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FOREWCRD

This study was conducted during 1978 by the National Savings
end Loan League under the ausyices of the Office of Housing of the Agency
for International Develorment and through funding provided by this Office.
The purpcse of this study was to develop information and make recommenda-
ticns relating fo the sheltar sector in Tunisia.

The study <eam was 124 oy Idward ¥, Rottins of the Jaticnal League
staf’s, Soniz Harmanm, Willian 3Shimasaki and Frofasscr Paul Strassnenn, con-
sultants 1o the Jaticnal League, wera other *sam members.

The Tindings and reccrmendations of she repert nave teen reviewad
in detail and discussed with representatives oI <ha Jcvernment of Tunl:la.
Special thenks for their participation are iua Mme. Jajet Khantouche and
Mr. Abdelaziz Sellemi of the Ministédre d'Equirerment ani Mr., Abdelnsmid
Zouhacuela of the Ministére du Zlan.

While the repor:t resulss “rom zlicse ccoperation 37 *hse taam and i%
- . e
v j

Tunisian zounterparts, it is a0t %o te interpreted as an of%icial position of
2ither Government or *he Agency for Intarnatiznal Cavelctments.

W2 hope, however, -hat the Jovernment 37 Tunizia will ind She repcrt
and its reccmmendaticns useiw as it “ormulatas and implerments its Future
shelter orogrars.

3.0
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SUMMARY AND RECOMMENDATIONS

The GOT commitment to improvement of conditions in the shelter
gector is an important one, and manv of the obstacles to increased production
and to improvemcut or urban infrastructure have been cleared away.

It is always possibie to explain shelter problems in terms of
insufficient financial resourcws or materials. In fact, however, the puor are
most ingenious at finding ways to circumvent, to sowe degres, thesc obstacles
when chelter is concerned. The authors of this report would prefer to
suggest that the constraincs of particular and immediate ilnterest are usnally
institutional in nature and that it is tkis 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
urbar poor in Tunisia which appear to need atrencion if constraints to
greater progress are not Lo hecome severe:

- Yot enough solutions ure bteing designed for the large
percantage of the urban population whose iucomes are
insufficient o purchase the "logement suburbain"
(average prices projected in 1976 of 3,600 D. ~ 38,600),
or the "evolutif" built under the joint GOT-USAID program
at 2,200 D. to 2,500 D. (55,300 to $6,000).

Roughly 507 of the urban area famiiies nation-wide
have incomes estimated to be below 77 D. per month. 1In
order to serve these families in increasing numbers GOT
shelter programs in urban areas will need to be designed
mo lower standards, which may mean less habitable space or
riinimal levels of public utrilities in order to resulr in
lower initial costs. Greater reliauce on self-hzlp
construction and gradual community development should be
considered.

Expansion of shalter improvemert programs in urban areas
nationwide will require expanded levels of professional
staff ac the local (municipal) level, not so much to
administer programs but to supervise their inmplementation,
especially if that implementation takes place gradually,
with community participation.

Municipal level technical gtzffs do not dppear adequate
to supervise the efforts of individual home-owners as they
expand their housing units. Tre problams will become more
acute if making the ccnnection to infrastructure networks
is added to the work required of homeowners.
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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" sizes
(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 programg will require ade juate supervision
and technical assistance so chat the self-help const-uction
makes the best use of materials and results in durable
improvements to shelter conditions.

Continued expansion of shelter programs for the urban poor
mey be toc closely tied to continued expansion of GOT budget
allocations for such activities. The direct commitment of
GOT budget funds to the housing pregrams was reduced from
1977 to 1973, but it is not clear thar 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 chapcers 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 alreaay been identified by the government's own shelter sector experts,
They are the focus of concern as the nration advances towards the objectives
of the Fifth Development Plan, and should also be considered in the preparation
of the succeeding ?lan.

Sconomic Activity

Estimates for 1977 suggested thar the nation's economic growth
race had slowed appreciably from the levels reached during the IVeTe plap
period. Drought continued to plague the nation's marginal agricultural
regions, and export markets were noc ag 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% {f workers' remittances were added vo export
earnings), a level below that of many of the nations classified along with
Tunisia as "intermediate middle~income countries' by che World Bank. TMF
analysis does not expect this debt service ratic to exceed 207 by 1987,

The government deficit was expected to reach TD. 223 million
(8533 milliom) in 1978. While the consumer price index rose approximately
6% per annum, a true inflation rate for all zgoods and services has been
estimated to lie between 9 2nd 137 per annum. Analysis of the national
economy suggests that the experience of the past 10 vears has been nositive
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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
perfcrmance in Europe may dampen Tunisia's export trade and the European job
marke: for Tunisian workers; further exacerbating unemployment at home. The
prospects for the V€me pjan period are not yet altogether clear; however,

the strong oerformance attained during rhe IV®®@ Plan has provided a good
base for growth in the coming years.

Household Income Trends

Projections of median income levels have been calculated using a real
growth rate of 2% per year with a conservative adjustment for inflation
of 6%. According to this formula, 8.127 annually would vield a 118% increase
over the ten-year period from 1975 to 1985,

TABLE A

MEDL\N HOUSEHOLD INCOME LEVEL PROJECTIONS 8.12% P.A, GROWTH RATE (DINARS)

1975 1978 1981 1985
District of Tunigs 91 115 145 199
(District of Tunis 20th percentile 46 58 74 101)
Sfax, Sousse, Bizerte, Gabes 56 71 89 122
Other towns 66 83 105 143
All urban 51 77 97 133

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

Shelter Sector Plang

With regard to the housing sector, the yeme Plan notes that
replacement of the most minimal and unhealthy units (""gourbis", tents, thatch
huts, etc.) over a 20-year period would require the prodrection of 11,000
units a year. As population grows on the average by 130,000 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
uni.t density level from 2.77 people per room to 2 people per room would require
construction of 13,000 units per vear over 20 years. Replacement of standard
units reaching the end of their useful life would require production of
7,800 units per year.



In sum:

Per vear production
Replacement of substandard units 11,000
Reduction of density 13,000
Replacement of deteriorated units 7,800
To zbsorb population growth 25,000

Annual need 56,800

——————

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

The Institutiona’ Base

The shelter sector's institutional base was greatly strengthened
during the Iveme pja, period. Land planning and acquisition were dealt with
through a4 reemphasis on municipal, general and master plans and the
strengthening of the regulatory powers of these plans. Better coordinated
municipal planning combined with the land acquisirion ability of the Agence
Fonciere d' Habitation hag 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 compiemented by the reorganization of the Stciété National
Immobiliere de la Tunisie into 2 regionally oriented institution with a
auch higher output and much improved cost controls. Private sector involvement
has been encouraged since 1974 at which time laws were passed authorizing
special tax incentives and interest subsidies for those rezal estate develop-
ment 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 apd
made more readily available by the creation in 1974 of the Caisse .Nationale
d ‘Epargne Logement, which nor only enjoys zovernment support but also can
attract private sector savings.

In additioa to government programs designed to speed up the
production of housing units, efforts were made to help municipal govermments
preyare the public facilitieg base required. In 1975 the national government
forgave all municipal debt and strengthened che programs which would lead to
better budgeting and stronger funding of municipal services. The Office
Nationale d'Assainissement was also created to analvee the problem of waste
collection and treatment. In fact, ONAS sctudies are also serving %o tie

municipal development to both water and sewer considerations.



- vi -

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 V™€ Plan period will be used
to sort cut 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 betwecn 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 ocher problems will be the focus of the
working up of the VI®™® Plan. This process will probably begin to get

under way in 1979,

The Size of the Need

The housing sector now accounts for about 3.6% of GDP., It ig
the target of 147, of the veme pja, 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 emploved to attempt to establish scme form of
answer to this question and the analysis may be followed in detail in
sections IV uzad VII.

Assuming a pooulation growth in the nation's urban areag of
3.27% annually and 1.3 in the rural areas, 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 IV®™® and V™2 plans combined are expected to produce
198,000 dwelling units. If this rate of expansion continues, the veme
and yréme 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
1f everyone is to live in at least a "basic low-cost' dwelling. Without
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a8 construction or upgrading program, Tunisia will also be short 543,000
adequate rural units by 1985, Building all this rural and urban housing
would require 7,67 of GDP for ten years, whereas the share in recent
years has been 3.67%.

TABLE B

SHARE OF GDP NEEDED FOR DWELLING STRUCTURES, 1976-85

Percent
Tunis . 2.1
Other urban communities, same v 3.2
Rural areas 2.3
Total 7.6

7.67% of GDP for housing for a decade ig very high but not
unprecedented. What is noteworthy is that Tunis should St 28.47 of the
total of 39.67 of all urban dwelling construction.

If 7.67 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 5.37%. If Tunis still gets a 28.4%
share, that would be 1.47% of GDP or TD. 326 million.

The Shelter Delivery Svstem: Prospects

At present, the least expensive units being offered on the mar-
ket 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. These units carry prices of abour TD. 2,300
(85,500). With the government's standard 270 D per unit subsidy deducted,
they are offered to the buyer at TD.2,030 ($4,850). 1t is expected that
construction of these models in cities in the interior in the near future
will be possible for TD.2,500 ($6,000). This data sets rhe bage
for analysig of programs which could serve the target Pvpulorion. Programs
which will result in either lower cost construction or easier tinancial
terms are being Seriously considered by the GOT.

The most immediate outcame of such effortes igs evident in the
financial programs now offered, The least expensive means of home ownership
applied institucionally is available in the rural housing program. 4as
mentioned earlier, thig program is designed ta produce the largest percentage
of units built during the v=me€ Plan, 40,000 or 327 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. 1In 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
estimates 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 1507 of that wage. The calculations make clear the
impact of government programs on the possibility of finuncing home
purchase. The calculations also make clear that the core housing now being
sold outside Tunis for between TD.2,000 and TD.2,50C 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-pavments 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.€70 and a large family, for example, make capital accumulation a
difficult process. 1If the downpayment is reduced substantially, making
maricet entry more simple, if the calculation for the percentage of inccme
to be expended is held to 757, a level close to the statistical findings
of the recent housing expenditure surveys, and if interest rates
charged sre closer to actual market rates, the results suggesc 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 gcverament is to focus more directly on the most severe
problems, it will want to encourage production of 2 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 problewm of inflation. Though 8.57% interest
rates avproximate prevaili.g market rates, they may not effectively factor
in the longer repayment terms of the mortgage being discussed. Inflacion
is comservatively estimated at 67 per year though some analysts have
suggested it may be higher. The analysis in Section VII therefore compares
10% rates with 57 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 are willing to pay the same rate, their housing
expenditures are not holding back national development. But at thig 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 25.67% higher. That difference
is actually a subsidy. At the TD.115 income level, it would be like having
a TD.1,636 loan at 107 plus a gift of TD.420.

One can eliminate this gift simply by extending the terms of
repayment to 15 years. The upper limit ¢f a loan for the dwelling unit would
be TD.2,025. To be sure to reach those people well below the mediar. level,
however, housing prices should not exceed TD.1,600 (without land) :in the
district, TD.1,200 in other cities, and TD.800 in rural areas.

Many countries, both industrialized and developing, have
recognized thac mortgage firancing must cope with the intractable worldwide
problem of inflation. Rising price levels mean thar real interest rates are
less than they seem to be, pos.ibly even negative., Rising income levels mean
that houscholds with fixed paymenfs are devcting less to housing than they
could or want to.

A variety of ways have been devised to cope with this problen.
Their essence is an upward adjustment of the rate of monthly payments,
either to keep step with price rises or in the form of a fixed share nf
income. Another way specifies the annual rise in advance.

A 6% increase in monthly pavments on a 15-year mortgage acr 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 in thigs
hypothecical price), in other cities those worth TD.1,700, and in the
countryside TD.1,100 dwellings without decapitalizing the lending
insticution.

Analvsis of the Financial Programs

To continue with the financial aspect, the government's
intervention in the lending and pricing picture warrants furrher consideratica,

The 17 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 imporctant inter-
vention bv the government.



Whi.e the subsidy clearl; reduces costs for the home buyer, it
does nct secm desigred to help the CNEL build a strong independent
institutional base. Currently the CNEL's cost of fund varies. 1In addition
to its capital base it pays 4% for savings contracts and approximately
8.37% 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 thos: clients who have completed four vears savings
contracts the CNEL will firnd itself increasingly relying on government
assistance to cover operating deficits. An exacerbating factor is the
presumed but probably understated 67 inflation rate.

The CNEL may continue to expect increcsed savings regources,
(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 orerations. Only in this way will
the amount of financial resources available for housing truly reach propcrtions
adequace ro meet needs.

The FOPROLOS effort results from GOT concern for low-income
-amilies and its recognition of the fact that .he standard navings contract
would not permit prospective buyers ir the lowest categories (A - 7 D/month
and B - 14 or 21 D/month) to amass enough aoney to buy the lowest cost
dwelling units being produced in the Tunis aresa, where most of the CHEL'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 3er up to serve salaried emplovees cnly. Tough this group needs housing
assistance, the data .cem to suggest that a large percentage (perhaps as
auch as 50%) of the urban poor are non-szlaried and, thererfore, excluded
from this special assisuance.

The early euperience of the CNEL makes clear the viability of
such an instirtution in the present context of Tunisia's capital market
development.. The instituticn has been successful in attracting savings
and dominates the shelter delivery svstem., 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 habi:cs.

The CNEL experience has also suggested that since tnere now
exists a reasonable financing mechanism, i.e. long term loans to cover a
substancial percentage of the housing unit cost, many families in Tunisia
will be ready to enter the market. This indicates that a self-liquidating
home fimance 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 reached a point where cerctain aspects of the program can be spun
oIf 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 auy qgantity by
Tunisia's formal sector is a onpe or two-room unit with about 24m® of
constructed area on a lot of about 70m2. 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, whosge 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 igs 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 cthis model ag
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. Th#s combination of facts appears
to argue for ofcering 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 uait,

The Ministry of Equipment (MOE) is conducting a variety of
experimental building programs in an effort to assess the possibility of
using other mateiials, 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 agpear able to get
a solid unit up for about TD.1,000.

Land and infrastructure hookups may account for as much as one
third the cost of a unit. Land prices are considerably lower for nroperties
which fall outside city limits, and these prices reflect psychological
differences of importance which seem even more exaggerated when one considers
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 that component over which the government in
Tunisia has the most 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 f£inances.
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Reducing infrastructure costs requirea 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 ig
required; however, sewer service is far behind water in terms of extension
and sophisticatinn of treatment. Today's projects must, however, move from
individual per unit facilities (wells, cesspagls) to community facilities.
In neighborhoods where lot sizes run from 75m? to 400m2 soils would have to
be exceptionally porous to permit satisfactory use of cesspools by each unit
or every two units. 1In such a case, individual unit wells would also be
unsuitable,

When collector networks are used because it 1is 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 yvear. 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 depusited 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.

Zven 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 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.
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Neighborhood Upgrading

With the increased concern for municipal planning and improvement
of municipal financial conditions, the interest in neighborhood upgrading hag
grown. Though in the early stages of development, adoption of the process o
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 now iely on the
Engineering services of the loeal offices of the Ministry of Equipment,

» Which in turn rely heavily on consulting €irms to design
the systems to be incorporated into neighborhoaod 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:

0 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 makeg acceptance
of the sites and services approach more difficult in urban areas. Officials
distrust the urban immigrant's ability to cunstruct ap esthetically pleasing
home and feel that sites and services areas will rapidly become just like the
Spontaneous settlements. This concern runs counter to the recognition that
mdny spontaneous settlements must be Lncorporated into the city through a
gradual upgrading process. It Sseems probable that sites and services will
te accepted by municipal officials, although at present there are so many
possible urban upgrading projects that they are likely to attract the most
interest in the immediate future.

Rental Unitg
ootkds tnilts

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 rural-
urban migration.

Chanter TIIT will describe the oreponderance of renting in the
slum and squatcer neighborhoods of Tunig. 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 familv, 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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TUNISTA

SHELTER SECTOR SURVEY

I. COUNTRY SITUATION

The combined effects of a favorable climate, an international
market favorable to the prices of Tunisian commodities and an investment
policy focused on the national infrasiructure have launched Tunisia into the
Fifth Zconomic and Social Development Plan period in a nealthy climate of
economic 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 rooulation. In turn, this increase has esxerted
& further prassure on the housing and land suitable for residential develon-
ment., The eerly '70s witnessed major changes in governmental shelter Drograms
and, as a result, the country now has an adequate institutional base to meet
the challenges of the shelter sactor.

A. Government Shelter Sactor Institutions

Following preparation of the Fifth Plan (1977-81) established by the
Commission Jationale Sectoriella de 1'Habitat, de 1l'urbanisme at de la Construc-
tion (members are listad in zppendix), the Ministéra de 1'Equipement (MOE) was
made responsible for the implementation of the sector fargets. The folleowing
organization chart (Figure 2) shows those government services and agencies most
2ctive in the design and implementation of sectorial policies and programs.

MINTSTERE DU PLAN

Dy

rale is in charge of designing the
Development that includes the Shelter

Direction de la Planification Gén
lan for Social and Zccnomic

(@]
=
£
o

Direction du Budget directly controls investments through the grant
of loan and interest rate subsidies “or Government-svonsorad housing.

MINISTERE DE L'EQUIPEMENT (MOE)

Direction des Ftudes at de la “lanification, This Divi-ion is ras-
rensible for gathering and analyzing data required for he design of sectorial
policies in those fields under the Jurisdiction of the Ministéra, and for trans-
laving them into sectorial objectives within the framework of the oversll objec—

]

tives of the Development Plan.

-
-

policies an

irection de 1'Habitat is respensible for implementing Sheltar Sector
d as such it is charged with <he following:
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- supervise the implemsntation of the Ylen's guideline
in the field of Lousing.

- initiate surveys likely to promote the Shelter Sector.

- develop and control land vremotion

- implement the various patterns of land development
assistance aporoved by the Government.

- supervise the implementation of laws and regulations
in the field of town planning.

- supervise the implementation of projacts developed by
public and private sector entities.

Direction de 1'Aménagement du Territoire. This Division is in
charge of the implementation of what is known in Tunisia as "Aménagement
du Territoire" and of town planning activities. Tt is in charge of master
plans for projects at the level of towns and villages, residential develcp-
ments and urban programs and, more generally, it drafts all rules and regula-
tions by these plans. It also supervises the implementation of rules and
ragulations.,

Direction de la Censtruction is in charg~ of construction for govern-
nt buildings and, in addition, through its technical center for construction
velopment, it coniributes to rasesrch and development in the field of build-
2 standards that could be of use to the Shelter Sector.

5 H
o

e
&

MEINISTRY OF THE INTERIOR

= e | e

ction des collectivités publigues locales., This division provides

istance to municipal antities and through its Prits aux Communes
1t possible for communities to increase their own capacity to

astructure projects (sidewalks, street lighting, sewers, atc.).

he Ministries play an essentie’. part in controlling the afforts of thae
s end in providing tachnical data required for the achiesvament of
objectives appearing in the Sector Plan, the implementation of building
aticns and delivery systems of the infrastructure required in housing is
iirect responsibility of the agencias listed telow.

Société Nationale de la Tunisie (SNIT). This is the corporation in
charze of the so-called "social interest! housing projects scheduled by the
Fifth Plan and it i3 the largast housing project develover in Tunisia. SNIT
production figures rose from 5000 units in 1971 to 18,000 in 1977. It is an-
ticirated, uncer the Plan, that the yeerly production of State-aided housing
units will res th 21,000 by 1980. SNIT's programs inelude the building of
units with prices ranging from 1,300 to 3,200 D. The cheapest models aras
znown 2s the "rural type" and they go for 1,300 D., while the "suburbain'
types average 3,200 D. (1976 prices). Together, they amount to U8% of the to-
tal numper of housing units scheduled under the Plan. SNIT ccerations are
dividad into four regions: South, Central, Tunis and North. These should be
incorporated into independent agencies by 1978 and this move is designed to
facilitate and speed up regional decision-making while meking the SNIT more

responsive to lccal conditions. The present Main Office will become a heclding

-r
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Caisse Naticnale d'Epargne Logement (CNEL). This is = financial
agency that initiated its operatioms in 197k, fot only is it supposad 4o
finance the purchase of housing but also the expansion of existing units
and programs for r=al estate developers, In urban aress, ONEL orovides
most of the clients for SNIT's projects. On December 31, 1977, the Caisge
Nationale d'Epargue Logement had 912670 savings saccount customers. CHEL
has become the major prefinancing agency for recidential constriction orcjaets,
while SNIT has becoms the CNEL's major borrower.

Société Tunisienne de 1'Elactricitd a+ du Gaz (87EG)

This utility operates under the supervision of +the Ministry of
Economy and the Ministry of Finance through regional offices established in
each governorship (gouvernorat) or district. The Tunis area alcne is supplie
with zas. Electric power is cil generated.

