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It is my pleasure to present the proceedings for this Conference. This
year the framework for the Conference was set by a Steering Committee
representina the various regions of Africa. Their time and efforts are very
much appreciated, and we all Jlook forward to even greater African
participation in the programming of future meetings.

This year's theme - "Toward Self-Reliance in Shelter" - defines a goal to
which we all can subscribe. The road is neither short or smooth, but progress
to date has been considerable. Finance and training proved to be sub-themes
that stimulated the kind of dialoque that makes this Conference important.

I know that all participants were as impressed as I was with the candor
and mutual respect which has developed. This sharing of experience and
insight is necessary to permit us to continue our important work.

Finally, the Conference simply could not have taken place without the
enthusiastic support of the Government of Botswana. The warmth and smiles of
the Batswana made the week not only memorable, but a real pleasure.

Peter M. Kimm
Director

OFFICE OF HOUSING
AND URBAN DEVELOPMENT
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Mr, 8. T. Ketlogetswe, Mayor of Gaborone

The Honorable lenyeletse M. Sferetsc, Vice President, Republic
of Borswana

Mr. Peter M. Kimm, Dircctor, Office of ilousing and Urban Development,
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through the Private Sector, by Jonathan Lindley,
Executive Vice Presidentc, National Savings and Loan
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Urban Development Deparcment, The World Bank, UFA
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Hosted by: Government of Botswana (Note: Please board buses at
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Musecum and Art Gallery)
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(1) Savings Mobilization and Non-Formal Finance, by ir. Callisto
E. Madavo, Urban Development Department, The World Bank

(2)  Fmplovment Gencravior: Housing and the Creation of Local
Jobs in West Africa, by Mr. Soumana Traove, African Society
of Laads and Development, Upper Volta
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Mr. Ronald Campbell, CHEF Consultant to Selebi-
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in Botswana (Note: light refreshments served during
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Mr. Peter M. Kimm, Director, Office of Housing and Urban Development,
Director, Office of Housing and Urban Development, U. 8. Agency for
International development
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8" CONFERENCE ON HOUSING IN AFRICA

SPONSORED BY
THE REPUBLIC OF BOTSWANA AND
THE US. AGENCY FOR INTERNATIONAL DEVELOPMENT

The Eiphth Conlerence on Housing in Africa was officially opened on May 31, 1982 in
Caborone, Botswina.  From left to right: Mr. Peter 0. Molosi, Permanent Secretary,
Ministry of Local Government and Lands, Botswana; The Honorable Lenveletse M. Serctse,
Vice President of the Republic of Botswana; Mr. S, T, Ketlogetswe, Mavor of Gaborone; Mr.
Peter M. Kimm, Divector, Oitice of Housing and Urban Development, U.3. Apency for inter-
national Development, and The Honorable Horace G, Dawson, Jr., U.S. Ambassador to Botswana.



OPENING SESSION

Chairmen: Mr. S. T. Ketlogetswe, Mayor of Gaborone
Mr. Peter M. Kimm, Dircctor, Office of Housing and Urban Development,
U. S. Agency for International Development

Participants: Hon. Lenyeletse M Scretse, Vice President, Republic of Botswana

Mr. Teter 0. Molosi, Permanent Secretary, Ministry of Local Covernment
and Lands, Botswana

Hon. Horace G. Dawson, Jr., U. S. Ambassador to Botswana

OPENING SPEECH BY MP. S. T. KETLOGETSWZ, MAYOR OF GABORONE

Your honor the Vice President, Mr. Kimm, my co-chairman, members of Diplomatic Corp., ladies

and gentlemen. Tt gives me great pleasure to have been given the honor to co-chair this
important conference. In my capacity as Mavor, I'd like to take this opportunity to welcome
you all to Gaborone. T belicve there are 25 countries being represented in this conference.

It i« indecd a great honor for Botswana to have heen chosen by the organizers for this
cighth conference., T'd like to thank the United States Agency for International Development
who have done everything in their power to make this conference a success. As you are
awarce, this conference is co-sponsorced by the Botswana Government, aund to you all, I'd like
to say welcome to Botswana. 1 hope you will enjoy vour stay in Gaborone. TI'd like to
introduce his honor the Vice President, Administer of Local Government and Lands. The

Vice President happens to have a very extensive experience with the problems faced by local
authorities. We, in local government, repard ourscelves very lucky to have a man of his
standing leading, the affairs of local government. He, himself, has been involved in local
. .vernment and, therefore, he understands the problems that we, in local authorities, are
facing. With those few remarks, I would like to call upon his honor, the Vice President.

Mr. S, T. Ketlogetswe, Mayor of Gaborone and
Conference Co-Chairman,




OFFICIAL OPENING SPEECH BY HIS HONOUR LLNYELETSE M. SERETSE, VICE PRESIDENT, REPUBLIC OF
BOTSWANA

Mr. Chairmen, distinguished delegates, ladies and gentlemen, 1T wish to extend to cach one of
you, a1 warm and cordial welcome to our Country. Manv of you have come from far up the
continent to give us the honour of playing host to this very important conference to discuss
a ratter that is of great conecern to us all, namely; housing. The importance of an occasion
such as this one cannot be overemphasized.  The Government and the people of Botswana have
been looking forward to vour arrival. We are grateful you came and we hope you will enjoy
your stay among the people of Botswana.

It in indeod a great pleasure to the Covernment and people of Botswana to see yvour conference
taking place in this parvt of Africa, a part of our beloved continent commonly known as
Southern africa, a part of the continent of Africa characterized by tension and a sense of
insceurity resulting from the political .and military arrogance displayed by White minority
ruled states.

We in Southern Africa are expericencing a lot of tension deriving from the serious conflict
raging within the borders of the neighboring white minority ruled states. Such is their
internal political situetion and the frontline states have and still are experiencing these
conflicts spilling over into their countries. This is a sad situation destined to escalate
the conflict thus endangering the peace of the region and that of the world at large. The
internal political situation in *these states has got us all deeply worried and the future
stability of the subcontinent remains less certain.

I am telling you all this because, we in Botswvana are always glad to have the opportunity of
sharing with our brothers and sisters from other African countries, further north, some of our
exporicnces.  Ho matter what your particular in‘crests or orientation may be, it Is important
that you, as Africans, should gain some direct understanding of the Southers African region
and its problemns. Botswana lies at the heart of that region. You will no doubt agree with me
that Africa is forever looking forward to the day when the total liberatior of our beloved
continent will be achieved.,  Indeed little do the cnemies of frecedom realize that time is
definitely not on thoie gide.

Mr. Cheirmen, distinguished delegates, the purpose of your gathering here is not, of course,
to dwell on the Southern African political problems. You are gathered here to participate
in a broad forum to clinically analyze that thorny and nagging issue of housing which

inaced has become a problem of major concern the world over. The problem of housing, liko
many others, is common to us all. We are nleased to be able to take part in this carefully
structured program of diccussions, together with our brothers and sisters from other parts

of Africa, because Botswana has always worked deligently to promote cooperative ventures among
African nations. Our activities with the recently established, Preferential Trade Agrecment
(PTa) and the Southern African Development Coordination Conference (SADCC), for whom we have
the honor to be serving as the Secretariat, are two examples of our interest in African Coop-
cration.

This conference is a further expression of that spirit. We are also pleased because we feel
we have much to share with you regarding our experiences in the field of housing.

Mr. Chairmen, with a 12 percent urban growth rate, onc of the largest in the world, we have
been able to stay ahead of sguatter scttlements here in Gaborone. This has bheen achieved

by offering sufficient numbers of site ¢.d service plots to low-income sclif-help builders.
In using self-help, we have been able to capitalize on our human resources, resulting in an
affordable home for the beneficiary and an cfficient housing irvestment for the Government.
Armed with the National Scttlement Policy and the newly approved National Housing Policy,

we will be sceking ways to improve the standard of housing in our rural areas to bring more
balanced benefits to the entire country.

Prior to the introduction of sclf-help Housing Programs, which are eatirely the responsibility
of my Ministry of Local Government and Lands, housing at a national level and for all cateqories
of peonle has been provided by the Botswana Housing Corporation.  The Corporation, as you will
Jdiscover during the course of your deliberations, was created in 1970 to implement housing
policy throughout Botswana particularly in relation to low, medium and high cost conventional
housing, and caters tor the housing necds of all sectors of the community with the main
concentrat jon ot present heing oan the main urban centers where the growth, and therefore,

the demand for hoosing o the greatest. Since its creation, the Corporation has more than
quadrupied its honsing stock but still maintains long waiting lists for permanent houses of
all catoegories oo the four mein urban areas.  The Corporation has managed to provide a sub-
stantial cmeunt of housing but the problem of shortage of accommodation still remains.

|8 i6 pru(iﬁvly for the purposc of augmenting the efforts of the Corporation that Government,
in 1973, introduced the Self-Help Housing Agency. This is an encouraqging effort and i* is
cxpected that by mid 1983, in the Agency's first ten years of existence, 12,000 ncew plots
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WELCOMING REMARKS BY MR. PETER M. KIMM, DIRECTOR, OFFICE OF HOUSING AND URBAN DEVELOPMENT, U. S.
AGENCY FOR INTER'NATIONAL DEVELOPMENT

It is my pleasure to join with the Government of Botswana and my ambassador in welcoming you.
This is my first visit to this beautiful country, as I know it is for many of you. I consider
it a great opportunity and T am sure we will all find our time here both useful and anjoyable.

It scems hard to believe that a vear has gone by since we last met in Mauritius. This is the
oighth time that we have held this meeting and the basic underlying situation--an urbanizing
world and a massive need for gshelter and services is still very much with us. Some of the kasic
problems of recent years including inflation, increasing costs and high interest rates are

also still very much with us.  Nevertheless, in the past year a great deal of progress has

been made.

Our theme this year 1s, "Towards Sclf-Reliance in Shelter," a goal to which all of us can
subscribe, In today's complex interdependent world, self-reliance does not imply isolation.
ITndeed, 1t is now almest impossible for anyone to do anything all by themselves.,  What is
implicd by scelf-reliance iy the capacity to uiilize available resources in the best pousible
way .  To manage and to orchestrote the vartous components to produce the results we want

to achioeve.
This year we will devote o good part of our time to workshops as we did last vear. This will
provide an cxeellont opportunity to share experiences, since we all still have much to learn
from cach other.  This is not to say that we have not already learned a great deal about
urbantzation and shelter in Africa. On the contrary, I think there is a growing consensus
about the basic principles which need to he appliced in order to achicve gelf-reliance with
appropriate modification in cach country for its cultural and historic situation.

These priaciples are not theoretical--they have cvolved from expericnce, in Africa, and
around the world.  diven the opportunity, people house themselves and they have been doing

50, Government is to provide the opportunity for the greatest number ot people to build, buy
or improve the shelter they can afford.  The existing housing stock should be considerced

a precious resource to be improved and upgraded. 1t seldom makes sense to destroy an existing
unit, ne matter how humble.

Alen cesential for self-reliance are thoe concepts of affordability cost roecovery and substan-
tial scale of operations. A very large number of uvnits must be created in a relatively short
time, and therce is no magic wand with which this can be done. Tt must be done utilizing

the resources of which we are now aware, and this is only feasible if medest, affordabie initial
solutions are pursucd.  Governments should set as their highest priority the provision of
access to land, water and other basic services which individual and the private sector cannot
do for themscelves.

Despite the enormous problems still to be faced, T oremain very wmuch an optimist. I believe
that the shelter problem is solvable, and indecd 14 beginning to be solved. I do not

think it will be casy, but I do belicve that cach country represented at this mecting has
the capacity to achieve self-reliance in the forsceable future.

U want to pledge the continu ng assistance of the Governnent of the United States in pursuing
this gqoal. We plan to continue to work with you as long as we are welcome

Thank you very much.

dr. Peter Mo Kimm, Director, Office of Housing
sad Urban Development, ULS. Agency for Inter-
national Development and Conference Co-Chairman.

4
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KEYNOTE SPEECH, GIVEN BY MR. PETER O. MOLOSI, PERMANENT SECRETARY, MINISTRY OF LOCAL GOVERIMENT
AND LANDS, BOTSWANA

I welcome you to the Eighth Conference on lHousing in Africa and welcome you to Botswana.

This being the eighth conference of its kind, it might scem to some observers that we have

had ample opportunity to discuss the complete range of topics relating to housing; and what

is more, based upon what we have learned at these housing conferences, by now, we would have
solved our individual country's housing problems. Obviously, those who would say that we

have had enough time do not understand the enormity of the problem, or of the effort that is
required to provicde our populations with shelter. They do not understand that during the
decade of the 1980s, urban poor households in Africa will increase by over 12 million to
almost 30 million people, and the rural poor houscholds will increase by a total of over 30
million to 90 million poor houscholds. They do not understand that to provide each poor family
with a basic housing unit by the year 2000 will require about $17.5 billion (US) in 1975 terms,
and more than double that amount in today's terms, over $35 billion (US).

The present size and growth rate of our poorest populations together with the cost of providing
them with shelter could easily overwhelm us if we do not keep this problem in perspective. What
is required is both an historical perspective and a leook at the real constraints wnich prevent
us from meeting our housing goals. -__—

International attention for and assistance to, self-help housing is a relatively new
phenomenon., In 1947, the United Nations saw it as an issue and published some of the first
manuals on self-help assistance to developing countries. USAID gave their first housing
assistance in Africa to Mali in 1961, just over 20 years ago. In the relatively short period
of the last 20 years, when the cnergies of most of cur countries have been expended on gaining
independence and beginning development activities on all fronts, the African continent's
commitment to, and progress in, the field of self-help housing has been substantial.

We should be encouraged that we can see progress in our relatively new housing programs and we
should also be encouraged by some housing experts who claim that with a correction of certain
institutional and financial constraints, we will be able to house our entire populations by
the year 2000. The housing experts claim that if every country is able, on an average, to
spend 8% of its Gross National Product on housing investment (most countries now spend between
39 and 5%) there will be sufficient funds to house the needy populations of the affected
countriecs. What is required, therefore, is to improve upon the institutional constraints to
facilitiate the supply of land, public services and finance.

The supply of land, per se, is not the problem. It is the availability of this land to the
self-help builder which is the issue. There are many reasons why land may not be available

to the sclf-help builder, for instance, high free-hold land costs, plot size or occupancy
restrictions, and cumbersome and expensive conveyancing processes form some of the difficulties.
Once these constraints are overcome and affordable iand is made available, the companion piece
must be seccurce land tenure. With a sufficient quantity of available land and security of
tenure, a stable condition will have been created for the self-help building process to begin.

Public services are particularly important to self-help communities. Resident priorities

in houschold surveys will often place housing programs lower on the list of priorities than
water, sanitation or cven strecet lighting. One of the major constraints on the adequate
provision of scrvices is a standard which is too high, and therefore, too expensive. The net
result is often the absence of services rather than afferdable services at a lower standard.
45 with the lana supply constraint, the sclf-help builder can and will supply his own housing
if certain public services such as educatio., water and health care are provided.

In most countrics, financing for low-income self-help families is non-existent. Most low-
income housing is financed out of the savings or resources of the low-income family without
the involvoment of o financial institution. Governments often contribute to this with the

financial restrictions they plaece on the loan terms of financial institutions. Ancther

major reason for the unovailability of financine for self-liclp builders is insccure land
tenure.  Por the very reason that a self-help builder finds it ‘nsecure to build, the finan-
cial ipatitution fimds it inscecure Lo lend.  Peaching resolutions on the issue of land renure
CiLL not only oneour e the self=holn Lot lder, but greatly enhance his ability to develop housing by
creatine: the proper climate for the infusion of capital from financial institutions.

ALl these coretr ointe e sarmotntable, capocially when put in the historical perspective

that Ao Loas only boen resciving housing assistance for 20 vears and in cnother 20 years
ttomay e sanib e o 1 e honged ol our citizens,  Rather than be overwhelmed by the task
ahead of us perhops we should beocongratulating ourcelves for a journey we have half completed.
I believe Africa io particalarly well suined to soccoessiully complete this journey.  We have

traditicnally been self-reliant and self-help builders of our own housces.,  This fact will
continur to be our strength due to the rural nature of so many of our communitices and the

-
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fact that self-help builiding is usually practiced more in the traditional rural' 'setting than

it is in urban areas. While other developing countries have alrcady becowme urbanized

(67% of Latin American population lives in urban arcas), in Africa the vast majority of the
population still resides in rural areas. It is predicted that cven by the year 2000 more

than 50% of Africa's popuiation will still be rural; and for the rest of the population which
will have moved to the city, if we are carcful to retain our tradition of self-reliant building,
most governments will be able to provide housing for the urban populations through affordable
seli-help housing programs

Botewana's achievement record in urban self-help housing has been impressive indeed. We have
found answers to the institutional constraints of land and public services, and now our
self-hely program has gained sufficicent respect thot the lending institutions are beginning
to loan money to plot-holders. As His Honour the Vice President noted in his remarks, we
have been able to stay ahead of our urban squatter problem; first by overcoming it and up-
grading our squatter arcas, and then by anticipating it and providing an adequate number of
slte and service plots to satisfy urban growth.

While our population growth begins from a small base, che urban growth in this country (for
example, 12% in Gaborone) is amonyg the highest in the world. That growth rate initially led
to larqe squatter scttlenc:nts wnich in some towns amounted to 40% of the population. At that
point we had to take corrective measures to upgrade the squatter scttlements and provide for
the anticipated demand.  We presently have reached a point in our development history where
we dare about to begin to take proventative mecsures. Our National Settlement Policy and our
recently approvaed National Housing Policy give prominance to a more balanced form of develop-
ment. This balanced form of development would aim at developing improved infrastructure
standards and creating employment  opportunities in major rural villages. Onc of the
objectives is to discouraye people from contributing to the very high urban growth rate by
keepino them at home or at least dispersing them among the village and town centers. If

this works, our preventative solution will make future curative measures unnccessary.

Ioam sure you will be able to see our self-help program for yourself. I cncourage you all
to take the tour tomorrow afternoon as quests of the Gaborvone Sclf-Help Housing Agency. They
have prepared a sultable program for you and will be happy to answer any questions you ma
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have.

" have noted the particular relevance that the conference theme, self-reliance, has tradition-
ally played in African housing. His Honour the Vice President has also noted that it is one
of Botswana's National Principles and it is certainly included in the many sclf-help housing
schemes throughout the country. Our discussion of sclf-reliance during this conference, how-
cver, will be somewhat more focused, allowing us to look «t how sinance and manpower training
can onhance self-reliance.  Mr. Jonathan Lindley and ¥Mr. Calisto Madavo will make the

Plenary presentation on finance entitled:  "Developing Sound Housing Policies to Achieve
Self-Reliance in Shelter,” and Mr. Phillip Langley will give the Plenary speech on training
entitled:  "Training for Self-Reliance in Shelter." To allow sufficient time for discussion
of these two sub-themes, components of the sub-themes will be shared in small groups. The
small aroup discussion topics have been carefully selected to include the current issues

in finance: and training facing most countrices. This is of particular interest and relevance
to Botswana because it is consistent with our present aspirations and plans.

The first discussion group in finance is saving mobilizatien and non-formal financing. The
avallability of financing can complement the public investment in housing with private capital,
and allow people lacking the means, but not the will, to afford their self-help house. It
unlocks the human potential.  In order for this financing to be available, however, pcople

must be encouraged to save.  Mechanisms which will encourage lending on the part of institutions
and saving on the part of self-help builders will be investigated by this group. Alternatively,
non-tormal financing will also receive attentinn,

Employment generation s another important small group topic. Construction in many developing
comntries comprises as much as 25-30% of formal scctor employment. While self-reliant housing
wtten means self-help housing, this group will weigh the advantages that certain housing
prodrams can bring to job creation, investigating this in light of the larger issue of national
Self=-roellance,

[ talked carlicr about some of the institutional constraints which are impediments to achieving
our housing goals.  Certainly one additional one is the allocation of scarce pul lic money to
housing subsidies which are non-productive when this money could botter be allocated for
housing development.  However, a country which may be allocating suificient public money

Lo houring development may still not offer all the ingredients for self-reliance, because the
standard of housing mey Le too high to be afforded by many of the target scelf-help population.
This group will discuss the importance of appropriate public investment and standards as
conential o components of o self-reliant housing program.

Self-help has long been recognized as an important community building function and a way that
an individual could "invest" in 1. 5 own shelter. Related to the issue of finance, self-help



becomes an important factor in cost reduction and the creation of a more affordable product.
This small group will measure how sclf-help, this most important tenet of selr-reliance, has
reduced costs and, therefore, reduced the need for external financing.

Financing is ilmportant for enabling the capital formation and the actual construction of
self-reliant housing. As financing is crucial for the pnysical development, then training
1s crucial for the human development of this self-reliant process. The small discussion
groups on training will investigate some of the components which are necessary to encourage
the human ciement in self-reliance,

Training will be used to refer to two broad categories during these small group discussions.
The one cateqory will be benefictaries and the other category will be the housing staff who
work with the beneficilaries.  The first small discussion group will focus on the latter. The
Lack of qualified manpower can be a major impediment in a self-reliant housing program. Man-
power development and training often must be at a national level, take place over long time
frames, and at all times must be planned and designed to address the identified training
needs.  The translation of these identified needs into a training program necessarily inter-
faces with training metbodology and curricula. This group will discuss identifying training
needs, planning to meet those neoeds and moving that plan into an effective training program.

There are often substantial demands placed on housing scctor staff, and because they are

fulfilling a very important role in the development of their country, the staff feels compelled

to respond in o professional manner.  However, it is somtimes the case that a staff member

does not have the necessary skills to, with all the best intentions, carry out his duties.

This small giroup will discuss the best technigques for improving the skills of the para-proressional
housing staff.

These conferences, and their growing attendance, arce a testimony to the fact that we fecl we
have much to learn from cach other in the ficld of housing. Accordingly, as we discuss training
tnstitutions, we should consider these institutions as a resource for more than just one
country. ‘This group will cexchange information about in-country or regional Afvican shelter
sector training institutions and study the possibility of greater inter-country utilization

of these institutions.

Case studies are o an important way Lo bring reality to a discussion wiileh has perhaps wandered
ot f on too much theory. One case study group will focus on a case study of an effort to
propare bhoeneficiaries to carry out their responsibilitiecs in a self-reliant housing program.
A zecond group will discuss a case study on the training of the scelf-help Lousing staff,
Poecause o selt-help housing program requires o high level of beneficiary responsibility and
an intensive housing statf input, both of these discussion groups will play an Important

role in the conference.
I hope that vour shared esxperiences and ideas during these small group discussions and during

the rest of the schedule for this week will eonrich the already extensive experience and
commi tuent that cach of you brings.

In conciusion, may [ expreoss my congratulations to you on your efforts during the first 20
vears since the beainning of self-help housing assistance in Africa, and may 1 sincerely
apress my confidence that the next twenty years will bring us to the achievement of our
intended qoal of providing a decent, affordable basic shelter for ecvery citizen of our
continent,

Thank vyou.

Mr. Peter 0. Molosi, Permanent Sccerctary,
Ministry of Local Government and Lands, Botswana.
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WELCOMING ADDRESS BY HON. HORACE G. DAWSON, JR., U. S. AMBASSADOR TO BOTSWANA

Ever since T came to Botswana ncarly three years ago now, I have been impressed by the
example set here for the rest of Africa and, indeed, for much of the developing world.

Botswana is a multi-party democracy with a tradition of full and free inqguiry.

It provides protection for the individual in the enjoyment of his rights guaranteed in a
Constitution that is meaningful to him.

Botswana has a stable government which, as recent cvents have shown, sustains an orderly and
peaceful transtfer of power.

Moreover, this is o country in which the leadership takes serious y the task of cconomic
development, which is promoted in such a way that its benefits are shared by the many, not
limited to the privileged few.

One such berefit is what you have already heard about this morning and what you have come
here to discuss. Lt is typical of this country and of its lcadership that much of the new
hous ing goes to families with the greatest need--those with incomes below the median. In a
country of rapid urban growth, this is an important consideration.

Tt means government assistance in the reduction of squatter arcas. And here in Botswana,
particularly in Gaborone, it has meant the development of interestina and rewarding programs
Lo improve sgquatter arcas until better housing can be provided,

This ic enlightoned Teadership which, as 1 have ¢aid, is typical of this country and no where
bettor shown than in the recent Presidential Commission Report which commits the Botswana
qovernmeat to finding housing solutions tor all people, both urban and rural.

My government is proud to have played a parl in these developments through its Alb program,
and we are pleased as o well with our role in helping to sponsor this important conrercnce.

I wish you success in your deliberations, and 1 would encourage you and your associates,

Mr. Kimm, to give the vigitors an opportunity to sce for themsclves the splendid work that
has boeen done here. In shelter, as in so many other ways, this country provides an excellent
example. 1T am pleased that you have come and that you will be able to witness this for
yourscelvaes.,

Thank you.

Mr. Richard M. Makhwade, Underscere-
tary (Urban), Ministry of Local Gov-
crnment and Lands, Botswana and

The Honorable Horace G. Dawson, Jr., Chairman, Conference Steering

U.S. Ambassador to Botswana. Committec. )




PLENARY SESSION

REPORT BY THE INTERIM STEERING COMMITTEE, MR. R. M. MAKHWADE, CHAIRMAN, CONFERENCE STEERING
COMMITTEE

For the first time in the history of USAID sponsored housing conferences, a Steering Committee
was formed to plan the 8th Housing Conference.

A meeting of the Interim Steering Committee was held in Nairobi on the 2nd, 3rd and 4th of
December, 1981. 1Tt was attended by representatives from Botswana, Ivory Coast, Tunisia,
Kenya; officials from USAID Regional Office of Housing and Mr. James Upchurch, a CHF official
and the coordinator of this conference. It was agreed that as I represented the host country
for the 8th Housing Conference, I should chair the Interim Steering Committee meeting.

The Committec selected the theme, "Toward Seclf-Reliance in Shelter." We discussed sub-themes,
conference format, small group discussion topics and proposed conference schedule.

One important item discussed by the Committee, was the Africanization of the Housing

Conference. There was general agrecment that the USAID Housing Conference has a valuable

forum for developing countries in Africa, to exchange ideas about low-income housing. It was
observed that participation in the conference had increased and become stronger in recent years.
The conference itself had become a permanent institution in Africa.

The first seven African Housing Conferences have been sponsored and organized almost entirely

by the USAID Office of Housing. The involvement of a steering committee to plan the activities
for the 1982 African Housing Conference represents a first step towards handing over respon-
sibility of the conference to the participating African Countries. The Interim Steering
Committee was in general agreement with the concept of Africanization of the Housing Conference.
Greater control of the conference would be consistent with most African development i
objectives and the goals and principles of USAID.

While it was agreed in principle that Africanization of the conference should be investigated,
some members of the committee expressed concern about losing USAID's financial and logistical
support.

The Steering Committee learned about the history of similar conferences in Central and South
America. It was, however, recognized that there were important differences in the African
situation. Africa is a vast continent with neither a common language nor a homogenous
cultural background. This diversity would present special problems in organizing an

African controlled housing conference. In addition, it would be expensive to organize these
conierences, unless some institution could be fcund to help sponsor the conference. A number
of alternatives were considered, but none seemed feasible, as it was noted that no housing
institution in Africa currently, represents all African Countries.

After discussing these concerns, the Steering Committee agreed on the following:

1. The committee accepted the principle of participating African countries
assuming greater responsibility for the conferences.

2. The Steering Committee and USAID will jointly investigate possible
methods of increasing African involvement in the planning,administration
and funding of future African Housing Conferences. Any recommendation
will be presented to future conferences and USAID for approval.

3. The future Steering Committee will be selected by the full conference.
Until such time that a more formal selection process was adopted, future
Steering Committee will be made up of members selected from the
countries that had indicated their willingness to serve in the said
committee.

4. The Steering Committee should meet at least once between conferences,
and a day before each conference.

5. For the time being, the role of the Steering Committee will be to continue
to assist USAID with conference planning while USAID would be responsible
for the conference administration.



Opening Session at the University in Gaborone with the Botswana Delegation in
the foreground.

Delegates aazsemble for first plenary session. Participants from Kenya in
the foreground from left to right: Mr. Gilbert Njau, Nairobi City Council;
Mr. Kithinji Kiragu, Coopers and Lybrand Associations; Mr. David Githiomi
Manyara, Nairobi City Council; Mr. Elija Nqungu Mwengi, Mational Housing
Corporation, Kenya: Ms. Diana Lee Smith, Mazingira Instituue; Ms. Pamela
Hussey, Regional Housing and Urban Development Office, USAID Nairobi; Mr.
Richard S. Martin, Ministry of Works and Housing, Kenya.



THE U. S. EXPERIENCE--ENCOULRAGING HOUSING FINANCE THROUGH THE PRIVATE SECTOR, BY JONATHAN
LINDLEY, LXECUTIVE VICE PRICSIDENT, NATIONAL SAVINGS AND LOAN LEAGUE, WASHINGTON, D. C., USA

The Premise

A very sophisticated and extensive housing finance system has evolved in the United States.
It is our view that that housing system can be wedded effectively with a range of different
physical solutions to the housing problem. Although an cffective housing finance system does
not assure that safe and sound housing can be provided to lower-income groups, it is clear
that it is cxtremely difficult to implement viable physical solutions to the problems of
housing low-income groups without a well-developed housing finance system that attracts sub-
stantial private sector savings and stimulates the whole housing production and ownership
process by the widespread availability of housing credit.

One cexample of public-praivate partnership that has been highly successful in mobilizing sub-
stantial savings capital and channeling it into the housing sector is the experience of the

U. S. savings and loan system. That system is now facing many of the same difficulties that
other housing finance systems have faced, particularly those in countries with sustained inflation
rates. Accordingly, the U. S. system is undergoing & major transformation in its structure

and methods of operation. The lessons of the U. S. experience may be both interesting and

uscful to other countrics that arc trying to develop private sector approaches to the problem

of mobilizing consumer savings and assuring that a sufficient volume of long-term housing

finance will be available in order to achieve housing goals and objectives.

The longstanding mutually supportive public-private relationship in the United States has been
based on three sinple suppositions:

1. Savings ard loan institutions will aggressively seek out and mobilize
private savings.

2. Savings anc¢ loan institutions will devote a substantial portion of their
resources to financing housing and homeownership.

3. To a substantial degree, the econumic activity generated in the housing
sector will be additive--the resovices committed to housing will provide
additional jobs and income for both the local and national economies.

A Quick ilistory of the U. S. Savings and Loan Industry

The savings and loan system in the United States is now more than 150 years old, and over
that period of time the thrift industry has been gathering the savings of many depositors,
pooling those resources, and making mortgage loans to finance the purchase of homes. And,
today, it is the primary source of long-term mortgage lending. Until fairly recently, the
savings and loan institutions {or building and loan institutions as they were called in many
parts of the count:ry) were quite small in size, served a local community or neighborhood, and
enjoyed a pronounced spirit of the "common good" among depositors. Depositors joined together
in establishing savings accounts in expectation that some day there would be cnough funds so
that they could obtain a loan to buy a house, and if sufficient funds were available, the
savings and loan or building association would draw lots to determine which depositor would
receive the mortgage credit. Those not initially successful in obtaining a home loan,
remained faithful to the local savings and loan institution in the hope that eventually their
turn would come to be granted mortgage credit. Thus, until the last few decades, most of
these institutions tended to be small, community-oriented, and highly specialized hcusing
lending organizations.

Another important historical characteristic of tie t. §. savings and loan system has been its
form of ownership. Until the last decade almost all of the savings and loan institutions
were owned by the depositors, and this "mutual” form of ownership persists today for about

85 percent of the savings and loan associations, although the stock form of organization

with a scparate group of equity owners has become increasingly popular over the last decade
as a means of increasing the capital base of the institution.

Prior to the 19305, all savings and loan associations in the United States were chartered to

do business by state governments.  However, as the result of the Great Depression in the

United States in the 1930s, it became obvious that a much more integrated system of associations
would have to be developed in order to insure that a healthy, sound housing finance mechanism
would be recrecated after the bank holidays of the carly '30s.

Thus, 1n the 19305, the federal government established the basic institutional framework to
attempt to oncourage a steady and growing flow of funds inte the housing firance sector. Three
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basic steps were taken:

1. The Federal Savings and Loan Insurarce Corporation was created to insure
the savings of depositors at federally insured institutions.

2. A federal system of chartering and regulating savings and loan
associations was established.

3. A central credit facility for savings and loan associations was
established.

These actions have had a profound impact on the development of the savings and loan industry
in the United States and on housing, housing finance, and homeownership in the United States
and have resulted in a highly sophisticated system tc encourage the flow of funds into the
housing sector and to assure homeownership for almost two-thirds of the families in the
United States.

To stimulate consumer savings and attract savings into the capital market, the federal government
assumed a preeminent role in insuring the deposits of savers. All but about 500 of the nation's
4,000 savings and loan institutions are members of the Federal Savings and Loan Insurance
Corporation, and more than 95 percent of the total deposits of savings and loan associat’ons

are now federally insured. Most of the remaining deposits are insured by insurance plans
established by several states.

This guaranty by the government of the safety of the depositors' accounts played a major role
in the growth of savings at savings and loan institutions. For instance, at the time the
Federal Home Loan Bank System was established in 1932, there was $1.9 billion in savings in
11,400 savings and leoan institutions. Today total savings in the U. S. savings and loan
system aguregate more than $500 billion at about 4,000 savings institutions.

In addition to this developnment of a sophisticated end extensive system of housing finance
institutions, the housing system in the United States was greatly aided over the last 40
years by two other national policies designed to assist housing and promote homeownership.

First, national tax policy has been used to assist homeownership. Mortgage interest (as well

as other interest payments) has been deductible from gross income for the purpose of establishing
the income on which individuals are taxed. 1In brief, this has been a powerful incentive or

tax subsidy to encourage borrowing on the part of the American consumer. (Parenthetically,

today that policy is being questioned, particularly by conservative economists who argue that
this tax policy in effect directs too much of the nation's savings resources into the

housing sector rather into "more productive" uses of credit.)

Secondly, development of government mortgage insurance guaranties greatly reduced risks to
housing lenders and permitted housing finance institutions to safely offer longer-term and
lower-downpayment housing credits. And in recent years, a variety of private mortage insurance
plans have emerged so that lenders or mortgage purchasers are able to substantially protect
themselves against credit risks on those investments.

In short, our modern system of savings and loan institutions was developod as an integral part
of an institutional framework that encouraged the mobilization of savings in the consumer
sector, reduced the credit risks of long-term lending for housing through mortgage insurance
and guarantics, and reduced the costs to the homebuyer of borrowing through the special tax
treatment of interest expenses.

This system worked smoothly and gencerated massive flows of funds into the housing sector

from the mid-1940s to the mid-1960s. In the mid-1960s, an additional national policy was
implemented to assist the housing sector. In 1966, rate controls were imposcd by the
federal government on deposits in regulated depository institutions--commercial banks, mutual
savings banks, and savings and loan institutions. These rate controls prevented frequent
changes in the interest rates paid on savings accounts and fostered the lending of funds for
housing at fixed interest rates for long terms. In addition, these controls provided a means

for savings and loan institutions to attract additional funds by permitting them to pay a
slightly higher rate of interest on savings accounts than commercial banks wore permitted to
pay. This interest rate differential, known as the thrift differential or the housing differ-

ential, was a conscious decision by the federal government to promote homeownership by channeling
tunds to the housing market through savings and loan institutions.

Within this public policy framework, however, the main task of mobilizing savings and making
mortgage loans on the United States has been left to the private scector--primarily the savings
and Toan institutions and ocher thrift institutions that specialize in housing finance. Thus,
1t has been a public-privete cooperative venture, with the government setting an institutional
framework that assisted private savings institutions in developing a sophisticated mortgage
lending system.  And, indeed, this system worked well until tho 19970s.
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2. A mortgage bankinag-savings and loan:

This type of institution will tend to originate mortgages and sell

them quickly in the secondarv market to large institutional investors.
Returns will be carned primarily from the fee income on the origination
of loans rather than from the earnings on holding loans in portfolio.

3. A real estate finance and development company:

Some savings and loan institutions will become equity partnars in land
acquisition and land deve.opment as well as specializing in construction
financing and originating perwanent loans, etc. This institution may also
mix thesc levels of activities together with mortgage banking activitics
so that it again acts as a developer, an equity participant, and as a

mor tgage banker. It would sell its loans to other large institutional
investors in the marketplace that do not have the cxpertise to engage

in these types of activities.

4. A family financial center:

This type of institution will offer not only housing finance services

but will rlso aggressively promote checking accounts, consumer lerding,
insurance services, and all other types of financial products that are
attractive to the consumer. The purpose is to provide "one-stop shopping”
for the consuncr so that the thrift institution will become the primary
source for financial secrvices for the individual. This type of institution
will, of course, compete directly with commercial banks for consumer
allegiance.

Lessons from the U. S. Expericnce

Several lessons can be drawn from the U. S. housing finance experience that may be relevant
and useful in helping to design or alter savings and housing finance institutions in other

2conomies.

1. In the absence of a complete system of price controls, it is very difficult
to attract sevings at below-market rates. Indeed, through the last 15 years
of our period of rate controls, there have been several instances of sub-
stantial disintermediation, i.e., a capital flight from requlated depository
institutions as other investment media became more attractive to consumer
savings and investoss. In short, to develop a long-term program to mobilize
consumer savings it will probably be necessary to pay current market rates
for those savings and offer a variety of savings plans to appeal to different
segments of the pupulation.

