
Harvard Univej-sity
G raduate Schoc l of Design

Quincy Stree t
Cambridge, M/i 02138

The Impact of Investments in
Urban Infrastructure on

Municipal Revenues and the
Integration of Informal Sector

Activities

The Abidjan Experience

September 1990

Prepared by:

Mona Serageldin
Unit for Housing and Urbanization

Harvard University Graduate School of Design

for:

The Office of Housing and Urban Programs
U.S. Agency for International Development

Washington, D.C. 20523

Under Coof)€rative Agreement with
the Cooperative Housing Foundation

Contract # OTR-0192-A-00-9145-00



The views herein are those of the authors and do not necessarily reflect those of the Office of
Housing and Urban Programs or the U.S. Agency for International Development.

For a copy of this or other A.I.D. documents, contact:
USAID Document and Information Handling F< dlity (DIHF)
FPC/CDIE
Room 209, State Annex 18

Washington, D.C. 20523-1802 ^

Phone: (301) 951-7191



1.0 Summary of fm<imgs and recommendations

2.0 ^tudy Objective
2.1 Objectiv<s

2.2 MethodciL

2.3 One Daj

a

3.0

THE IMPACT OF INVESTMENTS IN

UkBAN INFRASTRUCTURE ON MUNICIPAL REVENUES •
AND THE INTEGRATION OF INFORMAL SECTOR ACnVITIES

THE ABIDJAN EXPERIENCE

Table of Contents

1.1 Objectiv<!S

1.2 Summary^

1.2.1

1.2.2

1.3 Impact c

1.4 Recomm

of findings

Economic assessment

Environmental assessment

f decentralization 3

endations 4

4.0 Economic Asses

4.1 Impact c

4.1.1

4.1J2

4.1.3

4J2 Impact c

42.1

;|

422

4.3 Overall

5.1 Issues

the up]

nd Methodology 6

6

logy 8

Workshop on Urban Infrastructure 8

]|rief Description of the project areas
3.1 Abobo

32 Adajamd

3.3 Yopougor

10

10

10

sment 13

n Private Sector Activities 13

Informal activities generated 17

The impact of road paving 17
Other impacts 18

n Municipal Revenue 21

Real Estate Taxes 21

42.1.a Factors affecting the tax base 22

42.1.b Factors affecting collections 23

42.1.C Cost recovery for upgrading projects 29
Commercial Taxes 29

Assessment 30

345.0 Environmental Assessment

ated to the utilization of the in&astructure provided througfi
ig projects 34

r^lat

'grading



Table of Contents page 2

5.1.1 Water Supply 35
5.1.2 Sanitation 37

5.2 Issues related to operation and maintenance of infrastructure networks 38
5J2.1 Water and Sanitation Services 39

5.2J2 Solid Waste Removal 39

5.2.3 Road Maintenance 39

5.3 Sotirces of Finance for Urban Infrastructure 40

5.3.1 Water and Sanitation Works 40

5.22 Solid Waste Management 40

5.3.3 Circulation Network 42

5.4 Issties related to local management of infirastructure 42

5.4.1 Water and Sanitation 42

5.4.2 Solid Waste Collection 43

5.5 New approaches integrating infrastructure, management and local development... 44
5.5.1 Adjam6's creative initiative 44

6.0 Overall Evaluation and Recommendations" 47

6.1 Overall Evaluation 47

6.2 Recommendations 47

References 50

ANNEXES

Annex 1 list of meetings 1-1

Annex 2 Table Ronde sur I'lmpact Economiqtie des Investissements dans les Infrastructures

Urbaines: L'Assainissement des Quartiers 2-1

Annex 3 Impacts Sodo-economiques des Infrastructures Rotitiers dans les Communes

d'Abidjan 3-1

u



T

T

T

T

T

able 1.

table 2.

able 3.

able 4.

able 5.

able 6.

able 7.

able 8.

able 9.

able 10.

able 11.

Table 12.

Co:

Co

Coi

Pi(

Fig. 1 Location

Fig. 2 Plan of h(^

Fig. 3 Conversi(

List of Tables

opulation growth in the communes of Abidjan from 1975-1988 H

opulation and land reserves j2

opulation Projection 22

opulation by Housing Type 24

mmune of Yopougon: Employment Profile ig

immune of Yopougon Fiscal 1990 Budget 23

immune of Adjame Fiscal 1989 Budget og

evenue from Market Vending Tickets, Adjamd 1989 30

Evolution of the Fiscal Budget, Adjam6 31

E| solution of Selected Revenues, Adjami 31

oportion of Plots Connected to Sewerage 35
m

Stjatus and Responsibility for Roads - 1985 39

List of niustmtions

of upgraded areas

using compound with shops at Adjamd 18

i<|n of housing compounds to commercial use 19

m



1

Structursl adjustment policies in Sub-Sahatan Africa have resulted in widespread urban
lemployment and poverty with dire but predictable social and political consequences. The
•gency for action has shifted from the rural to the urban setting. Revitalization of the urban

uire public investment in infrastructure to prevent the deterioration of the
g physical plant and to extend networks to the vast areas which are presently lacking the

iic infrastructure needed to support economic development. There is an urgent need to
approaches 'hat address the key issues of shrinking employment opportunities, erosion of

tusehold income, and the degradation of the living environment It is therefore pertinent to look
upgrading projects implemented during the past decade. These projects have only been

svaluated from tlie viewpoint of their social objectives. Yet, they provide the best laboratory for
the economic and environmental impact of urban infrastructure in low income

immunities since donor agencies cannot lose sight of the social dimension. It is from this angle
it the Abidjan projects are reassessed. Accomplishments are measured in terms of:

CO
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1 Objectives

1.0 Sammary of findings and recommendations

capacity to stimulate the development of income generating activities, formal and
informal;

ccntribution to municipal revenue; and
inprovement of sanitary conditions in the area.

Constrair

tie fulfillment of

ti<s.

ts on achievements are examined in order to pinpoint the bottlenecks HinHering
anticipated boiefits and identify actions initiated by central and local authori-
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1.2.1 £fiQ]U2QU£_as^8Q)SQ^ Upgrading allowed existing activities to expand and
into micro-enterprises by expanding the scale of their operations and/or raising
More importantly, it generated a range of new commercial and service
which can be classified as small business establishments with one to five
lews confirmed the key role of paved roads, reliable water supply and electricity

of locational dioice for "modem" type businesses such as appliance repair,
Ssssional offices. Likewise, improved accessibility, visibility, increased pedestrian
iilewalk space were found to be necessary catalysts for the wnwgen«> of a variety
jvities: fcxid, vending, stalls, peddling of produce and wares and personal and
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Road paving was singled out as the most important factor in the promotion of economic
activities. With the exception of health related businesses, sanitation was not mentioned as an
important consideration in locational decisions.

Upgrading projects enhance municipal revenues throu^ two sources: additional real
estate taxes resulting from the appreciation in the value of properties in the upgraded areas and
commercial taxes collected from the induced expansion of economic activity in the area. Real

estate taxes account for less than 20% of municipal revenue.

Recent efforts by the cadastral services to expand coverage have resulted in a marked
increase in billings without a commensurate increase in yield because of the inability to collect.
Since taxes are only collected in regularized and accessible areas, road paving emerges as an
important factor in real estate taxation.

Commercial taxes are the mainstay of municipal finance and account for over 50% of

revenue. The local commercial and market taxes collected directly by the communes provide an
institutional firamework for the integration of the informal sector in the public finance system.
They allow the municipalities to derive a return on public investment in roads and markets,
despite the decline in yields from the centrally levied tax. The impact of upgrading was reflected
in increased revenue from commercial taxes.

The dynamism of local structures encourages creativity and innovation. Mayors are
developing new fod of activity within the neighborhoods and exploring new sources of revenue
generation. They value most the infrastructure that sustains commercial activities.

112 Fnvirnntnftntai Aaa^wtv-nt The Very success of the Upgrading program accelerat
ed the transformation of the urban fabric along major roads where environmental conditions
have improved markedly, sustained by commercialization and gentrification. On side streets
further removed from commercial arteries, conditions have deteriorated relative to their post
upgrading levels eroded by densification and inadequate maintenance.

The proldems observed arise from inefficiencies in the utilization of available systems;
misuse of existing infrastructure; and inadequate maintenance of sanitation works. Abidjan has

privately operated water supply, electricity aid solid waste collection services which function well.
Unfortunately, shortcomings in performance affect mostly the city's lower income communities.

The operation of the water supply system is satisfactory but the maintenance of sanitation

networks is inadequate. Connections to water supply and sewerage networks are complicated,
expensive and must be paid for up front. The vast majority of renters in upgraded areas continue
to purchase their water from vendors. This has tended to perpetuate traditional but overloaded
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systems of on-site waste water disposal and illegal connections to the storm drain or drainage
ilitches.
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waste removal service covers the primary roads, segments of th<» secondary road
main market areas. The operator will only collect trash and garbage deposited in

ipsjters. The bulk of the refuse generated by households and informal activities in
is not collected and ends up on the road bed or in drainage ditches.areas

Communites are responsible for the maintenance of the tertiary road system and part of
Kjtwork, street cleaning and garbage collection, weed control and the of

They lack the resources needed to adequately operate and maintain the
which they are responsible. Sanitation is invariably ranked as the most pressing

problem.

