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. THE STATUS AND PROBLEMS OF HOUSING AND CONSTRUCTION INDUSTRY IN AFRICA ;

General appraisal

1. - Theé constructicrn industry over the perind 1968 to 1971 has constituted,
oen the average 9 per cent nf the grrss drmestic prrduct nf African countries,
This settor employs 124 per cent nf the total labrur force and contributes
60 per cent of the Gross Drmestic Capital Formation (See Table 1).

2e The building end ernstruction industry, in additien to its economio

. importance shown by the factors above, has very important sccial effects. On

the social scene, each individual would like to have his own dwelling; in
this way housing sets the character of all humen settlemenis. The problems
of housing often have important political side effects; of the 60 per cent
of total capital frrmstion devoted tr construction appreximately half, or

30 per cent, is deveted to housing and community facilities. This represents
‘about 3 to 4 per cent of the Grnss Domestic Preduct. Thus the average per
gapite the expenditure in heusing and community facilities in Africa is of
_the order of $6 per annum. Crnsidering that each househnld would like to

_own its own dwelling and thet the cests of a minimum standard dwelling is of

‘the order of US§500.00, the immensity of the problem of housing the increas-
ing pepulatien is clearly evident (see Table 2).

3. The housing and construction sector prrvide the physical evidence of
ecrnomic development and set the character of beth the rural and urban
environpment since by visual inspectinn one can establish a reliable estimate
of the standard of the economy., A major characteristic of the construction
industry is that it ls sensitive to» pnlitical and ecrnomic changes as well as
tn prnlicies of finsnce and banking. This is because the -main inpuis come
from government scurces which are generally interested in major eivil
engineering works, and which are often designed tn effect knrwn s~c¢ial and
economic changes. '

4., Atiention may be drawn to the importance of the crnstruction sectoer

and the need for its prroper management as a key sector in the ecrnomic l/
development of africa by the fellowing quotation from Professor Arthur Lewis)
".....the importance of construction is not generally realized; many people
think of capital fermation mainly in terms of insiallin machinery while in
truth it consiste t6 a great extent of building structures of one sort or
anrther; civil engineering is the key industry in capitel formation with
mechanic¢al engineering following s~me disctance behind. This has its
corollaries. One is that, given finance, the real bottleneck which helds up 7
a rapid acceleration of investment is the capacity of the building industry

tc extend itself. Another corcllary is that in earlier stages ~f ecrnomic
development the greatest need for capital is fer public works and public
utilities which in these days are not directly open to private investors.

So private investment is ~f limited relevance te the capital need of the

less developed cruntries.....”

-17 The Theory of Economic Growth.
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Table 1

GDFCF in Construction at Current Market Prices

Country, .

1

Dwell~ ': Non-4

Othefi‘ Total

g
ot
-
paif

Source:

1/
2/
3/

Included in other cornstruction

Percentage of GDFCF

Land aéqﬁisitinn imprrvement including plantation development. .

H ' ! e 1 al '
E E ing :residenus E con—- 1 of EGDFCE,
gurrency H H 1 tial ' ' struc (1) to - T
and year i ' 'building! t tien 1 (5) H
H . ! ! 1 work 1 (A
‘I 'I ) 2! E 3¢ J: _:'_ 5. E 60 ! 7'
- A ) %
Zambia (ml.Kwacha) GIFCP
225.3 1967 6.1 37.1 33.1 44.4 120,7 53.6 225,3
264.7 & 1968 5.6 50,6 45.4 101,6 74.0 175.6 66,3 264.7
253.6 1969 6.0 44.0 39.8 76.9 166.7 65.7 253.6
260.3 1970 § 2 2.2 9.3 92.0 179.7 57.6 312.l
Southern Rhodesia | o
(R§ million) : -
137.9 1968 23,7  21.9 32.9 89,7 690 137.9
169.6 ° 1970 - 32.6 33.6 26.5 104.4 61,0 - 171.7
212.5 1971 39.8 44.9 31.9 - 129,2-”59.0 219.8
South Africa
(Rand million)
2350m 1968 93 339 573 135 55.5 2350
2620 ,1969 442 404 : 657 _ 1503 57.5 2631
3139 1970 532 516 1,048 721 1769 56,7 3139
604 1971 615 631 1,246 786 2032 56,3 3604
- Tanzania ." -
(million Shs.) .
1950 - 1970 261 217 480 987 54.2 1815
2330 97 264 226 559 825 1384 59.5 2344
Swaziland -
(Rand million) . .
11.2 1967 2.4 1.6 1.1 6.0 53,7 11,2
10,7 1968 1.4 1.5 1.2 4.6 42.6 10,7
- Country reply for 1972 Yeerbook.
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7 Nigeria 3/; |
{E¥ million) .
S 243.2 1967 26,1 ~TTU75,9 70 © 102,00 42,0 67.8 169.8 71.1 241.8
S T255.3 . 1968 23,1 Tm==71,0 mme——— 94.1 37.0 50.8 144.9 66.5 217.0
S 2531 1969 20,5 79.3 © 104.8 41.5  69.9 169.7 64.5 263.8
" Maurd tius '
- Tmiliion Rupees)
145 1967 |
141 1968 , ' "
- 144 L 1969 3 ° 35 13 . 51 35.5 34 85 59 144
145 1970 4 33 23 . 60 41.5 36 96 55 145
184 . 197 3 38 n 71 38.6 42 1137 61.5 184

