FOCUS NOTE:
CÔTE D’IVOIRE
UNDERSTANDING AND QUANTIFYING
RENTAL MARKETS IN AFRICA
This focus note explores the data currently available on Côte d’Ivoire’s residential rental sector. Côte d’Ivoire’s
rental sector is extensive, with an estimated 78% of households who live in the capital city, Abidjan, renting their
dwellings (Enquete Sur Le Niveau De Vie Des Menages En Cote D‘Ivoire 2015, ENV 2015). In total, 30% of
households in Côte d’Ivoire rent. While no targeted research has been undertaken on the size and nature of Côte
d’Ivoire’s rental market, the National Bureau of Statistics does conduct household living standards surveys that
capture some useful data on housing conditions and tenure. This data can be used to size the tenant population in
the country, to assess the quality of rental accommodation and to estimate rentals paid.
Rental markets operate within an overall environment in which landlords and tenants supply and demand rental
accommodation. Their practices, terms and conditions are shaped by the macro economic environment and their
capacity to engage is enabled by support organisations such as developers, financers, credit bureaus and rental
managers. This framework guides the structure of this report..

UNDERSTANDING THE RENTAL MARKET – A FRAMEWORK
LANDLORDS

TENANTS

Providers of rental in the market

Demanders of rental, includes both
current and potential tenants

~ Limited data is available on
landlords in Côte d’Ivoire. There is no
body that collects this on a regular
basis.

~ 1.8 million households rent their
dwelling in Côte d’Ivoire (30% of all
households)1

MACRO & POPULATION
Macro economic conditions,
population statistics as well as policy,
regulation and legislation that affects
the rental market
~ GDP (constant 2010)2: $37 Bn
~ GDP growth 2: 8.8%
~ Urban population2: 13 M
~ Urban popn growth 2: 3.8%

SUPPORT ORGANISATIONS
The organisations and institutions that
support the rental market. Includes
developers, financers, credit bureaus
and rental managers
~ Limited data is available on support
organisations

While there is no specific consolidated data set on residential rental in Côte d’Ivoire per se, data on each of these
components is readily available in a variety of sources3. The World Bank provides useful indicator data on the
macro environment and high level population statistics. In addition, the National Bureau of Statistics with
support from the World Bank conducted a living standards survey in 2015, Enquete Sur Le Niveau De Vie Des
Menages En Cote D‘Ivoire (ENV 2015), that provides some data on rental.
August 2018
1 Enquete

Sur Le Niveau De Vie Des Menages En Cote D‘Ivoire (ENV 2015)

2 http://databank.worldbank.org/data/home.aspx
3 The

latest comprehensive research into the sector was conducted in 2013 - Peppercorn, I. G., & Taffin, C. (2013). Rental Housing: Lessons from International Experience
and Policies for Emerging Markets. Directions in Development Finance, World Bank Group: Washington D.C. The report can be accessed here:
https://openknowledge.worldbank.org/bitstream/handle/10986/13117/761820PUB0EPI00LIC00pubdate03010013.pdf?sequence=1&isAllowed=y
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MACRO ENVIRONMENT & POPULATION

Côte d’Ivoire’s GDP is around USD 37 Billion (in constant 2010 US Dollars)4. According to the World Bank, Côte
d’Ivoire’s economy is ranked among the most robust on the continent. However the continued volatility in
cocoa prices, one of Côte d’Ivoire’s major exports, is likely to impact negatively on economic growth in the
future. Despite this, the short-term outlook is positive with stable GDP growth, a moderate inflation rate and
prudent fiscal and monetary policies as well as reforms aimed at improving the business climate and facilitating
public-private partnerships5.
Investors typically assess target countries’ risk/return profile relative to other potential investment destinations.
According to the OECD, Côte d’Ivoire has a relatively high risk weighting6 scoring five out of a possible seven,
where seven is the highest risk. According to the Ease of Doing Business Index, Côte d’Ivoire scored slightly
better than the Sub-Saharan average, but is only ranked 139th out of 190 countries7. Côte d’Ivoire scores poorly
on ‘dealing with construction permits’. However reforms to streamline this process are being put in place.
MACRO INDICATORS

Côte d’Ivoire has a total population of 23.7 million people4. More than half of the population or over 13 million
people live in urban areas. The urban population growth rate is estimated to be 3.8% per annum, and the urban
population is expected to be close to 30 million people by 20508.