The abi

ihfrastructure ini]
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In a com
cinsis managemefti
f umework for
into districts
headed by elected

ile

The trariip
cbundls is promoi
tlieir own priorities
tlieir own.

fer

They have
'problems. Local

n revenue from real estate taxation hampers street paving and maint<n)j^r|rv. and
and operation of sanitation works. Receipts fail to cover the most basic opera-
ance costs. Priority is given to drainage and other works suffer from neglect.

of communes to develop a rational strategy for planning and implmMiinting
iprovements is impaired by the sharp and erratic fluctuations of the tax yield.

xt of dramatic decline in incomes, civil unrest and fihanging political structures.
It in the cities of sub-Saharan Africa is occurring within an evolving institutional

ahninistrative decentralization. The city of Abidjan, which used to be divided
by appointed deputy mayors, now consists of a federation of ten communes

mayors.

 of administrative powers and responsibilities to elected mayors and municipal
iting a new sense of empowerment and accountability. Communes now set

for capital and operating expenditures and implement wiall scale works on

opted for experimentation with innovative approaches to deal with intractable
programs include:

sustained outreach efforts to sensitize residents to the of unsanitary

strategies promoting the organization of community groups to mobilize residents
for concerted actions;
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the fonnulatio& and funding of incentive programs; anH
developing a capacity to generate resources locally.

1.4 Bszsmimfindaiifins

Defining infrastructure projects in terms of narrow physical and economic objectives and
appraising their feasibility in terms of broad criteria for cost reduction and replicability fails to
recognize their more important longer term impacts.

The Abidjan projects have demonstrated that upgrading brings about a new awareness of
urban infirastructure as a valtiable capital asset for the beneficiaries and the communes and foster
the adoption of internally defined procedtires to regularize informal development and integrate
informal sector activities.

1. There is an urgent need to reformulate appraisal and evaluation criteria for urban
infrastructure projects, one that recognize;

their value as generators of economic growth;
their contribution to strengthening the municipal tax base and
shoring up revenues;
their role as effective institution building m^hanisms guiding local
authorities towards a reformulation of tbrir role as catalysts,
coordinators, and initiators rather than sole producers of public
improvements.

2. There is also an urgent need to redefine the fimne for the flAtscssment of tbrir

economic feasibility. A pragmatic evaluation of institutional capabilities and
weaknesses in the central/local interface would dispel unreglistif; expectations
regarding cost recovery within the boundaries of specific project areas through
plot diarges and user fws.

The development generated by improvements in urban infiastructure needs tinv! to
matnrialiTff the time lag needed for induced activities to get established and
flourish is an important consideration since the economic cost of delayed benefits
is hi^ The shape of the time stream of benefits and their inddence is a key
determinani in the definition of an appropriate frame for project appraisal,
geographically and institutionally. In Abidjan, thia frame would be the commrine
rather than the nei^borhood, keepmg in mind that some benefits will acrri'* to
higher levels of government
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r decentralization and enabling legislation arc necessary preconditions to initiate
instructive approaches to self sustaining urban development in lower income
immumties. The local level is the pivotal node around which the interface
Jtween the formal and informal sectors can be structured. It is the effective
atform for organizing and empowering citizens to take charge of their own living

conditions.
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2.0 Study Objectives and Methodology

2.1 Objectives

The neighborhood upgrading demonstration projects (see Figure 1) were implemented in
Abidjan as part of the first Urban Development Plan jointly fimded by the World Bank (PDUl)
and U.S.A.IJD. (HG-003) in 1976. Project implementation started in 1979 and construction was
completed in 1983. The projects were designed to promote concepts of self-sustaining urban
development for lower income communities. They proposed to achieve this objective by;

improving sanitary conditions by providing paved roads, storm drainage,
piped water supply and sewerage;
producing options affordable to the target groups; and
initiating a process of self-financed upgrading by demonstrating the
feasibility of cost recovery to ensure replicability.

A narrowly defined assessment referring only to the above mandate would rate the
projects as qualified successes in that they have only partially fulfilled their stated objectives. Yet,
compared to many «i"iiiar projects implemented elsewhere in the world at that time, the Abidjan
Experience ranks well above the norms, possibly in the top 10 percentile.

Longer term problems can be grouped in two broad areas:

sanitation, one of the most intractable problems in Abidjan; and

cost recovery for which procedures and formulas remain entangled in a web of
legal, administrative and cultural issues.

Issues related to sanitation are addressed in the environmental assessment section and constraints

on cost recovery are discussed in the economic assessment section.

Over the years, the immediate improvements in the living conditions of the urban poor in
the project areas have been somewhat mitigated by densiflcation or gentrification. It is estimated
that during the 6 years firom project inception to completion, densities in the project areas

increased by 50%. Already a degree of population turnover was noticeable particularly in
Adjami.

The most cursory comparative survey of the upgraded areas and non upgraded adjacent
zones will suffice to demonstrate that the impacts of upgrading on the quality living' nvironment
can no longer be a subject of debate. Photographic documentation of the same sites before and
after upgrading offer even more telling evidence of the remarkable improvements achieved by the
projects. ^ A
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Three sqjarate evaluations of these neighborhood upgrading projects have been undertak
en since 1982. One by the World Bank as part of its projea completion report, the second in
1983 by the urban division of BCET for the Ministry of Construction and Urbanism, and the
most recent in 1989 by PADCO for U.S.A.IT). These studies give different appraisals of
accomplishments and impacts.

The following assessment will not reiterate their findings and conclusions. Rather it will
concentrate on analyzing those issties which have constrained the fulfillment of the projects'
potential benefits in the longer term. The report will also present the approaches by which central
and local authorities are attempting to deal with these issues. Finally it will evaltiate the projects
with reference to this broader context.

The methodology was designed to make the most intensive use of the two weeks spent in
Abidjan. In order to undertake the proposed analysis, the research effort needed to:

clarify the complex issues involved in the assessment of impacts;
CTaminft the causes of significant shortcomings in anticipated benefits;

cover areas of concern to both PRE/H, Washington, and the RHUDO

office in Abidjan; and
identify promising initiatives contemplated and implemented by local
authorities to alleviate the most pressing problems.

To fulfill ttww! objectives the methodology relied extensively on direct observation and
interviews. The information presented in the report was assembled from the following sources:

1. Site visits and documentation of the physical conditions in the project areas to
record the longer term impacts of upgrading.

2. Interviews with officials and experts listed in Annex 1.

2.1 Interviews with hig^ officials responsible for policy formulation at the
Ministry of Construction and Urbanism (MCU).
2.2 Interviews with the Mayors, key officials and heads of technical services in the
communes.

2.3 In depth interviews with technical directors and experts in the Direc
tion et Contrdle des Grands Travaux (DCGTX) and the Ministry.

3. Interviews of a limited number of small btisinesses and households in each nei^bor-
hood to record responses to upgrading and elicit attitudes towards improvements of basic
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iclusion of the mission in Abidjan the RHUDO office held a workshop to
raised in the study and discuss their implications. The Workshop was
icipants including the officials and experts who had contributed tinv»

jdeas to the analysis presented in this study: the Mayors of Abobo, Adjam6 and
and experts from MCU and DCGTX, The World Bank regional water and

iind the ORSTOM research team. Other participants included officials of the
Govenunent RHUDO's principal partner in the current secondary cities

the Mayors of Grand Bassam and Koni, officials from the Ministry of Social
upgrading activities and fellows of the CRAU research center interested in

management.

r was diaired by Mr, Stephen Qiddings, structured by Dr, Mona ,Serag#i»iHin
Mr, Michel te Breton of RHUOO's training office.

e format relied on the involvement of every participant The mayors were
innovative programs identified through the study and comment on their
of problems and opportunitws in each commune. Officials and experts in
were asked to talk about the most challenging aspects of th^ir work. Their
discussed in the appropriate sections of this report

hop was productive, stimulating and greatly appreciated by the participants. It
orum for the exchange of information and ideas among diffisrent agencies and
it It was timely given current policies of administrative »nA

of decision making and managerial responsibility from city authorities to
imunes.
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3.0 Brief description of the project areas

The foxir project sites are located in three communes, Abobo, Adjami6 and Yopougon,
with sharply contrasting characteristics (Table 1). This diversity will enrich the analysis by
highlighting the differences and similarities in performances and impacts of infrastructures under

different conditions of operation and use.

A site in Att6coub6 was added to the program when extra funds became available as a

result of a decline in the exchange rate of the franc against the dollar. This site has been excluded
from the analysis since upgrading work is still underway.

3.1 AhfihQ

Abobo lies at the northern edge of the city and is the fastest growing commune in
Abidjan (Table 2). The rapid expansion of the urbanized area occurred mostly throu^ informal
development of village lands held under customary rights by the original Ebri6 owners. The
resultant fabric consists of unplanned though sometimes reasonably well laid out subdivisions
extending outward from the old villages. This haphazard sprawl gained momentum throu^out
the '80's fueled by the saturation of central districts and new policies and procedures for the
regularization of subdivided village lands.