Zaire (miillion Zaires)

16.5 31.8 23,0 159&5

139.5 1968 2/ 9.1 6.2 15.3 11.0
216.7 1969 " 4.1 5.5 8.7 . 4.1 16.3 25.0 11.5 216.7
330.6 1970 " 4.18 7.6 13.9 4,18 22.0 35,9 10,8 ;3na6

 Punisia (million Dinars)

144.7 1969 140.0

146.3 1970 . : ' C 164,30
C174.3 0 VN - 174.3
" Morocgo (10 million DH) } : . o

2,610 1970 °  2/: 0.43 - 3.9 0,75 1,18 59 1.99

Libys (Lmillinp) - :
21004 1967 = 2/ memmme- 113.7 - 47.2  26.1 139.8 57.5 240.4

289.7 1968 VN e 2157, e S54.3  43.7 201.3 289.8
315.2 1969 L I—— T 9 47.15 52,0 201.0 63,5 316,0
Sudan (million L) ' '
0.5 1969 T S— 51.0 12,8 49.0 69.5 70,5
Ethiopia .
(Miilion Eth.$)
510 ST (S — 361.9 (AP 361.9 70,5 511,4
550 1968  —mmmmeee —362.8 5 A —— 362.8 65.5 554.1
500 IR R T —— 355 ¢ Brmm e TleOmmmmeeea=z355,5 71,0 500,3

Seurce: Country reply frr 1972 Yearbeok,

i/ The three eastern States are not included
2/ Includsd in nther censtruction.
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27 Included in other constructieon.

1. 2. 3. 4.

Kenya (million Shs.) o

1644 1967 1.6 12.5 10,2 . 24,3 30
L1874 - 1969 2.4 ©  16.2 = 14.2 ..32.8 . 35
, 2254 1970 - 2.6 17.1 7 [ 14.2 0 33.9 . 3.

Malawi (million Kwachas) J L
25.5 1967 1.0 11.0 47.5==—===—= 12.0. ° 53,5 25.5
37.4 1968 0,8 15.0 40, 32emeee—— 15,8 42.5 37.4
49.0 - 1969 1.2 . 26,3 56.18=—mu——o 27.5 . 56.0 49.0

- 48.6 1970 . 4&.6

Ivor Coaét -

(P00 million CFA francs) ' |
'61.8 1969 l o .67.8

Siefra Leone
{million Leones) :

5643 1969 0.1 11.8 1.9 24.5 12.2 26,0 46,5 56,3 .

Ghena (millien Cedis) | L
242 1969 . 2/ 101 ,’40.5 60 161 65.0 249 -
24 970 2/ 1o ©37.2 . 66 - 176 - 59.8 295

Snurc‘;éz\ Country :Eeply frzr 1971 Yearbook,
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Fixed Capital Formation in Construction
o ST e (Value-in million USS$)

Machinery
and

N\ Total Buildings Infrastructure
o - ' "7 eguipment

- NORTH AFRICA

Algelria (1963) 540 - - - - - -

- Egypt f19693 . 808 - - - - - -
Libye (1969) . 916 453 49.5 157 7.2 -~ -
Meropce (1970) 5.58 1.03 18.5 1.93  34.6 =~ -
Sudan (1969) 2.6 4,64 22,5  3.65 17.6 4.3  2L.2

WEST AFRICA
Dahomey (19€6) - 11.6 41.0 2,00 8.05 4,00 16,1
Gambia (1970) - 1.4 0,415 29.6 0.26 18.4 0.47 33.5
Ghana (1970) - 231 86,0 37.1 51.8.  22.4 55.5 = 23.0
Ivory Coast (1969) 248 - - - - - -

.- Malil(1969) 35.9 - - - - 6,75 16.8

- Maur#.tania (1968) 44 -— - - - 15.00 M-l
Niger (1966) 35.3  17.41  49.5 2.37 6.7 B.00 22,6
Figeria (1969) 400 122.1 .5 106 26.5 89.3 62,4

,  Sierta Lecne (1969) 73.5 17.6 24,0 15.9 .-21.6 25.2 34.4
Togo (1967) 46 10,18 25.0  14.4 - 35.4 9.55 23.5
Upper Volta (1966) 27.8 9.95  35.6 7.1% 25.75 - e

CENTRAL AFRICA

“Cameroon {1967) . 133,60 55,7 41.6  23.7 17.8 13.3 10.0

Zaire (1970) . 661.2 27.8 4.2  44.0 6.6 227,2 3.4

i
{
1

1/ P#rcentage of GDFCPF
| .
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(Value in million USS):Q

Infrastruc— Machinery f

Total - Buildings ture and
$ $ 4 % % qﬁuipfﬁft";
EAST AFRICA
Botswana 21968) 13.2 5.48  41.5 1.60 12,1 3.96 30,1
Ethiopia {1969) 250 - - - - - -
Kenya (1970) 15.6 4.59 2.4 2.85 18.3 4.875 31.2
Lesotho (1967) 6.91 5.71 82.5 0.27 3,9 0.93 13.2
_ Madagascar (1966) 88.0 - - - -~ 25.4 28.9
Malawi(1969) 64.0 - - - = 17.4 Te!
Mauritius (1970) 28.3 10,7 8.0 7,0 24.8 5.62 20,
. Swaziland {1968) 14.25 3.86 27.2 1.60 11,2 5.49 5T.
- Tanzania (1970) 256 68.0  26.5 67.1 25.2 78.0 Yo'B
Uganda §1970) 139 - - - - 52.4
+ Zambia {1970) 437 100,00 22,8 129.00 29.5 147
SOUTH AFRICA
Sbuthern Rhodesia 240 508 21.15 370 15.4 632 26.4
(1970) : : .
South Africa (1970) 4,140 1,340 33,5 9% 22,5 1100 26,6

