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Executive summary
This document outlines the findings from the application of CAHF’s Housing Cost Benchmarking and Housing
Economic Value Chain methodologies to Côte d’Ivoire. These two methodologies provide insights into the
composition and contribution to housing development costs in the country, as well as to the impact that
housing rental and construction has on the national economy.
Côte d’Ivoire is now a majority urbanised nation, with over half of all households living in urban areas and a
majority of household growth being focused in urban areas. Unlike many other urbanising societies, average
household sizes in Côte d’Ivoire seem to be static, and in Abidjan there are indications that household sizes
are rising due to housing scarcity, and an inability to meet the demand for affordable, decent housing in urban
areas. However, Côte d’Ivoire is fortunate to have fostered significant economic growth over the course of its
last five-year national development plan. This results in a solid and growing economy, and rapidly increasing
household incomes that provide a good platform for future household effective demand for housing. While
Côte d’Ivoire is expected to experience significant economic contraction due to COVID, this is likely to be
short-term only, meaning that its economy is poised for another five years of economic expansion.
Notwithstanding improved economic conditions and household incomes, Côte d’Ivoire’s housing market is
not yet keeping pace with household demand. Formal housing delivery is estimated to be very low,
potentially only reaching 15 000 units across the entire country in all market segments during 2020, whereas
urban areas experience a growth of around 120 000 households in 2020 projected to rise to around 134 000
additional households in 2025. While housing was a major focus in the last national development plan (2016
to 2020), an ambitious programme to deliver 150 000 social and affordable housing units over the last five
years was started by Côte d’Ivoire’s government. Unfortunately, this plan has not realised its targets, meaning
that many households who could afford adequate housing are unable to access this due to constrained
delivery of affordable housing units and limited housing finance availability.
The Housing Cost Benchmarking exercise calculates the total development cost of four different housing unit
specifications in Côte d’Ivoire: 65 m2, 55 m2 and 35 m2 bungalows and a 40 m2 eight-storey apartment. This
exercise shows that, when comparing the development cost of the 55 m 2 “CAHF House”, the development of
housing in Abidjan is the second-highest of seven countries benchmarked so far in Sub-Saharan Africa, just
short of Nairobi, Kenya which is the highest cost city. In comparison to the most affordable housing market,
South Africa, the cost of the same housing unit is 58 percent higher in Abidjan. Key reasons for this very high
cost are the contributions to total costs for service installation and construction, both of which are the highest
of all seven countries benchmarked to date. Considering the construction cost, while building materials costs
are high, it is the very high labour cost contribution that ultimately contributes significantly to the overall high
cost of housing development in Côte d’Ivoire. This analysis clearly points to the need for Côte d’Ivoire to
develop strategies to normalise the development cost of housing. Failure to improve this will negatively affect
the country’s ability to supply housing that is affordable to its households, even in the context of rising GDP
Per Capita and improving household incomes.
The application of CAHF’s Housing Economic Model methodology to Côte d’Ivoire was hampered by a lack of
current, defensible economic datasets to which we could apply our economic model. However, using a
combination of the limited economic information available, coupled with regional weights as a proxy, it is
estimated that Côte d’Ivoire’s housing construction value chain could have contributed XOF1 520 billion /
US$2.59 billion to GDP in 2019. This is estimated to comprise 69 percent intermediate inputs and 31 percent
gross value added. The challenges are that we have no way of estimating what share of Gross Fixed Capital
Formation relates to housing assets and that we are – in the absence of a recent and comprehensive Supply
and Use Table or equivalent economic analysis instrument - unable to determine the composition of either
intermediate inputs or gross value added in the housing construction and rental sectors.
Available information also enables us to estimate the expenditure of households on housing rents of XOF1
539 billion (US$2,62 billion) in 2019. Again, a lack of information limits our ability to provide greater clarity on
the structure of the country’s rental economy.
From CAHF’s other Housing Cost Benchmarking work we are able to make certain estimates of how housing
impacts the economy of Côte d’Ivoire. Housing construction has a significant impact on intermediate inputs
from the secondary (mostly manufacturing) and tertiary (services) sectors. The significant (although reducing)
proportion of local intermediate inputs contributed by Côte d’Ivoire’s secondary sector (manufacturing,
utilities and construction) and tertiary sector (services) will play an important role in driving local economic
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growth (particularly manufacturing) and service development as the housing market matures. Furthermore,
where formal housing is developed, this will contribute a high proportion of Gross Value Added to the Côte
d’Ivoire economy. To the extent that local developers and contractors are encouraged to participate in
housing development, this important value-adding activity will ensure local economic impacts. Furthermore,
the impacts of housing economies extend beyond these direct impacts. Indirect impacts from the stimulation
of upstream value chains contribute further economic stimulus to the local economy, such as through the
development of manufactured components used in housing construction. Finally, imputed impacts will also
assist to stimulate the local economy through, for instance, the spending of wages, salaries and profits earned
in the housing sector on other goods and services.
We know also that a majority of Côte d’Ivoire’s housing sector is driven through the informal sector. Informal
(un-regulated or partially regulated) housing development, as well as informal rental dominate urban housing
markets. As with many other major African cities, these two markets — informal housing construction and
improvement and informal rentals of small housing units — comprise very important economic sectors and
are responsible for a majority of accommodation provision, intermediate input (materials and services)
demand and rental income earned.
In conclusion, we identify six key recommendations to improve the understanding of, and grow the impact of
housing construction and rental on Côte d’Ivoire’s economy. First, we encourage the government of Côte
d’Ivoire to urgently design and develop national data instruments to assist with national and sectoral
economic impact analysis. The development of a reputable, up-to-date Supply and Use Table will be a very
important addition to national economic understanding, and will assist housing and other sectors to improve
their analysis of their impacts and workings in the national economic system. Secondly, we recommend that
housing be considered as a more important economic sector in the next Côte d’Ivoire National Development
Plan (2021 to 2026). The important roles that housing plays in social development (the provision of
accommodation and services) and as a national economic growth driver are critical. Raising the stature of
housing as an economic driver of GDP growth, as well as in the deepening and widening of Côte d’Ivoire’s
Secondary and Tertiary Economic Sectors have the potential to maintain the strong economic growth
trajectory and develop a new economic sector to assist with shift of Côte d’Ivoire’s agrarian economy to one
with greater emphasis on manufacturing and services. Third, we recommend that strategies be implemented
to substantially reduce housing development costs in Côte d’Ivoire. While rising incomes and overall
economic growth will offset high housing development costs, concerted efforts to reduce the costs of
infrastructure and housing construction will substantially deepen the housing sector’s ability to meet effective
demand for housing from middle and lower-income households. Fourth, a key focus area in improving
housing costs is normalising Côte d’Ivoire’s very expensive labour costs. We recommend a comprehensive
package of initiatives aimed at improving the number, quality and productivity of professional and artisan
labour to support more efficient housing development. Fifth, Côte d’Ivoire must build a robust local building
materials supply sector. Currently the country is losing its international competitiveness as a manufacturer
and exporter of building materials, and this is driving up imports and prices of many housing construction
inputs. Mechanisms to ensure a sustainable import substitution programme in building materials sectors
where Côte d’Ivoire has, or could develop export competitiveness will also substantially benefit the local
construction industry. Finally, we suggest more focus on planning and implementation of land release,
servicing and sales in Côte d’Ivoire’s urban areas. Provision of more serviced land will assist to normalise prices
for serviced land, which in turn will assist developers to identify, access and develop affordable housing units
for the local market.

This report was produced with funding from FSD Africa; UKAid and The French Development Agency (AFD).
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to be improved over time. The methodology, approach and data collection approaches are continually refined
to overcome specific constraints and challenges experienced during CAHF’s original fifteen country study and
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Glossary
Formal/planned areas: Planned and surveyed lands by municipality or privately — with title deeds/certificate
of right of occupancy. This can be for low, middle- and higher-income houses and earners.
Informal/unplanned areas: Un-surveyed and unplanned land without residential license or with residential
licenses. A residential license is encouraged in unplanned areas for purposes of tenure security and proof of
ownership. A residential license (which is regularly renewable) is issued by the local municipality and entails
information on property details, owner, term/duration of license, map of property and neighbourhood. These
areas are characterised by units made up of brick, block and cement structures and vary in terms of low,
middle- and higher-income housing.
Formal real estate agents/property managers: Generally referred to as land or housing agents that operate
in the formal (registered business and properties) sector.
Informal real estate agents are mostly unregistered agents that assist landlords with finding tenants outside
of the formal housing market.
Domestic production: The local (in this case, Ivorian) production of goods and services within a particular
geographic area — whether for consumption in that area, or for export.
Domestic supply: The supply of goods and services that meets both intermediate and final demand within a
country (in this case, Côte d’Ivoire) — regardless of whether those products were produced locally or
imported.
Economic value chain: An interlinked set of value-adding activities that convert inputs (for example, raw
materials, or labour) into outputs (for example, window frames, or geysers) in the process of producing both
intermediate inputs for use within other economic value chains, and final products.
Factor income: Income received from the different factors of production. Labour earns wages; land earns
rent; capital earns interest and entrepreneurship earns profits. In many instances the returns to land, capital
and entrepreneurship are combined and are collectively referred to as the gross operating surplus.
Final demand: The total value of goods and services that are purchased in their final form in an economy in a
given period. In national accounts terms, this includes products that are locally consumed by households and
by government, capital goods that form part of gross capital formation, and products that are exported.
Domestic production is also supplemented by imports in order to meet both intermediate and final demand.
Full-time equivalent employment: The hours worked by a “typical” full-time employee in a particular sector
or industry in a given period (day/week/month/year). The concept is used to convert the hours worked by parttime employees into the hours worked by full-time employees. For example, if a particular industry sector
currently operates on a basis where full-time employees work 40 hours per week, and three people are
employed on a part-time or casual basis to work 20 hours per week, their labour collectively represents 1.5
full-time equivalent employment opportunities.
Government consumption: Government expenditure used for the purchase of final goods and services. This
excludes government expenditure on capital assets, which are accounted for under gross fixed capital
formation.
Gross domestic product (GDP): The value of all goods and services produced within a particular geographic
area (in this case Côte d’Ivoire) within a particular period. It can be measured in three ways: i) as the sum of all
factor incomes (labour remuneration, interest, rent and profits) earned within the defined geographic area
(the income method); ii) as the value added in each sector of the economy (the production method); and iii) as
expenditure on goods and services in their final form (the expenditure method). The first two methods
measure the value of aggregate supply in the economy, while the third measures aggregate demand.
Differences in the valuation of each method arise because of the levying of indirect taxes and subsidies at
different stages of the production process, and at the final point of sale. The expenditure method is usually
valued at market prices and takes account of all indirect taxes and subsidies. The production method is usually
valued at basic prices and includes only indirect taxes and subsidies on production processes. The income
method is valued at factor cost and does not include any indirect taxes or subsidies.
Gross fixed capital formation (GFCF): The expenditure on capital assets (buildings, civil works, machinery
and equipment, transport equipment, computer and telecommunications equipment, research and
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development, computer software, mineral exploration, cultivated biological resources that yield repeat
products such as vineyards and orchards) and transfer costs. It does not account for the consumption
(depreciation) of fixed capital, and also does not include land purchases. The value of housing construction in
a particular period (adjusted for work on hand at the start of the period) is included in GFCF.
Gross operating surplus (GOS): Represents the aggregate of returns to land (rent), capital (interest) and
entrepreneurial endeavours (profits). This is often referred to generically as ‘returns to capital’. It reflects that
part of the value added by a company that is not attributable to labour.
Gross value added (GVA): Represents the payments (returns) made to the owners of the different factors of
production (labour, land, capital and entrepreneurship) by a producer of goods and services in a particular
period. It reflects the difference between the sales/income of the producer and the payments made to thirdparty suppliers of intermediate goods and services. The sum of the value added by each sector or industry in
an economy is equivalent to the GDP of that economy, but differences in valuation can arise due to the
inclusion or exclusion of indirect taxes and subsidies on production processes and products. GVA is typically
valued at basic prices or factor cost, while GDP is usually valued at market prices (inclusive of all indirect taxes
and subsidies).
Highly skilled employment: Employment requiring a high level of skill, often at a senior management or
professionally-certified level.
Household: An economic unit that consists of a single person or family or group living together and sharing in
the benefits and costs of shared housekeeping. This shared use of both the accommodation and the goods
and services consumed makes the number of households and the growth in that number an important
economic statistic in relation to the market potential for housing and consumer goods. The number of
households is typically determined in national and regional censuses and estimated in intervening years.
Household consumption expenditure: Expenditure on final goods and services by households, or on behalf
of households. The purchase of these goods and services may be facilitated by the factor incomes of the
households themselves (earned income), or from transfers and subsidies from government or individuals
outside the household unit (unearned income).
Household size: The average number of people in a household in a particular country or region. This is
determined by dividing the total population of that country or region by the number of household units that
are located within it.
Imports and Exports: An import is a good or service purchased by a buyer in the focus country from a seller in
another country. An export is a good or service sold by a seller in the focus country to a buyer in another
country. Imports supplement domestic production, but payment for them results in a financial flow out of the
country. Conversely, exports reduce the number and value of products available to meet both final and
intermediate domestic demand, but generate an inflow of funds into the country from which the products are
exported. For simplicity, we consider houses themselves to be supplied and demanded only within the
domestic market, albeit that small numbers of prefabricated houses may be exported or imported.
Imputed rent (also referred to as owners’ equivalent rent): Represents the opportunity cost of owning and
living in a property. Choosing to occupy a property that you own means that any rent that could have been
earned on that property is foregone. According to the OECD, “Imputed rents are defined as rental equivalents
— that is, the estimated rent that a tenant would pay for identical accommodation let unfurnished, taking into
consideration factors such as the type of dwelling (single-family or multi-family), its size (useable surface,
number of rooms), its facilities (running water, indoor toilet and bathroom, electricity, central heating, etc.),
its location (city centre, suburban or rural) and neighbourhood amenities.” 1 Failure to take account of
imputed rents in the national accounts makes it difficult to compare the GDP of countries with significantly
different levels of private home ownership, and — in the case of a single country with rapidly changing home
ownership patterns — to compare GDP from one period to the next. For this reason, the rental equivalent
value of owner-occupied dwellings is imputed and the GDP of the country (and its components) is adjusted
accordingly. Methods of determining the imputed rent vary depending on the nature and extent of the rental
market in that country and the data available. The accuracy of these estimates depends on the efficient
functioning of rental markets across the entire spectrum of housing options and locations. Côte d’Ivoire’s
1

