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13. zUtMAkY 

lll( o,(G Ill U.'6,00J0 is foy technical assistance to Self Help 
IHuusing Aqgnc% :,t the GaLorone Town council. The Foundation for 
Quoperativc Hfoulsnq (FSll) i.s Irovidigy a full-time advisor to the 
SIIIA for 30 months iluZ other short-term techrical assistance by 
FCl! staff an1d cOn :ul tant s. This OPG conilements the $2.4 million 
HoUS ig1J A.uNt.MA I :II to th Ic fl which 1ncludes $201t,000 for 
.lhilli Lequ1l;'nt . .. 11 a $000,000 i.n 2wmater al loansbuil~m and 

I0],,3I0,0.1. il LLntrLt 2LU: re ,n th G,1a rorc Lruadhur:;t 11 sites 

'I ho U, H 'W' .. l. I LSUt Ld in December 1J77, thus his consultancy
 
is mor.- thin onz-,zolf complete. The GTC aqreed to increase the
 
81A t.;aff to .. trom - lu in 1977. has been done,
a'Ioxtnately This 

'-dowtt tjnn-i -- :aiticularly with managqenett-level 
IFst. waA . :' sr rh staff is young, inexperienced and most hao 
I1o prvioius Laiiin-j in colsinq. Therefore, the SCH Advisor has 
had tO COne.C atcC on Lr..inin, all the staff in all facets of SHHA 
oct Litltus. 

1oret-l critotia and procedures were devised by the FCH
 
'visor tor: )lLt allocations which have expedited this process
 

aind -n-ured that lower-income households would have priority. 

A.o, accountLin systems have been designed and put into operation 
flinltudinq progra:tmable accounting machines) which greatly facili­
tat. S1iA plots allocations, building materials inventory, making 
material loins, and collecting payments. 

Also, Lie : llA has developed a transport policy and operation
 
which tho T->o.ro .:rk says is the best in the GTC (the trucks and
 
traccto l were purchased with the HG loan) .
 

A tLal at 1,b6 plots have been allocated (including Certi­
tjcatcs of Riqlt) and 3.!6 material loans have been made. With
 

1,500 more pjlots to allocate in Broadhurst II, this work is 50
 
percent complute (not counting future projects, of course). There
 
are 1,750 niotrc ic'ntial building material loans to be made in
 
Broadhuutst I , -.- this aspect of the SHHA's work is only 15 percent
 
CUmplet2. 'Ju 'ta formidable statt-up problems with staff, equip­
.- *rnt , l:ck of office sipae, etc., the SHHA generally 'has been able
 
to k.p pacc t. t:' nouserold growth In Gaborone. The limiting factor
 
now is Lin .tvailatility of serviced plots, which could become a
 

n-JoLS ,owtictt. Al~o, changes in the certificate of Rights and 
"15 bile clun1" inl the BuLlding Materials Loan Agreement could cause 

delay:, I thi -t's ar not available soon. 

Li'catusc oncrete blocks and other concrete materials are avail­
able from Liu 1 :I*c.1 irL<.a1es, the SHHA has not needed to create a 
buldin; materi iis capability. 

http:A.uNt.MA


Community .ev:lopmcnt efforts have buen modest but useful. 
In ol J.a1Q-li . "Vi l l;lv Devtlopmunt. Comnmtt,-.e" was creat:d 
(dnd is act LVL) with r1 preseIItatIVes ft-on each of the nine "wards". 
A simtla. oruani Z.ation has j ust been star tel ii broadhurst. 

One persasturt probln facing the SHHA is the high rate of 

plot1holder survite charges in arrears. Although the default rate 
ruached 50t in Gahorone last year, a concerted effort has brought 
in down to 33f.. The SIJiA is doing what it can to make plotholders 
understand their obligations, but the Treasurer's Department lacks 
the trained staff and procedures to collect the payments as 
.,ffic:iently and offectively as desirable. Also, the Town 
i-agineerds Department has been ineffective in maintaining the roads, 

water standpipes, drainaceways, and providing fire protection, etc., 
thus mntctry plot -ioiders are reluctant to pay for services they are 
not receivinc; :.atisfactorily. 

The I0 deterinined a few years ago that the maximum building 
material loan would be PCOO ($720). At this time, that will not 

M2iurchase all tim matoi .als [or a 20-22 house with a detached 
toile c buildint;. An increase to P800 ($960) is proposed by the 
SIlIA. The 1:; 1l in appears adequate to cover such an increase. 

Withoul qn. rn th,: FCII Advisor is doing an outstanding job. 
!Howtvur, thc 1:]q4u0stio: in the attainment of project purposes 
it; the i.il.t.y at the SilHA to function efficiently and effectively 
oncc the PCH Advisor's consultancy is complete. Because of frequent 
,tafiting Luraovtr tincluding a vacancy of several months between 
Ilnusi.ng Offictrs (head of SIllA) until December 1978) the prospects 
art: not promisin:. This issue warrants consideration given to 
xte:diing the !V:1 Advisor's consultancy. 

http:Ilnusi.ng


LV. availabiliLy 
project area 

of shoppini/imarkec 
B, C, and D, 

areas within 

v. ole of tne donors, 

vt. and other matters as identified by the RHUDO." 



15. EXTERNAL I'AC!')RS 

(1ne aoznuuiti.n stLattu li thc 0OtG s, ial F.'umework under 

SecLOt;0u1l w,]:: "Conit ilnuini1 1,013 lumILLmielt to :'rovision of 
services to urban poor." GuOB housing goals, policies and programs 
continue tn focus on the uiban poor. However, in the broader con­
tcxt of (311prt1r Ltics, rural development, emplolment creation 

proyrams itd defa:e preparaLion far outweigh social programs and 
houiz.5ng. Sh'uali budiget cuts be necessary, housing and urban 
d'velopmurnt exqnditure probably would be substantially reduced -­
according to l pielininary paper setting guidlines for the prepara­
tion of nuttonal .ievelopment Plan V. However were the GOB and Town 
'-ouncil.; to d'lsign and ctoate housing affordable by all households, 
no subsidacM wnuld bu reauirud, thus major domestic expenditures 
for hous±:ig w-uld be unnecessary. (No housing subsidy is present 
policy, but not -i e-;ent practice.) 

A key zssumption in GOB planning for the next five-year 
e-r tod is that town councils will bear more of the burden of pro­

vidiny huuz, iict, urban infrastructure and social services; however, 
it would seem that town councils are likely to continue to be 
Inadequately ilandged, staffed and financed. Thus, it would seem 
Lhat the GoU will need to continue to provide both technical 

a:;m;istance and funding to the town councils, or significant problems 
will arise in nuttLng urban growth requirements. 

In providing urban services to the poor it is the policy of 
Covernment to have self-help plotholders pay monthly service 
JiatiLyes to covet infrastructure debt service and recurring costs of 
road maintenanci', water, refuse collection, and a portion of street 
lighting. Also, SfIA operating costs are partly financed by these 
service charges. For several reasons -- including party politics, 
lack of plutholdir understanding, inadequate delivery of services, 
candi anad.Iu.ate coll2ction procedures -- a large share (now 30 percent 
overall in. .aboi-nc compared to 50% last year and 50% now in 
FranciuLown), of plotholders are Ln arrears in making these payments. 
Tius, tia ,eLf-'financing policy is undermined with the consequences 
that SIllA r7vinous are reduced and the capability of the GOB and 
Town Councils to provide housing for more poor is hindered. Since 
the monthly :'trvices charges are a maximum of P4.50 ($5.40) per 
montlh (in ,:ib)it0,u) while median household monthly income is P125 

u$150), ability to pay is not a major reason for this poor payment 
record. 16.60, or $7.92, was the full cost of the facilities and 
services. a :Jr ago, thus the GOB and GTC are providing substantial 
subsidies. While increasing these charges is not politically attrac­
tive,increases are necessary if the GOB is to comply with its own 
policy of not ubsidiziny housing. 

Another key assumption in the Logical Framework is: "Sites
 
and services anid squatter improvement projects in Gabornoe imple­
mented as Planned." Project implementation has been faithful to
 
tne plans, 2xcept for the delays caused principally by:
 



(a) inadequate early staffing of the SHHA with Batswana; (b) the 
slow, cumbersome process of Government tendering; (c) shortage of 
surveyors in MLGL; (d) infeasibility of surveying plot lines on 
dense squattcr area of Old Naledi; (e) slowness of EDF in approving 
South African tendering; (f) disruptions in contractor work 
schedules caused by their having too many jobs at once for their 
limited supervisory personnel. 

The abovu uxternal factors have not so much affected the goals 
and purposes of the OPC per se, as they have tne potential to 
adversely affect the continuation and replication of these self-help 
housing programns. 



16. INFTiilS 

An All) 011. In :uncu::t. l_0 '.'ii ,010 wd provil-d to fund FCII 

techin ical aI:;.al:L - to an expazded Self lIlcip H1usingj Aqency in the 
(aborone Towa tuncil. This monet ary input is being used to 

finance tiirty months of Lochnical assistancei by James Upchurch, 
FCH Advisor to the r;aborone SiiJA, as well as FCH? short-term technical 
assistance, czn.ultants, and PC1l Washington office staff support. 
Also includv. Ln the 'Alt; is $1lo,000 for community development seed 
capital. The (,1T? coummitted to increase the SHHA staff to 60 from 

only a few two \ejrsauo. 

other rel itil inputs to Gaborone SHHA include $200,000 from 
the iG loan U. pu rchase four trucks, two tractors and five trailers 
as well as propammable calculators for the processing of plot 

allocations, 1udldin9 materials inventory and monthly payments of 
plotholder ! 1 rvi:e charges and material loan repayments. These 

capital investmonts have enabled substantial expansion and improve­
ment of the JU:IA'. transport and accounting activities. 

Staff in 'urs have been mixed. FCH Advisor to the SHHA commenced 
hi; 10-months cvn:ultancy i December, 1977, which was just in time 
to organize sI1H.i ,ystems and procedures for the SHRA's involvement 
in the Old Nal'di squatter upgrading project and the Broadhurst sites 
and services projccts. Moreover, Mr. Upchurch is well suited to 
his responsiilicies, is strongly committed to the successful imple­
mentation oi1 th I roject and low-cost housing in general, and he 
works well wtth :ho Urban Coordinator, CIDA Project Manager and Town 

Council. On te other hand, the GOB (through its Unified Local 
Government Services) has not been able to supply Batswana as needed, 
in the number> nic'del with the appropriate skills. For example,
 
as of June 30, 1978, the SIlHA staff numbered 42, but three of four
 
senior staff had not been appointed. As late as September 30, 1978,
 
only nin )I LwInty assistant works foremen were hired. Only since
 
December 1976, when the Housing Officer began work, has the SHHA
 
staff be0n close to its full strength. Moreover, the Unified Local
 
Government Services (ULGS) continues to frequently reassign per­
'onnel, thus di srupting and impairing SHHA training, management and
 
technical a:mistance activities.
 

One of the yrincipal functions of the FCH Advisor is to train
 
local staff. Witaout suitable staff in place, this input cannot be
 
provided satisfactorily. While the GOB staff shortages are under­
standablx, :',r priority must be given to staffing the Town Council
 
housing de1:artr..ents, or future self-help housing projects will
 
suffer greatly.
 

The Town T'iavurer's Department lacks the experienced staff to 
uffic-.ently mid effectively collect payments for monthly levies and 
repayment of building material loans. Therefore, the SHHA Advisor 
has helped !y jrlparing record keeping programs and systematic 
procedures for the Treasurer's staff assigned to make these collections. 



While there is still sane procedural and coordination difficulties 
with the SLIA needing to rely on the Treasurer's staff, this 

input now is adequate. However, the Treasurer's Department con­
tinues to be slow and uneven in processing payments to contractors 

and reimbursements from the GOB, thus hindering the financial 
stability of the SIA. Presently, the SHRA is assisting the Town 
Treasurer's Department with programs and systems intended to expedite 
SIIlA and other housing accounts money flows. Although this task is 
outside the SaJiIA orqanzationally, it is crucial to the success of 
the :!HA. 

The SilllA ia Jcpendent upon the Town Engineer's Department to 
Irvtdo Seltwte nuch aF road maintenance, trash collection, fire 
protuction, and mai:,tenance of water stzindpipes. Unfortunately, 
the Liiquieitr' Lt-partment 10 unadequately staffcd anc under-equipped 
to p1 ovidc th 1 <c servicus satisfactortly, In fact, dissatisfaction 
witl tuse svtvicus is a major reason for plotholders not paying 
the monthly Serv2Ce charges. The GTC just decided to purchase 
needed equipm nt, but a reorganization of the Engineer's Department 
and institu' on of improved procedures is necessary also. 

Lt woul c siirable to piovide short-term technical 
annistance to Lic cTC under this OPG to: (1) further assist the 
Treasurer with tcvenue collection and expenditure disbursement 
procedures related to SHHA opeations; (2) help reorganize the 
Enqincer's Department and devise more efficient and effective manage­
ment procedure,;; (3) train SHHA office staff (many are new since 
Ruth Senior wa:; here in November-December 1978); and (4) prepare 
net'w communication materials (existing ones have been effective, 
but they are out of date because of various changes, e.g., 
Certificate of Rights). 

While building materials are funded by the HG loan and not this
 

OPG, it is Important to note that the GOD limit of P600 ($720) per 
jiotholder is no longer adequate to purchase all the materials for
 

a basic two-room house (20-22 M2 ) and toilet building. Accordingly, 
it is proposed that this maximum be increased to P800 ($960). 



17. 	 OUIPUTS 

The Lo'ical PLamework for the OPtG states 1hree principal out­
puts: 

"L. 	All waviccd lots in initial przoject, are allocated 
add 75 percent of building material loans made. 

2. 	 Self-heLp construction organized and underway on 
most iots. 

3. 	 ComInLLV associations organized and functioning." 

Regarding these planned outputs, the following have been achieved 
to date: 

"1. 	 All serviced lots in initial projects are allocated 
and 75 percent of building material loans made." 

R..fur to following table for quantitative summary of 

proglress on SHRA projects. 

The Projtct Schedule (revised March 30, 1979) for Naledi 
upgrading 1: included in the Annex. The arrowheads indicate 
actual past and projected future completion dates. Note that 

in the Rsettlement Area, where infrastructure is nearly com­
plate, the SiIHA is expected to complete the issuing of Certi­

ficates of Rights and Building Material Loans by June, 1979.
 

Roads, drainage and toilets are now expected to be completed
 

in Old NalUdi by April 1980, while the water supply is pro­
jectud for October 1979 completion. Basic roads have been 

created in old Naledi, entailing the relocation of some 

households. Plot areas are being rationalized by the use of
 

aerial photos since survey and Lands is unable to survey the
 

area. Plot boundary maps are just being completed so it has
 

just bucome possible for the SHHA to begin to negotiate plot 
disputes and issue Certificates of Rights to plotholders. 
The 	 SHIIIA projects that this will be completed December 1980, 
with 	 Building Material Loans all issued by April 1981. 

All Lte Broadhurst I plots were allocated by mid-1978, 

however Crtificates of Rights were not processed along with 

allocations for a large share of these plots. Therefore,
 

the 	SIHi1 has endeavored to correct this past mistake -- with 

considerable difficulty, since plotholders are reluctant to
 

agree to pay monthly levies for services after they already
 

occupy the plots. As of March 31, 1979, 85 percent of all 
plotholders had signed and accepted the Certificate of Rights. 
The new 'rocedure of the SHIfA requires that the Certificate 
of Rights I:e signed as a condition of the plot allocation. 



TABLE I
 

['ROC1RESS IN ALLOCATION OF SELF-HELP PLOTS
 

AND BUILDING MATERIAL LOANS, MARCH 31, 1979
 

Plots Serviced Plots Pilocated Material Loans Made
 
% of % of 

Project Total % of a of serviced % of Plots 

Is.a Plots No. Total No. Total Plots No. Total Allocated 

390 100% 390 100% 100% None Available 

wint Ci ity 223 223 100 197 8e 88 

Lxttension 14 315 315 100 315 100 100 90 22 22 

Old Naledi 

2000 1/ 0 0 0 

Renettlement 150 150 100 105 70 70 57 38 54 

Total 105 57 54 

Broadhurst I 538 538 100 538 100 100 99 18 18 

Broadhur!.t II 

Area A 561 .'1 100 337 60 60 100 18 30 

Area:; HCD 1287 579Y 45 0 0 

Tonln 1848 1130 61 337 18 30 100 5 30 

TOTAL 5464 2746 50% 1685 31% 61% 326 6% 19% 

1/
 
-toads and drainaye nraly complate; water standpipes about 50% complete; work 
em Loilets just sta. ting. 

-A-$SsUmIes Area B infrasttucture is complete; in fact, it nearly is and areas C 
ind D ace partially serviced. 

S.. 



As 1n seen by the table, relatively buildinghe few 
mat'rial loans have been made (18%) since finished plots are 

not available. 

jr., tdhurst 11 Area A road: -x:d drainage arc being com­
pleted now (April 1979), while the permanent wdter reticulation 
system uhould be completud in May 1979. A temporary water sys­
tom was tzistalled so that plot allocations and housing construc­
tion could begin sooner. The ShHA started allocating plots and 
issuing Certificates of Rights in September 1978 and Building 
Material Loans in November 1973. 

As shown on the revised (April 1979) Planned Performance 
Tracking :hart (Annex), plot allocations for Areas B, C and 
1 are hld up until roads and water reticulation systems are 
nearly complete in each area. Thus, plot allocations should 
be gin uy June 1979 and be completed by July 1980, with building 
material loans following -- these dates assume completion of 
infrastruttture as shown on the Chart. Should water pressure 
nat he a.VIquat, it may become necessary to delay plot alloca­
tions until the pumping plant is complete, December 1979 -­
thus resulting in a total delay in completion of this project 
of at lcarL ten months. 

" 2 .	 Seli-hly construction organized and underway on
 
most lots."
 

While there has been relatively little progress in the 
.onstruction of self-help houses since allocations of plots 
only tecently began, the SHRA has devised systems, procedures 
and tochniques for making buildng material loans and pro­
viding construction assistance which appear exceptionally 
well suited for this type of project.* Also, the SHHA staff 
is nearly at full complement and internal training activities 
are substantially improving staff capabilities. While there 
have been delays in providing staff and staff turnovers are 
a serious problem, but the delays now are caused by the lack 
of serviced plots. With the current long waiting list of 
applicants and systems operating smoothly, the SHRA is capable 
of allocating plots almost immediately, issuing Certificates 
of Riyits within a few weeks and promptly thereafter working 
with each h'uschold on house design, materials required and 
arramoing the materjals loan. 

"3. 	 r-munity associations organized and operating." 

The Gornmunity development section of the SHHA staff is 
young and inexperienced, thus the FCH Advisor has had to devote 

* 	 Experiences in Old Naledi and Broadhurst have demonstrated that 
the SHHA is capable in this regard; with more experience, this 
capability should increase.
 



considrable time in training them on all aspects of their 
work. Most of their time thus far has buen spent on plot 

allocatiom., including the issuing of Certificates of Rights. 
They art! now proficient in this task. 

The SHEA helped create a "Village Development Committee" 
in Old Nal..di which is comprised of representatives from each 
of na ne "wards". It meets monthly to work out solutions to 

local proble.ms and seek unified assistance from the GTC through 
the resident Town Councillor and the SHIIA. 

In Broadhurst, two existing organizations were recently 
combinil into one Development Committee similar to that in 
OLd Nalktx.L. :1uch organizations are common in the rural villages 
of Botswana. 

The I'Cll Advisor .says that the SHHA has not contributed as 
much toward community development as it would like atd more 
emphasit; will be on this area in the future. 

http:proble.ms


18. PURPOSE 

As exressed in the Logical Framework, the project purpose is: 

"To create a prmanlunt, self-sustaininrg shelter development, 
production and management organization and to expand its 
capacity to n:ut the continuing shelter requirements of 
Gaborone'! poorest majority using local resources." 

In order to as .ess the nature and extent to which this purpose 
has been achieved to date, it is useful to divide the statement into 
its substantive parts and address each part separately. 

"To create a permanent, self-sustaining shelter ... organi­
zation .... " 

Thu Gaborone SHHA was small, inexperienced, poorly funded, 
and inicffuctive betore this OPG funded technical assistance. 
Concommitaint with the OPG, both the GOB and GTC agreed to 
qteatly rncicase recurring funding of the SIHA and to increase 
its staff to GO from approximately 13. Also, the SHEA re­
curring revenues were to be derived from the monthly levies
 

paid by plotliolders in projects assisted by the SHRA. At
 
times the funding source has been shaky and the staff com­

mitment less than agreed, but in general this part of the
 

purpose has been realized and should continue to be as the
 
SHEA staff grows and gains experience. Nevertheless, the
 
SHIA undoubtedly will need to continually fight for adequate
 
financing and staff as other priorities of the GOB and GTC 
continue to suek the limited available resources. 

"To create i ... shelter development, production and manage­
ment organization....". 

It would be excessive to claim that the SHHA develops
 
and produces shelter at this time. In fact, at issue is
 
whether these should be among its principal purposes.
 
Infrastructue.primarily is a function of MLGL's various
 
departments, including Town and Regional Planning (general
 
design), Surveys and Lands (physical survey), and the Urban
 
Coordinator (implementation). Thus far, building materials
 
are purchased by the SHHA, not produced by it. However,
 
the SHHA dous provide technical assistance to plotholders
 
in hous design, selection of materials, and self-help
 
construction. But the primary function of the SHRA is
 
management of plot allocations and building material loans
 
and -- in cooperation with the Town Treasurer -- collection
 
of monthly uervice fees-and loan repayments. It is this
 
management Canction which the SiIHA has focused on and which
 
it now performs efficiently and effectively. Another facet
 
of shelter management, fostering community development
 
organizaticns, includes establishing the active Naledi
 
Development ,.cnunitteu and creating a similar new organiza­
tion in Broadhurst. 

-tP 



The management emphasis of the SHHA to date appears 
well consJdered since other agencies can better take the 
lead (with SHiHA involvement) in housing development and 

production, while the SHHA clearly is best suited to 

manage self-help housing projects.. 

"To ... expand its capacity to meot the continuing shelter 
requiremonts of Gaborone's poorest majority." 

Thu sHHA's capacity has been expanded substantially in 
terms cf number of staff, staff housing capabilities, plot 
allocittoin and Certificate of Rights procedures, financial 
accounting, and processing of building materials. Moreover, 
this expanue:d capacity has been fully directed to the housing 
needs of lowur income households. The SHHA has been diligent 
in ensuring that plot allocation priority goes to the poorest 
households aole to afford to build a self-help house and pay 
the morthly levies and loan payments. Moreover, the SHHA is 
working with other agencies in planning future projects and 
the SHHA itself is planning to meet its future obligations. 
Since the GOB is planning an accelerated pace of self-help 
housin1 1 rojects in Gaborone, the SHHXA probably will need 
additional staEf and financing. This growtn will not be 
easy to achieve, thus the SUHA must prepare for it now. 
Continuing long-term and short-term consultants will be 
needed, as yroposed under part 8, Decision Actions. 
Of course, this accelerated pace is dependent upon future 
financing of self-help housing projects; while the monies 

are committed through Broadhurst III, the project funding 
beyond that is unknown at this time. 

"To ... meet the continuing shelter requirements ... using 
local resources." 

The expansion of the SHHA has been financed by the GTC 
and the GOB using domestic funds; including GOB grants to 
the GTC of P90 ($108) for each plot allocated. Since costs
 
of infrastructure improvements, Town Council services and
 
the SHIA's operations are intended to-be recaptured by 
monthly ltvies paid by plotholders, it would seem that the
 
GOB couLd continue to advance the needed capital in the 
Ltuure without subsidy -- as long as the levy collections 
are adequate to recapture the capital cost plus a reasonable 
interest charge. The same reasoning applies to building
 
constructicn loans. However, the SHHA is not yet able to 
function adequately without an expatriate advisor and it may 
not be even a year from now. Also, Botswana produces little 
in the way of modern building materials so continuing
 
reliance on South Africa seems inevitable for many years.
 
Tradittonal materials (mud, poles and thatch) are declining 
in both accupthnce and supply (especially thatch) in urban 
areas, ,.o their prospects are limited. Nevertheless, the 



SlIlA aSt weall a other botwana agencies niiecd to continue Zo 
search for and foster tne use of local materials, techniques 
and consLrucrLoI firms in order to strengthen Botswana's 

housing capab lities and guard against future increases in 

material cosLs and potential supply :hortaqes. 

In summary, the SHIA is achieving the purpose of the OPG in 

creating "a permanent, self-sustaining shelter ... management organi­
zation and ... " is expanding "... its capacity to meet the continuing 
shelter requirements of Gaborone's poorest majority using local 
revenues." Nevertheless, the SHHA probably will have difficulty 
maintaining adequate funding and staffing; and the GOB is not doing 
.nvugh to produce local building materials, techniques and contractors. 
Most importantly, the OPG statement of purpose assigns shelter develop­
ment and production functions to the SHHA -- thus functions have not 
been the primary functions of the SIlMA, nor should they be. 