AGE PYRAMID OF URBAN POPULATION (2015)
TOTAL POPULATION

24 MILLION

URBAN POPULATION

13 MILLION
(55% total population)
Annual growth rate: 3.8%
Millions of people

Using households (rather than individuals) as the unit of analysis, there were 6.1 million households in 2015
according to the ENV 2015 Survey of which just under half (48%) were living urban areas. More than one million
households live in Abidjan, the largest city and capital of Côte d’Ivoire.

4 http://databank.worldbank.org/data/home.aspx
5 http://www.worldbank.org/en/country/cotedivoire/overview
6 http://www.oecd.org/tad/xcred/crc.htm
7 http://www.doingbusiness.org/rankings
8 https://www.compassion.com/multimedia/world-urbanization-prospects.pdf
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TENANTS

According to the ENV 2015, around 1.8 million households in Côte d’Ivoire rent their dwellings (30% of all
households). Rental is more prevalent in urban areas where 54% of households rent. In Abidjan, the capital city,
rental is extremely high with 78% of households renting. The occupancy status of households in Côte d’Ivoire is
presented in the image below.

HOUSEHOLD OCCUPANCY STATUS (2015)

Source: ENV 2015

Just under 1.6 million renter households or 88% of all renter households reside in urban areas; 798,000 in Abidjan
and a further 791,000 in other urban areas. These households are profiled in more detail below.
Families dominate the household composition of both urban renter households and urban owner households as
indicated in the image below. Just under 60% of urban renter households are families, either extended or nuclear
families. However 24% of renter households consist of a single person, although this is less common in Abidjan
compared to other urban areas (18% of renter households consist of just one person in Abidjan versus 30% of
renter households in other urban areas).

HOUSEHOLD
COMPOSITION

URBAN RENTER
HH’s

URBAN OWNER
HH’s

Nuclear
family

Extended
family

30%

28%

37%

One person
household

24%

27%

16%

Single parent Couple (no
family
kids)

10%

14%

7%

7%

ENV 2015
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TENANTS

URBAN RENTER HOUSEHOLDS: HOUSEHOLD CHARACTERISTICS
Most urban renter households are headed by males (78%). The average age of urban renter household heads is 37
years old which is significantly younger than owner household heads where the average age is 51. Urban renter
households have 3.4 household members on average and 26% live in conditions that are over-crowded9. While
owner households are larger, consisting of 4.2 household members on average, they are less likely to live in
overcrowded conditions than renter households (20% of owner households are overcrowded versus 26% of urban
renter households).

HOUSEHOLD CHARACTERISTICS: URBAN RENTER HOUSEHOLDS

Source: ENV 2015

9 Over-crowding

is identified where there are three or more people per ‘sleeping’ room
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TENANTS

URBAN RENTER HOUSEHOLDS: HOUSEHOLD CHARACTERISTICS
Just under half of urban renter households (46%) occupy dwellings with a single room for sleeping, while 36%
have two rooms, and the remaining 18% have three or more rooms.
Households living in Abidjan are less likely to have three or more sleeping rooms; 14% of households in Abidjan
have three or more bedrooms versus 22% of households living in other urban areas. Over-crowding10 is also more
of a problem in Abidjan where 31% of renter households live in over-crowded conditions. For renter households
in other urban areas the proportion is 20%.
Urban renter households live in two dominant types of dwellings. Just under half (46%) describe their dwellings
as a ‘cour commune’ or common courtyard. Common courtyards generally consist of around ten dwellings that
are positioned around a shared courtyard. Toilet and kitchen facilities are often shared. The next most common
type of dwelling is a ‘Bande par particulier’, which translates directly as ‘band by individual’. These dwellings are
characterised by low fences and quiet spaces11.