Eurostat-OECD (2012), “Housing”, in Eurostat-OECD Methodological Manual on Purchasing Power Parities, OECD
Publishing. Page 138.
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Consumer Price Index (CPI) weights2 indicate that Ivorian households spent an average of 6.57 percent of total
expenditure on rents in 2014.
Informal employment: The informal sector or informal economy represents that part of the total economic
activity that is not registered with, and directly monitored by, relevant government departments and
agencies and not directly taxed (it will typically be subject to at least some forms of indirect taxation such as
value added tax). Informal employment relates to all people deriving income from this informal activity
through the sale of their labour. Because of its prevalence, most countries include some estimates of the
economic contribution of the informal sector in the construction of their national accounts. Côte d’Ivoire’s
national accounts do not, however, separately account for a contribution from the informal economy.
Intermediate demand: Demand for a product that undergoes further transformation through value adding
activities during a production process. The output of a particular sector or industry can be used to satisfy
either intermediate demand from other sectors and industries, or final demand. Intermediate demand
constitutes the intermediate inputs that enter other economic value chains.
Intermediate inputs: Goods and services that are inputs into a production process and that undergo further
transformation as a result of value-added activities during the production process. For example, bricks, sand
and cement are just some of the intermediate inputs that are used in the process of producing a house by the
construction sector.
Labour: Economic measure of work done by human beings. Labour is a factor of production that is
remunerated by wages and salaries and constitutes one possible source of income for households. Other
income streams can be derived from capital (interest), land (rents) or entrepreneurial endeavours (profits).
Multiplier effect: A multiplier effect is an economic impact that arises from an initial economic stimulus —
such as the sale of a house — that causes changes in other related economic variables (value added, output,
employment, tax collections, imports etc.). The cumulative impact of these changes is typically greater than
(a multiple of) the initial stimulus that caused them.
System of National Accounts (SNA):
The implementation of complete and consistent
accounting techniques for measuring the economic activity of a nation. Most countries have adopted an SNA
that complies with guidelines collectively developed by the European Communities, International Monetary
Fund, Organisation for Economic Co-operation and Development, United Nations and World Bank.3 The 2008
SNA was supposed to be fully implemented across African countries by 2015.
Net Indirect Taxes: The value of indirect taxes paid, less any subsidies received, by an economic actor or
sector. An indirect tax may be levied on part of a production process (such as a skills levy on labour
remuneration) or on a product (such as an excise duty or value added tax). Indirect taxes are levied on
spending while direct taxes (such as corporate tax or personal income tax) are levied on income.
Primary sector: Those sectors of the economy related to primary industries including agriculture, forestry,
fishing and mining and quarrying. They are often referred to as extractive industries because they extract
resources and products from the environment. These extracted products may be “renewable” or “repeatable”
- as in the case of sustainable agriculture and fishing - or “non-renewable” - such as metals and minerals
extracted by mining and quarrying.
Purchasing Power Parity (PPP): The notional rate at which the currency of one country should be exchanged
against that of another so that the same basket of goods and services can be purchased in both countries with
the equivalent quantity of currency. For example, if a basket of defined goods and services in Côte d’Ivoire
costs an XOF5 million and the same basket of goods and services costs US$10 000 in the United States, then
the exchange rate of the XOF to the US$ should be XOF500/US$ for it to represent parity.
Secondary sector: Those sectors of the economy related to secondary industries including manufacturing,
electricity, gas and water and construction works.
Semi-skilled and unskilled employment: Employment requiring less skills than skilled employment.

2

L’Institut National de la Statistique (2020). l’Indice Harmonisé des Prix à la Consommation (IHPC). 12 June 2020.
European Communities, International Monetary Fund, Organisation for Economic Co-operation and Development,
United Nations and World Bank (2009).
3
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Skilled employment: Employment requiring a special skill, training, knowledge, and (usually acquired) ability
to be productive. Organisationally, skilled employment typically includes artisans, supervisors and lower
levels of management.
Tertiary sector: Those sectors of the economy that produce and sell a wide range of services including
wholesale and retail trade, transport, storage and communication, financial, insurance, professional business
advisory, and community and personal services. Because of this the tertiary sector is often referred to as the
services sector.

Exchange rates used in this report:
2017

PPP$4 to Côte d’Ivoire West African Franc
(XOF)
PPP$1 = XOF253.75

US$1 = XOF580.66

2018

PPP$1 = XOF248.36

US$1 = XOF555.45

2019

PPP$1 = XOF245.23

US$1 = XOF585.91

2020

PPP$1 = XOF244.23 (IMF estimate)

US$1 = XOF579.80 (January to September)

Year

US$ to Côte d’Ivoire West African Franc (XOF)

Source: PPP$ to XOF exchange rates from International Monetary Fund 5, 2020. Annual US$ to XOF exchange rates from UNCTAD 6 2020.
Monthly averages for 2020 from Investing.com 7, 2020.
NOTE: The CFA Franc (XOF) is pegged to the Euro. Because of the potential for arbitrage, exchange rates against third currencies can be
expected to move in tandem with their respective rates of exchange against the Euro

At the time of completing the Housing Cost Benchmarking analysis, the exchange rate was R549,5 to the US$. In
order to ensure no undue changes to cost benchmarking data, this is the exchange rate that has been retained for
this part of the analysis.

5

International Monetary Fund. 2020. World Economic Outlook Database, October 2020. Accessed at:
https://www.imf.org/en/Publications/WEO/weo-database/2020/October/download-entire-database
6 United Nations Conference of Trade and Development. 2020. UNCTADSTAT. Accessed at
http://unctadstat.unctad.org/wds/TableViewer/tableView.aspx
7 Investing.com. 2020. Accessed at https://za.investing.com/currencies/usd-xof-historical-data
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Introduction
Our assessment of the role and contribution of housing to the economy of Côte d’Ivoire encompasses five
different components.
First, we examine trends in key socio-economic aggregates that relate to, or impact on, housing. These
include demographic changes as reflected in aggregate population growth, the split between rural and urban
populations, and the growth in the number of households; economic growth in both aggregate and per capita
terms, and sector performance and its impact on the structure of the Ivorian economy over time.
Second, we analyse the housing market. This includes a brief analysis of prevailing housing policy and
strategy, an analysis of income distributions of households in rural and urban areas and the impact that this
has on housing affordability.
Third, a number of standard housing typologies have been developed and used for costing in a number of
African countries. We benchmark the total development costs of these typologies in Côte d’Ivoire against
equivalent costs of the same typologies in these other African countries. This analysis takes account of both
detached and medium-rise housing typologies.
Fourth, we examine the macroeconomic impact of housing construction and housing rental activities on the
Ivorian economy. This encompasses a housing economic value chain analysis that seeks to quantify the scale
and origin of upstream links to intermediate input suppliers, the scale and composition of the value added
associated with housing construction and rental activities, and the origins of the demand for the output of
both activities.
Finally, we conclude our assessment with key recommendations aimed at ensuring that the social and
economic impact of housing on Côte d’Ivoire’s economy is optimised.
Figure 1: Components of the analysis of housing in Côte d'Ivoire

The context to housing in Côte d’Ivoire
The demand for housing is driven by the interplay of a number of different factors. Foremost among these is
the growth in the number of households, which is a function of both population growth and household size.
The latter can be influenced by both cultural norms and economic circumstances. It is also affected by
migration from rural areas to urban ones: new migrants to urban areas are often younger and their household
size is typically smaller than the rural households that they leave behind, but the act of their migration can
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also result in a decline in the average size of rural households as well. Other important contextual
developments include aggregate and per capita economic growth, and sector performance which reflects the
structural changes and policy choices made over time.

2.1

Demographic shifts impacting housing in Côte d’Ivoire

Côte d’Ivoire’s population is estimated to have topped 26 million in 2020 — up around 10 million since 2000. In
2016, the number of people living in urban areas exceeded those in rural areas for the first time, and by 2020
there were close to 900 000 more urban residents than rural ones. In recent years the increases in the
country’s urban population (450 000 in 2020) have been more than double those of the rural population
(under 200 000 in 2020). The United Nations8 estimates that by 2030, 57 percent of Côte d’Ivoire’s population
will live in towns and cities, and that by 2050 this will have increased to 67 percent.
Figure 2: Trends in rural and urban populations in Côte d'Ivoire
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In a housing context, it is the number of households and their growth that is of particular interest. However,
primary data reflecting these trends is not collected regularly, so the number of households needs to be
determined by dividing particular populations by the estimated average number of members of their
respective households. In the case of Côte d’Ivoire, the last estimate of the average household size was
determined as part of the Census conducted in 2014. This concluded that on average there were 5.4 people in
each of Côte d’Ivoire’s 4.17 million households in that year. While we were unable to find an official estimate
of the average household size in urban and rural areas respectively, there is data on populations, number of
households and average household size in Côte d’Ivoire’s departments and sub-prefectures.9 This indicates
that the average household size in Abidjan, which is by far the largest urban agglomeration and accounted for
24 percent of all of the country’s households and 21 percent of its population in 2014, was 4.6 people. We have
used this as a proxy for the average household size in urban areas. This means that there was an average of
6.5 people per household in Côte d’Ivoire’s rural areas in 2014.
8

United Nations Department of Economic and Social Affairs, 2019. 2018 Revision of World Urbanization Prospects.
Accessed at https://population.un.org/wup/
9 National Institute of Statistics, 2015. Overall results (of 2014 census) accessed at
http://www.ins.ci/n/templates/docss/RGPH2014D.pdf
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Using United Nations population projections for both urban and rural areas and these average household
sizes, we estimate that the total number of households in Côte d’Ivoire increased from almost 3.8 million in
2010 to over 4.8 million in 2020. Over this period the number of urban households is estimated to have
increased by about 843 000 (from 2.1 million to 2.9 million), while that of rural areas rose by around 225 000
(from 1.67 million to 1.90 million).
Figure 3: Estimated number of urban and rural households and projected growth in the number of households
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Projecting forwards, the total number of households will increase by around 120 000 in 2021, rising to around
134 000 additional households in 2025. The number of urban households will increase by an average of 108
000 a year over this period while the increase in the number of rural households will only average 18 000 a
year.
The projected growth in the number of households assumes that the average household size in rural and
urban areas in Côte d’Ivoire will remain at similar levels to that of 2014. While in many countries average
household size tends to fall with rising incomes10 — which is often accompanied by migration from rural to
urban areas —we currently have no evidence that this is happening in Côte d’Ivoire. The average household
size remained the same (5.4 people per household) between 2005 and the 2014 census. However, given the
strong growth in per capita incomes over the past 5 years it is possible that the average number of people per
household has fallen since 2014 which — for a given growth in population — will mean an increase in the
number of newly-formed households that need to be accommodated from what was estimated above. For
example, if the average size of urban households were to have fallen from 4.6 people to 4.4 between 2014 and
2021, it would mean that there would be an additional 125 000 urban households in 2021, compared with 101
000 under current assumptions. Conversely, if the average size of urban households increased to 4.8 people
per household over the same period, there would be less than 80 000 additional new urban households to
accommodate.

10

United Nations, Department of Economic and Social Affairs, Population Division (2017). Household Size and
Composition Around the World 2017 – Data Booklet (ST/ESA/ SER.A/405) notes that average household size has tended to
fall almost everywhere, including countries such as Brazil, France, Indonesia and Kenya.
https://www.un.org/en/development/desa/population/publications/pdf/ageing/household_size_and_composition_around
_the_world_2017_data_booklet.pdf
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2.2

Overall economic performance

Côte d'Ivoire’s economic performance in the first two decades of the 21st century is a “tale of two halves”. Real
economic growth prior to the Second Ivorian Civil War in 2011 was low, averaging just over 1 percent a year.
However, the adoption of the National Development Program (PND) 2012 – 201511, accompanied by
significant structural reforms, helped to support a turnaround. Since 2011, Côte d'Ivoire has been one of the
world’s faster-growing economies — averaging 8.2 percent a year till 2019. This is almost on par with the 8.7
percent average growth target contained in the 2016 – 2020 PND that was adopted in December 2015. That
program set five strategic pillars to guide policy-making over the period, namely:
I.
II.
III.
IV.
V.

Strengthening the quality of institutions and ensuring proper governance
Accelerating the development of human capital and enhancing social well-being by focusing on
improving living conditions, nutrition and education and expanding electrification to rural areas
Accelerating the structural transformation of the economy through industrialization
Developing infrastructure that is equitably spread throughout the country and protecting the
environment
Strengthening regional integration and international cooperation

It identified four sectors that would be leveraged to drive growth based on their comparative advantages:
agriculture and agri-business; mining, oil, gas and electricity; transportation and commerce; and
telecommunications.
A PND covering the period 2021 to 2025 is in the process of being developed. It will need to position Côte
d'Ivoire’s economy in a post Covid-19 world — although the country appears to have been relatively less
negatively affected than many others during the early stages of the pandemic. Up to mid-December 2020,
Côte d'Ivoire had fewer than 22 000 confirmed Covid-19 cases and a case mortality rate of 0.6 percent. The
fact that its primary international links are through agricultural exports has also helped to cushion the
economy from some of the pandemic’s direct effects.
Côte d'Ivoire revised how it calculates its GDP in January 2020, changing the base year from 1996 to 2015. As
a result, estimates of GDP were boosted by 38 percent in 2015, but the rate of growth in subsequent years was
slightly lower than was calculated with the pre-rebasing figures.
Figure 4 indicates the long-term trend in the country’s GDP at constant 2015 prices (left-hand graph) while the
right-hand graph contrasts its average annual growth rate between 2010 and 2020 with that of a number of
other African countries. The impact of the civil war is clearly evident in the graph on the left. IMF growth
estimates for 2020 were included in order to reflect the anticipated impact of the Covid-19 pandemic on the
economies of the countries included in the analysis. In the case of Côte d'Ivoire, growth is expected to slow
from 6.5 percent in 2019 to 1.8 percent in 2020. However, unlike many other countries its economy is not
expected to contract.