Socidté Jationale de 1'=cploitation et da 1a Distributizn de 1'Tay,
SONEDE, operates under the sponsership of the Ministry of dgricwlzure and i% i3
responsible for water supply for the whole country. It Is orzanized initc four
Regions. In easch gouvernorat, regional offices include subdivicsions, whica in
turn are further divided into village groupings. SONEDE's overall cperaticons
are msnsaged on the basis of assumptions of requirements between 1290 and Z000,

in accordance with community development plans.

Office National d'Assainissement (CIAS). This 0o%ice Wwas creaged in
1575 and it is respcnsiblas Tor the 15 largest cities, in addition o he souris:
areas. ONAS is gradually replacing municipal autheoritiss. i menages trsjects

and handles mazintenance and current operations.

In other areas, operaticns remain under municizal control, hcvevar,
ONAS is =mpowerad %o Carry out =2xtension projfects on behal?l a7 the Jovernmant,

Majer QNAS projects zcver the areater Tunis metrcpeliitan area and thae
following <ourist areas: dfammenet-Nateul, Sousse, verda, Jarcis and the “oll-w-
ing cities: X8litia, Xaircuan, Grand Sfax and Gabés.

Cther tcwns nct zenticned were the pbereficiaries oF QUAS's assistance
for expansion purvoses. OUIAS 1is ozerating under the general sugerviszion o7 zhe
Ministry of Zguipment but, being subsidized oy the Government wizhin <he frapa-
work of the financial operations of the Zquivment 3Zudget, 28ch one o7 i=3 irvest-
ment projects is subject to the 2rrrovael ol the Minisiry orf the Plan, ONAS jusz
completed an in-depth survey or the national sanizary ccndi<ions ard i35 now pienn
ing an ambitious program during the Fifth Planfi this will make it Tessibla ss eo
ordinate sewer systems and treatment orersticns with SONZDE rrograms and other

urban development rrojects.

The abcve-descrited agencies maxa up the Tunisian core resromsidle “or
the solutions of “he orobvlems of housing for the urbhan Door, Jeverthelass,
- : a

in <he Sheltar Sectcr

other government agencies and dublic resourzes ar i c
erve 420 b2 mentioned.

and, because of the oprortunitias they orflar, they 2130 Fe

[oTaNa



Agence foncidre d'habitation (AFH). This agency was established

in 1971, togetler with the Agence Foncisre qu Tourisme and the Agence Fon-
ciére Industyrielle; its terms of reference include the provision of land
o residentia” rroject developers. AFH tries to participate in the urban
development procass vy selling land at non-speculative prices, taking into
& count patterns accepted by local plans. AFH policy is aiming at residen-

-
s

‘1 development drojects where costs will be entirely paid by either pro-

MWo. 'S or purchasers; this feature axplains why this agency presently
OPera.es outside the field of "social housing projects.

Fonds National d'Amélioration de 1'Habitat (FNAK). This Fund has

been in operation since 1956 and it recently was reorganized so as to enable

it to more efficiently participata in the maintenance or restoration of the
main neighborhoods of urban centers, rather than be involved in the ostan-
tatious expansion of orestige housing districts. FNAH grants loans with or
without interest with a meximum term of five YEArs, Or guarantases loans whict

May 2150 carry interest subsidias.

FNAE objectivas provide for the inclusion of new sanitation facili-

125, and more generally Tor afforts designed to improve sanitation in Medinas

and older sactions of cities, to bring them closer to the requirsmerts of to-

day's market, FIAH's main resources ccme from a proverty tax,
Caisses Nationales de Retraite at gde Prévovarica Sociale, at de
gcurité Sociale (CNRPS 2nd CNSS). These agencies are endowed with tremen-

Tery vari

een 100 and 200 mm Der year,

W

us financial capabilities ang they perticipate in the Shelter Sector on an

ccasionel basis., Fifth Plan objectives provide for a more direct impact

om these fimds aven though they are directagd orimarily at salaried groups

-

1d do not cover small businessmen or contractors, workars ang day laborers who
meke up the lowess

layer of the aconomic population,

Climatic and Geographic Conditions 1/

From North + South, for some 800 ¥m., the Tunisian countryside is
€d. Avaraga “emperatures range betwasn 15 and 210C and rainfall pe-

Altitude rises from 0 m, To apout 1550 m. The country is drained by
5 :

2 major river floving through a large vallay (+he Medjerda) and reliaf is pro-
vided by a range of relatively hizh zountains (La Dorsala).

As can be seen, the country's landscape is variad and in no way mono-
toncus; eccordingly, Aousing projects should be designed %o take physical
faatures into account, as assumptions developed for a Ziven area are not neces-
sarily usabla in another,

SCOURCE: General Sanitation Study in Tunisia (Etude générale de la saluprits
20 Tunisie, Vol.I: Technical Studies., Dutch Zngzineering Consultants for the
Jffice Netional d'Assainiszement. Tunis, March 1978, pages 2-14 (excerpts).
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1. Physical Environment

Basic geogravhic zones of Tunisia are shown in Fig.3. There
are three major natural ragions:

The Tell Zegion. This is a mountainous ares located N¥orth of

Dersale (= mountain range running from Zaghouan to Tebessa). This part
sia is drained by asjor perennial rivers, including the largest cne,
r
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Aunning roughly rsale to a lina
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Iude 1p mostl
h i b

this wres I3 ly ¢ asslands

annual raiafal 2 under 300 rm. Cutside a
arming Iis net very davelorad, on <he other

3curce of Inccma, sogether with oliva groves,

Th2 Zahara Ragion, Taginning slighily Yersh ~f +he Thott Z1 Jerid
or falt laxa, =ki:z iz =she scutheramost regicr. oF Tunisia, A3 cne meves south-
7ard, ine landscage beccmas Increaasingly desert-l-ka, A large aumber of
ca&ses can te ound around she Srand Thott,

Z. Clinmata

-unizia'z climate features a TRLny seaseon from October to May and a
dry zeazcn, Srom Jima se Septamper, There are larce variations Srom ona
ragion <o the naxt ag regards pracipizaticn {the aguivalant of 12900 mm/year),
th2ir diztance Trem <ha 322, thelr 2xposurae %2 wiads, srevailiag »ainfall in
“he area {Ironm <he ldershvest) ard thais >wn specific farrain, Meving zouth-
ward, on2 wiznzssgas an incraaca in YEr:I2 Lamperaturss, evapcraticn and sun-
zhine,

-7 wile fall and winter, crevailingz winds (fzr almess 211 zhe comtry)
blow frocm the llorshwess. w1 the othar hand, String aind Summer Gring the
ccast {Srom Tuniz 5o the Lidyan Terder) under the influence of 2n Zastern wind,
this wind is stirongest at <he ssuithewrn %ip of the area (3abds).

fainfall.  In Tunisia., arnual »recinization lavals T2ry widely from
On2 are2 <o iz newt and thay Tange rom omcre than 1200 mm (recorded in Ain
Dranam) g lass <han 170 ™ in e scuthern jesar+ trianzla, furthermore,
Tariasi k aan on r 2nd h2 next may smount o SC% and ur o 1003 (zea
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Temperature, Mean temperatures for tne various Twnisian regions
, S——=orarure
are ipecified in Figures 5 ang €.

C. Settlement Pattarns

Today's settlement ratterns in Tunisia feature a heavy concen-
tration of large urban clusters along the coast. The Tunisian aconomy 's
most significant industries are to be found in the cities, as is the case
Tunis, Bizerte, Sfax, Gabds and Sousse. To & large extent, inland aresas
derive their income primarily from farming. With the exception of a fay
large industrial operations such as the Xasserine paper mill, the Thala cement
plant and the Gafsa mines, the majority of the population is dapendant on

[N
8]

agricultural activitias, It is precisely this region that suprliad
tory flows to the cities which, in a matter of a few years, a
population concantration droblems on the coast ang axacarbata
economic imbalance betwean the verious regions of Tunisia,

3ot g
13
o} QE

For this reason, the Tunisian Covernment (GOT) nas iniatag 2 zoliey
of industrial decentralization designed %o achieve a more balanca i
development.

Tabls 1 gives a pricrity listing of the 20 m2j0r populatisn centars
(as determined by the 1975 Census), followed by a 1086 population projection
developed by the National Statistics Institute. In addizion %o city ropula-
tion figures, statistics are suprlied for gouvernorats, =nd percentages of
gouvernorat population classified as urban are repcrted. Figure 7 zives thae

locaticn and relative size OT the princiral ccmmuni-ies.
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TABLE 1

A SUMMARY OF POPULATION INFORMATION
FOR THE GOUVERNORATS

AND THE
20 LARGEST CITIES
Percentage
Gouvernorat Population Urban City Population
1975 1960 1975 1975
Distriet of
Timis 925,000 92 9k | 1. Tunig 925,000
Sfax 474,879 58 56 | 2. Srax 174,900
Sousse 254,601 67 TL | 3. Sousse 80,500
Mednine 292,970 1k 23 | k. Jerba Th ,600
Bizerte 343,708 L7 53 | 5. Bizerte 68,300
Kairouan 338,477 21 22 | 6. Kairouan 56,400
Gafsa 237,84k 53 57 | 7. Gafsa 45,300
Bizerte See above 8. Menzel 43,900
Bourguiba
Gabes 255,717 35 3T | 9. Gabes 43,100
Beja 238,770 23 28 |10. Beja k1,000
Sousse See above 11. H'Saken 33,200
Monastir 223,150 T2 7T [12. Monastir 33,100
Habeul 263,114 45 L8 {13, Yabewl 32,300
Le Kef 233,515 21 23 |14, Le Ker 20,700
Mandia 218,217 26 35 [(15. Mahdia 27,200
Monastir See above 16. Mernine 26,000
Xasserine 238,499 16 21 |17. Kasserine 25,100
Sousse See above 18. KXalaas 23,200
Kabirs
Sfax See above iG, Sekiet Fzzig 22,3c0
288,989 12 15 {20. Jendcuba 20,900

Jendouba

Projected
Population
1986

1,310,000
247,300

(The metropolitan area had a

population of 257,000 in 1975.

115,200
105,500
96,600
179,700
65,600

63,600

62,400
59,400
49,000
38,900
L7,700
45,300
40,106
38,500
37,000
34,200
32,900

30,800
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II. ECONOMIC OVERVIEW

A. Economic performance: The 1974-76 Qutput

Beginning in 1973, most national économies with no significant amounts of
0il experienced a number of problems. In Tunisia, oil production accounts
for only 3 percent of the natiopal pProduct; the economy nevertheless perfor-
med well during the 1973-1975 period. Total output rose more than 6%
annually in real 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) 1in 1976, in terms
of 1972 purchasing power. For the same period, GDP per capita was 3$512.

This growth is attributable to a climate favorable to agricultural
production and a policy based on industrial output. National expenditures
were increased by 387 and the national product (GDP art market prices) rose
only by 31% and as a rasult the resource deficit rose from 3.6 to 9.4%
of the gross domestic product (See Table ?). To meet all secror requirements,
it was necessary to import this surplus of non-factor gocods and services in

relation to exported volumes. In 1972 prices, the amount involved came to
134 million D.

Farming dropped in 1976 to 17.9% of the GDP, as compared
with 18.8% of GDP in 1973. The manufacturing share recorded an 11,3% growth;
this is a relatively common ratio amnong countries with a comparable income
per capita. The part covered by the government or public consumption was
14.4%,  The share of construcrion (including housing) amounted to 3.1% in
terms of added value and the gross value of housing construction, computead
on the basis of an eénumeration, was recorded at 3.8%, and this is a low ratio
by comparison with other countries. On rthe other hand, the toral investment
share (fized capital) was very high and amountad to 24.38%, a figure suggesting
an efficient and productive use of the inflow Of resources from abroad (See
Table 3). Even though private consumption rose by 257 herween 1973 and 1976,
this increase was only two-thirds as high as the corresponding 387 growth in
spending.

As a share of domestie expenditure, private consumption featured a

-cr

decrease as ic dropped from 67.7% to 61.2%,

B. Recent Qutput Trends

As expected, preliminary 1977 estimates recorded a clear slowdown
in economic growth, with an increase of only 4,1 percent (See Table 3).

The non-agricultural, non-food—processing Sector rose only by 7.97,
roughly the level experienced in the past few vears. Lat us also mention
a slowdown in tourism (dropping 7%) and mining industries (phosphates, for
all practical purposes), with a 7.9% decrease. Bv contrast, textile
€Xporis rose at the rate of 12,1%; but this figure mav be reduced by half as
early as mid-1978, in view of the new ser of restrictions imposed bv the
European Economic Market. Investment levels remained at about 257 (and
according to one's interprectation, this figure could reach up to 303) of
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TABLE 2

GROSS DOMESTIC PRODUCT: CONSUMPTION,
INVESTMENT AND FOREIGN TRADE

Millions of Constant 1973 1974 1975 1976 1977+ 19782
Dinars of 1972

1. Gross domestic product 1082.4 1181.4 1301.7 1419.4 1478.0 1626.0
(market prices)

2. Gross domestic expend. 1121.1 1276.6 1400.5 1553.4 16h1.7 1796.5
Consumption
Private 758.6 848.0 865.9 950.4 1007.7 1088.0
Public 161.9 176.2 94,5 24,0 252.0 277.5
Gress Fixed Capital 209.5 234.8 300.0 352.0 382.0 417.0
Pormation
Inventory changes -3.9 17.¢ 36.8 27.0 - 14,0
3. Bescurce gap (2 minus 1) 28.7 95.2 95.5 13k.0 163.7 170.5
(as share of GDP) (3.62) (8.12 (7.3%) (9.4%)  (11.2%) (20.5%)

Zxperts, goods and
non-factor services
(¥FS) 2ks.2 269.3 275.5 302.4 317.0 343.9

Imperts, goods, and NFS 283.9 265.0 371.0 b6,k 480.7 514,14

SOUECE: linistry of Planning, 3udget Zcomomique 1978 (Tunis, Hev. 1977).

1/ Zstimate as of Jovember 1877

orecasy
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1372 Dinar = US$0.4TT2.
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TABLE 3
VALUE ADDED BY MAJOR SECTORS

(Millions of Dinars)

IN CONSTANT 1972 PRICES

1975 1976 1977% 19782

Agriculture 27.7 245.0 221.0 251.0
Fishing 8.4 8.8 9.6 10.6
Mining 12.1 11.4 10.5 1.3
Petroleunm 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) (h2.4) (47.6)
Construction 8s.5 99.9 111.0 119.0
Government Wages and

Salaries 155.7 161.0 183.5 203.0
Other Services 468.4 5044 513.4 556.3

(Rent) (63.2) (65.0) (67.7) (69.5)
GROSS DOMESTIC FRODUCT

AT FACTOR PRICES 1145,1 1231,k 1266.0 1395.0

SOURCE: Ministry of Plamning, Budget Fconomigue 1978 (Tunis, Nov. 1977).

1/ Estimate
2/ Official Forecust

3/ Dinar = US$0.47T2
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TABLE 4
COMPOSITION OF INVESTMENT
(PER CENT)
1975 1976 1977% 19782
Agriculture and Fishing 11.7 10.4 10.4 10.4
Industries 43,4 k2,6 k2.9 46,1
[Manufacturing/ [18.17  /16.67 120.57 /121,67
(Building Materials) ( 5.7) ( 5.7) (10.0) ( 8.3)
Services 44,9 L7.0 k6.7 43,5
[Bousing/ . (1557 [T5.27 /ik.s7 /13.67
(Gross Domestic
GDCF Capital Formation) 100 100 100 100
GDCF/GDP 23.0 24,8 25.8 25.6
Housing/GDP 3.6 3.8 3.7 3.5

SOURCE! Ministry of Planning, Budget Economique 1978 (Tunis, Nov., 1977).
1/ Estimate

2/ Official forecast
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&Z. Balance of Payments

4s shown in Table 2, from 1973 until 1977 the Gross Domestic
Product rose at an annual comzound rate of 8.1%, while expenditures ware
growing at sn annual 10.0%. Searing in mind that Tunisia had been con-
sistently accumulating Toreign exchange from 1968 through 1974, this weaken-
ing is an unfortunate trend.

This revarsal is attridutable to a number o causes, Yot only
7as thers stagnation in the value of imports, but aven zhe terms of trade
turned against Tunisia. The cne major exception was petroleum which, after
its price increase, now accownts for about 32% of merchandise exports. By
contrast, hLeth phosthate rock and surerphosphate exports sxperienced a dec-
line in price and voluge end now account for only 187 of all sxpoTrts. Qlive
01l =xvorts suffared not Just from a drop in world trices but also from 1975
Zurorean Common Market Teasurss aimed azg trotecting Italian producers. Later,

these measures wara Tartly offsat by granting Italy fishing rights in Tunisian
watars, Textils axports ware hurs by ancther Commen Market protective zeasure
imposing ce2ilings on Third-World axrorts to Zuropa, The tourist trade achievaeg
record receivis in 1372 ang 2975 Sut othar years wers only mcdarately successful,
85 notel cocurancy rates wers about 407, Lastly, reduced a igration of Tuniszian
#orxzers lad o 2 lower growth rssa (spout 8%) for remittances from abread.,

To the extent that investment continuad Lo Zrow an annual 16.27 baw
Sween 1372 and 1977, ke steady nsed for squirment and materials caused an in-
Gr2ase In imperis and resulted in ap imZort gar, 2s described above, dith an
appreximata 347 shars, capital £CCds wers a malicr impors categery, baraly axceew
ded by materials ang semi-Tipished gocds thas “cox = 357 share in 1977. As
drivate consumpticn rose st om eczmmound 7.4 rata uring 1973-77, that is, more
sicwly <han the 3,17 2f <he £ress demestic product, the growing tracds deficit was
DCT azvtiritutaltlae 1o consumption,

anced oy Toreign capi<al In-
Ty calling in nes foreim
red Irom e lavel of 23,37
ervizes | =35 zhown in
deenwhile | madi-m and -=hg-t2rn capital, private as well ag cublic,
W25 Tlowing In at an accalerating vatas 2o 2dditional 3,37 2ach year betwean
127 2nd 187% apd 6,39 during 1375.77, The 1377 rata 32 inflow reach 132,09 of
the Gross Zemestic Brodues, Iowaver  In tha 140g Turisian capital in lows nad
reached hizher lavels avsund RN ratio that was axcaad cnly by Lebanon,
Puer<c 2z and couniriss 2t war lirxe Via+ llan.

Altogether, tha 2:mernal detit had rizan <o 732 millisn D, oy 1677
and came %5 3£.27 5P 4DD, Sarvicing she dep: wish acrtizaticn and interast
205T 75 =illion D) oy 12,59 af 2Xrort =arnings, Th1s ratio had bean 10,49 i
1975 2nd was axpectad to ize %0 13.3% in 1575.  When vorkers' remittances sra
add=4 50 axzors 2ernings 2or gocds and servicas, the 1977 debt serrice ratic I3
only atour 11,97, A Aorli Bank survey recently classifiad Tunisis ag an
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TABLE 5
BALANCE OF PAYMENTS OF TUNISIA, 1975-1978

(millions or dinars)

1975 1976 1977 19781
Exports 545.6 551.1 622.1 680.0
Merchandise exports, £.0.b. 345.6 338.3 390.1 435.0
Nonfactor services 200.0 212.8 232.0 2ks.0
Imports —629.7 ~T15,2 -83k.2 -310.0
Merchandise imports, f.o.b. -521.8 -598.3 -691.2 -755.0
Honfactor services -107.9 -116.9 ~143.0 -155,0
Balance on goods ang - 89.1 -164,1 -212.1 -230.0

Nonfactor services

Net Transfers ~ 1.9 - 24,1 - 41,0 -~ 47.0
Balance on Current Account - 90.0 -188.2 -253.1 -277.0
Balance on Capital Account 80.4 171.7 22k ,0 277.0
Grants 20.2 19.8 20.5 16.0
Direct Private Investment (net) 19,3 29.1 37.0 37.0
Government Loans 59.2 75.7 97.8 13k.9
Private Loans 14,2 78.1 122.,2 14%0.0
Debt 3er-icing -38.0 -43,0 -Lg.0 -50.0
Omissicns 4 Valuations £.5 12.0 - 7.5 -
Adjustments
Chanze in ilet 0r7%icial Foreizm Reserv.- 9.6 -16.5 -29.1 -
Net Foreign Exchange Reserves (FER)  147.8 121.3 10k.2 10k, 2
Ratio: N/F/E/R/ to imports, Percent 23.5 18.4 12.5 11.5
External Debt 468.2 609.0 783.0 1Q05.0
Ratiocs Ext. Debt to GDP, percent 28.6 31.9 36.8 4.0
Debt Service 56.5 64,6 78.0 96.0
Ratioz Devt Serv. +o ZXports, percent 10..4 1.7 12.3 b1

SOURCE: Republique Tunisienne, 3udget Zconomiaue 1978, Taplean V-1, 1Iv-2,
updated for 1977.