19. GOAL/SUbWOA. 

The sector goal for this OPG project is: 
"To raise Living standards of tne urban noor through improved 
housing arn community facilities." 

This goal is verifiable by the following indicators as expressed 

-a the LogicaL Francwork: 

"IncrCast in tHie number and percentage of low income house­
holds livuiy in permanent housing and/or areas with access 
to community acilitics and basic services." 

In the past 16-17 months, the SHHA has allocated 1,685 plots 
and wade 326 building material loans. Since Gaborone is growing by 
nearly 1,000 households per year (mostly lower income) the share 
of households with registered plots is higher, but a larger share 
of the total Lowe i-income households are living in temporary houses 
now than when the OPC; became effective. 

According to a- March 1979 study by the Department of Town and 
Reyional Planning, Gaborone population increased from 17,700 in 1971 
to 44,500 in 1978, or 26,800 people -- at four persons per household, 
6,700 households; at 5 persons per household, 5,400 households; thus, 
800 - 1,000 households per year. Between 1978 and 1982 growth of 
.it le.ast 1,000 households per year is projected. Over the next 12 
monLhs approximately 1,000 households should be allocated plots and 
material loans in Naledi and Broadhurst -- somewhat more than the 
projected growth of lower-income households. Also, most of the 2,000 
households in the iuttled Old Naledi will benefit by upgraded public 
facilities and services and at least one-half should have building 
material loans (financed by Canada) . Thus, over its 30-month term, 
OPG funds for SIHHA technical assistance will have made a significant 
contribution to the sector housing goal. In fact, keeping abreast 
of housing needs in a town with such a high growth rate (about 10 
lercent now) is no mean achievement -- especially considering the 
Limited SHHA capacity only one year ago. 



20. BLEI:EFIC!A' I1:s 

More than 5, uJ'J lower-income households in Gaborone are 
.ntundud to benefit directly by the provision of self-help housing 
assistance by the SHHA -- one-half in upgrading projects (i..e., 
flontlenc, White City, Extension 14, and Old Naledi) and one-half 
in new development. (i.e., Naledi resettlement, Broadhurst I and 

II) , As Table I (daove) indicates, to date 1,685 households have 

'een allocated lot: and 32G have received building material loans. 

Also, the SHIIA !!, ;ervinq as an effective agent for all its con­
'titueticy in :.tK improved services (road maintenance, trash 

coIlction, :xuitIl'nance of water standpipes, acceptable and afford-
Ibit low-cost :.,mttaton) from the Town Council cnd Botswara 
Govornmont. 

The aliHA'- irotqress in serving its laige constituency (nearly 
'0 putcont of tl, risent population of Gaborone) has been delayed 

1:,, . 'iortuges of t.rtanud staff, the need to devise various %ystems 
.id proceduct.- i:iSl the shoxtfalls in the completion of serviced 
plots. However, tunise delays measure only a few months and should 
be largely madt up in 1979. 

It seems pus.sible that the beneficiaries will at least equal 
I he numhers Lstlmated in the OPG Logical Framework by the completion 
of the OPG 10.2 iol (May 1980) : "l. 3,70-) serviced lots. 2. 1,400 
buildinj matrial loans mad". 3. 50 percent of all self-help con­
struct.ion underwa.. 4. Two community associations organized." 
lowever, the :hilL1- :tself is not providing services to the plots. 
Also, there may be ,;ome slippage in the number of material loans 
and houses under construction unless infrastructure provision 
strictly meets the present schedules (i.e., Naledi and Broadhurst 
II, see Annex). In any event, any slippage is unlikely to be caused 
by the SilHA ltself as long as it is adequately staffed and financed. 

To the extent that the OPG monies are effective in increasing 
the overall capabtlities of the GTC SHHA to deliver housing and 
housing services, the indirect beneficiaries will be manifold the 
direct bcncficaries. The population of Gaborone is projected to 
grow by 38,000 tc 59,000 persons (i.e., perhaps 8,000 to 12,000 
households) between 1978 and 1986 (population was 44,500 in 1978). 
Most of those households will be migrating from rural areas in 
search of education and employment, thus most will be lower-income -­
at least. until they are trained and find suitable employment. These 
in-mixg ants tend to be young, they usually come alone, their families 
romain in the tural villages (temporarily, anyway). Relatives tend 
to l vo togethc:r L1n an "extended family" manner. It is not uncommon 
for them to h we a house in town, in their village and at their 
rattle p.L 

rt is lik'Ly that a large share of future urban residents will
 
ned assistance of the SHHA in Gaborone in order to have even the
 
most basic Lv.* of housing. The implications for expanding GTC
 



51111A capabilit'.,: 1te appatrent, but the prospects for meeting these 
noods are uncertatl giVen Lhe limits of COB finances, Town Council 
finances .and, mo!,t importantly, trained Batswana. 

The expandeii ;aborone SHIA is highly regarded in Botswana and 
i5 considerud a mo.11 for future housing efforts in Gaborone, the 
three other Lowns and son! of the larger villages. Since the urban 
[opulation ot ,o:.i.projected to increase by at least 100,000 
personb 196, i.., '0,000 plus householdr, the spread effect of 
the OPG i;tvestmnt - ould be of considerable magnitude. Again, this 
potential as 1,-pvn6-nL On the GOB providing an adequate number of 
ttIatonably trjuned and trainable people to gain experience and 
ttaining from the ':-xpatriateus now managing Botswana housing programs. 
Without this crucial immediate investment of personnel by the GOB, 
now urban nigrant:; may find that squatter housing is all that is 
.vailable to them. 



21. UNPLANNE) EFFECTS 

One effect which was planned but nevertheless has been greater 
than expected is the overall improvement of the Gaborone SHIA, 
largely attributable to the efforts of the SHIA Advisor. The GOB 
now considers such SHRA improvements to he indispensible in the 
implementation of lower-income housing programs. This positive
 
effect may have a negative side as well: some officials in the 
COB seem to feel that advisors can replicate such attainments, so 
they need not comit scatco educated Batswana to housing and urban 
development. 

The SilIA 10 ',aborone has been demonstrating tnat by educating 
houncholds aj to thei rights and responsibilities as well as by 
institutincj too)d mllIalnacenent practices it is possiole to collect 
monthly paymvnt.. for services from the households much more 
effectIvely Lhaa had been the case in Gaborono and continucs to be 
the cast, in other unwns. Also, the SHHA has created and instituted 
financial account riy systems and transport systems which are 
:tzperior to tUo:w in all other departments of the GTC. As a result, 
the Town Councll would like the FCH Advisor to help upgrade manage­
ment systems in the other departments. To some extent, Mr. Upchurch 
has provided ,.u:h az-sistance (i.e., contractor invoice processing 
by Town Treasurer), however he recognizes that the SIA cannot 
afford to ha V his efforts diverted at this time. 

The threc other town councils are well aware of the Gaborone 
SHIA's performance and each would like somewhat similar technical 
assistance -- essentially as proposed by FCH. 



I 

Ii.
 
22. LESSONS LEARNED
 

1. RequLrc commitment of local personnel on timely basis, 

reasonably trained and trainable as a condition of assistance -­
cannot achieve purpose of improving local capability without local 

staff. 

2. Plan on substantial initial training of local staff as
 

well as continuing on-the-job training and training of new personnel
 
(as inevitable turnovers occur). 

3. Write specific terms of references as best perceived at
 

caiset, but also allow for flexibility in the terms so that the 
technical assistance can address other crucial issues which 
materialize. 

4. Provide for substantial amount of short-term technical 
assistance to be used at the discretion of full-time consultant, 
within established guidelines. 

5. Make sure that supporting facilities and services (e.g., 
office space, furniture, telephones, transport, housing, clerical 

staff) will be available as needed (or the project will suffer 
substantial delays and distractions). 

6. Even if English is the official language of the host
 
country, the majority of the poor speak only their native language;
 
therefore, provide for basic conversational language training at 
the outset for the full-time consultant and continuing language
 

training for the consultant and family. The Peace Corp language
 
and cultural training programs would be of considerable benefit. 

7. It matters greatly which agency the consultant is attached 
to and the officials to whom the consultant reports. The FCH Advisor
 
found that the SHHA was under the Town Engineer, in order to make
 
the SHEA more effective, it was necessary to reorganize the GTC to
 
have the SHRA assume departmental status. In considering future
 
similar technical assistance it is crucial that advisors be placed
 
where they can be most effective and that their terms of reference
 
be flexible enough to enable them to focus on priority needs as
 

circumstances change.
 

S. The value of technical assistance is determined mostly by
 
the talents, commitment and personality of the individual consultant(s).
 
This OPG enjoys the benefits of an excellent FCH consultant. Such ­
persons are scarce, so adequate time and considerable care is needed
 
to find comparably qualified people.
 

9. The FCH consultant's talents and experiences ought to be 
leveraged by enabling him to (1) expand his training of Batswana and
 
(2) provide initial orientation and continuing supervision of the
 
other potential housing consultants to the other towns.
 I 



10. All parties to this OPG and similar projects should fully 
understand and agree to their monitoring and evaluation responsibilities 
from the outset to minimize the uncertainty and confusion which has 
attended this OPG and the related HG. 

4 i~r
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23. SPECIAL COMMENTS OR REMARKS 

The following documents are attached as an Annex to this Project 
Evaluation Summary regarding the OPG funding of the FCH technical 
assistance to the SITHA: 

1. Logical Framework (from 1977 FCH Proposal). 

2. Draft Work Plan, Botswana OPG (by FCH Consultant, 1977). 

3. Naledi Upgrading, Project Schedule (from CIDA Project 
Manager, March 1979).
 

4. Gaborone SIHRA Planned Performance Tracking Chart . 

5. Summary Description of Plot Allocation Criteria and 
Procedures
 

6. Summary Descriptions of Building Material Inventory and 
Loan Procedures 
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First cuartcr Zf 97C 1. 	 Design new crSanization and 1. Study projects assigned toS-MA. 
gain GTC apprvel. 2. Determine type of organizntion needed. 

2. Plan new SHHA financial base-	 3. Determine staff recuired. 
4. 	 Write job descriptions.and gain GTC approval. 
5. Attend Council meetings. 	 . 
6. 	 Study costs of S-+HA and services to 

SHHA areas. 
7. 	Suggest new levy rates. 

Second quarter of e19F I. 	 Improve SHA management. 1. Develop new managenent systems. 
2. Train now staff. 	 2. Set up a comrmunicaticns system. 
3. Help organize offices and 	 3. Help ranagement list goals. 

cciomenlt for staff. 4. Eegin staff meetings for junior staff. 
,. Iprfove accounting system.. S. Design new accounting system. 
5. Helo set up evaluation. 	 6. Train new accounting staff. 

7. 	Design new stores system.
 

6. Train new community development 	staff. 
9. Help organize cuilding new ward offices 

and 5+A headcuerters. 
10. Plen evaluation.
 

hird Cuerter of 1973 1. 	Assist staff to organize 1. Development of construction scheduling
 
construction program. systems.
 

2. Find a means of reducing 2. Assist management tc set ocnstruction 
construction costs. goals. 

3. Improve community developmEnt 3. Grgenize ;roduction of new designs and 
section, cost studies. 

4. 	Train community aoulopmerst workers. 

th 	cuarter of 1975 1. Improve construction training. 1. Supervise cla'sscs in const. skills. 

2. Organize transort section.	 2. 5upervise classes for trucK end front 
3. 	 Study develcPm'ent of local end loader crivers. 

building matertals production. 2. Ccrc: fLas.oi'ity stuoy of local 
4. 	 Ir.prove community development ouilJiry1 'aterial oroduction. 

prov;ren.	 4. Or-,enizo training clesses for 
ec--m'Iev-l*o'n:/ omZ .Crxers. 

.71; 
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TIME PERIOD 	 GCAL ACTIVITIES 

First cuortcr of 197) 	 Improve dcot mornarmesnt 1. Dcvclcp systen to inform managaerLnt
 
program. of default status.
 

2. Develop guidelines for collection 
followrup. 

3. Study reasons for defaults.
 
4. Encourage GTC to enforce TCP/CCR. 

ScZonu querter of 1979 	 1. Imprzve office mnagoement. 1. Organize filing system. 
2. Train stores managers. 	 2. Teach basic office managemlent. 

3. Audit stores program.
 
4. Refine storts management. 

Third quarter of 1979 Proro senior S&Q-IA management Set up classes to help managrent 
for independ!nt leadership. learn how to set objectives, forecast, 

analyse problems, and make dccision. 

Fourth cuerter of 1979 - Study SHHA financial base. 	 Study income end expenseS for S-H*A site 
and service areas to determine if policy 
cnanges are needed. 

First cuarter of 1980 Set up planning unit within Study decisions of Gatorone Growth 
SHHA for Broadhurst III Committee and begin planning for SHAA 

orik in OR III. 

Use SW- records and evaluation reportsSecond quarter of 1980	 write'evaluation of 2-.-tA e5 te
 
Major uroan housing program. to write report.
 

Ji 
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GABOP'0:!E SHRA PLAKNE PEZR~sc T11C'ING CHART 

1977 1978 1979 

ACTUAL PLANNED 
TERM OF ECH ADVISOR 

ALLOCATION OF PLOTS 
BOUTLENG (390 Plots) . --EXTENSION 14 (315)
 
OLD NALEDI (2150)
 
BROADHURST I (538)
 
BROADHURST II A (561)
 
BROADHUPST II B,C,D (1287)
 

BUILDING MATER±ALLOANS 
EXTENSZON 14 (F33) 
OLD NALEDT (2150) 
DROADHURST 1 (538) 
AROADHURST II A (561.) 

)ADHUfRST II B,C,D (1287) 

CONCENTRATED ACTIVITY R. DVoyCONTINUING ACTIVITY 
25 April '7 



SUMMARY DESCRIPTION OF PLOT ALLOCATION 

CRITERIA AND PROCEDURES 

One of the more troublesome aspects of sites and services housing programs 
in developing countries is the allocation of plots to the lower income house­
holds on a fair, efficient basis. The Gaborone SHRA has institutea plot allo­
cation criteria, procedures and education efforts which are worthy of replica­
tion elsewhere. 

The following two-page illustration shows the Gaborone SHRA Plot Allocation 
System which was devised by the FCH Advisor, approved by the Town eouncil and 
has proven to be effective. 

Applications are made at the SHEA central and ward offices. Asistance is 
pcovided in completing the simple application form. The staff processes the 
allocation in a matter of days (including household income check) knd forwards 
it to the Town Council's allocation committee. The applicant must be a citizen 
of Botswana and resident of Gaborone for six months (new arrivals -are discouraged 
because of policy favoring rural development rather than urbanization). Also, 
applicants must be at least 21 years of age (there are large numbers of younger 
household heads) and the applicant must not have a self-help plot 'or adequate 
housing.
 

Household income is limited to a maximum of P1,500 per year ($1,800), except 
that 5% may have incomes up to P2,500 ($3,000). The approximate median income 
in Gaborone is P1,500. Also, households with little or no incomes are excluded 
because qualified applicants must be able to afford the monthly service charge 
of P4.50 ($5.40).
 

Priority is given to households living in Old Naledi, the largest squatter
 
area, and other substandard housing areas. Within each of these classifications, 
households are ranked based on the point system shown on the illustratidn. 

Eligible households are assigned plots as plots become available -- presently 
there is a substantial waiting list. Before 1978, plots were all6cated without 
the households signing the Certificate of Rights. However, this proved unworkib1 
because many refused to sign this agreement -- including the payment of monthly, 
service charges and building a permanent house -- once they occupied the plot. 
Now they must sign the Certificate of Rights before they are authorized to occup 
the plot. Not only does this document specify plotholder obligations, it is 
the leasehold title to the plot.
 

Before households sign the Certificate of Rights, the SHRA community de-. 
velopment workers make sure that they understand the plotholder rights a 4 
responsibilities. Each applicant listens to a tape-recording (in Setsw*n$P 
and is given a "comic book" entitled "Family Molefi's Housing Problems and ' 
They Were Solved." Moreover, the community development workers ptovide in­
dividual counsel. ­



-2-


One of the more important areas of instruction is the responsibility of 
the plotholder to pay monthly service charges to finance secondary infra­
structure development, low-cost sanitation, road and water supply mainte­
nance and operation, trash collection, and SHHA operations. While the present 
charge of P4.50 ($5.40) per month is readily affordable by most lower-income 
households, many do not pay because they feel they are not getting adequate 
services, they feel that they should not pay (i.e., Government should subsidize), 
or they think they can got away with not paying. A year ago, more than 50% 
of Gaborone plotholders were in arrears on their payments; now the rate is 
nearly 30%. The improvement largely is attributable to SHRA education efforts 
and improved collection procedures -- including systematic follow-up letters ... 
and actions for those who do not pay within 30 days. Also, the SHIHA has 
greatly improved 1s record-keeping on plotowners by the use of programmable 
accounLing machincs with programs and procedures prepared by the FCH Advisor. 

The Government of Botswana official policy is no subsidy of housing. How­

ever, the established charges do not meet present cost levels so both the GOB
 
and the Town Council are providing subsidies. To eliminate these subsidies
 
will require higher service charges and greatly improved collection rates -­

both politically difficult, thus demanding effective education efforts by 
the SHIHA and improved collection efforts by the SHRA and Town Treasurer's 
Department. 

Another problem with the collection of service charges is that defaulting 
plotholders have not been forced to pay. The Certificate of Rights provided 
for the repossession of the plot, but this was considered too severe to be 
enforceable, thus no action was taken. The Certificate of Rights has just * 

been changed to eliminate this repossession provision, thus allowing regular 
established debtor laws to apply. Since there is no experience with this
 
change, its effects are unknown. 

Botswana's ability to adequately house its rapidly growing urban poor
 
largely depends upon self-help housing programs and affordable serviced plots.
 
Central to these efforts are the effective allocation of plots and collection'
 
of service charges from plotholders. The Gaborone SHHA has made substantial
 
progress on both counts, although nore remains to be done to create adequate
 
amounts of self-help housing on a non-subsidized basis.
 



Stco 1	 Teke applications 

SteP 2 	 Reject those not qualified 
for reasons like under age 
or not citizen, etc.
 

Step 3 	 Calculate how many
 
points the applicant
 
has....
 

Step 4 	 Sort the applicants
 
into 4 groups according
 
to priorities ....
 

K]
 

SU ALIF IED 

POINT SYSTEM INFORMATION 

Spouse . ....................................... 20. 
Children . .. .---.................. x 5 
Shnring accommodation with rent......... 40. 
Sharing accommodation without rent... 20. 
Existing house scrap tin/wood/ooly ..... 50. 
Existrng house mud bricks........ ......... 20. 
Years in Gaboront ............... X 5. POINTS ARE' 
LUve-200M to 500M from water ........... 
Live 50t .t to 1000M from water ......... 
No sonstation at current home ............. 

5. 
20, 
40. 

DETERMINED 
FACTORS TO 

9V 
THE 

Pit latrirte or similar ........................... 10. LEFT AND 
Blind. crippled or missing limb....... so. INCLAE 
Age greater than 65 years .................... 30. 
Second appslcation for plot ................. 20. 
No. of persons in family ............ (Al 
No. of rooms in house .................. B) 

(A)............ () .......... X 10. 

p- First priority is Old Naledi 
displacees 

Second priority is displacees 
from thinning out process in 
Bontleng and White City. 

Third priority is suat
 
from anywhere in Gaborone 

Last priority is any other 
person in Gaborone who 
qualifies.
 



SLep S Woriiing with the first 
priority, sort the 
applications according 
to the number of points. 

2 5 

Above is an example of 
how the numbers on-the 
left might be put into 
order on the right 
according to their value 

Step 6,7,8 Take each priority in turn, 
sort the applications 
according to the number 
of points. Wrp1 

Repeat step 5 for the 
other three priorities. 

] allocate to first priority until plots are finished or...Starting with the highests points, 
Step 9 fegin allocating plots 

starting with the highest 
number of points in the If plots remain, starting with the 

highest points infirst priority and work priority 2, 
toward the lowest number allocate until plots are finished 
points in the last priority. -1 or ... 

If plots remain after above, 
starting with highest points in 
priority 3, allocate until plots 
are finished or 

If plots remain after the above,
starting with the highest points
in priority 4, allocate balance. 



SUMMIARY DESCRIPTION OF' BUILDING 
MATERIAL INVEN:TORY AND LOAN PROCEDURES 

The Certificate of Rights provides that the plotholder must have a 
permanent house plan approved by the SHHA and at least one complete room 
must be finished within 12 months of the plot allocation date. To facili­
tate house construction, the SHHA offers technical assistance and building 
material loans. 

The SUHIA u:es "do-it-yourself" scale models of houses so that people 
can design the house they prefer. Charts are designed to quickly indi­
cate what size house the household can.afford. The quanitites and costs 
of building materials are calculated by disc slide rule charts as well. 
SHHA staff assist households with these determinations. (Also, SUHA 
staff provides advice during the construction process.) 

Once an acceptable, affordable house design has been selected, a 
lauilding Material Loan Agreement is arranged and signed. ' Like the Cer­
tificate of Rights, this is a standard form prepared by the Government
 
of Botswana. The Agreement provides for repayment by equal monthly
 
payments over 15 years at 9% interest.
 

In recent yours, the maximun building material loan has been P600
 
($720). However, this amount no longer is adequate to finance materials
 
for a basic house of 20 Lt2 plus separate toilet building. An increase
 
to '80u ($960) i'; 1-roposed by the SIMA.
 

Housoulds can only borrow as much as they can afford to repay, i.e., 
no more than 25% of monthly income for the service charge and loan repay­
merit. To date L0-65% of borrowers have been eligible for the maximum loan. 

Loans are made in building materials, not money. The SHRA stockpiles 
building materials at its project ward office depots and delivers the 
purchased materials to the plot using its trucks and tractors-trailers.
 
For large bulk deliveries, the trailers are left for the purchaser to
 
unload in the evening or on the weekend.
 

With the potential for thousands of building material loans .outstanding,
 
it is essential that the SHHA have the capability to maintain large in­
ventories, process material purchases, and collect loan payments effi­
ciently and effectively. To this end, the FCH Advisor has devoted a
 
large share of his time in the past year devising systems, writing pro­
cedure instructions and training staff. His efforts have been augmented
 
by short-term technical assistance and the purchase of programmable 
accounting machines and transport vehicles.
 

The material inventory and loan record keeping, processing and analysis
 
programs which he has devised and implemented enable an accurate day-to-day
 
monitoring of building material stocks and transactions, thus facilitating
 
inventory control. Further, complete accessible accounts are maintained
 



- 2 ­

on each loan, thus insuring that both tn-: SHHA and the plotholder are 
aware of whaL has been borrowed and what remains of the loan. 

These machLnlns are usable in keeping track of loan repayments as 
well. lowuver, revenue collections are Lh': rev 'orisibility of the Treasurer'§ 
Dlpartmtent., not the S1illA. Nevertheless, the SIllA and the Town Treasurer's 

Department work rcogcther on revenue collections because the SILMA is in­

volved with the b-uilding material loans and works closely with the plot 
Plotholders. 

The succem;. of the SHIIA's housing assistance progranis depends upon: 
(1) adequate funds for building naterial loans; (2) availability of build­
ing materials; (3) efficient procedures for processing loans and materialsr 
(4) trained staff in the ward offices for poccssing loans, handling 
building materials, providing construction advice, collecting loan re­
payments and providing community development services. 

Because loan demand is likely to increase more rapidly than loan re­
payments, additional GOB and donor funds will be required for building 
material loans. Eventually, it nay be possible to establish a revolving 
'inid program. 

building materials mostly come from South Africa. While the potential 
to product local materials seems limited, more attention to this potential 
might reduct the costs and supply uncertainty inherent in relying so 
heavily on imports. 

The SilM appeacs to have adequate proce-hres for handling building 
materials and loans but there is the major need for continuing training 
of lotswania in all facets of this program. This will be especially 
necessary iL the workload increases much above 1,000 self-help houses 
per year -- as it is planned to do with 3roadhurst III and Gaborone West 
ovrerlappin on, another and following Broadhurst II. 

t4 
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13. SUMMARY 

The OP'G of $266,000 is for technical assistance to Self Help 
Housing Agenc, of the Gaborone Town Council. The Foundation for 

Cooperative Housing (FU) is providing a full-time advisdr to the 
SHHA for 30 months plus other short-term technical assistance by 
FCIl staff and convultants. This OPG complements the $2.4,million 
Housing Guaranuy loan to the GOB which includes $200,000 fr 
SILlA equipment an well as $900,000 in building material Loans and 
$1,300,000 foi infiastructure in the Gaborone Broadhurst II sites. 
and jov'rxj 1' 1w, 

The [li! dviJsor started in December 1977, thus his consultancy 
is more than one-haIlf compler. The GTC agreed to increase the 
SlilA staff to 60 from approximately 10 in 1977. This has been done, 
but slower Uhan planneui -- particularly with management-level 
B1t3,wana. Moreover, the staff is young, inexperienced and most had 
no previous training in housing. Therefore, the FCH Advisor has 
had to concentrate on Lr..ining all the staff in all facets of-SHRA 
activities.
 

