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I. SUMMARY AND RECOMMENDATIONS

A. INTRODUCTION AND BACKGROUND

The proposed project is a follow-on to a $2.4 million Housing Guaranty
(HG) loan AID authorized in 1976 to assist in the development of the site and
service concept 1in Botswana and to contribute to the expansion and strengthen~
ing of the Gaborone Self Help Housing Agency (SHHA), a department of the
Gaborone Town Council. The Implementation Agreement was signed in October
1978. The HG inputs were part of the overall development of an area of
Gaborone, the capital of Botswana, known as Broadhurst II and financed the
construction of part of the infrastructure (roads, drainage, and sanitation
substructures) for some 1,300 plots, building materials loans for these plots
plus an additional 500 plots, and some capital equipment for the SHHA. The
remainder of site and service plots in Broadhurst I and III, which total
approximately 1,600 plots, was financed domestically or by other donors. (See
Section III.A.5.)

In addititon, AID authorized an Operational Program Grant (OPG) in 1977 to
the Cooperative Housing Foundation, a non-profit U.S. institution, which
included provision for a resident advisor to the SHHA. The OPG was amended to
extend its scope and time by providing an additional advisor to the Ministry
of Local Government and Lands (MLGL) to help expand the SHHA concept nation-
wide and by providing an advisor to the SHHA in Selebi-Phikwe (one of the four
major urban centers in Botswana). The current MLGL advisor's tour has about
nine months to go and the Selihe-Phikwe advisors's tour 1s finishing.

The MLGL advisor played a key role in the work during 1980 of a Presi-
dential Commission on Housing Policy (the Commission) 1n Botswana. The
report of this Commission contained a number of recommendations which have
been accepted for the most part by the Government of Botswana (GOB) and
formally adopted by Parliament in April 1982. They constitute a basic and
comprehensive national housing policy for Botswana. An implementation plan to
carry out these policies must now be prepared.

AID has had preliminary discussions with the GOB over the past several
years about the possibility of an additional HG supplemented by appropriate
technical assistance. This culminated in a request by government in March,
1982 to proceed with preliminary design of a new HG to be utilized in the
financing of a part of Phases 1 and 2 of the continued expansion of Gaborone,
known as Gaborone West.

As a result of this request, the Otfice of Housing and Urban Development
(PRE/HUD) fielded a team under the management of the Regional Housing and
Urban Development Office (RHUDO) in Nairobi to undertake the preparation of a
PID. Field work was carried out in June, the PID was submitted to AID/W in
early July and approved at the end of July. (See Annex 1 for PID Approval
Cable.)
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Final project design work was completed in the field during August and
this Project Paper (PP) is the result of that work. The GOB has been actively
involved in the preparation of both the PID and PP. All aspects of the proj-
ect have been thoroughly discussed with and reviewed by the GOB which concurs

in this proposal.

B. THE PROBLEMS TO BE ADDRESSED

A downturn in projected government revenues, particularly due to the fall
in diamond prices, has led the GOB to seek to expand its external financing
for development projects. In this connection it evidenced an interest in
seeking HG financing for the site and service component of Gaborone's planned
expansion along with related community facilities.

Due to delays in the planning process, the development of Gaborone is
about two and a half years behind schedule. Thus, both the Botswana Housing
Corporation (BHC), a government parastatal, and the SHHA have long and growing
waiting lists. Unless the overall financing is assured for the expansion of
Gaborone and its development moves ahead, the backlog of applicants for hous-
ing, particularly low-income families, will become completely unmanageable.
While squatting in Gaborone currently has been eliminated, the potential
exists for this problem to spring up anew unless alternatives are available.

The President's Housing Commission identified implementation capacity as
the major constraint to Botswana meeting 1ts shelter needs. While the
Gaborone SHHA 1s basically a sound institution, improvements must be made to
make it a more effective agency. The delays 1in the expansion of Gaborone have
retarded the development of the SHHA staff by reducing activity levels. Par-
ticularly important 1s the need to strengthen the SHHA in its provision of
technical assistance to plotholders in constructing their houses and in the
administration of the building materials loan program.

Finally, now that the lengthy and comprehensive process of developing the
national housing policy has been carried out and that policy formally adopted
by government, there remains the effort to carry out that policy and form a
sound implementation plan. Unless this moves ahead vigorously, momentum can
be lost. Some objectives, such as the reduction in subsidies, reorganization
of the MLGL to give added emphasis and effectiveness to the housing function
and inducing the private sector to play a larger role, already difficult to
achieve, will be hindered.

C. SUMMARY PROJECT DESCRIPTION

1. The Project

The proposed project 1s for an HG loan to support the growth of the site
and service concept in Botswana by financing building material loans, sanitary
facilities, and related infrastructure and community facilities for the site
and service component of Phases 1 and 2 of the continuing planned and orderly
exnpansion of Gaborone. Included will be two small pilot efforts to bring pri-
vate enterprise initiatives into play; a program for supplemental loans on a
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market basis to indivigggls holding SHHA plots who wish to further expand
their houses and financing for commercial facilities which will be rented to

small entrepreneurs.

In addition, it is proposed to provide grant funds for two resident
advisors in the MLGL, one resident advisor to the SHHA, related short-term
technical assistance and training. The MLGL advisors will assist the
government in the establishment and operations of a new Housing Division
within the MLGL and in the preparation of a plan to 1mplement the housing
policy recommendations. While countrywide in scope and in impact, it will
strengthen the framework in which the Gaborone SHHA operates and is consistent
with USAID strategy to assist the urban sector endeavours of the GOB to more
economic and effective ends. The SHHA advisor will concentrate on technical
assistance to plotholders in constructing their houses.

2. Goal and Purpose

The GOB's long-term goal in the shelter sector, as ennunciated in the
recently affirmed National Policy on Housing, "is to ensure safe and sanitary
housing for everyome.” AID shares this goal and will concentrate its efforts
in this project on low-income households.

The purpose of the project is to strengthen the institutional framework to
achieve this goal at both the municipal and national levels, to expand the
role of the private sector in developing human settlements, and to increase
the availability of low-cost self-help housing in Gaborone.

3. Project Inputs

The project inputs envisioned in this PP will be a Housing Guaranty loan
of $15.4 million. Funds will come from the U.S. private capital market on a
long-term basis at commercial terms and repayment will be guarantied by the
U.S. Government.

Technical assistance and training amounting to $1,070,000 will be financed
by grant funds, $650,000 to come from the Africa Bureau, subject to the avail-
ability of funds, and $420,000 from certral funds administered by PRE/HUD.

The HG loan will cover approximately half of the cost of development by
the MLGL of Phases 1 and 2 of Gaborone West. The remainder will be financed
by the GOB.

4. Project Outputs

The HG Loan will finance minimally serviced plots including sanitary sub-
structures, related roads and drainage, water standpipes for every twenty
plots, building materials loans for the plot allottees, prorated costs for
primary schools, clinics, market stalls, local community centers and main-
tenance equipment and a SHHA warehouse, ward offices and equipment. The loan
will also finance some commercial facilities and supplemental housing loans to
plotholders on a pilot basis.
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The outputs resulting from the grant-funded technical assistance and
training will be a functioning housing division in the MLGL, an implementation
plan for the National Housing Policy, and a strengthened SHHA.

5. Beneficlaries

The direct beneficiaries will be those families who are allocated a ser-
viced plot under the self-help program. These families average about five
persons in size and, based on existing applications, most have been living in
Gaborone for at least five years.

To be eligible for a SHHA plot, a family's annual income must be between
P300 ($270) and P2,500 ($2,250). Conservative estimates (See Section VI,
Social Analaysis) indicate a median annual family income of P2,400 ($2,160).
Most of the applicants, however, are well below the median.

6. Issues and Constralnts

The PID Approval Cable (Annex 1) indicated no outstanding issues. It did,
however, identify a number of points to be specifically addressed in the PP.
The points included the following:

- the project's fit with the CDSS--While workforce training and
employment generation are the focus of the Botswana CDSS, the
USAID has included selected projects for improved transportation
links and upgrading urban settlements as closely related and sup-
portive. The proposed HG supports this concept and contributes to
necessary improvemetns to housing which relate to the total
development of Gaborone (see Section III1.A.4.).

- the encouragement of private sector particpation-—Self-help
housing endeavors, polot programs for supplemental plotholder
loans and financing of commercial facilities and the utilization
of small local contractors for portions of the construction will
also assist 1n increasing private sector participation.

- identification of the crucial recommendations in the Presidential
Commission Report on Housing and ways to implement these recom=
mendations-—-Preparation of an implementation plan is, in the first
instance, the first important stev. Creation and staffing of a
new Housing Division to do this is crucial. Subsidies and
increased private sector efforts also rank as priority items.

- appropriateness of standards and costs--Review of the plans and
specifications for Gaborone West indicate that the standards are
resonable and cost are appropriate for low-income families.

- effects of proejct on rural-urban migration and on employment
generation--The provision of housing will not affect rural-urban
migration. Tt i1s, however, an 1integral part of the overall
development of Gaborone, which includes as Advanced Industrial
area. The AIA will create jobs and attract some people (see
Section VI.E.).




-5 -

- quantifica??zn of project beneficiaries an®he role of women and
the extended family--Direct project beneficiaries will be the
approximately 3,400 families who will be allocated self-help plots
financed by the HG Loan. Many of these families are headed by
woemn and are also part of the larger extended family unit which
exists in Botswana.

- detailed administrative analysis--This is contained in Section IV.
An effective working relationship has been established between the
MLGL and the Town Council and, within the Town Council, of its
various departments, including the SHHA.

- recurrent costs and subsidies--Recurrent cost increases will pri-
marily fall on the Twon Council. In addition to coot recovery
aspects of the self-help program, costs will be met primarily
through local taxes and central government assistance. The over-
all subsidy question is being addressed in the National Housing
Policy implementation plan.

~ provision of adequate water and sewage disposal--The World Bank is
financing an expansion of Gaborone's water supply. Provision has
been made for adequate sewage disposal.

All of the above are treated in more detail in the appropriate sections of the
PP.

The only major potential constraint to achievement of project objectives
is the assignment of qualified counterpart personnel to the resident advisors.
This has been a continuing problem in Botswana with aid projects due to the
shortage of basically trained people in all sectors. RHUDO and the USAID have
been assured by the GOB that counterparts will be provided at both the MLGL

and SHHA.

Experience in the past with the SHHA has been reasonable and given the
high priority attached to implementing the National Housing Policy it is
believed that counterparts will be provided.

D. RECOMMENDATIONS

Based on the proposed project set forth in this paper and the request for
assistance received from the Government of Botwana, it is recommended that a
Housing Guaranty supplemented by grant financing be approved as follows:

Housing Guaranty: $15.4 million

Integrated Improvement Program
for the Urban Poor (IIPUP): $420,000 over the life of the project
(The IIPUP project is a centrally-funded
grant project administered by PRE/HUD,
which has already been approved.)

Africa Bureau Grant Funds: $650,000 over the life of the project
subject to the availability of funds.



II. THE HOUSING SECTOR IN BOTSWANA

A. HOUSING IN BOTSWANA

1. The Existing Situation

The Presidential Commisssion Report on Housing policy in Botswana used a
population estimate for the country of 819,999 in 1980. This was divided into
growth centers and the rural areas. The growth centers included the four
ma jor towns of Lobatse, Selebi-Phikwe, Francistown, and Gaborone, ranging in
size from 20,000 up to Gaborone's 54,200. Also included ac "urban" growth
centers were the mining towns of Orapa and Jwaneng, with populations of
3-4,000.

Classified as "non-urban" growth centers were six large traditional
villages with populations of 16-26,000. The urban centers totalled some
143,000 people, the non-urban centers 122,000 and rural areas 554,000.

There is very little data on the total existing housing stock in Botswana
nor a breakdown of types or condition. In fact, the Presidential Commission
report, in projecting housing nzeds for the country, says that no attempt was
made to estimate the current shortfall in housing or the replacement needs due
to deterioration of exising stock.

However, that report does indicate an average familiy size in urban areas
of five and in rural areas of six. Recognizing that there are also differ-
ences in family size by income levels, e.g., a housing study conducted in 1977
indicated a household size of 5.4 in traditional areas and 5.8 in site and
service areas of an urban center, and that the extended family has some
bearing. It is, nevertheless, possible to arrive at a rough estimate of the
number of household units in Botswana. Using the family size figures in the
Presidential Commission report would indicate some 28,600 famllies in urban
areas, 20,300 in traditional villages, and 92,300 in rural areas in 1980.
However, the number of actusl housing units would be greater because of
different homes associated with different pursuits of families, e.g., cattle
post, village, etc. (see Section VI).

The Commission report, as stated, makes no attempt to describe the
existing housing stock in any detail although it does indicate that in 1980
about 100,000 of the households lacked any sanitation facilities. For the
urban centers, higher income families occupy standard housing built by con-
trators or developed by the Botswana Housing Corporation. The latter is
mostly rented (6,000 units) and the majority is in Gaborone (see Section II on
government programs). Except for BHC housing, rental is not common in Bots-
wana, and in traditional areas only perhaps five percent of the housing is
rented--home ownershp is highly valued.

The majority of traditional housing, which exists in urban centers as well
as traditional villages and rural area, consists of rondavels, round houses



built with walls of sun-dried mud blocks and thatched ?ngs. Unfortunately,
the material is usually not durable. Sometimes, and this is particularly true
in the villages, there will be 3 or 4 rondavels surrounded by a low mud wall
to accommodate the extended family with a further enclosure or fence to keep
animals in. Some of these accomodations in the villages have pit latrines
with communal standpipes for water sparsely located. Much of the family
activity, including cooking, is carried on in the open air.

Site and service areas (see also government programs) are now the accepted
way of providing houses 1in urban areas for lower-income families. Normally
this housing is constructed of concrete block walls, galvanized iron roo: and
metal door, and window frames. Traditional housing is usually built by family
and friends, while in the site and service areas, small informal contractors
are often employed as well.

With regard to tenure, land in Botswana is categorized as tribal land or
state land. 1In tribal areas, there is customary land tenure (a grant of land
to a tribesman for residential, grazing or farming), common law leasehold and
leasehold. All are allocated by the Land Board under the Tribal Land Act.

On state land there is leasehold, freehold, fixed-term grant (FTG) and a
certificate of rights (COR). The latter two concern this project. The COR 1s
used in the self-help housing areas of the major towns and is an allocation of
a plot spelling out the rights and obligations to the holder. The rights
include transferability with the consent of the town council, inheritability,
and use of the plot. The obligations include the building of a house up to
prescribed standards, ecnclosure of the sanitation unit, and the requirement to
pay for services provided by the town council.

Although tne government retains ultimate title to the land under the COR
and only transfers the right to use the land, repossession is difficult. The
State Land Act 1s currently being amended to provide for reposssession in the
event of default on ovsligations. There is also no form of registry of CORs
and this is also being developed. The former 1s necessary if the SHHA is to
insure collections from delinquent plotholder. Both are crucial if private
lenders are to lcan for housing improvements connected with CORs.

The FTG 1s basically a long-term lease whose payment has been capitalized.
It is a hybrid between leasehold and freehold. The government actually vests
title to the "grantee" for the period, but requires substantial home improve-
ments. The title deed is registerable 1n the deeds registry. The FIG is
transferable and 1s accepted by private lenders as mortgagable property.

A holder of a COR can convert to an FTG provided the plotis surveyed, an
individual water connection is installed, and all infrastructure costs associ-
ated with the plot are paid. Currently, the costs of undertaking this conver-
sion would cost about P2,000.

2. Projection of Needs

The Presidental Housing Commission indicated a need for some 65,000 new
housing units during the period 1980-1990, based on a population estimate of
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1.17 million in 1990 compared to 819,000 in 1980 (this was subsequently
revised upward to 860,000 and current estimates place it even higher), and a
household size of five in urban areas and six in rural areas.

Urban housing requirements were estimated to be over half of this at
35,800 and Gaborone itself was projected to require 18,800 units during this
period. Using five persons per urban household and six per rural household,
the following table indicates the projection of housing needs by category,
with 1980 and 1990 shown as separate years for contrast and a total for the
entire 10-year period.

Dwelling Units Needed

Total
Dwelling Units 1980 1990 1980-1990
Urban 2,600 5,100 35,800
Other "Growth Centers” 1,100 2,100 15,000
Rest of Botswana 1,500 1,200 13,500
TOTAL 5,200 8,400 64,500

SOURCE: Presidential Housing Commission Report

Such a projection, however, provides no breakdown of housing needs by
income group. The Commission, therefore, utilized housing "supply plans” for
the six urban growth centers which were prepared based on studies by the
Department of Town and Regional Planning and various other growth and planning
studies to give a rough estimate of urban housing requirements by type through
1980~-1990. This information is contained 1n the [ollowing table and approxi-
mates the overall estimate of urban housing needs.

Projected Urban Housing Need By Type

High Medium Low Self

Cost Cost Cost Help Total
Stock 1980 3,355 4,165 7,500 16,870 31,890
Stock 1990 4,530 7,100 14,380 39,420 65,430
Stock 1980-1990 1,175 2,935 6,880 22,550 33,540

SOURCE: Presidential Housing Commission Report

As mentioned above, no attempt was made to estimate replacement housing or
to eliminate any backlog which exists. Although not an accurate measure of
backlog, it is worth noting that the Botswana Housing Corporation waiting list
in Gaborone for all of 1ts housing types totalled over 9,000 in March 1982,
and the Gaborone SHHA had a waiting list of 3,200. To put this in perspec-
tive, it is estimated that the current backlog for SHHA serviced plots will
not be met until after 1986 at current projected rates of construction in
Gaborone West.



Production over thé-bast three years (1979-1981), taken from data avail-
able from the BHC and SHHA, show less than 5,000 units of all types completed.
Thus, at the present rate of production, the needs will not be met.

B. GOB HOUSING POLICIES, PROGRAMS, AND INSTITUTIONS

1. The Planning and Budgetary Framework

a. The National Development Plan: The housing policy of the GOB is
governed by two major planning documents, the National Development Plan
1979-1985 (NDP V) prepared by the Ministry of Finance and Development Planning
(MFDP), and the recently approved National Policy on Housing.

NDP V is the fifth full national development plan published since indepen-
dence. The plan is aimed at four objectives--rapid growth, social justice,
economlc independence, and sust.iined development. More speciftically, the
government's strategy is to achieve rapid and large returns from intensive
capital investment in mining and to reinvest those returns to improve the
living standards of those who do not benefit directly from mining sector
expansion. Rural development and employment creation are emphasized.

A key factor in NDP V is to balance and integrate the planning for urban
and rural development with a proposed decrease in the precentage of direct
government expenditures going to housing. The Plan proposes to achieve this
by strengthening the implementation capacity of the MLGL and decreasing
financial dependence of local authorities on the central government.

Self-help schemes were to be increased, squatter settlements upgraded, and
cost recovery stressed. Gaborone West was set forth in NDP V as the basis for
dealing with Gaborone's housing needs.

Since the formulation of NDP V, the economy has been adversely affected by
events described in Section VII. The effect has been to reduce the ability of
GOB to fulfill the plan as set out in 1979, and has caused a reduction in
planned development outlays for fiscal years 1983 through 1985.

b. The National Policy on Housing: Recognizing the growing housing
problem, a Presidential Commission on Housing Policy was appointed in January
1980 and spent a year investigating the activities of all existing organiza-
tions and institutions involved in housing, housing standards, land policy and
the development of rural housing. 1Its teport, delivered in Februrary 1981,
contained a comprehensive strategy for improving Botswana's housing and human
settlements. The GOB fashioned the recommendations in the report into a
national policy on housing, summarized this policy in a white paper delivered
in December 1981 and approved by Parliament in April 1982. (See Annex 7 for a
comprehensive policy report.

The national housing policy is based on a series of identified constraints
and problems 1n the housing sector: no comprehensive housing implementation
plan; rapidly growing housing demand; lack of institutional capacity; exces-
sive and misdirected housing subsidies; and inadequate internal mobilization
of resources for housing. The Commission itself identified implementation
capacity as the major constraint to meeting Botswana's housing nceds.
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Given these constraints, the national housing policy is designed to remove
fundamental problems within the context of both a long-term goal of insuring
safe and sanitary housing for all households and developing shorter-term
strategles to encourage the construction of urban housing at all income
levels, eliminate squatter settlements, and improve the quality of rural
housing.

To implement these goals, a policy was adopted that contains the following
elements:

- Creation of a new housing division in the MLGL and the preparation
of a comprehensive national housing plan.

- A reduction in housing subsidies and redirection of those
subsidies exclusively to low- and moderate-income households.

- A gradual increase in rents on government housing to an economic
level.

-~ The withdrawal of the goverment from the high-income housing
market.

- Increased mobilization of parastatal and private sector resources
and specifically encouraging the Botswana Building Society to
revise eligibility standards to allow more households access to
private market finance.

- Extension of the SHHA approach to rural areas to provide homes for
low-income households.

The next step to be taken by the GOB relative to the housing policy is an
implementation plan to achieve the policy objectives. For instance, a
detailed plan of action must be prepared tor a phased reduction in subsidies.
Such a sub-plan will probably require adaitional studies on subsidies. The
question of land tenure must be addressed 1f private sector lenders are to
initiate programs to lend to lower—-income households.

Because of the lack of staff to undertake the preparation of an imple-
mentation plan, work has not yet started. 1t 1s to this end that the
technical assistance proposed in this project is partially addressed.

c. Relation of Project to the Budget: The current National Budget of
the GOB authorizes maximum Development Fund Expenditures for fiscal years
1982-83 through 1984-85. For 1982-83, this figure 1s approximately P220
million. The table below shows the Ministry of Local Government and Lands
development budget for 1982-83 and for 1983-84 and 1984-85 combined (the
fiscal year is April 1 - March 31) as it relates to the total GOB development
budget. Of the total MLGL budget, that portion which is urban development is
shown and, in turn, within urban development the housing portion and, of this
Gaborone West.
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-
Approved Development Budget 1982-85

For MLGL
(millions)
Category 1982-83 1983-85
Pula A Pula 7%
Total Government 219.8 - 640.0 -
Ministry of Local
Government and Lands 54.0 100 150.0 100
Urban Development 22.7 42.1 65.4 40.9
Housing-including upgrad-
ing and site and service 18.2 33.8 55.0 34.9
Gaborone West 10.0 18.5 40.0 25.1

However, the Ministry of Finance and Development Planning has reduced the
averall ceiling to about P177 million for FY 1982-83 because of deteriorating
economic conditions. When this reduction of ceiling is combined with con-
straints on implementation capacity, actual development spending for fiscal
year 1983 will likely be about P140 million. This, however, still represents
a 27 percent increase over actual development spending in fiscal year 1982.

Each ministry is responsible for the allocation of its authorized ceiling
across projects. It is currently estimated that MLGL will spend about P39
million on development projects in FY 1983. O0f this, approximately P20
million will be for urban development and P10 million of that will be
accounted for by Gaborone West.

2. Government Organization for Housing

The Ministry of Local Government and Lands (MLGL) contains most of the key
shelter and urban development responsibilities under the direction of a Deputy
Permanent Secretary for Urban Affairs and Housing. Among other things, he
monitors the work of the Lost-Cost Housing Officer whc is responsible for
coordinating the nationwiae production of housing for lower-income households.
Project implementation is the responsiblility of three Urban Development
Coordinators, one assigned to Gaborone and the other two covering Lobatse,
Francistown, Selebi-Phikwe and Jwaneng.

MLGL's other departments relating to housing and urban development include
Town and Regional Planning, Survey and Lands, Unified Local Government Ser-
vices, and specialized units such as architecture/engineering, staff develop-
ment and training, finance, and planning. A detailed treatment of the minis-
try is contained in Section IV.

The Botswana Housing Corporation (BHC), a parastatal reporting to the
Permanent Secretary, MLGL, is engaged in the construction of low, medium, and
high-cost units, mostly for rent which it manages. The BHC has historically
tended tc serve houselholds at or above the median income. BHC-developed
housing will be a key part of Gaborone West.



- 12 -

Four Town Councils (Gaborone, Francistown, Selebi-Phikwe, and Lobatse)
have each established Self Help Housing Agencies as full departments respon-
sible for the implementation and administration of stie and service projects.
The Principal Housing Oificer is the SHHA's chilef executive officer who, in
turn, reports to the Town Clerk. Coordination between the SHHA and other town
departments is facilitated through the a SHHA Management Committee. The main
point of contact between the SHHA and the central government is through the
MLGL Urban Development Coordinator.