Cffeial forecast
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"intermediate middle-income country” together with Brazil, Chile, Colombia,
Guatemala, Korea, Malaysis, Mexico, Peru, Syria, Turkey and Zambia. The
average debt service ratio for these countries during 1974-T76 was 19.3%,
much higher than that of Tunisia. On the other hand, their current account
deficit in relation to the GDP was much lower and amownted only to 5.4%. 1/

Taking into account international trade patterns and the govern-
zent's investment program during the Fifth Plan, Tunisia will have to resort
increasingly to international Pinencial markets for its required capital in-
flow. By these <tandards, the terms of the Housing Guaranty Loan granted by
US AID will appear relatively favorable. An International Monetary Fund study
estimntes that the Tunisian debt service ratio will not go beyond 20% by 1981.

-

F. The Governmen: Sactor

Between 19Tk and 1977 government spending rose at an annual 21.89

While governman: income was incre=asing by only 14.79 (see Table ). As =
resuls, the defisit reached a 53.29 compound rate, rising from 5% million D. in
1974 to 195 million D. in 1977, that is, from 16.7% of government ra=caipts to
29.7%. Abcut half of the daficit was financed by foreign borrowing, the
talence being supplied through ar increase of the zoney supply which, together
with tize poor 1977 harvest, was a force behind the accelerating inflation.
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IABLE 6

GOVERNMENT FINANCE

(millions of dinars)

1074 1975 1976 1977t 19782
Current Revenues 311.8 361.7 b6 4718 5b41,2
Telephone and Postal Surplus 13.6 14,2 16.L 20.0 25.0
Government Inccme, Sum 325.4 375.9 b11.0 491.5 566.2
———_____ ___TeThe
Current Expenditure 215.1 269.2 289.7 361.5 hoi,2
Subsidies 58.7 T1.h 98.4 131.1 155.6
Capital Spending 4.8 90.7 116.2 152.9 1644
Debt Serrice 31.0 34,6 LLL Lo.o 48,0
Total Spending, Sum 379.6 465.9 538.7 €86.5 789.2
Overall Dericit S5k, 2 90.0 27.7 195.9 223.0
Finencing
Domestic 28.0 24,8 4g,2 36.0 92.0
Foreign 32.0 38.0 36.3 109.0 131.0
- 5.8 -27.2 -42,6 0 0
SOURCE: Budget Economigue, 1978 (Tunis, November 1977), Table V-1.
lEstimate

2Projection
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III. POPULATION CHARACTERISTICS

A, National Characteristics

The latest Tunisian census was made in 1975 and counted 5.6 million
inhabitants, 47% of whom resided within urban areas. Between the census
years 1966 and 1975, population growth was of the order of 1.1 million for
an annual average growth rata of 2.3%. 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 structure Suggests a very young population
with an almost equal distribution of males and females. The median age is
18.3 years, and life expenctancy is estimated at an average 57 years for
men and 58 yesrs for women.

The percenctage 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 analysis of the Tunisian population
reflects two migratory pattarns: emigration and intense migration
of the rural population toward urban centers and particularly Tunis. The
emigration of the labor to Europe and Arab countries is attributable to an
imbalance between labor supply and demand. This is a relatively recent
phenomenon and the number of emigrants is estimated at a quarter of a million.
Gaps betwwen standards of living in urban and rural populations also contri-
buted to strengthening internal migratory movements.,

Rural migrant flows continued to add to the size of the most under-
privileged urban population: more than half of those with incomes below
poverty level (estimated at 10 D PEr person per month) are urban ares
residents .

B. The Urban Population

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 "Gouvernoracrs' 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 national population and 38% of the communal
or urban population. Still in 1975, the District of Tunis experienced an
annual growth rate as high as 3.27 - including emigration - exceeding the
national growth rate of 2.3%. Emigration, plus the slowing down of migration
to Tunis attributable to good harvests, can explain a relative drop in the
capital's growth rate. No current analysis of these rwo patterns is currenrly
available. However, it seems that emigrants are beginning to return home from
abroad as the demand for foreign labor becomes less substantial in European
markets. It also seems probable that migrations to the capital will resume a
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faster pace, should bad Crop years return. Half of the migratory flowe
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 Ponulation

USAID shelter srograms are aiming at the needs of the lowest
socio-economic population layers. More specifically, targecr groups may be
defined as covering the most underprivileged S0% 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
various housing types, income levely and socio-economic characteristics, as
shown in Table 7. The areas of spontaneous settlement (Zones d'Habitation
Spontanée 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 stzging areas for the in-migration.
They include 457 of the Tunis population, ‘n an area covering onlv 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 proportior of migrants moved there without their family.
Similarly, it is not surprising to find that this population is very voung:
547% 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 characterired ¥ conjugal families (837,
and living conditions in such districts are 20t conducive o more ccmplex
households. Here the average household size is 5.5, the same as for the
District. Whereas households are not different from Disctrict averages.
their distribution is different when taking into accoun:z the number of
househoids per housing unit - and such households are often related bv blood -

1.4 as 2gainst 1.2 in the Districr. In Melassine, this figure reaches
1.2 houseiaclds per hcusing unit.

Medina households are both more complex and older, The nurmker
of dependent children is lower than aver~ge and 257 of the households include
families with older members and other dependents, and exteuded families.
Housold developments also occur on the basis of occupational activities, as
in the case of craftsmen and *raders who oractice thelr tradag “sgezher,
This kind of occupancy is matched by a verv high densitv 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 those in the Medina originated in Northwestern
gouvernorats (Beja,Jendouba and Xef). In the District, most married couples
are endogamous, with partners from the same gouvernorat.

This would indicate that the men initially arrived alone, leaving their
families behind, or rhat those who are single later marry someone from their
village of origin. While ZHS populations are heterogeneous to some extent,
particularly when compared with those living in similar zcnes in Beja and
Kef, there is a tendency to regroup according to gouvernorats of origin.

In such cases, extended families (several generations) are living in separate
households within the same house, or cluse to one anothrer, and they usually
accommodate newly arrived family members and friends. Some 127 of the Tunis
ZHS households are lodging with family or frieads.

While related families are living as separate households within one
house, social activities in the courtysrd around which they have their separate
dwellings (See Figures 8-10). The courtyard is a rwulti-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 norzally
include one or twu rooms, which on the average are 15 22 to 20 p2 maximum,
Rooms are alse multi-functional and they generally have 2 day corner and a
night corner. When they are available, beds stand at one end of the room
while furniture used for sitting and eating is at the other end. Cooking
Space may be found in a separate kitchen in the courtvard. This space contains
kitchen utensils, "canoun, primus stove and couscoussiéres”, and is usually
not shared by several households. Those with no separate cooking space use that
section of the courtyard immediately in front of their doorways for cooking.

Floor plans shown in Figures 8 to 10, mav provide room for high
density occupancy with no feeling of overcrowding. The courcyard operates
as breathing space from the confinement of small rooms where nousenholds of
5-6 persons are confined together. However, this pattern nas been Lrokan hy
the ever-increasing number of ZHS tenants. As a result, privacy is no longer
available. 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 rizg. 8) depicts the tvpical evolution of
living space attributable to an increasing housing demand in ZHS anvironmments.
Originally, the space occupied by three housing units telonsed <o one 2xtended
family, which parcelled off half the land and sold it as two lots. Over
time, the number of families living wichin 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 room), the
owner moved out and built a maximum amount of residential space In order to
reac 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,
oukalas 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 furcher disrupted by the need for the extra income that can be
provided by tenants. For older residents, their house is often their only
savimgs and its purchase amounts to a lifetime investment. However, their
inccmes do aot make it possible for them to maiatain it solely for family
use. Therefore, the acceptance of tenants has beccome a necessitv. Tenants
also benefit Irom this arrangement since rants paid per ZHS household are
cheaper than Zor other svstems of housing, allowing families to save enough
monev Lo put into a house of their own. The trade-off for the economic

rived by both parties are the extremelv high densities found in

Mutual assistance in the ZHS cperates essantialiv at the neighberhood
and fzamily rather than ceommunity level. 3ocial networks are drawn closer
around the nelignborheood and the family. At communicy levels, social orgeni-
zation takes place largelv through the local cells established by the Destour
Party. Zocial assistance is also orovided bv social werzers
assigned o tne community. This form of welfare is larzely a matter of
counselling individual familv members. Local drzanizations retain a much
strenger control than the police, as problems soivers and disputes are often
setzled through the local parzv cell, Public space improvement is seldom
found at the cemmunity level: but local ceils piay a major role in preventing
the construction of illezal housing units in the area.

The aprovisien of social ser-i 2] (e i healch within the
ZHS is subjiect o stand ' whole. In Melassine,
there are 1.3 classrooms lower than the District
level of 2.5 per 1000 a 1000. The area's
i £ : I facil that 22% of the

%]
]
¢
]
-
b
2.
[
-0
0 p
Ini
)
3
=
o0

d i
pepulation is of school age. Zxiscing classrocms are overcrowded, with an
average -3 students per class. Thanks to a nearbv major hospital, health
facilicies are adequate in the Melassine area. Other area 7HS are not
quite so fortunats. A conscicus effort is being made to provide a whole

range of services including familw planning units, social work centers and
nealth facilities in all those ZHS slated or upgrading.
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D. Economic Characteristics of the Target Population

1. Income.

There is no reliable survey or income distribution for Tunisia,
but in 1975 the Institut National de Statistique completed an exhaustive

study of household expenditures entitled "Budget-Consommation".
that households have no savings outside their dwellings,
conservative but not unreasonable estimate of
for the poor majority. Five thousand
800 in the Tunis District.l/

Assuming
we have a rather
income patterns, especially
households were surveyed, including

From the survey, median income (expenditure) leve
ted for Tunis and other major cities (5fax, Sousse,
other towns and the rural areas.
adjustments for income growth and
assumed that household income grew
rose at 6.0% per year.

1s can be estima-
Bizerte, Gabes), the
These are given in Table 8, together with
inflation during 1975-78. We have

at the rate of 207% per year, while prices
The combined rate is 8.12 ¥

TAZLE 8.

MEDIAN INCOME / ZXPTDT TURE LEVZL, TUNISTA, 1975-1978
1975 Monthly Medien Income/Housenold
Population (000) 1975 1978 (Istimate)
District of Tunis 225 51 115
Sfax, Sousse,
Bizerte, Gabes 355 56 Tl
All the above 1,280 75 95
-~ i
Other towns 1,37 66 83
All urban 2,556 81 77
Rural 2,822 38 Lg
A1l Tunisia 5,588 51 78
1/ See Institut Yetional de 1a Statistique, Ministdre dy ?lan, Secansement gdni-
ral de la Povulation at des Logements d4u 3 mai 1975, Tunls, 107R. —nstitut
dational de la Statistigue, Logements: Tableaux 3t Analyses des Résultats 4u 3cnga
au 1/10 3me, Volume 1, 19T%, no 3date,. Jote sur les 3$sultats Sroviscives ie 1'Zn-
. . . . ~ - - ! \ Dy T
quéte "Budzet—Ccnsommatlon", Tunis: Ministdre du Flan, 1076 \mwizeo ), and 3uzy De-
voize and 3idha Ferchicu, "Présen=aticn at Analyse de l'Ingquéte 'Zudget-Consommazion'
de 1973", Distriass oo Tunis, 1976, Al30: Znqué=za Na:icnal? sur 12 EQd;et\et %3 Jon-
somraticn des Ménages. 1075, -astitus Jational 3s ia Statistique, Ministdre oy
Zlan, Tunis, Acril 1078,
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From this national median, income distribution is such that the
lowest 20 percent of households <arn 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 propor-
tions would continue to be valid. This assumption is usually regarded
as reasonable.

Regionally, median income levels are mainly a function of urba-
nization. For most regions, this figure will be scmewhat above 50 D,
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 l.5 wage earners and there-
rore could be estimated to receive about 68 dinars per month.

For the City of Tunis, Table 84 emphasizes what would happen to the
targzet group besween the 20th and 50th percentile in case income dis-
tribution patterns remain basically unchanged. In constant dinars, a
2 per cent gzrowth rate equates a 12 percent rise in ren vears. Meanwhile
however, should inflation remain as low (or high) as 6 rercent, price and
wage levels should rise by 79 percent. The combined inmpact means a
118 percent increase. We have assumed that income distribution among
percentiles of households will remain the same.

Most recent income distribution data available for the Citv of
Tunis are based on a surveyv of 1,109 households completed in 1976.
Table 9 summarizes the survey s tindings on monthlv income distribution
for the various nousing systems,

£
'

This survey shows that over 77 of all ZHS and Medina residents
than the median income of $1 TD cemputed oy the INS 1975
enditure levels. A more recent survev was completed in Me-
lassine in 1973 and it indicartes thar 255 of all hiuseholds earn less than
20 ID/month, 407 herwean 30-20 TD and 167 over 30 TD. Median monthly
income per hou ID and 95% of the househoids sarn less than

the Districr's i level of 115 TD.

Consideration of the emplovment characteristics of the target
population must focus or Tunis as information for other areas is either
unavailable or iacomplete. Additionally, the task of assessing employment
opportunities for this segnent of rhe population is made difficult bv the
fact that a significant proportion of the labor Fforce is employed in

traditional or non-structured activiries.

Surveys complated for the Tunis Oistrict in cthe early 1970's
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TABLE 8A _

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

Median Income

Real growth projected at
2% annually in constant
dinars

Inflationary adjustment
without real growth, at
6% annually

Combined effect or 8.12%
growth in current dinars

Income at the 20th Percentila

Reel growth projected at
2% annually in constant
dinars

Inflationary adjustment
without reel growth, at
6% annually

Combined effect or 8.12%
annually in current dinars

1975 1978 1981 1985
91-0 96.6 .1.02-5 lloog
81.0 108.4 129.1 163.0
91.0 113.0 145, 198.7
L6.0 L8.3 51.8 56,1
46.0 54,7 65.3 82.4
k6.0 58.1 73.5 100.4
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TABLE

g

%GHTHLY INCOME FOR CERTAIN HOUSING TYPES

MONTHLY INCOME

RANGE

Ql QE Q3
Jousing System 25% 50% 5%
Haut Standing (EZxpensive) 201.0 D 265.0 D 333.0D
Moyen Standing (Middle Income) 57.0 D 89.0 D 147.0D
Recasement (Resetilement 52.0 D 72.0 D 97.0 D

Aress)

Jourbirille {3lums) 2.0 D 49.6 D 4.6 D
Centre Urbain {Dcwnzown) T2.4 D 111.5 D 175.0 D
Centre Historigue {Medina) 39.4 D 1.4 T 87.3 D
Hebitat Rural (Rural) 26.0 D 3.0 D £3.0 D
Insemble District LS.0 D 73.0 D 120,0 D

indicate that in the ZHS about half of

emplored on a non-permanent basis.

laborers, self-emploved tradesmen and craftsmen.

tion consis
tr,
trﬂd851eﬁ and craftsmen.
a signi?f
Par

-
[

o

r nas
the textile,
textiles, parc-time

£O promote handicrafcs.

The Disczrict's 19764 su
Svstémes d'Habitat" provides

percencage of

nousenolds in the Medina.

aal!

iae

memp lovment
holds and Jdoes not
in cthe Distr

in 1973 show that

out 2f a

lavel

these occupational

-

-

the neads of houscholds are

This classification includes

c’nt’r larger proportion of the
is particularly ir
leather and
workers are mainly

the cons
clothing industries.

urvey encit
an overview of emplovment patteras for heads
of households in ZHS (See Table 9a).
are industrial workers, dav laborers and unskilled laborers while another
17.7% are service emplovees.

It

shown

3

zive an actual as
ict or in the tarzet Iroups.

ortal of

ses

31

sma

truction trades,
In the case o

The working popula-
ts essentially of skilled and semi-skilled workers in indus-
transportation and construction, service sector personnel,

11

£

Smaller urban centers such as Beja and Kef have
working population employed on
in agriculture

. women who produce needlework and
carpets =zither independently or as recipients of social assistance bene-
fits under schemes coordinated bv the rural development program in an effort

led Population, Logement,

Revenu et

This sctudy shows that about 4

can be found among

29

-

should be noted that an almest equal

aroupings the headz

of

Table 9A covers onlv heads of house-~
sment of the unemplovment problem

0,260 persons available for

Figures computed for the District
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TAELE 9A
PROFILE OF HEADS OF HOUSEHOLDS RY

<MPLOYMENT AND LOCATION OF RESIDENCE

EMPLOYMENT CATEGORY LOCATION OF RESTDENCE
MEDINA ALL THE
ZHS DISTRICT
(percentage)
Individual Owmers - - .7
Corporate Owners 1.43 2.92 Lkl
Professionals - 2.2k 8.73
Mid-Level Management 3.15 5.8 1.3
Office Workers - 2.24 7.35
Nen-Office White Collar 1.07 b7 3.53
Personal Service T.77 19.73 17.52
Blue Collars 25.5 16.1k 16.6
Artisen Labor Q.46 10,54 Tk
Day Labor 16,05 12.78 5.3
Street Vendors 3.4k 1,12 1.0
Unemployed L.o1 4,26 3.12
Retired 3.72 3.32 5.4
Inactive 5.73 1.2 3.26
TCTAL 100 100 100
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work, including those seeking their first jobs, 76,000 were unemp loyed
(some 252).

Emoloyment opportunities available to ZHS residents are located
outside the areas of residence. The 1978 TUNITEC Survey of Melassine
show that only 147 of those emploved work within the Melassine area
itself, and 717 in the center of town and in the Medina. The remaining
15% are emploved 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 Distriect estimates,
business and industrial operations provide 680 jobs in the Melassine
area while government agencies supply another 180-200 jobs. While the
majority of the residencs in hoth Melassine and other ZHS work outside these
neighborhoods, IZHS tend to locate relatively close to emplovment centers.
Thus, residencs of Helassine, Saida Manoubia and Jebel Ahmar have 2asy
access to the centar of town and the Medina, while the southern 2YS
£

are locared close to f!

ae induscrial zone.

On the average, there are 1,41 persons emploved per household in
i r

ZHS. This figure is slight.y lower than che overall average for the
Districet of 2.5, However, it should be noted that in many cases
households ara supporied 5v members emploved abroad.

is available for female emplovment rates among the

T, the Melassine studv refarred to 2arlier shows

/% of the regularly emploved populacion. Zmploy-
women are predominantly in the fields of domestic
industrial sectors and clerical work.

3
(%
1
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shat share of the tarzetr population's income is devoted to housing?
The "Budget-Consommacion” Survey mentioned earlier reports that all
Tiisian households devore 27.9 percent of their income ro nousing:
rural househnclds 23,3, urban households 29.9 (including the Tunis District
at 31.3%).

