that it was filling an 
important void in the sector.
It should be stipulated here that the CNEL was set up 
to help resolve the
housing crisiq and that, moreover the funds raised are used essentially to
prefinance real estate development programs.
 

It should be noted that the Vem
e Plan allocated 174.2 million
dinars to CNEL, or 
32.8 million dinars per year for housing financing whereas,
the average, sa'vings generate abcuz 13on 
nilionM is ...­



- 87 -

At the same t~.e. the CNEL process is not yet mature. As noted

earlier, officials disrioveree by early 1977 that the two lowest savings
contracts did not generate enough equity to permit satisfactory entry inzo
the housing market. 
Thct housing finance process is under continued appraisal.

Loan terms are being re'on~idered, the market is being tested and thought is
 
being given to expansion if the capital market.
 



- 88 -

VI. 	 CONSTRAINTS TO THE STEADY INCREASE IN SHELTER 
PROGRAMS FOR THE URBAN POOR
 

The GOT commitment to improvement of conditions in
sector is an 	 the shelter
important one, and many of the obstacles
and 	 to increased production
to improvement of urban infrastructure have been cleared away.
preceding chapters help to 	 The
identify conditions which may constrain GOT
efforts to continue to 
increase the level of improvements.
these conditions have already been 
In Ma-y cases


identified by the government's own
shelter sector experts. They are 
the focus of 	concern as 
the nation
advances towards the objectives of the Fifth Development Plan, and should
also be considered in the preparation of the succeeding Plan.
 

It is always 	possible 
to explain problems in 
terms of insufficient
financial resources or materials. 
 In fact the poor
finding ways 	to are most ingenious at
circumvent, 
to 
some degree, 	these obstacles when shelter is
concerned. 
 The authors of this report would prefer
constraints of particular and immediate 	
to suggest that the


interest are 
usually institutional
in nature and 
that it is this aspect of the 
sector which 	offers the greatest
opportunity for change and rapid improvement.
 

There exist three 
facets of 
the shelter sector problem of
urban poor in Tunisia which appear 	 the
 
to need attention if constraints to
greater progress are 
not 
to become severe:
 

- not enough solutions 
are being designed for the large
percentage of the urban population whose incomes 
are
insufficient 	to 
purchase the 	"logement suburbain"
(average prices projected in 1976 of 3,600 D. 
- $8,600),
or the "evolutif" built under the joint GOT-USAID program
at 2,200 D. to 
2,500 D. (85,300 to 6,000).
 

Roughly 501 
of the urban area 
families nation-wide
have incomes 	estimated 
to be below 77 D. per month. In order
to serve 
these families in increasing numbers GOT shelter
programs in urban areas will need to 
be designed to lower
standards, which may mean less habitable space or minimal
levels of public utilities in order 
to result in 	lower
initial costs. 
 Greater reliance on self-help construction,
and gradual community development should be consid-red.
 

expansion of 	shelter improvement programs 
in urban areas
nationwide will require expanded levels of professional
staff at 
the local (municipal) level, 
not so much to
administer programs but 
to supeivise 	their implementation,
especially if that implementation takes place gradually

with community participation.
 

Municipal level technical staffs do not appear adequate
to supervise 	the efforts of individual home owners as they
expand their 	housing units. 
 The problems will become more
acute if making the connection to infrastructure networks
is added to 
the work required of homeowners.
 



This constraint takes 
on special importance if the GOT
decides to support 
a program of shelter solutions 
in urban
 
areas which have much lower 
costs than those presently offered

Such solutions would require more direct participation by the
beneficiaries 
and would reach "standard" sizes (e.g. two bed­
rooms) and -et 
full utilities connections only gradually as
 a result of the 
effort to 
keep initial costs 
to a minimum.

Such programs will require adequate supervision and 
technical
assistance 
so that 
the self-help construction makes the 
best
use of materials and results 
in durable improvements to shelter
 
conditions.
 

continued expansion of shelter 
programs for the urban poor
may be too closely tied to continued expansion of GOT budget
allocations for 
such activities. 
The direct commitment of

GOT budget fund,3 to the housing programs was reduced from1977 to 1978, but it is not clear that the 
resources w."hich
 
will replace these investments 
can be ,elied on to growautomatically.in 
the Iong term. 
 it seems likely that a greater
effort will be required 
to develop programs which generate

additional workinz capital by themselves. 

A. The Selectionof Solutions Desizned 
to meet =he Financial Capacity
of the Poor Urban Are- 'an:ilv 

;--c ve rn..e:- r o- z -- i--r.r--,anc f "n orin­

wCa 
- - the 

- "n-"- ,-Mz 

.. . ... . .. a- I n ... - t : ro­

e .. . - . -,n­answcers " - - -'° os:-j.t ­-* e s:--- '= " .. Z 

a 'W"a7z :nocn 
 a,:,ir 
,3 serve? 

b) -what 1o the rei-ainshi tetwee ­ snace a-nd -,he

-, -1;

- . . , c... . . .... h.. -' uc:: a Z r cse? 

c) does rental housing, "ioh :os 
z/rearer fle:ucbiiy, better
 
serve - needs of etarze-'r- ",zn? 

d) are -- s *hat :I''a 
 mT M'eno zo zhe.terccndi-'-- theinyez cf te---~ maon 
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2. Definition of AvropriAte Minimum?eauirements
 

While the "suburbain" and "evolutif" units currently produced by
GOT programs satisfy a large existing demand, they only lightly touch the
population with monthly incomes below the urban median.
 

It would seem appropriate

the rural program 

for GOT shelter sector officials to take
concepts of partially completed houses and lots, and adjust
it to 
the specific requirements of urban areas, such 
as better connections
to publit utilities and smaller lots.
 

It appears that resolution of this problem of solution type and
cost might come from use of minimum standards such as one room, water taps
for groups of units, public toilets, etc. 
for the initial project, with the
foundation laid for gradual improvement of the 
living space and utilities
connections to be produced by the home purchasers cver time.
 

It is suggested that the market for such housing solutions is
large in Tunisia, and that the GOT will have to 
provide for this market
before it really has control of the housing problem of the nation's urban
 
poor.
 

3. De'ourbification
 

Housing officials 
in the GOT will have to be careful that urban
officials consider the replacement and relocation aspects of degourbification
in the nation's urban areas. 
 The GOT has a difficult 
task ahead in steadily
increasing the stock of low-cost housing, and aggressive neighborhood improvernent
programs which include remov 
 of the existing "gourbis" may result
of greater quantities of units than are 
in removal
 

being produced by public and private
sector housing programs.
 

B. 
 Increased Self-l:elD Construction will RequireIncreased 7echnical
 
SuDervision
 

1. 
 Materials and Construction Techniques
 

If minimal units or 
partial solutions are
providing lower cost adopted as a means
options for low-income families there will be 
of
 

a need for
increased supervision of self-help construction and additional technical
assistance. 
 By providing for adequate monitoring of the self-help process
GOT officials 
can assure 
the development of durable, cost
to efficient improvements
the conditions of low-income neighborhoods. Efficient use of materials
and improved construction techniques 
can result from adequate participation by
13CT prcfessionals in 
the construction tr-cess.
 

2. Infrastructure
 

Partial solutions which require gradual incorporation of a community
into the public utility networks, through home-owner constructed connections
for example, also require adequate levels of professional assistance.
assure 
that minimum standards are Tomet 
and that techniques are used which
provide 
the most cost effective approach municipal governments will need
adequate quantities of on-site supervisory personnel.
 



- 91 -

C. The Dependence of GOT Shelter Programs on Direct Budget Outlay
 

Though the 1978 budget 
reflects a decrease in 
the direct participation
by the GOT in housing investnients (from 292 
in 1977 to it2o) is not clear
that the mechanismn exist for the 
financing of 
low-cost housing programs which
will permit a steady reduction of 
their dependance on 
the GOT subsidy.
 

If the orincipal resources for low-cost housing programs continueto come from the CELexpansion of these res-urce5 
nust depend on increased
savings mobilization and increased capitalization of the 
CEL as a result of
 
loan activities.
 

