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1 Introduction 
  

The Centre for Affordable Housing Finance in Africa (CAHF) is a not-for-profit company with a vision 
for an enabled affordable housing finance system in countries throughout Africa, where 
governments, business, and advocates work together to provide a wide  range of housing options 
accessible to all. CAHF’s mission is to make Africa’s housing finance markets work, with special 
attention on access to housing finance for the poor. We pursue this mission through the 
dissemination of research and market intelligence, supporting cross-sector collaborations and a 
market-based approach. The overall goal of our work is to see an increase of investment in 
affordable housing and housing finance throughout Africa: more players and better products, with a 
specific focus on the poor.  
 
Our work covers four main areas: (1) understanding housing markets, (2) monitoring housing sector 
performance, (3) exploring innovation in housing finance, and (4) supporting housing finance market 
development.  
 
Since its formation, the CAHF has come to be known as the most comprehensive and up to date 
source of information on housing finance in Africa. Its research and other material is regularly used 
by investors, lenders, pension funds, and other financiers; legal practitioners, researchers and 
academics; policy makers and other housing finance practitioners to scope and pursue the 
opportunities for extending access to housing finance across Africa. As a thought leader in the 
sector, CAHF is a respected advocate for financial inclusion in housing finance in Africa. Our work is 
available on our website: www.housingfinanceafrica.org .  CAHF is also the Secretariat to the African 
Union for Housing Finance – see www.auhf.co.za .  
 
CAHF wishes to appoint a service provider to undertake a study into the costs of housing in Africa.  
This study will form part of our theme “Understanding Housing Markets”, and will contribute 
towards CAHF’s broader programme of work. 
 
 

2 Overview of the Study 
 
Across Africa, housing affordability is a critical challenge.  Entry-level newly built house prices start at 
about US$30 000, with few exceptions (notably in Kenya, where a 15m2 flat is available for about 

US$10 000).  In South Africa, at about US$29 000, an entry-level house is only affordable to about 15% 

of the population, and this in a country with one of the highest GDPs per capita on the continent. 1  

An important determinant of house prices in Africa is the cost of building materials.  CAHF has been 
collecting data on the price of a standard  50kg bag of cement, since 2001.  Prices vary widely – from 
about US$5,00 for a bag in Libya, to about US$25,00 for a bag in the DRC.  In 2014, the price of a 
standard bag of cement decreased in most countries, most notably in Nigeria where, leading cement 
producer Dangote Cement Plc slashed the price of a standard bag in November 2014, bringing it 
down to US$6,00 from a high of US$11,00 in 2011. Cement is a criticial component of most formal 
and informal housing construction in Africa given the strong preference of most African households 
for regular brick and mortar homes. Besides being difficult to transport and expensive to mine, the 
final sale price of cement is highly dependent on macroeconomic factors, as well as the quality of 
infrastructure. We have also noticed recently some dynamics in the cement industry across the 
continent, illustrated by a competition between the large producers Lafarge and Dangote which may 

                                                                 
1 CAHF collects data on the price of the cheapest, newly built house, and other indicators, which it publishes annually in its Housing 
Finance in Africa Yearbook.  The 2014 edition can be downloaded from: http://www.housingfinanceafrica.org/document/housing-finance-
in-africa-2014-yearbook/  

http://www.housingfinanceafrica.org/
http://www.auhf.co.za/
http://www.housingfinanceafrica.org/document/housing-finance-in-africa-2014-yearbook/
http://www.housingfinanceafrica.org/document/housing-finance-in-africa-2014-yearbook/
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have some effect on users’ prices. How and the extent which such price effects could materialize 
due to competition in the industry are insightful questions. This ties into the whole debate about 
how much industrialization is needed in the housing sector. 
 