In their z2nalvsis of the "Budget-Consommation” data as ir applied
Lo the District of Tunis, Devoize and ferchiou concluded thar payments for
housing in rotal 2qualled 33.47 of esxpenses whereas pavments for lodging

(that is rent and acquisition onlv) consumed 18.57% of the Zamily budget

in 1975. They projected levels of 20.1% by 1986. A level of 19.3% has
Yy Proj ¥

stimated in this report for 1973,

I3

Table 98 suggescs that Lower Percentages are applicable to the more
ized national data. 1/

L1/ 1Ibid. Table 328. pp. 246-247
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TADLE 9B - 38 -

T.328. - DETAILED BREAKDOWN OF HOUSEHOLD BUDGET

LARGE : URBAN : RURAL

PRINCTPAL EXPENSE CATEGORTES CITIES : AREAS | AREAS
FOOD: 38,6 : 40,6 : 41,8
Céréaleg *t+osevnuioncensses 6,3 . 8,8 . 11,6
Légunineuses ,,,,,.,,....... 0,9 : 1,2 : by2
Légumes ....., . ... ....000" 5,7 : 5,9 : 7,4
Fruits ............. seesene 2,4 : Z,0 : 2,5
Viandes..................... 7,5 : 7,5 : 7,8
Poissons .......i..vuuvun... | 1,5 : i.5 : 0,6
Laits et Prod.Laitiers ..... | 2,4 : 1,6 : 2,4
Oeufs vuvviiivinnnnnnnnnn,., i 0,7 : 0,6 : 0,4
Sucre et Produitsg sucrés .., 1,6 2 1, : 2,7
Huiles ... . ... .o.o.. oLl 2,6 : ENY : 6,0
Beurre et corps grag......,. | 0,3 : 0,! : 0,2
€2ls et condiments ......., 0,3 : 0,4 : 0,5
boissonsg I P 2,9 : 2,8 : 3,6
Repas 3 1'extérieur teevai 1,5 : C,4 : 0,7
HOUSING: 31,3 : 29,0 : 23,9
Rent 13,0 : 7,5 : 7,3
Energy 4,7 : 4,3 ’ 2,6
Repairs 5,0 X 7,7 ) 6,9
Furniture 2,1 . 2,5 . 1,6
Appliances 0,8 . 0,6 . 0,3
Kitchen Utensilg 0,4 . 0,5 . 0,7
Linen 0,5 X 0,7 : 0,7
Other 0,6 ; 0,2 ; 0,2
Acquisition of a home 4,2 : 5,0 : 3,5
CLOTHING: 8,3 : 8,5 : 2.8
Vétementsg principaux reufg 3,3 f 2,5 f 2,1
: . fripperie 0,1 : 0,1 ; 0,5

' traditionnel 0,2 . 2,7 . 7
Linge de corps $/V.neus i, 1 : 1 : 1,0
" " " fripperie 0,1 : 0,1 - 0,2
Effets personnels Ceeeiaan, 0,! X 0,1 X 0,1
Couvre-tgte Cresereaan., 1,8 . 0,2 : 0,5
Chaussure T T 0,5 : 1,6 ; 1,6
sz§us d'habillement e 0,2 X 0,6 : 0,3
Frais de couture mercerie 0,8 ’ 0,3 : 0,4
Habillement rentrae scolaire 8,1 f 1,2 f 1,1
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PRINCIPAL EXPENSE CATEGORIES : LARGE : URBAN : RURAL
CITIES : AREAS : AREAS-

1 : 3
HYGLENE: R SN, 4,6
Soins médicaux ........0. 3,3 : 3,0 2,7
Soins personmels ........ 1,4 : 1,0 0,7
Produits d'hypiéne ..... : 1,2 : 1,7 1,2
TRANSPORT. & COMMUNICA.: : 6,2 : 8,9 : 6.3
Achat .i.iiiveieennannas 1,8 : 0,9 0,8
Frais d'entretiea ...,. 2,5 : 1,5 : 0,6
Transport en commun ..... ¢ 1,6 : 1,5 : 2,1
Communication ......... .l 0,4 0,! 0,0
ENTERTAINMENT : ; 9,1 : 8,0 : 6,9
Tabac  uurrrennnn.. ver 2,5 ; 2,7 3,0
Spectacle ,....... 0,5 0,3 0.4
Article de loisirs ..... 1,0 0,8 0,3
Culture vvvveveseennns .. 0,3 0,2 0,0
Enseignement ..... v 1,3 : 0,8 0,8
Rentrée scolaire ..... . : 0,9 1,0 0,7
Vacances et vovages ... 2,6 2,2 1,2
OTHER : 2,4 4,2 3,9

- : : :

10TaL ;' 100,0 :  100,0 : 100,0
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The statutes of the CNEL require that the amortization payments
of mortgage loans not exceed one-third of a family's income. The statutes
reflect the official perception that Tunisian families will mamke great sacri-
fices to acquire their own home. It should be recognized, however, that a
family which accepts a mortgage payment of 30% of its income, for example,
may possibly be accepting conditions in which the overall family expenditures
for housing (adding utilities, maintenance, etc. as noted in Table 9B) exceed
45% of income, a substantial change from the roughly 30% figure suggested by
the 1975 "Budget-Consommation" Study.

To analyze further, rent ig reported to be only 18.5% and, presu-
mably, the well-off are less to be rentaers. Moreover, 14% of all housing
expenditures actually covar utilities, with another 10% for maintenance and
20% for miscellaneous purposes, Teking all these amounts into account, the
dwelling space itself in the Tunis Distriect generally accounted for 18.5% orf
household expenditures iny 1975.  According to the previously-mentioned 1976
District Study of the ZHS, average axpenditures on housing accounted for 25%
of total income. (See Table 10). This figure includes rent, utilities, main-
tenance and taxes associated with housing. It does not, however, include
expenditures associated with the purchase of a home and which affect some 63%
of the ZHS population (48.8% being owners and 17.67% illegal occupants who have
built their own shelters without a building permit, The study shows that the
average rent per ZHS household amounts to 8 D. ($19), or 147 of the average
ZES income of 56 D. ($13k).
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TABLE 10

DISTRICT OF TUNIS
HOUSING EXPENSES AS A PERCENTAGE OF THE TOTAL
BY TYPE OF HOUSING

Percent
of Total

Tyoe of 0-L% 5-10% | 11-15% | 16-20% | 21-30% | 31-k0% 40% TOTAL
docusing

- ) Q -~ fougia <

Zxpensive - 63.53% 6.33 4,37 L,2% 8.5%1 12.7% 1009
. . - \

2381w Incore 13,3 27.3 iz, 3.3 1k, 0 10.2 13.3 100

1.2 2b.2 | 1ik.s 10.5 17.4 12.2 | 16.3 100
Ilums 26.0 1.6 | 20.0 15.0 17.2 €.3 | 10.0 100
‘edina 0.3 27,4 1.3 13.3 23.3 7.8 12.28 100
Zowazoen - € | oze.s 1.7 15.5 3.1 5.7 100
Zural .z 12,2 2.2 25,4 5.2 s.2 | 0.5 100
ToTAT .1k | 0.7 | 1.8 1:.5 1.7 3.7 | 12.4 100

A . - 1
-l ’ - -~
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IV. DIMENSIONS OF THE SHELTER PROBLEM

A. Human Settlement Patterns

The Tunisian Fopulation 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 develop-
ment pattern.

National development policy reflects a somewhat general concern for
the west-to-east, rural-to-urban population flows and 45 a result, large
resources have tg be channelled through rural development programs to
western, essentially agricultural regions. Present plans call for
administrative and economic decentralizarion based on the specific
capabilities and features of each of the nation's egconomically distinet
regions, in order to meet the needs of their citizens and provide for
harmonized regional development.

1. Degourbification

One of the most specific efforts to influence settlement patterns
has been labelled "dégourbification". Even though the following paragraphs
covering the housing stock will show that any definition of a "gourbi is
vague, the gourbi is most often a simply constructed home consisting
of one or more rooms, built of local materials (usually stone, " Fe'!
mud blocks, etc...); it often offers inadeguate ceiling height and no
plumbing. Mosc gourbis, built tc the 20st minimal Sanitation ang
health standards (very limited ventilation, no running water, etc...)
fail to conform to Suilding codes but have courtvards or enclosures
usable as animal shelters and they may be o7 quita durarla 2Cnstruetic

3

-

When a gourti fz a 5impla, fsclazad sneltar, :ha ZCvernment Sinds -
difficuls ang 2Cstly <o vrovide <he fgcesiary Infrestrociura, Zn such casag,
=ne government's poliay s tC 28313t the swner in srocuring a decens acusing
unit in 3 rural or subuwian aousing Ievelctmens. % the tthar hang whan <ha
gourtl Is tuilt with iuripia paterialz and I3 lgcasad in gt ze
public uzil r Vs it may ba aif icn

+ % ER TR Y
“ae - 2

chose,

ot
O

P
¢ owner was allowad 4o tuild as ha
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At 2 later date, "cités de recasement" (parts of Ibn Khaldun,
Cité Ettahrir, Kabaria and Cité =1 Xhadra) were develcped to densities of
280 persons per hectare. Zarlier efforts had reached even much denser
levels of inhabitation with some axceeding 600 persons per hectare,

In urban centers, a form of urban renewal was also considered, with
condenned units being razed and replacement housing built with lower densi-
ties programmed for the "recuperated" land and improved building and other
standards for housing units laft in place,

To meet the infrastructure needs of the rural communities, govern-
zent planners have devised relocation programs around ru~al centers. Thus, a
government-owned site well located in relation to sxisting or planned public
facilities may be selected for subdirision alonz more conventional, infrastruc-
ture~oriented Iines, taking into sccount tha naaeds angd preferences of the neigh-

bering communitiss, A hcusing program is then designed by local suthorities
Tor nousenclis zo De relocatad from gourti areas. A gradual transier from the
older communities %o the new cne is planned and it culminates in tha razing of
zhe 2ld structures. Though such rural programs ars still selacted as a solu-
t.on ¢ the degourbification problem, housing officials usuelly attempt to limit
the rezing orf unsaniiary units and try to rehabilitate units tha* can he irproved
within 2 resteraticn orogram.

2. Zenszitiasg

Tunisian urban areas offar mcst cf she trsditicnal f of such
with a hisory of over 2,000 yesrz, dowever, many have heir ori-
foman reriod siiess, whera shey anjoyed =asy sccess to compl i
7 nevverks designed arcund theroughfares intendsd £5r hors

aral nillside lceaticns where <he cante
atad s2cvicn serviced by cedes .
éad Dy a wall, the urban area e
ures and the tuilding rattera:z o

S& areas Jound wrcund she Medina relant a
SIreet laysuss o =he 1Innh wnd 13th tenturias,
intensified denzi<izg in the Medina and sddad
h Thaze

the older, now fully urbanized areas,
are similar “o %hose of tha Madins.
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Tunisian economic Prosperity of the late sixsies and ear.y jeventies
was associated with fast expanding, new residential construction in the
nation's urban areas. At the same time, however, in a aumber of cities
(including the largest, Sousse and Tunis), associations were organized to
work actively to safeguard the quality of 1lifa required by these traditional
centers of the city and to Dreserve their variety.

In the Tunis Medina, densities have reached 550 persons per hectare.
At Melassine, a Spontaneous development area, population density ig
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 Census Data.

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

1. Traditional Arab house 61.85%
2. Gourbi 16.88
3. Freestanding modern house 10.19%
4. Apartment 4.29%
5. "Kib", a hut made of branches and

straw thatch 2,447
6. Grottoes, troglodyte houses & other

units not meant for habitation 1.76%
7. Tent 1.39%
8. Room in an oukala 0.527%
9. Barracks 0.38%
10. Room in an insticution 0.30%

Out of a total of 1,005,670 unics, 45,47 were ip urban areas and
34.6% 1in rural areas, with some 7,6% reported vacant., Fifth Plan
records bring out the fact that between 1966 and 1975, apartment unirs,

the total inventory at the detriment of less durable and less equipped
gourbis and other impermanent units. 1/ (See Table 11),

9=

In addition, census statistics show that 772 of urban units had
3 rooms or less. In rural areas, 847 had 2 or fewer rooms.
One room units comprised 197 of urban area totals and 577 of
area totals.

Y,

Véme Plan de Développement Economique et Social 1977-1981.
Republic of Tunisie, Tunis, 1978, p. 337,
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GENERAL CLASSIFICATION OF HOUSING STOCK

Census Projection
Unit Type 1966 1975 1981
Apartment, trad. and
modern aouse 553 TH.79 17.5%
Zonrhi snd aArhers L4 2¢ .39 22.5%3
(Total Stock-000 wnits)  87L 1,006 1,121

Data analysis on the average number of rooms per dwelling unit
and the aumber of people per rouem show a range running from 3.13 rooms
per unit in the urhan area of Jendouba, to 3.71 or 3.72 in Tunis and
Zfax, with 1.93 people per room in Tunis Sud to 1.38 in Médénine. By
comparison, :in the Mélassine 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 nor available, on-site visics of spontaneous settle—
aents (ZHS) cr "racasement" areas suggested that such areas in all of
the nation's major ciries will show the same level of difference ‘rom
tie natlonal average.

dacionally, A9% of
zitchens, 547 had alecer

P
ANG <« ¢

rban area dwellings were raported to have

z itr, 557 were tied to a warar supply system
vstem. For the national housing inventory, waste

water systems data show 217 of the units were connected to a <:wer

aetwork, 1l7 used septic zank or soaking pit and 687 used scme other

form of disposal,

Cc
i sewer svs

o]

llowing tables show national housing inventory broken down

The fu
Lo construction materials and building techniquesg used.

accordiag
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TABLE 12a

NATIONAL HOUSING STOCK
MATERTALS USED IN CONSTRUCTION

OF WALLS

Materials Number of Units Percentage
Stone, brick, cement block

With cement acrtar 628,480 62.49
Stone with clay mortar 199,780 19.87
Teszwed earth and straw 98,950 9.84
Stone without mortar 6,410 0.64
Wood 3,080 0.30
Thatch 21,710 2.16
Tenting 13,360 .35
Others 22,50 2.2¢
TOTAL 1,005,670 100.
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TABLE 12b

NATIONAT, HOUSING STOCK

MATERTIALS USED FOR ROOFING

Materials Jumber of Units Percentage
Reinforcad conerete slab 265,310
Jocd 126,800
3rick, vaulted 126,500
Til= SZ,h4be

Theteh zovered by alay 221 ,9ko
!

linec ¢r Asztestics sheets 16,kan

Y, 2

Thazten 4 20
f

- - “r I N ~ T ~

J2nts, Caves and dthers i 42,710

—OAMA T

PRV B

1,005,670
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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 stort from a two-room cere, plus W.C. and
kitchen. Such units are usually built on 75 to 100 m2 lots in urban or
suburban areas, but may be on 400 m® lots in rural areas where furm animals
and gardens take up a lot of space. The built-up area is approximately
27 w2 for rural units and 37 m° 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 teogether with those
for the main house and thinner walls will be used where future docrs 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 rooms.

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 unir with no infrastructure
facilities and the suburban unit has been the focus of some recent GOT thinking.



- ko _

P

A new, improved design (rural amélioré) or "improved rural" is under
consideration but no decision has been made yet as to its degree of
sophistication.

The M.0.E. has made a number of recommendations covering minimum
standards for all low cost units:

a3 -
Room size - 9 m~ 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 - 2.8 m;

All wood components to be made of red fir (pine) or approved
aggregates and rfinished with oil paint. Door and window sizes
are also specified. 1/

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
faore complete finish and larger size, such units do not fall under the
range of the target population.

On the occasion of a budger debacte in the National Assemblv, the
Minister of Equipment anncunceq that the INIT weuld ae longer nandle
dvellings in the "standing' class. This type of nousing will be supplied
by other home builders.

C. Hou

147}

ing Stock-User Analvsis

The various 1975 surveys of housing and household budgerts sugzest
that urban housing conditions in Tunisia are comparing favorablv with
cities of similor size in other developing countries. devertheless, such
conditions ars worse “or those households with earnings of less than 183

dinars per moncth . In Tunis, about one-third of all families live
in temporary shelrers or dwallings featuring unacceptable conditions, wich
no public utilities and with 3 to 5 persons in a1 single room. Some 18,000

>
of these families are delow the 1975 median income level of 92 dinars
per month and they would be willing to Zinance a move into housing with
minimal public urilities, 1giinst payment of about one thousand dinars
in constiuction cests (land not included). Alternatively, many seemed
illing to finance the upgrading of their existing units up to that
- In the final analysis, the nousing deliverv svstem is to be bhiamed
t todav's deficiencies. The purnese of this section is to euplain all
the components of the Tunisian housing prohlam.

P
[

LAE I S Y

[ I
(o
f—

1/ Source: Ministére de 1'3quipement.



l. Conditions in Tunis

In 1975 , Tunis' 925.000 residents constitured 174,000 households
who occupied 147,000 dwellings. Median irncome 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 . -4 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,22.77% 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 17.27 had no
direct access to water. Dwellings with only one or two rooms made up
46.7% of the total, and *hese 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 than half of these
could be called "gourbis" or "kibs". At the other end of the 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 Jata from various sources, we have broken down
Tunisian housing into five catecsoies, as shown in Table 14, Tunis
Distric:'s 147,440 dwellings fell into these categories as shown on the
bottom line of Tabie 13. The "good/ luxury" category amounted to only
4.7%, while 12.67 were "moderate cast", 17.2% were basic, 33.5% were
"minimal", and 32.0% were in the lower "substandard or temporarvy" group.

Categories cover all housing units, not just new construction:
nowever, the H 4/5 "good/luxury" class matches the so-called "standing/
grand scanding" category; tha moderate H3 is close to the Sconomicue
and the low cost H? resembles the suburbain level. Rural would be
at the low end of H1 minimal housing, with Evolutif at the high 2nd.

Cross-~tabulation of Table 13 assigns households from the bottom
row to dwellings shown in the next-to-last column. Each item covers
households of a specific income level in dwellings of a given categorv.
For example, the lower right item sctates that 6,930 households with

monthly incomes above 367 dinars were occupving 6,930 good-to~-luxury
dwellings worth over 8,000 dinars (not including land).
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TABLE 13

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

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

Dwellings HO ' Hl H2 H3 Hh/S F iIndex
Jousenolds Substan | :‘:Iin- Basic |[Modest | Good/
(monthly income) Temp. imal Luwxury
= !
Fq  Zelow 46 D 28,900 28,900 |
N : 19.6% |
~ l ‘
N : .
N | |
- ‘ ‘
7, k.31 D 18,280 | 27,870 j k6,150 i} 30
. | 31.3%
\ i
N |
[ i
T, 92-183 D 21,520 [22,860 44,380 |
\ 20.1% 1| 76
\ i 3
\j I ‘
i~ s
T, 184-367 D | 2,500 16,570 19,170 |
3 N 12.0% 1 23
i N ‘
! g |
| | AN !
=L/5 368 D cor more | L 2,910 1 5,930 3,3u0 il 39
; ' i N 5.0%
[ f ’ ! \ :
| | | | . !
l ! { i j 3 '
: i i || TCTAL i
: L7,180 49,300 125,360 18,5% 1 6.970 {147,440 | a1
2.0, 23.33|17.2% j12.6% \ L.73 |
,’ | | i |
: i ! ‘ i




TABLE 14

CHARACTERISTICS OF MAJOR HOUSING TYPES IN TUNISIA, 1975

10 H1 H2 H3 HLk/5
Substandard or Mi.imal Basic Modest Good/Luxury
Temporary . Low-Tost
1. Construction cost TD500 TDB00-1200 TD1,.500-2,500 1D3,0600-5,000 Over TD8,000
without the site, P
1975 dinars
2. HNumber of rooms 1-2 1-2 3-h 3-5 5 or more
3. Plumbing Well, cistern Piped water, W.C. or bath- Finished bath- Finished bath-
or no water. WC, Sewerage. room, incomplete room and all room, all util-~
No sewuge connec, Some rudimen- utilities ities, some cen-
tary tral heat
h. Electricity Aboult hulf have  Almost ali ALl All All
electricilty
5. Materials About 1/3 sticks, Permanent Permanent Permanent Permanent
clay, sheet materials materials materials materials
roof's, ete. '
6. Typigal floorspace 30 30 45 57 Over 100
M
T. Construction cost
per M9, estimate  TD17 TD33 TD45 TD60 TDBO or more

- 26 —.



The actual distri
indicated in the table: scme
cslls higher to the right, or
however, sxsct in that housen
of = quality infaerior 4o *hat
substantiel incomes have.
good as Zeneral rule, For
income was as high as 30.16 i
modest, will most probably be
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bution was in fact more disparate than that
households should have been registered in
on the lower left side. The distribution is,
clds with higher incomes do not occupy dwellings
T the dwellings which households with less
few aberrations, this pattern holds
example, non-qualified workers, whose monthly
n 1375 and who come within category #0, the most
the occupants of = dwelling in the lowest cate-

S

s "stcck/user matrix", the cross-tabulation in

question is established in such a2 way that, taking into account their income
level, the households hae 211 the housing available which they are prepared
to pay or when ithey are in “he -ells cerresponding to the diagonal (from top
left to lower rignt). In this context, the dwelling without land is worth
about 7S monthly raymanis affccted 0y zouseholds who devote 19,3% of their in-
come o the zcnsiruction of the structura. 1/

The Indices lccataed in the last column of Tabla 13 show the axtent
<o wWhich the households in Tunis had the xind of housing for which thay were
preparad To pay. A position on the diageral is aquivalent <o 100; a vosition
ccrra2spending To a rlace on the 128t is worth only nal?f of thst, that is, 50.
The weightad average of the index applicable fo Tunis was 31, a2 lavel relatively
aigh Por =2 develeoping country. For inmstance, the Mexican city of lcntersy,
nighly industrialized, registersd -he same number of housaholds in 1970 as
Tunis in 1975: 117,000. The per carita product was equal 5 about 583 D. of
1977 purchasing cower, Jevartheless, the housing index baraly reached the
figure of So, 2/

2. 3Situetion -7 Urran Fousing sutside “he Jistrict of Tunis
ng cendition: stserved outside <he Digtrict of
tut 2% the same =ime better for the well-tao-do.
1%, i =ppears that e larger percentags of inhabi-
; wemiorary and unacceptable, 1.7% as comparad
2 larger cropertison of housaholds werae wishin thae
<han 26 2: 26,43 as against 16.47 at Tunis.
3 nsving menthly inccmes abdove 32 D. 1ivad in
2 strer werds, 27 a better quality than could e
is. Tne zTotal housing index applieable sc 208,700
was cnly 31Ightly more than that of “he capital,
2. Zural Zouzing
Zn 1379, the rural nousing stoek ccmmrised S46,000 units.
i/
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TABLE 15

SUMMARY OF THE ur - HOUSING SITUATION OUTSIDE OF
THE D."..RICT OF TUNIS, 1975

Stylized Cross-Tabulation of Households by Income
and Dwelling Quality, Thousands of Units

Dwellings
HO Hl H2 H3 Hh/s F Index
Households
Monthly Income ’
\ . -
FO 3elow L6 D 13,3 143.3
N 46,47 -
N |
Y
Fl h6-91 D 16.1 61.9 35.9 113.9
A 36.L 62
N | | ]
N ¥ 1
Fyo 92-183 27.2 j1k.2 , Liy
N | 13.b 13k
AN
N l :
7 A z
Ty 183-3A7 "1.9 4o : 5.9
' ' N ; 1.¢ 158
N !
R .f
Fh/c 268 D and more ‘ I b2 Lo i
- | , ~ ; 1.z ‘ 120
: ~ i
. | | - '
~ 159.5 | 61.3 | 53.1 '14.1 i 3.1 Yz08.7 i
51.7% | 20,02 | 20.59' 5 %4 { 2.83 | : 2
o i 1 ' ‘ | i
| : l i |
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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. 1/
One may conclude that roughly 85 percent were in the HO(substandard or
temporary)category.