The GOT has already recognized that 
the contract savings plan has
had difficulty'. offsetting cost 
inflation at 
the lowest savings plap levels
and has responded with The 
creation of the FOPROLOS, a payroll 
tax program
which deals only with 
The salaried oop.ulation. The b 
 tf t"he contract:
savings system :o 
serve as a prinar, aeans 
of mobilizing increased 
quantities
savings 
for housing programs over the 'ong tern should be analyzed in thecontext of estimates )f -he inflationary pressures during that term. 

The newness of 
the CNEL makes definiti'e -i.alysis of its 
operations
difficult, but it seems possible that l*'. operating marsia with which it
now working (4% for savns, 
is
 

5-,,' on loans) is too narrow for lon, termcapitalization even when combined with astute short-term money management.
It seems Dossible that the ([NELL svstem so favors the ultimnate client, thehousing purchaser, that 
it does not :ermit adequate of the
institution. 
 a 
 r 
 o
 

If greater deg-ees D: independence
necessary to trom GOT budget allocations are
realize real 
long term growth in the financial resources available
to very low-cost housing proorams 
it ma also be appropriate to consider
interest 
rates being apolied to savings and 
the
 

to loans. It seems 
possible that
these mav have beto adjusted uward to respond to the comoetition for savings,and to reflect 
the higher cost of 3cuiring fund- outside the original channels 

SC e'-V.-~ a- n n' 
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VII. 
 ANALYSIS AND RECOMENDATIONS
 

A. Economic Activity
 

Estimates for 1977 suggested that th3 nation's economic ;rowth
rate had slowed appreciably from the levels reached during the IVeme Plan
period. 
 Drought continued to 

regions, 

plague the nation's marginal agricultural
and export markets were not as 
strong. Tht government has relied
increasingly 
on foreign debt and deficit financing to fuel the steady growth
in economic activity. Nevertheless, foreign debt servicing took about 12.5%
of export earnings (11.5% if workers' remittances were added
earnings), to export
a level below that of many of the nations classified along with
Tunisia as "intermediate middle-income countries" by 
 the World Bank. IMF
analysis does 
not expect this debt service ratio to exceed 20Z by 1987.
 

The government deficit was expected to 
 -
reach TD. .ion
($533 million) in 1978. -23 mi
'While the consumer orice index rose anoro:.:i:yatelv6% per annum, a true inflation rate for all goods and services has 
:ee~n
estimated 
to lie between 9 and 13 
. per annum. Analysis of the national
economy sugests thethat experience of pastthe 10 years has aeen oos00ireand that activity can continue to expand, but 
that the nation's economic
 
policie's must begin to
on take more account of tle pace of growth and its effect
the national budget and the balance of payments. A lackluster economic
performance in Europe may dampen Tunisi.a's export trade and the European jobmarket for Tunisian workers, further exacerbating unemployment at home. The
for the Verne Plan period are not vet altogether clear: how-ever,
 
prospects 

the strong performance attained during 
the IVeme Plan has provided a zood
base for growth in the coming years.
 

What would be the effect of 
a loan for a housin2 pro2ram on
Tunisia's balance of payments? if calculations are based on a 
 30 million
loan, S3 million mizht be used to 
cover
imported buildinq materials, 
the imocrt content of :he structures,the machinery that mikes and transports thematerials, etc. 
 One could then sunpose that :he remaining &27be converted into dinars and would thu" mobilize 

mi'lion ,7ould 
resources that would
otherwise be unemployed. 
 Income would be generated o w-ich some oortion 

Would be soent oi imnorts. 

A Keynesian multiplier can 
be used to estimate the amountincome generated: 1/(1 - b - v), 
of

where b is the marginal propensity to 
consume
and v the marginal propensity to import. Using fable 2 we 
can calculate a
1973-76 marginal propensity to consume of

import of 

.753 and a marginal propensity to
.353. The multiplier implied is 5/3. 
 Consequentiy $_7 
-illion
spent on construction would generate $45 million in income. 
 Out if this
amount, 35.3% or $15.9 million would be spent on 
imports.
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Loan 
 $30 million
 

Less: 	 Import Content of
 
Construction 
 3
 

Imports Generated by

income 	 Rise 15.9
 

Remainder 
 $11.1 million
 

In other words, the need for foreign excharge will be well under the total
amount 	lent. 
(Oniy if the marginal propensity to consume were 100% would

the imports generated by construction spending equal the amount of foreign

exchanze lent or 
$27 million in this case.) Productive use of these funds
 
is one of the 
extra benefits of the program.
 

Thether or not foreizn exchanqe is generated for repaving the
 

loan depends on factors too numerous to explore here. One example can be
 
usced, however, as an illustration.
 

Converting 327 milion 
zives TD.ll.12 million. That amount
would allow 5,,00 families with monthly income of TD.97,5 oer family to buy
Jwellings costing TD.2,224. The mortgazes might entail 15 year loans 
at 10.,
meaning r..othlv payments of TD.2A.5 for households earninz 93 dinars per
month. !f their purchases of imported zoods therefore decrease by 
12.6 dinars
monthly (and their morr- age repayments are not used to generate other imports),
the money comin2 in from installments paid would be sufficient to service the

incernational loan. or 
that part of the international loan of '13. 
 million
associated with the housing proram, the terms assumed are 30 years '9,.S1.34 million wouhi have to be renaid 	

at 
annually, meaninc TD.63,200 ner month.Divided by _,o)&kJ ous(2hio.ds, the amount due comes to TD.12,6 oer household 

per month. After If vear, further repay.-ments would have to be -enerated byexports, possib- thse re:-.ted ) inveztment of the Ii.! illion not needed 
for the hrus:in2 Drooram. 

This eamoe s erei iustrative 3n uses a series -)fplausible figures that could possibi :7 be wrong. -uch further researzh wouldhave to be don,! to trace the actual effects. ote that inflation in all its
-uises has been i4no:ed in this simole exerrise. 

http:ous(2hio.ds
http:TD.ll.12
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B. Household Income Trends
 

Projections of median income levels have been calculated using
a reai growth rate of 2% per year with a conservative adjustment for inflation
of 6%. According to 
this formula, 3.12% annually would yield a 118% increase
over the ten-year period from 1975 to 
1985.
 

TABLE 24
 
MEDIAN HOUSEHOLD INCOME LEVEL PROJECTIONS 8.12% P.A. GROWTH RATE (DINARS)
 

1975 
 1978 
 1981 
 1985

District of Tunis 
 91 
 115 
 145 
 190
 
( " I. 20th Percentile 46 
 58 74 101)
 
Sfax, Sousse, Bizerte, Gabes 56 
 71 
 89 
 122
 
Other towns 


66 
 83 
 105 
 143
 
All urban 


61 
 77 
 97 
 133
 

These calculations assume 
that distribution patterns remain
unchanged throughout the ten-year period.
 

C. Shelter Sector Prospects
 

With regard to 
the housing sector, the Vem
replacement of the most minimal and unhealthy units 
e Plan notes that
 

("gourbis", tents,
huts, etc.) over a thatch
20-vear period would require the production of 11,000 units
a year. As population grows on 
the average by 138,000 people per :ear and
Tunisians live in households averaging 5.5 people, about 25,000 additicnal
units would haire 
to be produced yearly. 
To reduce the
density level from 2.77 people per room to 
current averaoe per unit
 

2 peopleconstruction of 13,000 units per year over 20 years. 
per room would require
 
Replacement of standard
units reaching the end of their useful life would require productlon of
7,300 units per year.
 

In sum: 

Peryear Production
 

Replacement of substandard units 

Reduction of density 11,000
 

13,000
Replacement of deteriorated units 
 7,800
To absorb population growth 

25.000
 

Annual need 
 56,800
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The Plan has set 25,000 units per year as its production goal for the

five-year period ending 1981, recognizing that absorbing new population

alone would be challenge enough. 
 Noting in its reviev, of the Vsm e Plan
that housing productijri had reached a level of 24,700 units in 1976 and

that in fact annual production might actuaily climb 
to between 32,000 and
35,000 units a ,,ear, the World Bank suggested that the GOT might raise its

sights and strive for an 
average annual production of 31,200 units.
 