The upgraded neighborhood referred to as Abobo Gare or "112 hectares" grew as an
informal settlement. Hence the relativdy large size of parcels whidi average 500m^ The dominant
housing type is the compound (Habitat i cour) sheltering 5 to 10 households in one- and two-
room dwellings around a yard. The larger units front on the street and the smaller ones are lined
up against the back wall and open onto the yard. Shared sanitary facilities are located at either
end of the yard and the built up area covers 80 to 85% of the plot

3.2 AdjamA

Adjami lies at the heart of the dty to the north of the CBD (le Plateau). It contains the
major transpmtation terminal and the nodes connecting the main North/South highway to the
EastAVest routes. The urban fabric consists of commercial strip on the thoroughfares badted by
or intermixed with very dense and overcrowded housing. Active market areas and a central
covered market reinforce the commercial diaracter of the district.

The upgraded ndghborhood known as Pdieuville ("Liberty et Fraternit6") and Bromakoti
densifled rapidly in the '60's and '70's in' ;sponse to the economic boom and the locational
advantages of the site. Housing compounds of different sizes, shapes and structural quality, cover
parcels of 400 to SOOm^ and house an average of 10 households in one and two room
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Table 2

Pnpiilatinn anH T An(\

I Commune

1
1

Annual Rate of Growth Available

Land

Reserves * *
(ha)1975-1979 1979-1984 1985-1989*

Abobo 13.9% 7.3% 7% 760

Adjame 5.9% -2% 0% 30

Yopougon 22% 7.6% ! 7%
1

970

Abidjan 10.6% 3.9% 4.4% 3,160

*  Estimated

** Buildable parcels with access roads already laid out.

Tables

PopulAtiofi Pmfactinn

Commune Population (lOOO's)

1990 1995 2000

Abobo 500 701 984

Ad j ame 188 188 188

Yopougon 461 647 907

Abidjan 2,131 2,480 3,356

Source: Dcgtx Working Papers
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o the East is the second most rapidly growing commime in the city. Urban
70's occurred mostly throu^ large scale projects by state housing corporations,
housing options produced can be found in Yopougon, from the serviced plots
U to the apartment buildings erected by SICOGI (Table 4). The predominant
mic housing projects produced by SOGEFIHA. The projects combined a variety

I»rovide housing for middle and limited income groups. When SOGEFIHA was
, the housing stock was sold to the occupants through a lease purchase agree-
ir construction ranges from GEM cooperatives to informal developments on

, the upgraded neighborhood of Port fiouet II has a strikingly different
d as a summarily laid out reception area for the temporary resettlement of
by clearances in the Port Bouet Commune. Hence the rectilinear grid, the
and the lower densities recorded in the 1978 survey urtien the upgrading

iirds were larger than in Abobo since the built up area covered only from 50 to
Compounds housed an average of 4 households in dwellings slightly larger
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Table 4

Population hv Housing Tvoe

Commune Standard Social Expandable Squatter Total

(100%)

Abobo - 3.66% 95.79% 0.53% 407,939 1
Adj ame 0.82?S 16.69% 76.88% 5.61% 200,622 1

t

Yopougon 0.35?^ 56 . 16% 19.70%
!  j13.79% j375,963 |

Abidj an 4.12% 25.57% 56.66% 13.65% 1,934,342

Abidjan

Abo bo Ad j ame Yopougon

HH Standard

Social

Expandable

Squatter

Source: Dcgtx AUA, Working Paper
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Upgrading projects require a degree of subsidization in one form or another since cost
■^covery fonnulajs tisually exclude off site works and sometimes segments of the secondary

Abidjan projects are no exception. Plot charges are assumed to recover 50% of
ijlary and tertiary systems and user fees the remainder of the recoverable costs. It
lent, particularly at a time of retrenchment, to assess whether the hwi^final

I ding can justify the economic cost of unavoidable subsidization.
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4.0 Economic Assessment

 ctance of the informal sector in Abidjan is well documented. It accounts for 70%
i snt and is characterized by diversity and s^mentation. Micro enterprises dotting

a dynamic and productive component of the economy. Retail trade, vending
in and arotmd neighborhood and central markets. The scope of the activities

'ge stores to marginal occupations. This subsector accounts for half of the
it in the city even in Yopougon which has a large industrial zone, major public

dentral markets (Table 5).

aie

ter

Isri

leni

d to reinforce the development potential of the project area by
support required for economic activities to flourish. The creation of

irtutiities and the promotion of income generating activities in lower income
a major objective of upgrading programs. The range of formal and

: shops, workshops, service businesses, vending stalls and markets observed in
dearly demonstrates that expectations have been surpassed despite the

ws carried out by Kimou and AUeby with a selected sample of small scale
the key role of paved roads, reliable water supply and dectridty as detstmi-

choice for "modem" type businesses such as appliance repair, printing anH
Likewise, improved accessibility, visibility, increased pedestrian circulation
are necessary catalysts for the emergence of a variety of traditional activities:
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Table 5

Employment Profile, hv Location and Maior Activity Group

1988

Zone Informal

Public

Service

Retail

Stores Markets

Indust

ries

Total

Activity

YOPOUGCNATnE 361 A 1 555 524 9737 1 47 1 S577

YOFOJGONKOL/TE 1  517 1  281 75 2126 1 0 1  2999 1

BANCO NORO 1  362 268 38 1 141 11  33 1  :3i2 1

BANCO SUO 1  376 5 73 101 0  1I  131 i  1 1 a 1 1

NWNGCNNOF.0 !  100 42 7 1 14 1 ii  0 i  1290 1

NIANGONSUD 1  370 27 1 127 1950 I1  53 2 7 S !

AZTTGLCKCA 1  0 6 0 38 i  0 1  4 i n

ZONE PORTUAIRE !  0 4 8 0 •: 1  C !  4 ̂  !

ANGUECGDCU !  1 9 '.5 3 0 •  ; * 1  1932 !  2 2 15

ZONE 1N0USTRIELL£ 1  734 1 50 1 8 0 1  7297 1  8 199 *1

LCXXXURO i  397 9 9 73 830 !  0 !  7404 !

AacecocuME !  143 1  1 04 132 2 7 5 1  0 i  165 7

PLATEAU DU BANCO 7132 4550 1 100 1 73 5 2 9 60 3 3 973 7

Source: Dcgtx, "Les emplois a Yopougon", 1989
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 peddling of produce and wares, personal and business services. At one end of
[e, the projects injected a new vitality in the "petits mdtiers" by which women
lage to earn a living or supplement household income. At the opposite end of

attracted to the project sites, businesses and establishments which in the
liructure would never have located there.

4.1.1 Mqrmal Activities Generated

ctivities which existed prior to upgrading were limited in number and marginal
could hardly be regarded as anything more than unproductive occupations

to household incoictt. Distressing examples are the array of jobs and chores
under 12 years of age are withdrawn from the educational system to earn a
cost to Ivorian society at large. In contrast, the variety of food and produce
lestic and personal care services by which women strive to supplement
I, or provide for families when male wage earners are unemployed, tftgrifi<K to
and makes a significant contribution to the family's welfare.

Upgrading
eiiterprises by exj
importantly it
;l^ssifred as .small

blishments cii

^ importance
ally provide

economic bettemi(

e^c

■n

tii

geite

suste

A survey
Fi eld observation
quantify the proj<
and a current
survey of 1988 to

o

>j<
sur

Ibe urban
rebarkable trans^
commercial

tsentee landlord^
been torn down
(Figure 3).

prems

an

-es.

d
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allowed existmg activities to expand and sometimes evolve into micro-
:]>anding the scale of their operations and/or raising service standards. More

ited a range of new commercial and service activities some of which can be
business establishments with one to frve employees. The owners of th^^

[|ed improved infrastructure as the key factor which attracted thwti to the site,
c f this evolution should not be underestimated. Informal "petits metiers" essen-

Micro enterprises are important avenues for upward mobility and
lent

rai

nance.

f establishments in the project areas is beyond the scope of this assessment
and sample interviews give an accurate reflection of their dynamism. To

:'s impact would require comparative statistical information from a hfl wiin#
'. It might be possible to draw on detailed data from DCGTX comprehensive

arrive at a reasonable estimate.

ict'
rey,

fabric along the main paved roads, particulady in Adjam^ has undergone a
ormation (Figure 2). Rooms fronting on the street have converted to

Owner occupants run businesses of their own in locales while
rent them out. At the intersections of two paved roads, old compounds have

replaced by 2 or 3 story buildings with commercial uses on the ground floor
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RfJ HOUSING COMPOUND WITH SHOPS AT ADJAME
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Fig.3 CONVERSION OF HOUSING COMPOUNDS TO COMME&CIAI. USB
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4.1.2 Thft impact of road naving

In the interviews carried out by Kimou and AUeby, road paving was singled out as the
most important factor in the promotion of economic activity. Following heavy downpours
unpaved streets are impassable to wheeled transportation including bicycles and pushcarts. The
operator hiTn«tf!if or hired laborers have to carry supplies from the closest vehicular access point
to the store, an unreliable and risky operation. The businesses interviewed invariably mentioned
one or more of the following factors as crucial to their operations:

vehicular access, uninterrupted during the rainy season to guarantee the
delivery of supplies;
the passage of larger trucks needed to transport bulky supplies, machinery,
equipment and products such as lumber, mechanical laths, refrigerators
and furniture;

reduced levels of dust particularly during the dry season, an important
consideration for businesses which need a relatively dust free environment
such as ofrices, pharmacies and establishments utilizing dust
sensitive machinery;

by emergency vehicles, a service appreciated by security conscious
owners concerned about police and fire protection;

to a wider market area and the ability to attract a larger clientde.