D. Public utilities and Services

The provision of infrastructure to new urban residential
settlements is coordinated and car-ied out for nearly all 1lunizian towns
by means of municipal master plans prepared by the Direction d'Aménagement
du Territoire in M.0.E.

This planning process requires input from a broad range of
institutions concerned with urban development activitiles, 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 CONAS for sewers.

1. Streets

Roads are the responsibility of each municipality unless they
are part of a national network for which the M.0.E. is responsible,

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

3y the 1975 census, 69% of all urban area dwelling units had
electricity, and STFG programs for the Veme pjap period were directed
toward improvement of conditions in rural areags, where only 107 of all
units were supplied. Housing sector plans do not point to any real problem
in tying rehabiliration programs or new projects into STEG plans. Street
lignting 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, 2xcept in rural areas where the STEG covers
about 607 of this cost. Local requirements are coordinated by district
offices located in the principal city of each gouvernorat.

1. Iastitut National de la Statistique, Logements: Tableaux et Analyses
des Résultats du Sondage au 1/10&me, 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 fuyrther 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 natica'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 Véme plan the SONEDE projects supplying 647
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 hcokup 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 SONEDE 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

1/ Etude Générale d'dssainissement en Tunisie. Ingénieurs Conseils Néerlandais
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. This approach is
especially prevalent when the housing project is at a distance from the urban
center, and where final unit costs must be kept lew. 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 oifers 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 rehabilitarion 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.0.E. call
for a flush toilet in each unit and reflect a basic belief thar adequate
low-cost housing in Tunisia must be so equipped. L'ONAS will have considerable
difficulty handling the impact on the nation's urban sewer system of the
addition of 25,000 units per vear,

6. Community Facilities Plannine

T'.e ZHS by cheir vVery nature acquire community facilities well
after the n~.d has been clearly established. The earlier description of cthe
target population noted that in Melassine there were 1.75 classrooms per
1000 students compared to a level of 2.5 for the Distriet as a whole and
2.4 for the nation. Projects developed by SNIT and AFH for more axpensive
housing must include adequate land and detailed plans for communitv facilities.

One of the principal areas of concern for community development
planners is medical services. 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 9.28 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 resurzence in 1975 of viral hepatitis
in the south. It is clear that upgrading of waste water and sanitation
programs s urgently needed.
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TABLE 16

ROM STUDY OF SANITARY SYSTEMS

Year Included Poor

ONAS in a Approved Sewage
Civy Takes SONEDE General Outfall Treatment

Charge Program Plan Exists Area Plant
SFAX Aciuelle Oui (77) Oui Oui Non
Sousse Actuelle Non Oui Oui Const,
Bizerte 80 Oui (77/81) Oui non Non
Kairouan 78 Oui (78) En partie Oui Termina
GAFSA 80 Non Oui Oui Non
MENZEL BOURGUIBA 80 Oui (78) En partie Oui Hors de service
GABES Actuella Oui (79) Oui Oui Non
BE.JA 81 Oui (78) Oui Oui Non
M!SAKEN 82 Non Oui Non Non
Monastir Actuelle Oui (78) Oui Eau épurée Oui
NABEUL 78 Non En partie Ouil Const,
LE KEF 81 Oui (77/80) En partie Oui Non
MAHDLA Actuelle Non Oui Oui Non
KASSERINE Inconnue Oui (78) Oui Rejet Cellu- Non

lose

SOURCE Etude géuéralg*g:assainissemcnt ONAS 1978

t Const : En cours de construction,

—gs—



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
soclo-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 vear end 1973 master plans will have been prepared for 153 of
the nation's 155 cormunes. The process bhegins with an analysis by consultants
under contract to M.0.E. of the physical and socio-economic aspects of the
local situation. Meetings are held with local officials and residents
tiiroughout this stage so that a consensus may be reached for the prepacation
of a draft plan. This draft is submitted for public review an- during one
month written comments are sollicited. & municipal council meeting then
approves preparation of a detailed plan. Final review i3 conducted at the
ministerial level. The final plan is approved by the Prime Minister.

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

E. Znvironmental and Health Conditions

Previous naragraphs have indicated that with the creation of the

an Government has made a major effort to understand and deal

ONAS the Tuni
with one o
The resulc £ the analysis carried out by the ONAS will also affect decisions
bearing on water supply and will faciiirate coordination with the Ministrv of
Public Health proerams to combat infectious disease.

o o

£
s

The municipal zeneral plar effort coordinated by the Direction
d'Aménagement iu Territoire in the M.7.Z, na: a%ap 12l Yo 3 mora
comprehensive ussessment of the impact on the phvsical environment of urban
davelopment activities. The nature of Tunisian zeograpny is such that many
of the countrv's urban centers are located in areas which are ecologically
fragile. On the coast, the natlon's economy depends heavily on the tourism
attracted 5y fine, unpolluted beaches, In the central Sahel (Kairouan and
South to Gafsa, low moisture levels mean =shat marzinal changes turn cropland
into deser: and improper use auicklv breeds erosion. 1In the northwest
croplands, which are essential to a good agricultural economy, must be

majeor impacts of tne housing sector on the national environment.
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protected from urban encroachment. This urban development itself in such
cases as Le Kef and Béja 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 ig 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 regicns 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.
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V. SHELTER DELIVERY SYSTEM

Most housing in Tunisia is provided by state-run companies. The
shelter delivery syvstem in Tunisia is dominated by the intervention of national
government agcencies. 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. 1In fact, an ever greater percentage was constructed with
some form of financial participation by a governmenrt institution.

There is no data on which to base an accurate estimate of the
aumber of units constructed without locally-granted building permits.
Performance evaluations of the IVeme Plan assume that the number of units put
up without building permits was roughly equal to the number of units for
winich building permits had been taken out but which were not actually buile,

The Veme Plan calls for continuation of ke policy of forceful
Jovernment intervention and reflects even a slight increase in the government
roie: 68Y of toral housing will be state-aided. 1In this 9seriod the SNIT will
continue to plav the same important role. It will be involved in about 607 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-cest ("&conomique')
fousing (average price: 6,800 D.). (These prices, established for the V€™€ pilan
do mot include
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The following tables show not only the Importance of the
government role but also the continued emphasis on the lower cost units
(l1abelled "logements sociaux"). (Tables 17 apg 18).

delivery system. Thus, constraints which had become obvious in the yeme
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 Société 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., The

STB itself continues to grant loans for "standing" category housing as
stipulated in the Central Bank of Tunisia memorandum of March 4, 1976. 1In
addition, reinforcement of the role of the Agence Fonciére d'Habitation,
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 :o orime the construction sector 7
éxpanded programs, real estate develcpment cormranies were encoura
example, tax-free status) resulting in a rore active roie for the
sector, Most recently, the Caisse Naticnale ds S&curiz
established a low-cost nousing develcpment cemrany (SPRN
struction of rental housing for sceial Security recinian
the CNSS or the CAVIS,

affiliated with

It 1s difficult to be accurate with respect to construction
activity in the informal sector. dnalysis in the District of Tunis suggests
that 207 of the housing stock may have been produced informally. 1/ Also,
continued expansion and remodeling are taking place in areas formed by
Spoutaneous development in the past. The increasing institutional interest
in the impact of the housing sector on the urban environment has undoubtedly
led to greater control over the proliferation of unplanned or unserviced
neighborhoods. The activity of the nation's housing production institutions
has also unquestionably had a limiting effect on the informal sector. Jearly
all corners of the 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, bYe worth
waiting 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 Svstémes d'Habitat dans le District de Tunis. Marciicd Chabbi for
the District of Tunis, Tunis. April 5, 1976,
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TABLE 1T

HOUSING PRODUCTION - IVSR€ pppl)
(1973-1976)

0

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

Gov't. assisted

Rural 20,000 13,208 700 18%
Suburtan 10,000 10,123 900 143
Zconomic 12,500 17,91k 2,200 253
tanding 2,000 1,662 £,000 3%
TOT! L4 500 43,207 60%
Unassisted 26,500 29,274 Lo
TCTAL 71,000 72,k81 1008

)

SCURCZ: D2ian Zninguennal (1277-1281): l-Retroszective 1973-127¢,
Ccmmission laticnals 3ectorisi-e 4'l Habivat, de L' Urbanisme
2T de la Construction. Ministere g Zquipement, Tunis,
Vpbruaw; TOTA
Februar 27e.
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TABLE 18

(1977-1981)

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

Govt. Assisted
Rural 40,000 1,300 32%
Suburban 20,000 3,600 16
Economic 25,400 €,800 20
TOTAL 85,400 68

Unessisted
Economic 34,600 6,800 28
Standing 5,000 19,000 4
TOTAL 39,600 32
GRAND TOTAL 125,000 100

SOURCE: Plan Juinguennel 1977-1981:

iI-Perspective 1977-1C81,

Commission Yationale Sectorielie de 1'Hatitat, de

1'Urbanisme et de la Construction.
Tunis, April 1976,

Ministere d'Equirpr gent,
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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.

While 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. 1In both instances ownership of the land is difficult
to trace or prove.

Zstimates o land costs Ju the ZHS in Tunis currently range
to

. . f ey - o )

fronm TD5(312) as much as TD20(3%438) per == and 3 to 5 TD per m- in such
P - . e = . . ki

cities as 3¢ia and Le Kef. Awirage lot sizes in the ZIS of Tunis are 90 ==,

but larmer lots can be found, particularly where the residents’ means of

livelihood remains essenrially rural and space is required to keep animals.

As the owner becomes mere integrated in the urban structure, parts of the

larcer lots are subdivided and sold. In fact, because lor sires tend to

' naller over time in the ZHS, the PEr m" cost tends to rise. In Bé&ja,
fficials estimate chat they will have to pay TD5-6 per n° for land in

1 IS to be rehabilirared whereas adjacent land, now being developed as a
ing" category neight 'rhood, cests ID3.5 per =2 fully servicecd,

[
[¢o]
(g
o]
3
1]
th i
2]

Tunisian law does not aspear to prohibit the “escruction of a
roofed structure being used as a4 dwellinsz, but, for humanitarian reasons, the
governmment orefers to avoid demolishing dwellings. Zuon

- R O Y L Y T e v m 5 ST e e g - K
LefRn acvanToage I, In zome casez, anmd rezaT2d Inoa gyl

The problem cf land costs withia town linits is one of cthe
principal concerns of the nation's formal sector nousing institutions. The
land costs for a suburban type nouse may reach as nizh as 207 of the total if
special neasures are not taken to zet a lower per n° rate. ‘nen land becomes
that important a component. the options available for nolding the costs cof a
unit with complete infrastructure and at least two rooms to helow TD3,000 are
greatlv limired. Land reserves aporopriate for low-cost urban area residential
Srejects are virtually non-oxisteat and the SNIT must resort to the complex
exprepriation process tco acguire sites,

Land costs drop sharply outside the towns (to the 350 millimes -
DL per a* range), and the eovernment often uses state-owned land fo reduce
costs <o ievels aopropriate “nr rural nousing programs. Thouph nominallv the
idential land banking agency Ifor the zovernment is authorized to deed
over title te all socio-economic classes, in reality, up to the present, the
AFH Zas not become involved in rhe aczuisition of sites for very low-income
fousinz., The AFY concentrates on land develonment nrojects in which the fuyll

-
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cost of land and infrastructure may be recovered. The AFH subdivides and
services land appropriate for "economic" (moderate~-cost) and "standing"

type units (these may be in apartment complexes). It follows the guidelines
for residential developrent set forth in the general plan for a municipality.
The AFH has concentrateg over 80% of it3 activities in the Tunis area in
recent yeaxs, and is currently acquiring agricultural land on the city's
northern periphery. The AFH pays between 3 and 5 TD per m? for land on the
periphery of Tunis which, after servicing, is worth 7 to 10 Tp per m2. The
AFH is the Principal supplier of developable sites for private sector real
estate developers. As 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 1and 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 stereys are found most often in
urban areas.

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

Only rarely do gourbis give the impression of constituting poor
shelter as wioht be the case with cardboard shacks, cane houses or poorly
thatched huts. Often gourbis are traditional arab homes, highly evalved,
very desirable and fully equipped though without any luxury finishing. The
mutation from a one-room, shed-like gourbi to g aulti-room modest arab home
characterizes the Spontaneous neighborhoods (ZHS) of all Tunisia's urban centers,

around a courtyard with a wall surrounding the lot (See Figure 12), Constructien
and completion of the dwelling unit is accomplished in stages over a periad

of time. This evolutionary process is determined largely by the income levels
of the residents and is also a function of the uncertainty or land tenure. Js
mentioned earlier, the initial concern is to establisn some form of provisional
shelter as cheaply and quickly as 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 uUpon what the femilies can afford and

also, to some degree, on whether they have bought the lot or are occupying
it illegally. Ian 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 mnrtar. 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 ccasoliidaring the
structure by building a room using either concrete block or stone. Auto-
construction is less common at this tcage and the residents' participatica
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 btlock can be acquired, usually with little
or no transport involved, for 110 millimes per block. Local masons charge
either by the n? of wall buiit or by the day (between 2 and 5 TD rer day).

As an 1llustration, a rural housing unit built on the outskirts of Tunis
coste 1,300 TD ($4,400).

In the denser urban areas, paiticularly irn Tunis, the unit
continues to evoalve until it adequately serves the owner's need for inconme.
In the accompanying sketches of parcels in Mdlacrsine (Turn back to Fizures
8-10) oue can see density increasing as rooms are added and then rented.
Parcel 25 (¥igure 8) has been divided into three separately-owned 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 thar 197 of all urban
area dwellings have only onz room as do 57% of all rural units,

demolition is past, in many cases use of clay aortar (“"tuffe'") and low-
quality blocks, or the absence of well-poured collar bdeams, result in a
structure which may present a continual maintenance problem or even a danger
in areas of mild earthquake activity. Adequate roofing (perhaps the most
complex step in the process) is found throughout. and often there are
examples of expensive "over-design” involving extensive quantities of
reinforcing steel in one-storv units.

Although constcuction may proceed carefully once the danger of

An updating of the infrastructure costs estimated for an
upgrading proaram in the ZHS of Mélassine 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 appliad 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
Stre_c¢ 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 governnent, usually SNIT,
programs attempt to use more sopnisticated technology than that employed
in the ZHS. They also are designed to fit inrs the surrounding 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 are built
of the traditicnal stone or brick or cement block. Often one unit will emplov
a cembination of materials. Large quantities of reinforcing steel are ofrcen
used and walls may be very thick when built of stones. Though privacy is
maintained through the use of enclosing walls, in faect, the 7TB8riatisns under
construction today reflect acceptance of less isolation from the activity of
the screet.

The SNTT is producing designs which evolve from one-room core
("3volutif") houses costing in the neizhborhood of 2,200 2, wi<h infrastwicture
through 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 Amélioré

A more finished version of the above which is connected to
public facilities, including, in some cases, hoock-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 "8volutif" unit. The
"suburbain® design may moreover be built in apartment blocks of four unirs.

Economique
=Lbliomique

An urban area unit of three or four rcoms (2 bedrooms nlus
living room; 3 bedrooms plus living room) with full nook-ups to public
utilities. These are most often found in apartment buildings having 4 or 5
storeys at the maximum.

The majority of the units to be produced under the V®™® pjap
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 the 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 "&volutif" unit has been the focus of detailed analysis of
the construction technique as part of an effort to hold costs to levels



. 25}
——

i
1}
*

FIG. 13

- ——e e

uc

440 __
o

se scnht

JAR

«
.

EXTENTION
Compteur '_:f' ecu

. -

— e
——

+0.15

ENTREE

—y..

LOGETHENT EvorLuTr=

=Tl -

+0158

COUR

«
~

b 280 ]

i

P

> ¢

*CCx345%

T ONIED SH
..

O

.7l

A

.'_._...‘..OL.._;__.__.‘...._.

c

[P

———— e M i ik

LR




Dans le cadre de sa mission promoteur social la

o ‘
iy Y . .. .
L WU E\\! . I- T- vous propose de devenir proprié-

taire d"un logement moderne et évolutif situé 2 8 Kim
de Tunis ¢t dans un cadre de verdure 3 M'Nihla
« Cité El Intilaka » et 2 Den-Den « Cité Antile », _
nous vous indiquons ci-aprés les prix et les condi-
tions des différents types de logements.

LINS

kan;cr;l‘ypa 28 L1

SLL23N TY

——————n e ————

! | 'l .‘ Localités Type Nl_’f"- de ] l_’rjx | Nbre D'ulc wobable Y ¢
‘ “},l 'J iH”' ’ I' , \ |J | ‘ i, pieces | prévisionnei d’achevement i
. | o ’ I ,‘; Adrod {
FUELIE .'.“'Js*.',‘f‘,;lf_41,|b'§*‘!4ls'a.1/;{l ',2'“ '!.!.l’ "-"15" "ii " M'Nibla | L | 2 4.100,000 | 554 '
A e Fin 1978
iz o | _
,‘!

R |

TR AN S

‘ o Den-Den | I | 2 4.100,000 | 175
] T i .2 2 4. 100,000 | g5
P - 'LW g e B M2 | 29-S | 5000000 28
A -t ff BT lm] T ) 3
IR LIL . ey v Tt T, ﬁdfl, AR
R PR K M IR W_WJ!J:L ‘-%j__:& kil Conditions d’'acquisition :
Lomment e M2 —— Clie titulaire d'un livret d’épargne établi avant e 1-1- 1975,
== le liveet doit étre de Ja catégoric « C.D.E.F. » ceux qui déticnnent
fes Hiviets d"une catégorie inféricure ont lapossibilité de passer a 1a catégorie .
e demandée dans 1a mesure o fu.s revenus Je permettent, 5
~~ Foumir une autestation de la CNEL certifiant que Pépargpant est 5Y°
cligible & un pitt. c T
== Signer un engagement pour le.blocage des fonds déposés a Ly CNEL - i
au profit de la SNIT, =3

— boumir une attestation de non propriété.



Logcment fype L1

i

_%J ‘ “' o
bk )

Logemient type L Q

f Wl T e
3 ”,3",,!’]*‘1’1
”ll‘ X.

'lot 1()”(

CHAMOBRE

15) L )

2
.-rA_L.’ A SS

i coarnend lype 12
Flan £ TAGE

/

Logement type M2
Plan RD C.

e .

T EN ExTEnsKe

425 &

CHAMBRE e
3

10

el KLU . S -]

' :
il T x
i el
I..
- [
i :o'mam;
'

23@

412

JARDIN

_‘M_.uL* 1y

YIHIN, N =~ LNSWIRSLL23NqY LI/NS

[}

-teL -



- Th -

TABLE 20

COST DATA - SNIT CORE UNITS - SOUSSE

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

1 Bedroom 2 Bedrocn 2 Bedroom
2
Lot size 126.60 mi 126.30 m_ 126,480 m2
Covered area . 18.00 23 27,00 £ 42.00 =°
Zxtension 2k.00 = 15.00 m” —
Bedrocms
(orig. plus exten-
sion) 1v2 2+ 0
Zedroom size #1 2.00 o 2.00 =3 2.00 mf
#2 9.00 m~ 9.00 =% 9.00 mg
#3 15.00 m° 15.00 =° 15.00 =
Selling price (7D) 1,800 (Zst) 2,300 3,300
Cost zer = _(7TD) 100.00 92.59 83.23
Cost per 2 (US) 22.95

21.25 - 15.13

SEEAKDCWN COF COSTS - 3 3EDRCCM UNIT

Construction Cost . . 2,360.000 7,439
Infrastructure 3k0,0CC 15,433
Land R 1é0.0c0 5,143
Merk-up Lan,oco 12,203

SELLING PRICE . DL 3,500.00 12c.%0%




I

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
pay an additional charge and will request that the agency add the additional
room 2specially in cases where the additional cost of an extra room is
relatively insigcnificant (since the foundation and part of the walls have
alreadv been built),

There can be ny question that a house is so important for the
Tunisian family that enormous sac-ifices are made in order to accumulate the
necessary funds 2nd amortize the debt. More detailed study of the market
will be necessary, however, to determine the variations in acceptability of
one-roem units by region and by iacome level., It seems possible that
acceptability would be greater outside the Tunis metropolitan area where
expectations are lcwer and perhaps experience with self-nelp construction
is more recent. In addition, in Tunis the projects may be attracting buyers
wizh greater means than the grouns f[or whom the project is intended thus
making the buving public more selective.

