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EXECUTIVE SUMMARY
 

The pace of economic reform in Algeria is accelarating. In the
 
process, the country is rapidly transforming from a centrally
 
planned to a market driven economy. The private sector has
 
emerged as a major participant in the production of housing, but
 
the development process itsel-f is in a state of transition
 
governed primarily by ad hoc arrangements rather than clear
 
procedures and regulations.
 

Several pieces of important legislation are presently being
 
discussed in the National Assembly, or have recently been
 
enacted. 1) The Land Act (Loi No. 90-25 of 18 Nov., 1990)
 
establishes the principal of private land transactions breaking
 
the previous monopoly held by local goveriaents. 2) A new Town
 
Planning Act which lays down the basic principles for further
 
land use has been submitted to the National Assembly. It is
 
largely a technical act and passage is expected quickly. 3) A
 
new law on Real Estate Development is more problematic. The 1986
 
Act on Real Estate Development theoretically remains in force,
 
but has proven unworkable and is not being enforced; while the
 
debate cointinues on how a new law should be formulated or
 
whether a specific law is required at all. 4) the Communal Act
 
(Loi No. 90-08 of 7 April, 1990) not only defines the usual
 
responsibilities of local authorities for urban planning,
 
infrastrucure development and enforcement of building codes, but
 
also explicitly makes local governments responsible for creating
 
favorable conditions for public and piivate housing development.
 
5) The Import Concessions Act (Article 41 of the 1990
 
Complementary Finance Law) breaks the state monopoly on certain
 
imports and lays down conditions for private importation of
 
equipment, vehicles, spare parts ard a number of consumer goods.
 
While timber and wood productL are included in the list of
 
approved imports, the act is primarily expected to increase
 
building materials supplies by stimulating local production.
 

The cycle of real estate development in Algeria, as elsewhere,
 
consists of two major phases, land development and housing
 
development. The land development phase has three parts:
 
preparation, sitework, and disposition. The preparatory part
 
includes: land acquisition; definition of norms and standards;
 
preparation of subdivision plans; and technical review of plans
 
along with obtaining the permit to subdivide. The sitework part
 
includes: staking out the site; grading the site; preparing and
 
surfacing the road network, storm drainage, water and sewer
 
system; and installing gas and electricity. The disposition part
 
includes: transfering responsibility for the roads,
 
drainage,water and sewer system; transfering the utility
 
network, transfering the plots; and titling and registration. In
 
the past the entire land development process was the
 
responsibility of local government (APC); although they were
 
seldom directly involved in executing the work. Technical
 
offices at the Wilaya (State) level, generally performed the
 
work on behalf of the APC. Under terms of the now Land Act,
 
private developers and others may assume the development
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initiative but the approval process and the agencies involve'
 
will remain unchanqed.
 

The housing development phase can be divided according to
 
pre-construction; construction; and post-construction work. The
 
pre-construction part includes: preparation of the unit design;
 
matching the design standards and affordability criteria used
 
with the market segment targeted; review of plans for compliance
 
with technical standards of local jurisdictions; and issuance of
 
building permit and certification of material quantities. The
 
construction part includes: obtaining building materials;
 
arzanging construction financing; administering the construction
 
work itself; obtaining the required inspections and
 
certifications of the public agencies; and supervision of the
 
construction work on behalf of the owner or lender. The
 
post-construction part includes: arranging for utility hook-ups;
 
pricing, marketing, and selling the units; arranging for payment
 
which may include housing credit for the buyer; and title
 
transfer. Most of these tasks are the responsibility of the
 
developer whether it be a public agency or a private company.
 
Most developers use a variety of professionals contracted to
 
undertake specific tasks.
 

Most constraints to private sector housing development are
 
non-procedural although a few procedural constraints do exist.
 
The most troublesome one was the monopoly position which APCs
 
held (prior to the new land law) on creation of new subdivisions
 
for housing. The 1986 Housing Development Act contained other
 
constrints such as the limitation on the size of the project
 
(200 units) a private developer could undertake. The
 
restrictions contained in the 1986 law are presently being
 
ignored and private housing developments are underway containing
 
more than 15,000 units, evidence that the procedural constraints
 
have had minimal iimpact.
 

The major non procedural constraints inhibiting broader private
 
sector production of housing are related to housing finance, to
 
the servicing of land, and to building material shortages.
 
Access to credit has not been a problem for those private
 
companies now active in housing production but expansion of the
 
activity to include production of housing for sale to middle
 
income households and changes currently underway in the economy
 
at large will affect savings patterns and will require reform in
 
the housing credit system, currently dominated by CNEP.
 

The lack of serviced plots is one of the major constraints to
 
increased housing production. Local governments have not been
 
able to keep up with the task of providing infrastructure to
 
existing subdivisions. At the present time, subdivisions
 
containing a six year supply of plots have been created but lack
 
services necessary for housing to be built.
 

The other major constraint to increased housing production is an
 
absolute shortage of critical building materials particularly
 
cement and steel reinforcing rods. While increasing the supply
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of other materials is also important, the current production and
 
importation of cement and steel reinforcing rods limits
 
construction to approximately the present level of production.
 

A number of other constraints are presently having relatively
 
minor effects on the housing sector, but their importance would
 
grow if significant expansion of housing production were
 
attempted. These constraints include: 1) Land titling problems 
related to gaps in the cadastral system. This could create 
impediments to the development of mortgage credit; 2) High 
construction standards and the tendency to over-build compound
 
building material shortages and raise the cost of housing,
 
adversely affecting affordability; and 3) The shortage of
 
experienced personnel limits the abilities of local authorities,
 
public and private developers, contractors and designers to
 
greatly expand their respective contributions within an expanded
 
housing sector.
 

A three pronged strategy is recommended for A.I.D. assistance.
 
The housing sector policy reforms underway in Algeria today are
 
leading toward a market oriented real estate industry in which
 
the private sector will play a substantial role.As the first
 
element of a strategy, it is recommended that A.I.D. establish a
 
schedule of regular consultation visits to Algeria in order to
 
be a part of this policy reform dialogue. The second element of
 
the strategy is to provide technical assistance funds to support
 
specific issue oriented tasks such as
 

1) mobilizing a cadre of professionals who understand market
 
oriented housing sector operations; and
 

2) competing the process of divestiturs of the public rental
 
housing stock.
 

The third element of the recommended strategy is to define and
 
provide financial assistance to a series of pilot projects and
 
studies aimed at promoting institutional change.
 

One set of projects or studies might be directed towards
 
mobilizing the latent housing stock, e.g. completing the units
 
which are currently underway, and bringing the unoccupied units
 
onto the market. The former may require a study to assesss the
 
overall situation and to design an action plan for completing
 
the unfinished subdivisions and housing units, as well as
 
technical and financial support for particular pilot projects.
 
The latter may require a detailed study of the private rental
 
housing market to assess the effects of current rental laws and
 
to propose modifications likely to stimulate an increase in the
 
private supply of rental housing.
 

A second set of projects or studies might be directed toward
 
increasing infrastructure development for housing. A.I.D.
 
assistance could be in the form of a study of infrastructure
 
financing mechanisms at the national level and pilot projects in
 
selected municipalities designed to demonstrate appropriate
 
financing and cost recovery methods applied to servicing
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existing neighbourhoods or new housing developments.
 

A third set of pilot projects might be aimed at addressing the
 
housing needs of the middle and lower income groups. At present,

public sector and private sector developers are building for the
 
upper income segment of the market. In order to affect a change
 
A.I.D. might support projects aimed specifically at:
 

1) 

2) 
3) 

creation of minimally served subdivisions with financing for 
owner built housing construction; 
demonstrting ways to lower housing costs; 
providing training and technical support for small 
contractors who do the actual construction in owner built 
housing. 
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INTRODUCTION
 

The fieldwork for this report consisted of meetings and informal
 
discussions which took place in Algeria between September 29 and
 
October 9, 1990. As a result of the rapid pace of economic
 
reforms, the status reported is as of mid-October and the
 
recommendations contained herein should be considered time
 
sensitive.
 

The Terms of Reference called for a detailed review of the
 
regulations and practices governing real estate development and
 
for preparing a description of the various administrative
 
procedures to be followed in the project development cycle. With
 
regard to this task, it should be noted that commercial private
 
development did not exist. In the centrally planned system which
 
has predominated until quite recently in Algeria. During the 
last three decades, there simply was no place for private 
development (See note (1)). Since private real estate 
development did not exist, there was no need to regulate it; 
therefore there were few specific regulations and procedures in
 
place prior to the real estate development act of 1986. This
 
act, however, imposes so many restrictions that if applied to
 
the letter, no private activity would take place at all. The
 
authorities quickly realized it was unworkable and now
 
acknowledge it is obsolete. Yet, private real estate development
 
is emerging in spite of this legal obstacle, largely through "ad
 
hoc" arrangements between developers and local authorities that
 
knowingly by-pass the 1906 act. The present situauion is
 
therefore a transitory one; whatever regulations and procedures
 
existed previously, have become obsolete and are being by-passed
 
while the legislative and regulatory framework that is in the
 
making has not been completed. Thus, for all practical purposes,
 
one can say that at this point, there is no explicit set of
 
regulations and procedures governing private real estate
 
development. Yet, as far as the institutional set-up is
 
concerned, nothing prevents private developers from functioning.
 
Some private developers do indeed complain about the lack of
 
clarity and information in the present transitional system. But
 
this may be related to their own lack of experience as others
 
have found their way in the system and say there are no major
 
hurdles.
 

Whether a comprehensive regulatory framework is desirable at
 
all, is an important question that the Algerians are now
 
starting to ask themselves, especially after the 1986 real
 
estate development act has proven to be impracticable. In most
 
countries, there is no specific real estate development code.
 
Practices are regulated by land management and urban planning
 
laws, by codes of practice lai.d down by professional
 
associations or by the commercial code.
 

(1) Although an estimated 60 percent of a.l new housing was
 
and is being supplied by the private sector, this was achieved
 
essentially by owner-builders constructing for their own use.
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Apart from a few essential controls, what is most needed now in
 
Algeria is encouragement of the early efforts by private
 
developers to make up for the effect of the 30-year moratorium
 
on private real estate development. First, this requires formal
 
government recognition of the private developer's role in
 
shelter production; and recent public initiatives show that the
 
thrust definitely goes in this direction. The private real
 
estate sector will include the newly emerging private developers
 
as well as the present public developers who are to be
 
privatized at a later stage; and who have already been given a
 
degree of autonomy. Second, private developers must be given
 
access to essential inputs like land, materials and credit. It
 
is the -state monopoly on 'ese inputs, rather than specific laws
 
and regulations, that has prevented private developers from
 
functioning during the last decades. This monopoly is now being
 
broken, although, for some time to come, the public developers
 
may enjoy comparitive advantages. The 30-year moratorium on
 
private development has two other reprecussions that can only
 
gradually be overcome. For one, the profession itself has
 
disappeared together with the specific skills and professional
 
networks. The result is that the few private developers now in
 
business are new to the field and are operating alone with
 
limited expertise and experience (See note (2)).
 

Estrangement, or even antagonism between public agencies and
 
private operators is another consequence of the dominant
 
ideology of the time. Replacing this with more cooperative modes
 
of formal and informal interaction is essential, and although
 
there are encouraging signs, it will take time. On the whole,
 
the transition from a state-controlled to a market-oriented real
 
estate sector, is a profound structural change and adaptation of
 
the regulatory environment is only one among its many
 
ramifications.
 

(2) Most of the emerging, strictly private real estate
 
developers are architects, contractors or businessmen; their
 
total number is estimated at 15 to 20. Some of the public
 
developers (EPLF and OPGI) have considerable experience within 
the limitations of the protected environment in which they 
operate. 
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A. STATUS OF LEGISLATIVE REFORMS
 

The political movement, which launched the housing development
 
reform act of 1986, has gained considerable momentum in the past
 
twelve months. This is evidenced by several major pieces of
 
legislation recently enacted or presently being debated in
 
Parliament. Actual copies of those acts which have not yet been
 
approved were not available for perusal. In these cases, the
 
following reviews are based on discussions with knowledgable
 
government cfficials (See note (1)).
 

1. The Draft Land Act
 
(Loi Fonciere)
 

The new Land Act that has been in preparation for some time was
 
recently approved by the Government and is now under discussion
 
in the National Assembly. Because circulation of the draft law
 
is restricted it could not be consulted. It seems however that
 
the new Law has largely been agreed upon and is now in the final
 
drafting stage. Once approved, it is expected to bring about
 
radical changes in land administration. Among others, the local
 
authorities' present monopoly on land administration, sales and
 
development would be abolished, and the scope for a legal

private land market considerably enlarged, which should
 
eliminate most of the current illegal practices. Separate local
 
land administration agencies would be created to reduce the
 
local authorities' direct involvement in land administration.
 
These agencies, however, would retain a right of preemption on
 
all private land offered for sale. The main purpose of this
 
measure apparently is to prevent the current practice of
 
under-declaring sales prices in order to reduce the amount of
 
transfer taxes paid on the transaction.
 

In parallel with these drastic changes in land legislation, 
other liberalizing measures have already been taken or are being
prepared. The function of notary was privatized as of the first 
of January and a new Town Planning Act (see below) is to be 
submitted soon to the National Assembly. Reorganization of the 
cadastre is underway and may be supported by a World Bank 
project scheduled for appraisal in 1991. The cadastre has not 
been kept up to date for several decades and in its present 
state is a major constraint on a free land market. Land and 
property taxes are also being revised. The management capacity
 
of the local authorities, among others in land administration,
 
is being upgraded with the support of an on-going World Bank
 
project.
 

(1) The Land Act was approved after the consultants left 
Algeria as the "Loi No. 90-25 du 18 Novembre 1990 portant 
orientation fonciere". 
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Effects and implementation:
 

The new act is expected to resolve many of the pending land
 
of the illegal practices
tenure conflicts, and eliminate most 


currently widespread. It would also considerably
that are 

enlarge the scope for a legal private land market, though the
 

measure
public authorities are likely to retain some of control
 
agencies to be established. As its
through the local land 


the land act merely gives the basic
designation indicates, new 

orientation of future land management. Before it can become
 

effective, new regulations, institutions and procedures must be
 
not itself set
developed, while the act refers to these it does 


place. A definitive assessment of its effectiveness must
them in 

therefore wait until they are established.
 

