
COOPERATIVE AGREEMENT ON HUMAN SETTLEMENTS 

AND NATURAL RESOURCE SYSTEMS ANALYSIS 

Evaluation Report
 

RURAL GROWH AND SERVICE CENTERS:
 
THE HOUSING COMPONENT
 

by
 

Arthur D. Murphy
 
Robert A. Hackenberg
 

Regional Cities Project
 
Clark University Institute for Development Anthropology
 

Cooperative Agreement (USAID)
 

Clark University Institute for Development Anthropology 
Internationa Deve'kpniwi('n

50-)(Main "")tre 
t Proqrarnl(-, 
t ( 

Suts, I' ( ) i\ 818 
',I4.-I 

W ( (,,,t,,r, M A 01010} fill (I 1,1111,)f . NY Fli{(K)l, 



EVALUATION REPORT
 

Rural Growth anid Service Centers: 

The 1!,Wusin: Component 

by 

Arthur D. Murphy 
and
 

Robert A. flackenberg 

This evaluation research was authorized
by PIO/1' No.525-O1P7-3-2006 

5 betwcen USAID/Panama
and Clark University as an amendmeit to Cooperative 

Agreement No. DAY-I135-A-00-078-00. 

Panama City
 

April, 1.983
 



Overview of Project ! . ..... 
 i
 
Te URBE iloi, C' t..................................................iv
 

II. iletrductin 
 .Co.nent.
1978.....................................1
 

A. The Basic U,d: Shelter Solutions in Secondary Cities. 
 1
 
B. The Solutio:i 	fi t'nded: Project URBE 
 lousing Program........... 2
 

D. Linkages PrD2(p-.d between Components .............................. 

16
 

III. The Evaluation qtrit,1.,v. 

17
 
A. Record Source;................................................... 
 .. 18
 

. ..................... 
 19 
C. Informal S,--v-,. ........ ..................
..... ........... 20
 

IV. Level of Accompl; -ihmi nt, 1983 ...................................... 
 20
 

20
 

1 . P ro j e c t :;1
U1 E ,r v ic d tif-os and Po ng , P r o je c ts ......... .. 


TABLE OF CONTENTS
 

Page
 

Number
 

Executive Summary............
 

IThe URB ousin'
 

C . I nlStitution cliin , Proposed 	 "." 

17...
III. The.
.......................................... 


B. Tnterview, with Officials ............. 


A. 
 She]ter Solution Provided: 'The Shift from IHomes to 
Loans .......................................................... 


-r;i 
 24 
a. Provii,.- of (h riqi 
 "...................................
27

(1) (; t, of )av1d......................................... 
 . 27 
i. Lom or o'i jii

1d (1: npll;t rl! 'rjoln compl ete)P-I r; i .. . . .27r c n ; m i)......---....... .. . •327
 

(2 C i tL v )l 0 c 	 I 1...................... 
........................... 
 .35
 

. ,,,, I'',"I(l~ :,l : ;t~utin .
 . ... .
S)-	 38
)......................37
(3 C ii' I 
 -i Ii IfI . iT .i.i: .
 ... 
. .. 
 38
 

b. P rov i t o .of .... . ... ....................... 3
 
(1) 	 ci. of ............... ................... 39
 

X'-, 111p'Ir 
. ciHrip I If '*iI, p.art- i 11
pb el Plil . ....[, I, 
 . ..............................1 ....
40 
JI i T 1 [,,,]. II ( c b.l Ipr)0................. I
 . "II P'.i rt I c .. .......... . I2
 

. - "iI I	I i .[ (0	II,;l t.il..................
 ,... .	 ........ 
 4

44
 



Page
 
Number
 

c. Province of Cocle
......................................
 46
(1) Town of Nata
...................................... 
 46
 
i. Nata (planning stage)........................... 47
 

d. 
Province of Los Santos....................................
(1) City of Los Santos 47
 
48
 

i. La Villa (Dlanninq stage) ....................
 48
2. Project URBE Home Improvement Loans 49
........................ 

a. Distribution of Solutions
.............................. 
 50
b. Administration of the Progcam ......................... 50


(1) 
Selection fof Candidates............................. 
 50
 
i. The priority system.............................. 51
 

Procedures 
.... ........................... 
..... 51
(2) Acquisition and Disbursement of Materials 
......... 52
(3) Financial Arrangeements............................

(4) Characteristics of Loan Recipients 53
 

................ 
 54
 

B. 
Institution Building Achieved.................................. 56

C. Linkages Constructed ......................................... 


61
 

V. The URBE Hiousing Component: The Implications of Policy Reversal... 
 64
 

A. The Policy Rever:;ed: From URBE in 
1978 and HIL in 1982 
........ 64
 

B. The Implications of Reversal: 
 A New Recipient for a Different 
Service ........................................................ 
1. The Shift from Groupa to Tndividulls....................... 

67
 
67
2. ThO Shift from Homes 
to ,aterial, ..................... 
.... 67
3. The Shift 
freo Tract; toL ots .......
 6.....................
68


4. The Shi ft from Cooperative Arranemnts 
to Independence .... 68
 



TABLES
 

Number Page 

I. Original Distribution of Iousing Solutions: 1978 2 

2. Housing Solutions by Type and Cost: URBE, 1978 3 

3. Type of So],ition Proposed b, Location: 1978 
 10 

4. Affordabiliy Ani:lysi s 11 

5. Distribution of Housing Solutions by Type, lucome Level of
 
Recipient no';ehold and Community as Proposed in URBE

Project Pl:n , 1978 


12
 

6. Pogram Bronofici:ary Eligibility 13
 

7. Changiny ,pInL. of ;olition; Accompanying the 1982 Re programming

of ProcL 
WE for Ho.mo Improvemnt Loans 
 22 

8. Redistrint io:n: Proram 5?5-4,-O1o (URBE) 23
 

9. Assinmoni of Ho:m, I::provr.:,ent Loan Funds by Urban Center 24 

10. 19;3 Eliriihilitv Levels 
for Shelter Solutions: Decile,Limits

of Monthly Hi ,so]id ln o:., 
 25 

11. Percentac, Khn.- of £,Llte.- Solution; and Total Investment by
Do_,ci le rf inc ume I)nit:'i ,ution 26 

12. Hou.inV tri:cit:ed and Planned with RtE. Project Support 28
 

13. Monthlv Pali''non s at 122 Intoret for lo:me Improvement

Loans 


53
 

14. Changng istHrib,ution of Shelter Solitions within the !JRBE Areas:
 
From 19/2 WVZE{ Project Desi ,n to 1982 Holme Imnprovement Loan 
PI'o r ai;i 

64 

15. Chalni nq D 
 tion Incnmo 
Aro, i :ii 190 liiw: 'rojo,:t i qn 19,82 Improvenmont 

i ii' of ;roupsi;; Served within the [RBE 
& Don'; to lIome


I oan Pro'n:rw; 

65
 

16. Ihir,O l, W!inin I ncomos by Project, l:ecile, and Amount of 
Mont hl ,' ,n",en t 

70
 



'" ~ PROJECT URBE EVALUATION *~~ 

The Housing Component
 

EXECUTIVE SUMARY 

The 	 Project URBE housing component has been completely redesigned in 1982 
to correspond with a change in policy at the 
 Mnistry of Housing. Where
the 	bulk of housing investment had been allocated to completed units in 
consolidated projects (1978 design), i-twas now to be reassigned to home
improvement loans on scatered. individual lots (1982 revision). 
 See 	docu
mentatiLon in Tables 7 and 14. 


.. 

The expanded 1982 program substitutes 3,400 solutions for the original 2,186

by reducing the average cost per solution, increasing the number of home im
provement loans (from 200 
to 2,400), and reducing the number of finished
 
housing units (from 1,166 to 398).
 

There has been general failure to adjust project design, applicant selection, services provided, collection procedures, and administrative routines
 

to the new design.
 

This has introduced a wide range of problems:
 

1,. 	 Of all solutions (homes and loans) thus far provided under Project URLBE,

41% have gone to households whose incomes are above the maximum per
mitted for eligibility ($330 per month in 1983). 
 See 	Table 3.5.
 

) All3: iS 2. site-and-services loans, some of the housing projects, and an un
known proportion of the home improvement loans are destined for house
holds with inadequate sanitation provisions. 

3. In the one major URBE project completed, Loma Colorada, collections are
 
one-third less than scheduled payments for 1982. 
 Since this project has
the 	smallest amortization payments ($10-12 per month) in the program,
 
cost recovery is emerging as a major issue.
 

4. 	Information loss within the existing system, and failure to utilize
 
information available, are partly responsible for failure to reach

lowest income groups with solutions, provision of assistance to middle
 
income households who are ineligible, and deficient collections.
 

.	 Since the home improvement loan program serves a great many more appli
cants with much smaller amounts of financing, the information processing
 
problem will accelerate rapidly.
 

The decision to concentrate on home improvement loans to the exclusion of hous
ing, projects cuts a substantial proportion of middle income households out of
the housing market completely. There are no private sector alternatives for
 
households earning between $300 and $600 par month in the URBE comm,,nities.
 

::; 	 ; .4 



,The Home Improvement Loan Pro,,rami re,,uires tile Yinioty of.Hosn; r 	 to assume....
 
" 

•a .... •• , 	 =,
comprehensive role in tile pitanni/ng, •processing,and provision of.assistance
rxl r rlosn sasm
- to0 applicant households. :Bothi Lhe privaWe sector building supply firms ands :
 
construct...ion businesses are eliminated froi 
participation. The Ministry has


poalbeoetelret 
 dailer in building mtras 
 in the country. Tile

opportunity to stimulate local bitsiness activities and provide employment
~through the private sector has been neglected.
 

~In the City of David, through v>:p-nditures scheduled for 1982, 516 home im
provement loans are budgeOted Eor: $928,000 in construction materials. If this sum were provided in coslh, a subsitantil impact on local busnswolresut edls osyteamnitaie 
burden on the Ministry of Ho using

would also be reduced., 
 . .
 

Finally, the home improvement loan program transfers responsibility for both
 
construction and payment from the 
 group to the individual recipient. 
Since
 no labor costs are included, this makes each household responsible for its own

construction program. 
Labor mus be eiher purchased or provided as a spare
time activity by household members., Shoild they fail to do this, materials
 
will deteriorate and be wasted.
 

It was the previous practise of MIVI to deal with groups in negotiating hous
ing projects. Members were ablc to organize for contributions of labor, cash
 
or materials. Furthermore, when a project was completed, groups could be made •
 

• responsible 	 '' cfor the payments of their members. The home improvement loan pro
gram destroys this framework for both implementation and accountability. 

The 	 following issues emerged ars ieeding immediatesltos 

1. 	The question of eliLtibilitv, rais-d by the present inceme ceiling

of $330 per munth,-opens up tho more important issue of choice
 
of target groups for specific solutions.
 

2. The related question of afffordnbil!:y, raised by exiattng prob
lems with collections. opens upTh broader isuiue of the utility
of home Improvement loans an an "all-purpose solution" to URBE 
community houning problems. Obviously, there are atatcmars for 
a
much wider range of services than are presently being provided.
 

3. 	Then there in the dorlivativa frovi I and 2 Above: 
 since neiLhar
 
eligibility nor nffordability,have been taken Into account inplanning thle home I-mprovument loan program, we have 2,400 solu
tions sucklig problem housecholdn, rather than 2,400 households
with a housiong problem,., seeking appropriate Sohlttons. The system 
runs baickwards. 

4. 	The undertyiog problem from which quostionn of affordnibility, ,
oligibillty, project design ind cost recovery emerge Is that r
of vervaslvo deflciuncies in co].lectins and Processina infor
ilation. 



i 
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The 	 evaluation team,...ceives that the solutions to these problems will 
require at les h floig 

1. 	Establish-mnen 
 of an information syst!m incorporating many

of the reco:rmendations prepared by E. S. Popko in his con
sultant report entitled, "A Framework for Management Infor
mation -Systems at the Ministry of Housing, Panama."
 
Our major difference is that he believes the system can be

developed internally through utilization of existing MIVI
 
staff. 
We believe that it must be prepared-and installed 
under contract with a management systems group who will indoctrinatm MIVI personnel at all levels in its multiple uses.
 

2. 	A household level socioeconomic survey is needed in each'URBE
 
community to determine income levels, housing needs, house
hold budgets, affordability issues; 'and housing demand. 
When
 
survey results are compared with MIVI's applications file, it
becomes possible to determine 
who 	is being served, where
 
demand i6 concentrated, and which types of households are most
 
in need. The degree to which services provided can become self
sustaining will also be apparent. 
In short, key data required

for planning, administration and evaluation will be at hand.
 

3. 	A special. study of home improvement financing on a cash basis

is needod, To be comprehensive, it should include the site
and-services option ii addition to the home improvement loans.
 
If properly packaged, the combinations of lots-plus-loans would
 
satisfy the evaluation team's concerns regarding minimum ser
vices, sanitation, private sector purchasing, cash available
 
for labor proc..rement, and provision of solutions for all in
come levels.
 

The reprogra!ming of the URBE Project housing budget from housing projects to
home improvement loans is an innovative step. 
The 	recommendations made by
the 	URBE evaluation team are intended to implement the revised scheme by

dealing with some of its unintended and unexpected consequences.
 

A final issue rained by the USAID Regional Housing Office concerns adminis
trative costs within thu Ministry of Housing. USAID suspects, and the pres
ent study confirms, that the costs of the homo improvement loan progrnm will

be greater than thozo of previous solutions. Installation of a management
Information system is the key to more effective cost accounting within the
 
Ministry,
 

The 	aimt of this study in to generate interest and offer nuggostions toward

the dual objectives of (1) do]ivoring a more effective housing solution to

the residents of the 
URBP communities, and (2) effecting administrative im
provements within the Ministry of Housing which will expodite delivery.
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SThe !JRBE Concept
 
On August 3, 19,83, a t1O million loan ngroement was concluded betwenUnited States and the Government of P'anamna. 

he
 
Theiagreemnent incluided anadditional authorizacion for t5.4 iillion of Houtsing Iner.tm.nt Guaranty (HIG)
.funding which brought 
the iount of rho package up to. 15.4 millon.
Counterpart funding 
frol the Government of Panamn 
raised the total amount to
t28.5 million ..r a period of five years.
 

The program included a family of components, each of wihich was to be
supported by a portion of the loan, 
as follows:
 

Small Businesses and Industries 
 -3,000,000

Agro-Industry Projects 
 3,200,000
 
Transport Terminals 
 2,500,000

Housing 
 5,400,000
 
Technical Assistance 
 1,300,000
 

TOTAL $ 15,L400,000o 

The project, designated "Rural Growth and Service Centera" by USAID, 
becai .
better knoii by 
its Spanish acronym, which wa! contracted from P o ey
o de

flesarrollo de Sistemas Vrhanos Inte-rndos to "Proyecto 'JIAV,." 

The overall objective of Project URBE was to provide a comprehensive
regional development plan to western Panama in order to 
Integrate thit region
more iirectly into the urban industrial, modern life of the nation. 
Project
developers felt that a well-artietlar.od, cooperative of.ort organized under
the Ministerlo,de Planificaci6n v 1llIftica EconAca (itnisrry 
 of Planrlng andEconomic PoliTcy or would bet mr'thod by v;hicrh a comprehensIve
development program could be carried out in the western region.
 

The gennrcl conceptc under which the prograin operatedi drew heavily ongrowth pole and central placemont theor,' in geog;raphy. Ranlk-.ize

distributions of a nation's cities iw'ld indicate those which noudod theirurban infrastructure enhanced In order to gro. Through the growth of smallertowns and cities, the dirtribution of people and wOalih in the nation would be'orationalized." Project URDE was to af(oct six provinces in western Panama:Coae, Voraguas, llerrora, Los Sntoe, and Chiriqul. 

By seeing to it that the varlnton ministrion -- those revponsible forhousf.ng, oeri,-w electricity, water, tranoporLtaion, etc.-- worked together, a 
.rogram would be created in which ?'tltiplier offucts woild expand tho overallimpat'ot of individual irojacts in cich aroa. It was estimetud that thooomultIplier effects, along with the direct offects, would n the on! arentebetwoen 2,700 and 3,5ol Jobs for the urban noor and migrants to the cities ofwestern PAnan, 
We hnv, howevr, found no ovdidncr to indicate whether thienexpuct.itions have bhaii ronlized, N Offort noomy to have ben madu oven todotnrimne a method Ghr ostimatinp numbers of Jobt croated, 

-I N . : '}:.:;; 

http:housf.ng
http:well-artietlar.od
http:Iner.tm.nt


44 

V4 t 

'--'7'lo ,in " " .... ' '' 
O a :
 

4' * I . .. • , 

The.... io~n ou
opnent of: Projectr URBE was: to be carried ,yPanama 's- ;
 
4..'. 4" t-o

iniryT , of H uig O(linisteri0o de-la.Vi.w endn,,commonly re r ed to, a
 
MIV"I). The.Ministry was-charterted in 1973 t~o ,provide coprehnsive :planning "
 

for housing and urban growth in Panama. it has since been active in
 
developing housing solutions in and around Panama City and in the Canal Zone 

generally. In the past it has worked under HIG loans 525-HG-008 and 009 to
 
provide i~rban renewal in the center of Panama City and home improvement loans
 
and various types of housing solutions in Nuevo Chorrillo and other -locations
 
in and around Panama City. Until the inception of Project URBE, however, the _
 

y,4,jnistry's activities in the rural areas of Panama were restricted because of
 
the heavy concentration of investment and interests in the Canal Zone.
 

"4

. ; .; .4
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The U RBEHousing Co4 
n
 

Each copnn of ProThec URBE 
waousig napoedntomk iutae
 

e coen fne byrhe loE as ein.d omk 
iml eu
 

~-7.~~- K 2. Build~a government inntitution with the capability to continue to 

meet that need by providing services beyond the term of the loan. 

7
 

3. Multiply the effectiveness of both-services and institutions by
 
.. constructing linkages between each.
 

* - This section considers the shelter requirementsi of the project area as
the basic need, and describes the housing solutions provided by the
appropriate government institution: 
 The Ministry of Housing (Ministerio de -Vivienda, or MIVI).
 