Moreover, there are other determinants to the cost of housing construction, as well as materials 
that are used to construct a basic, entry-level house including: bricks, wooden roof trusses, 
corrugated iron or tiles for the roof, door and window frames, glass panes, plumbing, tiling, electrical 
fittings, land, labor, and so on.  How do these contribute to the affordability of housing across the 
continent?  And what is it that determines their costs? The issue of economies of scale and need for 
industrialization to ensure stable supply of construction materials, including local materials and 
ABTs, should be also investigated. 
 
Limited defensible, comparative data exists on these critical input costs.  In addition, while some 
attempts have been made to collect and compare construction cost information across countries,  
very little efforts has gone into understanding why these costs are so different – and then, how the 
identified cost drivers might be better managed towards an overall goal of improved affordability .  A 
key question for CAHF in this regard is, what is the role of finance in improving the efficiencies of the 
housing construction value chain? 
 
The aim of this project is to explore the cost of a basic, entry-level house across different countries 
in Africa, and to understand what drives cost differences.  To realise this aim, the project will 
develop and implement a methodology through which the performance of different housing 
markets in Africa can be legitimately compared over time. 
 

2.1  Project Aim & Objectives  
 
This project will investigate what a basic, standard-spec and entry-level house would cost across 
sixteen countries Africa, broken down into a set of standardized key elements or cost categories.   
 
Specific objectives of the project are: 
1. To determine the relative cost of a standardized, entry-level house across 16 African countries.   
2. To explore the influencing factors relating to the costs established, specifically for outliers.   
3. To develop an instrument for collection, collation and comparative analysis of residential 

construction costs in African countries over time. 
4. To create an online platform managed by CAHF that makes the data readily available to 

stakeholders. 
5. To make recommendations on key areas for intervention that would address housing 

affordability. 
 

2.2 Conceptual approach and method 
 
Comparing residential construction costs across countries is difficult for many reasons, not least of 
which is the fact that no single, idealized, “standard house” exists.  A two-bedroom unit, for 
example, may be as small as 30m2, 56m2, or as large as 180m2 and it may be on an 80m2 or a 400m2 
plot of land.  As a result, efforts to build cross-country comparisons for the cost of entry level 
housing are undermined – in reporting the cost of newly built entry level houses we may well be  
comparing apples with oranges.  The primary approach of this study is to compare apples with 
apples – to define a “standard” (albeit, possibly fictional) house, and to cost this in sixteen countries 
using a standardized elemental framework.  At the same time, to identify the most readily, 
comparable, “real” house – one that actively exists in the market – and to cost this in the same way.  
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Once we have established this, we can begin to explore why the costs are what they are, and what 
this says about the efficiency and effectiveness of the residential construction sector.  
 
The approach therefore should involve the following steps: 
 
1. To confirm the countries for investigation.  Criteria for country selection should include the 

following: a good spread across the different regions; inclusion of both Francophone and 
Anglophone countries; strategic relevance given current developments and market activity; and 
access to local networks and data.  CAHF would be keen to see the following countries included: 
Angola, Cote d’Ivoire, Cameroon, DRC, Ghana, Kenya, Malawi, Mozambique, Morocco, Nigeri a, 
Rwanda, Senegal, South Africa, Tanzania, Uganda, Zambia.  However, if the service provider 
wishes to recommend others, this is possible.  Data collection would be then undertaken in two 
sites in each country: (1) the capital city and (2) a secondary city.   
  

2. To determine the relative cost of an idealized, entry-level, newly-built house across 16 African 
countries.  This would involve the following: 

 To establish a standard spec for a realistic, but “idealized”, entry-level house, down to 
international building materials codes that would be applied across the countries.2   This 
should be framed as a Bill of Quantities by a Quantity Surveyor as though it were being set 
out for construction.  The house should be broadly realistic – something that one could 
imagine being built across Africa, targeted at low income earners.  The service provider 
should assume that the house is a single, free standing, one-bedroom unit, built as a once-
off by or for the owner, with no rezoning or additional environmental permits required. In 
addition, the service provider should assume that no site treatment is required and that the 
land is ready for development.  The service provider should also assume that the developer 
will access funding in the dominant prevailing way, and describe this. 