1. The Institutional Base
 

'lie shelter sector's institutional base was 
greatly strengthened

during the UVl e Plan period. 
 Land planning and acquisition were dealt with
through a reemnhasis _n municipal, general and master plans and the
 
strengthening of the reg:ulat~r-; 
powers of 
these olans. Better co.:rdinatd.....
municinal planning combined with the land ac-isition ab-ilirV of -the AFH has
led to the oromotion of moderate cost housing projects care:ully desitned tofit the growth patterns and needs of the nation's principal urban centers. 

Work on the planning and land reservation aspects of the shelter

problem has been complemented by the reorganization of the SNIT into a re-ionally

oriented instiLution with a much higher output and much improved cost controls.
Private sector involvement has been encouraced since 1)74 at which time laws
 were pa, .ed authorizing L7eci=
tax incentives and in'.erest subsidies for those

re.l e.tate developmeot companies 
 willing to orodu"e tie types of ,ousing
considered most by the nationalurzent development plans. 

Financing for both home bu-:ers and developers was coordinated andmade more readily available by the creation in 197% 
of the CN;EL, which not only
enjoys government support but alsc 
can 
attract Drivate sector savings.
 

in addition to . .ovr..ent
Drczrams designed to speed lip theproduction of bousing units, 
efforts *.ere made to help municipal governments

PreDare Zhe public facIiti P&as-i required. :n 1975 the national aovernment


all municioal Cebt ana trengthened the 
:rc -arms which Jould lead tobetter budceting and stronzer funding cr municipal servi'ces. Te ONAS was alsocreated to 
analyse the problem of waste collection and treatment. fact,in ONASstudies are also ser-iin to Lie -nuniciga! development -o bota water and sewer 
cons- itons.
 

The institutional base for ma-or improvement of 
shelter sector
conditions has been strengthened but the institutions and the programs 
are very
new. it seems likely that much the Vem e of ?lan neriod will be used to sort outthe institutional relationships and the impact of the programs. Certain problems

have already been iden'tified:
 

a. the predominance of Tunis in the results to date 

b. the absence of proerams directed at the non-saLaried
 
urban low-income population 
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c. the effect of the high 
:ost of land on low-cost projects
 
d. the difficulty in attracting private sector developers to
units costing 5,000 D ($12,000) and less
 
e. the gap between existing and adequate waste water collection
 

f. the increased need for direct government intervention in
projects for low and moderate income families
(100 D per month - $239 
- and less)
 
Most 
likely these and other problems will be the focus of the working up of
the VIeme Plan. 
This process will probably begin to 
get under way in 1979.
 

2. The Size of the Need
 

The housing sector now accounts for about 3.6'
target of 14' of the Ve of GDP. It is the
Plan investment. 

to How much effort will be required
raise the standard of living to a point where all Tunisians may enjoy at
least a minimum quality of shelter which is 
secure and healthful? A stock-user
matrix has been employed to attempt 
to establish 
some form of 
answer to 
this
question, though this construct may not be ideal.
 

a. Housing inthe TunisMetroolitan Area
 

Using the basic stock-user matrix of Table 25a, one
number of alternat4ve policies for any future period, say 
can analyse a 

and 26 we haveasumod that the Tunis population grows at an 
19'5-85. In Tables 25b 

and that incomes grow at an annual 
annual Lace of 3.2%
rate of 2.0"% at all leve!ls, implying no basic
change in income distribution patterns. 
 Housing deteriorates at
annual rates: 0.5% the following
for H4/5, 1.0% for H3, 
1.5% for H2, 
and 2.0% for Hl. 
 As a
result, there will be 202.030 households in 1985 and 85,600 units remaining
from the 1975 housing stock.
 

If nothing at all had been built during the entire decade,
index of housing would have fallen by half he
 
almost no to 40. As can be seen in Table 25b
one would be "on the diagonal", in
to the kind of dwelling he is willing
pay for, and an additional 69,000 households would now be doubled up
living in substandard or
or overcrowded conditions. 
 Altogether 57.7' would be in
HO housing. Fortunately that is not happening.
 

At the other extreme, we can 
look at
which put every household into a basic low-cost H2 
the implications of programs

dwelling as
those earning more a minimum, with
that 183 dinars (1975 purchasing power) on
Table 26 postulates that situation. the diagonal.
 

dwellings that must be built or 
The bottom row indicates the number of
upgraded, a total of 157,000 (roughly 12,200
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TABLE 25&
 

STIVALRY OF -=- HOUSLNG SIJAT:ON I-N T DISTRICT OF TUNIS, 975:
 

-
STYLIzE CRCSS-T. U!..TION OF iOUS:OLMI BY ,INC.ME AND WL:-NGS BY QUALITY 

g~eholi-s uubstan-dad Uini - 3asic Mode-rate- aocd| Index 

(,c~ nccem' temporary =-LI cost "u= rYl

-eio" D 2; 90C 
 28
 

Z,2o 27 ,370 
F . __6_,__o 

_3_' 3_1 0 
F2_ D 22.7,20 15 44,380 76

"-.1 7: .10 

3 is-6o1 2,5cO 1 347, 1?,.70 ?3 

]L63 D or more 1,1 ,qG

7lCa -cc ?. 
.- ~ ~ k,~ ~ ~ - TTL~ ~ ~ 536!3506pC ~ -7iO g 
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TABLE 25b 

-POTHEMCAL StMARY OF -7OUSTG n T7 S,_ 1985 

ASSUM1IG NO CONSTRUCTION, 1976-85 

ig s HO HI H2 Huseh HI-
 dard
(monith!.y income) Mini- n de x -Basic
tempo- realcot rate Good
lx
r ar y o l u u 

.T0 Belc 46 D 22,380 

22,380
 

?1 46-91 D 52,960 

52,960 -


N ,I
-2 92-183 D 
 41,138 20,722 


- 1 87C " ' 

184-367 D 19,623 21,667 I-L-I!,29O 38 

F4/5 368 D and more -136 03 o,592 62353 


116o,554 8 2., ,037-10,59 . 0 , 

57.5 
 • 0 ' 0- ,. 
 . .
 
Remaining H. 0,:-= 21,0 ,0 : 

Bw ,552 
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T-A-BE 2C
 

EIYP0=TITCAL 
 SMMARY OF HOtJSI:G rN TtJTJS., !985 
ASSUMIN1G ALL HCUSEHOLDS AF2 ADEQUATELY OUSE:D 

eubstan- -0= _ T3Hindex3 .:I4/5x 
Househc~ds dara --- i-ini-- S sijc Hodc- Goo' ­

(mcnaly inco=e) temoora- mal
Eel'; " rate ILuxuryF 0 cost-_
 

-W e-±-~-- I~ -O 

N 2 820 
22,280 100+ 

z,,_6_ 
-H- 52,9050 100+ 

26. 2% ____F ;2- -33 D 6: 57 20"~~7 -"o!o0 1 " 
"\ Il -_ _ - _ - 0,.-,02: !0 

F - 4- 6 

co 41,29 lo 
- \ 

-I.4f 3,30 22,530 100 

_ 137,21.05[ -20 21,30 2C2,230 ___,290 ,__oo 

30 S- 2 

' "7r.rade .70 2L,"7 

[72. !56,333 
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units in the first year, and 20,200 in the last).
that would have cost TD.2,O00 in 1975. 
Of these,73

6 % are H2's
 

would reach TD.500 million 

The cost of this building program (without infrastructur)


from amortization 
About 84% of this amount would 
come ultimately
 

would have to be used to supplement
earning less than TD.92 monthly. 
The other 16Z or 


of loans by the OccuPants 

TD.80 million~
The cumulative
1976 through 1985, assuming 

the payments of those Fo and Fi households
sum of Tunisian GDP from

a 5.2Z growth rate
TD.23,300 million ($56 billion).
as estimated here, would be 2.1% of this 


District of Tunis, 
in real terms would be
The amount needed for housing for the


total,
TD.489 million ($1.2 billion). or
 

b. Urban Housin Outside the District of Tunis
tIith 

ofa a population
of urban households outsd
outside 
 .
 ..
redistribution growth
Tunis should increase durin 197-5th
to 4229
among previously 

rate of 3.2dt
growth is shown in Table 27. 

r
set cate9orj number
 

to In h ... 
oeir
the cells
dwellings providing enough units 

one sees 
the allocation 
of households
 

or at least into H2 "Basic" housing. 
are built to put everyone
be built over ten years, 95% 
Of the 346 ,40 on the d I
million,
cost would be TD 737.2 would have una
 . o l 
 a e t
to beeofo theoal
h "Bai c"htp 


or 3.2% of the cumulative oe.dTh 
e to
1976-85 
Tunisin 

GDP.
 

c. Rural 


It is generally expected that from 
.ousinn
rural households 
will grow at i-975 to
be76,400 households. an annual rate of 1.3%. 