Formal ntt'Mria and procedures were devised by the FCH 
' visor for plot allocations which have expedited this process 

and ensured that lower-income households would have priority. 
Also, accounting systems have been designed and put into operation 
(including programmable accounting machines) which greatly facili­
tatc SITHA plots allocations, building materials inventory, making, 
material loans, and collecting payments. 

Also, the SLImA has developed a transport policy and operation
 
which the Town Clerk says is the best in the GTC (the trucks and
 
tracLoLs were purchased with the HG loan).
 

A total of 1,685 plots have been allocated (including Certi­
ficates of Rights) and 326 material loans have been made. With
 
1,500 more plots to allocate in Broadhurst II, this work is 50
 

percent complete (not counting future projects, of course). There 
are 1,750 morn jx:Lential buildin9 material loans to be made in
 
Broadhutst If, so this aspect of the SHHA's work is only 15 percent
 
complete. espitu formidable start-up problems with staff, equip­
mont, lack of office space, etc., the SHHA generally has been able
 
to keep pace wtth household growth in Gaborone. The limiting factor 
now is the aailability of serviced plots, which could become a 

3eQCous con:traint. Also, changes in the Certificate of Rights and 

pos. Lble chaneTS 1n the BudLding Materials Loan Agreement could cause 

delays if these forms are not available soon.
 

Betcaust Lo c blocks and other. concrete materials are avail­
able from the local rltuades, the SHHA has not needed to create a 
building materlu s capability. 



Community developmunt efforts have ben modest but useful. 
In Old Naledi I "VillJaU DevC'elonpment CommitLeO" was created 
(and is active) with representatives from each of the nine "wards", 

A similar orqun1ization has just been started in Broadhurst. 

One persistent problem facing the SHHA is the high rate of 
plotholder service charges in arrears. Although the default rate 
reached 50% in Gahorone last year, a concerted effort has brought 
in down to 30%. The*,SILA is doing what it can to make plotholders 
understand their obligations, but the Treasurer's Department lacks 
the trained staff and procedures to collect the payments as 

efficiently and effectively as desirable. Also, the Town 

Eigineer's Department has been ineffective in maintaining the :roads, 
water standpipes, drainageways, and providing fire protection, etc., 
thus Titany plot-holders are, reluctant to pay for services they are 
not receiviil satisfactorily. 

The COB LOLarmined a few years ago that the maximum building 
material loan would be PG00 ($720). At this time, that will not 

M2vurchase all th! matettals for'a 20-22 house with a detached 
toilet building. An increase to P800 ($960) is proposed by the 
SIlfA. The :; loin appears adequate to cover sucn an increase. 

Without <5ttonl thc tCHAdvisor is doing an outstanding job. 
Huowever, the bal question in the attainment of project purposes 
iS the :1btlLv of the SlHA to function efficiently and effectively 
once the FCIl Advisor's consultancy is complete. Because of frequent 
staffing turnover (including a vacancy of several months between 
Housing Officorb (head of ShIlA) until December 1978) the prospects 
are not promisin-i. This issue warrants consideration given to 
extending the 'Cli Advisor's consultancy. 



Iv. availability of shopping/markec areas within 

project areas B, C, and D, 

v. role of the donors, 

vt. and other matters as identified by the RHUDO." 



15. EXTERNAL FACTORS 

One assum;ition sLatd Ain the OPG LMical Flamework under -

Sector (GoaI was: "Continuing GOB commitment- to provision of 
services to urban poor." GOB housing goals, policies and programs 
continue to focus on the urban poor. 1However, in the broader con­
text of GOB priorities, rural development, employment creation 
programs and delense preparation far outweigh social programs and 
housing. Should budget cuts be necessary,, housing and urban 
development expeunditures probably would be substantially reduced -­
according to a puliinary paper setting guidlines for the prepara­
tion of nuttonautl development Plan V. However were the GOB and Town 
Councils to design and cieate housing affordable by all households, 
no subsidies would be required, thus major domestic expenditures. 
for housing would be unnecessary. -(No housing subsidy is- present 
policy, but not present practice.) 

A key assumption in GOB planning for the next five-year 
period is that town councils will bear more of the burden of pro,­
viding housing, urban infrastructure and social services; however, 
it would seem that town councils are likely to continue to be
 
inadequately mandged, staffed and financed. -Thus, it would seem 
that the OB will need to continue to provide both technical 
assistance and funding to the town councils, or significant problems 
will arise in meeoting urban growth requirements. 

In providing urban services to the poor it.is the policy of-

Goverpment to have self-help plotholders pay monthly service. ­
charges to covot infrastructure debt service and recurring costs of 
road maintenance, water, refuse collection, and a portion of street 
lighting. Also, SHHA operating costs are partly financed by these 
service charges. For several reasons -- including party politids, 
lack of plotholdor understanding, inadequate delivery of services, 
and inadequate oollection procedures -- a large share (now 30 percent 
overall in Caboaene compared to 50% last year and 50% now'in -

Francistown) 'of plotholders are in arrears in making these payments. 
Thus, this seLf-financing policy is undermined with the consequences 
that SHIA revenues are reduced and the capability of the GOB and 
Town Councils to provide housing for more poor is hindered. Since 
the monthly services charges are a maximum of P4.50 ($5.40) per 
month (in GaboroNe) while median household monthly income is P125 
($150), abiliLy to pay is not a major rpason for this poor payment 
record. P6.60, or $7.92, was the full cost of the facilities and 
services a year ago, thus the GOB and GTC are providing substantial 
subsidies. While increasing these charges is not politically attrac­
tive,increas;es are necessary if the GOB is to comply with its own 
policy of not subsidizing housing. 

Another key assumption in the.Logical Framework is: "Sites 
and services and squatter improvement projects in Gabornoe imple­
mented as planned." Project implementation has been 'faithful to 
the plans, except for the delays caused principally by: 



(a) inadequate early staffing of the 'SHRA with Batswana; (b) the 

slow, cumbersome process of Government tendering; (c) shortage of 

surveyors in MLGL; (d) infeasibility of surveying plot lines on 

dense squatter area of Old Naledi; (e) slowness.of EDF in approving 

South African tendering; (f) disruptions in contractor work 

schedules caused by their having too many jobs at once for their 

limited supervisory personnel. 

The above external factors have not so much affected the goals 

and purposes of the OPG per se, as they have the potential to I 

adversely affect the continuation and replication of these self-help 
housing progirams. t 
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16. INPUTS 

An AID 0lIG in amount. uf $.!66,000 was provided to fund FCll 
Lechnical assistance to an expanded Self 1elp Housing Agency in the 
Gaborone Town Council. Thiis monetary input is being used to 
finance thirty months of technical assistance by James Upchurch, 
FCH Advisor to the Gaborone SIlHA, as well as FCH short-term technical 
assistance, consultants, and FCH Washington office staff support. 
Also included in the OPG is $10,000 for community development seed 
capital. The GTC committed to increase the SHHA staff to 60 from 
only a few two years ago. 

Other related inputs to Gaborone SHHA include $200,000 from 
the HG loan to purchase four trucks, two tractors and five trailers 
as well as progammable calculators fot the processing of plot 
allocations, building materials inventory and monthly payments of 

plotholder service charges and material loan repayments. These 
capital investments have enabled substantial expansion and improve­
ment of the SHIIA's transport and accounting activities. 

Staff inputs have been mixed. FCH Advisor to the SHHA commenced 
his 30-months contiltancy in December, 1977, which was just in time 
to organize SIHA systems and procedures for the SHRA's involvement 
in the Old Naledi squatter upgrading project and the Broadhurst sites 
and services projects. Moreover, Mr. Upchurch is well suited to 
his responsibilities, is strongly committed to the successful imple­
mentation of this project and low-cost housing in general, and he 
works well with Lthe Urban Coordinator, CIDA Project Manager and Town 
Council. On the other hand, the GOB (through its Unified Local 
Government Services) has not been able to supply Batswana as needed, 
in the ntbers needed with the appropriate skills. For example,
 
as of June 30, 1978, the SHHA staff numbered 42, but three of four
 
senior staff had not been appointed. As late as September 30, 1978,
 
only nine of twenty assistant works foremen were hired. Only since
 
December 1978, when the Housing Officer began work, has the SHHA
 
staff been close to its full strength. Moreover, the Unified Local
 
Government Services (ULGS) continues to frequently reassign per­
sonnel, thus disrupting and impairing SHHA training, management and
 
technical issistance activities.
 

One of the :rincipal functions of the FCH Advisor is to train
 
local staff. Without suitable staff in place, this input cannot be
 
provided satisfactorily. While the GOB staff shortages are under­
standable, ore priority must be given to staffing the Town Council
 
housing departments, or future self-help housing projects will 
suffer greatly.
 

The Town Truasurer's Department lacks the experienced staff to 
efficiently and effectively collect payments for monthly levies and 
repaym'ent of building material loans. Therefore, the SHHA Advisor 
has helped by preparing record keeping programs and systematic 
procedures for the Treasurer's staff assigned to make these collections. 



While there is still some procedural and coordination difficulties 
with the SHHA needing to rely on the Treasurer's staff, this 
input now is adequate. However, the Treasurer's Department con­
tinues to be slow and uneven in processing payments to contractors 
and reimbursements from the GOB, thus hindering the financial 
stability of the SHHA. Presently, the SHHA is assisting the Town 
Treasurer's Department with programs and systems intended to expedite 
SLIJIA and other housing accounts money flows. Although this task is 
outside the SiilA organizationally, it is crucial to the success of 
the SIHA. 

The SIHA is dependent upon the Town Engineer's Department to
 
pxovide-services such as road maintenance, trash collection, fire 
proLection, and maltenanceof water standpipes, Onfortunately, 
the lnginer's Department is unadequately staffed and under-equipped 
to provide these services satisfactorily. In fact, dissatisfaction 
with these services is a major reason for plotholders not paying 
the monthly service charges. The GTC just decided to purchase 
needed equipment, but a reorganization of the Engineer's Department 
and institution of improved procedures is necessary also. 

It would be d-sirable to provide short-term technical 
assistance to the GTC under this OPG to: (1) further assist the 
Treasurer with rvenue collection and expenditure disbursement 
procedures related to SHRA operations; (2) help reorganize the 
Engineer's Department and devise more efficient and effec'tive manage­
ment procedures; (3) train SHRA office staff (many are new since 
Ruth Senior was here in November-December 1978); and (4) prepare 
nuw communication materials (existing ones have been effective, 
but they arc out of date because of various changes, e.g., 
Certificate of Rights). 

While butlding materials are funded by the HG loan and not this
 
OPG, it is important to note that the GOD limit of P600 ($720) per
 
plotholder is no longer adequate to purchase all the materials for
 
a basic two-room house (20-22 12) and toilet building. Accordingly,
 
it is proposed that this maximum be increased to P800 ($960).
 



17. 	 OUTPUTS 

The Loqical Framework for the OPG states three principal out­
puts: 

"l. 	All serviced lots in initial projects are allocated
 
and 	 75 percent of building material loans made. 

2. 	 Self-help construction organized and underway on 
most lots. 

3. 	 Community associations organized and functioning." 

Regarding these planned outputs, the following have been achieved
 
to date:
 

"1. 	All serviced lots in initial projects are allocated
 
and 75 percent of building material loans made."
 

Refer to following table for quantitative summary of
 
* 	 progress on SHRA projects. 

The Pioject Schedule (revised March 30, 1979) for Naledi 
upgrading is included in the Annex. The arrowheads indicate 
actual past and projected future completion dates. Note that 

in the Resettlement Area, where infrastructure is nearly com­

plete, the SIHA is expected to complete the issuing of Certi­

ficates of Rights and Building Material Loans by June, 1979. 

Roads, drainage and toilets are now expected to be completed 

in Old Naledi by April 1980, while the water supply is pro­
jected for October 1979 completion. Basic roads have been 
created in Old Naledi, entailing the relocation of some 

households. Plot areas are being rationalized by the use of 
aerial photos since Survey and Lands is unable to survey the 

area. Plot boundary maps are just being completed so it has 

just become possible for the SHHA to begin to negotiate plot 

disputes and issue Certificates of Rights to plotholders. 

The SIIIlA projects that this will be completed December 1980, 
with Buildinq Material Loans all issued by April 1981. 

All the Broadhurst I plots were allocated by mid-1978, 

however Ceitificates of Rights were not processed along with 

allocations for a large share of these plots. Therefore, 

the SHIifi4 has endeavored to correct this past mistake -- with 

considerable difficulty, since plotholders are reluctant to 

agree to pay monthly levies for services after they already 
occupy the plots. As of March 31, 1979, 85 percent of all
 
plotholders had signed and accepted the Certificate of Rights.
 
The 	 new procedure of the SHRA requires that the Certificate 
of 	 Rights be signed as a condition of the plot allocation. 



TABLE I
 

PROGRESS IN ALLOCATION OF SELF-HELP PLOTS
 

AND BUILDING MATERIAL LOANS, MARCH 31, 1979
 

Plots Serviced Plots Allocated Material Loans Made 
%of A or 

Project Total % of % of Serviced % of Plots 
Area Plots No. Total No. Total Plots No. Total Allocated 

Bnritleng 390 390 100% 390 100% 100% None Available 

White City 223 223 100 197 88 88 

Extension 14 315 315 100 315 100 100 70 22 22 

Old Naledi 

Squatter 2000 1/ 0 0 0 

Resettlement 150 150 100 105 70 70 57 38 54 

Total 105 57 54 

Broadhurst I 538 538 100 538 100 100 99 18 18 

Broadhurst II 

Area A 561 561 100 337 60 60 100 18 30 

Areas B,C,D 1287 579Y 45 0 0 

Total 1848 1130 61 337 18 30 100 5 30 

TOTAL 5464 2746 50% 1685 31% 61% 326 6% 19% 

1toads and drainage nearly complete; water standpipes about 50% complete; work
 
on toilets Dust statting.
 

2/ Assumes Area B infrastructure is com in fact, it nearly is and areas C
 
and D are partially serviced.
 



As can be seen by the table, re~atively few buildiing 
material loans have been made (18%) since finished plots are 
not available. 

Broadhurst 11 Area A roads and drainage are -being com­
picted now (April 1979), while the permanent water reticulation 
system should be completed in May 1979. A temporary water sys­
tem was installed so that plot allocations and housing construc­
tion could begin sooner. Tie SHHA started allocating plots and 
*issuing Cirtificates of Rights in September 1978 and Building 
Material Loanb in November 1978. 

AS shown on the revised (April 1979) Planned Performance 
Tracking Chart (Annex), plot allocations for Areas B, C and 
D are held up until roads and water reticulation systems are 
nearly complete in each area. Thus, plot allocations should 
begin by June 1979 and be completed by July 1980, with building 
material loans following -- these dates assume completion of 
infrastructure as shown on the Chart. Should water pressure 
not be adequate, it may become necessary to-delay plot alloca­
tions until the pumping plant is complete, December 1979 -­
thus resulting in a total delay in completion of this -project 
of at last ten months.
 

"2. Self-help construction organized and underway on
 
most lots." 

While there has been relatively little progress in the 
construction of self-help houses since allocations of plots 
only recently began, the SHRA has devised systems, procedures 
and techniques for making building material loans and pro­
viding construction assistance which appear exceptionally 
well suited for this type of project.* Also, the SHHA staff 
is nearly at full complement and internal training activities 
are substantially improving staff capabilities. While ther. 
have been delays in providing staff andstaff turnovers are 
a serious problem, but the delays now are caused by the lack 
of serviced plots. With -the current long waiting list of 
applicants and systems operating smoothly, the SHRA is capable 

of allocating plots almost immediately, issuing Certificates 
of Rights within a few weeks and promptly thereafter working 
wiEh each household on house design, materials required and 
arranging the materials loan. 

"3. C'timinity associations organized and operating." 

The cormmunity development section of the SHHA staff is 
young and inexperienced, ,thus the FCH Advisor has had to devote 

* Experiences in Old Naledi and Broadhurst have demonstrated that 
the SHIIA is capable in this regard; with more experience, this
 
capability ;hould increase.
 



considerable time in training them on all aspects of their 
work. Most of their time thus far has been spent on plot 
allocaLionm, including the issuing of Certificates of Rights. 

They are now proficient in this-task. 

The SHHA helped create a "Village Development Committee" 
in Old Naledi which is comprised of representatives from each 
of nine "wards"_ It meets monthly to work out solutions to 
local problems and seek unified assistance from the GTC through 
the resident Town Councillor and the SHRA.
 

In Broadhurst, two existing organizations were recently
 
combined into one Development Committee similar to that in
 
Old Naledi. Such organizations are common in the rural villages 
of Botswana. 

The PCH Advisor says that the SHHA has not contributed as 
much toward cummunity development as it would like ahd more 
emphasis will be on this area in the future. 



18. PURPOSE 

As expressed in the Logical Framework, the project purpose is:
 

"To create a permanent, self-sustaining shelter development,
 
production and management organization and to expand its 
capacity to moet the continuing shelter requirements of
 
Gaborone's poorest majority using local resources."
 

In order to assess the nature and extent to which this purpose 
has been achieved to date, it is useful to divide the statement into 
its substantive parts and address each part separately. 

"To create a permanent, self-sustaining -shelter ... organi­
zation. 

The Gaborone SHHA was small, inexperienced, poorly funded, 
and ineffective before this OPG funded technical assistance. 
Conconmitant with the OPG, both the GOB and GTC agreed to 
greatly Lnciease recurring funding of the SHHA and to increase 
its staff to 60 from approximately 13. Also, the SHHA re­
curring revenues were to be derived from the monthly levies 
paid by plotholders in projects assisted by the SHRA. At 
times the funding source has been shaky and the staff com­
mitment-'less than agreed, but in general this part of the 
purpose has been realized and should continue to be as the 
SHHA staff grows and -gains experience. Nevertheless, the
 
SHH[ undoubtedly will need to continually fight for adequate
 
financing and staff as other priorities of the GOB and GTC 
continue to seek the limited available resources. 

"To create a .... shelter development, production and manage­
ment organization." -

It would be excessive to claim that the SHHA develops ­

and produces shelter at this time. In fact, at issue is 
whether these should be among its principal purposes. 
Infrastructure ,primarily is a function of MLGL's various 
departments, including Town and Regional Planning (general, 
design)-, Surveys and Lands (physical survey), and the Urban 
Coordinator (implementation). Thus far, building materials 
are purchased by the SHHA, not produced by it. However, 
the SHIA does provide tdchnical assistance to plotholders 
in house design, selection of materials, and self-help 
construction. But the primary function of the SHRA is 
management of plot allocations and building material loans 
and -- in cooperation with the Town Treasurer -- collection 

of monthly service fees. and loan repayments. It is this 
management function which the SauA has focused on and which 
it now performs efficiently and effectively. Another facet 
of shelter management, fostring.community development 
organizations, includes establishing the active Naledi
 
Development Committee and creating a similar new organiza­
tion in Broadhurst. 



The management emphasis of the SHHA to date appears 
well considered since other agencies can better take the 
lead (with SHHA involvement) in housing development and 

production, while the SHHA clearly is best suited to 
manage self-help housing projects. 

"To ... expand its capacity to meet the continuing shelter 
requirements of Gaborone's poorest majority." 

The SIIIA' s capacity has been expanded substantially in 
terms of number of staff, staff housing capabilities, plot 
allocation and Certificate of Rights procedures, financial 
accounting, and processing of building materials. Moreover, 
this expanded capacity has been fully directed to the housing 
needs of lower income households. The SHHA has been diligent 
in ensuring that plot allocation priority goes to the poorest 
households able to afford to build a self-help house and pay 
the monthly levies and loan payments. Moreover, the SHHA is 
working with other agencies in planning future projects and 
the SHHA itself is planning to meet its future obligations. 

Since the GOB is planning an accelerated pace of self-help 
housin.j projects in Gaborone, the SHHA probably will need 
additional staff and financing. This growth will not be 
easy to achieve, thus the SHHA must prepare for it now. 
Continuing long-term and short-term consultants will be 
needed, as proposed under part 8, Decision Actions.
 
Of course, this accelerated pace is dependent upon future
 
financing of self-help housing projects; while the monies
 
are committed through Broadhurst III, the project funding
 
beyond that is unknown at this time.
 

"To ... meet the continuing shelter requirements ... using
 

local resources."
 

The expansion of the SHHA has been financed by the GTC
 

and the GOB using domestic funds; including GOB grants to
 

the GTC of P90 ($108) for each plot allocated. Since costs
 
of infrastructure improvements, Town Council services and
 
the SIIIA's operations are intended tobe recaptured by 
monthly levies paid by plotholders, it would seem that the
 

GOB couLd continue to advance the needed capital in the
 
future without subsidy -- as long as the levy collections 
are adequate to recapture the capital cost plus a reasonable 
interest charge. The same reasoning applies to building 
construction loans. However, the SHHA is not yet able to 
function adequately without an expatriate advisor and it may 
not be even a year from now. Also, Botswana produces little 
in the way of modern building materials so continuing 
reliance on South Africa seems inevitable for many years. 
Traditional materials (mud, poles and thatch) are declining 
in both accupthnce and supply (especially thatch) in urban
 
areas, so their prospects are limited. Nevertheless, the
 



SHHA as well as other Botswana agencies need to continue to 
search for and foster the use of local materials, techniques 
and construction firms in order to strengthen Botswana's 
housing capabilities and guard against future increases in 
material cosLs and potential supply shortages. 

In summary, the SHHA is achieving the purpose of the OPG in 
creating "a permanent, self-sustaining shelter ... management organ­
zation and ... " is expanding "... its capacity to meet the continuing 
shelter requirements of Gaborone's poorest majority using local 
revenues." Nevertheless, the SHHA probably will have difficulty 
maintaining adequate funding and staffing; and the GOB is not doing 
tnough to produce local building materials, techniques and contractors. 
Most importantly, the OPG statement of purpose assigns shelter develop­
ment and production functions to the SHHA -- thus functions have not 
been the primary functions of the SHHA, nor should they be. 



19. GOAL/SUBGOAL 

The sector goal for this OPG project is:
 

"To raise living standards of the urban poor through improved
 
housing and community facilities."
 

This goal is verifiable by the following indicators as expressed
 

in the Logical Framework: 

"Increase in the number and percentage of low income house­
holds li.vinq in permanent housing and/or areas with access 
to community facilities and basic services." 

In the past 16-17 months, the SHHA has allocated 1,685 plots 
and made 326 building material loans. Since Gaborone is growing by 
nearly 1,000 households per year (mostly lower income) the -share 
of households with registered plots is higher-,-lbut a larger share 
of the Lotal loweI-income households are living in temporary houses 
now than when the OPG became effective. 

According to a March 1979 study by the Department of Town and 
Regional Planning, Gaborone population increased from 17,700 in 1971 
to 44,500 in 1978, or 26,800 people -- at four persons per household, 
6,700 households; at 5 persons per household, 5,400 households; thus, 
800 - 1,000 households per year. Between 1978 and 1982 growth of 
at least 1,000 households per year is projected. Over the nexb 12 
months approximately 1,000 households should be allocated plots and 
material loans in Naledi and Broadhurst -- somewhat more than the 
projected growth of lower-income households. Also, most of the 2,000 
households in the settled Old Naledi will benefit by upgraded public
 
facilities and -services and at least one-half should have building
 
material loans (financed by Canada). Thus, over its 30-month term,
 
OPG funds for SIHHA technical assistance will have made a significant 
contribution to the sector housing goal. In fact, keeping abreast
 
of housing needs in a town with such a high growth rate (about 10
 
percent now) is no mean achievement -- especially considering the 
limited SHRA capacity only one year ago.
 



20. DENEFICIARTI:b 

More than 5,000 lower-income households in Gaborone are 
intended to benefit directly by the provision of self-help housing 

assistance by the SHHA -- one-half in upgrading projects (i.e., 
Bontleng, White city, Extension 14, and Old Naledi) and one-half 
in new developments (i.e., Naledi resettlement, Broadhurst I and 
11). As Table I (above) indicates, to date 1,685 households have 
been allocated plots and 326 have received building material loans. 
Also, the SHIIA is serving as an effective agent for all its con­
staLuency in suckiij improved services (road maintenance, trash 
collection, mauitnance of water standpipes, acceptable and afford­
able low-cost sanitation) from the Town Council and Botswana 
Government.
 