2. The Draft Town Planning Act
 
(Projet de Loi sur l'Amanagement et l'Urbanisme)
 

The draft for this act was prepared earlier this year and is
 

scheduled for submission to the National Assembly after approval
 

of the new Land Act. The Town Planning Act will lay down the
 
technical act,
basic principles for future land use. As a 


the proposed Town
politically less sensitive than the Land Act, 


Planning Act is not expected to meet with great opposition in
 

the Assembly. The act significantly modifies the existing
 

legislation, making it generally more operational.
 

Among others, the rigid distinction between urban, i.e.
 
legally defined urban
buildable, land situated within the 


perimeter, and agricultural or non-buildable land outside these
 
At the same time, future
perimeters would become more flexible. 


plans would cover the entire territory of a commune, and not
 

just the area within the urban perimeter. In addition to the
 

plans ("schema directeur d'amanagement urbain" or
existing urban 

SDAU and "plan d'urbanisme directeur" or PUD), the act
 

use plans ("plan d'occupation du sol"
introduces detailed land 

or POS).
 

Effects and Implementation:
 

the emphasis
Although earlier drafts (March 1990) of the act put 


controls rather than on incentives where private sector
 on 

the general approach is more
involvement was concerned, 


realistic than before. Documents accompanying the draft dealt
 

of key issues to be tackled, such as servicing of
with a number 

existing subdivisions, regularization of illegal constructions,
 

and definition of appropriate standards.
urban rehabilitation, 

With land management, land ownership and land development being
 

the basic problems, the effectiveness of the town planning act
 
the land act,
will depend much on that of the land act. As with 


sets up a framework,
the proposed town planning act merely 

and
leaving implementing measures to be settled through by-laws 


regulations that remain to be approved.
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3. The Draft Real Estate Development Act
 
(Projet de Loi sur la Promotion Immobiliere)
 

The 1986 Act on Real Estate Developmant, which theoretically
 
remains in force, has proven to be unworkable and is not being
 
respected either by the public authorities and developers or by
 
the private sector. It did not even recognize the profession of
 
real estate developer and imposed a number of stringent
 
conditions that actually prevented private real estate
 
developers from operating. When this became obvious in
 
subsequent years, a new and much more liberal act was drafted in
 
1989, which is still under discussion today.
 

At this point, however, the authorities are realizing that even
 
this new draft law may still be too restrictive to free up
 
private real estate development to the degree required for
 
meeting the country's huge demand for housing. The on-going
 
debate now centers on the question whether a specific real
 
estate development law is required at all; some argue that
 
merely repealing the 1986 Act would suffice, in which case real
 
estate development would be regulated by the various existing
 
laws and regulations, like any other commercial activity.
 

Effects and Implementation:
 

The debate continues, and no new draft law has yet been proposed
 
to replace the 1989 law. At the time of the mission, the public
 
developers were setting up an association (See note (1)). The
 
very issues under discussion (building market rate vs. housing
 
for lower income groups) demonstrate that considerable progress
 
is being made towards removing obstacles to a free-market
 
housing and real estate sector. Meanwhile, there is nothing in
 
practice that prevents private developers from entering the
 
market, and whatever new legislation may come up in the future
 
is likely to further facilitate this policy.
 

4. The Communal Act
 
(Loi No. 90-08 du 7 Avril 1990 relative a la Commune)
 

This recent Communal Act, apart from defining the usual communal
 
responsibilities with regard to urban planning, infrastrufture
 
development and enforcement of building codes, explicitly makes
 
the commune responsible for creating favorable conditions for
 
public and private housing development. Participation in real
 
estate ventures, encouragement of housing cooperatives and
 
residents' associations, assistance to developers and
 
undertaking housing development programs or participating in
 

(1) Also, we subsequently learned that in January 1991, the
 
Ministry of Commerce organized a fair for foreign and Algerian
 
private developers
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Private
 

them are listed as the 
means to achieve this 

(Art.1 6 ). 


expressly mentioned, do 
not seem to be
 

although not real estate
developers, actors in the 

excluded from this list 

of possible 

sector.
 

Effects and Implementation:
 
practical
but its
effect, 


act has already come into only be
This 
for private sector real 

estate activity can 

consequences acts and regulations have become
 related
once other
assessed

effective.
 

5. The Import Concessions 
Act
 

(Loi sur les Concessionnaires)
 

that will go

concessions 


The new regulations governing import 1991 breaks the state
 
January
on the first of under
into effect the conditions
down 


local import and trade 
companies will
monopoly on certain imports 

and lays 

or


which private foreign 
that private companies will
 

The goods

be allowed to function. 


to import include, among 
others, a number of consumer
 

be allowed 

industrial plants and 

equipment.
 
items as well as 


however,
products,
some wood 

With the exception of 

timber and 

not on the list, and will continue to be
 

are
materials
building alone,
companies
distribution
state 

imported by the designated imports,
materials
building


Thus, by contrclling industrial plants. and

of
as before. the imurtation 


while liberating of
its policy
supporting 

a private local building 

materials
equipment, the Government 
obviously is 


of
the development
promoting

industry, which is already 

starting to bear fruit.
 

Effects and Implementation:
 
the many
help


law will certainly 

In the short term, this 

new 
are ailing or producing 

at only a
 

private factories that of spare parts
small lack 

fraction of their capacity, 

because of the 

in the longer term it will 

certainly

and
modern machinery, not immediately
and will 


encourage new private 
enterprises. But it 


the that
alleviate acute shortage of cement and units 
steel, which puts 

can 
an
be
 

of housing
on the number

absolute limit 

produced.
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Figure 1 --Matrix of Actions/Agents in the Real Estate Development Process
 

ACTIONS AGENTS 

Land Acquisition APC 

0
H 

< 

Definition of Norms and Standards 

Preparation of Sub-Division Plans 

APC/Developer 

Bureau de Etude (Pvt) 

Technical Review of Plans/Permit to 
Subdivide 

Direction de Urbanis 
(DUCH)/APC 

P4 Stakiing out the Site Surveyor (Pub./Pvt.) 

z Grading the Site Contractor 

0 
1 

( 

0 
W 
H 

Preparing and Surfacing the Road Network, 
Storm Drainage, Water and Sewer System 

Installing Gas and Electricity 

APC/ Developer 

SONELGAZ 

z 

< 

Transfering the Roads, Drainage, Water 

z and Sewer Systems
0H 

H Tranfering the Utility Network 

0 
Transfering the Plots 

HLand 

Titling and Registration 
Design 

APC 

Regional water/sewer 
Co., SONELGAZ 

APC to Individual 
Dev. to Builder 

DIE for APC 
Bureau de Etude (Pvt 

SStandards and Affordability Developer/APC 

0 
o 

Technical Standards Control Technique de 
la Construction (CTC 

a Certification and building permits APC 

E 

r 

o 

> 

0
H 
U 

Building Materials Supply 

Construction Finance 

Construction Work 

Owner or Contractor 

Self or pre-sales 
CPA, CNEP, other ban 

Laborers/Contractors 

( 
z 

:] 

o 

H
0 
H 

Inspection and Certification 

Construction Supervision 

Utility Hook-ups 

CTC (major work) 

Owner/Bureau de Etud 

Regional water/sewer 
Co., SONELGAZ 

z0 Pricing, Marketing and Sales Developers 

E Housing Credit Buyer(self)/CNEP/Bar 

4 Title Transfer Notary (Pvt) 
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purchasing their land. The partnership then builds units for
 
sale. The original land owner is paid for his land from the
 
proceeds of the sale of the completed units in accordance with
 
terms established in the partnership agreement. Thus in
 
practice private development is already occurring on private

land. As this approach could be interpreted as a means to
 
circumvent the law prohibiting the private sale of land other
 
than to the APC, it involves a certain degree of risk on the
 
part of private developer as any prior agreements concerning the
 
value of the land which is to be paid from the sale of units can
 
not bA enforced under the law. This is an unnecessary risk
 
which should be eliminated by the proposed new law, although the
 
partnership approach to land acquisition is likely to remain as
 
an alternative to land purchase.
 

The price of land which local governments are prepared to pay is
 
the major reason private owners do not wish to sell their land
 
to the APC. The market price seems to be about 10 times the
 
official price although market prices for land vary considerably
 
from city to city and within a city based on accessibility of
 
services and general desirability of the site. The proposed new
 
land law envisions allowing the APC to match the terms of any
 
private offer to purchase land thus providing local government a
 
way of acquiring land at market value for public purposes and a
 
means of discouraging the current practice of reporting a low
 
price on land sales in order to minimize the 12% tax paid on
 
such transactions.
 

The present restrictions on land transactions preclude private
 
developers from financing the purchase of land although it is
 
not at all clear that lenders would be prepared to provide-such

financing if the restrictions did not exist. It is quite common
 
in other countries for lenders to require that land developers
 
own the land and use it as collateral when borrowing for the
 
land development costs.
 

2) Definition of Norms and Standards:
 

The purpose of this step is to be certain that the proposed
 
sub-division is planned and developed at standards appropriate
 
to the intended use. At the present time only APCs can create
 
subdivisions thus the normal standards are largely fixed. But
 
in the future it will be the responsibility of the developer

whether public or private, although it must occur with at least
 
tacit approval of the local authority. The decisions made at
 
this stage such as plot size, road reserves and the level of
 
infrastructure to be installed dramatically affect the end cost
 
of the units and therefore affordability. At the present time,
 
the private sector is only building for the upper income market
 
and the public sector developers are not fully reflecting

project costs in the price of the units sold, thus this step is
 
not being directly addressed by any, formal sector developers.
 
But it is the major factor limiting the ability of APCs to
 
produce lots at a rate sufficient to meet the demand of
 
individuals wishing to build their own houses. As a result
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every large city in Algeria is experiencing the rapid growth of
 

unplanned, unserviced, unauthorized sub-divisions.
 

3) Preparation of Sub-Division Plans:
 

Subdivision plans are prepared by individual professionals
 
employed directly by the technical office of the province or by
 
private sector professional offices under contract. Payment is
 

usually on a fixed fee basis which is set according to the size
 
(land area) of the project. The cost of preparing the plans is
 
paid by the APC, but eventually will be ?aid by the developer
 
seeking permission to subdivide. These costs can generally be
 

financed by the developer as part of the lat.i development costs.
 

4) Technical Review of the Plan/Permit to Subdivide:
 

Under the proposed new system the local government has
 

determined that the plan complies with the urban development
 
plan of the city and meets the approval of the utility
 
companies. Compliance with the urban plan is verified by the
 

a
office of urbanization (DUCH). This process requires only few
 
weeks. The review process of the utility companies with regards
 
to the implications of the subdivision on their infrastructure
 
investment program is more problematic. Under the proposed law
 

permission to subdivide land for housing will not obligate the
 

APC nor the utility companies to provide trunk infrastructure to
 

the site, but permission will generally be withheld until those
 
services are at least programmed into the budgets of the various
 
agencies. A private developer may offer to pay the cost in
 
order to speed up the process. Receiving permission to
 
sub-divide land for housing will carry with it the obligation on
 

the part of the developer to provide the on site infrastructure
 
prior to selling individual plots. Theoretically, the local
 
government and the utility companies will install the secondary
 

the tertiary
infrastructure and the developer will install 

syst.ems himself. Due to the limitations on infrastructure
 
financing, approval of new subdivisions can take as long as
 

three years. While this situation will not be affected by the
 
proposed new law there is no shortage of approved subdivisions
 
at the present time. Between 1975 and the end of 1988, 41.42
 
subdivisions of less than 25 hectors (Lotissment) and 257
 

special planning districts of more than 25 hectors (ZHUN) had
 

been created in urban areas all over Algeria. The Lotissment
 
contain 467,619 plots of which 318,381 had been sold and 57,060
 

provided with infrastructure. Houses had been completed on
 

63,000 plots and construction was underway on an additional
 
95,405 houses. In the ZHUN, there are 660,142 plots on which
 
179,523 houses had been completed and 107,337 on which
 

end of 1988 there were
construction had begun. Thus, at the 

more than 650,000 legally registered plots on which no
 

construction had yet begun (See Annex 4). This is approximately
 
a six year supply at the current rate of housing construction
 
including public and private sector developers as well as
 

their houses illegal
individuals building own in legal or 

subdivisions.
 

in
 



b. Sitework
 

The sitework process includes: staking out the site; gra ding

the site; preparing and surfacing the road network, 'storm
 
drainage, water and sewer system; and installing the utilitles,
 
gas and electricity.
 

1) Staking out the Site:
 

This phase of the work involves surveying the site in orddr to
 
layout road and utility rights-of-way and staking out"'the
 
individual plots. The work is done by professional surveyors

under contract with the technical office of the provinceebf by

the staff surveyors. The surveyors stake out the plots on the
 
site and prepare the individual plans for each plot when it is
 
registered. Staking out a subdivision requires several weeks of
 
work by an experienced survey crew but the provincial technical
 
offices are allowed to contract with private firms to do 'the
 
work when they can not do it themselves in a titiely m nner.
 
Private developers may contract with private surveyors wh -are
 
approved by the provincial technical office and thus fD£ther
 
speed-up the process. In practice the APCs themselves have
 
created al] of the ZHUN and all of the Lotissment which" xist
 
today. The new land law will 
allow public and private sector
 
developers to buy land and to create subdivisions butr' the
 
approval process will remain the same.
 

2) Grading the Site:
 

The extent of the site grading required varies considerabl4from
 
site to site. Low lying areas subject to periodic 'floodii and
 
abandoned quarry sites may require extensiva fill mater al be
 
transported from other locations 
before they are suitabiel for
 
housing c .struction while steeply sloped sites may require

extensive cutting and filling to create road access and
 
buildable plots. This work is 
 generally done by a contractor
 
hired by the developer or by the developer/builder's own
 
forces. The work is generally financed as part of the land
 
development costs and can drastically alter the final coit of
 
the serviced land. There is no apparent shortage of equibment
 
cr of contractors qualified to do this type of work.
 