11. The URBE HousingCoponent, 1978
 

- 7 -A.7 The Basic eed:7777,7,7.. Shelter Solutions in Secondary Cities7. .k,7j7...,+. <- -:!/ 7,7777>7..i .. %!<-'~ 777 < 4 ? % ,774* >! 

-The 
 Project Paper*(BAS-002: iii) observes that, "housing... 
is needed to
help increase the attractiveness of the growth and service centers as places
i , to-Poet 
 RE:a. - -de .gnated to 7ak,77s4mia{ u .. 7to live and work and to help insure the local nvailability of entrepreneurial,
managerial nnd technical personnel essential to the growth of the two

adac-.in7.r-, 
 e-os~~e~oa 
 eelpet:+
 

... ufi..7.7777 -777-.7..'7'77regions." ..........ascn ......'.........
And further (BAS-002: 36): 77'7,, ... ............ 
 ,. .. "
 .7...... ....7777, .. .
+.- '4-7.7 - .....-..... ... - g-y . 7d.7ng
-, 'e 
an ap ro ri te ...+ 

.,> 5 +,# : 
"Taken together, the shelter solutions envisioned... will serve thle
:< ...


* 7housing 
V .. .- . L -, n 7 .7tt*o wxth.,th c paneeds of families with a broad7 range4 of incomes. : o7 l ty tojcn7nu
Of a total
2,186solutions, approximately 25% will be Affordable by families in
each ofthe three deciles between the 10th and 39th percentiles of the
income distribution pattern for the centers. 
 Approximately 25% of the
WRE Project shelter solutions have been allocated to families with
Incomes between the 40th and 49th percentiles because (a) it is
 

- important to the development of the centprs to hold- a variety of middle 
- management and professional employees, technicians And skilled workers; 
~ (b) relatively little housing ham been built in the centers for such
families; and (c) the target population for 1110 lending includes all
 

- famil'ieR helow the median income level."
 

7 77.The basic issue from which these concern# originate was demographic innature. 
While All provinces in thle URRE region increased in population
between 1960-1970, the province with the MAXIMUM gain (Codle with 26.7%) grow
less-than half as 
fast no Panama (54.8%). It was concluded that tho entirnregion was losing miarants to Panama, and that thle 
loss was probably,selactive, ise., made up primarily of the skilled and the educated.
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B The Solution Int'ended: Project URBE Housing Program 
.......Beginning in the 1960's, USAID adapted the Housing- Guaranty,s Progra

its principal instrumcn for addressqing sholter problems. It is a mechanista
for channeling fuinds from' the U.S. private sector to provide long term 
fancing for low income shtslter and urban upgrading programs in developing
countries. The 
loans are guaranteed by the U.S. government to protect lenders
against loss. Since its inception (to 1981) more 
than tl.5 billion in Houlsing
1.Guaranty loans were 
auithorized in 42 countries.' Since 1975, these funds havebeen used exclusively for lower income households (those receiving less than

the median household income in their community).
 

The original URBE Project budget was prepared to include t5.4 million inHousing Investment Guaranty (1110) support, 
to be supplemented with a
 
counterpart of W90,000 from the GOP.
 

E~ight intermediate cities and service centers located throughout western
Panama Were chosen as sitles for housing projects funded through URBE. Cities were chosen because of their importance to the :area in which they were located
and because of an assumed need to increase available services within them in
order to keep people in the area from movine into Panama City. The cities and
tho number of housing solutions to be provided in each are 
as follows:
 

TABLE 1
 
.2 * .. . ' . !:i. !i:{. . ):,A .; ! Original Distribution of Housing; 

Solutions: 1978 

cities Solutions 

Dnvid 
 650
Concepc ion 50
Puierto Armuellos 50 
Santiago 405 
Chitra-Los Santos 466 
Lne Tablns 115 
Aguadulce 250 
Panonome 200 

TotalL.8
 

* Source; JIAS-0.02:35-36.
 

The Ministry of Houing In ito previous projects had developed Nix typoinof houbins, soluttons invarlouo price rnnqeis. The were adopted for use inii1Rfl with litte m~odification. Within MIVT these solutions hanve becomie known
 as URBE 1, URDR 21 URBhE 3, MWEi 4, UIRBE St and URDE 6:
 

ARPF. i,grbeed Itqsi Lots of 300 squaru maters or less with iwator.connectionh to be available at property line facing a gravel road. 



,URBE 2, Home Improvement Loans/Cure Units: 
 Loans to those who 
own land
bput nced help to complete or upgrade their home. 
 Core units 36 meters
Square, with concrete floor, 
sheet metal roof, and concrete block walls
 
WOIld be available to people living in squatter settlements.
 

i...lE 3, Urbanized Lots. 
 Lots of 300 square meters or 
less with water,
 
sewer, and electricity available at the property line.
 

URF. 4, Units on 
Serviced Land Owned by Beneficiaries: Units 45 meters 
square with two bedrooms, living-dining room, and kitchen. 

URBI 
5, Units with Water and Latrine: Units 45 meters square with 
two
bcdrooms, living-dining room, kitchen, 'and latrine on a lot no 
larger

that 300 square meters.
 

URBE 6, Compl.te Two-Bedroom Units on Urbanized Lot: 
 Units 45 meters
 
square with 
two bedrooms, living-dining room, kitchen and water closet 
 .
 on lots, 300 square meters or 
less and serviced with electricity, water.,
 
sewer system, and road.
 

Th, number and estimated unit cost of each type of solution were to be
 
as follows:
 

TABLE 2
 

C.Housing 
 Solutions by Type and Cost: URBE, 1978
 

Solution Type 
 Unit Cost Number Total Cost
 

URBE No.1 
 500 400 220,000

[RBE No.2 1,000 
 200 200,009

URBE No.3 
 1,500 - 1,650 420 685,000

URDE No.4 2,000 
 95 190,000

LIRBE No.5 
 3,000 - 3,200 335 
 1,046,000

URBE No.6 
 4,700 - 5,700 
 736 31870,200
 

Source: BAS-002: pp. 35-36
 

1. Each type of solution is illustrated in the diagrnmis, prepared by theMinistry of 
 ousing, which appear on the following pages as URBE 1-6.
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Each growth and SOtVice 	 cenI er des ig,;.i L,.d as p;rL of tile iJR1jE' programwas to recoive a mix of 	 solutions; ..n')ro pr t, tile as:surrd houising needs of 
its DOplL ,itioll. The '.11 ticIp:]Led i ' K; as foll, wv;:;f,,L:; 'it 

TARL; 

'rv f_)i lti r) Pror'o:.,f '; ,.xir*tion: 11,78 

Citv 	 Sol.: t in N1 hmbe r 

David U8R': ] :50
 
U.i- 2 100
 
U !BE ( 300
 

650
 

Concepc ion 	 URIC 5 50
 

50
 

Puerto Armuelles 	 URV 6 50
 

50
 

Sant iago 	 IIB 1. 150
 
UIu,;2 100
 
U I ;:'. ) 50
 

UTRE 5 105
 

405
 

Chitrc-Lon Santos 	 vfURf s 120
 

Ui': ; 284(
 

466
 

Ln s Tn 1a r UR W"T'1 35
 
UIi.,: 5 O
 

115
 

Aguad, I co ITR I,, 10(0 

51)~ 

I'EnftfO ,-' 118 : '.: I15o 
IllUr,.' 5 50
 

200
 

Tot I I 	 116
 

tSogrce : IA.,-00 Aimn,:: 	 I I-I : 3., 



The UR11E housing,conpnnintv was intended todifferent mat~ch soliutjolls, priced atlevels, with the 111'-dr-ternd~ distribution of i-1corns with whichthis chapter bogni, i.. linproxdmntely 237%were to be receivedfour deciles between by each of thethe first 411( fifth (10-19, 20-29s 30-39, 40-49). Thisallocation is preseoted in1.thl.5opctwhhdirbuesltonad

income levels by vor,munity. e5optLewihdstiue 
ouin n
 

Timplement this plan, :ipecific djta must be utilized with reference to
the difirribution of ilicomes in thc' LJRBJO Project area, the proportion of
incomes available fo'r house 1p.ivt,.,ents , 1and
scheduled. All tllege varinhleA hnve 

the acttual monthly payments to be 
affordnbilitv: a bearing on the important question ofwhat is tho absorptive cnpacity for housing costs inhouseholdsE dlUfervint levoe.n of inco.~,e? 

TABLEr 4 

tff4dbijjty Annlysis 

Income Ranges in Hfonthily Hoitschold 1/ PercentPercentilos of Income 2/ Payment R~ange 3/Tinco , 197- for Shelter 
 Propoiad
 

10 - 29 
15th $124 7-15% 
 S 9-19 

20 - 29 
25th WY. 10-18 16-30 

35th 
 204 
 18-21 
 37-43
 
: 
 . 4:: 


S . . .. 40 - 49
Al h m ar l.s h 

I 4:;:.. a£ o dl itI, ,,. e ab4~ t45th - ,.237 .4Ip 
n e .. . . . .ce4e,
, 20-25 r an u s i n :.14,,47-59
 

Median 259) - -

4r S : 17v 
2~/ 

1iet. Agireement, November 27, 1979, Annex "V';RAS-0(J2: At1T1e,7 11-1: 23
 
level Col. 3 Multiplied by Col. 2
 

TeIncome dintributioo tuLilized abovesampln isbased on a 1975 nationaluro of mix thnivoandf bitseoholds.regionn l w Data wrdr disfaggrogatcd to thovsand furthir reparnted into urban Aiid rtiral householdincome fiRpwres. Thore Is iom' 'Iiffess.on.. this survey in Thomas ty,h1 hi'Mahino the Poverry A 
n in Ie,vrnPlntma , Choech and Company, e acembr 

Thosa 
 urvy datA, iner. ad by a an nnual Inflation rate of 62, f indtheir way Into many U1F.tfl
id ProILcL totimntiy. Tabla 6 prov 
 Income
distribttinn data ior nll c1#inoo of cimm*unitics In Panannmsource, Themefigur from thin uamnn are to ben djcsted avery six months folnwinR the date
of the Implam entnation Agrennne yNovember 27, 1979), "on th basis of incomae
 

http:Iiffess.on
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distribution variations detormined by n formtln agreed upon between borrower
and AID." 

TAMlE 5 

DiStribition of 1by T e, Income Lewel Off f 
RSlu ' 
iCommunity
as Pro ii.'o in tTRp2 ro oct i'ln~ 17 

HouSeholdDecile ofT
ncome 
 10"20 
 20-30
-3-0405 30-40 
 40-50
 

David 
 250(l) 
 1002) 

300(6)
 

Santiagn 
 150(0) 
 105(5)
 
100(2)
 
50(3)
 

Chitre-

60(4) 
 100(6)
Los Santos 106(6)


120(3) 
 30(6)
 

Puerto 50(6)
 

Armuel21la 

50(6)


Concepc ion 

50(5)
 

Aguadulce 
 100(3) 
 50(5) 
 100(6)
 
Penonome 


150(3) 
 50(S) 
La Tablns 


20(4) 
 50(5)
 
15(4) 
 30(5)
 

Totrl
Sofutions 
 (,50 
 470 
 510 
 556
30 
 22 
 23 
 25
 

Huidg. tAllnoation 
 $560,000 
 $9R4,000
2 O1,9300 $2,774j200
9 16 31 
 45
 
Coat per
Solutioni 
 9862 
 P20q3,712 
 A1,989
 

* HUmbvr-Ln paronthein rotorm to mpociric 1oi0n8g 90sLuIon (URRS 

Sources 
• AS-Oo Ar' ] ' .. ndza 11-1:
.: 
 * :J " p. 23. 

] • 
- J 


, "
 



Loction, Incom Ftiy Inrame for A low able Mbr tage 5% 10% 
Gr~p&Percentile Inoorn Payme-nt Pavment-j Amount Downi DOMn
 

5th 77 9 7 642 713 

- '.::Group A 15th 218 1839 ' 3577 3765 3974
289 
 20 58 5319 5599 .25th5910
Group B. 35h 360 22 79 
 7245 7626 050
Group C 45th erm419 23 98 8988 9461 9986Polnai(25 ear t ) 

(PdIan 110 10088 10619 11209
24P)457 


5th 73 
 8 6 550 579 611
 
.r Group A 15th 207 17 36 3302 3476 3668 

.. . 25th 275 20 54 4952 5213 5503

Group B 35th 
 342 22 74 6787 7144 7541

Group C 45th 398 23 91 8346 8785 9273
 

M ian 434 10224 9355 9847 10394
Oher ban C(n2e ra (25 yter to=) 

5th 43 5 2 183 193 20U.
Gru B 3thi 32 22 74 6 7873 714 57541 

Group B-. 35th25th 164204 1917 2839 3577 2703 39742568 3765 2853 
2GoupC
45th 
 237 21 49 4494 4730 499325th 77n
43142 9 3552 98347 109 

25tha 164 17 28 2568 2703 2053Group 45th8 56 9 5 440 463 409 
GrouMn3r 3thar 204o 19. 39Grop B 35th 93 357 376 3974y1,19;14 13 1144 1204 .1271
 

Groupr ovn ntdolar,.5th 5 1525124 18 131651 1784650 104 
.xmj 2.tgoAmt(M4. s a* nn1.1anulitrn owt 

25 ta ranAea n2.7 2ea for41848a Ao 2054123fo 

Pr*inod 


Payow'Percntageto Ha i ortagoe Amout (1W%).
 

if.6 xim um WJ3oien 01W~) rocultin from addling iPdited ounedm 
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91ABLE 6. 

Page 2 of 	2 

Program B~eneficiary Eligib~ility 

As of 1/1/79
5h.28i 	 ,..<,. 7 18:-A2. , :10 

A, lMonthly Percent of tMaximtmi Maximzn Loan Amounts 
I.cation$ Income amily Income for Allowable 5 Year 7.5 Year 10 Years 

Group & Percentile Inome Payment Payments Term Ters Terms
(MFl) (P)IP) (L'vP) (M) (WIA-7.5) (MIA-lo) 

5th 77 9 7 	 311 407 478
Group A 	 15th 218 10 22 978 1281 1503 

25th 289 10 29 1289 1688 1981 
Group B 	 35th 360 10 36 1600 24592096 
Group C 	 45th 419 10 42 1867 2445 2369 

c'dian 457 10 46 2045 2678 3143 

Colon 

5th 73 8 6 267 349 410 
* Group A 15th 207 10 2. 933 	 1223 1435 

25th 275 10 28 1245 1630 1913
 
Group D3 35th 
 342 10 34 1511 1980 2323r 
Group C 	 45th 373 10 40 1778 27332329 

- odian 434 10 43 1911 2504 2938 

Other Urban Centers A 

5th 43 5 2 89 116 137

Group A 15 th 124 10 * 12 533 699 820


25th 164 10 16 711 932 
 1093 
Group H3 	 35th 204 10 20 889 1164 1366Group C 	 45th 237 10 24 1067 1397 1640
 

M-.dian 259 10 26 1156 1514 1776
 

Sth 20 - -

Group A 15th 
 56 9 5 222 291 342

*25th 77 	 10 0 356 466 546
Group D 	35th 93 10 9 400 615524
Group C 	 45th 113 10 U 489 640 751

I4odian 123 10 12 533 699 820 

1.Pront R noIFZ r is RRa 	 payinot capacom? aiont (PIP averago 	 ty for
tandly of 	 LIVa. 

2. t49irum Loan Amount (MIlA) ina baood on a 12.51 annual intorocit ith 5 year 
torma, 7.5 yoar jternw andW10 oar torm~. 
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The inte nded weighting of the project in the direction of those* households withi innoines cloiont to the median is evident from the data at thebottomi of Table 5. 
iou!;,Aods in the 5th docile (40-50th petzcentile) receive
six times tIho iflvirtmpn' p-*r Foltiir provided to households in the 2nd decile(10-20th perctntilo). Thb1il,- 4 indicates that payments are scaled 
propnrtionnt-.,y.
 

The off)-:dility tit (Trible 4) are undocumented. N4o reason isprovided to oxplfint why pc??aanA presently paying little or nothing for houiingwouild ticcept solution5 h~ require totht-ni forfeit one-tenth to one-fourthof their grogis income, The feasibility of this assuimption, like most othersin the hou.9in,- complonento desivin, appears to rest on the previouis experienceof tho miniftrv of Plnnninig. 

The Minisrr of ltou,'in- was created in January, 1973. Three ofbrnches are lot:ared in URlfl. growth and service centers (Dlavid, 
its 

Chitre -indSantiago) and th.-re is A "ub-branch in Penonome. Aimed at maximizing shelterto low income fn'nilies, tho %istry was providing four types of solutions iW 
' 

* 1978: (1) servicnd lots with core kinit,; (2)completed sing~le-family units;(3) '~ultifari)v tinits; (4) co-wiuriity tip-grnding. 

Ministry of )'ottiiv.- ex~noriancn with Housing Tnvestment 4.'umranty lendingdates vfrom% .;; :-::: ,-::-•.:;:;
/:•'i i 

°.-',:-::•:million'.... ":-:•:::•;•Agreemient: •: . :• 
...... 

:::,was completed- '• : " :• 
• 
::,1! ' : ..... 03.4 . ,,• :-/ °197() -when':'. n .. ...

"............. : : ' :.,- :"•"•:•::,:::,i
............ ....N~uevo -:" ';.,
 ' ' for"#:• :the ': :.....
rChorrillo devplapnent in T'11nma. Next, inSeptember, 1977, the Ministry
negotiAted a ;15 nillion progjram intended to provide a range of services to
the residents of Stin m.lguodita, a stihurb of Panama which received the builk ofrurnl-Lo-ur~an mi,-rantp floodting the city durinA the previous decade. Tondifferoiit typ#- 0! housiuig ioltion, wnre provided 4nd these bOCUMQ theantocedents of Iti 1-6, pictured ntig. From 1975, the Ministry wasrespn~isiblo ftr Oic conrtruction of allnost 12,000 shieltAr solutions in 23project areas. gitwerin 1976-1978, 1411JI also completed small-scale projects infivo of the ei;,Oit orowth nd service centers. 