The nrganization and operations of the Gaborone SHHA are also discussed in
depth in Section IV. Other organizations involved in the overall development
of housing are the Water Utilities Corporation and the Botswana Power Company,
again treated in more detall in Section IV.

The Ministry of Finance and Development Planning has officers who work
closely with MLGL on setting the levels for the financing of housing, schools,
clinics, and other related facilities and services.

3. Urban Planning and GOB Housing Programs

The GOB's housing programs are carried out within the context of overall
town plans prepared by the MLGL's Department of Town and Regional Planning
(DTRP), which 1include provision for housing and also community, recreation and
commercial facilities. The DTRP then assists the local Town Councils in pre-
paring "supply plans” for providing housing.

Self-help housing solutions for Botswana date to independence and con-
struction of the new capital of Gaborone in 1965-66. The first such area was
south of the city center. By 1971, the GOB had concluded that site and ser-
vice would be an integral part of meeting the housing needs of Botswana. In
addition to a plot and sanitation sub-structure, an allottee was entitled to a
loan to pay for building materials issued to construct a basic house. Follow-
ing surveying of individual plots and installation of infrastructure and
sanitation units, the local SHHA issues certificates of rights (previously
described) for the 1individual plots.

In 1976, at the time of design of the AID Housing Guaranty project in
Broadhurst, the concept of site and service was well in place, but the
capacity to implement tnis type of shelter solution was still limited. By
1977, the Gaborone SHHA had processed about 600 plots, but only some 140
building material loans had been made. With Broadhurst, the SHHA staff was
expanded to provide community development services and technical assistance to
construct houses. The Broadhurst scheme was also a much more integrated
approach with a greater emphasis on completing thc construction of houses.

The Gaborone SHHA has also been responsible for the successful upgrading
of Gaborone's one squatter areas, Old Naledi, through provision of infra-
structure and loans for building materials.

Self-help housing solutions implemented through local SHHAs have also been
pursued i1in four other major formal towns of Botswana--Francistown, Selebi-
Phikwe, and Lobatse. Francistown has also had two phases of squatter upgrad-
ing since 1971.
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SHHA plotholders pay a regular monthly service levy, currently P8.00
(US$7.20) in Gaborone, to the Town Council to cover infrastructure costs and
services provided by the SHHA. Building material loans (BMLs) are provided
according to affordability, with a current maximum loan of P800 repayable over
15 years at 9 percent. The monthly payment on a maximum BML is P8.12 which
together with the service levy results in a maximum monthly payment for a
Gaborone SHHA plotholder of P16.2 (US$14.51). Current estimates are that the
cost of building materials for a latrine super-structure and a baslc 9m2 one-
room house is slightly over P740 (US$666).

The GOB is considering consistent with the new National Housing Policy,
the possibility of expanding the site and service concept into traditional
villages. One factor which will bear on this is a planned evaluation of the
SHHA concept and its possible application to village site and service pro-
grams.

Most land planned for residential development, and not designated site and
service, is conveyed to Botswana Housing Corporation (BHC) for a price ranging
from the cost of infrastructure for low-cost housing to the cost of infra-
structure plus P1,000 for high-cost housing. A covenant goes wlth the trans-
fer of title to BHC which requires a minimal expenditure per plot, based on
the type of housing designated, within two years.

Government housing types are defined by services and plot size. Low-cost
housing has on-site water and sewer with a plot size of about 400 sq. meters.
Medium-cost and high-cost housing are fully serviced, including power. The
former has plot size of 600-1,000 sq. meters, the latter 1,000 sq. mcters.

For the most part, BHC housing is rented and the current stock is about
6,000 units, most of which are in Gaborone. A variety of housing is provided,
ranging in rent from P43 (5$38.70) for the least expensive "low-cost” unit (3
rooms) to more than P343 ($308.70) for the most expensive house. Tenants in
BHC housing have the option to buy, at a price set by BHC (less than full
market). Almost 700 have opted to do so since BHC came 1nto being in 1972.

Although BHC has had two large rent increases 1n recent years, most
notably 20 percent in June 1981, 1t continues to charge sub-economic rents.
Actual rents are about 75 percent of economic rents primarily because BHC
receives concessional loans from the Ministry of Finance and Planning. (Most
borrowing in the past was at si1x and eight percent, but the figure 1s cur-
rently 10 parcent.) This subsidized rental policy is now contrary to the
newly approved government policy and tends to discourage home ownership for
those who are able to get a subsidized rental house.

C. THE PRIVATE SECTOR

1. Housing Finance

There are three private financilal institutions operating in Botswana, two
commercial banks and the Botswana Building Society (BBS). The commercial
banks do not make long—-term loans for housing. The BBS, organized as a
traditional building society, has about P17 million in assets, with the bulk
of these in long-term mortgages.
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There are two fundamental problems limiting private sector finance for
housing. The first of these is the ambiguity of tenancy status. Currently,
BBS will not accept certificates of right as the basis for a mortgage loan.
This restricts BBS financing to those holding freehold title or long~term
leaseholds. The second problem involves the banks' traditional unwillingness
(but not BBS's) to make loans longer than five years' maturity.

The National Housing Policy gives specific focus to the question of
housing finance. 1Its strategy states “Botswana's financial institutions
should be encouraged to expand their housing lending activities to lower
income and rural areas. To accomplish this, mechanisms to utilize Botswana's
financial resources for housing must be developed.” The Policy goes on to say
that the Ministry of Finance and Planning should conduct a study in this area
and that the National Development Bank, a parastatal, should lend for the
building of rural housing. It also notes that "commercial banks and the
building society should adapt to the nation's needs buy lending to lower
income and rural households."”

If there is passage of an amendment to the State Lands Act (and this is
considered imminent) which will permit reposession of property in default, the
BBS has expressed interest in developing a program for supplemental loans to
SHHA plotholders. A small portion of the HG will be set aside to support a
pilot effort. BBS is described in more detail in Section IV. C.

To support private housing finance activities, the GOB has a program to
guarantee a portion of mortgage loans. The guarantee is free, but limited to
20 percent of the mortgage loan up to a loan limit of P15,000. This limit
focusses the guarantee on medium-cost housing. To date, 296 guarantees have
been issued with an average guarantee in the P2,500-3,000 range ($2,250-
2,700).

2. Construction and Private Development

Private development activity in Bctswana has been limited by the prepon-
derence of public and tribal lands. Since only about 3 percent of the country
is freehold, developers must rely on allocation by the government in order to
become active in residential and commercial construction. In the latest
development area, for example, private developers have been allocated slightly
over 200 plots for medium- to high-cost housing. This represents about 7 per-
cent of all plots in this area. TFor Gaborone West, no plots have been allo-
cated to private developers as yet, but about 70 plots have been set aside in
Phase 1 for private sector allocation.

Interviews were condurt J with two private developers, both insurance
companies, who are developing in the latest development area. Neither had any
problem in their dealings with government. The gorernment places little or no
requirements on private developer< other than a three-year development time
limit and the necessity to build medium- or high-cost units. Densities are up
to the developer, although the Town Council must approve the plans. Work on
these private developments appears to have gone well.

Botswana Development Corporation (BDC), a parastatal, has also developed
some high-cost flats on freehold lands. However, it does not plan any future
development and has not been active in housing since 1979.
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BDC is, however, quite active in industrial and commercial development.
It is currently working with a private developer to put a supermarket into the
Broadhurst commercial area and plans another for Gaborone West. Additicnally,
it is working on attracting developers to the Gaborone West industrial area.

Major infrastructure contracts in Botswana are carried out by expatriate
firms and this will probably be true in Gaborone West as well. Primary
contracts concerning Phase 1 have already been let for water and sewer and an
on-site contract for infrastructure (water, sewerage, roads, and drainage) has
also been let. All of these contracts are with expatriate firms. However,
the MLGL intends to break up the work for sanitary sub~structures on site and
service plots inzo small segments along with clearing and tree surgery, and
possibly some small buildings to encourage small local Botswana firms to bid.

An important point to note in this project, however, is that the
construction of houses 1is, in reality, all private sector--either by self-help
means or through petty contracting. Most allottees usually engage individuals
to help with the construction work and studies which have been carried out
substantiate this. 1In a site visit during PID design work, the project design
team talked to an allottee who had engaged two employees from an expatriate
firm who were working independently on weekends.
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ITI. PROJECT DESCRIPTION

A. PROGRAM STRATEGY

1. Evaluation of First HG

As described earlier, the first HG in Botswana had as its primary
objectives assistance in the further development of the site and service
concept in Botswana and contributing toward expanding and strengthening the
Garborone SHHA. To help achieve this, a resident advisor was placed in the
SHHA and, subsequently, a second advisor in the MLGL. To help expand the
concept nationwide, a third advisor was placed in Selebi-Phikwe SHHA. It
should be pointed out that until a resident was placed in the Ministry, the
AID focus was on the Gaborone SHHA.

Two evaluations of the Broadhurst I1 Project have been carried out, the
most recent (and final one) being in November 1980. This evaluation, while
concluding that Broadhurst represents a "model shelter program for developing
countries,” also noted some areas requiring attention. Most important were
the failure to provide a full range of community and commercial facilities
concommitant with the allocation of plots, the need to increase the level of
collections and a commitment on the part of the GOB to assign the full range
of staff, particularly counterparts, and malintain this level. Other areas
noted for attention were to improve the relationship and functioning of the
SHHA with other Gaborone Town Council departments, increased training oppor-
tunities for the staff, the need to set the service levy so as to recover more
of the costs, and the need to set an adequate BML limit so that it would
finance the cost of an adequate shelter.

Some of these elements have already been dealt with; all were carefully
addressed in the formulation of this new project.

2. Project Goal and Purpose

AID's goal in this project is to help ensure safe and sanitary housing for
lower income households in Botswana. The goal is consistent with the GOB's
long-term goal in the shelter sector set forth in the National Housing Policy.

The purpose of the project is to strengthen the institutional framework
for housing at both the national and municipal levels, to expand the role of
the private sector in developing human settlements, and to increase the
availability of low-cost self-help housing in Gaborone.

3. Strategy and Objectives

The strategy for this project is based on an acceptance of the National
Housing Policy and its goals and objectives, and seeks to assist in imple-
menting this policy. As such, it does not seek to influence policy shifts
(these have already been set forth) but instead, through the use of HG and
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grant resources, to emphasize those aspects of the policy which appear to be
the most important and which can be addressed most effectively with AID
assistance. While obviously financing an absolute increase in low-cost shel-
ter solutions through the HG resources, the long-term gains and replicability
induced by this financing are where the payoff is.

The immediate approach will be to improve the institutional capacity of
government, both at the central and municipal level, so that 1t can more
effectively solve Botswana's housing problems. As a pilot effort, the need to
increase private sector involvement will be addressed.

The short-term strategy in the first instance is to assist in and influ-
ence the establishment of a new housing division in the MLGL. At present
there 1s one low-cost housing advisor assigned in the ministry and this
position is staffed by the OPG advisor. The ministry currently envisions a
three-person division, but the positions have yet to be approved. As pointed
out above, no concrete plans to implement the various components of the
national policy have been developed.

Without the establishment of a new housing division and its staff, it is
likely that development of an implementation plan to address the new policies
will not proceed and momentum will be lost. The division is also to be
responsible for overall coordination and further development of all SHHAs in
Botswana.

At the municipal (town council) level, the strategy 1s to continue to
foster the SHHA concept by strengthening the Gaborone SHHA as the leading
example. While the SHHA concept 1s now well accepted in Botswana and the
National Housing Policy talks about expanding this concept into rural areas,
the existing SHHAs still need to be improved substantially if they are to
successfully carry out their roles. While well established, the Gaborone SHHA
needs continual improvement and upgrading at all levels. Most important, at
present, is a need to expand and improve the level of technical assistance
provided to plotholders in building their houses and in the administration of
the SHHA on-site ward offices. It 1s also necessary that the SHHAs continue
to gradually expand cost recovery through increased levies.

The long-term strategy is partly to continue the efforts to expand the
implementation capacity of the government and partly to introduce efforts by
the private sector to play a more significant role. That is, the creation and
functioning of a new housing division in the MLGL, the preparation of a
specific implementation plan relating to the National Housing Policy and all
the ramifications thereof, and the expansion and improvement of the Gaborone
SHHA are all endeavors that take time and must be assisted on a long-term
basis if they are to succeed.

Up to now, the provision of housing in Botswana has been heavily dependent
on goverment programs. While the National Housing Policy recognizes this and
specifically identifies a larger role for the private sector, this has become
even more important 4as mining revenues have declined drastically from earlier
projections and government resources are pinched. Thus, the need for private
endeavors to supplement the government programs becomes more important.
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The advent of a larger role for the private sector will be addressed, on
the AID front, in two ways. One 1s on the housing finance side. The aproach
will be to try and work with government and the Botswana Building Society to
permit and induce this organization to lend to lower-income families, and,
specifically, to SHHA plotholders to construct their housing or to add to
thelr house once constructed.

The second way in which an attempt uill be made to facilitate greater
private sector involvement in housing projects concerns the development of
necessary commercial areas. The Gaborone Structural Plan prepared by the
Department of Town and Reglonal Planning includes cemuercial areas in all
projects. The actual implementation of cemmercial development in these areas
has been spotty, however. The longer-term strategy calls for these areas to
be developed 1n an orderly and timely fashion with emphasis on assisting the
small entrepreneur so as to provide both services and employment to the
residential area.

4, Relation to CDSS

The Botswana CDSS focusses on complementary goals of workforce training
and employment generation and targets the rural poor as the primary bene-
ficiary group. While concentrating project activities toward this end,
selected projects of a closely related and supportive nature are included to
improve transportation links and upgrade urban settlements.

The percentage of Batswana living in urban settlements has risen from 4
percent 1n 1964 to 16 percent in 1981. The GOB has recognized for more than a
decade that government inaction 1n urban areas would not discourage the rural
exodus and correctly decided 1n 1974 to legitimize existing squatter areas and
deal with the realities o1 urban migration. Today, the government 1s endeav-
oring to accommodate nationally rapid urbanization while stressing rural
development. Until programs to provide employment in rural areas become suf-
ficlently large and productive to absorb new labor force entrants, urban
migration will continue unabated.

USAID has supported this analysis from the beginning and, as described,
supported a Housing Guaranty for the development of a site and service project
in Gaborone in 1976. The FY '83 CDSS delineates a housing strategy which
builds on this successful experience ad specifies further assistance to the
GOB and Gaborone SHHA for an expanslon of activities. The strategy cites HG
assistance for the development of a large scale shelter and community develop-
ment program in Gaborone West and continued support for related technical
assistance and training.

Short-term employment opportunities will result with the implementation of
the project, but these are 1lnsignificant from the perspective of USAID program
goals. The central purpose of this effort, as spelled out in the current
CDSS, is to help implement GOB policy so that shelter sector institutions,
e.g., the Gaborone SHHA and Ministry of Local Government and Lands, are able
to mobilize and apply resources in increasing proportions to the shelter
problems of low-income households.
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5. Coordination With Other Donors

Botswana's housing sector has been fortunate in receiving considerable
external assistance. To date, it has been complimentary and reasonably well
coordinated.

In the Broadhurst project, where the first HG was located, the EEC
contributed to the financing of the water system for the area. Canada's CIDA
financed a portion of the project as well as the upgrading of Gaborone's one
squatter area. Both CIDA and Sweden's SIDA also had advisors to the SHHA, and
the British ODA topped off the cost of the MLGL's urban coordinator for
Gaborone.

Over the same period, the World Bank assisted in site and service programs
in Francistown and Selibe-Phikwe. The British have assisted in site and
service programs in all of the four major towns over the past decade, most
recently in Lobatse. The British Commonwealth Development Corporation (CDC)
has also made two loans to the BHC.

At present, the principal urban shelter donors in Botswana are the World
Bank, the British (both through ODA and CDC) and USAID. The World Bank's
proposed Urban III project would continue assistance to the SHHA in Francis-
town for the provision of site and service and upgrading. In addition, Urban
ITI would extend the World Bank program to Lobatse for an upgrading program
(there is an ODA-funded SHHA advisor in Lobatse). Training will be an
important component of Urban III. The Bank is also involved with the
expansion of the Gaborone water system.

Britain's current shelter sectcr involvement is concerned primarily with
providing salary supplementation to a wide variety of expatriate GOB-line
officers, including those connected with shelter. Besides the Lobatse
advisor, ODA directly funded a preliminary engineering study of Gaborone West
in 1979, with a grant of approximately $425,000.

No further capital assistance for Gaborone Yest is currently planned,
although ODA will fund an additional site and service program in Lobatse. The
CDC is considering a thicd loan to the Botswana Housing Corporation for
medium-cost housing in Lobatse and Jwaneng. The Canadians are interested in
village development although it 1s only at a preliminary stage.

The USAID and RHUDO have worked closely with British technicians working

in Botswana. Regular meetings have been conducted with World Bank to ensure
complementarity of projects, particularly with regard to training.

B. DETAILED PROJECT DESCRIPTION

1. Capital Assistance

The HG loan will contribute to fiancing the expansion of Gaborone, known
as Gaborone West. Gaborone West is scheduled for development over the next
10-15 years. It 1is organized into eleven approximately equal neighborhoods of
2-3,000 housing units. Consistent with national policy, 65 percent of the
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housing will be site and service. The remainder will be developed by BHC as
low, medium, and high~cost housing and by :rhe private sector (largely high
cost housing) either as serviced lots for sale to individuals or blocks
tendered to private developers. Housing types in each neighborhood in
Gaborone West will be integrated spatially to prevent undue isolation of
income groups.

The first two phases of Gaborone West include the project under
consideration. Detailed plans have already been completed for Phase 1.

In its entirety, Phases 1 and 2 will be comprised of approximately 3,500
site and service plots, about 1,100 low-cost housing units, and about 1,300
medium- and high-cost housing units. Included will be a full range of com-
munity and commercial facilitles as well as two ward offices and building
material warenouses for the SHHA.

The HG loan will finance all direct costs associated with developing site
and service plots, subsequent building material loans for the plotholders and
certain SHHA plant and equipment. It will also finance prorated costs of
community and commercial facilities, infrastructure, services, and common
arcas for the entire project area. A timetable for project expenditures in
Phases 1 and 2 is shown in Table III.B.l.

TABLE III.B.1l.
PROJECT EXPENDITURE TIMETABLE
(in P0O00's)

82/3 83/4 84/5 85/6 86/7 87/8 88/9

Phase 1
Total 3150 8413 4360 594
USAID 1046 4032 2349 594
Phase 2
Total 35 515 1440 5334 8579 3030 226
USAID 30 177 933 1794 3322 1961 226

Technical details of the project are discussed in Section V.

The World Bank will finance the primary costs assoclated with the
expansion of the water supply system. BHC and the private developers will
finance tertiary infrastructure costs directly related to their development
areas. The remaining costs associated with infrastructure and community
facllities will be financed by the GOB from its own resources.

2. Technical Assistance and Training Program

It is proposed that an advisor be provided to £ill the now vacant post of
Senior Technical Officer in the SHHA with a counterpart provided by the SHHA.
This new project advisor will have responsibility for on-the-job training of
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technical officers at the new Gaborone West ward office and the other existing
ward offices, as well as assisting in training activities for community
development group workers, operation and monitoring the establishment of a new
warehouse for building materials at Gaborone West, and establishing the proper
accounting procedures for distribution of these materials.

At the national level, the MLGL has requested three new positions to
establish a Housing Division. However, during this period of budgetary
restralnt, the Directorate of Personnel 1s reluctant to create new positions
absent external support.

At present, MLGL's Low-Cost Housing Advisor is the only officer solely
concerned with assisting the SHHAs with their existing problems, such as
setting economic service levies, devising appropriate cost recovery and
collection policies, and planning for future expansion. For instance, the
Gabornone SHHA will require additional services from the MLGL during the
implementation period of the Gaborone West project. These services could best
be provided from officers of the contemplated Housing Division.

It 1s proposed, therefore, that AID provide two positions in the Housing
Division (for a two-year period) for its establishment and start—-up opera-
tions. These positions would be localized at *“he completion of the two-year
period by developing counterparts. The GOB would also assume responsibility
for funding and localizing the third post within the Division, that of the
Low-Cost Housing Advisor (now filled and funded under the OPG).

While the GOB and the USAID are involved in 4 number of training studies
and projects, the primary emphasis of existing programs concerns senior level
training within the civil service. The needs of the Gaborone SHHA are more
related to on-ithe-job skills improvements. As part of the technical assis-
tance and training package, a sum of money will be made available for tuition
costs, supplies, and materials for an in-country training program for the
Gaborone SHHA.

Finally, specialized expertise will be required on a short-term basis from
time-to~time, both at the ministry level and the SHHA level. An additional
12-person months of such expertise 1s being budgeted as part of the technical
assistance.

3. Pilot Programs

Preliminary discussions were held with GOB officials during the PID work
with regard to incorporating within the HG loan components which will assist
the announced policy of an increasing role for the private sector. Two
elements have been suggested as presenting the best possibllities for these
efforts.

The first concerns the possible participation by the private financial
sector, particularly the Botswana Building Society (BBS), in making housing
loans to occupants of SHHA serviced plots. SHHA plot residents: can often
afford to build houses larger than can be financed with the maximum SHHA
building materials loan of P800; may need the assistance of a small contractor
to do some of the work; or might desire to convert to a long-term leasehold
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and hook-up to an individual water connection, but need to finance the
assocliated costs of doing these things.

At the moment, BBS (and commercial banks) have problems with making such
loans because of tenure questions associated with certificates of rights (COR)
holdings, high servicing costs, and what they perceive to be risk. These
issues can be addressed through three actions. The first two are being taken
by GOB. The cabinet is considering amendments to the State Land Act that
would reduce financial risk by allowing greater access to the property in
cases of delinquency and default. At present, a creditor has access only to
moveable property in the case of the COR plotholder; with the amendments, the
plot itself can be repossessed. The second action is the development of a
registry for CORs. Such a registry would clarify tenure to the polnt where
private financial institutions have a basis for lending. Both these actions
are proceeding apace and should be completed in the near future.

Following discussions during PP design work, BBS has indicated an interest
in setting up a pilot program to make home improvement loans and encourage the
development of SHHA properties. 1In this connection, the BBS Board has
established a sub-committee to look into greater participation of BBS in
low—-income housing fiance. This program will be part of BBS's effort to
support the implementation of the National Housing Policy. The basis and
conditions of the program, as now contemplated, are contalned 1in Annex 12.

The program would be aimed initially at residents of Broadhurst, since
they would have build a permanent dwelling and pald off part of their building
materials loan. If the program proves successful, it would be extended to
Gaborone West as that development matures. The first loans would be financed
from BBS's own resources, which would allow for ample margin to cover adminis-
trative costs and a countribution to reserves. These resources would be backed
up by funds from the HG loan, to be used as the program expands beyond that
which could be supported by BBS if it is successful.

The second area concerns the provision of commercial facilities in the
project areas such as shops, stores, or even small manufacturing facilities.
Provision has been made in the Gaborone West Master Plan for these activities,
but at present plans are only at a preliminary stage. 1Initial discussions
have been held with the MLGL, the Town Council, the Ministry of Commerce and
Industry and the National Development Bank as to the appropriate mechanism for
financing and developing these facilities. These discussions are continuing
and a final approach will be developed prior to negotiation of the Implemen-
tation Agreement. The 1ntent is to finance and develop commercial facilities
for rental to private entrepreneurs. This will provide some level of employ-
ment, as well as provide essential commercial services to the community.

Project cost estimates include notional amounts for these pilot efforts.

C. IMPLEMENTING INSTITUTIONS

The Government of Botswana, acting through the Ministry of Finance and
Planning, will be the borrower of the HG funds.
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The Ministry of Local Government and Lands has overall responsibility for
the development of the project and prepared the internal GOB Project Memor-
andum setting forth the financing request and justification for Phase I. The
MLGL will also be responsible for carrying out the infrastructure work, with
the exception of water by the Water Utilities Corporation and power by the
Botswana Power Corporation, on behalf of the Town Council. The Council will
be directly responsible for all buildings, vehicles, equipment, and other SHHA
requirements such as building material loans.

D. PROJECT INPUTS

1. HG

The loan will be for $15.4 million and will finance site and service
costs, including prorated infrastructure and community facilities, building
material loans and pilot efforts for supplemental loans thcrough the building
society, and to finance commercial facilities.

The HG funds will be borrowed by the GOB from private U.S. lenders at
commercial terms. Repayment will be guaranteed by the U.S. Government.