1985 the number of
 
if the If all of these are The net 
increase
to
67,000 existing substandard be gi
would be needed. At huts are 

n d ne 
s
needed. a cost of TD.l,0 to be replaced,

00 each, TD.543. 543,4u
This amount corresponds million would be
4
to 
2.3Z of the cumulative 
1976-85 GDP.
 

d. Summary
 

It should also be 
remembered 

made regarding Tunisian objectives, 
 that in addition to 


1975 dinars have been used. 


dinars will change in value, the proportions the assumptions
will remain the same. Though the
of GDP implied by the analysis
output lost by diverting land from other uses.
 

The analysis also does not account for alternative
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TALE 27 

HY.-O-TEET2 CAL SUI%2IARY OF URBAZf HOUSING 

OUTSIDE OF - DISTRICT OF TUNIS 1985 

Assuming All Households are Adequately Housed 

Dwell's
La usE H H., H3 
 F 


Substan 


_ rk/ "ndex
 

F3
 
"ouseholds. aara .4in- - Mode-
 Good 
(mcn:iy incze, jDempo- J mal Basic rate Luxury 

rarv . . - cos t- .... 

F eI 4 ."D 126.7 128.7 !00+ 

_ ­ " .2.1 1 00+ 

F5 ?2-,13 D 102.4 102.0 10 

F'z8 3 6 T30.4 40. ZOO 

0 CO.ndcre .3 1 
!n 

H_ _ __ _ 2__ 
I.______ V3... 

__ _b~ 
~.. .. .22.; 

_ _ 
fJzo 0 

I I 

-.­i, . . 
Bui_ Dt Z29.'3 1-.. 6 -. { .k S ', 
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TABLE 28

SHARE OF GDP NEEDED FOR DLLING STRUCTURES 1976-85 

Percent 
Tunis, all on diagonal or in H2 dwellings 


2r1
 
Other urban communities, 
same 2.1
 

3.2

Rural areas, all in HIlminimal dwellings
 

Total . 6
 

7.6
 
unprecedented.

7.6% of GDP for housing for a decade is very high but not
 
What is noteworthy is
total or 39.6% 

that Tunis should get 27.6% of the
of all urban dwelling construction.
 
If 7.6% for dwellings is regarded 
as 


economic planners, housing authorities and private builders 
a proportion by
some lower amount, say 5.0%. 


settle for 
too high 


may have to
If Tunis still gets 
a 27.6 
 share,
 
that would be 1.4% of GDP or TD.326 million. 
 s
 

Even with TD.326 million, 

basic, as shown in Table 29. 

one can still build or upgrade
 
156,800 dwelling units but a larger proportion of them would have to be
The index of housing could rise only to 

35 because most families with incomes above TD.133 monthly would be to 


about
left of the diagonal.

have Any additional building for these families would
 

the
to be Compensated by'leaving
or worse. 
 some poor families in H1 
(minimal) housing
 
However, if nothing is built for the richer H4/5 families 


are likely to 
increase their spending on
and morp import-intensive commodities less these 
than-housing. la intese


They are
price of the lower quality housing in which most of 
also likel 
 to bid up the
 

to the disadvantage of the middle classes. 
them will have to live,
 

seems desirable. None of these alternatives
 

continue Finally, rural-to-urban
to exert pressure area migration
on 
 can be expected to
the urban area housing stock.

begins efforts to upgrade conditions in the nation's secondar. cities 

that Tunis may not be as 

The Veme Plan
 
hard hit as
nevertheless, in the past. so
 

are not expected to 
The overall trends,
change dramatically.
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TABLE 29 

,a--O--ETICAL ST-.0JARY OF t7OUSING 1 TUNIS, 1985 

Assum~rig a Cumulati-me :nvestmenz Constrain-t 

of-TD 326 .ion or 1.4' of GDP 

Substan 

fCXHousehc-is 
 dard i 
Mini- Basic Mode- Good*
(ont:-y incoe) 
 t-mpora- mal 
 rate Luxury
 

rv .. .
 ... . ...... .
 cost­

" -­ 22,38 22:8C 1+
 
- - a-:: N Xj52,;60 I 2,96C 1.20+ 

35,186 z.06Iki2C
_107 

"4.7 
 , 37.C"
 

351, 1-0
" 


- 172- c" -T 2,39 263c:1~z 

" 5 0 ] 
 6 33 -. ,2 SUM, 

1 1 r ­

57 
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3. Housng Programs and Employment 

a. ent Generation 
on 
the National Scale
 
The IVeme and Vem
198,000 dwelling 	units. e Plans combined
If this are expected to produce
rate of expansion continues,


an_ Vleme Plans together will produce 339,o00
ia even 	 the Veme
without units. 

additional units 	will be needed in 

undoubling Estimates made elsehere
households, 

503,000
is to ten years in urban areas 


construction alone if everyone
 
live in at least 	a "basic low-cost" (H2) dwelling.


adequate rural 
or upgrading program, Tunisia will also be short 


Without a
(HI minimal) units by 1985. 
 543,000
housing would require 7.6/Z of GDP for 
Building all this 
rural and urban
ten years, whereas the share in
years has been 3.6%.	 recent
 

In 1975,
construction materials and in 

a total of TD.147 million were spent on value added in
GDP. 	 the construction industrv,
Since housing 
 a tctal of 8.5% of
output and employment.


will be created in 

cost 3.6Z of GDP, it generated about 42% of construction
The Veme Plan estimates that
the construction 	industz,. 
an additional 31,000 jobs
13,000 jobs would be created there. 	

if 42%, of these are in housing,
An additional 1,300 will likely be
 
created in the production of building materials, 
or 
14,300 alto'ether
materials for them in 1975. 	

h
 

figure compares with about 53,000 workers building dweilines and making
An additional 10,000
been employed in making the materials and fuel 
to 20,000 workers may have
building materials, 
their 
transport, and all the other jobs that


indirectly ad infinitum 

that go into the producton of
 
for everv are generated
construction job 	

Studies in Mexico and elsewhere have shown that
on building sites, about half a job is generated
elsewhere.
 

to 
 if all these rather speculative figures are combined, 
they lead
employ 90,000 workers per year during
will not create 


the conclusion that, directly or indirectly, dwelling construction should
the VeMe Plan. Doubling the volume
 
that many more jobs for raising output of housing is Likel
 

to entail a lower output of other goods.
occur since construction But considerable expansion will
can
resources 	 draw on previously unemplo.ed 
resources.
induot, 	 These
 
can be mobilized 	all the more easily for construction since this
 

can be made less 	capital-intensive
would terefore be 	 and less 
4-mortintensive
a mistake to adopt any construction technology that 

a high level of mechanization 	

It
 
or a high uses
Proortion of imported components.
 

shortage 
 One must also beware of arguments which claim that the housing
 
can be resolved more quickly if dwellings
number of days per dwelling matters less 


are built faster. 
 The
that the total number of units built
 

per year, even if each unit is built slowlv.
are cheaper, the 	country 
 If the labor-intensive
can afford more of 	 buildings
will create more 	units. 
 them and a given 	share of GDP
in order to 	
High levels of mechanization
reduce construction time constitute 

and imported componeits
esoecially in a country with 
a questionable u£,e
a high rate 
 of resources.
of unemnloyment.
 

http:unemplo.ed
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b. Emnloyment Generation by Housing Programs for
Families Below the Median Income Level
 

small part of 
Any estimate of the number of jobs generated by a comparatively
a national housing program requires stringing a few facts
together with many assumptions. 
 Does the program result in 
a net change
since housing answering to such specifications would not otherwise be built?
Does 
the share of spending for administration and land acquisition generate
any emplovment? 
 Since a third of the foreign exchange lent is available for
purtposes unrelated to 
the housing program, how many jobs are 
created by the
 use of that money? 