3) Preparing and Surfacing the Road Network, Storm Drafnage,
 
Water and Sewer System:
 

The management of water supply and sewage £s the
treatment 

responsibility of 13 regional utility companies but instai ation
 
of the distribution systems is financed and carri - out by the
 
local communities. In theory this work as well as the grading

and paving of roads is done by the technical office of the.
 
province on behalf of the APC using public sector or private

sector contractors. If the developer of the subdivision 'is 
 a
 
private company or individual they are expected to pay tfie APC
 
for this work. In practice private developers do pay the APC
 
but may choose to proceed with the work themselves rather than 
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wait for the lengthy public contracting process. In such cases
 
the developer is paying twice fo:- the same work, which naturally
 
increases the project costs. In subd:.visions where the APC or
 
public agencies are acting as developer the wait for financing
 
for this work can be quite long (four to five years). As of the
 
end of 1988 the APCs had been able to provide infrastructure to
 
only about 12% of the plots in approved Lotissrent and about 10%
 
of the plots in ZHUN despite the fact that approvals are
 
theoretically withheld until the infrastructure extensions have
 
been incorporated in the local government development program
 
(P.C.D.). The source of financing for infrastructure work is
 
the money collected by the APC from %he sale of unserviced
 
plots. Sixty six percent of these funds accrue to a special
 
fund for financing infrastructure. As the APCs sell land at
 
about 1/10 of market value, the funds collected in this manner
 
are not sufficient to pay for the land itself, much less for the
 
the infrastructure.
 

4) Installing Gas and Electricity:
 

Installation of gas and electricity is the responsibility of
 
SONELGAZ, the government owned utility responsible for producing
 
and distributing electricity and for distributing gas. SONELGAZ
 
has its own budget and schedule of work. Upon receipt of a
 
proposed Lotissment or ZHUN the utility authority is supposed to
 
incorporate the service required into its program of future work
 
and notify the APC of the anticipated schedule. Often the
 
anticipated date for extending the service to a particular site
 
is several years in the future and even these dates are seldom
 
met. Thus subdivision plans may be approved on the basis of a
 
projected date when utilities will reach the site, but actual
 
extension of the service lines may be far behind the
 
projections. A private developer may speed up the process by
 
agreeing t- pay for the extension of utilities to his site but
 
this is feasible only when the trunk lines are near the site.
 
The installation of secondary distribution systems are usually
 
done at the expense of the developer but by contractors hired and
 
supervised by the utility authorities. Capital expenditures are
 
financed by hook-up fees and rates paid to the utility company.
 

c. Disposition
 

The disposition phase of the land development process includes
 
turning over the roads and utilities to the responsible public
 
agencies and the lots to the housing developer or the individual
 
who will build the units. These steps are discussed below.
 

1) Transferr-ing the Roads, Drainage, Water and Sewer Systems:
 

Most subdivisions are developed by the local authority (APC) or
 
by a public sector developer on behalf of the APC. In this case
 
the road reserves are not transferred to the developer but are
 
retained by the APC, Private Sector land developers (when this
 
becomes possible) will transfer these rights-of-way to the APC
 
after completion of the work.
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2) Transferring the Utility Network:
 

As the utility lines are generally installed by the utility
 
companies or by their contractor, transfer 
rights-of-way occur :rior to construction 
assumes full responsibility for maintenance. 

of the 
and the 

necessary 
utility 

3) Transferring the Plots: 

At the present all subdivisions are created by APCs. APCs may 
sell plots to individuals as soon as the land is subdivided. 
Alternatively the APC may sell or transfer a group of plots to a 
housing developer (public or private) who will construct units 
for sale. When an APC transfers land to a developer before 
infrastructure is installed (virtually always the case), the 
same develcper will most likely be the land developer and the 
housing developer thus no further transfer occurs until the 
units are completed. Under the new land law these two functions 
could be undertaken by two separate entities which would require 
a second land transaction. When APCs turn over land to public 
or private developers they usually impose conditions such as the 
maximum sales price of the finished units and standards of 
construction as well as types of units to be built - in the most 
extreme cases the "developer" is really nothing more than a turn 
key builder for the APC. Private sector companies have been 
reluctant to accept APC land due to the many conditions which 
some APCs impose but the obvious advantage of APC land is its 
price and the fact that the project can proceed immediately
 
without waiting for the long process of land planning and
 
approval required to create a new subdivision.
 

4) Titling and Registration:
 

Land assembly, subdivision and titling are handled on behalf of
 
the local authorities, by the DIE (Directorat de
 
l'Infrastructure et de l'Equipement) at Wilaya level, usually
 
with the help of private surveyors. Land titling constitutes a
 
major obstacle,because the cadastre has not been maintained for
 
several decades, and the precise status of many tracts of land
 
is unclear. The problem is compounded by the large-scale
 
expropriations and the ownership shifts that took place at the
 
time of Algeria's independence. Thus, in order to provide the
 
plots with a clear title, complex and time consuming procedures
 
are required, that cause considerable delays in the project
 
cycle.
 

This ownership problem is frequently circumvented by conferring
 
plot ownership through a so-called administrative act ("acte
 
administratif") established and guaranteed by the local
 
authority. These acts, however, do not constitute a full and
 
clear title, since they do not lift the encumbrances, or resolve
 
the ownership issues that may be pending. Private developers
 
building on private land encounter similar problems.
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These issues are being addressed in several ways. A major

reorganization of the cadastre is underway since 1982 and will
 
be aided by the World Bank project that is expected to be
 
appraised in mid-1991. Also, the function of "notaire" was
 
privatized as of January 1, 1990. Finally, the new Land 
Act that
 
was already approved by the Government, and is now under
 
discussion in the National Assembly, is likely to contribute
 
towards solving some of these problems.
 

2. Housing Development Phase
 

a. Design
 

Although some public and private developers have limited
 
in-house design capacity, to expedite the process they generally

rely on private design offices, a fair number of which are
 
available. Design fees are between one and two percent of the
 
total project cost in the case of public projects, and between
 
10 and 12 percent for private projects, which are usually much
 
smaller in size.
 

The quality of designs is variable. They are generally sound in
 
technical terms, but from what could be seen, they are
 
frequently inefficient and wasteful of space and materials.
 
Little is done to develop housing types, lay-outs and
 
construction details that reduce the use of scarce 
materials and
 
that are more affordable.
 

The use of typical unit plans, that are adapted again and again
 
to different sites, in varying configurations, is common
 
practice. Apartment blocks and single family houses are the
 
most common housing types and few attempts are being made to
 
develop alternative housing types such as clustered
 
single-family houses or row housing.
 

b. Standards and Affordability
 

Private developers at present are aiming for the upper end of
 
the market and public developers for the upper-middle income
 
groups, still well 
above the median income level. Effective
 
demand in this section of the market far exceeds supply and even
 
expensive houses built on speculation are easily sold.
 
Therefore standards, in terms of type, size and finish of the
 
units to be produced are determined pragmatically by the
 
developers themselves to roughly match the expectations of his
 
client group. Given the unmet demand in the upper end of the
 
market, there is little incentive to produce cheaper housing

affordable for households in the middle and lower income groups.
 

The private developer's clients typically have monthly incomes
 
of DA 12,000 or more, and represent less than 5 percent of the
 
population. Although the public developers have recently gained
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more autonomy, they are still operating under the authority of
 
the Ministry of Equipment and Housing, and have to follow
 
certain guidelines with regard to standards, prices and client
 
groups to be addressed. Thus the lower income limit of the
 
households served by these public developers is around DA 4,500
 
per month, which still excludes some 70 or 75 percent of the
 
households. There appears to be no upper limit to the segment of
 
the market the public developers are allowed to build for and
 
some of them have successfully engaged in top of the market
 
operations where, in a more equilibrated market, they would be
 
competing with the private developers.
 

In theory, the residential densities prescribed in urban master
 
plans could provide the local authorities with some leverage in
 
determining the client group of particular housing projects, the
 
more so because these authorities so far have controlled the
 
supply of land for public projects and or the larger private
 
ones. However, this leverage does not seem to be used much and
 
has not led to the production of developer housing affordable
 
for middle and lower income groups.
 

c. Technical Standards
 

The technical standards as laid down in the building codes, are
 
generally well-respected, through a relatively efficient system
 
of building permits and controls, aided by a widespread tendency
 
to over-build. This tendency stems from a number of factors,
 
such as insistence on traditional building materials and
 
techniques, the importance attached in Algerian society to the
 
durability of housing as a family asset for several generations,
 
lack of experience among designers and builders, as well as
 
inefficiencies in owner-controlled construction. In addition,
 
anti-seismic standards, although recently modified to take into
 
account regional variations of seismic risk, remain very strict
 
and require large quantities of cement and steel. Since the
 
technical standards voluntarily adopted by owners, builders or
 
designers are frequently in excess of what is legally required,
 
legal standards are not perceived as a constraint. But the
 
resulting waste of materials, given the shortages, does actually
 
reduce the number of units that can be built with the materials
 
available.
 

d. Certification and Building Permits
 

Building permits are delivered by the communes. The
 
communes,however, have little or no technical staff of their own
 
and submit the building permit applications to higher-level
 
authorities such as the DUCH (Direction de l'Urbanisme, de la
 
Construction et de l'Habitat) and the CTC (Controle Technique
 
des Constructions). The procedure is relatively quick and
 
efficient, and building permits are usually delivered within two
 
or three months. In any case, applications are tacitly approved
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if no objections or comments are raised within a three-months
 
period. None of the developers interviewed, saw the procedure
 
for obtaining a building permit as an impediment to their
 
activity; and some even praised the efficient way applications
 
are processed by the authorities. It is worth noting that the
 
building permit alone gives access to the state-supplied
 
building materials at controlled prices; without it no such
 
materials can be obtained and one has to resort to the black
 
market, at much higher prices.
 

Nevertheless, a large number of mostly owner-built houses are
 
completed without a building permit. This is related less to
 
bottlenecks in the building permit delivery process or to non
compliance with the building codes, than to serious structural
 
shortcomings in the system of provision of buildable land and
 
infrastructures, which has given rise to two types of illegal
 
construction. First, a number of illegal subdivisions have
 
appeared outside the urban perimeters defined in the urban
 
master plans, and constructions in these subdivisions are per
 
definition illegal. The second and most frequent case is that
 
of the many subdivisions and ZHUN ("zone d'habitat urbain
 
nouveau") that, although legal, have remained without
 
infrastructure, for reasons explained elsewhere in this report.
 
Construction in these subdivisions often goes ahead regardless
 
of this, but without a building permit, because its delivery is
 
conditional upon the availability of services. This often
 
happens with tacit approval of the local authorities, who are
 
unable to ensure servicing ahead of construction, but sometimes
 
assist the owner-builders through post facto legalization and
 
servicing. During the period from 1979 to 1988, out of some
 
500,000 applications for building permits, 352,000 were
 
approved. In the same period, the Ministry of Equipment counted
 
about 307,000 illegal constructions, 273,000 of which were
 
inhabited. Regularization programs are now underway; in 1988,
 
about 114,000 illegal constructions had been legalized. The
 
on-going revision of land and town planning legislation is
 
expected to address these difficulties.
 

e. Building Materials Supply
 

Production, importation and distribution of building materials
 
remains largely in the hands of state-controlled companies. But
 
because the quantities produced locally or imported remain far
 
below what is needed, a rationing system at controlled prices is
 
in effect. For a given construction project, the quantity of
 
building materials to be supplied and the timing of their
 
delivery are determined in accordance with the quantity survey
 
and construction schedule attached to the building permit.
 
Given the shortages, however the quantity required is usually
 
not made available, or supplied over a much longer time period
 
than the schedule indicates. This causes considerable delays
 
and periodic stoppages in all construction projects and makes
 
price control quasi- impossible. Shortages of cement and steel
 
are the main constraint while finishing materials are available
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in reasonable quantities. To some extent, these constraints can
 
be circumvented by stockpiling and recourse to 
 the black market
 
or to illegal imports.
 

Stockpiling occurs mainly in the public contracting companies.

While not exempted from the rationing system, these public
 
contractors, with their large volume of 
works and influence as
 
big enterprises, often gain priority access available
to 

materials. In addition, they 
enjoy a rnrgin of manoeuvre in
 
moving materials between construction sites, or in playing on
 
time schedules and on the difference between quantity surveys

and amounts of materials actually used. This usually enables
 
them to stockpile the materials for a given construction job

before starting the works. This advantage, which large public

contractors enjoy, only overcome the
can be by parallel

development of large private developers and/or the elimination
 
of price differentials between the official suppliers,and the
 
open market or black market sources.
 

Private contracting firms, that are much smaller, do not have
 
the same facilities. Especially when working for a public

client or developer, they encounter great difficulties, because
 
prices are fixed in advance and based on official material
 
prices. Purchasing black market materials at much higher prices

makes no sense in this case. When working on speculation or for
 
private clients, less difficulties are encountered in supplying

materials. Private housing construction of this type is aimed
 
at the high end of the market, where higher material costs do
 
not appear to be a constraint. Given the unpredictable situation
 
with regard to availability and prices of materials, many

private developers and contractors refuse to commit themselves
 
to a final price before the construction is completed. Even so,

the larger part (90 percent) of the basic materials (cement,

steel) is usually purchased form the state controlled suppliers;

the black market and parallel imports are resorted to mainly for
 
finishing materials.
 

Given these constraints, it can be expected that owner-builders,

who do not have the material stockpiles, or other projects from
 
which to borrow materials, and whose use of black market
 
materials is limited by price considerations, suffer most from
 
the building materials shortages. The large number of
 
unfinished owner-built houses all over Algeria demonstrates this.
 

The informal or black market in building materials is supplied

mainly through leakages from the official distribution system as
 
well as from a small volume of illegal imports. Black market
 
prices have risen 
sharply in recent months and currently

(September 1990) are about three times as high as 
the official
 
prices, as the examples below show.
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Examples of building material prices (in DA)
 

Official Black market 
Cement (50 kg bag) 32 95 - 110 
Reinforcing bar (100 kg) 430 - 600 1400 - 2000 
Hollow brick (unit) 2.10 5.40 - 8.00 

The shortages of cement and reinforcing steel are the most 
critical. Figures computed by the Ministry of Equipment

indicate that the 600,000 tons of steel imported annually, after
 
deduction of non-residential construction requirements, allow
 
for the production of no more than 100,000 to 120,000 housing

units, while currently some 500,000 to 550,000 units are
 
scheduled for construction, or awaiting completion. The need
 
for new housing is in the order of 200,000 to 250,000 units
 
yearly. A similar situation prevails with regard to cement
 
supplies.
 