2. Grant Funds

a. Integrated Improvement Program for the Urban Poor

This is a centrally-funded project administered by PRE/HUD. Funds
from this project amounting to $420,000 will finance the resident
SHHA advisor and local training for the SHHA.

b. Africa Bureau

Two resident advisors and short-term technical assistance
amounting to $650,000 will be funded from Africa Bureau grant
funds.

3. Local Inputs

The GOB will fund from internal sources about $17 million of the costs
assoclated with Gaborone's expansion. These costs do not include the costs
ralated to BHC and private developer housing, both the actual costs of the
housing and the related site infrastructure. Finally the Water Utilities
Corporation will borrow funds from the World Bank to finance the.primary water
system.

The GOB will meet the recurrent costs of the project and finance the
counterparts on the national level.

E. PROJECT OUTPUTS

1. Physical

The project will finance 1,770 site and service plots along with basic
houses financed with building material loans in Phase 1. Final site plans for
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Phase 2 are not yet completed, but the number of site and service plots and
building material loans will be approximately the same.

The project will also finance the prorated costs of secondary roads,
drainage, water and sewerage, and power related to the site and service plots
(sewerage and power costs relate only to community facilities), and all infra-
structure costs directly applicable to the site and service areas.

HG cost will be applied on a prorated basis to the community facilities
serving the site and service areas. For each phase there will be four primary
schools, a clinic, a parks department building (not in Phase 2), vending
stalls, public toilets relating to commercial facilities, and various
vehicles, such as refuse collection trucks, related to maintenance of the
community.

For the SHHA, a ward office and warehouse will be constructed and related
maintenance equipment and vehicles provided.

Finally, the pilot efforts will finance supplemental loans resulting in
expanded SHHA houses and commercial facilities. Since the amount in the loan
for these two items 1s notional and the details have to be worked out, no
attempt to quantify outputs has been made.

2. Institutional

At the conclusion of the project, it is planned that the MLGL will have a
functioning housing division staffed with Batswana. A detailed implementation
plan will have been prepared to carry out the recommendations of the National
Housing Policy with initial steps having been taken to carry out this plan.

The SHHA will emerge from this project as a strengthened institution.
Specifically it will have the capacity to provide technical assistance to
plotholders in constructing their houses and to operate the building materials
loan prcgram more effectively. The collection procedures for the service levy
and BMLs will be improved and outstanding delinquencies significantly reduced.

3. Employment Generation

The GOB, 1n 1ts own Project Memorandum, states that it is not possible to
quantify employment generated by the Gaborone West project because supporting
data is not available and plans for the commercial and light industrial plots
are still preliminary. However, the specific employment-generating activities
for Phase 1 are discussed in Section VIII, Economic Analysis.

F. BENEFICIARIES

1. Direct Beneficiaries

The proposed HG project will be structured so that all solutions are
affordable by families below the estimated median urban income. There are,
however, no direct data available on household income in Botswana, which
enables the median income to be determined with precision. For project
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purposes, an estimate of P2,400 p.a. is being used, which is based on such
data as 1s avajlable. This figure translates into P200 (US$180) per month.
Further discussion of this appears in Section VI, Social Analysis.

With the above as the framework and based on previous experience, it has
been determined that typical allottees for SHHA serviced plots will include
such people as laborers, technicians, factory workers, government clerks, and
service sector employees. Many of these allottees will be women. The SHHA
has recently completed an analysis of existing applicants for serviced plots
covering employment, family size, income, age, etc. This is also discussed in
Section VI.

Relating the median income of P200 per month to current SHHA charges to
plotholders of P16.12 per month including a maximum BML and assuming 25 per-
cent of income available for housing expenses indicates that families well
below the median will be able to afford a SHHA plot and BML, i.e., P16.12 is
only about 8 percent of P200. This would permit many beneficiaries to add to
their basic house if supplemental, long-term financing were available.

2. Beneficlary Participation

Individual families receiving a plot under the SHHA program must build to
a certain minimum standard within a specified time period. To accomplish
this, they can apply for a loan up to P800 for building materials. One room
plus the toilet must be completed within one year, but within these limits the
family can build at its own pace, can utilize whatever portion of the loan it
needs, can supplement the loan from other sources to build a larger house, can
add on to 1ts house as 1i goes along; in short, the family has a great degree
of freedom in developing its housing.

3. Indirect Beneficiaries

Indirect beneficiaries will include those individuals who will gain
employment as a result of the construction generated by the project, both in
the form of direct wages or remuneration but, as a longer-term aspect, in the
experience gained. This will be particularly true of the smaller local con-
tractors who will be encouraged to bid on portions of this project.
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IV. ANALYSIS OF IMPLEMENTING AGENCIES

A. GOVERNMENT MINISTRIES AND AGENCIES

1. Minlstry of Finance and Development Planning (MFDP)

MFDP 1s the senior ministry in Botswana employing over 1,000 people in
seven departments whose responsibilities cover a wide range of subjects from
tax, statistics, customs, accounting to economic affairs. MFDP coordinates
the needs of the various line ministries for project finance with the overall
GOB requirements and contraints.

AID has worked closely with the MFDP's Division of Economic Affairs in the
preparation of this project. The Chief Economist (Planning) has served as the
focal point for AID's discussions with ministry representatives. The Ministry
has informally reviewed the project's concepts and funding levels and has
found them compatible with the GOB's development priorities, requirements for
foreign exchange and ability to repay foreign obligations.

2. Ministry of Local Government and Lands (MLGL)

a. Overall Organization: MLGL contains most of the key shelter and
urban development responsibilities. The Ministry has approximately 450
employees in "regular posts” and another 400 in "industrial class positions”
who are paid on a daily basis. The Ministry has seven departments organized
as follows: Headquarters (80 posts), District Administration (120 posts),
Local Government Audit (40 posts), Survey and Lands (100 posts), Food (20
posts), Town and Regional Planning (50 posts), and Unified Local Government
Service (40 posts). Housing and urban development functions are incorporated
in the Headquarters Department as are other specialized functions such as
architecture/engineering, staff development and training, finance and
planning. The operating head of the Ministry is the Permanent Secretary who
is also Chairman of the Botswana Housing Corporation. A summary organization
chart is presented as Annex 11.

Development of projects being proposed by the Ministry is carried out, in
the first instance, by a Planning Officer working closely with all concerned
departments in the Ministry and with outside ministries and agencies.
Development of the Gaborone West project was the responsibility of such a
Planning Officer who was also designated as the primary countact point in
developing the proposed AID inputs. The project design team worked closely
with this individual throughout the project preparation.

b. Housing Activities: Until recently, the housing function for the
Ministry was organizationally located in the Urban Affairs Division headed by
an Undersecretary. However, MLGL is currently reorganizing line respounsibil-
ities for housing and urban development as was recommended in the Presidential
Commission Report on Housing. Within the last month, the post of Deputy Per-
manent Secretary, (Urban and Housing) has been created and filled. This is
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the first step in the creation of a separate Housing Division which will have
oversight responsibilities for the development of national housing policies
and programs.

The Housing Division will report to an Undersecretary and be staffed by
the Low-Cost Housing Officer (LCHO), an existing post, and the new posts of
Housing Officers I and II (job descriptions for these two positions are con-
tained in Annex 9. It is intended that the new posts will be filled initially
by individuals financed udner the technical assistance component of the pro-
posed project. The Ministry will provide counterparts to the two positions as
soon as possible to assist in the transfer of responsibilities to Batswana
staff.

The existing LCHO occupies a key policy formulation position in the
Ministry and the previous occupant played a lead role in the Presidential
Housing Commission Report. The LCHO is also concerned with enhancing the
local SHHA housing effort through the provision of implementation assistaace,
design of training programs and evaluation of existing programs. The new
Housing Officers will relieve the LCHO of some of these burdeuns, especially
with regard to implementation activities. Housing Nfficer I will devote
considerable time to resolving various issues in the field of housing
subsidies and the related area of rental policy. Housing Officer IT will
concentrate on increasing private sector involvement in housing, among other
duties.

Through the technical assistance program, short-term consultants will be
avallable to the Housing Division. It is anticipated that some short-term
consultants will be required early in FY 1983 to begin the process of
transforming the recommendations of the Presidential Commission Report into a
series of implemertation procedures.

As pointed out in Section II.B.2., coordination and implementation of
central government houslng programs initiated with the main urban towns is
carried out by Urban Development Coordinators. Each UDC is responsible for
coordinating planning of SHHA areas with the town and various central gover-
nment ministries; for approving SHHA claims for reimbursement for the purchase
of building materials; for menitoring the constructiorn of sanitation substruc-
tures, primary schools, clinics, etc.; and for general project expediting. In
Gaborone, the UDC is also chairman of the development steering committee which
is composed of representatives of MLGL, MFDP, Ministry of Works and
Communications, and GTC. The Gaborone, UDC is physically located within the
SHHA complex and has proven to be an able and willing partner for the SHHA
staff.

MLGL and the GOB have been fortunate in having had some outstanding civil
servants in the urban sector over the last few years and MLGL has provided
strong leadership to the SHHAs in the development of their programs. The
Gaborone SHHA has been particularly fortunate since its close proximity to
MLGL allows frequent, productive contact between the agencies. However, the
creation of a new division focussed specifically on housing is an important
and needed organization move at this time. The staffing of this division to
permit the implementation of the housing policy to go forward is a key element
in achieving the objectives of this project.
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c. Department of Town and Regional Planning: Responsibility for
developing long-range planning strategies as well as physical plans rests with
the Department of Town and Regional Planning (DTRP). This responsibility
includes undertaking specific studies such as: the Gaborone growth study;
outlining of planning standards to be used in town planning; and preparing
structural plans for each of the town councils and village plans for the
traditional settlements.

DTRP is also responsible for preparing a regional development plan for the
Gaborone Metropolitan Area. While structural plans are strictly physical land
use plans, a development plan addresses economic and social development issues
as well as physical land use. The planning of Gaborone, for which DTRP has
been largely responsible, is described in Section V.B.l.

DTRP also undertakes the preparation of site plans and plot layouts for
land developed by MLGL or by town councils. The lLevel of technical capability
at DTRP is quite high. The senlor staff is both well-qualified and experi-
enced. Generally speaking, DTRP is responsive to meeting the housing needs of
low-income families although there is some tendency toward slightly excessive
standards for open space and road reserves considering the level of develop-
ment projected. It is intended that AID will review the site plans and plot
layouts for Phase 2 of Gaborone West prior to the contract being let for
design of the infrastructure.

d. Department of Surveys and Lands: Responsibility fo: land
management, mapping, aerial photo and satellite imaging interpretation, and
preparation of cadastral and boundary surveys rests with the Department of
Surveys and Lands (DSL). Therefore, DSL is a key participant in the process
of land allocation whether it be for agriculture, mineral resources, or urban
development.

In the case of extensions to Gaborone or other urban areas, DSL assists by
providing information on the suitablility of available land to DTRP. Subse-
quently, DSL provides boundary surveys to identify plots according to the
approved site layout and prepares the covenants and restrictions which accom-
pany the transfer of land to BHC, GIC, or private developers.

3. Other Involved Agencies

a. Water Utilities Corporation: 1In June 1970, the Water Utilities
Corporation (WUC) was established by the Water Utilities Act. Its activities
are restricted to the urban areas where public water supply services can be
financially self-supporting. The Minister of Mineral Resources and Water
Affairs appoints the members of the board. The chief executive is responsible
to the board for directors of the corpration. There are 393 permanent posts
including nine professional posts which are designated as Senior Officers.

There are two operating divisions, each headed by a Divisional Engineer
with overall technical and managerial support and supervision from the
Headquarters Office. Divisional Engineers are responsible for the design and
construction of works by direct labor contract, but when major projects are
undertaken the corporation employs consulting engineers and, when appropriate,
project control may be exercised by the Divisional Engineer (New Works) in
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Headquarters. The Accounting Division is partially decentralized. Collec-
tions are made at cashier's offices in each town, but much of the accounting
work 1s centralized in Gaborone, although separate accounting is maintained
for individual towns.

The Corporation appears to be well staffed at the professional level and
has a new general manager who is quickly taking charge and dealing with the
problems caused by the unprecedented growth of Gaborone.

b. Botswana Power Corporation: The Botswana Power Corporation (BPC)
was established in 1970 by the Botswana Power Corporation Act. In addition to
providing power to urban arcas and Industrial development, the BPC acts as an
agent of the GOB for installation, commissioning and subsequent operation of
the reticulation in each of the vilages in the Rural Development Electrifica-
tion Program. The Minister of Mineral Resources and Water Affairs appoints
the members of the board. The chief executive is responsible to the board for
direction of the corporation, There are 873 permanent posts including 18 in
the Head Office, 398 in the Southern Division, 363 in the Shashe Division, and
94 in the Rural Division. Each division is headed by an engineer/manager.

In 1981, total generation of electrical power in the Southern Division
amounted to 76.5 million kwh. Botswana 1s tied into the South African power
grid. No difficulties are anticipated in supplying electrical power for
Gaborone West. Present capacity exceeds the anticipated demands of Phase 1
and a second power transformer will be in place by 1985.

B. THE GABORONE TOWN COUNCIL

1. Overall Organization

Since Gaborone is both the capital and largest town in Botswana, the
Gaborone Town Council (GTC) occupies a particularly important positon in local
government. The GTC 1s organized into a number of departments with approxi-
mately 315 cmployecer in established posts and another 400 daily "industrial
class"” employces. The most significant GTC departments are the Town Clerks's
(30 posts), Treasurer's (50 posts), Engineer's (12 posts), Health (75 posts)
and SHHA (68 posts). Since many critical functions related to SHHA activities
are performed by other departments, good GIC inter-departmental coordination
is essential. Gaborone achieved a high level of coordination through the
establishedment of a SHHA Management Committee which all chief officers orf the
GTC attend. The main points of contact between the SHHA and the central gov-
ernment are the MLGL's Urban Development Coordinator and Low Cost Housing
Officer.

The MLGL project designers of Gaborone West recognized the vital role that
these other town departments play in SHHA operations: 1.e.,maintenance of
roads and public areas within SHHA areas 1s the responsibility of the Town
Engineer; purchasing of building materials and financial authorizations are
ultimately the responsibility of the Town Treasurer; and overall executive
responsibility rests with the Town Clerk. In like manner, adequate collection
of service levies and building material loans has a political dimension which
can be properly addressed only if the SHHA has full council backing. The
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Gaborone West project proposal, therefore, requested both additional GTC posts
and funds for new capital equipment. Project preparation has focused particu-
larly on the Town Engineer's Department to ensure that his staff and equipment
are adequate for the increased work load of maintaining Gaborone West.

2. Gaborone Self Help Housing Agency (SHHA)

The Gaborone SHHA was established in 1972 and grew rapdily after AID
provided both capital and technical assistance to assist with the implemen-
tation ot the Broadhurst project. The SHHA provides on-going administrative,
financial management, community development, and construction assistance to
plotholders of self-help housing areas for the construction and maintenance of
their homes.

The SHHA staff now totals 68 persons at a central headquarters and four
outlying ward offices ard warehouses. The chief executive officer 1s the
Principal Housing Officer (PHO) who reports to the Town Clerk. The SHHA has
four sections: administration, finance, technical, and community development.

By the end of 1981, all of the SHHA positions had been filled and have
remained so with the exception of the Senior Technical Officer (STO). The
STO's principal duties are to coordinate all self-help construction in SHHA
areas. The SHHA has turned to AID for assistance in filling this post and the
position is proposed as part of the project's technical assistance package. A
qualified counterpari /ill be recruited.

Apart from the STO, the senior SHHA staff has been in plac=> for more than
one and one-half years and has received considerable on the job training.
Nevertheless, the SHHA will have to concentrate on continued training plus
improving a number of other areas to ensure successful implementation. One
problem that must continue to occupy SHHA attention is that of collection of
service levies and building material loans. Although the Gaborone SHHA has
consistantly had the lowest arrearage rate /20 percent) of any SHHA in the
country, it still remains too high 1f adequate cost recovery 1s to be
attained. The SHHA is confident of ilmprovement as a result of continued
support from GTC councillors and officers, and from proposad amendments to the
State Land Act which will expand remedies available to town officials. The
Gaborone West HG project will lend support to efforts to amend the State Land
Act and through technical assistance will provide further training for SHHA
staff in debt management matters. (Annex 8 contains a cetailed training
program for SHHA staff developed during project design work.)

The SHHA will be able to implement the Gaborone West project with little
increase in existing staff levels through transfer of personnel from other
areas. In early-1983, censtruction will pegin on a new ward office and ware-
house for Phase 1 of Gaborone West. The new office will be supervised by a
ward officer, assisted by approximately 15 staff. The STO furnished through
AID technical assistance will have significant responsibilities in establish-
ing this office and training its personnel.

C. BOTSWANA BUILDING SOCIETY

The Botswana Building Scciety (bsS) was opened in 1971 as a branch of the
United Buillding Society of South Africa. 1In 1977, it became an independent
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entity with assets of P3.5 million. It is a mutual institution owned by its
share depositors and run by a seven-member board. Of the seven, two are
appointed by government, currently the Director of Financial Affairs of MFDP
and the General Manager of Lhe National Development Bank. A third board
member is a Gaborone Town Councillor and former Undersecretary (Urban) in
MLGL. The BBS is regulated by MFDP whose Permanent Secretary is the Registrar
of Building Societies for Botswana.

BBS sets its own interest rates and offers both share and deposit
accounts. Currently, its rates are below those of commercial banks, although
the situation was the reverse last year. Paid-up shares (90-day term
accounts) are currently offered at 9.5 percent and subscription accounts at 8
percent. Interest on shares is tax-exempt. Savings accounts are taxable and
earn 9.5 percent, but have a minimum balance of P200 and restricted withdrawal
privileges. It should be noted that for the majority of Batswana, tax-
exemption is not a significant factor. BBS also offers regular savings
accounts which pay 2 percent with a minimum balance of P40 and a minimum with-
drawal of P5. The bulk (about two-thirds) of BBS deposits are in share
accounts and deposits are split equally between individuals and institutionmns,
such as life insurance companies. In addition to deposits, BBS has negotiated
a loan (at 11 percent) from GOB for Pl1.5 million to be repaid over 5 years.
The loan is meant to assure liquidity while BBS builds its new corporate
headquarters.

Current BBS assets stand at P17 million, most of which are in mortgage
loans. Borrowers are predominantly high income households, but there has been
significant business with median income households. The maximum loan amount
is P30,000 for up to 25 years. The maximum loan-to-value ratio is 75 percent,
although GOB offers a guarantee scheme that could raise the loan-to-value
ratio to as high as 95 percent. Mortgage loans are made at initial rates of
14.5 percent for loans up to P25,000, and 15.5 percent on loans above the
amount. All loans are variable rate with BBS required to give one month's
notice of rate increases. The amount of increase is not restricted. 1In
considering borrower eligibility, BBS restricts initial loan payments to 25
percent of monthly 1income.

BBS appears well qualified to carry out the pilot program set forth in
Section III.B.3. if steps ace taken by the GOB to get the State Land Act
amended. 1If the program is successful and expands, staff would have to be
added. The manager has indicated an interest in short-term technical
assistance to help develop procedures and staff training programs.
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V. TECHNICAL ANALYSIS

A. THE OVERALL PLANNING FOR GABORONE

The 1963 Gaborone Structure Plan was prepared to provide a framework for
the growth of the capital for 20 years, until 1983. The original development
area provided about 7,250 dwelling plots. The mazimum population envisaged
for 1983 was under 20,000. By 1971, the population had reached 17,700. A new
structure plan was undertaken which anticipated a population of 35,000 by 1981
and a maximum population of 72,000 by 1990. This plan recommended development
to the north of the existing town in the area known as Broadhurst, but again
did not foresee the fast growth rate of the capital nor did it outline pro-
posals to accommodate long range future growth. Staged development of the
Broadhurst area began in 1975. 1In 1977, the 1971 estimate for 1981 was
revised again, to 50,000. The provisional 1981 census 1indicates a population
of 59,700, nearly three times the previously estimated maximum population.

In response to this consistent underestimation of population growth, and
following the realization that the limits of northward expansion would soon be
reached, the Department of Town and Regional Planning (DTRP) was requested to
examine options for future growth. The Gaborone Growth Study which recommends
westward expansion was completed in 1977 and approved by cabinet in mid 1978.
On this lasis an engineering study of Gaborone West was undertaken and a draft
structure plan prepared by DTRP (June 1979). This plan provides for more than
19,000 dwelling plots. It is estimated that above 15,000 of these will be
needed to accommodate a population of 148,000 projected for 1990. Beyond this
level of development, planning for Gaborone will require a metropolitan area
approach.

B. THE DEVELOPMENT OF GABORONE WEST

1. Overall Planning and Cost Estimates

The Structure Plan for Gaborone West (available from RHUDO files)
designates some 34 housing blocks each holding approximately 600 dwelling
plots. These blocks are grouped into eleven residential "super blocks”, to be
developed 1n phases which include primary school(s) and other civic, community
and commercial facilities. A remaining area of Broadhurst known as Tsholofelo
will be 1incorporated into Phase 2. There are also three industrial areas, a
new town center and a number of recreational zones. The geographic area of
Gaborone will be approximately doubled when the development of Gaborone West
is complete. The land lies west of the railroad tracks, parallel to the
existing developed area of Gaborone on the east side of the rail line.



- 33 -

Table V.B.l

GABORONE WEST PHASE 1 LAND USE

Categoryl Area (Ha) Percentage

a) Residential

Site and Service 141.5
Government Fully Serviced 50.2
BHC Fully Serviced 72.2
Private Block 5.3
269.2 '74.3%

b) Commercial/Industrial (Light)

Local Center 8.8
Local Markets (4) 1.0
Garages/Filling Stations 4,2
Cottage Industries/Workshops 8.2
22.2 6.1%
¢) Civic and Community
Schools 28.0
"Civic/Community"” plots 7.9
Church/Pre-school 6.0
Sportsgrounds 11.7
"Major"” Openspaces 12.0
65.6 18.1%
d) Pedestrian Ways 5.3 1.5%
TOTAL 362.3 100%

NOTES

1) Roads and local open spaces are included in the areas for each category.

2) Primary road carriageways are excluded.

3) The apportionment of areas to various categories of commerical, light
industrial, civic and community are based on the engineering consultants'
interpretation of DTRP's plot layout.

Detailed plans have been developed for Phase 1 and contracts have been let
for construction of roads, sewerage and storm drainage. Consistent with
national policy emphasis on site and serives, 60 percent of the dwelling plots
provided 1in Phase 1 will be site and service plots. The remainder will be
developed by BHC as "low", "medium” and "high" cost housing, and by the
private sector. Phase 2 will contain a roughly similar distribution of
housing. Land utilization of Phase 1 is shcwn in Table V.B.l.

Preliminary cost estimates for the total development of Gaborone West were
prepared in 1979 and are out of date. A more realistic assessment of total
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costs was computed by extrapolating the detailed cost projections available
for Phase 1. This process gives a total estimated cost for the development of
Gaborone West of P127 million ($114.3 million) including physical contingen-
clies and price contingencies but assumes a constant rate of development will
be maintained throughout all ten phases.

Cost estimates for Phases 1 and 2 are shown in Table V.B.2. These
estimates are based on a 6 year construction period with Phase 1 being com-
pleted by the end of 1984 and Phase 2 by the end of 1987. A contingency equal
to 10 percent of construction costs has been added and an 11 percent inflation
rate 1s assumed.

Contracts have been let for Phase 1 roads, drainage and sewerage. Final
designs are available for the remaining elements. The costs below are based
on actual contract prices for the roads, drainage and sewerage, the water and
power costs are based on utility corporation estimates, streetlighting on
consultant's estimates and building, vehicles and SHHA facilities on estimates
of the GTC englneer. Phase 2 cost estimates are extrapolated from those of
Phase 1.

Table V.B.2

SUMMARY OF ESTIMATED COSTS

(P 000's)
Tsholo-

Phase 1 felo Ext. Phase 2

TOTAL USAID TOTAL USAID TOTAL USAID
Infrastructure 10,392 4,315 1,000 700 8,000 2,700
Buildings 1,604 1,000 310 - 1,450 725
Vehicles & Equip. 383 243 50 50 250 125
BMLs & DGs 907 805 300 250 660 550
Physical Conting 1,311 642 165 100 1,040 410
Inflation 1,934 956 380 335 5,555 2,500
TOTAL 16,531 8,021 2,205 1,435 16,955 7,010

1) An annual rate of 117% inflation has been assumed, i.e. the following
inflation factors have been used: 1982/3 5%; 1983/4 11%; 1984/5 23%;
1985/6 37%.