The SkIlA's progress in serving its large constituehcy (nearly 
50 percent of the present population of Gaborone) has been delayed 
by shortages of trained staff, the need to devise various systems 
and procedures ind the shortfalls in the completion of serviced 
plots. However, these delays measure only a few months and should 
be largely made up in 1979. 

It seems possible that the beneficiaries will at least equal 
Lhe numbers estimated in the OPG Logical Framework by the completion 
of the OPG pteriod (May 1980): "1. 3,700 serviced lots. 2. 1,400 
building material loans made. 3. 50 percent of all self-help con­
struction underway. 4. Two community associations organized." 
However, the SIlH1A itself is not providing services to the plots. 
Also, there may be some slippage in the number of material loans 
and houses under construction unless infrastructure provision 
strictly meets the present schedules (i.e., Naledi and Broadhurst 
II, see Annex), In any event, any slippage is unlikely to be caused 
by the SHHA itself as long as it is adequately staffed and financed. 

To the extent that the OPG monies are effective in increasing 
the overall capabilities of the GTC SHHA to deliver housing and 
housing services, the indirect beneficiaries will be manifold the 
direct beneficiaries. The population of Gaborone is projected to 
grow by 38,000 Lc 59,000 persons (i.e., perhaps 8,000 to 12,000 
households) between 1978 and 1986 (population was 44,500 in 1978). 
Most of these households will be migrating from rural areas in 
search of education and employment, thus most will be lower-income -­

at least, until they are trained and find suitable employment. These 
in-migrants tend to be young, they usually come alone, their families 
remain in the rural villages (temporarily, anyway). Relatives tend 
to live together in an "extended family" manner. It is not uncommon 
for thrn to have a house in town, in their village and at their 
cattle posLr 

it is liketj that a large share of future urban residents will
 
nond assistance of the SHHA in Gaborone in order to have even the
 
m1ost basic typc oF housing. The implications for expanding GTC
 



SIHA capabiliti-; are apparent, but the prospects for meeting these 
needs are uncertain given the limits of GOB finances, Town Council 
finances and, most importantly, trained Batswana. 

The expanded Gaborone SHHA is highly regarded in Botswana and 
is considered a model for future housing efforts in Gaborone, the 
three other towns and some of the larger villages. Since the urban 

population of Botswana as projected to increase by at least 100,000 
persons by 1986, i.e., 20,000 plus households, the spread effect of 
the OPG investment could be of considerable magnitude. Again, this 
potential is dupndent on the GOB providing an adequate number of 
xcasonably trained and trainable people to gain experience and 
ttaining from the expatriates now managing Botswana housing programs. 
Without this crucial immediate investment of personnel by the GOB, 
new urban migrants may find that squatter housing is all that is 
available to them. 



4 21. UNPLANNED EFFECTS 

One effect which was planned but nev&rtheless has been greater 
than expected is the overall improvement of the Gaborone SHIRA, 
largely attributable to the efforts of the SHUA.Advisor. The GOB 
now considers such SHHA improvements to be indispensible in.the
 
implementation of lower-income housing programs. This positive
 
effect may have a negative side as well: some officials in the
 

GOB seem to feel that advisors can replicate such attainments, so 
they need not commit scarce educated Batswana to housing and urban
 
development. 

The SIlA in flaborone has bcen demonstrating tnat by educating 
households as to their rights and responsibilities as well as by 
instituting qootd management practices it is possible to collect 
monthly paymntits foi: services from the households much more 
effectively Lhanchad been the case in Gaboronc and continues to be 
the case in other towns. Also, the SH1A has created and instituted 
financial accountttng systems and transport systems which are­
superior to those Ln all other departments of the GTC. As a result, 
the Town Council would like the FCH Advisor to help upgrade manage­
ment systems in the other departments. To some extent, Mr. Upchurch 
has provided such assistance (i.e.; contractor invoice processing 
by Town Treasurer) , however he recognizes that the SHRA cannot 
afford to have his efforts diverted at this time., 

The three other town councils are well aware of the Gaborone 
SIA's performance and each would like somewhat similar technical,. 
assistance -- essentially as proposed by FCH. 
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22. LESSONS-LEARNED
 

1. Require commitment of local personnel on timely basis, 
reasonably trained and trainable as a condition of assistance -­
cannot achieve purpose of improving local capability without local . 
staff. 

2. Plan on substantial initial training of local staff as
 
well as continuing on-the-job training and training of new personnel
 
(as inevitable turnovers occur).
 

3. Write specific terms of references as best perceived at
 
onset, but also allow for flexibility in the terms so 'that the
 
-technical assistance can address other crucial issues which
 
materialize.
 

4. Provide for substantial amountof short-term technical 
assistance to be used at the discretion of full-time consultant, 
within established guidelines. 

5. Make sure that supporting facilities and services (e.g., 
office space, furnitilre, telephones, transport, housing, clerical 
staff) will be available as needed (or the project will suffer 
substantial delays and distractions). 

6. Even if English is the official language of the host 
country, the majority of the poor speak only their native language; 
therefore, provide for basic conversational language training at 
the outset for the full-time consultant and continuing language 
training for the consultant and family. The Peace Corp'language 
-and cultural training programs would be of considerable benefit.
 

7. It matters greatly which agency the consultant is attached
 
to and the officials to whom the consultant reports. The FCH Advisor
 

found that the SHMA was under the Town Engineer, in order to make
 
the SHHA more effective, it was necessary to reorganize the GTC to
 
have the SHHA assume departmental status. In considering future
 
similar technical assistance it is crucial that advisors be placed
 
where they can be most effective and that their terms of reference
 
be flexible enough to enable them to focus on priority needs as
 
circumstances change. 

8. The value of technical assistance is determined mostly by
 
the talents, commitment and personality of the individual consultant(s) 
This OPG enjoys the benefits of an excellent FCH consultant. Such 
persons are scarce, so adequate time and considerable care'is needed 
to find comparably qualified people. 

9. The FCH consultant's talents and experiences ought to be 
leveraged by enabling him to (1) expand his training of Batswana and 
(2) provide initial orientation and continuing supervision of the
 
other potential housing consultants to the-other towns.
 



I, :1 
10. All parties to this OPG and similar projects should fuliy
 

understand and agree to their monitoring and evaluation responsibilities 
from the outset to minimize. the uncertainty and confusion which has 
attended this OPG and the related HG. 
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23. SPECIAL COMMENTS OR REMARKS
 

The following documents are attached as an Annex to this Project 
Evaluation Summary regarding the OPG funding of the FCH technical t6

I
assistance to the SHRA: 

1. 	Logical Framework (from 1977FCH Proposal). 

2. 	Draft Work Plan, Botswana OPG (by FCH Consultant, 1977).
 

3. 	Naledi Upgrading, Project Schedule (from CIDA Project
 
Manager, March 1979).
 

4. 	Gaborone SHEA Planned Performance Tracking Chart
 

5. 	Summary Description of Plot Allocation Criteria and
 
Procedures
 

6. 	Summary Descriptions of Building Material Inventory and
 
Loan Procedures
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iirst cuarter OF t":9 1. 	 Design new organization and 1. Study projects assigned to S-HA. 
gain GTC approval. 2. Determine type of organizntion needed. 

2. Plan new S-{A finonciol :e-	 3. Determine staff recuired. 
4. 	 Write job descriptions. 
S. 	 Attend Council meetings. 
5. 	 Study costs of S-tHA and services to 

SHHA areas.
 
7. 	Suggest new levy rates. 

3econd quarter of 1978 1. 	 Improve SHHA management. 1. Develop new management systems. 
2. Train new staff. 	 2. Set up a communications system. 
3. Help organize offices and 3. Help nanagement list goals. 

ecbipment for staff. C. Begin staff meetings for junior staff. 
4. Impr-ove acccunting sy'stem. 	 S. Design new accounting system. 
5. Help set up evaluation. 	 5. Train new accounting staff. 

7. 	 Design new stores system. 
8. Train new community development 	 staff. 
9. 	 Help organize cuilding new ward offices 

and SHA heedcuaters. 
10. Plen evaluation. 

'hIrd cuarter of 1978 1. 	 Assist staff to organize 1. Development of constrdctin scheduling 
construction program. systems. 

2. 	 Find a means of reducing 2. AsSist management to sct construction 
construction costs. goals. 

3. 	Improve community developmEnt .rgenize producticn of new designs and 

section. coststudies. 

4. 	 Train community cevelopment workers. 

th 	cuarter of 1978 1. Imptove construction training. 1. Supervise cla5sas in const. skills. 

2. 	 Organize transport section. 2. Supervise classes for truck end frot 
3. 	 Study developmunt pf local end. loader drivers. 

builditg mater els prqduction, 2. Con1,c: t sstlity study of local 
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ACTIVITIESTIuE PERIOD 	 GCALS 

First cuarter of 1979 	 Improve debt mornocment 1. Develop system to inform managaTent
 
program. of default status.
 

2. Develop guidelines for collection 
follow-up. 

3. Study reasons for defaults.
 
4. Encourage GTC to enforce TCP/CCR. 

Second quarter of 1979 	 1. Improve orfice mrnagament. 1. Organize filing system. 

2. Train stores mcnagerz. 	 2, Teach basic office management. 
3. Audit stores program. 
4. Refine stores mananemcnt. 

Third cuarter of 1979 Propara senior S[-4A management Set up classon to help management 

for independAnt leadership. learn how to sat objectives, foreceast, 

analyse problems, end make dcctsionl. 

Fourth cuerter of 1979 - Study SHA financial base.	 Study income end expenses for SHHA site 

and service areas to determine if pclICy 
changes are needed. 

Set up planning unit within Study decisions of Guborone Growth
First cuarter of 1980 for SHHASHHA for Broedhurst III	 Committee and begin planning 
wark in DR III.
 

Use SHW. records and evaluation reports 
Second quarter of 1980 write'evaluatiOn of 2PHA as tfle 

to write recOtt.major urtan r*.Ousing program. 
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SUMMARY DESCRIPTION OF PLOT ALLOCATION . 

CRITERIA AND PROCEDURES . 

One of the more troublesome aspects of sites and services housing programs 

in developing countries is the allocation of rIots tothe lower,ihcoe house­

holds on a fair, efficient basis. The Gaborone SHRA has instituteK plbtkailo 
cation criteria, procedures and education efforts which are worthy of replica-,;I 

tion elsewhere. 

The following two-page illustration shows the Gaborone SHRA Plot Allocation'. 

System which was devised by the FCH Advisor, approved by the Town touncil&ad 'C 

has proven to be effective-. 

Applications are made at the SHEA central andiward 'offices. Assistance is 
provided in completing the 'simple application form. The staff probesses thb 
allocation in -a matter of days (including household income check) and for ards 
it to the Town Council's allocation corrmittee. 'The applicant must be a-citizei 
of Botswana and resident of Gaborone for six months (new arrivals %arediscourage4 ­

because of policy favoring urbanization). 8.rural -developmerft rather than Also 

applicants must be at least 21 years of age (thete are large numbets of yduxger 
household heads) and the applicant must ndt 'have a- self-help plot br ade dite. 

housing. 

Household income is limited to anaximum of 'P1,500 per year ($1,800)., except 
that 5% may have incomes up to P2,500 ($3,000). 'The approximate MTedian, inc4me 

in Gaborone is P1,500. Also, -households with little or 'no incomes: are 'excluded 

because qualified applicants must be able to -afford the monthly sdrvice chargfe 

of P4.50 ($5.40).
 

Priority is given to households living in Old Naledi, the largest.'squatter' 

area, and other substandard housing areas. 'Within each of 'thede classifications, 

households are ranked based on the point system shown -on the illustration. 

Eligible households are assigned plots as plots become available --. pra ht1 

there is a substantial 'waiting list. Beford 1978, plots were all6cated'2idtit £1 

the households signing the Certificate of Rights. 'However, this'proved unkooab 

because many refused to sign this agreement -- including the paymnt of',month' , 
service charges and building a permanent house -- once they occupied the pX6t. 
Now they must sign the Certificate of Rights befote they are authorized,to I 
the plot. Not only does this document specify plotholder obligations., i14"s 

the leasehold title to the plot. 

Before households sign the Certificate 'of Rights, the SHRA coimunity de_ 
velopment workers make sure that they understand the plotholder rightp 4#$14 
responsibilities. Each applicant listens to a tape-recording (in 
and is given a "comic book" entitled "Family Molefi's Housing-Problems an 
They Were Solved." Moreover, the community development workers 'ptovide ±xq­
dividual counsel.
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One of the more important areas of instruction is the responsibility of
 
the plotholder to pay monthly service charges to finance secondary infra­

structure development, low-cost sanitation; road and water supply mainte­

nance and operation, trash collection, and SHA operations. While the piesent
 

charge of P4.50 ($5.40) per month is readily affordable by most lower-income
 

households, many do not pay because they feel they are not getting adequate
 

services, they feel that they should not pay (i.e., Government should subsidize),.
 

or they think they can got aviay with not paying. A year ago, more than 50% 

of Gaborone plotholders were in arrears on their payments; now the rate-is 

nearly 30%. The improvement largely is &ttributable to SHEA education effort 

and improved collection procedures -- including systematic follow-up letLekt' 

and actions for those who do not pay within 30 days. Also, the SHHA has'. 
greatly improved iLs record-keeping on- plotowners by the use of 'programmable' 

accounting machines with programs and procedures prepared by the FCH Advisor. 

The Government of Botswana official policy -is no subsidy of housing. tot­

ever, the established charges do not meet present cost levels so both the GOB 

and the Town Council are.providing subsidies- To eliminate these subsidie. 

will require higher service charges and greatly improved collection rates-­

both politically difficult, thus demanding effective education efforts by.,
 
the SIA and improved collection efforts by the SHHA and Town:Treasurer s 

DeparUtent. Ti 
Another problem with the collection of service charges is that defaulting­

plotholders have not been forced to pay. The Certificate of Rights provided
 

for the repossession of the plot, but this was considered too severe to be­

enforceable, thus no action was taken. The Certificate of Rights has just 
been changed to eliminate this repossession provision, thus-allowing regul4l 

established debtor laws to apply. Since there is no experience with-ths'"­

change, its effects are unknown.
 

Botswana's ability to adequately house its rapidly growing urban poor
 

largely depends upon self-help housing programs and affordable serviced plots.
 

Central to these-efforts are the effective allocation of plots and collection
 
II,of service charges from plotholders. The Gaborone SHEA has-made substantia ­

progress on both counts, although nore remains to be done to create adequath 

amounts of self-help housing on a non-subsidized basis. 

I,,
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StEp 1	 Take applications 

StEp 2	 Reject those not qualified
 
for reasons like under age
 
or not citizen, etc. 

Step 3 Calculate how many
 
points the 	applicant 
has....
 

Step 4 Sort the applicants 
into 4 groups according 
to priorities .... 

APPLICATIONS
 

EDt
 
I	 

DT 

QUALIFIED
 

POINT SYSTEM INFORMATION 

Spouse . ................ ........................... 20,
 
Children .......... . .... .....X 5 . 1
......... 

Sharing accommodati on wtth rent......... 40 .
 
Sharing accommodation without rent... 20.
 
Existing house scrap t in/woodfpoly .....50 .
 
Existing house mud bricks .................. 20.
 
Years in Gaborone ............... X 5. POINTS E
 
Live 200M to 500M frorn water ........ 5- DETERMINED d
 
Live 501 M to 1000M from water ......... 20 A
 
No sanitation at curre nt home... ......... 40.
 
Pit latrine or similar . ........................... LEFT A
 
Blind, crippled or missing limb ............ 50. IN AE
 
Age-greater than 65 y ears ................... 30 .
 
Second application fto r plot ................. 20.
 
No. of persons in fan ily ........... (A)
 
No. of rooms in hous e ... ....... ...... 9)
 

(A).. ........ (B)... ..............X 10 .
... I.... 
 r 

First priority it Old Nuldi
muJ iisplacees 

Second priority is displacees 
from thinning out process in 
Bontleng and White City. 

Third priority is squatters 
from anywhere in Gaborone 

4 
Last priority is any dther 
person in Gaborone who 

I: 

qualifies. 
II 
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SUMIARY DESCRIPTION OF BUILDING 

MATERIAL INVEiTORY AND LOAN PROCEDURES 

The Certificate of Rights provides that the plotholder must have a 
permanent house plan approved by the SHHA and at least one complete room 
must be finished within 12 months of the plot allocation date. To facili­
tate house construction, the SHHA offers technical assistance and building 

material loans. 

The SHHA uzjes "do-it-yourself" scale models of houses so that people 
can design the house they prefer. Charts ae designed to quickly indi­
cate what size house the household can afford. The quanitites and costs 
of building materials are calculated by disc slide rule charts as well. 
SHHA staff assist households with these determinations. (Also, SHIA 
staff provides advice during the construction process.) 

Once an acceptable, affordable house design has been selected, a 
Building Material Loan Agreement is arranged and signed. Like the Cer­

tificate of Rights, this is a standard form prepared by the Government 
of Botswana. The Agreement provides for repayment by equal monthly 
payments over 15 years at 9% interest. 

Tn reconL years, the maximuin building material loan has been P600
 
($720). However, this amount no longer is adequate to finance materials
 

2
for a basic house of 20 1 plus separate toilet building. An increase 
to P800 ($960) is proposed by the SHHA. 

Households can only borrow as much as they can afford to repay, i.e.,
 
no more than 25% of monthly income for the service charge and loan repay­
merit. To date 60-65% of borrowers have been eligible for the maximum loan.
 

Loans are made in building materials, not money. The SHHA stockpiles
 
building materials at its project ward office depots and delivers the
 
purchased materials to the plot using its trucks and tractors-trailers.
 
For large bulk deliveries, the trailers are left for the purchaser to 
unload in the evening or on the weekend. 

with the potential for thousands of building material loans .outstanding, 
it is essential that the SHRA have the capability to maintain large in­
ventories, process material purchases, and collect loan payments effi­
ciently and effectively. To this end, the FCH Advisor has devoted a ,
large share of his time in the past year devising systems, writing pro­
cedure instructions and training staff. His efforts have been augmented 
by short-term technical assistance and the purchase of programmable 
accounting machines and transport vehicles. 

The material inventory and loan record keeping, processing and analysis 
programs which he has devised and implemented enable an accurate day-to-day 
monitoring of building material stocks and transactions, thus facilitating 
inventory controlI- Further, complete accessible accounts are maintained 
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on each loan, thus insuring that both the SHHA and the plotholder are 
aware of what has been borroweC and what remains of the loan. 

These machines are usable in keeping track of loan repayments as 
w2ll. Howevar, revenue collections are the re.::ponsibility of the Treasuret'f 
Dpartment, not the SunIJA. Nevertheless, the SHHA and the Town Treasurer's 
Department work together on revenue collections because the SHRA is in­
volved with the building material loans and works closely with the plot 
plotholders.
 

The success of the SHIIA's housing assistance programs depends upon: 
(1) adequate funds for building material loans; (2) availability of build­
ing materials; (3) efficient procedures for processing loans and materials; 
(4) trained staff in the ward offices for processing loans, handling 
building materials, providing construction advice, collecting loan re­
payments and providing community development services. 

Because loan demand is likely to increase more rapidly than loan re­
payments, additional GOB and donor funds will be requirea for building 
material loans. Eventually, it nay be possible to establish a revolving 
fund program. 

Building materials mostly come from South Africa. While the potential 
to produce local materials seems limited, more attention to this potential 
might reduce the costs and supply uncertainty inherent in relying so 
heavily on imports. 

The SHHIIA appears to have adequate procedures for handling building 
materials and loans but there is the major need for continuing training 
of Botswana in all facets of this program. This will be especially 
necessary if the workload increases much above 1,000 self-help houses 
per year -- as it is planned to do with Broadhurst III and Gaborone West 
overlapping one another and following Broadhurst II. 
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13. SUMMARY 

The OP'G of .3266,000 is for technical assistance to'Self Help 
Housing Agency of the Gaborone Town Council. The Foundation for 

Cooperative Housing (FCII) is providing a full-time advis6r to the 
SHIHA for 30 months plus other short-term technical assi'stance by 
FCI staff and consultants. This OPG complements the $2.4 million 
Housing Guaranty loan to the GOB which includes $200,000 for 
SIIA equipment as well a; $900,000 in building materaal loans and 
$1,300,000 fo> infizasrructurc in the Gaborone Broadhurst Ii sites 
and jeorvi cc' !')~~ 

The I!] Advisor started in December 1977, thus his consultancy 
is more than one-half complere. The GTC agreed to increase the 
SlillA staff to 6O from approx.mately 10 in 1977. This has been done, 
but slower dhan plannvdi -- particularly with management-level. 
Batbwana. Moreover, the qtaff is young, inexperienced and most had 
no previous training in housing. Therefore, the FCH Advisor has 
had to concentrate on tr.Aining all the staff in all facets of-SHA 
activities. 

Formal cIrteria and pzocedures were devised by the FCH 
:'.visor for plot allocations which have expedited this process
 

and ensured that lower-income households would have priority.
 
Alo, accounLiny systems have been designed and put into operation
 
(including programmable accounting machines) which greatly facili­
tate SIlIIA plots allocations, building materials inventory, making
 

material loans, and collecting payments.
 

Also, the SIA has developed a transport policy and operation
 
which the Town Clerk says is the best in the GTC (the trucks and
 
tractors were purchased with the HG loan).
 

A total of 1,685 plots have been allocated (including Certi­

ficates of Rights) and 326 material loans have been made. With 

1,500 moro plots to allocate in Broadhurst II, this work is 50 
percent complete (not counting future projects, of course). There 
are 1,750 mtLL jx.tential building material loans to be made in 
Broadhuist IT, so thi%aspect of the SHHA's work is only 15 percent 
complete. Dusuite formidable start-up problems with staff, equip­

mrnnt, lack of office space, etc., the SHHA generally has been able 

to keep pace ttIh nousehold growth in Gaborone. The limiting factor 

now is the cailability of serviced plots, which could become a 
ieraous con-tral:t. Also, changes in the Certificate of Rights and 
pos. ible ehangev; in the Building Materials Loan Agreement could cause 

diulay, if these formis are not available soon. 

BevcIusc 011,LUte blocks and other concrete miaterials are avall­

ahle from thu A)cal Brtgades, the SHHA has not needed to create a
 
building matur]al-s capability.
 



Community lovilopiaent efforts have been modest but useful. 
In Old Nalodi a "Villaqe Development ConmLttee" was created 

(and is active) with represcntatives from each of the nine "wards". 

A simlar orqanazation has just been started in Broadhurst. 

One peristent problem facing the SHHA is the high rate of 
plotholder service charges in arrears. Although the default rate 
reached 50% in Gaborone last year, a concerted effort has brought 
in down to 301. The, SIJIA is doing what it can to make plotholders 
understand their obligations, but the Treasurer's Department lacks 
the trained staff and procedures to collect the payments as 
efficiently and effectively as desirable. Also, the Town 
Engineer's Department has been ineffective in maintaining the roads, 

water standpipes, drainageways, and providing fire protection, etc.,
 

thus many plot holders are reluctant to pay for services they are 

not receiving atisfactorily. 

The GOB determined a few years ago that the maximum building 

material loan would be PGOO ($720). At this time, that will not 

M2vurchase all Lhie matci Lals for a 20-22 house with a detached 

toilet building. An increase to P800 ($960) is proposed by the 

SlIllA. The z:c lon appears adequate to cover such an increase. 

Wathout ;,I-;tLun tht FCIl Advisor is doing an outstanding job. 
Ho''wever, the bi question in the attainment of project purposes 
is the -iLtliLv (i the SIlHA to function efficiently and effectively 
once the Cl Advisor's consultancy is complete. Because of frequent 
staffing turnover (including a vacancy of several months between 
Housing Officers (head of SIHA) until December 1978) the prospects 
are not promIsing. This issue warrants consideration given to 
extending the PCIl Advisor's consultancy. 



Iv. availability of shopping/market 
project areas B, C, and D, 

areas within 

v. role of the donors, 

VL. and other matters as identified by the RHUDO." 



15. EXTERNAL FACTORS 

One assum'juon sLtatd Vn Lic OPG iLxical-Frame work under 
Sector Coal was: "Continuing GOB comuitment -to provision of 

services to urban poor.". GOB housing goals, policies and programs 
continue to focis on the urban poor. However, in the broader con­

text of GOD priorities, rural development, employment creation 
programs and defense preparation far outweigh social programs and 
housing. Should budget cuts be necessary, housing and urban 
developmcnt expunditures probably would be substantially reduced 
according to a peliminary paper setting guidlines for the prepara­
tion of national Aevelopment Plan V. However were the GOB and Town 

Councils to design and create housing affordable by all households, 
no subsidies would be required, thus major domestic expenditures 

for housing would be unnecessary. -(No housing subsidy is present
 

policy, but not present practice.) 