 To prepare a standarised data collection and reporting framework that breaks costs into 
primary elements and components. Elements would include facilitating works, substructure 
(foundations), superstructure (frame, roof, external walls, windows and external doors, 
internal walls and partitions, internal doors), internal finishes, basic fittings, services 
(sanitary, water, electricity), and so on, as well as land and bulk and connector 
infrastructure.  Components would include preliminaries, overheads and profit, commercial 
risk, contingencies, design fees, labour, finance, rentals for machinery, taxes, and so on.  The 
service provider should consider the purchase of a QS costing software package  that can be 
used across all territories.  This would create absolute comparability and would support the 
longer term data collection and analysis that is envisioned once this project is completed.  

 To cost the idealized, entry-level house as described above, in (1) the capital city and (2) a 
secondary city of 16 countries across Africa.  The analysis should include the elements and 
components listed above.  A key issue of course will relate to the comparability of costs 
across the countries.  Costs should be collected in the local currency, and presented then in 
three columns: (1) local currency; (2) US Dollars, using a smoothed, annually defined 
exchange rate; and (3) US Dollars adjusted for PPP. 

 To price this in the market, as though it did exist, and on the basis that it would be 
reasonably sold (and bought) for (1) cash, or (2) with mortgage finance  (using the prevailing 
mortgage finance arrangements). Thus the cost of a newly built entry level house would be 
expressed in terms of a lump sum as well as in terms of a monthly mortgage repayment 
using the dominant prevailing product structure. 

                                                                 
2 See http://www.rics.org/Global/BCIS_Elemental_Standard_Form_of_Cost_Analysis_4th__NRM__Edition_2012.pdf 

http://www.rics.org/Global/BCIS_Elemental_Standard_Form_of_Cost_Analysis_4th__NRM__Edition_2012.pdf


ToR: Understanding & tracking housing costs across Africa CAHF 

Proposal due: 28 September 2015   5 

 To consider this price in relation to the average income of a civil servant in the city 
concerned. 

 
3. To identify the most closely related “real” house as is currently being developed in each of the 

studied cities across the 16 countries, and to determine its cost components in the same way.  
This would involve the following: 

 To identify the cheapest, newly built house available and to describe its components, 
delivery process, and financing in detail, also setting out the scale of delivery currently being 
achieved in that locality. 

 To cost this house in the same manner as the idealized house is costed, so that the data can 
be compared.  Of course, different building materials may well be used.  This is fine – 
indeed, an important component of the analysis – but all costs should be recorded in the 
common software using a consistent methodology. 

 To price this in the market, both in terms of the cash price and the mortgage price, as done 
for the idealized house, and to consider how this relates to the average income of a civil 
servant in the city concerned. 

 To compare the differences in costs between the idealized house and the real house  in each 
city and country, and to explore the reasons for the differences. 

 
4. To identify key components of cost that vary significantly between localities (from city to city 

and from country to country) and to explore the influencing factors relating to these costs or 
cost categories.  For example, lack of locally available materials, or an imposed standard, might 
necessitate imported materials, but this cost might be mediated by other subsidies or 
exemptions set out by policy.  Building regulations may make the ‘idealized’ house impossible in 
the country or city concerned, necessitating the factors that make up the ‘real’ house.  The cost 
of cement is influenced by transport requirements to get the cement to site.  Labour costs might 
be subject to a minimum wage, or might be pushed up because of a labour skills shortage.  Given 
CAHF’s primary focus on housing finance a particular focus should include the extent to which 
limited access to funding, its tenor, or the high cost of funding impacts on delivered cost.  
Critically, as a framework, the service provider should draw on CAHF’s housing value chain 
approach – considering how the housing delivery chain and the related finance value chain 
interlink to influence costs and affordability. 
 