Y T
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A /
Structlre of construction
: i "

"5, The employment characteristics nf the construction industry show, at the
" momentj very eratic chianges whioh lead to high costs and uncertainty of
- employkent, The censtruction industry by ite very nature employes a large
- number of unskilled and semi-skilled labour, it is in this way the employer
of the majority of rural emigrants o the cities and by sn doing transforms
‘ the = “u#al emigrant inte an urban dweller.

6. Tﬂe wverage structure-nf the crnstrmiction indusiry in Africe may be
. represdnte¢ by the table (see Table 3). It is clear from this struoture
.that the biggest-single investinr in crnstruction is the public sectors

- maintengnce end repairs accrunt for about 16 per cent nf the tntal annual
" invesimpnt. This would tend tn increase as the stock . -grows older; since
- at the ﬁnztial stages ~f ecrpomic development moet ~f the stﬂck is new,

- ‘and malnﬁenance ig minimal.

B Eh¢ 1ndustny is characteriged by a few big, usually frreign,oontractors
. who exefute mnst nf the major infrastructural works. These are fnllowed by
a8 number of medium-sized local crntractors who carry out maintensrice and ’
repairs ‘and specialize, ususlly, in the censtruction of dwellings. This
grrup’ fdrms about 30 per cent of crntractors in the industry. There is then-
8 largelnumber of artisans and private builders who are either individual
specialigts executing private contracts, e.g. plumbers, electriciane or
general mrtisans whr carry out individual orntractors. These crnstitute

50 tn;603per cent of all contractors in this sector.

- 8. The construction of infrastructure (rrads, dams, public buildings, etc.) -
is relatﬁvely mrdernized with the use of heavy machinery and cranes as
appropriete. This coupled with relatively low labour costs, from a better
paid and highly productive force, mekes for lower costs in this infrastructu-
ral sectdr. "he situatinn in the housing sector, however, is quite different.
Work in this secteor is still artisanal, preductivity is low and because

nf the lack of standardization costs are high, ~ften at the same level as

in the industrialized countries.

9. The prﬂduct‘nn of housing over the pest few years has been of the order
of three Mnlts per thrusand of prpulsatien while the need is of the order of
i0 te’ 3 its per thousand. The outputs »f this sector is lower in quallty
than #t should be, being the sectnrr which net only crnsumes the largest
izingle Inpestment rescurces but alse sets the character ~f the urban
envirdnment. .

/

© 10, The zhortage of skills in the building and tonstructiern indusiry is
acute ‘at the intermediate snd professicnel levels. Recent training
rng-ammed have tended t~ emphasize the training 2t the professinrnal
‘?englneerq, architects, town planners, quantity SUTveyors, etc.) level
-and a8t thq moment there is an scute shortage of intermediate (site
supevviSnﬁs, clerks of works, foremen, etc.) persrnnel. Thus while the
demand for professicrnal services is gradually being met from local sources,
8 cnn31deraole numbexr of intermediate persrmnel are still being recruited
from abrnaﬂ nften at high crsts. Thue in additieon t~ the high impnrt content
of building materials there is alsr a cAnsiderable import of technical
‘knnw—hnw 1gtn the crnstruction industry.

|
|




..um.awm.} 3 Y

- - A1l . New work Repair & maintenance Maintenance -

Sectors WoTK motal  Public  Private Total Public  Private oS percentage
of new work

—— -— o et . e e s Bt e st

dgrioculture, woumm&hw.
fighing, mining, o
guarrying 11 10.2 2.2 8.0 8.8 0.1 0.7 8

Manufacturing, includ~ ,
ing comstruction 12 11.4 2.4 9.0 0.6 0,1 0.5 5

Gas, electricity, water T 6.6 6.6 - 0.4 0.4 : - | 6

Transport, communica-
tions, roads and other

public services 24 16.0 16.0 - 8.0 8.0 o - 50

Trade, commerce and other

private services 5 4.5 0.5 4.0 0.5 - 0.5 10

Dwellings 35 31.8 0.3 31.5 . 3.2 - 3.2 10

Educstion 3 2.8 2.1 0.7 0.2 0,2 - o7

Health and welfaTre. 3 2.8 2.3 0.5 0.2 0.2 - 7
TOTALS 1o 86.1 32.4 53.7 13.9 9.0 4.9 16

W\ ECA rough estimates pending availability of accurate wwmcumw.

E/CN.14/B0U/104
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11, There zre rcnly fourteen schrols of engineering in africa and only eight
gchrnls ~f architecture and physical plamning. 411 these produced less than
2 thrusand prnfessicnals a year, whereas the therreitical need is about
10,000 gngineers 2nd architects.” Vocatinnasl training schrnls exist in most
cauntrleu but the output is smail -and the type of training progranmes they
‘frllow are not related t» the needs of the continent..