11

Republic of Côte d'Ivoire. 2018. Accelerating 2030 Agenda. April 2018. Accessed at
https://www.un.org/development/desa/dspd/wp-content/uploads/sites/22/2018/05/8-1.pdf
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Figure 4: Côte d'Ivoire's real GDP and comparative average annual growth rates between 2010 and 2020
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Figure 5 reflects the relative size of each country’s economy in 2019 at purchasing power parity. It is notable
that the two economies that experienced the slowest average annual real GDP growth (South Africa and
Nigeria) are substantially larger than the other countries included in this analysis. In 2019, the fastest-growing
economy (Rwanda) was still only 3 percent of the size of the largest economy included in this study. Côte
d’Ivoire’s economy was only 13 percent of the size of its regional neighbour — and was somewhere between
Uganda and Tanzania in scale.
Figure 5: Relative size of economies in 2019 at purchasing power parity
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2.3

Trends on the production and expenditure sides of the economy

The dramatic increase in the estimated value of Côte d'Ivoire’s GDP following the rebasing of its national
accounts attests to significant structural change in its economy between 1996 and 2014. This is — in part12 —
reflected in the average annual growth rates of different economic activities/sectors over this period. Table 1
reflects the average annual rates of growth between 1996 and 2016 for the activities that a) experienced the
most pronounced contractions in production; and b) the most significant growth in production — using the
1996 based system of national accounts. Generally, there were declines in animal protein production and in a
number of manufacturing sub-sectors, and increases in services, mining, energy production and beverage,
rubber and plastics manufacture.
Table 1: Sectors that experienced the most pronounced changes in production between 1996 and 2016

Activity/Sector Experiencing the Most
Pronounced Reduction in Output
Meat and fish production
Activities ancillary to cultivation and
breeding
Textile and clothing manufacture
Manufacture of wood and wood
products
Fishing and fish farming
Animal breeding and hunting
Manufacture of tobacco products
Manufacture of leather goods and
footwear
Manufacture of transport equipment
N/A

Average
Annual %
Change in
GVA, 1996 to
2016
-8.4%
-5.7%

Activity/Sector Experiencing the
Most Pronounced Increase in
Output

Average Annual %
Change in GVA,
1996 to 2016

Mining
Health and social work

11.60%
8.20%

-5.6%
-5.4%

Post and telecommunications
Business services

8.00%
7.60%

-5.0%
-3.4%

Electricity and gas
`Community, social and personal
services
Finance
Rubber and plastics

6.90%
6.80%

Beverages
Financial intermediation services
indirectly measured

5.40%
4.20%

-1.4%
-1.0%
-0.7%
N/A

6.40%
5.70%

Source of basic data: National Institute of Statistics, 2020. ComptesNationauxAnnuel_prix2009, accessed at http://www.ins.ci/n/

Figure 6 reflects the contributions of the three major sector groupings (primary, secondary and tertiary) from
2015 to 2019 at constant 2015 prices using the rebased national accounts (left-hand graph) and the relative
trends in the real value of output from these major sectors (right-hand graph). In addition, the right-hand
graph also includes the relative performance of the construction and other services sectors — which are of
particular relevance to this study.
It is notable that over this period, the contributions of the primary and secondary sectors to Côte d'Ivoire’s
GDP actually increased from 19.8 percent to 21.7 percent in the case of the former, and from 21.1 percent of
GDP to 23.3 percent in the case of the latter. This was accommodated by a relative contraction in the
contribution of the tertiary sectors, from 59.1 percent in 2015 to 55 percent in 2019.
The data in the right-hand graph indicates that the output of the secondary sectors increased by 41 percent
over this period, driven largely by very strong growth in oil refining (60 percent a year) and energy, gas and
water (39.6 percent a year). There was a contraction in agro-processing output of 1.3 percent a year over the
same period. The primary sectors followed closely behind, with output growing by 39 percent due largely to
increased food production for domestic consumption. The fact that this was accompanied by a decline in
agro-processing over the same period is an anomaly that suggests Ivorians consumed more
fresh/unprocessed food over the period. The output of the tertiary sectors rose by 19 percent between 2015
and 2019, due to strong growth in communication (16.2 percent a year), trade, catering and accommodation
(11.3 percent a year) and financial intermediation services indirectly measured (10.8 percent a year). These
strong growth performances were partly offset by contractions in transport (7.4 percent a year), finance and
insurance (3.6 percent a year) and other services (0.2 percent a year). The latter includes real estate services
12

One of the problems that arises from such long intervals between rebasing is that new industries may emerge that are
not captured at all within the existing sector structure that defines the base year and are therefore not measured in
subsequent years, or are significantly under-estimated.
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which is particularly relevant to this study because it incorporates the value added by activities linked to the
renting of accommodation to households.
The output of the construction sector has been volatile, growing by 34 percent in 2016, then contracting in
2017 and 2018, before staging a fairly strong recovery in 2019. The value added by construction was valued at
19 percent more in real terms in 2019 than in 2015. This figure includes housing construction, but we are
unable to isolate its share of total construction activity.
Figure 6: Real gross value added by major sector and construction and other services.
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Final consumption expenditure by households dominates the expenditure side of Côte d'Ivoire’s economy —
accounting for almost 68 percent of GDP in 2019, which is higher than the average of sub-Saharan Africa (65
percent) but lower than countries such as Kenya (82 percent) and Nigeria (73 percent). It was followed by
gross capital formation (almost 20 percent) and government consumption expenditure (10.4 percent). Net
exports (exports less imports) made up the balance, accounting for 1.8 percent of GDP in 2019. Between 2015
and 2019, the share of exports declined from 27 percent of GDP to 24 percent, while that of imports also
dropped – from 25 percent to 22 percent.
Expenditure on new residential accommodation forms part of gross fixed capital formation, but — as noted
above — we have been unable to identify any sources that indicate what the share of this type of asset is. It is,
nevertheless, concerning that the ratio of gross capital formation (which includes changes in inventories) to
GDP has declined in recent years from 23.5 percent in 2015 to just under 20 percent in 2019. If this decline is
allowed to persist, it is likely to undermine Côte d'Ivoire’s economic performance in coming years. An analysis
of the correlation between the ratio of gross capital formation to GDP and GDP growth in 180 countries
suggests that, in order to sustain real GDP growth rates above 5 percent a year, countries either need to focus
investments in those areas of the economy that yield the greatest growth benefits, or sustain a ratio of gross
fixed capital formation to GDP of 25 to 30 percent.
Figure 7 indicates the share of different expenditure components of Côte d'Ivoire’s real GDP between 2015
and 2019 (left-hand side graph), and the relative trends in each of these components (right-hand side graph).
The left-hand graph indicates that net exports made no meaningful direct contribution to the GDP in 2016
(the current account balance was almost zero), and a negative direct contribution in 2018, when the country
experienced a current account deficit. The right-hand graph indicates that government consumption
expenditure increased at the fastest rate, rising 41 percent in real terms between 2015 and 2019. By contrast,
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gross capital formation only increased by 7 percent, both exports and imports rose by 12 percent, and
household consumption expenditure by 32 percent in real terms over the same period.
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Figure 7: Value of, and trends in, the expenditure components of Côte d'Ivoire's GDP
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The contributions made to the growth of Côte d'Ivoire’s economy by each major grouping on both the
production/supply side (left-hand graph) and the expenditure/demand side of the economy (right-hand
graph) is shown in Figure 8. It indicates that between 2015 and 2019, just over 40 percent of growth originated
in the tertiary or services sectors, 31.5 percent came from the secondary sectors and 28.4 percent from the
primary sectors.13 The largest individual sector contributions to growth over this period came from the trade,
catering and accommodation sector (29.5 percent) and agriculture for domestic consumption (23.4 percent).
Transport made the largest negative contribution to growth (-10.4 percent). There were also negative
contributions from forestry (-0.1 percent), agro-processing (-1.2 percent), finance and insurance (-1.0
percent), and other services (-0.7 percent).
On the demand or expenditure side, growth in household consumption expenditure accounted for over 78
percent of all growth, followed by government consumption spending (14.5 percent) and gross capital
formation (6.3 percent). Net exports contributed less than 1 percent of the total growth in GDP.

13

Côte d'Ivoire’s National Accounts classify mining as a secondary sector, whereas many other countries treat it as a
primary sector. If the contribution of mining to the growth in the economy was shifted to the primary sectors, that
contribution would have increased to 30.7 percent while that of the secondary sectors would have dropped to 29.2
percent.
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Figure 8: Contributors to the growth in Côte d’Ivoire's economy on both the production (left-hand graph) and expenditure
(right-hand graph) sides

Source of basic data: National Institute of Statistics, 2020. Annual National Accounts from 2015 to 2019, accessed at http://www.ins.ci/n/

2.4 Per capita incomes
According to World Bank data, GDP per capita (which is an indicator of average incomes before taxes and
transfers) in constant local currency units decreased by an average of 1.1 percent a year between 2000 and
2010 in Côte d’Ivoire, but between 2010 and 2019 it rose at a very healthy 4.1 percent a year. This means that
in 2019, the average Ivorian was 43 percent better off than in 2010 and could purchase 28 percent more goods
and services than in 2000.
Figure 9 reflects the trend in real GDP per capita. There was a steady decline between 2000 and 2004 and
then another sharp (close to 7 percent) decline at the time of the Second Ivorian Civil War in 2011. Since then,
average real GDP per capita incomes before taxes and transfers have consistently increased at more than 4
percent a year.
A comparison of these trends with those of other African countries is reflected in Figure 10. We have again
included IMF estimates for 2020 in order to provide some sense of the anticipated impact of the Covid-19
pandemic on the different economies included in the analysis. All of the countries reflect some decline in real
per capita incomes in 2020, but the falls are most pronounced in South Africa (where real per capita incomes
are projected to drop by over 9 percent) and Nigeria (where a decline of close to 7 percent is expected). By
contrast, real per capita incomes in Rwanda are expected to only drop by 0.1 percent and those of Côte
d’Ivoire by 0.8 percent.
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Figure 9: Trend in Côte d’Ivoire’s GDP per capita in constant CFA francs
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Figure 10: Comparative trends in real GDP per capita
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Figure 11 shows the value of GDP per capita in constant PPP dollars in 2010 and 2020 (left hand graph), and
the absolute change in those values over that period (right hand graph). The average person in South Africa
enjoyed a substantially higher income in 2020 than the populations of the other countries studied. However,
South Africa and Nigeria are the only countries included in this analysis where the population will have a lower
standard of living in 2020 than it did in 2010. While the impact of the Covid-19 pandemic accounts for a
significant part of these declines, it exacerbates longer-term deteriorations in both countries. By contrast, the
populations of all the other countries included in the analysis should still enjoy standards of living that are
substantially higher in 2020 than in 2010 – even after Covid-19 impacts are taken into account. The average
Ivorian is expected to have a real income in 2020 that is 41 percent higher than in 2010, while the average
Ghanaian’s real income should be around 43 percent higher and the average Rwandan’s is expected to be 55
percent greater.
Figure 11: Changes in real GDP per capita between 2010 and 2020
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Côte d’Ivoire’s housing policy and market context
This section provides a brief overview of key aspects of Côte d’Ivoire’s housing market in order to
contextualise the housing cost benchmarking and housing economic modelling analysis in the next sections.
As with many African countries, Côte d’Ivoire’s large urban areas are predominantly rental-based. Households
that are able to secure access to land or housing construct basic accommodation, often with shared services,
which are rented out to households unable to access or afford housing for purchase. Over two-thirds (68
percent) of Ivoirian households rent, with rental rates in Abidjan estimated to be as high as 80 percent in
2015.14 The most common form of housing are informally developed ‘common yard’ housing or ‘band’
housing (comprising around 70 percent of all housing in 2015), known in other cities as tenement or backyard
rental units. These are small private rooms, often with shared spaces and common ablution areas.
14

Rental rates vary significantly between and within countries and cities. For instance, while just over one fifth of
Ugandan households rented housing, 71% of households in Kampala rent. However, this high level of household rental in
major African cities is not unique, even though it is concerning. Over 80% of households in Nairobi, Kenya rent their
dwellings, with similarly high proportions in Lagos, Nigeria (76%)
(http://housingfinanceafrica.org/documents/understanding-quantifying-rental-markets-in-africa-uganda/)
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Increasingly, shacks are being developed to house surplus households on illegally occupied land parcels.
Rentals for modest houses cost between XOF100 000 and XOF200 000 a month (US$171 to US$342). This
means that most middle to lower-income households have no option but to rent accommodation, and in most
cases, this is single-room accommodation costing around XOF 50 000 a month (US$86).
In response to a large and growing housing demand estimated to be between 400 000 and 600 000 units,
formal housing delivery in Côte d’Ivoire is limited, with CAHF (2020) estimating that only around 15 000
formal housing units were constructed during 2020 across the entire country in all housing sub-markets
(affordable, social and market housing).15 Further, CAHF (2020) estimates that Côte d’Ivoire has less than 700
mortgages outstanding16 even though mortgage terms are relatively favourable at 8.5 percent interest over
fifteen years.
Côte d’Ivoire’s sustained economic growth over the last five years has contributed to growing household
incomes, which will have a positive effect on long-term housing affordability. Yet, a CAHF study undertaken
in 2019 indicates that 94 percent of households surveyed earned less than XOF300 000 (US$513) a month.
Incomes are primarily derived from trade of goods and wages. Further, a 2015 study showed a total housing
expenditure of 14 percent of income (low compared to the internationally benchmarked estimate of between
25 percent and 30 percent), while in Abidjan it was estimated to be around 33 percent of income.
In response to growth demand for housing, an ambitious programme to deliver 150 000 social and affordable
housing units over the last decade was implemented by Côte d’Ivoire’s government. Unfortunately, this plan
has not realised its targets and seems to have delivered less than 10 percent of this target,17 up to the end of
2021 meaning that many households who could afford adequate housing are unable to access this due to
constrained delivery of affordable housing units and limited housing finance availability.
Housing does not yet feature strongly enough in Côte d’Ivoire’s national economic planning and
development. Côte d’Ivoire’s last National Development Plan (2016 to 2020) focused primarily on structural
economic changes through industrialisation, social well-being and infrastructure development. Yet, around
Africa more countries recognise the potential of housing to not only support social outcomes but assist to
drive economic growth agendas.18 The renewal of Côte d’Ivoire’s next economic plan in 2021 offers an
important opportunity for the country to more directly include housing as an economic driver.