5. Based on the experience in collecting the data in (2) and (3), to develop an instrument for 
collection, collation, refinement and comparative analysis of residential construction costs in 
African countries over time.  In this regard, the service provider should explore the method for 
data collection, the specific data that is collected, and how it might be presented so that it 
enables cross-country and annual comparability.  The research should lead to the development 
of contact lists of housing sector role-players in the specific countries who might participate 
annually in data collection efforts, as well as a methodology to enable the comparability of the 
data.3   

 
6. To make recommendations on key areas for intervention that would address housing 

affordability.  Of course, there are many factors, but in this regard, it would relate to lessons 
learned around the outliers identified in (4) above.  Are there efficiencies being achieved in one 
case that might be applied in another?  Is affordability in one country undermined by the use of 
imported building materials, and might locally produced or alternative building materials 

                                                                 
3 For example, the service provider could consider the application of the Construction Purchasing Power Parity 
methodology in the longer term, and the development of a ‘basket of locally obtained materials’ to support this.  
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address this?  What of the issue of scale – what impact would it have and what are the 
constraints?  How might the potential for regional approach improve affordability? Does time 
play a role?  And, given CAHF’s focus on housing finance, what role do the prevailing financing 
mechanisms play in determining the affordability of the standard spec house, and how might 
this be optimized?  The service provider should develop a framework for the investigation – the 
areas where adjustments in the housing delivery and financing value chains might affect 
affordability – and then populate this with examples from the research. 

 
 

3 Deliverables 
 
In meeting the project objectives, the service provider should deliver the following: 
 

1. Inception report, setting out background research, conceptual framework, and detailed 
approach, including Bill of Quantities specification for the standard, idealised house spec, and in-
country contacts. 

2. Visual presentation in a blog or poster on objective 1, illustrating the relative costs and 
assumed market price of an ‘idealized’ entry-level house, and the ‘real’ entry-level house, across 
16 African countries 

3. Database relating to objective 4, setting out the relative costs of a ‘idealized’ entry-level house, 
and the ‘real’ entry-level house, across 16 African countries.  This may be captured in the QS 
costing software anticipated above. 

4. Report on objectives 2 and 5: To explore the influencing factors relating to the costs established, 
specifically for outliers, and to make recommendations on key areas for intervention that would 
address housing affordability.  

5. Report on objective 3: To develop an instrument for collection, collation and comparative 

analysis of residential construction costs in African countries over time.  This would include an 

investigation of the feasibility of apply the CPPP methodology, and how a Basket of Locally 

Obtained Commodities might be collected over time.  It would also include contact lists and 

other relevant data or information to enable ongoing data collection in the countries included in 
the. The report will include a specification for an ongoing rollout, analysis and review.  The 

implementation of these recommendations, however, is not included in the scope for this work.  

 

4 Project management 
 

4.1 Timeframe  
 
This project will commence on 5th October, 2015, and the inception report should be received by the 
beginning of November, with data collection proceeding in that month and in December.  Proposals 
should set out a detailed timeframe allowing for the project to finish no later than 29 February 2015.  
 

4.2 Budget                               
 
The total budget for the work is in the neighbourhood of ZAR1 million, however bidders are 
requested to cost the project on the basis of what they deem reasonable, and to specify in detail 
how these costs are arrived upon.  Proposals will be evaluated on the basis of this and other factors, 
as outlined below. 
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Payment will be aligned to the submission of deliverables: 
1. Inception report: 35% 
2. Database of housing construction inputs based on the BoQ spec and visual presentation of the 

cost and assumed market price of this standard spec house, across 32 sites – in a blog or poster: 
25% 

3. Report on analysis of key factors influencing this cost, drawing on CAHF’s housing value chain 
framework, and recommendations to address housing affordability: 25% 

4. Report on methodology and findings in the development of a longer term data collection 
framework: 15% 
 

 

4.3 Project management 
 
CAHF will manage this project. 

 Project Oversight: Kecia Rust, as ED, will oversee this project. A Steering Committee may be 
formed of interested partners from the funding organisations. 