2) See Annex 15 for breakdown of project components eligible for HG Funding.
Expanding Gaborones Water supply is essential to orderly growth of the

city. The WUC has underway a project to double the capacity of the Gaborone
Dam reservoir and construct two additional dams. IBRD financing is contem-—



- 35 =

plated. 1In order to move ahead, the Ministry of Finance gave WUC authoriza-
tion in August to proceed with plans and construction for the Gaborone Dam
extension. Based upon this commitment a timetable for completion was estab-
lished and its efiects on the development of Gaborone West evaluated. The
necessary rescheduling of Phase 2 is reflected in the project timetable
outlined in Table III.B.l.

2. }nfrastructure

The infrastructure standards for GW Phase 1 have been derived from a
review of those used in Broadhurst II. Significant cost reductions have been
achieved by modifying road standards and the peak load design for storm drain-
age. The standards used conform with those recommended in the Urban Develop-
ment Standards Report which was approved by cabinet in 1979 except for a few
minor deviations. In general, these standards appear reasonable Table V.B.3
provides information on the extent of the services provided to the different
types of housing areas. A detailed description of the infrastructure in Phase
1 is contained in a separate technical report avallable from RHUDO files.

3. Community/Commercial Facilities

Planning standards for community and commercial facilities for Phase 1 are
similar to those used in Broadhurst 11 and in other parts of Gaborone. They
conform with the approved Urban Development Standards are generally considered
to be reasonable both in terms of allocation of land for future needs and pro-
posed construction standards for those facilities to be built along with the
initial development.

The only exception to this general agreement with the standards used is in
the local open space which appears to be excessive for the development densi-
ties proposed. Phase 1 has been planned to provide one 4,000 sq. meter open
space for every 15 plots. 1In the sites and services areas they coincide with
the location of the standpipes. 1In addition to the local ovpen space, the
planning standards call for 10 sq. meters of major open space per resident.
AID is suggesting that fewer local open spaces be provided in Phase 2 and that
consideration be given to possible alternative use for some of the local open
spaces provided in Phase 1. The large amount of major open space is not
undesirable as it serves as a reserve for future community facilities.

The following buildings will be provided in Phase 1.

-  Four standard 14 classroom schools with kitchens, administration and
toilet blocks

- A 500m2 clinic with water-borne sanitation

-  Four local markets, each with 70 vending stalls of 12m2 and a public
toilet

- A park's depot

~ Five miscellaneous offices for law enforcement and community
development



TABLE V.B,.3

GABORONE WEST TERTIARY INFRASTRUCTURE STANDARDS

Approx Annual . Stormwater
rea p‘gousehold Plot281ze Road Drainage Sanitation Water Power ?tre?t
Income Served m Standard Standard Supply Lighting
High Cost P9 ,600+ 1,000+ Tertiary - Double Seal Domestic
Full . Connection
Medium  |P3,600-P9,600 |600~1,000 | Tertiary — Double Seal Water- Domestic
Cost Drainage bourne Connection
for sealed system
Low Cost |P2,000-P3,600 | 400+ Tertiary - Engineered surface
Tertiary - Engineered ;Zaﬁilio
Site and |P 300-P2,500 | 400+ Earth/De
Service Stumped standard Approved | No St?nd— Ful%y
"Compromise" all other Low Cost | pipe in reticulated
areas to System excess of along main
be most 200mm from pedestrian
economi- plot (one- routes Pri-
cally and way walking mary road
technically distance) and businesd
acceptable District
standard

- BGE -



- 36‘_

- Local Center - this will contain commercial facilities but final plans
have not yet been completed. This is the area being considered for
possible HG financing.

4, Shelter Solutions

Four approaches will be used by MLGL to develop the desired range of
shelter sclutions in Gaborone West on the serviced land provided. The
Gaborone SHHA on behalf of GTC will develop site and service areas. The
Botswana Houslng Corporation (BHC) will develop “"low cost”, "medium cost" and
"high cost" units mostly for rental, private developers will build houses for
sale to higher income families and government will sell individual fully
service plots.

Table V.B.3 indicates the level of services provided for each type of
solution, the plot sizes and approximate annual household income served.
Table V.B.4 indicates the number of each type of solution found in Phase 1.

Table V.B.4
Type Number Percentage NDP V Percentage
Sites and Services 1,770 60% 70%
Low Cost 660 227 157%
Medium/High Cost __ 547 18% 157
TOTAL 2,957 1007 1007%

5. Site and Service Plots/Building Material Loans

The lowest cost shelter solution and the only one funded by HG loan funds
is provided in the site and service areas administered by SHHA. After
completing on site sub-structures for pit toilets, plots will be allocated.
Upon receiving their certificate of rights (COR) the allottees may apply for a
building material loan of up to P800 and receive technical assistance with
house construction. This is sufficient for constructing a superstructure for
the toilet and a one room house of 9 m2. There is nowhere else in Gaborone
that a family of five can acquire both adequate sanitation and housing at that
price.

6. BHC - Low, Medium, High Cost Units

The majority of the land which Is designated for residential development
but not designated sites and services is conveyed to BHC for development of
low, medium and high cost housing. The lowest cost BHC unit, a three room
house now costs approximately P7,500 to build. The unit has water borne
sewage and an 1individual water connection but does not have electrical
service. Medium and high cost units have full utility services and offer a
variety of plan layouts and sizes.

7. Private Sector - Low/Medium/High Cost Houses

In Broadhurst private developers were allocated about 7 percent of the
plots (slightly more than 200) for medium to high cost housing. The diversity
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of house types which resulted gives greater visual appeal to the area and
meets market demand for individualized houses. A similar approach will be
used in Gaborone West. 1In addition, MLGL will sell some serviced sites
directly to individuals who will build their own houses. The table below
(V.B.5) gives the apportionment of sites in each category for Phase 1. Those
listed as government are the sites which are serviced by MLGL for direct sale
to individuals.

Table V.B.5

APPORTIONMENT OF FULLY SERVICED PLOTS TO SERVICING AGENCIES

GABORONE WEST PHASE 1

Low Medium/
Agency Cost  (ZLC) High Cost (%M/HC) Total (% Total)
Government 256 ( 39) 173 ( 32) 429 ( 36)
BHC 404  ( 61) 305 ( 56) 709 ( 58)
Private - 69 ( 12) 69 ( 6)
TOTAL 660  (100) 547 (100) 1,207 (100)

NOTE: The medium and high cost totals are subject to alteration following
completion of plot layouts by BHC and private developers.

C. THE SELF HELP HOUSING PROGRAM

1. Detailed Technical Description

When a SHHA applicant is found to be eligible, he or she is contacted and
is asked to participate in a planned group orientation session designed for
new plotholders. SHHA staft conduct these sessions all of which are to impart
information to the new plotholders about the program. Plotholders are taken
to the SHHA areas and shown their new plots. 71The final orientation session
concludes with the signing of the certificate of rights (COR).

The plotholder pays a monthly service levy as opposed to rates. This ser-
vice levy includes the cost of infrastructure (surveying and grading of the
plot, 1installing stand pipes, road construction, installation of the toilet
substructure, etc.) water, road maintenance, rubbish and trash collection and
SHHA costs.

A COR for a SHHA plot goes with the requirement that the allottee con-
struct within six months a toilet superstructure and a house of at least 8
m2. Both structures must be of block or burned brick, waterproofed below
grade. Every third block course requires steel wire reinforcement. The roof
must be permanently attached and of corrugated steel, asbestos, or other
acceptable material. It must have a windew and a concrete floor at least 150
mm above grade. The roof must be at least 2.75 m above grade.

2. Implementation

Once a plotholder begins construction on the plot he/she is immediately
assisted in the tasks by the SHHA's technical staff. First the toilet is con-
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structed using the approved type of toilet which the Town council has desig-
nated. After the completion of the toilet, the plotholder can select one of a
number of SHHA house plans which have been developed by the Town Architect.
These house plans offer to the plotholder one, two, three and four room models
from which to choose depending on individual financial situations.

All house plans are designed so that additional rooms can be easily added
on to the basic house, plotholders are encouraged to do so as their incomes
increase. Although encouraged to utilize the self-help method, plotholders
are free to use hired laborers and contractors for the construction of their
toilet and houses if this is theilr desire, pronvided they have the means to
cover the cost of the added expenses. Experience in Broadhurst indicates that
about 20 precenc of the allottees build in the purely self-help manner i.e.
with cooperative assistance from their neighbors, and 50 percent receive
assistance from some family member who has construction experience. The
remaining 30 percent hire a local builder to do the construction.

One technical assistant is assigned to the ward office for each 200 plots.
When the allottee is using a local builder the task of the SHHA advisor may be
little more than site supervision and assistance with contracting and payments
to the builder, but when the house is to be built by the allottee directly,
much more SHHA involvement is required. Unskilled labor usually requires
close supervision and demonstration of each step as well as assistance in
laying out the foundation. The most critical step seems to be starting the
walls. Toward this end a corner 1s usually built first with the SHHA advisor
assisting. With the stability provided by the corner, and a demonstration of
the procedure for mixing mortar and laying blocks, allottees are generally
able to complete the walls wicth minimal oversite. Other critical steps
include setting cf windows and doors, placement of lintels and erection of the
roof.

With as many as 70 percent of the allottees attempting some degree of
self-hclp construction, the technical advisory service of SHHA is essential to
the success of the program. Improvements in this service are the objective of
the Technical Assistance to SHHA prposed in this project.

3. Cost estimates

A 9 m2 unit has been used for the cost estimates of a one room house since
experience has shown that a 8 m2 room to be far less usable and most allottees
choose to build the slightly larger room. Costs estimates for building
materials for one, two and three room units and for the toilet superstructure
is shown below:

Pula
one room 9 m2 house 564
two room 18 m2 house 108y
three room 27 m2 house 1614
toilet superstructure 185

Annex 13 contains the detailed cost estimates as well as examples of standard
house plans.
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The local builder (i.e. one or two man team) charges P250-300 to build a
one room house and toilet, P600 for two rooms and P900 for three rooms.
Therefore, total cost to a non self-help family using the BML 1s somewhere
from P999 to P1049 for a one-room house and toilet, P1874 for two rooms or
P2699 for three rooms.

D. CAPACITY TO IMPLEMENT

From the technical perspective project implementation can be divided into
four basic steps: design, contracting, project coordination (phasing) and
construction supervision. The MLGL has considerable experience in implement-
ing large scale land development projects using this approach. While there is
a heavy emphasis on the use of consultants, MLGL has in-house technical staff
capable of overseeing the work of the consultants. The Urban Development
Coordinator performs a critical role in project implementation as does the
senior engineer and the public health engineer. 1In addition to these key
individuals it is felt that the SHHA requires an in-house technical advisor to
asslst with the process of house construction. A separate Technical Report
available from RHUDO contains details on the four steps of implementation for
each component of Phase 1.

E. ENVIRONMENTAL CONSIDERATIONS

An initial environmental examination was conducted in June 1982 for the
proposed HG Program in Gaborone, Botswana. The environmental analysis,
performed in accordance with the AID Regulation 16, as amended in 1980,
recommended a Negative Threshold Decision. This determination was based upon
the fact that orderly development of Gaborone will be less likely to adversely
affect the natural environment and infrastructure requirements than will
unplanned squatter scttlements and that the proposed site and service housing
areas have broad social acceptability in Botswana. (A copy of the JEE is
attached to this paper as Annex 16; it was approved by the Environmental
Officer of the Africa Bureau).
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VI. SOCIAL ANALYSIS

A. INCOME DISTRIBUTION

In order to be eligible for HG financing, housing solutions must be
affordable to families at or below the urban median family income.

There are no direct data bearing on income distribution for Botswana or
for median household income in Gaborone. Accordingly, such data as exist must
be used to approach what may be regarded as a reasonable representation of the
distribution c¢f income in Botswana. In any such approximation for Botswana,
two difficulties present themselves. First, the presence of cattle wealth in
virtually all households and the readiness of the market for beef cause an
understatement of actual command over goods. The laborer in the city who
earns P1200 ($1080) per year may be in fact able to pay cash to build a house
on his site and service plot because he sold two head of cattle from his
family lands in the countryside. This suggests that measured income from
formal sector employment is a low estimate of the ability of households to
afford goods and services. Any income distribution will thus be biased

downward.

The second problem deals with the definition of a household. The typical
Botswana family unit may have four dwelling places: cattle post, lands,
village and urban. 1In addition, a member of the unit may be absent working in
South Africa. €Each of the dwelling units is used by various family members as
need dictates with the village dwelling place being the most active. The
urban dwelling area is often a temporary dwelling as one or more family
members works 1n the formal urban sector. At the urban dwelling, the popula-
tion of workers varies over the course of a year or several yedrs, and each
member of the family unit has a claim over the income of all earners. This
suggests the difficulty of arriving at a "household” income for a specific
area, like Gaborone, since to do so would require establishing all income
sources 2 which the urban dweller has at least partial claim, and the number
of people 1n an urban "household"” for the relevant measurement period.

A final minor problem bearing on the establishment of a median family
income deals with the extent that houscholds derive income from informal
sector employment. In Caborone, this appears to be insignificant, with the
possible exception of 0ld Naledi. This was a squatter section, so indigenous
economic activity preceded upgrading. 1In the newer sites and servic~es areas,
there appears to be little informal economic activity of consequence.

To arrive at an urban median family income for Botswana, the design team
utilized a household expenditure survey in 1979 done in conjunction with the
National Migration Study by the Central Statistics Office and a 1980 country
profile also done by CS0. In addition, the MLGL has conducted surveys in
upgrading areas of Francistown, Selibe-Phikwe and Gaborone.

The Planning Officer in MLGL responsible for Gaborone West proposed a
figuie of P2200 ($1980) as the median urban income. The project design team,
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taking into account all data available, feels P2400 ($2160) is a more
reasonable figure. The basis of this is contained in Annex 14.

B. PROFILE OF GABORONE's POPULATION

Botswana has one of the highest rates of urbanization within Africa. 1In
1964, 3.9 percent of the population were urban dwellers; by 1971 this figure
was 14 percent and preliminary 1981 census tabulations indicate this figure
has reached 16 percent. Total enumerated population in Gaborone in 1971 was
17,713 and 1981 provisional census figures totalled 59,700, a 237 percent
increase since 1971 (12.92 percent annual growth rate). Prior to independence
in 1966, Gaborone was a tribal village and a colonial administrative center
for the British Protectorate of Bechuanaland. In 1964, Gaborone was desig-
nated the site of the new capital and nearly all of the present day population
are migrants to the new town.

Urban areas in Botswana present a numerical sex imbalance in favor of
women: 44 percent males, 54 percent females, (2 percent unaccounted). The
greater proportion of females to males has similarly been demonstrated in
Gaborone. While the reverse is true in other parts of Africa, Botswana's
situation 1is attributed to men accepting employment in the South African
economy.

Gaborone has a disproportionate share of young adults compared with the
national age distribution. Recent studies on migrants to the town indicate
that the mean age is 31 years and the median age is 29. Of the urban dwellers
in Botswana, 63.5 are single; 34.7 percent married; and 50 percent of
Gaborone's households are female headed.

An analysis of the educational profiles of urban dwellers in Gaborone
illustrates that in 1971, 30 percent had attained six years of primary educa-
tion and 21 percent had some secondary education. The spread of educational
oppoortunities indicates a changing trend: in 1976, 27 percent of the popu-
lation 1n Gaborone had no education as compared to 40 percent in 1971.

While Botswana's 1indigenous population and, also, its urban areas, con-
tain people from a number of Tswana and non-Tswana tribes, the official
Botswana Government policy seeks to eliminate tribalism and foster a sense of
national identity.

C. PROFILE OF TARGET POPULATION

We have described above the income distribution of the total population in
Gaborone. The targel population of this project, however, are lower-income
households. To get a profile of the populatiom, the Applied Research Unit
(ARU) of the MLGL examined applications for site and service plots placed with
the Gaborone SHHA. ARU took a 15 percent sample of the 3000 applications
currently on file with the SHHA. Taking all applications from self-employed
individuals Increased the sample percentage to 15.8 percent, or 474 applica-
tions. For the most part, those applying to the SHHA will be placed in
Gaborone West, so the following breakdown describes the population which will
benefit from the HG loan.
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The typical applicant on the SHHA waiting list for a site and service plot
allocation has lived in Gaborone about 5 years. 1In fact, nearly a third of
all applicants have been in Gaborone more than 8 years and nearly two-thirds
at least 5 years. Yet, the typical applicant has only been on the SHHA
waiting list since mid-1981. Most are young, with a mean age of about 31.
the typical household has three children, with nearly a fifth having four or
more children and a slightly lower percentage having no dependent children.

In general, those applicants who are self-employed have very low incomes
relative to the population in general and incomes also lower than wage earner
applicants. Self-employed applicants had an average monthly income of about
P71 ($64), with the median income only slightly higher. Of those self-
employed that listed occupation (this was not required before 1981), the vast
majority were street vendors. Wage-earner applicants had a mean income of
P86.85 per month, with the median for the group P82 per month. Thus, both
self-employed and wage-earner applicants have incomes substantially below the
median household income for Gaborone of P200 ($180).

Table VI.C.l gives the income distribution for wage earners on the SHHA's
sample applicant list.

Table VI.C.1

INCOME DISTRIBTUION FOR WAGE EARNERS; GABORONE SHHA APPLICANTS

Monthly Income Number Percent
Under P50 53 13.8

P51 - 100 214 56.1

P101 - 150 88 23.0

P151 - 200 26 6.8

P201 - 250 1 0.3

TOTATL 382 100.0

Mean Income = PB86.85

Median Income = P82

In summary, a sampling of the SHHA applications indicates a typical
household benefiting from Gaborone West will be young, relatively small and of
very low income relative to the entire population of Gaborone. In addition,
the typical housechold will have been resident in Gaborone for about five
years, 1ndicating that the project will largely be serving the indigenous
population.

D. SUITABILITY OF PROJECT

1. Social Acceptability

No major behavioral changes are required for the success of the project.

The proposed housing will provide the physical infrastructure to meet an
established need. Over 3,000 people are presently registered on the SHHA
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waiting list, a list which increases by approximately 150 persons per month.
These numbers are a good indication that the project is perceived as
beneficial by potential recipients.

2. Affordability

As described above, the target population for the site and service
component of Gaborone West is of an income well below the Gaborone median
household income. Ttis raises the question of whether the housing financed by
the HG loan 1s affordable by the target group. The costs to the plotholder
are the monthly service levy collected by the SHHA and, where applicable, the
monthly payment due on a building materials loan (BML).

The monthly service levy currently assessed by the Gaborone SHHA is P8
(87.20). Thils represents approximately 85 percent of a full cost recovery
level. (Exact costs are uncertain since the Gaborone Town Council has not yet
commenced the repayment of some infrastructure loans). For the median income
household, this represents only 4 percent of monthly income; for the median
applicant currently on the SHHA waiting list, it represents about 9.75 percent
of monthly income.

With the advent of Gaborone West, costs to the SHHA will increase both
because of increased capital costs and higher recurrent costs. Thus, the full
cost recovery level for the monthly levy will rise to approximately P11.50
($10.35) per month. 1If the levy is raised to this level, it would represent
about 14 percent of the income for the median applicant household.

The BMLs are granted at somewhat concessionary terms (9 percent interest
for 15 years) vo SHHA plotholders up to a maximum amount or P800 ($720). The
monthly payment connected with the maximum loan is P8.12, or about 10 percent
of the income of the median applicant. Thus, a household with an income of 41
percent of Gaborone median (i.e., the median household on the SHHA's list) who
is allocated a plot in Gaborone West, pays the cost reccovery service levy and
takes out a maximum BML, will devote about 24 precent of 1ts ‘ncome to
housing. To the extent that the household chooses to take a smaller BML, and
to the extent that the Town Council keeps the service levy below cost recovery
levels, this percentage will be lower. For those households closer to the
Gaborone median 1ncome, the share of income devoted to housing will likewise
be lower.

The costs involved 1in the Gaborone West site and services scheme, when
arrayed against the target population, appear reasonable. For one of the
probable »jolar cases, housing outla,3s could reach as high as 24 percent of
income. In the more likely event, the percentage will lie in the 10-20
percent of income range. 1In either case, there does not appear to be an
affordability problem connected with the HG financed portion of Gaborune West.

E. EFFECT OF PROJECT ON RURAL-URBAN MIGRATTON

The conclusion of the project design team and the USAID is that the hous-
ing associated with the proposed project will not increase urban migration.
About 1/3 of the people applying for SHHA plots have been in Gaborone longer
than 8 years and about 2/3 longer than 5 years. Urbanization is an integral
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part of the socio-economic condition of Botswana. The majority of the people
in Botswana's urban areas are there for employment-related reasons. Financial
incentives are reflected by the fact that 77 percent of working age males in
urban areas are in wage employment as compared to 17 percent in pevripheral
villages; the average amount earned for males is 68 percent higher in urban
areas than in rural areas. Furthermore, a National Migration Survey has
substantiated that although there 1s an awareness of better facilities in
urban areas, this is not a sufficient condition by i1tself to trigger an
urbanward move. As long as there remains a lack of parity between rural and
urban areas in terms of employment opportunities and/or remuneration, this
movement will continue. The development of the Advanced Industrial Area in
Gaborone West which will create about 4,000 new jobs (discussed in Section
VII.C. Project Benefits) will likely attract job seekers.

F. ROLE OF WOMEN AND EXTENDED FAMILY

The proposed project will not result in any structural reorganization or
disintegration of the extended family. The Tswana extended family is an
active and remarkably flexible institution in securing an individual's liveli-
hood which is constrained by the environmental and economic limitations and
opportunities in Southern Africa. It is well known that arable agriculture
alone cannot support a rural family in Botswana. Similarly, the poverty datum
line for urban areas indicates that wage employment is frequently unable to
sustaln an entire family. As a consequence, extended families or houscholds
subsist by sending individual members to participate in different economic
endeavours dand thercby contribute to the maintenance of the family as a whole.
It 1s, therefore, not unusual for members of an extended family to be resident
at a given time 1in five different locations, as described earlier, altnough
the village remains the focal point of tribal life. Kinship bonds continue to
be strong and are particularly manifested by ties to the place of origin.

The project's impact on women is expected to be favorable; 939 or 31.3
percent of the applicants on the SHHA waiting list are single females. The
number of de facto female headed households in the proposed project area may
be larger as men are drawn into recurrent migration to South Africa. The pro-
ject's provision of a serviced plot which meets basic needs will explicitly
benefit women. A 1975 study of women in Gaborone singled out the worst
problems confronting women. Housing issues were second only to those of
employment among the many "problem areas” cited by these women. When asked to
rate the adequacy of their housing (on a continuum from adequate to inade-
quate), women who lived 1n self-help housing under SHHA administration con-
sidered 1t adequate for the following reasons: there was access to a water
standpipe; there was security of tenure; and additional rooms could be built
onto the original structure without fear of relocation through an upgrading
plan. Furthermore, there were few regulations on the plot use at that time,
permitting women to grow a small vegetable garden and sell their produce in a
make~shift marketing facility on the front of the lot. While specifications
on the use of plots have been tightened to limit informal Income ventures to
those approved by the Town Council, the reality of this sector of Botswana's
economy 1s that it is underreported and difficult to repulate.

Neither collateral nor deposits are required for the building materials
loan. Since women frequently have difficulty accumulating collateral, this
feature helps to eliminate any sexual bilas in favor of men.
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G. CONCLUSION

The analysis indicates that the project 1s soundly designed in terms of
the social factors of Botswana and will have a measurable positive impact on
the quality of life of many poor households in Gaborone. While the project Ls
unlikely to restructure economic disparities within Gaborone to any signifi-
cant extent, by providing access to housing it will lessen these disparities
and will satisfy some of the basic human needs of disadvantaged groups and
women.
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VII. ECONOMIC ANALYSIS

A. ECONOMIC OVERVIEW OF BOTSWANA

Botswana is a land-locked country in southern Africa with a population
most recently estimated at 935,000 in 1981. Estimated Gross Domestic Product
(GDP) per capita in 1981 was about P820, making it a middle income African
country. The economy 1is based heavily on minerals and beef. In 1980, sales
of meat and meat products constituted 7.5 percent of exports by value,
copper/nickel matte constituted 20.7 percent and diamonds constituted 60.8
percent. Up until 1981, the economic performance of Botswana was strong, with
a real annual GDP per capita growth rate of about 12.6 percent between 1970
and 1980.