Construction Technology -

12, 4s stated zbcve, heavy mechanical equipment is used in.cemstruction.
The low level of maintenance of these equipment as well aa the lack of
continuity in the construction industry to keep these fully utilized
oonstitute annther cost factor in the construction industry. In. this
speozflo area there is need for long-term careful planning in order to make
optimal use of plant and machinery.

13, By the mid sixties, a few prefabrication plants had been established
mainly in North and West africa. These plants had a high level
technological content and were designed tr produce buildings out of heavy
load-bearing components. They have proved to be econnmically infeasible
principally because the local markets where inadequate for such high
capital invesiment. Thus all the heavy prefabricatien plants have been
unsuccessful because the lew level of productivity kept costs se high as
to put such prefabricated hruses out of reach of the average urban dweller.
Thus, it could be generally stated that the prefabricating plants so far
established in Africa have not taken intm acerunt the level of technology
needed, available labour and the size of the markets. Considering the

faoct that, very nften,the capital investments required for the big prefebri-
oating plents are ennrugh to satisfy, by traditirnal methods the housing -
needs of the urban areas in which they are located, it becomes clear that

at the present levels ~f housing need and demand a different approach would
bé needed tn utilize the available labour to prnduce dwellings by
traditional methrds but with improved techniques such as standardization,
modular co-ordination, etec. This approach is the ~pe adopted by the more
succedaful medium sized plants, requiring lower capital input, and employ-
ing available labrur as much as possible.

14. A large proportion of heusing by value is still constructed by.
tradlﬁlnnal methods. Because of the constraints mentirned earlier,
prnduat1v1ty is low and the quality is uncertain. Standardization is absent.
No attempt has been made, tr intrnduce mondular co-ordination tn any extent.
The natiocnal authrrities, with exception of few cases have not yet
promulgated building regulations which take local cenditirns rescurces, needs
and standardes into account. Because of the low level of intermediate super—
visrry building perscnnel it has not been pnssible to intrcduce techniques
whichk wruld intr~duce innovations inte the building industry, by the transfer
of knowledge on the building site.
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'Builg;gg,materialé

15. Inported building materials are becoming pnpulai and prestigenus in many

countries. Though traditional methnrds ~f construction are still widely in
use, locally prcduced materials are used mainly in the rural and peri-urban
areas. Without a definite government intervention it may not be possible to
reverse this trend, and encourage the use of lncal materials in the urhan
areas as well,

16, Table 4 shows both the value and characteristics of the building
materials which constitute the urban and infrastructural sector of construc-
tirn. The traditionsl sector uses earth, timber, lime and thatch, .though
these predominantly local materials form a considerable part (about 20 per
cent) of capital formatlnn, prinnipally in housing, its value is not ‘known.
It will be seen that nut of a tntal expenditure. of approximately 2,950 million
dollarsspent on censtruction in the modern sector, 1,935.77 million dollars
is spent on imported materials. Almost all electrical fittings and fixtures
are still imported. The resrurces of the continent in raw materials for
cement, iron and steel, ceramic and timber are adequate for her needs,

but the distributien .is such that there would have to be co-nperation between
States of the region toutilize African resources fully.

i7. As shown in Table 4, imported materials form more than 60 per cent
of the total consumption. Most nf these could be exchanged by intra—
African trade if the industries, menticned above, were so organized. The -
rresent situstion reflects the pnsition during colonial. times when all
materials were imported from the metrecpolitan cruntry. In spite of the
establishment ~f several cement producing in plants in the ceontinent

the situatlon has nnt szgnlflcantly changed. :

18. The energy resnurces requlred for the establishment of these basic
bulldlng materials industries are adequate though largely undeveloped. -0il
and natural gas are available in Nerth and West Africa. These could be .
harnessed for the preductirn of the basic building materials in thrse
regions, for export to the less endowed areas. The under-development of
productive resorurces has a limiting effect on constructirn activity. This
refers partiocularly to the develropment and use ~f local building meterials
and to the lack o»f c¢n-ordination, between governmental machlnery,‘eQuqat;nnal
and research lnstltutes, and the crnetruction industry. Not rnly is the
development and use .of local materials necessary but the better use of
present resnurces in order to reduce the cost of houses and related
facllltlea,ls also required. :

19. . There is ne shnrtage of natural resnurces in Africa as far as ‘cement,

llme, clay, me tallic rres, and wrod are concerned. In view of the electric

power 'and oil potential n»f the continent, the present scarcity of econemic

fuel and power dores not present an 1nsurmnuntable problem. In this field,
however, a sericus rbstacle is the relatively small national markets for
hougehold fittings, sanitary ware, hardware, etc., and this limitation is
further aggrevated by the inadequacy of transport links and suitable transport
equipment beth within individual countries and in groupings of c¢runtries.
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‘Tablé 4 o~
. (Value in million US$)
Consump~ Total Imports as & % . .
. tien : - doméasti¢ of total domesatic
Building masterials Tocally Imports consump- consumption
produced . tion
1, Cemént snd oement 90,90 | 346,60  T737.50 47
products’ - 25%
2. Iren and steel ‘
' prodpcxs - 34% 120,40 - 882,64 1,003,00 88
Cer ic prnducta )
inchuding gless and
Anthem Aon-metallic - A S
prodircts - 10% 118.00 117.00 295.00 60
4. Wond products — 17% 325.97  175.53  501.50 3B
5. Paints and varnlshes , .
- 4% | 59.00 59 .00 118.00 50
6. Elestical fittings |
and fixtures - 10% - 295.00 295,00 100
Total 2,950,00 65,