2. In a world in which orice stability cannot be taken for granted--in which
the United States has faced double-digit inflation for the past several
years--private scctor wmortgage lenders cannot be expected to provide
long-term mortgage loanc ot fixed interest rates. If these institutions
are to be forced to pay current rates for short-term liabilities, their
long-term mortgage loan portfolios or mortuage rates must also be indexed
in somc manner to protect the viability of the mortgage lending institution.
In a capital-short ecconomy, which we now have in the United States, we cannot
cxpect consumer savers to subsidize consumer borrowers in the housing
finance marketplace.

3. Housing finance institutions have been forced to become much more aggressive
in developing and penelrating new savings saurces. Savings institutions
are not only competing in the traditional consumer savings markets but
are attempting to attract retirement savings funds (we now have new tax
incentives to encourage individual savings for retirement purposes), and
many institutions are borrowing funds directly from the wholesale capital
markets and channeling these funde into mortgage lending.

4. As indicated previously, housing finance institutions are finding it
necessary to offer a variety of new potentially profitable services.
They cannot rely on narrowing spreads between the cost of funds and
the yields on loan portfolios to enable the institurion to operate
profitably throughout the long term, or cven through a normal business
cycle.

5. Given the rise in interest rates in the United States and a relatively
high interest rate scenario for the foresceable future, it is likely
that cost factors will force us to develop more economical housing
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units to meet the growing demands of first~time homebuyers arll of lower-
income groups in the U, s, market. Over the last 20 yoars;,“l'h(: housing
market in the United States has been characterized by a steadily increasing
quality of housing units, increasing quality usually in terms of better
amenitics included in the house as well as more livable spaco per occupant.
Although there may not be any great diminution of the amenities, clearly
there will be coonom. ¢s to be realized in providing smaller houvsing units
and providing housing units chat utilize lTand more effectively ( that is,
higher density housing developments in the future).

6. W have

spevimentod with o wide rangs of sabsidies  for housinag over the

last 50 years.  In the United States, the most effective and least costly

in reaching the mass housing markets have been the deductibility of mortgage
interest from personal incomes for tax purposes and the widespread provision
of mortgage insurance, first by the government and now by private mortgage
inLarance companies.

vl Jdonathan Lindlev, Excecutive Vice President,
Uuos National Savings and Loan League, presents
the Uos, cxperience in Housing Finance at the
tivst plenary session,
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Mr. Philip Langley, Pan Alecan InsLlLute for Devclopman presents "Training for
Self-Reliance in Housing' at the second plenary session. Mr. Langley (right) and
Conference Co-Chairman Mr. S. T. Ketlogetswe, Mayor of Gaborone (left), and Mr.
Kimm, Dircctor, Office of Housing and Urban Development, U.S.A.I.D (center), listen
to delegates comments.

Plenary sessions ave simultancously translated in French and English. From left
to right: Mr. Temaduth Ramdin, Ministry of Housing, Lands and Country Planning,
Mauritius; Mr. Mohamed Mahmoud Mohamed Aly Ould, SOCOGIM, Mauritania; Mr. E. R.
Mapetla, Lower Income Housing Corporation, Lesotho: Mr. Magdalene J. Hansen,
National Housing Authority, Liberia; Ms. Miata Beysolow, National Housing and
Savings Bank, Liberia; Mr. Atfred T. Gbedee, National Housing Authority, Liberia;
Mr, Luis A. Perez, Clapp and Mayne, Inc.









Different Actors Undertaking the Function of Housing Development

The basis of our thought process on training for housing authorities should be, it secems, a
study of this function. This function has to cnsure that sufficient and compatible quantities
are brought together of land suitable for puilding, builiing producers, and housing clients
prepared to purchase a finished product; in order to do this, the actors who undertake the
function have to manage financial capital, to convert it into a housing commodi ty and then
retransform that commodity into money in conditions which satisfy the holders of these different
types of capital, by ensuring safricient income on the capital as compared to other possibilities
which exist  on the market. (1)

To a certain extent, the function first came into being thanks to the innovative approach
of a new btype of entreprencur cither pablic or private (5); the property (housing) developer
acts as an intermediary between builders, land owners, users and the banks and insurance
companies; in some cases the developer also undertakes connected functions which are
necessary Lo complete the cvele such as the technical desicn and control of the housing and
the scrvices.

However, the autonomous structure of property developing entreprencurs was strongly linkerd to

the way the function came into being in the economy and the inpovative approach at a period

when other cconomic agents did not realize the need for the function and its potential. 1In
other words, they were not prepared to take the visks. However, nothing prevents ancther

ceonenic agent from undertaking part or all of the activities involved. Tn fact, this is

what is seen to be happening for although we all know cases of independent housing developers,

we  have also come across examples of developers who are bank subsidiaries, or linked to

burlding companies or even set up by land owners or the owners of design and engineering offices.

This last group who also undertake connected functions of technical design and control are
often independent, but way also have different links: integrated into a construction company,
@ bank or the services of a public or private housing development company. Even when the
design office is o private independent entreprencur, it often works on a contract basis

for one of the other actors, unless it acts as a property developer itself as suggested above.

It is the balance of power bhetween these different actors in a society--balance which is gradually
changing--which will be the major determinant of the division between them of the different
activities which go to make up the housing development function. Many of the oryanizations
which undertake some of these activities will be tempted to take over others ncarer to the
financing as well as nearer to the construction, in order to have more control in the overall
process and thus attempt to gain more income on the capital being used. Regarding the
construction, it could include a take over of the design of the housing and the layout, then
the technical control of the cperation and even the planning and programming of =—he actual
building operations.  Such activities could be controlled by sub-contracting to engineering
offices or a general contractor. TIn the other dircction, that is as concerns land owners

and the banking system, it scems more difficult to extend activities.

As for the political-administrative structures, there is certainly a good reason for a housing
developer to have closce liaisons, in order to have some Influence on the general conditions
which make up the framework within which the housing development takes place. Scveral fields
can be mentioned where contacts and liaisons would be useful:

--general orientation of housing policy;

--legislation concerning savings, loans, rental agreements, sales and hire
nurchase;

--activities to oncourage credit unions and savings in general particularly
among potential housing clients;

-~the rules for contracting;

—-activities to promote crafts and small scale production of building and
producers of Luilding materials and compenents;

--the land laws, especially as regards relations between customary land
practice and private property, purchasing conditions, including expropriation,
pre-emption, sub-division, common property, control of speculation, otc.

(4) For Tavger housing sohemes other authors have analyzed the housing development function
in overall socio-cconomic terms as being to onsure the reproduction of the labor force
in material and social conditions which satisfy those forces which together are dominant
in the productore process of o country (PRETECEILLE, 1971). These two analyses are
complementary, .

(5) In terms of pol:tical-cconomy, the rvole of the State in reqgulating retationships
between different fractions of capital to onsure that the overall socio-cconomic system
will not be anatyzed here.
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Bach activity requires the accomplishment of a number of practical tasks and the use of
specific tools. lHowever efficiently cach task is carried out, this is not a guarantce
that the whole process will move smoothly and a training program cannot afford to limit
itself to job-skill apprenticeship nor to learning how to use cach tool.

Practical cxamples exist taday which show us that in terms of workers output, an improvement
of productivity can rvesult not only from improved tools, working methods and material rewards,
but also from o form of job organization which ensures the workers intellectual interest

and motivation., Absence of such intellectual interest risks bringing about a situation in
which fow innovations can be made to improve results of work.

In order to exist, such innovations mean that staff must not only be trained to use tools

and undertake tasks with practical skills, but also to understand the underlying mechanisns

aid theories, as o well as to undertake intellectual activities requiring various capacities:
observe the environment and collect information; organize information into coherent, structured
setar identify problems; look for or invent alternative solutions and choose between them;

work out a strategy for action; implement an action (and design new tools for this if necessary) ;
control the coherencee between results and initial aims.

From o aomore philosophical standpoint, it is perhaps difficult for a trainer to accept that

A training process be ontircly predetermined; especially if it is decided upon entirely by
the cmployver. 1t should bLe noted, in fact, thav an important part of a person's training
depends on individual and group rotivation and often results from screndipitous introduction
to new ideas ard fields of knowledge.  This aspect is probably very important in personality
development.

fowever, none of this must stop apprenticeship in carrying out specific tasks and in using
tools becoming an essential method which serves as an introduction to theoretical and abstract
aspects and unforeseen areas; on the contrary, theorctical training which did not refer to

an empirical and practical base might well be learned superficially by a trainee.

Identification of Training Needs

Three complementary approaches exist to the identification of training needs, and they are
already implicit in the ecarlicer discussion of the housing deveiopment function:

--identifying the role of the IHousing Authority, its activities and
the detailed tasks which must be undertaken to coxecute its work;

--linking the activities together which are undertaken within the
aathority and/or sharcd with other partners and linking this set to
overall development aims;

~-~linking practice and theory.

I. The first approach could be called internal. 1t could be based on a deductive
method which theoretically will proceed from the role and the activities
of the Authority in order to write up job descriptions and show their inter-
relations on a functional chart; for ecach post, the professional tasks then
have to be identified; based on these tasks, the actual professional skills
which are necessary must be enumorated ("must be able to. . .") and these,
in turn, will be the basis for determining the starting level of a trainece
and the nccessary aptitudes and the training contents in terms of knowledge.
Once this is done, the training methods can be worked out and the whole sot
can be broken down into ccherent training units organized in a coherent
sequence., (See Figure 1, phase A, B and C.)

Of course, this may lead in the end to proposals for restructuring existing
posts and the allocation of Las as well as to the need to set up or
climinate some posts,

This work 15 undertaken mostly within the organization by mcans of an investi-
gation which will, of course, 1nvolve the management staff but alse thoe

other cmployees, partners and user groups; it will also rofer to documentary
information (Steps 3-9)

such an anvestigation could well be the support for a participative approach
which includes the perception of various emplovees of their work tasks, the
cohervnee Lotween therr level of training and the 1obs they are responsible
for, as woell as thear relations with other cmployees in carrying out their
job.

In doing this, an employee's association or trade union organization could
well participate, if they oxist.
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2. A more overall view of training neecds is necessary as the identification
of training needs based on a method of identifying behavioral skills
could be socmewhat restrictive and static if care was not taken to consider
it within the framework of ideas which takes into account the changing
role of the Authority in relation to its other partners and the users
and, through them, its relation to more overall development objectives.

In order to bhe cffective, this framework of ideas should first of all
be worked out together by the managers and the staff; the second step
is to analyze the reflection to staff of other vartners and lastly, to
the present and potential user groups.

Such an approach may well appear to some to lack clarity and ev:n induce
a lot of talk for nothing; however, it can be intellectually stimulating
and should cncourage an innovative approach to development questions and
to relations with other partners.

3. A dialectical movement between the two approaches above is, therefore,
necessary in order to define training needs, but can be backed up by
a third approach linked practice and theory.

Starting with the apprenticeship of practical job-tasks can lead to a more
abstract, reflective activity: this movement and a return from this to new
practices is a link which can be sought for in alternating experience of
the real world (either through field work or simulation) with more abstract
and theoretical teaching.

This is a sccond dialectical movement which is in itself a training need
and, at the same time a training method; the movement is aimed on the

one hand at making thcory better understood in relation to empirical
observations; on the other at producing a better analytical capacity of the
meaning of situations empirically observed, which can only be done thanks
to the way in whichthecory can structure "facts" and thus reveal the

"hidden order behind seeming chaos." (6)

This movement is aimed at developing an improved capacity to carry out
professional tasks, within a context where the employee is able to think
intelligently about his work tasks in relation to the terminal aims of
housing construction. He will then be able to undertake his tasks with a
critical eye as to their efficiency and usefulness, which is liable to
lecad to improvement in existing tools and job performance; this critical
approach should allow him to make proposal for their improvement; for
restructuring job-skills in relation to terminal objectives; for
modifying the terminal objectives themsclves and even to participate

in working out alternative housing policies.

Some aspects of the above proposals have far reaching implications for
the style of management, the command hierarchy, discipline and power
relations within the Authority; staff participation in studying post
and job-tasks; contact between cmployeces and user groups; the critical
approach not only to an employce's job-tasks but also in relation to
the structurcs, the role and the objectives of the Authority as well as
in relation to overall development aims may all appear rather radical.

Might it even be said that this encourages permanent disorder and
contention within an organization? I do notthink this is necessarily so:
of coursc, i1f employecs have acquired the capacity to query the pertinence
of work instructions and terminal objectives and come up against a situation
in which discussion is excluded then one must expect either a rather
radical challenge to authority or a silent submission to authority
accompanied by a mechanical execution of tasks, with little conviction

and a reduced work efficiency. If, on the one hand, the whole structure
of the Authority is preparced to discuss such questions openly in an
attempt to discover collectively what solutions there might be to internal
conflicts, contradictions and functional blockages, then is this not

a quarantee of o dynamic and innbvative organization, adapting itself to
a situation so as to respond better to user needs and development
objectives, cven if this means that professional life may sometimes be
quite agitated.
(6) This 1s how the agronomist de SCHLTPPE (1956) describes the contribution of ecology in

understanding the agriculture of the Zande people which initially appeared as having
no underlying rationale.
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Yet another example, but for design staff, is that of PROMOCA (France) which was set up

in about 1970 to train salaried staff in architects' offices following a three-party agree-
ment between the employers' organizations, the employees' trades unions and the Ministry

in charge of architectural training: Cne of the training methods used was to base part of
teaching of both technical and human sciences on the analysis of the work situation and the
jobs undertaken by the trainees.

A sccond type of combination between practice and theory is that of a practical training
period organized as part of training in which the trainees' production is actually used by

the host organization as well as serving as the basis for part of future teaching. One of
the most interesting examples of this is the training of students both in social sciences

and law as well as in architecture in the Advocacy Planning workshops which were set up in
the USA in the sixties (KATAN, 1979): these workshops were to assist community groups in
poorer parts of town to design and implement projects to improve their own neighborhood or to
oppose official projects.

. -~ . s . . . . s . . ) . 1
A different way of organizing the practical training period is under the training institutes
control where the rrainees' production is principally used for pedagogic purposes, even if it,
also made available for other actors in the environment afterwards.

The long courses orpanicaed by PAID in Buea and Douala follow this model, as does the training

it the National School of Applied Economies (ENDA) in Dakar, all three institutes training
middle-level development staff. In the case of PAID--Buea, trainees work in multi-disciplinary ’
teams for a month In a village and another month, later on, in the principle town of a subdivisien
following ecach of these periods, they use their own analysis of the environment leading to

their own identification of problem areas, as a basis to draw up a Suggested Development

Program,

In PAID/Douala, although the actual organization is not identical, students have to use
their newly acquired knowledge of the environment to propose the general orientations for
development action in the micro region (IPD, 1982).

In the shorv-duration international training sessions for senior staff which were organized

by ENDA (Environment and Development in the Third World) out of their Dakar office from 1973
onwards, althouph considerable importance was accorded to work by trainces together both with
user groups in the villages and urban neighborhoods as well as the local authorities, the
training session was still under the trainer's responsibility (BARBEDETTE, 1975).

Other forms of simulation of the environment exist which are less directly based on field
work. One of these is simulation gaming, which brings trainees to take part in a game whose
rules are modeled on a limited real situation and which the trainee would have to face up to
in reality. Following joint work between UNESCO and ENDA, twenty games on human settlement
management were deseribed in a publication, [ollowing the test of some of them in Moro-co,
Ivory Coast and Senepal in 1976-77 (PERIER and GUIBBERT, 1980).

A last type of simulation is interesting to mention and this is the use of case study methods,
largely adopted since sometime in teaching management: this is, for example, the case of the
training given by the World Bank group for project management. In 1966 onwards, the method
was used by ENDA to prepare students for [ield work in a village; at PAID it is usually
incorporated into both long and short courses.

Im all these examples, the pedagopic process consists of starting with the field experience
(real or simulated) and moving towards an analysis and reflection in more abstract and
theoretical terms; this is quite different from more conventional training where cxercises--
if chey do exist--are used to illustrate a teaching sequence already given.

TOWARDS A STRATEGY TO [MPLEMENT TRAINING ACTIVITIES

Thesce different examples, even if they may be interesting for different reasons, must appear

to lack overall orpanization as they do not, as yet, f{igure in a framework of action-oriented
strategy.

It scems that such a stratepy could be seen as establishing the linkages between four elements:

--the responsibility of the organization itself to work out and implement a
training policv;

--activities within the organization;
--activities outside the organization;

--appointment procedures for new staff,
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Working out and implementing a training policy

No policy could be worked out and even less implemented without people
and some institutional structure responsible for deciding and actually
doing the work: this means time for them and resources with which to
work, The exact structu e adopted will depend on the size of the office,
its hierarchv of command and its links with its partners; several
possibilities can be suggested,

--Training activities attached to the personnel management section:
however, this mav appear to the staff in this scetion to be extra
tasks which disturb them in the "real" work--already not casy to
carry out--or a subject of disputes in a service which already has
enough problems;

--Direct attachment to the head of the office: this may provide a
situation allowing more initiative in training activities;

--Attachment to the @oard of Directors in a consultancy and advisory
. v . ’ . - .
capacity (Comité Pédagogique) or as an autonomous operational service.

Whatever the solution retained, it will mean one or more permanent
staff or at least a consultant on a part-time or intermittent basis.
In this last case, there iLs still need for a single person or body to
be designated as the consultant's official interlocutor.

Mention has already been made of the special interest in all staff
being brought to participate in the process of working out and imple-
menting training activities: this could well give rise eventually

to an institutional set-up such as a joint board (existing or to be

set up), or a body including the management, the employees as well as--
it should not be foreotten--the users; such a board or body could be
consultative or decisional and even have its own training budget.

For smaller offices, such a board or body could be set up between
several partners doing similar work or work linked to one anocher
Sce Horizontal Extension, Fig. 2). In spite of the advantages of
such a structure, cach partner would probably not willingly accept
that it be taking decisions autonomously and it would probably be
restricted to an advisorv role or pedagogic design and implementation,

A training policy will have to be closely linked to and compatible
with a system for the promotion of personncel which takes into account
skills newly acquired through the training fellowed: the wish to do
this may well come up against what appear to some to be rather
inflexible public service rules which secem to give little credit o
professional courses and especially short duration sessions and on-
the-job training.

Other questions to be taken upin the relations training/employment

are the conditions for study-leave, for re-employment or re-integration
and the eventuality of a contract compelling the ex-traince to give a
minimum period of service after study-leave.

al activi

Undert.
In a quite simple way, it is probably possible to set up a first set of
activitices which will go some way towards creating an atmosphere which
encourapes training.

The wav in which work instructions are given and work tasks are assessed
could well bring ar employee to fmprove his work, insofar as the super-
visor can and wishes to take the time to explain.  Such conduct would
certainly he supported by the creation of a wmini-library on training and
work contents, as long as staff were encouraped to read and discuss; besides
this stafy meering with a rraining content could well be orpantzed within
the office where some starl can teach others; once avain rhe work load and
the attituade of top nanarement must vive divect encourapoment to this,

Bven proup vicits by oaratt of different levels to the otftice's accomplishments,
to buildine: sites under construction, 1o the huilding firms and other
partners will be a positive step in training, insotar as it is Yollowed

up by discussion and analvsis of the visit as this will certainly spark

of f among, some staff the desire to understand more fally one aspect or
another. Of coursc,the more autonomy which is given to the organizers
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economic branch), para-university or university. What has been
noticed is a considerable increase in courses which are run in
addition to the normal university educaticenal programs.

The advantage of such sessions and courses is to bring the cmployee
into contact with trainees from other organizations often having
quite different interests and professional experience. However,

as such a course cannot be based on a detailed study of training
needs of a particular office, there is alwavs a risk of disjunction
between needs and training received and the training service in the
office must know in some detail the overall and pedagogic objectives
of the courses offered as well as the contents and methods.

For this, direct contacts between the training service and the
pedagogic organizers of the course will be an obvious advantage
and will eventually allow modifications to be negotiated to make
a better fit with training needs.

PAID has tackled a similar problem in three ways:

--setting up a scientific and pedapogic committee in each
regional institute in which trainers and research workers
from different countries of the region advise the institute;

--setting up a committee in each country to call for applicants
and make a preliminary choice: this committee includes a
representative of the civil service commission and--where
it exists--the manpower planning unit as well as the majecr
organizations using graduates;

--assessment of craining reeds by a survey of present and
future employers in different countries, followed by an
asscssment of praduates'acnievemeats, one year after their return.

Besides this, the Governing Council of PAID also echoes the Pan
African nature of the Association as 13 out of 19 elected members
are national senior staff often holding important appointments in
Government service or in Training Institutes.

d. Regular long courses given by Technical Institutes and Universities.
One tendency observed here is to orient courses more towards
professional needs and a striking example of this are the University
Technological Instituctes set up in several French-speaking countries,

The role of o training service here is to establish contacts
and to examine the aims, contents and methods of training in
order to choose the Institutes best suited for staff training.

e. Correspondence courses which could be encouraged by the Housing

Authority by selecting the better ones and making information
available to employces.

4. Set up appeintment procedures which are linked to training nceds

This component of a stratepy follows up automatically the section above (3d).
Some training Institutes and University courses will very probably appear

as better suited to the Housing Authorities'needs: would it be possible,

in such cases, to cncourage the training of staff in those Instituces,
eventually throuph the scholarship awards system? Even if this is difficult,
the Authority can always attempt to appoint staff having received their
training in one of these institutes.

Training for Housing Development: A Prime Mover in a Stratepy for Self-Reliance

By setting up a tvaining program within o housing authority or between the different partners
working in hounsing development, it is hoped to improve workine efficiency and productivity
and that in o mid-term perspective, there will be reduced delays in implementing programs,
more housing on the market, a better qualite/price relationship and a drop in the number of
defaulters.

This is iming mainlvy at technocratic yoals which are, of course, essential,
‘ut what guarantee is there that the achievement of these poals will take us further along

a road to development, a road sign-posted by self-reliance?
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Delegation from Egypt. From left to right: Mr. Peter Amato, USAID/Egypt;
Mr. Ali Abdel Hassen, Ms. Mostafa Shadia, Mr., Halim Scandar, and Mr. Mohamed
Foda, Ministry of llousing, Egypt; Mr. Monecer Saleh, Helwan District Planning;
and Mr. David Painter, USAID/Egypt.

Delegates from Ivory GCoast,  From left:  Mr, Beupre Mambe, Ministere de la
Construction ct de 'Urbanisme; Mr. Vincent Affran, SETU; Mr. Scan Konan-

Fervand, S1COGEH; Mr, Blaisce Anoh, SOGZFLHA; Mr. Kamma Kassi, SOGEFLHA; and
Mr. Kouassi Adioumani, Ministere de La Constiruetion ct de 'Urbanisme.



The Government of Botswana welcomed Conference delepates
at a reception held at Gaborone City Hall. Top: Mayor
Ketlogetswe and Mrs. Ketlogetswe greet guests; Mr, William
Mann, Office of Housing and Urban Development, USAID (fore-
ground) ; and Mr. Josceph A. Shikumo, National Housing Corpora-
tion, Kenya. Bottom from left: Mr. Henry B. Lwanga,
Permanent Secerctary (Housing), Ministry of Housing and
Urbian bevelopment, Upanda; Mr. Jeremy Hagper and Ms. Pamela
Hussey, Office of Housing and Urban Development, USAID
Nairobi; and Mr. Richard M. Makhwade, Ministry of Local
Government and Lands, Botswana and Conference Steering
Committee Chairman,



DISCUSSTION GROUPS

SAVINGS MOBILIZATION AND NON-FORMAL FINANCE BY MR. CALLISTO E. MADAVO, URBAN DEVELOPMENT
DEPARTMENT, THE WORLD BANK

1I.

INTRODUCTTON

A. Domestic savings penerate some 80-857 of total investment cxpenditure in developing
countries, including many in Africa, while external capital plays an important but cat-
alytic role. Domestic reliance in savings mobilization has therefore been at the center
of resource mobilization in these economices.” Current difficulties related to foreign
aid and the slowdown in foreipn investment flows from the West and Japan merely accentu-
ate this self-reliance.

B.  The degree of domestic reliance in the financing of shelter is probably even more
pronounced.  The foreipn exchange content of shelter is generally under 40%, even in
those categories of housing where imported standards are the norm. But housing with im-
ported standards is a tiny proportion of total African housing stock; the bulk of shel-
ter is found in rural areas and intormal sector portions of urban areas with a foreign
exchange content of 10% or less.™  Viewed against this background, savings mobilization
and informal finance for housing require attention, not so much to reduce the role of
external capital but to expand supply for shelter to meet growing needs in a context of
stapnating cconoemies in most Alrvican countries. No less important is the need to assess
the potential offered by the informal savings mobilization methods that low-income
houscholds individually, as extended families or other non-related proups, have used in
financing their shelter. Can these informal methods extend the coverage of savings
mobilization in the formal sector, which has traditionally served an eclite minority in
most African countries?

C. The purpose of this note is to provide some background and a possible framework for
discussion of the working proup. Tt is deliberately selective and places emphasis on
increasing savings in general because T strongly believe that savings efforts limited to
the shelter sector under conditions of no growth will not yield lasting results. This
paper explores ways in which mobilization of savings, both formal and informal, can be
fmproved and how the share going to shelter can be increased, consistent with priorities
required for an accelerated growth of African cconomies. Secction IT outlincs the con-
text’ of why general savings mobilization in African economies will be relatively diffi-
cult in the 1980s at a time when the financing requirements for shelter, especially
urban shelter, will increase. Section TIT deals with the sources and determinants of
savings In general, including some of the institutional and policy measures that have
been or could be tried by African countries to mobilize savings. Section IV discusses
that portion of savings mobilization and informal finance directed at shelter, suggest -
ing some measures that can be taken to augment savings flowing into shelter. Section V
itemizes the key talking points made in the note as a whole.

CONTEXT
A, Urbanization. For Africa, urbanization will be one of the major issues of the 1990s
and the period heyond. Now least urbanized among the regions of the world, the con-

tinent is urbanizing at the most rapid rate. Urban populations are growing at 6% a vear
in most countries and by as much as 8.5% in most of the continent's capitals.™™™ 1In
1980 roughly cuce quarter of Sub-Saharan Africa's population was urban; by the end of the
century that proportion will be well over 45%. Today, there are roughly 30 cities in
the arca with populations of 500,000 or over; in the vear 2000 their number will more
than double, and over a score of African capitals will contain a million or more pcople.
In short, the African continent stands at the threshold of a profound transformation.

k. Implications of the rural/urban transfoermation are far-reaching. African cities
will have to absorb a larpe number of people, over a very short period. Most of the
people will Tack skills. Absorbing them productively into urban arcas will require re-
sourcefulness and management skills and solutions that are African, affordable, and rep-
licable. These requirced skills are in short supply across the continent. In additioen,
African povernments will have to nindertake Tarpe urban investments to create jobs,

YOV, Bhatt and Jakob Meerman v "Resource Mobilization in Developing Countries'
Financial Institutrions and Policies", World Development 6 (1978).

“rhe Whitesun Foundation, A Croedit svstem for Financing Low Income Irlvql_xrs_i_r_\&_Hi_‘x)_v'/,j_m_l).'.ll)we,
Salisbury (ly&i

FFEIBRD, Accelerated Development  in Sub-Saharan Africa:  An Apenda for Action,
Washington, D.C. (1981).
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provide shelter and services, and maintain the efficiency of cities as productive units.
Tnvestments required will be on a much larger scale than in toe past.  Can resources,

)

including greater savings, be mobilized to mect the tasi?

C. The Current Crisis in African Fconomies. It is clear that shelter is not the only
sector requiving expanding investment expenditures in African cities and economies at
Farge.  Inomany ciries and cconomies it s not even rhe hiphest priority.  Shelter has
to compete with other sectors for fnvestment resources 'impﬁ‘,j,.rin)'{ that overall savings
have to rise if all scectoral needs are to be addressed consistent with commonsense
priovitics. Unfortunatelyv, most African cceconomies face a bleak period.  The grim outr-
Look for the 1980s is the culmination of a worsening picture from the 1960s and the
19705, Between 1900 and 1970 and 1970 and 1980, the averape annual growth rate in GNP
per capita in Sub-Saharan Africa was 137 and 0.87 respectively and was muech lower when
oil-rich Nigeria is excluded.™ Per capita GNP growth is projected to be negative in
the 1980s.  The wealth base from which to save has stood still and will shrink in the
fmmediate period abead.  This environment will mean lower savings; already in a number
ol African countrices the ratio of pross domestic savings to GNP has been decreasing ™

D, Foreign Flows. Forceipn capital flows will not significantly pick up the slack that
in emerging.  AMrican cconomies penerally are not attractive to foreipn private invest-
ment . The perceived risks are too high: political dopmatism and instability; economic
mismanagement ; and, in some cases, poor resource endowment . Foreign aid flows are not
Tikelv to increase in spite of pleas that may be raised. ™ In Europe and North Ameri-
ca, foreipn aid no lonper enjovs the support that it did in the 1960s and early 1970s.
Also, there is likelv to be a hardening of the qualifying requirements for such aid
both as repards conditionality and borrowing terms.  This could further reduce the
amount s flowing to African countrices and slow down investment and prowth. It can be
expected, theretfore, that some domesiic savings will have to substitute for foreign
Flows, leading to keener competition among, the users of remaining domestic savings.
Shelter is bound to be squecened.

SOURCES AND DETERMINANTS OF SAVINGS

Ao Formal Sector. Who saves domestically and what factors influence how much they
save?  The private scctor defined as individual houscholds, individually owned farms
and small non-corporate enterprises, is the main source of domestic savings in many
African countrics. “ Public sector savings in LDCs usually account for 25% or less
of total pross domestic savings.  This may well be surprising to an African audience,
piven the dominant roloe that povernments play in the continent's cconomic life. Why do
govermment s not sayve?

B Host Afrvican povernments do indeed attempt to draw as many resources as possible
inte the public sector throuph Tiscal policy in order to finance development. And
Laxes as o pereent ob GNP have risen in some countrices, althouph the picture is mixed.
However, onlvy a small percentapge of resources so raised have pone into development ex-
penditire; most have been used to Dinance recurvent and other non-development activit-
fes, including detfense. It ic therefore reasonable to penceralize that public savings
in the Yorm of current account surplus where theyv exist, will remain a small con-
tributor to pross demestic savings. ™ Indeed, in mmyv African countries governments
run chronie current account deticits, thonks in larpe measure to the proliferation of
parastatals which are penerally incompetent Ty manaped and rarelv charge realistic
prices. tevernment -provided services tend to be heavily subsidized throuphout, and the
non-pavment ot cubsjdiced charpes in widespread.  These orpanizations therefore do not
I]l{lk(’ monevw «lI]kl cannot save,

C. The private corporate sector (larye irms) is venerally small to non-existent. in
most Afvrican countrice.  Its contrilmtion to yross domestic savings is therefore nep-
Pigible o Bven in develoved countrics such as Japan, the 1S AL and Germany, the
savines contribution by che Tarvpe corporate sector is estimated to range between 2-57
of GHP--a relatively small amoant .

CIBRD, Acvcclerated Bevelopment in Sub-Saharan Africa:  An Apenda for Action, Washington
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D. We shoul'l therefore be clear about one thing: the bulk of the savings that occur in
LDCs, including Africa, come from the non-corporate private sector, and in that sector
one has to tarpet in order to increase savings.

E. A recent study”™ showed the follewing instruments Lhrough which the private sector
saves in LDCs:

L. 50% of the financial savings are held in the form of fixed deposits (savings
passbooks, cote.);

2. next larpest portion is in insurance, pensions and provident funds; and
3. bonds and other cquities.

However, information is not readily available on the percentage of disposable income
that the private secctor (both formal and informal) actually saves, In developed coun-
tries it ranpes from a high of 207 in Japan to a low of 7% in the U.S.A. Given that
African economics are not the highly developed and sophisticated type of consumer
cconomices as in the U.S. A, Africans probably save relatively more of their disposable
income.  How much more s not known.

Foo A number of factors appear to influence how much the formal sector saves. These
include:

L. per capica income;

2. degree of development of the financial structure;
3. reasonable returns and sccurity; and

4. socio-demopraphic factors.

G, The level of per capita income and its rate of prowth over a reasonable period is
usually a pood weasure of the extent and depth of a society's wealth: the higher the
per capita income, the hipher the potential savings rate. The second factor--degree of
development of financial structurc--refers to the availability and familiarity with
Financial instruments throuph which people can save. [t also refers to the avai lability
of suitable institutions with adequate reach and pencLration into a society to mobilize
savings, such as:  savings and loan associations, building societies, post office sav-
ings, banks, commercial banks and so on. It follows that in those economies where suit-
able and accessible instruments cxist and where savings institutions command wide
acceptance and use, savings will be held in financial asscet form instead of cattle,
land, jewelry and so on. Savings in the form of financial assets make resources ac-
cessible to investors across wide geoopraphical arcas and promote their cefficient use by
cnabling them to flow into those activities that pay che highest returns.

H. Positive interest rates within a framework of reasonable sceurity usually raise the-
savings rate. Nepative real cates (nominal rates minus inflation) discourage saving.

T. Finally, and probably most important in the casce of Africa, the savings rate is in-
fluenced hy socio-demopraphic factors. At a simple level, the economic literature on
savings has taken the proportion of workers emploved in apriculture as a proxy measurc
for this factor. Tt has then been observed that the higher the proportion, the lower
the rate The interactions are probably more complex; a society's values very much in-
fluence such things as the outlook on family including the extended family, children and
the future, which in turn influences the saving rate.  Thus, for example, in many
Afvican socicties interpersonal transfors amony. members of extended families are an im-
portant source of income. On the other hand, children's education is highly prized
and cited in many surveys as an important reason for saving,  Similarly, conspicuous
consumpt fon bevond ceortain Timits is discouraged by the obligation to share, leading,
many to save rather than to reveal their wealth.

JoThe Informal Scetor. Because of the limited Ffinancialization of most African ccon-
omies, a Tarye propovtion of their people and enterprises have limited access to the
formal financial structure--instrments as well as institutions.  The buik of them are
found in roral arcas.  For them formal savings institutions are far awav; these in-
stitutions often offer low returns on their assets and mav expose wealth to greedy
relatives who form the extoended familv,  Further access to loan funds through such

“V.oVL Bhatt and dakob Heerman, op.ocit.

Y Kanfmann and D, Lindauver, Basic Needs, Interhouschold _'I‘l‘;l_q;;f?c}j;g_A}'Jn(_l_» the Extended
Family, World Bank, Urban and Repional Report No. 80-17 (1081y, T
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relative priority of the scctor in the cconomy as a whole? Within the scctor what are
the key problems? 1s it a lack of land, scrvices, materials or finance? How well do
both the formal and informal housing markets work? What role do the private and public
scetors play and how effectively? In short, a good diagnostic is a prerequisite for a
sound shelter policy and strategy including finance and savings mobilization. This
would then provide a basis for bidding for resources from the central budget . Housing,
narrowly defined, currentvly haw a share of about one percent of government financial
expenditure and has captured only about one percent of the governmental increasce in
Sub-Sahara Africa over the decade of the 1970s.  This compares to about 117 and 10.5%
in the share for defense and ivs prowth over that period. ™ Clearly some scope exists
to increasc the housing shave provided its priority is appropriately developed and per-
suasively presented to the politicians and high level povernment decision makers. No
Tess faportant . brosder popular support would be required 1o affeét such a reallocation
Thar, in turn, requirves that housing expenditure benefits be broadly distributed. In
the Atrican context this means reallocating a larger share of exist ing, housing resourc-
es down the income curve, In short, increased allocation to shelter is both a techni-
caland political issue requirving a stratepy that addresses both aspects.

C.o o Inmany African countries, public funds for housing are channeled through housing
banks, housing corporations, mortpage banks, building societics aad so on.  Most of
these institutions are parastatals and ontain almost all their funds from povernments
in the form of eqnity, loans, and pgrants.  The scope for increased financial resources
flowing to them is hipghly dependent on the buovaney of government revenuces as a whole,
and the allocarton decisions by government officials and politici. as. These aspects
have already been diseussed above.  Another way in which public resources have ben-
efited housing iv through a housing tax on the total wape bill with the procecds going
to a housing or mortpare bank.  Cameroon and Tanzania are examples where this approach
is being nsed and raises substantial resources. It is important to cmphasize that a
housing tax is still a tax and government can dictate the use of such resources on
things other than housing . For example, in Brazil and Tanzania where the housing bank
collects such o tax, the Ministry of Finance from time to time directs the bank to
purchase povernment bonds . Hor doces it necessarily follow that institutions with money
provide shelter adequately for all income groups.™~

Do In few countries do housing institutions raise money and predominantly from private
lenders and where they do, such as in Zimbabwe, they tend to serve only the top end of
the markets ™% yor for reasons already discussed, in the long term, resource mob-
ilization for shelter for all income groups must tap the private sector. The private
sector saves, the public sector generally does not.  Shelter finance institutions must
compete for deposits in the market place from individuals or institutions such as
commercial banks, provident, insurance and social security funds. To do so, 1 ;

finance institutions must he m;.m:lzfcd cefficiently and in accord with sound Tin
practices. They must bhe accessib

- B R e A T e
¢ to the majority of citizens and inspive ¢onfidence
In the owners of capital available for deposit. In practice this means:

L. widening clientele through simplified procedures and opening branches and
other outreach mechanism in areas not served;

2. paying positive rates of interest to the lenders and charging realistic prices
for their scervices,

3. creating more appropriate financial instruments including the provision of
a basic motive Lo save; and

4. improving the running of housing finance institutions by looking carcfully
at ownership and manapgement and financial operations.