During the 1970s, Botswana enjoyed rapid and relatively steady economic
growth (dlamonds, copper-nickel and coal) and favorable export prices for the
livestock sector. GDP was equivalent to only $47 million at current prices in
1966, the year of Botswana's independence, but reached ¢243 million in 1973/4
and $689 million in 1979/80. Since diamond production began in 1970, the
mining sector's share of GDP has grown to over 24 percent, and it now accounts
for more than 80 percent of exports and over 33 percent of government
revenues.

The national herd of cattle more than doubled between 1966 and 1977.
Under the Lome Agreement, Botswana beef commands prices in the European
Economic Community that are 25-30 percent above world market levels. At
present, livestock accounts for about 10.5 percent of GDP and 70 percent of
value adder 1in the agricultural sector.

During calendar year 1981, however, a severe slump in demand for diamonds
on the world market as well as the slump in copper-nickel prices, accompanied
by a rapid increase in imports, brought the budget of Botswana into a2 deficit
in the first time since 1975. This trend may continue for the immediate
future. The GOB 1s currently reviewing its budgetary situation in light of
its development commitments with the intention of cutting back marginal or
unnecessary activities. At the same time, it is committed to continue its
developmeont program relying on foreign borrowing whenever necessary. The
development of Gaborone West 1s among che high priority projects with actual
development already begun on the new industrial area.

B. GOB EXTERNAL DEBT AND EFFECT 07 MG

Up until recently, the GOB bas had little reason to use external financing
to fund development projects. Revenues from customs dutles, mineral conces-
sions, other taxes and grants have been sufficlent to fund both recurrent and
development fund expenditure. The recent reverses in copper, nickel and
diamond prices have sharply reduced revenues and necessitated the drawdown in
early 1981 of a $30 million LKurodollar loan from First National bank of
Boston, negotiated in 1978. Nonetheless, total government borrowing as of May
31, 1982, stood at only P113.35 million, the vast majority of which was
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external. The proposed HG loan would increase this by about 13 percent.
Table 7.A.1 breaks down the outstanding GOB debt as of the end of May 1982.

The impact of this debt on the national economy is quite minor. The ratio
of total debt service to GDP ranged from 0.9 percent of 2.3 percent during the
1970s indicating considerable debt absorption capacity. However, this low
ratio is partly due to the large share of concessional loans in cotal debt,
For 1980, the latest year available, these loans constituted nearly 60 percent
of total external debt. Moreover, all external debt was of a fixed rate
nature, indicating an insensitivity of total debt service to rising interest
rates.

The GOB has projected external debt repayments, broken out by principal
and interest, over the next sixteen fiscal years, i.e. to April 1, 1998.
Table 7A.2 displays this breakdown. Scheduled principal repayments rise
suddenly in 1984 due to the short-term nature of the First National bank of
Boston loan, and remain high as other, earlier, loans mature. Total scheduled
debt repayments fall after 1986 as these loans are extinguished. Note that
this projection deals only with loans alrecady negotiated and disbursed.

The exact burden of this debt is hard to measure without accurate pro-
jections of GDP. However, under the somewhat pessimistic assumption that GDP
remains at its 1979~80 level (P689.4 million), total scheduled debt service
never exceeds 4.6 percent of domestic output, still a very low ratio.

In terms of the recurrent budget expenditures of GOB, scheduled debt
service 1s still minor. For fiscal year 1983, scheduled public debt service
amounts to 5.5 percent of consolidated fund (recurrent) expenditures. Again,
under the pessimistic assumption that budget expenditures remain constant,
total scheduled debt service never amounts to more than 10.9 percent of
budget. This is significant, but still relatively small. By all measures
then, 1t appears that GOB has a considerable capacity to absorb external debt.

C. PROJECT BENEFITS

Given the very basic nature of housing, the economic benefits of providing
low income households with dwellings are spread throughout the society and are
generally of long duration. Hence, it 1s usually difficult to quantify these
benefits. 1In the case of the proposed HG project, housing is an integral part
of the overall development of a specific area which is to accommodate the
planned expansion of Gaborone and which is to include substantial industrial
development. Thus, it 1s not possible to break out housing benefits in a
discrete way. This discussion focusses on some of the benefits of Gaborone
West and relates housing to these benefits. For tne total development of
Gaborone West, the qualitative benefits can be classified under two headings:

1. Contribution to total economic development
2. Contribution to housing quality

1. Gaborone West and Economic Development

One of the basic problems facing Botswana is the need to diversify its
economy by developing commercial and industrial enterprises on a variety of
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Table 7.A.1

BOTSWANA GOVERNMENT DEBT OUTSTANDING AS AT END OF MAY, 1982

(PULA THOUSAND)

Balance Draw- Repay- Balance
1-4-82 downs ment 31-5-82
MAY MAY
STERLING LOANS
Sinking Furds 3 - - 3
Supplier Credit 1 - - 1
US DOLLAR LOANS
IDA 12149 - - 12149
USAID 19781 - - 19781
IBRD 55125 804 - 55929
BADEA 4730 1712 - 6442
UNDP HHOUSING LOAN 280 - - 280
OPEC 2359 - - 2359
AFFRICAN DLV. BANK 9061 91 - 9152
DANISH STATE LOANS 3452 - - 3452
EIB 1667 - - 1667
RAND LOANS 1637 - - 1637
TOTAL FXTERNAL DEBRT 110245 2607 - 112852
PULA LOANS
POSB 64 - - 64
BOTSWANA GOVERMNMENT ROND 332 - - 332
TOTAL INTERNAL DEBT® 496 - - 496
GRAND TOTAL 110741 2607 - 113348

a Gob ceased issuing short-term internal debt as of December 31, 1981
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1985
198
1985
1986
1687
1988
1989
1990
1991
1992
1995
199}
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Table 7.A.2
LXTERNAL DEBT - GOB

FY 1983 = 1Y 1998 PROJECTED PAYMIENTS &

Principal

3.49
13.49
15.63
18.56
16.82
14,12
15.47
14.42
14.82
15.30
15.82
16.00
16.13
16.63
14.85
10,10

(P millions)

Interest

13.25
14.86
15.62
13.48
13.33
12.76
12.43
11.32
10.72

9.40

9.08

*7.28

A Based on debt outstanding as of May 31, 1982

Total

16.74
28.35
31.35
32.04
30.15
26.88
27.90
25.74
25.54
Qb7

2490
23.28
21,95
21,66
18.70
14.30

% of 1979, a0
GDP

2.4
4.1
4.5
4.6
4.4
3.9
4.0
3.7
3.7
3.6
3.6

3.4
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scales. This development is the easiest way to create the 17,000 jobs a year
estimated to be needed over the next decade. An urban environment is condu-
cive to the success of many commeccial and industrial enterprises since
densely populated areas allow the attainment of useful economies of scale. 1In
turn, the provision of serviced land and associated housing is necessary to
accommodate the workers. Tt will also promote the rate of economic expansion
by creating markets and encouraging entrepreneurship. The recognition of this
relationship is one of the factors motivating the GOB committment to Gaborone
West.

Gaborone West Phase 1 will generate employment in three ways: the
infrastructure and plot development activities will directly employ construc-
tion personnel; the Advanced Industrial Area will house a variety of large
scale enterprises; and the residential area of Gaborone West itself will
contain provision for small scale businesses and activities serving the
population as well as some light industry and commercial activities.

The MLGL attempted to quantify the employment effects of the latter.
However, they found that estimates of the quantitative dimension of these
employment generation activities are difficult to obtain both because of the
inexact nature of data concerning the Botswana economy and because of the
still preliminary nature of the plans for the commercial and light industiral
plots. Some estimates of the potential for employment can be gained by indi-
cating the types of commercial/light industry that 1s contemplated.

- Local Center ~ over 5,500 m2 of commercial floor space will be
provided for formal sector activities. 1In addition, sites will be
identified for other service activities such as a cinema, restaurant
and office space.

- Local Markets - a total of 40 cubicles will be provided for street
vendors.

- “"Cottage Industries Workshops" - as part of the 27 hectares reserved
for other civic, commercial and community use, plots will be made
available for light industrial activities.

= Garage, filling station - this same 27 hectares also includes
provision for an unspecified number of garages and filling stations.

The exact number of jobs associated with these enterprises is uncertain,
but they will be of a varied nature.

The Advanced Industrial Area itself is anticipated by MLGL to be respon-
sible for about 4,000 jobs 1n a series of large scale enterprises. At the
moment, work is underway on the area. Construction activities themselves for
both the Advanced Industrial Area and for the residential areas of Phase 1
will generate employment. The macro-economic model of Botswana m.intained by
MFDP estimates, using an input-oucput table approach, that one job is created
per P9,000 value added 1n construction. Such a model ignores substitution
effects, and 1ts coefficients are 1nsensitive to large changes in acrivity,
such as Gaborone West. Accordingly, the actual impact of this project will be
somewhat lower than the model suggests. In addition, only a portion of the
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expenditure on Gaborone West represents construction value added. Finally,
some of this expenditure may accrue to foreign firms. Taking all this into
account it appears that ar estimate of 1000-1500 jobs created throughout the
economy of Botswana during the life of the project by the construction of
Phase 1 appears to be reasonable.

Beside these direct job creation effects, Gaborone West Phase 1 will also
have indirect effects. Expansion of central and local government as a result
of this development will create 240 jobs by 1986. As the formal sector acti-
vities emerge, informal sector jobs will also be created. MLGL estimates that
an additional 500 informal sector income opportunities may emerge as the
result of Phase 1.

In summary, the exact impact of Gaborone West Phase 1 on employment
generation cannot be ascertained for a variety of reasons. However, it
appears that the project will be responsible for the creation of a variety of
clerical, constuction, manufacturing and entrepreneurial jobs at a number of
different levels and will thus contribute substantially to the creation of
employment in Botswana.

2. Gaborone West Housing Quality

While the majority of the 4,000 jobs in the Advanced Industrial Area will
be filled by Gaborone residents, the area development will doubless attract
further migrants. 1In light of both the increase in jobs and the current
housing shortage, the failure to expand the amoun. of serviced land available
for housing will necessarily result in the creation of squatter settlements.

In addition to the detrimental health and social repercussions, the
eventual costs of upgrading such settlements are considerably higher than
those of servicing a planned development. Though no squatters currently exist
in Gaborone, failure to provide low income housing in the near future will
undoubtedly lead to the formation of squatter areas.

Thus, the development of Gaborone West will both sustain and increase
housing quality and abet needed economic development. The GOB is committed to
meet housing demand at a minimum cost to itself by ensuring that standards are
affordable by low-1ncome households; by providing for cost recovery to the
greatest extent possible within the current context; and by increasing the
role of parastatal and private sector entities.
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VIII. FINANCIAL ANALYSIS

A. SUMMARY PROJECT COSTS

1. HG Costs

Because of the length of the project, Phase 1 and Phase 2/Tsholofelo are
shown separately along with total costs to indicate levels of borrowing by the
GOB. Notional amounts of $200,000 each were included for the supplemental
loan scheme and the financing of commercial facilities. .

Estimated Costs

($ millions)

Phase 1 HG Phase 2 HG TOTAL HG
Total Component Total Component Component
Gaborone West
Infrastructure 9.4 3.9 8.1 3.1 17.5 7.0
Buildings 1.4 .9 1.6 o7 3.0 1.6
Vehicles & Equip. .3 o2 .3 2 .6 4
BMLs & DGs .8 o7 .9 o7 1.7 l.4
Sub Totals 11.9 5.7 10.9 4.7 22.8 10.4
Phy. cont. 1.2 .6 1.1 .5 2.3 1.1
Inflation 1.7 09 5.3 2.6 7.0 3.5
TOTAL 14.8 7.2 17.3 7.8 32.1 15.0
Pilot Projects 4
TOTAL HG 15.4

2. TECHNICAL ASSISTANCE

Technical assistance costs will include the proposed SHHA advisor for
three years at $120,000 per year plus $60,000 of local training to the SHHA.
This will be financed on a grant basis using IIPUP project funds.

Two MLGL advisors will be provided for two years each at $120,000 per year
plus 12 person-months of short term technical experts at $10,000 per month. A
contingency of $50,000 is included. These costs will be funded from Africa
Bureau grant funds.
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3. Summary of Project Funding

HG IIPUP Africa Bureau
__ ($ millions)
Gaborone West 15.00
Pilot Programs 40
Resident Advisors .36 $52
Short Term Consultants 13
Training .06

TOTAL 15.40 42 «65

B. COST RECOVERY AND PROJECT SUBSIDIES

The major method used by the TC to recover development costs is the
service levy, a monthly payment required of all SHHA plotholders. The levy
currently stands at P8 per month, having been recently increased from P5.

The service levy is determined by spreading both capital and recurrent
costs over all plots allocated. The recurrent costs include SHHA administra-
tion, refuse collection, roads maintenance, effluent removal and water, while
capltal costs are determined by the debt service levied by MFDP according to
the schedule described below. In addition, an allowarce for a 5 percent
delinquency and default is built into the service levy. A project like
Gaborone West will increase the costs on which the levy is based by increasing
the debt service burden, and the total recurrent cost, but this increase would
be mitigated by the increase in the number of allocated plots over which these
custs would be spread and the development grants associated with these allo-
cated plots.

However, on balance, the advent of Gaborone West will increase the
economic cost recovery service levy beyond P8 per month because the addition
of Gaborone West pushes costs up in a greater proportion than it increases the
number of SHHA plots. Since these costs are spread across all SHHA areas, the
increase in the cost recovery service levy would be less than the incremental
levy for Gaborone West.

As describec earlier, the SHHA also administers a building materials loan
program. Financing is received from the MJDP at 8 percent for 15 years, and
the TC, in turn, makes loans to the plotholders at 9 percent for 15 years.

Two things are necessary for a reduction in the rate. First, public
officials need to emphasize the importance of prompt payment to the continua-
tion of services; second, the State Land Act needs to be strengthened to allow
SHHA to effectively pursue those in arrears.

In the allocation of costs for low income housing in Botswana, therc exist
three major subsidy elements, the effect of which is to reduce the amount the
SHHA needs to recover fiom the plotholder through the service levy. Two of
these take the form of transfers from the Ministry of Finance and Development
Planning (MFDP) to the town councils (TC), while one represents an internal
cross-subsidy between high and low income households:
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1. As part of its absorption of all development planning costs, MFDP
gives a one-time grant to the TC of P90 per SHHA plot allocated to defray the
development administrative costs incurred at the local level. This grant
allows the TC to maintain a lower service levy. Without this grant, low
income families in SHHA areas would incur higher housing outlays.

2. Infrastructure costs and financing for building material loans are
passed on from MFDP to the TC through loans which bear interest rates below
the government's opportunity cost. For example, costs of secondary and
tertiary infrastructure for residential areas are charged as loans to the TC
at 8 percent interest over 25 years; community facilities with their
infrastructure, are provided as a grant; vehicles are amortized at 8 percent
over 5 years and bullding material loan financing 1s provided at 8 percent
over 15 years. Since these costs are, i1n turn, passed to plotholders, the
effect of the concessionary terms is, again, a lowering of the service levy.

3. Direct sales of serviced plots by government at a somewhat higher than
cost price provide a cross subsidy applied to SHHA plots. A modest cross-
subsidy between owners and plotholders also exists in that TC budgets are
balanced through property taxes applied to owners.

All these subsidies allow the local TC to recover part of their costs, or
incur lower costs, and thus decrease the housing outlay required of the plot-
holder. The President's Commission on Housing Policy recommended a thorough
study of these subsidies and all other housing subsidies, e.g., Botswana
Housing Corporation, and a reorientation towards low-income housing. A final
determination on subsidles will be made following completion and consideration
of the study.

C. TIMPACT OF PROJECT ON GOB BUDGETARY CONSIDERATIONS AND RECURRENT COSTS

The development of Gaborone West will generate additional recurrent costs
to both the central government and the town council. The major increase in
GOB recurrent expenditures will be due to the debt service connected to the HG
Loan, although the GOB will incur some additional expenses. On the local
level, budgetary increases will be necessary for both the repayment of addi-
tional debt (to the GOB for infrastructure capital) and for additional
operating expenditures attributable to Gaborone West. Because GOB recovers
part of the cost of the HG loan and the TC recovers its costs from the plot-
holder, the net budgetary impact of Gaborone West will be quite small.

An exact estimate of the increase in expenditure occasioned by debt ser-
vice connected with the proposed HG loan 15 impossible without knowledge of
the interest rate, term and grace period for the actual loan. However, as
previously discussed, COB has a considerable capacity to absorb debt service
payments. Further, because of cost recovery policy, additional debt service
expenditures would be offset by payments from the Gaborone Town Council and
some parastatals on loans financed by the HG loan. The terms under which GOB
grants these loans compared with the potential range of HG loan terms suggest
that 50-75 percent of required debt service on the HG loan is likely to be
recovered from TC and parastatal loan repayments.

In the area of operating recurrent costs, GOB will need to fund the
salaries of primary school teachers in Gaborone West. Assuming a 10 percent
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inflation rate in salaries and the current phasing plan, the MLGL projects
these expenditures to rise from P14,000 in 1984 to P135,700 in 1986. This
represents a very small portion (0.03 percent at maximum expenditure) of total
GOB expenditures, but would not be offset by any related revenue item.

Gaborone West will generate a significant increase in TC expenditure due
to both capital and recurrent costs. Additional recurrent costs will be borne
by all Council departments due to expenditures on personnel (both staff and
unskilled labor), vehicles, buildings, utilities and other costs. Table 8.B.1
indicates MLGL's estimates of the incremental recurrent cost arising out of
Phase 1.

Capital costs ~11l also increase, but in an amount determined by the
government's concessional loan terms (see Section VIII. B). It is estimated
by MLGL that TC loan burdens due to Gaborone West will rise from P70,000 in
1984 to a peak of P635,000 in 1986. This represents an increase of 20 percent
on 1982/83 TC expenditures. A part of this additional expenditure will be
offset by revenues from service levies collected in Gaborone West. However,
at current projections, the deficit in the TC budget for 1982/83 exceeds its
projected resources to cover the shortfall, i.e. property taxes and
accumulated surplus. While the increase in the property tax base represented
by the non-SHHA housing created in Gaborone West will increase revenue
potential, an increase 1n property tax rates may be necessary if Gaborone West
is to be successfully absorbed into the TC budget. Currently, Gaborone has
the lowest level of tax rates among the towns. A detailed study examining the
town council finances 1s scheduled for the near future.

Table 8.B.1

COUNCIL ADDITIONAL RECURRENT COSTS RELATING TO PHASE 1 4/

1982/3 1983/4 1984/5 1985/6
Staff 1/ - 18,100 109,700 145,900
Industrial Class - 20,000 129,100 178,100
Vehicles 2/ 1,000 - - -
Buildings & Utilities - 5,000 25,900 33,100
Other 3/ - 10,000 50,000 75,000
TOTAL 1,000 53,100 314,700 432,100

NOTES

1) It has been assumed that only 75 percent of the posts will be filled

2) Depreciation is not included. By 1985/6 this will equal about P64,000 in
1982/3 prices).

3) SHHA plotholders water consumption: 1984/5 - P10,000; 1985/6 - P18,600
School supplies: 1983/4 - P5,700; 1984/5 - P28,400; 1985/6 ~ P45,400.
Drugs: 1983/4 - P2,000; 1984/5 onwards - P8,000.

4) An increase of 11 percent p.a. in salaries, wages, maintenance, etc. is
assumed.
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IX. PROJECT IMPLEMENTATION

A. FLOW OF PROJECT FUNDS

MFDP, as the borrower for the project, will negotiate directly with the
U.S. lender, execute all documents on behalf of the GOB, process all results
for disbursements and remit all payments to the lender.

Because of the construction period, it is intended that the GOB will
undertake a series of borrowings in about equal amounts for Phases 1 and 2
from a U.S. lender.

Based on drawdowns approved by AID against eligible expenditures, US
dollars will be deposited in a GOB account. An advance will be made to the
GOB to cover initial costs. The MFDP will, in turn, authorize an equivalent
amount of local currency to cover payments by the MLGL in the case of costs
financed by the Ministry and to the Town Council for project costs incurred by
the SHHA.

The GOB will be responsible for repayment of the loan in dollars. The
local currency proceeds of the HG loan will be repayable to government as des-

cribed in Section VIII. C.

B. GOB PROGRAM MANAGEMENT

The Ministry of Local Government and Lands (MLGL) is the kecy ministry con-
cerned with shelter and urban development. In conjunction with the SHHAs, the
Ministry controls almost all sectoral functions either directly or through
statutory corporations under 1ts direction. At the local level, the minis-
try's representative, the Urban Development Coordinator (UDC), performs the
crucial function of ensuring that national housing policies and procedures are
incorporated in SHHA program activities. 1Tt 1s anticipated that MLGL will
designate its UDC for Gaborone as the USAID Project Coordinator.

The AID technical assistance program to MLGL will enable the Ministry to
effectively create and staff its new Housing Division which will monitor over-
all project progress within the GOB. This Division will provide such over=-
sight functions @s may prove necessary during project implementation.

C. AID PROGRAM MANAGEMENT

USAID/Botswana will be responsible for the policy framework within which
the overall project is implemented. The AID Office of Housing and Urban
Development (PRE/HUD) will be responsible for HG program development, negotia-
tion and implementation within the Mission policy framework. The Office of
Housing's responsibilities will be carried out by the Regional Housing and
Urban Development Office (RHUDO) for East and Southern Africa located in
Nairobi.

The Office of Housing and Urban Development will finance the resident
contract advisor assigned to the Gaborone SHHA from the centrally funded
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Integrated Improvement Program for the Urban Poor (IIPUP). The Office of
Housing or the RHUDO will process this contract and the training package with
appropriate clearance from USAID. Authority for AID reviews and approvals
called for in HG Program Implementation Agreements have been delegated by

PRE/HUD to RHUDO/E&SA.

Mission funds, most probably ESF, will finance the two resident techni-
cians who will be assigned to MLGL's Housing Division. Following appropriate
RHUDO clearances, the Mission will negotiate the Project Agreement for these
advisors with the GOB. This Project Agreement will also cover short term con-
sultants who will be assigned to the project from time to time. It is antici-
pated that the Mission will advertise for a technical services contract to
provide the individuals and back up services required for this portion of the
project.

Every six months during the implementation of the project, representatives
from AID (Mission and RHUDO) and GOB (MFDP, MLGL and SHHA) wiil conduct a for-
mal project review. During each project review, the GOB's progress towards
completion will be compared against the then current project delivery plan.
The review session will pay particular attention to the technical and finan-
cial progress as 1t relates to anticipated loan drawdowi: schedules. The role
and progress of the Technical Assistance program will also be reviewed at this
time. Remedlial measures will be initiated to address problem areas discussed
during project reviews.

D. PROGRAM MONITORING AND EVALUATION

Evaluation of progress in meeting the outputs for the overall program will
take place through RHUDO-coordinated regular annual evaluations as prescribed
in the PRE/HUD Evaluation and Monitoring Guidelines. These evaluations will
note any deviations from the program purpose, goals and schedules and will
present a detialed factual basis for such revisions of the program as may be
necessary.

The reporting process will include periodic progress statements made by
both MLGL and SHHA to AID. Additionally, the technical assistance team will
submit quarterly progress reports. These reports will include quantitative
measures of the physical progress of program elements, progress in meeting
institutional objectives, 1dentification of problem areas and related recom-
mended strategy for meeting problems and objectives for the next quarter.

The annual evaluation will concentrate primarily on:

1. Progress towards the stated objectives spelled out in the Logical
Framework;

2. Major accomplishments of the program to date;

3. Major problems of the program and corrective actions taken by GOB and AID;

4. Recommendations for further improvements and expectations for the next
year. !

E. NEGOTIATION STATUS

Pursuant to approval of this Project Paper, AID will authorize a $15
million HG loan and send a Letter of Advice to the GOB's Ministry of Finance
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and Development Planning (MFDP) advising them of AID authorization of the
guaranty for the HG loan. Following this, AID and the GOB will negotiate an
Implementation Agreement setting forth the mutual responsibilities of the
parties in ensuring effective implementation of the HG Program. Concurrently,
PRE/HUD and RHUDO/E&SA will provide the GOB with detailed information on
borrowing procedures and current options in the U.S. capital markets.
Interested and eligible U.S. lenders will be notified by AID's Office of
Housing and Urban Development of this lending opportunity. Upon submission of
an acceptable Project Delivery Plan by MLGL for Phase I to AID, approved by
RHUDO/E&SA, MFDP may formally enter negotiations with U.S. Lenders for the
initial borrowing. The terms and conditions of the loan, including a schedule
of disbursements, will be reflected in the Loan Agreement between the U.S.
Lender and the GOB.