A key assumption in GOB planning for the next five-year 
period is that town councils will bear more of the burden of pro­
viding housiaj, urban infrastructure and social services; however, 
it would seem that town councils are likely to continue to be 
inadequately managed, staffed and financed. -Thus, it would seem 

that the GOb will need to continue to provide both technical
 
assistance and funding to the town councils, or significant problems
 
will arise in muoting urban growth requirements.
 

In providing urban services to the poor it is the policy of, 

Goverpxmunt to have self-help plotholders pay monthly service 
charges to cover infrastructure debt service and recurring costs of 
road maintenance, water, refuse collection, and a portion of street 

lighting. Also, SHIA operating costs are partly financed by these 
service charges. For several reasons -- including party politids, 

lack of plotholder understanding, inadequate delivery of services; 
and inadequate collection procedures -- a large share (ndw 30 percent 
overall in Caboi one compared to 50% last year and 50% now in 

Franc tstown), of plotholders are in arrears in making these payrpents. 
Thus, thas self-financing policy is undermined with the consequences 
that SHIA revenues are reduced and the capability of the GOB and 
Town Councils to provide housing for more poor is hindered. Since 
the monthly s;ervices charges are a maximum of P4.50 ($5.40) per 
month (in Gaboroiic) while median household monthly income is P125 
($150), abiliLy to pay is not a major reason for this poor payment 
record. P6.60, or $7.92, was the full cost of the facilities and 
services a ear ago, thus the GOB and GTC are providing substantial 
subsidies. While increasing these charges is not politically ahtrac­

tive,increases are necessary if the GOB is to comply with its own 
policy of not subsidizing housing. 

Another key assumption in the Logical Framework is: "Sites
 
and services and squatter improvement projects in Gabornoe imple­
mented as planned." Project implementation has been faithful to
 

the plans, except for the delays caused principally by:
 



(a) inadequate early staffing of the SHHA with 'Batswana; (b) the 
slow, cumbersome process of Government tendering; (c) shortage of 
surveyors in MLGL; (d) infeasibility of surveying plot lines on 
dense squatter area of Old Naledi; (e) slowness,of EDF in approving 
South African tendering; (f) disruptions in contractor work 
schedules caused by their having too many jobs at once for their 
limited supervisory personnel. -

The above external factors have not so much affected the goals 
and purposes of the 'OPG per se, as they have the potential to 
adversely affect the continuation and replication of these self-help 
housing program. 



16. IPUS 

An AID1) in amounL of $.C0,000 was providtd to fund FCH 
Lechnical assistaice to an expanded Self Help Housing Agency in the -

Gaborone Town Council. This monetary input is being used to 
finance thirty months of technical assistance by James Upchurch, 
PCH Advisor to the Gaborone SIIHA, as well as FCH short-term technical 
assistance, conc;ultants, and FCH Washington office staff support. 

Also included in the ON is $10,000 for community development seed 
capital. The GTC conmitted to increase the SHHA staff to 60 from 
only a few two years ago. 

Other related inputs to Gaborone SHHA include $200,000 from 
the HG loan to purchase four trucks, two tractors and five trailers 
as well as programmable calculators for the processing of plot 
allocations, building materials inventory and monthly payments of 
plotholder service charges and material loan repayments. These 
capital investments have enabled substantial expansion and improve­
ment of the SH)IA's transport and accounting activities. 

Staff inputs have been mixed, FCH Advisor to the SHHA commenced 
his 30-months consultancy in December, 1977, which was just in time 
to organize SHHA systems and procedures for the SHRA's involvement 
in the Old Naldi squatter. upgrading project and the Broadhurst sites 
and services projects. Moreover, Mr. Upchurch is well suited to 
his responsibilities, is strongly committed to the successful imple­
mentation of this project and low-cost housing in general, and he 
works well with the Urban Coordinator, CIDA Project Manager and Town 
Council. On the other hand, the GOB (thiough its Unified Local 
Government Services) has not been able to supply Batswana as needed, 
in the numbers needed with the appropriate skills. For example, 
as of June 30, 1978, the SEUA staff numbered 42, but three of four 
senior staff had not been appointed. As late as September 30, 1978, 
only nine oi Lwenty assistant works foremen were hired. Only since 
December 1978, when the Housing Officer began work, has the SHHA 
staff been cloqo to its full strength. Moreover, the Unified Local
 
Government Services (ULGS) continues to frequently reassign per-

Fonnel, thus disrupting and impairing SHHA training, management and
 
technical ass istance activities.
 

One of the principal functions of the FCH Advisor is to train
 
local staff. kjithout suitable staff in place, this input cannot be
 
provided satisfactorily. While the GOB staff shortages are under­
standable, acoxe priority must be given to staffing the Town Council
 
housing depnrtmcnts, or future self-help housin4 projects will
 
suffer greatly.
 

The Town Tiuasurer's Department lacks the experienced staff to
 
efficiently and effectively collect payments for monthly levies and
 
repayment of building material loans. Therefore, the SHHA Advisor
 
has helped by prcparing record keeping programs and systematic
 
procedures for the Treasurer's staff assigned to make these collections.
 



While there is still some procedural and coordination difficulties 
with the SHIA needing to rely on the Treasurer's staff, this 
input now is adequate. However, the Treasurer's Department con­
tinues to be slow and uneven in processing payments to contractors 
and reimbursements from the GOB, thus hindering the financial 
stability of the SHHA. Presently; the SHHA is assisting the 'Town 
Treasurer's Department with programs and systems intended to expedite
 
SIIIIA and other housing accounts money flows., Although this' task is 
outside the SILIA organizationally, it is crucial to the success of 
the SI!HA. 

The SilHIA as dependent upon the Town Engineer's Department to 
provide-servictn such as road maintenance, trash collection, fire 

ProLcction, and maintenance of water standpipes, Unfortunately, 
the Engi-ncur"s Department is unadequately staffed and under-equipped 
to provide these services satisfactorily'. In fact, dissattsfaction 
wi-th these services is a major reason for plotholders not paying 
the monLhly service charges. The GTC just decided to purchase 
needed equipment, but a reorganization of the Engineer's Department 
and institution of improved procedures is necessary also. 

Lt would be desirable to provide short-term technical 
assistance to the GTC uider this OPG to: (1) further assist the 
Treasurer with revenue collection and expenditure disbursement 

procedures related to SHHA operations; (2) help reorganize the 
Engineer's Department and devise more efficient and effective manage­
mont procedures; (3) train SHHA office staff (many are new since 
Ruth Senior was here in November-December 1978); and (4) ,prepare 
new communication materials (existing ones have been effective, 
buL they are out of date because of various changes, e.g., 
Certificate of Rights). 

While building materials are funded by the HG loan and not this
 
OPG, it is important to note that the GOD limit of P600 ($720) per 
plotholder is no longer adequate to purchase all the materials for 
a basic two-room house (20-22 m2) and toilet building. Accordingly,
 
it is proposed that this maximum be increased to P800 ('$960).
 

I 



17. 	 OUTPUTS
 

The Logical Framework for the OPG states three principal out­
puts: 

"lI 	 All serviced lots in initial projects aze allocated 

and 75 percent of building material loans made. 

2. 	 Sulf-help construction organized and underway on
 

most lots.
 

3. 	Community associations organized and functioning."
 

Regarding these planned outputs, the following hav4-been achieved 
to date: 

"1. 	 All serviced lots in initial projects are allocated 
and 75 percent of building material loans made." 

Refer to following table for quantitative summary of 
progress on SHRA projects. 

The Pioject Schedule (revised March 30, 1979) for Naledi 
upgrading is included in the Annex. The arrowheads indicate 
actual past and projected future completion dates. Note that 
in the Resettlement Area, where infrastructure is nearly com­
plete, the STIHA is expected to complete the issuing of Certi­
ficates of Rights and Building Material Loans by June, 1979. 
Roads, drainage and toilets are now expected to be completed 
in Old Naledi by April 1980, while the water supply is pro­

jected for October 1979 completion. Basic roads have been
 

created in Old Naleda, entailing the relocation of some
 
households. Plot areas are being rationalized by the use of
 

aerial photos since Survey and Lands is unable to survey the
 

area. Plot boundary maps are just being completed so it has
 

just 	become possible for the SHHA to begin to negotiate plot
 

disputes and issue-Certificates of Rights to plotholders.
 

The SIHIA projects that this will be completed December 1980,
 

with 	Building Material Loans all issued by April 1981.
 

All Lle Broadhurst I plots were allocated by mid-1978,
 
however Cextificates of Rights were not processed along with
 
allocations for a large share of these plots. Therefore,
 
the 	SHHA has endeavored to correct this past mistake -- with 
considerable difficulty, since plotholders are reluctant to 
agree to pay monthly levies for services after they already 
occupy the plots. As of March 31, 1979, 85 percent of all
 

plotholdors had signed and accepted the Certificate of Rights.
 
The new procedure of the SHHA requires that the Certificate
 
of Rights be signed as a condition of the plot allocation. 



TABLE I
 

PROGRESS IN ALLOCATION OF SELF-HELP PLOTS
 

AND BUILDING MATERIAL LOANS, MARCH 31, 1979
 

Plots Serviced Plots Allocated Material Loans Made
 
% of
 %,o
 

Project Total % of % of Serviced % of Plots
 
Area Plots No. Total No. Total Plots No. Total Allocated 

Hnutleng 390 390 100% 390 100% 100% None Available 

White City 223 223 100 197 88 88 

Extensinn 14 315 315 100 315 100 100 70 22 22 

Old Naledi 

Squatter 2000 1/ 0 0 0 

Resettlement 150 150 100 105 70 70 57 38 54 

Total 105 57 54 

Droadhurst I 538 538 100 538 100 100 99 18 18 

Broadhurst II 

Area A 561 561 100 337 60 60 100 18 30 

Areas 8,C,D 1287 579A/ 45 0 0 

Total 1848 1130 61 337 18 30 100 5 30 

'TOTAL 5464 2746 50% 1685 31% 61% 326 6% 19% 

Poads and drainage nearly complete; water standpipes about 50% complete; work
 
on toilets just staiting.
 

2/ Assumes Area B infrastructure is complete; in fact, it nearly andis areas C
 
ond D are partially berviced.
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As can be seen by the table, rqlatively few building 
material loans have been imade (18%) since finished plots are 
not available. 

Blroadhurst II Area A roads and drainage are being com­
plated now (April 1979), while the permanent water reticulation 

system should be completed in May 1979. A temporary water sys­
tem was installed so that plot allocations and housing construc­
tion could begin sooner. The SHHA started allocating plots and 
issuing Certificates of Rights in September 1978 and Building 
Material Loans in Novembr4 1978. 

As shown on the revised (April 1979) Planned Performance 
Tracking :hart (Annex), plot allocations for Areas B, C and 
D are held up until roads and water reticulation systems are 
nearly complete in each area. Thus, plot allocations should 
bcgin by June 1979 and be completed by July 1980, with building 
material loans following -- these dates assume completion of 
infrastructure as shown on the Chart. Should water pressureA 
not be adequate, it may become necessary to delay plot alloca­
tions until the pumping plant is complete, December 1979 
thus resulting in a total delay in completion of this project 

of at least ten-months. 

"2. 	Self-help construction organized and underway on
 
most lots."
 

While there has been relatively little progress in the
 
construction of self-help houses since allocations of plots 
only recently beghan, the SHHA has devised systems, procedures 
and techniques for making building material loans and pro­
viding construction assistance which appear exceptionally 
well suited for this type of project.* Also, the SHHA staff 
is nearly at full complement and internal training activities 
are substantially improving staff capabilities. While there 
.have been delays in providing staff and staff turnovers are 
a serious problem, but the delays now are caused by the lack 
of serviced plots. With the current long waiting list of . 
applacants and systems operating smoothly, the SHHA is capable 
of allocatjnq plots almost immediately, issuing Certificates 
of Rights within a few weeks and promptly thereafter working 
with each household on house design, materials required and. 
arranging the materials loan. 

3. C vmiunity associations organized and operating." 

The community development section of the SHHA staff is 
young and Lnexperienced, thus the FCH Advisor has had to devote 

* Experiences in Old Naledi and Broadhurst have demonstrated that 
the SHIA is capable in this regard; with more experience, this
 
capability should increase.
 



considerable time in training them on all aspects of their 
work. Most of their time thus far has been spent on plot 
allocaLions, including the issuing of Certificates of Rights. 
They are now proficient in this task. 

The SHHA helped create a "Village Development Committee" 
in Old Nalc-di which is comprised of representatives from each 
of nine "wards". It meets monthly to work out solutions to 
local problems and seek unified assistance from the GTC through 
the resident Town Councillor and the SHRA. 

In Broadhurst, two existing organizations were recently
 
combined into one Development Committee similar to that in 
Old Naludi. Such organizations are common in the rural villages 
of Botswana. 

The FCH Advisor says that the SHHA has not contributed as 
much toward community development as it would like ahd more 
emphasis will be on this area in the future. 



18. PURPOSE 

As expressed in the Logical Framework, the project purpose is: 

"To create a permanent, self-sustaining shelter development, 
production and management organization-and to expand its 
capacity to moot the continuing shelter requirements of 
Gaborone's poorest majority using local resources."
 

In order to as±sess the nature and extent to which this purpose 
has been achieved to date, it is useful to divide the statement into 
its substantive parts and address each part separately. 

"To create a permanent, self-sustaining sheltet ... organi­
zation .... 

The Gaborone SHIA was small, inexperienced, poorly.funded, 
and ainffective betote this.OPG funded technical assistance. 
Concommitant with the OPG, both the GOB and GTC agreed to 
greatly increase recurring funding of the SHHA and to increase 
its staff to 60 from approximately 13. Also, the SHHA re­
curring revenues were to be derived from the monthly levies
 
paid by plotholders in projects assisted by the SHRA. At
 
times the funding source has been shaky and the staff com­
mitment less than agreed, but in general this part of the
 
purpose has been realized and should continue to be as the 
SHHA staff grows and gains-experience. Nevertheless, the 
SHHA undoubtedly will need-to continually fight for adequate 
financing and staff as other priorities of the GOB and GTC 
continue to seek the limited.available resources. 

"To create a ... shelter development, production and manage­
ment organization ... ' 

It would .be excessive to claim that the SHHA develops 
and produces shelter at this time. In fact, at issue is 
whether these should be among its principal purposes. 
Infrastructure primari-ly is a function of MLGL'-s various 
departmentF, including Town and Regional Planning (general 
design), Surveys andLands (physical survey), and the Urban 
Coordinator (implementation), Thus far, building materials
 
are purchased by the SHHA, not produced by it. However; 
the SHHA does provide technical assistance to plotholders 
in house design, selection of materials, and self-help 
construction. But the primary function of the SHHA is 
management of plot allocations and building material loans 
and -- in cooperation with the Town Treasurer -- collection, 

-Itof monthly service fees and loan repayments. is this 
management function which the SIRA has-focused on and which 
it now performs efficiently and effectively. Another facet 
of shelter management, fostering community development 
organizations, includes establishing the active Naledi
 
Development Committee and creating a similar new organiza­
tion in Broadhurst. 



The management emphasis of the SHHA to date appears
 
well considered since other agencies can better take the
 
lead (with SHHA involvement) in housing development and
 
production, while the SHHA clearly is best suited to
 
manage self-help housing projects.
 

"To ... expand its capacity to meet the continuing shelter 
requirements of Gaborone's poorest majority." 

The SiHHA's capacity has-been expanded substantially in 
terms of number.of staff, staff housing capabilities, plot 
allocation and Certificate of Rights procedures, financial
 
accounting, and processing of building materials. Moreover,
 
this expanded capacity has been fully directed to the housing 
needs of lower income households. The SHHA has been diligent 
in ensuring that plot allocation priority goes to the poorest 
households able to afford to build a self-help house and pay 
the monthly levies and loan payments. Moreover, the SHHA is 
working with other agencies in planning future projects and 
the SHHA itself is planning to meet its future obligations. 
Since the GOB is planning an accelerated pace of self-help 
housinj projects in Gaborone, the SHHA probably will need 
additional staff and financing. This growth will not be 
easy to achieve, thus the SHHA must prepare for it now. 
Continuing long-term and short-term consultants will be 
needed, as proposed under part 8, Decision Actions. 
Of course, this accelerated pace is dependent upon future 
financing of self-help housing projects; while the monies
 
are committed through Broadhurst III, the project funding
 
beyond that is unknown at this time.
 

"To ... meet the continuing shelter requirements ... using 
local resources."
 

The expansion of the SHHA has been financed by the GTC
 
and the GOB using domestic funds; including GOB grants to
 
the GTC of P90 ($108) for each plot allocated. Since costs
 
of infrastructure improvements, Town Council services and
 
the SHHA's operations are intended to be recaptured by
 
monthly levies paid by plotholders, it would seem that the
 
GOB could continue to advance the needed capital in the
 
future without subsidy -- as long as the levy collections 
are adequate to recapture the capital cost plus a reasonable 
interest charge. The same reasoning applies to building 
construction loans. However, the SHHA is not yet able to 
function adequately without an expatriate advisor and it may 
not be even a year from now. Also, Botswana produces little 
in the way of modern building materials so continuing 
reliance on South Africa seems inevitable for many years. 
Traditional materials (mud, poles and thatch) are declining 
in both accupthnce and supply (especially thatch) in urban
 
areas, so their prospects are limited. Nevertheless, the
 

http:number.of


SIA as well as other Botswana agencies need to continue to 

search for and foster the use of local materials, techniques 
and construction firms in order to strengthen Botswana's 

housing capabilities and guard against future increases in 

material cosLs and potential supply shortages. 

In summary, the SHHA is achieving the purpose of the OPG in 

creating "a permanent, self-sustaining shelter ... management organi­

zation and ... " is expanding "... its capacity to meet the continuing 

shelter requirements of Gaborone's poorest majority using local 

revenues." Nevertheless, the SHHA probably will have difficulty 
maintaining adequate funding and staffing, and the GOB is not doing 

unough to produce local building materials, techniques and contractors. 
Most importantly, the OPG statement of purpose assigns shelter develop­
ment and production functions to the SHHA -- thus functions have not 
been the primary functions of the SHHA, nor should they be. 



19. GOAL/SUBGOAL 

The sector goal for this OPG project is:
 

"To raise living standards of the urban poor through improved
 

housing and community facilities."
 

This goal is verifiable by the following indicators as expressed : 

in the Logical Franework: 

"Increase ii the number and percentage of low income house­
holds li-ving in permanent hous-ing and/or areas with access­
to community facilities and' basic services."
 

In th-i past 16-17 months, the SHHE{A has allocated 1,685 plots 

and made 326 building material loans. Since Gaborone is growing by 
nearly 1,000 households per year (mostly lower income) the share
 

of households with registered plots is higher, but a larger share
 

of the total lower-income households are living in temporary houses
 

now than when the OPG became effective. 

According to a March 1979 study by the Department of Town and 
Regional Planning, Gaborone population increased from 17,700 in 1971
 
to 44,500 in 1978, or 26,800 people -- at four persons per household,
 
6,700 households; at 5 persons per household, 5,400 households; thus,
 
800 - 1,000 households.per year. Between 1978 and 1982 growth of
 
at-least 1,000 households per year is projected. Over the next 112
 
:months approximately 1,000 households should be allocated plots ahd
 

material loans in Naledi and Broadhurst -- somewhat more than the,
 

projected growth of lower-income households. Also, most of the 2,000
 

households in the settled Old Naledi will benefit by upgraded public
 
facilLties and services and at least one-half should have building
 
material loais (financed by Canada). Thus, over its 30-month term,
 

OPG funds for SHH11A technical assistance will have made a significant
 

contribution to the sector.housing goal. In fact, keeping abreast
 
of housing neods in a town with such a high growth rate (about 10
 
percent now) is no mean achievement -- especially considerang the
 

limited SHRA capacity only one year ago.
 



20. BENEPICI.ARTES 

More than 5,000 lower-income households in Gaborone are 
intended to benefit directly by the provision of self-help housing ­
assistance by the SHHA -- one-half in upgrading projects (i.e.,
Bontleng, White City, Extension 14, and Old Naledi) and-one-half
 
in now developments (i.e., Naledi resettlement, Broadhurst I and
 
IT-)- As Table 1 (above) indicates, to date 1,685 households have
 
been allocated 
plots and 326 have received building material loahs.
 
Also, the SHUA is 
 :erving as an effective agent for all its con­
stiLtuency in :ucking 
improv6d services (road maintenance, trash
 
collection, :maintnance of water standpipes, acceptable and afford­
abic low-cost sanitation) from the Town Council and Botswana
 
Government.
 

The SHHA's progress in serving its'2axge constituehcy (nearly
50 percent of the present population of Gaborone) has been delayed
by shortages of trained staff, the need to devise various systems
and procedures .ind the shortfalls in the completion of serviced
 
plots. However, tnese delays measure only 
a few months and should 
be largely made up in 1979. 

It seems possible that the beneficiaries will at least equal 
4: 

the numbers estimated in the OPG Logical Framework by the completion
of the OPG pvriod (May .1980): "1. 3,700 serviced lots. 2. 1,400
building material loans made. 3. 50 percent of all self-help con­
struction underway. 4. Two columunity associations organized."
However, the SHHA itself is not providing services to the plots.

Also, there may be some slippage in the number of material 
 loans
and houses under construction unless infrastructure provision
strictly meets the present schedules (i.e., Naledi-and Broadhurst
 
11, seo Annex). In any'event, any slippage is Unlikely to be caused

by the SHHA itself as long as it is adequately staffed and financed. 

To the extent that the OPG monies are effective in increasing

the overall capabilities 
of the GTC SHRA to deliver housing and 
housing services, the indirect beneficiaries will be manifold the 
direct beneficiaries. The population of Gaborone is projected to
 
grow by 38,000 tV 59,000 persons (i.e., perhaps 8,000 to 12,000

households) between 1978 and 1986 
(population was 44,500 in 1978).

Most of these households will be migrating from rural areas in 
search of education and employment, thus most will be lower-income ­
at least- until they are trained and find suitable employment. These
in-migrants Len, to be young, they usually come alone, their families 
remain in the ruxal villages (temporarily, anyway). Relatives tend 
to live together in an "extended family" manner. It is not uncommon 
for them to have a house in town, in their village and at their 
cattle post. 

Itris likQl .that a large share of future urban residents will
need assistance of the SHHA in Gaborone in order to have even the 
most basic type of housing. The implications for expanding GTC 



SIIHA capabilitie; are apparent, but the prospects for meeting these 

needs are uncertain given the limits of COB finances, Town Council 

finances and, most importantly, trained Batswana. 

The expanded Gaborone SHHA is highly regarded in Botswana and 
is considered a model for future housing efforts in Gaborone, the
 

three other towns and some of the larger villages. Since the urban 

population of Botnwana is projected to increase by at least 100,000 
persons by 1986, i.e., 20,000 plus households, the spread effect of 
the OPG investment ;ould be of considerable magnitude. Again, this 
potential is dependent on the GOB providing an adequate number of ­

reasonably trained and trainable people to gain experience and 
training from the expatriates now managing Botswana housing programs. 
Without this crucial immediate investment of personnel by the GOB, 
new urban migrants may find that squatter housing is all that is 
available to thom. 



21. UNPLANNED EFFECTS 

- One effect which was planned but nevertheless has been greatet 
than expected is the overall improvement of the Gaborone SHRA, 
largely attributable to the efforts of the SHEIA Advisor. The GOB 
now considers such SHHA improvements to be indispensible in,the
 
implementation of lower-income housing programs. This positive
 
effect may have a negative side as well: some officials in the
 
GOB seem to feel that advisors can replicate such attainments, so
 
they need not commit scarce educated Batswana to housing and urban
 
development. 

The SIllA in Gaborone has been demonstrating that by educating 
households as to Their rights and responsibilities as well as by 
instituting yond managenent practices it is possible to collect 
monthly payments for services from the households much more 
effectively than had been the case in Gaborone and continues to be 
the case in other towns. Also, the SIlHA has created and instituted 
financial accouLtrag 'systems and transport systems which are­
superior to those in all other departments of the GTC. As a restl1t, 
the Town Council would like -the FCH Advisor 'to help upgrade manage­
munt systems in the other departments. To some extent, Mr. Upchurch 
has provided such assistance (i.e., contractor invoice processing 
by Town Treasurer), however he recognizes that the SHRA cannot 
afford to have his efforts diverted at this time. 

The three other town councils are well aware of the Gaborone
 
SIA's performance and each would like somewhat similar technical
 
assistance -- essentially as proposed by FCH.
 



22. LESSONS-LEARNED
 

1. Require commitment of local personnel on timely basis$
 
reasonably trained and trainable as a condition of assistance,-­
cannot achieve purpose of improving local capability without local
 
staff.
 