Suppose that $30 million are available (TD.12.3 million) and
that of 
this amount 
 21.5 million (TD.9 million) are spent on improving siLes,
building new structures, and rehabilitzring old ones. 
 it is reasonable to
assume 
that one third of the money or TD.3 million would go
t;wo unskJled wor.kers plus skiled 
for wages. If

worker together earn TD.2,'00one 
annually(TD.200 onthlv . 3,750 jobs will be created in construction.
 

About 20,

likely to 

of the TD.6 million spent on building materials isgo for wages, i:.cluding wages for materials that go into the
building matErials etc. 
 That means TD.I.2 million in wages. If three workersin these sectors earn TD.2,700 (TD.225 monthv), 1,333sum jobs wi-l result. Theis 5,083, so we can say five thousand as a balp.ark fizure, a netonly if all these workers were previously unemploved. 
Tain 

Another possible indirect effect o' the building program mightbe the zeneration of an additional :D.3 million in income through multipliereffects. Scme of this additional income, perhaps one third of it, couldserve to mobilize unused resources, specifically uemlDoved labor. Another3,000 jobs might result, but this fiue is highly speculative. 
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D. 
The Shelter Delivery System: Prospects
 

1. What Price Unit 
can the Target Population Afford?
 

At present, the least expensive units being offered 
on the
market at prices which more or less reflect the full market cost are
those being built under the AID assisted "core housing" program in the
coastal cities south of Sousse. TheseTD.2,300 ($5,500). (H2) units carry prices of about
With the government's standard 270 D per unit subsidy
deC'zcted, they are offered to 
the buyer at TD.2,030 ($4,850). It is
expected that construction of these models in cities in the interior in
the near future will be impossible for less
data that TD.2,500 ($6,000). Thissets the base for analysis of programs which could serve
population. the target
 
or 


Programs which will result in either lower cost construction
easier financial terms are being seriously considered by the GOT.
 

The most immediate outcome of such efforts is evident in
financial programs now offered. 
 The least expensive means 
the
 

of home ovnership
applied institutionally is available in the rural housing program.
mentioned earlier, this program is designed to 
As
 

produce zhe largest percentage
of units built during the Veme Plan, 40,000 or 32,% of the total. 
 The rural
program is of special interest because, in many cases, units are being
constructed just outside the city limits and, therefore, effectively
represent an addition to 
the municipal area's 
 housing siock.
requirements The
for purchase of a unit under this program include not owning
"decent" home. a
In this way, 
some families now residing 
in urban areas can
qualify for the rural units.
 

(11l 
When built under the aegis of a SNIT program, rural units
in our terms) 
cost between TD.l,300 and 1,600 ($3,120-3,840).
are delivered with These unitsno utilities but some


required lots are ecquipUed with attachments7or future hookups. 
 Land is usually provided for a minimal charte.
The selling price is reduced by the
development program subsidy of up 

Der unit subsidy of 270 D, and a rural 
to J,
D.
term and no A 640 D loan carrving a 15-yearinterest reduces the amount 

to 390 D (for tha 1,600 D unit) or 
the buyer must deposit as downpavment 

for this example would 
24. of the unit cost. The monthly paymentsrun about 4 D (10),practically all buyers. 

a level which is workable tor75L of 
the unit cost in 
the rural program is covered
by zovernmental assistance.
 

During 1976. GOT housing officials noticed 
that a gap was
developing between the offerings of the rural program and those of the next
stetp above, the suburbain" or core unit. 
 Originally CNEL programs included
options for families able 
to save as little as 
programs led after 4 years of saving 
7 D (517) a month. These
 

to purchase of 
units costing roughly
TD.1,400 ($3,360) and recuiring monthly payments of 3are D. (The CNEL loan termsset at 4.5": interest and 10 years.) 
 Since such units were not 
being built
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(in fact, in the Tunis area, where most of 
the CNEL savers reside, nothing
was available below 3,000 D), 
 it 
became clear that these lower categories
were unworkable. and that financial remedies would have 
to be found. The
FOPROLOS was cOesi-ned to 
satisfy this need, effectively increasing the
of qovernment rolein housing finance. This fund, nevertheless, was 
established
to sc.rvice salaried workers exclusively and the credit program was 
designed
to cover purchase of a TD.3,5,CD (3',640) unit, so 
the gap continues
restrict housing to
octions for families at the bottom of the urban income
 
scale.
 

That kind of loan can families with median incomes repay? 
 The
estimates of 1978 median monthly family incomes are" TD.115 
for Tunis,
rD.71 for Sfax, Sousse, Bizprre and Gabes, and TD.33 for all other towns.Table 30 
compares different unit 
 alues for different levels of median income,
as well as for those families with incomes eaual to nhe minimum industrialwage or 150. of that wa-e. The calculations make clear the imnact ofgovernment pro grams on the possibility of financing home purchase. Thecalculations also make clear that the core housing now being sold outsideTunis fEr 1,tween TD.2,OM0 and TD.2,500 fits the requirements of many families
whose incomes fall below the median. 

limiting1he factors, if 
one assumes
appropriate for the 
that the GOT policy is
long term, are the ouantizv 
of units being produced, the
exclusion o non-salaried workers, and lhe high don-oavments required. '.slnileit is undeirstood that the Tunisian readily accepts zreat financial sacrifices
in order to own a nome it seems clear that an annual income of TD.670 and alarge family, 
for example, make capital accumulation a dif-ficlt orocess.
FOPROLOS program was 

The

designed to address 
this fact and 
 its terms require a down­payment of 167' o-,; of the sales 7rice (15. uniof the tc:-2 cost): 

, onstrainzs such as the cuantity of units produc_,!d and theexclusion o7 unsalaried .orkers are treated later. If the dor,_)avment isreduced substantial'., making market entr.r more simple, if the calculation forthe pe rcen-age of income to be e:toended is held to 257., a level close to thestatistical findings of the housinz exDenditure surveys mentioned earlier,and if interest rates c iarz;ed are closer to actual market rares, the results.shown in Section ? of Table 30 sugest that the CD. 2,000 "core" ,nit nowbeng produced (after oinslamsthe 2C.270 subsid) 'will be accessible toclose to the unner !init of the below-median-income bracket excent in theunis mctronolitan area. This h,17othetical market analysis would sug!gest thatease of intointl,'the hlousing mark:et is to be assured and if the zovernmentis to focus more directly, on the most severe problems, it will want to encourageproduction of a unit whose real cost stays verti close to TD.2,900. 