Road paving acts as a catalyst triggering a chain reaction which promotes a build up of
poptilation and the growth of economic activity. Existing businesses expand and new and larger
establishments are attracted to the site. Riang land values induce the demolition of obsolete
structures a more intensive reuse of the land. Rising densities, higgler rental yields and more
lucrative economic activities reinforoe the upward spiral of self-sustained development in the area.
In Pdieuville and to a extent in Abobo gare, a growing number of businesses have reached
the annual sales volume threshold of 2 million francs and now pay their taxes to the treasury. In
Port Bouet U, which was the least developed site prior to upgrading, business owners and
vendors aliVft attribute thrif good fortune to the influx of new residents and claim that the
population has doubled rinrft the mid '80's. The striving contrast between the regularized grid of
the project area and the adjacent squatter settlement is particularly telling and testifies to the
project's success as a catalyst for economic development

4.1.3

With the exception of health related businesses, sanitation was not mentioned as an
important consideration in locational decisions. Doctors and pharmacies were keenly aware of
the health hazard constituted by stagnant water puddles, the breeding place for disease carrying
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dust, a medium for the propagation of airborne pathogens. Residents appreciat-
mud and the decrease in the number of mosquitoes.

ed land is at a premium, improvements in basic infrastructure spark invest-
ite and fuel speculation. The increased sales volume resulting from street paving
to absorb rent increases without undue hardship. The major cause of

the property owner's decision to evict the lessee in order to run his own

ential sector a degree of population turnover has occurred. Many renters are
the growing difficulties they have in bridging the rent gap despite supplemental
;ers and family members. It is undeniable that some informal activities were dis-

for small businesses along the major roads. However this loss was compen-
;ence of similar informal activities on side streets where they did not exist

unicinal Revenue

e generation potential of upgrading projects remains largely nnfiiifiii<v^ Thk is
array of legal and administrative procedures which complicate the central/local
rs of taxation and collection and in part to cultural factors which impede the
of the real estate sector. Central and local authorities alike are deprived of
lue to manage the infrastructure in place and prevent its deterioration not to
resources needed to expand existing systems and keep up with urban growth.l

projects enhance municipal revenue through two sources: a4diti<^na1 real estate
im the appreciation in the value of properties in the upgraded areas and
collected from the induced expansion of economic activity in area.

Estate TflTM

tate sector in Abidjan is overburdened. There are no than nine direct taxfts
exclusive of the taxation of rental income through the goieral income tax and

tjo the National Investment Fund.

r basic taxes levied and collected by The Ministry of Finance, Direction
•ts ̂ .GJ.). A portion of the rr upts is transferred to the Communes
lue sharing formula for each tax. In addition, municipal councils levy
not to exceed 20% of the base tax which are collected on their ivihaif and
of the receipts.
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1. A tax on built property levied on the net rental value of developed properties is the
mainstay of the property taxation system.

2. A tax on unbuilt property is levied on the capital valuation of undeveloped building
plots in approved subdivisions within the urban perimeter. Informal development and
speculative firinge subdivisions are not covered by the assessment

3. A tax on underdeveloped urban property is intended to deter speculative land holding
through token valorization of parcels in approved subdivision. The rate is slightly pro
gressive and applies at the expiration of a grace period granted to complete the construc
tion.

4. A tax on institutional property which includes the taxes on land and buildings owned
by real estate development corporations and building societies. It gives a 50% rebate on
the above 3 taxes and exempts low cost rental units from taxation.

Two special purpose taxes are levied on all built property without any temporary or
permanent exemptions. They are earmarked for infrastructure maintenance: a state tax, the
sanitation tax and a municipal tax, the tax for roads and sanitation. They are discussed in the
section on environmental assessment.

rntnTTiiineg also levy additional taxes on real estate whidi are also collected on their
behalf by D.G.I.

1. A tax on net income firom built proper^.

2. A tax on capital value of unbuilt property.
3. A tax on rental value of premises subject to commercial taxation "Patentee" paid to the
State.

Yopougon's budget for the current fiscal year is the best prepared and most detailed of
the budgets sulunitted to the Ministry of the Interior for approval (Table 6). This budget shows
the contribution of the variotis real estate taxes to municipal revenue. All in all the real estate
sector contdbutes 18.5% of total revenue, a very bw proportion indeed.

4.2.1.a Faetors affecting the tax base

The rapid expansion of the dty in the '70's and '80's has not been matched by a
pommeusurate expansion of the tax base. The rate of urbanization has far outpaced the capaluli-
ties of the cadastral services to record new subdivisions. Furthermore until 1977 plots and
buildings in informal settlements were considered illegal and theoretically they could be cleared at
any tim^ They were not subject to taxation and the cadastral services did not have to record
fhww Since the enactment of the law allowing their r^ubiization, and despite the adoption of
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Table 6

CoTTlTniinf! of Ynpoiiynn . Fiscal IQOn RnHp^t

:  lOOO'S CPA

1  Estate Taxes on Built Property 36,000 5 .06%

!  14,000 1 .97%

1 Estate Surtax on Underdeveloped Property ' 51,000 7.16%

1 Estate Taxes on Real Estate Development
Par.ies .

19,000 t 2.67%

3,000 0.42% f

lt Prooerties N.A.

N.A.

A8. Tax on Assessed Value of Land N.A.

A9. Taxes on Rental Value of Business Premises 11,000 1.55% 1

AlO.Fe^ (Flat Rate) Charged to Small Retailers
anq Craftsmen and Market Tax«»«; 52,000 7.45^

Ali.Taj:es on Rented Premises (Furnished) 700 0.01%

A12.Ta3:es Levied ty the Commune on Specific Comm-
erqial Establishments(Cinemas,Gas Pumos, etc.) 16,650 ■ 2.34%

3.Tax<is on Business Establishments "Patentes" 309,000 : 43.41%

Subtotal Fiscal Revenues 513.350 ^2.12% i

3. Rev€!nue for General Services bv the Commune 47.000 i 6.6%

nue on Community Services (Water and
ation. Solid Waste Removal ) 6,0CC

.  Revenue on Economic Services 67.000

E. Revenue from Real Estate owned bv the Commune 7,000 0.98%

0. 86%

9.4%

Trar.sfer from Central Government 70,494 9.90%

G. Miscellaneous Receiots 1,000 I 0.14%

TOT.AL REVENUE 711.844 1 100%
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rntriTminft nf Yopougon - Fiscal 1990 Budget fcontiDued')
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Exoend i tures i  1000's CrA! %

A. Operational Budget

A1 General Services (Administration) i 184,642 125.94%

A 2 Community Services (Roads» Sanitation, and
Solid Waste^

i 101,435
1

114.25% •

A3. Socio-Culturai Services (Education, Social

Welfare, Si-orts and Recrection)

1

i 24,^66 '3.48% i

A 4 ..  Economic Services (Upkeep of the Markets) i
1

31 ,480 4.42%

A - ..  Assessment by the City of Abidjan i 123,270
1

i18.02% i
I  1

A6..  Other
!

}
1

15,606 j 2.i 9% !

Subtotal of Operational Budget 1 486,199
i  i
168.30% 1

5 . Capital Budget (Investment Fund) 1
1

i  I
i  )

31 ̂.  General Services Revenue 25.225 j  3.5-^^
B 2 .

!
.  Community Services Revenue i

I
93,504 113.14% !

i

B3.  Socio-Cultural Services Revenue 88,835 i:2.4e% j

34.  Economic Services Revenue

i
1
I
18,081

1  !
1  2.54% •
1

Subtotal of Investment Fund 225,645 i  3i.70%
1

TOTAL EXPENDITURE 711 ,844 1  100% ;
!  1
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The two major factors contribute to erode the tax base:

i

ry exemptions granted to new construction for overly long periods: 5 years for
tial uses, 10 years for residential uses and 20 years for owner occupied houses.
, where development did not take off until the '70's is particularly affected by
Lptions.

2. A permanent exemption granted to owner occupied buildings exclusively in residential
use with a net rental value of 150,000 F or less.

the text of the law does not specifically state that the buildings in question must be in single
occupancy, owner occupants of housing compounds have argued that the exemption

i]>plies to them t<>o and have refused to pay their tax bills. The confusion caused by this
itipulation has led to its repeal. Starting in 1990 this preferential exemption will no longer be

djamd has been particularly affected by this clause because of the stock of housing
impounds for which owners claimed exemptions (Table 7). Yopougon started to feel its impact
'ben the large inventory of public housing rental units wras privatized and sold to occupants.