15

Included in the list of developers looked at for this study are ADDOHA, Opes Holdings S.A., Ikdam Turc CI.SA, Alliances
Group, Palmeraie Développement and others who have delivered a range of housing options, from social housing to
middle and upmarket homes in new housing estates in areas such as Angré, Bingerville, Songon, Cocody Rivera, Port
Bouet and others. Yet, without exception, delivery rates are very low.
16 We note that limited information exists to corroborate this figure. This is an important statistic that must be improved
on in future. Oxford Business Group (2017?)) states that “…President Alassane Dramane Ouattara promised during his 2010
campaign to build 60,000 housing units, including 50,000 in Abidjan, during his first term in office. In addition to SICOGI,
which is currently overseeing the construction of 15,000 units, another 46 real estate developers, including four foreign
companies – Moroccan real estate developers Addoha, Alliances Group and Palmeraie Développement and US developer
African Business Development – are working on the government’s social housing programme, contributing around 36,000
units between them. Demand for the programme is high, with more than 75,000 applications received by January 2016.
Furthermore, more than five years after the election, only 5 202 housing units have been built, equivalent to 10% of the
government’s target. While additional housing units are ready, none have been delivered, partly due to still-pending road and
utility works, which are the responsibility of the government. Other factors have made it difficult to meet the original delivery
schedule, including, among other things, difficulties in acquiring land, particularly in Abidjan, and issues with mobilising funds
to compensate owners and for feasibility studies, as well as an underestimation of construction costs.”
(https://oxfordbusinessgroup.com/overview/home-sweet-home-new-players-spur-competition-government-worksfacilitate-access-home-loans)
17 There are no official statistics regarding delivery against the Social and Affordable Housing Programme. It will be
important for Côte d’Ivoire to improve on its housing delivery statistics if the country is to develop a more responsive and
delivery-focused housing agenda.
18 For instance, South Africa considers housing to be a critical social and economic sector and allocates significant public
budgets to achieving delivery targets. Kenya’s national development programme lists housing as one of the four major
pillars. Nigeria is driving ambitious housing delivery targets, with a specific drive to deliver affordable houses as a COVID
mitigation strategy.
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Housing cost benchmarking in Côte d’Ivoire
The above discussion shows a large and growing imbalance between what Ivoirian households can afford for
housing, and what is being provided by formal developers in the Ivorian housing market. While many
households would prefer to own accommodation, the imbalances in two of the key aspects of effective
demand, namely low affordability and an inability to find affordable accommodation to purchase ensure most
households are only able to afford very modest, rented accommodation.
We now turn our attention to understanding the cost composition of new housing construction in Côte
d’Ivoire in order to understand what contributes to housing costs in the country, as well as to compare house
prices in Côte d’Ivoire to other sub-Saharan African countries, and to identify ways in which formal housing
could be made more affordable to a greater proportion of households.
CAHF has undertaken a housing cost benchmarking exercise for Abidjan, Côte d’Ivoire’s largest urban
agglomeration, in order to calculate the real costs of housing construction in the country and to compare this
to other Sub-Saharan African countries. CAHF’s Housing Cost Benchmarking methodology enables the
calculation and comparison of the costs of a standard design and specification house across Africa. The
methodology also identifies key housing typologies in a country, defines a design specification for each, and
then develops a detailed cost breakdown comprising up to 300 discrete cost elements that are in line with
construction conventions across Africa. Five levels of cost breakdown are used to ensure that every aspect of
construction that contributes to the cost of a house is defined and captured. This costing is done in a
controlled way with clear assumptions, in order that different elements of the units costed can be compared
against each other, as well as between cities and countries where cost benchmarking has been undertaken by
CAHF.19 This enables an empirical comparison of housing costs across countries and between different
construction types within a country.

4.1

Overview of housing cost benchmarking

CAHF’s housing cost benchmarking methodology provides clear data on housing development costs within
and between African countries. This supports a more detailed analysis and understanding of the composition
of housing costs, and which aspects of housing development are relatively more or less expensive than in
other countries. In this way, the cost benchmarking framework assists to analyse the differences in costs of
alternative typologies and sizes of housing, which is a critical aspect of achieving affordability and scale any
successful housing development programme.
The cost benchmarking methodology constitutes a very detailed analysis of all costs involved in the
development of a housing project, from land assembly through to construction, marketing and selling. The
first step was to define the “standard” CAHF house, quite a challenge within the complexities across divergent
cultures, practices, geographies and climates, and given that no single, idealised standard house exists in any
country or across all countries. The standard plan and specifications of the CAHF house were developed
through extensive surveys of affordable housing typologies in a number of countries, and consultation and
brainstorming with practitioners in those countries. Using the same process, a range of additional standard
products or typologies that could potentially be considered for affordable formal urban housing development
was selected.
The main steps in the process of costing and analysis are:





Establish the benchmark products or typologies, using the following criteria: the products must be formal
urban units that are bondable, code-compliant, replicable at reasonable scale, contractor-built using
conventional technology, and fully serviced (on-site or grid-connected or combination).
Develop/select typical plans and specifications for the products chosen.
Quantify each product by measuring in detail all the elements down to level of individual item of work or
step in a process and producing a bill of quantities and cost items.
Break down items into primary resource inputs – land acquisition and associated transaction costs,
development approvals (from environmental and town planning through to building plans and

19

CAHF has completed Housing Cost Benchmarking studies over the last three years in South Africa, Nigeria, Rwanda,
Kenya, Tanzania and Uganda. An earlier version of the cost benchmarking was undertaken across sixteen African
countries.

CÔTE D’IVOIRE: ECONOMIC IMPACT OF HOUSING CONSTRUCTION AND RENTAL ACTIVITIES | MARCH 2021

13





construction permits), contributions payable to local authorities and /or utility agencies to external trunk
infrastructure, labour, materials, preliminaries, overhead and profit for internal reticulation services,
building construction and associated site works, professional fees, other capitalized development costs
e.g. construction finance cost, marketing, etc.
Establish typical rates and costs for the city studied, based on desk-top studies, key-informant in-country
interviews, supplier price lists, project costings provided by contractors, developers and professionals
where available.
Insert the above into an Excel-based input template comprising some 500 individual cost line items.
Automate calculations in the Excel input template and calculate total cost per input, per unit, per m 2
(local currency & USD).

The benchmark products have not necessarily been built in exactly the same form in any of the cities
benchmarked but similar typologies were observed in various developments and cost information from those
used in the costings. Costing the variety of actual built products across different cities rather than the
standardized benchmark products would make comparison on like-for-like basis very difficult. A more
detailed explanation of the housing cost benchmarking methodology is outlined in another CAHF
publication.20
The costings are based on new housing, developed by private developers for profit, on land acquired for the
purpose, and are inclusive of all land and associated land conversion costs, planning and construction
compliances and approvals, bulk and internal engineering infrastructural services, construction costs and
associated professional fees and all other capitalized development costs. The scenarios for each housing
typology (K1 to K4) are shown below.
CAHF has selected Abidjan as the city for the housing cost benchmarking, given that it is the largest urban
complex in Côte d’Ivoire. Four housing typologies have been selected for benchmarking: two different sizes
of detached housing units (55m2 and 65m2 units), a 35m2 Bungalow and a 40m2 unit in a high-rise (eight
storey) apartment block. A brief description of each one is provided below:


K1: ABIDJAN 55m2 “CAHF House” – 46 m2 two-bedroom, one bath house with 9m2 veranda = total
55m2 (2020 prices), on 120m2 plot, developed by a small-scale developer in a 20-unit development



K2: ABIDJAN 35m2 Bungalow – 30 m2 one-bedroom, one bath house with 5m2 veranda = total 35m2
(2020 prices), on 120m2 plot, developed by a small-scale developer in a 20-unit development



K3: ABIDJAN 240 x 40 m2 two-bedroom apartments in 2 x 8-storey blocks with lifts (2020 prices), on
4800 m2 plot



K4: ABIDJAN 65 m2 Bungalow – three-bedroom, 1.5 bath house on 250m2 plot. Built to normal
mortgage finance standards in a 500-unit large-scale development

These specific typologies have neither been selected because they are necessarily the best, nor the only types
of affordable housing that are required in Côte d’Ivoire. Rather, they offer a profile of different housing sizes
and types that can be used to build an understanding of how Côte d’Ivoire’s housing market can adapt its
products to better meet demand. CAHF’s Housing Finance Yearbook (2020)21 indicates that the smallest
developer-built house in Côte d’Ivoire is indeed 55m2, indicating that our choice of typologies and sizes is
appropriate. The need to develop more affordable, financeable housing in Côte d’Ivoire will be a sustained
effort, and CAHF aims to support this process by indicating how formal development may begin to target
products that are affordable to more households. While these four typologies offer a good start to this
process, CAHF notes that our ambition is to drive acceptance of units that are even smaller, are of different
typologies and can be formally developed and financed.
One of these four typologies for Côte d’Ivoire is the “55m 2 CAHF House”. This is a standardised two-bedroom
free-standing bungalow-style house design and specification that CAHF uses to compare housing costs across
Africa. By using exactly the same specifications and quantities for analysing its construction cost in each

20

Gardner, D. and Pienaar, J. (2019). Using CAHF’s Housing Cost Benchmarking Methodology to Analyse Housing Costs in
Fifteen African Countries. CAHF. 19 May 2019.
21 CAHF (2020) Housing Finance Yearbook (Côte d’Ivoire Country Profile).
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country, we are able to compare components of the construction cost across countries and cities in Africa.
The detailed specifications of this “CAHF House” are given in Annexure A.
Table 2 provides a brief description of the four ‘CAHF housing typologies’ used for the Côte d’Ivoire Housing
Cost Benchmarking exercise, along with the total calculated costs of each one in US Dollars (USD) and CFA
Francs (XOF).

Table 2: Housing cost benchmarking of six housing typologies and total costs (2020)

Source: Own calculations from CAHF Housing Cost Benchmarking model. The dollar prices are calculated from the local currency (XOF) input
costs collated, based on the prevailing exchange rate at the time of the cost benchmarking ($1 = XOF 549.5).

These total costs of the four typologies are aggregated from the detailed country-specific cost inputs entered
into the standardised Bill of Quantities for each defined housing typology. The table above shows that the
development costs range from the most affordable (the 35m 2 unit costing US$49 105) to the most expensive,
the 65m2 unit costing US$74 720. These costs are analysed further below.
The total development costs are a combined figure obtained by adding the total costs of seven Level One cost
categories: A. Land Costs; B. Infrastructure Costs; C. Compliance Costs; D. Construction Costs; E. Other
Development Costs; F. Developer Overhead and G. VAT / Sales Tax. Level Two categories break these down
further into discrete cost categories. These two levels are outlined in Table 3 below, along with their
calculated costs in US Dollars for the six typologies in Abidjan, Côte d’Ivoire.
Costs and prices were obtained from multiple sources, too numerous to list here. Sources included public
bodies such as the Ministry of Housing, and private organizations, including among others:





Land — extensive online collation of land sales on websites of realtors; various reports on land prices,
and cost breakdowns of private developments
Compliances and approvals — cost breakdowns of development projects by a number of developers,
public entities, World Bank and other publications
Infrastructure services — cost breakdowns of development projects by a number of developers,
public entities, World Bank and other publications.
Construction costs and associated professional fees — cost breakdowns of development projects by a
number of developers, building materials suppliers
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Table 3: Level 1 and Level 2 costing categories

Source: Own calculations from CAHF Housing Cost Benchmarking model. The dollar prices are calculated from the local currency (XOF) input
costs collated, based on the prevailing exchange rate at the time of the cost benchmarking ($1 = XOF 549.5).

The above figures are shown as percentage of total product cost in the table below.

CÔTE D’IVOIRE: ECONOMIC IMPACT OF HOUSING CONSTRUCTION AND RENTAL ACTIVITIES | MARCH 2021

16

Table 4: Level 1 and Level 2 costing categories (as percentage of total cost)

Source: Own calculations from CAHF Housing Cost Benchmarking model. The dollar prices are calculated from the local currency (XOF) input
costs collated, based on the prevailing exchange rate at the time of the cost benchmarking ($1 = XOF 549.5).

Table 3 shows the significant inputs that comprise total housing development costs. Often, debates on
affordable housing face the difficulty of not having a comprehensive list of all costs included in calculations
and CAHF believes having a standardised format and set of costing assumptions for determining and
presenting housing costs offers a solution to this. The specific cost breakdowns are discussed further later in
this section.
Level 2 to Level 5 cost categories disaggregate the development cost data down to the level of individual
inputs (such as window frames, geysers, cement, blocks, individual plumbing or electrical components). In
addition to the building materials costs, other costs are also included, such as labour costs, fees and licensing
and finance costs. Table 5 shows an indicative breakdown from Level 1 to Level 5 for finishing products on the
CAHF 55m2 house in Abidjan, Côte d’Ivoire in relation to construction labour and materials costs related to
general finishes.
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Table 5: Example of five level cost breakdown – finishing, labour and materials

Source: Own calculations from CAHF Housing Cost Benchmarking model. The dollar prices are calculated from the local currency (XOF) input
costs collated, based on the prevailing exchange rate at the time of the cost benchmarking ($1 = XOF 549.5)

Table 5 demonstrates the high-level detail of CAHF’s housing cost benchmarking approach. Having this data
means too that developers and policymakers are able to test specific cost assumptions, and all inputs to this
model are changeable based on better or newer data availability.
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4.2

Benchmarking housing development costs for Abidjan, Côte d’Ivoire

Figure 12 shows the wide variation in the total costs of the standard 55m 2 CAHF house across the major cities
in seven African countries, from highest to lowest estimated cost. The cities selected for comparison with
Abidjan, Côte d’Ivoire are Pretoria in South Africa, Lagos in Nigeria, Kampala in Uganda, Dodoma in Tanzania
and Nairobi in Kenya. Note that as these cost benchmarking exercises have been done between 2018 and
2020, the older benchmarked costs may have increased with inflation.
This comparison shows that the cost of building this basic 55m 2 mortgageable house in Abidjan is the second
highest of the six countries at US$62 815. The highest is Nairobi, Kenya at $65 300, making Abidjan’s housing
cost only 3.5 percent lower than Nairobi. At the other end of the scale, South Africa’s total cost of US$40 199
means that housing in Abidjan is 56 percent more expensive than in Pretoria.
Figure 12: Cost comparison of the standard CAHF house (2019)

Source: Own calculations from Housing Cost Benchmarking model. The dollar prices are calculated from the local currency input costs
collated, based on the prevailing exchange rate to the US Dollar at the time of the cost benchmarking for each country.

This analysis indicates that — relatively speaking — Côte d’Ivoire’s aggregate housing costs are the second
highest in the sample of six countries in sub-Saharan Africa, and very close to the highest benchmarked city
(Nairobi, Kenya). This therefore indicates that significant potential exists to substantially reduce housing
construction costs in Côte d’Ivoire. Specific instances of such potential cost decreases are analysed below.

4.3

Housing cost breakdown for Abidjan, Côte d’Ivoire

We now analyse the breakdown of the housing costs in Abidjan, Côte d’Ivoire. Figure 13 shows the cost
breakdown into the Level 1 cost categories in Abidjan, Côte d’Ivoire (A. Land Costs; B. Infrastructure Costs; C.
Compliance Costs; D. Construction Costs; E. Other Development Costs; F. Developer Overhead and G. VAT /
Sales Tax). The cost breakdown shows that the majority of the total house cost is for construction-related
inputs, but construction still comprises less than half of total housing costs at 48 percent ($30 157) of the total
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house cost. The next largest cost categories are VAT (15 percent / $9 182); infrastructure (14 percent / $8 975);
other development costs (7 percent / $4 193); developer overhead (6 percent / $3 973); compliance costs (6
percent / $3 799) and then land cost (4 percent / $2 535).
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Figure 13: Cost breakdown of the standard CAHF house in Abidjan, Côte d’Ivoire (2020)

Source: Own calculations from Housing Cost Benchmarking model.