NUMBER OF SLEEPING ROOMS

TYPE OF DWELLING

(Urban renter households)

(Urban renter households)

Four or more rooms
Three rooms

Common courtyard
(Cour commune)

4%

Band by individual
(Bande par particulier)

14%

Apartment
Two rooms

46%

36%
Villa

One room

46%

Source: ENV 2015

10 Over-crowding

Other

31%
9%
5%
9%

is identified where there are three or more people per ‘sleeping’ room

11 http://habitat-worldmap.org/en/pais/africa/ivory-coast/
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TENANTS

URBAN RENTER HOUSEHOLDS: HOUSEHOLD CHARACTERISTICS
Most of the dwellings occupied by urban renter households are made from permanent materials; According to
the ENV 2015, 81% have walls made from materials described as hard (dur).
Almost all urban renter households (93%) use electricity for lighting. For households in Abidjan the proportion is
98% and for renter households in other urban areas it is 89%.
Just under 60% of urban renter households have access to a flush toilet – 34% have a flush toilet inside their
dwelling and a further 24% have access to a flush toilet outside of their dwelling. Households that do not use a
flush toilet make use of a latrine either in the yard (35%) or outside the yard (5%). Households in Abidjan are
more likely to have access to a flush toilet than those in other urban areas (68% have access to a flush toilet
versus 48% in other urban areas).
Seventy percent of urban renter households have piped water, either accessed inside the dwelling (28%), in the
courtyard (30%), or outside (13%). Households that do not have access to piped water make use of well water
either in the yard (19%) or a public well (7%). Renter households in Abidjan are more likely to have access to
piped water with more than 90% accessing piped water compared to 48% of households in other urban areas.

DWELLING MATERIALS

ACCESS TO SERVICES

(Urban renter households)

(Urban renter households)

MAIN MATERIAL FOR ROOF
• Sheet metal: 90%

CONNECTION TO
ELECTRICITY

93%

FLUSH TOILET IN
DWELLING OR ON
SITE

58%

PIPED WATER IN
DWELLING,
COURTYARD OR
OUTSIDE

70%

• Concrete/ cement: 6%
• Other: 4%

MAIN MATERIAL FOR WALLS
• Hard (Dur): 81%
• Iron/ wood: 6%
• Clay/ mud: 4%
• Other: 10%

Source: ENV 2015
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TENANTS

URBAN RENTER HOUSEHOLDS: RENTAL PRICES AND AFFORDABILITY
According to the ENV 2015, over 20% of urban renter households in Côte d’Ivoire pay less than USD 10 per
month in rent (in 2015). Just 6% of households were paying USD 100 or more in rent. Renter households in
Abidjan pay more in rent than households renting in other urban areas. The average rental paid in Abidjan is just
over USD 50, more than double the rent paid in other urban areas where it is USD 23 per month on average.

100 U SD +

< FCFA 9 999 (<$18)

8%

FCFA 10 000 - 19 999 ($18 - 36)

8%

FCFA 20 000 - 29 999 ($36 - 54)
FCFA 30 000 - 39 999 ($54 - 72)
FCFA 40 000 - 59 999 ($72 - 108)
FCFA 60 000 + ($108 +)

50 - 100 US D

10%
18%

US DOLLARS

WEST AFRICAN FRANCS (FCFA)

MONTHLY RENTAL AMOUNT (2015)
(Urban renter households)