The legal agreements for the HG project are as follows:

The Implementation Agreement between AID and MDFP

The Loan Agreement between the U.S. Lender and MFDP for Phase 1
The Guaranty Agreement between AID and the U.S. Lender for Phase 1
The Guaranty Agreement between AID and MFDP for Phase 1.

SHLWN -
L] . L]

The borrowings for Phase 2 of the project will proceed in similar fashion.

F. PROGRAM IMPLEMENTATION SCHEDULE

Third Quarter CY 1982

AID approval of Project Paper and authorization of $15 million HG.
PRE/HUD issues Letter of Advice to GOB's MFDP.

GC/H prepares draft Implementation Agreement for review and comment.
MFDP prepares draft Project Delivery Plar for Phase 2.

Construction of infrastructure begins for Phase 2.

LU N S B O B\ R

Fourth Quarter CY 1982

1. GOB's Attorney General delivers required legal opinion.

2. AID and MDFP sign Implementation Agreement.

3. MFDP completes Project Delivery Plan for Phase 1.

4. MFDP and US Lender sign Loan Agreement for First Tranche for Phase 1
first boarrowing.

5. AID and US Lender sign Guaranty Agreement for first borrowing.

6. AID and MFDP sign Guaranty Agreement for first borrowing.

7. MFDP draws down authorized advance under initial loan.

First Quarter CY 1983

1. RHUDO/Mission complete review design standards and preliminary plans
for Phase 2.

2. Short term consultants arrive to begin tasks for MLGL.

3. TIPUP funded training activities begin at Gaborone SHHA.

4. Construction of SHHA Ward Office and warehouse for Phase 1 begins.
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Second Quarter CY 1983

Design contract for Phase 2 infrastructure let.

Long-term resident technicians arrive for placement in MLGL & SHHA.
First site and service plots delivered.

Construction of Phase 1 community facilities begins.

MLGL prepares draft Project Memorandum for Phase 2.

AID and GOB conduct formal Project Review.

AN PLN
L]

Third Quarter CY 1983

1. Additional site and service plots delivered.
2. MLGL prepares final Project Memorandum for Phase 2.

Fourth Quarater CY 1983

1. AID and GOB conduct Formal Project Review.
2. MLGL submits Phase 2 Project Delivery Plan to RHUDO.

First Quarter CY 1984

1. Additional site and service plots delivered.
2. Office of Housing conducts annual evaluation of project.

Second Quarter CY 1984

1. AID and Borrower conduct formal Project Review.
2. Civil contracts let for Phase 2.

Third Quarter CY 1984

1. Detailed design work for community facilities commences for Phase 2
2. Construction begins for Phase 2.

Fourth Quarter CY 1984

1. AID and Borrower conduct Formal Project Review.
2. MFDP and U.S. Lender sign Loan Agreement for Phase 1 and partial Phase
2 second borrowing. :

First Quarter CY 1985

1. Office of Housing conducts annual evaluation of project.
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TO PROCEED WITH PREPARATION OF PP FOR SUBJECT HG AND TA

PROJECT. ALTHOUGH TO 'BE OF AN AMOUNT LESS THAN DOLS. 20

MILLION- PP IN THIS INSTANCE WILL BE SUBMITTED TO AID/W —————— e
FOR APPROVAL.

2. DURING DISCUSSION SEVERAL POINTS WERE IDENTIFIED FOR
COVERAGE IN THE PP: ‘ S -

{A} DETAILED PROJECT DESCRIPTION. PP SHOULD: {1} ELABORATE
| PROJECT'S FIT WITH CDSS ESPECIALLY IN AREA OF EMPLOYMENT
GENERATION: {2} CONDENSE PROJECT PURPOSE AND REVISE LOG-
FRAME ACCORDINGLYY {3} EXPLAIN HOW PROJECT APPROACH WILL
ECOURAGE PRIVATE SECTOR PARTICIPATION: {4} IDENTIFY .
CRUCIAL RECOMMENDATIONS IN PRESIDENTIAL COMMISSION REPORT ON”
HOUSING AND SUGGEST WAYS TO ASSIST INPLEMENTATION: {5}
SHGGEST PREFERRED WAYS OF CONTRACTING TA.
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4. IEE HAS BEEN CONCURRED IN BY BUREAU E.0.

UNCLASSIFIED | 2

LB} ECONOMIC ANALYSIS. PP ECONOMIST TO: {1} MAKE EXTERNAL -

DEBT ANALYSIS INDICATING GOB'S ABILITY TO REPAY HG LOAN

OBLIGATION: {2} REVIEW APPROPRIATENESS OF PROJECT
STANDARDS AND COSTS.

{C} SOCIAL ANALYSIS. PP SHOULD: {1} REVIEW PROBABLE .
EFFECT OF PROJECT ON RURAL/URBAN MIGRATION: {2} REVIEU

PROBABLE EFFECT OF PROJECT ON URBAN EMPLOYMENT GENERATIONSA

{3} QUANTIFY DIRECT AND INDIRECT PROJECT BENEFICTIARIESSH

{4} REVIEW ROLE OF WOMEN IN DEVELOPMENT: {5} DETERMINE
IF .ELEMENTS FOSTERING CONSERVATION OF EXTENDED FARNILY
SITUATIONS CAN BE INCLUDED IN THE PROJECT.

{D} ADMINISTRATIVE ANALYSIS. PP SHOULD CONTAIN

ORGANIZATIONAL CHARTS OF PROPOSED IMPLEMENTING UNITS AND

SHOULD DESCRIBE FUNCTIONAL INTERELATIONSHIPS AMONG
INSTITUTIONS TO BE INVOLVED.

{E} FINANCIAL ANALYSIS. PP SHOULD: {1} ESTIMATE

PRINCIPAL RECURRENT COSTS ASSOCIATED WITH CAPITAL PROJECT
AND TA AND GOB PLANS TO MEET COSTS: {2} PRESENT PRINCIPAL

SUBSIDIES CONNECTED WITH PROJECT AND SUGGEST UWAYS FOR
REDUCTION.

{F} TECHNICAL ANALYSIS. WATER AND SEWERAGE SHOULD BE

ANALYZED IN DEPTH. DETERMINE IF IBRD WATER PROJECT WILL

GO FORUAR

3. RHUDO/NAIROBI WILL PROVIDE DETAILS OF PP PREPARATION

AND ETAS OF TEAM MEMBERS.

\

S« TA_AND TRAINING COMPONENT PP SHOULD PROVIDE )
. ) . FULL

DESCRIPTION OF THIS COMPONENT SHOWING WHY TA AND TRAINING

IS NECESSARY AND UHAT TYPES OF TA ADVISORS TRAINING AND

COMMODITIES ARE NEEDED. JOB DESCRIPTIONS- A TRAINING
PLAN AND BUDGET SHOULD ALSO BE INCLUDED. Wy
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HARRATIVE SUAsrieny

OBJECTIVELY VERIFIABLE INVICATORS

MEANS OF VE RIFICATION

Pregram or Soctee Gool The levader objective to

which 1his P-ejoct contributen: (A1)

To ensurz safe and sanitary
housing for lowar income
households in Botswana.

PACE §
DPORTANT ASSUMPTIONS

Measures of Geo! Achievemant (A2) (A-3;

! Increase in the numser of low
! income households 11 ing

In permanent safe anc
panitary housing with secure
land tenure and access to
community facilities and
bervices.

W N —
.

Project purpose

1. To strengthen the instity-

tional framevork for

housing at koth the natfonal

and runicipal levels--

2. To expand the role of the —
private sector in developing

human wettle.ents,

3. To 1ncraase the availability
of low-cost self-help housing

in Gaborone.

Household sample surveys
Census data

Reports of sociaj seryice
and public works agencles,

Atsum, tions for ochlevi~g goal 18gets (A 4)

1.

Continued GoB comml tment to housing policy
goal of ensuring safe and sanitary
housing for everyone,

Regulations and tenure continue to
prevent undue speculation in low-cost
housing.

End of Project Status

“} 1. Gaborone VWest developed,
houses being built, and
cowmunity fzcilities
operating,

2. A 90-day arrearage on SHHA
service levies and BHL's
reduced to 10%.

V| b. Gaborone ©,.% effectively
delivering techaical and
comrunity sery,ccs and
performing ad .inistrative
and finance functions,

€. MLGL Housing Givision
coordinating activities,
assisting SHHA's and
providing housing plan
implementation leadership,

3. Supplemental credit
facility for lower-income
households established by
Botswana Burlding Society

1. SHHA records
2. AID evaluations
3. MLGL Planning Document

Assumptions for achieving purpose

. Domastic financing commtted to non-

HG elements of Gaborone West.

GOB approves establishment of
Housing Division in MLGL.
Counterpart staff provided in

MLGL and SHHA.

Financial 1ncentives 1ntroduced to
make private sector participation
feasible.

¢ xauuy
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HARRATIVE SUMMARY

OBJECTT.ELY VERIFIABLE INDICATCRS

MEANS OF YERIFICATION

IMPORTANT ASSUMPTIONS

Project Outputs {<n

1. Functioning Housing Division
at new HLGL entity. !

2. Gaborona SHUA t.chni-al and
community developrart capacity
strenathened. .

3. Plots allocate!, loans made, and
community and comrercial
facilities operating.

4. Supplemental credit facility
provided by prisate sector.

Mognitude vt Ourputs, (C.2)
Housing pian formulated and

being implesented and forward-
planned capacity estab]iﬁhed.

House construction on
schedule and 15 SHHA communi ty
development workers trained.
3500 serviced plots

1750 building materia's loans
8 prirary schools '

2 clinics ’

2 majo- comrercial areas

2 major recreation areas

2 comr.aity centres

SHHA and Town Council plant
and equipment,Batswana
Building Society offering
second loans.

cn

1. SHHA records

2. MLGL records

3\ PRE/HUD quarterly reports
4. AID evajuations

-

Assumziions for achieving svtpuin (Cod)

1. Infrastructure costs do not
escalate unexpectedly, -

2. BML's remain popular

3. GOB draws down HG loan

y

.y

Project Inputs )

1. Housing guaranty Toan
2. Technicai assistance
a. Iipyp )
1) Afded Seif-help Advisor—
3 years.

2) Tratning of SHHA staff
b. DG/ESF

1) 2 MLGL ilousing Advisors—
2 years
2) Short tenm: consultants

Implementation Target

+$15,400,000 |
$ 434,000

$$360,000)
$ 60,000)
{ $650,000

($480,000)
. 170,000

Lender and borrower reports
T.A. contract
AID evaluation

Assumptions

1. HG loan authorized and G0B
borrows

2. GOB provides domestic financing

3. AID grant funds available for
technical assistance and training.

¢/e
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UNITED STATE'TERNATIONAL DEVELOPMENT COOPE'TION AGENCY

ASSISTANT
ADMINISTRATOR

PROVIDED

FOR

Pursuant

AGENCY FOR INTERNATIONAL DEVELOPMENT
WASHINGTON D C 20523

GUARANTY AUTHORIZATION

PROJECT 633-HG-002

FROM: Housing Guaranty Authority

The Government of Botswana

to the authority vested 1n the Assistant Administrator, Bureau for

Africa, by the Foreian Assistance Act of 1961, as amended (FAA), and the

deleqgatio
eligible

ns of authority 1ssued thereunder, I hereby authorize the issuance to
U.S. 1nvestors (Investor) acceptable to A.I.D. of quaranties pursuant
n 222 of the FAA of not to exceed Fifteen Mi11110n Four Hundred
Lollars ($15,400,000) 1n face amount. T.e auaranties shall assure
osses (of not to exceed one hundred percent (100%) of loan investment
est) with respect to loans, 1ncluding any refinancings thereof, made
e housing projects and related facilities and services 1n Botswana.

ranties shall be subject to the following terms and conditions:

Term of Guaranty: The loans may extena for a period of up to thirty
years (30) trom the date of disbursement and may include such terms
and conditions as shall be acceptable to A.I.D. The quaranties of
the loans shall extend for a period beginning with the disbursements
of the loans and shall continue unt11 such time as the loans have
been paid 1n full.

Interest Rate: The rale or rates of interest payable to the Investor

to Sectio
Thousand
aqainst 1
and inter
to financ
These qua

].

2.

3.

4.

pursuant to the loans shall not exceed that prescribed pursuant to
Section 223/ of the FAA and shall be consistent with rates of
interest generally available for similar types of loans made 1n the
long term U.S. capital markets.

Government of Botswana Guaranty: The Government of Botswana shall
provide tor a full tarth and credit quaranty to indemnify A.I1.D.
against all losses arising by virtue of A.1.D.'s quaranties to the
Investor or from non-payment of the quaranty fee.

Fee: The fcee of the hited States shall be payanle 1n dollars and
shall be one-half percent (1/2%) per annum of the outstanding
quarantied amount of the loans plus a fixed amount egual to one
percent (1) of the anount of the loans aulhorized or any part
?hereof, to be pard as A.1.D. may determine upon disbursement of the
oans.
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5. Other Terms and Conditions: The quaranties shall be subject to such
other terms and conditions as A.I.D. may deem necessary.

F. S. Ruddy
Assistant Administrator
Bureau for Africa

Date

Clearances:

PRE/HUD:JdHansen Date
PRE/HUD:JTHowley Date
PRE/ HUD:WMann Date
GC/HUD:MGK tay Date
FM/LD:ESCvens Date
GC/AFR:TBork Date
DAA/AFR/EA/ SA:Patterson Date
AFR/DR:Dlohnson Date
AFR/DR:NCohen Date
AFR/SA:JFH1cks Date
AFR/DP:HX hnson Date

GC/HUD:MGKITAY:pry:09/01/82:0507P
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GOVERNMENT PAPER ITUMBER 2 - OF 1981

NATTONAL POLTCY ON HOUSING

INTRODUCTION

1. This White Paper outlines Government's future housing strategy based
upon the reccommendations contained in the report of the Presidential
Commission on Housing Policy.

2. The appointment of the Housing Commission was announced in the
President's Circular No. 1 of 1980, dated 28th January, 1980. The
Commission's terms of reference were very broad and included reviewing the
following:

(a) The activities of all ex1sting organizations and/or
institutions involved in housaing.

(b) The financial policies with special attention to the
use of sotsidaes,

(¢) Rental policies,
(@) Housing standards and their cost implications.
(e) Land policy including land tenure,

(f) Distribution of invesiment in rural areas and possible
implicaiions for housing development.

3. The Commiss.on submilled 1ts repert in February 1981 after a year of
work represeniing the mosti extensive study of housing policy ever undertaken
in Botsvana. The Commission visiled all Distraicts, major villages and
touns., Breause of the 'nnde rance of 1sones, the Commission appointed sub-
committees Lo study cerlain lechnical quesiions. In addition to consulting
with a vide range of individuals, instiiubions, organizations and agencies,
the Commicsion cenb Leams on external viciis 1o compare Bolsuana's polacies
against international slandards.

L. The Coimiccron's 1enort 15 bthe firsi comprehensive ctralegy for
improving DBolowvana's bouting and communitics. Since housing and community
burlding activities are noled for long foruard planning time frames, it 1s
expected that lhe Commission's Reporl and thais Paper vill serve as guidelines
for a change in policy thai may tale several years.,

5. In some conew, imnlemenling oroantvalions will find detailed
recommendations, bul in most inslances, Lhe spirit of ihe intent of the
Report and this Paper will be the best gurde, Continuing consuliation and
evaluati~n of wajor 1ssues 1s essenlial for the successful development of
housing programmes,

6. Government has accepled the Commission's Report on Nalional Housing
Policy, siihh ihe exception of the recommendations, and with the addition of
the modifications, listed below.



(2)

(b)

(e)

(a)

(£)

That MNDB &uld ortend itz rolo to makmgg\ sine loans. This
recormendation be accepted in principle but should not be imple~
mented until adeqguate capacity within MDB has been proved.

That Governrmenl should <ell BIC burli "Pool" houses. This
recomrenda bion should be modified to limit sales to those houses
surpilus to requarements,

That the Housir~ Allowvance be re—iniroduced, This recommenda-
tion should be rejected. Instead, rents should be increased
gradually towards cecconomic levels,

That free hold ftenure be made available to all citizens of
Botswana . betior an Tribal or Urban areas for residential and
ploughine u-es, This recommendation should be deferred. A
Commission shiould be anpointed Lo look into the whole question
of land temuwe, and 1tc 1mplications,

That SHIFA Scheres should be antrnduced ko rural areas. This
recommencation be accepled in principle but prior to implementa—
tion a more detairled ctudy should be undertaken.

That Government cell 1ts stoe of surplus rural housing by Public
Tender. Thiz recommendation be accepted subject to the amend-
ment that the mode of sale should be left to the Ministry of
Local Government and Lands' dicscretion.

IDENTIFICATION OF PRORLEIIS AID CONSTRATNTS

7. The Housing Commission's Report identified several fundamental problems
that must be overcome:

(a)

(b)

(c)

(a)

The rcle of the housing sector 1is not clearly defined; there is
no comprechensive national housing implementaiion plan and the
formal housing seclor planning process is veak. As a result the
procese of setiing long term goals and mobilizing resources to
meet these goals has not been well focussed.

A huge demand for housing exisls in Bolsvana and the situation
threatens to becer e oul of control unless action 1s taken in the
near future. The Cemmincion's Report c:limates that 65,000 new
housing uniis w111 be needed by 1999, This probably undersiates
the need bechu.e the central problem in rural arecas and to some
degree in the older tovms 19 the need Lo upgrade the quality of
thousands of cxisting houwses.

The institulional capacily of Governmenti at all levels 1is
inadcquate to properly manage the 1nereased scope of work., There
is no strone central Government housing wmt to co-ordinate semi-
independent denar tments, and local authorities lack manpower,
management and training,.

If the curreni policies for financing houcirgs are continued,
videspread improverent of housing would not be possible without
spending more on housing atl the expense of other development
needs,



(£)

(&)

(h)

(i)

3

Most exaisting housing subsidies are given to urban households
that have the least need for subsidy.

National wage policies and housing rental policies are interwoven
and oflen confused. This works to the disadvantage of the hous-

ing sector.

Mechanisms for mobilizing internal resources for housing invest-
ment are weal despite evidence that such funds are becoming
available. Thas 1s a consiraint for the nation as a wvhole and
especially for the private sector,

Limited housing assictance is given to rural areac. Traihal land
tenure and the current policy and capacity of the financial
institutions are a constraint to praivate initiative because they
restrict access to credat. The recult 1s less progress in hous-
ing improvements in rural areas wvhich 1s a contributing factor to
the increasing rate of urbanization,

With the cxcepbtion of the SIHIIA schemes, there 1s a grouing trend
in the urban arcas to expect Government to provide all housing
solutions. This 1s not in accordance with the national
principle of self reliance and would result in Government being
overvhelmed as urban areas grow larger.

A HOUSING STRATEGY FTOR 1981-1990

8. Government's long term goal 1s to insure safe and sanitary housing for

everyone.

(a)

(b)

Short term goals include the following:

To encourare the burldang of new urban housing for all income
levels at a pace vhich will ensure that no citizen of an urban
area 15 forced Lo reside an an unauthorized settlement.

To begin improving the quality of housing in rural areas by
offering Govermment assastance 1n the form of mdditional village
and recgronal planning, and the introduction of a medifired version
of the self help site and service scheme (SHIA) jollowing ¢ study
of that issue.

9. To meel 1lhese poals, a new housing development strategy is proposed.
The strategy thal Government intends to pursue has the following elements:

(a)

(v)

(c)

(a)

The role of housing should be given greater zmportance in
development plamning and a comprehensive national housing plan
should be prepared.

A housing division should be created vithin the Ministry of
Local Governmeni and Lands.,

Housing suboidies should be reduced over a period of time.
Remaaining subsidies should be redirected to middle and lower
income housuins, from urban Lo rural areas, and from housing
consumntreon to invesimen..

In order to control the use of subsidies, rents should be allowed
to rise Lo economical levels. Free ingtitutional housing should

7/3



be restmmd.

(e) Sub-economic loans to Botswana Housing Corporation should be
removed and BHC should allow rents to rise gradually to economic
levels.

(f) Government should wiihdray from the easier higher-cost housing
market by stengthening the private scclor and concentraiing on
the more difficull lower-cosl housing problems.

(g) A grealer ranse of housing opportunities should be introduced
including a nev middle income housing scheme. Affordable
standards should be siressed.

(h)  The SIHA Scheme should be extended to rural areas following a
detazled study.

(i) Government buill expatriate housing should be constructed to
more medest standards.

(3) Mine to'ms should conform to the same housing policies as other
urban centres.

(x) The MDB should be expected to play a more imporitant role in the
utilizalion of internal funds and ma'ing housing loans in rural
arcas vhen 1l has the administralvie capacily to do so.

(1) The corrrercial banl s and bhe burldang society schould adapt to
the naiion's nced~ by lending to lover income and rural house-~
holds.

(m) TLocal Authoriiies should be alloved to build housing for their
staff. The methed for determining rentals should be the same
as that used for BIC housing.

(n)  Government should allow the sale of BIC burlt "Pool" houses if
they are in swplus and should sell surplus Government ovmed
housec in the rural arens.

10. The followins zectrons of this White Paper present in greater detail
the main point< ¢f the Covermaent's intended policy. Mumbers appearing in
brackets refer to the pauracmaph number of lhe recommendaiion in the
President 1) Cormic ven or Tiewing Polacy Renort.

A VEYW ST/'VID TOL YER 1OUTT G SIOTOR

11. Darinc tie £ -8 1howeang Pellayine Independence, housing vas given a
lou priorily :'c v er celor. were strengthened, Thie slrategy vas
possible beeavze lrvited Yonsoe 3 jatance uas provided Lo rural areas and
the urban avea. wecre ~mall,  TGhe olratesy wes correct becouse of the

necessily for ovrenuiny, fundamental developmnent after Independence.

12. Government antends Lo modify this strotery 1a view of 219 current

level of develonnment, Iv <hould be empbeciccd that the quality of

Bolsuana's houting 19 connected bn the fundamental objeclives 1n the fields
hon iue- ! 77 - Ty . ~

of hezlth, cduc tion, nd ccopenic froductivitys therefore, housing should

be given more importance in nalional plannung ., (1.09)
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13. This nev omm:;ls on housine must be accomplvuhed without an increase
in public seclor housing invesiment as percentage of GDP. Instead housing
productivily nhouvld be momumised Ly betler allocabion of resource and by

improving, our rnsiitulional capacily Lo plan, inplement and manaie housing

Progranmes,

1L, The caune of many of the problems and constrainis lisled above can be
traced lo the ract that Governmeni does not have a slrong central housing
unit. Govermment acrees wvith lhe Commission's viev thal adequate management
and coordinalion can only be achieved by the creation of a Housing Divasion
within the Minictry of Local Government and Lands. Thais should be part of a
recrganisation of the entire Ministry. (1.17)

MOBTLIZINC HOUSTI'G _RESOURCES

15, As Boisuana's develovment acclerates, the demand for better housing
will incrcase substaniially. This situvation will continue even if the rate
of populatlion grroslh vere decreased, If the total public sector expenditure
for housing 25 o rercentare of the GDP 1c nol Lo increase against this demand,
it will no longer be prictical for lhe Governmenti to be the ultimate landlord.
The Govermment should preovide a fromevworis vhich encouvages increased self-
help and private ceclor imitiative in parinership vaich 1ts oim cfforis. The
strategy for mobili~aive 2ll housins resowrces 15 as follows:

(2) Government and 1ts housing parastatal should move avay from
taking as muct responsibili by for housing constiuciion 1iself,
The role tihal Covernment chould play in the fulure includes:
land acquisition, overall plamning and contrel, provision of
infrastiucture wnd communiivy services, and provision of technical
assislance, s wLll be neen below, the Government effort will
vary according Lo the income level and the localion served.

(b) Botswana's financial inclitulions should be encourared to expand
their housing "ending activilies to Jouer income and rural areas,
To accomplish this, mechanioms wo ulilize Bolswena's {inancial
resources for housing must be develoned. The Thinistry of
Finance and Developrent Planning should supervise a study to
determine vhal these mechanioms should be. The Mational Devel-
opment Bonlz rhould also be encouraged to lend for rural housing
as soon as it has the administrative capacity. (1.57, 1.63,

1.70, 1.79).