4.4 Comparing housing cost components across six countries
We now compare the Level 1 cost breakdown across the six benchmarked African countries. Figure 14
compares the Level 1 costs of the standard CAHF house across the five cities (A. Land Costs, B. Infrastructure
Costs, C. Compliance Costs, D. Construction Costs; E. Other Development Costs; F. Developer Overhead and
G. VAT / Sales Tax). Costs are compared in monetary terms, and below that as a percentage of total
development cost.
When comparing costs in Abidjan, Côte d’Ivoire to the other countries, it is notable that construction costs are
the highest of all countries at $30 157. Further, infrastructure costs are also calculated to be the highest of the
seven countries at $8 975. These two cost elements comprise a total of 62 percent of housing costs in Abidjan,
and are identified as the major factors requiring policy attention to bring Abidjan’s housing costs down over
time.
Other development costs are in the middle of the range at $4 193, just above Kampala, Uganda and Dodoma,
Tanzania but still significantly higher than South Africa ($3 719) and Accra, Ghana ($3 868).
At the other end of the scale, compliance costs are the second lowest at $3 799 after South Africa at $2 988.
This reflects the efforts that the government of Côte d’Ivoire has made to continuously improve its ‘Doing
Business’ score. Land costs in Abidjan are estimated to be third lowest among the seven countries at $2 535,
after Ghana and South Africa.
Given its generally high component costs, the impact of VAT therefore makes a further increase to total
housing costs at $9 182, the highest across the seven countries compared.
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Figure 14: Comparison of cost of standard CAHF house between countries (2020)
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Source: Own calculations from Housing Cost Benchmarking model. The dollar prices are calculated from the local currency input costs
collated, based on the prevailing exchange rate to the US Dollar at the time of the cost benchmarking for each country.

Critically, interventions aimed at reducing construction costs (comprising materials and labour) offer
significant potential for lowering overall development costs given that they are calculated to be 81 percent
higher than South Africa’s and comprise the majority (48 percent) of Abidjan’s total housing cost. Figure 15
analyses the breakdown of construction costs into labour, materials and indirect costs incurred by
contractors. This figure clearly shows that the major cost difference between Abidjan and many other
countries is a very high cost of labour ($10 263). This is the highest labour cost of all seven benchmarked
countries, even though the other West African countries (Nigeria and Ghana) also have comparatively high
labour costs. Together, the three West African countries comprise the three highest labour costs out of the
seven benchmarked countries. Construction costs, in comparison, are lower in the West African region than in
East Africa (Kenya, Tanzania and Uganda). Furthermore, indirect costs (contractor mark-up and preliminary
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and general costs) incurred by contractors are also the highest in Côte d’Ivoire than in any other country,
which is a further cause for concern.
Figure 15: Comparison of Construction Cost Breakdown (2020)

The above findings indicate important areas for policy intervention in Côte d’Ivoire if housing costs are to be
reduced over time. Reducing infrastructure and construction costs in general are critical focus areas. This
includes mechanisms to ensure general land servicing and housing construction costs are brought more in line
with other countries in Sub-Saharan Africa, and specifically that labour costs in the construction sector
become more competitive. These are discussed further in the recommendations section.
It is further important to note that while this benchmarking analysis compares the costs of the standard CAHF
55m2 house between countries, less expensive housing products will cost less to construct, but generally
require similar inputs for land, servicing and other non-construction costs. Therefore, streamlining processes
in order to speed up land planning and titling and reduce delays in construction will improve lower-cost
houses relatively more than higher-cost houses.

4.5

Comparing costs of four housing typologies in Abidjan, Côte d’Ivoire

To further deepen the cost benchmarking research, CAHF compared the costs of six alternative housing
typologies and sizes in Abidjan.
Table 2 above specifies the four types (K1 to K4) and shows the CFA Francs (XOF) and US Dollar costs. These
typologies are chosen to indicate the relative costs of smaller detached houses (65 m 2, 55 m2 and 35 m2), as
well as cost comparisons with alternative built form (40 m 2 eight storey high-rise apartments). Figure 16
illustrates the different prices of these four typologies.
It is important to note that the highest-specification house here (a 65m2 detached house) costs just under
US$75 000, while the calculated cost for the 55 m2 CAHF house is US$62 815 (XOF 34.5 million). We note that
the price of the cheapest, newly built house by a formal developer or contractor in an urban area in Côte
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d’Ivoire in 2020 was XOF 15 million (US$27 297).22 It is very likely that this cost is at least partially subsidised
through the provision of land and/or services and/or other public sector support to ensure its affordability,
such as through supports given to developers in the Social and Affordable Housing programme.
Figure 16: Comparative unit costs (US$ & XOF) of four housing typologies in Abidjan, Côte d’Ivoire (2020)

Source: Own calculations from Housing Cost Benchmarking model. The dollar prices are calculated from the local currency (XOF) input costs
collated, based on the prevailing exchange rate at the time of the cost benchmarking ($1 = XOF 549.5).

The cost of the smallest unit (35 m 2 bungalow) is US$49 105 (XOF 27 million). The 55 m2 bungalow costs
US$13 710 more than this, implying a 28 percent cost increment for a 57 percent increase in house area,
noting that land and infrastructure specifications (and therefore costs) are similar for both units. The 65 m 2
unit is costed at US$74720, a further price increment of US$11 905 (19 percent) for a size increase of 18
percent over the 55 m2 unit. The reasons for these relatively smaller incremental changes in cost are that the
costs of the land, infrastructure, compliance and overhead costs are roughly similar across the three units. It is
only the construction element of the cost that benefits from reduced sizes, and this component comprises
less than half of the total housing cost. However, it is important to note that decreases in unit sizes does
facilitate important overall cost reductions (mainly from reduced construction costs) that significantly
improve the affordability of these products to households. Also, while we have assumed similar property sizes
and infrastructure standards, in reality smaller properties and reduced specification services and housing
products could further reduce these costs. Although reduced house size does result in reduced construction
cost and associated professional fees, the reduction is not linear. Certain costs may be fixed regardless of size,
for instance the cost of a fully fitted bathroom where both houses have the same number of sanitary fittings,
water, sewer and electrical lines from the building to the plot boundary where the plots are the same size, and
services connection fees.
Comparing the cost of the 40 m2 multi-storey apartments with the closest in size (55m2 total product size, but
with 46 m2 of living space and a 9 m2 balcony) bungalow shows that the eight- storey walk-up typology costs
Us$5 545 (9 percent) more than the slightly larger sized (55 m 2) bungalow. This shows that in Abidjan there is
currently a premium on vertical construction, primarily due to the very high construction costs relative to
other input costs for housing. The cost of higher-expense inputs such as steel reinforced concrete structural
frames, increased labour, materials handling and plant costs caused by working at height, and in the eightstorey buildings the need for lifts and more stringent fire safety requirements. This is another reason why
Côte d’Ivoire must reduce overall housing construction costs, as this vertical construction cost premium will
put additional pressure on the ability to densify urban development over time, in comparison to more
affordable yet lower density single-storey development.
Figure 17 shows the comparative Level 1 costs of these four benchmarked housing typologies in Côte d’Ivoire.
From this breakdown it is clear that the higher-density multi-storey configuration increases average
construction costs, as higher buildings require higher-specifications for design and construction. In addition,
vertical construction usually needs more sophisticated contractors with bigger organizational structures,
22

CAHF (2020). Housing Finance in Africa Yearbook (11th edition http://housingfinanceafrica.org/documents/2020housing-finance-yearbook-cote-divoire-profile/ (Exchange rate used for conversion is US$1 = XOF549.5
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more skilled staff, and operating out of corporate-type facilities, all contributing to higher overheads. Also,
professional fees are higher due to more complex structures and services, and less repetition of prototypes as
you would have in a large-scale development of free-standing units at ground level. For instance, multi-storey
building generally requires greater amounts of structural materials (steel and concrete), and building codes
also specify more expensive components such as elevators and emergency exits.
However, there are significant savings on infrastructure and land costs per unit that do offset the construction
cost increases to some extent. Consider for instance the combined costs of land and infrastructure for the
eight-storey apartment (US$5 305) versus the same cost for the 55m2 house (US$11 510), less than half of the
cost. Lower per-unit land costs (in our benchmarked products here only 1.8 percent of the cost of the 8-storey
apartment versus 4 percent of the 55 m2 unit cost) also means that developers can afford to purchase better
located land with less impact on total housing cost.
It is noted that this housing cost benchmarking analysis only considers the initial development cost of such
units and assumes availability of suitable land and bulk infrastructure capacity to link to. In addition, there are
many other life-cycle cost benefits of multi-storey construction, including the benefits of denser city form and
its impact on transport costs, accessibility to urban service, the ability to provide and maintain infrastructure
networks, and maintenance costs over time. CAHF considers these to be important components of creating
liveable cities and sustainable, habitable housing but these factors cannot be calculated into a cost
benchmarking exercise of this nature.
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Figure 17: Comparative costs of different housing typologies in Abidjan, Côte d’Ivoire (2020)

Source: CAHF Housing Cost Benchmarking analysis.

Housing economic value chain analysis
5.1

The concept of economic value chains

An economic value chain describes the linkages between different sectors of an economy and quantifies the
scale and structure of the value that is added to an economy by a specific activity such as housing
construction. Producing residential housing involves construction value-adding activities (digging and laying
foundations, bricklaying, plastering carpentry, plumbing, electrical, tiling, roofing etc), while housing rental
incorporates real estate and a range of other value adding services. The Housing Economic Value Chain
(HEVC) describes the extent to which developers, contractors and households add value to the economy
during the process of building, improving and renting houses through the addition of their intellectual
property, management and skills (reflected in labour remuneration), and payment of rents and interest and
generation of profits (collectively termed the gross operating surplus).
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In order to engage in these value-adding activities, contractors and lessors need to purchase material and
service inputs from other “upstream” sectors of the economy. The HEVC sets out what raw materials,
manufactured goods and services (intermediate inputs) are required to support housing construction and
rental activity, and which sectors these are sourced from. The combined impact of the value-adding activity in
housing construction and rental and the purchase of intermediate inputs in support of those activities
constitutes the direct impact of those activities.
The sum of the value of intermediate inputs purchased from upstream sectors and the value added in the
housing construction and housing rental sectors, adjusted to include the net value of any indirect taxes
imposed on these activities less any subsidies provided, represents the value of domestic production (output)
of new housing stock and housing rental services in a particular period. In other value chains, the value of
domestic production may be supplemented by imports of those products and reduced by exports. However,
the nature of the products in the HEVC means that they are generally not internationally tradeable and must
be supplied in the same location as they are “consumed”, i.e. in Côte d’Ivoire.
The output of the HEVC is used to meet the demand from different types of expenditure. The value of
constructed houses is classified as gross fixed capital formation because houses form part of the fixed capital
stock of the country. Payments for the rental of accommodation are classified as household consumption
expenditure. Both gross fixed capital formation and final consumption expenditure by households constitute
parts of final demand in the economy.23
The suppliers of intermediate inputs into the housing construction and housing rental value chains each have
their own unique value chains that support the production of those inputs. The activity stimulated in these
other “upstream” sectors as a result of the activities within the HEVC constitute the indirect impact of those
housing construction and rental activities. However, this is not the end of the impact that residential
construction and rental have on an economy.
The direct and indirect impacts of the HEVC generate factor incomes for the owners of the production factors
that are used in these activities. This consists of the labour remuneration, interest and rental payments made
by the production entities, and any profits generated through these direct and indirect activities. These
income streams form part of household incomes and when they are spent on products that households
typically consume (such as food, clothing, household appliances, education, health care, personal services and
even housing itself), they generate an induced impact in value chains that may have no discernible link to
either housing construction or housing rental.

5.2

Estimating Housing Value Chains in Côte d’Ivoire

The ability to estimate these various impacts in any economy with some degree of accuracy depends largely
on the accuracy and availability of relevant data. The linkages between the production of a particular product
(such as a house) and other industries in an economy is usually captured in a Supply and Use Table (SUT), a
Social Accounting Matrix (SAM) or Input-Output Tables (IOT). While some countries have the necessary data
to construct quite detailed SUTs (or their equivalent), in other countries data availability and quality is poor
and SUTs have either not been constructed at all, or exist only at a very high level with limited disaggregation
into a range of products. The most recent SAM24 that we have been able to source for Côte d’Ivoire is derived
from 2006 data and was published in 2015. However, it has a strong focus on agricultural production and
provides almost no insights into the structure of construction and real estate activities. It can also be argued
that given the scale of the structural change that has occurred in Côte d’Ivoire’s economy since 2006 (which
was analysed in Section 2.3 above), this SAM is unlikely to provide an accurate reflection of current linkages
between different activities/sectors of the economy.

23

In many value chains, varying portions of the production available to satisfy domestic demand may be purchased as
intermediate inputs into other value chains and production processes. This is regarded as intermediate demand. All of the
output of the HEVC is used to satisfy final demand.
24 I. Fofana, S. Diallo, September 2015. "La Matrice de Comptabilite Sociale de la Côte d'Ivoire : Exercice 2006", AGRODEP
Data Report N0 6. Accessed at http://www.agrodep.org/dataset/2006-social-accounting-matrix-sam-cote-divoire
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Figure 18: Conceptual design of an economic value chain highlighting critical data requirements for housing-related value
chains

Figure 18 indicates the conceptual design of an economic value chain. In relation to housing-related economic
value chains (construction and rental), the following should be noted:
i)

ii)

The products associated with these activities do not lend themselves to international trade.
Although it is conceivable that “kit-form” or prefabricated houses could be traded
internationally, we have found little evidence that this is happening on a scale that is material
enough to warrant the inclusion of imports and exports of finished housing products into this
analysis. These figures could be significant in other value chains. For example, the value chain for
cocoa will include significant exports, because Côte d’Ivoire is the world’s largest exporter of
cocoa. However, a portion of intermediate inputs into the housing construction and rental value
chains is imported.
Neither of the products associated with housing construction and housing rental become
intermediate inputs into other value chains. Housing construction is classed as gross fixed capital
formation, while spending on housing rents forms part of household consumption spending.
These are both components of final demand. Intermediate demand is therefore not a factor in
housing-related value chains.

Constructing an economic value chain is similar to putting a jigsaw puzzle together. Sometimes it is possible
to put together the broad framework/outline quite quickly, and then add detail later on. On other occasions
we start with microeconomic and structural information and then build up to an aggregate picture of the role
of that activity in the economy. There are three critical areas that require data in order to construct housingrelated economic value chains. These are indicated on Figure 18. If data for two of the three areas exists, it is
possible to calculate the aggregate value of the third area. For example, if data exists for the value of gross
value added associated with a particular activity (Group 2 in the figure) and for total domestic expenditure
(Group 3 in the figure), it is possible to calculate the aggregate value of intermediate inputs required by that
activity (Group 1). It is not, however, possible to determine the sector composition of those intermediate
inputs.
So where is data for each group typically sourced from for Côte d’Ivoire?