2. Plan on substantial initial training of local staff as
 
well as continuing on-the-job training and training of new personnel

(as inevitable turnovers occur).
 

3. Write specific terms of references as best perceived at
 
on3et, but also allow for flexibility in the terms so that,the
 
technical assistance can address other crucial issues which'
 
materialize.
 

4.' Provide for substantial amount of short-term technical 
assistance to be used at the discretion of full-time consultant, 
within established guidelines. 

5. Make sure that supporting facilities and services (e.g.,
office space, furniture, telephones, transport, housing, clerical
 
staff) will be available as needed 
(or the project willsuffer'
 
substantial delays and distractions).
 

6. Even if English is the official language of the host
 
country, the majority of the poor speak only their native language;

therefore, provide for basic conversational language training at 
the outset for the full-time consultant andcontinuing language 
training for the consultant and family. The Peace Cdrplanguage

and cultural training programs would be of considerable benefit., 

7. It matters greatly which agency the consultant is'attached 
to and the officials to whom the consultant reports. The PCH Advisor 
found that the SHHA was under the Town.Engineer, in order to make.
 
the SHHA more effective, it was necessary to reorganize the GTC to 
have the SHHA assume departmental status. In considering future 
similar technical assistance it is crucial that advisors be placed
where they can be most effective and that their terms of reference 
be flexible enough to enable them to focus on priority needs as 
circumstances change. 

8. The value of technical assistance is determined mostly by
the talents, commitment and personality of the individual consultant(s); t43 
This OPG enjoys the benefits of an -excellent FCH consultant. Such ' 
persons Are scarce, so adequate :time and considerable care is needed 
to find'comparably qualified people. 

9. The FCH consultant's talents and experiences ought to be 
leveraged by enabling himto (1) expand his training of Batswana and. 
(2)-provide initial orientation and continuing supervision of the
 
other potential housing consultants to She other towns.
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10. All parties to this OPG and similar projects should fully 
understand and agree to their monitoring and evaluation responsibilities 
from the outset to minimize.the uncertainty and confusion which has 
attended this OPG and the related HG. 
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23. SPECIAL COMMENTS OR REMARKS 

The -following documents 	 are attached as an Annex to this Project 

the OPG funding of the FCH -technicalEvaluation Summary regarding 
assistance to the SHRA: 

1. 	Logical Framework (from 1977 FCH Proposal). 

2. 	Draft Work Plan, Botswana OPG (by PCH Consultant, 1977).
 

3. 	Naledi Upgrading, Project Schedule (from CIDA Project
 

Manager, March 1979).
 

4. 	Gaborone SHRA Planned Performance Tracking Chart
 

5. 	 Summary Description of Plot Allocation Criteria and 

Procedures 

6. 	Summary Descriptions of Building Material Inventory and
 

Loan Procedures
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MEANS CF VEiFICATICN;CiA3~AiVt SjWA~r. JCQECT[ IDICATORSELY VER'FIAELE I 
*P r o, Steoi ol: T.e hi i'w obirerI.e to Wurs of Geof Achiever . {A-21 lA- 3 I 

cflrvcn;Increase in the number an1.di Hou sehold sample survevs 1. ites and d 
orojcts in rto raise living standards of percentage of low incomie 12. Con sus data 

improv- implerented as Planned.* urban poor through households living in per- 3. Ren orts of public works 
ed housing and community manent housinc and/or and social service 2, Continuinp G-:0 comitrfl 
7JCilities areas with access to corn- age ncies provision of services to 

noor,munity facilities and
 
basic services.
 

Aiii.rpiZ 0 I~, c.h.t~.i'q ,.~'?it
mci ..m1 .'d.c'~. ~ to, Lc. dI~.; 

..rate a ponr.anent, self- Rerorts of SHIIA i. sil:. sta ,, % th arcr i 

sustainifig shelter development . Self Help Housilnq Anenc42. FCH DPG evaluations skills can be recruited 
Eroduction and management or- fully staffed and func- 3. Project Progress Reports trained. 

oryanizatioh and to expand its tioning 2. Town Council rcvenuas 
caoacity to meet I sufficient !.0 sup;o.-t S!Ptie continu- 2 .Two shelter Projects
ing shelter requirements of underway and further 3. Focion finances for s] 

Gaborone's poorest inajority projects planned. housing projects %il1 1 
using local resources. cordino. 

Asue£*p'.ons Io aIhlc.rry o .'s 'C 4 
P'o~ect C.*p.S: (C.1) Moonquhd. 0i (tpuI,: (C-2) (C-3)

All serviced lots in initial 1. 3,700 serviced lots 1. FCII Progress Reoorts 1. Infrastructure co'rnleted 
viced lots handed over tprojects are allocated and 75. 2. 1,400 building mater-. 2. Field Surveys
 

of building materials loans ials loans made SIIA Reports 6s planned.
 
2. Cerand for serviced iot<wade. 3. 50% of all self-help 

buildinn materials 1cansSelf-help construction organ- construction underway., 
as projected.
ized and underway on most lots4. 2 community associa­

3. t recinierts will ,Community associations organ- tions organized. tA co;:nUnitycc.--O­
ized and functioning.
 

lrpierm.ntaoion Toiget tTyp od Qe; tiy) (0.2) (D-3) HG Loan Approved and
1. Lender and borrower report*1HG allocation for SHHA support 1. $150,000 on schedule 

1..1 it ItHG building materials loan. . $900,000 2. Lender and borrower reports 
2.funding 3 60 Staff, $201 ,000 Reports of SHA 
3. Tot-n Council funds are

GTC SHHA funds and staff 4. 1 volunteer for 1 year 4. Reports of SIDA 
on schedule and staff i
 SIDA volunteer ($10,200) 5. Reports of FCH 

4. SIDA volunteer conoleteS
FCH technical assistance 5. 1 full-time technician service,
Con:,unity~jdevelopment seed for 2 1/2 years and 3 5. -F.11 provides technical agrant) consultantscapital g41 m/m ($191 ,00) .as planned. , $10'000 seed capital 

6. Community development sugrant - ' 
made as proposed. 

C?~& t2~-r~ .~ ~2ce~rc.fl,*~. -. ~ ,...~,,* - - - ­
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First cuarter of 1978 1. Design new crgonization and 1. Study projects assigned to SrA. 

gain GIG approval.. 2. Determine ty-e of organizntion needed. 
- na 3. Cetermine staff recuired. 

2.ndlgnnw TA anval 4. Write job descriptions. 
5. 	 Attend Council meetings. 
6, 	 Study costs of SH9A end services to 

SHMA areas. 
7. 	Suggest new levy rates.
 

Second quarter of 1978 	 1. Improve SHHIA management. 1. Develop new managenent systems. 

2. 	Train now staff, 2. Set up a communications system. 
3. Help organize offices and 3. Help management list goals. 

ecipment for staff, C. Begin staff mectings for junior staff. 
a. 	 Improve accounting system. 5. Design new accounting system. 
5. 	Hela set up evaluation. S. Train new accounting staff. 

7. 	Design new stores system.
 
8. 	 Train new community development staff. 
9. 	 Help organize ouilding new ward offices 

and S-0-iA heeduarters. 
10. Plan evaluation. 

hird cuerter of 1978 1. 	 Assist staff to organize 1. Development of constrdction scheduling 

construction program. - systems. 
2. 	 Find a means of reducing 2. Assist management to sot construction 

construction costs. goals. 
3. Improve community developmEnt 3. Orgenize :rouct1cf of new designs en0
 

section cost studies.
 
4. 	 Train community oevelopment workers. 

th a rter of .1978 1. 	 Improve construttion training. 1. Eppervise classes in const; skills. 

2. 	 Organize trans,2ort section. 2. Supervise classes for trucK.and front 

3. 	 Study developmunt of lal end loeoer drivers. 

butldihg matertals produdtion. . 2.- Condct. asiilit/ stuy of local 
oiterial4. 	 Itrove community development . ool1jig proutction. 

. ra re .	 . r. 4~. O ti m :taining classes for 
CvtlZ amenttI 	aer AcrxErs. 



TTUR PERIOD 

First cuorter of 

TIME PERIOD 

197:? Improve 
program. 

GASATV~E 

ccbt morngeoFnt 

GDALS 

1. Develop systro to inform manageMent 

of default status. 
2. Develop guidelines for collection 

followup. 
3. Study reasons for defaults. 
4. Encourage GTC to enforce TCP/OCR. 

-ACTIV ITIES 

Seconu querter of 1979 1. Improve office managment. 
2. Train stores managers. 

1. Organize filing 5ystcM. 
2. Teach basic office management. 
3, Audit stores program. 
4. Refine stores managemcnt. 

Third quarter of 1979 Prepare senior DS*A management 
for iodepend~nt leadership. 

Set up classes to help manogcment 
learn how to set objectives, forecest, 

analyse problems, end make decisilns. 

Fourth cuerter of 1979 I Study SHHA financial base. Study income end expenses for SHHA 

and service areas to determline i. 

changes are needed. 

site 
-c-.y 

First cuorter of 1980 Set up planning unit within 
SHHA for Broadhurst 1II 

Study decisions of Gaborone Growth 
Comittee and begin planning for SHNA 

work in ER III. 

Second quarter of 1980 

-4 

write'evaluation of 
inaJor urtan housing 

J-HA as 
program. 

thle Use SHHA 
to write 

recoras and 
revort­

evaluation reports 

T i
-

-t -; -.7- ~ ...--- ~ ­
-

--- -.-. s.~.' - . - . 
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Y E A R
 

BUILD COMMUNITY CSNTRE 

DUILD HEALT1L CLINIC 

ISSUE CERTIFICATES
 
OF 	 RIGHTS 

i.	 ISSUE 1UILDING 
HATZRIAL LOAUS 

AREAS
 

Y ~ 	 I­
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GABORONE SHMA PLANNED PERFOMANCE TRACiING CHART 

1977 
JFMAMO 

1978 
ASOND JFMA 

1979 
MJJASOND 

1980 
JFMAMJJASOND 

1981 
JFMAMJ 

ACTUAL -PLANNED 

TERM OF FCH ADVISOR . 

ALLOCATION O' PLOTS 

BONTLENG (390 Plots) 
EXTENSION 14 (315) 

OLD NALEDI (2150) 

BROADHURST I (538) 

BROADHURST II A (561) 

BROADHURST II B,C,D (1287) 

BUILDING MATERIAL LOANS 

EXTENSION 14 (133) 

OLD NALEDI (2150) * *r* r ... R 
BROADHURST I (538) 

BROADHURST II & (561) 

::/)ADHURST II B,C,D (1287) 

R. DeVoy 
25 April 7 

CONCENTRATED ACTIVITY CONTINUING ACTIVITY 
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SUMMARY DESCRIPTION Or PLOT ALLOCATION
 

CRITERIA AND PROCEDURES
 

One of the more troublesome aspects of sites and services housing progtans 
in developing countries is the allocation of plots to the lower income house­
holds on a fair, efficient basis. The Gaborone SHRA has instituted plot'allo­
cation criteria, procedures and education efforts which are worthy'of replica­
tion elsewhere.
 

The following two-page illustration shows the Gaborone SHHA Plo Allocatio) 
System which was devised by the FCH Advisor, approved by the Town Council1and 2. 
has proven to be effective.
 

Applications are made at the SHHA central and ward offices. Assistance is 
provided in completing the simple application form. The staff-processes.th' 
allocation in a matter of days (including household income check) And forwards 
it to the Town Council's allocation committee. The applicant must be a citien 
of Botswana and resident of Gaborone for six months (new arrivals dre discouraged.!, 
because of policy favoring rural development rather than-urbanization). 'Also,. 
applicants must be at least 21 years of age (there are 'large numbers of ybunger 
household heads) and the applicant must not have a self-helppIot or adequate 
housing.
 

Household income is limited to a maximum of P1,500 per year ($1,800)e except 
that 5% may have incomes up to P2,500 ($3,000). The approximate median inodme ­

in Gaborone is P1,500. Also, households with little or no.incomes-are excluded 
because qualified applicants must be able to afford the monthly service ,charg) 
of P4.50 ($5.40).
 

Priority is given to households living in Old Naledi, the largbst squattgr­
area, and other. substandard housing areas. Within each of these classificatid is
 
households are ranked based on the point system shown on the illustration.
 

Eligible households are assigned plots as plots become available -- ,preddhtly 
there is a substantial 'waiting list. Before 1978, plots were allocated (idth'tit 
the households signing the Certificate of Rights. However, this proved urifk0ildtb 
because many refused to sign this agreement -- including the payment of moathly­
service charges and building a permanent house -- once they occupied the,plot; 
Now they must sign the Certificate of Rights before they are authorized.to tx Aq 
the plot. Not only does this document specify plotholder obligations, it is 
the leasehold title to the plot. 

Before households sign the Certificate of Rights, the SHRA community At-v
 
velopment workers make sure that they understand the plotholder right­
responsibilities. Each applicant listens to a tape-recording (in Sets4
 
and is given a "comic book" entitled "Family Molefi's Housing Problems an
 
They Were Solved." Moreover, the community development workers provide in­
dividual counsel.
 

http:authorized.to
http:staff-processes.th
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One of the more important areas of instruction is.the responsibility of 

the plotholder to pay monthly servicecharges tofinance secondary infra­
structure development, low-cost sanitation, road and-water supply mainte­
nance and operation, trash collection, and SHUA operations. While the piesent
 
charge of P4.50 ($5.40) per month is readily affordable by most lower-income
 
households, many do not pay because they feel they are not getting adequate,
 
services, they feel that they should not pay (i.e., Government should subsidize),. 
or they think they can get away with not paying. A year ago, more than 50% , 
of Gaborone plotholders were in arrears on their payments; now the rate-is 
nearly 30%. The improvement largely is attributable to SHUA educati6n efforts 
and improved collection procedures -- including systematic follow-up. letter 
and actions for those who do not pay within.30 days. Also, the SHHA has 
greatly improved iLs record-keeping on plotowners by'the use of programmable
accounting machines with programs and procedures prepared by the FCH Advisor. 

The Government of Botswana official policy is no subsidy of housing. Hbt­
ever, the established charges do not meet present cost levels so 'boththe-GOS 
and the Town Council are providing subsidies. To eliminate these subsidie4 
will require higher service charges and greatly improved colletion rates--­
both politically difficult, thus demanding effective education efforts by
 
the SHIA and improved collection efforts by the SHRA and Tow-.Treasurer'ts 
Department. 

Another problem with the collection of service charges is that defaulting;,

plotholders have not been forced to pay. The Certificate of Rights provided
 
for the repossession of the plot, but this was considered too-severe to be
 
enforceable, thus no action was taken. The Certificate of Rights -has inst
 
been changed to eiiminate this repossession provision, thus, allowing reqlilr., 
established debtor laws to apply. Since there is.no experience with-this
 
change, its effects are unknown.
 

Botswana's ability to adequately house its rapidly growing urban poor
 
largely depends upon sae-help housing programs and affordable serviced plots. 
Central to these-efforts are the effective allocation of plots and collhction 
of service charges from plotholders. The Gaborone SHEA has made substaatiai 
progress on both counts, although nore remains to be done to create idequat 
amounts of self-help housing on a non-subsidized basis. 

,XPt 

0 

ti 

I 

http:within.30


Stcp 1	 Take applications 

StW 2	 Reject those not qualified 
for reasons like under age 
or not citizen, etc. 

Step 3 	 Calculate how many
 
points the applicant
 
has.... 

Step 4 	 Sort the applicants
 
into 4 groups according
 
to priorities ....
 

I IIT 

S QUALIFIED 

POINT SYSTEM INFORMATION 

Spouse ... ............ 20.
 
Children ... ...... .............. X 5.
 
Sharing accommodation with rent........ 40.
 
Sharing accommodation without rent... 20. l '
 

- "Existing house scrap tinhvood/poly..... 50.
 
ELsting house mud bricks ........ .. ....... 20.
 
Years in Gaborone .......... X S5. POINTS ARE
 
Uve 200M to 500M fror water .... ,,,,,.. 5.,
 DETERMI NEDLive 501M to 1000M from water. 20.
 
No sanitation at current home ..... 40. FACTORS TO TH4E
 
Pit latrine or similar ................. 10. LEFT A ND,
 
Blind. crippled or missing limb........... 50.
 INCOME 
Age greater than 65 years ................ 30.
 
Second application for plot......... 20.
 
No. of persons in family ....... (AI
 
No. of rooms in house .......... (B)
* 
(A)..........* 	 (a) .............. * .. ......... X 10 .
 

First priority is Old Na e d01 

displacess 

I 
C 
II*1Second priority is displacees 

from thinning out process in . 
I, 

Bontleng and White City. 1! 
Is 

U 

- ., . pThird priority is squattdr 
.5­

from anywhere in Gaborcin' t 
I' 
t 

'4Last priority is any dther 
person in Gaborone who 
qualifies. 



Step 5 	 Working with the first 
priority, sort the 
applications according 
to the number of points. 1~Jt 

Above is an example of 
how the numbers an'the 
left might be pyt into" 
order on the right
 
according to their value
 

/ 

Step 6,7,8	 Take each priority in turn,,. 
sort the applications 
according to the number 
of points. 

lepeat step 5 forthe 
other three 	priorities.
 

E~J
 
Sterting 	with the highests points, 
elloat ta 	first priority until 
plqts are 	finished or... 

Step 9 	 Begin allocating p1ot5 ­
starting with the highest 
number of points in the, if plgs rpinain, starting with the 
first priority and works hghe t points in priority 2,. 
toward the lowept number allocate until plots pre finished 
points in the last prioxity. 9;, -

If p1at§ remnain otr g QV@e 
startin with highqst points in 
priority 3, diodall until plots 
are finished qr *., 

If P104a PemgIn after the gbove, 
strtin with th@ highst points 
in pioPrity A, p11ggate balance. 

V 



SUMMARY DESCRIPTION OF BUILDINC 
MATERIAL INVENTORY AND LOAN PROCEDURES 

The Certificate of Rights provides that the plotholder must have a 
permanent house plan approved by the SHHA and at least one complete room 
must be finished within 12 months of the plot allocation date. To facili­
tate house construction, the SHHA offers technical assistance and building 
material loans. 

The SHHA uwes "do-it-yourself" scale models of houses so that people 

can design the house they prefer. Charts are designed to quickly indi­

cate what size house the household can afford. The quanitites and costs 
of building materials are calculated by disc slide rule charts as well. 
SHHA staff assist households with these determinations. (Also, SEIHA 

staff provides advice during the construction process.) 

Once an acceptable, affordablehouse design has been selected, a
 
Building Material Loan Agreement is arranged and signed. Like the Cer­

tificate of Rights, this is a standard form prepared by the Government
 
of inotswana. The Agreement provides for repayment by equal monthly
 
payments over 15 years at 9% interest.
 

In recent yedrs, the maximum building material loan has been P600 
($720). However, this amount no longer is adequate to *financematerials 
for a basic house of 20 M2 plus separate toilet building. An increase 
to P800 ($960) is proposed by the SHHA. 

Households can only borrow as much as they can afford to repay, i.e.,
 
no more than 25% of monthly income for the service charge and loan repay­
merit. To date GO-65%,of borrowers have been eligible for the maximum loan.
 

Loans are made in building materials, not money. The SHHA stockpiles 
building materials at its project ward office depots and delivers the
 
purchased materials to the plot using its trucks and tractors-trailers.
 
For large bulk deliveries, the trailers are left for the purchaser to
 
unload in the evening or on the weekend.
 

With the potential for thousands of building material loans outstanding, 
it is essential that the SHEA have the capability to maintain large in­
ventories, process material purchases, and collect loanpayments effi­
ciently and effectively. To this end, the FCH Advisor has devoted a 
large share of his time in the past year devising systems, writing pro­
codure instructions and training staff. His efforts have been augmented 
by short-term technical assistance and the purchase of programmable 
accounting machines and transport vehicles. 

The material inventory and loan reqord 'keeping, processing and analysis 
programs which he has devised and implemented enable an accurate day-to-day
 
monitoring of building material stocks and transactions, thus' facilitating 
inventory control. -Further, complete accessible accounts are maintained 
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on each loan, thus insuring that both the SHHA and the plotholder are 
aware of what has been, borrowed and what remains of the loan. 

These machines are usable in keeping track of loan repayments as 
well. However, revenue collections are the res-ponsibility of the Treasurei'M 
Depcirtment, not the SilllA. Nevertheless, the SFIllA and the Town Treasurer's 
Department work together on revenue collections because the SHHA is in­
volved with the building material loans and works closely with the plot 
plotholders. 

The success of the SHIIA's housing assistance programs depends upon: 
(1) adequate funds for building naterial loans; (2) availability of build­
ing materials; (3) efficient procedures for processing loans and materials; 
(4) trained staff in the ward offices -for processing loans, handiing 
building materials, providing construction advice, collecting loan re­
payments and providing community development services. 

Because loan demand is likely to'increase more rapidly than loan re­
payments, additional GOB and donor funds will be 'require& for building 
material loans. Eventually, it nay be possible to establish a revolving
 
tund program.
 

Building materials mostly come from South Africa. While the potential 
to produce local mater*ials seems limited, more attention to this potential
 

might reduce the costs and supply uncertainty inherent in relying so I 
heavily on imports. 

The SHIA appears to have adequate procedures for handling building 

materials and loans but there is the major need for continuing training 
of Botswana'in all facets of this program. This will be especially 
necessary if the workload increases much above 1,000 self-help houses 

per year -- as it is planned to do with Broadhurst III and Gaborone West f' 
overlapping one another and following Broadhurst II. 

O, 
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UNCLASSIFIED 
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DISTRIBUTION 

ACTION 
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DATE REC'D.For each address check one ACTION 

AID/W TOAID A-22 x I INFO 
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GABORONE	 OATA#6st 2, 1979 
E. .oi2065 N/A 

SUBJECT 	 - Project Evaluation Summary - Project 633-0092
 
Self-Help Housinn Agency
 

REFERENCE -

We are enclosing a Project Evaluation Sumary (PES) on the
 
subject project.
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CLAtisfF ICATION 

PROJECT EVALUATION SUMMARY (PES) - PART I Roport Symbol U-442 
AUJLCT I IL F.	 PROJECTNUMBEfR-1.1' 	 2. 3. MISSION/AID/W OFFICE 

633-0092	 USAID/3otswana!0l3f-Help flousinp Apency (Sili) 
4. EVALUATION NUMBER (Enter the number m'intalned by theOPG 	 (Foundation for Cooperative Housirp.) reporting unite g., Counitr, or AIDVw Administretive Code,

Fiscal Year, SorIal No begInning with No. 1 eaqh FY) 
No.4RT 9 

RA EGULAR EVALUATION 0] SPECIAL! EVALUATION 

5. KEY PROJECT IMPLEtENTATION DATLS 6. ESTIMATE 	 COVERED BYEVALUATION 

A. 	 Flist B. Final C. F FUNDING Dm 
PRO-AG or Obligation input A. T s 2 0 From (month/yr.) 
Eqvalent Expected Deliver, 2669OM ITO (monthlyr. i 1979 

6 S A P E. PERO V R EVALUATION 
FYSZB. FY t FY a. u s. s 	 oiw P -April,nM& 1979 

B. ACTION DECISIONS APPAOVED BY MISSION OR AIOW OFFICE DIRECTOR 

A List docilons and/or unresolved bsues, cite those Items needing further study. B. NAME OF C. DATE ACTIONOFF ICERB(NOTE Mission decisIon, which entIcIpate AIOeW or regional office action should	 TO BE RESPONSIBLEsNOcity type of document, e.gi alrgrmn, SPAR, PfO,which will present detailed request.)	 COMPLETEDFOR ACTION 

8. ACT10N DFCISTON'; 

1. 	 Detennine if Building Materials 5-79 -
Loan Agreement fonn needs to be Under Secreta 
revised to confonr to revtsed - Urban 
Certificate of Rigts. 

2. 	 Increase l ir t or nmi.Jdinp MIJGL 7-79 
materials loan to P8n0 from Under Secretary 
P600 (to $960 from $720). - Urban 

3. 	 Increase trairing of flatswana UIDS continuing 
housing and urbruf: development
 
personnel (both pre-trainir
 
and on-the-job Lm'ining) and
 
refrain front rassitpning these
 
individuals to other sectors.
 

4. 	 Provide shor.t-. nT. technical FCH various, 1979 
assistance to Cahorone Towrn 
Council re: management of Towr, engineering, 
training of ward office workers and revenue
 
collectors, and updating of community
 
development matertals,
 

5. 	 Consider extending services of GOB, FCH 6-79 
FCH1 Advisor to Gaborone SHHA to at least 
twoyears from now to better train SHA staff. 