These shortages obviously are putting an absolute limit on
 
overall housing production, whether public or private, because
 
the bulk of materials available, even o. the black market, come
 
from local production and official imports and not from parallel

imports whose importance appears to be no more than marginal.
 

All steel is currently imported, while cement is supplied partly

from local production and partly from imports. A number of
 
private steel and cement factories are being planned with
 
Government support, but have not started production. To reduce
 
the use of cement, local private production of hollow bricks, as
 
a substitute for cement blocks in non-load bearing walls, is
 
being promoted and a number of brick factories are starting up.

Nevertheless, the limited overall availability of steel and
 
cement is likely to remain a critical constraint for some time
 
to come.
 

With regard to other materials (doors, windows, tiles, hardware,
 
plumbing and electrical equipment, paint), the situation is less
 
critical, although greater production is also needed. Most of
 
these products are suitable for small scale private industries,

which are favored by the new governmental innitiatives (See

Annex 3). Fair quantities of these materials are already being

produced locally by public and new private enterprises.

Importation is also less risky than with cement or steel and
 
therefore relatively common.
 

It is noteworthy that the new law on trade concessions, that
 
will come into effect on January 1st 1991, while not providing
 
for private importation of building materials (with the
 
exception of timber), does liberalize the importation of
 
industrial plants, equipment and spare parts, which is expected
 
to favor increased private initiative in the building materials
 
industry.
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In early November, after returning to the U.S., we learned that
 
the Government of Algeria had doubled the official prices of
 
building materials. In the absence of more detailed
 
information, the effects of this measure on private housing
 
productions are difficult to judge. It will certainly decrease
 
the difference between official prices and those of the black
 
market but if official import quotas are not increased at the
 
same time its beneficial effects may remain limited.
 

Taken together, these actions constitute a macro-economic
 
policy. By not providing for import concessions for building
 
materials, by recently doubling the official prices of key
 
materials, and by innitiating an incentive program (See Annex
 
2) through the Chamber of Commerce, the Government of Algeria
 
wants to encourage the development of local building materials
 
production through private investment. This may be a wise policy
 
given their resources of energy and raw materials.
 

f. Construction Finance
 

Securing construction loans does not appear to be a problem for
 
public sector contractors, although this may change as they gain
 
greater autonomy and enjoy less public support.
 

Reports vary as to private contractors' access to construction
 
finance from the commercial banks, that have recently become
 
more autonomous. Some private developers and contractors report
 
there are no problems, and especially the CPA ("Caisse Populaire
 
d'Algerie") seems to be interested in developing this kind of
 
business. Others apparently have had difficulties in obtaining
 
construction finance, but this may be related as much to their
 
own inability to prove their credit worthiness, as to the banks'
 
conservatism in assessing it. In any case it remains common
 
practice for developers-contractors either to finance
 
construction with downpayments from prospective buyeis or, in
 
cases where they have access to bank loans or private sources of
 
finance, to simply build on speculation. It should be
 
remembered that all private developers are addressing the upper
 
end of the market, where the demand for housing seems well in
 
excess of the present level of production. An earlier study of
 
Housing Finance commissioned by A.I.D. recommended the creation
 
of a private real estate development guarantee fund. Such a fund
 
could be valuable if banks were short of funds and reluctant to
 
lend to real estate developers for housing but this does not
 
apperar to be the case at the present time.
 

g. Construction Works
 

Apart from the delays and periodic stoppages due to the building
 
material shortages, the actual consltruction works present few
 
major problems. Both public and private contractors usually
 
subcontract the finishing works among the many specialized small
 
private contracting firms that are operating. Subcontracting
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for excavations or machinery rental is not well developed and is
 
expensive, therefore it seldom occurs.
 

Labor skill and productivity are a problem, however. The large
 
state contractors tend to use highly industrialized building
 
techniques, thus reducing the need for specialized skilled
 
labor. Private contractors, on the other hand, do not have the
 
means to invest in the required technology and equipment and,
 
since the size of their projects is much smaller, by and large
 
continue to use traditional and artisanal construction methods.
 
For them, it is increasingly difficult to recruit and hold on to
 
skilled and responsible construction labor, and intensive
 
supervision is required to achieve acceptable standards of
 
quality. Both public and private contractors usually try to
 
keep a core team of skilled workers in permanent employment and
 
recruit additional temporary workers as the need arises.
 

The number of private general contracting firms with significant
 
experience and time in business is relatively small, because
 
many of the older family-owned enterprises have been forced out
 
of business in recent years by the multiple constraints on the
 
private construction sector. Most of the private contractors
 
now in the market are relatively new, and have often evolved
 
from specialized subcontracting enterprises. Quality standards
 
have suffered from this evolution.
 

In owner-built housing ("autoconstruction"), where the owner
 
simply hires laborers and himself takes charge of supervision,
 
coordination and supply of materials, construction is generally
 
inefficient, wasteful of materials and of a lower quality.
 

h. Inspection and Certification
 

The safety and soundness of structural works, as well as the
 
observance of legal anti-seismic standards, are checked for all
 
public and private construction projects by the CTC (Controle
 
Technique des Constructions), an efficient and well-respected
 
public agency represented in each Wilaya. No problems or
 
significant delays are reported.
 

i. Construction Supervision
 

As was mentioned earlier, in order to achieve an acceptable
 
standard of quality, strict supervision of works is generally
 
necessary because contractors are often inexperienced and there
 
is an increasing shortage of skilled construction workers. Some
 
of the public developers report difficulties in maintaining
 
quality standards, both because their contractors (who are often
 
private) are working under tight price constraints, and because
 
of a general shortage of experienced construction managers and
 
site supervision personnel.
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Another fairly frequent problem 
for the public developers is

that the contractors do not complete the works after final

inspection, and simply forego the last 
 ten percent of their
 
payments that are withheld.
 

The shortage of experienced construction management and

supervision staff also affects the private sector. 
 The CTC can
 
be called in to be in charge of construction supervision for
 
both public and private clients, but because it charges a five
 
percent fee, this only occurs 
in larger projects.
 

j. Utility Hook-ups
 

Where main and distribution networks for sewerage, water,

electricity and gas are the
available, installation of house
 
connections by the utility companies usually does not raise

problems or involve significant delays. Hook-up charges do not
 
seem to form an obstacle. national
A company, SONELGAZ, is
 
responsible for both power and gas 
 supply, and regional

companies for water and sewerage.
 

However, because of the infrastructure financing difficulties
 
discussed elsewhere in this report, many new 
subdivisions remain
 
unserviced or only partly serviced for long periods of time,

while house construction by owner-builders is going ahead. In
 
these cases, services are being made available gradually or
 
through makeshift arrangements by the owners themselves. This

is less 
 of a problem for public and private housing developers,

who are usually able to install utility networks and hook-ups

prior to occupation, or for owner-builders on private in-fill
 
plots generally located within easy reach of existing networks.
 

k. Pricing, Marketing, and Sales
 

Both public and private developers are aiming at the higher end
 
of the market (i.e. the upper 25 percent of the income scale),

where a strong demand is supported by substantial cash
 
reserves. They are therefore 
operating in a "seller's market"

where pricing and marketing are not critical, at least at this
 
stage. Some developers identify 
their clients beforehand,

establish sales contracts and ask for downpayments to finance
 
construction, but others 
 simply build on speculation, confident
 
that their houses will be sold. Although the public developers

come lower 
down on the income scale than the private developers,

they are barely addressing the middle-income group. When the

high-income market reaches saturation at future
some time,

increased competition between public and private 
developers can
 
be anticipate6. 
 Then a risk will exist that the public

developers will inhibit private initiative, if they still enjoy

the competitive advantages they have 
now.
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1. Housing Credit
 

Much of the developer housing now comi.ng on the market is
 
purchased with cash from savings that have remained outside the
 
banking system. The CNEP, which has accumulated most of the
 
formal private savings in the country, remains the only major
 
source of buyer financing. Although the new commercial banks are
 
starting to get interested in the residential mortgage market.
 
Given the presen. market conditions, developers are not involved
 
in securing mortgage financing for their clients.
 

(For further discussion of Housing Credit Issues see section
 
B.2.b. Housing Development Phase - Standards and Affordability;
 
and Section C.2.a. Major Non-procedural Constraints - Housing
 
Finance Reforms.)
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C.THE MAIN CONSTRAINTS IN PRIVATE SECTOR HOUSING DEVELOPMENT
 

The Terms of Reference for this consultant mission, were
 
developed around the premise that private companies are not
 
contributing significantly to housing in Algeria; and that they
 
would be able to do so if procedural constraints were identified
 
and ways found to circumvent them. The fact is, however, that
 
private companies are active in housing production, and that,
 
the lack of clear procedures isn't in practice a major
 
constraint to private innitiative. None the less, constraints do
 
exist, some indeed procedural, although most of the important
 
constraints are non-procedural.
 

1. Major Procedural Constraints
 

The major procedural constraint to private sector real estate
 
development is the monopoly position which APCs have in the
 
creation of new subdivisions for housing. While this is not an
 
absolute constraint as private developers may acquire land from
 
APCs or develop land they already own (if it is already
 
designated for development in the urban plan), it does
 
discourage private sector development, particularly in those
 
towns where an active public developer (EPLF) is located. There
 
are 23 EPLFs and they are presently restricted to working in the
 
community where they are established. Generally an APC places a
 
number of restrictions on the developer when they sell public
 
land. These may include specifying the number and type of units
 
to be built and fixing the sale price although in some cases
 
private developers have been given greater latitude to develop
 
market oriented projects on public land. Private developers
 
have also entered into partnerships with private land owners to
 
develop their property and sell housing units as a way around
 
the APC monopoly on selling land. The proposed land law would
 
relax the APC monopoly on land transactions allowing the sale of
 
privately owned land to other private parties but the APC would
 
retain the right to match the terms of any proposed land
 
transactions and acquire the land for public purposes. If this
 
public "option" to intervene in any private land transaction is
 
restricted to matching all the terms of the proposed private
 
transaction including the time frame it may not be a major
 
constraint although the potential for abuses is troublesome.
 
The 1986 housing development law also contains other constraints
 
such as limits on the size of project a private developer may
 
undertake (200 units) but these will all be removed by the
 
anticipated modifications to the 1986 law which is intended to
 
leave housing development to function like any other economic
 
activity. Meanwhile the government is taking a pragmatic
 
approach by not strictly enforcing the regulations contained in
 
the 1986 law. As a result of this attitude a number of private
 
sector housing projects are underway. At the present, private
 
sector housing projects in progress contain more than 15,000
 
units and more are anticipated.
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The major procedural constraint to individuals building their
 
own houses is the restrictions on the subdivision and sale of
 
unserviced plots by the private sector and the prohibition of
 
occupying houses before all services are available in the APC
 
subdivisions. While there has been some discussion of these
 
isFues there is no indication of imminent changes which would
 
loosen these constraints. Unfortunately until they are removed
 
the growth of unregistered (illegal) unserviced subdivisions
 
will continue. At the end of 1988 Ministry of Equipment
 
estimated that 700,000 to 800,000 families lived in these
 
illegal settlements and that about 30,000 new units are added
 
each year which is almost one third of the total annual
 
production of new housing units. A few APCs have begun programs
 
to regularize titles and provide services on an incremental
 
basis to these settlements.
 

Thus the assumption, implicit in the terms of reference, that
 
private sector housing development has to cope with major
 
procedural constraints appears not to be valid any longer. The
 
real constraints are elsewhere, and descibed below. The
 
procedural constraints are in fact minor and likely to be
 
considerably mitigated, if not eliminated altogether, by the new
 
laws recently passed or currently being drafted. These include
 
the Land Act, the Town Planning Act, and the expected revision
 
or repeal of the 1986 Real Estate Development Act. In the
 
meantime, the prevailing pragmatism is working to the advantage
 
of the private sector, and no transitory measures appear
 
necessary. The situation should be re-assessed once the new body
 
of legislation is in place.
 

2. Major Non-procedural Constraints
 

a. Housing Finance Reforms
 

Access to credit is perceived to be a constraint to large scale
 
private housing development but this may well be based on
 
certain important misconceptions. It is common practice for
 
large public contractors to stockpile enormous quantities of
 
construction materials. This is essential to an orderly
 
progression of construction as critical materials can not be
 
bought from the official suppliers when they are needed due to
 
an absolute deficit between supply and demand. Public
 
contractors no longer have privileged access to materials. They
 
receive monthly allocations based on building permits for work
 
in progress just like private contractors. Using these vouchers
 
they continually replace their large inventory. The critical
 
difference is that this large stock-pile of materials allows the
 
large public contractor to have materials available when they
 
are needed and to replace them over a longer period of time thus
 
maintaining the stockpile. It is mistakenly thought that access
 
to credit would allow private contractors to do the same thing
 
but the economics of stockpiling large quantities of materials
 
with borrowed money would be a financial disaster for a private
 
contractor. The public contractors did not build up these large
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material inventories with borrowed money. The problem is not
 
credit; the problem is materials. Until the problem of building
 
material shortages is solved, and the price differential erased
 
between official and unofficial sources of material, private
 
contractors cannot compete on a cost basis with public
 
contractors for large projects. But this is a macro-economic
 
problem of an economy in transition from centrally planned to
 
market driven. Algeria is well on its way toward the required
 
reforms. Hard decisions must be made at this stage. Freeing up
 
imports would reduce price differentials but would undermine
 
local production, absorb critical foreign exchange, and possibly
 
stimulate inflation. Compromises will be needed during this
 
transitional period.
 

Demonstrated capacity and credit worthiness are the key factors
 
involved when developers seek credit. Larger public
 
construction companies have both, thus they easily find credit
 
when they choose to undertake a project themselves serving as
 
the developer as well as contractor. The public developers
 
(OPGIs and EPLFs) may have some advantages in seeking credit but
 
their experience is not universally impressive and banks are
 
(and should be) reluctant to lend to an organization which has
 
performed poorly in the past. Private contractors who have good
 
reputations for producing quality work and who have well
 
established businesses have not experienced difficulty in
 
arranging financing for new ventures as housing developers when
 
the projects they propose are in scale with the overall resource
 
base of the company.
 