4.2.1.b Factors affecting cnlleetinns

CSuflldlitDGI

veral factors cdi

ivanced explanqi
the recession

cs the performance ratio of the real estate taxes to range between 20% - 30%.
ntribute to promote and sustain widespread evasion. The two most commonly
tions are that high ntes discourage compliance and that the hardships created

{irevent enforcement of penalties and foreclosures.

In lower income communities two additional factors collections:

1. The pobi

are reluct^
usually

bills sent

delinqueni:

assessed

reiai

to

tu

lulanty of the housing compounds, "cour", as a lucrative investment. Tenants
it to divulge the addresses of absentee landlords, cifliTning igaorance. The latter
ide in the more attractive neighborhoods elsewhere in the city and ignore
other addresses. The law does contain a clause stipulating that if a tax
owner cannot be contacted, tenants residing in the property ahmii/^ pay the
up to the amount of the rent specified in th^ lease. In practice th#» is
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Table 7

of Adiam^ ■ Fiscal 1989 Budget

Revenue lOOO's CFA %  i

Fiscal Revenue

1
1

465/468 : 41.37% ;
1

Revenue For General Services Hy the Commune

1

1
1

!
1
1

!
[

j  Revenue cn Community Services ( Water and
1  Sanitation/ Solid Waste Removal)
1

525/867

1
!

46.73% ,

!

i
1

Revenue on Economic Services

Revenue on Real Estate Ovned by the Commune 16/578

i
i

1.47% 1
1

Transfer from Central Government 117,326

!
10.43% j

TOTAL REVENUE 1 /125.-239 100%
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Expen(iitures

A. Cp«irational Budget

Al. Gtineral Services (Administration)

A2. Ccmmunity Services (Roads, Sanitation, and
W^c:rc.)

A3. Stcio-Cultural Services ( Education, Social
Welfare, Snorts ?nd Pp^^-pp nn.

A4. Economic Services (Upkeep of Meiikets)

A 0 . Ass

A6. Ot

Pf^ge27

Commiinp of AdianvS - Fiscal 19RQ RnH^et rcnntinnivi't

1000's CPA %

302,557 30. 12%

90,065 8.96% I

116,206

73,485 7 . 32%

essmer.t by the City of Abidjan 182,247 •18 . 14%

her 25,911 i  2.58%

Subtotal Operational Budget 791,634

CD

 -1
CO

B. Capital Budget (Investment Fund) ! j i

Bl. Ge

i

neral Services Revenue
1

i  33,720
1

i  3.36% 1
!  ,

1  E2. Ccmmunity Services Revenue
1
1134,341
1

1  1

■  13.3 7%

[ 63. Socio-Cultural Services Revenue |1  78,342 i  7.80% .
i B4. £conomic Services Revenue 7,548 '  0.75%

I  ̂.ibtotal 253,951 23.27% :

1  -.hs"5 Administrative Expenditures charged toapi-ai 1  40,683
1

t

4.05%
i

Sub

L ■

total of Investment Fund 'j  213,268 21.22% i
1

tota:J EXPENDITURE 1,004,820

1  1

100% !
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not enforced and when property owners cannot be located the tax bills remain uncoUected.

2. The unstructured development occuiing on the urban fringe. Addresses are difficult to
specify in the format required for computerized coding by the "service de rinformatique"
ofEXjI.

The impact of upgrading on revenue from real estate taxes is often overlooked. Yet it can
be qtiite dramatic All too often the focus on the cadastre as the key mechanism to improve
taxation obscures the importance of street paving as the single most important factor for
collections. The numbering of properties on paved streets allows addresses to be accurately coded.
Tax collectors can locate and access the property even during the rainy season.

In Abobo, a census of properties was undertaken to establish a cadastre covering the
sprawling urbanization of the northern fringe. The 4 year effort resulted in a marked increase in
billings from imder 100 million francs to over 450 million francs in 1989. The Mayor is concerned
that a commensurate increase in the tax yield will not materialize because of the inability to
collect. Abobo's sprawling neighborhoods have 625 km of roads of which only 42 km are paved.
The Mayor estimates that the tax bills iss^oed will only be collected in the accessible areas, where
they are already being collected.

In Adjam6 tax billings have remained relatively stable from 1986 to 1989 increasing only
by 5.9%. As of mid 1988 the collection rates for 1986 and 1987 were 12.8% and 10.2% respective
ly. The overall performance ratio for the 1975/85 decade was 20.2%. In Yopougon the 1987
collections recovered 31.3% of the 1986 billings.

DGI does not regularly inform communes of tax billings. They are only advised of the
receipts credited to their accounts. It is therefore difBcult for them to estimate the potential yield
of the sector and the collection rates of the various taxes. Legally they are authorized to have this
information and can obtain it if they persist from the "Direction G6n6rale de la Comptabilit6
Publique et du Tr6sor."

Communes can do very little on their own to improve tax yields from the real estate
sector. They can request from MCU the regularization of an informal settlement but are only
marginally involved in the process beyond this initial stage. They can offer to assist in the survey
of properties and the identification of property owners but DGI has consistently declined offers
of assistance from local authorities. They can offer to help tax collectors identify and find
delinquent taxpayers but the "Service de TEnregistiement" has been reluctant to communicate
listings. Legally the listings of taxpayers cannot be withheld from the communes. After two years
of sustained effort the Mayor of Adjam6 obtained the information he requested.
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1) The "Patente", a tax levied by the DGI on larger businesses with an atmnai
voliune of 2 million fimics or more.

e Forfaitaire", a flat rate tax levied on miaii retailers and craftsmen and
directly by the communes. Small shops and workshops pay on a monthly
lors selling from di^lays and stalls in the market areas pay a daily fee for a
rjhich allows them to trade in the market.

n, the Patente generated 43.4% of the municipal revenue and the local
market taxes 7.45% reflecting the lack of a central market in the commune. In
•])ortion is reversed (Table 8). The local commercial and market taxes generate
icipal revenue while the Patente has been contributing a declining share mainly
ion rates. Over the years Patente tax billings have increased by 30%, but
ive derlincd from an average of 29.1 for the 1975/85 decade to 19.8% in 1986
(Tables 9 and 10). Only peddlers of food, produce, newspapers, and cigarettes
taxation but not those selling beverages.
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Table 8

Revenue from Market VanHing Tirlf<.f^

ADJAME 1989

Location Revenue (lOOO's CPA)

Grand Marche 169,400

Bromakote 19,584

\

Habitat-Extension 55,913

Gare Sotra 55,525

Other 201,376

Total 471,801

Source: Comniune of Adjame
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Table 9

F.volutinn nf the Fiscal Budget nf AHjam^

1986 1987 1988 1989

Total Revenue 840,355 890,468 1,048,089 1,125,239

Total Operational Budget 599,815 689,916 791 ,633

Cap

im

ital Budgep
vegtment Fjin±L

105,317 176,104 243,539 213,268

?otal Expenditure 705,132 933,456 1,004,819

Table 10

Evolutiop of Selected Revenues in At^amA

( LOOP's CFA)

R(avenues 1986 1987 1988 1989

R(

an<

sceipts of
3  Tickets C

Commercial Taxes

ollected by Commune 439,960 569,250 681 , 816 647,835;

C<

Coi:

immune's sh

Lected bv t

are of Business Taxes
he State(Patentes) 104,550 88,070 26,775 N.A.

C(

cm'
Dminune' s sb
prt.Pd V>y

are of Real Estate Taxes
the State 33,939 25,758 N.A N.A.

Sourc :  Commune oi Adjame
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4.3 Overall Assessment

The local commercial and market taxes provide an institutional firamework for the
integration of the informal sector in the public finance system. They prevent the marginalization
of informal economic activities so common in the developing world. The major economic impact
of upgrading has been to foster the growth of existing activities and promote the development of
new ones, the commercial and market taxes allowed the community to derive a public benefit
from the beneficiaries of important public investments in one or two of its nei^borhoods.

Decentralization has sharpened local awareness of the value of infirastructure as an
economic asset. The impact of upgrading on economic activity was immediately perceived. It
was reflected in increased revenue from commercial taxes. Indeed commtmes value most the
infirastructure that sustains commercial activity. Yopougon yearns for a central market for which
plans have already been prepared. The mayor is painfully aware that the current budget crisis
precludes the implementation of the 1.3 billion firancs project in the near future. Consequently he
was focussed on bolstering existing local markets by investing in 3 bridges across Thalwegs to
link neighborhoods separated by the ravines and on street paving in the market areas. An
interesting feature of this program is that the citizens were involved in the setting of priorities for
municipal investments. As a result, the renovation of the Municipal Hall "Maicie" was postponed
in favor of the bridges, and the investment allocation raised to 30% of the total budget Adjam6,
with a congested central market is seeking to develop local markets to create foci of activity
within the neighborhoods. In both communes the economic impaa of these investments did not
obscure the social value particularly in terms of generating employment for the youths.