(e¢) Higher income urban housing constiruction vill be left to ihe
privale <cclor, BIIC should not build high cost housing unless
the private <eclor fails to do so. Government would acquire
land, supervise overall planmming, and install primary infra-
structure for hish cost blochs of land., Alternatively, the
privale cector yould be encowraged to tale part in the tasks of
land development and detailed plonning;  subject Lo Lhe approval
of the Tom ond Country Plonnming Board,  (h.77, L.73).

(d) A nev middle income how.ins scheme chould resemble Lhe
SIIIA scheme excepl that 1t wall be placed near fully serviced
arcas to allov for such upgrading as waler-borne sewers and
on-plot vater, Buildine material loans, but no techniecal
coictance, wvould he offeied, BIC will concentrale on middle
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income remyal housaing in urban areas and g!gor villages. The
private sector should be encouraged to cnter this market as well
and will be offered plols not assigned to the nev self-help
scheme. (2.16, 4.78).

(e) Construction of lover income urban housing is already in private
hands under the supcrvision or the SHIIA programmes, This will
continue, hovever, as the building malerials industry of any
given towun becomes stronger, lhe materials distraibution part of
the SITIA scheme chould be turmed over Lo the pravale sector by
converting the building material loan scherme to a voucher loan
scheme, Govermment w11l not totally vathdraw from low 1income
urban housain; because thic iz the area vhere people are least
able to help themselves. (1.77).

(f) Rural areas arc expecled Lo require Government assistance for a
longer period because of firancial institutions'! reluctance to
invest there. A rural version of the SIHHA scheme will be
started in certain rural villages afier careful study. (5.13).

16, Government agreces thal Local Aulhorilies should be alloved to build
housing for their siaff, However, the standards of such housing and methods
for cost recovery must conform to Governmenti guidel.nes. (L.L2),

17. Wherees Government shares the Comnission's concern to encourage private
ownership of houcng, the scale of BIC buill "Pool" houses should not exacer-
batle the shortage of accommodation for Governmenti officers. Accordingly
these houses should only be sold 1f in surplus. (L.13).

18. The recommendalion that Government sell 1ts surplus stock of rural
housing (p2rircwlarly those houses that were overdesigned) should be imple—
menled; hovever, 1t would be inadvisable Lo predetermine the mode of sale.
The Minictiry of Local Government and Londs should therefore decide the
appropriate method in the light of the number and type of houses involved.

(5.27).

IIOUSTIIG SUBSIDIES

19. Current Government aintervention in the housing sector evolved from the
inherited colonial policy of limiting assistance to a relative small percen-
tage of the population. As a result most current Government expenditures on
housing subsidies, and most investment in housing produciion, foes to urban
familics 1 th above averase ncomes, I the current housings policies are
continued, Llhe projected high demand for housing lhroush 1980 would requare
large hous.ns subnidy erpenditlures al the emmpense of other sectors and would
fail to meetl the natior's housing ponls becaune existing subsidies are not
focucsed on the arcas of greatest need.

20, The Housing Comarc.ion Report has listed some pguidelines for the use of
housing subsidres:  (1.43),.

(a) Subsidies should be directed toward production rather than
consumption,

(b) Goverrment rhould not become involved in providing housing
subsidiec *hicre housing can be produced wathoul Government
assictance.

/1L
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(c) Subs1d®s should, as a rule, be direct®™® at those peonle least
able to help themselves.

(d) Subsidies should be directed first at those people lacking basic
shelter.

(e) Hidden subsidies should be avoirded.

(f) Housing subsidy policies should net be confused with wage
incentive policy.

(g) Housing subsidies vhich cannot be replicated should be avoided.

21, Government accepts the Commission's suggestion that remaining subsidies
be applied to the more difficult housing problems. While a small amount of
the remaining sub~.dy may be darected at middle income housing, most should

go to site and cervice housing and more subsidy would go to rural areas than

urban areas. (1.19).

22. Governrent accepts the Commission's recommendations that free institu-
tional housing be more restricted. The right to receive free institutional
housing should be determined on an individual basis rather than given to
entire departaents, The gwdelines suggested by the Commission should be
used ir the future. (4.36)

23. The Government should not give sub-economic loans to Botswana Housing
Corporation because that, is in fact, a subsidy and most people in BHC houses
do not require subsidies, This 1s a key part of the plan to redirect
subsidies. (1.L8)

REITTAL POLTCY

2l Government feels that the reintroduction of the housing allowance is
not the most appropriate means of reducing consumption subsidies. The
folloving disadvantages have been considered:

(a) The privileges of lhe civil service vis-a-vis the rest of the
communtiy would be inlensified.

(b) In order to altract skilled staff, small employers in the
private sector wvould be forced to raise wages to a level
that could threatlen their viability.

(c) An unnecessary revision of the solary structure might be
requared.

(d) In the short term, before higher loan repayments arc made by
HIC, Government's deficail would be exacerbated,

25. Government has determined hat the mosd appropriate way lo redirect
subsidics 15 to gradually raise renls lo cconomic levels. This method would
allow subsidies to be clearly visible as tenants would be made awvare of the
difference between the actual and the cconomic rent, (1.4L8, L.25)

26, Az ecconomic rents cradually inereace over a period of years, ihe



increase would be mofgygapld m urban arces, This a®fion, the reduction of
sub-cconemic interesi rales ror BUC housineg, and the removal of other consump-
tion subsidics vould result in public ieclor savings vhich would be used to
expand the preduction of housing. (Figure ITI, p.11)

27. As rental levels inercase, btenanls may choose Lo remain and pay higher
rentals, move Lo rent a lower and alfordable standard of housing, or to
participate in home-ovmership, Bconomic rents and the s'.ultlaneous reduction
of other subsidics such as sub-economic loans for above median income housing
will help rcmove the current disincentives for home-cwnership.

HOUSING STAINDARDS

28. Policies regarding housing standards, rentals and subsidies are interre-
lated. Under exaisting policies, some people are living in Government
subsidized housing lhat 1s construcled to a standard that they could not
afford 1f they bad to pay all the cosils of the housing. For example, a type
IT HIC houce receives a subsidy of more than FOOO per annum. As part of the
long range vlan for beiler use of subsidies, o.andards for people in this
category will be adjucted to bring housing costs in line wath their ability
to pay for the housinr~, This pelicy 15 necessary to avord fulwre subsidaes.,

29. Introduction of bualding codes modelled afler develoved couniries will
be dascouraged in favour of an avproach that siresses uparnding affordable
housing over a veriod of Lime,

30. Government 15 avare that the plan lo gradually remove subsidies from
higher income wrban houschold and redeploy them elsevhere can cause short-
term hardships unlese all houscholds have access to affordable housing.
Goverrment policy will, iherefore, be to offer a greater range of housing
opportun: ties including the intlroduction of a middle income housing programme
described above.

31. The problem of building very high standard housing for expairiate
advisors, oificers and technicians 1s another case of distorting goals of the
housing sector 1o meel other objeclives. The resull can mean designing a
house with a 25 year Iufe for an cxpalricie officer vho may serve only a few
years. Af'ter Jocalization, the house may nol be affordable without subsidies.
The solulion which requares that cxpatriate housing be 1solated must be
rejectcd because 1l doew nul conforn Lo Boblruwana's democrat:c principles. In
the lonser ternn, o« Goverrmenl redriects 1ls recources bto middle and lowver
inceme houcing,, these problems will be resolved by sunply and demand in the
higher 1ncome mau-ol nlace, Tn the shorler lervan, Government should not
increase stondard. for empolriale housine and chould lools for methods of

reducin’; obandards vherever poouible.  (2.30)

32. The oo s, number of peonle Twving, in "mine lovms' meons that these
towns can no lonser be regarded as Lthe creeplion lo the rule by berny bualt
1o @ huipher slbondord, Torm~ created for nineral resources eviroction can
not be exempiled frem housing and renial policres bthat apply Lo othier Lowns.
To do no would invile seriors ool recovery problems, Fwrrthermore. 1t is
knovm that Lf the funds spent ca deep subsidies for mine employees were spent
on the well being of the enlire mine lLoun, a belier community could be
developed. (1.03, L.8L, LR35, 1,.06, L.87)



TIMPROVT NG RURAT TOU s

33. The Housing Commission found that the land tenure system has slowed the
progress of rural housing development and rural economic development, The
Housang Commission recommended changing all land temuxre in Boiswana to free-

hold. (5.n8)

3L, Governmment recomnisces the importance of the rural credit problem and
the fact that 1ts solution 1s crilbical to rural development. Hovever, any
change in land lenure can have serious iuwplicatlions exlending beyond housing
needs, Tirstly, the impact on customary and common lau land rights must be
asse“scd° a comnlele conversion bo freehold might eveniually lead to the
dispossession of the poorsst members of the “ommunliy. Secondly, conversion
ol the leod Term Granl to freehold Lenure would have serious Tinancaal
repercussions throvgh the loss of wveversionary value accuring bo Government,
Thirdly, there will aluays be a need for other forms of lenure vhere circum-
stances molie such ifemures mere cwabable (e.o. the Ceritificale of Rights in
siie and service arcas). Lastly, consideratron should also be given to the
costs of conversion, The cost of a suwrvey, of the developmenl of a land
registration cystem, ond of the legal feec, may be prohibrtive.

35. Farthere, 12U 1o not yel apparent thal a change in lemure would greatly
affect the avairlability of wvural credrl. Otbeor alle natives such as the
reorganization of exaiciirg fanancial institulions ond the development of new
lending mechanicms should first be considered.

36. Ralher than accept the rec mmendalion and then rask discovering i1t to
be unvorkable in practice, 1t 1o vocommended that any proposal to convert
land talles Lo frechold chould be preceded by the detailed study of a
Commizcion charged <olely WLLh this tasi, o repo: s lo date have analyzed
the 1ssues 1n sullicien. delas The Urbtan Lond Advicory Commitice uas
concerned only with Urbon Lo nd Te nre, the lLocnl Government Siivelure
Commission only made a curcory study (devoting less than one of 1L 128 pages
to tenure), and the Cenmiasion on Itional Iousine Pedicy, vhale
more detarled wpp oacn, L1l Torrcly igaored the repercusisions und
validity of the linl- belveen credil avarlabilily and Tand lenure.

’UC
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37. Land lenure 1o only one of several imberloching factors uhich togelher
serve Lo hamper 1ural housing development, Otherzs are:s Jack of markelabil-
Lty, lack of rwral job creation, difficullicr tn providine infrastructure to
rural arcas, higher cooils of matermals ond lLrensport, and lacle of technical
asgistance. Improvencnts wn the quility of rural housing will depend on
finding lony term soluvions Lo these larger problems. Movever, the
Commicsion Renorvl harn identifiod some aclions Lhib ¢ be taken in the
interim 1o strenglhen rural orers thioush housine development:

(a) Planning surdelines for villaces chould be created, This will
guide on-goimg nlol dlocalions and nake fuluwre infrasiructure
and commwuty faciiily installation more feasible. (5.19)

(b) Land Boards should be sireng, lhened. An 1mproved recruilment
and tra.nins programme uvill enable lhe Land Board to amprove
their perforrance.  (5.19)

(c) A "rural SHHA" scheome will be siudied for feasabality in certain
major villages, Such a scheme wvould help remove some of the
disparities between urban and rural arcss. (5.13)

7/9
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38. Government 1s unl:kely to be successful in encouraging rural investment
by others until Government i1tself exercises leadership in this areas.
Accordingly, an interministerial committee will be appointed to consider
moving certain departments to rural areas, (5.22)
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Annex 9

MINISTRY OF LOCAL GOVERNMENT AND LANDS
JOB DESCRIPTION i

HOUSTNG OFFICER Tt

BACKGROULID

Housing Offic
aspects of
this perco
subsidy and 1 od area of rontal policy. This full time posi-
tion would primai:ly be concerned voi.a “he wrplerentation of the two
above arcac: hnowvever, ‘rere are addiioional talic vhich vould require
this percontc allention. The farst cuch tasl: would be the investi-
policy 1scuec not covered
cin- Policy. (1 ) Felaicy
n531bly rneed
erson veould
als, In the

s prime function would be to implement certain
1onal Hou31nw Implermentatiion Plan. In that role,
1(‘

’)

gaticn, 91°7J o and deelnprent of houning
by the Pre ent's Cemmice_on on atiosrnl |
decisions razla. or v.e above policy uevelorien
lende/donos S.xmiuve, for ibeir inplermantaia S
have the cetnonzaib l.owy -7 mvoor~ ihese fuving propo
role of nelicy developor o Zondans propesal uriier, 1
Ju, o

e ion's hercell er werlaze chorl-ierm

!
—
3
o
—
N
r

"j

onsultants wvhich

arpic: ~7 7~ ana ve e s vy the Peeaigen L ta Oamrigsien Rerort
on Foizavn i ey ot il voauira agdrttoapal palacy or preoran
Develonmon.,

o)
A housiny Jelivery Syslen for rural arcas;

2e A hovs.ns del very syslem for major villages;
A ng deluvery syeten for small towmships (e.g. Kasane and

Ghanzz ),
L. A mdadle-income hwv*wrf elivery svstem (e.g. cooperative hous—
ing, cxpanded prriicipaiion by the Tolowana Burldaing Society);
5e A nmethed e 1uereasir,y Lhe encunt of lovu-income rental heusing.

6, A melbod 1o» ercouracine the develorrent of low-income and
middle-1incore il bi-family howningg

Te A nethod Lo enesurore the cont nual irprovement of housing by
hore-o'mers and lone-ter leace hwlders.

8. Incentaven Lo ercourisw rreater desigm variation in all housing.

9. An improved SHIA debrt colleetion system (e.g. private agents,
other Council Departrents).
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may be avarlable under the terms of the funding.

TEHI‘T.S OF th[‘.’; G'AJCE

1. Tmolereniatlion to Meet Mational Housing Production and Invest-

ment Coals

Qe

vasicios: Based upon the identification of all subsidies
plementzation plan, implement the program deccribed
1an vhich would achieve the following goals:

9, 5

) enhance housiur production racher than consumption;
) increase incentaves {for home ownershin;
iii) target Lhe population laclking basic shelier;

not produce lour:ng 'there 2t 1 be produced
ale
v) nol produce bouscing for lhoce people able to help

vi) no lencer subsidice Botswana Housing Corporailion
(BHC) wiih sub-cconomic loanc;

gradunlly diaminach the subsidies in BHC rentsg

vi.i) produce hove ne for thece least able to help them-
selves:

ix) place greater erphasis on rural housing.

Renwal Policer: Baced upon the rental policy in the imple-

meniacvion plan, wmplemens the program in ihatl plan to
achieve the followuing goals:

1.
~—

calculaic annually and thereafter stage the rise in
rents Lo economic, costl recove rablo, levels;

ii)  allocate some cubs Ldy in order lto achicve the
goerp oo 'n end of housing deluvery in rural arecas
and to noorer farulies;

iii) implement o progrran Lo subeidires lo anntifutional

hous n,, bared on condilions of aervice, housing
location ard houce 1ypes

iv) direct local cvithoribies Lo sbructure therr rents
al the soe cost recoverable level as cenlral
governent, continsent upon good management practices
and simlar slanda—da;

v) cal-ulate amwunlly the economic renls (cost recover-

. 9/2,
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able) for all types and lccations of housinyg where
1t applies, Thais calculaiion should be carefully
descrited to be ccrtaln 17 1ncludes related land
and infrastructure costis,

Policy Iscue Deovelon—eni and Fund Raisin/. for Those Iscuec not

Addressed 1n Housin~ —mplereniation Pion

Policy Develon-ers

g issues wvhich have
us:ng policy (both

ii) based on ihis invesiigation. urirte papers de*ziling
housing volicy orizons:

1ii) rmenate a coment/revise/acceptance process vith
those ~—ecroexs of Govc"nmeﬁt > Councils vho would

te arffocTed by e rolicsm:

cceprance process with the
fnistcr and, 1f apprcopraate,
1 r maliing the pclicy

e

por
~
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i) based on the approved policy write funding provosals
s

Y 2 corment/revise/accepiance process with ihe
poientiral ocxef30uor of tne fTunding;

ii1) liarse , - tbe ILGL Plamang Unit and Tnnmistry of
Tararee ane Doveloprent Flarnming (ITDP) on any

Lweues . e imvelve fundaing,

ST CUALTITCATIO

» Public Adninictration, City ox

Qo

c.aal PlaﬁnLng. troan o omrmwmity Plammaing,

yoa13 ouperience 'n a poelicy making/planning capacity in
field of bous.n-,

yooUS ouner.ence (car be zuo of the fivo vears above) word-
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nring, voliycy raking

o Trogma aevelopreni.
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ORGANTZATTOIIAL RELATTONSHIP

Dircczly Re-~pencible o : Under Secretary Urban Affairs/Housing

Indirectly Recmoncible fo : Deputy Permanent Sccretary Urban
Affairs/Housing

Co-eaqval With : Lov Cost Houcing Officer )

COUIMMERPART

This position would carry with it the obligation for recrurting and
working vith a local counterpart for the period of one year with the
obgective of localizing the position afifer a period of two years.

LCHO
10 Avgust 1982



Annex 9 (cont.

MINISTRY OF LOCAL GOVERNMENT AND LANDS
JOB DESCRIPTION

HOUSTNG OIFICER ITI:

BACKGROUTID

Housing Officer II's main function would be to implement certain
aspccts of the lational Housing Implementatiion Plan. This person's
major resvonsibilities would lie in the arcas of increasing pravate
sector involverent in housing develonment, developrient more modest
and divercs hous.oro <iand2vdc and insiocdding e oopertant erfort of

provicans publ.oc cupnot o Povsin in raval arcas, Add_tzonally,

L«

nis pcrzoa vould b2 roonine ple for preogran develovnrnent of the
volicics »2culbor: fron he activi.iec of Tovoans Oif:cer I.(1) If
trese lcvelored yrosrors arc Lo te effectively aaxd off:cienlly imple-
nmente ~oaszr, Orfaicer 11 wonld, as requorced, o.ve scchrical assis-
tance To t.oe 2mple~eonlation staff, If vhe techneical conistance is
o L2 aprriniiciely vic.cd at oo i¢onoran, measure, then this person
vorld alio be empeocured to do cere ciaff dereleoprent and training.
Finally, 1o enal fom fu uuvc D“O ran devel

C
this pecon voald e ronsible for eva
Various prosrans, In ‘he role of develo

c

-

.
oper o uncc'fﬂc pw ms,
prov.der of discreie elenente of technical assa

stance or the evalua-

(1)

Ixarplec of Tssuces rot Covercd in ihe Presidenti's Commission Revort
on Irousing Policy which would reawarc addiiional policy or progran
Develop~ont,

. A rousuiny delivery cyclem for rural arecas;
. A housing Jdelivery sycther for major villames:
. A houcing delivery sysier for small towechive (e.,y. Kasane and

9

e-1ncore hows v delivery scysten (e.q. cooperative hous-
1n8, “"n:“d*v nrtrerpavion by Je Dolsvana Burlding Soc1oty);
A metroa for increacing the amouni of lev—incore rental housing;
A metrod for encourarin~ the develupreni of lev-i1ncome and
middle—inco~e multr~fomily hourinc;

A method o encourage the continmal imprevement of bhousing by
nome-otmers and lon ~lers Jease holders:

. Incentives o encourage greatler desigm variation in all housing;
An improved SHIA debil collection syslem (e.g. private agents,
olher Council departmentis);

(o299 21 = W ro =
L]
o=
=
}.J
~
c.

)
L ]
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.../_..
tion of »Hr:iras componen.o Fousins Officecr II may choose to do ihe
tasks himself, or utiliz snort—term consultanic vhich may be avail-~

b
able wnier the terms of the fundang

TERIS OF RIEFERTITE

1. Implementation lo leet Mational Tousing Producti-n and Invest-
ment Goa_s

a. Pri-raie Sector: Based on the strategy for greater private
sector involvement in housing, implement the parts of the
implementation plan which vould provide the follouing:

i) Housine Construciion:
. 2. incentives to enable greater private partici-
pation, includwing the role Government would .
play;

d. incentives for Tl increased production of
micddle-cost housing,

ii) Housins Fararc:sres

a, incentires for Botswana Building Society to
loan to lower and middle income people;

b, methods for bwilding the capacity at tlhe
Mational Development Bans (IDB) for a housing
divicion:

C. incenorves for ceomrercial banks to become more
aceive n nousing development, especially in
the areca of conctruction lending.

iii) Buildirny Ilateriales

a. incentives to ercouraoe the production of
locally produceu or asseabled buwilding materials;

b. designs and desien stoandards to assure to the

fullest extent possible, conpatability wath the
local bwilding materrals,
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b. Housing Standards:  Based on the implementation plan
progran for more modest and more diverse housing standards,
implerment the parts of that plan which would accomplish the
following tasks:

i) provide three types of site and service housing
according to corresponding income ranges;

ii) provide three types of middle-cost housing accord-
/ ing to corresponding ancome ranges;

iii) bring ecxpatriate housing to those standards local
people can afford,

C. Rural Iousin~ Deliverv: Based on the implementiation plan,
implerent the parts of that plan which would require the
folloving:

i) that SHHA has the adequate adminasirative cavacity
and roll definriizon to bring housinz delivery to
a

e
el
p—

that base line cursveys and oither techniques be used
o define nousing necds and plans for the development
of housing appropriale to {21l that neced.

2, Procrem Deoreloprment., Uo rnacal AS
Traxnine and Proorom By
Hougain~ T-nleeniat:ion Plaw

1ztonce, Stalf Develonment and
csues not Addressed in

a. Procmam Dovelonment:

i) derclop housing programs for housing policy wvhich is
promuloated;
ii) nanage a comment/revise/accepiance process with those
respensible for implemeniing a program;
iii) liaizce with Housing Officer I on any funding requuire-
ments,

b. Technical Ansislance

i) give lechnical assistance, as required, to the hous-
ing staff implemenliing a program;


http:follow2.ng
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Ce 1aff Developaent and Training:
i) Liaise with the Unified Local Govermmenl Services

(ULGS) Establishment Secretary and ihe llinistiry of
Local Government and Lands (MLGL) Staff Dev.lopment
and Training Offacer to prcemote the:

illing of vacancies;

L
-y

b. training of those in posti;

c. refiming of the Sclf Help Housing Agency (SHHA)
schemes of service;

d. development of a SHHA transfer policy.
d. Iivaluation

i) Evaluate program results against the initial pre-
ar natic goals and cobjectives.

2T TUM QUALTFICATIONS

1. Degree in Business or Public Administration, City :»o
Regional Plamnuing, Urvan or Community Planmning,

2. Five ycars cipcrience in a policy making/planning camacity in
the field of housing,

3. Two years exmerience (can be two of the five years above) work-
ing :n 1 developing country in housing plannming, policy waking
or progran acvelopnent,

ORGAITIZATTOUAL, RETATTOVSIITIP

Diroctly Temnonzible 1o

Under Sccrelary Urban Affairs/Housing

Indirectlv Beoworsible to Deputy Permancnt Secretary " rban

Affairs/ilovsing

Co-eaual YWith

Lov Cost Housing Off:cer




9 cont/5

COUI TERPART

Thrs positron vould carry vith it the obliation for recruiiing and
vorizing wvitn a local counterpart for the period of one year with the
objective of lececalizang the position after a perrod of two years.

LCHO
1™ August 1982
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TRC(UNICAL ASSTSTAMCE FOR
GABORONE TOWN COUNCIL SELF HELP 'IOUSING AGENCY

SENIOR TECANICAL OFFTCER

The Sonior Technical 0fficor will cupervise lhe lechnical assiatance

ad inspection pregramme, The Senior Technical Officer will report

to the SHHA Housang Officer. The STO will have the responsibility
to ensure that the construction propramme operates smoothly and
efficiontly.

The duties of the SHHA Scnior Technical Officer are as follows:

(1) Coozdinate all self-help consiruction, cost estimation
and wonitoring of cons.ruction progress,

(ii) lonmitor tie procress of development in each ward, advi-
Sung the Senier Technical Ausictanis and Tecanical Officer's of
construction scheduler, arl any changes 1n the construction schedules.