E. The note has indicared that the borrowers of most African housing finanee institu-
tions remain a small minority.  The houwsing banks, housing covporations, cte. remain
larpely accessible only in the capital and a few larpe cities: there are no branches or

other intermediaries that collect deposits or make foans in the rest of the country .,
We have alvead: indicatcd thar greater aceessibility must he created, especially piven

CTTERRD, Accelerated bDevelopment o Sub-Saboran atvica.  Tables A1 and 400 These fipures
muast he dnterpreced with care s ey probably do o nor include capenditures on land and
services dncociated with the housing superstracture. Dor do they inelude the informal

sector,

“UThe fancania boasinge Cinance and cituation in veneral are well analvred an S5.0M.
Kulaba, Houwsing . Socialism and ational bevelopment in Tancania: A Policy Framework,
Ardhi Instituate, ar en Salaam (1081

“The Whitsun Foundation, Finance for Low Cost Hnur;_:inu (1979) .
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the larpe proportion of saving in the informal sector. Creation of branches and
greater use of intermediaries with strong outreach proprams in the informal
indicated.  In this way larger numbers of small potential savers could be

FoooInstrument s through which people save also need to be closely examined.  In most
African countrics only one instrament exists which s widely understood and used--the
passbool fized deposit.,  There is a need for creating other instruments which can com-

pete with the tradicional holders of wealth such as cattle.  In urban arcas, this pap
can in part be filled by creating real investment poseibiltitics that give people a
reason to save.  We have found, for exanple, that serviced plots with secure tenure on

vhich a familvy can build a house encourave familics to save and Invest larger amounts
than their reported income would at first soppest . ”

G.  Yields on savings in housine {inance institutions have to be made attractive caongh
to penerate additional (lows.  The principal determinant i« interest rates. Historic-
allv interest rates paid in African countrics on savinps throupgh, sav, tre Post Office
Savings Banks have been low and, when adjusted for inflation, have beea nepative in
real terms. In order to attract eyreater savings, the real rates paid on savings have
to be positive in order to compete apainst alternative uses.  This means in practice
using, indexation, monetary correction and similar techniques to maintain the purchasing
value of the dollar saved.  Latin American countrics have pioneered the use of some of
these techniaues in part because theiv inflation rates have been exceptionaliy high.
Another way of making saving attractive is to exempt the interest carned on savings
and/orv the capital appreciation cxempt from raxes. ™ The effect of such tax incentives
on savings, however, is not o all that clear.  For ewample, the B.S A, introduced the

AlD Savers Cervificate in 1981 under which interest carned is tax exempt. To date,
most analvets maintain that the tax expenditure has not significantly increased sav-

il‘}yv:l . PO

H.  We have stressed that housing Pinance institutions must be operated only on a fin-
ancially sound basis, if they are to attract savings.  This means they have to make
monev:  they will have to attract savines by offering attractive vields, vet they will

have to charve realistic prices for lToans and services they of fer.  Interest rates and
othor charees on loans for a tvpical institution’'s portfolio as a whole have to cover
coste and vield a reasonable return on capital. A sound pricing policy iIs essential
and this topic i beiny deatt with in vreater detail under cost recovery in the third
working proup.

[, Finall:s, both the ownership and the caliber of management in African housing
messed in order to cereate institutions that can
cuspuecially

* Shouldn't

Finance institutions mav need Lo be re;
attract increased savine. Do these institutions need to be parastatals
since parastatals Lave a record of lTosing monev and being poorly run?
consideration he viven to returning these institutions back to the people by
privatizineg them:  selling blocks of ownership shares to proups--such as cooperatives,
private corporations, and individoals. Covernment need not withdraw completely from
the sector--it could control a small bhut influential block of shares.  Manapement of
the institutions would be Jetermined and conirolled by the owners who would bring

grcater efficiency and acceountabitio .

Jo The paper bas not dealt with fssues of new institutions, cophisticated mechanisms
such s secondary morteare markets, cte. The author believes some of these are
diversionary in the present Afvican context . The tocus should be on making existing

institut ions and practices worl bettoer and ot oon creating new ones. For cexample,
secondary morscave markets make sense only where primary market  svstems exist.,  The
primary svatems do not o exist in omany African countrics.

-ended

“D. Kaufmann and D. Lindauer, Basic MNeeds, Interhouschold Transfers and the
Family, op. cit.

DL Jol, "the Hational Housing bank."  The Natioral Housing Authoritv, Zambia (1979) .

Professor Mahima of Tancania maves an important ohscervat ion that some of these
measurces have to be applied in packapes in order Tor them to work,  Sce "lIs
Devaluat ion a Cure' in the Daily Mews (Tanzania) april 22, 1982,

"TBRD. Accelerated Development in Sub-Saharan Afvica:  an Apenda for Action,
op. cit.
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V.

KEY POINTS

A

This discussion note has attempted to make the following points:

1.

2.

4 .

(@]

urbanization will create large investment needs in the coming decades;

unless the growth of African cconomiecs is restored, savings mobilization in
general will be difficult and competition among sectors keen. Shelter is not
the highest priovity in these cconomies and savings to the sector will not
substantially increase unless total savings increase;

private individuals and small enterprises penerate savings; governments and
parastatals usually do not;

assuming, growing wealth, greater financialization of the cconomy, attractive
yields, a reason to save for, ete., will increase savings;

in African countries most housing finance institutions (housing banks,
mortgaye banks) get funds from government budpets, housing taxes, governuent
loans, ete., ultimately these sources have severe limits.

housing finance institutions must tap private individuals and institutions.
To do so, thev must he efficiently and soundly vrun, offer owners of capital

reasonable veturns, and serve the broad mass of the people;

to reach the larpgest numbers, housing finance institutions should link up
with informal sector institutions:

housing scrvices must be appropriately priced to enable financial replica-
tior.; and

considerarion should be piven to greater privatization of African housing
finance institutions.
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Generally speaking, the building sector creates jobs even in the conventional approach
of the modern scector in African countrics where the development of economic and ad-
ministrative infrastructure will still prevail for a long time (in spite of rhe outcery
Favoring prodoction!),

In the future, the building sector can seill contribute in part to absorb urban job
demand 10 o nat tonal approach for the use of local vresonrces and skills is based upon
a realistic outdool in which techniques are practiceod, men trained, and financial
operat fons benet it from the same techmical anals and plans as do modern sector
activities Inoany case, caplovwment problems are related to development strategies
which have Totr rheir fmprint on the next few years to come in favor of modern scctor
construction pracrices.
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look seriously at what vou charge for rent, along with ability to pay, if you are to continue
providing scrvices. We have found incidentally, in the United States, that our regulations
sometimes impede managers from making adjustments in rents. Do be supportive of your local
managers as they try to cope with the demands of their tenants,

While on the subject, I would like to share some of the problems we uncovered in recovering
our costs, or sccuring ropeaments on oour debts. After all, you should know as much about

1

the Department of Housing and Prban bevelopment "o failures as vou do ity suecessces,

One problem turned up in the form ol poor aeconnting records and controls.  Despite the high-
specd computers and other machines available in Department of Housing and Urban bDevelopment,
our records ror cost recovery were in such shape that we had difficulty in keeping up with

our accounts.  Phuws, manapers almost never received the ind of information on which they
could make decinions.  Manapement simply cannot function without adequate accounting reports.
We did not, and we are paving for it rodav. 1T vour country has imi ted resources, your

recordkeeping has to ve all the better.

Another problem turned up in the underwricing procedures and criteria for the insurance un-

devwriting or direet toan commitments made by my department.  There is a cont inuing need to
reeovaluate and/or reesamine the standards used for construction and for loans.  Our Western
cducated architects are too aften trained to call for high standards in their work. 1 do

ot apposce standards! The problem is chat limited resouvees, and high demand, place sub-
atantial limitations on how much housing and service ean be piven per family, in order to
roach o hipher number of families. Tt is interesting to note that voung, college-cducated
American couples, irequently purchase what amounts to a shell of a house, and renovace it or
build it up, over time. Tt may be necessary Lo educate vour prospective owners, if you

do not alrveads, to start off modestly, both to save cost and ro provide shelter Yor theirv
neiphbors . Over the vears, the square footape for American Lhomes has been progressively
reduced,

Lastly, the problem of subsidies.  Traditionally, in the Department of Housing and Urban
Development we have put the subsidy into the structure, Ouite often this has been by reduc-
ing the cost ol construction, a long-term reduction in interest, or a reduction in rent,
Quite often, after pranting the aforementioned subsidies, we have come right back with ad-

Jditional subsidies to pay maintenance and other expenses.  There is a imit to how oueh
cubsidy @ povernment can afford. 1 stronply urpe vou to avoid concealing housing cests by
these indircet subsidies. 1t wmay be heroic, but vitally necessary, to remind policy makers
of cost.  There is always the political temptation to defer charging recipients, only to

borrow, bep, or ia the end  levy unpopular taxes.

Hh

{ry the sessions ahead, I hope that we will share a host of ideas and expericences, learn

from, and teach, cach other. After many vears of scarching, no country has yet turned up
with 2 monopoly on wisdem where housing production, affordability, or cost recovery are
concerned.  Even owners of castles are today renting rooms and charging tourists fees to

recover costs, or in common language, make ends meet.

Let us manage our housing in such a way that ends always mect



PRICING AND COST RECOVURY POLICY BY MR. LAZARE YEBOUE, DIRECTEUR GENERAL, BANQUE NATIONALE
POUR L'EPARGNE ET LE CREDIT (BNEC)

The eighth housing conference has chosen the theme: '"Toward Self-Reliance in Shelter."
Fundamentally it is about:

A. A technical and financial autonomy on a national level;
B. An autonomy in the choice of a market system in offering fair prices.

The problems relating to technical autonomy are examined by several discussion groups whose
topics are professional training and the local production techniques for building materials.

The discussion group, "Mobilization of Savings Funds and Financing from Traditional Sources"
deals with a part of national financial autonomy. The discussion group that the BNEC is
honored to introduce whose theme is "Policies in the Setting of Prices and Cost Recovery"
debates the problems of national financial autonomy and individual autonomy.

Lf costs are not recovered, the state, in one way or the other, subsidizes housing construc-
tion and thus increasec its dependence on outside finaneial assistance. 1If the beneficiary
of housing does not entirely support the building and upkeep costs, plus the loan cost and
mortypape, it creates housing scctors outside of the market, in which the beneficiaries iso-
Late themselves in order to po on profiting from their privileges, preventing others who
would replace them from also benefiting, The choices are made by the administracion; the
housing attributions arce made according to the criteria it introduces or according to per-
sonal relationships without any objective criteria.

Along with the idea of national and individual independence, the discussion group will have
to define the aims of a price policy at real prices. It will have to look into the perman-
ent and conjunctural obstacles with which this price policy is confronted. 1t will have to
look for actual solutions that can be realized, an example of which BNEC will present at the
end of its introduction to the debate.

I. OBJECTIVES

The first objective is to reduce direct or indirect subsidies until they are phased out.
The second objective is to include in the costs the establishment of an individual or col-
lective housing capital.

Currently different types of subsidies are commonly used. As we have pointed out, these
subsidies heavily burden public budgets, they create privileges, they upset the whole housing
market. Tierefore the idea, in principle, is to also abolish them. Nevertheless, it is
obvious that the sudden discentinuance of all subsidies would bring about unbearable social
and cconomic upheavals.

The discussion group will have to consider the limits of a policy of subsidies reduction.

[t will have to study ways for the state of progressively phasing out ways of substituting
incentives for dircet subsidies. The aim in discontinuing subsidies is to establish a sales
price and cost recovery ecquilibrium,

The cost recovered includes every cost, cven financial management costs. Tt must be evalu-
ated with up-to-date values that must be paid off so that, in the end, the house residual
value added to the asset value (monetary or veal estate) created by amortization will be
cqual to the up-to-date building costs of similar housing.

If we assume that a real estate company or building society owns a group of renral housing
units which are financed to the extent of 10% by its own funds, and 90% by a bank loan pay-
able in 20 years, at the end of this period, the residual value of these units must come up
to 10% of the current building cest of a new identical group of housing so that the initial
capital regains its real value. Of course, this reasoning is valid regardless of the length
of the cycle under consideration.

The discussion group will have to examine the opportunity for a real estate company or
building socicty to sell its housing in tranches, in terms of a certain number of years, in
order to accelerate the turnover of its capital. It, for instance, we take a ten-year term,
on the tenth year the residual value of the housing plus the capital value created by the
amortization schedule but reduced by the loan balance, must allow the financing of new
housing starts identical to the ones sold and nnder the same conditions as previously cited.

The recovery of the initial capital invested in constant value terms is obviously cthe min-
imum objeetive. In fact it is insufficient. It is not possible to not take into account:
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A. Population increase;

B. A minimum rate of cconomic growth accounting for a betterment and a change in the
standards of living;

C. The phenomenon of urbanization that increascs the need for housing capital.

Consequently, a rental level must be calculated so that at the end of the term of the fin-
ancing cycle, the initial invested capital must be recoverced in current value and multiplied
by a cocfficient which quantifies the three elements we have just mentioned.

[V, OBSTACLES
The two main impediments to a dynamic policy of cost recovery and capital development are:
A, The general and permanent unbalance between needs and resources;

B. The international economic crisis which is currently characterized by stagnation
(or even depression) and inflation,

In rural arcas, at the villapge level a certain balance is naturally established between
available resources and housing construction activity. There is a nccessary limitation of
self needs by shat can actually be realized.  This may be viewed as an "Equilibrium of
Miserv.' Urbarization breaks that balance.

fousing in urban areas, because of many constraints, is much more expensive than housing in

a country with the same level of services.

When construction is lefe to individual initiatives, housing standards necessarily adjust to
the resource level; but on all accounts, the nepative aspect of this Lailssez-lFaire option is
that the problem of spontancous settlements becomes more pronounced.

when, direetly or indirvetly, the State takes responsibility for the construction of low-
income housing, the tendency is then reversced and specific housing standards are determined
according to certain eriteria of minimum services, without any reference to the real re-
sources of beneficiavies. The discussion group will have to try to arbitrate the conflict
between what is ncecessary and what is possible and find a compromise.

A few simple criteria can guide this research:

A. The standard housing value per family is equal to 30 months of net income available
for meeting family needs;

B. The monthly rent cquals one hundredth of the initial housing value.

Let's take a monthly income of 100.000 CFA, the housing to oe built for this target-income
level is a 3 million CFA unit. The monthly costs will be 30.000 CFA amounting to 30% of the
target ineome. The limitation of a monthly rent equaling one hundredth of total income is
hard te maintain, even in cascs of special financing.

If we take the case of home ownership and assume 100% bank {inancing where the personal down
pavment covers only the variced acquisition costs and eventually supplementary improvements,
we establish that the monthly pavment equal to one hundredth of the total credit necessitates
a LS5-vear amorcization pueriod at an interest rate of 97.

Whether the housing is to be privately owned or rented, the 1/100 standard rule can be re-
speeted only when tore-toera bank eredits can be pranted at a toral effective rate (basic rate
record costs, insurance and taxes) not cexceeding 97 per annum.  In the case of ownership,
the maintenance and manapement costs are reduced to a minimum; in the rental sector, on the
other hand, these are quite heavy,

However, because of 4 quasi-permanent inflation at high rates, it has become impossible for
banks to prant credits at rates lower or even cqual to 17

When rates cexceed this 7 Jiwit, the tenpthening of the amortization period soon becomes
inoperative in retorence to the monthivy pasvment puideline. At 1%, a 25-vear amortization
period is regquived in order to respect the 1/100 rule; let us point out that especially for
eredits to individuals, this period v already much toe Tore

Lil. PARTIAL SOLUTIONS

Given these obstacles that seem to be insurmountable, one must try to make cvery cffort to

implement a serices of partial solutions. [n the course of the discussions, the BNEC will
give a detailed example of a USAID program which financed the construction of 830 housing
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units in Abidjan in 1978. We shall raise only the main points at this juncture:

A. Reduction of Road Work Costs.

1. The land to be improved was given free by the state.

2. The costs of road works and related physical infrastructure were cross-sub-
sidized under two sub-projects:

a. a program of moderate-income housing on highly desirable lots situated
on the banks of the lagoon;

b. a low-income housing program financed by USAID.

Thus, the road works and related costs charged to the latter program had been con-
siderably reduced.

B, Tax Exemption.

The propram benefited from an exemption from the standard goods and services tax which
was counted as part of the Ivory Coast counterpart contribution to project [inancing,

This tax at 5% is very high., Tt would not, then, be abnormal for housing construction
activitics to benefic from a reduced rate. Might one not consider that the maintenance
of a high tax rate and an exemption for some low income programs is better rationalized
by a cross-subsidy scheme rather than a direct subsidy by the government?

€. Strict Housing Cost Limitation.
1. The target income was 55,000 CFA per month.

2. A monthly housing pavment of 25% was agreed on (the 30% rate of the previously
quoted in Section IT having been reckoned too high); the objective was then to
limit the housing cost to 55,000 x 25 = 1,375,000 instead of 55,000 x 30 =
1,650,000, This objective was met, tax-free with the total cost of a 4-rooa
unit of 57 square meters being 1,387,325 CFA.

D. Low Intcrest Financing.

The project benefited from an exceptional USAID credit at 8.6% to be amortized in 25

years, with yearly amortization rate of only 9.85%.
E. Progressive Rental Services.

The management and maintenance charges are 4.9% yearly. Thus the yearly theoretical
rent is 14.75% (9.85 + 4.90). That is, 1.237% monthly when the rate to be attained
according to the standards previously mentioned above is 1%.

The rent agreed on for the four-room housing unit of 57 square meters was 12.500 CFA,
representing 0.917% of the tax-frece cost. In order Luv make up for the difference, it
was decided to have an 18% increase in rent cvery 5 years, which would account for all
costs during the total loan/amortization period.

This partial talking into account of nominal income increcases is justified as a means of
keeping up with the development of the rental market and maintaining fair market values.
However, such a long term financial management scheme is not in itself satisfactory
because it requires access to long-term credit.

In conclusion, it appears that partial solutions te the two problems of income adequacy and
inflation conceal the problems mere than they solve them.

The objective of cost recovery must be relentlessly pursued, but bevond specific limits, one

has no choice but to find compensatory measurces in order to deal with very low income levels
and inflation. A discussion of these problems and constraints is, therefore, wide open.
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SELF-HELP LABOR MOBILIZATION AS A FACTOR OF COST REDUCTION BY MR. GILBERT NJAU, NAIROBI CITY
COUNCIL, KENYA AND MS. DIANA LEE SMITH, MAZINGIRA INSTITUTE, KENYA

The Dandora Community Development Project of the Nairobi City Council was started in 1975

with the assistance of a S16 million loan/credit from World Bank., By December 1976 the
infrastructure and wet-cores for 1,000 out of rhe total A,000 plots were complete, and people
who had been atlocated plots started to move on site.  This was the first very large-scale
attempt te mobitice scelt-help labor for housing construction in Nairvobi, and the first case
where it was institutionaliczed within local povermment.  During the intervening years, a
preat deal has been learned abour how sel f-help works and about how local government institu-
Cions need to work if they are to facilitate self-help construction.  Tv the bepinning there
wits the need to pull topether the celatively new concept of owner-built urban housing with
the established institutional proccdures for dealine with building contractors. A lot of

knowledge has since been acquired about Foww the process of construction can best be organized

In order to fmplement the 6,000-plot site and service scheme, a special Project Department
was set oup, with a technical section to supervise construction ond give technical assistance
to housce builders, a community development scection to provide orientation and advice to
familics, o tinance scection to dizburse loans and ecollect repayments and an administration
section inclading o legal unit.  This Department was absorbe:. within the normal structure of
Nairobi City Conneil an its Housing Development Department in 1978, to manage all of NCC's
low-income self-help housing schemes,

At fivst there were some misgivings about the vapueness of the community development role and
doubts as to how effective it could be, but in practice it proved the vital factor for suc-
cessful fmplementation.  The complexity of the self-help construction process was not fully
srasped until it was cxperienced and it was in this respect that the small team of community
devetopment workers proved invaluable in dealing flexibly witn families and their problems as
they arose. They formed the casential link between the communicy and the burcaucracy which
enabled work to procceed smoothly,

It was also difficenlt to predict at firse how ploc holders would manage the self-help con-
struction process, cespecially since they all had to be at work somewhere in order to qualify
for a plot. Three tvpes of self-help construction emerged which could he clearly disting-
uished:

L. Bullding Group;
2. Individual Self-help:
3. Contractor Supervision.

They used varving amounts of paid and unpaid, skilled and unskilled labor, were involved to a
greater or lesser extent in construction supervision, and took more or less time to build.
Their building costs were much the same, and all represented a substantial saving over con-
ventional construction,  Almost all of them purchased their own materials, rather than del-
epating this task to a "contractor."”

Those who formed building groups were generally the poorest, with least access to supplemen-
tary savings and loans, and were often women.  Those who used "'contractors' (skilled foremen
running a small business) were penerally better off, with a source of additional capital.
Scelf-help builders formed the majority (627).

failtding proups were all repistered socicetices with about 10-20 members.  They collected con-
tribut fons evervy month and pooled these to purchase materials,  Buildine was done on each
plot in twrn, with members working on cach other's plots as well as hirving the necessary
skilled and unskilled tabor  Sometimes proups emploved contractors to execute the work for
them, establishing the estimated cost before hand, but seill substarially offsetting it by
contributing their own free tabor,

Contractors were generally skhilled artisans with half or more of their total business in Dan-
dora.  They provided a cheap and erficient construction service to plot holders and the proj-
cet coabled their buasinesses to yrow,

Fivure 1 opiwes some of the basic data on the different self-help construction methods.,  Al-
thouple baildine croups spent less on Tabor, they olten spent too much on materials because
thev did not hoave the boow cdee about where to buy cheaply or acceess to transport to "shop
around, " dindividual el tr-help bailders otten ended up apending too much on Tabor because
they could not provide adequate sapervision while ont o at work all dav.  Although the popular
perception wan that bailding proups built slowly, this was mainly because they had to save
hetween building one room and the nex . Once money was available, they would often build a

room faster than the other methods.
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The comparisonwith Nairobi contractor costs shows a 46% saving for a similar level of con-
struction, indicating the saving that is made through omitting management overheads and
profit, as well as some labor costs.

After acquiring this basic data in 1978, the Housing Development Department was able to as-
sist plot holders and groups in controlling theiv costs, and the construction process, better
lv was clear that a lot of plot holders lacked the skills and knowledpe to control costs and
supervise construction ecconomically.  The initial rechnical assistance concentrated on aiding
conformity with plans and overcoming of technical constraints, while community development
staff also lacked training in construction and building materials costs,

Over time this was remedied, ard the commmity development staff were able to systematize ad-
vice on materials purchase and group fund management.  In particular, the group constitution
was amended to inelude proup manapement of the income from subletting of the first rooms
built.

Fipure 2 shows some buitding costs data for a group in February-March 1982, Groups have kept
aovood control on costs by supervision of labor and materials costs through advice from HDD
statf. Another measvwre that has been introduced is standardized bookkeeping by the groups,

apain with assistance from community development staff.  Building costs in Nairobi generally
bave risen atoa overy Ligh rate. However, another interesting development is competitive
bidding and cost-curting by small contractors on site in Dandora.  Small contractors were
quoting Sha. 590 per square wmetre for building several rooms in a bandora plot to a similar
level of rinish in March 19320 That i, plastered walls, cement screed floor, no ceilings,
no external works, nooelectricity, but including painting. This is well below comparable

building coses in Uaivobi generally,

Tt appears that when faced with competition and example from self-help construction, small

rullding fivms will cut their profit marging substantially. Tt is not surprising that they
see the advantape of wholesale materials purchase and commercial management of construction
on o osevies of plots where the sice s as large as Dandora. Nor is it surprising that they

can successtully compete on price with the private self-help builder.

However, it would be unwise to draw the conclusion that such sites should therefore be left
to comercial contractor development in the cause of cost efficiency. Looked at from the
allottee's point of view, this is not the case.

One of “he major difficultics for low-income self-help builders is having enough capital to
start construction. At the time of project design it was estimated that plot charges would
be avout Shs. 39 per wonth, but in practice they were Shs. 72 per month minimum. With rent
to pay elscewhere before the building was ready and water costs, minimum monthly expenditures
on housing came to Shs. 160 or more while the target income group started at Shs. 280,

This made it virtually impossible for the lowest-income plot holders to start construction
unless they had other savings, or could save with a building group and pool their resources.
Regardless of ceonomic efficiency, individual self-help construction and building group con-
struction are the only ways that low income people can ztart building without capital. A
question that raises itself is, inevitably, what is the role of the housing agency in pro-
viding the right management resources to increase the efficiency of sclf-help construction,

ALL of the groups started in Phase 1 of the Dandora projcct successfully built their members
houses, and many went on to start other income-generating activities. In retrospect, the
building group mav be scen as the most crucial aspect of the success of the Dandora Project
in making it pessible for the poorest ploi holders to build.  Over time, the new Department
refined its understanding of what services it needed to provide in order to facilitate self-
help construct ion:

o Advice on materials costs and where to purchasc,

2. Assistance wirh financial record keeping

3. Training in proup management skills;

4. Planning for group's budygers, based on estimated cash flows from savings,

vependitare and income |

The Torm building sronps took in indora was based on the experience of non-governmental
orpganizat ions such s the Dational Christian Council of Kenya (HCCK) It was very much of an
innovation ro inchile them within the purview ot an urban tocal authority, even on an advis-
ory basis, biut their ccess has proved the innovation worthwhile and painted in the direction

which self-help honsing institutions need to take in order to increase their effectiveness.
The role of the Housing Development Department has mainly been advisory. There is therefore
4 need to get its involvement extended to cover such areas as group management and financial
support as well as general gnidance in decision making. However, being a public agency and
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due to the nature of these groups, deep involvement of the department would be problematic.

To avoid such a situation, it is felt that involvement of voluntary agencies should be in-
tensified. Such agencies include churches and other voluntary wel fare organizations. It is
felt that voluntary organizations are capable of being closer to the people and are more
flexible in their approach, hence they arve capable of responding to the needs of the community.

In pursuit of this objective, the department has sponsored a welfare committee made up of
voluntary organizations. The committee collects funds which are used to assist tlie most
needy allottees. Although the amount so far realized throupgh voluncary contributions has
been relatively small, the approach has proved worthwhile. There is a need, however, to ex-
tend the role of this committee to cover such arcas as management of groups and training of
group leadership. The department therefore has initiated moves to bring more agencies into
the commictee and to extend the scope of their work. If this proves a success, the workings
of the groups will be greatly improved with enhanced output of housing construction. In ad-
dition the approach could be extended to other aspects such as neighborhood improvement or
cottage industrics.
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FIGURE 1

COMPARISON OF SOME INDICATORS FOR SELF-HELP AND NON SELF-HELP CONSTRUCTION

PLOT OWNER
WORKING FREE AS
LABORER

PLOT OWNER
SUPERVISING
CONSTRUCTION

PLOT OWNER
PURCHASING
MATERIALS

NUMBER OF
LABORERS PER
ROOM BUILT

CUST OF MATERIALS
PER ROOM BUILT.
(DEC 1977 PRICES)!

COST OF LABOR
PER ROOM BUILT
(DEC 1977 PRICES)1

COST OF MATERIALS
PER ROOM BUILT
(MID 1978 PRICES)]

COST OF CONSTRUCTION
PER SQ. M. (DEC 1977

PRICES FOR DANDORA,
MARCH 1978 FOR

NAIROBI CONTRACTOR)1

COST OF MATERIALS
PER SQUARE M.
(MID 1978 PRICES)!

ROOM BUILT IN
UNDER TWO WEEKS

SELF-HELP CONSTRUCTION, DANDORA

BUILDING INDIVIDUAL CONTRACTOR
GROUP SELF-HELP SUPERVISION
627 56% 29%
71% 72% 35%
78% 94% 947
5.5 3.4 2.5
Shs.3 091 Shs.2 740 Shs.2 551
Shs. 866 Shs.1 172 Shs. 988
¢hs.3 053 Shs.3 623 Shs.6 271
Shs. 356 Shs. 372 Shs. 354
Shs. 275 Shs. 320 Shs. 484
64% 50% 47%

NAIROBI
CONTRACTOR

Shs.

6582

lSelf-help construction costs are taken from MEDIS 3 for Dec. 1977 prices and MEDIS 6 for

MID 1978 prices. Senga Ndeti Associates, Nairobi,

for Kenya Government.

Doones e . . ,
“This is based on MOW costs [or Type E housing servants quarters: Shs.l 400 per sq. m. minus
45% Lor clectriecal, 5% for finishes, and 3% for preliminaries to give a comparable level of

construction to the

Dandora house.
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FIGURE 2
SOME CONSTRUCTION COSTS FROM DANDORA, FEBRUARY 1982

BUILDING GROUP DANDORA CONTRACTOR
COST OF MATERIAL
FOR ONE ROOM Shs.6 843.55 -
COST OF LABOR
FOR ONE ROOM Shs.3 095 -
COST OF CONSTRUCTION
PER SQ. M. Shs. 600 Shs. 550
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TRAINING FOR PARA-PROFESSIONAL SKILLS BY JAMES KAYILA, KENYA INSTITUTE OF ADMINISTRATION,
KENYA

I.  INTRODUCTION

Although 1 have been asked to prepare a discussion paper on the subject of training for para-
professional skills for the housing service delivery, I do not want to give the impression
that I am in any way an expert in this field. T have ne professional qualification in any of
the arcas related to housing delivery nor have I ever had any dealing with institute training
housing technicians. However, as a trainer in some other arcas, I feel that we may still
find some use in discussing training methodologies we use and try to sce how some of these
could be adapted and applied in the training for housing service. 1 believe that we have a
lot in common which we can discuss and share together in our attempt to improve housing
service.

IT. PROBLEMS OF HOUSING IN AFRICA

The need for better housing in Africa has never been so urgent and critical as it is today--
a situation that has been brought about In the main by the great influx of population from
rural to urban areas. This rural to urban migration has caused overcrowding in urban arecas
and made the local urban governments overstretch their capacities to provide the basic am-
enities and facilities required for an urban population. Due to the low rate of employment
creatiig opportunities to absorb the great numbers of people moving into the urban arcas, a
big reserve of surplus urban labor has been found. The lack of adequate formal sector em-
ployment has forced these people to live with others, causing problems of overcrowding and
generally lower standards of living.

The high cost of housing and the lack of reasonable income to support urban life has made
many of these people live in squalid conditions in areas with inadequate potable water, sani-
tation, scwage, clinics and other important amenities that make life.

These conditions in urban arcas have made it necessary and urgent for governments to allocate
quite a big portion of their national budget to the improvement of urban conditions. The
rcasons for this hove been because of the realization of the fact that the high density in
urban areas can bring about dangerous health and social risks about which something has to

be done to avert the situation. Plans have been made to see that the basic amenities are.
provided and that the employable population is made to do some work in the formal sector that
cnables them to contribute towards development. Government has therefore found it approp-
riate to adopt deliberate policies aimed at slowing down the rate of rural to urban migration
while at the same time trying to improve the quality of life generally for the urban popula-
tion. One of the urgent tasks in this area has been the provision of houses for the low
income urban dwellers at affordable prices. This has not only made it possible for people to
ret houses but it has also helped to create jobs for some of the urban people, thus making
them less dependent on their relatives and friends. However, because of the enormous amount
of money required to construct houses and the infrastructures that go with them, it is un-
likely that the cost of providing housing will be within the reach of most of the low income
carners in the urban areas. [t is because of this that increased amounts of government re-
sources are now being allocated to community development to be used in sensitizing and
developing the urban community to be more self-help conscious in order to supplement govern-
ment efforts in the shelter sector.

The concept of self-help in hecusing is not a new phenomenon in Africa since it is the way
housing has been provided in most rural communities. In the towne the self-help effort has
been brought through schemes like owner builder in the site and service and cooperative
housing which have helped to deliver housing at affordable prices for the low income workers
in both formal and informal sectors. The oopropriateness of self-help in housing may be
arpued on the basis that housing construction is basically a low technology and labor in-
tensive activity that can readily absorb the unskilled and semi-skilled people, including
those who may wish to start housing cooperatives or any other similar enterprises.

[t has been said that housing often generates a stream of other services. For cexample, new
houses, once constructed and occupied, promote new markets for furnicure and other related
houschold items which could he made locally and so help provide useful employment for those
with the skills in the particular trades. Apart from these, new housing also promotes the
development of new businesses that pet established to serve the new comunities. Similarly,
a completed housing project also compels the retention of a maintenance gang to look after
the builtdings, infrastructural svstems and the penceral environmental upkeep.

[TI. PARA-PROFESSIONAL SKTLLS [N THE SHELTER SECTOR
Para professionals are among the most important groups of people who play an important role

in housing development right from its planning to post-occupancy stages. The following is a
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list of some para-professional skills that are considered important and needed in the pro-
duction of housing:

administrative assistants electrical fitters
bookkeepers estate assistants
building technicians gardeners
carpenters general clerks
cleaning assistants health assistants
clerks of works masons

community development assistants painters

drain layers plumbers

drivers vermin searchers

The value of these technicians, craftsmen and operators in the implementation and management
of a housing program is very important as these are the people who actually do the work,
apart from the sophisticated technical aspects which require high professional expertise.

It is argued that unless these para professionals are given thorough training in their var-
ious skills it would be improbable for a project like housing to actually succeed. One
reason for this is the fact that the supply of top professionals is always limited by the
high cost of training them. Most developing countries have had, in the circumstances, to
make do with the few top professionals they can get, but make sure that for every profes-
sional person engaged there are scveral others with semi-professional skills working under
and supervised by him.

It is important to note that the availability and cffective use of para professionals in
housing service delivery can dramatically extend the skills of a professional where para
professionals competently carry out necessary work under the guidance of the professional.
In this sense it can be said that a good para professional can operate and be regarded as the
right hand (and sometimes the left hand) of the professional. While making this poiat, I am
aware that in some countries many professional people tend to look down upon and disregard
workers who have not had top professional training, and argue that the professional planner,
architect, surveyor, engincer, sociologist, etc., is a much more important person in the
shelter sector. I would like to think that this is a misconceived and misguided argument,
for long before thesc professionals developed there were always people with special skills
within the community who would be called upon to lend a hand in shelter production. 1In
fact, it can also be argued that the so-called top professions in this area were the result
of the development and improvement of these very basic skills which the people already had,
albeit rudimentary.

The para-professional skills listed above can be acquired by people at various levels, de-
pending on their level of education. For example, a good general educational background
would be required for people wanting to be trained in administration, bookkeeping, clerk of
works, community development, hecalth assistants, ctc. Other technical qualifications in
building technology, draftsmanship and surveying also require a good general education coup-
led with a number of years of technical training in the respective fields. Otherwise, the
bulk of the para-professional skills listed require little or no formal education but
intelligence.

1v. LEVELS O TRAINING FOR PARA-PROFESSIONAL SKILLS

We have saild that training for para-professional skills for housing delivery embraces people
of varied background, ranging from people with no formal education to those with reasonably
sound education of up to 12 years. Those with a good level of education who wish to train
for para-professional skills should be given formal training in their respective fields. Tt
is reckoned that institutes of administration, national polytechnics and other spccialized
institutes and colleges are suited to training these people. Among those to be trained at
these institutes will be found a few who will show great aptitude and capacity to take higher
level courses and who should be encouraged to pursuc these, ecven up to full professional
levels.

Another level of training for the para-professional skills is one catering to people who have
had between 7 and 10 years of education. Most of these people may either train at the local
village polytechnics or on the job for technical proficiency. Like with the first group,
among these may also be found people with great ability to try higher skills and such people
should be cencouraged to go for them at the national polytechnics and other colleges and
specialized schools.
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anything that he does not love," so it will be a waste of time trying to make a person a
motor vehicle mechanic if his interests are not in automobiles. Persons wishing to enter a
training program should therefore be carefully sereened to determine their aptitudes and
interests while the training programmes themselves should give o variety of courses and
opportunities to cater to the different tastes.

Once the right peopic have been selected for the ripht level of training in the skills of
their choices, training methodolopgics used should be carciully chosen that will make the
courses interesting and stimulating.  Most commonlv used methodologies and techniques suit-
able for the various sroups include lecture method demonstration, field work, on-the-job
training and case studies, which are discussed below:

AL Lecture Method.

This implics a classroom situation and requirves small proups of trainees. It involves
classroom mect ings, proup discussions, and other forms of meetings where the lecturer
talks to an audience, the trainces.