The dynamism of local structures encourages creativity and innovation. T acking a central
market and burdened by a large inventory of tax exeaq>t property, Yopougon has taken the lead
in exploring new sources of revenue. The mayor has instituted a 20,000 F fee on building permits
per permit for site clearing services, a logical fee to impose in a commune experiencing rapid
urban growth. The fee has generated receipts of 6 million francs in 1990.

The mayors also realize that in order to raise the revenue needed to adequately operate
and maintain urban infirastructure, the yidd from real estate taxation must be somehow
improved. They have now become vocal in their request that central authorities provide them
with better information on the commune's tax base and work collaboratively with them on
improving tax collections to capture part of the appreciation in real estate values that the
infirastructure has created.
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5.0 Enyironnieiital Assessmeiit

ems were reinforced in "112 hectares" and particularly in Port Bouet II, where
Ity of the site could absorb an important influx of population. The central
lerclal potential of the Adjami sites, where residential densities were already

n levels, entailed a degree of displacement and turnover triggered by expanding
ities and rising rents.

success of the upgrading program accelerated the transformation of the urban
by owner occupants, the major beneficiaries of the resultant appreciation in
dictated an evolution in one of two directions. F-ithwr parcels were redeveloped
kant displacement and gentrification, or owners became slumlords-mostly

ig rental income through indiscriminate cramming of dwelling units on the

The two trends are noticeable in all 3 project areas. The former occurs mainly ai^ng
major roads wbae environmental conditions have improved markedly but at a iwial cost The
liter occurs on side streets at a distance from commercial arteries. This is where environmental

nditions have deteriorated relative to their post iqigrading levels eroded by densification and
I adequate maint stance.

The shortbomim
itutional and

igs observed in the upgrading areas are the result of social, cultural,
technical factors ahich perpetuate conditions leading to;

Irssfficiencies in the utilization of available systems;
Misuse of existing infiastnictuxe; and
Iniidequate Tnaintw^flim^ of sanitation works.

5. 1 Issues relati^H

Wi

According
dter supply but

sanitary facilities
thse systems coiins

to the llTlllTiatlOn of the inrrftiHltucture nrovided through the upyraHiny projects

to recent World Bank estimates, 87% of Abidjan's population has to
only 30% have access to tertiary sewerage networks. Of the remainder, 20% lack
altogether while 45% have more or less functional on site installations. Typically

of a tank (which is not a septic tank) where wastewater from toilets.ist
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showers and wash basins accumulate. The outflow discharges into a pit which does not permit
leaching of the effluent. Tanks have to be pumped out at intervals. When the pit fills up with
sludge it is plugged and cemented over and a new pit is dug in the yard. This popular method of
disposing of wastewater has posed chaflenging problems for upgrading purposes.

Coimections to water supply and sewerage networks have to be worked out on a case by
case basis according to the number and location of water points, usually 3 or 4, and sanitary
facilities in each yard. The layout of pipes and the fittings required are different for each parcel.
Connections to the sewerage network are particularly complicated and expensive to install.
Typical housing compotmds surveyed prior to and after the completion of the upgrading projects
are shown in Annex 4.

At this time, it is estimated that about 60% of the properties in the upgraded areas are
connected to the water supply network and 20% to the sewerage system (Table 11). Income and
tenure are major determinants of decisions regarding connections.

5.1.1 Water supply

SODECI charges a basic fee for the installation of a water meter which ranges firom
18,000F to 25,0(X)F. The lowest cost connection to 4 water points (toilet, shower, wash basin and
sink) runs firom 2,000 to 4,000F depending on the layout of the yard. Quarterly water bills at the
social block rate for a typical household amount to 4,000 or 5,000F. Under the social connection
program SODECI will charge eligible applicants a flat fee for the installation of a basic connec
tion (15 mm pipe up to a length of 30m). The amount is then credited towards future consump
tion. The social program is through a fixed fee levied uniformly on water bills. Its major
drawback is that although the connection is nominally given free of charge the beneficiary still
has to pay the cost up front and recoup it gradually later.

Almost all owner occupied dwdling units are connected to the water supply system.
However its use is restricted to the property owner's family. Tenants in the housing compounds
buy their water from the landlord at 200F per barrel whidi adds up to 18,000F per month for an
average housdiold. The more affluent property owners have left the compotmds in the upgraded
areas preferring to live in modem accommodations nearby or dsewhere (e.g. SICCXjI housing).
Alternatively they have acquired land parcels as soon as they could afford to on the formal or
informal market and proceeded to build their own houses. Housing compotmds are retained as
Itusative real estate investments consisting of premises converted to commercial tise on the street
frontage and rental tmits in the back. When they move out, landlords disconnect the water supply
and t' 're the pltunbing fittings and fixtures with them.
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Table 11

Proportion of Plots r.nnn«^rt<v^ tr>

Soiree; A. Manou-Savina, Suivi du PDUl, releve de cours, situation
noverabre 1982, BCET 1982.
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Tenants sharing a yard in a compound ustially do not install connections. High cost,
insecurity of tenure and potential conflicts over water use deter individual or joint action. Some
beads of households expressed concern over excessive and uncontrollable water consumption by
household members. This concern is not ill founded. International experience has shown that

connection to piped water supply does increase consumption by a factor of 5 to 10.

The vast majority of renters in the upgraded areas continue to purchase their water from
property owners or shopkeepers or other water vendors. The system endures because water
vending is a lucrative business. Plastic hoses stretch and wind along streets conveying water from
vendor to buyer in different yards. Individuals, mostly children, line up on the street to fill a
variety of gmall containers. The flourishing trade carried out by water vendors in serviced lower
jnrrtmw distiicts has been a source of visible irritation to SODECI despite the fact its contract

contains a clause entitling the company to compensation for any discrepancy between actual
consumption and projections by the Direction de I'Eau which provide the basis for contiaa
negotiations.

When the recession set in, water consumption in Abidjan which grew by 8% annually
from 1974 to 1983 started to decline at an average annual rate of 0.7% since 1984. Yet SODECFs
revenue innrasH, shored up by compensatory fees. The company is thus shielded from any risk
involved in the operation of the water supply system, a risk that is entiiely borne by the
government Nevertheless SODECI obviously considers the maintenance of underutilized systems
to be a loosing proposition. It has recently shut off the mains supplying parts of Abobo and
Williamsville in a futile attempt to put out of business the water vendors.

S 1.7 Sanitation

The lack of piped water supply directly affects the utilization of the sewerage network the
absence of a water flush prevents the connection of toilets to the sewerage systems and perpetu
ates the traditional method of on site disposal. There are no readily available solutions to this
problem.

Populatioii within the housing compounds are overwhelming. The number of
occupants can rapidly from under 10 in the initial stage to 60 or more when a pared of
300- 400 m, is fully and intensdy devdoped. This process is wdl documented in the BCET study.
In Abobo and Port Bouet many residents complained about inadequate cormections. The small
diameter of the pipes cannot handle the discharge leading to firequent backups. Permanent
puddles of sewage ladffn waters are a source of pollution during the rainy season. There are no
workable low cost sanitation options when densities exceed 1000 persons per hectare as they do
in Adjam6. Despite modest levels of per capita water consumption, the volume of wastewater
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the capacity of on site systems. Overflowing tanks spill soiled water into the
to be pumped out every 2 to 3 weeks at a cost of 7,000 - 8,000 F per service call.
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as recently implemented an experimental project funded by the World Rant- to
in Treichville to the existing sewerage network. The design had to compen-

of water flushing toilets and the layout had to be worked out separately for
Ions work well but are far too expensive to install. At an average cost of

iimection they are tinaffordable to the property owners and to the state. Further-
at DCGTX anticipate mainTenance problems particularly when the vast
Its are tenants sharing the sanitary facilities as is the case in Biafira. Conse-
engineers sue now investigating alternative solutions which seek to simulta-
wn the installation cost to around 100,000 and reduce the likelihood of
ance problems. This research should be encouraged and funding secured to

ig options over a period of one to two years.
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5.2 Issues relatftH

Abidjan is
utilities and servii»

ra

ility of investments in urban infrastructure, particularly for upgrading purposes,
iianisms for cost recovery which rely on a combination of user fees, connection

rges. Underutilization of systems erodes projected revenue and invalidate the
L In the absence of workable solutions capable of handling high and
benefidanes and the state, there is little prospect of improving sanitary
populous districts. The sewage collection networks retrofitted in criating

win leiuain largely underutilized and uneconomic as a public investment.

from the detrimental impacts of environmental pollution on the dty as a
cost of unsanitary living environments is bome by the most vulnerable
namely infants and children in lower income communities. Toddlers wading in
through the yards and youngsters handling garbage and playing in contami-
dogged drains can be seen in all three project areas.

to Ot)eration and maintenance r>f infri«tnichim networlw

ther umque among developtng nations in having retained privately operated
in the post independence era. Compared to other third world countries.
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Abidjan's services function remarkably well. However limited shortcomings in performance and
monitoring affect mostly the city's lower income communities including the upgraded areas.