 Consulting Capacity: A service provider will undertake the project.  It is likely that the service 
provider will draw on local, in-country partners  

 
 

5 Request for proposals 
 
Service providers are invited to submit proposals to undertake this work.  One service provider 

(whether a firm, an individual, or a consortium) will be appointed to deliver the outputs as described 
above. The service provider will be expected to have:  

 

• Substantive knowledge and experience of housing delivery and financing value chains, housing 

construction processes, and affordable housing issues across Africa.   

• Strong and proven experience in conducting research of this sort.   

• Relevant academic qualifications.   

• Good communication and report writing skills.   

• Background knowledge of CAHF.   

 
Contract selection criteria and award will be made on the basis of the following scoring mechanism:  

• Relevant, demonstrated competence of firm in this area: 15%  
• Demonstrated expertise of key individuals to be involved in this Project: 20%  

• Content, quality and originality of proposal: 40%  

• Affirmative action scorecard (if South African firm) or use of local service providers: 10%  

• Financial proposal: 15%  

 
CAHF reserves the absolute right to use its discretion in the interpretation of these award criteria.  

The following notes are intended to provide broad guidance only on how proposals will be 

evaluated. Bidders may be required to clarify their proposals by way of a telephone call or 

presentation.  

• “Relevant, demonstrated competence of firm(s) in this area” – Demonstrate how the firm’s 
collective past experience can be applied (or adapted) to address the specific brief set out in the 

terms of reference.  
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• “Demonstrated expertise of key individuals to be involved in this project” – The evaluation 

places considerable emphasis on the role and demonstrated expertise (i.e. track record) of the 

key individuals to be involved on the project rather than on the expertise of the firm itself.  
• “Content, quality and originality of proposal” – Proposals should comment on brief set out in 

the terms of reference in a comprehensive manner. Bidders should aim for innovation as well as 

professional presentation. Whilst similar, relevant experience in other markets will be an 

advantage for a bidder, each market is different and so proposals need to reflect the particular 

characteristics of that market, as well as the challenge set by the terms of reference.  
• “Affirmative action scorecard” – ownership, management, staff development. “Use of local 

professional capacity (consulting, analysis, coordination etc.)” – CAHF wishes to ensure that 

local capacity is used and developed. International firms are therefore encouraged to partner 

with local organisations.  

• “Financial proposal” – Value for money, as well as absolute cost, will be taken into account.  
 

5.1 Contents of proposal 
 

Proposals to undertake this project should be a maximum of five pages plus annexes, addressing the 
scope of work outlined above within the suggested timeframe.   In addition, if the service provider 

has not yet submitted this work in response to CAHF’s call for an expression of interest, the service 

provider should provide a statement of qualifications of the firm(s) involved in the bid. 

 

Proposals should also include: 
• Name and CVs of staff members, team members, professionals, etc., responsible (i) for 

overseeing the work; (ii) for undertaking the work. Some level of local representation in the 

countries targeted for the study would be preferred. A consortium of service providers is 

welcomed.  

• Financial proposal and costs estimate, indicating the basis of calculation of fees.  
• Capacity building and black economic empowerment are key objectives of CAHF. In rendering 

the service the service provider must endeavor to achieve these goals. South African service 

providers must report on their BEE accreditation. Other capacity building efforts can also be 

proposed, such as the use of students to support the research process, or workshop methods to 
engage with a wider stakeholder sector in each country. The focus of such capacity building 

would be on the use of data to consider and understand the role of housing in national 

economies. The proposal must comment on the manner in which the service provider  intends 

to give effect to the capacity empowerment objective.  

• Familiarity with the Centre for Affordable Housing Finance in Africa’s work is important. See 
www.housingfinanceafrica.org 

  

5.2 Submission 
 
Proposals should be addressed to Mr. Samuel Suttner. The deadline for submission should be 17h00 

on 28 September 2015, sent by email to samuel@housingfinanceafrica.org.  Once the selection 

process has been completed, CAHF will issue a contract confirming the appointment of the service 

provider.  

http://www.housingfinanceafrica.org/
mailto:samuel@housingfinanceafrica.org