(ra1) Tmﬂl‘w“”i iraining progroumes for SHHA Technical
sistant sectior, This will rnvolve unplenentangs progznmmes already

A
desi,ned, ag Wbll as devigneng now programres,

"~
2
n
-

(1v)  Help desigm and distribule ma*erials dealang with
varwons aspects of constru ticn (e, dwerlune and supevstructure
degigm wlternitives, roof anele and house Sriing tfor colar comfort,
and Jdesigns which inerease the petenticl For ising lccally produced
aaterial,

(v)  Preparc montl’y reports on con truction progress of
sanitntion units and houses

(vi) To wora wrt
Technical Officers Lo eng
assymed to o,

A the Senrior Technical Assistants and
re ibat every plol bas a Technical Acsis-
(rii)  Select and work with a counterpart,

(virs)  Any otber duties that the Housing Officer may assign
to lhe Teclinical Off.cer.
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TERMS AND CONDITIONS FOR BOTSWANA BUILDING SOCIETY

PROPOSED LOANS TO SHHA PLOTHOLDERS

It is proposed that loans would be made for a minimum of P1,500
at a variable rate (dnitially 14.5 percent) for 10-15 years. The
plotholder would put 5 percent down,

BBS would conduct this pilot program with several conditions:

- Any outstanding building materials loans must be
repald, but could be wrapped into the home improve-
loan.

- The proposed COR registry must be {inalized and
COR plots classified as "urban immovable property"
for the purposes c¢f BBS regulation.

- The BBS will hold the COR until repayment of the
loan,

- Applicants must be screened in cooperation with
the SHHA, which will provide information about the
borrowers' service levy and building materials loan
payment record.

Given these conditions, the BBS would release funds to the borrower
according to an agreed schedule tied to the construction process.
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SHHA COST ESTIMATES AND PLANS

A Certificate of Rights for a SHHA plot goes with the requirement that
the allottee construct within 6 months a toilet superstructure and a house
of at least 8 mz. Both structures must be of block or burned brick, water-
proofed below grade. Every third block course requires steel wire reinforce-~
ment. The roof must be permanently attached and of corrugated steel, asbestos,
or other acceptable material., It must have a window and a concrete floor at

least 150 mm above grade, The roof must be at least 2.75 m above grade.

Detailed cost estimates are attached for the materials required to
; . 2 o 2
build the superstructure for the toilet, a 9 m" one-room house, an 18 m” two-
2 2
room house, and a 27 m” three-room house, The 9 m  one-rcoom plan has been
2
used as experience has shown an 8 m™ room to be far less usable and most

allottees choose to build the slightly larger room,

Plans for a two-room and three-room units are also attached along with

the plans for the toilet,



CURREN! BUILDING MATERTAL COSTS FOR A TWO ROOM 18 m® HOUSE

Foundation

Moor

Walls

Roof

Exterior Minish

MATERTAL COST

Stones

Sand

Cement
D.P.C.
Brick force

Stones
Sand
Cement

Lintels

Blocks

Sard

Cement

Windows CTH
Windows CIII
Door Trames
Iternal Doors
Door locis
Glazses

Putty

Air bricks Int.
MAMr bricls BExt,
Brick force

Cement
Sheetls
Rafters
Roof screows
Roof ties

Seri-vach

Mascia boards

Paint (walls)

Paint (Traim Primer)
Paint (Trim)

Screws

1,12
1.12 o
8 pockets
1 roll
1 roll

m3
m3

ockets

nn

1.1
1.1
Lp
L

650

12,24 o’
20 pockets

HNNDMND MDD

C\NH O E ool sl aad K |
U
H
[o]
=
—
n

2 boxes
12

2 pockets
9@3m

15 litres
10 litres
10 l:xtres

2 Kg.

GRAID TOTAL

P 14,50
8.00
27.20
5.52
1.42

14. 50
8.00
13.€0

7.20
360.00
16,00
68,00
LL.00
2. 60
26.00
50.00
8.52
25.92
2.94
.88
2.28
5.92

20.40
166,05
33,36
11.00
.72

2C.00
L1.67
39.00
ol.1l
26.00

1.68

P 1,088.82

"13/2

$979.94



SHHA BUTILDING COSTS

CURRENT BUILDING MATERIAL COSTS FOR A ONE ROOM 9 m®> HOUSE

I'oundation

Floor

Walls

Roof

Lxterior Minish

MATIRTAL COST

Stones
Sand

Cenment
D.P.C,

Stones
Sand
Cement

Lintels

Blocks

Sand

Cement

Windows CTH
Dosr Frame
Exterior Door
Lock

Glasses

Putiy

Air bricks Int.
Air bricks Ext,

Cement

Sheets

Rafters
Roofing screus
Roof tlies
Brick force

Semi-wash
Fasecia boards
Paint (wall)

Fainl §Tr1m Primer)

Paint (Trim)

Screws

.56 m
1.12
l} pockets
1/2 roll

pockets

box

3
7
3
1
6
2 rolls

1 Pockel
5@ 3m
10 litres
5 litres
5 litres
1 kg

GRAND TOTAL

P 7.25
8.00
13,60
2.76

14.50
8.00
13,60

.80
160,00
8.00
34.00
L1.00
13.00
25.25
L.26
17.52
1.68
Lk
1.1k

10.20
77.L9
16.68
5.50
.36
2.8

10.00
23.15
10.00
12,07
13.00

.84

P 563.93

13/3
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CURRENT BUILDING MATERIAL COST FOR A THREE £00M 1OUSE OF 27 ut

Cost of Two Room House
Cost of One Room House

Incremental Cost of an
Additional Room

Cost of Three Room House

P 1,088,.82
563.93
P 52L.89

P 1,613,71  $1,452,34

CURRI'N'I LUILDING MATI'RTAL COST FOR REC IE[ TOILET

90 Blocks x 10 t cich P 36.00
4 poclkets Canenl = 2 . \ 6.80
1 Roll brid:forve 1.42
25 Stock bridis O 8L each 2.00
2 purlins, 1.85 m long ¢ 2,62 each ‘ 5.2
3 Rooling <hiecets, 1.85 m » 1,24 cach l2.7e
1 Door trame 4% 13,00
1 lock @ P4,50 4.50
1 Door 17.7%
8 picces rool'ing wire @ 6t cach 0.48
Hall load river saud 8.00
Roofing screws ard wachers 5.00°7
b Pocliet comi—vash 10,00
Fiberglass Toilel scat /poedestal 36.00
Hole plug (opposite side fran pedestal) O
Vent pipes (2) and lyscrcen 9,98 cach < & 19,96

P184,75 5166,28


http:1,452.34
http:1,613.71
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Annex 14 .

INCOME DISTRIBUTION BACKGROUND

In 1980, the Central Statistics Office (CS0O) estimated a distribution
of workers employed by basic monthly earnings (excluding overtime and
bonuses) and sector of employment. Excluding those engaged in mining and
agriculture, median monthly income per worker stood at P92,7 in August 1979.
Using inflation factors, this would translate to P130 1in 1982. Undecr the
conservative assumption that each houschold has an average of 1.5 wage
earners, urban household median income would be above P2,350 based on these
data,

The Ministry of Local Government and Lands has conducted surveys in
upgrading areas in Francistown, Selebi-Phikwe and New Naledi. Included in
these are monthly wages 1in the formal and (for New Naledi) informal sectors.
For New Naledz, median income was approximately PLl75, implying an annual
median of F2,100, It should be noted that residents of New Naledi are dis-
placees from 0ld Naledi. Hence, their incomes are probably low relative to
Gaborone as a whole.

In 1979, 1in conjunction with the National Magration Study, the CSO con-
ducted a survey of household expenditures. Although there is some question
regarding the survey's reliability, the data for urban areas appears much
better than that for rural areas. Expenditure results for urban areas by
type of housing arc as follows:

Typc Monthly Expenditure
All Urban Houscholds P 198
High Cost Housing P 670
Median Cost lousing P 232
Low Cost/SHHA P 135
Traditional/Peri~Urban P 98
Domestic Servants Quarters P 64

This last category is included because a few urban dwellers in medium
and high cost housing will rent out the areas designated as servants'
quarters. This tabulation implies a mean annual income for urban house-
holds in 1979 of P?,375 - P2,550. Using the cost of living factor
determined by CSO this would translate into a 1982 range of P3,379 -
3,628, Mean income in Botswana exceeds median “inccme, so these figures
are consistent with a median urban houschold income in the P2,300 -
2,700 range.

These fagures are suggestice, but by no means conclusive. The Planning
Officer an the Hinistry of Local Government and Lands proposed an urban
houschold median income of P2,7200 per year, a figure based on the extrapola-
tion of data derived for Broadhurst in 1977, The Gaborone SHHA, has a
maximun 1ncome of P2,500 for sites and services plot eligibality, Taking
into account all the evidence, a median anuual income figure for Gaborone
of about P2,400 appears to be justifaed,



Annex 14
Page 2

A detailed profile of the target population gleaned from applications
for Gaborone West on file at the SHIA indicates a typical plotholder to
have an annual income of less than P1,100, or less than half the estimated
median income for Gaborone. Morcover, only about 7 percent of SHHA appli-
cants were near or at the median. From the available data, it can be con-
cluded that the Gaborone West project will reach well down into the income
distribution for SHHA allottees.
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CRITERIA AND COSTS FOR HG SHARE OF THE SITE AND SERVICE COMPONENT

The HG Loan Financing is limited to site and service plots and the
facilities that the SHHA plotholders require. On this basic, HG fi-
nancing can be categorised as follows:

a)

b)

c)

1007 Fundaing

The HG will fund all infrastructure costs attributable to site
and service plots, both tertiary and those secondary costs
apportioned to SHHA. TIn addition to the SHHA ward office, ware-
house and vehicles ald all Building Material Loans will be

fully HG funded.

53% Funding

In addition to direct funding of site and service plots the HG
will fund a portion of the services to the civic, community and
commercial plotholders. Though these will account for about 607
of the residents of Phase 1 it has been agreed that a more
appropriiate apportionment of these seriveing costs would be the
proportion of residential land taken by SHHA (this 1s Lo account
for the greater lenghts of secondary reticulation required on
account of the larger plot sizes of fully serviced plots).

This amounts to 53%.

607, Funuing

Site and service plotholders will also benefit from the build-
ings to be constructed and the vehicles which will be used to
maintain the infrastructure. As these benefits relate mainly
to the number of beneficiaries rather than to plot size, it has
been agreed that 60% of thesc costs be funded by the HG.

Adoption of these criteria result in the HG's contribution repre-
senting the following proportions of the components:

- Roads, Drainage, Sewerage . 41.6%
- Consultants for above . 30.7%
~ Water (including Consultants) ‘o 59.5%
-  Power oo 23.0%
- Streetlighting ‘e 50.2%
- Total Infrastructure o e 48.47
-  Buildings - 60.07%
- Vehicles o 60.0%

- BMLs ‘o 100.0%



PROJECT COSTS -~ PHASE I (in Pula)

HG HG
CITRASTRUCTURLE TOTAL COST FUNDING PROPORTION FUNDING
SLCONDARY
ods, Draanace, Footpaths & Open Spaces
- w1te and Servicc T71 080 100 TT1 080
- Cormercial & Commuily Facilities 881 280 ) 53% 167

®

Scv et acse

- (& 231 830 53% 122 870
LWuter

- Site ard Service 738 300 100% 738 300
- Canmercial & Community Facilities 461 680 53% 21 6RO

Pover (iucludaing Fees)

- C 2 Cr 205 285 53% 108 800
Streetlichting

- Site and Service 100 720 100% 100 T_0
- C % (i 62 a80 53‘:; o &0

SUB TUTAL

Site ard Service 1 610 100 1005 1 610 ]‘
C & (r 1 &13 055 53% o7 8200
TOTAL 2 585 920

¢/s1



) HG HG
\MTRASTRUCTURE TOTAL COST FUNDING PROPCGRTION _ FUNDING

TERTIARY

Roads, Druinage, Sewerage

- Site and Service 117 210 ' 1005 117 210

- C &Cr 794 460 53% 421 070

\\‘(LLCIA

- Site and Service 134 930 100% 131 O

- C & (I 20 000 537 10 600
' Power:

- C & (r 1641 820 537 87 350

SUB TOTAL

Site and Scrvice 252 140 100% 232 1410

C & CF 979 280 53% 519 020

TOTAL 771 160

TOTAL INFRASTRUCTURE

Ci1te and Service 1 862 240 1007
C & CF 2 822 335 53%
TOTAL

—
W
~
w



HG HG

1 TLDINGS TOTAL COST FUNDING PROIMORTION TUNDING
<1 Pramary Schools 1 201 800 607, 721 080
Clinic 85 600 607 51 360
Pwlic Toilet (local Centre) 12 0Lo 607 7 200
Pariis Dept. Bualding 15 250 6% 9 150
“hrecel larcous Of11ces T 750 > 607 10 650
LY Wwaurd 06 fieo/Warchouse 106 970 1005 10N STO
UL TOEAL : 95 -

DI LAL SPACE

Vendaing Stalls/Shelters 107 000 605, G1 200
I Public Toilets 49 000 60% 29 100

SUB TOTAL 95 66U

S IPTENT

<A
>ul Dustbins 2 050 100% 2 05U
wrt 1 Mochine & Drums 5 500 100% 3500
< ¢ .B. Radios 1 200 100% 1 200
Pick lp Truck 10 000 100% 10 O
2 8-Ton Trucks 31 €00 1007 31 (c
SLD TOIAL 19 730
N =S
"™oi-sHLY Vehicles!! 161 600 53% 85 G630
Reiuse Collection Equipment 150 0CO 60% 90 CLO
Anbxulonce 24 000 60% 11 00
LDC V\ehicle 6 000 60% 3 600
SUB TOTAL 163 620
o

. TOTAL __233 400%

v/G1



SITE AND SERVICL DEVELOPRMENT

Building Material Loans @ P650
1770 Sanitlation Sub-structure

TOTAL

CONSULTANTS TI'EES

Roads, Drainage, Sewerage
- Site and Service

- C & CF

Water

— Site and Service
- C & Cr

Streetlighting

- Site and Service
- C & CF

Buildings
TOTAL

TOTAL

1982 Q1 Prices
Physacal Contingencies (excluding BMLs)
Price Contingencies @ 13.5%

TOTAL

TOTAL COST

805 350
584 100

134 750
287 800

48 170

15 800
9 880

20 000

HG
FUNDING PROPORTION

100%
100%

100%
53%

100%
53%

100%
53%

60%

HG
FUNDING

805 350
584 100

1 389 450

134 750
152 540

87 320
25 530

15 800

12 000

433 180

6 424 120
642 410

955 505

8 023 035

6/S1



INITIAL ENVIRONMENTAL EXAMINATION Annex 16

Project Location: Gaborone, Botswana
Project Title: Gaborone West
Funding: ${6,700,000

IEE Prepared By: Stafford Baker

Environmental Action Recommended: The environmental impact of a 50%
increase in the population of Gaborone cannot be dismissed out of
hand. However, the development of Gaborone West has been the subject
of many years of careful planning, coordinated by the MLGL Department
of Town and Regional Planning. An examination of the environmental
impacts of the project i1ndicates that the numerous USAID environmental
concerns have been adequately addressed in the firal development plan.
Short of physically denying people the right to seek out employment in
Gaborone, the alternative to the planned accommodation of these people
would be to allow them to develop squatter settlements like those that
sprung up 1n Botswana towns 1n the 1960's and early 1970's. Planned
expansion of the town 1s preferable. No specific 1ssues requiring
further environmental study have been 1dentified, and it is therefore
recommended that a Negative Determination be made.

Action Recommended By: 1/;fo;%éﬁg§§§%

\ g

Louis A. Cohen, Mission Director

Date: JUL 8 1oa?

Concurrence:

Bureau Environmental Officer

Approved:

1 4

Disapproved:

Date:

Clearance: GC/AFR Date
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I. DESCRIPTION OF THE PROJECT

Gaborone was built as the new capitol of Botswana beginning in 1967.
With an urbanization rate averaging 15% a year, it's growth has far exceeded
the estimates of the original town planners. Expansion of the town began in a
northward direction into what is called the Broadhurst area in 1976, but only
after a major squatter area (old Naledi) developed to the south-west of the
town. AID and other donors assisted in the development of Broadhurst and the
upgrading of old Naledi.

By 1977, it became apparent that the Broadhurst exapnsion would be
inadequate for the continuing growth of the town, and a team of consultants
was commissioned to recommend the most appropriate area for further
expansion. The consultants recommended, and government approved, expansion
into undeveloped land to the west of town. The Department of Town and
Regional Planning began a structure plan for Gaborone West in 1979, dividing
1t 1nto ten neighborhoods and 2 new commercial town center for phased
development over a ten year period. Gaborone West is planned to provide
sufficient land for the town's expansion until the mid - 1990's. Development
plans 1nclude phased expansion of existing Gaborone water supply, sewage
treatment, electrical power, storm water drainage and road systems to
accommodate the i1ncreased demands on these services.

This project provides assistance to Phases I and Il of Gaborone West.
Phases I and II consist of development of industmal, commercial, public and
residential areas on approximately 800 hectares of land. Site and service
plots share water stand pipes (one per tweniy plotis), do not have electricity
supply and use pit latrines for sanitation. A1l other areas are fully
serviced with water, electricity and sewerage connections. Residential plots
will be allocated as follows:

Total Units

Site and Service 2400 to 3000
Low Cost 1000 to 1525
Medium/ High Cost 675 to 1025

The variation in plot numbers reflects different alternatives that have been
proposed to address shifting of plots to avold rock conditions in site and
services areas. The rock would make digging of pit latrines difficult and
expensive. AID will fund development of the site and services plots and the
infrastructure, public facilities and maintenance equipment benefiting site
and services plotholders. AID will also provide capital for building material
Toeans. When all residential plots are occupied, Phase I and II will have a
population of approximately 30,000.

Gaborone West 1s located on what has been for many years unutilized fam
land 1mnediately West of the north-south railroad tracks that currently define
the Western 1imits of the town. Phases I and II border the railroad and are
divided by the east-west paved road to Molepolole. The area is generally
covered by sparse arasses and small thorn bushes with some clusters of thorn
trees along two normally dry stcam beds, that together drain the area.
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Surface soils are Kalahari sand covering. At various depths are soft
weathered bed rock. Where close to the surface, the bedrock is easily worked
by machinery and provides good base material for roads and buildings

I1. EXAMINATION OF NATURE, SCOPE AND MAGNITUDE OF ADVERSE ENVIRONMENTAL
IMPACTS

(relevant to attached Impact Identification and Evaluation Form)

The relatively unused and unpopulated land will become completely
developed with a full range of infrastructure serving an eventual population
of about 30,000. Except for parkland and pedestrian walkways, the land will
unsually be completely cleared of the sparse grasses and bushes now covering
it. Buildings will be sited to minimize removal of trees. Although rainfall
is sparse, the clearing will lead to some loss of topsoil through stormwater
drainage.

There i< no surface water in Gaborone West but the occasional stormwater
runoff will carry increased loads of soil and refuse. Runoff is not generally
used before 1t has become part of the groundwater resource.

The cleared land w111 contribute to dusti in ihe air. Prevailing winds
are from the Norin-East and will deposit most dust outside of the town.

Plans have been made to increase the storage cepacity of the Gaborone
reservoir and dam two additional small strecms to the Southwest of town to
provide adequate water for the expanding town population and a safety margin
for drought years.

In traditional villages, Batswana live in large compounds shared with
extended family members surrouncded by other villagers of common tribal
background. Site and services plots will be smaller than is customary, too
small to support much more than a nuclear family. Allocation of plots are
made with no attempt to group people from the same rural locations. These
changes from tradition have not created problems i1n other areas of Gaborone or
other towns 1n Botswana.

Rural villages are surrounded by farm lands within a day's walk of the
house, which are 1n turn surrounded by grazing lands at a further distance.
People moving 1nto Gaborone West will be abandoning, at least temporarily, the
tgad1t1ona1 farm economy that thi1s system of land use supports, for employment
in government or the Gaborone commerctal sector. Migration from rural villages
to towns like Gaborone 1s not a new phenomenon, and should not be
significantly accelerated by the availability of more developed land for
housing.

Site and services housing 1s constructed to a lower standard of
workmans’iip than higher cost housing. The resulting contrast in appearance is
especially noticeable when blocks of housing types are mixed Logether as they
are in Botswana. People from outside the country sometimes find the contrast
objectionable, but this feeling is not shared by most Batswana.
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IMPACT‘ENTI FICATION AND EVALUATI ONj‘_

Impact
Identification
and
Impact areas and Sub-areas Evaluation
A. Land Use
I. Changing the character of the land
through:
a. Increasing the population M
b. Extracting natural resources ’ N
c. Lland clearing . L
d. Changing soil character L
2. Altering natural defenses ~ N
3. Foreclosing important uses N
4. Jeopardizing man of his works N
5. Traffic access N
6. Land use planning N
7. Squatter, other development N
B. WATER QUALITY
1. Physical state of water L '
2. Chemical and biological states L
3. Ecological balance N
C., ATMOSPHERIC )
1. Air additives N
2. Air pollution L

3. Noise poliution ] N
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NATURAL RESOQURCES

1. Diversion, altered use of water

2. Irreversible, inefficient commitments

3. Wildlife

CUTURAL

1. Altering physical symbols

2. Dilution of cultural traditions

. SOCIOECONOMIC

—t
.

2. Changes in population

Changes in economic/employment patterns

3. Changes in cultural patterns

4. Dislocation and relocation of area

residents

5. Support facilities

HEALTH

1. Changing a natural environment

2. Eliminating an ecosystem element

3. New pathways for disease vectors

4, Safety provisions

GENERAL

1. International impacts

2. Controversial impacts

3. Larger program impacts

4. Aesthetics

—r 1= =

- No environmental impact

- Little environmental impact
Moderate environmental impact
- High environmental impact

- Unknown environmental impact

cCTXXXr— =
1
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LG. COR. 5
REPUBLIC OF BOTSWANA
CERTIFICATE OF RIGHTS
.................................................................... Town Council
CERTIFICATE OF RIGHTS issuedonthe ................... .. dayof .........cuu.n., ’
19...... DY thE « o vve ettt et et e Town Council under authority

of the President of the Republic of Botswana in terms of the State Land Act (Cap. 32:01).

1 £ V- S Town Council (hereinafter referred to
as the “Council”) grants to:

D B0 T 3 o o1 P

.
e (e b T T A e
:

---------------------------------------------------------------------------------------

--------------------------------------------------------------------------------------

(hereinafter referred to as the “Occupier”) the Rights set out below, and subject to ihe

obligations, terms and conditions therein, in respect of PlotNo.................o.0es. e

..................................................................................
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ot

6

. This Certificate of Rights 15 the propeity of the Occupier but may be pledged, ceded,

assigned, transferred or made over with the wiitten consent of the Council.

On the death of the Occuprer the nghts granted to him under this Certificate shall
be inher1table

The Occupier shall not give up occupation o1 possession of the plot or any portion
ther eof without notfvimg the Counal in advance

The plot shall only be used for 1esidential purposes, provided however, that the Occupier
shall be entitled to use the aforesard plot for any other purposes which are authorised in
wiiting by the Counal

The Occupter shall he entitled to reside on the plot himself and with members of his
family and with has friends and with any of his lodgers.

Should the Occuprer wish to lease the plot he shall obtain written permission of Council.
The Occuptrer shall develop on the plot at least one habitable room and a toilet of a type

approved by the Town Counal within

months from the date of 1ssue of this Certificate, fnhing which the Council shall have the rlght

to cancel this Certthcate md ve-take possession of the plot

(@) The Occupier shall pay 1o the Counal a regular service payment in consideration
of the nights hereby granted to him and for the services to be provided by the
Counail to the plot for which tins Certthicate 1s granted and to the locality m respect of
which this plot s situated

(b) The pavment referred to m sub-clause (a) above shall be such sum as Councall may
from time to time determime subject to approval of the Monister

(¢) The Counal shall give the Occupier 60 davs’ notice of anv variation of the amount
of payment by publishing such notice once 1 the Gazette and a newspaper cnculating
in Botswana .

(a) In the event of the Occuprer bemng aggrieved by a deasion of the Counal made
i terms of this Certificate, the Occuprer shall have the night to appeal to the Minister
within 30 davs of the date of such deaswon or any longer period as the Minister
may determine

(b) The Occuprer must exerase his nght of appeal through the District Commussioner.,
It shall be the duty of the District Commassioner —

(1) 10 assist the Occuprer i drafung and hannung any appeal;
(ii) to transnmt the appeal forthwath to the Mimister,
(in) to advise the Mmister af applicable, of all the arcumstances 1elevant to any
appeal not having been made within 30 days,
(iv) to assist the Occupier to obtam any necessary mformation to enable him to draft
and frame the appeal mterms of sub-clause 9 (b) (1) above.

SIGNED at onthis ..., e .

day of. e 19

As witness: . Ll

for the Council

SIGNED at . . . onthis .. . . ..

day of S L

Aswitness: ... .. . ... ... e

Qccupier
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