A second rerponsil-ty of the 4inistry of floosing is physical planning*of P.M114-1'n tc-'i nnd citien. In a coopgrativo effort with the Ministry ofPlannnn' and ':c.,,ro-ic Policy, 111Wn was to propna designs for opecific sitonwit,UftEcit~s hic ~re to roeofivn pliblic itiveittmant. The sites were t* includte thloif on qwhai rtittire housing projects would be constructod. Theflous inn %finiittr"'trcaspiibility ilso iticliiJed devoloprient of znninglregoijainnn Pntd reilatod nor'n itendrid for the onforcoqrent of the virious
Ol~mtitaof tho me1 lnoqti 

D~espite kf4ittitdn production record, the Project Paper (PAS-OO2:69) idontifioo n rnnla tit '"n~ ennandministrntivo problums Within ?41V(Which rema~in to htf reqovee, ~Asic.1ly, thnse appear to originnt? from rapidgrowth without nn opportonity to connoilidat gafin nd introduce routinosrrfl~4itil trA moci nn, nnnitoring cnnottrution, processinA nccounts,
estiiating costs nd thn like, 

A number of the prohlemn wero locAted f-dthin itos ister inuitittion, tho'fational llortgngii Mhnk (fintiliotocirin Mcionql). The 0INt wasn to serve of 
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the 	borrower of lousin[ Investment Guaranty funds for I!VI. 
As ndministrntor,

furthermore, it was to be responsible for coLlection of monthly payments from

borrowers. As in the case of 41VI, previous t'SAID studios notedorganizational weaknesses within MIN, primarily in the areas of accounting,
auditing and financial monngement.
 

The 	 ills of MIVI anfI IN were to be citred with a massive dose oftechnical assistance for which the budget was 
5424,000 (approximately

one-third of all technical assistance provided 
 under the URBEP Project).
Specific issues addressod began vith that which was 	 mostconisidered 
imiportant: construction of an information Cyutem:
 

"MIVi has need... 
to develop better hous'ing and urban development

information systeri to guide itr leadership in making informed policy
decisions... Technical assistance for n housin. and urban development
information swvtol lill consist of an a seesment of available

information as compared wit 
 HiVI's needs; advice on the organization

and 	operation of tihe system; training for HIVI information system staffO'
 
(BAS-002: 69-70).
 

The priorities Identified and amounts budgeted for inititutian building

within HIVI included the following:
 

1. 	Housing and urban development information 
system u 105,000
 

2. 	Assistance with the organization of an

urban plannina staff 
 84,000
 

3. 	Improvement of site planning capability 
 84,000
 

4. 	Establishing mn environmental protection

capability 
 14,000
 

5. 	 Developing an internal audiv-ng capability

within 11IN 28,000
 

6. 	Strengthen %lIJNw rinancial manalloment 
capnbility by ntabli1iihhg a fiancaint
 
account ins syut.t 
 84r000
 

To execute the technical .ai~oanca projects onvinioned, the
prescription includes only rman-mnittha of consulting (59 in all for thetsit:projects dosignatod above)# NO alternative types of operational units or

training functions appear to lhave bean conflidered.
 

0.ppr slbe t vn ioonento
 

The interinatitutionnt relatronships propoed (or 	tho lHousint 1linistry
were primarily with te linistry of Plannin Ad 	Economic Policy (inisterio
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de Plnnificaci6n v Polftica Econ6mica, or M4TPPE). The internction was in the 
area of planninz rather than housing. A town plnn was to be prepared by 'IPPE 
as a guide to the development of eaci growth and srvice center. Within the 
guido plan, norms and specifications for construction projects were to be 
prepared by IVIl. The physical plan. from MIVI were to be coordinated with 
the guide plans from MIPPE at the community level. 

Local participation Was to be achieved by "reactiviation of the now 
largely dormant Planning Juntas" ( ,AS-002: 22). These groups were to review
 
both the physical plan and the towii plan, and make recommendations for
 
revision. When satisfied with their contents, the Planning Juntas were to
 
recor.iend the plans to the Municipal Counclis for adoption as law. 

On the housing side, it was expected by project designers that MIVI
 
would relate to local contractors and construction firms. it was intended
 
that designs for houslng projects, on:e completed, would he put out for bids
 
to contractors in the growth and service centers. tiaving acquired the 
experience, and learning that such undertaking would yield a substantial 
profit, it was expected that the private sector would proceed to initiate 
further hone construction independent of government intervention, Lending for 
this purpose was to be made available through the government's housing finance 
system. 

i1. 1The valuation Strateyv
 

The evaluation strategy to be employed in the study of the housing 
component was shaped by limitations presented'by the state of the project
 
itself, and the failure to anticipate evaluation rcquirement4 in the process
 
of implementation. These limitations have bee'n fully discsaeod in the 
document entitled "Interim Report and Work Plan for the URIIE lvluntion" (R.A. 
flackenberg, February 3, 1983), which in an appendix to the present report. 

The major limitation encountered WAs the lack of progress reports,
 
records or working documents ineither USAID or COP ministries. While, at 
first, this aipeared to be the result of neglect or itadequate coordination, 
the root of the problem emerged at a dooper level. Information reporting 
procedures nnd record keeping proved to bi, inadetquno to the task of keeping 
managemant in touch with the otatus of eacti riponent of the housing program 
sponsored hv Project URN.. 

As mantioned in the memorandum of February 3 concerninp the work plan, 
the 	evaluation mothods to be employed consisted of the following:
 

1. 	 Inspection of official andf tnofficial records. 

2. 	Interviews with hoth nfficils responsible for the progrAm in HVl " 
and Ug,%Tn# and also with field personnnl ind recipienta of loans. 

vIsits and on- #I dicusm io. with contreAtors, beneficiaries and 
2.It"lpurveyof h rlc.thl.let cnito il
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A brief review of the results of each of these informaition-gnthering
 

pIDcedures will complete this section.
 

A. 	Record Sourcon
 

The record sources consulted which proved to he of value included the
 
following:
 

1. 	 IURBr Project.- Shelter Component. Annex I, Section "I" to the 
Project Paper, "ural Growhi-and Service Centera," AID/IAS-002. 
June 9, 1978.
 

This document contains the design for the overnll shelter 
component. It gives statiutics on solutions by type and commitnity, 
and by income level of intended recipient. It includes a section on 
affordability, cost recovery and financial details. 

2. Implementation Agreement between the Republic of Panama, Bi.nco 
tlipotecario lUocional and the United States for Shelter and Cotwunity
Upgrading for Low Tncome Families in Groth and Service Centers. 
Project No.525-11G-OO. November 29, 1979.
 

This document contains Lh interpretive notes to accomipany No.l 
above. It has the income data used to compute the percentile 
categories of haneficiariqs and plans (or periodic revision of this 
eligibility criterion. 

3. 	 Amendment No.1, Tmplementation ASreement (no described in 11n.2 
above) A.tmust 25, 1981. 

Thits amendmnent describes a "Paying aund Transfer Arency Agreement"
between CO' and The Ripe Nationl Rank of Washington D.C., making 
12 million nvailnhle -ita variable interest rate. 

4. 	lDocurentos de nctiehin, fn (ale kvaw a 
Tr-ntoproyectoT trti for owing (inin projects sponsored by++ fII;-OlO. 

A. 	Preoecto Lona Colnrnda, tavid. 1980. 
R. 	Proyncto Juan XIi, santilno. 1982. 
C. Proyeeto Yi t'ulco Ilodr, Coivppcion. 1982. 
1, Proyecto Paronti, David. 19R2. 

Thaso proliminsrv docimiento for each prnject inrloie boc|nocnnade
data on hoitnehold inci,ms of the appllcanto, relntio1nuhup of COsts lf 

stniiL's inome, ie ap itilTy (laittls iod 
Cost And constrtction Jent4 on each solution prepn4.ed, 

ilm $ 
' ~ ar" ~ r~~i -010 PI 0+si .. d" 

t 'mettcun Pocamber 29.-19+12.+ 	 .... 

http:prepn4.ed


Thi r ai elpresentedproposal arguefor t 
substitution of a-hom~e iiprovme'nt loan progrnm for trhe bnlance of. :!i 

.... house costucio orgnlyitended tiner Hie URBE Project'. : 
7;?~i: proposes to construitrl1,O01 housing; Solutio'1s at Cost to::.: It a .. ? 

:''i '..: rovement loavan !
[:'laV~ Wexed[ uempd;.nans te .1rU~denaveragebaac~te.ost o fvae $1,800.o.0lThisereperesenth....slme
60. a .;::i!!


: ~~major
alterat~ion in the Project: URBE housing component design,.. ":;
 

.6.
-i:/". Proyectos Finnincinr conMinistry ofHousing.i el .Pr~stamo 525'-IIG-010 (URSE ). n. d. ,;,,i 

: : .This 
 is the progress report prepared by KIV1 for 1982. Tt provides :
 
year and data on the 

i

st~atus of all projects for which Project URBE ;

Sfunds are being utilzed
 

7. Nfemorandim" qtatur; of IIG-0101011 Construction Activities. Earl .:l 
Kessler to Mlario Pitn. Regional Hiousing and Urban ,Development
Office, Panama. December 16, 1982. ;:.
 

At time of writing (Mcirch l 1,'1983) this is the most recent status
 
report on tie subject. 

R. Technical Assistance si=onRe0Rort: A FraImework' for.MannnigmentP!
 
Info ,vationsystems at the ministry of ltousingo City,...
Panama. dwnrd S. Popha, September20-24, 1982.-Panama 