1,014.23 1,935.77

-h-G”uuggr.‘x ot

B SImnme =R I




E/cn‘14/nnu/104
Page 12

20, The bulky nature of some building materials makes it necessary to
locate indusiries near the point of utilization but for material such as
cement which ‘eould be transported for relatively longer distances, the
distribution of producing plants in Africa could be so arranged that within
any country the prices of cement produced on the continent is ne more than the
world price. Arrangements of this nature would require considerable efforts -
for international co-operation.

21. A persistent preblem of local building materials industries is that
their marketing arrangsments are alwayse tied in with those of imported
materiala. This situation makes it very difficult for locally produced
building materials industries to establish their viability on the loocal
markets. Before a break through is made to reduce the costs of leocally

prrduced building materials, it may be necessary to dISBOOIate thelr,
marketing from that of imported materials, .

22. - The most important problem facting African countries in the building
industries is that of high costs; this is caused by the marketing arrange-
ments mentioned above. Low productivity, caused by low level manpower has
aggravated the situation. In the land-lonked countries to which building
-materials would have to be transported, sometimes more 'than 2,000 km, prices
are as much as 2% times those at the coastal ports. These costs make the
esteblishment of basic infrastructure in these countries even more difficult
thus delaying their development.

23. Given the portion of Gross Domestic Product expended on construction
and an annual growth rate of about 7 per cent in the long run, there is no
doubt that the cnnstructlnn jndustries are going tn play & major rnle in the
eornomies of African countries in the future. This enormorus scope for
expansion dnes nrt seem to be realized in many development plans; the
result is that problems of the construction industries are not tackled
directly as they should.

'_232;2-5- (Value in million USSH)

1965 1972
GDPuvrvnsersnsessosossssnnnsossonsaanssnnss 22,980  54,000.00
Investment in construction v..svesvecececes 1,980 . 5,317,000
Expenditure of building materislee...ees... 1,100 2,950,00 )
Of Which AMPOTEEAecsavevrecesnsonrravenanss 600 1,935.77 L

Notes: Accunulated investments in comstruction over the perind 1965 to
1972 amounted to US$ 25,650 million
_jBulldlng materials imported nver the peried amount to US$14,850Rillien g
Propesed investment in building materials industries is approximately CE
US$ 370 million per year for the continent or 17.5 per cent of the "
annual building materials import bill.

1/ See paragraph 24.
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24, | This enormous capacity is indicated in Table 5. If as s management
decision we decide 1o invest 10 per cent of our expenditure on construction
ih Building materials industries we wruld find that we would have invested 2,560
‘mle| US$ by now. - But this would heve been much more than our absorbtive
cap city so that by now African dependence on imported building materials

d have been minimal.. It is worth noting that in 1972 the continent
~impa:ted 1,935:77 million US$§ of building msterials. The investiment

indicated abowe would have prrduced this amount ~f building materials with
enough for export. An examination of Table 5 wnould indicate the kinds
of management decisions that need be tsken with respect to the construction

gecyoT,

A

Pinance for housing and “infrastructure ‘

‘ r ‘ \ |
25. . Table 6 shows the wide variation ~f the terms of mortgage loans for
housnng. Because nf the long-term nature of housing and demand it is
essential to set up financial institutions which lend at much lower rates
of 1hterest. This would have the frllowing effects:

(a) : It would vitalize.the building materisls and crnstruction
© industry by creating & steady market; and :

{v) - Place housing within reach of many more more people.

.Thes§ advangdages would be more effective when crupled with standardization
and modular co-ordination.

Housing and construction policies

26, The majority of governments in africa have been trying to ensure that
considerable sums are invested in hrusing and that domestic rescurces be
used o the greatest extent possible in developing this.sector, However,

the dlze of the investment level is still crmparatively small and based

nn tme estimated nverall position given in Table 3, dwellings prnbably
accrunted for abrut 35 per cent of the wnrk drne in the construction 1nduatgy
in 1971 in africa. This wruld mean that abrut 2,100 million US$ were
invesited in housing in 1971,

27. t shruld be noted from Table 3 that as much as 99 per cent of new

housi built in 197® was fer the private sectrr; this is probably an over—
estimate but it dres indicate the gnvermment generally ~nly influence the
housing situation through indirect means. There are exceptions and the . -
more yecent policy appears tr reflect an increased desire for more direct
invrlvement in the development:~f housing. In many cruntries progress has
beew made in establishing machinery to deal with housing development but.
existing organizations such as housing corporations are generally under—
employed and their operations tend to be hephazard because ~f a lack of a
gtated policy and of a programme geared tn-econrmic develeopment, In a number
of cryntries also, too many autherities and depsrtments have a direct nr
indirdet influence on housing, making the co-ordination and execution of
prlicy difficult.