There are no large private sector contractors, if large private
 
developers are to emerge in Algeria they will most likely come
 
from other industries. There is already some indication that
 
this may happen as companies whose primary business is
 
manufacturing or trade launch "pilot" housing development
 
ventures. Credit Populaire d' Algeria (CPA) is the commercial
 
bank most contractors have used for their normal business credit
 
needs. The CPA has been willing to extend construction reriod
 
financing for private housing development.
 

A large public construction company has just launched its first
 
venture as a developer of housing units for sale. The financing
 
is being provided by BEA, another of the five commercial banks.
 
BEA will serve as construction lendor and joint venture partner
 
in the project. BEA will also provide mortgage financing to
 
buyers.
 

CNEP, which is Algeria's primary housing finance institution
 
will also finance projects for private housing developers but
 
construction loans are limited to 50% of the total project
 
cost. While this is rather conservative, other lenders appear
 
to be more flexible. For the present, there seems to be no
 
shortage of money to finance private housing development and no
 
shortage of companies interested in trying the new role of
 
private developer but this is the easy period. There is a
 
significant scarcity of housing units and apparently substantial
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personal savings. In 
 the near term most eevelopers, public and
 
private, will build for the upper end of 
 the market. The real
 
test will come when the demand for high cost housing has been
 
satisfied. At that point developers will 
be forced to seek a

broader market and the availability of affordable long-term

mortgage financing will become critical to a strategy aimed at
 
delivering houses to middle and lower 
 incomE families. At the
 
present time CNEP has adequate funds to meet the demand for
 
mortgage loans, but it is highly unlikely that CNEP can retain
 
its large share of savings as other alternatives emerge without
 
revising its rates paid on savings which would 
require revisions
 
to its lending rates as well. 
Thus changes in the availability

of long-term mortgage funds seem inevitable and will require

serious attention.
 

b. Servicing of Land
 

At the present time there is no shortage of land for housing in
 
most urban areas of Algeria and no immediate shortage of land
 
which has already been planned, subdivided and reserved for that
 
purpose, nor is there any reluctance on the part of APCs to sell
 
the land to private developers but the APCs do not have the
 
resources to install the infrastructure. While private

developers may pay the cost of servicing the land and 
 include it
 
in the price of their units this is only feasible for upper

income projects and even then it puts private developers at a
 
competitive disadvantage with public developers who only proceed
 
on 
 projects where the APC has arranged financing for the
 
infrastructure. Most 
existing urban infrastructure was financed
 
by central government grants. 
 Recently a fund was established
 
to finance municipal infrastructure by allocating a percentage

of the revenue generated by the sale of unserviced APC land for
 
this purpose but that approach is inadequate to the task. A
 
totally new approach to the financing of municipal

infrastructure cost on a sustainable cost recovery basis is
 
required if an adequate supply of serviced land is to be
 
available for housing. This may require setting 
up a revolving

credit fund or a guarantee fund used to persuade commercial
 
lenders to finance municipal infrastructure, but such a fund 
can
 
work only if APCs can 
 repay the loans which will require that
 
APCs have a sound revenue base.
 

The World Bank and the Government of Algeria are currently

preparing 
a projec.. which will provide bank financing for a
 
pachage of priority infrastructure projects which would be
 
designed and implemented by public or private enterprises under
 
contract with the three four involved the
or APCs in pilot

project. Other forms of technical assistance will be provided

to these APCs with the objective of achieving full cost recovery
 
on the infrastructure loans 
 and a greater degree of managerial

and financial autonoml for the 
APC. With the bank project

serving as a 
guide to other APCs, it may be timely to consider
 
appropriate approaches for implementing municipal infrastructure
 
finance reforms on a national basis. Alternatively, it might be
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useful to undertake a pilot effort aimed at illustrating a
 
programmatic approach to providing services to all existing
 
areas and approved subdivisions within a particular APC on an
 
incremental basis where the costs recovered from the initial
 
phase is used to further extend and upgrade the entire system.
 

c. Building Material Shortages
 

Perhaps the only absolute constraint to increasing housing
 
production whether by the public sector or the private sector is
 
the deficit of critical building materials. Some progress has
 
been made toward increasing local production of cement and steel
 
reinforcing rods which are essential for the structural frame of
 
all buildings in Algeria (under present codes and accepted
 
practice) other than in the south which is not subject to the
 
threat of earthquakes. A new factory producing steel
 
reinforcing rods will begin operation before the end of the year
 
and construction has just begun on a steel mills (actual
 
production is three or four years away) and permits have been
 
issued to import equipment for four or five private sector
 
cement production plants. There has also been considerable
 
progress in the production of hollow clay wall tiles (brick),
 
hordie (tiles used for structural floors) and unglazed floor
 
tiles as well as ceramic tiles. Equipment for making stabilized
 
earth bricks has also been imported for use in the south where
 
reinforced concrete construction is not required. Increased
 
production of kiln fired brick, hordie and stabilized earth
 
brick is intended to reduce the use of cement but it is not
 
likely to have any immediate effect. Until the artificial price
 
of cement is removed, current wasteful practices are likely to
 
continue.
 

Until local production increases substantiaily, interim measures
 
are required to facilitate the importation of certain
 
materials. One possibility being considered is to award
 
construction contracts on a dual currency basis specifying that
 
a certain percentage of the total contract price will be paid in
 
foreign currency. Contractors could then be allowed to import
 
materials for their own use, providing an interim measure to
 
overcome building material shortages. It has the attractive
 
advantage of allowing selective application for priority
 
projects without opening the economy to the potentially damaging
 
shock of unlimited importation of building materials which could
 
trigger an inflationary building boom.
 

d. Other Constraints
 

A number of other constraints affect the housing sector. They
 
will be mentioned only briefly because they are relatively minor
 
compared to the constraints already discussed, and not specific
 
to the private sector, or critical to its development.
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1) 	Land Titling:
 

The land titling problems discussed earlier are not of immediate
 
concern, because interim solutions have been found while an
 
overhaul of the cadastral system is anticipated. In the long
 
run, however, these problems could become an impediment to the
 
development of mortgage credit.
 

2) 	Construction Standards:
 

High standards, a tendency to over-build, and inefficient
 
building technologies, compound the building material shortages
 
and raise the cost of housing. A review of building practices
 
and standards would be in order, to make new housing more
 
affordable for middle and lower income households.
 

3) 	Shortage of Experienced Staff:
 

A general lack of experienced and skilled personnel equally
 
affects all parties involved in the building cycle:
 

a) 	local authorities need staff trained in land management,
 
urban planning, building controls, financial management;
 

b) 	public and private developers need staff with skills in
 
financial management, marketing, real estate specialties,
 
financial analysis, construction management, and technical
 
supervision;
 

c) 	contractors (especially private) require construction
 
managers, foremen, and skilled labor;
 

d) 	designers need greater skills in cost analysis and
 
cost-effective design, building technology, and the use of
 
local materials.
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D. PROPOSED STRATEGY FOR A.I.D. ASSISTANCE
 

The Terms of Reference only ask the consultants to identify
 
potential pilot projects. Based upon the findings, a broader
 
approach is recommended which includes: policy dialogue;
 
analysis of issues; and pilot projects.
 

The housing sector policy reforms underway in Algeria today are
 
leading toward a market oriented real estate industry in which
 
the private sector will play a substantial role. The pace of
 
these reforms has accelerated during the past few months and the
 
GOA appears to be taking a pragmatic approach to policy reform
 
unincumbered by excessive reliance on regulations or efforts to
 
protect privilages of the past which characterized earlier
 
reform efforts here and still plagues much of the reform
 
movement in Eastern Europe.
 

During a period of rapid change such as is now occurring in
 
Algeria it is difficult to chart a course of action which will
 
remain relevant over an extended period of time. Thus
 
objectives must be broadly stated and specific proposals for
 
action must be limited in scope and aimed at addressing
 
particular issues if they are not to be overtaken by events.
 

1. Objectives
 

a. Maintain a dialogue with senior managers and department
 
heads in the Ministry of Equipment and Ministry of Interior as
 
well as key policy makers at the Ministry of Planning and the
 
Ministry of Finance.
 

b. Assist with specific tasks by providing technical assistance
 
or studies aimed at addressing issues which are of concern to
 
key GOA institutions during this period of transition.
 

c. Define pilot projects and studies aimed at facilitating
 
institutional change in response to changing conditions.
 

2. Proposed Actions for FY '91
 

a. Policy Dialogue
 

Establish a schedule of regular consultation visits from the
 
same person, whether a consultant or A.I.D. staff member. This
 
person should make a trip to Algiers at least once every two
 
months during FY '91 and should participate in the definition of
 
each TA assignment and in the reporting of the results of any
 
studies undertaken during this period. This action is essential
 
if A.I.D. wishes to be a part of the policy reform dialogue
 
which is currently underway. The selection of the proper person
 
to fill this role will be critical to establishing that
 
dialogue. It must be a person %4ho can listen in order to
 
identify areas of possible assistance as well as one who can 
provide advice on a range of topics when such advice is 
solicited by the Algerians. 
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b. Specific Issue Oriented Tasks
 

1) Mobilizing a Cadre of Professionals:
 

During the last decades, the dominant view of housing as a
 
social good to be subsidized by the state and the consecutive
 
ban on commercially oriented private housing development have
 
led to a loss of specific skill and experience related to 
operating in a market oriented housing sector. This affects 
public agents as well as private operaters. Especially 
marketing, financial and general real estate business skills are
 
in short supply; and assisting Algerian professionals in rapidly
 
acquiring these skills should be considered as a prime area of
 
intervention.by A.I.D..
 

An important question is which group of professionals to
 
address. Future private developers will come from a variety of
 
backgrounds. Most of the present private developers are
 
architects or contractors operating at a small scale in the
 
lucrative upper end of the market. They are likely to continue
 
catering to this small segment of the market, and therefore will
 
not necessarily be the main players in the future. Some of the
 
present public developers (EPLFs and possibly OPGIs) are likely
 
to play an important role in the future, because they seem
 
willing to deal with middle-income housing, have experience in
 
managing large operations, and will continue to enjoy, at least
 
informally, a measure of public support. They have already
 
become more autonomous, and further privatization is under
 
discussion. An association of public developers was formed in
 
October of 1990. New developers are also likely to emerge' from
 
other backgrounds; at least one of the large public contractors
 
and a private Algerian owned trading company, that has long been
 
active abroad, have already initiated housing developments.
 
Finally, constructive interaction between private operators and
 
public agencies is necessary and would be greatly helped if
 
officials at APC, Wilayat and Central government levels gained
 
at least a basic understanding of the principles and techniques
 
of real estate development.
 

Our recommendation is for A.I.D. assistance to focus initially
 
on the preparation of a training and technical assistance
 
program to help the public housing developers and public
 
officials define their new roles and cope with the market driven
 
conditions inwhich they must now operate. Defining a role for
 
the public developers is essential to a healthy private sector
 
real estate industry, as direct competition will be detrimental
 
to both and will leave most of the population unserved. This
 
initial effort can lead to a series of subsequent studies and
 
pilot projects aimed at addressing the constraints which inhibit
 
serving lower income households. But the first step should be to
 
help the EPLFs and OPGIs define their future role and learn the
 
techniques of market analysis, project management, cost control
 
and marketing which are essential to
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functioning in a market driven economy. This can be achieved
 
through study tours abroad, seminars or specialized courses. The
 
various institutions already active in the sector could be the
 
vehicles for implementing this training and technical assistance
 
program: the Ministry of Equipment, the association of public
 
developers or the CNAT.
 

2) Advisor for Completing Divestiture Programs:
 

Divestiture of the public housing stock has taken place for the
 
most part of the decade, and most of the better units have
 
already been sold. But the program has now reached the stage
 
where the government does not know what to do next. Initial
 
efforts have led to a series of problems such as: uncertainty

about maintenance responsibility in buildings which are now
 
mostly owner occupied, but still have a few governmental owned
 
rental units; unwillingness of tenants to buy older units in
 
poor condition; anomalies in the tenant protection laws, which
 
make owners of private housing unwilling to rent; and lack of
 
targeting of housing assistance to lower income families.
 

Management and divestiture of the public housing stock are in
 
the hands of the local OPGIs("Office Public de Gestion
 
Immobiliere") who lack the funds, management tools, and staff to
 
achieve this task. A.I.D. assistance could be in the form of an
 
advisor to work with the housing department of the Ministry of
 
Equipment, for a period of two or three months, helping to
 
define a strategy for completing the rental housing divestiture
 
program. The Ministry of Equipment indicated that it would 
welcome further discussion with USAID/RHUDO on possible 
assistance in this area. 

c. Pilot Projects and Studies to Promote Institutional Change
 

1) Mobilization of Latent Housing Stock:
 

There are strong indications of the existence of a considerable
 
latent housing stock that could number as many as one million
 
units (See note (1)). This includes vacant plots in unfinished
 
subdivisions, houses that remained unfinished because of
 
building material shortages as well as completed houses that are
 
withheld from the rental market because of rental controls. The
 
related investments are presently unused; and could be mobilized
 
relatively fast to increase housing supply by acting on the
 
constraints that prevent it from being finished or used.
 

(1) See "Housing Finance and the Shelter Sector in Algeria",
 
prepared for USAID by Abt Associates Inc., November 1990, pp.24
25. See also Annex 4 of this report which lists all official
 
subdivisions with an indication of their status.
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a) Completion of Unfinished Subdivisions and Housing Units:
 

Before a project can be identified, a more detailed assessment
 
of the importance and nature of this problem, especially of its
 
financial aspects, is needed. It is due mainly to two factors;
 
on one hand, the financial inability of the local authorities to
 
ensure servicing, and on the other, the shortage of materials
 
that prevents individual plot owners from building or finishing
 
their houses. But speculation and hoarding may also be a factor.
 
Post facto servicing of the subdivisions is necessary and will
 
be discussed below under "infrastructure development". As
 
ownership of the plots has already been transferred, these
 
developers would merely act as intermediaries and construction
 
managers.
 