This excellent description and analysis of tlle flow of information
 
and data processing requirements vithln the Ministry also contains 

~~~data concerning tile hiArdware and softweare presently in place and ,:i 
r
operating foi- accounting purposes. The procedures to be used for 

the expansion into an information sYstem are outlined in
 
considerable detail.
 

Previoti| evalutinton reports ond memoranda pertaining to the tlG-O09 and1lT-Oll lohnswere alsoniueful in gnitig an understand of problems and

thprormnnceoinistry of lndtesPng.roject.
of tie 


reo opotnB. Int-rvioestesujetwith offi ils 1 ot a c 

InterviewD were conducted in Pinaima with 
 Ai Regional opleing Officr
 
personneli: and
their c trpnrts in the rniesry of Planning ndl istryof
 

"dThevaluation nn visited Oc o ti(3e V, field rffoces 
henonom .

Chi mroven lodtnvIn o provincil
a d aecasie Tirector waprsn
 

Sinch i thomeImproe ,s rorni re
rLoan Mlily bfi 8implemeroid,e 
thte (In dofor building matet'i/lm atached Lo each provincial oftca win
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tn all v;sits to all MM offices, efforts were made to locate primary
 
records pertaining to applicants nand occupants of URBE-funded projects. The
 
assistance of office personnel in abstracting data pertainin, to residents in
 
these projects was also requested and received in David and Santiago, the two
 
locations from which projects-in-propress were administered.
 

C. Informal Surveys
 

The following projects were visited in the field by one or more members
 
of the evaluation team:
 

1. Loma Colorada, David 5. San Martin de Porres, Santiago
 
2. Paratso, David 6. El Forestal1 Santiago
 
3. 1i Dulce Hogar, Concepci6n 7. Solano, Concepci6n
 
4. Juan XXITI, Santiago 8. Unnamed Site, Puerto Armuelles
 

In all cases, team members were accompanied by a representative of the
 
nearest office of the Hinistry of Housing.
 

Our originnl intention to conduct a sample survey of occupants of
 
0 projects was frustrated for several reasons. All sites are now under
 

construction and the larger portion of each is unoccupied. Therefore, the
 
records on recipients of these shelter solutions proved to be a better data
 
sotirce. Also, our daytime visits to those sites took place during regular
 
working hours. Due to the high level of employment of several members of each
 
household, they were usunlly unavailable for interviews.
 

While Project URlE was initiated in January, 1979, HIG funding for its
 
housing component did no, became available until September, 1981. The
 
evaluation team was looking at the accomplishments of only 18 months under the
 
program. Thia factor was another limitation on the scope of the team's
 
activities.
 

TV. Level of Accomplishm'ent, 1983
 

In this section, which contains the descriptive portion of the results
 
of the evaluation, each of the three dimonsions of regional development
 
described in the introduction will be reviewed:
 

I. Shelter solutions provided in Project URBE cnminsnities.
 
2. Institution building Accomplishments.
 
3. Linkages constriicted between institutions.
 

The level of accomplishment described will bo analyzed and evaluated in
 
the section to follow.
 

A. Sholt.r Solutinnr Provded: The shift from lnmens to loans
 

Three years nlnpued between the sipnin of the Loan Agreemenc (August 1,197R) and tile approval ol tho nmendmnnt to the Tmplementation Agreement 

(Atiguit 25, 19-41) which mide 1I7O fuindfnq nvnilabla for the firat time. On 
that date, a loan (525-i-0lO) wao arrangjed for 12 million with tho Riggs 



Bank'Nionalof Washington, D.C. at avile 
 intees 
rate which presentlyaaa a
remains at 12%. 
 to much higher inrest raters
aue previtin"a
 

followig 
1978,the GOPrefusedrt 
utlize its accessi
market , to the mortgefiac
until1 198.RI 

a e f n n e. +
 

Meanwhile, th~e Ministry of Housing continued to construct other.projects
i+ 
 and to rec-.ive applicntions from residents in Project URBE communiti es who
loan was implemented n 1981,
desired shelter solutions when available. The resulta backlog of clients had already been recruited
 
in 


was that when the HtG..., 
nthe course oi tha Ministry's routine operations. When HG-010 funding" 
 ~
became available, these were 
the first to be served.
 

I~~nstead of becoming a new program oriented toward . ..
a specific 'needsof
growth and servicQ centers, then, the URaE housing component became an '
 
i 
 extension of the conventional activities of the Ministry of Housing. 
This did
not imply a departure from the original project esin,+ 

/i!
 
hoe. The....
....


Pa e ,37)vw- 0 2 a
,- contains the following: :
 

• 
 "The total number of 2,186 solutions was established in consultation
with the Ministries of flonsing and Planning on the babis of requests,
already on file with MTlV, 
 and on the basis of projected needs to
support the development of the new indutstries." 

of those solutions, it may he perceiveda 

l
 
from Table 2 that a relatively
 

small number (200) were for home improvement loans and serviced sites (820). 
 ...
S+ The remainder (1,266) were for housi construction options (URBE 4-6).
...
 ..
 

followingavailability of finnces, 
But during 1982, plans were formulated to
 
shift the
Improvement lon 
. Thi intenrionw rs
emphasis in MTVI~s secondary cities program from housing to0home 

fully documented in a reprokrammng

request submitted 
te Miistry ontin .i
of Housing on December 23, 1982.
 

Thi request, entitled "fub-Progrma deien
wiom MinIsresig ofi orneteno nitconnl,
DcumentthPoeth o s andopan ulab
de Tmr -ontac6n" notesvlrslthat the ion the babisiiofTher es
et improvement lons wr
provided vibl 
 ctober,, 1981, under the Torrijos-CarerProject
(325-sG-011). Th ei n massive agreement which was negotiated as part of the
Pnnn ('annlsrnty conveys then m of 
75 million to the GOP 
 primarily for
construction and improvement of
The+ rem.in ..(126 o income commtein

rban corridordep Of eef r sorcto optionswithin ( the Panama-Colon


4-6).
3,300 home
improverent lons 
tur alte5 milliona s provided hor i]R + *+++
 

.
 of thi number 64 "Supervised Lons" were 
issued with 
 -
valu oh t56,576 (or 2,185
per lonn) prior to December 23, 1982.
 

alread 
 onroileHLotund
Whl he con-litm wit on asisofroected ne
of funds under tTorio-C e 01-1) for. homeoi
 

'
constructsion
 an i reen 
fmloieomne comntwith5hincoere
the
naa-Colo
 

urbanii+++++++u"Reconi t thei
coridor.+++ ++ ortettl,+need to reac
a ++ +++++++++ # iloA wa 
 proide
po oblethe 
as large a number oiforte")3.300+poorhome:families++i+++++1++!+.1
iP has Ared to direct thefroram' 2ftnd ao 
relnatvel
allmber (20')) w g treat h aoe
will eac
iomn It is expected that as the sthercedtie (0
reqe tasu ittt o amiy l Mntrasofthethebfunds will n alloc
onuosingo 
eceme a3,ct12.or
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niiinke Project tRRIE, the Torrijos.Carter Project shi~fted its emphanis from the +,+
 
fmles near the media 
 to fmles atilhe low'er and +Of tile distribution. ...Thsrequires a parallel emuphasis on chieaper:isolutions.. In T'orrijos-Cartererage
ithe av ... home improvement loan was"only ;,0, 
 +."°
 

i'
ii~i As economic condition'.s worsened throughout Piniina toward the end of the. +
 
- 'decate 
of the 1970's, it: is to be expect~ed thtcoprsluin 
o oe
 
: 
income households would become increasingly popul,ir. !Recastin. the URB,

i: Project shelter budget in tlhe 

.. :
 
image of the Torrijos-Carter agreement required :,i


s/>iome breatht aking changes. But it 
was.te ineto h'ergamn

document of December23, 1982, announcing w+hat became knw'-
 heRm
 
Improvement Loan (1tiL) Program, to make those chnnFes.
 

~~As demonstratred in Table 5 above, URBF 1-3 
solutions were appropriate ++

for households below the 30th percentile of income+ 
Tn 1978, 18% of the 
budget was allocated to these solutions, consisting of sit,--nnd-services and

improvement loans. 
 In Table 7 helow, which captlires the connequences of the
HTL document, URBE 1-3 solutions are to raceivfo 
11.3% of t~he budget,

transferring proportion solutionsthe same of,,all wi£thin reach of households
 
below the 30th percentile of income*
 

loans. ~ChnngfnS Impact of ioltrionr, A co'll nn vnn, the 1q9
Reprogramming o£ Project URBRlfor I+t.pone l+n
 

OriginalI Project 
 H~ome Impr'ovement
 
URHR Allocation 
 Loan Reproglramming
 

(1978) 
 (1982)
 

URBE 
 +.. .. .. ..
 
Solutions
 

1-3 955,000, 17.7% $3,851,500 71.3%
 

solut.ons
 

• 4 - 6 3,8]82,180 /1.9 1,548,500 28.7
 

Inflatieoni
Allowance 562,120 
 10.4 ....-


TOTA 5,400,000 100.0 5,4,000oo 100.0 ...
 
rThe futll impact of tle reprogramming cnn ,lno be perceived in Tables 8 .s
 

::-and 9 below, which give the allocation +f 1983: fundingp for he, ne construction : 
and home improvrm,nt..loan-q b~y VlRPR Project comunity. These tables confirm m
thnt of+ thn 3,401 nhotter ,inlotionm no,,, propoqod:, 1,001 will consist of housesl i~
.nd serviceda';? sites, and 2,400 wilt be hnine improvement loanns, :Of te houses . > 
andi:i~::itmeve sit inclded 70ee 
 ab~ 


+82 
lntly completedrdHnan hop etio
at th end of 19 . FProm hbeinnof18 rvrdtote1M

IIojecPr*:! prga nH old consit almost exctuolvol~y of home imprvmn 



9ATBLE 8 

redistribution: Program 525-11G-010 

(In thousands of B/'.) 

Nurber Cost 
LOCATIONProvince of in 1000's in 1000's 
Urban Centev/p>roject Solutions of $ of AID 
GID...TL 3,401 6,860.2 5,400.0 


URBAN a2NTM 1,001 2,539.9 1,943.7 

Coce 35 144.0 .115.2 

Aguadulc 3 4.0 11. 

Nata 35 144.0 115.2 

Chiriqui 837 1,740.8 1,316.2 

David 649 906.5 654.6 


Loma Colorada 603 494.0 395.2 

Paraiso 46 412.5 259.4 


Concepcion 88 304.3 237.6 


Mi lulce Ilogar 48 164.3 125.6 

Solano 40 140.0 112.0 


Puerto Arnue1les 100 530.0 424.0 


Puerto Armuelles 100 530.0 424.0 

Lms Sanos 27 170.1 136.1 

LU% Sontos 27 170.1 136.1 

-AVilla 27 170.1 136.1 

Voraquas 102 485.0 376.2 

Santiago 102 485.0 376.2 

Juan X0XIII 48 195.0 144.2 
Ciudad (Sam Martin 

do Porro ) 39 222.5 178.0 
E. Foro(tal 15 67.5 54.0 


W'%NS OFPI MVER 2L400 4320.3 3 L4 503 


(URBE) 

in 1000's 
of GO)P Beoneficiaries 
1E350.0 110.2 

486.0 110.2 

28.8 

2. 

28.8 

329.1 95.5 

163.7 88.2 

98.8 
64.9 

59.4 7.3 

31.4 7.3 
28.0 

106.0 

106.0 

34.0 

34.0 

34.0 

94.1 14.7 

94.1 14.7 

36.1. 147 :7 

44.5 
13.5 

864.0 
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TABLE 9 
*Assignment of Home Improvement Loan Funds by Urban Center
 

1980 
City Solutions Cost
 

jAguadulce 10,659 138 248)433

'Penotiome 7,389 
 120 216,033
Santiago 21,809 
 347 624,633

Chitre 
 17,156 331 595,834
Los Santos 4,644 91 163,834

Las Tableas 5,230 
 69 124,233
David 50,621 974 1,753,234
Concepcion 10,460 .16. 304,233
Puerto Armuelles 12,488 161 298. 

.2,400 4,320,300 

Even though the effective life of the tIRBIE component within the 
 iniatryof Mousing las been brief, it has alroady undergone an alteration sufficientlyradical to require that we treat the results in separate sections. In thefirst section below, the URBE site-and-services and housing projects will be
described. The section following will be devoted to the current home
 
improvement loan program.
 

1. Project tIRIM'. serviced sites and housing projects 

The model HTVT continues to use in its housing projects deponds on tepresence of an organized group and on a great deal of cooperation from meilltiur ,of that group, individually and collectively. The hinistry of Housing prefer
not to work with independent individuals and thny seldom do so, except in thte
case of the new Uomr, !mprovement Plans. 

In all the housing developments we will discuss later, the basic modelInthe same: MhlVI recrivei a 14olicitAtion from some orgAnized oremi-organized proup for aosietancn in providing houflng for its members.With its own resources or with resources Oat become available, !itvr thenbegins to help in the construction of housing. These groupn 17ay be inva'onscooporative, or groupssimply of families who have, in one way or another,come togethdr to ask HIVI for houling help. 

IIVT only solicits noplicnt ions 
from groips because it depends upon a 
great dent of connerAtion from those Itxarvices to bring #.kv4n the coo~t of
housin. In aIl cases, groups Are required to provide somo levol of manual 
labor, mnterials, or t chnical know-how,
the construction the-uso1ves. In Another, 

In one erse, houfsnn recinionto did
 a couperstiv assumedhns themortgage for -in nntirn project. In vet another, atn olectricians union is
1 providing all the wiring four its memiern' hou,, inorder to rqduco costs. 
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In selecting groups to support with URIJ 
 funds, ?IIVI officials were only,
required to determine that the. applicants resided WiLhin the URBE area, and
 
"4'fell 
 into a household income caceqory established by USAID and GOP in the
project implementation docun'-nt. 
 Since several years elapsed between the date


of establishment of these inco.me categorieg and the actual date of project
construction, some adjustment w'
s necessary to account for inflation.
 

The orginal distribution of incomes by decile, as established in 1979,

is reproduced inTnble 6 above. 
 Tt establishes a median household income of

0259 per month for the UJRAF. area. The Tmplementation Agreement of 1979

(Section 6.04, para A7, and Annex A, para. 10) provides for the adj stment of
this figure at 6 month intervals, "on the basis of... a formula agreed upon

between borrower and USAID."
 

While we were unable to locate this formula inwriting, USAID and GOP
sources appear to agree that it consists of an annual increment of 6%, taken
 
as a constant inflation factor. 
 Thus, the 1979 median household income of
$259 becane an official upper limit of 
 307 in 1982, and $330 in 1983. The

computation of percentile data roquires that the threshold values of 1979

which separated the lower five 
 deciles be likewise adjusted upward by the
 
inflation facl-r of 6%.
 

Since the only figures appearing in Table 6 are incomes for the
 
midpoints of deciles, the limits were defined by 
iterpolation. These were

then raised by the inflation factor to obtain a set of limits for the present
 
year 1983. The results appear In Table 10 below.,
 

TABLEV 10
 

1983 Elitzibiliti 
Levels for Shelter Solutions:
 
Decile Lirti of I1onthIXhiousehold income
 

Docile Decile
 

Boundaries Boundaries
 
Decle 1991983
 

S(O- 9%) 0- 84 0- 114
 

2 
(10 - 192) 85 - 144 115 - 179 

(20- 292) 145 - 184 180 229-


(30 ; 39%) 183 - 219 230 - 279 

,(40-49%) 
 220-258 280-329
 

Median 2$9 
 330
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To compare the income distribution of the beneficiary population by

decile with that for which the solucioniv were intnen.d in rhe project design,

Table 7 eligibility levels will be applied. 
The' ts!elting percentage
distribution of inlcomO groups will be mitched with that appoering in the
 
summuary table included in the 1978 Project Paper, w:,ich is reproduced below.
 

TABLE 11I
 

PerentgeShare of Shelter Solutions &r~d Tntal lnvornent 
by Decile of 1ncPie JoDatrhst[- •T=
 

10-20th 650 29.7% 5 9.0%560,000

20-30th 470 9F4,000 15.8%21.5% ,1.5 
30-40th 510 23.3% 1,875,500 30.2% 
40-50th 556 25.4% 2,792 700l 45.0% 

Totals 2,186 100.0% 61.2l1170 100.0% 

Source: Project Paper BAS-002: Annex 11-1, p.22
 

To offer an opinion of the affordability of the solutionx provided at
1983 cost figures and payment levels, the incom: porcentages which appear in 
Table 4 will be applied to the incomes reproduceJ In Table 10 above. 

In addition to the criteria already presntId, 41VI also applics en
unwritten rule that at leant 752 of all loons ?h-,;ld go to indkviduals witlbin 
the formal sector, making it possible for MIVT t', dedutct rs)rtre paymonto
direcly from their paychecks. Thi's is the hinivtry's method of ensuring that 
the l -ns are repaid without arrearagee. In tho ,,w home improvwmant loan 
program, where MIVI anticipaten greator difficulty Ath repaiyrwnts, the goal
is for 95% of the loans to be 8iven to frmnal poetor workers.
 

Once the Hiniatry's Panama and dinLrict ofhich.- have gr.eod that a group
eets the criteria for inclusion in a MXI proj.et, the convtruction of th ' 

housing project i# left in tho hands of the Oinlrikt offico. It in there thatcontracts are let for contruction, the rulection of rouidonts takes place,
and the collection of the loan paywnto is unda tih*.t for t1o16 few
Individuuls who ore not making their payments tIhroti1 direct payroll 
deductions. 

Looking at its resources and vhnre it had dul.tliltih 0inixtry of(
Housing found that it coul hoein work indiatoly in the provincol of 
Chiriqui and Veraquan. These provinces hiive the four projects that are near 

complion. in Chiriqui two are locatnI fin the cily of David, and one i* in
the city nf Concepcion. In VerAguas ono housig,project In hiein construtied . 
In tho city of gamtigo, Moveral otlwr projects ara underway, but they ar'@ 
still Inthe planngnA stages., 
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In the following reviewo 
a isep:5rote section will
the two provinces; Chiriqui and Veais 
be allocated to each ofWithlin each province, projects
will be discussed in 01e following I4,Ience: 
 (4) those constructud or nearly
complete; (2)tho3C in proitress; C.) 
those in thei planning stage.
of the discussion to follow is prpsotizt ,I in th.o Fuammry below (Table 

An outline 
12). 

4(a) 
 Provinceo f Chfiltjui 

Chiriqui is the botithesteriand the Pacific Ocean. liirict of Plannma bordering on Costa RIcaIt is a rich itrvsn with An agricultural economyon cattle, grain (primarily rice and Soarghum), m4il, basedbannan (inthe plantation
regions near the southern border vith CozntaRica), And Vegetables (inthe
mountains of northirn Chirlq~sl).
 

Within thoProvince,

projects using murV hascoritructd, or plans to construct, fiva
MT1E funds: 
 two int%-e City Of David, two Inthe city of
Concepcion, and one in the city of Pu*:rto Armuelles.
 

(1) City of DAVi4 

approximately 70,000 people In 1980. 

David is thea Capital of the Province of Chiriqui, with a population of
Tho prosent population is estimated at
75,000 to 80,000. David is the prinicy growth center in tho URBE design for
western Panama. 
 Its commercial sector iseven larger and more active than one
would expect for a city its site.


of Costa Rica, As Well. 
Livid serves not only Panama but portions
"Costarric,,as 
coma into Panama to purchase
manujfactured goods importcd into Panamm essentially duty free


ry r n e 
 ...
 
o o e c 
, . .. +h 

--items such as fradios, televisions, 
v I-,: 

electronic 
. 

goodls, 
. ., 


.1 4b d r t a d , . n !u t .- . 
,, 

h : ni ^ n . -
and certain other manufactured products.e c . l : :' p ° 

For their part, "Contaarricensoxi

done inPanama. raise produce more checaply than can be
"Chirica)non" follur the practice of buying Costa Rican foodfor their private consumption and oelling their own produce In the city of
Panarma. 

(I) LenmaCoor,41!n (constrtiction complete) 
LamaColo-nda is located inthe %noutheastorn portion of David, two
kilomete. 
 ro tho center of the cit-.orlioinally concukvod It is abojt: one year old anti wasAs a rolocntion for an invasion that had occurrad earliorin the city. on moveral occasions vle; nvndorA have taken over landof high value or did not have thnt aiaeoecure title,entrustod ?II[ with 

th0 ra111nnn government hasthe tasIk of finflng new placns foar thoso people live.The invAders were oither poople woxe, Vruiies iiad become so large they could
no longpr live with relAtivoo or peoplit who desired to escape the cost of
 

to 

rentingt inthe city's cont-ir,
started out inLOMACOlOrAsi liVin 
As 

In
thoy did on the land they invaded, they
u
tiporAry sholters constructed on their
lots, After the oripfn-al r#Iocation offorto ,nLmiColorda was expanded andother Unilies havn Arrived At several
...
 bsoqunt stages.
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The colonia is a site-and-service project CORBE-l) which603 lots wT. Waer. now connists ofHouse construction is lut entirely to the re idont 
to
complete as they wish and as they cnn 
 ffort to do so. 
 Tile total HIVIi
investment is $494,000, of which $395.200 (80%) is bein..provided by AID. 
An
.1anteproyecto", or feasibility study wnas 
don in 1980, and the project, so far
as MIVTY is concerned, is esi entitlly complete except for certain leaolities
necessary to transfer land title to the residents,
 

PhViC41lAspect,. Loma Colorado looks much like noy other new housing
development i niIMery7c '-Tt
tract of lend it occupies is large 26
hectares. 
Lots are about 250 meters square -standards. fairly large by Latin American
infrastructure in the eelonin is limited. 
. The dirty streets are
very dusty during the dry months, butimud i4 not a seriots problem during the* rainy season. WIater comes through a two-inch pipe along the edge of each lot,
S 
 and people must connect with the water system themselves. Host lots with
people living on them have a faucet.

facilities. There nre, however, no sanitation
Few houses have septic tanks, rinst people make do with latrines.,
Water from Washing and other domestic use is thrown into the streets, where it
runs down open drainage channels unri) it evaporates.
 

Electricity is arriving, having now reacled the edge ofneighborhood. theHiVI, however, is not concerning itself with the placement of
electricity on lots; 
that in n1so loft to the rolonos themselves. Tie
introduction of electricity Isbeins hndled by the comite de vivionda, the
organization within the 
_colchis responsible for such mtters.
 

At present, 24% of the lots are vacan1t; 22% have temporary shelters in
which families are 
living; in another 162 families are also living in
temporary shelters but have already holun construtction of a pormanent house on
the lot; 28% of the lots have a permanent houme partially completed but with
no otte the -living on site that Is,people are huilding their housesmoving in; finally, before10% have some typo of permatient structiii occupied by theresidents. 