52.1 Water and Sanitation services

SODECI has been granted the concession for the operation of the water supply system. It
has also been awarded a contraa for the maintenance of the sewerage and drainage system.
Planning and execution of new facilities and networks is entrusted to the water directorate,

Direction de I'Eau (DE), in the Ministry of Public Works and implemented through DCGTX.
DE oversees SODECI's contract which is reviewed periodicaDy. SODECI's contract covers aU
tmdergrotmd networks and open drain ditches on the primary and part of the secondary road
system.

Central and local technical services concur in rating SODECI's performance as satisfacto
ry regarding the operation of the water supply system and unsatisfactory regarding the mainte
nance of sanitation networks. However the company's sunk investment in plant and equipment
gives it a virtual monopoly on operations in the Ivory Coast as the international tender of 1988
has demonstrated.

522 Solid Waste Removal

Abidjan has also contracted with a private operator, SITAF, for solid waste removal
within city boundaries. The contract covers the primary segments of the secondary road system
and the main market areas. SITAF operates a fleet of trucks and will only collect trash and
garbage deposited in bins and dtunpsters. Its crews do not sweep streets nor do they collect
garbage whidt has spilled over from overflowing dumpsters. There is no pick up service on
Satttrday afternoons, Sundays and holidays.

S.2.3 Rnarf Maintw^anr^

Roads are classified in 3 categories (Table 12):
- Natumal roads are the responsibility of the State;
- Urban roads are maintained by Abidjan city; and
- Local roads are maintained by the communes.

Street lighting is provided through EECI, the private operator of the electric power supply
system. Communes within Abidjan's administrative botmdaries have to pay the City an anynai
contribution as a reimbursement for the services it provides. The amount is computed according
to a formula based on the commune's population and revenue.
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Roads

cmmuneN.
National^ Urban2

Communal3 Total

(100%)
Paved Unpaved

Abobo 6.48% 11.51% 82.01% 378

A d jame 13.72% 3.92% 62.75% 19.61% 102

Yopougon 8.28% 1.48% 58.58% 31.66% 338

Abidjan 8.62% 4.43% 49.04% 37.92% 1717

Maintained

Maintained

Maintained

Source: Dcgtx,
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Table 12

Status and Responsihilitv fnr RnaH< . ]Q^<;

by the Central Government
by the City of Abidjan
by the Commune.

Working Papers
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5.3 Sniirces of Finance for Urhan infra.stnicture

The finance of urban infirastructure has been plagued by its reliance on revenue from real
estate taxation. The taxes allocated to infirastructure are levied and collected centrally by DGI.

Despite high rates, the yield is woefully inadequate due to widespread evasion and dismal
collection records. The city and the communes receive their share of the receipts earmarked for
them throu^ transfers credited to their account.

5.3.1 Water and Sanitation Works

Legislation authorizing and allocating resources for water supply and sanitation purposes
has undergone numerous changes since the early 70's. The underfunded and heavily indebted
"Fond National de rAssainissement" which financed the construction and maintenance of

sanitation works was abolished in 1987 and merged with the "Fond National de THydrauHque"
to form the "Fond National de I'Eau". Resources for the new fund are generated firom a fixed
share of the water consumption rates, and it finances water supply works only.

Current revenues allocated for the construction and operation of sanitation works are
derived firom two taxes levied on built properties. The first is the state tax on built properties
and the second a sanitation tax instituted in 1974. The current rate for both taxes stands at 10%

of net rental value since the former was reduced from 20% to 10% in 1975 and the latter in

creased from 5% to 10% in 1980. Receipts fail to cover the most basic operation and maintenance
costs. Understandably, priority is given to dramage. Sewerage works have consequently suffered
from neglect. A case in point 18 out of 20 small treatment plants servicing large institutional
projects are at present inoperative.

5.3.2 Solid Waste Manag#»nn^t

Resources for solid waste collection and removal were until 1972, generated through

another real estate tax, the "taxe d'enlivement des ordures mhoagferes", also collected by D.G.I.
and transferred to Abidjan Chy authority. As with all property taxes, the yield was low and
hi^y inadequate. It was repealed in 1972 as part of an effort to improve collection of real
estate taxes by lowering rates. It was replaced by a tax on the consumption of water and
electricity. The privately operated billing systems provided the most efficient and expedient
mechanism for collection. Receipts are deposited with D.G J. wfaidi transfers them to the dty.
The legislation setting up the taxes carried over a provision of the old tax enabling municipal
authorities to levy a fixed fee on renters in buildings not connected to these services. It is unclear
whether this clause was ever implemented, and given cu^rmt institutional capabilities it is unlikely
that it could be effectively levied and collected.
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!s are responsible for the maintenance of the tertiary road system anH part of
ork too. These responsibilities include'wi

 sidewalks and pavements;
)ing and garbage collection;

)4trol; and
of open drain ditches.

services do not have accurate information regarding the classifrcation of
administrative boundaries. They are thus at a disadvantage in dealing with
of citywide services. They need to obtain from the responsible central authori-
the roads for which Abidjan dty is re^nsible and the roads covered undrr

ilTAFs contracts.

ical]

The "Direction de I'Eau" (P.£.) acts as liaison between SODECI and the communes,
■jsquests for SODECFs services have to be relayed through D.E. A weekly meeting is held at
.E. to report problems. D.E.'s issuance of a notification to SODECI constitutes a work order
vered by the ofcration and maintenance contract In both Yopougon and Adjamd, it usually
•k SODECI two to three weeks to respond to a service request depending on the backlog of

ao procedures to handle emergencies. When serious blockages occur, the
lunes are co npelled to contact SODECI directly. Direct requests are not covered by the

itract. SODE(T will act promptly within twp or three days, but will require compensation for
0 meet an emergency in the upgraded areas, the commune is forced to pay

SODECI for a sevice already covered by its contract.
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The amounts involved are far from inconsequential to the commune. To unclog a
manhole, SODECI dispatches a crew of three with a pumping truck, and charges 45,000 F.
Adeqtiate maintenance can quickly become an unbearable burden on municipal finances. This
may explain the preference of local authorities for open drain ditches, despite the vigilance
required to prevent misuse and the firequency of cleaning operations needed to remove accumu
lating sand and refuse obstructing the flow.

Abidjan's topography of highly erodible soils and substantial rainfall combine to generate
a silt laden runoff which deposits sand along gutters and roadbeds downhill, clogging drains and
damaging surfaces. At the edge of the upgraded sites there are locations where unpaved side

streets aligned to the slope of the terrain are allowed to intersect with a paved road running along
the contour lines. Businesses close to these intersections complain bitterly about dust, sand, mud,
blockage of drains and pondage during storms. In parts of Abobo, paving has elevated the
pavement above the floor level of houses. Residents complain of constant flooding of their yards
during the rainy season.

5.4.2 Solid Waste CoUecdon

Sheer housing density, the proliferation of informal activities and food vending stalls and
the widespread peddling of produce generate a significant amount of garbage strewn all over tha
pedestrian and vehicular circulation space.

Businesses sweep the sidewalk in front of their premises, around displays of food and
produce and vending stalls. Small and marginal informal activities can hardly be expected to
invest in garbage bins. Households also sweep a space leading to the entrance door. The vast
majority daim they cannot spare the maoey to buy garbage bins. Clearly those who can are
mostly unwilling to do so. The only bins in evidence in the iq>graded areas were found outside
the premises of larger businesses who remit their "patente" tax to the State. The bulk of the
refuse generated is not removed by SITAF. It is either conveniently swept over the curb onto the
roadbed or thrown into open drain ditdies. It washes down the gutter and ends up clogging the
grate inlets of the storm water drainage system. Some garba^ is carried to the dunq»ter,
although it is often thrown outside by careless youths or dhildren unable to reach the height
necessary to empty their load into it.

Lack of pick up on weekends and holidays entails that exposed garbage could be left in
bins or dumpsters for three consecutive days, a serious concern in a hot, hunhd climate. In parts
of the project areas, putrid wastes are a nuisance and a hazard, generating noxious smells and
attracting insects and rodents. Little wonder then that people forcefully object to the location of
dumpsters with perpetual heaps of garbage in and around them close to their premises.



The Abidjan Expciience

New Approacbes integratine infrasmnmire. manaymient. and Irx^l develnpmi^t

rViTTiTniini

dire for which the'

es

sanitation invariilib
e( gnomic hardsMi

Rigulations throu|:
eijcperimentation
dude:]£,i

5.

 lack the resources needed to adequately operate and maintain the infrastruc-
y are responsible. Administrative decentralization has allowed to:

S(ilIt their own priorities for capital and operating e3q)enditures, on munidpal
"ces;

;enerate revenue to help cover some of the cost; and
implement small scale works on thwr own.

seme

g<

ly ranked as the most pressing problem in the three communities. Given the
ips caused by the recession, local authorities fed that they can ndther enforce
^ coerdon nor apply legal sanctions for violations. They have opted for
with innovative approaches to deal with this intractable problem. Programs

Adjami^'s
mlayor was electejl
resources would

commtme would

psrtidpated in its
sanitaires et

commune. The

en iphasized the ihi

Aiisodation des ft

(It^JA). A good
commercial arterj
an d trash. The

th: streets and co

m(ai to convey

contribution of

th;

'2(0

e

es

p»ge 43

Sustained outreach efforts to sensitize residents to the hazards of unsanitary
practices;
Strategies promoting the organization of community groups to mnhiiiw residents
for concerted action;

Formulation and funding of incentive programs;
D^vdopment of a capadty to generate resources locally.