30 - 50 USD
20 - 30 USD
10 - 20 USD

26%
< 10 US D

30%

6%
13%
24%
15%
19%
21%

Source: ENV 2015

Given the multiple and often variable streams of income into a household, it is difficult to derive household
income data from a survey. The ENV survey does however give an indication of poverty based on a per capita
spend of less than 737 francs per day. Using this definition of poverty, 18% of renter households are poor. Renter
households in Abidjan are less likely to be poor than those in other urban areas (15% are poor compared to 22%
of renter households in other urban areas).
The ENV survey includes a question on how long the households has occupied a particular dwelling. This provides
a useful indicator of stability and security in the rental market. Many urban renter households remain in their
rented dwelling for an extended period of time; 24% have been in their dwellings for between five and nine years
and a further 19% for ten years or more. Just 12% had been living in their dwellings for less than a year.
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LANDLORDS

Rental stock is provided by private landlords as well as public entities. In the public sector, SOGEPHIA and SICOGI
are the two public companies that oversee housing development and property management. There is no current
published data on how many rental units have been developed and are managed by these companies12.
The ENV 2015 survey provides some data on private landlords. Respondents to the ENV 2015 survey are identified
as landlords if they earned a rental income. A total of 195,000 landlords living in urban areas were identified of
whom 37% live in Abidjan and 63% live in other urban areas. Most landlords are male (69%) and their average age is
46 years old.
On average, urban landlords in Côte d’Ivoire earn a monthly rental income of USD 122. Landlords in Abidjan earn
more than those in other urban areas with 42% earning over USD 100 per month compared to just 20% of
landlords in other urban. Given that only a minority of tenants appear to be paying more than USD 100 per month
it is likely that landlords have multiple tenants.
The living conditions of landlords appear to be very similar to their tenants, with landlords having slightly higher
access to services; 39% of landlords have a flush toilet in the dwelling and 29% have piped water in the dwelling,
compared to 34% and 28% of urban renter households respectively.

12 http://housingfinanceafrica.org/countries/cote-d-ivoire/
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END NOTE

This research was commissioned by CAHF to highlight the importance of rental markets in Africa and to support
the development of a research and data agenda that supports the sector. Five countries of focus were selected;
Angola, Cote d’Ivoire, Senegal, Tanzania and Uganda.
The key objective of the research was to develop replicable methodologies to quantify and characterise key
aspects of the rental market in its diversity, breadth and depth.
While there is no specific consolidated data set on residential rental in Uganda per se, data on each of these
components is readily available in a variety of sources. The World Bank provides useful indicator data on the
macro environment and high level population statistics. The National Bureau of Statistics with support from the
World Bank conducted a living standards survey, Enquete Sur Le Niveau De Vie Des Menages En Cote D‘Ivoire
(ENV 2015), that provides some data on rental. The survey is nationally representative sample of 12,899
households and 47,635 individuals.

KEY DATA GAPS
While available data provides a useful overview of the extent of rental market activity and the profile of renter
households, there are a number of data gaps.
At a macro level, it is critical to understand patterns of urbanization and employment and to position the rental
sector within that. It would also be useful to gather data on the regulatory environment that governs rental
market activity, and the extent to which existing regulations are, in fact, enforced. There is also limited
accessible information on the organisations and infrastructure that support rental market participants. This
includes developers, construction companies, financers, estate agents, credit bureaus and property managers. In
addition, there is limited data on the profile of landlords, funding sources, operating models and yields. Likewise
for tenants, there is limited data to assess affordability, choice and housing aspirations. Key data gaps in the
framework are depicted in the image on the next page.
As part of this research various pilot methodologies were tested as a potential means to close some of these
data gaps. Methodologies included face to face interviews with small-scale landlords and banks, mobile surveys,
online surveys and the data scraping of online rental classifieds. These methodologies have been discussed in a
separate methodology document12.

Date: August 2018
Authors: Christoper Colli, Claire Hayworth, Illana Melzer and Jessica Robey. www.71point4.com
Contributors: Claude Taffin

12 Contact

CAHF form more information on the methodology document
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Indicators and key data gaps through the framework