The lecture method 15 0 technique of communicating knowledge characterized by a steady
flow of information trom the lecturer to a group of trainees. It presupposces careful
preparvation by the lecturer in a logically organized sequence.  The lecture method can
be made move interesting when used in combination with motion pictures, still pro-
jections, posters, charts and other {llustrative materials.,

Althoupgh suited to teaching situations in institutions of higher learning, the lecture
method can, theoretically, be used with any group of listencrs, including large audi-
cences, provided sueh audiences have the same poals to achicve by such lectures.  The
lecture method makes it possible for the presenter to analvie probiems and issues and
to provoke the audience to discover for itself additional information by carrying out
further study or inquiry.

In the training for para professionals the lecture method is appropriave for all levels,
but more so for rhose who have attained a reasonable level of ceducation and whose train-
Ing requirves a combination of theory and practical work. At these levels the lecture
method enables trainees to discuss general principles and theiv anpitcation in real-
Life situations.  The lecture method may also be used for lower level para-professional
training and community proups where short speeches may be given to help explain issues
and problems and thereafter turned into discussions once the audience is sufficiently
provoked.  Otherwine, the lecture method may be said to have little or no value to the
towest level of para-professional training where demonstration and practical on-the-job
training would be found to be ch more appropriate.

B. Fi uﬂ]ﬂd Worle and Field Trips.

Ficeld workis a technique whereby the trainee is sent out to put into practice work he
has Tearned in the classroom. Tt provides an evaluation process where classroom learn-
iy is applied and tested in the field under real-life conditions. The experience and
Learning, that i pained during field work may again be taken back and processed in the
classroom.  Seen this wav, {ield work is an important extension of the classroom train-
ing, and should, therefore, be carcfully planned and adequately supervised and managed
oorder that 1t may play that valuable vrole in the learning process of the trainee.
Field trips, on the other hand, ave a method intended to stimulare the trainee to learn
by observation rather than doing.  Thev are often of shorter duration than {ield work
and do not usually allow the traince to get his hands soiled,

It can be pencerally said that ficeld worlk and ficeld trips are useful when they illustrate
the principles and points which are of vital importance to the trainces. Any field work
or field trip made should provoke and cnrich discussions and search for more information
Ly the trainces who should malke references to isnues and points experienced or ohserved
as Hllusteations whenever thes are confronted with similar situations.

AL Tewels o para-professional training in heusing delivery need ficld trips to make
their trataing faller and richer in the Jdevelopment of ideas throuph observations. For
those taiing chort conrses ke seminars and workshops the field trips may be restricted
to observations cnbwe . bat i woald be oo ovood Pdea i thone falting lonyoer courses are

not ondy made o make Sbhaervati s during their field trips bat o alvo siade to have the
practical teel ot the aotaal cperations dorings field arsachment oo oso that thew mav see
and ool che seoblems o theiy risht dimensions. dn chic woav it ocan be gaid that field
wWwork makes it possible tor o the frainees to o gain nowledpe throneh cxporviential learning.
Throuph Ticld wisits case otndy materials may be compiled from the various reports made
by the trainees and their instracrora,




C. On-The-Job Training.

As the name sugpests, on-the-job training is a kind of training given at one's place of
work with the cuplovee's immediate supervisor acting as the trainer. It is an informal
methad of training which is distinct from formal training or courses of instructions
and consists of bricet oral instructions accompanied by demonstrations given from time
to time to enable the ecwplovee to improve his efficiency and general work performance.

On-the-job tvainine is claimed to he the best approach to training which is likely to
bring the hest resulrs in terms of improved work, as compared with the efforts and costs

that may be devoted to other forms of training. It is one method that suits all levels
of para-professional training as all of them have something to learn throughout their
carecr in lile.  However, on-the-job training is of preater importance to the lowest

fevel of para protessionals where learning is mainly by observation and demonstrations.

An eftective on-the-job training demands that it be carcfully designed and managed. Ex-
perience in many ovganizations has shown that many supervisors are in fact very bad
trainers.  Manv of these supervisors tend to do the work themselves instead of through
those they supervise. A siruation of this nature may arvise cither due to pressure of
work which often timits the supervisor's training efforts, or it could be the result of
the inability orf the supervisor to give effective instructions. No doubt it is faster
and more efficient for the supervisor to do the job himself, but unless he also makes
efforts to trawn those below him and to prepare them for Ly her positions it would be
difficult for the organization (o have well-made people who may replace those who, for
whitever reasons, leave the organization,

e is said that training is a difficult art and that not all highly qualified people
would necessarily master training skills. However, since any art can be learned, all
supervisors should be piven brief instructions in the art of training to equip with the
basic skills that would make them effective in-house trainers.

D, Case Studies.

This is a method whereby the trainer prepares a case study of a real 119 ovr hypotheti-
cal problem which is narrated to the trainces who are then asked to find vae solution
to the problem.  The trainces could do this working individually or they could be made
to solve the problem working in small groups.

Casce study requires a lot of rescarch and a good sense of imagination on the part of the
trainer and the trainees. Cases selected must be relevant and stimulating so as to pro-
voke the rrainces into active participation. Well-preparced and administered, case
studies always have a long lasting memory. Case studices are valuable to the cxtent they
depict real life situations truly and accurately written up,

¢ se studies are excellent training tools and suit all levels of para-pi..essional

training. Many pcople would arguce that since a lot of reading and comprehension je
necessar s, case study method would only be suitable for these who have had a good forwal
cducation. I feel that even in cases where trainees cannot read very well case studie:

can still be prepared for them.  These ma, then have to be read out to them and *hen
role plaved with the trainces acting out the case study situation.

Case study method is particularly important to trainees who are being prepared for
supervisory duties as foremen, headmen, bookkeepers, administrative assistants, community
developuent assistants, cte. The reasons for them to use case studies in their training
fs that in real life they will find themselves faced with numerous problems in their
work situation calling for urpent action and intelligent decision-making. In quite a
number of these cases they will Le compelled to act alone, using their knowledge and
sooud judgement Lo solve problems and explain isgsues.

Y. ADPDITIONAL TRAINING FOR PARA PROFESSTONALS
[t is expected that after the initial training the praduates from technical schools and in-

stitutes will be put to work under qualificd and experienced staff who would guide them and
assist them gain practical experience and confidence in their work before they mav be left on

their own or piven a proup of workers to supervise, It is advisable that when it reaches the
time to pive these people thelr own unite to sapervise, thev should be given brief training
in the art ot supervision. Placed as first and second line managers these people will now

need tao be introdaced to some basic management concepts like hman and community relations,
motivation, techniques in budpeting for work and materials, interviewing techniques, and
communicat fbon ond report writing. It is expected that this kind of training would be given
to a mixture of people drawn from the technicians, community development | administrative of-
ficers, bookbeepers, ete. Dburing this training period the trainers should now be in a
position to discuss the roles of the apencies responsible for housing delivery. The dis-
cussions should also include the peneral aspects of community development in housing and give
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the of ficers a pood understanding of the sociolopy of community.  The idea during this
training time is to make the officers see housing in its total environment and not just as

a mere provision of shelter. The officers will also need to understand the total environment
A pood crasp of the difrevent roles plaved by all the actors
hoelp dnstilb in their minds o sense of cooperation and
After thin 1t is sadvicable that these supervisors be kept
fields of work by

of a continuons process

in which thes work, md to have
in shelter development . This will
coordination in hoasing delivery,
brushed and up to date with the new developments in their varied

woll
themw repularly artend relevant seminars and workshops as part

making,

ol stafl development,
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HOUSING AND SELF-RELIANCE IN AFRICA: THE ROLE OF MANPOWER, REGIONAL AND IN-COUNTRY TRAINING
INSTITUTIONS BY MR. S. M. KULABA, CENTRE FOR HOUSING STUDIES, ARDHI INSTITUTE, TANZANIA

I. ABSTRACT

Over the past three decades, with inereasing and worsening overcrowding and Lnsanitary hous-
ing conditions, widespread and casily visible poverty in urban areas, and in a situation of
low-income and hiph rates of urban unemployment, housing has become a seminal political,
social and cconomic issue in many Africon countries. Some African countries, like Kenya,
Malawi, Moauritius, Tanzania and Zambia, have set themselves the goal of providing sanitary
housing, to cvery family in their respective countries (either owner-occupied or rental).
Various stratepies have been devised to assist the realization of this well-intended goal.
Some Afrvican countries, notably Ethiopia, Nigeria, Botswana, Lesotho, Zambia, Malawi,
Liberia, Senegal, Tanzania and Upanda, have sct up housing corporations, housing banks,
mortgage banks and privately owned building societies to assist the Government's realization
of this poal. The arpument often advanced is that private {irms and/or parastatals are more
ctficiently managed and move free from local and national polities than local governments
and as such they would do a better job.

With a hiph rate of urbanization in Africa and low incomes, the outpr of thesc parastatals,
in terms of new dwelling units constructed or financed, has been like a drop in the ocean.
The conventional public housing provided by the State has not only been costly and unafford-
able by the majority of the country's population but ic has also been unadaptable to the
chanping needs and incomes of low income families. Attempts to erase slums and squatter
settrlements from the vrban fabric in Africa have proved counterproductive; politically and
cconomically ditficult (if not dangerous) to implement where the majority of voters live in
such settlements.

Sites and services and community and squatter upgrading projects now scem to be the most
pragmatic and least costly approach to the solution of housing problems in most Third World
countries for the time being. They are also inherently more progressive and more productive

than most other kinds of pubiic sector intervention in the low-income housing ficld. How-
ever, the replicability of such schemes is still doubtful because of a lack of an institut-
ional capability to replicate them in many countries without external aid. Because of a

lack of adequate numbers of well-trained and experienced manpower in the housing sector, on-
site management has become a major constraint on the implementation of many low-income
housing schemes in many African countries. Through their relevant and realistic training
programs, regional in-country training institutions have a vital role to play in promoting
self-reliance in shelter provision through (a) training the required manpower and (b) de-
veloping and strengthening the institutional capability of local institutions to plan,
execute and manage housing programs in a country. Regional in-country training institu-
tions can contribute tremendously to the improvement of housing conditions and the attain-
ment ot self-reliance in housing through the actual production or facilitating the produc-
tion and formulation of the following: (a) good housing policies, (b) good and competent
housing planners, implementors and managers, (c¢) stronger and efficient local institutions,
and (d) training the required skilled and high-level manpower needed to achieve the long-term
goal of providing decent housing for every family in a given African country.

However, training the manpower needed to plan, execute, administer and manage low-income
housing Is less neatly packaged and less importable such that African countries have to

evolve their own training proprams to suit local concitions. To be and remain relevant to
local conditions, such training has to be in Africa where the housing problems the traincen
are being trained to solve are found. Despite numerous unsuccessful attempts by many

African countries to emulate the development models of their former colonial powers even
after they bad attained their political independence, housing, and especially low-income
housing, is probably one c¢f the few scetors in the develepment process of mankind in which
many Third World countries have little to learn or borrow from advanced countries and even
from former colonial powers like Great Britain, France, Portugal, Spain and Holland. Sound
domestic solutions, and indeed self-reliance, scem to be the right answers to the many and
complex housing problems in African countriocs.

Self-reliance in the housing sector will only be realized when and where there is an explicit
recognition by housing policy makers and planners that housing resources and initiatives of
the low-income familics who form the majority of the population in every African country are
vital agents in Tocal and national development .

LT INTRODUCTION:  STATEMENT OF THE PROBLEM

dany African countries race considerable problems of a quantitative and qualitative nature
in the field of housing, especially low-income housing, for rthe majority of their rural and

urban populations who normally carn irrepular and low or verv ltow incomes. When housing is
defined to mean housing services including its related facilitices like schools, health
facilities, etce., the magnitnde of the problem increases tremendously.  For example, it is
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estimated that at least 886,500% dwelling units have to be built annually in Tanzania in
order to cope with the natural population increascs of 682,500 people and the need for re-
placement of existing dwellings, which often become structurally unsound and unsafe to live
in within a verv short period.  Urban areas alone, with a population of 2,925,000 (or 15% of
Tanzania's present population of 195 willion people in 1982) and an annual increase of
269,100 people, need 59,800 units a year at a total cost of $hs.9,867 million at a cost of
T.8hs. 167,000/ per dwelling unit of 50m* for an average family of 6 people. Dar es Salaam
City alone needs 10,000%% ynits annually to meet its annual population increase. In addit-
fon, community tacilitics, sanitation, infrastructure and utilities have to be improved.

When you add the cost of providing a sewerced system for exereta disposal, at a cost of

Shs. 35,000/ per houschold for plot conmection to the main trunk system, the cost of water-
born  sanitation in urban arcas comes to T.Shs.2,093 million. When you add this figure to
the above cost of providing bare urban housing the total annual cost of providing urban
housing with sanitation comes to T.8hs. 11,960 million which is about equal to the total an-
nual povernment budget of Tanzania (for both recurrent and development budgets) .

Rural arcas need about 826,700 new dwelling units annually at a voval cost of T.8hg.70,269.5
million or at an average cost of T.5hs. 85,000 per improved dwelling unit of 50-60m< (March
1982 curvent prices).  This caleulation assumes that the rural family provides all the un-
skilled labor necded in the construction of its house for owner-oceupation. Hence the total
cost of providing 836,500 dwelling units to meet the annual housing neceds of wrban and rural
arcas in Tanzania is T oshs. 82,2095 million or about Us $8,825% million. Again, this total
cost is many times the annual povernment budget in Tanzania.  Likewise, many import-substitu-
tion industrics in the formal scetor, producing conventional building materials like portland
cement, corrapated iron roofing sheets, water pipes, reinforcing stecel, nails of various
sizes, electrical fittings and parts, have installed production capacitics which when fully
utilized can mect 50-807 of the market demand for building materials.  Unfortunately, most
of these industrics are operating far below capacity at 30-50%L because of a lack of im-
ported raw materials, spare parts, new plant and machinery to replace worn-out machinery--

a situation created by the foreipn exchange shortape Tanzania is currently facing. With
such a hiph rate of anderutilization of installed production capacities, the shortage of
convent ional building materials tends to be compounded scveral times.

It should be cemphasized at this point that these problems the construction industry, and the
housing scector in particular, is facing are not confined to Tanzania but continue to afflict
the ceconomics of other African countries in varying magnitudes. tHence, no conventional
approach by the State can solve the housing problems of people. With the present high rate
of inflation in most cconomics, especially in the construction industry, and declining real
family incomes on the other, this conclusion equally applies to most African countries.
Thevefore, the solution to the present and future housing problems in most African countries
Lies in self-reliance in housing provisions being practiced by the people themselves.

In addition, such a giant national housing construction program requires costly heavy
construction machinerv and plant-like concrete mixers, carth-moving cquipment, cte. It also
requires a lot of hipghly skilled manpower to plan, execute and manape such a large construc-
tion program per annum, Tanzania, like many other African countries, lacks the required

heavy construct ion equipment and highly skilted manpower.  To import such construction
cquipment. and manpower in adequate quantitices or numbers is rather difficult if not impossi-
ble in the near fature because Tanzania faces a seriovs shortape of foreipn exchange and is
finding it difficult to pay cven for vital imports like medicine and medical equipment for
its hospitals and dispensaries.  Morcover, the transportation system in the country lacks
the capacity to transport the n-cessary construction cquipment and building materials to the
various potential construction sites.  For example, the Tanzania Railways Corporation is
facing a biv shortape of railway wapons all of which arce imported.  The road network is both
poor and underdeveloped while there are fewer lorries and other vehieles to transport goods
and materials by rvoad than the cconomy needs.

O these 886,500 units, 136,500 dwellings are for annual population increases and 750,000
LN tr

units arce for annual replacement of the existing housing stock of 5.5 million dwellings.

Ror more details sees o S0oM0 Kulaba, Urban Growth and the Hanagement of Urban Reform in
Tanzania paper presented at a Conference on Urban Reform ovganized by TDRCT o Camidi ™ 1Tth -
Loth April 148, fairvobi, Fenva,

T The excbonge rate o the market on the dav o of calealation was US §1 - T.Shs.9.32 on lath
Hay 19320 See the baily Hews Tanzania, I5th Hay 1982, pape 5.
oo i rulaba, Housing, Socialism and Hational Development in Tanzania: A Policy

Framework, Bouwcent rum International Rotterdam, Netherlands, Centre for Housing Studies,
Dar es Salaam, 1981,
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right kind of local professionals and sub-professionals in the housing sector it will be
difficult to attain sclf-reliance and break the vicious circle of poor housing and the pres-
ent over-dependency of African countries on developed countries for the supply of skilled
manpower, building materials, vechnology and machinery needed in the construction industry.

Although self-reliance has been an cluding concept for many African countrics, the concept
and stratepy . seems to be more relevant now to their development strategies in the 1980's and
1990's than it was in the 1950's and 1960's when forciegn aid (both in terms of loans and
grants) from developed countrics and donor orpanizations to Third World Countries was more
easilyv forthcoming and given in larger real quantities than it is today. With the present
high racte of inflation in nany countries and the world recession affecting ceven strong
economices like that ol West Germanv, Japan and the USA, foreign aid to African countries
will become less plentiful and loans more expensive in the 1980's and 1990's.  Hence, 1if
African countries continue to depend on imported manpower, technology and capital for the
development of their housing sector they may be forceed to spend all their meager and ever-
declining toreipn cxchanee carnings on the housing sector with very serious detrimental
effects on the other scetors of their cconomies.  Indeed genuine, cumulative, self-sustained
and long-term improvement in housing conditions in most Africar countries will only be at-
tained with the application and effective use of their own domestic human and financial
material resources.

Foreipn aid cannot replace but can supplement domestic resources and efforts.  In parcicular,
self-reliance is connistent with Tamcania's development poals and strategics because self-
reliance and the development of man is the ultimate poal of all development in the country.,
[t is albo consistent with the development philosophics and strategies of most if not all
independent Atrican countrices.  However, sclf-reliance in this context does not mean aut-
archy as misinterpreted in certain cconomic cireles because we live in an interdependent
world where trade and exchange, cven exchange of information, between countries or organi-
zations has Lecome verv important for man's further advancement. Morcover, experience from
the implementation of sites and services and squatter upprading projects shows that the
implement ation of such schemes and indeed the institutional continuity of such programs

has not only lagped behind but i rather doubtful once foreipgn aid ceases because of a lack
of well-trained and cxperienced local counterpart staff who are and will he ultimately re-
spousible “or providing the professional and sub-professional cumulative inputs and in-
stitutionsl continuitv of the projects.  Consequently, one tends to find che thinking and
ideas of comsnltants and cxpatriates reflected in the projects instead of being largely a
reflection of the beneficiaries' wishes, ideas and way of life. Tt should be emphasized

in concluding this sccetion that however useful and desirvable the use of expatriates may be,
not all cupatriates arce sensitive and adaptable to local conditions.

Building finished conventional housing for people may be an attractive short-term solution
but seit-defeating in the lonp run because the state cannot go on indefinitely providing
housing for every familv nor doers it have the resources to do so in Africa.  Training
people how to plan, design, construct, manage, maintain and improve their own housing using
their own resources and skills is probably the best and most realistic stratepgy for many
African contries to adopt if they are to make a sipnificant ifmpact on their housing problems
in the long run.

Throuph the judicious application of relevant and prapmatic training programs, regional
and in-country fraining institutes have a vital role to play in building and strenpthening
the institutional capability of African comtries and their local authoritics and housing
agencics to plan, exeoute and manape various housing programs and projects. Moreover,
although leadership skills and qualiries cannot be imported to people through formal train-
ing, these training institutes can prepare their trainces to learn and master such skills
and qualitics when thev po to work in the field and offices so that local communities and
their leadership are strengthened to plan and manage their own housing schemes on the basis

of self-reliance.  Such training should include how to mobilize local enterprise through
the development of community selt-help, self-managing local and national institutions such
as housing construct ion cooperatives, loan associations and credit nnions. Without

strenpthens 1 the financial and inscitutional capability of local communities and author -
itics, and indeed that of African countries in peneral to plan, cxecnte and manage their own
developuent projects, self-reliance will remain a distant fdeal in many African countries
and rhus make it difTicntt for these countries to replicate, on a large scale, the present

sites and cervice md commmity and sqnatter upprading programs on the basis of self-

retionee.  Sinee sites mand services and communicy apprading projects seem to be potentially
more progpressive and product ive, s owell as the most realistic, pragmat ic and least costly
stratepics at present, then the trainine programs of rerional or in-country training in-

stitutes should cmphasice the planning fmplementation and wanagement of such projects in
Africa.
I1T. REVIEW OF PAST AHD PRESERT HOUSTNG POLICIES AND STRATEGIES

When on> examines the content and history of housing policies, strategies and planning
legislation in most African countries, especially those which have been under British and
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In the Tanzanian context, like in most African country slums, squatter settlements are not |
and will not be marginal scttlements in urban areas because they house more than two-thirds
of the country's urban population.  Similar percentage figures of 50-677% or more of the
total urban population live in slums and unplanned scettlements in many African countries.
If cever thev are marginal in some African countries, then they have been and are being
marpinalized by policy failures and inappropriate strategics. Progressive and productive
national housing policies cannot continue to ignore the existence and importance of thesce
low-income scttlements to national development.  Granted the big role this informal housing
sector plavs in the urban and national cconomy, it is arpued that these scettlements cannot
continue to remain residual ftems in national development and social poliey formulation and

fmplementation. 1 well conceived and integrated into national development policies and
programs, these settlements have a big potential to contribute to gencral development of
many socicties in Atrica. A more progressive and realistic approach to  their dovelopment

and cxistence would cnable them to play their appropriate role in the divelopment of African
socicties.

Without genuine and active resident participation in the formulation and implementation of
low-income housing policies and programmes from the prassroot level upwards, low-income
housing policics and projects can havdly be said to represent and serve the true community
interests nor can they be successtully implemented for the benefit of the target groups.
Indeed, public participation in ifow income hous i.g;:, construction and improvement is a basic
resource and fundamental in housing development. But: the concept of publie participation
does not sitwply involve or mean the construction of community facilities and infrastructures
such as schools, clinies and dispensaries, water supply and roads under self-help basis by
local communitics alone when they offer free labor. Apart from their active involvement in
rhe decision-making and planning processes, it involves broadening and probably changing
peoples' attitudes and horizons in the development process.  To effectively and successfully
plan and realize sound and broad-based housing development, residents themselves should
become actively involved and awarce in defining, shaping, plamning, building and managing
their future desivabte and habitablice environment. One way to improve policv making and im-
plementat fon as well as link plamning with action in housing is to bring the place of
decinion closer to the place of its application which is in this context at the local com-
munit or neighborhood level.  This would also, through public participation, strengthen
and improve the capacity of the implementation machinery at grassroot levels by urban
residents themselves,

With the present remarkable advances in science and technology, especially inthe building
industry, which have enabled mankind to develop and expand his capacity to build high-rise
and Tarpe buildines, produce cnormous quantities of sophisticated building materials as can
be found in Norch America and the whole of Europe, housing is less of a technical problem
than a socio-cconomic problem because technology has beeome a facilitator in improved
house construction.  Without resolving some of the fundamental societal problems and policy
inconsistencies mentioned above (particularly the institutional ones), housing problems of
the arban poor and other low-income (amilies will appravate te a situation where they are
Likely to generate social unrest and widespread discontent. Tt is submitted that well
conceived and more pragmatic housing policles and strategies could promote if not cement
social intepration and harmony in many societies,

Although many African countries like Kenya, Tanzania and Malawi have declared the provision
of a decent house to every family in their respective countries by the year 2000 either by
the public scector and/or private sector as their noble poal, all these countries are still
very far from reaticing this pgoal with the development strategies they have adopted.  What
scems to be lacking in many countries is a realistic approach to real problems and an ad-
cquate and strong domestic institutional capacity to implement well conceived policies and
strategics.  Indeed, mach emphasis by these countries and aid giving agencies and countries
s been given to the deveiopment and improvement of physical structures and buildings to
the neyltect of the development. of man and his institutions which is necessarv to have an
cunduring saccessful propram of improved housing conditions of the urban poor low income
famitics.

Historicallv urban rencwal, cspeciallvy urban development in many African countries, has
meant. demolition ot cxisting slams and "squatter” housing and their repiacement by high
standard, high cost ) constractor built dwelling units of specified "minimum standards."
This eradication policy retlects the desire of many independent African countries to build
A new society fmmediarely atter the attainment of their political independence and char-
acterizes housing stratepics of the 1959-1970 period.  This housing development strategy
wirs based on o nuwber ot erroncous assumptions:

oS50 Mo Ralaba, Housing, Socialism and National Develcpment in Tanzania: A Policy
Framework.

3. Ibid.

66


http:ii;iki.ng

A. Slums  and squatter housing are an affront to the dignivy of an independent African
country desiving to achieve modernization in the Western sense.

B, Clearance would once and for all remove the poer housing conditions and structurcs
in urban areas, cspecially in the primate cities.

C. The seale of the problem is small and can thus be solved in a relatively short time
period and with litele capital throngh demolition of substandard housing and the re-
development to higher standards of the cleared arcas.

Do Stums and squatter scotlements are both insanitary, unhealthy Living places and
places harboring all sorts of social deviants and erimes,

E. As amirror of a4 country for visitors to sece and judpe and as a mode! of moderniza-
tion, a capital citv should be rebuilt to international standards so that it reflects
the desire and aspirvation of anindependent African country to build a strong and
modern societ .

FoooThe mrbomn ocicty as well as the city itself should act as a wodel of development
to the rest of the country.

G Housing problems ave technical problems and can thus be solved with the applica-
tion of mere technical solutions.

Ho o External assistance (either Toans or grants or both) in the form of finance,
cxpertise, equipment and buailding materials for the construction of conventional public
and probably private housing would solve the housing problems of the newly independent
African countries,

Too The Yormer eolonial rulers (notably Great Britain and France) and other advanced
capitatict comtrics weve beiieved to have all the ripht answers to both the indus-
trialization and prowing urbanization problems of African countries.

Unfortunately, these assmptions cither did not apply or the citernal aid was not forthcoming
in the requived amounes. They could not also realize the fact that housing problems can only

be effectively solved with the application of domestic solutions and that foreign aid can

only

plav vmot fvating or catalvst role in housing development and improvement .

Horeover, tliey eicher underestimat od or misinterpreted the complexity, nature and magnitude
of e housing problem which is not only a matter of mumbers in terms of physical deficiency
aof structures but alse an cconomic, social and politiecal problem. A brief review of slum
clearance programs will help illustrate the Tmitations of this conventional approach to
housing problems in afvican countrics.

S slum cleavance projects have been implemented in the past in many major cities in Africa
Pike Lagos in digeria, Dar es Salamu in Tanzania, Dakar in Senegal and Nairobi in Kenya.
e these schemes have only managed to touch the fringe of the problem.

HMora

specifically, the slam and sqnacter clearance programs undertaken over that period,

especially in Tanzania's urban aveas, have had the following nepative effeets: b

MUAL

A, Eradication policy imposed high social costs in terms of social disruption and dis-
placement of cotablished familics and ncighbors.,

B, Social and political presswe surfaced amongst residents, cespecially homeowners in
shum and squatter arcas, who felt that they were be ing pushed out of the best located
residential areas in the towns and cities to remote and unserviced lands .

C. It also imposed large coomomic costs on the State in terms of the hi gzh compensation
piven Lo owners of demolished propertics and crops, and di splaced sany small family
businesses and perry teade, this reducing cmp tovment opportunitics and family incomes.

D, In addivion, the propram fnposed hiph Lransportation costs (menev and time spent
travel Ting) on familics relocated Car oawas UCrom their workplaces oud the cily center.

Eoo The program resulted inoa reduetion of low-rental housing stock affordahle by
tow-income families, thus worsening cvercrowding in Jow-rental accommodat fons

oo Por Do Sataam do pavtieatar, Stum and squatter clearance not only inecrcased
overcrowding fnoesiotine slams and cquatter housing, but it also only touched the
frinpge of the problem,

Ao 50 M Kulaba, Brban Reds velopment Policies in Dar es Salaam, Tanzania, Unpublished

Degree Dissertation, infversity of Hottingham United Kingdom, May 1076,
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G. Conventionally provided low-cost housing was not affordable by low-income housing
such that they, being the target group, could not benefit from the scheme. Hence pub-
lically provided "low-cost" housing because of its high cconomic rents ended up in the
hands of middle and high income families

H. Slum and squatter cradication policy of the 1960's had underestimated and =~ er-
simplified the urban housing problem.

1. Pemolition of low income housing which represents nig and valuable family invest-
ments or assets resulted in the reduction of national wealth and made homecowners poorer
and with less sccurity than before. 1t did not also make good economic sense, es-
pecially in a situation of a serious housing shortape.

At the time of the slum and squatter clearance program, prices of building materials and
cost of labor were very low compared to today. Also, as the demand for permanent building
materials, for example, was lower than it is at present, there was relatively little
shortage of them. lence, building costs for simple and modest structures were quite low.
With the attractive compensation given to owners of demolished properties, abundant and
casily available building materials, and low prices of building materials in those old

pood davs it may be argued that the program encouraged more and more people to squat,
especiallv on land planned and ripe for development, in anticipation of receiving compensa-
tion which they could use to build larger and better houses. Many arcas were invaded and
residential structures were quickly erccted overnight or in scveral days or weeks.

Likewise, thouph experience shows that it is extremely difficult to provide affordable
contractor built modest conventional public housing for low-income families, many countries
still undertake such construction programs, The Daily NATION'S editorial comment on a
recent speech by the Minister for Housing and Urban Development in Kenya, the Honorable
Charles Rubin, had this to sav:

According to the Minister, the Governmen' borrowed money to build houses for
the poor who live in Shanty arcas, but some rich people later took up the
houses, denving the poor their right to decent housing. Mr. Rubin said his
Ministry was working out ways of ensuring that houses and Plots meant for the
urban poor po to those who really nced them. We endorse the Minister's 5
sentiments and urge all Kenyans to give this effort their fullest support.

This editorial comment is a reflection of the hard fact that in a situation of a big short-
age of standard housing, the cconomically better-off will always win in the competition for
accommodation in the housing market. It is also a manifestation of the fact that conven-
tional solutions cannot be expected to solve the housing problems of the urban poor in
Africa even in those countries with open-tvpe market economies.

Despite the noble goal of providing a decent house for every family by the year 2000, many
conventional housing schemes in a number of African countries have not been as successful
as expected, particularly because they have not benefited the target group. There are
several causes of this failure:

A. The inability of public institutions and private contractors to construct low cost
dwelling units at their original estimated costs.

B. Repulatory measures cmployed completely preclude the rcal low and lowest income
carners {rom conventional, permanent housing,

C. Most public housing institutions have significantly shifted their emphasis from
low-income to middle-income and (implicitly) high-income housing.

D.  Development of a stubborn and ever-widening pap between income and shelter costs,
high competition for casily developable urban land, haphazavd urban development and
the many other distortions caused by rapid urbanization.

E. High rates of rural population in-migration to urban areas thus compounding the
scale of the housing probltem both in numbers, scale and nature
After reaticing the diftienttics involved in the provision of conventional finished housing,
many African comtries have shifted their emphasis to sites and services and squatter up-
praling projects. Examples of such conntries include Senepal, Ghana, Kenya, Tanzania,
Zame “a, Botswana and Lesotho,  These projects are intended to achieve two major aims:

5. Daily NATION, Kenya, No. 6480, Monday, October 5, 1981, Page 1.
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valuation, urban economics, services, environmental physics, housing, history of
architecture from 1450, perception and communication studies (e.g. space, form, light
and color).

Of the institutions of higher learning mentioned above, the University College of
London, especially the Bartlett School of Architecture and Planning (the Development
Planning Unit) in the United Kingdom, Bouwcentrum International Education, Rotterdam,
in the Netherlands, and Post Graduate Centre - Human Scttlements at the Katholic Uni-
versity of Leuven, Belgium do offer good courses on housing and of practical relevance
to many African countrics because of four major reasons:

1. Taey have a lot of good literature on many Third World countries--especially
African countrices;

S

Their staffs have considerable working experience in a number of developing
countries;

3. The courses they offer are more practical and project orientwad rather than
being theorctical,

4 The students or participants who attend the courses have at least two years of

working expericence and go to the courses with something practical to work on

and later apply at home after completion of their studies.

Despite the fact that these institutions offer good courses in housing, there are very
few pecople from Africa who have attended and can attend such courses because of the
high costs per capita, especially when you compare such output to the actual numbers of
high level manpower required in different African countries.

TRALNING STRATEGIES AND ALTERNATIVES FOR THE FUTURE

A.  Background to In-house Training.

African Universities and Polytechnics like the University of Ibadan, Nigeria, the
University of Zimbabwe, Zimbabwe, the University of Nairobi, Kenya, Khartoum University
in Sudan, Archi Institute in Tanzania, the University of Zambia, the University of
Science and Technolopgy in RKumasi, Ghana, tend also to offer similar courses like those
offered by the Universities mentioned above. Since their courses are in countries
where most of the students come from, the students have a better chance to apply what
they learn in class even before they finish their studies. They are thus better placed
to test various theories against realities they meet in the field during their field-
work and practical attachment. Ry the time they finish their academic studies, they
arce better prepared such that they need relatively less time for adjusting to the local
situation than those who graduate from abroad.

Given the rapid increases in population and the need to provide an increasing number of
professionals and sub-professionals, there is an urgent need to formulate viable
training programs which will assist African countries realize the goals of self-
sufficicency in high-and middle-level manpower.  Indeed thev need to train a large num-
ber of sub-nrofessionals for the housing sector. ‘Training professionals is normally
more expensive than training sub-professionals.  Therefore, the number of professionals
that can be trained by a piven ATrican commtry is less than “hat of sub-professionals
with the same budget. Tt also takes a shorter time to train sub-professionals than
professionale.  African cocuntries also need a large number of skilled people who can

#o and work in the field to help people improve their houses or construct better
houses . TVhese sub-professionals would also assist the few professionals working in
urban and rural arcas to solve the practical problems of housing development and im-
provement at the small community level.

In training manpower for the housing sector in Africa, developed countries and inter-
national orpanications have been offering and continue to offer valuable assistance to
most Sfrican comtrics.  As mentioned above, they have provided training facilities

in their countrices to natiorals from African countrices.,  This is because there are many
Arrican countries which do not have such training institutions to offer places for
their nationals. However valuable this technical assistance may be to African coun-
trics, it is submitted that a long term and ideal solution to their manpower problem
Fies i the establishment of training facilitices in the African countrics themselves.
With some speciaiization in training, developed countries could concentrate on
specialist and/or hipgh aepree training., It is imperative that professionals and sub-
pro fessionals who are poing to work on housing and human sett lement problems in

African countries should get their training in African countries where thev can pet
their instruction and cducation on the spot by working on real projects ana by partiei-
pating in the solution of real Alrican housing problems. Developed countries and
international organizations can o sist African Governments to realize this goal in

four different but complementary ways:
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In-country training institutions are more suitable for the training of sub-professionals
and craftsmen while regional training institutions are more appropriate for the train-
ing of professionals because of their different resource demands and the nature of work
ceach group performs or is expected to perform,

1. Regional Training Institutes. Repional training institutes have many advan-

tages amonyst which include the following:

a. Gathering of practicing professionals and sub-professionals from a number
of African countries with different backgrounds offers the rare opportun-
ity for practicing people to exchange ideas and share experiences,

b. Training of African students in one regional institute promotes the spirit
of inter-African cooperation and is consistent with the spirit of African
unity and indeed of the Orpanization of African Unity,

c. They offer an opportunity to undertake a comparative analysis of the
successes and failures of housing schemes in different African countries
thus cnabling participants to learn from the mistakes and successes of
other pioncering countries for the benefit of their own countries es-
pecially in a repion like East Africa where conditions are rather similar
(e.g., Upganda, Kenva, Tanzania, Malawi and Zambia),

d. It is more cconomical to invest in a few biyg regional training in-
stitutes on a large scale rather than on many small national training
institutes. In particular, establishing specialized or large national
training institutes in small states with a small population of 850,000 -
4,000,000 people may not be a viable alternative in a short and medium
term or long term;

e. Vith a big and wide student catchment area, a regional training institute
could puarantee a continuous flow of an adequate number of students and
practicing people/participants to its courses hence ensuring its full
utilization all vear round as long as it is efficiently run and its
courses are pood;

f. A regional training institute can draw on practicing specialists and
cxperienced experts from the region to come and teach in its training
courses from time to time thus enriching the value and quality of its
training programs.

g. torecover a regional training institute has a greater potential, given the
wide and varied composition of its staff and students, of producing
graduates with a wider perspective than a national training institute;

h. Per capita cost of training African professionals in an African regional
training institute would be lower than that of training professionals in
a developed country. Hence more people would be trained with the same
budget that would be used to train people in developed countries:

i. Finally, a regional training institute if it is well prepared and run,
has a preater potential to attract large donors to support it than small
national training institutes.