Evidence Of aCtive Construction can be moon everywherePeople work constantly on their hoiseA. in the colonin.in ract, the amount of construcion
that has occrrad in the cight month. the colonin has actually been occupied
is amazing. 
 The speed of construction can be attributod 
to the fact that the
project Ws originally a nettlemant of invadero who needed housing.
 

Despite its limited role in Lcel Colorade, MIV has aided In Settingconstruction underwavy. 
 The agency -rganized
weekend excursions uuinR XIVvehicles to take colono. to a ranch Owned by tho lsrother or one of theOfficials at the local M office.for putting up temporary lelters. Thr, people were allowed to cut bambooEvnryone invnlved with these excursionsdescribed them as a grand experience --4 grant big piciic.
 

In addition, XVI provides technical atit ,itnitcefor the autoconstruction
of homas, consisting or help In devolopina Architectunl plans.
provides the oervices o( an alhfiul, who It also
is pre"nt At All times to give
censtrucepon advice. Any home ownor who has a qviation regarting the
technicAl aspects of laying a foundtinn 
 or placing a roof
 

inn rasngAW41 
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may receive help at no additional charge. 
 KTV1 hA& Also provided a few r,4dl
home improvement loans for people who could not begin construction withic
some assistance --e~g., to put in 
a water connection or a house foundation.
 

Additional help has been provided to one group of people by their
union. 
The tranin orcistas (the transport workers -'-bus 
drivers, etc.) !ia:ogotten assistance in the form of materials and building loans. 
 This group
accounts for a substantial portion of the occupied permanent homes. 
Socioeconomic Aspects. 
The socioeconomic characteristics of Lorii
Colorada described here are based on a 16% 
sample of the residents.' Tis
;amp 
 f 94 households correspnnds to the people to whom land titles had bran
issued. 
 it is random in the hense that lots were randomly assigned to petrple
in LonaC, loradu. 
 Folders on the remaining individuals at 
the mnin office in
Panama Citv-could 
 not be located.
 
Demographically, the population of Lam 
Colored=_
aged. is youna to middle
Average age of household heads is 32 yearst with the modAl category
(28? of the population) being ages 25-29. 
The ranRe in age of household hi!cid
here is grea*ter than in any other project. 
 The sex of household heada who
petitioned for a lot was 6l. 
female. This may be because they held formal
sector jobs fromi which payments could he deducted.
 

The concentration in the early stage of daveloprient, durin, which
households gradually outgrow their rental space or quarters with ral4tivea, io
indicated by the fact that aver gO sixe is four individuals, o.e
PanamAnian average. less than the
The modal proup (222 of the population) is threehousehold members, but the rango (one to eight) is large.
 

The socioecontoic status of Lonma Colorada residents establishos It a* 
n
blue collar con'imvnity. ,Pew hfghly ikilfgd workers are to be fotind. Tho uio-lrepresentative gruup may be the tranenortistas (bus drivers) arod others of
similar skills. The occupation lists roveil a number of artisann, crata#umi
and laborers. 
There are few people inro,,mercial or clerical potnitions. 
 Th'.
households seem to be quite homogeneous in their upper-lovor clnss statu1.
 

Twenty percent of the households have more than one worker. 
This
proportion is low in comparison to otier projects an, other arens of the city,
but is char eteristic of An invasion population. A problem for these
households is the lack of ince'o that 
 #econd worker can Pr;viJv, but wln
children area small, It os easpecially difficult for both spouse to work, even
If jobs a availablo for both.
 
dnments of thesrhouseholds nrp th


devolopons hein 
lowest of any of the hfuitnLA
Ndud througt UM. !'ouaxehold heoshl
t193 a make an averieg of
nonth, in the 2O-30th porcantilt range. The tmoodel income group foir
householi heads im th 10l-20th percentile, with 27% 
fnllnA in thnt cate!g r .
Total household incomes are 
slightly higher, nverair: #225 per month, in thfi
20-30th perceontile ranne. 
 The modal cataory Is,however, the In-20th
percentile (250 fithe houpehnlds). The population is working clas, with
 vary lii toLed resources.
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cial Afeects. The lack of resources is roflacted in tile financialposition of Loa 
 Colorada. 
 Loans are projected ti i,.f,'1050 vach, for 25
 
~~ n case* t,,r Itl~the of Lotn, Calorolnr, tI,apparently assumed 2'! of the interest bet.in-r 

t~egvornmeot of PanaIua
lostar
lsiny Iinvestment
(uarantee funds. 
 AlthouRh monthly paymeitu are o-nt,
. 1, L*Q Cokrad h4* a
higher ltr-pamont rate thin is found !n uother hngvijli 
 p)rojeTO-r For the 570
S "lots'for which HtVi 
 is currently recaivin3 payments, 
r. 4 recei;pts should
equal $6,700 per month. Arrearnges, as of the last r'portint- period (February
1983), amounted to $27,209, or approxir"iroly (our i1hvnt 
 of paynents.
 

It is hard to accept this, since moat people hive their mortra.4e (and
utility) payments deducted directly from tloir wagee,. 
 MIVI8 oplnnacion is
t
that this population his the 10at Job stahility of 
ny of the grosp: it works
vith. 
Even thounh payments are being discounted lirecly, worker-are.
susceptible to losinR their johs nd tend to I t1Y. 4reJohii~ ~ 110ov freun fron one jobtedf 11nd* roquenltly 
to another. 
Thus* there are periods durini1 which no income is earned from
which deductions can be made.
 

Nlo data were available on how many toppd Payitheir lots, as compared with people who, ftr one rcimlor anther have notn on 
been abl to pay the last fell installmonts. 
responible for payments 

Eleven p,rcent or the residents 
on lots In LomA Colorda hever, over a year in
 

arrears.
 

Conclusions and Cononto. 
 Few residents wore (iouvd during daytimevisit$ to the Site of Loa Coloradga. Persons onlounL.,rd expressOdsatisfaction with the ;*=un|ty. 
 LIndjcated thAt it 
was ncessarv to
manage money carefuly; 
soe stretched their buyintq pover by purchasing food
in Costa Rica, whore it is much,Cheaper thn;1 In pavitI.
that olectrlfication would be available. 
Th- hope was expressed

'Phor was 
little concern (perhaps,
little realization) that thi amenity vootl place ftirther stress oh householdbudgets which are already tiglhtly strorcl, 

o.
 

XVI! official$ in the David provincal offie .conider L.
* be 4 sccesll. They hope ColorAd toto he able t Conltilnue With the procno of relocating
vaion a they orcr, tis polk ingin4 
the sqoatter prsblom which has bean amajor public concern in the past decafda, T HVI tIhO solution servesasa* political motive to th.n novernment to proI,)t.l4 4 odli ltiol resources for housing, 

LVHI officials say that their greates donlnl, jridle rroc homseImprovoent loans, 
io for lots with water. 
 It thOY 91MORI 4angleof project to expand in the towre, It wooilt he They 
type

ti. .. su...tad thatlots-with'wator projects could be rambined wlth hm#i Irprovement loan pro.r.Ato make It possible for people with higher incomes to .ul betr hu
 
more quickly. tthcr husing
 

The Mil4tsry of Ifouming hiss fosterqdis compatible with Ain's intereot In 
alsolu"tion it Loma Colfirtid thatroachifui thle 20-4thrnFT P om @roup with 4 portion of its funds, Inaddition, HXVI 
 mannsioddevelopment of Laona 

slin to speoed thCorauda by heina 
sensitive to Individual needs And byhelping Inmi~nor ways thAt ard nevertheloes 
 critical to advancion 0oiiscructionl,
 

I I Le+ ' +*i ..
 J+I ,*+ ",+ . +++d + 
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As mentioned earlier, "iV' asdisted a fcw of the IlOtI0.holds -th earlyhome lprovement 1031ns. 
 There Is also talk about the posslbility of strnndtngURIRE hone improveon t loans in the fuLuro to people in Lone (olorada who hadnot yet terminated cnntruction of a permanent houne. rh S-71007Apear to bea violation of 011Y current homn improvement loan guidelines, which state thatindividuals who have already rocqived money 
 from 1INT all into a lover
 
priority category,
 

There is a tendency for planners And administrators to pijh
site-and-survices projects ahead much more quickly than a,normal rate ofevolution would indfcilte as appropriate. The provincial director of HtVI
wents a complete Cnlonin no An example of M(V1's efficiency IngettinR
permanent housing uI7th basic utilities to people in need of a decent olace tolive. 
 'Pille accoleratin; construction is certainly desirable. problems arisewhen early completion places undue financini burdens on the families beinn
 
helped.
 

The people of Loman Colorado 
have mnngd to coopt 

h4v0 Only m ager resources. Tho, fae whoPermanent houses hav 
done so becAuse thay received
assistance from their union or some other similar Sroup. The fa4iillfs who donot 1have such ,siiotnce, or who must rely solely on a single vjge eareer vithuncertain job stability, can very easily becooe overexranded. It would hebetter for then to avoid tho attempt to co.ply with admintstrotorsexpectations concereing early completion of a personelt dwelling.
 

There is anothor disquieting conclssion.

and economic rationality of hsaving 603 

On* nay question the viability
households (and vrobably Wore in thefuture) densAely packod Into 26 Iaetares of lmnd with only septic tAnkslatrines for humAt and pitwosto disposal. In p ojects to boo d.scribei below, It '411be noted that the inclusion of utewornrt Pyst.rms Added auhstntialy to theprices of shelter solutionn. In the Ifi'trost o( promoting public h0altch,howevor, It could ba argued that this cost should be borno by the City ofDlavld in the case of Loma Coloradn, 

(1i) Paranio (un-for co struction).
 
Pnraio, H VIn soecond projoet in PNvid, 
 ts ,loo In t4 sM"4a41 asLoaCn1orMAt #!eh; ioutlnst portion of the city two kiloneters frot thocenter. 
 in evry other rspect, it provide. a sharp contrait. A -I;iiteo a
Table 12 will ctonrir., that where Lammtrsltiridi has th I vesnt cont por Pkteproposed for the 11#-0lO houalnrprogtram, 7,'T"o_.. has tho highest, 

Pernist, has bon in operutlo, for nervoral ears.4Ipproxfmi ,)no It now haohundred unit%occupied by housi.uld* whole nocidonoq€status I# Aenerelly higher than that or the rosildenti o Loma Voloro4.rltoeehntt hends ere ,jovqrnmont workers ( noitlv IVile-o g )middle-level fonetfonaries from the private sector. 
or 

Tho Alt pnrtion oft th. r -o
two-bdroo house with fuill eMr-v 

prolecr Is 4lo additinn cotnistinn of ift€ to ki ifd to the tsnit alredy in ute,At a eost of t'.12,Sfl -42V'9,40Q (63t) ot which vill ! o A190m coatribution. 



-33-


The new section of Parniso will provide housinguppe-leelhlue-coH1ta- workers for white-collar andcommission, theIns.t:tuto ftl federal electricde Pecursos Ilidrnulicos and hydraulicv Electrificacion,referred ,to as I-RH. The fenus-1 tystudy or 
o iy

in 1982, and at this the laraiso addition was donepoint all tlhe infrastructure is completed --streets,
electricity, water, drainagd, nnd asewage system that feeds into a large
septic tank 
--but house construction is only 20-30% complete. 
Psical Aspects. Physi,-nll, Paraiso looks verymiddle-level develop_.24t much like any otherin Lati, America -- rows of concretetin roofs (painted, in this case). 

block houses with
The lots are fairly large --250 meters
square-- which provides room for later expansion or for growing gardens.
the new section of Parniso two tvpes of units arc 

In
 
being built. Seven units
are to be 39 meters sqinre -- two-bedrooms with a sala-comedor (combined
 

as liva nglro-7 te/dinin rs onu/ar . h _e
large--73 meters square. remaining 39 units will be almostThe second set twice 
. of units was designed inconjunctlLn 
 ith IRIhf 


These unit s 
to meet the special requirements of its population.consist of two bedrnovi, a sala-comedor, separate bath and kitchen. 

In Paraiso no additions arc being made to the houses currently under
construction. 
No individuals have hired an outside contractor to expand or
modify their house before they move in. 
 Thin is distinctly different from
what is happening in another W.71 cdlonia.
 

The Comite de Ivienda of IRIUhousing has aided greatly in reducing the cost ofcper uni and Tn aJlj tating the completionParaiso. IRHE of the new section ofhas allowed its workersmaterials. to use official vehicles to deliverI- has made direct contributions of materials and labor to reduce
the cost of th' houses for their owners.materials IRIIE is contributingnnd t590 in labor to each of the 878 insmaller houses.primarily electrical, The materials are
 
construction materials. 

and the labor i: to electrify the houses and to haul
 
larger houses with 

1RHE is similarly aiding the construction of the
a grnnt of t.,000. Materials worth $1,393provided, along with 
are being


650 in labor.
 

nocioocono°nlc Asrects. 
The original forms used to gather data oihousehiid7r 
 je the
ttie new section of Parniso couldsearch was innde for them II',s min off. 
not be obtained., Ai 


district office in Nvid, but th 
.n In Panamn City and in the,tv were not 
located.
come from the feasibilitv Tie data reported herestudy NIVI conducted on the Addition to Parniso. 

prior to beginning constructionAcrording to this source, the median householdincome wts 
 300 per nonth.
 

This project -- both old and new sections-- provides housing foripper-level blue-collar workers nod middle-level functioniriesgovernment in themrid privat! sector, fnformntionreceiving loans on the age andfor homes in th sex of individuals 
Household for 

now section of Pnraio is unavailable.sio thi, part nvorn1oa five individuals, with thebeing five (39% of mode alsothe household). The t 
the average for P.nama.
 

p ;( ++"+'b"t -'t: + -. : 
t r r r.,. . 
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SThe new occupants of Paraiso will be1RHE. drawn excl-jsivelv from employees of
The population being ser'iccd is expected to bc the comission's
professional and middle-level staff. 
 The incomes of all households and
households heads are within the 40-50th percentile group.
 

Financial Ascrscts. Financial planning for the addition has not beenfinalized, snce 
ll the houses are not complete. The smaller units
square meters) are expected to cost $7,031 and will be financed at 12%
(39
 

interest over 25 years, with monthly installments of $63.90. 
The larger units
(73 square meters) will cost approximately $9,252, again, financed over 25
years at 127, interest, with 
a monthly payment of 
84. The contributions made
by IRRE must be subtracted from the prices quoted above to got the actual cost
 per resident.
 

Although payment mechanisms have not yet been established, there is no
reason to believe payments for mortgages and utilities will not be deducted
from paychecks issued by IRHE. 

for collectin3 payments due. 

This practice is clearly the preferred method
Ne can, however, examine the payment structure
for the older,section of Paraiso. Information is available on 71 of the
households living there. 

of $4,891. 

These households have a total monthly indebtedness
Currently, they are behind in their payments by $6,660, somewhat
over a month's indebtedness.
 

MIVI officials seemed unconcerned over this degree of tardiness in
 
When this happens, they often fall behlnd a month 


payments, accounting for it by the fact that people switch jobs periodically.

or 
two in their payments
before collections are reestablished. 


in Loma Coorada, we 
Comparing these households with thosefind no cases of families a year or more behind with
theirpayments. 
At most, residents may be four or five months behind, but
these cases are rare.
 

Conclusions and Comments. 
Paraiso. NIVI'm officials speak enthusiasticlly aboutTMey remark the ",_valon , Itan 0workers help they have renceived from theof the electric commission and from the commission itself.
assistance as an This
Important aspect of their being able to build the houss atbargain price. MIVI ais anxious to continue work in.nire Paraio, because thqrange of infrastructure for residential c)mmunltyA already
ny expandin 3 Pgraio in place.
thia infrastructurn can be put to rviximum use. 

This project clearly falls within tile RfE concent.
housing for the 4 0-50th percentile income group. 
NIVI In providing

XlVI hasin providing thi long been envagedkinds of housing solutions that flRBE seeks tothis case, foter. In..ney from ERFrdis being used to graft on addition to a similar
project already in existence.
 
HV ins been aware of the housing needs ofavid. The this population segment inprivnte soector is not servicing it at present, and there is
Indicntion that noprivate contractors are internstud in doingSavoral prIvAte housing so in the future. 

to 
projecto are iinder conntrtiction,units tend but evon the smallestotart between $10,000 ,and $15,000, placing

the them out of reach ofpopulationi serviced by .'riiao. 
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(2) City of Concepcion 

Concepcion has been designated as 
a service center in the URBE project.
It is located about 20 minutes by car west of David on the Pan American
Highway. Passing through from the north is the road to the highlands ofChiriqui, which is a major vegetable- and milk-producing region.
is, however, Concepcionovershadowed by David as a commercial center. 
 People in the
region --even those in the highlands-- tend to drive to David to make many of
their purchases, including auto parts and components for machinery.
Concepcion does provide such essential services as health care, schooling,
* 
 gasoline, and so on, for the immediately surrounding area.
 

In 1980 the population of Concepcion stood at
estimated to have around 12,000 people. 
10,460. The city is now


In the last two decades it has
undergone rapid growth, changing from a very small to a much larger town.
Reflecting that growth, which inci.des an increasingly active middle-level
government and industrial private sector, the Ministry of Housing has
developed two projects in Concepcion 
 Hi Dulce Hogar and Solano.
 

M 
 MiDulceHoar (under construction)
 

Hi Dlce Hoiar, located on 
six hectares of land west of Concepcion near
the cemetery, Is about one year old. 
 It is a product of MIVI's work with a
pre-cooperative .
--that is, 
a group of people who have organized themselves
into a housing cooperative but have not received all 
the papers necessary tobecome officially recognized,. Despite their lack of legal status, this group,

composed of middle-level professionals and upper-level blue-collar workersa
purchased land and made it available to MIVI to use for a housing project.
 

On the six hectares site there are 48 lots, approximately 600 square
meters each. 
 The feasibility study was
now 70-80% complete. finished in 1982, and construction is
Although the project is one year old, 
few people havw
moved in, and most of the houses are not ready for occupancy.
investment is $157,040, of which $125,632 (80%) are AID funds.'
The total
 

.Phsical-Agpects.
Paraiso. Unlik the 

Mi DulcelHogar looks much like a smaller version oflatter, however, i7nfrastructure is minimal. it consists
of a mted water upply which entersh through the cemetery intform of a single one-inch Pvc tubing. The cowith a four-inch system for which pipe is bei 
nia intends to replace thisprchased by the home-owners.
They expect that the system will be operational within a year and it is
intended to serve the entire settlement (48 lots). 
 There are no sanitary
faciltties, People are 
expected to put in septic tanks, although it appears
that rome households are using latrines. 
Electricity is 
now in the coloni 
 .
and available in every home.
 

I/ Ths ithe y UfR39nigbrho with aprivot eveomn nenrby.
An adjacent piece of land has been subdivided, provided with minimal services,
And lots are being sold to those wishing to construct their own houses.
present, one house has bean finished. At
The stimulous for this subdivision
apparently came from Hi nu celoar.r 4 < 4 . .I
-'P.+,++.+ . +++++++:++...++ 

++ i~i++;y'-4-, 
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The basic unit being constructed is a 46-square-meter house with two
bedrooms, a sala-comedor, separate kitchen, and small(solution type URj3E 4). 
wash patio on the back
House construction is almost finished, and five
families have already.moved in. 
 These families had been forced by their
landlords to leave their rented quarters; 
so MIVI has hurried along the
construction of thei'r houses.
 

One of the interesting aspects of Mi Dulce Hogar is the amount of
additional construction taking place. 
 Thirty-three percent of the future
residents have hired contractors to add units to their houses.
occupied houses, Of the five
three have additions to them. 
This contrasts with Paralso in
David, where additions are not being made.
 

Socioeconomic Asnects. In Mi. Dulceheads is 32, Hogar the average age of householdwith the modal age category 'being
population). 25-29 years (35% of theThe 30-34 age group, which includes 33% of the household heads,is also large., Household size, as 
one might expect of a young group, is small
for Panama, with a mean and mode (29% of the population) of four individuals.
Thirty-nine percent of the houses were solicited by women.
 

Household heads in this neighborhood are mostly in the
73% work for some government agency. formal sector;
The predominant occupational category is
that of teacher, with 43% of the household heads employed by the Ministry of
Education. Twenty-nine percent of the households have two workers.
 
Incornen for this fairly well-educated group tend to be high. 
The
average income of household heads is t297 per month, placing it within thle
40-50th percentile range. 
 Total household incom 
 are, of course, higher
W49 per month being the average, which is over the median figure for the
western regions of Panama. Fifty-five percent of all household incomes were
over 
the median figure.
 

The higher incomes in Mi Dulce Hoo 