An issue to be clarified by a detailed survey is that many of
 
the plots and houses in question are aimed at the higher end of
 
the market, where oversupply is a risk and owners may not be in
 
a hurry to compete. If this is so, a revision of the lay-outs,
 
standards and plot sizes may be possible in some cases in order
 
to make the units more affordable for middle-income families.
 
Owners could be persuaded through incentives, to either sell the
 
plots, or develop them for rental purposes (see also below:
 
Development of a Private Rental market).
 

Subdivision servicing and conversion projects of this type may
 
require public financial support. This should be subject to
 
certain conditions, ensuring that it is targeted at specific
 
income groups, and that the units will effectively be occupied.
 
Similarily, they could be linked to a special commodities import
 
program for critical building material needed to complete
 
unfinished housing units of certain specified categories; or to
 
a project supporting the government's efforts to expand the
 
local production of building materials.
 

A.I.D. assistance could take the form of: i) an overall 
assessment of the situation and design of an action plan; and 
(ii) technical and financial support for a particular pilot 
project.
 

b) Development of a Private Rental Market:
 

The private rental market is already underdeveloped, but is
 
largely illegal, because of strict rental controls and extreme
 
legal protection provided to tenants. This situation explains
 
why an estimated 500,000 dwelling units are vacant. It is
 
believed that a significant proportion of these units could come
 
on the rental market if the proper protections incentives were
 
provided for the owners. Understandably, the government is not
 
keen on lifting rental controls altogether because of the social
 
impact of such a measure. However., partial repeal of the rental
 
controls may be possible for privately owned rental housing or
 
other specific housing types, and/or income categories. In
 
parallel with this, hoarding of vacant plots and dwellings
 
should be discouraged by appropriate economic dis-incentives and
 
tax measures.
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A.I.D. assistance could be in the form of a detailed study of
 
the private rental market, to assess the effects of the rental
 
laws and to propose modifications likely to increase the private
 
supply of rental housing.
 

2) Infrastructure Development:
 

As was discussed in detail earlier in this report, the lack of
 
appropriate financial mechanisms for servicing urban land is a
 
major constraint on housing development. As a result, there is a
 
huge backlog in the servicing of existing housing developments,
 
while the problem of servicing future ones has hardly started to
 
be addressed. The existing unserviced subdivisions seem to fall
 
into two categories:
 

a) the public subdivisions mentioned above that remain largely
 
vacant because of the absence of infrastructures; this
 
represents a potential housing stock that servicing could
 
rapidly mobilize;
 

b) illegal private subdivisions as well as some public ones (or
 
parts of them) that are already occupied but without proper
 
infrastructure; regularization and/or servicing have apparently
 
started in both cases.
 

In order to catch up with this backlog and to ensure adequate
 
servicing of new urban areas, new financial mechanisms, based on
 
cost recovery and cost sharing, will have to be developed that
 
will allow the local authorities to establish ongoing programs
 
for incremental extension of primary infrastructure. This may
 
require setting up a revolving credit fund or a guarantee fund
 
used to persuade commercial lenders to finance municipal
 
infrastructure. But, because such a fund can only work if APCs
 
can repay the loans, a thorough investigation of the local
 
revenue base will also be necessary. Servicing existing
 
subdivisions with secondary and tertiary infrastructure will
 
require appropriate cost recovery mechanisms. To implement post
 
facto servicing programs, the plot owners ,together with the
 
APC's responsible for these subdivisions, could delegate the
 
task to a third party. The most likely candidates for this task
 
are the (privatized) public developers, acting as financial
 
intermediaries and construction managers. For future housing
 
projects, cost sharing arrangements between APCs and developers
 
similar to those in effect in Europe and the USA will have to be
 
established.
 

A.I.D. assistance could be in the form of: (i) a study of
 
infrastructure financing mechanisms at the national level; and
 
(ii) pilot projects in -'-.ected municipalities to demonstrate
 
appropriate financing and cost recovery methods in servicing
 
existing subdivisions or new housing developments. Coordination
 
of activities with the World Bank is advisable, since the Bank
 
is already engaged in a project aimed at upgrading the local
 
authorities' ability to function autonomously.
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3) 	Addressing the Housing Needs of the Middle and Lower Income
 
Groups:
 

The actions outlined above are dealing with general issues not
 
specific to particular income groups. But it is clear that
 

public and private developers alike, at present, are only
 
in the near
addressing the upper end of the market, and even 


future cannot be expected to make a significant impact on the
 

middle and lower income market. These groups will have to rely
 

largely on their own resources. Following a well established
 
Algerian tradition, owner-builders have been contributing an
 

60 percent of the yearly housing supply. Therefore,
estimated 

while increasing the production of private (and privatized
 
public) developer housing, is a necessary goal, it is equally
 
important to support owner-building.
 

series of studies
Possible assistance by A.I.D. might include a 

and pilot projects aimed specifically at:
 

a) Large scale creation of subdivisions with minimally serviced
 

plots together with appropriate financing facilities for housing
 
construction;
 

as
b) Demonstrating ways of lowering housing costs, such 

providing individual buyers with contractor-built structural
 

frames (whether free standing houses, clustered or row houses or
 

apartments) which they can finish to their own tastes and
 

budgets; building standards and technology also require
 

attention, as fear of earthquakes, combined with the lack of
 

technical expertise and quality control cause over-building with
 

considerable waste of materials and high costs;
 

and 	credit support for the small-scale
c) Technical, management 

contractors who actually do the construction in the owner-built
 
housing.
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ANNEX 1
 

key aspects of Algeria's
 

Summary of meeting with Mr. Vincent Lacour, The World Bank 
September 18, 1990 

The World Bank is involved in four 
urban and housing sector:
 

1. The construction industry
 

A comprehensive study of the construction 
industry is currently
being carried out by 
the CNAT (Centre National d'Animation des
Enterprises et de Traitement des Informations du Secteur de la
Construction) in Algeria, 
and will lead in the near future to a
project supporting the development of this industry and
addressing its main 
bottlenecks. 
 This is the most advanced of
the four projects that are being envisioned at this point.
 

2. Municipal development
 

A municipal development the
project aiming at improving

management capacity of 
 the local authorities in four Wilayas

(including Blida, Ghardaia and Tlemcen) 
 is being prepared.
would include a number of components 

It
 
such as training of
municipal 
 staff, general municipal management and land
 

management.
 

3. Cadastre
 

A study of the cadastral problems and related issues, such as
collection of land taxes, has 
 just started and is expected to
lead to a cadastral project that would be appraised in mid-1991.
 

4. Housing sector
 

A study of the housing sector is to start later this year, and
would 
 focus on a number of critical aspects, such as housing

finance, housing development and the provision of infrastructure.
 

The World Bank's main Algerian 
partners for the implementation

of these projects 
and studies are the Ministries of Plan,

Economy and Interior.
 

Referring 
to the successful cooperation between the Bank and
USAID in the urban and housing sector in Tunisia, Mr. Lacour
indicated that a similar arrangement could be envisioned in
 
Algeria.
 



ANNEX 2
 

Summary of interview with Mr. Bettahar, Chamber of Commerce,
 
Algiers, on the program for promotion of the private building
 
materials industry, and additional comments.
 

This program was initiated in 1988 and aims at promoting the
 
creation of private building materials industries by way of
 
special foreign currency allocations channelled through the
 
Chamber of Commerce. It has been relatively successful. A
 
large number of applications were received especially for
 
medium-sized brick and ceramics factories, and stone and marble
 
processing plants. Some 250 projects have been approved to date
 
and the first of these are now starting production. Some of the
 
projects are joint ventures with foreign investors.
 

Because of difficulties in securing credits and access to raw
 
materials, a start-up period of at least two years has to be
 
assumed. The new commercial banks apparently remain reluctant
 
to take risks and a lengthy procedure, involving the Ministry of
 
Mining and the local authorities, is required to gain access to
 
clay deposits and stone quarries. The present status of the
 
program is summarized in the table below.
 

Type of plant 	 Projects approved Plants in
 
as of September 1990 production
 

Brick making (average
 
capacity approx. 50,000
 
tons per year) 150 10 or less
 

Ceramics 
(wall and floor tiles) 50 1 

Stone quarrying & cutting 30 1 

Stone crushing plants n.a. n.a. 

marble cutting 10 3 or less 

The shortages of steel and cement are critical elements in
 
limiting housing production, but although private investment in
 
these industries is also encouraged by the Government, it is
 
proving more difficult to interest private investors, because of
 
the much higher levels of investment required. Only one private

plant for the production of reinforcing bars is being set up; it
 
will have a capacity of 300,000 tons and is expected to start
 
production this year. Discussions with other investors on the
 
creation of half a dozen smaller cement plants of 250,000 to
 
300,000 tons yearly capacity each are only in the beginning
 
stage.
 



Theoretically, the state-owned cement factories have a
 
production capacity of 15 million tons per year, but at present
 
they are turning out no more than 40 percent of that capacity.
 
Lack of spare parts for machinery is mentioned as the main
 
reason. In order to reduce the consumption of cement,
 
especially in wall construction, attempts are being made to
 
introduce substitutes for cement blocks, such as hollow ceramic
 
bricks or even stabilized earth bricks, and the many brick
 
factories now starting production would contribute towards this.
 

The supply of reinforcing steel is an even greater constraint,
 
because in the absence of local production, all steel is
 
imported. The annual need is estimated at about 1.5 million
 
tons, but imports amount to no more than about 600,000 tons.
 
Current thinking is in favor of setting up a number of private
 
mini-steel plants in various locations around the country.
 



ANNEX 4
 

STATUS OF APPROVED SUBDIVISIONS / BUILDING PERMITS /.ILLEGAL
CONSTRUCTION / HOUSING PRODUCTION (by Wilaya) 

The tables on the following pages were reproduced from the

document Projet 
 de Loi sur l'Amenagement at l'Urbanisme,

Annexes, Ministry of Equipment, March 1990.
 



ETAT DES LOTISSEMENTS PAR WILAYA:1975 - 199")
 

VALEURS ABSOLUES I1RA'rLOS/l100 Hab.I
 

WILAYAS !NBRE.DE ISURFACE INBRE.DE I LOTS I L 0 T S 

ILOT'IS. ITOTALE I LOTS I 	 I
 
I (PA) I ICEDES IVIABILISI CEDESIVIABILIS
 

r n5, 

IADRAR 1 70 1 197,31 6 575 1 5 '.j621 37- 1 5 ;, I 1,65 

ICHLEF 1 !0 1 371 1 5 51: ' 2 1741 1 IF5 1 3,03 1 1,62 

ILAG1.OUAT 4: 415 1 7 !24 1 4 ;..$; 0 21,29 

lOUM EL BOUAGHII 144 1 "539 17 606 1 13 741 "1 I 32,f:2 2,09 

IBATNA 1 61 1 605 I 11 4.'5 14 2141 2 569 1 17,76 1 3,33 

JBEJAIA 67 1 415 1 7 7.r2 5 3951 303 1 7,23 1 0,40 

1BISKRA 54 63! I 12 162 : ::30! 0" I . . ,42 1 0 

IBEC*RAR 4; 1 476 .1, 032 1 5 :;171 1 259 2 ? '5 1 6,48 

IBLIDA 144 373 1i 321 4 716I 4"!0 I ,4;? 0,65 

IBOUIRA 71 1 371 1 5 949 "4 253! 942 1 5,63 1 1,24 

ITAMANRASSET 53 1 1 1 3 701 1 2"51 0 1 3,07 1 0 

ITEBESSA 55 1 403 1, 042 1 7 110 1 500 1 16,41 1 15 

ITLEMCEN 147 1 -. '0 17 '35 1 12 4*"V I 0.;'*) I 1 ,70 1 1,42 

ITTARET I1;;) 1 616 1 16 919 16 4571 4 503 1 25,01 1 7,36 

ITIZI OUZOU ?. 951 1I105 16 031 33 6,20 0,39 

IALGER 179 39' 1 7 443 1 6 9"'31 3 5(3 4,0".4 2,05 

IDJELFA 66 62 ' 1 12 115 1 7 4(i 1 137 1 13,21 0,25 

IJIJEL 21' 1 5 226 1 2 571 0 .5,11 0 

ISETIF 246 1 531 13 53f I si" "04;2 17,%3 r ,02 

ISAIDA 41 1 130 3 212 1 .4 : 1 231 7,44 4, "A 

ISKIKDA 21 1 ,2 2 5r7 5 5421 3.;3 22,0.6 1,55 

ISIDI BEL ABBESI 156 1 6'!1I 2 537 1 7 6!.*I 161 I16,39 0,34 

IANNABA 34 145 1 20 512 1 1 2051 275 2,51 0,57 

GUELMA 70 I 5C :; 431 2 -,.6 I 76f 1 7,69 2,05 

CONSTAN TINE 2U5 I 7"1I 31 790 13 501 1 051 I P,55 1,52 

IMEDEA 
IMOSTAGANEM 

I1'3 
1 63 1 

456 
156 1 

7 55. 
4 642 

1 
1 

4 4731 
2 75'31 

57 1 
216 1 

6,43 1 
5,15 1 

2,2'. 
0,40 

IM'SIL4 1 117 1 S03 1 19 512 1 12 113! 1 064 1,96 1,66 

!MASCARA 17 I 772 1 16 ;49, 14 451 2 290 1 24,35 1 3,.4 
2131 1 731 40,31

IOUARGLA c!2 1 954 1 17 202 1 12 

345 I 11 42 1 . 2'31 16 ",66 I 0,01[ORAN 	 75 
1 7 230 1 4 3'301 10, 1 26,60 1 0,66IEL BAYADH 49 1 302 

I11,151ILLIZI 	 5 5-'i I 744 1 3791 233 I 1" ,14 

1 66 1 44, I11 9f; 7 4401 5 316 1 16,37 13,01
IB.B.ARREPIDJ 

7 1 401 1 7750 1 441 I 6,44 0
IBOUMERDES 


3 9301 413 113,43 1 1,65
IEL TARF 122 1 	 4':. I '. 211 1 

4311 nl 24,ft6 0ITI DOIIF 2 36 5 5 1 

! 62 I 2t"'. 566! 0 1 2,35 1 0ITISSEMSILT 1 15 
1 513 I1I) 41 1 3 ;'941 575 1 ),57 1 1,41

IEL OUED 4,:. 
' 