U. INVENIOlt., Or UOCUMENTS TO BE REV ISED PER ABOVE DECISIONS 10. ALTERNATIVE DECISIONS ON FUTURE 
OF PROJECT 

O Proaoct Paper 
ag., CPI Nqtwork E: Other (Specify) A.	 Continue Project Without Change 

Change Project Design and/or 

Chanige Implenentac;on PlanDLouical frame~worc F] P10,1 F Other !SPaans)
 

O ,--uJi-.I g CC'I; .O Discontinue Project
O: Plop' 

11. IAOJE.CT OFFICE-R AND HOST COUNTRY OR OTHER RANKING PARTICIPANTS 12. MIsslon/AID/W Office Dir ,orovaIA0 T A Ft ~q sd tig)
AS!thIorctMX f87oz swanaIzI 

Don Grxlner, RUD/Nairobi
 
Cordon Trigg, Min. of loeal Government and Lands TVp Name
 

,Jaiks Upchurch, Gaborone Town Council (SHA) tais A. Cohen
 
Date 

-~ IS/4 
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CLAss1icAT ION 

PROJECT EVALUATION SUMMARY (PES) - PART I Reort SVbol U447 

1. I1I()JI C1 TIEIL 	 12 10r) IFCT . . Ill A 3.tMISION/AIID-W OF-F ICt6 

-	 . VALOATioGNNiMBEA.Forer the numberrnalneined by the 
reporting ill eg.. Country or AiO/V Adtrinistrative Code, 
Fiscal Yoer, Serl No. beginning with No. I each FY) 

REGULAR EVALUATIQN Q SPECIAL EVALUATION 
10. KLV PROJECT IM'LEIMENTATICIN ' s -. e LSTIMATED PRCJECT 7.PEPiOD COVERED BY EVALUATION 

A. 	 First a. Final C.P iING From 'ronthivrJ_ 
PRO.AG or Obligation iiiit A Tural 5- _----- o v 
Equ 'valent Expuocted (I0ranlI 	 To drnrsrbl 

FY IV I V 	 tCa.ts S _ - 1Cate o' Evaluation 

S ACTl ION 11 CS(INS APPRCI1 EO B1 MISSION OR A!D OFFiCE DIRECTOR 

A 	 List WcIsIon and/or unr"s0.It,( Iteri needlfg turther ttudy. OFi-ets. cite tho. DATE ACTION 
(NOT E: Mission deciiont vhich antk pate Al'DAy or regio.: taice action tholuld MPONSIB COBET 

,pt.ify yp. of do ument. a V. nirjrrn.S 'AR.P10,I.hIch vil preont detaited tquest I F nR ACTIO4 COMPLE TE 

6. 	 1 present Advisor provide FCHHive FCH] 8-79 
orientation, training and coordination for
 
at Tnst one-year to FCH technical advisors to
 
ltbotse, Francistown and Selebi-Pikwe (if FCH
 
proposal is implemented). ­

7. 	 Arend HG Irplementation Agreement, as necessary, RHUDO/Nairobi 8-79 
to take account of' changes in Certificate of 
Righits, Building 1terials Loan Agreement 
and increase in naximum amount of individual 
building material loan. 

8. 	 Town Treasurer's Department and SHHA should Gaborone Town .continuingCouncil'scontinue to improve procedures and 
staff training in order to increase collection Treasurer's 
of monthly service charges and building Departnent and 
material loan repayments. SHHA 

9. 	 Sites and services improvements and self-help COB continuing 
houses should be designed and implemented 
at costs which are affordable to the majority 
of lower-income households without Government 
and Town Council subsidies (consistent with 
GOB present policy). 
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13. bUMMARY 

The OPG of 3266,000 is for technical assistance to',Self Help 
Housing Agency of the Gaborone Town Council. The Foundation for 
Cooperative Ioustng (FCI!I) is providing a full-time advisdr to the 

SHHA for 30 months plus other short-term technical assi'stance by 
PCII staff and consultants. This OPG complements the $2:4million 
Housing GuaranlLy loan to the GOB which includes $200,000 fpr 
SIlIA equipment as well as $9f0,000 in building material loans and 
$1,3C0,000 fo infrastructure in the Gaborone Broadhurst [D sites 
and Service- _ ') jt 

ThU L*L' Advi.-or started in December' 1977, thus his cons'ultancy 
is more than one-balf complete. The GTC agreed .to increase the 
SHuA staff to f6C' from approximately 10 in 1977. This has been done, 
but slower than planned -- particularly with management-level, 
Dat:>wana. Moreover, the staff is young, inexperienced and most had 
no previous Ltaining ,rn housing. Therefore, the FCH Advisor has 
had to concentrate on training all the staff-.in all facets of-SHHA 
activities. 

Formal ci ttieria and procedures were devised by the FCH 
''visor for plot allocations which have expedited this process 
and ensured that lower-income households would have priority. 
Also, accountiny-systems have been designed and put into operation 
(including programmable accounting machines) which'greatly facili­
tatc SHHA plots allocations, building materials inventory, making 

material loans, and collecting payments. 

Also, the SEIIlA has developed a transport policy and operation
 

which the Town Clerk says is the best in the GTC (the trucks and I
 
tracLors were purchased with the HG loan).
 

A total of 1,685 plots have been allocated (including Certi­

ficates of Rights) and 326 material loans have been made. With
 

1,500 more plots to allocate in Broadhurst It, this work is 50
 

percent complete (not counting. future projects, of course). There'
 

are 1,750 moca p.:tential building material loans to be made in
 

Broadhutst If, so this aspect of the SHHA's work is only 15 percent
 

complete. Despite formidable start-up problems with staff, equip­
ment, lack of office space, etc., the 'SHHAgenerally has been able
 
to keep pace wLth nousehold growth in Gaborone. The limiting factor 

now is the railability of serviced plots, which could become a 

serJous constratrit. Also, changes in the Certificate of Rights and 

-os:Tble chanqes inl the Butlding Materials Loan Agreement could cause 

delays if these forms are not available soon. 

Becwaus contnLete blocks and other- concrete materials are avail­
able from Lhe loeal Brtiades, Lhe SHIHA has not needed to create a 
building materials capability. 

http:staff-.in


Community developmcnt efforts have been modest but useful. 

In Old Naledi a "Village Development Comltoe'" was created 

(and is active) with represuntatives from each of the nine "wards". 
A similar orgainzation has just been started in Broadhurst. 

One pezsistent problem facing the SHHA is the high rate of 

plotholder seivice charges in arrears. Although the default rate 
reached 50 in Gaborone last year, a concerted effort has brought 

in down to JO%. The-SulfA is doing what it can to make plotholders 

understand their obligations, but the Treasurer's Department lacks 

the trained staff and 'procedures to collect the payments as 

efficiently and effectively as desirable. Also, the Town
 

Engineer's Depaitment has been ineffective in maintaining the 'roads,
 
water standpipes, drainageways, and providing fire protection, etc.,
 

thus many plot holders are reluctant to pay for services they are
 

not receiving satisfactorily. 

The COB determined a few years ago that the maximum building 

material loan would be P600 ($720). At this time, that will not 
M2purchase all the materials for-a 20-22 house with a detached 

toilet buildinq. An increase to P800 ($960) is proposed by the 

SHHA. The itG loan appears adequate to cover such an increase. 

WIthout tIqesttLon thc FCi Advisor is doing an outstanding job. 

Hotwever, the b)I question in the attainment of project purposes 

is the abLiLy of the SliHA to function efficiently and effectively 

once the FCII Advisor's consultancy is complete. Because of frequent 

staffing turnovet (including a vacancy of several months between 

Housing Officers (head of SHlA) until December 1978) the prospects 

are not promisin. This issue warrants consideration given to 

extcnding the UCI Advisor's consultancy. 



Iv, availability -of shopping/market 
project areas B, C, and D, 

areas within 

v. role of the donors, 

vt. and other matters as identified by the RHUDO." 



15. EXTERNAL FACTORS 

One assumptjjn staLtd .n the OPG iLoical Framework under
 
Sector 00a 1 was: "Continuing COB commitment to provision of
 
services to urban poor." GOB housing goals, policies and programs
 
continue Lo focus on the urban poor. However, in the broader'con­
text of GOD prioritjes, rural development, employment creation
 
programs and defense preparation far outweigh social programs and
 
housing. Should budget cuts be necessary, housing and urban
 
development expenditures probably would be substantially reduced -­
according to a ptclininary paper setting guidlines for the prepara­
tion of national .luvelopment Plan V. IHowever were the GOB and Town
 
Councils to design and create housing affordable by all households,
 
no subsidies would be required, thus major domestic expenditures
 
for housing would be unnecessary. (No housing' subsidy is present
 
policy, but not present practice.)
 

A key assumption in GOB planning for the next five-year 
puriod is that town councils will bear more of the burden of proy 
viding housing, urban infrastructure and social services; however., 
it would seem that town councils are likely to continue to be 
inadequately managed, staffed and financed. -Thus, it would seem 

that the GOB will need to continue to provide both technical 
assistance and funding to the town councils, or significant problems 

-will arise in moting urban growth requirements. 

In providing urban services to the poor it.is the -policy of.
 
Goverpment to have self-help plotholders pay monthly service
 
charges to covet infrastructure debt service and recurring costs of
 
road maintenance, water, refuse collection, and a'portion of street
 
lighting. Also, SHIIA operating costs are partly financed by these
 
service chargps. For several reasons -- including party politids,
 
lack of plotholder understanding, inadequate delivery of services,
 
and iiadequate collection procedures --- a large share (now 30 percent 
overall in CGaboaone compared to 50% last year and 50% now in . -

Franctstown), of plotholders are in arrears in making these paympnts. 
Thus, thas suLf-financing policy is undermined with the consequences 
that SIHlA revenues are reduced and the capability of the GOB and 
Town Councils to provide housing for more poor is hindered. Since 
the monthly z;ervices charges are a maximum of P4-.50 ($5.40) per 
month (.in Gaboion ) while median nousehold monthly income is P125 

($150), ability to pay is not a major rpason for this poor payment 
record. P6.60, or $7.92, was the full cost of the facilities and 
services a .%ar ayo, thus the GOB and GTC are providing substantial 
subsidies. While increasing these charges is not politically attrac­
tive,increases are necessary if the GOB is to comply with its own 
policy of not subsidizing housing. 

Another key assumption in the Logical Framework is: "Sites
 
and services and squatter improvement projects in Gabornoe imple­
mented as planned." Project implementation has been faithful to
 
the plans, except for the delays caused principally by:
 

''I 

I­

i. 



Ca) inadequate early staffing of the SHRA with Batswana; (b) the 
slow, cumbersome process of Government tendering; (c) shortage of 
surveyors in MLGL; (d) infeasibility of surveying plot lines on 
dense squatter area of Old Naledi; (e) slowness of EDF in approving 
South African tendering; (f) disruptions in contractor work 
schedules caused -by their having too many jobs at once for their 
limited supervisory personnel.
 

The abov- external factors have not 'so much affected the gbals 
and purposes of the OPC per se,-as they have the potential to 
adversely affect the continuation and replication of these self-help 
housing programs. I 



16. INPUTS 

An A1D cit in amount of $.'GG, 000 was providtd to fund FCH 
Lechnical assistance to an -expanded Self Help Housing Agency in the 

Caborone Town council. This monetary input is being used to 
finance thirty months of tochnical assistance by James Upchurch, 
FCH Advisor to the Gaborone SHIHA, as well as FCH short-term technical 
assistance, consultants, and FCH Washington office staff support. 
Also included in the OP; is $10,000 for community development seed 
capital. The GTC committed to increase the SHHA staff to 60 from 
only a few two years ago. 

Other related inputs to Gaborone SHHA include $200,000 from 
the HG loan to purchase four trucks, two tractors and five trailers 
as well as progammable calculators for the processing of plot 
allocations, building materials inventory and monthly payments of
 
plotholder service charges and material loan repayments. These 
capital investments have enabled substantial expansion and improve­
ment of the SHIIA' transport and accounting activities. 

Staff inputs have been mixed. FCH Advisor to the SHHA commenced 
hiq 30-months consultancy in December, 1977, which was just in time 
to organize SH1HA systems and procedures for the SHRA's involvement 
in the Old Naledi squatter upgrading project and the Broadhurst sites 
and services projects. Moreover, Mr. Upchurch is well suited to 
his responsibilities, is strongly committed to the successful imple­
mentation of this project and low-cost housing in general, and he 
works well with the Urban Coordinator, CIDA Project Manager and Town
 
Council. On the other hand, the GOB (through its Unified Local 
Government Services) has not been able to supply Batswana as needed, 
in the number- neoded with the appropriate skills. For example, 
as of June 30, 1978, the SHHA staff numbered 42, but three of four 
senior staff had not been appointed. As late as September 30, 1978, 
only nin o tw'ontv assistant works foremen were hired. Only since 
December 1978, when the Housing Officer began work, has the SHHA 
staff been close to its full strength. Moreover, the Unified Local 
Government Services (ULGS) continues to frequently reassign per-
Sonnel, thus disrupting and impairing SHHA training, management and 
technical !s,tstance activities. 

One of the principal functions of the FCH Advisor is to train
 
local staff. Without suitable staff in place, this input cannot be
 
provided satisfactorily. While the GOB staff shortages are under­
standable, more priority must be given to staffing the Town Council
 
housing departments, or future self-help housing projects will
 
suffer greatly.
 

The Town 'Fiteasurer's Department lacks the experienced staff to 
efficiently and effectively collect payments for monthly levies and 
repayment of building material loans. Therefore, the SHHA Advisor 
has helped by preparing record keeping programs and systematic 
procedure5 for the Treasurer's staff assigned to make these collections. 



While there is still some procedural and coordination difficulties 
with the SHIA needing to rely on the Treasurer's staff, this 
input now is adequate. However, the Treasurer's Department con­
tinues to be slow and uneven in processing payments to contractors 
and reimbursements from the GOB, thus hindering the financial 
stability of the SHHA. Presently, the SHRA is assisting the Town 
Treasurer's Department with programs and systems intended to expedite 
SHUiIA and other housing accounts money flows. Although this task is ' 
outside the SUA organizationally, it is crucial to -the success of 
the SHHA. -

The SHUIIA is dependent upon the Town Engineer's Department to 
provide services such as road maintenance, trash collection, fire 
proLection, and maintenance of water standpipes. Unfortunately, 
thu Engincr's D'artment is unadequately staffed and under-equipped' 
to provide thuse services satisfactorily. In fact, dissatisfaction 
with these services is a major reason for plotholders not paying 
the monthly service charges. The GTC just decided to purthase 
needed equipment, but a reorganization of the Engineer's Department 
and institution of improved procedures is necessary also.
 

Lt would be desirable to provide short-term technical 
assistance to the GTC under this OPG to: (1) further assist the 
Treasurer with revenue collection and expenditure disbursement' 
procedures related to SHHA operations; (2) help reorganize the 
Engineer's Department and devise more efficient and effective manage­
mont procedures; (3) train SHIHA office staff (many are new since 
Ruth Senior was here in November-December 1978); and (4) ,prepare 
nuw communication materials (existing ones have been effectiver 
but they are out of date because of various changes, e.g., 
Certificate of Rights). 

While building materials are funded by the HG loan and not this
 
OPG, it is important to note that the GOD limit of P600 ($720) per
 
plotholder is no longer adequate to purchase all the materials for
 
a basic two-room house (20-22 M2 ) and toilet building. Accordingly,
 
it is proposed that this maximum be increased to P800 ($960).
 



17. 	 OUTPUTS 

The Logtical Framework for the OPG states three principal out­
puts: 

"1. 	All serviced lots in initial projects are allocated 
and 75 percent of building material loans made. 

2. Self-help construction organized and underway on 
most 	lots.
 

3. Community associations organized and functioning." 

Regarding these planned outputs, the following have been achieved 
to date: 

"1. 	 All serviced lots in initial projects are allocated 
and 75 percent of building material loans made." 

Refer to following table for quantitative summary of 

progress on SHRA projects.
 

The Pioject Schedule (revised March 30, 1979) for Naledi 
upgrading is included in the Annex. The arrowheads indicate 
actual past and projected future completion dates. Note that 
in the Resettlement Area, where infrastructure is nearly com­
plete, the SIlIA is expected to complete the issuing of Certi­
ficates of Rights and Building Material Loans by June, 1979. 
Roads, drainage and toilets are now expected to be completed 
in Old Naledi by April 1980, while the water supply is pro­
jected for October 1979 completion. Basic roads have been 
created in Old Naledi, entailing the relocation of some 
households. Plot areas are being rationalized by the use of 
aerial photos since Survey and Lands is unable to survey the 
area. Plot boundary maps are just being completed so it has 
just become possible for the SHHA to begin to negotiate plot 
disputes and issue Certificates of Rights to plotholders. 
The SilllA projects that this will be completed December 1980, 
with Building Material Loans all issued by April 1981. 

All the Broadhurst I plots were allocated by mid-1978, 
however Certificates of Rights were not processed along with 
allocations for a large share of these plots. Therefore, 
the SIIkiA has endeavored to correct this past mistake -- with 
considerable difficulty, since plotholders are reluctant to 
agree to pay monthly levies for services after they already 
occupy the plots. As of March 31, 1979, 85 percent of all 
plotholders had signed and accepted the Certificate of Rights. 
The new procedure of the SHRA requires that the Certificate 
of Rights be signed as a condition of the plot allocation. 



TABLE I
 

PROGRESS IN ALLOCATION OF SELF-HELP PLOTS
 

AND BUILDING MATERIAL LOANS, MARCH 31, 1979
 

Plots Serviced Plots Allocated Material Loans Made
 
% of % or 

Project Total % of % of Serviced % of Plbts 
Area Plots No. Total No. Total Plots No. Total Allocated 

Horitleng 390 390 100% 390 100% 100% None Available 

white City 223 223 100 197 88 88 

Extension 14 315 315 100 315 100 100 70 22 22 

Old Naledi 

SquaLter 2000 1/ 0 0 0 

Resettlement 150 150 100 105 70 70 57 38 54 

Total 105 57 54 

Droadhurst I 538 538 100 538 100 100 99 18 18 

Broadhurst II 

Area A 561 061 100 337 60 60 100 18 30 

Areas B,C,D 1287 57 2 45 0 0 

Total 1848 1130 61 337 18 30 100 5 3o 

TOTAL 5464 2746 50% 1685 31% 61% 326 6% 19% 

oads and drainage nearly complete; water standpipes about 50% complete; work
 
on tollets just sta2 ting. 

Assumes Area B infrastructure is complete; in fact, it nearly is and areas C
 
and D are partially serviced.
 



As can be seen by the table, relatively few buildihg
 
material loans have been made (19%) since finished plots are
 
not available.
 

li:oadhurst II Area A roads and drainage are being com­
pleted now (April 1979), while the permanent water reticulation
 
system should be completed in May 1979. A temporary water sys­
tem was installed so that plot allocations and housing construc­
tion 	could begin sooner. The SHHA started allocating plots and 
issuing Certificates of Rights in September 1978 and Building
 
Material Loans in November 1978. 

As shown on the revised (April 1979) Planned Performance
 
Tracking hart (Annex), plot allocations for Areas B, C and
 
) are held up until roads and water reticulation systems are
 
nearly complete in each area. Thus, plot allocations should
 
begin by June 1979 and be completed by July 1980 with building
 
material loans followincf -- these dates assume completion of
 
infrastructure as shown on the Chart. Should water pressure
 
not be adequate, it may become necessary to delay plot alloca­
tions until the pumping plant is complete, December 1979 -­
thus resulting in a total delay in completion of this project
 
of at least ten months.
 

"2. 	 Self-help construction organized and underway on
 
most lots."
 

While there has been relatively little progress in the
 
construction of self-help houses since allocations of plots
 
only recently began, the SHMA has devised systems, procedures
 
and techniques for making building material loans and pro­
viding construction assistance which appear exceptionally
 
well suited for this type of project.* Also, the SHHA staff
 
is nearly at full complement and internal training activities
 
are substantially improving staff capabilities,. While there
 
have been delays in providing staff and staff turnovers are
 
a serious problem, but the delays now are caused by the lack
 
of serviced plots. 'With the current long waiting list of
 
applicants and systems operating smoothly, the SHHA is capable
 
of allocating plots almost immediately, issuing Certificates
 
of Rights within a few weeks and promptly thereafter -working
 
with each household on house design, materials required and
 
arranCging the materials loan.
 

"3. 	 C'mmuniity associations organized and operating." 

The Qormnunity'development section of -the SHHA staff is . 

young and inexperienced, thus the PCH Advisor has had to devote 

* 	 Experiences in Old Naledi and Broadhurst have demonstrated that 
the SHIM is capable in this regard with more experience, this 
capability should increase. 



considerable time in training them on all aspects of their 
work. Most -of their'time thus far has been spdnt on plot 
allocaLions, including the issuing of Certificates of Rights. 
They are now proficient in this.task. 

The SIMA helped create a "Village Development Committee" 
in Old Nalodi which is comprised of r epresentatives from each 
of nine "wards". It meets monthly to work out solutions to 
local problems and seek unified assistance from the GTC through 
the resident Town Councillor and the SHRA. 

InBroadhurst, two existing organizations were recently 
combined into one Development Committee similar to that in 
Old Nal'di. Such organizations are common in the -rural villages. 
oftBotswana. 

The 1'CH Advisor says that the SHHA has not.contributed as 
much toward community development as it would like ahd more 
emphasis will be on this area in the future.. 



18. PURPOSE 

As expressed in the Logical Framework, the project purpose is: 

"To create a permanent, self-sustaining shelter development,
 
production and management organization and to expand its
 
capacity to meet the continuing shelter rdequirements of
 

Gaborone's poorest majority using local resources."
 

In order to assess the nature and extent to which this purpose 
has been achieved to date, it is useful to divide the statement into 
its substantive parts and address each part separately. 

"To create a permanent, self-sustaining shelter ... organi­
zation...."
 

The Gaborone SHHA was small, inexperienced, poorly funded, 
and ineffective before this OPG funded technical assistance. 
Concommitant with the OPG, both the GOB and GTC agreed to 
greatly increase recurring funding of the SHHA and to increase 
its staff to 60 from approximately 13. Also, the SHIA re­
curring revenues were to be derived from the monthly levies 
paid by plotliolders in projects assisted by the SHRA. At 
times the funding source has been shaky and the staff com­
mitment less than agreed, but in general this part of the 
purpose has been realized and should continue to be as the 

SHHA staff grows and gains 'experience. Nevertheless, the 
SHHA undoubtedly will need to continually fight for adequate 
financing and staff as other priorities of the GOB and GTC 
continue to seek the limited available resources. 

"To create a ... shelter development, production and manage­

ment organization .... " 

It would be excessive to claim that the SHHA develops 
and produces shelter at this time. In fact, at issue 'is 
whether these shoild be among its principal purposes.
 
Infrastructureprimarily is a function of MLGL's various
 
departments, including Town and Regional Planning (general 
design), Surveys and Lands (physical survey),-and the Urban 
Coordinator (implementation). Thus far, building materials 
are purchased by the SHHA, not produced by it. However, 
the SHHA does provide technical assistance to plotholders 
in house design, selection of materials, and self-help 
construction. But the primary function of the SHHA is 
management of plot allocations and building material loans 
and -- in cooperation with the Town Treasurer -- collection 
of monthly service fees and loan repayments. It is this 
management function which the SIHA has focused on and which 
it now performs efficiently and effectively. Another facet 
of shelter management, fostering community development 
organizations, includes establishing the active Naledi
 
Development Committee and creating a similar new organiza­
tion in Broadhurst.
 



The management emphasis of the SHHA to date appears 
well considered since other agencies can better take the 
lead (with S1HHA involvement) in housing-development and 
production, while the SHHA clearly is best suited to 
manage self-help housing projects. 

"To ... expand its capacity to meet the continuing shelter 
requirements of Gaborone's poorest majrity." 

The SIHA's capacity has been expanded substantially in 
terms of number of staff, staff housing capabilities, plot 
allocation and Certificate of Rights procedures, financial 
accounting, and processing of building materials. Moreover, 
this expanued capacity has been fully directed to the housing 
needs of lower income households. The SHHA has been diligent 
in ensuring that plot allocation priority goes to the poorest 
households able to afford to build a self-help house and pay 
the monthly levies and loan payments. Moreover, the SHHA is 
working with other agencies in planning future projects and 
the SHHA itself is planning to meet its future obligations. 
Since the GOB is planning an accelerated pace of self-help 
housinj projects in Gaborone, the SHHA probably will need 
additional staff and financing. This growth will not be 
easy to achieve, thus the SHHA must prepare for it now. 
Continuing long-term and short-term consultants will be 
needed, as proposed under part 8, Decision Actions. 
Of course, this accelerated pace is dependent upon future
 
financing of self-help housing projects; while the monies
 
are committed through Broadhurst III, the project funding
 
beyond that is unknown at this time.
 

"To ... meet the continuing shelter requirements ... using 

local resources." 