 explain the amount of added
construction occurring In comparison to other similar colonies. 
 cnuse
relatively affluent houqeholds are receiving a basic unit with minimal monthly
payments, they.are able 
to use their resources to expand their houses before
they move into them.
 

Firnancial Aset, leca'a e few individuals have actually occupied MiDukce ocnr ad 
ecause the land has not been turnedresid~eits, MVI is not over to the flitirevet collecting payments. We have no fixedmortgage costs. figures onRut costs and monthly payments are suggested in thef-iibiilty studies. 
 It was estimated that houseseach. Loans would would cont around $3,271be made for this amount atpavmnnts 12Z over 25 years, with monthlyof $37.55. Performance with respect to monthlyassessed. payments cnnnot be 

Conclu,i,,n,4 and Cmon,. ...S-veral rnaidonts At
....... tC D.lcn o..nr were
e T omite de Vviondaobtain set Iit therod{the lots and hoti|n, is 11;w toworkif-g to increanse the capacity of thewater syntem And to bring in electricity and othur sOrviceA.
 

-A": 
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:One comlint was 
that the houses were inadequate in their sz
the services available a in.nd
--electricity should have been installed as part of the
,
.'.. - complained that the ho ..
Dnckage , alon g wit h a l _rp. 
rwate r 
os were. poorlys uu urun a ve e r syst e d S
lt. a s
nd er sy t m a lso
o e a o.:;
 

MVI personnel were positive about Mi Dulce Hogar but not as
enthusiastic, as 
they were 
- about Loma Colorada and Paraiso. The
pre-cooperative which organized this housing project was guided by one of the
local politicians whose primary aim was to gain political strength nm, nl%
residents. 
 the
The people in Mi Dulceflogar are not as 
eager to work together to
upgrade their own housing as 
the people in Paralso or Loma Colorada.
 
The 
lack of enthusiasm for collective work and action on 
the part of
this group, comprised mostly of white-collar government functionaries
lead to difficulties for the Ministry of Housing in the future. 

may
 
This
population could aenply political pressure to have HIVI provide services they
do not usually furnish in this kind of housing project making MIVI incur costs
that, for political reasons, may not be transferable to the project.
 

The dissatisfaction which appears to be mounting among the residents
with the project, and among MIVT officials with the residents may have a
simpler exnlanntion. 
MeDue 
 Ho -ar
represents a 
Mismatch between services
and household income levels. 
 It is 

per unit) provided to 

one of the cheapest URBE solutions ($3,5O0
one of the most affluent groups of government workers.
Their dissatisfaction with the results leads them to undertake modifications
and complain of the lack of services before the units are occupied.
 
In the future, MIVI should be guided both by this experience and also by
the opposite case, which appears 
in Paraiso. 
There a moderate income
population has reroivd the most expensiv-e housinr (7,000o
the URRE area, to $9,000) found in
Their level of satisfaction with the quality of the solution
provided was very high.
 

In conclusion, 
 i Mlce ioar falls well within the URE concept. It
reflects a need for hosing for tis particular income brackedt. 
 The fact
that a certain percentage of the population falls above the 50th income
*percentile 
may indicate that the income distribution assumed 
for the urban
arenn of western Panama is in need of correction.
 
(ii) Solano (planning stage)
 

Solann is
the Pan American Itighway. It is to contain 40 units and is the result of a
 

a housing project to be built In western Concepcion, close to
solicitation by a
pre-cooperative. 
The leader happens to be the local
rnpresentativo to the federal congress who is helping the niembarr. to 
get
housing from MtVI.
 
Today the tract of land (about two hectares), which is baltig provided bythe pre-cooparativa, im 
a cornfield. 
The lot is well located, with w-tcr
presently available and with elOctricity close at hand.
tanks are Cyivan that specific
the normal mode of sewage dibposnl, Infrastructure will
problem to install. not be a
Plans arc 
to begin constrtiction within the next month
AM approves the feasibility study, which appears to be about one-third 

If
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One comolaint was that the houses were 
Inadequate in their sizethe Services available --electricity should have been installed as 
and in
 

oackage, along with a larger water supply and a sewer system. 
part of the
 

Some also
complained that the houses were poorly built.
 

... personnel were positive about iii Dulcerioar but not
* enthusiastic, as as
they were about Loma Colorada and Paraiso. The
" Pre-cooperative which organized this housing project was guided by one of thelocal politicians whose primary aim was to gain political strength among theresidents. The people in Hi Dulce ilogar are not as eager to work together to- upgrade their own housing 'as the people in Paraiso or Loma Colorada. 

The lack of enthusiasm for collective work and action on the part of
this group, comprised mostly of white-collar government functionaries, may
lead to difficulties for the Ministry of Housing in the future. 
This
population could apply political pressure to have HIVI provide services they
do not usually furnish in this kind of housing project making MLVI incur costs
that, 
for political reasons, may not be transferable to the project.
 

The dissatisfaction which appears to be mounting among the residents
with the project, And among MIVI officials with the residents may have a
simpler explanatlon. 
Mi Dulce lodar represents a nismatch between services
and household income levels. It 
per unit) provided to 

is-one of the cheapest URBE solutions ($3,500
one of the-most affluent groups of government workers.
Their dissatisfaction with the results leads them to undertake modifications
and complain of the lack of services before the units are occupied.
 
In the future, MIVI should be guided both by this experience and also by
the opposite case, which appears in Paralso.


population has received the most expe 
There a moderate Income
 

e housing ($7,000 to $9,000)
the UR E area. found inTheir level of satisfaction with the quality of the solution
provided was very high.
 

In conclusion, 41Dulceafloar falls well within the URBE concept. Itreflects a need for housing for this particular income brackodt. 
The fact
that a certain Percentage of the population falls hbove the 50th income
percentile mAy indicate that the income distribution assumed for the urban
nrean of western Panama Is in need of correction.
 

(ii) Solann (planning stage)
 

Solano Is a housing project to be built in wentern Concepcion, close to
the Pan American igIway. It is to contain 40 units and 
is the result of asolicitation by a pre-cooperative. 
The leader happens to be the
representative to local
the federal congress who is helping the members to gethousing from MIVI 

Today the 
tract of land (about two hectares), which is being provided by
the pre.cooperat eiv,
is a cornfield.

presently available and 

The lot in well located, with waterwith electricity close at 
hand.
tanks riven that specificare the normal mode of sewage dibposalo infrastructure will not be aproblem to install. Plans are to begin constructicon within the next month if
Ain approves the feasibility study$ which appears to abo..tbe one-third 
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complete. The pro.i 
 ted cost of the entire projece is $140,000, with AID
providing $112,000 (80%) of that amount.
 

The houses to be constructed in Solane correspond to URBE type 4 --
4 6-square-meter house with two bcdrooms, a separate kitchen, 
a
 

a sn.I.-comedo,
-and
wash patio in back. In'order to bring down the cost of the units, the
people of the pre-cooperative are gathering together as many concrete blocks
 
as they can.
 

it was not possible to obtain any social 
or economic characteristics of
the future residents because questionnaires had not been administered to this
group. In fact, 
that is the source of delay in the completion of the
feasibility study. Hovever, judging from the cost of these units
very similar to those en Mi Dulce llo~ar --
-- they are
 

and from conversation with
individuals At NIVI, 
one can conclude that the population will be much like
that of tli 
Mlce !logar. This projectis another attempt 
to service primarily
white-collar, mdsl-class professionals and government functionaries in the'
40-50th percentile income category.
 

(3) City of Puerto Armuelles
 

Puerto Armuelles, a port 
town originally develoned by the United Fruit
Company to export bananas from its plantations in this area of Panama, is
located in the southwest corner of the district of Chiriqui. 
Today it is the
site of Pacitic terminus of the transcontinental oil pipline which has been
* :built 
 acroas Panama. 
A commonly held belief is that this pipeline, in
operation since February 1982, will have a great economic impact on this
region, although 
one wonders how many jobs will be created, given the highly
mechanized nature of thn pipeline.
 

The project consists of :00 units, proposed by 1IVI in Puerto
Armuelles. 
However, VIIME participation is planned only fur the 100 units
comprising the first phase of the project. 
 These 100 units will cost a total
of 
W30,00, of which AID is funding $424,000 (802).
 

Mi PuertoArmzelles (planning stage).
 
The 100 units are to be located six kilometers from the center of tote
and Vill be complete two-bedroom houses with full servlcea.
Company, the The Chirliu Land
local holding company of the United Fruit Company, has agreed to
place water, electrlcitv, and sanitation facilities on theiland sit,
.
 

This project Is one that has evolved from n land andbetween Chiriqui Lind Company labor disr r.e 
_tradores) 

and bannna plantation workers (unindicato deover the provision of housing, and this in the olu1TiF eachodin conjunction with 
7

11VT. All occupants will be employees of Chiriqoi LandCompaniv. At presant, MV1 does not know the identity of the future 
rasident. efficials report that the company and th,
ragponclo for selecting 

union will be jointly
them.
 

07, 
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.ousesH are expected to cost about $5,300. 
As of this date, no actual
amortization schedule has been skept up by HIVt. 
 The feasibility studies are
in the vary early stages, although officials in HIVI's district office in

David claim they will begin construction within the next month.
 

Of all URBE housing projects, this one seems the least compatible with
the URBE project. 
 It is located well outside the town of Puerto Armuelles, on
the edge of the banana plantation, and people who live there will be buseddirectly to work. Access to food, groceries, and other necessary items willbe difficult. IIVT claims there will soon be a small commercial area at the
crossroads where the road from this project meets the highway to Puerto
Armuelles. There is,however, no evidence that will happen. 
In order to
shop, residents will probably take a bus to Puerto Armuelles or to the Costa

Rican border. Otherwise, they may make their purchases at the banana
 
company's nearby commissary.
 

Another feature of this project which does not seem to conform to the
intent of lIRHi.is that it is
a direct result of labor negotiations between the
plantation and its workers. 
It represents an attempt by a large corporation
to solve somt of its labor problems, rather than a real concern for providing
housing in urban communities designated as service centers. 
t/hile the town ofPuerto Armuelles may expand, this project which might be expected to alleviate
 a housing shortage associated with that expansion is 
to be located well away

from the urbanized areas.
 

(b)Province of Veraguas
 

Varaguas is the province located east of Chiriqui, transected b) the
Pan-American Highway. 
It has a varied agricultural, base which includes large
sugar plantations in the north and rice fields in the south. 
Aside from its
profitable large farm operations, however, the province includes a very lare
number of marginal cultivators. The consequence is that household incomes 4re
much lower than those in Chir(qui. Santiago, the capital of Veraguas, has
three projects in the URIU.-sponsored housing program.
 

(1) City of Santiago.
 

5antiago, With a population of 22,000 in 1980, is the comiercial cent,'rfor a large area, comprini'g not only Voraguas bot parts of Chiriqui andCocle, as well. it has substantial commercial activityl 
a great many trucks
and buses pass through on the Pan-American IfItghway. Santiago is also the
administrntivO center for an area larger than its own district. The Ministryof )ousinn in Santiago, for example, makas collections for projects in thedistrict of VarAltus, Coole, 1lerrera, and Los .antos. The rospon4hilitlos
or santiago, which involve more than its immediate hinterland, thus tend to go
beyond those of other aimilar cities. 

Three projects involving URIIR tunding are located in flantingoi JuanXXTt: (which actually ha two distinct partsA), 5n Martin do Porres, a7M..F otnI. Of then, only Joan XXTI, Part 1, i-st-14 omlet on-. . -- " ... ,-

: ':,'i'. . :;" : . -; i " :.:: i P ; ;.-.
: 
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Juan )x~rtlI (pa~rt completed,, part in planning Stage) :!Jian roI 
 h 4 i h 4 .. 


kilometer frm.h center of the city. Most of tile people in i~l Porestal'-!>::work/*'+ aleeither in minor argriultural. .. activity in the immediately surroundingi 

"+ Juan XXtIIl takes its name fromma large, well-organized asricultural .:iicooperatvee 
district of Veraguas, which initiated this housing projeectfor the benefit of co-op employees. :Tie co-op Juan XXlIl 
.i:i 

now has 1I,500 -: imembers scta=Cod throughout the district, but the bulk of Its administrative,:i+processing. selling, and purchasing activities-are located in Santiago,. 
 ....

o-oip long€~~~h had considered proposing 4 project for staff members +i~!h 

unable to .obtain housing throuigh the comecii aket inSatgo Ths
 
Included D)eoplo at.all 
lIevali. of the go-op structure, from 4lbaftiloe, truck :

drivers, and stoc'4men in the co-op grocery store, to administrators, 
 ,
Approximztely 30% of the people being conlidered for these projects rented in
~the center oi the city. !!
rent. 7he co-op approachedAnother 30% lived with ralativeS without payins14VI for help. It had land it could maket 
Aaielable for house construction, but MIVI did not have resources to provide
~~loan money until U1111 !
funds appeared. 


..
 

juanXX TIT has rbeen planned Aan n 0-unit housingl project. 
Tile first+i:: i
€tvo, rements, toataling 48 units, are being funded through URSea Twenty uni~ts'+::• diceeon'"Juan 
 Wi t, Part I f--are niw complete ard will be the subject of this
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Those houses line thv-.. streets at one edge of the parcel of land thatwill evenraUdly becoe rho larger Junn XXIII housing project. in contrast 
to

what is h ',pcining ii W thale floar, no additionn are being Made to these

houses. 
Plooole are livinR in the original design without modification,
nlthough tin hotses in tha two coonins are essentially the same. Residentsasid they 1-tck Additiotil resources to expand their housea at this time,

Although 1%:y hoped to do no in the future.
 

Thix construcrion project was aided by the employer of the residents.
The co-op gnve the land and provided $750 per unit in materials and labor for
construction. 
All additional nontechnical work involved in constructing thehouses was done by the future residents. The Ministry of flousing providednecessary timeahnical personnel: tihe head mason, the albaflil, the plumber, and
 
the electrician.
 

.oc~e.?noje Aspnc ts. Demographically, the households of Juan XXI ITPnrt l. i-TsiETr|y 'ying,
the average age of the household heo.d boini19 
y.ars and tfhe range from 21 to 40 yonrs. The nodal age group is 25-29, in
which 0% or the houmehold heads fall. Household size is about average forPanamau (ivo romboro. The range falls between two and eight and the mndn is
five persons (40% of the households). 

Of the loans given for the construction of houses in Juan XXTII, 302wont to fetales working for the co-op. 
This is not to say they are
female-henlef households. 
 In some cases, the woman's husband worked outside

the co-op. 
si.xty percenit of the recipients were white collar workers.
 

Econo ically, then* households tend to fall 
in the upper income brackets
of the UNRNIZ population. All households have at least one member working for
 caop .sin-,y this vas a tirerequisitotor moving Into the colonia. 
 forty-five
percent of tho households have more than one worker in the household 
--in most
 
cases, the household head and spouse.
 

The averae monthly income of household heads is $259, which falls Inthe 30-40th percentile range. This is also the modal category. Hlousehold
incomos aro much larger. Modal average Income isAnil 
 over the 50th
percentile, the averne being $364 
per month. This income was described anfairly minimal for Santiago, oven though it exceeds the limit for Proect IVI11+ i ++* sUpport.
 

.Pnanial Aspect, 
 I'he total cost of each unit was C2,865.91. Loana
 w arfor 2 yeas at UZ Interest; monthly paymnnt. are $32.89, which includes
Instiranc and All carrying coats on the loan. tooJuan XXtII administered asi acommunity project, which makes it iiiqua uthin UKiU 
 Ihare the Individual
 ownors are ot respniinsible for their loans. Rather, the loans are carried bythe co-op, In keopln with Its credit policy on venture loans to members. 

The co-p hao the taik of collocting the amount of the mortgage paymonts
frm the residents. 
 All agreed to this arranemont, and it soams to haveworked well. Currently, tho co-op's monthly payment to HLVI is $794. tt is 
saot *73 In arrears, 

http:C2,865.91
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Juan XXlt, Part 11, (Planning stage)
 

Thd second component of Junn .XTTconsists of 28 similar solutions,
sch!duled to bn built in 1983. 
 The touses are also for faM 
S Who liVe in
t1 city itself, 54e 
of whom pay rent averaging $45 per month. 
The other 46%
live ith relatives. 
Juan XXIII, Part IT has the same infrastructural,

coinponn as Prt I.
 
*Constructioi 
 to date is nonexistent, although it is expected to begin
shortly. 
 The land is in the process of being cleared by the cooperative.
* .. Construction raterials to be supplied by the co-op are also being placed on
the sito. 
 Temporary shelters to store these materials are presently being
contructed. 
All that is needed to begin building houses in the termination
of the feasibility study, which is still an early stage. 
The final
affir,ittton by AID that Part IT falls within the scope of URBX is also
 
required,
 

Sloeonoic Aspnctc-
 Dsmographicallv, household heads vho solicited
are 75Maile. Their average age Is 29. Household size is slightly
smaller in Part 1I, 
with an average of four members. The modal size (39% of
the )inushoil ree individuals, and the range is from two to eight

members. 

The anplovymnt of these households is somewha4t different from those of
Juan .XTII, Part I. 
En PartTI, only 40Z actually have a member who belongs
th cexecutIve 
drecto of the co-op affirmed this, saying that
this orginixition viewed the housing project as a social service.
* In
addition, only 25% of the households have second workers.
 

11nusehold incomes tend to be slightly loss than for households in Part
1. Average income for hou~ehold heads is $?29 per month, in the 20-30thpercesntile range. 
 The mode is the 30-40th percentile, as
Total household income is rlso lowar, the average of 
in the fir, t group.
 

261 per month falling in
the 30-40th percentile range. 
The modal categry contains 50% of the
households which also fall within the 30-40th percentile of household incomen.
This differs from the earlier group, where the modal category was over the

50th porcnntilo.
 

Vinaricial Apoct.. 
The actual cot of construction has not yet been
deter.de should resemble that of Juan XXIfrr 
 Part I. The* houiio are ensonteirly the same, with the same lot sixnithsAmeservices. loanAain, the will be administered by the co-op, which... rosponibihty will takefor the loan and collect payments individually from recipients.
Concl,,IohsO* and Commentg. Co-op members are entthuxiastic about thehousin, TinVwere p'nsd to have belpnd in Che con4truction which gave them slightly more livlirn 

, Oroact. 

space than they might otherwise have had. The 
co-op oxiieri.nce h44 workod well for them.
 

fq Auhminintrat(vtt director of 
the co-op is equally positivo about theproj ct. The Volinloratlon With VI has bees q to successqful, By workintirto hr, the twit rgan ions wore Able to more t eithercould
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have done alone, and the prospects are good for future collaboration. HIVXIs
 
concern at present is the scarcity of land for housing constroiction in the
 
Santiago region, and the co-op has land it can make available to HIVL for
 
housing solutions.
 

The co-op officals expressed apprehension about the cost of money. They
i(lt that a 129 interest rate was too high, considering the incomes of the 
people receiving the loans. Since the loan implementation agreement's
amendment of 1981 contains a variable interest rate provision, it is possible
the cost of money may be reduced to borrowers in the future. 

MIVI personnel in Panama and Santiago also expressed satisfaction with
 
Juan XXUII. It is a co-op with a proven track record. It has been in
 
existence ,for 16 years and has a large resource base with which to secure its
 
loans, HIVt only deals with a single payment each month, making its job of
 
administering the loan much easier. With a successful project already

completed, HPVI officials are looking forward to working with Juan XXII[ in
 
the future.
 