5 . 2 . 1 G ro u p 1 da t a
Group 1 data reflects the scale and composition of intermediate inputs required by a particular activity such as
housing construction or housing rental. The source for this data would usually be a Supply and Use Table
(SUT), Social Accounting Matrix (SAM) or Input-Output Table (IOT) that is based on data that is recent
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enough to still be relevant and detailed enough to reflect the activity that is being focused on. In all of the
studies that we have completed, no country has had a SUT, SAM or IOT that is so detailed that it covers
housing construction or housing rental specifically. Usually, the analysis only disaggregates down to
construction or real estate as a whole — in which case we have assumed that the composition of intermediate
inputs into the specific activity (for example housing construction) is similar to that of the more aggregated
activity of which it forms a part (construction). Some countries (such as South Africa and Côte d’Ivoire) publish
production accounts that specifically identify the aggregate value of intermediate inputs associated with each
sector of the economy — but do not provide detail on the sector composition of those inputs.
As noted, we have been unable to source an SUT/SAM/IOT for Côte d’Ivoire that is sufficiently recent and
sufficiently detailed to be useful for this analysis.
In the absence of suitable official sources, data collected as part of the housing cost-benchmarking analysis
(Section 4) can be used as a proxy for the composition of intermediate inputs into the housing construction
value chain. The shortcoming of this data is that it only reflects intermediate inputs into formal construction
of specified housing typologies in particular urban locations, and it does not provide any sense of the scale
(number of units) that are produced across the country concerned. The specific omission of data on the
informal market is very important in the case of a country like Côte d’Ivoire, where a majority of all
households use informal markets to procure or construct housing.

5 . 2 . 2 G ro u p 2 da t a
Group 2 data reflects the scale and composition of the gross value added by the focus activity. Gross value
added comprises the sum of the incomes earned (wages, interest, rent and profits) by the different factors of
production (labour, capital, land and entrepreneurship) associated with the production arising from that
activity in a particular period. In order to reconcile the value of production at factor cost with the expenditure
on that production at market prices it is necessary to take account of indirect taxes on production processes
and products and any subsidies associated with that activity. Usually, the GVA of different sectors are
published as part of the national accounts estimates. However, these estimates seldom indicate the
composition of the value added by production factor and – in the context of housing value chains – they do
not disaggregate activities below construction and real estate as a whole. It is therefore necessary to have
some basis of apportioning the GVA from the broader sector (for example construction) to the focus activity
(housing construction). This is usually achieved by obtaining data on the composition of gross fixed capital
formation by type of asset (Group 3 data) and apportioning construction value added to housing construction
based on the share of expenditure on residential buildings in total construction-related expenditure
(residential buildings, non-residential buildings and civil construction works). Detail on the composition of
GVA is usually obtained from a SUT/ SAM or IOT.
In the case of the composition of the GVA associated with the housing construction economic value chain, the
results of the housing cost benchmarking analysis can be used as proxy, subject to the same limitations
identified in respect of Group 1 data above.

5 . 2 . 3 G ro u p 3 d at a
Group 3 data reflects the scale of domestic expenditure on the output of the focus activity in a particular
period. In the case of the housing-related value chains, this will be incorporated into the gross fixed capital
formation (GFCF) and final consumption expenditure by households (C) elements of GDP estimates using the
expenditure method. However, these estimates generally do not disaggregate such expenditure down to
spending on housing assets and housing rentals respectively. It is therefore necessary to have some basis of
apportionment. In the case of housing construction, this is usually derived from published data that reflects
the composition of GFCF by type of asset. In some countries, construction-related assets are not separately
identified and it is then necessary to make assumptions using other data sources. In the case of housing rental
activities, the usual basis of apportionment is to use the weight for actual rentals paid contained in the
country’s Consumer Price Index and to apply this to the aggregate estimate of household consumption
expenditure for that period. So, if the CPI weights indicate that on average households in the focus country
spend 6 percent of total household consumption expenditure on renting accommodation, then the estimates
of household consumption expenditure at current prices that form part of the GDP are multiplied by 6 percent
to arrive at an estimate of aggregate spending on housing rents.

CÔTE D’IVOIRE: ECONOMIC IMPACT OF HOUSING CONSTRUCTION AND RENTAL ACTIVITIES | MARCH 2021

30

One of the challenges here is that some countries do not publish separate weights for actual rents paid and,
instead, incorporate them together with housing service costs and imputed rents. In such cases it is necessary
to estimate the weight for actual rents paid. These estimates may take account of the weight for actual rents
in other countries within the region.

5 . 2 . 4 M e as u re m e n t of i n fo rm a l a c t i v i t y
In most of the African economies we have studied, housing construction and rental activities are
predominantly conducted informally. The accuracy of economic value chains that try to reflect these activities
therefore depends on how effectively and comprehensively the national accounts capture this informal
activity. For example, if 80 percent of accommodation units in a country are produced informally, and the
national accounts/GDP estimates are only capturing half, or less, of this activity, then the value chains
constructed from this official data will significantly underestimate the scale and contribution of housing
construction to the economy. Similarly, if 95 percent of housing rental activity is undertaken by informal
landlords, and the national accounts estimates only reflect formal renting activities, there will be a significant
underestimation of housing-related real estate activities.

5 . 2 . 5 A n c i l l a ry da t a
A reasonably detailed economic value chain for a particular activity can make it possible to estimate other
types of data that add richness to our understanding of that activity. For example, if the value chain includes
the total remuneration earned by labour engaged in that activity in a particular period (Group 2 data), and
there are additional data sources that indicate what the average remuneration per worker in that sector was,
it is possible to estimate the total number of workers that were employed in respect of that activity.
Conversely, if there is data on total remuneration, and there are estimates of total employment linked to that
activity, the average remuneration can be estimated.
Similarly, dividing aggregate spending on housing assets by the average unit cost of newly produced
accommodation units can generate estimates of the total number of additional housing units produced.
These should, however, be treated with caution: as noted above much/most of the accommodation units
produced in African countries are constructed informally and incrementally. Average unit costs therefore
need to incorporate this type of production.

5.3

Côte d’Ivoire’s housing construction economic value chain

Figure 19 reflects the estimated housing construction economic value chain for Côte d’Ivoire in 2019 based
only on available information published by the National Institute of Statistics. The value chain casts little light
on the structure and scale of housing construction, or on the sector composition of intermediate inputs and
factor composition of GVA. The principal challenges are firstly, that we have no way of
determining/estimating what share of GFCF relates to housing assets; secondly, what share of construction
activity relates to housing construction; and thirdly, that we are — in the absence of a recent and
comprehensive SUT — unable to determine the composition of either intermediate inputs or gross value
added.
On the expenditure side, the national accounts estimate indicate that total GFCF contributed XOF 7 240
billion to GDP in 2019. Spending on residential building assets comprises an unspecified share of this value.
Similarly, on the production side, available national accounts data indicates that total construction GVA
amounted to XOF1 268 billion, but again, we do not know what share of this can be attributed to housing
construction. The aggregate value of intermediate inputs into housing construction would be the difference
between the (unknown) share of GFCF attributable to spending on residential building assets and the
(unknown) share of construction GVA attributable to housing construction.
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Figure 19: Housing construction economic value chain for Côte d'Ivoire in 2019 based on available official information

Source of data: National Institute of Statistics (2020).

If we assume that the proportion of GFCF that is spent on housing assets in Côte d’Ivoire is similar to the
average spent by regional neighbours Ghana and Nigeria (21 percent) and that the share of housing
construction GVA of total construction GVA is also similar to the average for Ghana and Nigeria (37 percent)
then we are able to estimate values for all of the aggregates in the value chain – as reflected in Figure 19. We
are, however, still unable to estimate either the sector composition of intermediate inputs, or the factor
composition of GVA.
One of the shortcomings of these assumptions is that there is quite a wide variance between the values for
Ghana and Nigeria. For example, spending on housing assets in Ghana in 2019 represented 25 percent of total
GFCF, but only 16 percent in Nigeria. If expenditure in Côte d’Ivoire more closely followed Ghana than Nigeria,
then applying an average will understate investment in housing. However, if spending is closer to Nigerian
levels, this approach will result in an overstatement of the contribution of housing construction.
Figure 20: Housing construction economic value chain for Côte d'Ivoire in 2019 based on available official information and
assumptions regarding scale based on regional averages

Source of data: National Institute of Statistics (2020). Own assumptions.

CÔTE D’IVOIRE: ECONOMIC IMPACT OF HOUSING CONSTRUCTION AND RENTAL ACTIVITIES | MARCH 2021

32

As was noted above, the Housing Cost Benchmarking (HCB) analysis that forms part of this study (Section 4
above) does provide some basis for estimating the composition of domestic production, gross value added
and intermediate inputs. This is subject to the limitations that the HCB analysis only incorporates the formal
construction of certain types of housing within major urban areas.
The results of the HCB analysis in relation to the composition of domestic production are contrasted with
those that arise from the application of regional averages to determine what share of total construction value
added can be apportioned to housing construction:
Housing Cost Benchmarking
Analysis Composition

Application of Regional Averages to Estimate
Housing Share of Construction

Intermediate Inputs

51.8%

69.1%

Gross Value Added

48.2%

30.9%

Domestic Production

100.0%

100.0%

There are significant differences in these results that could be ascribed to the limitations of the HCB data
(formal, urban housing construction only), or to the limitations of the regional averages (the divergent
structure of housing construction in Nigeria and Ghana), or to a combination of both of these factors.
The HCB analysis also indicates the following sector origin of intermediate inputs and factor composition of
GVA in relation to housing construction:
Intermediate Inputs

100.0%

Primary sectors

5.3%

Secondary sectors

79.1%

Tertiary sectors

15.5%

Gross Value Added

100.0%

Labour remuneration

36.7%

Gross operating surplus

46.0%

Net indirect taxes less subsidies

17.3%

When these compositional elements are applied to the Housing Construction Economic Value Chain, the
results are as reflected in Figure 21.
Figure 21: Housing construction economic value chain for Côte d'Ivoire in 2019 using regional averages for aggregates and the
results of the Housing Cost Benchmarking analysis for the composition of intermediate inputs and GVA

Source of data: National Institute of Statistics (2020). Own assumptions.
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Côte d’Ivoire’s international trade in building materials

In many of the African countries we have studied, intermediate inputs constitute 60 percent or more of the
value of domestic production of housing. A significant portion of these intermediate inputs are sourced from
the primary and secondary sectors. While we do not have access to data on the levels of production of
particular building materials in Côte d’Ivoire, we can access granular data on the country’s trade in such
materials with other countries. We identified 44 categories of internationally-traded building materials and
products and undertook a revealed comparative advantage analysis of Côte d’Ivoire’s trade in these products.
If the growth in the country’s exports of a particular product is greater than the growth in world exports of the
same product over a particular period (we used the last 5 years of data, i.e. from 2014 to 2019), it suggests
that Côte d’Ivoire may have a competitive advantage in the production of that product. Conversely, if its
exports grew at a slower rate than global exports, it suggests that the country may have a competitive
disadvantage in the production of that product. Figure 22 indicates that of the 44 building material product
categories, Côte d’Ivoire had no exports in 2019 in 11 categories, that the country gained global market share
in 10 product categories and that it lost market share in 23 product categories. Of the product categories
where Ivorian exporters gained global market share, 6 were in respect of product categories where the global
market expanded between 2014 and 2019, and the remaining 4 product categories experienced a contraction
of the global market. The latter is likely to occur in respect of products that are becoming redundant due to
technological advances, or changes in building practices. This could threaten the growth potential of those
exports over the longer term.
Of the product categories where Ivorian exporters lost global market share, 11 were categories experiencing
global growth, while 12 experienced a contraction in the value of the world market.
Overall, this suggests that Côte d’Ivoire is relatively uncompetitive in respect of its international trade in
building materials. This has a number of potential implications. Firstly, a lack of competitiveness in
international markets is often an indication of a low levels of competitiveness in domestic markets. This
could, in turn, give rise to increased costs of building materials and result in higher overall costs of housing
construction as reflected in the HCB analysis in Section 4 above. Secondly, low levels of competitiveness in
international trade are likely to be accompanied by trade deficits in respect of building materials. This can
make building materials prices more vulnerable to exchange rate shocks and undermine the longer-term
viability of the housing construction sector as a whole. It can also contribute to foreign currency shortages.
Thirdly, higher proportions of imported intermediate inputs reduce the overall multiplier effects of housing
construction on the Ivorian economy.
Figure 22: Results of revealed competitiveness analysis of Côte d'Ivoire's exports of building materials by product category

Source of data: www.trademap.org (using Comtrade data), 2020.

A similar analysis, presented in Figure 23, focused on the value of the products exported shows that Côte
d’Ivoire exported products to the value of US$38.5 million in 2019 in those categories in which it gained global
market share, and had exports valued at US$97.1 million in the 23 product categories in which it was losing
market share. Figure 22 also shows that in respect of the 10 product categories in which Côte d’Ivoire’s share
of world markets was expanding, Ivorian exports amounted to US$38.1 million in categories with growing
world markets, and to only US$0.3 million in respect of categories with contracting global markets. It will be
important for Ivorian exporters to capitalise on the future growth of these growing global markets. This may
necessitate additional investment in production capacity in respect of these products. In those categories
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where it lost global market share, US$86.2 million was exported in the 12 categories with shrinking global
markets, and only US$10.9 million was earned from exports to growing world markets. This exposure to
contracting global markets carries the risk that a significant proportion of existing exports may be hard to
sustain over the medium-to-long term.
Figure 23: Results of revealed competitiveness analysis of Côte d'Ivoire's exports of building materials by value

Source of data: www.trademap.org (using Comtrade data), 2020.

Figure 24 reflects the performance of imports of building materials by value. In those product categories
where Ivorian exports were losing global market share, the country imported products to the value of
US$ 313.3 million in 2019. In the categories where it was gaining a greater share of world markets, imports
amounted to US$85.4 million. Of the product categories where Côte d’Ivoire had a revealed competitive
advantage in relation to its exports, the country imported products to the value of US$78.8 million in
categories with growing global markets, and US$6.5 million in categories with shrinking world markets.
Figure 24: Côte d'Ivoire's imports of building materials by value

Source of data: www.trademap.org (using Comtrade data), 2020.

Despite the fact that it had 10 building material product categories where it increased its share of global
markets between 2014 and 2019, Côte d’Ivoire had a trade deficit in 35 of the 44 product categories. As Figure
25 indicates, the trade deficit in relation to building materials has widened consistently since 2014, to stand at
US$272 million in 2019. This was the result of a progressive decline in the value of exports and a steady
increase in the value of imports. Imports constitute a leakage from the domestic economy and serve to reduce
the multiplier effects associated with housing production.25 While we are unable to estimate the share of total

25

Output multipliers are derived from the ratio of the value of domestic production associated with an activity (in this case
housing construction) to the gross value added of that activity. The larger the contribution of domestically-sourced
intermediate inputs into a production process, the higher the output multiplier will be. For example, if the value of
domestic production of housing was XOF100bn and this comprised XOF60bn of intermediate inputs (all of which sourced
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intermediate inputs into housing construction in Côte d’Ivoire that are imported, the rapid increase in the
trade deficit suggests that it is significant, and rising. By comparison, we have previously estimated that
imports constitute close to 28 percent of the value of intermediate inputs in Ghana, 22 percent in South Africa
and only 6.2 percent in Nigeria. Adopting a holistic approach to the entire housing construction value chain
will be important to optimising its impact on the economy and ensuring that growth in housing production
associated with national and regional housing programmes does not contribute to foreign currency shortages
— especially since the local currency is pegged to the Euro. In 2019 building material exports only accounted
for 0.85 percent of total Ivorian exports, while imports of these products contributed 3.88 percent of total
imports.
Figure 25: Côte d'Ivoire's export, imports and trade balance of building materials
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Source of data: www.trademap.org (using Comtrade data), 2020.