The expansion of the SHHA has been financed by the GTC
 
and the GOB using domestic funds; including GOB grants .to
 
the GTC of P90 ($108) for each plot allocated. Since costs
 
of infrastructure improvements, Town Council services and
 
the SHIIA's operations are intended to be recaptured by 
monthly levies paid by plotholders, it would seem that the 
GOB could continue to advance the needed capital in the 
future without subsidy -- as long as the levy collections 
are adequate to recapture the capital cost plus a reasonable 
interest charge. The same reasqning applies to building
 
construction loans. However, the SHHA is not yet able to
 
function adequately without an expatriate advisor and it may
 
not be even a ,year from now. Also, Botswana produces little
 
in the way of modern building materials so continuing
 
reliance on South Africa seems inevitable for many years.
 
Traditional materials (mud, poles and thatch) are declining
 
in both accuptAnce and supply (especially thatch) in urban
 
areas, so their prospects are limited. Nevertheless, the 



SIHHA as well as other Botswana agencies need to continue to 

search for and foster the use of local materials, techniques 
and construction firms in order to strengthen Botswana's 
housing capabilities and guard against future increases in 

material costs and potential supply shortages. 

In summary, the SHHA is achieving the purpose of the OPG in 
creating "a permanent, self-sustaining shelter ... management organi­

zation and ... " is expanding "... its capacity to meet the continuing 

shelter requirements of Gaborone's poorest majority using local 

revenues." Nevertheless, the SHHA probably will have difficulty 
maintaining adequate funding and staffing; and the GOB is not doing 

enough to produce local building materials, techniques and contractors. 
Most importantly, the OPG statement of purpose assigns shelter develop­
ment and production functions to the SHHA -- thus functions have not 
been the primary functions of the SHHA, nor should they be. 



19. GOAL/SUBGOAL 

The sector goal for this OPG project is;
 

"To raise living standards of the urban poor through improved
 

housing and community facilities." 

This goal is verifiable by the following indicators as expressed
 
in the Logical Framework: 

"Increase mi Li number and percentage of low income house­
holds living in permanent housing and/or areas with access 
to community facilities and basic services." 

In the past 16-17 months, the SHA has allocated 1,685 plots 
and made 326 building material loans. Since Gaborone is growing by 
nearly 1,000 households per year (mostly lower income) the share 

of households with registered plots is higher, but a larger share 

of the total lower-income households are living in temporary houses 

now than when the OPG became effective. 

According to a March 1979 study by the Department of Town add 

Regional Planning, Gaborone population increased from 17,700 in 1971 
to 44,500 in 1978, or 26,800;people -- at four persons per household, 
6,700 households; at 5 persons per household, 5,400 households; thus, 
800 - 1,000 households per year. Between 1978 and 1982 growth of 
at least 1,000 households per year is projected. Over the next12 
months approximately 1,000. households should be allocated plots and 

material loans in Naledi and Broadhurst -- somewhat more than the 

projected growth of lower-income households. Also; most of the ,000 
households in the settled Old Naledi will benefit by upgraded public 
facilities and services and at least one-half should have building 
material loans (financed by Canada). Thus, over its 30-month term, 
OPG funds for SHHA technical assistance will have made a significant 

contribution to the sector housing goal. In fact, keeping abreast 

of housing needs in a town with such a high growth rate (about 10 
percent now) is no mean achievement -- especially considering the 
limited SHHA capacity only one year ago. 



20. BE3NEFICIARIES 

More than 5,000 lower-income households in Gaborone are 
intended to benefit directly by the provision of self-help housing 
assistance by the SHHA -.-one-half in upgrading projects (i.e., 
Bontleng, White City, Extension 14, and Old Naledi) and one-half 

in new development, (i.e., Naledi resettlement, Broadhurst I and 
11), As Table I (above) indicates, to date 1,685 households have 
been allocated plots and 326 have received building material loans. 
Also, the SHUA is serving as an effective agent for all its con­
stiLuuncy in sucking improved services (road maintenance, trash 
collection, mait. t-nance of water standpipes, acceptable and afford­
ablc low-cost sanitation) from the Town Council and Botswana 
Government. 

The SHHA's progress in serving its large constitueficy (nearly 
50 percent of the present population of Gaborone) has been delayed 
by shortages of trained staff, the need to devise various systems 
and procedures and the shortfalls in the completion of serviced 
plots. However, tnese delays measure only a few months and should 
be largely made up in 1979. 

It seems possible that the beneficiaries will at least equal 
the numbers estimated in the OPG Logical Framework by the completion 
of the OPG pt-riod (May 1980): "1. 3,700 serviced lots. 2. 1,400 
building material loans made. 3. 50 percent of all self-help con­
struction underway. 4. Two community associations organized." 
However, the SH11HA itself is not providing services to the plots. 
Also, there may be some slippage in the number of material loans 
and houses under construction unless infrastructure provision 
strictly meets the present schedules (i.e., Naledi and Broadhurst 
II, see Annex). In any event, any slippage is unlikely to be caused 
by the SHHA itself as long as it is adequately staffed and financed. 

To the extent that the OPG monies are effective in increasing 
the overall capabilities of the GTC SHRA to deliver housing and 
housing services, the indirect beneficiaries will be manifold the 
direct beneficiaries. The population of Gaborone is projected to 
grow by 38,000 tc 59,000 persons (i.e., perhaps 8,000 to 12,000 
households) betwon 1978 and 1986 (population was 44,500 in 1978). 
Most of these household, will be migrating from rural areas in 
search of education and employment, thus most will be lower-income -­

at least until they are trained and find suitable employment. These 
in-migrants [end to be young, they usually.come alone, their families 
remain in the rural villages (temporarily, anyway). Relatives tend 
to live together in an "extended family" manner. It is not uncommon 
for them to have a house in town, in their village and at thei 
cattle 1,C)sL. 

ft is liketl that a large share of future urban residents will
 
noed assistance of the*SHHA in Gaborone in order to have even the
 
most basic type of' housing. The implications for expanding GTC
 



SHHA capabiliti; are apparent, but the prospects for meeting these
 
needs are uncertain given the limits of COB finances, Town Council
 
finances and, most importantly, trained Batswana.
 

The expanded Gaborone SHHA is highly regarded in Botswana and 
is considered a model for future housing efforts in Gaborone, the 
three other towns and some of the larger villages. Since the urban 

population of Botnwana is projected to increase by at least 100,000 
persons by 1986, i.e., 20,000 plus households, the-spread effect of 
the OPG investment could be of considerable magnitude. Again, this 
potential is dupendent on the GOB providing an adequate number of 
icaponably trained and trainable people to gain experience and 
training from the expa triates now managing Bbtswana housing programs. 
Without this crucial immediate investment of personnel by the GOB, 
new urban migrants may find that squatter housing is all that is 
available to thm. 

I 



21. UNPLANNED EFFECTS 

One effect which was planned but nevertheless has been greater 
than expected is the overall improvement of the Gaborone SHHA, 
largely attributable to the efforts of the SHRA Advisor. The GOB 
now considers such SHHA improvements to be indispensible in the 
implementation of lower-income housing programs. This jositive 
effect may have a negative side as well: some officials in the 
GOB seem to feel that advisors can replicate such attainments, so 
they need not commit scarce educated Batswana to housing and urban 
development. 

The SLIA in 'aborone has been demonstrating that by educating 
households as to their rights and responsibilities as well as by 
instituting o0d management practices it is possible to collect 
monthly payments for services from the households much more 
effectively Lhao had been the case in Gaborone and continues to be 
the case in other towns. Also, the SHHA has created and instituted 
financial accounting systems and transport systems which are ' 
superior to those in all other departments of the GTC. As a result, 
the Town Council would like the FCH Advisor to help upgrade manage­
ment systems in the other departments. To some extent, Mr. Upchurch 
has provided such assistance (i.e., contractor invoice processing 
by Town Treasurer) , howcver he recognizes that the SHRA cannot 
afford to have his efforts diverted at this time. 

The three other town councils are well aware of the Gaborone
 
SIHA's performance and each would like somewhat similar technical
 
assistance -- essentially as proposed by FCH.
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22. LESSONS LEARNED
 

1. Require commitnent of local personnel on timely basis, 
reasonably trained and trainable as a condition of assistance*-­
cannot achieve purpose of improving local capability without local 
staff. 

2, Plan on substantial initial training of local staff as
 
well as continuing -on-the-job training and training of new personnel
 
(as inevitable turnovers occur).
 

3. Write specific terms of references as best perceived at
 
utiiet, but also allow for flexibility in the terms so that the
 
technical assistance can address other crucial issues which
 
materialize.
 

4. Provide for substantial amount of short-term technical 
assistance to be used at the discretion of full-time consultant, 
within established guidelines. 

S. Make sure that supporting facilities and services (e.g.,
 
office space,. furniture, telephones, transport, housing, clerical
 
staff) will be available as needed (or the project will suffer
 
substantial delays and distractions).
 

6. Even if English is the official language of the host
 
country, the majority of the poor speak only their native language;
 
therefore, provide for basic conversational language training at 
the outset for the full-time consultant and continuing language 
training for the consultant and family. The Peace Corp language 
and cultural training programs would be of considerable 6enefit.
 

7. It matters greatly which agency the consultant is'attached 
to and the officialIs to whom the consultant reports. The FCH Advisor 
found that the SHHA was under the Town Engineer, in order to make 
the SW-A more effective, it was necessary to reorganize the GTC to 
have the SHRA assume departmental status. In considering future 
similar technical assistance it is crucial that advisors be placed 
where they can be most effective and that their terms of reference 
be flexible enough to enable them to focus on priority needs as 
circumstances change. 

8. The value of technical assistance is determined,mostly by ­

the talents, commitment, and personality of the 'individual consultant(s).tb 
This OPG enjoys the benefits of an excellent FCH consultant. Such i 
persons are scarce, so adequate time and considerable care is needed 
to find comparably'qualified people.. 

9. The FCH consultant's :talents and experiences ought to be
 
leveraged by 'enablinghim to -(1) expand his training of Batswana and
 
(2) provide initial orientation and continuing supervision of the
 
other potential housing consultants to the other towns.
 

-- 'I 

:
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10. All parties to this OPG and similar projects should fully 
understand and agree to their monitoring and evaluation responsibilities 
from the outset to minimize.the uncertainty and confusion which has
 
attended this OPG and the related HG.
 

Ii 



23. SPECIAL COMMENTS OR REMARKS 	 I 

The following documents are attached as an Annex to this Project 
Evaluation Summary regarding the OPG funding of the FCH technical 
assistance to the SHRA: 

1. 	Logical Framework (from 1977FCI Proposal). I?
2. 	Draft Work Plan, Botswana OPG (by FCH Consultant, 1977).
 

3. 	Naledi Upgrading, Project Schedule (from CIDA Project
 
Manager, March 1979).
 

4. 	 Gaborone SHHA Planned Performance Tracking Chart 

5. 	 Summary Description of Plot Allocation Criteria and 
Procedures
 ]

6. 	Summary Descriptions of Building Material Inventory and
 
Loan Procedures 

4
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-GOALS 	 C I IV_ . 

rxrst cutrtnr oft 1. Design new organization and 1. Study proJects ssigned to S-HA. 
gain GTC approval. 2. Determine type of organiztion needed. 

- 3. Determine staff recuired. 
2Pan gan -A aval 4. Write Job descriptions. 

5. 	 Attend Council meetings. 
5. 	 Study costs of S -iA and services to 

SHHA areas. 
7. 	 Suggest new levy rates. 

Second quarter of 1978 	 1. Improve SHA management. 1. Develop new management systems. 
2. 	 Train new staff. 2. Set up a communicaticns system, 
3. 	 Help organize offices and 3. Help management list goals. 

ecuipment for staff. 4. Begin staff meEtr-gs for junior staff. 
4. 	 Improve accounting system. - Design new accounting system. 
5. 	 Helo set up evaluation. 6. Train new accounting staff. 

7. 	 Design new stores system. 
8. 	 Train new community development staff. 
9.'Help 	organize cuilding new ward offices 

and S-HA headcuarters.­
10. Plan evaluation. 

hird ruarter of 1978 1. 	 Assist staff to organize 1. Development of constrdction scheduling 
construction program. . systems. 

2. 	 Find a means of reducing 2. Assist management to set construction 
construction costs. goals. 

3. 	 Improve community developmant 3. Crgenize orouucticn of new designs end 
section. ccst.studies. 

4. 	 Train community Govelopment workers. 

th aucrter of 1978	 1. Improve construction training. 1. Supervise class in const. skills. 
2. 	 Organize transport'section. 2. SuQervise classes for trucK .and front 
3. 	 Study developmunt of local end locoer drivers. 

building matet als produdtion., 3, Can'1uct fLniilit study of local 
4 Iro6ve cofmninity Ievdlopm, nt v.uiling eterial oroJduction. 

- - -
a' - . Ore.aie$4 .roianing classesu for+2" 

/ eveLcoment NcrKers.
4'--'--
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TIME PER100
TIURE PERIOD 

First Cuarter of 1979 

Seconu cuarter of 1979 

Third quarter of 1979 

Fourth cuerter of 1979 


First cuarter of 1980 

Second quarter of 1980
 

GCALSGCcAL S 


Improve dcbt morngs'ont 
program. 

1. Improve ofFice managerent. 

2. Train stores managers. 

I 

Proparo senior 5l-oA mannagement 
for irdependint leadership. 

- Study SHHA financial base. 

Set up planning untt within 
SHHA for Broadhurst III 

Write'evaluat-ion of :.rHA as tfle 
Major urnan housing program. 

ACTIVITIES
ATVT
 

1. Develop system to inform manageimont 
of default status.
 

2. Develop guidelines for collection 
fo1low-up. 

3. Study reasons for defaults. 
4. Encourage GTC to enforce TCP/CCR. 

1. Organize filing system. 
2. Teach basic office management. 
3. Audit stores program. 
4. ReFine stores mansement. 

Set up classes to help manogament 
learn how to sot objectives, forccest, 
analyse problems, and make doctoine. 

Study income end expenses for $-HA site 
and service areas to determine if policy 
changes are needed. 

Study decisions of Gaborone Growth
 
Committee and begin planning for SHHA 

*ark in DR III. 

Use SHHA records and evaluation reports 

to write repor., 
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SUMMARY DESCRIPTIOn or PLOT ALLOCATION
 
CRITERIA AND PROCEDURES
 

One of the more troublesome aspects of sites and services housing programs 
in developing countries is the allocation of plots to the lower income house-, 
holds on a fair, efficient basis. The Gaborone SHEA has instituted plot.. o 
cation criteria, procedures and education efforts which are worthyof replica­
tion elsewhere. 

The following two-page illustration shows the Gaborone SHHA Plot Allocation".,
 
System which was devised by the FCH Advisor, approved by the Town Council,.and-, .J 
has proven to be effective. '* 

Applications are made at the SHRA central and ward offices. Assistance is 
provided in-completing the simple application form. ' The staff processes th4 
allocation in a matter of days (including household income check) and forwards* 
it to the Town Council's allocation conmittee. The applicant must be a citizanu 
of Botswana and resident of Gaborone foi six months (new arrivals are discouraged 
because of policy favoring rural development rather than urbanization). Also, 
applicants must be at least 21 years of age (there.are 'large numbers of uynge* 
household heads) and the applicant must not have a self-help plot or adequate 
housing. 

Household income is limited to a maximum of P1,500 per year (?1,800), except
 
that 5% may have incomes up to P2,500 ($3,000). The approximate median income
 
in Gaborone is P1,500. Also, households with little or no inbomesiare eXcluaed .
 

because qualified applicants must be able to afford the -monthly service charg-e' 
of P4.50 ($5.40). . . 

Priority is given to households living.in Old Naledi, the largosL squatter
 

area, and other substandard housing areas. Within each of'these classificatidhs,
 
households are ranked based on the point system shown on the illustration.
 

Eligible households are assigned plots as plots become available -- pred itl1 
there is a substantial'waiting list. Before 1978, plots were allocatedlt*h:oat A 
the households signing the Certificate of Rights. However, this'proved unW6):Rdblel 
because many refused to sign this agreement -- including the payment of monthlW f 
service charges and building a-permanent house -- once they occupied the pldt. 
Now they must sign the Certificate of Rights before they are authorized to oc i 
the plot. Not only does this document specify plotholder obligations,, it 8 
the leasehold title to the plot. 

Before households sign the Certificate of Rights, the SHRA community dcx,
 
velopment workers make sure that they understand the plotholder rights a W
 
responsibilities. Each applicant listens to a tape-recording (in Sets'""'
 
and is given a "comic book" entitled "Family Molefi's Housing Problems an 
They Were Solved." Moreover, the community development w6rkers- provide in 
dividual counsel. 

http:living.in
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One of the more important areas of instructionisthe responsibility of
 
the plotholder to pay monthly service charges tofinance secondary infra­
structure development, low-cost sanitation, road'and water supply mainte­
nance and operation, trash collection, and SHHA-operations. While the present 
charge of P4.50 ($5.40) per month is readily'affordable by most lower-income 

- households, many do not pay because they feel they are not getting adequate

services, they feel that they should not pay (i.e., Government -should subsidize) 
or they think they can got away with not paying. A year ago, more than 50% 
of Gaborone plotholders were in arrears on their -payments; now the rate-is 
nearly 30%. The improvement largely is- attributable to SHEA education effot&':; 
and improved collection procedures -- inbluding systematic follow-up letterts 
and actions for those who do not pay within 30 days.- Also, the SHIA has
 
greatly improved its record-keeping on plotowners 'by the use of programmable
 
accounting machines with programs and procedures prepared by the FCH Advisor.'
 

The Government of Botswana official policy -is no subsidy of hbusing. oHeW 
ever, the established charges do not meet present cost levels so both the COB 
and the Town Council are providing subsidies. To eliminate these subsidies, 
will require higher service charges and greatly improved collection rates ­
both politically difficult, thus demanding effective education efforts by
 
the SHIIA and improved collection efforts by -the SHRA and Town.Treasurer's -


Department.
 

Another problem with the collection of service'charges is that defaulting;'
 
plotholders have not been forced to pay. The Certificate of Rights provided 
. 
for the repossession of the plot, but this was considered too severe to be
 
enforceable, thus no action was taken. -The Certificate ofRights has just.
 
been changed to eliminate this repossession provision, thus allowing -regThr
 
established debtor laws to apply. Since there is Tno experience with,thit.. 
 .
 
change, its effects are unknown. 

Botswana's ability to adequately house its rapidly-growing urban poor
 
largely depends upon self-help housing programs and affordable 'serviced' plots

Central to these-efforts are the effective allocation of plots and collection
 
of service charges from plotholders. The Gaborone SHEA has made substantiai­
progress on both counts, although nore remains to be done to create adequitW
 
amounts of self-help housing on a non-subsidized.basis.
 



Step 1	 Take application. 

Step 2	 Reject those not qualified 
for reasons like under age 
or not citizn, etc. 

Step 3 	 Calculate how many
 
points the applicant
 
has....
 

StEp 4 	 Sort the applicants
 
into 4 groups according
 
to priorities ....
 

'-.4 

'I 

p 
* I 

r 

II 

LQUALIFIED
 

POINT SYSTEM INFORMATION 

Spouse ............. 20. 
Children--. ----- *-..*.........................X6. 
Sharing accommodation with rent......... 40.. 
Sharing accommodation without rent... 20. 
Existing house scrap tin/wood/poly. 50.
 
Existing house mud bricks .......... 20.
 
Years in Gaborone .......... X . 5. POINTS ARE
 
Lve 200M to 500M from water ..........
 5-. DETERMINED i y
Live 501M to 1000M from water ......... 20.
 

FACTORS to TNo sanitation at current home ............ 40. HE
 
Pit latrine or similar ............... 10. LEFT AN40
 K
Blind. crippled or missing limb........... 50.
 INCOME.
 
Age greater than 65 years .................... 30.
 
Second application for plot ................ 20.
 
No. of persons in family ............ (A)
 I 
No. of rooms in house ........ ,, ..... )
 

(A) ........... . ....... .. ......... X 10 .
 

i . 

First priority ig Old NAdi
 
jkdisplacees
 

0 

Second priority is displacees 
from thinning out procesi in, 
Bontleng and White City. 5. 

A, 

a 
Third priority is squatters" 
from anywhere in Gaboron&' I 

* v 

Lost priority is any other 
person in Gaborone who 4 
qualifies. 
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~j-.Step 5 Working with the first 
priority, sort the 
applications according 
to the number of points. 

W] 

Above is an example of 
how the numbers Orn the 
left might be pit into 
order on the right 
according to their value 

6p] 

Step 6,7,8 Take each priority in turn, 
sort the applications 
according to the number 
of points. 

Repeat step 5 for the 
other three priorities. 

Starting with the highests points, 
allocate to first priority until 
plots are finished or... 

Step 9 Begin allocating plots -
starting with the highest 
number of points in the 
first priority and work 
toward the lowest number 
points in the last priority. 0 

If plots remain, starting with t:1e 
highest points in priority 2, . 
allocate until plots are finished 
or . 

If plots remain after above, 
startinw ith highest points in 
priority 3, allocate until plots 
are finished or .... 

-

If plots remain after the above,
starting with the highest points
in priority 4, allocate balance. 

b& 



SUMMAARY DESCRIPTION OF BUILDING 

MATERIAL INVENTORY AVD LOAN PROCEDURES 

The Certificate of Rights provides that the plotholder must have a 
permanent house plan approved by the SHHA and at least one complete room 
must be finished within 12 months of the plot allocation date. To facili­
tate house construction, the SHHA offers technical assistance and building 
material loans. 

The SHHA ut;es "do-it-yourself" scale models of houses so that people 
can design the house they prefer. Charts are designed to quickly indi­
cate what size house the household can afford. The quanitites and costs 
of building materials are calculated by disc slide rule charts as well. 
SHEA staff assist households with these determinations. (Also, SHHA 
staff provides advice during the construction process.) 

Once an acceptable, affordable house design has been selected, a 
Building Material Loan Agreement is arranged and signed. Like the Cer­
tificate of Rights, this is a standard form prepared by the Government 

of Botswana. The Agreement provides for repayment by equal monthly 
payments over 15 years at 9% interest. 

In recent years, the maximum building, material loar{ has been P600
 
($720). However, this amount no longer is adequate to finance materials
 
for a basic house of 20 .12 plus separate toilet building. An increase
 
to P8oo ($960) is proposed by the SHHA.
 

Households can only borrow as much as they can afford to repay, i.e.,
 
no more than 25% of monthly income for the service charge and loan repay­
merit. To date 60-65% of borrowers have been eligible for the maximum loan.
 

Loans are made in building materials, not money. The SHRA stockpiles
 
building materials at its project ward office depots and delivers the
 
purchased materials to the plot using its trucks and tractors-trailers.
 
For large bulk deliveries, the trailers are left for the purchaser to
 
unload in the evening or on the weekend.
 

With the potential for thousands of building material loans outstanding, 
it is essential that the SH1-A have the capability to maintain large in­
vnntories, process material purchases, and collect loan payments'effi­
ciently and effectively. To this end, the FCH Advisor has devoted a 
large share of his time in the past year devising systems, writing pro­
codure instructions and training staff. His efforts have been augmented 
by short-term technical assistance and the purchase of programmable 
accounting machines and transport vehicles. 

The material inventory and loan record keeping, processing and analysis 
programs which he has devised and implemented enable an accurate day-to-day 
monitoring of building material stocks and transactions, thus facilitating 
inventory control. Further, complete accessible accounts are maintained 
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on each loan, thus insuring that both the STHHA and the plotholder are 
aware of what has been borrowed and what remains of the loan. 

These machines are usable in keeping track of loan repayments as 
well. However, revenue collections are the re:ponsibility of the Treasuret'l 
Department, not the SHIHA. Nevertheless, the STIlA and the Town Treasurer's 
Department work together on revenue collections because the SHWA is in­
volved with the build-ing material loans and works closely with the plot 
plotholders. 

The success of the SHilA's housing assistance programs depends upon: 
(1) adequate funds for building naterial loans; (2) availability of build­
ing materials; (3) efficient procedures for processing loans and materials; 
(4) trained staff in the ward offices for processing loans, handling,
building materials, providing construction advice, collecting loan re­
payments and providing community development services.
 

Because loan demand is likely to increase more rapidly than loan re­
payments, additional GOB and donor funds will be requireA for building 
material loans. Eventually, it nay be possible to establish a revolving

cund program.
 

Building materials mostly come from South Africa. While the potential 
to produce local materials seems limited, more attention to this potential 
might reduce the costs and supply uncertainty inherent in relying so 
heavily on imports. 

The SEIllA appears to have adequate procedures for handling building 
materials and loans but there is the major need for continuing training 
of Botswana in all facets of this program. This will be especially 
necessary if thc workload increases much above 1,000 self-help houses 
per year -- as it is planned to do with Broadhurst III and Gaborone West 
overlappingI one another and following Broadhurst II. 

i 