The co-op has a conmittee that decides on costs and financing for its
members. Working with Juan XXII does not involve trying to assemble a group 
to arrive at a consensus.
 

HIVI officials expressed concern over the lack of sanitation 
facilities. The septic tank-latrine solution will work for a time, but waste 
water is simply allowed to run into the streets. HIVI would like to install a 
system that would funnel water into a dry arroyc bed or treatment facility,
moving it off the streets. While this concern with used water was expressed
only at the Santiago district office, all the same conditions exist in other
 
projects.
 

Juan XXI, is aerving a clientele of technical, administrative and
 
clerical personnel which fall within the URBE concept. However, when total
 
household income is considered,.mony have earnings above the limit for HL
 
loan support. The Vroblem presented by the median income coiling for
 
eligibility is not unique to this project. 
Since the present home improvement

loan program isdirected at a lower income level, however, itmay have been
 
solved by a change in KiWI policy just completed.
 

(Ui) Son Martin do Porras (Planning stage)
 

San Martin de Porres is a housinq development to be located in the near 
noth-east portion of the city of Santiago, approximately one kilometer from 
the center of the city. It is a large project for upper-class workers. HIVt 
has been involved with this comunity since 1969 uhen it constructed 116 
housing units on the site. 
 In 1977, another 171 units wore constructed.
 

The current project calls for construction of 39 additional units with 
URBE funds at a cost of $222,300, of vhich $178,000 (802) will be AID money.
The feasibility atidy for this project Ls in its early stgess and HIVI has 
not selected the individuals to live in this project, although it has A4 
applicants for the 39units. 
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PhZeicalAspects. 
The solution to be used corresponds to URBE 6
housing. 
It isa unic of 45 square meters consisting of two bedrooms and a
salo-comedor on a lot measuring 250 .quare meters. 
 Infrastructure consisting

o a'er, electricity, and sewer system is installed within the site to serve
all additions presently proposed, including the URBF.-funded portion. This
project in located in an area devoted to middle-class housing. 
 The e
Social and several other state agencies are also building housing in €'hesame
 

area for similar populations.
 

Socioeconomic Aspects. 
The data reported here will be on the 44
households which have solicited a plac, 
in San !tartin de Porras. It will be
assumed that they are representative of earlier households residing in this
project, and of those entering the other government housing projects nearby.
 

Household heads average 36 years of age, with the modal age group being
25-29 years (33% of the population). The age range is 20 to 54 years.
Sixty-four percent of the appliants are mates. 
Household size, averaging two
members, is much lower than the national norm. 
The mode in three persons
representing 33% of the households. 
The range is from two to eight members.
 

Occupationaly, 70% of household heads are white collar workers.
Thirty-four percent work for the Hinistry of Education. 
This high degree of
participation confirms reports that the ministry of Education has been very
forceful in demanding government aid for its employees. Only 14% of the

households in this .grouphave second workers.
 

incomes are high in this comunity. The average income of household
heads is *310 per month, which falls within the 40-50th percentile range.
Thirty-six percent of household heads have incomes over the 50th percentile.
Total household income is 
not much higher chart that of household heads, given
the small number of second workers. The average is *327 per month, again
above the 50th percentile. Thirty-six percent of the households have a total
monthly income higher than the accepted median for western Panama.
 

Aspects.
.Financial Because the feasibility study has not been
complaetdifinancial aseccs of this project arc sketchy. The houses are
expected to cost about t5,705 each. Th loan will be paid over a 25-yearperiod at 12% interest. 
The actual monthly payments have not been calculated,
nor has the eocal cost for the loan. 
Given che high proportion of

white-collar workers employed in the formal sector, payment of these loans
will be through direct discount from the individuals paychecks.
 

Cone.lusion .
andCommants. HIVI is serving 4 group that has been
designated to benefit through URRl 
--those whos incomes fall in the upper
range of eligibility. 
It also aems that this Sagup La In nied of soma
organized help in obtaining housing. 
 Private hottiaing in western Panama seems
 scarce, end when It is found, as in navid, it tends to be pric.d out of the
 
range of this population.
 

The present status of San artindoPorro 
has genarnted one source of
 concern. Whnn this project To complatoR MIVt will hAve no more land upon
which to contruat housing for this population. Officials believe they will 
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have a land scArcity problem in the future, and they would like assistance
from the central Itovernment and perhaps from AID in acquiring land for future
 
projects.
 

(iii) El Forestal (Planning stage)
 

El Forestal is a community northeast of the city of Santiago,

approximstely two kilometers from the center. 
It is a rural village chat has

become a bedroom community for the nearby city. The El Forestal project is
 
one that Involves the construction of houses on lots already owned by the
 
occupants.
 

It is unlike the other URBE-supported projects. The houses will not be

congregated In a single block, making it difficult for JIMI to plan for
 
services to eac' unit. At present, 15 units are planned at a cost of $67,500,
with AID contributing 40,000 (802). The feasibility study is still in its
 
early stages, but 14 individuals have been identified as potential recipients 
of loans. 

Phsical Apects. El Forestal has the appearance of a poor, traditional
community. Hoot of the people seem to be living in semL-temporary dwelling
units. The houses tend to be constructed of poorly made adobe, wood, and some 
concrete blocks. They have tiny, poor-qualLty structures. Sanitation
 
facilities are rudimentary, with outhouses being the primary means of
 
disposing of human waste.
 

The home to be constructed are two-bedroom houses corresponding closelyto the URME 4 and 5 solutions. However, the actual type of structure has nestbeen decided upon and wLll depend to some extent on what individual loan 
recipients. re able to pay.
 

Socioeconoric Aspecti. 
The average age of household heads is 32 years,
the modal category being 2S-29 years (50Z of the household heads). The rangeis from 20 to 44 years of age. Severnty-nine percent of the loan applicants
are male heads of household. Households are large, with an average of six
 
members.
 

In general, this group is poor. Seventy-one percent of the householdheads are blue-collar workers. Fourteen percent are independently employed$
but the remainder would be subject to direct discount from paychecks to secure 
repayment of its Ian. 

Incoaes are low, the averaqe income of household heads being *212 permonth, which falls within the 20-30th percentile range. Thip is also the
modal category (3 of household heads). Total household Income is not much
greater% an averAgo of 225 per month, also within the 20-30th percentile

range. 
The modal category, however, to the 30-40th percentile range
containing 43% of the population. 

FinancialAspcts. Since the actual house design has not been chosen,
It is nio posible to estimate loan mounts. However, preliminary estimates 
are that the houses will cost about $4,500 each. The cost way be reduced in 
s
ome cases ifowners assist with construction.
 



Conclusions and Comments. 
 The prospective occupants of El Forestal are
enthtisiastic and anxious for the project to begin, though somewhat discouragedover the fact it has been promised for so long. 
 Most of the households have
been waiting at least a year to receive loan money for house construction. 

This delay seems to have come- about as a result of the requirementthe Housing Investment Cuaranty program that loans be' secured through 
of 

a land
mortgage. The problem with Sl Forestal is that everyone has derechos deposesion (rights of possession to the land). 
 But it is very difficult to
obtain the land title itself, because of the lengthy bureducratic process
involved. Thi 
process has been going on for a year now; and although
everyone 
seems to be very understanding --or resigned-- each wishes the delays

to end soon.
 

MIVI officials indicated that title acquisition is the one s'irious
problem they have with this project. The requirement that land titles be
physically in hand is apparently one 
chat is more difficult to meet when
houses are to be built on scattered individual lots. MIVI officials suggested
that perhaps this requirement could be modified so 
that the derechus de

posesion would be recognized.


nEl Forestal project recognizes that some households have their own lots
 
but need loan mone-: to construct an adequate house. 
Home improvement loans
are inappropriate because no structure exists to be completed. 
what is needed
is the replacement of housing that is entirely inadequate.
 

The level of infrastructure services to be provided to these scattered
lots remains unclear. The administrative problems raised by the need to plan
collections under these circumstances have not been confronted by MIVI
elsewhere within the URBE Project area. 
However, they appear to have been
managed successfully tinder 
the Hf-Oll program in urban Panama.
 

(a) Province of Code
 

Corte is the province to the east of Veraguas and adjacent 
to Panama.
In recent decades it has experienced a substantial out-migration to the
metropolis. 
However, it possesses a rich industrial agriculture in its
western region, including sugar, rice milling, shrimp farming and commercial
tomato production. 
Dairy farming is also a substantial enterprise. 
From
these resources, the province derives a level of household income which is
second only to Chiriqui.
 

The capital of the province is Penonome, a designated URsE aervice
center. The province contains a secondary service center in the industrial
town of Agudulce, which has access to a seaport through which most ofPanama's agricuLtiral chemicals are received. Aguadulce is the site of twomajor fertilizer plants. 

(1) Town of N ta
 

Nora lies midway betveen Penonome and Aguadulce. tt to a market town 
serving the agro-industrLes of the area. Like Aguadulce and Penonome, It is 

'C r "+' .. J? ) " : : - . . + ..
. 4. .
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located on the Pan-American Highway. 
Nata is the site of a proposed

URBE-supported housing project.
 

Mi) Nata (Planning stage).
 

This project consists 'of 35 houses to be constructed on dispersed lots
already possessed by the applicant5. In this respect; it resembles El
Forestal. 
 The project is in an early stage of planning. Applicants have not

been selected and the feasibility study is not far advanced.
 

Physical Aspects. 
The 35 houses will consist of two bedrooms each, and
will be constructed with an area of 40.1 square meters. 
They will be served
by water and will have bathing facilities. 
 Human waste will be disposed of by
latrine. 
The model house is based on URBE 5, and is expected to cost $4,114.
A total of 1.4,000 has been budgeted for this project of which the USAID
 
contribution is M15,200 (80%).
 

There are no socioeconomic data availnble from this project at thepresent time. The KIVI annual report for 1982 states that 12 of the total of35 lots are in process of measurement and legalization. The remaining 23 areyet to be located. A note appended to the report states that, "the lack oflocalization of the remaining lots within the plan of the city and the listingof the beneficiaries has prevented the delivery of the feasibility study toUSAID." Approval by the agency will be required.
 

Financial data are also lacking. 
However, since the price of thisproject appears to be comparable to.El Porestal, costs will probably besimilar. Neither project has reached 4 state of advancement where costs to
residents have been determined. 
There are no data on amenities to be provided
and since the lots are scattered, these may depend on 
the individual location
 
of each of them.
 

Conclusions and Comments. Nat4 was neither a growth nor a servicecenter in the original URR, design. However, it is a center for the* 
 concentration of aRro-industry. 
The Nestle plant for producing tomato sauces,
a COAGRO rice mill and smnller enterprises are within the community.

Providing housing for technical and Akilled workers employed in these
 
activities would support the URBE concept.
 

Since the residents have not yet been selected, the degree of conformity
with the URRE design cannot be determined. 
 Thu lack of a group identity in

Nats, as in El Forestal, may produce administrative problems as yet
unanticipate. The requirement that lAtid titles be obtained by residents isapparently contributing to delay in completion of the ante-proyecco here as inl1Forestal.
 

(d) Province of Los Sncos
 

Los Santos is separated from Code to the north by the intervening
province of Herrera, 
Los Santos has the dubious distinction of being the onlyprovince in Panama to experience a not Fopulation loss between 1970-1980. tt 
was a primary source of miigrants 
to the new farming frontier in Darien. Its
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mean household income is among the lowest in the country. 
Los Santos has vast

stretches of semiarid farm land, well-suited to orchard crops. Experiments

with natural fruit production and processing intended to revive the farm
 
economy are now in progress.
 

(1) City of'Los Santos
 

The capital of Los Santos province is the interior city of Las Tablas.
 
The city of Los Santos is at the northern edge of the province where it is aportion of the common Chitre-Los Santos metropolitan area. Chitre-Los Santos,
in the original URBE design was designated as a growth center of the same 
status as David in Chiriqui. Each city was expected to serve as a 
commercial-administrative module for a vast hinter land containing several
provinces. Subsidiary communities (service centers)'were to distribute the

goods and services originating in the two growth centers.
 

The concentration of housing projects in David validates its status as a
growth center. 
In Table 3, it is-clear that Chitre-Los Santos, programmed to
 
receive 466 shelter solutions (all houses), was originally intended to be the

"second city" in the URBE design. However, the distribution now taking place
will provide only 40 solutions to Chitre-Los Santos in the project known as La 
Villa.
 

(I) La Villa (Planning stage)
 

Dring 1983, MIVI has affirmed its intention to construct in the La
\.Ala project 27 homes of a total of 40 which will be ultimately provided.

The construction will make place upon a single site located to the north of
 
the city, separated by several kilometers from the densely populated

perimeter. 
The site is adjacent to the plant of the Compaflia Panamefla de
 
Alimentos, an anim4l feed mill.
 

Psical Aspects. The 27 units for 1973 are designated as "multiple
Udell structures, tan-wil area o 56' square meters, with electrical andsanitary outlets provided at floor level. 
 The services include a water supply

and sewer system. The architect's drawing for this project discloses an open

enclosed area (undivided into rooms), with a full bathroom located near the
back door and a wash stand at the rear of the structure. Each solution in

budgeted for J6,300. The total cost of the project is programmed at O17,100,
of which $136,100 will be provided by the USAID agreement. 

Financial Aspects. 
 No figures are available on anticipated payments for
this projec although the cost per unit is near the 
A 

upper end of the scale 
for URBE-sponsored housing
. .
 

Concluiinns and Comments. 
This project will be aimed at a resident
 
population imilar to tlint of San Martin fe Porres in Santiago or Pajso in 
David: the andneair t'chnicnlthe median for the middle class ' + (or raboveJ) white collar householdsUR139 proJdlct area. with incomesSince +Chitre-L ol Santos+r+j 

contains a largo concentration of government offices, there should be a high
level of demand for these units.
 

t +1;' + ; 4++; +' k" + " SL +; + + + +, +:+ . "+ ' .+, + ++ ++; __+ %+'< ' + + .+'-S • ++ + ++++++++ + -5+++ 
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Several questions remain. Why was 
the original program intended to
provide 466 solutions to Chitre-Los Santos drastically reduced to less than
10% of that figure? 
 The intent, according to the reprogramming document for
the home improvement program, is to substitute 331 materials loans in Chitre 
and another 91 in Los Sancos.
 

This plan will provide a total of 462 solutions.--close to the original
number. However, home improvement loans with a maximum value of $3,000 and anaverage of tl,800 will serve neither the same purpose nor the same income
level as 
the URBE 3, 4 and 6 solutions first proposed in 1978 at much higher
 
coat. 

A final question pertains to the time schedule. The NIVI 1982 annual
report predicts that both La Villa and Nata can be completed within the
present year. By the end of 'I'arch, the status of these projects appears to beunchanged. It is unclear whether this implies the existence of factors
causing greater delays than anticipated, or whether-it reflects a shif in 
emphasis toward the home improvement loan program. Materials loans appear to
be moving forward at full speed in all areas. 

2. Project URBE home improvement loans
 

The URBE housing program administered by KIVI during the first year

following the release of funds in August, 1981, adhered rather closely to the
1978 project design. 
The -terms of this design, and the construction proposed
by it, were set forth in Tables 1 through 6 above. As noted in Table 7 and

accompanying discussion, these plans were set aside at the end of 1982 and
replaced with the Programa de Mejoramiento Habitacional (Home Improvement Loan
 
Program).
 

The original URBE proposal called for only 200 home improvement loans,
costing 3% of the housing budget. The present plan envisions 2,400 of thesesolutions, consuming 63% of the total amount available (see Table 8 above).

Of the t5,400,00 from USAID in the RIG fund, $3,456,000 (64%) is now

programmed for home improvement loans; $1,943,700 (36%) remains for the
housing construction and site-ond-services preparation prescribed in the
 
previous section.
 

There were 1,585 houminR units to he provided in the secondary growth
and service centers chosen for Project URBE. 
 This number is now reduced to

398 (excluding the 603 improved lots at Loma Colorada). There will be no new
home construction or site planning for projects beyond that described in the
 
preceding pages (see also Table 8).
 

USAID Agreed in principnl to this reprogramming, and in late 1982 theMinistry of HousinR prepared an implementation document for the reprogramming
of Loan 525-HO-OlO. This document laid out how funds would be distributed
throughout western Panama and what the administrative procedures within MIVIwould be for selecting loan candidntes, disbursing construction materials torecipients, and handling the financial aspects of the loans. 

Because this program is relatively new and the administrative apparatusis Just beginning to be placedin operation, most of the information presented 

I 
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below comes either from the implementation document prepared by MlVI or from
interviews with personnel at the Ministry of Housing in Panama City and in the

district offices.
 

(a) Distribution of solutions
 

Of the total $4,320,000 from Project URBE which is being reprogrammed
for home improvement loans, plans call for approximately 542 to be disbursed
in 1983 and the remainder in 1984. 
 Loans funded through Project URBE are to
go to residents in nine cities located in five western districts of Panama.
These are the same cities named in the original implementation document for

URBE:
 

District City Number 
of Loans 

Chiriqul David 974 
Concepc ion 169 

Veraguas 
Herrera 
Los Santos 

Puerto Armuelles 
Santiago 
Chitre 
Los Santos 

161 
347 
331 
91 

Cocle 
Las Tablas 
Aguadulce 69 

138 
Penonome 120 

Total 
 2 400
 

Given the number of solutions, the average loan will be t1,800. 
This is
higher than the average $1,500 
loan provided to the residents of Panama under
the HG-Ol program which foreshadowed the shift to this type of assistance.
 

(b) Administration of piogram
 

Because of the size and nature of the home improvement loan program
which encompasses more than just the remaining URBE funds, the decision was
reached to administer it from MIVI headquarters in Panama City. 
Moreover, in
order to coordinate the administration of the loans, theMinistry of Housing
has set up a new Office of Home Improvement Loans to direct the entire
operation. 
The office will handle the selection of candidate 
 for loans, the
disbursement of materials, and the financial arrangemcnts for 
loan repiyment.

All thit will be done outside the chaunnels which 1KI1t 
set up to operate che
original URRE programs
 

(1) Selection of candidates
 

The home improvement 
loans are designated for households whose income
falls below the estimated 
1982 median income figure of *307 par month. 
Taking
inflation into ncount, HIVI and AID have agrad that the 1983 median should
be approximately *330 per month.
 

.~ _ 

A 
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(i) The priority system
 

Originally, the Ministry of Housing wished to have 
Io other constraints
 