S.l Adiam^'s nWtive initiativ#.

xperience is the most interesting and innovative to date. When the present
1 in 1986, the deepening economic crisis made it perfectly dear that public

fall far short of urban needs. Attempts to improve health and sanitation in
only succeed if affected populations activdy supported the program and
imptementatiotL The mayor created an action group, the "Comit6 d'actions
les" to implement programs for the improvement of living conditions in the

committee's 25 members represented the political and social and
iteiBsts and concerns of women and youths. 10 members were from the
iimmes Ivoiri-ennes (AFT) and another 10 from the Union des Jeunes d'Adjamd
anqile of the committee's efforts is the street sweeping project for the main
and the immediate vicinity of the central market, a major generator of gai+>ag<-
oject was initiated in October, 1988. The team consists of 24 women to sweep
ilect the refuse - sweeping and cleaning is viewed as women's work - and 16
collected garba^ to the dumpsters and supervise the work. A bi-weekly
F is collected from each merchant in the market area. About 2000 businesses
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pay regularly this remittance. Each team member can thus receive a monthly compensation of
15,000 F.

Attempts to replicate this project in the residential qtiarters including the upgraded areas
have been less siuxessful. The contributions collected from households simply fail to provide for

remuneration of team members. Workers willing to do the job imderstandably prefer

the higher pay that can be earned with the market crews.

The committee's activities demonstrated the benefits of citizen participation but also

brought to light the need for outreach at the neighborhood level. The creation of organizations
allowing residents to a«aiTn« responsibility for the improvement and management of their
neighborhood seemed the best strategy for dealing with worsening social and environmental
problems. To underscore this evolution and redefine its role as the support group for new grass
roots organizations, the committee changed its name from "Comiti" to "Groupement" (GASS).

Drawing on concepts and models observed in France and adapting them to the conditions
prevailing the Abidjan, the Mayor established in 1988 nei^borhood committees to engage the

of residents for the promotion of sodal, economic and cultural development The
"Comiti de developpement de quartier" (CDQ). Their primary mission is social, focusing on the
problems of youths. Since unemployment and poverty are the root causes of social ills and
environmental degradation, the operational strategy is to spawn economic activities providing
jobs for the imemployed. In many ways, CDQ provides a structure for the promotion of
informal activities, "petits metiers'*, and their integration within a formal development program
for the commune.

The structure of CDQ is interesting in that decision making is vested in the general
assembly, policy formulation in the council of overseers appointed by the mayor and implementa
tion in the executive board with 5 elected members and ex offido representation from local
officials of GASS, AFX, UJA, the municipal council, and the party. dX^'s receive seed capital
from the commune in the form of cash contributions and physical plant The latter include
privatized public facilities such as public latrines and fountains whidi can be operated at a profit
and premises in mini bazaars built by the commune where small businesses could be started.
These different micro scale economic units retain the income generated firom their operations and
should become aelf-finandng. The sponsoring CDQ receives a share of net profits as working
capital to fund new activities.

CDQ's have taken an active role in organizing teams to undertake badly needed sanita
tion tasks for a T ;, and generating revenue to compensate them. They provide crews to ptimp
out tanifa in housing compounds, clean open drain ditches and sweep streets.
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out of 18 quarters in Adjamd already have operational CDQ's. Others are in
,g organized. Shotild the experience prove as successful as it promises to be, it
in other communes throughout the coimtry.
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6.0 Overall Evaluation and Recommendations

6.1 Overall F.valuation

Urban infrastructure investment by its very nature is a contextual intervention. To

evaluate a project in terms of broad criteria for cost reduction and replicability fails to recognize
the more important longer term impacts that improvements in urban infrastructure can bring
about. A project can neither be expected to change cultural attitudes nor social behavior. The
shortcomings observed in Abidjan stemmed from institutional weaknesses at the central and local
levels which impaired their utility to cope with urban dynamics responsive to factors far more
complex and subtle than was originally anticipated.

Projects can and do bring about a new awareness of urban infrastructure as a valuable
capital asset for the beneficiaries and the commune. They foster a greater appreciation of the
economic and social contributions of the informal sector and can become an effective mechanism

to regularize informal development and integrate informal activities. Indeed, the Abidjan projects
have fulfilled these objectives.

Decentralization is a necessary precondition for perceptions to be translated into actions
reinforcing the project's goal of promoting concepts of self sustaining urban development for
lower income communities. Citizens must be informed and sensitized before they can be
mobilized for cooperative action to improve their living environment.

In a context of dramatic decline in incomes, civil unrest and changing political structures,

crisis management in the cities of sub-Saharan A&ica is occurring within an evolving institutional
framework for administrative decentralization. The dty of Abidjan, which used to be divided

into districts headed by appointed deputy mayors, now consists of a federation of ten communes
headed by elected mayors.

Hxe transfer of administrative powers and responsibilities to elected mayors and municipal
councils is promoting a new sense of empowerment and accountability. Communes now can

set their own priorities for capital and operating expenditures on municipal
services;

generate revenue to help cover some of the costs; and
implement small scale works on their own.

They have opted for experimentation with iimovative approaches to deal with intractable
problems. Local programs include:
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yjstamed outreach efforts to sensitize residents to the hazards of unsanitary
practices;

siiategies promoting the organization of community groups to mobilize residents
for concerted actions;

tlie formulation and Amding of incentive programs; and
dsveloping a capacity to generate resources locally.

The loca level is the pivotal node around which the interface between the formal and
informal sectors can be structured. It is the effective platform for organizing and empowering
itizens to take charge of their own living conditions. The development of institutions capable of
igaging the informal sector requires the establishment of true public/private partnerships.

OfiSdals involvetl in this task must be responsive, supportive and accountable. Hie transfer of
administrative powers and responsibilities to elected mayors and municipal councils has defined a
fiamework withia which this interface could occur.
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I s are hot true grass roots NGO's. They are controlled and closely supervised by
Lcy lack latitude in decision making and discretion in budgeting. However they

adapted institution for partial and selective empowerment allowing people to
' desires and choices, and giving them access to the resources which could
participate constructively in the improvement of their own lives and their living

Yopougon, facing different urgencies, is moving in the same direction by giving citizens a
ioiities for eiqienditures and investments in the commune. Abobo may at gnnw»Clice in setting

lint follow suit
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 recession will once again focus attention on ctwhII scale upgrading
1 trat^y that can only be conceived within an cnconqiassing sociocultural
an effective institution building Tn^rhamsm guiding local authorities towards a
their role as catalysts, coordinators and initiators rather than sole producers of
Lts. In the final analysis citizen-led, self-sustained improvement is the ultimate

investment in lower income communities. The merit of the Abidjan projects
;e an important contribution to fiirther this goal.naki

firastructure projects in terms of narrow physical and economic objectives and
fisasibility in terms of broad criteria for cost reduction and replicability fails to

ire important longer term impacts.
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1. There is an urgent need to reformulate appraisal and evaluation criteria for urban
infrastructure projects, one tlmt recognize:

their value as generators of economic growth;

their contribution to strengthening the municipal tax base and
shoring up revenues;

their role as effective institution building mechanisms guiding local
authorities towards a reformulation of their role as catalysts,

coordinators, and initiators rather than sole producers of public
improvements.

2. There is also an urgent need to redefine the firame for the assessment of their
economic feasibility. A pragmatic evaluation of institutional capabilities and
weaknesses in the central/local interface would dispel unrealistic expectations
regarding cost recovery within the botmdaries of specific project areas through
plot charges and user fees.

The development generated by improvements in urban infiastructure needs time to
mat<»Tialiyf> the time lag needed for induced activities to get established and

flourish is an important consideration since the economic cost of delayed benefits
is high The shape of the time stream of benefits and their incidence is a key
determinant in the definition of an appropriate frame for project appraisal,
geographically and institutionally. In Abidjan, this firame would be the commune
rather than the nei^borhood, keeping in mind that some benefits will accrue to
higher levels of government

3. Decentralization and enabling legislation are necessary preconditions to initiate
constructive approaches to self sustaining urban development in lower income
communities. The local level is the pivotal node around which the interface
between the formal and informal sectors can be structured. It is the effective
platform for organizing and empowering dtizens to take diarge of their own living
conditions.
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IMPACTS SOaO-ECONOMIQUES
DESINFRASTR UCTURES ROUn^RES

DANS LES COMMUNES D'ABIDJAN

KIMOU Aya Maurice
ALLEBY K. Gustave

Synthise

1. Impacts economiques
2. Impacts sociaxix

3. Conclusion

ne d'Abobo: Quartiers Abobo Centre et Kennedy
lune d'Adjamd: Quartier Libert^

lune de Yopougon: Quartier Port-Bouet II

de repartition par commtme et statut d'occupation