1
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. Table 6
o ,' . r'““"' 'l/ - | .
'Detalls of terms for house mortgsge loans '
] . . . PY .
Country Organization Per10¢ of repay~ ﬁate of 1nteres¢
: ment of loans : per annwut’
Botswana Commercial Banks o Not known but prnbably "Rot krown, bdbut proqfk
not in excess of 5 - .=bably those prevails
years. : _in the Republic of"
South Africa
“84—10 per cent.
Central National Development 5-10 years - 8~10 per cent i
African Bank "
Republic . : '
Eg?p‘t, Not named - Up 1o 15 years - ,5—5, per cent
Ethiopia Mortgage Company of ‘ 5 years - 8% per cent plus
' Ethiopia . : o - 1 per cent- .
additirnal on
approval of loan
Imperial Savings and © 16 years © Up tn 7 per cent
Home Ownership Public
Agsociationn
Ghana First.Ghena Building 5-15 years 9 per cént
Society ' '
Kenysa Hrusing PFinance Company 15-25 years C 8% per~6éﬁ%
Kbnya Limited . .
Liberia Commercial Banks 1-5 years 7 9-10 per cent
(Hnusing Bank proposed) ~ disceunted
o | initislly
Madagascer - A Social Welfare Bedy Up to 20 years '3 per cent
' net named ‘
Madagescar Natiocnal Bank 1€ years 5-7 per cent
" " n 5 years 8 per cent (50 per
cent loans for sums
in excess of 2.5
million Madagascar
franes)
Malawi_.' New Building Society Not stated 7% per cent Freehold

\

8% per cent Leasehold.

1/ Source: Country monegraphs and secretariat.

.
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Country

Period of repay~

Organization ment of loans

Rate nf interest
per annum

Nigeria

Sierra
- Leone

:Somalia

Sudan

Swaziland

Tenzenia

Uéanda

Zanmbia

Commonwealth Development Up to 20 years
Cerporatinn

Government

-Locgl Money Market

Caimse Immrbiliere et ‘15 yéars
Hoteliers '

Li] L1] 1" 15 years

Wesntern State Housing 1015 years

Corporation

Nigeris Building Society, Up to 20 years
Lagos

Not knrwn but prrbably
from Commercial Banks
as Boitswana

Credito Samale (Govern— 5 to 25 years
ment Commercial Bank)

Sudan Esteztes Bank 18 years
Sudan Estates Bank 18 years
Sudan Estates Bank not stated
Sweziland Credit and Up te 15 years

Savings Bank
Swaziland Building Sncieyy Up to 15 years

Bousing Finsnce Cempany 15 t0 25 years
of Tanzania Limited. .
Housing Finance Company 15 to 25 years
of Uganda Limited -

First Permanent (1962) Not stated.
Building Society, Lusaka

Approx. 8% per cent

4 per cent (on low-
cngt housing)

4-8.3/4 per cent on
ordinary loans

7% per cent

8% per cent

5 per cent

3 per cent frr low—
incrme grrupe loan
up to &35,2,000

3 per cent for middle—
incrme grrupe loan '
up to 37,000

6-9 per cent for high
incrmes over HS5450
per annum. Loans

up to E325,000

84 per cent

9 per cent
8% per cent

8% per cent

Not stated
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28. There is a trend by gnvernments tr formulate plans on specific operatlnns,
establish relevant machinery and commit themselves to the relevant polioy.:
What this trend needs is a gral whereby lncal allrcations and’ constructions

to housing can be seen tc be applied on an overall basis with more emphasis
and invelvement. Such measures should include more concentratisn on the
development ~f land snd local materials.

29. Mortgage credit has becrme a characteristic of mest of the prrgrammes -
in African cruntries ;/. There still exists some crntention as between home-
ownership and rented housing nwned by government and local government
apthorities. The trend is for mortgage credit to becrme the g¢rrnerstone of
housing activities, thus to aszsist in snrlving the key prrblem of low purchasing
power. Members nf african gevernments have taken a little time teo examine
this particular problem, and while it is not anticipated thst the peak in
housing ornstruction experienced in the late 195"s and early 1960s is likely
to be repeated, there iB ncw an apprecisatien that housing is a netional
problem and that nationel rescurces will have to be used tr satlsfy 8 nastinnal
demand.

3. In present financial conditions, it is belng realized that dependence
~cannot and sheuld not be placed ~n externsl funds for housing. Leocal srurces '
of funds such as the accumulatiorn of savings and deposits in local currencies in
banks, savings and loan assrciatinrns, and other credit institutions are
graduelly being brought intc use in housing. Some governments »f african
cruntries have recognized that they have recourse to the funds accumulated in
soncial security schemes, in pnst ~ffioce savings banks, credit unions, co-
'nperative housing srcieties, end even in tradltlonal sav1ngs srcieties,

all of which can be mebilized 2/.

31. Actien has been taken in srme cruntries t~ review the objeotive of
savings end loan assnciaticns wherehby credit facilities can be made

available tr the low—income grrups for housing. The ECA has made availsble
to the governments of member States drocumentation on metheds of establishing
savings and loan associations to previde hrusing credit together with
reacommendations en the terms of which credit could be made available.

It has been recognized that there is a need f~r incentives berth for the
persrn building his own house, and t~ the building crntractor who is prepared
to devote the majority of his time to hruse—bulldlng. "

17 See Table & o )

g/ ECA drcument entitled "Review of Sources and Methods of Financing for
Housing and Urban Development in sfrica’ (E/CN.14/HOU/64).