3. Industrv Capacity

“ne results of the IV®™® Plan and the experience of the firsct
vear of the V€2€ Dlan suggest that capacity in the construction induscry is
adequate to reach the tarzets of the Plan, at least as far as low-cost
are concerned. As noted above, the constraint may lie more
maragement than with finding bidders for the various projects,
1

5. TT, by far the larzesr developer in the country, has acopted a policy of
varcelline out i:3 work in small to mnedium sizeq packages (up to 200 unics).
In this way, medium-sized and even small entrenreneurs mav participate, and
the competition among contractors .3 greater, particularly on 5ig jobs wnere
comparisons of =2stimates can easily be aade. Previously SNIT had also
discovered thar 1iving all or most of the work to one contractor

1/ Tunisie, Zinguiéme Plan de 2évelovpement: Lé Secteur iabitat -

T Examen et Commentaires. 32D Working Paper, wWashinzton, D.C.

(Undatec¢ 1477).
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SELECTIVE LIST OF WORDS USED IN SPECIFICATIONS (TABLE 21) AND
PRICE LIST (FIGURE 16)

Fouille - excavation
Béton - concrete
Planchers - flooring
Mur - wall

Cloison - partition wall
Hérisson - foundation
Enduits - plaster
Menuiserie - woodwork
Buse - vent

Tuyau - Dipe

Porte - door
Peinture - peint
Badigeon - “nitewash
Vitre - window glass
Chaux - lime

Hourdis - tile block
Gravier - gravel

Sable - sand

Bois - woed

Essence - gasoline
Acier - Steel

Plomb - lead

Cuivre - corTer

Fers - reinforeing bars
Poutrelles - beans

TGles - sheet metal
Main d'oceuvre - labor
Ouvrier - worker

Camion - <ruck
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10.
11.
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13.

14,
15,
16.
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TABLEAU 21

Devis Estiratif (aprés modification des spdcifications techniques)

Poste

Fouille en pui:s {usqu'd 1,50 a de profondeur

= 6 poteawr @ 0,30 x 0,50 x 1,50 = 2,25
Fouilles en rigoles

- cloture; 0,25 x 0,15 x 23,10 = 0,87

-~ murs zaison; 0,30 x 0,25 x 17,90 =
Gros béton (dosé & 250 kgs/w=3)

- 6 poteaux @ 0,50 x 0,50 x 1,00 = 1

- cloture- it

- murs-waison; 0,30 x 0,10 x 17,90 = 0O
Béton de propreté (dosé a !75 kgs/md)

de 0,05 d4'3ipalsseur sous murs maison

0,30 x 13,65

Béton armé {en fondations et évaluation)
- chainage inférieur; 0,25 x 0,15 x 17,90 = 0,67
- seselle cloture; 0,40
- 6 poteaux @ 0,13 x 0,15 x 2,80 = 0,38
- chairage supérieur; 0,15 x 0,15 x 24,0 = 0,5

Planchers

Rempilssage de =irs (briques i 12 trous
sur charp) 2,30 de hauteur sur 15,35 ml

Mur de cloture (en agglo. 10/20/40) sur 26,3 =l
environ; sur lm. de hauteur sauf en fagade
(21 sur 3,2 =i.), A répercucer sur

2 parcelles sauf pour facade

Clolson

Hérisgon de 0,11 ~ €,12 (en blocage)

Forze Ze hérisson de 0,35 d'dpalsseur

Chape en cizent Souchardd

Endults (sur plafondg et murs); plafonds, partout
sauf tollectes, 19a%; alrs, intérieur seulement
(toflettes non comprises) et fagade

r

complete 2,48 x 20,4 = 35g<
Cadres de zenulserle
Regard fntérieur
Regard de visite extdrieur

Prix
Unitaira Somme
) Q (D.) (.)
mg 2,25 2,7 6,075
w> 2,2 2,4 5,28
o 2,5 16,5 41,25
3,
o, 4,1 1,5 6,15
@> 2,0 70,0  140,0
2
o* 210,0
2
2° 43 4,1 176,3
n’ 18 4,0 72,
56,0
w2 21 1,05 22,1
@ 21 1,85 38,9
37,8
2
o 104 1,4  145,6
17,6
17,0
26,0

Sous-total:

-~ a2 o s

1.018,055



17'

18.
19.
20.
21.
22,
23,
24,
25.
26.
27.
28.
29.
30.

3l.
32,
33.
34.

35.
36.
37.
38.

Pogte
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TABLEAU 21
(suite)

§22§:EEE§1‘ 1.018,4U55

luse en ciment ( G'lSO), pour évacuatiocn eaux

usées

Gargouille (poterie de Nabeul)

Appuis de fendtre en ciment
Evacuation de 1'évier
Tuyau galvanisé 15/21

- . 12/17
Robinet de pulsage de 12

Robinet d'arrét (en cuivre) de 1§
Pose évier en granico,et robinet

Toilettes 3 1la turque
Chasse d'euau

Poinc lumineux,et .nterrupte.r

Prise courant
Niche pour compteur d'eay

Menuiserie
a=rasserie

N

Porte de jardin 0,90 x -,0L0

Porte isoplane

<roisée de fenére

Pelnture 3 1'huile lin, sur
ébénisterie seulement

Badigeon 4 la chaux allunée

Badigeon sur terrasse

Vitres

Forme de pente

(report)
Prix
. Unitaire
U Q (D.)
ml 8 2,5
ml 2,5 . 2,0
U 1 12,0

m2 7 13.6

mg 8 0,7

o 104 0,13
TOTAL 1.4

(o8]
O~ LN Om

® 9P e e W v =

[o>NeNe)

et ey )
NN NO
OCoOUVOoOCOoOOoOWL
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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 leacds to the conclusion that the 25,000 unit per year
target 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 vears, of construction technicians.
Furthermore, efforts are underway to rationalize use of building materials
and reduce the amount of reinforcing steel emploved through the introduction
of new semi-prefabricated building technoslo-y.

C. Building Materialg
An eacerness on the part of zoverament agencies to reach the
targets set oy the VYT 9ian led to

y 3 a najor crisis in the supply of
construction materials in 1974 and 1975. The pressure caused sevare price
increases and some concera that the demand for cement was so far outstripping
domestic production that the increased level of inmports would seriously
affect the narien's balance of payments.

n

As a result, a more realistic assessment of the nation's
productive capacitv has heen nade and prices have actually shown some
weaxness recently. Major national investment r
;

-
] programs in materials production

are undervay and supplv s now adequate to meet housiny program needs. This
-

corditien pernits scome carceful assessment of aterials costs in the context
of the effort o make the low-cost aousing program most cost-efficient. See
Figures 10¢a) and (%) For a listing of official prices for construction
materials and labor., The followino table provides some comparative firures
for different cupes orf wall construction, and indizatas resional variations

in ¢osct,

TAZLE 22
il e

MASOURY WALL CONSTRUCTION COSTS

Rezional Averages 1976 for the "economigue" Housing Categorv (In Dinars)

Renian

Trne of Work Unit Yorth Cencral Scuth

Stone masonrv wall¥ o= 5311 3.595 5.167

Cavity wall o2 5,993 $.195 5,426
Lenent block .

masonry (23cn) my 3446 na 2.352

3rick wall-25¢cq a3 na na 4,055

20¢nm a” 2.4950 4.100 3.577

1Zem m% 2.453h0 na 3.396

Particion wall-1%enm 7 2.7h8 2.487 2.623

cement block-ifcn i 20400 na na

1lem = 2,140 na na

Vro-ne s -
A/ WQLd,, DL 4=

Actual orice cut in ualf as 30cm walls are common.
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; Prix de vente moyen des matériaux b
de construction Février 197 8

! Prix | Prix

{

! DESIGNATION UNITE 0 Dinars DESIGNATION UNITE ®n Dinars
i Seomredses

! Dée. Déc, -

Matériaux de Construction Plaque ondulée en amiante.Ciment de

g

i

{

]

; Ciment Artficiel 250/315 A S Asl .y 2ap =] defvenieen R

i v vsine loules laxes comprises, ., . Lapiece 2.470
; O L bt lalat gy A i La Toane 20,542 — Vente delail .. . .. . e . 3.196
¥ en Sacs papier ., .. $ei, " S\ aia 2 Sl £,330 Luyauxien PEVICl @ 2am Lem L. 2.263
E : 2 Tuyaux en P. ¥ C © 100 » n 1.069
i Ciment prise mer en sa<s pagier " 24830 Tuyaux en P. V.C. @ 200 , " <160

i Chauy. Hydrauliquelen: sac papier (Soxg ) 14,930 Tuyaux amiante cimen! Sicoac série batiment

100 Les & 7335
i Chaux arnficielle LM 50/100 2 e

: @ 00 17,328
. 3 en Sacs papier. .......... +v.. La Tonne 14,930 @ 0 ) 36,679 . L
Platre gris en sacs Papier,.,.. .. » o 11,583 Articles sanitgires
3 Ensemble sanitaire (D) l'ensemble 24,502
Platre blanc Ulira fin en sacs papier  » 30,200 Cuvetle MT C Meajerda SAB CH  Lq prece 8 892
. 2 Abaltant double rauvercie 0 2.520
B”q”“." 6 frous de Réservoir de chasse Safo-complet 13,075
215 % 105 & &3 mm ... Le Mille 18,500 | Tuyaux plomb en usine fes 100 <51 43,500
Plomb raffine an tqumans (quatation zifi.
Y Briques pleines de crelle, taxe comprise, quaniite minimum
- ] 1 0Ty CaRE A A ‘visess La Tanne 350440
215 x 105 x 65 mm dites de 0,07 | i 40,500

Hourdis en cercmique Huile de lin quantite superieurs a 500 Kgs

hauteur 16 cm x 20 <33 .., ... ... 47.5¢0 | L=+ Kg I 0,670
Peint I* " Agtralalex "' Les 75 Kqi & 0CO
; Tuiles plates ( 1* choix )., 5 A " 73.372 B R -
' Pelnture a I'huile ** Asiral Les J0 Kqu {4760 |
Briques de Djemmal Blanc broye cachel vert Les 40 Kgs 13.44¢
‘ Briquea3trous ... ... .. . Le e 14412 | Peinture email glyceraphtalgique
Loguee Les 20 g2 17.920 |
i Briguec 6lrous ...... .. ..., 2908 | ! Lacuee, i E i
Mastic d'asphalte en Seoot Tunit La Tonne  $6.000 I
Brique a 8 trous i ; 75.51¢ Bitume oxyde 75 30, 115 10 en lals perdus n 115,000 j
i Brique 9 12 trous : : » 109,987 | Cut-back 01 en viac v 71817 |
Hourdis 13 ;33 x 20 . 4 114,912 | Cut-back 400 500 en vrac : w 76339 |
|
Hourdis 16 « 33 x 30 . . » 123120] VYerres |
Verre a vilre (dei  doubie) 182 « 30 « %4
Hourdis 19 x 31 x 20 ‘ 147,744 Beslois
Carreaux mosaique de 25 ¢ 25 (suivani Verre d vilre (demi-doubie) 157 « S6. £ 90 5> 1.230 |
|
couleur) Verre o vitre yimpie 126 « 10 14 v« 0,700
Verre a vitre vimple 125 « J8 40 w 0.8C0 | .
En ciment super blanc n* 53 .. Lem2 1950 gl LB ' >
Electric 1e f S
lg Ly g i A 2 y |
En cimen! grig Le -n. 1.665 Boite, plastique dérivanan o100 Lo piere 1,145 | 8
Produits de carriéres toutes interrupleur S, A encastre. " 1,302 | =
3oile en fonte 4+ 9 5 55 .. ., " 0.32% } =
taxes comprises TUbelocierider? ; 5 0,214 | A
. 1
Gravier de 5/17 ..., ! le m3 2.052 Bois ‘ T
| Prix inoyen du Bais sapin blane lemd 102,010 | ~
: 4 - ~J
Gravier de 17/25 AL -. 1,782 ¥ Bois rouge du Noi i tar Thoin . 125,750 |
' Y s Pl 700 |
;_ Sable de concassage de 0 a 3 nm " 1,147 | Bois rouge du Noara o choix » 107,570 [
i ' Produits petroliers |
!,;. Tout venant 0/80 (a partir du 15/2 77) La Tanne 1,195 P S i
!i Evience super Le m) 174,000 !
I ! Teul venant 0/25 AL " 1,078 | Essence normale . . 1 ] 168,500 |
¥ | [
4 |
§ ’
3 |
{ 1 28 ula TUNISIE dennominuey. N 74 A'Avell 1378
z \
. E
1
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Prix it e i Prix
DESIGNATION UNITE ¢n Dinars DESIGNATION UNITE ¢n Dinars
Déc. Déc.
A i R T md 37,500 | 3m x 1,50 x &m/m » 183,052
Gas-Oil ,,e....... e LU » 57,500 | 3m x 1,50 x 10m/m v 173.518
: e : |
Produits sidérurgiques Toles ondulées galvanisées |
Tube d'acier étire sans soudure de 40/49 !
2in x 0,90 x 5/10 La Tonne 272,772
noir bout fileté ..., ., oy et Fek e Le M/Lin 1,646
2m,50 x 0,80 x 5/10 81, :
Tube d'acier soude par rapprochemeni, f i i ) |
Im x 0,90 x 5/10 939 {
qualité chauifage buul lisse de 20 x 27 n 0,487 ) ? ) | 3
Tube d'acier soudé par rapprochement Téles planes galvanisées
| H
galvanise boul fileté de 20 x 27 ... .. n 0,744 ! §
2m x 1m x 4,510 » 279,135 |
Tuyaux de fonte standard (& mm pression) i
i 2m x 1m x 5/10 ¥ 279,200 "
avec joinl avltomaltique . . Ay » 3,270 |
Fil de cuivre nu 30/10 Comprise janvier Fevrier 78 2m x 1m x 6/10 - 275,744 g
COMPrATE M N e e ) La Tonne 1196237 ] 2m x 1m « 3/10 » 247,896 J:
Rond a béton 2m x 1m x 10/10 »  237.418 i
Fil Machine A.L.D X. 6m/m en Fers plats
couronnet, S i s . La Tonne 180,590 :
20 = 4 Barres 6m La Tonne 188,927 ;
diameltre 8 m/m en cauronnes. n 178,300 §
Tunisid diamelre 6 en Barres de 12 m » — 30 x & Barres ém 3 -
digmeire 3 en Barres de 12 m n 213,390 | 35 x 8 Barres 6m » -~ i
10 en Barres de 12 m " 207,450 40 x 8 Barres ém X B
TR AR » 203,445 -
1 ) ? de 50 » 10 Barres ém " - i
14 e NCA s e » 201,150 f
(6 ML LA 5 199,235 Fers corniéres a ailes égules i
0 ... RIS o & 197,705 1 30 x 30 x 3 Barres 6m » 167,725 l
2 » 197.705 35 x 35 x 3.5 Barres 4m 2 144,362 r
LD et S ) 19%.235
40 x 40 2 4 Barray 8m ' 12m " 164,342 }
R Jer AR I L n + 200,005 i
45 x 45 x 4.5 Barres 6m el 12m » 171,795 H
Fers Carres 8 mm de diamelre la Tonne 191,128 i
(: -ny 4
. 10 2 181.343 50 x 50 x 5 Barres 6m el 12m ) 175,709 :
| 12 5 175,445 | %0 x 50 r 6 Barres 6m et 12m n 18d,170 Ep
i : }
' 1S : V2% N Main-dt euvre batiment et T, P. ]
16 » 172,426 §
20 \ ‘anczuvre ordinaire Haure 0,203 %
25 -y il Maneauvre spécialise " 0,213 I;
Pouirelles UPN Aide auvrier » 0,233 E
80 mim 3112 m 2 194.710 § Ouvrier alilie 1ere Caldgorie » 0,263 i E
120 mim 3/12m ® 180.904 | Gurrrer qualifie 2¢ Citegorie * 0,273 i:f
Tdles Neires AD.T.O. Quyrier hautement qualifie » 0,913 §
Imzx1 mx Jdmim » 179.393 it
Transport ( marchandises diverses ) %
Moyennes el fortes 2m < 1m x dmim 2 176,512 =
2m x 1m x émim » 186,474 | Transport piar Camion de 5 a 10 i
3m x 1,50 x Im’m » 184,185 | tonnes au deia de 150 Kms 1/Km 0,030
i
i
N? 14 g'Ayril 1573 «La TUNISIE écunomiquen, 27 { /
}
i
|
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This information shows that stone masonry walls are more
costly than brick or concrete block masonry. The price dlfferential
would be greater if the stone wall were, in' fact, thicker than 50 centi-
meters, often the case.

If a 20cm concrete block wall 1s assumed to cost TD.3 per m?
(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 )5cm wall of brick would
be 57.1% more costly than a similar concrete block wall,

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

Concrets block production is claarly an atiractive “ald “ar
the small 2nirepreneur and fach construction site o any size has at lsast
one vlcck producar. -22 guality of the bSlock 13 l2w hecause no carae ig
taken to cure *then. devertheless, <he saga =7 use oF tlock resulis
preference over s<one. Lead-bearing brick construe-ion ‘s Tuch aas
ever, ror <he 2cntractor as crics is nmuch lighter, SUIT projfects
block be used cnly in acn-lcad-bearing ncsitions when -heir zanulacIu
checksd for compliiance wi<th codes,

Substantial sums are being invested in materials supply industries.
Some of these investments'such as the cement plant at Gabés, are beginning to
bear fruit. At present, cement supplies have returned virtually to normal.

Some other materials production programs are reviewed pelow,

Cement. The cement plant at Bizerte is being enlarged to produce
630,000 additional tons of cement and 130,000 tons of lime per vear. The
financing for this project is being assisted by the German Goverament. The

to be in production in mid-1978.

A new cemenct plant near the Algerian border at Tajerouine will
have a cap-citv of one million tons/year of cement and 120,000 tons/vear of
lime. The budg.t for this project is TD.61.7 million. The construction will
be handled by a French firm. The scheduled completion 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 vear.

Two new lime plants are being planned to increase lime production
by 400,000 rcns per year. 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 toms 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 VE™® plan.

TABLE 23

SOURCES OF HOUSING FINANCE -~ V€M piap
« of Total
Source IVeme plan yeme plan vEMe p1ap

- =

(millicns o7 dinars)

Down payments

137.0 213.8 36.0
Government payments 42.4 66.6 11.0
F.P.L.S.* - 49.2 8.0
Sociagl Security Funds 1.0 72.7 12.0
C.4.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 230.1 600.0 100.0
®F.P.L.S. = Fonds de Promotion de Logement pour les Salariés.

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 A2% of the total., It should be noted that CNEL does
attract and employ savings from private individuals {(expected to equal
about 207 of its financial needs during the V®™® Plan period). The limits of
the zconvract 3avings aroroach require <he TNEL <o generate ieficit szinece it is
required to finance 2/3 of the cost of nhousing units (enly 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 57 of their deposits. It should be stipulated, however, that the
Tunisian government gives a 1% interest subsidy 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 systems in operation are
closely aligned with the different categories of housing established in
the Veme pj.g,,

Rural housing receives the largest direct government support.
When such units are produced in conjunction with the national rural
development program (PilR), the approved buyer advances roughly TD.S0 of the
price (here set at the 1976 average of TD.1,300), the government pays the
builder (usually the SNIT) 270 D.,which is the standard per unit subsidy for
social interest housing, plus 300 D.which is the special P.D.R, subsidyy the
government then grants the buyer a loan of 640 D.,interest-free and repayable
in 15 yvears,

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

a. Anticipated loan - granted exclusively for acquisitior. of
housing units from an 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. Standard Ican - Zranted Jor finanecin

- acguisisi
- constructicn of
- expansion of 2xisting housing wunis

The interest charged is 4.5% after deduction of 17 goverment subsidy on interest
and the loan is repayable in 10 years (4-year savings plan) or 15 vears (5-vear
c€avings plan..

Due to price increases in construction and land, the CNEL
discovered that many of irs small savers (7 D. or 14 D. per month) could not
build up enough savings in four years to-warrant a loan which would actually
buy one of the dwelling units on the market. A Neéw program has been set up
to offer new financial gptioms to the lowest income savers at CNEL. Called
the Fonds de Promotion de Logement Pour les Salariés, 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 37 interest
(TD.3,610 house less TD.270 subsidy = TD.3,340
less savings of TD.540 = TD.2,800)
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b. for those with higher incomes, a 1D.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 vears).

The FPLS will be available only to wage earners receiving
one and a half to three times the minimunm wage.

- ] . "o/ N .

Tor Taccncmigue” (zederate) S2Tegory housing whosa cost Jdoes not
exceed 5,000 D., the governmen= subsidy of 270 D. is arriicabla, Finally,
an FPLS supplement o 3235 0. is also arplicable here,

There are two other so'rces of mortzage financing. The Caisse
Mationale de Retraite et de Prévovaice Sociale (CNRPS), which is the pension
fund for civil servants and gove.ament enplovees, will grant loans of up to
TD.5,000 repavable in 15 vears at 3% to 67 interesc depending on the
borrower's income.