6 ';75 1 0 032! 4 162 1 31,22 16,1IKIIENCFELA 35 I 	422 

ISOUK AV.AS 53 1 	 445 7' 16( 1 4 9331 3'5 1 15,? 1,21 

692 13 94a 1 15 927! 769 24,55 1,1::
ITIPAZA 207 1 

6 1571 3? 1 2,70 n , ,;
55 6 . I 11 1""IMILAI 


1 2 905 i 1 132! 262 	 I 1,93 0 ,4f
JAIN DEFLA 46 1 	 13 

" 1 2 %,'2 I 1 f,I1 0 13,2"5 QINAANMA 1" I 	 V" 

96 1 51A I 11 249 1 7 	 1701 125 24 ;.)4 0,4:
lAIN TEOUCHENTI 

5. 1 332 1 7 632 1 6 	0A71 26,17 0IGARDAIA 

I .2 1 37: 6 j'.7 1 5 26') 553 9 20 1 ,):

IRELIZAME 


"467 13111 57 060 1 13,15 2,?142 534 123 619' 3311ALERE_______ 	 23 534/ 
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ETAT DES ZHUN PAR WILAYA:
 

I SURFACE CAPACITE EN LOGEMENTS ILOGEHENTSI
NOMBRE 

_REALISES
DE I EN 

TOTALE REALISES EN COURS 1000 UAB.
IWILAYA ZHUN IECTARE 


ADRAR I 1 25 400 0 ;JO 0 

IC.LEF 01 1 62 1 413 0 0 o 

ILAGHOUAT 1 03 1 1 1V 4 043 1 3 31" 724 14,46 

lO.E.BOUAG,'1 
BATPJA 
IBEJAIA 

I O 
07 
07 1 

N0,5,6 
673,5 
4' 

34 935 
24 577 

113 790 

7 419 
, 057 

14 632 12 

2 73 
1 917 

605 1 

17,47 
10,07 
6,26 

JBISKRA n 1 54!.,4 1 19 994 1 3 062 3 104 6.73 

IBECHAR 
IBLIDA 
IBOUIRA 
ITAMANRASSET 1 

ITEEIESSA I 
ITLEMCEN 1 
ITIARET 1 

C2 
05 
07 
)4 
0' 
8, 

":. 

1 
1 
1 
1 

139 
514 
630,5 
243,5 

I'.l,7 
133,7 
559,7 

1 3 757 
I 1 171 
15 521 

1 2 '95 
1 22 19 
1 31 -63 

17 01)4 

191 
5 970 
3 047 

I 1 229 
. 3 753 

3 252 
5 31 -1 

I 2 7 
5 237 
3 906 

456 
5 09 5 

I1 916 
6 921 

0.9V 
"e., I) 
4,r3 

20,W:0 

4,34 
v, Aq 

ITIZI-OUZOU 1 12 1 '30 25 007 4 2:'7 5 7h3 4,36 

1 LGER 
IDJELFA 

06 
n9 

1 
1 

:123,2 
1 (17,6 

22 
24 

566 
64. 

7 371 
5 372 

V 325 
1 644 

4,32 
I10,01 

IJIJEL 13 1 Y.2 24 634 2 693 3 249 5,36 

SETIF 

ISAIDA 
ISKIKDA 

05 
15 
0V; 

1 412,4 
4;;: ,6 
729,: 

14 941 
A 201 

21 70" 

6 229 
I 970 
12 A-97 

2 4'. 
750 

3 072 

5,, 
7,93 

50, 9 

Is.a.ABBES I 
IANNABA 
IGUELMA 1 
ICONSTANTINE I 
1MEDEA 1 

IMOSTAGANEM 1 

IM'SILA 
IMASCARA 

IOUARGLA 
ORAW 
IEL-BAYADH 
IILLIZI 1 

IB.B.ARRERTDJI 

f-

06 
0t, 
07 

03 
0 5 
0! 
04 
12 

1 
02 
03 

I I 
1 
1 
I 
1 
1 
1 
1 

1 

1 
1 

542,4 
00,5 
36:9,5 
916 
795,7 

227,9 
5f3,, 
601,9 
526,7 
"6.,5 

70 
70 

237 

16 23-' 
34 942 
12 5o0 

1 2, 419 
21 132 

.6149 
11. 276 

15 217 

16 49-1-
29 369 
2200 

I 1 652 
3 771 

1 

1 

4 135 
1:3 297 
4 i02 
9 014 
7 537 

2 R25 
2 351 

4 710 
4 46-4 

15 261 
0 

I10 
1 351 

I 

3 353 
3 565 

1 734 
4 399 
3 030 
1 3P0 
2 9t'5 
2 153 
1 0V1 
4 7:i 

574 
1 497 

I 

" 

, 
?3-,21 

12,8 9 

13,05 
10,92 
5,27 
4,46 

7,91 
14,65 

15,97 
0 
5,17 
2,97 

INOUMERDES 
EL-TARF 
ITINDOUF 

1 

I 

04 
(15 
01 

1 

1 

265 
25 ,6 
42, 

4&74 
9 114 

I1 200 

I 
64 

1 035:? 

70 

2 532 
:) 

617 

0,09 
3,71 
4,03 

ITISSEMSILT 

IEL-OUED 

1 02 
03 1 

I 14:'5 
144On 

2 446 
5 1341 253 

0 
522...., I 

4T0 
7f6:',5 5 I 1,2P12 

IKENCNELA I 
ISOUK-AHRAS 1 

ITIPAZA 
IMILA 
IA[M-DEFLA I 
INAAMA I 

IA.TEMOUCHENTI 
IGH,\RDAIA 
INELIZANE 

03 
05 
03 
0! 
01 
(Y. 
04 
03 
!-!2 

1 
1 

1 

1 
i 
1 

I 2). 
3A2 
V)-3,1 
723 

72 
264 
25',2 
127,; 
201,5 

225 
7 040 

I. 327 
22 644 

I 2 243 

5 7 

I10 .171 
2.,00 
6.747 

I 

3% 
2 534 

254 
3 354 

) 

6 
2 207 
I 144 

725 

II 
1 21C 

60 
2 130 

0 

I 744 

1 71r, 
2%:,' 
915 1 

15,64 
0,3D 
6,21 
10 
0,13 

7, 69 
0,79 
1,26 

1107 337 7,41

257 i21 B35,7 1660 142 1179 523


IALGERIE 




---

ETAT EN MATIERE DE CONSTRUCTION : 31.12.1983
 

ILLICITES
COI'STRUCTIONS
IPERMIS DE CONST'.UI';E (79-88) 

WILAYATE I"-

RECENSEES DONT HABIT.IREULARISEES
ACCORDES
DEMANDES 


92.
970
97.92 264
3 5Q8
ADRAR 

4 533 9 31e9; 095 I1 531 

6 26)
CFlEF 

, 3 76" 3 7(, 2 470 
r;71
1 12 439
JLAW.OUAT 
 5 445
5 .56
5 -57
13 123 I11 132


0.E.BOUAGII1 1 94713 '90
15 313
13 524
1 17 (15IBATNIA 

12 .13 7 239 6,651 2 720 

.2015.,
JBEJAIA 
 3 99f
10 93
I 3173 9 706 I 10 . 

JBISKRA 4 "-) 64P455 .1 10 .15,6".I.4BEC:9AR 

23 63
 

19 .59 12 4:5 1 92-
BLIDA 3 0213 .0646 (021 1 32279 2r!5Ii3OUIRA -
3 273 1IITAMA&MASSET 1 4 i)44 


6-373
5 030 17 404ITE3ESSA 7 216 63732-0
17 435 20 723
26 767ITLEMCEN 357572 51:)13 117
17 239
ITIAET 1 3 9 
1 3 ' 36644 I35 67971214 535IT1'.iOUZOU 4 9*!9 

1 12 667 I10 .15 I10 64 
1 22 102ALGER 
 -.-,69 3 914 

TD.IELFA 13 307 ) 32f 4 977 4 
2 035

2 70. 11 717 I 11 02
4 ij37JIJEL 5 41512 070
12 416
T; .) 2 294342
iSETIF 445
:2r, r 17r (":.6 023ISAIDA 6 5
 

6, I 3 7n5 3 3 A6 I 
!7 4041SKIKDr, 3637 2". I

14 021

S.1.ABBES I1 ' 1794 3 3544 623
5 ':lAW,:.1ADA 314S6 2 I 


3 Q09 3 124 I0 467 I 
GUELAIA 3 149

I11 251 13 115 13 0 9 
15 757
CO'STANTI.E 4243 100 2I r.,i? 3 22212 1"3
IMEDEA 1 153


I 593 2 155 I 95 
I 715
1MOSTAG,1M1EM 547
2 6f 2 e,61 II 11 31 ..I1 f 5f-IM'SILA 1 745
1 779
I1 779
16 793
20 71'.
1MASCA.A I 139 9

3 , 491.5IP"2' I 7.5 
IOUARGLA 75 2 9"35 7F5 3 '.6?700,
i111&A! 


2 196
3 4:43 4c4
3 540
I 4 112
EL AAYDT 
IILLIZ 2 5 11 166 511 

3 35.
6. 709 3-35313 601
I3.P..R'IEI'LDJ 3 111
7 '40
4 46i4 1 9 '3607
BOUMERDES 42337
371
5 67,
8!203
TRF 
2 1 I 273 72 

..131 
E .

TINDOUF 500437 
7?31 I 793 I72


1 52?
ITISSEMSILT 42I1 474I 1 6399W
03 I ,
EL (tIED 
 1 122 qO

4 2'.S 6 320 
MLENC.IELN 5 114 4 44 0' 2 6-')4 40,'2 433
3 q74
SOUK AHRAS 3 33/.12
5 025 4 :
6 " 17", 947TIPAZA 3 110
15 64A
174
2.76 I16
4 439
IMIL\ 20 I:01:3

l 4L' I 1 157 I 1 
2 On'!IAI'i DEFLA 4 6 " 2 :5l' 4 6 1I239 

-

IMAAA I 4 M
I 105 I ')41

5 6'!3
f 7')
1A.TEMOUC.ETI I5 )42
7 3'.)7 5 176 

MIARDAIA 1 9 462 5 4?.. 4 124

5 501I
5 012
A :751ELIZANIE 

272 657 I 

I 2767 I1435 
544 306 7 68 

I ALGERI1E I 500 419 I 35 



__ 

RATIOS SIGNIFICATIFS
 

CONSTRUCTIONS ILLICITE
I PERMIS DE CONSTRUIRE (79-3') 
_ 

_ 
__ __ _ 

_ 
_ ___ _ _ __ _IWILAYATE I__ 	 _ _ _ _ _ 

% ACCORDES IRECE'SES % REGUL.%' 
IIDEMANDES XoJACCORDES 

_ 

%21 
_ _ _ _ _ _ 

_ 

I_ _ _ _ II _ _ _ _ I _ _ _ _ I _ 63 1 4, 26 1 4, 04ADFAR 15, S7 	 9, 
_ _ _ _ _ i _ _ 

1 6, 32 1 72 12 2 13
 
ICILEF I ', 73 	 1 7671 1 16, 42 10, 

54, 2t1I 33, 66
LAGIROUAT 	 . 

1 I 13, 7 12, *2 

IO.E.BOUAG'-I 	 32, 57 26, 23 

, 14 2, 43
 

21, 35 16,90 7 I 
IBATNA 	 3, 67
9, 714
4
27, 73 I17, 55 I
IXEJAIA 	 , 74
23 9$
60
35, 5 21, 35
BITSKRA 


( 0 55, 4-9 1 25, 60 
34, 32 22, 16
IBECUAR 


I 1, 25 1 0, . 
IBLIDA 26, 94 1 16, 94 A3 

1 4, 27 1 	 4
1 7, )-7 6512, 19
l.WUIA 
 I
 

53, 33 1 35, 3 n 
JTAMANRASSET 

33; ' 

1, 65 1 II, 60 70iTEBFq 
 7 1 ,5227,
oITLEMCEN 	 35, .*1 1 23, 32 65 
0, 93 0, 5:; 

2;t, I 21, 45 7 
ITIARET 
 37, 34 1, 45
 
ITIZI CUZOU 	 14, ql 1 9, 95 60 


i ,34 2, 02 
12, 90
1ALGER 	 7:43 5;! 

7, 29
1 9, 2S 
24, (P1 17, 39 70 

IDJELF. 
 23, 32 4, 35
 
9, "i2 5, 39 55 

IJIJEL 
 5, 11
I 6113,73

jSETIF 2-,, 74 24, 

5 
-4 

. 7' 3, 70 1, 73 
ISAIDA 24,2 I* 

., 3373 14, 62 

JSKIKDA 33, 16 24, 23 


:.), .07. 0, 07 
35, 99 29, 91 .3 

1S.f.ABBES 	 9, 37I , ('2 I66 I 4 
ANNABA I11, 44 9, 

07 24, Ti 
I 4!. 372

GUELMA 	 4, 5'
., 

CONSTANTINE I 22, 1I 1, 29 71 


4, f.7 3, 51
I11, 74 I
MCDEA 17, 66 	 2, 14, r2
16, 04 1 .. 
IMOSTAGANEM I1, 14 1 

4, 16 2, 4"_ 
IM'SILA 25, 92 i 17, 71 I' 

2, 99 2, 9: 
34, 94 2., 23 I [

IMASCARA 	 1 4, 5222, 2 

IOUARrAL 33, 75 1 2 3 


4: 	 4, 04 1 3, 1: 
IORAN 	 12, 24 1 5, 97 

1 13, 3,21, 22 

EL BAYADH 24, 17 1 21, 50 


5 -_
2, '97
55, 2!-,' 	 37IILLIZI 	 5,
7, 3776 49 
j1.B.ARRER IDJ 2*', 7 14, 


14, 42 4, 4 
1 45 52 

IBOUMERDES 6, 45 	
I , 27 0, 1 

15 I 454 69 
tEL TARF 	 2-, 


53 1 22, 26 4, 1 
25, 21
47. 94
ITINDOUF 	 3 2, n
 

6, 35 I , 45 54 1 

ITISSEMSILT 	 I 0, 14, '.)32 

IEL OUED 	 14, 9. 12, 2 

S3 24, 57 3,

I 19, 	 16, 51IKPENC'!ELA 
 'e 	

79 13, 95 :, 
SOUK AHRAS 1 3, 73 	 7, 70 

7, 74 5,
9, .27 A713, 7'"ITIPASA 	 5,

5, 11 62 2.- )7


4, 2.IMILA 
 3, 26 1,

2, 4.) 71 


JAIN DEFL-% 3, 52 

3: ., 50 

35, 34 23, 76 I 7 
INAAMA 	 , :'5 2,

7 I l", 52 643,
IA.TENMOUCHE4T 
22, 33 I 

12 31, 91 7"
G9A!DAIA 40, 	

73 ., 0 7, 
, 7512
IELLZANE 

72 12, 67 - 4, 
71 - 14, 551--20,
ALGERIE 




./25.
 