3/ The Role nf Sav1ngs and Loan Asgocistirons (E/CN.14/HOU/26); Morigage
Operatirns and mertgage securities in heusing (E/CN.14/HOU/27); The
Savings for Building System: A pattern te encourage private hrusing
finance (E/CN.14/HOU/36). : :
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the ntinent. The main causes of this rise in crsts are the lack nf proper
urban, physical planning crupled with the urbanization preblem and the hlgh
imporit element of building meterials “resulting in an annusl outlay in Africa
of abbut 2,572 million US deollars ';/- Mo element nf "1mpnrted
infla&inn"'will continue te have an influence on the rate of hrusing
produptirn, and domestic capital frrmation in African cruntries.

32. jfhe cost of infrastructiure projects and hou31ng is rlslng thrnughout

33. . It can be seen that limitations in frrmulating and implementing housing
policy sre numerrus but sn are the prrspects frr lhcreasing housing produc—
tion through a well-defined policy, plan and programme if certain new
apprraches and innnvatirns are emplonyed. :

34, Insofar as the prnspecﬁs for formulating housing policy and programmes
. or argas for action are crncerned, arrangements whereby each ministry of
gnvernment responsible for heusing has 'its ~wn ecrnemics unit have bheen

made in & few cruntries. It would seem that these arrangements are prnbably
the mﬂst effective and practical answer to the limitations which exist.

35. The ECA has been studying the effectiveness of ststutory executing
agencies such as hrusing corporatinrns as shown in annual reports and accrunts.
These weports and accrunts shrw that in relation o overhead crsts, the
‘building programmes ~f these agencies do not produce sufficient housing

nor dn' they have any impact on the improvement of existing dwellings.

Perhaps this is because the basis of planning has been the need for new
housing which seems to derive directly from the stetistical view of a
"houging deficit". Although governments have made substantial stakes in new
hﬂu31ng, their resmrurces are not unlimited and it has often been the case
that funds made available to executing agencles have run out before prnjects
have béen completed. A peséarch project has baen started at ECA, dealing with the
programming of infrastructure and housing which will attempt to show the '
sequence of events through land use, urban physical planning, and infra-
structural and building works, right down te the time ~f disposal of the land
-and buildings. The rnle of the statutory d&ecutlng agencies in these cnn-
diticna would be primarily that of a land developer but with sufficient
bulldlqg gctivity to set standards for dwellings and community. buildings.

The bulk of the dwellings wruld be built by the occupiers either through
contracitual arrangements or under self-help methods. These measures would
avnid ing up lerge sums »f public funds for leng periods at a very 1ow

rates of amortization of capltal invested. -

Phy31ca£ plannlgg and urban development

36. Most cnuntrles nf the region possess organizations for phy31cal and
regional planning. The densities of land utilizatirn are much lower then would
be required for optimal econrmic use of the availabls land in the urban

‘areas. !In certain residential areas of several African cities there are
densiths a8 low as one dwelling per acre., This results in very high serv1ce

" onsts per dwelling. On the nther hand those residential areas in the older

1/ The African Building Materials Industries (E/CN.14/EOU/34).
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parts of these cities have very high densities which result in unhealthy
conditions, These very near slum areas often do net have sdequate services
of water and access routes. With the exception of the Nerth aAfrican sub-
reginrn,very little has so far been done 4o rehabitate these very high
density areas.

37. A few countries have started research prrgramme in land use but their
findings have yet been incrrporated inte national standards for local and
regional planning. The rapid growth of the urban areas and the planning
problems assregiated with this growth have made government agencies
responsible for physical and regirnal planning aware of the need to
developt land at optimal dengities so that the crsts of services is
maintained at a minimum. Inadegquate research effort has, so far been
directed to this area, and plenning criteria cannnt be justified in local
terms, being arbitrary or copied from elsewhere.

38, Thus only a few cruntries have formulated hrusing and urban develop-
ment policies which take all the relevant factors into acerunt:

- rural-urban migration

.= magnitude nf demand .
.- incomes and financial rescources
= - land use :

~ financial institutiens, labrur, technelogy
~ building materials and their availability
- ather sectors of the ¢rnstruction indusizy
-  building regulations, standardizatinn,
modular co-nrdinatieon.

In the majority of the countries in - Africe,-housing and settlement ¢
development policies are nnly ad-ho¢ programmes which complicate rather
than simplify the prospects nf finding permanent snlutirng to these
problems. ‘

gocisl crnsiderations

39. In the Tield of housing and urbanizaetion the basic problem in Africa
has been the neglect of traditional scocisl attitudes not only in the
intarior layruts of the houses themselves but alsa, very often, in the
laynruts of towns and neighbourheods.’ The assumption made by planners

thet the physical structures would change ancial attitudes has been proved
wrong. The result is overcrowding inside the houses and the lack of
adequate public facilities in the towns.
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40, | The second problem has been caused by rural exodus. This has shown
itself as slums and shanty towns in towns and peri~urban areas. When.this
inorease csused by rural exodus is coupled with natural growth, the: danger
of iﬁe avercrowded areas nutgrowing the towns themselves is very imminent.
The bﬂcial disintegration of urban areas in this manner is obvious.