Commerciucl banks may also make mortzage leans in amounts not to
exceed 27 of their deposits. These losns are for "standing" category units,
have a ceiling of TD.15,000, requice that the buyer assuue 407 of the cost of

e

the unit and are repavable in up to 7 years at 8.257 interest.

The CNIL is the principal source of construction financing. A&s
of March 1275, the CNEL had made almosc TD. 37 aillion in construction loans
for prefinancing of real estate development projects. Of this, 95% was
borrowed bv ¢NIT., These loans carry 7.57 rate at present and are outstanding
an averace of 18 months.

The CNEL pavs 4% on savings and the government adds a bonus of
2% for those savers who complete the required four vear savings contract.
CHEL officials note that one of the principal reasons for use of a ‘our vear
contract period is that the depositor becomes used to a steady pavment process
similar o that which will be applied to the mortgage later on. In addition,
the savings relationship gives bank officials the opportunity to make an
accurate assessment of tie savers' credit werthiness.

Along with Anticipated =nd I4andara Lzans, “he TUEL
zives Immediate loans for the cu..pletion of individual units and the
acquisicion of housing from approved real estate developers. The buyer must

put up 407 of the nurchase price. The loans are at 5% for 10 vears and ns
Javiz ze2cunt 13 recuired,

The commercial hanks offer 3-1/27% interest on savings, but pay
benuses of up to ar  additional 47 for time deposits. Other financial
investzments include some fovernment or national agency bonds, and certain
stock issues. USharsholders of the Socidtd Tunisienne de 3anque, for example,
earn a 50, dividend plus, of course, any capital 7ains which mizht accrue.
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The commercial banks have indicated that though they may offer
an additional 1-~1/2% on savings, (7 1/2% vs 6%) the CNFL loan terms and

—

clients away from the private banking sector.

housing orientation are avpgyerfﬁlnﬁffiéifédf”énd'hébe”féﬁﬁéd‘36'diav‘ééﬁiﬁé§'”

2, Informal Sector Housing Finance

Housing finance in the informal sector in Tunisia appears to be
exclusively the domain of the family. 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 long-term savings and
housing appears to be an important use for this wealth. The actual extent to
which sale of the dowry is common could not be accurately assessed by the
team. In fact, ic may be more characteristic of upwardly mobilie middle class
farilies than of the low income group.

¢. Foreign remittances. It is clear that one of the principal
sources of Tunisian capital development 1is 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 markers gives a decided advantage to those with cash.

With regard to Tunisians workiag 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...). 1In addition, the Tunisian
government gives them a 3% instead of 2% savings bonus when they nake savings
deposits in foreign currency.

3. Institutional Development

As has been mentioned earlier in this report the early 1970's
were a time for reform and revitalization of Tunisia's housing sector. The
financial components of the Sector were fully included in this revitalizarion
process. The CNEL had its first full vear of operation in 1575, By 1978 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 crisis and that, moreover the funds raised are used essentially to
prefinance real estate development programs.

It should be noted that the veme Plan allocated 174.2 million
dinars to CNEL, or 32.8 million dinars per vear for housing financing whereas,
on the average, savings generate about 12 millicn direrg annually,
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At the same tiwe, the CNEL process is not yet mature. As noted
earlier, officials disrovered by early 1977 that the twc lowest savings
contracts did not generate eaough equity to permit satisfactory entry inco
the housing market. Th« housing finance process is under continued appraisal.
Loan terms are being recons.dered, the market is being tested and thought 1is
being given to expansion uf the capital market.
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VI. CONSTRAINTS TO THE STEADY INCREASE IN SHELTER
PROGRAMS FOR THE URBAN POOR

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 improvement of urban infrastructure have been cleared away. The
Preceding chapters help to identify conditions which may constrain GOT
efforts to continue to increase the level of improvements, 1In mary cases
these conditions have already been identified by the government's own
shelter gector experts. They are the focus of concern as the nation
advances towards the objectives of the Fifrh 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. 1In fact the poor are most ingenious at
finding ways to circumvent, to some degree, these obstacles when shelter igs
concerned. The authors of thig 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 which offers the greatest
cpportunity for change and rapid improvement.

There exist three facets of the shelter sector problem of the
urban poor in Tunisia which appear to need attencion if constraints ro
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" builr under the joint GOT-USAID program
at 2,200 D. to 2,500 D. (55,300 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 families in increasing numbers GOT shelrer
programs in urban areas will need to be desizned to lower
standards, which may mean less habitable space or minimal
levels of public utiliries 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 supervise their implementation,
especially if that implementation takes place gradually
with communicy participation.

Municipal level technical staffs do not appear adequate
Lo 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.
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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 chan those presently offered
Such solutions would require more direct participacion by the
beneficiaries and would reach "standard" sizes (e.g. two bed-
rooms) and zet full utilities connections oaly gradually as
a result of the effort to keep initial costs to a wminimum.
Such programs will requira 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 bde too closely tied to continued expansion of GOT budget
allocations for such acrivicies. The direct commitment of
GOT budget funds to the housing programs was reduced “rom
1977 ©o 1978, buc it is nor clear that the rescurces which
1

P~

wi replace these investnents can be ;elied on to grow
automatically in rthe long term. Tt seems likely that a zreater
effort will be required to develop programs which zenerate
addizicnal working capizal v rhemselves.

A. The Selecrion o7 Solutions Desizned to meet the Financial Capacicy

of the Poer Urban Area familew
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2. Definition of Appropriate Minimum Bequiraments

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

It would seem appropriate for GOT shelter sector officials to take
the rural program concepts of partially completed houses and lots, and adjust
it to the specific requirements of urban areas, such as better connections
to publiz utilities and smaller lots.

It appears that resolution of this problem of solution type aud
cost might come from use of minimum standards such ds one room, water taps
for groups of units, publie toilets, etc. for the initial project, with the
foundation laid for gradual improvement of the living space and utilicies
connections to be produced by the home purchasers svar “ime,

It is suggested that the market for such housing solutions is

large in Tunisia, and that the GOT will have to provide for this markect
before it reully has control of the housing problem of the nation's urban

/ “ s oa .
3. Dégourbification

Housing officials in the GOT will have to be careful that urbanp
officials consider the replacement and relocation aspects of degourbification
in the nation's urkan areas. The GOT has a difficult rask ahead in steadily
increasing the stock of low-cost housing, and aggressive neighbornood improvement
programs which include remov- ' of the existing "gourbis" may resulc in removal
of greater quantities of units than are being produced by public and srivate
sector housing programs.

B. Increased Self-Yelp Construction will Requira Increased Technical
Supervision
2-2eryision

1. Materials and Construction Techniques

If minimal units or partial solutions are adopted as a means of
providing lower cost options for low-income families there will be 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 erfficient improvements
to the conditions of low-income neighborhoods. Efficient use of materials
and improved construction techniques can result from adequate parcticipation Ty
5CT prefessionals in the coenstruction rrocass,

2. Infrastructure
——cfdstructure

Partial solutions which require gradual incorporation of a community
into the public utilicy networks, through home-owner construcred connections
for example, also require adequate lavels of professional assistance. To
assure that minimum standards are met and that techniques are used which
provide the most cost effective aporoach municipal zovernmencs will need
adequate quantities of on-site supervisory personnel.
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C. The Dependence of GOT Shelter Proerams on Direct Budget Qutlay

Though the 1978 budget re
by the GCT in bousing investments (from 297 in 1977 to 20%) it is noc clear
that the mechanisms exist for the financing of low~-cost housing programs which
will permit a steadv reduccion of their dependance on the GOT subsidy.

flects a decrease in the direct participat on
s Qv

1@ orincipal resources for low-cost housing programs continue

e CHEL,expansion of these res~urces aust depend on increasad
savings mobilization and increased capitalizacion of the CNEL as a result of
loan accivici

les,

to come from ¢
1'

The GOT has already recognized that the contract savings plan has
had difficuley offseccing cost inflation at the lowest savings plar levels
and has responded with the creation of the FOPROLOS, a pavroll tax program
which deals onlv with the saliried population. The abilitv »f the contrace
savings svstem to serve as g primary means of mobilizing increased quantities
savings for housing programs over cthe “ong term should be analvzed in the
context or estimatas of :the inflactionary pressures during that term,

The newness of the CNEL makes definitive aralvsis of ircs operations
difficult, but ir seems cpossible that 1%y operating margin wich which it is
now working (47, for savings, 3%/ on loans) is too narrow for long term
capitalization even when zombined with astute short-term aorev management.,

It seems possible that the CNEL swstem so favors rhe ultimare client, the
housing purchaser, that it does naot permit adequate strengtheninz of the
insticution.

s 2I independence fro

term growth in the financial resources available
ams it may also be aprpropriate to ccnsider the
olied to savings and to loans. I: seems possible that

pward o respond to the compecition for savings,

iring Zunds outside rhe original channels
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VII. ANALYSIS AND RECOMMENDATIONS

A. Economic Activity

Estimates for 1977 suggested that the nation's economic gzrowth
rate had slowed appreciably from the levels reached during the IVEME pyap
period. Drought continued to plague the nation's marginal agricultural
regions, and export markets were not as strong. The government nas relied
increasingly on foreign debt and deficit financing to fuel the steady growth
in economic activity. Nevertheless, foreign debt servicing took about 12.57
of export earnings (11.57 if warkers' remittances were added to export
earnings), a level below that of many of the nations classified along with
Tunisia as "intermediate middle-income countries” by the World Bark. IMF
analysis does not expect this debt service ratio to exceed 207 Sy 1987,

The gzovernmment deficit was expected to reach TD. 223
(3533 million) in 1978. While the consumer price index rose appr

6% per annum, a true inflation rate for all g0cds and services has heen
estimated to lie between 9 and 13~ per annum. Analvsis of the national
economy suggests that the experience of the past 10 vears has been positive
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 irn turope may dampen Tunisia's export trade and the Furopean job
market for Tunisian workers, further ¢xacerbating unemplovment at home. The
prospects for the V€ Plan period are not vet altogether clear: however,

the strong performance attained during the IV®™® pian has provided a nood
base for growth in the coming years.

what would be the effect of a loan for a housinz nroeram on
Tunisia's balance of payments? If calculations are basec on a $30 million
loan, 33 million mizht be used to cover the import content of the struciures,
imported building materials, the machinerv that mikes and transperts the
materials, etc. One could rhen Suppose that the remaining 3.7 million would
be converted into dinars and would thu:’ mobilize rescurces that
otherwise be unemplovad. Income wouid be generated of which some nortion
would be spent on {mports.

A Xeynesian multiplier can be used to estimate the amount of
income generated: 1/(1 - b - V), where b is che marginal propensity to consume
and v the marpinal propensity to import. Using Table 2 we can calculate a
1973-76 marginal propensity to consume of ,753 and a marginal propensitv to
import of .353. The multiplier implied is 5/3. Consequentiv 3.7 »illion
Spent on construction would generate $45 million in income. Out of this
amount, 35.3% or $15.7 million would be spent on imports. Th2relire:
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Loan $30 million

Less: Import Content of
Construction 3 "

Imports Generated by
Income Rise 5.9 "

Remainder $11.1 million

In other words, the need for foreign excharge will be well under the total
amount lent. (Only if the marszinal propensity to consume were 100¥ would
the inmports generated dv construction spending equal the amount of foreign
exchange lent or 327 million in this case.) Froducctive use of these funds
is one of the extra benefits of the progran.

whether or not foreign axchange is
loan depends on factors too numerous to explore
used, nowever, as an illustration.

enerated for repaving the
here One example can be

Convertinng 327 million gzives TD.11.12 million. That amount

wou‘d allow 5,u00 ~atmlle‘; with monthly income of TD.97,5 per family to buy

iwellings costing TD.2,224, T nortzaces might entail 15 vear loans at 10Z%,
meaning ronthly payments of TD.24.5 for households earning 98 dinars per
month. Tf their purchases of imported zoods therefore decrease by 12.6 dinars
nonthly (and their mortzagz rep ents are not used to generate other imporcss),
the monev cominz in from inscal nts paid would be sufficient to service rhe
international loan. For thar part of the internaticnmal loan of 518.% nilliecn
associated with the housing program, the terms assumed are 20 vears at 97,

re

31,34 million would have :o se renaid annuallv, meaning TD.63.200 ner month,
Jivided by _,000 houschoids, the amount due comes o TD.12,5 per household
per menth. After 13 vears, further cepavments would have to be generated by

BHXpOYTS, possibiw _h03¢ oTe
for the housing arocram.

IER |

d
ted by lnvestment of the 311.1 million not nesded

il ustracive and uses a saries Af
: r research would
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plausible figures thar could N0
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B. Household Income Trends

Projections ¢f median income levels have been calculatad using
a real growth rate of 2% per year with a conservative adjustment for inflation
of 67. According to this formula, 8.12% annually would yvield 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
¢ " " " 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 veéme Plan notes that
replacement of the most minimal and unhealthy units ("gourbis", tents, thatch
huts, etc.) over a 20-vear period would require the production of 11,200 units
a4 vear. as population grows on the average by 138,000 people per vear and
Tunisians live in households averaging 5.5 people, about 25,000 additienal
units would have to be produced yearly. To reduce the current average per unit
density level from 2.77 veople per room to 2 peonle per room would require
construction of 13,000 units per vear over 20 years. Replacement of standard
units reaching the end of their useful life would require production of
7,800 units per year,

In sum: Per vear nroduction
Replacement of substandard units 11,000
Reduction of density 13,000
Replacement of deteriorated units 7,800
To absorb population growth 25.000

Annual need 56,800



The Plan has cet 25,000 units per year as its production goal for the
five-year period =nding 1981, recognizing that absorbing new pogulatlon
alone would be challenge encugh. Noting in its review of the V*™€ Pplan
that housing production had reached a level of 24 ,700 units in 1976 and
that in fact annual production =night actualily c-Amb to between 32,000 and
35,000 units a vear, 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

The shelter tector's institutional base was greatly strengchened
during the V™€ plan period. Land planning and acquisition were dealt with
_through a ceemphasis sn municipal, zeneral and master plans and the
_ctrenntnenlwz of the 'evulat TV powers of these plans. Better co.rdinated™
municipal planning combined with the land acquisition abilivy of the AFH Kas -
led to the promotion of moderate cost housing pro;ecca care:lully designed to
fiv the growth patteras and needs of the nation's principal urban centers.

Work on the planning and land reservation aspects of the shelter
problem has been COWple“eQ eu by che *eor"anl’ation of the SNIT {aro a renlonally
oriented institution with a *ucn hiigher output and much improved cost controls.
Private sector involvement has been encouraged since 1774 at which time laws
were pa' sed authorizing special tax incentives and in‘erest subsidies for those
real e’ tate eveloauepL companies willing to produce the tvpes of tiousing
consicered most urzent bv the national develorment plans.

-

Financing for both home buvers and developers was coordinated and
o

made more readily available Oy the creation in 19274 of the ONE , Wwhich not only
enjovs goverament support hut alsc can actrace private sector savings.

red to speed up the
nelp municipal governments
75 the national government
dered the pre rams which would lead to
¢ municipal services, The ONAS was also
collecrion and treatment. In face, ONAS
1 develeopment %o both water and sewer

in adcition to povn
production of housing unics, £
prepare the public faciliries sy
forrave all uu'x*C*aa’ aebtr and 3
better hud
created to analyse the
studies ar ] i
considerati

The Iinstitutional basa for majnr improvement of shelter sector
conditlons has been strengthened bur the institutions and the programs are very
new. It seems likelv that nuch of the vene ?lan period will be used %to sort out
the instituticnal relationsnips and the lapact of the nrograms. Certain oroblems
have alreadv been ideniified:

a. the oreduminance of Tunis in the results to date

D. the absence of arograms directed at the non-salaried
urtan low-income population



-96~

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 between existing and adequate waste water collection
f. the increased need for direct government intervention in
projects for low and moderate income families

(13 D per month - $239 - and less)

Most likely these and other problems will be the focus of the working up of
the VI®®® pj.5, This process will probably begin to get under way in 1979,

2. The Size of the Need

The housinﬁ Sector now accounts for about 3.67 of GDP. It is the
target of 14% of the V&M pj,, 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 enploved to attempt to establish some form of answer to this

question, though this construct may not be ideal.

a. Housing 1in the Tunis Metropolitan Area

Using the basic Stock-user matrix of Table 25a, one can analvse a
number of alternative policies for any future period, savy 1975-85, In Takles 25h
and 26 we have msumed that the Tunis population grows at an annual race of 3,2%
and that incomes gIOW at an annual rate of 2.0% at all lev:ls, implying no basic
change in income distribution patterns. Housing deteriorates at the following
annual rates: 0,57 for H4/5, 1.07 for H3, 1.57 for B2, and 2.07 for Hl. as a
result, rhere will be 202.030 households in 1985 and 85,600 units remaining
from the 1975 housing stock.

If nothing at all had beep Suilt during the entire decade, che
index of housing would have fallen by half to 40. as can be seen in Table 235p
almost no one would be 'on the diagonal, in the kind of dwelling he is willing
to pay for, and an additional 69,000 households would now be doubled up or
living in substandard or overcrowded conditions. Altogether 57.77 would be in
HO housing, Fortunately that is not happening.

At the other extreme, we can look at the implications of programs
which put every household into a basic low-cost H2 dwelling as a aininum, wich
those earning more that 183 dinars (1975 purchasing power) on the diagonal,
Table 26 postulates thar situation. The bottom row indicates the number of
dwellings that must be built or upgraded, a total of 157,000 (roughly 12,200



- 97T —~

TABLE 2%a

975:

1

TUNIS

F

IQUSING STTJATION IN THE DISTRICT O

b (

THR
PN oS

SUMMARY OF

TNGS 3Y QUALITY

-
ke

DWELL

-
-

23

NCCME AND

-
7

ZQUSEHQLIS 3Y

-

oF

TASULATION

<
o

2]

Index

1 Q \O ™ o ~t

1 ay t— (o} a8 )
O (@] Q (@] 9 [ )
O » el oy we] t-nel g ) -t
fre (92986 { o) o ] ay O | =
(X} -~ - ~ o ~ . -~ . - - [®] L
X O rf O (82N A ad \(» £t
[QIFEE | B N oAl -t oY 4 -t -1
|

“l- \

7o) § o O
~ g o) try B
=3 8] (929 (&A%
1 ¢] mw -~ ~ .
Y +1 \O \QO ot

o/ e} <«

I t— 1 O r®e
g Qo ‘O O 1\\0
IV W0 K ~ ~ s

[o 3 B o] O 3] (a0 B4V

b A YN T} [ et ri

(8] Q \ o D
o o \O (&) \Q B°
[4¢] % [a @] 1y ©) 0
s ~ ~ .
m o™ O u~N b—
[4Y] [AVINEY)

1 o’/| o )
-1 s t— o [¢ 29 4
jes ! lu a) L[N )t
N 3 - ~ ~ .
=i Vi 3 ~1 On MY
QY] [&)] =1 ™

i 4 4 )

o [} Fu\ < &)

G T (&) X a) g~

PO VI o jw. ] O

-~ ”~ .

v g a o) g0] t—

.0Y g

3 B o 1 -1 )

w o

T ('3
£y
5 3 f
£ ! o) t
v O (&) 0
v O \¥al m
- 51 -t [ . g ™
Q J -ri ) 0
4 i e o (s8] ) (30
] \l > &) [ e} I \0)
¢] ..“ ol 1 I -1 oy
Rolny U \O QJ £
v my 3 (5 2 i
m [o} 7Y
Q ~
o i < -1 o o =t KH
43 IENeg fey Iy Try Ire Teo £t



_98-'

TABLE 250

HYPOTHETTICAL SUMMARY OF Z0USING IN TUNIS, 1985

ASSUMING YO CONSTRUCTION, 1976-35
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TABLE 2¢

SYPOTEETTCAL SUMMARY OF HOUSING TN TUNIS, 1085
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units in the first year, and 20,200 in the lase). of these,73,6% are H2'g

earning Jlegg than TD.92 monthly. The Cumulative syp of Tunisian GDP from
1976 through 1985, dssuming a 5,27 growth rate ip real terpg would be
TD.23, 300 million ($56 billion), The amount Needed for housing for the
Districe of Tunis, ag estimated here, would be 2,12 of thig total, or
TD.489 million ($1.2 billion),

With 3 Population growep rate of 3,2y during 1975-85, the number
of urban househglds outside Tunig should increase tq 422,900, Their

be buile over tep years, 957 woulq have to pe of the "Bagic" type. The total
€ost would be TD.737.2 million, or 3.2% orf the Cunulative 1976-85 Tunisian GDP.