It is noteworthy that close to two-thirds of Côte d’Ivoire’s exports of building materials were to other African
countries in 2019. Of these over 90 percent were to other ECOWAS26 members. The average import tariff
applied to building material products in 2019 was 14.8 percent, which suggests that Ivorian exports to other
ECOWAS member states should enjoy a close to 15 percent pricing advantage over exports from nonECOWAS countries.
Table 6 indicates the 10 most significant products by export and import value in 2019. The top export product
was sawn timber (US$49.5 million), followed by plastic tubes and fittings (US$ 37.9 million) and various
laminated wood products (US$18.7 million). Cement was — by far — the highest value imported product
(US$169.5 million), followed by iron and steel rods and bars (US$76.7 million) and unglazed ceramic tiles
(US$56.2 million).

from within Côte d’Ivoire) and XOF40bn of GVA then the output multiplier would be 2.5 (100/40). However, if XOF20bn of
intermediate inputs were imported the output multiplier would drop to 2 ((100 – 20)/40).
26 Economic Community of West African States
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Table 6: Top 10 export and import building material product categories by value in 2019
Product Description
Wood sawn or chipped lengthwise, sliced
or peeled, whether or not planed, sanded
or end-jointed, ...
Tubes, pipes and hoses, and fittings
therefor, e.g. joints, elbows, flanges, of
plastics
Plywood, veneered panel and similar
laminated wood (excluding sheets of
compressed wood, cellular ...
Cement, incl. cement clinkers, whether or
not coloured
Wood, incl. strips and friezes for parquet
flooring, not assembled, continuously
shaped "tongued, ...
Paints and varnishes, incl. enamels and
lacquers, based on synthetic polymers or
chemically ...
Particle board, oriented strand board
"OSB" and similar board "e.g.
waferboard" of wood or ...
Nails, tacks, drawing pins, corrugated
nails, staples and similar articles of iron or
steel, ...
Angles, shapes and sections of iron or
non-alloy steel, n.e.s.
Paints and varnishes, incl. enamels and
lacquers, based on synthetic polymers or
chemically ...

Export Value in
2019
(US$ ‘000)
49.507

Product Description
Cement, incl. cement clinkers, whether or
not coloured

Import Value in
2019
(US$ ‘000)
169.514

37.902

Bars and rods of iron or non-alloy steel,
hot-rolled, in irregularly wound coils

76.669

18.716

Unglazed ceramic flags and paving,
hearth or wall tiles; unglazed ceramic
mosaic cubes and ...
Angles, shapes and sections of iron or
non-alloy steel, n.e.s.
Screws, bolts, nuts, coach screws, screw
hooks, rivets, cotters, cotter pins,
washers, incl. ...
Tubes, pipes and hoses, and fittings
therefor, e.g. joints, elbows, flanges, of
plastics
Ceramic sinks, washbasins, washbasin
pedestals, baths, bidets, water closet
pans, flushing ...
Paints and varnishes, incl. enamels and
lacquers, based on synthetic polymers or
chemically ...
Float glass and surface ground or
polished glass, in sheets, whether or not
having an absorbent, ...
Stranded wire, cables, plaited bands and
the like, of copper (excluding electrically
insulated ...

56.175

7.876
6.787

4.056

3.467

1.992

1.682

1.250

22.036
18.951

9.519

9.223

6.000

5.082

5.079

Source of data: www.trademap.org (using Comtrade data), 2020.

A comprehensive breakdown of international trade in building materials is included as Annexure C.

5.4

Côte d’Ivoire’s housing rental economic value chain

The inclusion of a specific weight for actual rents paid in the CPI makes it possible to estimate aggregate
spending on housing rents — as reflected in Figure 26. Multiplying the 2019 value of household consumption
expenditure reflected in the GDP expenditure estimates by 6.57 percent (the CPI weight for rents) yields an
estimated expenditure on household rents of XOF1 539 billion.
However, real estate activities in general are not separately quantified on the production side of the economy.
They are grouped together in the national accounts with community, social and personal services and we
have been unable to source data that enables us to apportion any value added to housing-related real estate
activities. The 2006 SAM indicates that in that year business services (which includes real estate services)
accounted for 41 percent of the total “other services” category, but there was no further disaggregation to
provide some sense of the contribution of real estate in general, or housing real estate in particular. In any
case, as has already been noted, the structure of Côte d’Ivoire’s economy has changed significantly since 2006
and it is doubtful that the 2006 SAM reflects the current situation accurately. In addition, it does not provide
insights into the composition of intermediate inputs or GVA.
As with the housing construction value chain, these significant data gaps limit our ability to interpret what is
happening within the local rental market at a disaggregated level beyond this single figure.
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Figure 26: Housing rental economic value chain for Côte d'Ivoire in 2019 based on available official information

Source of data: National Institute of Statistics (2020).

Housing policy recommendations
In this section, key recommendations for improving the economic impact and affordability reach of Côte
d’Ivoire’s housing sector are outlined, based on the findings of the Housing Economic Modelling and Housing
Cost Benchmarking above.

6.1

Data to support effective policy-making

The rapid migration of people from rural to urban areas, combined with the endogenous growth of those
urban populations provides African countries with an opportunity to leverage housing construction and rental
markets to diversify their economies and drive economic growth. Policy-makers can support this by
recognising housing’s potential and by adopting policies that support its growth. However, to do so
effectively and sustainably, policy-makers need to have access to data that tells them how the different
elements of the housing economic value chain are performing. That means being able to measure and
monitor both the scale and the composition of expenditure on housing construction and rental, the
production activities linked to such expenditure and the links to other sectors of the economy through the
purchase of intermediate inputs.
Based on our analysis, Côte d’Ivoire does not currently have a data system that enables policy-makers to
undertake effective analysis and monitoring of the housing construction and rental value chains. It will
therefore be difficult to measure the effectiveness and impact of policy choices that are made in relation to
housing in the economy. To correct these deficiencies, Côte d’Ivoire will need to:
I.
II.

III.

Develop an updated and comprehensive SUT that explicitly captures construction and rental activity
and preferably disaggregates further to support a focus on housing;
Put resources and effort into quantifying the contributions of these two activities (housing
construction and housing rental) in a particular period. This relates specifically to the quantification
of the contribution of spending on residential buildings to gross fixed capital formation and to the
share of housing construction and rental and related real estate services of the larger production
aggregates that they form a part of;
Develop time-series of indicators that enable the estimation of performance in relation to the
quantified contributions over time. These should focus on both the production and expenditure sides
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IV.

6.2

of these activities, and could include series such as the value of building plans passed and buildings
completed, and price indices reflecting changes in building costs over time;
Make data publicly available to support decision-making by investors and to facilitate ongoing
discussions and engagement around the quality of the data. This should support progressive
improvement in its accuracy and coverage.

Strengthening the Role of Housing in National Economic Planning

An increasingly urbanising population requires robust urban development policies. Critical to this is sound
human settlement and housing policy that supports the growth of sustainable housing construction and
rental markets. Yet, CAHF’s housing economic modelling has shown that housing must also become a key
component of national economic planning in its own right. Housing is increasingly being viewed as an
economic growth driver in many African countries. For instance, the World Bank and International Finance
Corporation’s Country Private Sector Diagnostic Process has (to date) identified housing as a top-three
economic growth lead sector in Kenya, Rwanda, Mozambique and Uganda.
The housing economy has multiple impacts on economic and social development. Not only does housing
development provide accommodation for households in need, but it also importantly drives the growth of
national economies, and has deep roots upstream into a country’s secondary (manufacturing and
construction) and tertiary (services) economies. In the case of Côte d’Ivoire, which has performed extremely
well against its last national development plan but is facing significant decreases in economic growth in 2020
and 2021, housing offers a critical economic recovery and future GDP growth opportunity.
Yet, the ability of housing markets to respond to demand are directly linked to their scale, regularity and
efficiency of production. In turn, the scale and efficiency of housing markets are directly dependent on
effective demand, which in turn requires that three fundamentals are met: households are able to afford
housing that is produced, they are willing to purchase or rent such accommodation, and that financing
options exist that enable the development, purchase and resales of housing. While general economic growth
drives the former, the latter two aspects of effective demand are highly impacted by the will and support of
government. Côte d’Ivoire’s admirable economic growth trajectory will substantially improve the proportion
of urban households who should be able to afford and access accommodation. Yet, to do so, appropriately
sized and affordably priced accommodation must be provided.
More and more regular development of affordable accommodation is required. Côte d’Ivoire’s social and
economic housing programme (2016 to 2020) is a good start, although limited progress has been made
towards the 150 000 units target by the end of 2020. An enhanced programme of affordable housing
development should become a core focus of the next development plan, in order to ensure it drives the
development of affordable housing across the country. Critically though, initiatives that develop the capacity
of non-government actors to plan, deliver and sell an increasing number of affordable housing units per
annum will be important, in addition to social housing delivery for those households unable to afford basic
accommodation.
Policymakers must also focus on the power of housing development as a means to drive post-COVID
recovery. Across the world, housing is seen as a critical instrument in stimulating growth whilst
simultaneously meeting important social objectives. Investments in infrastructure and housing support local
economic recovery and growth through in-country economic value addition, high economic multipliers and
employment creation potential, and stimulation of both the secondary and tertiary upstream economic
sectors. Further, in a country with a growing GDP and household incomes such as Côte d’Ivoire, housing
provides a solid platform for future household investment.

6.3

Reducing Housing Infrastructure and Construction Costs

The quest to provide affordable housing in Côte d’Ivoire will remain a challenge so long as the extremely high
housing construction costs identified in the housing cost benchmarking prevail. The best efforts to improve
competitiveness of the housing market can only reduce housing costs to a limited extent. Reducing the
overall costs of land servicing and housing construction directly offers the most impactful intervention to
ensure more affordable housing. The Benchmarking analysis shows that building a house in Abidjan is 56
percent more expensive than the same house in South Africa, and that infrastructure and construction costs
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comprise the majority of this higher price. In a country that still has a high proportion of households in lowerincome categories, this will limit the reach of any affordable housing interventions. These cost reductions
must come from greater efficiencies in both the intermediate inputs (products and labour) into these sectors,
as well as how services and land are provided. This includes a full suite of requirements, including improved
land release and servicing methodologies, efficiencies in government and business practices and a move
towards more efficient local markets in housing. While subsidies are being used to some extent to ease the
cost burden of housing on lower income households, this is an inefficient measure when there are also many
market efficiencies to be improved in the production of more affordable inputs and more competitive
development.
Both infrastructure development and housing construction use similar construction inputs that can be
targeted for cost reductions. Intermediate inputs (the materials used in construction) are therefore critical
cost drivers, and these are able to be influenced by policy. Initiatives that reduce development costs will also
benefit all construction activity in Côte d’Ivoire, including civil works, social facilities, office and industrial
development. Given the amount of shared inputs in the construction sector generally (such as sand, cement
and steel, skilled labour), moderating or reducing housing development input costs would benefit all types of
construction. These issues are addressed in the next sub-section.

6.4

Normalising Construction Labour Markets

The housing cost benchmarking has shown that the key contributor to extremely high housing construction
costs in Côte d’Ivoire is the contribution of labour costs which are the highest of all seven benchmarked
countries, comprising 34 percent of total construction cost. In comparison, this is 115 percent higher than
South Africa’s labour cost, which in turn only comprises 29 percent of South Africa’s much lower total
construction cost. There are structural reasons for Côte d’Ivoire’s very high labour costs which may be difficult
to overcome easily. However, there are strategies that can over time substantially improve labour cost
competitiveness.
Building efficiency is a major reason for inflated labour costs, as most labour is a fixed price (salaried) input.
Therefore, driving improvements in construction project management can substantially reduce the amount of
redundant or under-utilised labour during construction, so reducing overall contribution costs. In addition,
high costs of professionals (architects, quantity surveyors, engineers, etc) and skilled artisanal labour (such as
electrical, plumbing, carpentry, tiling and other construction skills) are often a result of a scarcity of such skills
in a market, or the low productivity achieved by available capacity. Programmes to improve the number of
professionals and artisans, but critically also interventions to continuously improve the quality and efficiency
of existing artisanal and professional skills are critical to improve productivity and reduce cost additions.
Ultimately, it is also critical for a housing market to develop a sustainable level of production year on year.
Any sector that scales up and down based on a few isolated programmes or projects cannot reach efficiency.
Trained and experienced construction labour is a scarce and mobile resource, and will very quickly migrate to
other regional and international opportunities if their home market does not offer regular, sustainable,
increasing employment opportunities.

6.5

Building a Robust Local Building Materials Supply Sector

It is clear from the housing cost benchmarking that in Abidjan construction costs comprise the largest
component of housing development costs (48 percent), and intermediate inputs (building materials) comprise
46 percent of construction costs (meaning that materials comprise 22 percent of the total product cost).
Further, materials costs are on average 46 percent higher than in South Africa, which has the lowest costs
between the benchmarked countries. Reasons for this include high levels of imported materials, inefficiencies
in materials markets within the country, and relatively inefficient supply chains within the country. Reducing
the cost of building materials inputs into house construction must therefore become a primary focus of a
future affordable housing policy.
Furthermore, it is always important to remember that to a large extent key housing inputs are similar whether
housing is conventionally built or built informally. Therefore, initiatives to reduce general input costs into
formal housing construction will also benefit the vast majority of households who construct housing
informally and incrementally.
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Strategies to impact intermediate input cost competitiveness must include the sustained stimulation of the
local building materials manufacturing sector to produce more, better quality and more affordable inputs. The
housing economic modelling showed that Côte d’Ivoire is losing its competitiveness as a producer of key
building materials, and that its balance of trade in these goods is increasingly relying on imports. There is no
reason that a strong, growing and competitive local building materials supply sector cannot be developed
over time. To do so, standards must allow for — or even actively incentivise — the application of locally
produced materials or at least greater levels of local value addition to imported products. Further import
substitution measures must be carefully implemented in order to give the local manufacturing sector time to
scale up and produce required levels of quality building inputs. While such interventions will serve the local
affordable housing sector, it will also benefit the entire construction sector in Côte d’Ivoire over time. Careful
support for key sub-sectors can also reverse the decline in exports of building materials, creating a second
market for local manufacturing capacity.