One important value of repional training institutes {s that thevy tend to be relatively
more free from internal politics and national constraints of a given (host) country
than national training institutes.  Hence, the training they offer tends to be not
only broader but more sonnd and better. Tt is thus possible to attract the partici-
pation of manv donor covntrics and international organizations to support the training
program in various wavs like providing fellowships for the students or participants,
providing and/or paving for occasional lecturers from the repion, providing books and
equipment, ol supporting the construction program of the institute itself,

2o tn-Country Training Inotitures. Gotwithstanding the above merits of repional
training institutes, in-country or national training institutes have a very
big role to plav in training skilled manpower, cspeciallv sub-professionals,
for those African countries which arc interested in inereasing their capacity
to train their sanpower within their respective countries.  dowever, before a
country establiznes a naticnal training institute to train mmpower for the
housing scector, it has to do a nmunber of things amongst which are the
following:
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Survey or carry an inventory of the present and future manpower require-
ments both for professionals and sub-professionals. This should inelude
the nature, level and number of cach group to be nceded and to be trained;

Asscess the present allocation and utilization of the few protessionals
and sub-profersionals to ascertain whether or not they are being fully
utilized or underutilized:

Determine where the present professionals and sub-professionals have been
and are being trained and the cost of such training;

Compute the cost of training locally the needed manpower for a country
and compare it with the cost of training the required number outside the
country;

Evaluate the adequacy, stability and continuity of the source of funds for
training a country's manpower abroad. Will it continue in the tuture and
will it cnable you to train the required number for the country? Will
inflation not reduce the number of nationals to be trained abroad? Has a
country got the canacity and resources to support such a training pro-
gram for a long time?

Consult and involve all Government Ministries or parastatals and the pri-
vate scctor to determine their manpower requirements in the housing sector
so that the training propram s modelled to meet their manpower training
requirements;

Tnvolve all actors (Government Ministries, parastatals and the private
sector) in the planning, establishment and running of the training in-
stitute so that they fecl it is their baby and hence feel committed to
support its continuity by providing and/or sponsoring students and meeting
the costs of running and maintaining the training institute;

Find a dependable source(s) of financing the establishment, running and
maintenance of the training institute;

See what other functions the training institute can do apart from conduct-
ing training courscs, like doing applied research, documentation and pro-
vision of information to would-be builders and the Government, and the
provision of consultancy services;

Find a suitable location and place for the training institute with adequate
training facilities, infrastructure and good communication links with the
rest of the country and/or other training institutions in the country;

Find a good and well-trained number of staff to initiate the training
program. This could be a group of cexpatriates and local counterpart staff,
but institutional continuity requires that the institute begin with at
least a core group of a few local counterpart staff who understand from
the very beginning what the trai~‘ - institute is all about and why it was
established so that they can eas ind smoothly take over the running and
management responsibilities of t. . institute once technical assistance
ceasces and all expatriates leave the training institute;

If there are no suitable local counterpart stafr, sclect a core group of a
few nationals and train and prepare them before the national training
institute(s) commences so that they ceme back to open and run the in-
stitute jointly with the expatriates [rom the very beginning. This core
group of local countaerpart staff should undergo an intensive course on how
to establish and run the training institute and how to prepare and conduct
the trairing courscs before the training institute comes into operation;

Designate one central Covernment Ministry (preferably that Ministry which
is responsible for housing or human scttlement) as the coordinating
authority in the country for that training institute. That government
ministry should be responsible for ensuring that the training institute
pets established, pets the necessary staff, funds, equipment and furniture,
and operates and continues to operace smoothly

Create an advisory board that will meet a few times a vear to advise the
management of the training institate and the responsible Government Min-

istry on (a) training proprams . of the institute, (b) future activitics
of the training institute, and (c¢) staffing, management and funding of the
training institute.  That board or comnmittee should be composed of senior

officials from Government, parastatals and other organizations.

Thesce points equally apply for the establishment of a regional training institute.
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Establishing Regional and In-Country Training Institutions. Before a country
establishes a mational training institute, it should satisfy itself that a

real need for such a training instvitute exists and that its graduates are need-
ed and will continue to be needed by the national economy so that it does not
run into a situation of producing graduates who will saturate the market in a
number of vears thus putting into question the continuity of such a training
institute. Use of existing, well-established training institutes or Government
Ministrices or parastatals so that the new training institute can get initial
support and be able to utilive existing facilities and experience is advisable.
With such an approach, the establishment of a new training institute in the
field of housing would not be very demanding on a country's limited human and
material resources, cspecially finance and well-trained personnel.

During the project write-up for the regional or in-country training institute,
the orpanizational structure of the institute, its functions and objectives and
how the training institute will relate to the other existing organizations in
the host country should be clearly defined.  This should be done by experts in
consultation with other organizations and Government Ministries interested in
the project and/or who will be rosponsible for its operation and continuity in
one way or another in the future. A clearly defined organizational structure
and relationship with exiscing national institutions contributes a great deal
to the reduction and selution of possible future f{riction and problems with
existing organizations,  ITts organizational structure, aims and objectives,
performance and relationship with other organizations in the countryv or region
should be subjeet to periodic review first (a) after the first two years and
then (b) aftrer every scveral vears so as to enable it to adjust itself to
changing circumstances, and live up to realitices.

Horeover, when formulating the project document {or the training institute,
attempts should be made to inteprate it within the existing institutional
structure and arrangements in the country so that it gets full acceptance and
recognition from the rest of the system and does not appear to operate as an
island--a situation which often raises a lot of jealousy from existing in-
stitutions and makes the operation of the new training institution rather dif-
ficult. However, cxtra care must be taken and caution exercised to ensure that
such integration does not make the new training institute ineffective and un-
functional. Of prime importance is the official recognition of the training
program and the qualifications or certificates the craining institute will
offer or offers and its subsequent incorporation into the schemes of service
of oocountry.  0Official recognition and subscquent incorporation of the aca-
demic qualifications of the training institute into a country's schemes of
service for professionals, sub-professionals and craftsmen would make the
training program more attractive to many potential students in ond outside
the country,

As sugpested above, local counterpart staff should be involved in the initial
discussion and preparation of the training institute, as well as in the initial
running ot the institute so that they understand what the project is all about,
how it will function, its aims and objectives, nature and aim of its courses,
the problems it is likely to face once it comes into operation and how those
problems could be solved

In addition, ac least two local counterpart staff out of those who partici-
pated in the initiel discussions and formulation of the project document for
the training institute shonld be retained for a minimum number of three “ears
by the new training institute to ensure its continuity. Such ste”” sho .. d also
participate in preparing and in the subsequent development and i~ vsemenc of
the svllabi and curriculum of the var cous courses to be offered wna veing of-
fered by the training institute. This will enable them to understand why some
courses were introduced and how and why others werc or should be changed over
time.

Teaching and vesearch responsibilities should be shared between cal staff and
cxpatriates trom the verv beginning.,  Whenever an cexpatri (e is teaching, there
should be one or two local counterpart staff present anc <itting in the lec-
tures.  Those local staff should be the very ones who arce heing prepared to
take over teaching responsibilities of that subject arca fron the expatriate
when technical assistance to the institute ceasces o when the expatriate leaves
the countrv.  This procedure of on-the-job training for local counterpart staff
shonld coqually apply 1o everv research project to be undertaken by the training
institute,

Likcewise, the administration and management of the training institute should

be jointly shared between the expatriates and local staflf from the very
beginning. This arrangement should eperate for about 2-3 years with a
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transition period of about 6-9 months during which most management responsi-
bilities should be transferred to the local staff but with occasional manage-
ment advice and support from outside, especially from those expatriates who
were previously involved in the management of the training institute or from
those whe have had such cxperience elsewhere. However, outside expertise
support, in terms of teaching and rescarch staff whenever courses are in
progress or rescarch is being conducted, should continue for several years as
well as external funds until such time that the training institute is well
established and self-reliant.

With such an arrangement it will be possible to secure a smooth transfer of
administration and management responsibilities from expatriates to nationals
as well as ensure the training institute's continuity once technical assis-
tance ceases.

ARDHI INSTITUTE AND THE CENTRE FOR HOUSING STUDIES

AL Ardhi Tnstitute.

in 1960 as a
(onc year at

Survey Training School to train Form Four School
school and another year in the field) as Land
formally began offering diploma courses. An Act of
Parliament, Number 35 of 1974, was passed to establish Ardhi Institute as a body cor-
porate to consist of the following departments: Department of Land Surveying, Depart-
ment of Urban and Regional Planning, Department of Estate Management and Valuation,
Department of Desipn, Building Construction and Housing Management and any such other
Departments as the Soverning Council of the Institute may, with the consent of the

Ardhi Institute bepan
leavers for two years
Surveying Technicians. In 1972 it

Minister, establish The major functions of the Institute are:
l. to conduct training programs in the subjects of the Departments mentioned
above;
2. to engage in theoretical and applied research in the subjects of the Depart-

ments mentioned above;

3. to provide consultancy services to the Government, parastatals and other
bodies which the Minister may designate;

4. to sponsor, arrange or provide facilities for conference and seminars.

Siuce its establishment as a full parastatal body, Ardhi Institute has produced, as
the table below shows, a total of 553 diploma graduates up to the end of the present
academic year 1981/82 which ended on 30th April, 1982. 1Indeed, Ardhi Institute has
trained more than twice the number of professionals trained abroad since its estab-
lishment. This big figure and the valuable contributions its praduates are making to
the national economy are a manifestation of the contribution a national training
institute can make to the development process of a country and in particular to the
attainment of self-reliance in the housing sector.

TABLE 5.1

ARDHI INSTITUTE GRADUATES 1972-1982

Total Number of Graduates to
April 1982

Name of Department

1. Land Surveying 106
2. Urban & Rural Planning 148
3. Estate Management & Valuation 175
4. Building Design 83
5. Building Economics (Quantity

Surveying) 41
6. Public Health Enginecring®

GRAND TOTAL 553

*Bcgun July 1981--the first 24

students finished their first year, end of April 1982.
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When Avdhi Institute began its diploma courses, it was offering two-year diploma
courses. After a few vears, it was found that the two vears were not adequate to en-
able one to acquire a pood professional diploma in a technical subject.  So the duration
of diploma courses wias increased to 3 vears in 1976, There is now ralk to increase the
duration of some courscs, especially in urban and rural planning and building design,
from 3 vears Lo 4 vears to allow the students more time to do good diploma projects.
Ardhi Institute sill s a Land Surveving Technicians Certificate Course for 2 years
at its Morogoro Broanch with an anncal intake of 50 students.  Over the past 2 years,
the Government of Tancania has been ursing the Institute to start Technician Courses

in all the other departments since there is a bip shortage of technicians in the
country in the rechnical fields such as architecture, urban planning, valuation and
estate management and quantity surveving.

Many technicians are needed in the field and offices to give a helping hand to pro-
fessionals. Lack of technicians tends to force professionals to do routine tasks
which could have been done by sub-professionals.  The shortage of technicians tends to
overburden professionals cven with routine tasks which could have been done by less
qualified personnel.  Experience and rescarch findings indicate that every professional
needs five technicians for him/her to operate effectively and efficiently.  And each

rechnician needs 5 craftsmen to do his job efficiently. This ratioof 1:5:25 does not
exist in Tanzania and does reflecet the bias towards the training of professionals who
do not et enouph assistants to help them do their job well.  This situation also cx-

ists in the envincering profession, especially civil engincers.
B, Centre for flousing Studices.

The Centre for Housing Studies Tanczania was established at the Ardhi Institute in

Dar co Salaam, Tanzania on lst January, 1979 after a one-year preparation period on the
joint initiatives of the Governments of the United Republie of Tanzania and the Nether-
lands. Briefly stated, the Centre is a joint project between Tanzania and the Nether-
Lands on training, applied rescarch, documentation and information services in the
ficlds of housing, building and planning and human scttlements in general. The Centre
is a semi-autonomous training, rescarch, documentation and information centre under the
peneral wmbrella of Ardhi Institute. It was officially established and remains as a
repional project to serve Fastern and Southern African English-speaking countries. In
all of its activities, the Centre pives special emphasis to the community requirements
and housing needs of both rural and urban low-income families and to the facilities
and infrastructure related to housing and low-income human settlements especially
water, sanitation, school and health facilities and employment oppertunities. The
work of the Centre is aimed at contributing towards the improvement of living condi-
tions and standards in rural and urban areas of Tanzania, Southern and Eastern Africa.
This aim is being carried out in f{ive different but complementary ways:

1. training of middle and high level manpower;

2. conducting applicd research;

3. running conferences and seminars, workshops and symposiums;

4. providing documentation and information service,

5. providing consultancy and advisory services in housing, building and planning,

valuation and cstate management to the Government, parastatals and the
private scctor;

The training propram of the Centre for Housing Studies is designed to service man-
power necds and requirements in the ficelds of housing, building and pilanning in Eastern
and Southern Africa.  The courses of 3-4 months duration are intended for practicing
professionats md teehniciins working on hhaman setd lements and housing programs or
projects within the public or private scector.  AllL the courses are practice or project
oricented and are often based on case stadies and the experiences of particular Third
World countrics--cuspecially African countries.  Live projects cnable participants to

spend part of their time "ltearning by doing.
4 1) >

In addition to theories and principles of development and human settlements, the

coarses emphasice the practical aspects of policy analysis, project implementation,

desision-making and the ase of phvsical, fiscal and cconomic pulicy instruments.  Case

studies and the cxperiences of particuiar comntries serve to illustrate developnent

issues and polticy options in o wmedinm o Tony-toerm perspective, without neglecting the
o

short-torm oftects of fmprovement and incremental programs Within rhe macro-
ceonomic framework of human sctt lement s, clements of sector and project analysis are
included in order to reintorce the practical orientation of cach course.  Courses

also deal with the planning, organization and management of housing activities by the
cer =dinated ciforts of the public and priviate sectors. They demonstrate ways of
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romoting self-help and techniques of housing and infrastructural improvement through
. )) . : . i, . . b
public measures, such as pricing, regulations and sclective investments.

Since carlyv 1979, the Centre has organized 7 long regular courses on:  Rural Housing
(twice), The Planning of Small Settlement, Housing Finance, The Planning of Sites &
Upgrading Projects (twice) and Construction Management of Self-Help Housing, cach of

a duration of 3-4 months.  The courses on Rural Housing were for Tanzanian technicians
only, but the other conrses were regionally oriented and drew participants from 13
countries in Eastern and Southern Africa, namely: Botswana, Ethiopia, Kenya, Lesotho,

Malawi, Mauritius, Sevceheles, Somalia, Sudan, Swasiland, Tanzania, Uganda and Zambia.

AU present the Centre iy conducting its eiphth regional course on The Planning of

Small Towns and Villages, April-August 1983, This course is being attended by 22
participants from 7 African countries.  All these courses have been organized with the
teaching assistants from Bouwcentrum International Education, Rotterdam, The Netherlands
and various Governmental Ministries and parastatals in Tanzania, World Bank and UNCHS
(HABTTAT) .

At the request of the United Hations Centre for Human Settlements (HABITAT), the Centre
has twice organiced a three-month special course on Human Scttlements Planning and
Administration for Namibion trainees of the United Nations Institute for Namibia, based
in Lusaka, Zambia. Beth courses were wholly financed by the United Nations,

Two short courses on Urban Surveys and Studies with Aerial Photography were organized
for Tonzanian participants with the assistance of the ITC, Enschede, The Netherlands.

Whenever a course is being conducted the Centre draws on the experiences of practicing
professionals who come to pive lectures on certain practical issues or projccts they
have implementoed or thew are implementing. Their lectures tend to enrich and comple-

ment the lectures piven by the Centre's staff and BIE staff. Field visics to sites to
phvsically visualize and discuss problems on the spot have proved to be more educative
than mere classroom discussions.  Morcover, practical exercises (which form the second

major part of the Centre's courses) on practical issues like the planning of actual
squatter upgrading in squatter arcas like Mwananyamala Kisiwani, Kinondoni Shamba,
Mtoni-Tandika and Mbapalla in Dar e¢s Salaam were undertaken by course participants.

The participants, under the supervision of the Centre's staff with some assistince from
the Ministry of Lands, Housing and Urban Development, carried out the field surveys,
analvzed the data they collected and after talking with the residents of the arcas pro-
duced the upgrading proposals. These squatter areas are going to be upgraded by the
Government of Tanzania in the near future. The squatter upgrading excrcises done by
the participants were presented to Government officials and cxperts who are involved in
the planning and implementation of sites & services and squatter upgrading projects in
the country for their comments. This training approach, where participants work on
actual problem arcas, produce planning proposals which practicing professionals

comment upon, and implement them has proved to be a more cffective educational method
than many other approaches the Centre uses. Tt is the Centre's hope that the Govern-
ment will take into account the proposals from these exercises when it comes to prepare
the official upgrading plans for these squatter areas in Dar es Salaam,

The Centre for Housing Studies has also done other practical exercises on improving
rural housing and planning the development of small towns and trading centers during
other courses. Sites for doing all the cxercises are chosen after consultation with
Government Departments to ensarce that the results of the exercises are going to be
uscful one day not only to the Centre but to a Government or parastatal or some other
organization or local community.

Hext vear, 1982, the Centre plans to run the following three courses, each for a 3.5
menth duration:

1. Water and Sanitation for Lew-Income Housing,
2. Housing Finance, and
3. Construction HManapcement,

Apart from conduct ing training courses, the Centre had sole or joint responsibility in
running a number of international conferences and seminars and produced valuable

recommendations .  Many of these reconmendations sent to the Government have begun to
bear uscful fruits.  Morcover, the Center has done small scale applied rescarch mainly
as an input into it training programs, From late this vear or carly next year 1983,

the Centre hopes to embark on larpe scale applied rescarch for third partices because
quite a number ot institutions have requested the Centre to do rescarch for them,
particularliy now that the Centre's staff position has tremendously improved and will
continue to improve in the future. Ardhi Tnstitute has alse trained students from
Uganda, Zambia and Botswana.
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At present, the Centre is writing a Five Year Development Plan 1983-1987 inclusive,
which will try to give equal weight to the training and rescarch programs of the
Centre. This is because the training program of the Centre is now more or less
established and it is not likely to demand a lot of time of the staff for course prep-
aration as has been the case in the past 3 years. The draft Five Year Plan envisages a
considerable physical expansion of the Centre, an increase in the number and size of
its training and rescarch programs, documentation and information services as well uas
the provision of more consultancy and advisory services to both the public and private
sectors. Tt also plans to widen its arca of coverage and influence during the coming
five years. During the next five vears, the Centre plans to widen and strengthen its
cooperation with other organizations and training and research institutions in and
outside Tanzania.

VILI. THE TER COMYMANDMENTS
For a country to attain self-reliance in housing and be able to improve the general housing
conditions of all its people it should and has to (a) evolve its own cducation and training
program to suit its own local conditions and (b) uphold the following ten commandments:

L. The state should not provide or construct finished honsing to people because
housing provision and or improvement is a family, and at most a clan
responsibility.

2. The State should provide serviced land or plots to rhe people.
3. The State should not provide housing or rent subsidies to people.

4. Civil servant housing should not become the central focus of a national housing
policy.

5. The State should accept and respect the gradual, incremental and evolutionary
approach to housing development and improvement by people.

6. The State should respect and encourage the use of African architecture,
indigenous technology and local building materials,

7.  The State should devise and apply domestic solutions and resources to the
solution of its housing problems and deemphasize dependency on 2xternally
generated resources and solutions.

8. The State should not institutionalize self-help construction activities, the
informal housing sector, and indeed housing. But it should explicitly pro-
mote and support sclf-help construction activities in the country.

9. A national housing policy should be uniform and not for particular regions
or income groups.

L0, A country should not import vholesale development models from another
(developed) country.

These ten commandments should form the basis and become the principles of the philesophy of
cducation and training programs in the field of housing and human settlements. Since
cducation is about coanging peoples' and the trainees' values, making them accept and face
realitics and preparing them to solve socictal problems within given constraints (both
those constraints which can and cannot be changed or modified) in the most realistic manner
possible, then educational and training programs on housing in Africa should be evolved
around these ten commandments.  Imdeed these commandments are the pillars of self-reliance
in Africa.

However, thesce commandments should not be taken literally and dogmatically--especially when
it comes to the formulation of training programs, housing policies and development strat-
eries. For example. in a country there will alwavs be people who are often transferred from
one part of the eountry to another.  These include the police, army people, medical staff
and o tew civil servants.  For these people the Government has to provide some public
Finished rental houasing. wt the provision of such housing should neither form a general
housing policy Tor the conmtry nor should it be allowed to consume the largest share of
searce public funds and other resources.  Similariv, a national housing policy for a country
should not be dominated by the interests of the minority if it is to be successful in im-
proving housing conditions of the majoritv. As mentioned above, there will always be some
civil servants who will need finished and subsidized rental housing provided by the State
for them as a bonus.  However, the provision of such highly subsidized housing to the
minority who do not even constitute 5% of a country's total pepulation should neither be
allowed to become a central focus of a housing policy of a country nor take away the largest
share of a country's limited public resources and funds for housing just Lo cater to the

82


http:rricl.at
http:count.rv

special needs of the few. What tends to happen very often is that in many Third World
eountrices the national housing policy of a given country dwells at length on what the State
will do for the minority in terms of providing high cost, high standard and highly sub-
sidized housing (for rental or owner-occupicer) to the few and negleets what the majority of
the people are doing and can do for themselves to solve their own housing problems and what
the State can Jdo to assist the majority provide more and better housing for themselves under
better, secure, safe, lepal and environmental conditions. Even where the official policy
cxplicitly states that the Government will devote rhe largest share of irs resources and
those of the countrvy to the provision and improvement of low-income housing for the low-
income familics who form the majority of its population, experience from Nigeria, Kenya,
Tanzania and Zambia shows that in practice the contrary occurs. That is, despite the good
intentions of these official documents, the State actually spends the largest share of its
resources on the provision of few cenventional finished houses, flats and serviced plots to
the tew (high and middle income groups).

Subsidies on rents, loans and mortpapes taken by individuals and on building materials do
not onlv place an unnecessary financial burden on the already overstretched Government bud-
pet of a4 country but they also tend to discourage self-reliance in housing provision on the
part of vivil servants and parastatal scector employees who do not live in hipghly subsidized
public housing but keep on waiting for such housing hoping that one day they will be lucky
to pet it like their colleapues instead of practicing self-reliance to mect their unmet
hous ing needs.

Likewise self-reliance does not mean autarchy because we live in an interdependent world.

[t does not mean that Africa does not need technical assistance or expatriates to assist
speed up the development process.  But it does mean that African countries should be more
inward looking, than Lefore and try to reduce dependency on imported building materials and

on expatriates, particularly since not all expatriates are adaptable and sensitive to local
conditions. iousing is a very vital sector of a national cconomy and is so intertwined

with the culture, history and values of a society such that its genuine and sound develop-
ment has to depend on domestic resources of a country and not on external aid--both technical
and {inancial.

If one were asked the question, "0f these commandments which are the greatest and most im-
portant comnandments?, " one would say commandments 5 and 7. A country should scek to
improve its housing {rom its own human and material resources and should learn from
traditional methods of constructing and improving housing as a long-term solution to its
arowing and worsening housing conditions. Granted that some solutions do exist and have
heen tried in a number of African countries, and a country can successfully harness its own
resources, it is sugpested that a country should start che process of general housing im-
provement bv thinking small and being modest, by doing small things, especially by making
small incremental changes and improvements to its housing stock if it is to attain self-
sustained improved housing for and by the majority of its population.

History shows that house construction and improvement by people has always been a gradual,
incremental and evolutionary process even in advanced countries. There have not been
dramatic universal improvements in housing conditions of a society in a given country over
a short period of 2-3 decades. Provision of housing has always remained a family or clan
responsibility, and at most, a village collective responsibility in some tribes in rural
arcas in Africa.  The provision of finished housing with its completed utility connections
and its share of land and local facilities all developed in a single set of operations and
in & definite short vime period by the State is a recent phenomenon and has not made a
significant impact on the housing situation in Atrica such that it cannot be expected to
solve the housing problems of the majority of the population in Africa.

The unlimited invesument period in evolutionary housine means chat both dwellings and
services goc enlarged and improved gradually and incrementally in an evolutionary manner
from low standards and costs to high ones. This "gradual building, recbuilding and improving
process' of one's house and human settlements over an open-ended period of time is a
necessary and viable stratesy for actaining higher housing standards in urban conditions in
Africa where all housing poods and scervices cost a lot of money. This requires radical
adaptiation in the understanding and performance of urban planning and housing authorities
so that they accept and tolerate initially cheap and low standards of land development and
building construction instead of insisting on the prescrvation and enforcement of high and
fixed standards of urban development and housing which can hardly be attained and afforded
by the majority of the population.

It should he noted that these comnmandments are not the hiblical truth like the ten command-
ments viven by God to Moses.,  Thus they ought to be ohserved and applied to matceh with the
prevad ling and somet imes changing local situation.  Strict observance and adherance by a
country to these comandments 15 not a puarantee that it will automatically be able to
fmprove its housing conditions,  What is required is the formulation and implementation of
appropr “ate and realistic housing policies and strategices based on these principles for the
reatiznoe of the goal of providing, on the basis of sclf-reliance, decent housing for
cverv fasily in a countrv. Without following these commandments, the goal of self-reliance

83


http:popul.at
http:dwell.Is

in housing will be difficult to attain for most African countries.

IX. CONCLUSTON

Experience shows that regional and in-country training institutions with outside support,
especially with well selected expatriates and external funds, tend to do better than train-
ing institutes entirely dependent on the domestie resources of a country. Another ex-
pevicnce is that premature Africanization of staff and a quick transfer of the management
responsibilities from expatriates to local staff who may lack the necessary experience

(t ough they may have good academic qualifications) does more harm than good as well as
endangers the continuity of the training institute. Another lesson we have learned in
Tanzania is that to ensure continuity, regional training institutes should have a dependable
and stable source of outside funds and local funds from the host country. To expect other
African countries to participate in financing the initial establishment, and then the
maintenance and running of a regional training institute is something which has not worked
well in Africa because some countries do fail to honor their financial commitments either
because of their internal cconomic difficulties or because of political differences. A
reliable and adequate source of external funds for the training institute and for fellow-
ships for its students scems to be the best and viable option to choose and follow,

Involving practicing professions, consultants and experts from international organizations,
like HABITAT and the World Bank, who are involved in housing, to teach in the courses tends
to improve the quality of courses and makes them more action-oriented. This approach
contributes to their attractiveness to potential course participants from the African region

Organiced study tours to a neighboring country or countries to enable participants to see,
lea. n and compare projects on the spot with those of the host country where the regional
trairing institute is located or with projects in their own countries is both more edu-
catve and a:stractive to participants, especially those who are in actual practice in the
housing scctor. It also broadens the knowledge of the teaching staff.

A training program in the housing sector and any other sector of the national economy
should be well-balanced so that it produces a good combination of manpower at all levels.
It should not emphasize the training of professionals at the expense of sub-professionals
and vice versa becausc both types of manpower are equally important to the development of
the housing secctor but they are nceded in different numbers. Since the real housing prob-
lems and actual implemented housing projcets are found and located in African countries,
thien the ideal place to train the manpower that would assist African countries in solving
their housing problems and improving the quality of housing in Africa would be in Africa
itself. Tha" is, the training institutes should be located in Africa.

Since many conference and seminar papers, masters and doctorate degrees nave been written on
human scttlements and housing, especially on sites and services and squatter upgrading
projects and arcas in Africa notably on Mathare Valley and Dandora in Nairobi, Kenya,
Chawama and George Compound in Lusaka, Zambia, on Manzese and Sinza in Dar es Salaam,
Tanzania and Ndirande in Blantire, Malawi, there is a need to assemble that material and
pub’ “sh several books on housing in Africa so that the regional and in-country training in-
sticutes on housing and human scttlements can use more up-to-date and relevant local African
mat. rial in their training programs, Quite a lot of research findings on housing and
human settlements has come out in the last decade butr this remains largely unpublished;
hence not accessible to the majority of scholars and practicing professionals and sub-
professionals. Their publication and subsequent sale to the public would help improve and
increase the quality and amount of reading material on human settlements in Africa in the
training institutes located in and outside Africa. Publication and subsequent use of
literature based on A'rican material is consistent with the policy of self-reliance in
housing and other scctors which every independent African country pursuces. Developed
countries and international organizations have a big role to play in this regard, especial-
ly through technical and financial assistance to document and publish such literature

based on African material and experience which has been gained from the planning and
implemuntation of various housing schemes in African countries. They can either assist
African countrices publish such materials in advanced countries or assist African Governments
establish publishing houses in Africa or do both,

Occasional cvaluation of the whole training program,- its orpanizational structure and its
relationship with other iust tutions and Covernment Ministries s very useful and tends to
produce valuable lessons and resulvs especially if it is dore on an annual basis by an

independent group of cvaluators appointed jointly by the Government and other finaneers of

the training institute. Another part of the evaluation exercise should be fer the training
courses.  Everv time o coursce is conducted, it should be evaluated at the end by the
evaluators topether with the participants of that course and the staff. An cvaluation

report should thereafter be written so that the staff is given the opportunity to learn

from their sucecesses and mistakes with the ultimate view of improving future courses and
their own performance. 1t will also assist the reglonal or in-country training institute
maintain the relevance of its training program to changing conditions in the region or
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CASE STUDY - EDUCATION OF BENEFICIARIES BY MR. ISAAC MWENDAPOLE, LUSAKA DISTRICT COUNCIL

I. GENERAL INTRODUCTION

The Lusaka Project can be considered to be the largest low-cost housing project financed by
the World Bank in Southern and Eastern Africa.

As most of us are aware, the post-Independence period in our region, as was the case eise-
where, witnessed considerable increase in the Urban population, caused by rural -urban
migration. While it would be pointed out that rural-urban migration was not only a feature
of the post-Independence period, but also to a certain degrece a feature of the pre-Independ-
ence period, it would be Important to emphasize that during the former period (the post-
Independence) it became more prominent, especiallv with the effect of the lifted colonial
laws barring free movement of individuals to the urban areas. In Lusaka (Zambia), the in-
crease of population frcam the pre-Independence period (1963) up to the year 1974 is esti-
mated to have been close to 300%, and this implied that the neceds and demands for shelter
were in fact becoming extremely high,

During the same period under consideration above, squatter settlements arose in *=nc¢ areas
just outside the main citv boundaries, with an estimated number of houses within the same
settlements being 27,000, There was still a considerable number of individuals who had to
rent a room or two from other individual squatters within the Lusaka settlements.

Given the problem of shelter for the large mass of the population confronting the Independ-
¢nt Government, possible solutions were sought. Since the capital nceded to provide housing
and other facilities to the people was extremely high for the Government of the Republic,
even cexceeding the total expenditure of the National Budget, upgrading of the exisuent
squatter scttlements and embarking on Site and Service Programs became one of the most real-
istic alternatives.

A loan of 26.5 million kwacha was given to the Covernment and the Lusaka City Council was
charged with the actual implementation through a newly formed housing Project Unit of the
Council. Half of the loan amount was supplied by the Government of the Republic of Zambia
while the other half came from the World Bank.

The following is an outline of the works which were to be carried out by the Project:

A. Servicing of 17,000 dwellings in the upgrading areas (George, Chaisa/Chipata/Garden,
Chawama) .

B. Preparation of 7,600 plots for the overspill areas.

C. Bringing into existence a scheme (Site & Service) to service and provide 4,400
plots in six sites.

D. Installation of primary infrastructure and community facilities:
1. 20 primary schools
2. 3 urban health centers

17 markets

multi-purpose and young child centers

street lighting/tarred roads

(- R e

surface drains

7. one water stand pipe to be provided for every 25 households in the upgrading
area.

It must be mentioned that the site and services and the upgrading areas were to be con-
sidered under the provisions of the Housing (Statutory and Improvement Areas) 1974 Act, and
this meant that the people included in the Project were to be given security of tenure. The
Project was, in addition to the above-mentioned tasks, to give assistance to the participants
in the construction or improvement of their houses by providing financial aid on consider-
ably favorable conditions (terms).

In addition, arrangements would be made to enable participants to draw their contributions

from the ¥ational Social Security Scheme for house improvement and house construction. 1In
the site and serviece areas financial assistance given by the Project was in the form of a
loan of K525.00 to every participant, repayables over a period of 15 years. In the upgrading
arcas, financial assistance was given to participants under three main categories:
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A. Essential Resettlement.

Those who were to be rescttled to the overspill areas so that room could be left for the
construction of roads, sewerlines and water pipes.

B. De-Densification.

Assistance was also given to those who were willing to move to the overspill for the
purpose of de-densification.

C. House lmprovement.

This was for those who were not to be resettled but only needed to improve their
already existing houses.

Further, °t is of vital importance fur us to note that material stores (Project Warehouses)
were placed strategically in the upgrading and site and service areas. The question of
participants having to cover long distances in order to obtain the needed building materials
was out, because, additionally, transport was also available to help in the delivery of the
building material to participants' houses/plots.

The Project further gave technical assistance in house construction in terms of house setting

and any form of technical aiJ chat individual participants needed with respect to the same
(See Appendix Figure C).

II. SELF-HELP AS A COMPONENT OF THE PROJECT

Looking at the nature of the Project, one inevitably has to observe that self-reliance was/is
one of the major components in Lusaka's Project, manifested in the wide and varied range of
the self-help activities that were intended to provide for the erection/construction of some
of the works of the Project. The concept of self-reliance (and self-help) in the Zambian
context cannot be looked at without having to point out that it is considercd to be the
cornerstone of the national philosophy of Zambian Humanism, which emphasizes the need to be
aware of its importance (self-reliance) at all levels of the Zambian society. To consider
self-help or self-reliance as a new aspect of social organization in the Zambian society
would mean that a careful and thorough study of the traditional background is lacking.

The squatter settlements that arose during the post-Independence era would lead one to
rightly point out that they (the squatters) were more in accord with the principle of self-
reliance than those residing in the normal local authority-owned housing areas, who had to
rely solely on the Government or other agencies for the provision and maintenance of communi-
ty and other social facilities. They did exhibit, in a notable manner, the fact that they
were interested in making their areas '"better'" places to live. It will be interesting to
note that even before the initiation of the Project to upgrade/site & servicing, some squatter
areas already had, though inadequate, services like piped water, graded roads and preschools,
established and constructed on self-help bases.

Having been aware of this aspect (the self-reliance way of life, largely seen through the
several acrivities done on sclf-help bases by residents to improve their own living condi-
tions) the planners in consideration of the beneficiaries, incorporated it as a major com-
ponent of the Project. Thus we further find that collective self-help activities to be
carried out by the beneficiaries were spelt out very clearly in the preparatory stages of
the Project.

It had been planned that works like the excavation of water pipe trenches, sewer and water
drainage trenches, construction of inner routes, public facilities like marxets and clinics
could be done on self-help bases, and the b-neficiaries would have to be enlightened from

the start that "The Housing Project Unit had not come to their arecas to take over what they
had already developed but to merely assist them build better settlements by offering assis-
tance in construction and improvement of their houses, and in the construction of other
infrastructures."”" However, it was forcseen that the degree of self-help effort to be put
into the Project could in practice turn out to be contrary to the expectations. Considera-
tion was therefore given to the fact that possible ielays resulting from the need for patient
and tactful dealings with the residents could be difficult to predict in precise terms.
Despite the foreseen possible problems, direct labor organization was conclusively considered
to be the most feasible technique of implementing the self-help component of the Project.

I1I. PROJECT OPERATION: INVOLVEMENT MOTIVATION AND COMMUNICATION

The Housing Project Unit worked through a multi-disciplinary Field Team which consisted of
all the staff that may be needed by the participants in the field. These staff were:
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A. Finance Staff.

B. Engineering Staff which included bricklayers and other construction personnel to
assist in house setting and other construction assistance that may be required by
the individual beneficiaries.

C. The Community Development Workers. These Liad a number of tasks which could be
summarized as: assuring the cooperation of the residents, offering guidance and
advising and helping mobilize residents in respect to the works of the Project.

Communitv development workers formed one of the important components of the Project staff
and their ratios as of 1978 were as fellows: 1:1000 (in upgrading arcas with one community
development worker to 1000 families) and 1:400 families in the site and service,

The community development workers were expected to mobilize the communities to identify
problems and needs and seek solutions to them.

A special training program for community development workers focused on the objectives of
squatter improvements/site and service component, community organization, group work, etc.

The Field Team was responsible to the management at the head office. While the operations
of the different types of staff remained distinct from each other , the Field Team would
meet regularly, discuss the problems among themselves, seek solutions and further plan their
work collectively.

Because of the need to ensure the clement of community participation in decision-making and
self-help activities, the Field Team worked in close contact with the beneficiaries' rep-
resentatives. This leadership reflected the peoples' views and aspirations. However, it
must be made clear that apart from working with the people's representative group, the team
was also in contact by direct consultations (house sctting or any other aspect of the
Project) or through briefing meetings in which residents were informed/advised on matters
concerning policy and their welfare. The Field Staff were also made aware of the »roblems
faced by residents through such meetings.

Looking at the works that had originally been planned to be carried out through the self-
help activities by the residents/beneficiaries themselves, we inevitably note that of course
the plans and the accual practical situation are to some extent at variance. Of the main
works carlier outlined in this paper (excavation of water pipes, public facilities, markets,
clinics and schools), only the excavation of water pipes and construction of markets were
dominantly done under collective self-help.

There had to be modification in the original view of direct labor mobilization. Structures
like schools and surface drains were later considered to be too technical to be constructed
through self-help labor. Even the construction of trenches for water pipes could not be
done solely through the mobilization of resident self-help labor despite the fact that the
beneficiaries would have, by engaging in the tasks which the contractor would have carried
out, carned themsclves considerable amounts of money which could later be diverted to the
provision of other needed community facilities. The Contractor had still to be called to
execute that work--the blasting of rocks. In fact, one can rightly argue that Council's
regulations on the bidding for contracts were and are still too sophisticated for communi-
ties to successiully bid on them witnout extensive outside help.