Another annroach to analysis of this problem takes into accountthe amount of subsidy and the problem of inflation. Though 8.5." interestrates approximate nrevailing market rates, they ma, not effertively Factor11 the lon.er repayment terms of the mortgage being discussed. inflation 



TABLE 30
 

COMPA21 sou of DWELI, NT;T AFFORDBILITY 
ACC.O)] ,UGto DT1FERE;Tr' 1"[nINACTNO S CHEME 

"ItNAICING; PIIOGRAH TERMS 
l."Cale rid MlontilyA 

( i"(ly Icu ev B
FPLS- Csee TD.44-.5 income
level below alypothetical Program CNEL Program

Loan Size if the interest 
Savings Contracts - terms 25% of 
 Income mnx. for Housing rate were
30% of income max. for housing inerea.ed to
15 yrs - 8.5% interest
10 yrs., 4.5% (4 yr.savings 8.5% and maturity was
10% D)own payment 
 set at 15 yrs.
contract) 33% Downpayment 

Down Fu]1Sales Gov't Unit Full
Down 
 Unit 

% CIG from


loan Paymnent rice Subsidy Cost. Loa 1 ayent Cost Loan A 

(in Dinars) 


qiori :;(m 'odian )
I) I1 
 3-2329 65' 1991j 270N;Pax, Sl€usne] 5261 2920 32h, 32h
" 3503 +5%303+r
 
tizerle, Gbon,
 

_ T,l _ 2055 1028 3083 2'(0 3353 
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0803 200 2003 263 +5% 
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i n1 ,, W2103 1202 305
i M . Wag e 2 0 3875 2107 23hw 2-1h]. 252952 +5%Wimj ly wi th, 1 .5 5L939 
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 +5%
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t 2lJ-11011Wa. 
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Q?8 - It 5ho Wiuwn, i) 8) IOan 15 y.ears at 3%. 
Ia.ynLujts, TI) 1 r -0 h Wi (0o 'JI) I'D .5 income''il4 ;Q8Z u" 11e TI) (;7 level. 

0 
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is conservatively estimated at 6% per year though some analysts have suggested

it may be higher. The frilowing analysis therefore compares 10% 
rates with
5% rates, an approximation of the present subsidized rate. 
The important

result of the analysis is the forecasting of the impact that various options

might exert on the subsidy and the size of loan.
 

We shall begin by estimating the kind of structure thaL can be
built witi loans entailing varying maturity and repayment schemes. Since land
 
costs vary with city sizes, their inclusion would confuse analysis of what
ought to be designed. In accordance with findings already reported, we shall
 assume that households are willing to 
spend 19.3 percent of their incomes for
 
the structure. In the District of Tunis that mean5 
a maximum of TD.22.2 for
those receiving TD.115, the probable mpdian, and only TD.8.7 for anyone

earning no more than the new minimum wage.
 

If the opportunity cost of capital in Tunisia is around 10%
if households are willing to pay the same 
and
 

rate, their housing expenditures are
 not holding back national development. 
 But at this rate with a ten-year

maturity, as shown in Table 31, 
even Tunis area median income families will get
cnl'y a TD.1.636 loan. With interest rates at 5 percent annually, the present

value of the monthly payments is 25.6% higher. That difference is actually a
 
subsiy:. 
 At the TD.115 income level, it would be like having a TD.l,636 loan
 
at 1 pplus a gift of TD.420.
 

One can eliminate this gift simply by extending the terms of
repayment to 15 years. 
 The upper limit of a loan for the dwelling unit would

be TD.2,025. To be sure to 
reach those people well below the median level,

however, housing prices should not exceed TD.l,600 (without land) in the
 
district, TD.1,200 
 in other cities, and TD.800 'n rural areas.
 

Many countries, both industrialized and developing, have
 
cecogznized tuiat mort-aze :ina: nz zn
: :c-e v:-'' -Ictable worldwideproblem of inflation. Rising price levels mean that real interest rates are

less t'an. they, seem to be, possibly even negative. Rising inf.ome levels mean
that hlouseholds with fixed na-vments are devoting less to hous Lng than they

could or want to, 

A variety of ways :-iave been devised to 
coDe with this problem.
Their essence is an upward adjustment of 
the rate of monthly payments, either
 
to kie step with price rises or in the form of a fixed share of income.

Another way snecifies the annual rise in advance. Lines 3, 4, 7 and 8 in
Table 11 
show what happens to present value when monthly payments rise by

6 percent each year.l/
 

1/ 
The e uation for makin qthis estimate is PV=A -( i)n _- (!+b)n] 
n
L (i-6) (!Zi) l 

PV is the present value of the income stream. A is the sum of monthly
payments in the initial year. Each ?ear these payment rise by an
 
amount.;. The Lnterest on the outstanding balance is i, and 
n is the
 
number of years for repayment.
 

.ote 
that when b = 0, the equation reduces to the wellknown annuity equation.
 



TABLE 31
 

AFFORDABLE DWELLINGS (PRESENT VALUE, STRUCTURE ONLY) AT VARIOUS INCOMELEVELS, INTEREST R-.TES, REPAYIENT PERIODS, AND REPAYMENT RATES 

NOTE: 	 It is assumed that the share of monthly income that pays forthe structure without the site is 19.3 percent. If the 	siteis worth an additional third and there is no downvayment,
total monthly payments would come to 25.7 percent. If thesite is worth 50 percent of the structure, monthly payments
become 29 percent of income. 

Monthly Household Income, Dinars 115 91 68 

10-year Amortization
 

Interest 
Annual 	Rise Imzlied Subs. 
 VALUE OF THE STRUCTURE
jo Month. Pay. Rise in Value 
/0 1 

1. 10 
2. 5 
3. 10 
4. 5 

0 
0 
6 
6 

0 
25.7 
0 

29.2 

1636 
2056 
2061 
2663 

1295 
1627 
1631 
2108 

960 
1207 
1211 
.1563 

640 
805 
807 

1042 

15-year Amortization 

Interest 
 Annual Rise Implied Subs.
,o Monthly Pay. Rise in Value VALUE OF TiE STRUC.U.E 

5. 10 
 0 0 2C25 1603 1,38 792
6. 5 
 0 36.6 2765 
 2186 1623 
 082
7. 3o 6 0 2836 22L5 1665 
 11108. 5 
 6 43.4 406 
 3219 2388 1592
 

45 



In line 7, one can see the effect of these 6% increases on a
15-year mortgage at 10 percent interest. With a given initial monthly

payment, one can afford 
a structure worth an additional 40 percent with no
subsidy. Alternatively, a given structure can be afforded by a family with

29 percent less _ncome. 
 In Tunis 
one could finance TD.2,200 structures, in
other cities 
those worth TD.I,700, and in the countryside TD.l,100 dwellings

without decapitalizing the lending institution.
 

2. Analysis of the Financial Programs
 

To continue with the fiiaancial aspects, the government's

intervention in the lending and pricing picture warrants further consideration.

The 270 D. direct unit price subsidy may have important implications for units
costing below TD.3,000. 
 It could, for example, be considered part of the

down pavment. If the down payment is set at 20% 
the 270 D. subsidy would

constitute 10% of the TD.2,700 core unit price and require only 10% 
of the

prospective unit buyer. 
 For TD.2,300 units the government would pay 12%,

leaving 8% to be covered by the buyer. 
For the TD.2,000 unit the government's

contribution amounts to 13.5% and so on.
 

Two points should be considered:
 

a. The real construction cost of 
the unit should be used instead

oZ a value which reflects deduction of 
the 270 D. per unit subsidy.
 

. example of this "image" problem can 
be seen with regard to the
770 D. subsidy which actually off-sets the SNIT administrative and financing

:osts for the 
lower cost units. The public, however, assumes that their sales

price includes a heav, percentage of SNIT charges (profit, overhead, etc.).
 

b. Tne 270 D. subsidy should be restricted to the lowest, most
difficult 
levels of the housing market. This subsidy probably has no market
impact when units cost above TD.5,000. The buyers at those levels today 
are

meeting stiff loan 
terms (savings contracts, one-third down payments, orten
hiher interest rates - 6-7%) and will not drop out of 
the market because a
 
unit costs 270 D. more.
 

The 17 interest rate subsidy and the new FOPROLOS Program,yhile indications of the seriousness of the GOT commitmeni to encouraging home
ow-nership, are also indications that 
the government is having a difficu..t time
matching housing prices to 
savings potential. 
 The role of the 1% subsidy

available to CNEL is difficult to understand in lightof-the fact _tha-the .....official 5.5% 
rate itself reflects an important intervention by the government.
 

Thile the subsidy clearly reduces costs for the home buyer, it

does not seem designed to 
heip the CNEL build a strong independent institutional
 
base. Currently the CNEL's cost of funds varies. 
 In addition to its

capital base it pays 4% for savings contracts and approximately 8.3% for the
HG loans. The bank's major lending activities to date have earned 7%.uD to 
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Complete financial statements for 1976 and 1977 are not yet available,
however, it appears that as 
the amount of credit in loans out adjusts to
include those clients who have completed four years savings contracts 
the
CNEL will find itself increasingly relying on government assistance to
operating deficits, 	 cover
An exacerbating factor is the presumed but probably
understated 6% inflation rate.
 