41. - There is no doubt as to the écrnomic viability of the marginal and

slum settlements in towns since in certain African cities (e.g. Nairobi,
‘Mathgre valley), the annual turnover has been estimated at more than 25 per
cent; of the total turnover of the City itself. The essantial thing however,
~is tb initiate policies which would integrate these marginal areas into the

" cities of which they are "sub-cities", Such policies should tske the

.

following into account:

{4) Cbild cere and training of adolescents;

(i) Neighbourhrod and entertainment facilities;

(i11) Sanitary facilities, water public lighting, etc.

| social welfare and c¢community development;

é(iv) " Employment and the encruragement nf small-scaele self-help
f “industries; ‘ ‘

() Social factors which lie behind rural-urban smigrationj
(vi) Qualities, skills and attributes which exist in slum

areas and which could be explnited to the benefit of
the marginal areas;

(vii) The prevgniion »f anti-social attitudes such as
vandaliemy, &tc. which arise from the stigma of
living in "low-class'" areas;

{viii) The reslization of the fact that “slums and shanty towns"
form an ecrnomic solution te the hrusing problem and
should be catered for by appropriate physical plannlng
measures such as site and service schemesd, etc.

i
ix) . Markets as points of social contadt in the Africen
context the merket as a factor in social evolutien,

42, n the peri-urban areas questirng of land settlement and use

creatd considerable smroial conflicts. Policies and programmes would be .
requised te evolve land use patterns which reflect the social attitudes
of thea people.

1
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43. Of the 60 per tent of finencial resources that go into housing and:
construction, half goes intr the previsisn of housing and ite related

urban facilities. 1In. the- fast urbanizing centres of africa, horizontal
housing as distinct from high-rise (vertical) heusing has been' very

typical. This is not surprizing since it is the best ‘transitisn from the
rural to the urban settlement. It also retains mogt of the features of
African life in as much as the ease of expanding the dwelling is maintained.
Densities in the typicsl traditirnel African settlement (e.g. Ibadan, Kumasi)
were gquite high at ¥-650 dwellings per hectare in spite nf the fact that in
theoge deys land was mnre readily available and none of the moderm constraints
imposed by the need for crmmon services and facilities were present.

44. The present irend is what has become known as the residential area.

. is a gtring of 'hamlets' or villas spread around at 510 dwsllings per
hectare. Infrastructure frr this type of urban grruping is very expensive.
This high o0st is not generally reflected in rents or financial amortization.
4 situation is created whereby substantial subsidies are channelled into
housing a certain soccial class.’ A% the other end of the scale are the well
known slums and shanty towns which nfficially have the status of a negleoted
gtep child ( the situation is rapidly changing for the better) which, as we
have seen earlier, have a significant economic role in the urban agglomeration.
The potential for decay in the former settlement is as high as the potential
to improve in the latter. The ratienal sclutien is to work out a system

of land use and the pronvision of infrastructure which has the highest
potential for improvement. This is the basic problem of the professirns
that deal with the physical evelution of the built-up environment.

45. The arguments concerning herizontal housing vis—-a-vis vertical

housing need not be repeated here. In Africa the preference for housing
and infrastructure based ~n imported materials and technigues has grown
out ~nf eonsiderations of status end prestige rather than these of needs.

-46. Given land, the available materials and teohniquesl/ag_well @e the
financial resmurces, horizontal housing (single storey; G+0) would
appear tr be the srlutioen which for the time being offers the follnwing
advantages: - e

(i) Low-cost of basic structure and relsted infrastructure
with regard to technical specifications end materials.

(ii) Eas® of expansion within land allocation tn suite -
changing family and living conditions.

1/ See document entitled "Materials and T@éhniques for Rural Housing"

(E/CN.14/HOU/T9).
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e
- (41)

(1iv)

Conclusion

development.

(1)

(vi)

(111),

requring the following acticns;

¥

king acbount of the situation nutlined immediately above the only
proble remalnlng is the courage tn accept and give official endorsement to

_ locally availasble materials and teohnlques and to have theme specified
where pproprlate for examples

3

Timber in Gaboh, Ghana, Zaire, Congo, Nigeria, Camernon;

—Stablllzed olay products in most African countries;

Coral and lime in most 1ocatlnns borderlng the
Indian oceans

Eesily cut and shaped stones in the rift vslley szone.

48. Im conclusinn, the foregoing survey of economic, sncial and technical
ernditions in the construeticn and housing field can be summed up as
the housing and crnstructicn problems can
be molved if an integrated approach is applied in both urban and rural

Thie integrated approach comprises:

an intrepid urbanization and housing poliocy for the
increasing number of hruseholds, as part of long-term

" development plannings;

imaginative physical planning for the ~ptimum use of
the land; .

a realistic policy promnting saﬁings and investment;

and the flow »f finance into the construction indusizysj

basic decisinns concerning quallty levels (hnu51ng
standard) founded ~n human needs and econemio
reality;

an intensive encruragement of research divided into:

functirnal research:
techno~physical research;
-~ iechno-economic researchj;

}

a suitable working method integrating research and
practice to achieve the desired grals.
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(vii) an effective public machinery for co-ordinating and
© -~ managing the housing and construction industry in terms
of building regulatinns, standards and administration,
budgeting and tendering proceduree, the supply and
marketing of building materials, manpower, productivity and
the capacity of the building industry.

49. Given the range of problems cutlined in this paper and the limited
capacities of the countries nf the region, very little onuld be achieved
without intensive co-operation of African governments.