6.6 Land and Services Availability
During the housing cost benchmarking research, it was found that the difficulties that exist in identifying,
securing and developing urban land pose serious constraints on ordered urban development. While certain
areas of Abidjan are well-planned and are in the process of extensive development (specifically high-income
areas), many other areas lack clear urban planning systems. As a consequence of limited urban planning, the
availability of and forward planning for bulk infrastructure development also lags behind demand. This
creates pockets of highly inflated land cost, where land availability and bulk infrastructure availability overlap
in good locations.
Given the high serviced land cost calculated in the housing cost benchmarking, it is suggested that better land
planning, land release and bulk services provision will have an important impact on normalising serviced land
pricing in Abidjan.
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Annexure A: Detailed Specification of the Benchmarked “CAHF
House”
Detailed specifications and plans for the standard CAHF House (55m 2 bungalow - 46m2 two-bedroom, one
bath house with 9m2 veranda = total 55m2 on a 120m2 plot) are given overleaf. Similar details of the four
products are available from CAHF if required.27
CAHF HEVC – SUMMARY PRODUCT SPECIFICATIONS – PRODUCT: CO-CAHF RSA GENERIC 55M2 HOUSE IN FORMAL SERVICED AREA_V01_20190327

CAHF HOUSING ECONOMIC VALUE CHAIN – SUMMARY SPECIFICATIONS FOR PRODUCTS COSTED
COUNTRY
PRODUCT

RSA
C0

CITY

JOHANNESBURG

VERSION

V01

DATE

20190327

CAHF RSA GENERIC 55M2 HOUSE IN FORMAL SERVICED AREA (46m2 Two bed, one bath
house with 9m2 veranda = total 55m2)

REF TO
COST
SHEET

ELEMENT/COMPONENT

BRIEF SPECIFICATION

A

LAND – PLOT SIZE

120m2

B1

BULK/TRUNK
INFRASTRUCTURE

Fully connected to all bulk services: Water, sewer, electricity, roads,
transportation and solid waste removal

B2

INTERNAL
INFRASTRUCTURE:

Full reticulation of all services as below by developer

B2.1

Water

Full supply and reticulation by developer

B2.2

Sanitation

Full reticulation and connection to bulk by developer

B2.3

Energy

Full electrical supply and reticulation by developer

B2.4

Access and internal roads

Paved roads and sidewalks with street lighting by developer

B2.5

Stormwater disposal and
sediment control

Kerb inlets and piped storm water disposal system connected to
bulk by developer

B3

Common facilities
provided by developer on
site for all users

N/a

D1, D2

BUILDINGS

46m2 Dwelling with 9m2 covered veranda

Informal shack by owner

N/a

Toilet structure on
serviced site

N/a

Foundations

Reinforced concrete strip footings under walls

Ground floor construction

100mm Thick concrete surface bed wood floated to receive cement
plaster screed, steel mesh reinforced, on damp course membrane
on insect-proofed compacted fill

Structural elements

N/a

Superstructure (walls, etc)

External: 200mm thick load bearing walls of cement maxi blocks;
Internal: 100mm thick non-load bearing walls of cement maxi
blocks

Windows

Frames: Steel residential profile, painted, with solid brass fittings
Glazing: 3mm and 4mm clear and textured obscure glass
(bathroom) as per National Building Codes, fixed with putty

Doors

Frames: Pressed steel rebated frames, painted
External doors: 44mm Thick Solid hardwood single door, varnished
or oiled, with 4-lever mortice locks and chrome plated door
furniture
Internal doors: 40mm Thick hollow-core, hardboard door, painted,
with two-lever mortice lock and chrome-plated door furniture

1

27

See http://housingfinanceafrica.org/documents/using-cahfs-housing-cost-benchmarking-methodology-to-analysehousing-costs-in-fifteen-african-countries/
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CAHF HEVC – SUMMARY PRODUCT SPECIFICATIONS – PRODUCT: CO-CAHF RSA GENERIC 55M2 HOUSE IN FORMAL SERVICED AREA_V01_20190327

Roofs – construction and
covering

0.5mm Thick “Fullhard” galvanised steel S-rib (corrugated) long
sheets, unpainted, double pitched roof fixed at 10 degrees on 38 x
152mm timber rafters with ends built into walls.

Roofs – eaves, verges, rain
water goods

Eaves/verges: 10 x 200mm Fibre cement fascias and barge boards,
painted
Rainwater goods: Galvanised sheet iron eaves gutters and
downpipes, painted with precast concrete rainwater channel to
each downpipe

Ceilings

Nailed up ceiling of 4mm Thick fibre cement boards, painted, fixed
on timber brandering, and with glass or mineral wool blanket
insulation as required by NBR for applicable climatic region

External finishes

One coat cement plaster and exterior quality acrylic paint

Internal finishes

One coat cement plaster and interior quality PVA paint. Glazed
ceramic wall tiling in showers and splashbacks above basins and
sinks

Floor finishes

Glazed ceramic tiling fixed with adhesive on cement plaster screeds

Fittings - kitchen

One 1200mm long enamelled steel floor cabinet, with doors,
shelves, one drawer, and single bowl stainless steel sink top

Fittings – built-in bedroom
cupboards/wardrobes

Main bedroom: Melamine-surfaced chipboard three-door built-in
cupboard with doors, shelves and hanging rail
Second bedroom: As above but two-door

Fittings - general

Curtain tracks to windows, toilet paper holder, towel rail, glazed
aluminium shower side panel and door

Plumbing and drainage

Sanitary fittings, taps: One WC suite with flushing cistern and seat,
one basin on pedestal with hot and cold pillar cocks, one shower
set, one kitchen sink mixer, one kitchen wall-mounted stainless
steel wash trough with bib taps
Water supply: 22mm Incoming main, metered, 22 and 13mm
copper tubing to fittings, with all necessary valves, etc
Sanitary waste: 50mmPVC waste pipes, 110mm UVPVC soil stacks
and 110mm PVC underground soil drains with all necessary
inspection and rodding eyes. PVC gulley trap in precast concrete
encasing, with PVC grating

Domestic hot water

Evacuated tube thermo-syphon solar hot water geyser with
integrated 100 litre storage tank, mounted at 26 degrees on steel
stand on roof, with gravity feed

Fire protection

N/a

Electrical installation and
lighting

Wall-mounted distribution board with 60A main circuit breaker,
earth leakage, overload trip switch, stove isolator, 10A and 15A
circuit breakers, pre-paid meter, one single socket power outlet per
bedroom (double in kitchen and living room), one light per room
and one outside light at front and back door

Perimeter security and
access control

N/a (to be provided by owner for own account)

Lifts

N/a

Other

N/a

2

CÔTE D’IVOIRE: ECONOMIC IMPACT OF HOUSING CONSTRUCTION AND RENTAL ACTIVITIES | MARCH 2021

44

CAHF HEVC – SUMMARY PRODUCT SPECIFICATIONS – PRODUCT: CO-CAHF RSA GENERIC 55M2 HOUSE IN FORMAL SERVICED AREA_V01_20190327

UNIT PLANS:
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3

CAHF HEVC – SUMMARY PRODUCT SPECIFICATIONS – PRODUCT: CO-CAHF RSA GENERIC 55M2 HOUSE IN FORMAL SERVICED AREA_V01_20190327

4
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Annexure B: Housing Cost Breakdown of Benchmarked Products
in Côte d’Ivoire
Table 7 below provides a cost breakdown of the four products costed for this study in Abidjan, Côte d’Ivoire.
Level One cost categories are A. Land Costs; B. Infrastructure Costs; C. Compliance Costs; D. Construction
Costs; E. Other Development Costs; F. Developer Overhead and G. VAT / Sales Tax. Level two categories
break these down further into discrete cost categories.
Table 7: Level 2 Cost Breakdown of Benchmarked Housing Products for Côte d’Ivoire (2020)

Level two to level five cost categories disaggregate this data down to the level of individual inputs (such as
window frames, geysers, individual plumbing or electrical components. In addition to the building materials
costs, other costs are also included, including labour costs, fees and licensing and finance costs. These are
available from CAHF upon request.
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Annexure C: Detailed analysis of Côte d’Ivoire’s international trade in building materials
HS
Code

Product Description

Côte d'Ivoire
Export Growth
2014 to 2019

World Export
Growth 2014 to
2019

Export Value in
2019

Import Value in
2019

Trade Balance in
2019

(US$ ‘000)

(US$ ‘000)

(US$ ‘000)

'4407

Wood sawn or chipped lengthwise, sliced or peeled, whether or
not planed, sanded or end-jointed, ...

-14.8%

-0.7%

49,507

158

49,349

'3917

Tubes, pipes and hoses, and fittings therefor, e.g. joints, elbows,
flanges, of plastics

12.7%

1.6%

37,902

9,519

28,383

'4412

Plywood, veneered panel and similar laminated wood (excluding
sheets of compressed wood, cellular ...

-3.4%

-2.2%

18,716

2,926

15,790

'2523

Cement, incl. cement clinkers, whether or not coloured

-22.6%

-2.9%

7,876

169,514

- 161,638

'4409

Wood, incl. strips and friezes for parquet flooring, not
assembled, continuously shaped "tongued, ...

-7.9%

-1.4%

6,787

29

6,758

'3209

Paints and varnishes, incl. enamels and lacquers, based on
synthetic polymers or chemically ...

-7.2%

0.1%

4,056

1,599

2,457

'4410

Particle board, oriented strand board "OSB" and similar board
"e.g. waferboard" of wood or ...

-4.1%

0.8%

3,467

954

2,513

'7317

Nails, tacks, drawing pins, corrugated nails, staples and similar
articles of iron or steel, ...

-5.6%

2.0%

1,992

720

1,272

'7216

Angles, shapes and sections of iron or non-alloy steel, n.e.s.

-11.9%

-2.6%

1,682

22,036

-

20,354

'3208

Paints and varnishes, incl. enamels and lacquers, based on
synthetic polymers or chemically ...

-28.1%

-0.5%

1,250

6,000

-

4,750

'7318

Screws, bolts, nuts, coach screws, screw hooks, rivets, cotters,
cotter pins, washers, incl. ...

-13.8%

1.6%

1,002

18,951

-

17,949

'4418

Builders' joinery and carpentry, of wood, incl. cellular wood
panels, assembled flooring panels, ...

-34.4%

-3.9%

303

4,346

-

4,043

'2517

Pebbles, gravel, broken or crushed stone, for concrete
aggregates, for road metalling or for ...

192.2%

-2.8%

213

1,110

-

897

'3925

Builders' ware of plastics, n.e.s.

-10.6%

3.0%

170

2,756

-

2,586
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'6810

Articles of cement, concrete or artificial stone, whether or not
reinforced

-42.8%

6.1%

158

480

-

322

'3922

Baths, shower-baths, sinks, washbasins, bidets, lavatory pans,
seats and covers, flushing cisterns ...

79.7%

2.6%

150

1,624

-

1,474

'7016

Paving blocks, slabs, bricks, squares, tiles and other articles of
pressed or moulded glass, ...

-3.1%

141

546

-

405

'3210

Paints and varnishes, incl. enamels, lacquers and distempers
(excluding those based on synthetic ...

-33.7%

-4.1%

82

535

-

453

'7413

Stranded wire, cables, plaited bands and the like, of copper
(excluding electrically insulated ...

-0.3%

-2.1%

57

5,079

-

5,022

'7009

Glass mirrors, whether or not framed, incl. rear-view mirrors
(excluding optical mirrors, optically ...

113.2%

3.0%

44

1,713

-

1,669

'6907

Unglazed ceramic flags and paving, hearth or wall tiles; unglazed
ceramic mosaic cubes and ...

104.8%

20.6%

36

56,175

-

56,139

'3214

Glaziers' putty, grafting putty, resin cements, caulking
compounds and other mastics; painters' ...

-56.2%

1.5%

36

3,007

-

2,971

'2714

Bitumen and asphalt, natural; bituminous or oil-shale and tar
sands; asphaltites and asphaltic ...

-14.0%

-16.7%

25

8

'6802

Monumental or building stone, natural (excluding slate),
worked, and articles; mosaic cubes ...

-4.8%

23

2,536

-

2,513

'6803

Worked slate and articles of slate or of agglomerated slate
(excluding slate granules, chippings ...

-3.5%

23

47

-

24

'4403

Wood in the rough, whether or not stripped of bark or sapwood,
or roughly squared (excluding ...

-75.7%

-2.0%

18

86

-

68

'2505

Natural sands of all kinds, whether or not coloured (excluding
gold- and platinum-bearing sands, ...

-19.3%

0.7%

12

290

-

278

'7004

Sheets of glass, drawn or blown, whether or not having an
absorbent, reflecting or non-reflecting ...

55.2%

-20.2%

9

336

-

327

'7412

Copper tube or pipe fittings "e.g., couplings, elbows, sleeves"

47.6%

1.6%

7

564

-

557

'6910

Ceramic sinks, washbasins, washbasin pedestals, baths, bidets,
water closet pans, flushing ...

47.6%

11.0%

7

9,223

-

9,216
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17

'7411

Copper tubes and pipes

-19.7%

-0.7%

4

660

-

656

'6902

Refractory bricks, blocks, tiles and similar refractory ceramic
constructional goods (excluding ...

-58.5%

1.3%

2

1,213

-

1,211

'6905

Roofing tiles, chimney pots, cowls, chimney liners, architectural
ornaments and other ceramic ...

-19.7%

-1.2%

1

270

-

269

'2514

Slate, whether or not roughly trimmed or merely cut, by sawing
or otherwise, into blocks or ...

-3.7%

1

7

-

6

'2516

Granite, porphyry, basalt, sandstone and other monumental or
building stone, whether or not ...

-4.7%

1

26

-

25

'4411

Fibreboard of wood or other ligneous materials, whether or not
agglomerated with resins or ...

-1.3%

1

552

-

551

'6908

Glazed ceramic flags and paving, hearth or wall tiles; glazed
ceramic mosaic cubes and the ...

-100.0%

-52.5%

-

-

'7213

Bars and rods of iron or non-alloy steel, hot-rolled, in irregularly
wound coils

-100.0%

0.9%

-

76,669

'6901

Bricks, blocks, tiles and other ceramic goods of siliceous fossil
meals, e.g. kieselguhr, tripolite ...

-100.0%

2.9%

-

80

-

80

'2515

Marble, travertine, ecaussine and other calcareous monumental
or building stone of an apparent ...

-1.5%

-

260

-

260

'3805

Gum, wood or sulphate turpentine and other terpenic oils
produced by the distillation or other ...

17.9%

-

9

-

9

'6904

Ceramic building bricks, flooring blocks, support or filler tiles and
the like (excluding those ...

-1.1%

-

319

-

319

'7005

Float glass and surface ground or polished glass, in sheets,
whether or not having an absorbent, ...

-0.6%

-

5,082

-

5,082

'7006

Sheets or profiles of glass, whether or not having an absorbent,
reflecting or non-reflecting ...

2.8%

-

19

-

19

135,761

408,033

Total
Source

of

data:

www.trademap.org

(using

Comtrade
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-

76,669

- 272,272
2020.
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