It must be pointed out that the responsibilities for mobili.ing the residents for collective
self-help activities (e.g. trench digging) was and is the responsibility of the community
development worker. They are given to the section/branch party leadership by the Field Team
and a. agrecment is made in terms of ensuring that members of the community turn up on the
arranged days to execute the plans made. This has had, of coursce, to be preceded by:

A. Initial planning on the part of community development workers working in liaison
with the representative group.

B. Detailed briefing of the participants by the Field Team and an exchange of ideas
and views Letwecen the Field Team and the participants.

Of course, the planning of the scheme has to cover organizational aspects, like the proposed
number of days within which the scheme should be carried out, the actual day it should start,
and the number of perople to be involved at a time with repard to the availability of tools.

Group self-help activities in the Lusaka Project have shown that for tho.mobilization and
turn out of people to a considerable depree, they need to take place during the wcekcnds:
The reason for this is that most of the participants are, during the weekdays, involved in
employment activities either in the informal or formal sectors. For the participants who
are employed as nipght watechmen/security gpuards, appropriate arrangements have'to pe made
with respect to the time/day they should contribute to the scheme. In fact, it will bg
important to note that though the lecadership (or the representative group) have to be in
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charge of the actual mobilization and supervision of the residents, the presence ot the
Project staff and community development and construction staff also proved to have a posi-
tive impact in terms of turn out and boosting of the morale of the participants.

It will also be important to note that families, as much as possible, were encouraged to
construct or improve their houses by using their own labor to cut down on the labor costs
involved in relying on hired labor. The use of cheap building materials like soil cement
blocks was also encouraged, and this helped in the same manner of reducing the cost, given
also the fact that soil cement blocks were made on mutual self-help bases by the participants
(See Appendix Figures A and B for relative costs of types of blocks/bricks.)

IV. SOME SUCCESSES--AND SOME FATLURES

In pencral, it can be said that the Lusaka Project has in a way succeeded to use a mechanism
for community } articipation and motivation through the concept of the Field Team which in
turn worked through the leadership. However, in most respects, the leadership consists of
those who are elected party leaders at section and branch levels But in some cases, in-
fluential people like prominent businessmen, churchmen and others who had the charisma had
to be coopted into the representative group. The formation of the road planning groups (in
the Project arcas) which helped in the resettlement of participants to the overspill, to
pave way for the installation of infrastructure, was indeed a manifestation of direct com-
munityv participation, and an aspect of self-help/self-reliance.

Furthermore, we find that with the influence of the community development staff and the
leadership, participants in most of the upgrading arcas have initiated individual water con-
nection projects on sclf-help bases instead of having to stick te the original 25 families
per oune water stand pipe. In addition, therc has been a persuance of collective and indiv-
idual self-help activities both in the upgraded and site and service areas in terms of
construction of markets, roads, block making and others.

The development of community participatory structures made possible an achievement of min-
imal resistance of individual groups to relocation and installation of infrastructure, and
as a result, cight thousand (8,000) houscholds were relocated to the overspill areas. In-
deed, the individual water connections carried out on self-help bases stand out as concrete
signs of the community's will to pursue continuing improvement of their areas beyond the
provisions of the Project. Money was contributed by the participants themselves to buy the
pipes and the digging of the trenches. However, despite the major observation of individual
water connections on sclf-help bases, one would point out that there is yet a need for more
of these in the upgraded areas. Furthermore, there is also need for the stimulation of more
income-generating activities, given the low income situation of the beneficiaries of the
Proicct, so as to achieve an element of self-reliance and cnable them to afford the payment
of charges for the maintenance and improvement of the community facilities as well as im-
provement of their own dwelling units. There is however a committee (AFSC - American
Friends Scrvice Committee) under the auspices of the Lusaka Urban District Council, which is
working rtirelessly towards achieving this objective of creating some income and employment-
generating activities in the different Project areas. To dare, this committee has organized
activiries such as soap making, dress making, carpentry and block making which in a way
contribute to both the income capabilities and employment opportunities of the participants.
However, again involvement of the participants has not been encouraging. In fact, we would
procced to mention that the Project has to a considerable degree not succeeded towards
achieving intensive community involvement in the maintenance of what has already been pro-
vided. and a manifestation of this observation is the rampant breaking of water taps through
vandalism in some areas. During the execution of self-help activities, it was and still has
proved difficulr to involve all members of cach and every househoi-l, due to the fact that
some participants at vne time or another had to live with their kinsmen in the same house
and this meant that only some members of particular houscholds could be involved since the
staf® had no knowledge about the others. Also, the involvement of women in tire self-help
aspect of the Project was and has been somewhat problematic, given the diverse role that
they are expected to perform within the homes, vis-a-vis the expectations of the Project.

rrom our experience, it can be pointed out chat:

A I{ properly organized and given the security of tenure, the beneficiaries will re-
main willing to carry out self-help activities even without financial benefits,

B. The change of leadership will also affect the implementation of the Project goals
because this doeos not allow continuity in the apreements or arrangements between
the Ficld Team and the representative group. Also, role conflict among the leaders
may lead to undesirved consequences which at times disturb actual progress.

C. The arrangements with respect to the National Social Security Scheme (mentioned

in this paper) have shown to provide a good additional base for self-reliance in the
building of actual dwelling units. However, this is only with regard to the buyi g of
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the materials nceded where the building material loan given to the participant by the Project
Unit could not suffice.

Looking at teechnical advice, we find that originally, the number of construction teachers
provided by the Project was considered to be adequate so that beneficiaries would be assisted
in the technicalities of house construction. However, because a considerable number of the
beneficiaries were involved in formal scctor employment, both in the site and service and
upgrading areas, they could not be given adequate supervision and adviee and had to instead
seek the services of contractors. Part of the meney drawn from the National Socinl Security
Scheme was used to pay the contractors, espeeially in the case of site and service areas.

In the upgrading areas, one would sav that originally, technical advice given to the partici-
pants in house improvement/censtruction was coasidered to be adequete but with the phasing

sut of staff, it was becoming more and more inadequate. This is supported by the fact that
a considerable number of completed dwellings in the upgrading areas appear to he rather
small and unattractive. This could be attributed to the observation that the period set for

upprading the arca was rather short.
V. GUIDELINES FOR OTHER AGENCIES
A, A considerable staffing is required in the field for successful guidance, advice

and mobilization of residents in the execution of the Project works. This implies that
strong teams of community workers and construction workers have to be provided. 1In

fact, the staffl peed to be given special trainiag which should focus on:

1. objectives of the Projecc;

2. community organization and leadership,

3. group work;

4. methods of stimulating self-help effort;

5. Human relations and problem solving;
In fact, the training should also be extended to all the staff involved in the Project,
e.g., accounts and engincering/construction personnel, to provide chem with basic
knowledge about the Project.
B. Given the fact that not in all countrics do we find dominance of pariy leadership
at community levels, the Project Fiz2ld Staff must seck to incorporate different kinds
of leadership in the people's representative group with respect to the social organiza-

tional aspects of a particular country.

C. Any briefing to be done by the Field Team should be done with great rationality so
that the crisis of overexpectation on the part of the beneficiaries will he avoided.

D. Authority in general must be flexible and be able to accommodate the view of the
beneficiaries on what they feel their new needs are.

E. Continuous evaluation of the Project through rescarch and other reports will be
vital in terms of providing an understanding of the arising problems and needs of the
beneficiaries and the actual Project organizational aspects.

In fact, feasibility studies and research will be essential before the actual move to
implement the Project as they will give insight to:

1. the problems to be expected from the mobilization and organization of the
intended beneficiaries;

2. the most probable type of efrective leadership;
3. the income capacity of the beneficiaries;
4. which project works may be carried out through self-help activities;

5. the man-powcer needs;

VI.  GENERAL

The conference participants are now informed that what follows is a short film about up-
prading and site and service programs in Zambia (i.c. generally) and alse in the Lusaka
Project in particular. The main focus is on the self-help aspect and it i therefore hoped
that the film will throw light on whac may not have been directly tackled in the paper.
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Last but not least, it must be made clear that apart from the methods of communicationwith
participants/beneficiaries mentioned in the paper, the Project also made use of:

A.
B.

o O

films and slides;

the National Mass Media (i.e., radio and television interviews and the national
press);

brochures;
handouts (both in English and Vernacular);
plays;

music (a music band, sponsored by the Project, would play songs carrying messages
about the objectives of the Project and what the participants themselves were

‘expected to contribute to the Project as a whole.
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APPENDIX

Figures A and B indicate the comparative costs of type of Blocks used with
respect to a particular plan at core-house Stage

FIGURE A
Overspill:
TYPE OF
PLAN MEASUREMENTS COST OF MATERIALS
CONCRETE SUNDRIED
BLOCKS BLOCKS
la 2 x 2.8 K560.00 K362.00
2.9 x 3
2a 3.0 x 2.8 K573.00 K412.00
3.8 x 3.0
3a
4a 3.0 x 3.5m K465.00 K338.00
2.6 x 2.3m
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" FIGURE B

SITE & SERVICE

TOTAL COSTS INCLUDE COSTS OF DOOR, WINDOW FRAME, ETC.

DESCRIPTION CONCRETE SOIL CEMENT BURNT SUNDRIED
No. No. No. No.'
TYPE A/1 1200 2700 1550 1850
87. 7m2 K. N K N K N K N
BRICK WORK 289.00 155.00 307.00 68.00
32.5m
FOUNDATION 16.00 16.00 16.00 _81.00
TOTAL COSTS 667.00 543.00 695.00 521.00
TYPE B/1 1100 2800 1600
297.00 159.00 315.00 70.00
_17.00 _17.00 17.00 _83.00
TOTAL COSTS 690.00 552.00 708.00 529.00
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FIGURE C

TECHNICAL PERSONNEL STRUCTURE IN THE PROJECT

(1) AREAS AS 1IN 1978

ASSISTANT BUILDING SUPERINTENDENT
(CONSTRUCTION FIELD TEAM LEADER)

SENIOR FOREMAN

FOREMAN

ASSTSTANT FOREMAN

(ii)
AREA TOTAL NUMBER OF APPROXIMATE
TECHNICAL STAFF RATIO

a) SITE & SERVICES 15 1:200
b) CHAISA/CHIPATA

GARDEN 12 1:930

(UPGRADING)
c¢) GEORGE .

(UPGRADING) 12 1:750
d) CHAWAMA

(UPGRADING) 8 1:816
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Coffee breaks and receptions provided time for conversation. Top from
left:

Mr. Kokouvi Hihetah, Cailssc d'Epargne du Togo; Mr. Yawo Azizana, AGETU,
Togo; Ms. Viviann Pettersson, Office of Housing and Urban Development,
AID; Hr. Michacl Lippe and Ms. Amy Nolan, Regional Office of Housing and
Urban Development, USAID Abidjan; Mr. Amadou Malick Gaye, SICAP, Senegal.

Bottom, rem lett:

Mr.oboeoow Birnhols, Regional Office of Housing and Urban Development, USAID
Tunis: Mr. Jriss Kharchafi and Mr. Othmane Chami, Ministry de l'Habitat et
de 1'amenapemet du Territorire, Moroccos; and Ms. Cavol Wolter, U.5. Depart-
ment of State and a conference translator.



Top right, from left: Mr. Antione H. Ramarokoto, African Development Bank;
Mr. Temaduth Ramdin, Ministry of Housing Lands and Town and Country Planning,
Mauritius; Mr. Raj Chanda, Regional Office of Housing and Urban Development,

USAID Nairobi.

PR
g

"&1 - — -
Botvom left, from left: Mr. Abdelhafi Kodi, Ministere'de 1'Habitat, Tunisia;
Mr. David Leibson, Regional Office of Housing and Urban Development, USAID
Tunis; Mr. Abdelmajid Sahnoui, Ministcere de 1l'Habitat, Tunisia; Mr.
Abcedelhamid Bel Hadj Ali, Caisse Nationale d'Epargue, Tunisia.




CASE STUDY - COMMUNITY INVOLVEMENT IN THE MANAGEMENT OF SELF-HELP LOW COST HOUSING BY
MR. STEPHEN S. MULENGA, NATIONAL HOUSING AUTHORITY, LUSAKA, ZAMBIA

I. INTRODUCTION
The purpose of this paper is three-fold:

A. To establish particular strategies utilized to optimize the Lusaka Housing Project
Unit and community participation in decision making:

B. To identify the particular factors which facilitated the process of beneficiary in-
volvement; and

C. To examine whether the experiences gained from the Lusaka Housing Project Unit are
being implemented in other self-help low-income housing programs.

I1I. BACKGROUND

In order to understand fully the housing situation in Zambia, I feel it is necessary to ro-
view the background of the nature and dimension of housing problems in Zambia. By the term
housing T mcan, of course, housing for low income people in urban areas, who comprise about
85% of the urban population.

In the first ten (10) yecars following Zambia's independence, the Government assumed the role
of provider of housing to the nation. This was done by providing local authorities with
loans and qgrants for building low cost rental houses. Literally tens of thousands of fam-
ilies were housed 1n this way very satisfactorilly and at subsidized low rernts which they
could affurd.

Cradually, however, it buecame apparent to Government that it could no longer afford such
largessc towards the local government system. External cconomic factors (e.y. the increases
in the price of oil. the dron in the world price of copper, the Rhodesian war) gradually
roduced the size of the economic cake, and the slices became slimmer and slimmer. Loans and
grants for new local authorities housing developments became fewer and fewer. During the
Second National Development Plan period, new local authority house construction stopped al-
together. Instead, the cmphasis was then placed on just servicing the land so that people
~could build their own houses through site and service and upgrading of the squatter settle-
ments., In this manner, Government covld shift the bulk of the cost burden of providing
houscs from itself directly to the homcowner builder. At the same time, it was felt that
the cxpenditure on new house construction would be moderated and rationalized to something
more in line with what the public could afford.

By the time we were mid-way through the Second National Development Plan period, however, it
became evident that there would not be enough capital available to carry out the servicing of
even a fraction of 70,000 plots envisaged under the plan. Worsc still, Government could also
not afford to continue paying local authorities the rental subsidies on their existing rental
houses. The worst of both issues thus ensued, with virtually no new houses being built and
the existing housing stock not able to match the increasing demand. Local councils refrained
from increasing the rentals on their existing housing stocks to economic levels.

Since 1976, there has been virtually no new formal housing development by local authorities.
But population in all arecas nevertheless continued to grow, and today's rate of population
increase is higher than ever before. There have, of course, been two notable exceptions in
the public housing programs over the Sccond National Development Plan and Third National
Development Plan periods. These are the Lusaka Urban Improvement and Site and Service
Project assisted by the World Bank financing, and the E.D.IF. Assisted Sites and Services
Project in which six urban and rural local authorities are involved.

The solutions to the urban housing problems can only be formulated by accepting the reality
of a rapidly urbanizing population and accepting the tremendous resource constraints we have
in tackling the probiem. This situation has alrecady been accepted by Government. The bulk
of currcert capital expenditure on local authority schemes is being applied to the development
of additional water supplies.

In physical terms, scelf-help or site and service housing has been a successful means of
creating new housing opportunitices for low income levels ic Zambia. However, it has not been
without its problams, such as plot servicing and building materials costs continuing to soar.

[1I. THE_PROJECT
The Party and Government, in the Second National Development Plan of 1972 declared and
recognized that although the squatter areas were unplanned, theynevertheless represent assets
both in soccial and financial terms. The required planning and services, and the demolition

of houses were not a practical solution. Upgrading of squatter settlements and prevision
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of Site and Service plots were seen as potential solutions to the housing problem.

In 1974, the Lusaka Housing Project was set up within the Lusaka Urban District Council to
provide basic iafrastructure for the three largest squatter complexes totalling about

130,000 people or one third of Lusaka Urban District Council. Apart from upgrading the

three squatter complexes, another important objoective of the Lusaka housing project was to
provide Lusaka with new stock of houses to avoid further mushrooming of squatter settlements.
For this purposce, provision of scerviced plots in six arcas comprise more than 4,000 plots.
IV. DROJECT GOALS

Detatled goals as are related to the upgrading of squatter and 3ite and service are sct out
in Appendix I. However, 1t 1s _ssential here to list only those goals that are related and
upon which community development process was based.  These are indicated under Section B in
the Appendix. Phe major goal under Section B refers vo the implementation of the concept

of participatory democracy on @ nelghborhood level.  The first objective, therefore, aims

at retaining the responsibility for decision-making as far as possible with the local leader-
ship and involving beneficiaries in decisions related to the future development of the areas
in which they Live.

V. THE IMPLEMENTATION PROCESS

In order to exawine the implementation process 1t may be uscful to analyze the operational
process stage by staqe. I'he first strategy of operation was the briefing of Party leadership
using the Party machinery. The briefing of project beneficiaries inciuded top political
Party leaders. The residents were briefed in smaller units of Section 25. The Ward Develop-
ment Comn ttee was not used for briefing purposes for the following reasons:

A. The Party, by providing ¢ well defined geo-political boundary and structure of
hicrarchy makes 1t possible to delimit arcas of participation and at the same time
provide easy communication up and down the hierarchy.

3. The boundaries of the Ward run outside the project arcas, and it is therefore
difficult to get residential participation from the Ward leadership, the majority of
whom reside outside the target area.

C. The Ward 1s the smallest unit of tocal Government administration. It was thercefore
decided to utilise the Ward Committee for allocating plots for non-essential resettle-
ment only.

D. ‘the Party 15 much more powerfully organized at the section level. There are active
committees carrying out dutics which have included nonfunctions, wherc as the Ward
committes members arc appointed by an elected Ward Councillor and members tend to be
inactive.

E. In terms of population size and geographical arca, the Ward embraces a much wider
arca and 1ts population iu very high. Tt would be very difficult to brief a large area
at the same time. An averaqge Ward has a population of 10,000 houscholds while a section
has about 295 - 200 houscholds.

tor these reasons the Party was utilized for briefing, however the Ward Councillor and
his committee were always invited to attend such mecetings. Once briefing had been
completed and agreement reached with the residents, the second stage was to plan for
physical layout of routes and locations of social amenities.

VI. THe TUDICATORS AND MEASUREMENT

TOR RESIDENT PARTICIPATION

The social 1ndicators will be examined as measurement of the process adopted by the Housing
Project Unmit, through ficld team approach.  The approach undertines the broad objectives
which the agency hopes to achieve in the long run.  The indicators are therefore closely re-
tated to the process.  The following are the broad objectives examined in relation to the
stages of the process:

M. stage 1 bretang: he goal for information giving was to develop undeirstanding of
and desire to part rerpate an upegradineg.,
.

B. Stage 11 Planning for Phycaicdl Layout:  The coal was to enlist the residents' views

through leaderabap involvaent an phyvarcal planning.

C. Stage TID Group Formation:  Siding the formation of new sections for the purpose of
payment of sorvice chardges atd organication of mutual self-help.

Forseeing the development of teadership and community responsibility with regard to
maintenance of and payment of services and utilities provided.
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Tools/method used at each stage to attain goals:

A. Stage I Briefing:

1. Briefing mectings were held at two levels:
a. leadership mectings
b. residents at section level

2. Written briefing materials were used as sources and tours and film shows
were also organized.

B. Staqge Il rlanning for Physical Layout: Planning sessions were held with repre-
sentatives, and similar meetings were presumably held at branch or Ward areas to get
resident reactions and feedback.

C. Stage I1I Group Formation:

1. Use of neetings for those affected individuals.

2. Interviews to obtain individual acceptance workshops, seminars, leadership
courses and block meetings were used.

VIT. DEFINING INDICATORS FOR MEASUREMENT

Briefing:

A. Number of mectings organized at leadership level, branch, constituency, region and
Ward.

B. Attendance.

C. Number of meectings held for resident reaction to planning decision arrived at
representative planning sessions.

D. How many walks and in which routes, who attended those walks. Any response of
residents influencing leadership.

VIII. CONCLUSION

The Housing Project Unit has not been only an experiment in local authority organization and
management for development 1n low cost housing. It 1s also an experiment in the relation-
ships between burcancracy and soclety. The project has been operating 1n areas which had
previously been larqely untouched by the Lusaka Urban District Council, receiving vairtually
no services, but with their own highly ordanized community structure. The philosophy of the
project and the reality of 1ts execution have been based on principles of pcrticipation and
self-help.

The 1mpact and cxperiences gainca from the Lusaka Housing Project cannot be over-emphasized.
The strongest arcument for the Housing Project Unit expericence is that the two new housing
projects, Kalingalinga Upgrading assisted by the Germany Government and Site and Services
Project financed by the European Development Fund, are organized on the experience gained
from the Housing Project Unit.
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APPENDIX T

LUSAKA SQUALTER UPGRADING AND SITE AND SERVICE PROJECT GOALS AND OBJECTIVES (Upqrading
Component_only)

GOAL i: To_ Improve the Quality of Life of People in Project Areas in Lusaka.

Objective I: To enable the low income population to achieve an improved standard of
housing at a cost which can be afforded:

a. by providing security of tenure and land for plots;

b. by thc provision of utilitics, especially water supply, refuse disposal,
security Jlighting and road access;

c. by making maximum usc of various types of sclf-help in house building, e.g.
self-labor, personal savings, hired labor, etcy

d. by providing tcchnical assistance with house buildinqg, particularly to ensure

that investment in houses is protected by using sound construction methods and
making sure that buildings comply with regulations;

e. by providing loans for purchase of building materials for housc construction
at a level sufficient to help participants to build a house of a minimum
standard;

f. by basing regulations and standards on achicvable objectives;

g. by advising participants on the economic and constructional options in the
provision of houses of minimum standard.

Objective II: To facilitate subsequent improvements, as aspirations, and the means to
meet them:

a. by designing infrastructure (especially water pipes) to meet predictable
demands for the next 30 years;

b. by encouraging a reduction in density so that all houses are in a position to
expand to a size of about four habitable rooms at any stage that they may wish,
or be able to afford, to do so;

c. by providing sccurity of tenure in such a form as to be flexible and responsive
to individual and collective social and economic developments;

d. by helping participants to envisage subsequent developments, beyond the end of
this project as such, in their immediate environs (i.e. in housing, services,
and ncighborhood) so that they may make physical and economic plans for future
improvements.

Objective TIT: To increase real household incomes:

a. by creating increased employment opportunities in the construction industry;

b. by providing the chance fcr low income residents to learn new skills, mainly in
construction;

c. by providing sites for markets and workshows in residential areas.
Objective IV: 'To increasce houschold savings and asscts:

a. by cncouraging investment in housing aided by technical and financial assist-
aAnea programs and gecurity of tenure;

b. by increasinag real houschold incomes.

Cbhbjective V: o To increasce the educational opportunitics available within ecasy reach of
people in the low income groups in order to improve general educational levels:

a. by providing primary schools in upgraded areas;

b. by providing multi-purpose community centers to be used, among other things,
for adult anrd pre-school cducation.
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Objective VI: 'To improve levels of community health:

a. by providing an improved standard of utilities, especially water supply,
sanitation, drainage and refuse disposalj

b. by providing clinitces within casy reach of the residents;
c. by improving housing standards.

Objective VII: To increase the accessibiiity of the population of low income arecas to
city-wide urban scrvices and omployment opportunities:

a. by providing a road system connecting all groups of 25 houscholds in upgraded
arcas with the rest of the city;

b. by proviuging a roiad system designed to a standard adequate for the provision of
public transport within ecasy reach of all residents.

GOAL B: To Implement the Concept of Participation on a Neighborhood tevel.
Objective 1I: To retain responsibility for decision-making as far as possible with
the locil leadership ana to involve residents in decisions related to the future

development - of the areas in which they lHive:

4. by involving the population of squatter arcas in consultations on the planning
of certain physical components of upgrading;

b. by utilizing the Party oraqanization and Ward Development Committees for the
dissemination of information, participation in decision-making and for some

administrative procedures;

c. by the Hous'ng Project Unit acting as primarily a "service" organization
rather than a controlling one.

Objective I1: To involve the residents in the process of development both on a mutual
and self-help basis:

a. by the use of mutual help to construct utility and comnenity facilities;

b. Dby the encouragement of self-help labor for housc building and improvement;

c. by making funds available, generated from self-help participation in contructor
works, and through prompt payment of service charges, to be spent on community
improvements to be identified by the residents themselves.

Objective 11T: To develop a strong sense of community:

a. by the construction of multi-purpose community centers and their use for
ongoing programs and activities;

b. by making participants corporately responsible for payment of service charges
and the penalties deriving from non-payment.

GOAL C: To Dovelop a sct of Housing Strateqies Which Can Be Used to Provide_the Urban Low
Income Populaticn with Access to 510 .

Objective 1:  To develop a set of housing strategies which the residents can afford:
a. by maximum use of autual and self-help effortg

b. by adopting a policy of continuous improvement in levels of services and
standards of housing.

Objective I1: o develop a act of housing strategices which will be of the greatest
impact wWithin o tframework of hmited finance:

a. by the provisien of alternative types of housing and levels of service;

b, by cnconraging the development of local expertise an the tmplementation of the
adopted Strateagres, capeciatbly an the technical, community dvelopment and
adminestat vve e ladng

c. by encouraging the participation of the private sector of low 1ncome housingj

d. by cnsuring that the project is cconomically self-supporting, particularly as
far as the level and repularity of repayments is concerned.
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Informal discussions during breaks. From left: Mr. Saitiel M. Kulaba, Center for

Housing Studies, Ardhi Institute; Mr. Stanley M. Motse, Gaborone Town Council; Mr.

James Upchurch, Cooperative lousing Foundation and Conference Coordinator; Ms. Lucky
E. Ghanie, Gaborone Sclf-Help Housing Agency, Botswana.
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Conference hosts arrvanged for site visits of self help housing projects in Gaborone.
Local Commissioner (right) describes the project te conference delegates. Mr. Lazare
Yeboue, Bank National pour d'Epargne et le Credit (left) and Mr. Mousa Bamba, SETU
(center) from the Ivory Coast in the foreground.




CASE STUDY - TRAINING OF IMPLEMENTING STAFF BY MR. RONALD CAMPBELL, CHF CONSULTANT TO SELEBT-
PHIKWE TOWN COUNCIL, BOTSWANA

In a vorld of rapidly growing populations, the urban arcas in many African Countries are
being congested by a steady influx of immigrants. These people come to urban areas for
many reasons (work, citvlipghts, education, etc.), exerting great pressurc on the government
to provide adequate housing and services. In recognition of this pressure most African
Countries are responding with ambitious housing programs. These programs nave subsequently
placed an unprecedented burden on implementing agencies.

reviously many countries had either no implementing agency or a small agency unequipped for
large propgrams However, the advent of large housing programs required implementing
agencices of similar scope, with the ability to record up to 100,000 monthly aecounting
transactions, cducate plotholders en their rights and oblipations, manage recurrent budgets
of up to $600,000, receive and process thousands of applications, provide services (road
maintenance, water supply, sanitation, infrastructure, ctce.), stimulate community development,
provide building materials and a loan pregram, - and offer technical assistance for self-help
tuilders.  Some countries divide such tasks among several separate agencies, while others
require one agency to be respensible for evervthing. Whatever the case mav be, the fact re-
mains that the situation has left most countries in a difficult quandary: how can the pro-
£1ram be effectively implemented in light of manpower constraints that too often mean not
cnough staff to do the job and tog¢ many under-qualified staff in positions that would other-
wise be vacant?  The following precis looks at some principles learned from Botswana's
experience in trying to meet this verv challenge.

Perhaps the most important consideration is policy and procedure formulation. A properly
functioning organization must have well-defined, codified policies and procedures, enabling
the agency to work within an explicit system. In addition, the codified policies can serve
as training materials and reference manuals. However, success demands that the top officers
foresce probJems and prepare policies and procedures that prevent the problems from occurring
(or provide puidelines to overcome them). 1In reality a "good agency' constantly revises its
policies and procedurces, keeping them cffective, straightforward, and appropriate to the
environment. Yet, the good agency also strives to minimize changes and maintain consistency.
These factors must be weighed and balanced to establish and sustain solid framework for
implementation.

A concurrent requirement demands that agencies work out the logistics and mechanics of their
organizaition. For example, lines of communication must be cstablished and an organization
chart designed; staff to client ratios must be calculated and job descriptions prepared;
office, teansportation, equipment and furniture nceds must be undertaken before any meaning-
ful training can occur. Policies, procedures, and mechanics are the foundation of the house.
11 the foundation is weak or in some way defective, the entire agency will suffer while the
weakness makes problems more severe.

Training itsclf exists in many forms, but is often divided into institutional or on-the-job
training (QJT).  Institutional training is an important knowledge builder which can be used
for short courses of one to six weeks in length. However, most institutional training
focuses on lengthy time commitments of three months to a vear or more. Such commitments are
not appropriate for meceting the basic training requirements of a rapidly expanding imple-
mentation agency.  0JT s much more suitable in this case because it can be very specific and
task-oriented.  This {s particularlty profitable if the 0JT is interfaced with the institu-
tional training, enabling the trainec to obtain basic skills necessary to complete the job
while building a base for further, more advanced training. 0JT is also valuable because it
minimizes time lost at work, while enabling the trainer to utilize "hands-on' training.

Thus the trainee can apply knowledge to the job, review and analyze the results, formulate
the basis for new theorv, experiment with the new theory, and increase his or her knowledge.
This evele can be an on-going process that constantly relates the theoretical to the
practical and vice-versa, continually increasing the skills of the trainee. Once the imple-
mentation capacitv of the agency can meet the demands of the projeet (fully trained staff
being implicit), the institutional training can offer the means to nuture, expand and
stimulate the staff's knowledge to more advanced levels.

As one can see, these two types of training can occur simultancously. OJT can be made a
formal part of the institutional training bhv awarding certificates to OJT trainees. These
certificates then become the basis for entryv into institutional training. In order for this
concept (or anv training ceffort) to work, six main arcas of concern must be addressed: needs
aalvsis, curricualum development, materials production, identification of trainers, method-

olopy and follow-up.

A needs analvsis is an essential part of the training process because it enables one to
determine the appropriate focus of the ensuing training effort. The need for training may
develop fron the introduction of new procedures, the acquisition of new staff, the effort to
improve cxperienced staff's job performance, and the rapid expansion of agency responsibilit-
fes.  When assessing the need one should also solicit input from the staff themselves. This
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input ensures that nothing is overlooked, while giving the staff a personal itvolvement.
Such involvement can be very helpful for staff morale, enhancing personal motivation and
commitment. Other factors which require analysis arve eventual staff establishment require-
ments, qualifications and experience levels of the staff, attrition levels, and the job
descriptions.

When the need for training has been established, a plan for the training effort must be
devised. First, the needs analvsis' results should be consulted to facilitate preparation of
a training curriculum. The curriculum should include poal statements for ecach specific area
of concentration. These goals must convev exactly what will be expected of the trainee upon
completing the course of study. The curriculum should identify cach course, showing the
relationship between courses as thev progress toward producing a ctrained person.  Upon com-
pletion of a curriculum, the top officers should scrutinize it to ensure it addresses all the
training needs as expressed by the needs analvsis.

Mext, materials must be provided that relate to the overall goals and content of the curric-
ulum.  Some mav alreadv exist in the form of a procedural manual covering all operational
procedures, a manual for the operation of an automated accounting system, a handbook for the
computation of an ecconomic levy to cnsure cost recovery, a catalopue of approved house plans,
a comic hook for clients explaining the agency's role, question and answer sheets about the

agencey and the loan programs, or a manal for the preparaticn and implementation of 0JT
seminars. I such references do not exist, they should be prepared for use in the training
programs  and the dav-to-dayv activities of the agency. Other useful materials include slide

shows, role plavs (street theater), posters (which should always be field tested to verify
that the correct message ia being conveved), films, video (a useful but very sensitive tool
requiring extensive training for effective use and proper maintenance), and other audio-
visual aids. When developing materials, one should remember that studies have shown that
people will remember about 807 of what theyv see, 157 of what they hear, and 5% of what they
read. Therefore, the materia'ls should use a combination of the three in order to maximize
retention. At the same time, the materials producers should avoid placing too much reliance
on technologv-dependent materials.  Electricity can fail, a projector can burn out a bulb, a
video machine may not always be available. A person can talk, sing, act, move and gesticu-
late; therefore, a pgood materials producer will seek te enhance this potential, using tech-
nologv-dependent materials to supplement the active role of the human trainer.

[n Botswana the question of identifving trainers was resolved by engaging consultants to help
get the training proprams started. These consultants were actively engaged in training
staff, working with the senior staff. Thus the senior staff have pradually assumed an ex-
panding role in the training effort, cenabling the consultants to concentratc on training
trainers (senior staff) who will be able to sustain the training efforts once the consultants

leave. The issue of enpaping trainers is a difficult one because most countries f£ind them-
selves shorthanded in this arca as well. Therefore, the major concern should be to build up
a cadre of trainers as rapidly as possible by depending on experienced and competent staff
members.  This method has been used in Botswana's informal OJT efforts over the past few
vears, and will be adopted for the formal Mobile Training Unit being planned by the govern-
ment . In any cvent the kev is te identify knowledgeable, experienced people and train them

as trainers.

Methodolopy is a very important component of the training effort. Most people are comfortab-
ly familiar with the classic approach of a lecturer addressing the students. This method has
its advantapes in certain instances, but usually is not suitable for improving practical
skills.  Most methods will obtain results, but success is dependent on the cultivation and
emphasis of traince participation. Trainces should be piven every oppertunity to practice
what thev are being taught.  This can be done through role plavs, simulations, hands-on
practice with machines, trainec-led sessions, field practiecals, and the like. Again, the
important principle is to follow the cvele of learning while encouraging trainee participa-
tion. All trainees will start a session with certain knowledge.  The trainee will use this
knowlodpe to perform a task.  The trainer must help guide the trainee through an evaluative:
review of the performance, using the results to formulate a new theorv or concept.  Then the
trainer must provide the means for the trainee to test the new theory., This enables the
assimilation of new knowledpe, brinyine the trainee to the apex of the cvele, ready to embark
on the process apain.  This process has been verv successtful in Botswana's SlilAs because the
traince takes a ceriain responsibilitey for trainine him or herself which helps internalize
the teaiming, making it an intesral part of the traince's skills.

A vital consideration with anv methodological framework is the cvaluation of the training by
the traivree and the trainer.  Sueh an evaluation should scek constractive criticism on all
aspects of the training, including the roals, the materials, the presentations, opportunities
for (and metbods ot participation, arcas requirving il tional etffort, training orvanizations,
suppcestions for imovovement, and Low well the content will help improve job performance.

This shonld be used Tor improving the training, making it pertinent to the changing needs of
the staff.

Next, one must consider follow-up to the training efforts.  MNormally one session will not
produce long term results in the staff's work habits.  Therefore, the senior stuff must seck
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SECOND PLENARY SESSTON

USAID PANEL DISCUSSTON ON SELF-RELIANCE AND USER CHARGES

MR. PETER M. KIMM, DIRECTOR, OFFICE OF HOUSING AND URBAN DEVELOPMENT, U.S. AGENCY FOR INTER-
NATIONAL DEVELOPMENT

It's setting to be a tradition now to devote one session of our Annual Conference to a report
by the United States Apency for International Development on its activities and its point of
view on what's gone on in the last year, particularly in Africa. You all received a copy of
the Annual Report of the Office in French or in English. T think this is a pretty good

piece of worl, rather than repeat the information in the report, I'm going to be very brief

and only touch on a few of the highlights. One is that we have somewhat changed our name.
We have, for vears, been the Office of Housing. We are now the Office of Housing and Urban
Development..  The principal purpose of that change is simply to clarify the activities that

we already do, which include at a large measure upgrading community facilities and services
and infra-seructure items that are nct defined as housing in many government agencies and

in manv other uses. There's also some modest broadening of our portfolio and responsibilities,
and, wo are assuming a limited amount of additional research and development work. We've

heen asked to tead a study within our agency of the appropriateness of its current point

of view on the proper balance bhetween rural development and urban development. The current
position of AID and most international foreign assisted agencies gives the overwhelming
priovity ro rural, with urban as a relatively small percentage of the total activities. Some

ask the serious question as to whether those priorities c¢.n continue to carry through to the
end of this century, piven what is really going on in the world,

As vou all know, onc of the major problems that we've all had to deal with in our own countries,
and dramatically so in international finance, has heen the restructuring of the interest rates
at which the world eapital markets work. Interest rates in the United States have doubled and
in some factors, tripled over a period of a few years. And, since the way in which the AID
housing guaranty program works is that money is raised from the U.5. capital market by us
issuing a puaranty which leads the lender to make the loan, has led to dramatic incrcases in
the intorest rates that borrowers pay under AID's lousing Guaranty Program. And, this leads
to delays in many projects where countries which had borrowed previously under the tousing
Guaranty Program or which were planning to borrow under the Housing Guaranty Program simply
were not accustomed or prepared to operate at the new interest rate levels that existed in

the world. Whercas our program had run in the late 70s at a disbursement level of moderately
over $100 mitlion a vear, disbursements were somewhat in excess of $100 million a year. 1In
the last two fiscal years, 1989 and 1981, disbursements fell to something about half that
level, 550 or 460 million, while many projects which we had designed and worked on with the
perspective bhorrowers were held on the shelf or searched for alternate financing. vell,
interest rates have not gone down very much. They have gone down a little, but the world is
adjusting to the fact that that's the way things are, and during the current fiscal year,

the first six months of this fiscal year, disbursements under the Housing Guaranty Program

are in excess of $100 miltion. We anticipate that the disbursements this ycar will be in the
order of $250 million, far and away the record year for putting moncy out under the tousing
Guarantv Program, So it's ironic that at the hiphest interest rates at which we have ever
operated we are poing to disburse more money than we ever disbursed before. Burt, that's

the way things are.