The 	CNEL may continue to 
expect increased savings resources,
(though interest on savings may need to be made more attractive.) Nevertheless,
if it is to 
be effective in the long run, it should aim at gradually building
its own capital base through profitable operations. Only in this way will the
amount of financial resources available for housing truly reach proportions

adequate to meet needs.
 

The FOPROLOS effort results from GOT concern for low-income
families and its recognition of the fact that the standard savings contract
would not permit prospective buyers in the lowest categories (A
and B - 14 or - 7 D/month
21 D/month) to amass 
enough money to buy the lowest cost dwelling
units being produced in the Tunis area, where most of the CNEL's original

clients were 
located.
 

This recognition points up to 
two 	problems primarily:
 

A. 	four years is a long 
time to wait when inflation
is at work if you're at 
the 	bottom of the market range:
 

B. 	the construction industry has been having trouble

designing units 
for the below median income level
 
families.
 

Perhaps of greater concern, however, is that the FOPROLOS, though
a strong government effort 
to steer assistance to 
very low-income levels,
set 	up to serve salaried employees only. was

Though this group needs housing
assistance, the data seem to 
suggest that a large percentage (perhaps as
as 	 much
50%) of the urban poor are non-salaried and, therefore, excluded from
this special assistance.
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-The early experience 
an institution 

of the CNEL makes clear the viability of suchin the present context of Tunisia's capital market development.The institution has been successful 
in attracting savtings 
-anddominates theshelter delivery system. 
 It seems possible that 
some of the caution which
has hitherto marked its policies can now be replaced with a more energetic
apprcach to 
housing finance. 
 The savings concept is firmly rooted in Tunisian
cultural habits. 
 Both the accumulation of the trousseau and the repatriation
of earnings from abroad indicate a strong propensity to save. It appears
that the CNEL could properly consider reducing, or even eliminating the 4-year
or 5-year savings contract requirements without adding to lending risk. 
a change would permit more active use of 
Such
 

resources for individual home
purchase or improvement, and would avoid the problems caused by the inflation
 
of construction costs.
 

The CNEL exDerience has also suggested that since there now
exists a reasonable financing mechanism, i.e. long term loans to cover a
substantial percentage of 
the housing unit cost, 
many families in Tunisia will
be ready 
to enter the market. This indicates that a self-liquidating home
finance program will work and will allow the government to better direct its
assistance to 
problems which the market finds truly difficult to resolve. The
conclusion here is that the GOT effort 
to establish a viable housing finance
institution and the related processes has begun well and has reached 
a point
where certain aspects of the program can be spun off 
to operate independent of
direct budget assistance as long as realistic interest rates are used.
 

3. Analysis of Dweling Unit Construction Exerience
 

a. 
Unit cost and design
 

The most inexpensive unit now being produced in any quantity by
Tunisia's formal sector is a one or 
tw-room unit with about 24m2 
constructed area on a lot of about 70m'. 
of
 

Once it is fully incorporated into
urban area infrastructure networks, 
this unit, an H2, 
costs around TD.2,300 in
major urban areas outside of Tunis. 
 Such units, whose design is examined in
Section V, are used in the Rural Housing Program as well. 
 -Theyare then
adapted for lower infrastructure standards and the price may further benefit rrom veY/low land costs in rural areas. 

The one-room version is being applie.d in Gabes, Sfax and Tunis
ulnder the A..J. assisted core housing program -wich is managed by CNEL and
imolementd by the SNIT. Officials are reluctant to acceDt this model asanpropriate for the nation's housing programs, noting that the Tunisian homeerluywancs to buy something much better than the housing in which hisfamily is currently !iving, and that two rooms 
makes an enormous difference.
The inal vote on the acceptability of the one-room concept will not be inuntil completion of the core program, about 18 months away.
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Two facts remain clear: 
 I. in 1975 40% of the nation's
housing stock consisted of one-room units, and 2. individuals build on
extra rooms more cheaply than can the institutions. 
This combination of
facts appears to argue for offering a low-cost, one-room unit which could
then be expanded as family expenditures absorb the impact of the paym-en-s.....for land and the core unit.
 

MOE is conducting a variety of experimental building programs
in an effort to assess the possibility of using other materials, or 
cheaper
techniques in order to reduce unit construction costs. 
 In the rural areas
adjacent to Tunis officials have noted that those land owners building one­room dwellings in a variation of tVe rural development program's housing
program appear able to get a solid HI unit up for about TD.l,000.
concrete blocks is now limited because GOT policy favors 

Use of
 

brick, and aims the production of
to 
limit imports of cement, which is not 
produced in
sufficient quantities in Tunisia.
 

b. 
Land and Infrastructure
 

Land and infrastructure hookups may account for as much as
third the cost of a unit. 
 one
Land prices are considerably lower for properties
which fall outside city limits, and these prices reflect psychological
differences of importance which seem even more exaggerated when
considers that not all land within the city limits is served or can be
 
one
 

served in the near future by public facilities. The increasingly effective
planning process has undoubtedly played an 
important role in identifying
those lands wfichwill be considered in future infrastructure plans. 
 Efforts
are now being made to extend the municipal planning and development control
authorities out beyond the defined city limits 
so that the design of p'iblic
facilities networks can be better coordinated with what is called the U.S.
"suburbain" development.
 

At least three modes of land banking are being practised:
1. the AFH buys land for development in the near 
future, 2. the

go,. Rrnorats" make land already in their possession available for residential
use, Ad 3. unauthorized settlement takes 
over undeveloped municipal land.
With this 3rd process the land is, in effect, cost-free.
The effect of these various and not uniformlv desirable approaches
to making land available is unquestionably to 
reduce the cost of land for
low-cost shelter. 
Land appears to be that component over which the government
in Tunisia has the most effective control. 
 It also appears to
wnere government intervention can be positive with the least negative effect
on the workings of the marketplace and the least serious impact on 
government
 

be the realm
 

finances.
 



-115-

Reducing infrastructure costs 
requires greater concern 
for
the design of facilities and the natural environment in which the projects
are located. 
 For those projects built at a distance from existing facilities
networks, rights-of-way may be the only factor which should be considered
 
for future hookups.
 

At present, close coordination of sewer and water servires is
required; however, sewer service is 
far behind water in
and sophistication of 
terms sf extension
treatment. 
Today's projects must, however, move from
individual per unit facilities (wells, cesspools) 
to c mmunity facilities.
In neighborhoods where lot sizes 


be exceptionally porous 
run from 75m2 to 400m2 soils would have to
to permit satisfactory use of cesspools by each unit
or every two units. 
 In such a case individual unit wells would also be
 

unsuitable.
 

When collector networks are used because it is simpler to tie
into older existing municipal systems, 
the effect on the receiving area
(at the end of 
the line) must be considered. 
 Most Tunisian Munic
run 'ities
their sewage to streambeds which are dry much of the year. 
At a time when
even major cities lack adequate treatment plants it 
seems inappropriate
merely to extend collector networks and thus add to the quantity of untreated
sewage being deposited in 
one place. Neighborhood-size septic facilities
might offer a more practical solution and might allow a lower cost per housing

unit.
 

c. The Private Sector
 

In the Vem
 e Plan the GOT has committed itself to
the private construction industry. promotion of
Originally, assistance was 
limited to
large and medium sized companies in order that the country might have companies
capable of handling major projects. 
 Now that policy has been expanded to
include assistance in the development of small contractors 
for the housing

sector.
 

Since all government sponsored residential construction is
contracted, the imnortance of the GOT as an influence on 
the development of
the consrructzon industr'n is considerable even though the output is notparticularly iue :ct: i f iesi,. and ccs-,nimizarlonSLTIT 
contracts account for inflation throu4h the use of compiex formulae. 