1) URBANISME 19"8:
 

I 1.T.U.E.

UD/PUP I LOTISSEMENTS LOGTS EN ZHUN 


KACTIVITESIETUDES 
 I ACHEVEMENTI(cimrnunes+A.3S) II
 
I I_ _ I _ _ _ _ _ IET__ _ _ _ _
 

_ __ 

PIROUVICEDES IVIABIL- ILANCES IlEALISEIETUDESIT.AVA

IWILAA AC-.EVESI 

_ _ _ 

0 I (: - I'----0 
-

IADrLAR I 0 I 0 .. O 

) 5 
5 3 1400 0 0 1 

ICHLEF 
 0 1 Fn I I 
1 5 I IIJACHOUAT 
 0 0


0 13r35 0 1 407 1 35C I 

IO.E.BOUAGHI 1 4 
 U,12 0
 

; IV.Y' 232 ( 1
1 11BAT")A 
 5m' 1 1771 0"550
! 214
1
IBEJA1M 
 15 1 414 I06 1 51 " 0

IBISKRA 
 2 
1J 10 0 2 

4 4 11153
BEC.1e I 

I "53 0. 0 I I -

BLIDA 

5 11121 1 510 4:3 -1 226 

lBOUti;A 1 15 -( 1 (1 o2
TAMAN2OSSET 

5 500 1 540 411 1 01 -.14,TEBESSA 2
0 1 330

I 4 2'9 12 i 0
TLEMCFI 
 -

" 7 A643 I 100 435 
ITlARET 


21 15 1 i '-*0" 351 I 
ITIZI OUZCUI 7 I A 

4 1 3 
-) I , 1097 1 130 1 2232 11f3 

IALGE 
 fl7 
21 I 132 f) 1:44 1 15)

DJEU,.i' o0 112i'1
C 41 .iJ1,IEL 
 3 
1 572 1 25:* 13:,7 1 ' 1114721 22
ISETIr 
 1I "11!6 -49Y 246,0 IISAIDA 01:
-4 6102 5" I
I
ISKIKDA 
 69 0 33""12'4 4IS.B.ABBES 01 1.I 1032 Cl

0 I1 )
IANNA BA1.6 n 0 I 15 126 1 0 I
IGUELMA 4 

0 1 C104!r
16502 112 1 3ICONSTANTINE 0 363 1 - I
140 1 23

IMEDEA 1 2 1 2 
I n 1 9,'0" 150 1 1.0O.. 195 1 - I 

MOS fAGAOE I I 
17 1 7 11561 1 0 1 460 212 1 0 1 

M'SIL. A 
'i AI 54') 

10 n3• r)
IMASCARA 0 1 " 1 

I 1 33,0 1 737 1 1'1 (79 1 
1IOUARGAL 
 :1 I 112 
1 4 1 1 ,279 1 I 

lORAN 

j 15 329 11 '9 I 

t 

I 
51 

- I 
EL UAYA!I 1 ' 0

1. 112/1 2331 5IILLIZ 1 
750 1 1351 2

1') 11 1".77 1)64l3.BI.ARE-IDJ I 1, 4!1' ' 
IBOUMERDES 1 7 1 7 

.I 126 1

1 3 '0Y 1EL TARF 1.3 I
24' 1Y


1 I1 1 I
TINDOUF 


I I I f I 12 1 1 1n() I I -
TISSEMSILT 


1 0 1 575 1 374 1 7.f 
IEl, OUED 1 7 I 1 

0 
27! 0 1 

1 1 2 11911 I 712 1 414 1 
SKIENCHELA I1131 -

I ,01M',. I 3!;

ISVUK A 
 -13 1 )5"1 3 1411 I 1" 
ITIPASA 


I 0 9"6 I 312 o, 
. 5 l15 5,I'U 
 -N 

2 50 I 0 ( )
"AIN DEFLA I 1 1 I ii ) I - I - I I 

. I -- .
,~AX,.~ 
-

A.TEMOU1'T I54 3 I I 54, 37 3.!6 0 -


I 4 " .2 " 12 I :

QI!c,,DA I: .' 

-2'.) 2G5
11354 1 474IRELIZA. '; 7 


1 202 154423 t 21605i 194,7 - 19I
S712 -- 272
IlER IE 


http:I(cimrnunes+A.3S


2) CONSTRUCTION 19,8M: 

ND1ICATEJ'Uq SI LIVAISONS EN LeGEMENTS PE[,M1S OE CONSTIUMRE 

SECTEU11 PUP.LIC SECTE'I ?21VE 

IWILAY'\ U.BA 1: ,RURAL DE.IAN )ES ACC.,RDES 

ADRAP. 
CFLEF 
LAG "OUA.T 
OUM. EL. BOU!Gl I 

BATNA 
IBEJA[AIsISK£I 

I'ICR.AR 
I!IDA 
iOU IR. 
ITAMAN"I'SSET 

ITlVJ'ESSA 
IT.EMCEN 
irl ET 
ITIZI OU'OU 
IALGER 
IDJELFA 
IJI.EL 
ISETIF 

SAIDA 
I IKDA 
SIDTI BEL Al'sES 

AIA RA. 
IGUELMA 
I CONSTANTINE 

MEDEA 
MQ 'TAG A EMl 
M'SSILA 

I
I 

I 

379 
5"5 
7. • 

1Pr$3 
4.-l 

2365 
5Y:) 

175 
137" 
3rl 

3:. 

1724 
371 
647 
461 

2*75 
250 
;56 

21 ' 

12'4 
14': 

5",' 
232 .: 

2.1) 

f2.5 
5:,2 
32' 

I 

I 

I 

125 
123r! 

250 
13r, 
153") 
335 
!4-: 
314 

11'5 
-,. 

471 
5'.3 

,524 
6:13 
342 
347 
911 
7G", 

323 
51:. 

3.4 
.14")5] 

1147 
470 
537 

I 

1 

1201 
1213 

I '.If", 
3 *-12 
30,4, 
6557 
174"-
1746 
3444 
3721 

1"7!% 

772' 
4513 
3, 
3436 
4"'. 2 
27::;3 
1154 
7737 
1I1 

23'i1 
2117 

;3' 
I 1115 

19q4 
3715 
3334 
534:' 

I 

1 
I 

I 

979 
3 

137*". 
7?157 
3113 
4144 

-:73 
1167 
2354 
2523 

731 

'1 
2661 
2)'.'2445 
2', 
313; 
2:67 

15 
-,42( 
1446: 

. a :11 
I"34 

,35 
773 

12 "7 
2770 
1 ' 2 : 
3VW) 

I 

I 

KN7' A 
OUAR.GLA I 
IO tMJ I 

lEL BAYED I 
11 .1 1".:-

I B AEI., N 
,9OUMERDEI 

iEL TARF 
TIN DOUF 
ITISSEMSILT 
IEl OUED 
1KIENCIIELA 

SOU'K A.'AS 1 

ITWIAZA 1 
MILA 
A1N DEFMA 

A MI 
iAIN TEMOUC14EMT 

GLA.DAIA I 
' ELiZ NFINE 

11 
14 2 

IP" 

" 
:.311 

71 
343 
I (-3 
3' 
934 

1375 
532 
'42r , 

16AM 
2,2 
2 '3 
7414 

1 
1 

I[ 

1 

I 

12s£ 

75. 
37 

'i" 
34; 
442 

L2,f 
)46" 
1:_ 
513 
7(,5 
72 

51' 
12'5 

3"A 
577 

1A3o 
336 
r."-2 

1,!.j 

I 

1 

I 

I 

463 

25 
25:V' 
1531 

64 2 

4 5 
2 '35 
22 5 

372 
73 

3253 
: . 

7,73 
3-)23 
1771 

754 

I" 
3"4 
258.5 

173" 

I
I 

3I3"12 

2 3 
72:' 

1312 
75 

2521 
1722 

IP74 
17'. 
3 

271 
13:?4 

212' 
1163 
552. 

7 36 
23"4; 

1V' 

-A'ERIEA 
37 10(5 31 004 124 47- 1,4 

I...

636 



3. RATIOS SIGNIFICATIFS : 198
 

"i
DE CONST.UiRE
PEGMIS
LOTISSEMENTS
ILIVRA.LSON LOGTSI 


ISECTEUR PUBLIC
 
•
RATIOS % 

IWILAYATE 

AMA? 

McLEF 

IAGHOUAT 

lOUH EL BOUAG'4t 

JBATNA 

JBEJAIA 

BISKRA 

BEC:!AR 

ULIDA 


BOUfRA 

ANRASSET 


ITEBESSA 


TA N 


1 L1MCEN 
1TIA-AET 

ITlZI OUZOU 

ALGER 
IDJELFA 

1JT.EL 
ISET'IF 

SALDA 

ISKI)A 
SIDI iFEL ABHES 


3-, 


IGUELMA 

ANM A 

CO'STANTUIE 


IMEDEA
MOSTAAE 

1.
IM'sI 
IMASCA.A 

IOU?'GLA
O^AI ,I 


IEL BAYADi 
IILLIZI 

B.B.ARVERIDJ 


.3,
I!;,UMERDES 
IEL TARF 


TINT JOUF 


ITISSEMSILT 

IEL OUE) 

IK..IENCHELA 
ISOU( m, As 

TLP A.AM]L: 


JIN~i DEFLA 
1NAAMA 
JAIN TEMOUCME"!T 
IARDA IA 

V:'ELIZ.ANE 

-
M A O RD 1

VIAB. 1%ACCODlDE DEICC

URBAIN + RU.RALICESSIONI 


2, 1- 64 5, 2 3 35 

1 

1, 72 

4, 4 

3, (" 
2, 5 

3, 6 

2, 7 

2, 5 

2, 
IL, 

1, 3 
5, P 6 
1, 2 

2, 6 
, 

, 
2, 5 

2, "I 
, :3 

1 , : 

2, 2 
5 
5 

•3, 4 

2, 5
1, 0 

,)0 

I 551 1 5"' 

.A I 77 

'9, 03 ' I 7" 
2, 121 (1,29 1 6 

I , 2 .1 0,I 3 

I1, 131 . 61 

1 5, "2 0 61 

11, 151 ' I ' 

I , A.;,71 6". 

I • I 6'... 

2, 191 1,51 6 

1, 711 0 1 5') 

I , :51 0 
O, 0O,'111641 :.',07 . t 

Ip4 
I 2,4 1 3,431 74 

,, 831 53 

, !.. N>.5 :3 

1 2, :1 1 77 

2, 211 Q. 7 

I 1, 331 1 87 

I , 241 o I : 

:1,0 1 

9 , 411 (1 1 65 

I , 211 (,,31 75 
I 1, " 0,2'I 55 

I 1, 69 1 5 1 

7, P4 1 6 
I -1 6, 25 

1 4, 55 3, • 

, 6 1 5, 6 

3, 4 1 2, 36 

5, 155, 45 

I 5, 35 1 3, 1
1 4, n3 1 3, 34 

I1 , 54 1 7, g' I 
I, 62 I 1, 13 

1 6, -. 3 1 3, 35 

1 5, '. 3, 9".
1 3, 5:1 2, 122, " 11 1, - 4 

2, 
15, 2 1 3, 5 
1 2, 2'" I 1, 22 

7,. 31" 6 , ".1 
1 7, 55 5, 2 
", - '1 3 

4, 51 3, 91I 
I 1, 1%4 1, 32 

2, 9:" 2, )7 

1 2, 3 I 1, 6 

1 5, 3:; 4, ;2
1 6 22 3, 41 

1, 3 
3, 37 
5, 47 
1 . 

1 2, 4L'I 
1, 571 

I11, :.21 
fI',571 

I 
' I 
2,411 
9,911 

3 

.."I 
63 
2' 

1 ., 35 

7, 7. 
1 :3,46 
1 2, 62 

5, 65 

5, 3. I 
7, 42 
', 76 

1 

1, 3"? 
25 
2, 49 

13 
, v) 

14, .5 

3, 5 

5, 641 
5, 13 
3, 6;: 

1, 451 
3, !):.1 
7, 551 

0, 41 

,'. 
11,151 
2,341 
" 

c 
' I 

5 
12 
53 
61 
49 
4-: 
5f 

, 34 
130, 74 
11-, 77 

4,.l2, 
1 7, 546 
121, 4r 

I 3, :3 

7, 47 
1 3, 59 
1 5, 7 

4' 
3, 6.* 

11:1, 2. 

I1, 53 

I 

I 

2, If, 
I, :') 

4. 5 

4. 1'2, 25 I 

7, 421 

3, )(l 
, 341 
, '3'l 

.,411 
3,041 

(,211
0' I 

,3
74 

55 
7o-
& 

7, 23 

2, 75 
4, ",-
3, 2. 

6,i 6775, 3. 

1, n, 
3, 2: 
2, 15 

~ I7 A',oI 1, 32 ', '3
j 1, 76 0 

lr/7 "9, 32I,,, 2 3 
2, 5 75 11', 7; I: 14i 

3, 321 [),121
2, 15 
I , 15 I -, v).

3, 541 'r3, 5 

3, ('2 2, 8;


2, '1 :),"' 69
3, :) 


5, 11 I3, 49 
2, 84, 224 35 6n Z 

ALGERIE 