Central te this is the introduction of variable interest rates on the part of borrowers. 1
know that this is a matter that's more of concern to people in finance ministries, a few of
whom are represented here, than it is to people in housing ministries, but the borrowings
under our program are in dollars. The dollars go to the minister of finance in one mechanism
or another that's converted to local currency. The local currency is made available to the
housing authoritv. The terms and conditions under which the dollars have to be repaid are
not directlv linked to the terms and conditions under which the local currency is paid. So,
it's ministry of finance people who arve generally concerned with this, but, let me explain
that the tvpical wav in which money was loaned under the Housing Guaranty Program last year
was on a rate which will vary in accordance with the cost of money to the U. §. Government.,
And, a twpical term is 1157 of the cost of 13 week borrowings of the U. S. Treasury.
Periodicallv, the U, S, Goverament borrows in the capital market at whatever rate the marhtet

charyes.  Then, the rate for the bhorrowers under the Housing Guaranty Loan has a 15% surcharge
above that.  So that this arrangement hedpes the borrvower against the possibility that interest
rates really will drop and we will pet back to the "pood old days' of 6%, LO% or even 127
interest rates.  CThen, the loans that wore borrowed during this time will drop down te that
rate of interest.  They don't helieve that's poing to happen. They think interest rates are
not poing ro po wayv dowir. wt, most observers have been wrony about cverything that happened

in the last three or four vears,
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Just before T left Washington, we signed a loan to the Government of Zimbabwe for $25 million,
$21 million of the $25 million was disbursed that day to Zimbabwe at precisely the terms

and conditions I just described--115% of the thirteen week Treasury borrowing. A week or two
hefore that, we sipned a loan with the Government of Peru for $35 million--half of the money,

essentially $20 million, at a variable interest rate and 815 million at a fixed interest rate

over a 30-year term. 1 think that those major events are worthy of note.

U.S. AID Discussion Panel. From right: Mr. Pcter Kimm, Pirector, Office of
Housing and Urban Development; Ms. Pamela Hussey, Regional Dircctor for Fast and
Southern Africas . David Leibson, Regional Director for Near Bast; and Mr.
Michacel Lippe, Regional Dirvector for West Africa.
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with USAID--will hold an orientation workshop in the first town to
brief local government personnel (both staff and elected officials)
and selected provincial and district officers on the nature and scope
of the project  Policy, planning and technical guidelines will be
presented to the local officials which establish the project frame-
work and set the boundaries within which the local authorities must
develop their LAIPs.

In addition, the central government actors will identify the technical
resources which will be made available to the local authority to

prepare the "ocal Authority Improvement Program. These resources

will inclu'e technical staff from the National Housing Corporation,
provincial Local Government officers, district development officers,
physical planning officers and AID-financed resident technical advisors,
to name some of them. The orientation session will also be used to
present to the local authority opportunities to participate in urban
management workshops. These workships are an integral part of the whole
program and are aimed at upgrading the adminstrative and technical
capacity of these local authorities to implement and manage their

Local Authority Improvement Programs. The Kenya Instirute of Administration
has already conducted a training needs assessment in eight of the towns
and will be conducting specialized short-term, on-the-job training for
local authority personnel in such areas as record-keeping, accounting,
general financial management, budgeting, community developuent, and
estate management,

Following the orientation session, the local authority will then
establish a committee which will assume responsibility for preparing
and drafting the Local Authority Improvement Program. It will use the
basic policy and technical planning guidelines as its framework and
will call upon the central provincial, and district level technical
officers of the central government to assist in each series of tasks.
The first task will be to prepare an overview of the priority physical,
social and economic needs of the town and to identify the specific
financial, administrative and other constraints to meeting those needs.
An important function of the committee will be to identify procedures
for including the participation of local area residents in both the
needs identification step and then in the project identification process.

This may include informal surveys and '"barazas" or town meetings.
The formulation of the Local Authority Improvement Program will
focus on the identification of specific projects which meet the
priority needs of the resident population and can be funded on a
cost-recovery basis. The key elements will include:

Shelter solutions

Capital improvements

Community facilities

Services sites and loans for small-scale commercial and
industrial enterprises

Training of local authority staff

Community services (recurrent expenditures not funded by
the Housing Guaranty Program)

coOoTh

o

After the LAIP is drafted, vetted and approved by the Town Council, it will

be forwarded to an Interministerial Steering Committee composed of representatives
of the key .ector asencies related to urban development or who will have
responsibility for some aspect of an LAIP. This is the only new institutional

. structure which has been created by the Government of Kenya for the 30-town
program, TIts main functions are to serve as the coordinating body for the
program.

A Technical Task Force of the Interministerial Committee will review
the draft LAIP and provide a technical appraisal of the specific
proposed subprojects including costs and proposed administrative and
financial management plans to support implementation of the LAIP.
The Technical Task Force has representatives from the following:

a. ‘the Finance and Development Departments of the Ministry
of Local Government:
b. the Housing Department of the Ministry of Works and Housing;
c. the National Housing Corporation;
d. the Physical Planning Department of the Ministry of Funds;
Settlements, and Physical Plannings '
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e. the Local Government Loans Authority;

. other pertinent ministries such as Water Development,
Energy, Commerce, Health, Basic Education and Fconomic
Planning and Development.

5. Upon concluding its review, the Interministerial Committee will recommend
approval of the LAIP based on the technical appraisal or will return it
to the local authority for further work or modification.

6. Final approval of the LAIP by the local authority and the Interministerial
Steering Committee will constitute formal concurrence on the parc of all
participating sector ministries to provide the investments and :ervices
within the prescribed manner and time as set forth in the LAIP. Detailed
design work and land acquisition will commence for specific projects within
the cost and standards guidelines spelled out in the LAIP.

This is a brief summary of a process whicn we believe can Le replicated in other cuuntries,

Tt is a process based on a partnership between the central government and local authorities.

Tt pives the initiative to loeal staff and elected officials to determine their development
objectives and priorities. Tt gives them the lead responsibility in identifying investment
projects within an established and agreed-upon policy, planning and financial [ramework.

1t provides them with the resources to do this. But in turn, demands for fiscal responsibility
are placed on them., 1In return for greater autonomy in every aspect of decision-making, these
local authorities are expected to demonstrate that they have the political will and the
management and administrative commitment to plan and effectively implement shelter and capital
improvements program which benefit the people for whom they are responsible. It is a challenging
undertaking by the Government of Kenya, but one we whole-heartedly support as one of the

sreatest hopes for truly meaningful local self-reliance and beneficiary satisfaction.
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REFLECTIONS ON COST RECOVERY, BY MR. MICHAEL J. LIPPE, ASSISTANT DIRECTOR, OFFICE OF HOUSING
AND URBAN DEVELOPMENT, WEST AFRICA

Mr. Chairman, Ladies and Gentlemen:
1 am very happy to be able to contribute a few words to our dialogue here in Botswana.

The choice of Potswana as the venue tor this vear's conference was especially pleasing to
me because, as some of you know, T spent more than six years here, from 1968 to 1974. The
opportunity to return and the theme of this year's discussions, "Toward Autonomy in Finance
and Training,"” have provided me with the occasion to reflect a bit on some of the changes
that have taken place in the ten years between the early 1970s and now, and to draw certain
conclusions from these changes,

We will have learned quite a lot about the way in which things are done in Botswana by the
time we finish here on Friday., 1T will, therefore, ,ive only a brief perspective ol what
have been the highlights for me of the process which has been taking place here.

You have now had an opportunity to sce both Broadhurst and Naledi. You can well imagine
that ten years apo they were very different.  Broadhurst was in its planning stage while
Naledi was still considered by many as an eyesore which would have to be removed. Happily,
the Government of Botswana embarked upon a course of improvement rather than removal.

Ten vears apo there was no self-help housing agency here in Gaborone. Nor did there exist
the certificate of righta.  Since then, of course, both of these have played very important
rolee in the structuring of the country's efforts to become autonomous in this sector,

I want to talk a litrle more about the certificate kecause T think it points up some rather
interesting problems which many of us face in our own programs,

The cerviticate of riphts was an effort to introduce to the urban areas a concept of land
tenure, alrveady in use in the rural areas, that is the right to rhe use of a piece of land
in perpetuity althouph actual lepal ownership remained with the «iate. The certificate was
intended to provide security of tenure in an uncemplicated fashion in upgrading and sites
and se vices areas and Lo serve as the basis for recovery from certificate hclders of the
cost ol providing both infrastructure and services to these areas.

Thus, the certificace deliberately introduced a parallel svstem of land tenure into the urban
areas, atongside that of frecheld ownership.

The Town Council was thus given two principal means, related to land, of insuring that tte
money that it spent to provide improved land and services to town dwellers was repaid to it.
The first was the levying of rates on frechold property, and the second, service fees levied
anoa consequence of being the holder of a certificate of rights.

The one great advantiage of o svstem lLike this, it seems to me, is that it introduces the
concept that the improved Tand and services that are provided in the upgrading and sites

dand services areas are to be paid for in some measurce. The Council must come up rather
quicklv avainst the reality of what the occupants can afford to pay, what the government can
atford ro contribute, and whiat the level of services is that can be provided. Also, to the

extent that subsidies are possible within a country's financial means, and are provided, the
dual svstem of Land tenure provides a rather convenient method for targetoing these subsidies
to o penerally lower income population and is flexible enouph that it can ve changed relatively
easily in those vears when funds for cross subsidies are not as plentiful.

The ddea that the beneficiarices of the lots and the services should directly pay for these

seems to be Uair, at least at First blush, but it does pose some problems.  These problems
are cevidenced by what T understand has been a continuing problem in collections of monthly
service fees,

The first problem that is faced is rhat when vou are spec ficallv not selling someone land,
but ave dnstead piving him the use of fmproved land and chanping him for scrvices, you hetter
beosure to provide him with the promised services. Otherwise, there is certainly going to be

cpronouneed disinelination co pav anvthing,

A cecomnd problem that mav avise in o svsten in which an attempt is made to link specific

charpes for services to specific benetficiaries is what might be termed the "historical

Cadrness™ aroument. Sctually, this arpument as we shall see, does not depend upon a distinction
berweon the difrerent forms of title beiny passed.  Residents of a newly uppraded area or a
sites and services area mav argue, and with possible justification, that they are being asked
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to pay for services or improvements which others in different parts of the city may have
received in previous vears for free or for grearly subsidized prices.

A third problem arises because of the varying levels of services in different parts of a

rown upon which any improvement program will be based and the varying costs of improvements
because of technical considerations. An exercise which attempts to closely link cost and
beneficiaries in specific areas is very much open ro the gencration of feelings of unfairness
if the ordinary person finds himself paying more in an area for the same or fewer services
received by someone else in a different arvea. Aand, of course, information like this 1is
quickly known throughout a city, especially a small one. Perhaps the only real point in

all of this is that the further one delves into the process behind the simple and straight
forward proposition that there should be payment for services provided, the more difficult
are the problems. These are problems which Botswana has faced and is working its way through.

Another country whiech is facing the problem of cost recovery is the Ivory Coast. There, in
1977, legislation was passed which for the first time gave the government the right to
designate defined urban areas as upgrading arcas within which 50% of the costs of certain
urban improvements could be passed on to the residents in the form of special assecssments.

As part of a joint AID, World Bank, I[vory Coast project, four areas were designated and
construction is now propressing in cach of them. As the work is still underway, and final
costs have not vet been assessed, it has not been possible to observe the cost recovery
mechanism in action. In the case of this project, which impacts on rather large and distinct
parts of Abidjan, there is no question of a dual system of land tenure. Moreover, the costs
of the upprading are being subsidized by the government to the extent of 50%, which will
undoubtedly minimize anv charges of unfairness which might arise in relation to infrastructure
and services provided to other areas where the costs may not have been recovered. However,
it mav be of interest to note that beyond these four designated areas, the government has

vet to go any further on its own to desipnate additional areas. Whether this indicates

that a rethinking, on the part of the authorities is pgoing on is not known.

1t may well be that the answer in the Ivory Coast will come as result of another generation
of projects, these in the secondary centers of the country. There, the commitment of the
lvorv Coast Lo cost recovery for urban improvement programs has been affirmed in agreements
with both AID and the World Bank. However, the mechanism remains to be identified. What
seems likelv is that it may not involve the use of the urban upgrading legislation, at least
initiatlv, but will rather concentrate on overall improvements in property tax collections

to which evervone in these smaller cities will contribute, whether or not they benefit directly
by a particular road or water svstem. If this does happen, it would secem that the nexus
between beneficiaries and cost recovery will be blurred or to put it another way, the
definition of beneficiaries will be broadened to include an entire urban area. In fairness
and in the interest of administrative case of application this may be a step in the right
dircction.

In review, let me summarize my obscrvations:

1. Ten years have seen the institutionalization of comprehensive changes
in the shelter sector in Botswana. Taking this as a reference, it should
be possible in most countries to do the same thing, building step by step.

2. Cost recovery for land and services provided seems a fair proposition--
but the services better be real ones or there will be real problems in
collection.

3. The connection between cost recovery and direct beneficiaries nceds
ta be carefully examined in each case to insure that principles of justice
are respected.  Tn some cases it is likely that the community as a whole
rather than heneficiaries of a specific upgrading arca should bear the
cost of improvements. Ease of administration should also be a consideration,

Thank you.
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DEVELOPMENT OF ENTREPENURIAL CAPACITY, BY MR. DAVID LEIBSON, ASSISTANT DIRECTOR FOR THE NEAR
EAST AND NORTH AFRICA, AID OFFICE OF HOUSING AND URBAN DEVELOF.ENT

Summary

One important constraint in the delivery of shelter and an area where there is a lot of potential
for improvement is the capacity of builders and developers to produce housing at the most
effective cost and in the greatest volumes possible with the financing available.

So often, projects come in over cost and behind schedule.  The design standards painfully
accepted in efforts to keep housing affordable lose meaning with overruns and inflation
during construction, DPublic and private sector production goals in development plans arve

seldom met, partly because of shortfalls in finance and management, but partly too because
the industrv cannot alwavs keep up with demand especially when financing becomes available.
Material and labor shortages often develop. There are too few construccion firms capable
of larpe projects; these that are, are usually in demand in other sectors and they are often
expatriate.

There is a lor that could be done to strenpthen the industry. Housing, in fact, is the
sector probably best suited for helping unskilled workers to become skilled; skilled workers
to become small builders; small builders to become larger builders; and for larger builders
to beeone developers,  Publtic scector shelter programs and projects can be designed in ways
to promote this prowth,

T would 1tike to mention seme of our experiences and steps that can be taken to develop
entrepenurial capacity--an important link in self-reliance.

The Building Industry

Before poing too far, we need to take a quick look at the state of the industry. Housing is
nroduced in a lot of different ways vanging from the informal sector of individuals and

small entrepencurs to large national housing authorities that contract with major construction
firms. Tupically, a half co two thirds of all new housing is built by the private scctor and

about half of that through the informal sector.

Most builders ar very small and work on only one unit or so at a time. Some can handle
slightly larpger projects, but while houscbuilding is not difficult, the construction of even
small multi-unit prejects requires planning, financial and managerial skills. Only a very
few firms have the resources and experience for large projects. The large builders, on the
other hand, ineluding national housing authorities, often become severely over-extended.
Graduation from one scale to another is usually difficult for a host of reasons. Small
builders, for example, have difficulty obtaining lines of credit, getting timely delivery

of materials, and keeping experienced managers all of which are critical to larger jobs.
Builders at all levels always have cash flow problems and very few have access to financing
for speculative development.

Mational Housing Authorities are included in this discussion because though not always builders,
they are usually developers. Most need the same management skills as large builders, but
often are encumbered with bureaucratic rather than entrepenurial structures.

Some AID Fxperiences

The programs of AID's Office of Housing have been undertaken through the whole range of
builders and developers.

The earliest programs, now 15-20 years old, served as vehicles for American builders to develop
middle income projects overseas. They successfully demonstrated the market for that kind of
housing, but the strength of the sector ultimately depends on the strength of local builders.
For many vears, AID's Housing Guaranty finance in Latin America was led competitively through
local developers. Proposals for projects were accepted from private builders and sponsors,
reviewed carefully, and the best selected and approved for financing. We think that the
expericnce those developers gained was an important part of the strength of the private sector
in housing in Latin America today. While we are no longer financing projects this way, housing
authorities might find it a good way to propram part of their construetion and mortgage
firancing.

In the Ivory Coast, several vears ago, we began financing projects which were broken up into
parcels of 30-100 units that small builders, with some assistance, were capable of handling.
The builders formed a cooperative that provided mutual puaranties in lieu of bhonds which

they were, alone, unable to obtain from banks and ordered materials together. That helped them
pet credit and priority from supplicers. A project management firm was contracted to provide
planning, accounting, and management assistance. The dozen builders sclected for the first
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project together built more than 700 units in about a year, the same time that an
expatriate firm would have taken and at about the same cost. 0f that dozen, some were not
cven capable of completing their contract, but most did; some even made money, and, most
importantly, a few of them capitalized on the experience and went on growing from small
builders to larger builders.

When ATD bepan financing housing programs in Korea around 1971, the Korca Housing Corporation
was producing several thousand units per year. As they gained meore and more experience,

thev bepan contracting out larper and larger parts of their work, but kept rhe role of
construction management, often supervising the scheduling of materials deliveries and the

work of sometimes hundreds of subcontractors on the same site. They were able, through

careful censtruction management to reduce construction time for verv large projects down to

6-9 months and to increase their annual production to 40,000 units. More importantly, many

of the building firms they spawned have become important speculative developers in the

private scetor, When the Koreans are asked how they have achieved what they have, they usually

refer to prefabrication and industrialization of materials, both important, but we think the
most important factor was their attention to organization, management and entrepenurial
drive.

Designing Programs and Projects to Develop Entrepenurial Capacity

A number of steps can be taken in program and project design to facilitate the growth of
builders and developers. A few:

1. Sitc and Service Programs: These provide a ready concentrated market
for building services that enable the best of the informal sector builders
to expand and open opportunities for the establishment of small building
supply outlets.

2. Land Development: Small builders are seldom capable of land development
and infrastructure. A number of countries, Tunisia, for example, has
set up land development agencies that acquire sites, put in infrastructure,

then sell buildable lots to individuals and developers.

1

3. Use of lLocal Materials: Imported technologies rarely are cost effective

and, with careful attention to detail, design with local materials will
allow builders to focus more on management and less on technical problems.

4. Parcelling: Hven very large projects can be divided into smaller parcels
that are manageable by smaller builders. Not all parcels need to be the
same size; a variety should probably be programmed so that awards can be
tailored to builders' experience.

5. Phasing: FEven large builders can usually improve their management
significantly, avoid over-cxtension and reduce costs if large
projects are phased in smaller units. Cash flow, materials use and
labor forces are most effectively managed when production units and work
gangs move from part of the project to another in stages rather than
trying to complete large blocks of units at the same time.

6. Standardiration of Site Planning: At last year's conference, Indonesian
experiments with standardized site plans were discussed. To the extent
that labor and materials can be repetitively programmed, significant
improvements in cash flow, scheduling and cost control can be made.

7. Construction Manapement: Construction managers should be an integral
part of the project planning and design team whatever the scale of
the project. National housing authorities production units should be
given management objectives and authority for meeting schedules and
costs.,

8. Training: Where projects are parvcelled out to small builders,
contracts can be given to more experienced managers and firms to
provide assistance in construction planning, financial management,
inventory control and project manapement. This first-hand experience
somtimes can provide the best training. Techniques have been developed
also to provide workshops and classes in these skills even for illiterate
entrepencurs.  Special courses in construction management could also
be given in technical high schools.

9. Cooperatives: Assistance in the formation of formal or informal
cooperatlives can provide back-up support for small builders to help
them obtain financing and timely delivery of materials. Such cooperatives
can also minimize risks for project sponsors when contracts are awarded

to small builders.
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10. Programming: One of the biggest problems for large and small builders
is the need for regular work to smooth out cash flows and keep labor
forces regularly employed. The financing and scheduling of projects
should be proegrammed with this in mind and efforts Lo avoid irregular
cycles can have a significant payoff in reduced costs. A process for
prequalification of builders in groups acco=ding to project capacity
can speed up the award of contracts and can also provide more regularity

fer builders.

Encouragement of Developers Construction and mortgage financing is
needed if public scctor housing finance institutions can be the vehicle
for encouraging builders with sufficient resources and expericence to
move into speculative development. Standards can be established along
with cost Limitations, and large builders invited to submit project
proposals to be competitively reviewed and financed. Developers could
be responsible for projects from conception to sales. If successful,
they could begin playing an important role in increasing production.

I1. Encouragement of Developers:

Conclusion

There are many more ideas that have and could be developed for using program and project
planning to help in the development of entrepenurial capacity. Each needs to be much more
carcfully detailed, but stronger builders and developers can have an important part in
achieving self-reliance in the housing sector, and ultimately in economic development.
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THIRD PLENARY SESSION

Finance: Small Group Discussion Reports

WILLIAM KARG, MINISTER OF LOCAL GOVERNMENT AND LANDS, COOPERATIVE HOU3SING FOUNDATION, BOTSWANA

These conferences have been noted for their innovation and this morning will be another of those
innovative activities. VWe're poing to experiment, and we hope it works well. For this
morning's session, we're Uirst going to hear a presentation from cach rapporteur about their
small proup discussions. Following thesce reports, we will have a small discussion group

amony, the panel members in which we will ask each other questions and discuss financing from

the perspective of self-reliance. Following that, we will entertain questions from the
audicnce. One of the other innovations this vear is that we are taping this morning's session.
It will thercafter be transeribed.  However, in order to identify those people who are speaking
on the traasceription, cvervone must identify themselves very clearly by name and by country
before they speak,

When we met as oa small aroup yesterdav afternoon and discussed vhat we had learned and heard
in various small proups, there were some gencral themes  that T'd like to highlight. The
first was that there scemed to be a real importance to look toward a cooperative arrangement
between the public and private sectors,  Some examples of this might be tuat a public sector
arganizat ion might form the housing delivery system whereby some private institurion might
collect any service charpes for that delivery. Another example would be that a private
instritution might encoucage savings but, in faect, to give the saver security and inducement

to save, a4 public institurion might ensure those savings. Those arce sowe examples you will
Lear more in detail, of course. Another thing that was common among the groups was that it
wan very importaunt to identify the tarpet proups: -the beneficiary. 1f this is not done, there
is the danger of not meeting the goals vou set, not serving the right group of peoyle, not
really being able to evaluate whether vou've succeeded or not in your housing delivery program.
Obvious ways of identifving vour target groups would be by income and place of dwelling. For
example, urban arcas, rural areas, small town or major villages. These would all be important
to identify. The other theme is training. Training frequently arose during thesc sessions

as part and parcel of what was necessary as far as financing. Tt was talked about in two
ways--one, training the beneficiary so the beneficiary indeed could make better use of the
financing available. VFor example, the self-help builder might receive technical assistance

in training to build his own housce. Training was also discussed in a broad education way

and as being necescsary for peliticians who, for example, might be ultimately responsible

for the success or failure of a collections process. Lastly, a common theme was affordability.
Affordabilitvy enhances cost recovery. Affordability has the potential of reducing subsidies.
and certainly, by being very clear and careful about providing the most affordable product
pessible, vou are able to reach the broadest tarvget group. I1'd like now to move into the
individual reports f{rom the rapporteurs. Group number one discussed Savings Mobilization

in Non-formal! Finance. Obviously, the availabilitv of finance is crucial if people who have
the will and have the need lack the means to be able to afford housing. However, if the
finances are to be provided by the private or public sector for that means, there must be
mechan’sms devised whereby people will save and replenish that financing so that it can be
channeled into housing.
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MIATA BEYSOLOW, NATTONAL HOUSING AND SAVINGS BANK, LIBERIA

Our discussion proup was on Savings Mobilization in Non-formal Finance. Discussion centered
around private scetor mobilization with the assistance of the public sectors. We sce the
public sector complementing private sector effort by assisting in tbhe educational aspect.
That is to sav, planting the ideas in the value of savings and creating an armosphere for
better cooperation between the formal and the non-rormal sectors. We also see the public
sector coming in with what we call catalytic subsidies. That is, subsidies that can be

usced to build the institutional framework from which savings can be mobilized, or subsidized
Lo sot a savings or mortpgage insurance scheme in motion. By this we mean that the capital
which is pat in could be received with the intent’on of being paid back after the institution
pots on its teetr. Me want to discourape subsidies that ave ygrants or pifts to individuals
For the obvious reason that thev are not self-sustaining and they go to only a few. Whenever
we hear of a4 subsidv we should alwavs ask ourselves, who's paving for it?  Can they afford it?
Who benefits from it?  We apree that while our people might not be saving in the formal
financial insticutions, thevy ave saving. Some save cattle, some save under thelr mattresses,
some bury their monev.  You mav be able to think of a lot of other ways that they save. We,
therefore, have to make preater offorts to mobilize these savings into self-sustaining insti-
tutions that will put back these savings into the airs from which they came in the fcrm of

loans.  To mobilize savings, we must st know what target group are the base from which
we are mobilizing. 1o other words, the techniques we use must be related to the peoples’
habits and their customs.  Our stratepy must be realistic to the target proup.  We must also

remembor that saving is not an end in itself.  People will save if there are well defined

benetfits which are tanpible and Lf the savings are secure, because much sacrifice is needed
Lo save.,

Of the techniques vsed to mobilize savings, the most atrractive one is the contract method.
We see three wavs of Jdoing this., One, vou may have a contract to save with a financial
institution for a number of vears, And, at the end of thosc years, you are definitely
promiscd o loan. Or the financial institution will do it another way. In this second way,
the instirution will sive vou a loan on condition that vou will bepin to save at the same
time paving off the loan. A third method--another contract svstem--is one that was brought
up by our colleapue from Kenva. In this method, you give the individual a serviee plot--on
paper.  You promisc him that if he saves over a period of time this plot will belong to him.
and, he can participate further by saving and gpetting a loan to build a house. Another
techriqie for mebilizing savings Is the special savings canteen where efforts arve made by

all emplovees at the financial institution to go out and get in as much savings as possible.
Giviry ypifts, for instance, if a saver deposits with that institution X amount or more,
mobilizes savings. You could move vour financial institutions closcer to your target group.
This was done bv the Federal Mortpape Bank of Niperia. In addition to putting up branches all
over the country, they have mobilized savings units in areas where it was not feasible to put
in a branch.

The next topic we discussed in our groups on savings mobilization was linking the formal and
aon-formal [inancial sectors. Financial institutions, such as banks, could use as intermediaries
existing organizations that a target group knows and that it trusts. We've discovered from
our various backgrounds that there is a basic question of trust between the non-formal sector
and the formal scetors. Therefore, you could use cooperators, you could use village leaders,
church groups, emplovers, all social groups. This way vou can offer the group leader that
vou may he able to relate to, attractive incentives, such as hiph interest rates. Know that
to the extent that we mobilize savings from the lower income group, we have to devise ways

in which we can channel back these sums into the groups from which we mobilized them. This
ia crucial because as a self-sustaining [inancial institution, there's a limit to the risk
that we are prepared to take. Many of the African [inancial institutions have boards that

have sob criteria that must be adhered to. fending to the low income scctor can be risky;
it can become cumbersome: overhead costs can be high in both booking the loan and servicing
itr. it we believe that the additional risks inherent in this lower-income lending can be
shared throuph mortpare puaranty schemes.  And the transaction clause could be covered by

the povernment through incentives, such as tax breaks, which can be tied to the amount that
the institution has lended to the sectors. I'm sure all of us here can think of many other

ways in which savings can be mobilized and how we can channel these funds back into the
low- income seetor.  When my colleapues have completed their presentations and we begin the
discussions, perhaps vou could throw out some of your ideas too.

Thank you.
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EMPLOYMENT GENERATION BY PIERRE-YVES NICOLAS, ENDA, DAKAR, SENFGATL

The subject of groupIT, led by My, Soumana Troare, was emploviment peneration.  The debate

focused essentially on three points,  The first was an attempt to understand the concept
of emplovment and the sceend was an attempt to Jetermine which scetors could actually

be considered emplovment yeneraring sectora,  We then ried to make a few recommendations
relative to emplovment ceneration. Concerning the concept of employment pencration, the
proup first took into account the difrerences hetween remunerat ive cmplovment and non-
remunerative or free emplovment . By Srec emplovment, we mean, of course, svstems of

auto-construction.  Remunerative emplovment io that which relates to salaries or fees, or
emplovment in its true sensce.  We then considerod tbhe differences hetween temporary cweploy-
ment and duable cmplovment in order to ovient our dicussion to emplovment which is actually
durable and profitable, i.e., rvevenue pencratinge cmplovment.,

Relating to this part of the discussion, T would like to brine up two vemarks which were made
by Mr. Traore at the beginning of this discussion.  The first was that in Dakar, in particular,
and this was an example, the informal sector represents approximately 377 of jobs. It

should be noted thatin other African cities, the informal scector represents a muach greater
proportion. Tt was also noted that in rural arens, for we did include rural areas in our
discussion, the percentape of jobs in the informal sector is sometimes double what i is in
metropolitan areas.  The second remark was that the cost of creating one job in the industrial
sector, in Upper Volta particularly, was cestimated at approximately 10 million Francs CFA

or even higher. On the other hand, the cost of creating one job in the informal sector was
approximately 200,000 to 1,500,000 Francs CFA, The conclusion is obvious. The informal
sector can unquestionably create more jobs than the formal scctor,

In the third part of our discussion, we tried to make a few recommendations which are as
follows:

1. Generally spealiny, the creation of jebs should be considered
as an essential clement of any housing project. There secems to
be a tendancy to consider employment peneration as a consequence
of housing starts; perhaps it would be pood to consider this
process in reverse.

2. It is difficult to limit investigation into housing cmployment
uniquely to the housing sector. Some participants remarked that
the carpenter, for example, does not just work in the housing
sector; the same can be said for the ironworker and for other
trades directly relating to housing.

3. It is absolutely neccessary to promote the utilization of local
resources and by this we mean not only the materials, but
rescarch into the utilization of these materials and the
promotion of human vesources as well.

4. 1f jobs are to he created for housing, the informal sector
must have access to financing, whether conventional financing
or auto-financing, and research should be done in this area.

5. An attempt should be made to create jobs outside metvopolitan
areas. A participant remarked that lack of employment is one
of the major causes of rural migration and one could justly ask
whether the creation of jobs in rural areas or in average size
or small towns would result in the generation of revenues and
provide incentive to stay in these small towns.

6. With respect amainly to the informal sector, it is absolutely
cssential to find new appropriate methods of training. In
this respect, a certain number of possibilities were mentioned
and emphasis was placed on on-site training. Svstems which
consist of creating larpe contralized training facilities
should he discouraped.
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MR. BERNARD G. SESINYI, SELEBI-PHIKWE TOWN COUNCIL, BOTSWANA

Mr. Chairman, distinguished delegates:

I'm reporting on the discussion held by Group IIT which examines the topic of Pricing and
Cost Recovery. The discussion was led by Honorable T. Britton. The discussion examined

the following objectives:
1. Capital formation by pricing housing higher than cost, which is market price;
2. Reduction of loan protected subsidies that can be applied to capital investment;

3. Achieving seclf-reliance by this election of affordable qtanddldq which
answers the theme of the conference.

The discussion stated that every one of the participating countries here is concerned with
these issues. Almus: every country on earth, 1nclud1nb the African continent, is struggling
to cope with the housing demands of its citizens--be it in the form of dub51dlgs or otherwise.
But ecxperience has shown, however, that while the publie takes government services for granted,
povornment themselves arce poor buisinessmen. More often than not they fail to insist that
cizizens pav for costs and services on a productive and timely basis. Tt is, of course, not
s:u;zy,c:;u*d that all citizens are undescrving and must pay for all services. There's always
exceptions to the rule, There are the unfortunate, the handicapped, the elderly, etc., who
simply have no resources for housing and other nceds, and are totally dependent on the State
for support. But sometimes when people change from being poor to being well-to-do, it is

not taken into account. Here the discussion advocated that somtimes it is necessary for
people to have their income reassessed in order to relate it to the rent as they paxd. That
is, to readiust the rentals and charge them more when possible.

On accounting the discussion simply posed a question--whether countries ever interest themselves
on how much i< actuaily owed to povernment. This sometimes reveals enormous sums ol money.
This means that manv countrics should seriously reexamine their methods of cost recovery.

Thev are, for example, countries that indicated that they never have examined their rentals

in the past eight vears, even thouph those rentals may have doubled within that same period.

The account ing, svstems should also be perfected, since management requires accurate information
in order to make correct decisions, Management simply cannot function well without accurate
records.  Even where a country has limited resources the recordkeeping has to be perfect.

With repard to standards, there is a continuing need to reevaluate and examine the standards
used for construction. Not all architects' demands can be met in cost, expecially by the
low-income proups.

Finally, the group examined methods of common approach in prieing and cost recovery which
are our recommendations. Recommendations:

1. Tenant education is very necessary and that among the educators should be
the politicians themselves;

2. There should be a willingness to pay for services if we have to recover
the cost;

3. There should be an established and efficient cost recovery mechanism;
4. Subletting facilities should be encouraged in order tc¢ assist tenants.

In Botswana, we regard the education of the beneficiaries to be of paramount importance. In
our discussion there was a country that mentioned they had just started self-help housing
schemes. But, the pceople there did not know what it was all about. They didn't know a thing
about what sclf-help housing was., Obviously, in a situation like that, when you come to

the costs and ask people to pav, you have a problem. They wouldn't know what they are
expected to pay for. But in Botswana, we are very sensitive to this issue, The pictures on
the wall, for example, tell a story of what happens in Botswana. We carry out orientation
sessions, we hold ward meetings, we hold public mecetings. Sometimes we hold educational
seminars and workshops so that people understand exactly what their responsibility is. 1
remember an example which happened recently in my town. Because of the services that were
installed, the levy had to be raised from five pulas to eight pulas. I watched the mayor

of my town address a peneral meeting. He told the people what it was all about. He showed
them some of the immediate services that had been installed there. He ended up by saying

as a result, Counsel had found it ncecessary to raise the levy to where it was. The people
stood up and said, "1f all people educatred us like you did today, we would always be happy
and cooperative. We accept the eipght pulas of this levy." This shows the amount of cooperation
that can exist between administration and the tenants if people know what it is all about.
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PRIGCING AND COST RECOVERY BY MR. DRISS KHARCHAFI, MINISTRY DE L'HABITAT ET DE L'AMENAGEMENT
DU TERRITOIRE

In group 3B, we tried to establish, within the framework of price and cost recovery, a
somewhat analvtical approach to what can be done so that governments and especially

African povernments can reduce their participation in their low-cost housing operations.
After M. Yeboue presented his report, a debate ensued in which two aspects were considered.
The first was teo define the social strata or stratum for which such a program would be devel-
oped,  i.e., defining the target population.  The second aspect, which is in fact the theme
of our mecting, vas to find wavs to reduce povernment subsidies by as much as possible,
allowing the heneficiaries to assume partial or rtotal responsibility of its operations. The
problen, therefore, was to define the tvpes of operations or proprams not requiring maximum
sovernment intervention.,  We drew up a list which, although by no means exhaustive, did define
those factors iavolwed in the Uield of housing (home ownership and rent).

We divided these factors Lnto two groups: those factors or parvameters involved in technical
costs, 1.o., evervthing related to project rescarch and studies, and those factors which

can be termed tinacce costs,  Technical costs can be divided into several clements, among
them the fundamental clement which is the land, VRDs --sites and services, the accual
construction, facitities and technical studies,  We then tried to determine how cach of
these olements could minimize or attempt to minimize povernment participation:

L. LAND--I{ land is to be made available or given to the beneficiaries
then the povernments have to establish a dynamice property and housing
policy by which they are able to amass a viable housing stock.

I~

VRDS ~--(scrvices, water, clectricity, roads, ete.)--First, it was
recommended that what we call "off-sicve," meaning the primary

or external infrastructure, could be the responsibility of other
povernment depavtments, for example, public works, water and
electricity works, cte. [t was then recommended that the
responsibility for the "in-site' svstem, i.ce., the secondary

or internal dis ribution systems, could be assumed by the
beneficiarics themselves.

3. CONSTRUCTIOM--It was obvious that if sclf-reliance in housing is to
be achicved, allowing the government to totally or partially
abandon their participation in these operations, the beneficiaries
must themselves build their own homes.

4. FACILITIES--Here, within the {ramework of government planning,
every facilitvy or installation planned for the project should
be programmed so that it is entirely appropriate for the project
in gquestion, This usually involves totral government participation.
However, certain experiences, such as those in the Ivory Coast
relating to the construction of schools, have shown that benefi-
ciaries may assume the responsibility for certain operations.
This is an experience that should be taken into consideration
and that could ecventua'ly be useful in otrher countries.