SN[IT, the -overnmenc's principal representative,that it must be concernednot be too loose in its control over contractors. The inflation formulae
which permit price adjustment are applied, in principle, only following officialprice changes. The dependence on official pricing, however, may lead to
calculations which do not reflect local variations in materials and labor costs.
The reportinz team was often told that it cost the same price to build a wall ofrrd ,rick or 
concrete block, while other, informal, sources indicated that 
t-e ,rice of concrete block was roughly- half that of brick.Sei For contracting
k. Fo.c nt ac in
su an a sum had been selected as
and the sum seemed immutable even in the cost of building a wall
the face of evidence that 
a comparable
w.2l could be built for less. 
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d. Project Control
 

On the assumption that very low-cost housing programs will be
expanded, the GOT will have to 
increase the on-site supervision of projects.
More active on-site supervision should result in two benefits: 
a better
awareness of real project costs in cases where a mix of industrial
construction and self-help techniques are used and better control over the
quality and use of materials. 
 It is not clear whether the transfer of
administrative personnel to the field would help. 
 The answer may lie in
the training of secondary level technicians who could be brought in rapidly
to assist fully-trained engineers.
 

Even if major housing projects do not employ concrete block
construction, it appears that self-help building could benefit from block
made by small producers throughout the urban areas. 
 The small entrepreneurs
working at each site do not do a bad job of forming the block, obtaining
adequate degrees of consolidation even without a vibrating table. 
 The curing
process is completely neglected, however, resulting in a block which is not
suitable for bearing loads. 
 Aopendix 2 discusses 
some of the steps which
with little investment can greatly improve the quality of blocks produced by
small entrepreneurs. It 
seems possible that a technical assistance program
combined with increased on-site monitoring could result in more efficient use
of the available low-cost building materials and encourage the formation of
local entrepreneurs and jobs.
 

4. Neizhborhood Improvement
 

With the increased concern for municipal planning and improvement
of municipal financial conditions, the interest in neighborhood upgrading has
grown. 
 Though in the early stages of development, adoption of the process of
upgrading is, effectively, recognition that immigration has outpaced the
capabilities of the national and municipal governments 
to provide serTices
and organize potential residential areas. 
 Many spontaneous settlements have
occupied land which is extremely difficult to service, a fairly 
common
situation, and one which customarily gives rise to plans 
for the demolition
 
of such housing.
 

Thus the municipalities are 
confronted with the need to 
design
complex public facilities networks if the neighborhood is
to to be maintained, or
build replacement dwellings at a time when the housing stock is already

seriously in deficit.
 

In those cases where the municipalities find they must accept
the 
sgontaneous settlements into the fabric of the city, plans are 
developed
to tio the communities into the existing networks. 
Such processes often
require demolition of units to acquire adequate rights-of-way, and often
result in the connection of a neighborhood to 
a network which is already in
 poor condition and incomplete.
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The need to 
devise innovative approaches to infrastructure
placement is great. 
Though water and electricity are rapidly tied in to 
the
spontaneous settlements (electricity first) the collection of waste water
and of solid waste, essential if 
improved health conditions are to result,
lag far behind the construction of dwelling units, the development of
.nformil street networks and increases in densification. Furthermore,
concern about municipal disapproval of spontaneous building causes 
many of
the units to be constructed at top speed and, therefore, Poorly. 
Municijnlities
now rely on the engineering services of the local offices of the MOE, which
in turn rely heavily on consulting firms 
to design the systems to be
incorporated into neighbohood upgrading plans. 
 At present, one gets the
impression that while the problems and the needs have been recognized, the
solutions have not been uncovered and many plans 
are awaiting implementation.
With regard to low income neighborhoods the localities' principal concerns
 
are threefold:
 

* collection of waste water and its treatment
 
" collection of solid waste and its disposal

" improvement of structural quality of homes.
 

5. 
Sites and Services Solutions
 

The sites and services concept is being applied to 
rural housing
programs with some variations. Near Mornaghia 
outside Tunis lots of 400m2
 permit use of water connections at each lot and cesspools. 
 A wide variety of
housing types 
are being built on 
these sites because differences in income are
substantial and the project is related 
to a dn 
 or relacement
 
housing program.
 

he "zourbi" image haunts Tunisia officials and makes acceptance
of the sites and services approach more difficult in urban areas. 
 Officials
distrust the urban immigrant's ability to 
construct an esthetically pleasinghome and feel that sites and services areas will rapidly become just likesnontaneous settlements. This concern runs counter to 
the 

the recognition that
many spontaneous settlements must be incorporated into the city through a
rradual upgrading process. 
 It seems probable that sites and seriices will
be accepted by municipal officials, although at present there are 
so many ocssibeurban upgrading projects that 
they are 
likely to attract the most interest
 
in the ir-ediate future.
 

6. Rental Units
 

Very few rental units are being produced in Tunisia though a
great deal of renting goes on. The existence of this rental activity suggests
to 
some Tunisian officials that rental units should be incorporated into the
country 's urban housing policy and programs, particularly to deal withrural-urban migration. 
 (The CNSS will be financing the construction of
rental units and its subscribers will receive priority as 
prospective tenants).
 



Chapter III has described the preponderance of renting in the
ZHS of Tunis. 
 Rental offers immigrants the flexibility they need while
they get adjusted to the new community. Rental units also offer new
families the possibility of acquiring slight increases in unit size as
family expands, and as the
incomes become more predictable. Though home
ownership may be the objective of every Tunisian family, the capital
investment and the commitment 
required may be impractical for the new
urban dweller or the family recently arrived from another city.
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APPENDIX 2 

IMPROVING THE QUALITY OF CONCRETE BLOCK
 
PRODUCED BY SMALL ENTREPRENEURS
 

At the several sites visited where small entrepreneurs were
making concrete blocks, it was noticed that the conLiidation was quite
good for a hand operation. The curing at almost all places was poor or
 
nonexistent.
 

In order to speed up production and to improve the quality of
the concrete blocks, a small vibrating table is ideal. 
 Vibrating tables
 are manufactured with various capacities ranging from one 
to several
blocks. 
 For very small operations, tables 
can be purchased without fill­ing devices so that the filling of the forms is done by hand labor.
concrete mixer is generally used to make the mix. 
A
 

An efficient operation
can be set up using a concrete mixer as 
the only other piece of mechanized
equipment needed to manufacture from two 
to four blocks at a time. This
operation can be set up 
to use a maximum of hand labor and still greatly
increase the productive capability. Production of up 
to 1,000 blocks per
8-hour shift should be possible with this method.
 

Proper curing of concrete is not limited to 
continuous wetting

for 7 days as is commonly believed. 
There are several alternative methods
for proper curing. 
 In a very small operation hand sprinkling at about
hourly intervals may be feasible. (It is common to find the blocks being
sprinkled by hand one or 
two times per day, if at all. 
 This results in a
 
very poorly cured block with very low strength.)
 

The most practical curing method for the small-
 to medium-sized
entrepreneur is 
the use of plastic sheeting to cover the blocks. if the
blocks are thoroughly wet after the initial setting has taken place (one
to two hours depending on the temperature) and then covered with a plastic
sheet with the sides tucked in and weighted down, the combination of the
moisture and the solar heat generated under the plastic should effect curing
in from 24 hours to 2 days depending on 
the outside daytime temperatures.
In larger operations, a movable plastic greenhouse such as 
used in the
irrigated vegetable growing 
areas near Sousse can be used.
 

Curing, if the blocks are placed one layer deep, will require
large amounts of space. 
 Since the initial set will take place within
a few hours after the forms have been removed, however, the afternocn run
can be placed as 
a second layer over the morning run to conserve space.
This will also reduce the size of area requiring a cover.
 

In sum, concrete blocks are cheap to manufacture, easy to lay
up, 
and durable and strong if made properly and thoroughly cured. 
 To
overcome the bad image created by the poor quality blocks that are 
commonly
available at construction sites in Tunisia and 
to reduce the waste of
cement which results 
in its use for poor quality block, a simple and low­cost training program could be developed that would improve curing methods.
A positive impact 
on 
the businesses of target population entrepreneurs

wouid result.
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