€. Rural Housin
—=-=- fousing

It is generally expected thar from 1975 to 1985 the number of
rural households will grow ag an annual rate of 1,37, The net increase will
be 76,400 households. If all of these are to be given minimal dwellings. and
if the 467,000 existing substandarq huts are to be replaced, 343,400 units
would be needed. Ap 4 cost of TD. 1,000 each, TD.543,4 millien would he
needed. Thig amount Corresponds tgq 2.3% of the Cumulacive 1976-85 GDP,

will remaip the same. The analysis a]gq does not account for alternarive
output lost oy diverting land from other uyses,
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TABLE 27

HYPOTHETICAL SUMMARY OF URBAN HOUSING

QUTSIDE OF THZ DISTRICT OF TUNIS, 1985

Assumizg All Households are Adequately Housed
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TABLE 28

SHARE OF Gpp NEEDED FOR DWELLING STRUCTURES, 1976-85

Percent
Tunis, ali on diagonal or in H2 dwellings 2.1
Other urban communities, same 3.2
Rural dareas, all in y1 minima] dwellings 2.3
—
Total 7.6
—_—

If 7.6% for dwellings 1s regarded ag too high 4 proportion by
economic planners, housing authorities ang Private builders 1ay have to
settle for some lower amount, say 5,07, If Tunis scil] gets a 27,67 share,
that would be 1.4Z of GDP or TD.326 million.

Even with ID. 326 million, one can still build or upgrade
156,800 dwelling units but a larger Proportion of thep would have to be
basic, as shown in Taple 29. The index of housing coylg rise only o about
35 because most families with incomes above TD.1383 monthly would be tq the
left of the diagonal. Any additional building for these families would
have to be compensated by leaving some boor families in y1 (minimal) housing
or worse. However, if nothing is buyjle for the richer H4/5 families, thege
are likely to increase their sSpending on commodities lesg labor—intensive
and more import—intensive than housing, They are also likely to big up the
Price of the lower quality housing in which most of them will have to live,
to the disadvantage of the middle classes. None of these alternatives
seems desirable,

Finally, rural-cto-urban area migration can be expected to
continue to exert Pressure on the urban areg fousing stock. The veue Plan
begins efforts to upgrade conditions in the nation's Secondary cities go
that Tunis Mmay not be as harg hit as in the Past. The overal] trends,
nevertheless, are not expected to change dramacically.
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TABLE 29

TESTICAL SUMMARY OF FOUSING I TUNIS, 1985

Assuming 2 Cumulative Investment Constraint

9f TD 326 Million or 1.43 of GDP
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3. Housing Programs and Employment

a. Employment Generation on the National Scale

The 1veme .4 yeme Plans combined are expected to produce
198,000 dwelling units, Lf this rate of expansion continues, the yeme
and VIieme pj.,. together will produyce 339,000 unirs. Estimates made elsewhere
in this report suggest that, even without undoubling households, 303,000
additional units will be needed in tep years in urban areag alone if everyone
is to live in a¢ least a "bagje low-cost" (H2) dwelling. Withoue a
construction or upgrading Program, Tunisia wil] also be short 343,000

housing would require 7.6% of Gpp for ten years, whereas rhe share in recent

In 1975, 3 total of TD.147 million were Spent on value added in
construction materials and in the construction industry, 2 tctal of §8.35% of
GDP. Since housing cost 3.6% of GDP, it 3€nerated about 427 of construction
output and employment, The veme Plan estimares that an additional 31,000 jobs
will be created in the construction industry. 1If 42 of these are ig housing,
13,000 jobs would be created there. 4n additional 1,300 will likelv be
created in the pProduction of building materials, or 14,300 altogether. This
figure compares with about 53,000 workers building dwellings and making
materials for them in 1975, An additional 10,000 &5 20,000 workers may have
been emploved in making the materials and fye] that go into the production of
building materials, their transport, and alj the other jobs that are generated
indirectly ad infinitum. Studies in Mexico and elsewhere have shown that
for everv construction job on building sites, about half a job is gencerated
elsewhere,

If all these rather speculative figures are combined, thev lead
to the conclusion that, directly or indirectly, dwelling construction should
employ 90,000 workers per year during the veme Plan. Doubling the volune
will not create that many more jobs, for raising output of lousing is likely
to entail a lower output of other goods. Byt considerable €Xpansion will
occur since constructien can draw on previously unemploved resources. These
resources can be mobilized 1] the more easily for construction since this
industry can be made less capital-intensive and less impor:—intensive. It
would tnerefore be a mistake to adopt any construction technology thas uses
a high level of mechanization or g hiigh Proportion of imported components,

Jne must also beware of arguments which clainm that the housing
shortage can be resolved more quickly ir dwellings are built faster. The
number of days per dwelling Datrers less that the total number of units buile
PEr vear, even if each unit is byuile slowly. 1If the labor-intensive buildings
are cheaper, the COUntry can afford more of them and a given share of gpp
will creare more units. High levels of mechanization and impo:ted_gqmponen:s___.
in order to reduce construction time consticute 3 questionasle use of resources.
esnecially in 4 countrv with a high rate of unemnlovment,
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b. Emplovment Generation by Housing Programs for
Families Below the Median Income Level

Any estimate of the number of jobs generated by a comparatively
small part of 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 builcr?
Does the share of spending for administration and land acquisition generate
any employment? Since a third of the foreign exchange lent is available for
purposes unrelated to the housing program, how many jobs are created bv the
use of that money?

Suppose that $30 million are available (TD.12.3 million) and
that of this amounc 321.5 million (TD.9 million) are spent on improving siies,
building new structures, ard rehabilitating old ones. It ig reasonable to
assume that one third of the aeney or TD.3 million would go for wages. If
two unsikilled workers plus one skilled worker togecher earn TD.2, 400 annually

(TD.200 =onthlv), 3,750 jobs will be created in constructicn,

About 207 of the TD.6 million spent on building macerials is
likely te go for wages, ircluding wages for materials that go into the
building materials etc. That means TD.1.2 million in wages. If three workers
in these sectors eam TD.2,700 (Tn.22s monthlvy), 1,332 jobs will result. The
sum is 5,083, so we can savy {ive thousand as a ballpark fijure, a net zain
only if all these workers were previously unemploved.

of the huilding program might
ion in inccme through multiplier
rhaps one third of it, could
ally uemploved labor. Another

Another possihle indi
be the generation of an addirtional
effects. Scme of this additional ince
serve to mobllize unused resources, spe
2,000 jobs might resulz. but this fizue is
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D. The Shelter Delivery System: Prospecrts

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. These (H2) units carry prices of about
TD.2,300 ($5,500). With the government's standard 270 D per unit subsidy
deducted, they are offered to the huyer at TD.2,030 ($4,850). It is
expected that construction of thege models in cities in the interior in
the near future will be impossible for less that TD.2,500 (56,000)., Thig
data sets the base for analysis of programs which could serve the target
population. Programs which 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 is evident in the
financial programs now offered. The least expensive means of home ownership
applied institutionally is available in the rural housing program. 4s
mentioned earlier, this program is designed to produce :he larzest percentage
of units buiit during the veme Plan, 40,000 or 327 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 stock. The
requirements for purchase of a unit under this program include not cwning a
"decent" home. In this way, some families now residing in urban areas can
qualify for the rural units.

When built under the aegis of a SNIT program, rural units
(H1 in our terms) cost between TD.1,300 and L,600 ($3,120-3,840). These unics
are delivered with no utilities but some lots are equioped with atrachments
required “or future nookups. Land is usually provided for a minimal charge.
The selling price is reduced by the per urit subsidy of 270 D, and a rural
development program subsidy of up to -~ J. A 640 D loan carrving a 15-vear
term and no interest reduces the amourt the buver must deposit as downparment
to 390 D (for tha 1,600 D unit) or 24% of the unit cost. The monthly savments
for this example would run akbour 4 D (310), a level which is workabie for
practically all buyers. 759 of the unit cost in the rural program is covered
bv 20vernmental assistance.

During 1976, GoOT housing officials noriced that a pap was
developing between the offerings of the rural program and those of the next
Step above, the "suburbain' or core unit. Originally CNEL programs included
options for families able to save as little as 7 D (3517) a month. These
programs led after 4 vears of saving to purchase of units costing rougnly
TD. 1,400 (3$3,360) and Tequiring monthlv pavments of 3 D, (The CNEL loan terms
are set at 4.57 interest and 10 vears.) since such units were not beinz buile
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is conservatively estimated at 6% per year though some analysts have suggested
it may be higher. The feilowing analysis therefore compares 107 rates with

% rates, an approximation of the present subsidized rate. The important
result of the analvsis 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 tha. can be
built witn loans entailing varying maturity and repayment schemes. Since land
costs vary with city sizes, their inclusion would confuse analysis of what
cught 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 means a maximum of TD.22.2 for
those receiving TD.115, the probable median, and only TD.8.7 for anyone
earning no more than the new minimum wage,

If the opportunity cost of capital in Tunisia {s around 107 and
1f households are willing to pav the same rate, their housing expenditures are
not holding back rnationzl development. 3ut at this rate with a ten-year
maturity, as shown in Table 31, even Tunis area median income families will get
cnly a ID.1.536 loan. With interest rates at 5 percent annually, the present
value of the monthlv payments is 25.6% higher. That difference is actually a
subsidr. At the TD.115 income level, it would be lika having a TD.1,636 loan
at 1037 slus a gift of TD.420.

One can eliminate this gift simply by extending the terms of
repayment to L3 years. The upper limit of a loan for the dwelling unit would
be TD.2,015. To be sure to reach those people well below the median level,
however, housing srices should not exceed TD.1,600 (without land) in the
district, TD.1,200 in cther citles, and ID.800 “‘n rural areas.

Many countries, both industrialized and developing, have
vecognized that mortgage Iinancing zust 2cpe with ‘he intractapla worldwide
problem of inflation. Rising price levels mean that real iniorest rates are
less than they seem to be, possibly even negative. Rising income levels mean
that households with fixed pavments are devoting less to hous!ing than they
could or want to.

A wvariety of wavs have been devised ro cope with this problem.
Their essence is an upward adjustment of the rate of monchly »ayvments, either
to keep step with price rizes cor in the form of a fixed share of income.
Another way specifies the anrual rise in advance. Lines 3, 4, 7 and 38 in
Table 11 show what happens ro present value when monthly pavments rise by
6 percent each year.l/

1/ The equation for making this estimate is PV=A —(lri)n - (1l+p)0
' (i-p) (1-1)®
PV is the present value of the income stream. A is the sum of monthly
pavments in the inizial vear. Each wear these pavments rise by an
amount.h. The interest on the soutstanding balance is i, and n is the
aumber of years for repayment. N B

wote that when b = 0, the ecuation reduces to the wellknown annuity equation.
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TABLE 31

AFFORDABLE DWELLINGS (PRESENT VALUE, STRUCTURE ONLY) AT VARTOUS INCOME

LEVELS, INTEREST R.TES, REPAYMENT PERIODS, AND REPAYMENT RATES

NOTE:

is worth an additional third
total monthly payments

If the

It is assumed that the share of monthly income that pays for
the structure without the site is 19.3 percent. If the site
and there is no downpayment ,

would come to 25.7 percent.

site is worth 50 percent of the structure, monthly peyments

become 29 percent of income.

Morithly Household Income, Dinars 115 91 63 45
10-year amortization
Interest Annual Rise Implied Subs. VALUE OF THE STRUCTURE
A Month. Pay. Rise in Value
3 %
1. 10 0 0 1636 1295 960 6Lo
2. 5 0 25.7 2056 1627 1207 805
3. 10 6 o) 2061 1631 1211 807
h, 5 6 29.2 2663 2108 1563 10k2
l5-vesar Armortizatien
Interest Annual Rise Implied Subs.
3 Monthly Pay. Rise in Value VALUE CF STRUCTURE
EA 4
5. 10 ) 0 2025 1603 1188 792
5. 5 0 3€.6 2765 2188 1623 1082
7. 10 ) 0 2836 2245 1665 1120
3. s 6 43.4 Lo€e8 3219 2388 1592
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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 werth TD.1,700, and in the countryside TD.1,100 dwellings
without decapitalizing the lending institution.

2. Analysis of the Financial Programs

To continue with the fiuancial 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 payment. If the down payment is set at 20% che 270 D. subsidy would
constitute 10% of the TD.2,700 core unit price and require only 107 of the
prospective unit buyer. For TD.2,300 units the government would pay 127,
leaving 3% to be covered by the buver. For the TD.2,000 unit the government's
contribution amounts to 13.37 and so on.

Two points should be considered:

a. The real construction cost of the unit should be used instead
ol a value which reflects deduction of the 270 D. per unit subsidy.

An example of this "image' problem can be seen with regard to the
770 D. subsidy which actually off-sets the SNIT administrative and financing
costs for the lower cost units. The putlic, however, assumes that their sales
price includes a heavy percentage of SNIT charges (profit, overhead, etc.).

5. The 270 D. subsidy should be restricted to the lowest, most
difficulc levels of the housing market. This subsidy probably has no market
impact when units cost above TD.5,000. The buyers at those levels todav are
meeting stiif loan terms (savinas contracts, ene-third down payments. often

aizner interest rates - 6-77) and will not drop cut of the narket hecause a
unit costs 270 D. more.

The 12 interest rate subsidy and the new FOPROLOS Progran,
while indications of the seriousness of the GOT commitmeni to encouraging home
ownersinip, ‘are aiso indications that the government is having a difficu't time
matching housing prices to savings poctential. The role of the 1% subsidy
available to CHEL is difficult to undersctand inii@éﬁ?!gf the fact that the
official 5.5% rate itself reflects an lamportant intervention by the government.

while the subsidy clearly reduces costs for the honme buyer, it

does not seem desioned to heip the CNEL build a strong independent institutional
base. Currently the CNEL's cost of funds varies. In additicn to its

capital base it pays 4% for savings contracts and approximately 8.3% for the

HG loans. The bani's major lending activities to date have earned up to 7%.
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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

CNEL will find itself increasingly relying on government assistance to cover
operating defiecits, An exacerbating factor is the presumed but probably
understated 6% inflation rate.

1f it is to be effective in the long run, it should aim at gradually building
its own capical 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 - 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 Tunis area, where most of the CNEL's original
clients were located.

This recognition points up to two problems primarily:

A. four vears is a long time to wait when inflacion
is at work if you're at the bottom of the marker range:

3. 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, was
Set up to serve salaried employees only,. Though this group needs housing
assistance, the data seem to suggest that a large percentage (perhaps as much
as 50%) of the urban poor are non-salaried and, therefore, excluded from
this special assistance,
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The early experience of the CNEL makes clear the viability of such
titution in the present context of Tunisia's capital market development,
ution has bteen successtul in attracting savings and dominates the
livary systen, 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-vear savings contract requirements without adding to lending risk. Such
a change would permit more active use of resources for individual home
rurchase or improvement, and would avoid the problems caused by the inflation
of construction costs.

1T
de

The CNEL experience has also suggested that since there now
exists waééébhabféwfidﬁdciné“iééhaﬁisgj l.e. long term loans to cover a
substantial percentage of the housing unit cost, many families in Tunisia will
be readv to enter the market. This indicates thar a self-liquidating Lome
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
institucion 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. Analvsis of Dwelling Unit Construction Zxperience

a. Unit cost and desien

The most inexpensive unit now being produced in any quanticy by
Tunisia's formal sector is a one or twg—room unit with about 24m? of
constructed area on a lot of about 70m~. Once it is fully incorporated iato
urban area infrastructure networks, this unit, an H2, costs around TD.2,300 in
major urban areas outside of Tunis. Such unics, whose design is examined in
Section ¥, are used in the Aural Housing Program as well, Thevy are then
adapted for lower infrastructure standards and the price mav further benefit
irom very low land costs in rural areas.

The one-room version is being applied in Gabes, Sfax and Tunis
under the A.1.D. assisted core Jousing program waich is managed by CNEL and
inolementod by the SNIT. Officials are reluctant to accept this model as
aopropriate for the nation's housing programs, noting that the Tunisian home
Juver wants to buy something much better than the housing in which his
‘armily Is curreatly living, and that two rooms makes an enormous difference.

final vote on the acceptanility of the one-room concept will not be in
until completion of the core progran, about 18 months awav.
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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 unit. e —

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

brick, and aims 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 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 Tore exaggerated when one
considers that not all land within the city limits is served or can be
served in the near future by public facilities. The increasingly effective
planning process has undoubtedly played an important role in identifying
those lands which will 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 pnblic
facilities networks can be better coordinated with what is called the U.s.
“suburbain" development,

1. the AFH buys land for development in the near future, 2. the
"go. arnorats" make land already in their possession available for residential
use, .'d 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 uniformly 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 be the realm
where government intervention can be positive with the least negative effect
‘on the workings of the marketplace and the least serious impact on government
finances.
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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 ar 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 servines 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 cgmmuuity facilities.
In neighborhoods where lot sizes rum from 75m~ to 400m‘ soils would have to
be exceptionally porous to permit satisfactory use of cesspools by each unit
or everv two units. In such a case individual unit wells would also be
unsuitable.

“hen 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 aunicipalities
run their sewage to streambeds which are dry much of the vear. 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
unic,

c. The Private Sector

In the Ve™€ plan the GOT has committed itself to promotion of
the private construc:ion industry. Origzinally, assistance was limited to
larze and medium sized companies in order that the country might have companies
capable of handling major projects. low that policy has been expanded to
include assisczance in the development of small contractors for the housing
sector.

Since all goverament sponsored residential construction is
contracted, the importance of the GOT as an influence on the development of
the construction industry is considerable even though the output is not
parzicularly complsax due ¢ <na siuglicizy a7 design and ccst mini ization.

SUIT contracts account for inflation throush the use of compiex formulae.

SHIT, the government's nriacipal representative, must be concerned
that it not be too loose in its control over contractors. The inflation formulae
which permit price adjustment are applied, in principle, only following official
price changes. The dependence on official pricing, however, may lead to
gaiculations whnich do not reflect local variations in materials and labor costs,
igcj;e?o?tfn: team was often colj tiat it cost the same price to build a wall of
fire 7rLCﬁ-or concrete block, while other, informal, sources indicacred that
tie price of concrete block was roughly half zhat of brick. For contracting
pu;p??es: apparen;ly, a sum had been selected as the cost of building a wall
an? the sum seemed irmutable aven in the face of evidence that a comparable
wall could be duilr 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 jndustrial
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 isc not
suitable for bearing loads. Appendix 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. Neighborhood 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 services
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 neignborhood is to be maintained, or
to build replacement dwellings at a time when the nousing stock is already
seriously in deficit.

In Lhose cases where the municipalities find thev must accept
the s»ontaneous settlements into the fabric of the city, plans are developed
to tic 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
Informal 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, therefora, peorly. Municipalitiaeg
now rely on the engineering services of the loeal 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
®w 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 hous%ng
programs with some variationms. Near Mornaghia outside Tunis, lots of 400m2
permit use of water comnections 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 "dégourbification” or replacement
dousing program.

The "zourbi" image haunts Tunisia officials and makes acceptance
of the sites and services appreach more difficult in urban areas. Officials
distrust the urban immigrant's ability to construct an esthetically pleasing
home and feel that sites and services areas will rapidly become just like the
Spontaneaus settlements. This concern runs counter to the recosnition that
Qany sponitaneous settlements nust he incorporated into the city through a
sradual upgrading process. It seems probable that sites and services will

be accepted by municipal officials. alchough at present there are so many pcssit

la

urban upgrading projects that they are likely to attract the most interest
in rthe immediate future.

6. Rental Units

Very few rental units are being produced in Tunisia thougn a
great deal of renting goes on. The existence of this rental activity sugaests
to some Tunisian officials that rental units should be incorporated into the
country's urban housing policy and programs, particularly to deal with
rural-urban migration. (The CNSS will be financing the construction of
rental units and its subscribers will receive priority as prospective tenants).
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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 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 the new
urban dweller or the family recently arrived from another city.
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: LISTE DES MTMBRES
DE LA COMMISSION NATIONALE SECTORIELLE DE L'HABITAT DE
L'"URBANISME ZT DE LA CONSTRUCTION
( Véme Plan )

Présidsnt - Ministre de 1l'Equirement

Représentants du Ministdre de 1'Equipement
Représentants du Ministére du Plan
Représentant du Premier Ministre
Représentants du Ministdre des Finances
Représentant du Ministdrs de 1'Intérieur
Représentan: du Miniztdra da ZlAgriculiurs

Représentant du Ministdra de 1'Zducation Jationale

Représentaniz de la Zangue Centrals de Tunisie
Représantants da 1'U.3.T.7. (lasor Unicn)

wis {Tsuneil sf Joveraments - Tunis)
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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 con:.lidation was quite
good for a hand operation. The curing at almost all places was poor or
nonexistent,

In order to speed up prroduction 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 fill-
ing devices so that the filling of the forms is done by hand labor. A
concrete mixer is generally used to make the mix. 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 effact 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 low-
cost training program could be developed that would improve curing methods.
A posicive impact on the businesses of target population entrepreneurs
wou.id result.
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