TECHNTCAL STUDTES--Here, technicians working for the government,
architects, enyineers, cte., could undertake studies without the
participation of the beneficiarices. PBut every technical study
sub-contracted to a private or para-public orpanization must be
charged to the overall project costs,

[,

The second yroup of tfactors considered was the finance costs and we considered that all finance
costs should be charged to the project and paved for by the benceficiaries. Finally, we
considered the notion of profit marain--if there is one. Since this type of operation is
usually undertiaken by the povornment, it seems that there canpot be a profit margin. However,
if, in certain countries, private or para-public orpanizations undertake these operations,
there can be a certain profit margin but this must be controlled by the government so that

the portion charged to the operation is as 'ow as possible. Finally, we recommended that

the procedures for obtaining financing should be relazed so that the operations or projects can
be finished within relatively short times.
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MR. MICHAEL BEKESFORD,CTTY COUNCIL OF HARARE, ZIMBABWE

Group TV examined the question of self-help labor and the role of building groups particularly
focused on Dandora near Nairobi. Although our topic has been categorized as financial, it

could just as casilv have fallen under the heading of training. If nothing else, it establishes
the linkage between the two aspects. The Dandora study clearly demonstrated that savings can

be achieved by beneficiaries contributing their own time, energy and labor in the self-builder
process. In fact, the studv showed that savings between 40 and 50 percent could be achieved

compared with conventional construction costs. This occurred by eliminating some labor costs,
and more siynificantly, bv eliminating most of the overheads and the profitc clement of
conventional contractors. The studv identificd three types of self-help construction. First
was the building proup. This comprised in Dandora between 10 and 20 members. They pooled their
labor, financial contributions, and building loans. They undertook construction of rooms on
cach member's plot in turn.  The sccond method was individual scelf-help, which is very

solf caplanacorv,  Third, there were contractor supervision arrangements which basically
involved small contractors. T don't want to confuse the small contractor that we are talking
about here with the larger conventional contractor.

The members of the building groups were ro be found in the lowest income and I think it must
be assumed that they saw cooperative action as the best means of overcoming problems imposcd
by their low carnimes.  Thev were not necessarily anvmore ef fective in achieving a lower

cost ol construction than the other proups. Indeed, the small contractors in Dandora scemed
1o have risen to the oceasion and produced very competitive prices.  The most important
achicvement of the building yroups was that thev successfully found a way to circumvent the
basic problem of having insufficient capital to commence construction.  The building groups
evolved from the people and were not an artificial creation imposed by sowe zealous sociologist
on an unsuspecting population.  Thev were encouraged by the community development workers and
indeed theyv needed advice and training in simple hookkeeping, cost control and site management.
The concept of these building proups found Caver with most of the delepates who attended our
discussions.  Thore were 4 number of suppestions as to how they could be strengthened and made
more ¢ffective. Une supyestion was that the proup should be formed before plots were allocated
to members and thev conld begin to save' earlier, Perhaps it would be possible to allocate

the plots in the same peopraphical area. Tt was supgested that building loans could be made

to proups rather than to individual homeowners.  There are obvious legal and financial compli-
cations here, but it's worth looking into.  The centinued existence of the proups after they
had achieved their primary aim of building houses for thelr members was suppested. Environ-

ment or community (asks were possibilities for continuing groups. They could even become

production rather than consumer groups by assisting others in the self-building process,

Althourh these orcups are repistercd with the authority, there is some need to clarifv their
¢ ¢ i i !

lepal status and their responsibilities vis-a-vis their members. At present, they seem Lo

operate {airly successtully. Using, social or moral pressures mipht not always work as

smoothlv as it scems to be at the moment.

The involvement of voluntary organizations to supplement the cfforts of the housing authorities
was another aspect discussed. Tt was felt that this might help to support the building proups.
Voluntary orpanizations arce often able to pet closer to the people than the public ageneies.
hinderced by the burcaucracy. That, [ am sure, you all know about. They can be

They are less
more {lexible and thev can tap financial sources which are closed to the public agencies.
Clearly, there is much to be done in this field. I think the Dandora experience shows that

building groups are another tool in the self-help housing arsenal and another aid in ouvr
task of achieving the impossible,

Thank vou.
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Training: Small Group Discussion Reports

MR. DAVID R. BENSON, REGIONAL HOUSLNG OFFICER FOR EAST AND SOUTHERN AFRICA, USAID

We do think that training is important. We do believe that training has a very important
bearing on the theme of this conference, which is self-reliance and shelter. In many countries,
highly professional staff is in short supply. 1 think it is possible to train staff at the
institutions and organization involved in shelter to become much more efficient workers. As
thev become more cfficient workers, we would anticipate there would be greater savings and
greater benefits to the residents of communities or the beneficiaries of communities that

we're working in. We think che training also provides preat benefits to the organizations.
Last, but not least, we think that training provides a benefit to the individual. Individual
employvees, if thev are well treined, have a greater sense of responsibility and a greater sense
of accomplishment in their own work. And, hopefully, they could be promoted on the basis of
the training they have reecived. We have this morning representatives from five training
discussion groups. The {irst group deals with in-country and regional-training institutions.

I might comment that in my cxperience in Africa, T have learned that there are some very
excellent Africa-based training institutions. I think that members of country delegations
oupht' to carcfully consider using the institutions that do exist in Afriea to provide training
for Africans. The sceecond discussion group is called Planning and Organization for Training.

In this particular vne, we will try to discuss institutions that have not been involved in
training previously and what they need to know to help them establish an in-house training
operation. We will also excmine how they can develop greater skills in selecting either

local or regional training institutions that wmight meet their specific needs. Another
important discussion group, the third group, is called Training for Paraprofessionals. There
are a considerable number of paraprofessionals in the shelter field. Many of them are good

men and women who can contribute greatly to th. success of the organization and the achievement

of poals, provided that they hove good training. The last two groups discuss case studies.
One case study is on the education of the beneficiary. Beneficiaries, of course, arc really

the target of all our activity., I think that it is very usctul and very important to spend
time at the very beginning of a project and during the implementation and co-implementation
scction of a project to deal very carefully with the beneficiary. This is done in several
wavs. One is continually providing information about the project. Another way of doing it is
to ask the beneficiaries what they want in term of the project. The last topic we will talk
about today is a case study on the Training of Implementing Staff.

Let me highlipght some of the important points. One thing is that training is important. In
some cases, training might be crucial to the success of a project. But, if an institution
or organization wants to involve itself in training, there are a number of things that must
be done. One of them is to analyze training needs. What kind of training is required for a
varicety of staff people? How specific or how unspecific should that training be? Then
there has to be a training policy, either a scctor-wide policy or a national policy or an
institutional policy to set the framework for training so that everybody understands what
training is to accomplish and, of course, how much money can be allocated te that particular
area.  Another important point is to talk about training strategy. There are all kinds of
training. Some of it is good, some of it is bad. Some of it is relevant, some of it is

not relevant., An organization or institution must develop a strategy to simplify its
evatuation of potential training plans.

Training mus . serve the orpanization to be cost effective, but T think it also should serve

the individual person who is beiny trained. Another important plan T think is to evaluate.
Training is a process that should be implemented, evaluated, changed if necessary, reimplemented
and validated and changed other times. Lastly, again, let me repeat that training should be
designed to meet specific organizational and individual requirements.
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IN-COUNTRY AND REGIONAL-TRAINING INSTITUTIONS BY MR. MATHEW OTHOW DENG, REGIONAL MINISTRY OF
HOUSING AND PUBLIC UTTILITIES, SUDAN

[t appears to me, and maybe to many people, that the establishment of training institutions
seems o wel low priovity in many countries in Africa, and indeed little actual attention.
But, the question which the leader posed to our proup concerned the need for establishment
of such institutions. Ts there a need? And the answer on which everybody agreed is that
there is a need to establish such institutions because in all that has been said ahead of
this report about finance and good plans for orpanization, and so on, you come up against
implementation and for implementation you need the human being, not any human being, but a
qualified trained person in the job that he is supposed to o, Therefore, vou cannot think
that anvbody graduating “rom o university or a secondary school ean be put directly on the
job and do a pood job. He nceds some training before you put him on the job and he needs
some training thereafter in the job that you put him on, especially when it is a shelter
housing job,

The importance of the establishment of such repional training institutions is recognized, but
[ think that the expenses and other things are concerns of many people. Our group agrecd
that regional institurions are really pood because they allow pooling of resources. The
other advantage of repional institutions is that they offer yreat opportunities because the
people who po and take part in these institutions come from differeat areas, different back-
srounds, different cultures and so on.  When they mecr, they benefit from one another,

There arc manvy advantaspes that can be offered by repional institutions, but they are very
crpensive.  They require many people who are cexpeasive to employ because we do not have them
in Africa. We need people from outside, assistance from outside. We think that the developed
countrics and orvanizations are still very much needed to assist us in establishing such
renining fnetitutions by providing staff, maybe facilities and equipment, rescarch materials
and other things,

Our proup also aproed that it is important in establishing such regional institutions that the
various countries of regions develop a coordinated policy. This can prevent one country from
dominating evervthing. A financial commitmen® by these countries to the regional institution
is also important so that the burden is not left to one country.

In conclusion, there is a need to cstablish such regional institutions in the various areas

in Africa, whether they are French speaking or English speaking in order to develop the
necessary housing skills.
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TRAINING FOR PARAPROFESSTONALS, BY MR. HALIM S. SCANDAR, JOINT HOUSING PROJECTS AGENCY,
MINISTRY OF HOUSTING, EGYPT

Our group tried to define the paraprofessional for housing services. We considered how to
rrain them, how to assess the training, who trains the paraprofessional, where to train them,
and what tvpe of people we need. Training, lecture, [ield work, oa-the-job traiaing, and
case study work were the training methods we discussed.

Our discussion group considered three gproups of papaprofessionals--administrative, community
development, and technieal, We classified the adwministrative group into administrative
assistants, bookkeepers, cashicrs, store keepers, general clerks, state assistants, cleaning
assistants, drivers and gardeners. Community development included health staff, community
development officers, community development: assistants, health assistants and researchers.,
The third tvpe, technical staff, included building technicians, carpenters, drain layers,
clectriciars, masonry bricklayers, painters, plumbers, auto and plan maintenance.

Then, «o went back to the administrative group and tr ed to look at the skill types needed in
that category, We determined that of fice management, basic accounting, cemmunication and
languaze, housing studies, community development, estate management, public relations, store
managenent and budpeting administrative procedures were needed.  From these needs, we tried

Lo Jook at the cducation lovel required. A minimum of ten yvears basic education level, subject
to an aptitude test for the ten vears to upgrade them.  Where can they be trained? On-the-job
orientation followed by a three month cousse at.a technical training institution, Training
conrses should be arranged for assuming hicher responsibility. By whom to be trained? Training
component should be included in any project. Assign a unit training officer for coordination
amd lidison to communicate with the training committee. Prepare a module to be educated to

the training needs.

dethodolopy

First, fiela work techniqiues are left to the project unit. The training officer is the person
to be providel with a feedback by the trainees and employer to adopt or develop the training
oropram according to the needs.  Formal evaluation should be undertaken by an independent
vears. A training institution which has facilitices should provide all

be paid a fece.

agency every threo
facilities and must

The sceond catepory was community development and health scaff.  The skills we identified

for this proup were community education, public administration, environmental studies,
ahwsical planning, elements of cconomics, general principle of housing and planning, building
controls and repulation, home ecconomics, agriculture, social studies, commun ication skills,
aed housing administration.  Basic education for this catepory is a minimum of ten yecars.
Workers in this categorv can he trained in appropriate training institutions. They should be
trained by the apency emploving them. Training methods would include on-the-job training,
cane studies, and lectures. The training officer is the person to be provided with a feed-
hack by trainers and employers in order to adopt or develop training programs according to
the needs of communitv development professionals.

We have decided to arrange the technical staff into two categories: technicians and skilled.
For both vroups, the training level should be ten vear with upgrading, or twelve years
cducation.,  The skills needed in this categpory are technical drawing, materials, building signs,
hasic survevineg, building technoloypv, building services, basic planning and building laws,

tand Taws measurement, quantity and costing, contract lows, administration, office management,
and supervision,  Technicians can be trained in polytechnics, in technical schools, and on-the-
job.,  Skilled craftsmen can be trained on the job, at training centers and should be trained

by the apency employing them at the government technical sclools.
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EDUCATION OF BENEFTCIARTES, BY MR, RTCHARD JULLTON MARTIN, MINISTRY OF WORKS AND HOUSING, KENYA

As this discussion proup was a case study, my presentation this morning will be largely

an over-simplificd version of the papers that were presented by Mr. Isaac Whenapole and Mr.
Steven Mulenpa.  This project was andertaken in squatter scttlements avound Lusaka. Tt
otarted in 1974, and there were about 23 thousand houscholds affected.  The project was sub-
stantially comploted in U800,

One of the important things we noted aboat the project was the substantial depree of
elfficiency the squatter settlements had shown in organicing theiv own affairs.  There was a
strong tacal leadership based on the ruling national party unit.  Under this leadership, the
development of tiwe sqnatter settlements had been done in an orderty and efficient way., Its
accomplishment s ineluded buiTding vouny children centers and markets and installing a water
supply.

Thiv cexperience in self-reliance was taken into account when the upprading operations were

started.  For this reason, the fmplement ing apency was composed of a strony, community development
staff whose responsibility was to work with the residents.  This agency was known as the

Housing Project Uit Ut owas established as o new department of the Lusaka Cirv Council.  The
housing project unit took into account the need For participation and orpanized its management
in o slivht iy unosual wav, 1T arranpged for the majority of dav-to-day decisions to be taken

in the field bv oa ficld team. The field team included representatives of all the professions
working in the rea at the time, inclading community development workers, architects, enpincers,
and so on. When ditficultic: arose in the field, the field team would refer back to the manage-

ment at the head of fice, who would then help solve any problems,

In addition to its manapement responsibilities, the field team handled a number of additional
tasks.  These inebrded making available information to involving residents in the project,
tiraining them in constrietion skiils, and making them aware of their rights in the operat ion
of the project and in the uppraded situation as a whole.  This information was conveyed
throupgh a scerics of seminars,

Bricling was done on separate occasions in the implementation of the project by community
development stati who worked with a number of separate proups.  Initially, the brieling task
was to explain to the leaders in the city, such as party officials, counscelors, and so on,
what the project was, what upprading would mean and how long it was poing to take to finish
the job,  This was called the “off-gite” leadership briefing.  Once this had been done,

a nimilar process was followed with the "on-sive” leaders, that is, the community leaders in

A squntter sett lement that was to be uppraded,

With the support of the ltocatl leaders, the team then went through the same process with the
residents in proups of about 290 These meetings were held over a period of months, during
which time every resident had an opportunity to hear about the project and to ask questions.

AL a subsequent stape  of the hriefing process, the leaders formed themselves into a road
plannimg group.  The project unit gave this proup the responsibility of deciding the location
of community tacilitics such ac schools, clinics, markets, and so on, as well as decisions
roparding the location of all rvoads to be built within the settlement.  However, Tirst they
had to mderstand come of the technical issues involved, the cost factors, and some of the
procedures by which decizions were to be made.  This requirved another bricefling process,

The third stape bhrieting was mdertaken when families who were affected by the new road had

} :
to move and wanted to konow what would happen to them,  This was called the resettlement
briefing., People in this category went to a series of three or four mectings in proups of
2% Thewv would hear abont the cost of building, how to orpanize labor, how to obtain

IS \ )

building aaterials, how to pet a loan, how their belongings wonld be transported to their new
plot,where their new plot was poing to bheo and so on,

The cecond method for cdiucating the residents was throngh the use of seminars.  These seminars,
which unually basted one or two Jdavs, were conduct od primarily for the leadership within the
communit v, They were desipned 1o pive the leadership an opportunity for discussing the state
of the world at that voint in Cime.  Thev were conduneted betore, during and after upprading

an the need expressed itseli . Seminars were also conducted with the ehief officers and
cotnselors of Cite Couneil in ovder o keep them informed of the project progress. The format
of those seminars was thiee stape desiyn: First to identity the problems that were being
faced Ly the people and by the communitics, second, to determine what solutions to these

problems conld bhe fonnd, ot thivd, o deeide who could implement those solatious,
In some cancs, the Teaders toand the people were in a position to implement a solution
fhemsolves,  In other instances, they conldn’t do this and they, therefore, requested the

hosuing projece unit ta make the decision itself,
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This seminar process was desipgned to help rationaliize decision making and to establish clear
roles fov all the actors involved Also, it had the benefieial effeet of building harmony
between leadership and those in tie field, thereby making more effective use of all the skills
avallable,

In addition to briefings and seminars, other media were used which included displaying
posters, handing out leaflets, staging plays and singing sonpgs. The songs were written by
the staff of the housing project anit and performed by local bands. They were very popular
and were desipned to bring out project themes, such as how sensible it is to try to build
small houses initially and then to cexpand the house later on.

The existence of a strony part leadership made all this much casier than it would be in
situations where the lTeadership was not as strong. Also, my discussion group lelt that such
procedures mipht be difficult to introduce in Fran Cophon, Africa, as there are different
traditions there relating to povernment versus popular roles. There were also fears cxpressed
that participation and educational sessions can delay the actual propress of the project. The
speakers reacted to this by stating that although it Jdid take time, it saved time in the long
run.  There were examples in the Lusaka projects where this type of participation was not
incorporated. In these instances, the greatest problems and the greatest delays were evident.

That is mv summary, ‘Thank vou very much, Mr. Chairman.
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TRAINING OF IMPLEMENTING STAFF, BY MR. FABIAN PHALADZE, LOBATSE TOWN COUNCIL, BOTSWANA

During this discussion, the group came up with the following points.

In response to the needs of low-income people, povernment has embarked on large housing
projects. In turn, implementing apencies are under preat pressure to ensure that the projects
are successfully completed.  Manpower constraints inhibit smooth and efficient implementation.
Training is needed to overcome these constraints.

The discussion identified two types of training; institutional training and on-the-job training.
On-the-joh training was viewed as the most appropriate means of training within the time
constraints and pressure to implement a project. Lt was felt that on-the-job training must

be taken seriously. This can be facilitated by making it more formal throuph proper planning
and orpanication. It should also be tied to institutional training. This means at a certain
period, those that have been trained are priven some certificate which thereafter would enable
them to po for institutional training.

Training requires the consideration of the following six major items.  Item one is analysis,
which would help determine the exact skill level of the staff and the skill level required
to complete the job.  Ttem two is curriculum development, which establishes the training
apenda. This enables the training needs to be addressed specifically according to the nceds
malvais,  The curriculum must include definitive learning objectives so that traineces will
know whiat 16 expected of them,  frem three is the materials production, which includes a
combination of materials, such as posters, manuals, handbooks, role plays, strect theaters,
slide shows, Tearning diaries awd the like. Identification and training of trainers, is
the fourth item.  The priovity should be to build up a cadre of trainers. This can be
effected in the cavly stapes by relying on experienced officers and senior officers who can
(rain the less expericnced.  The fifth item is methedolopy, which is varied according to
style and environment. However, hands-on training should be cmphasized. /

Trainees start with knowledype and then, with the assistance of a trainer, the trainee cvaluates
and roviews that knowledpe or skill.  The cvaluation helps the trainee to formulate new theories,
new concepts, and skills.  Hext, the trainee must experiment with the new theory or skills.
This hetps lead to a new knowledpe,  This brings the traince back to the beginning of the
process which continues constant Ly, building new knowledpe and new skills. The final item is,
follow np which is essential to insure that the training was effective and complete and to
identify anv training needs.  Review and cvaluation of any and all sessions are essential

in order to keep the trainee responsive. The fmplementation of any training session must

he weirhted apainst the time lost on the job. Trainces should be involved in the planning an
evaluation of training in order to maximize their involvement and commitment to training
efforts,  Finally, active traince participation will help ensurce that the training will be
successiul and meaninpgful to the trairce. In addition, the process of organizing training
from necds analysis to follow up must be continuous in order to keep the training framework
flexible according to the changing needs of the staff. This was based on a case study of
triaining being conducted in Botswana.

Thank you.
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COI NTRY PRESENTATIONS AND SUMMARY REPORTS

Chairman: Mr. Peter M. Kimm, Dircctor, Office of Housing, and Urban Development, USAID

‘rief closing statments were heard from delegates representing the following countries
and organizations.

ot

Delepates trom Zimbabwe.,  From lett: Mr. Michacel Patrick Berestord and Mr.,

Donald Tobaiue, Harare City Councils e Georpe Deikun, Repional Office of Housing
and Urban Development, USATD Abidians and Hre. Antior - H. Ramarokoio, African
Development Bank.,






CLOSING CEREMONIES

Chairmen: Mr. S. T. Ketlogetswe, Mayor of Gaborone
Mr. Peter M. Kimm, Director, Office of Housing and Urban Development, USAID

Participants: Mr. Peter O. Molosi, Permanent Secretary, Ministry or Local Goverument
and Lands, Botswana

Hon. Archibald Mogwe, Minister of Evternal TForeign Affairs, Botswana

MR. §. T. KETLOGETSWE, MAYOR OF GABORONE

The themes of this conference have been sclf-reliance and shelter. I have tried to identify
the dominant words or the most frequently used words in this conference and I think I have
recognized two. One is linkages. We have talked about all sorts of linkages. We have
talked about linkages in the mobilization of savings, between formal and non-formal finances.
We have talked about linkages in employment creation. We've talked about linkages in
traditional and non-traditional financial institutions. But, I think the most important
linkage in my mind is the human linkage. And, T think it has been emphasized by many
delegations that the contacts we have made here are the very most important. Since so many
words of appreciation, so many kind words of appreciation have been said about our town that
[ would like to thank you very much for those words of appreciation and hope that you will
come agair to Gaborone. In fact, within our tradition we say that you need to have a visitor
so that the best foot can come out. You need to have a visitor so that the best behavior
can come out. So, the more you come herec, it'll make us put out our best. Finally, I

would like to say to all of you, farewell, and have a pleasant journey.

MR. PETER M. KIMM, DIRECTOR, OFFICE OF HOUSING AND URBAN DEVELOPMENT, USAID

One of the things we have debated here is how frequently we should meet. There are different
views. But, I'm sure you all have seen and heard enough of me to last for several years. I
have expressed many times, but I will say one more time, how impressed I have been by this
Conference. I'm not really talking about the logistics and the planning and the goodwill of
the Botswana people, of which we are all aware. 1'm talking abou% the level of competence,
the degree of expertise that is represented here. This is the cream of the resources who

are going to solve the housing and urban development in this continent. I have absolutely no
doubt that that's what you all are going to do. It's a pleasure to spend a week with you and
I really feel very gcod about it.

Finally, T would like to say to the Minister as the official representative of the Government
of Botswana--I would like to extend to him the thanks of all of the delegates here who I
presume to represent and the thanks of my Govermment who I do represent--for all of the fine
things that the Government of Botswana did for us this week.

Thank you,

MR. PETER O. MOLOSI, PERMANENT SECRETARY, MINISTRY OF LOCAL GOVERNMENT AND LANDS, BOTSWANA

On behalf of USAID, we'd like to make a couple of comments. One, our great appreciation for
your participation in making this conference a success. Without your presence, the conference
clearly would not “ive been what it was. Secondly, on behalf of the USAID, we'd like to

extend our appreciation and thanks to the government of Botswana who has been a most gracious
host. And, particularly our thanks to the Ministry of Local Government Lands for the untiring
efforts to prepare for this. To the Gaborone Town Council and, last but not least, to our

AID Office of Housing, Mr. Kimm, thank you and farewell. Hope to sece you at our next conference.
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OFFTCTAL CLOSING SPEECH, BY MR. ARCHIBALD MOGWE, HONORABLE MINISTER OF Ex... AL FOREIGN
AFFAIRS, BOTSWANA

Mr. Chairmen, distinguished delepgations, Ladies and Gentlemen. Let me assure Mr, Kimm

that 1 certainly will convey to the Government of Botswana the pratitude he has expressed
on vour behalf Tor hosting this conference.  Your deliberations here in the last four days
wore on a very important subject: housing in Africa.  Now that we have seen for ourselves
the conditions prevailing in Botswana, vou have all come to realize the seriousness and

the mapnitude of the problem that the houwsing shortape imposes for the developing countrices
of our continent. And, it is onlv throush coming topether to cexchanpe ideas and experiences
that some solutions to the problems mav be evolved,

We are all aware that this problem has its roots in our colonial past. At that time, no

ef fort was made by the colonial administrators to formulate any policies aimed at providing
the majority of nationals with adequate shelter,  0r, where some effort was made to tackle
the problem, it was so haltf-hearted and so poorly provided, piving indipenous communitics
with badlv desipned ill-ventilated structures with no  amenities, no running water, no roofs,

and from far awav from vesidential arcas, set aside from expensive communities. In this part
of Africa, the collection of such structures did not cven merit the name of town or city
irreapective of the number of inhabitants.  They  were known as lTocations. And, cveryvbody

knew what the name "location” denoted. 1 bhelicve that in our part of Africa they are known
as compounds .,

Conpled with the problem of inadequate housing, there's always been the insecurity of tenure.
It rests with us, with this conference, to attempt to correet this situat ion. [ have been
intormed that vou've been shown around Gaborone.  You've seen the effort the Botswana
Government is making to meet housing danands in our urban center.  Since the independence

of this comtry, and until quite recently, it was povernment policy to provide urban housing
to a larpe percentape of onr people throuph the Botswana Housing Corporation and the self-help
housing agency.  The Botswana Housing Corp. was enpaped in the construction of houses on the
high, medium and low-income proups while the self-help housing apencies provided sites and
building materials to the section of our urban communitics that came mainly from squatter
sotttoment s, This tended to confine our honsing efforts to the towns, to the total exclusion
of the countrv's rural arveas.  This, topether with the already developed wrban arcas had the
undesived effoct of moving lavpe proups of people to the towns where they created serious

situat ions of anemplovment and cven appravated the housing problem itself.  Delepates, vou
probably have had the opportunity to read the report on the residential housing policies in
Botswana. And note that {ar-reaching chanpes will soon be introduced by povernment to

accelerate the provision of houses in the urban arcas as well as in the rural areas.  The
housing division will bhe created in the Ministry of Local Government and Lands. Tt is
intended in the freture that our development plans should have a scction dealing with housing.

Mr. Chairman, the Viee President, in his opening address, dealt  with the political situation
in this region of Africa. aAnd it will be abundantly clear to the distinpuished delegates
that Botswana's success or failure in finding a solution to our housing problem will be
detormined to a larye extent by the political climate in which we'll find ourselves from

time to time. soth our peopraphical situations, as a number of countries, and our present

state of development make us depend on South Africa. Our cconomy is tied to South Africa
and we relv on that country not only for most of the building materials, but for other
commodit ies as well. We arce deeply concerned about this relationship.  No sovercipgn state

wants to be totally dependent on another. And for this reason, Botswana cooperates with
other countries in this repion through the Southern African  Development Coordination
Conference to reduce their dependence on South Africa.  We are confident that its  goals
will be progressively achiceved.

Distinguished delegates, ladies and gentlemen, T have heard from many quarters that this

has been a very pood conference.  Africa will be looking forward to receiving your reports
on this very important subject. And we hope your recommendations will help our various
povernments in the formulation of the housing policies. We arce very happy to have you here
in our country. Botswana is amony the least developed countries of the world., And, as such,
it lacks the amenitics for the hosting for international conferences. We, therefore,
apologize for our shortcomings, for any inconveniences which vou mav have suffered as a
result. We wish you a safe roeturn to vour respective countries, and hope you will carry
with you pleasant memories of the warm hearted people of Botswana.

Thank you, Mr. Chairman.
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Official Conference closing specech was given
by Mr. Archibald Mogwe, Honorable Minister of
External Forceipgn Alfairs, Botswana.

Botswana dolegation, Conference hosts (above),
and Conterence Co-Chairman Mr. 8.7, Ketlogelswe
and Mr, Peter Kimm oat closing session,



Host: Government of Gaborone,

BOTSWANA

CAMPBELL, Ronald J.
COHEN, Louis A,
DAWSON, Horace, Jr.
GHANTE, Lucky E.
KARG, William

KETLOGETSWE, S.T.

LETSIE, Lebohang,

MAJE, Moseki

MAKHWADE, Richard M,
MATLHAKU, Alpheus

MOKOTO, Nco

MOGWE,, Archibald

MOTSE, Stanley M.

MOTSU, (MWARAMU)Vinga,K Viola
NOMTUSE, Mbere

NYTRENDA, Henry, Andrea
PHALADZE, Fabian Morgan,
RICHARDSON, Eric W,
RICHARDSON, James Douplas
SEBINA, lLconard Moutlakpola
SERETSE, Lenyeletse M,
SESINYT, Bernard G,
STAFFORD, Baker

STOW, Barry

CAMEROON

LANGLEY, Philip

EGYPT

AMATO, Peter N,
FODA, Mohamed M,
HASSAN, Ali Abdel
MOSTAFA, Shadia A.
PAINTER, David L.
SALEH, Monecer
SCANDAR, llalim S.

IVORY COAST

ADIOUMANI, Kouassi
AFFRAN, Vincent
ANOH, Blaise

BAMBA, Mousa

DEIKUN, George
DIGBOHOU, Jules
DJOMAN, Bedy Jacques
KAMMA KASSIT, Guy
KONAN-FERRAND, Jean

KONAN, Louame

LIPPE, Michael
MAMBE, Beupre Robert
NANDJUT, Simon Dopbo
NOLAN, Amy Upton
OUATTARA, Abraham
OUATTARA, Dakassic

RAMAROKOTO, Heritsimba Antoine

SOUMAHORO, Moussa

YEBOUE, lLazare

LIST OF PARTICIPANTS

Botswana

local Government and Lands Ministry

Repional Housing and Urban Development Office

U. S5, Ambassador to Botswana

Gaborone Town Council

Ministry of Local Government and Lands/Cooperative
Hous ing Foundation

Mayor of Gaborone

Ministry of Local Government and Lands

Francistown Town Council

Ministry of Local Government and Lands

Government of Botswana

Government of Botswana

Minister of External Affairs

Gaborone Town Council

SPTC-SHHA

Ministry of Local Government and Lands

Jwaneng Township Authority

Lobatse Town Council

Self-Help Housing Agency, Francistown

Botswana Housing Corporation

Francistown Town Couneil

Vice President, Republic of Botswana

Selebi-Phikwe Town Council

Regional Housing and Urban Development Office, USALD

Lobatse Town Council

Pan African Institute for Development

Regional Housing and Urban Development Office, USALD

Joint Housing Projects Agency, Ministry of Housing
Joint Housing Projects Agency, Ministry of Housing
General Organization for Physical Planning, Ministry of Housing
Regional Housing and Urban Development Office, USAID
Planning Manager at Helwan District

Joint ngsing Projects Agency, Ministry of Housing

Ministry of Urban Construction

Societé d'Equipement des Terrains Urbains (SETU)

Socicté de Gestion Financiere de 1'Habitat (SOGEFIHA)

Societé d'Equipement des Terrains Urbains (SETU)

Regional lousing and Urban Development Office, USAID

Banque Nationale pour l'Epargne and le Credit (BNEC)

Societé¢ d'Equipement des Terrains Urbains (SETU)

Societé de Gestion Financiere de I'Habitat (SOGEFTHA)

Societc¢ lvoiricnne de Construction and de Gestion Immobiliere

(STCOGT)

Banque Nationale pour 1'Epargne ct le Credit (BNEC)

Regiional Housing and Urban Development Office, USAID

Ministere de la Construction and de 1'Urbanisme

Societe de Cestion Financiere de L'Habitat (SOGEFIHA)

Regional Housing and Urban Development Office, USAID

Laborateire du Batiment and des Travaux Publics

Banque Nationale pour 1'Epargne ct le Credit (BNEC)

Banque Africaine de Developpement

Socicte ITvoirienne de Construction and de Gestion Immobiliere
(S0COGT)

Director General, Banque National pour d'Epargne et le Credit
(BNEC)

135



KENYA

ALDER, Graham
ARMSTRONG, James
BENSON, David R.
BOYCE, Charles P.
CHANDA, Ray

HAGGER, Jeremy
HUSSEY, Pamela
KAYILA, James Omolo
KIRAGUE, Kithinji

KURIA-GATHONI, Emmanuel J.

MAINA, Gibson Guandaru
MANYAEA, David Gichiomi
MARTIN, Richard Jullion
MWENGI, Elijah Ngungu
NJAU, Gilbert

SHIKUMO, Joseph A.
SMITH, Diana Lee

YOUNG, Janet Badjan

LESOTHO

BFARDMORE, Richard M.
MAPETLA, E. R.
MASECHABA, Api
MATEKA, Benedict M.

LIBERIA

BEYSOLOW, Miata
GBEDEE, Alfred T.
HANSON, Magdalene J.
PEREZ-M, Luis A,
SMITH, Amos J.

MAURITANIA

MOHAMED ALY OULD, Mohamed Mahmoud

MAURITIUS

RAMDIN, Temaduth

MOROCCO

BEN AMARA, Aziddine
CHAMI, Othmane
KHARCHAFI, Driss
NIGER

BAKO, Boubakar

NIGERIA

MORRIS, Simon
OBIAKO, Emmanuel
SENEGAL

GAYE, Amadou Malick

GAYE, Mouhamadou Bachir
NICOLAS, PierreFYves

ICHDA

United Nations Center for Human Settlements (Habitat)
Regional Housing and Urban Development Office, USAID
United Nations Center for Human Settlements (Habitat)
Regional Housinpg and Urban Development Office, USAID
Regional Housing and Urban Development Office, USAID
Regional Housing and Urban Development Office, USAID
Kenya Institute of Administration

Coopers and Lybrand Associates

Nairobi City Council

Ministry of Works and Housing

Nairobi City Council

Ministry of Works and Housing

National Housing Corpoiztion

City Council of Nairobi

National Housing Corporation

Mazingira Institute

United Nations Center for Human Settlements (Habitat)

Ministry of Interior Government of Lesotho

Tower Income Housing Corporation (LEHCO-OP)

Housing Department, Ministry of Interior

lands, Surveys and Physical Planning, Ministry of Interior

National Housing and Savings Bank

National Housing Authority

National Housing Authority

(Clapp and Mayne, Inc.) National Housing Authority
National Housing and Savings Bank

SOCOGIM

Ministry of Housing, Lands and Town and Countrtry Planning

Office de Developpement de la Cooperation
Ministerede 1'Habitat et de 1'Amenagement du Territoire
Ministerede 1'Habitat et de l'Amenagement du Territoire

Ministere des Travaux Publics des Transport et de 1'Urbanisme

FMBN Lagos, Nigeria
Nigeria High Commission, Gaborone

Societé Immobiliere du Cap Vert (SICAP)
Ministerede 1'Urbanisme, de 1'Habitat et de 1'Environ
ENDA, D.UKAR

136



SEYCHELLES

MICHAUD, Leon

SUDAN

DENG, Mathew Othow
LANKATILLEKE, Amarinde Lalith
SWAZILAND

KATELFE, Chisimba Pule
MNGADI, Emnet Noma
RICHARDS, June N.
TANZANTA

ALAWI, Abdulwahab
KULABA, Saitiel M.
17060

AZTIAHA, Yawo

HIHETAH, Kokouvi

YAO, Anthony

TUNISIA

RELL HADJ ALT, Abedelhamid
BIRNHOLZ, Harry
KOOLI, Abdelhafi
LEIBSON, David
SAHNOUN, Abdelmajid
UGANDA

LWANGA, Henry B.

UPPER VOLTA

GUIEBO, Joseph

TRAORE, Soumana

ZAMBTA

MULENGA, Stephen S.
MUFNDAPOLE, Isaac
ZIMBABWE

BERESIFORD, Michael Patrick
FIELDER, Ivan, Elian
TOBATWA, Donald

UsA

BRITTON, Theodore R, Jr.
CARLSON, Eric

ELY, Helen

KIMM, Peter M.

LINDLEY, Jonathan
MADAVO, Callisto E.

Seychelles Housing Development Corp.

Regional Ministry of Housing and Public Utilities, JUBA
Regional Ministry of Housing and Public Utilities, JUBA

Ministry of Home Affairs
Ministry of Works, Power and Communications
Ministry of Works, Power and Communications

Ministry of Lands, Construction and Housing, Zanzibar
fLenter for Housing Studies, Ardhi Institute

Agency d'Equipement des Terrains Urbains (AGETU)
Caisse d'Epargne du Togo
SITO, Societé Immobiliere Togolaise

Caisse Nationale d'Epargne--Logement

Regional Housing and Urban Development Office, USAID
Ministére Habitat Tunis

Regional Housing and Urban Development Office, USAID
Ministere de 1'Habitat

Ministry of Housing and Urban Development

Ministére des Travaux Publics, Transports and Urbanisme
Societé Africaine d'Etudes and de Developpement

National Housing Authority
Lusaka Urban District Council

City Council of Harare
City Council of Harare
City Council of Harare

International Affairs Department, U. S. Department of
Housing and Urban Development, USAID

International Union of Building Societies and
Savings Associations

U. S. Department of State

Office of Housing, and Urban Development, USAID

National Savings and Loan League

The World Bank/Urban Development Department

137



MANN, William Office of Housing and Urban Development, USAID

PETTERSSON, Viviann Office of Housing and Urban Development, USAID
UPCHURCH, James CHF Cooperative Housing Foundation

WOLTER, Carol U. S. Department of State

SIMANEK, Chuck Institute of Financial Education

138