on the disbursement of funds, but at AID's insistence, 14IVI 
set up a priority

system which specifies the order in which different categories of construction
 
will be funded through home'improvement loans. The priorities are as follows:
 

Priority Type of Rome Improvement 

First Housing for those hwo have suffered from a disaster, such as 
a fire or flood. 

Second Improvements in a home's sanitary facilities, such as the 
addition of water, sewers, or latrines. 

Third Improvements in the structural integrity of a home. 

Fourth Completion of a house that is structurally sound but lacks a 
significant part, such as a wall or roof. 

Fifth Increasing the size of a home which has at least two persons 
per room and less than 5 square meters per person. 

Sixth Improvements, funded through a package of home improvement 
loans, that will have a positive impact on a community. 

Seventh Increasing the security of a home by building a fence or 
retaining wall, 

Within the priority system individuals who have previously received assistance
 
from MIVi will not have priority in any category.
 

(ii) Procedures
 

The procedure for securing a home improvement loan is as follows:
 

First, the applicant visits the socinl work department of the NIVI
district office and fills out a request for a loan. In addition to providing

socioeconomic data he must outline the desired home improvement and estimate
 
its cost. 
 A social worker and an inspector (a technician, architect, or
 
engineer) then make a visit to the home and prepare a recommendation on the

basis of their visit. The visit 
Is to verify both the socioeconomic data and
 
the need for tho improvement requested.
 

Next, the applicant's file is sent to an analyst, who confirms the final
 
cost estimate and determines an acceptable repayment schedule. Finally, the 
requestissent to a credit committee at the district office which makes a
final decision In conjunction with the district director, the analysiC, and
the social worker. If the applicant is approved for a loan, the necessary
construction maceriala are ordered through MlVt headquarters in Panama City

and subseqtuently delivered to the district office.
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Officials at the Ministry of Housing say that it should take about two 
weeks to approve a loan and have the materials ordered from Panama. Our
 
observation was that it took from one 
to three months from the time MIVI was
first contacted to the time construction materials reached the district 
warehouse. Paperwork at the district and officesnational takes some time,
but the manner in which materials are obtained is probably the main
 
contributor to the time lag.
 

(2) Acquisition and disbursement of materials
 

The Ministry of Housing has insisted from the beginning that home
improvement loans be in materials rather than in funds. 
 Officials feel that
 
recipients are likely to spend loan money on something other than the purpose

for which it was intended. Also, officials argue, by purchasing materials in
bulk, IMIVI can provide construction supplies at a discount in 10-15% below 
prices at local building supply companies.
 

The acquisition and disbursement of materials occurs in the following
 
manner:
 

Once a month --and one month prior to the actual disbursement of
 
materials-- MIVI's Office of Home Improvement Loans receives a list from each
 
district office of the construction materials it needs for newly approved

loans. 
At the Ministry of Housing headquarters in mid-February, notifications
 
were coming in concerning materials to be disbursed in late Harch or early

April for April loans. The central office then compiles a comprehensive list
 
of the materials needed --how much concrete, steel, roofing material, etc.-
and makes a purchase on bid from suppliers around the country. Successful
 
bids ususally come from Panama City. 
The process of materials acquisition is
 
apparently the major delay in loan recipients experience. The usual time
 
lapse between loan approvals and availability of materials to individuals
 
seems to be about four to six weeks.
 

At the beginning of the designated month, the materials are trucked from

Panama City to warehousen at the district offices, where they are deposited

for loan recipients. According to MIVI's implementation document, individuals
 
have one month in which to pick up the materials from their loan. Officials
 
in Panama City explained that recipients are given a coupon book in which
 
their materials are described, and In which disbursements are recorded as they
 
occur,
 

Disbursement of materials from the district office vary somewhat from
the stated procedure. At one office, borrowers received at most two weeks in
 
which to pick up their materials. nistricc personnel at this office stated 
that the warehouse was not large enough 
to allow people to have materials 
stored there for a longer time. At-another district office, whose warehouse 
is even less adequate, when the truck from Panama City arrives with materials,
they deliver them directly to the homes of recipients. Afterwards, Materials 
belonging to people who were not at home are stored in the small warehoisse. 
Borrowers are notified that they can come for their materials. tf materials
 
have not ben Claimed by a designated date, they are distributed to others.
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(3) Financial 	arrangements
 

Loans are to be for no mnrq than $3,000 for periods of 5, 7.5, or 10
 
years. Officials at MIVI headqudrters said that, to date, most loans 
are
 
falling within the $1,500  tl,700 range, which is the approximate cost of
 
materials to build a "core unit" --a one room, 36-square-meater house with
 
concrete 
floor, metal roof, and concrete block sides., This, apparently, is
 
what MIVI recommends for people living in temporary quarters but who have
 
access to land upon which they can build.
 

The payment schedule for home improvement loans is reproduced below as 
Table 13. The table indicates that payments for a $1,500 loan will fall 
between $35.66 and 023.10 per month. The actual payment depends on whether 
the term of the loan is five or ten years. If the applicant chooses 7.5 years
 
as the term, then his payment becomes $27.18.
 

TABLE 13 
6 -

Monthly Payments at 12% Interest for HomeaImorovement Loans
 

Maximun
 
Amount Monthly social monthly
 
of Loan Payment Security Total
 

Term of 5 Years
 

100.00 2.31 	 .07 2.38 
500.00 11.56 .33 11.89
 

1,000.00 23.12 .65 
 23.77
 
1,500.00 34.68 .98 35.66
 
2,000.00 46.24 1.30 47.54 
2,500.00 57.79 1.63 59.42
 
3,000.00 69.35 1.95 71.30
 

Term of 7.5 Years
 

100.00 1.75 	 .07 1.82
 
500.00 8.73 .33 9,06

1,000.00 17.97 .65 	 18.12
P 	 1,500.00 26.20 .98 27.18 

2,000.00 34.93 1.30 36.23
 
2s500.00 	 43.66 
 1.63 	 45.29
 
3,000.00 52.40 	 1.95 54.35 

Term of 10 Years
 

o o100.00 	 .071.47 	 1.54
 
500.00 	 7.37 .33 7.70 

1,000.00 14.75 .65 15.40 
1,500.00 22.12 .98 23.10 
2000.00 . 1.3029.50 30.80 
2,500.00 36.87 1.63 38.50 
3,000.00 44.25 	 1.95 46.20 
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A factor not considered in providing this form of support is that nosorvices or amenities are included. 
 Even at Loma Colorada, piped water isavailable at each homasite. For home improvement loan recipients, water,sewer service, electricity and site preparation (leveling and drLdnage, forexample) are all "extras." Purchase of these will greatly inflate monthly 
expenses.
 

The problem could loom largerare if a number of applicants ior these loansusing them to construct the "core units" described above. These must beconsidered as essentially new houses, not as "improvements." Suchconstruction does not come under any of the seven priorities described above,
although it could represent the major purpose for which funds are being

requested.
 

If a substantial number of home Improvement loans are being used for new
construction of unserviced units, HIVI and USAID could be accused of financinS
substandard housing and creating hazards which night endanqer the health of
both the occupants and their neighbors. This hypothesis cannot be confirmed
without a detailed study of the purposes for which loans are being provided.
 

Problems with collections on these home improvement loans can be
anticipated. 
"IVI has worked vith organized groups where the houses are alllocated on a single site. This loan program requires the Hinistry of Housingto deal with people scattered throughout the western region of Panama. 

HIVI has already had trouble with record keeping on loan repayments,
which is why the orogram Will be administered from a single office. 
The
troule originated with households who obtained home improvement loans and
were already participating in
one of MIVI's housin4 projects and so carried a
mortRage as well. 
 Aometimes, at HIVI's Office of Collections, note payments
were applied insted toward their mortg4ge payments. Notes were then listed
as delinquent when, Ln .fact, they were not. 
 HIVE officials believe that 
some
people will always carry more than one type of loan through the Hinistry of
Housing.
 

low, the Office of Rome Tmproverdnt Loans acts a centralizedascollection agent for the loans it approves. 
 It gathers all the paymentstogether and delivers them once a 
month to the central collections office.
The loans are handled as a single account by that office. Otherwise, the
office of collections would eventually he mannain# over 2,000 individual
accounts for very small loans. 
 To aid in the collection of these loans, HIVEhas decided that 95% of home improvement loan recipients should receive
paychecks from which payments can be directly discounted. 

(4) Characteristics of loan recipients 

While the program is incipient rather than fully established, some earlyimeImprovement loans have already bon awardnd in tho UR area. Incerviows
at provincial offices disclosed that 74 award 
hav* been made in Cocle, 80 inHarrero and 19 in Veraguas, 
Locating the records on rocipients was more
difficult than for hoes
loan projects.. However, the encire set for Veraguaswas found in the orovincial HL office at Rantiaqo.' he descrLption to 
follow is based on these eases. 
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Demographically, this population is composed of households not unlike
 
those involved in othor aspects of the URBE program. The average age of
 
household heads is 34 years. Average household size is five members, that
 
being the modal size (26% of the households) as well. The range is from three
 
to eight individuals, with the larger households mostly extended. Sixty-three
 
percent of the loan applicants ere males.
 

Economically, these households fall into the lower income categories.

Sixty-three percent of the household heads are blue-collar workers, and 16%
 
are independent workers who do not earn paychecks from which payments could be
 
deducted. No household has more than one worker, suggesting that the
 
population as a whole has few second workers. Averaging $206 per month, the
 
incomes of household heads are generally within the 20-30th percentile group.

This is also the average figure for total household income, since there are no
 
second workers.
 

Conclusions and Comments. The considerations represented by the shift
 
to the hme improvement loan program have little or nothing to do with Project

URBE. Theyero on extension of the policy developing within the Ministry of
 
Housing for providing shelter solutions outside Panama. 
Over 	the past several
 
years, this polic has shifted unmistakably away from comprehensive

multi-dimensionnl housing projects (requiring construction of streets, land
 
preparation, installation of utilities, provision of human services, etc.).

it is moving toward the one-dimensional substitute of home improvement loans
provided to persons on scattered individual lots, each of whom will be
 
responsible for his own construction, amenities, and essential services.
 

Sehind this lies a series of frustations uhich came to light as a
 
background to interviews with HEVI officials, particularly in the provincial
 
offices:
 

I. 	Substantial delays have been encountered in securing land titles
 
required for the provision of home construction.
 

2. 	 Once titles are secured, the qrc.ups petitioning for the housing
 
must reach agreement on contributions of cash, materials or labor.
 

3. 	Where contractors are involved, disbursements by MIVI are seldom
 
made on schedule. Laborers go unpaid and walk off the job. To
 
prevent this, contractors frequently schedule ocher jobs
 
simultaneously in order to keep work crews together.
 

4. 	 Tn housing projects,, interagency agreements must be concluded with
 
the Ministry of Public Works (HOP), the National Water and Sever
 
Institute (InAAX), and the Institute for Hydroelectric Resources
 
and wnergy (RHR).
 

by mnving toward home improvement loans, the Ministry of HousinR moves
 
toward autpenomy. The desire for separate control of its own domain has bean
 
evident in the rote assumed by ?MVI in other projects in earlier years.
 

At . 
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Another consequence of the move toward home improvement loans is the
substitution of the lowvr income household for the organized group as 
the unit
being served. This virtually powerless entity is in 
no position to bargain or
negotiate for the services being received. 
 once again, control ismaximized
by the policy change which eliminates housing and substitutes mAterials.
 

There is also a loss incurred, however. The problems arising in the
planning stage at El Forestal and Nata should alert the Ministry to the
difficulties inherent in administe 
ng a large number of small, scattered

loans. 
 It is much easier to deal with a small number of larger loans,

concentrated in a specific area.
 

To simplify some of the potential pitfalls, it was implied that the
Ministry will set the level of direct discount loans (providing the
opportunity to deduct payments form paychecks) at 95% of the total. 
 Mowever,
the delinquency levels experienced elsewhere indicate that this is not a
 cure. 
 One of our inquiries revealed that the government itself had fallen
behind in issuing paychecks, and was the party responsible for the deficits in
 
the payment schedule.
 

While it could be argued that the move toward home improvement loans is
expedient for the Ministry, the rationale is in terms of basic human needs.Improvement loans reach further down to lower socioeconomic status houmeholds,
according to this argument. By reducing the average size of the loan, funds
can be distributed much more widely to a greater beneficiary population.
 

B. Institution Building Achieved
 

The institution building intentions of Project URBE were to be achieved
through the utilization of technical Assistance to build management capacity
at the same time as the advance of construction made effective management

necessary. 
A key idea behind the URBE concept was that the components to be
managed (housing projects) and the institution responsible for management

(NIVI) could be developed in parallel throuqh the appropriate mix of technical 
assistance and guidance from USAID personnel. 

But, Of the total amount of $424,000 budgeted for this purpose, only
$55,500 had been delivered prior to April, 1983. 
 This amount was expended to
retain two consultants for periods of approximately aix months each. 
One
appointment was 
for advice on financial management within the Banco

Hipotecario N1ational; 
the second was 
for housing program development within 
the Ministry. 

The Project Paver assigned the highest priority for institution buildinxto the development of an information system to deal with data procesuingi and
analysis. A data processing consultant was retained, although not with UIIE
fiflnces, in September, 1982. 
 His report includes a comprehensive deacription

of data processing within MIVI as of that date.
 

The following excerpts are 
from 9, S. Popko, "A Framework for Managemnt

Information System! at the Ministry of Housing, Panamaj"
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"Within the past year, HUVT has installed an IBM 34 mini-computer, 
created a data processing department, hired several systems and 
applications programmers, and computerized several important manual 
procedures..* 

With the exception of'accounting and engineering departments, most users
 
within HIVE are poorly prepared to make use of computer technology...
 

HIVT's original datn processing applications were mortgage accounting

and budget preparation...
 

But today data processing should be serving a much broader community and
 
applications should cut across all divisions and departments. For
 
example, client applications for housing start off in the Division de
 
Planificacion (Diroecion de Asuntos Sociales). Demand refl'.ed 
there 
sets design and buildng standards in the Direccion de Desarrollo Urbana 
(Departamento do Programacion v Formulacion de Preactos) and end-up in 
the Division de Finan"as (Bions Raices)." 

Our inquiries verified that computer applications are still restricted
 
to the last of these departments (Bienes Raices), where the most important use
 
is the monthly report of loan repayments. These payment schedules are
 
tabulated by each housing project reported above. Accounting consists of a
 
montly match of the amounts due and payable by project with the amounts
 
actually collected.
 

The URBD evaluation team made an independent assessment of the needs and

potential for data processing within MIVI. Our conclusions are identical with
 
the two highest priority needs described by consultant Popko, who affirms the
 
following (p. 8):
 

"HTVT should give the highest priority to the automation of client
 
housing systems...
 

Asuntos Sociales will need software support to measure housing demand
 
fram elrent appications and to analyze its socioeconomic surveys. HLVI
 
does not have sufficient statistical software to do this...
 

The home improviment loans program is creating additional pressures to
 
complete the automation of the mortgage accounting system. The client
 
interviewing, field checks, and loan repayment practices are very 
similar for the tio systems. MIVI should expedite these applications as 
soon as possible." 

Two pages from consultant Popko's report (pp. 16-17) provide very lucid 
insights into both the status of institution building within ,41V at he 
present time, and also the priority requirements for the future. HIis 
statement, entitled "Priority Computer Applications at HIVE" is reproJuced in 
full below:
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PRIORITY COMPUTERT1 

APPLICATIONS AT MIVI 

Social Affairs Office 
Among other duties, the Office of Social Affairs is charged with theprocessing of all I|vi housing applications, characterizing demand,reporting client accomodation to HIVI projects. and
Approximately 1,600 to
2,000£ppiications are received each month in the Panama City andoffices (IVI/4,S). ColonThe applications are reviewed and authenticated by
17 social workers. 
 The procedures are well established, highly repetitive, and re'quire careful attention to detail.
 
Social Affairs prepares a project-by-project analysis of
tive housing demand. the effec-
The Social Affairs Department also makes the final
selection of clients based on criteria 
of eligibility,
tion.. and availability of housing age of applica

practice, however, 
that meets client's preference. Inthe hinistry has not coordinated project design withclient demand, and families tend to be assigned to solutions accordingto their ability to pay rather than other 
criteria such as
work, preservation of community (in renewal projects), 

access to
 
or family life
cycle needs.
 

Obviously; 
 the significant number of applications alone makes this 
a
very high priority application for computerization.
serve an additional purpose within HIVI. 
Client applications
 

create a prelimInary project design. 
HIVI's current practice is to


The focus tends to be site planning, construction, and dwelling unit design ifsites-and-services project. the project Is not aThe designers manipulate tho spatial allocation of land, the quantity, and.the 3pecifications for infrastructure
according to coda 
 requiremnts and local construction practice.
the design is committed, a Once 
ponent s cost. 

quanity survey is done to determine each com-
These costs become the 
 basis for determining the final
price applicants will pay.
 

eHIVI has several choice. prior to occupation,
exceed what families can afford to pay 
ift project prices


(and they often/do). They can:
(1)subsidize cost items, (2)defer capital programs, n(3) 
 readjust the
design or (4) offer the project to a higher income group.
practice has been to do come 
The general

co.mbination of all four.
 
The Social Affairs Group is attempting to influencu project planning
by making design and engineering more affordable toThis requires timely analysis of 

their client base.
client applications And 
a systematic
matching of clients with complt:ed solutions. The processes they 
envision would reverse the current design practice. Design would begin by
analyzing demand and 
 convidaring the family's alternativesrall housing system Inthe ove-- slums Included. The now approach is market
oriented. Architetural and engineering design would essentially maipulate the amount 
of constructed 
area and infrastructure to 
balance
prices with the Hinistry's costs. 
 The essential difference inthe Hinistry 
 current approach andstrains design to a the proposed one Is that theknown client group, latter conbut this will require accurate
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and timely analysis of client 'srbCl'rds to make it work. 

Home Improvement Loan Program 

With financial support from AID, ?JIVI has -reitoue a prgamo

home improvement loans (ZIVI/7). 
 Clients apply for loans (HIVI/3) by
submitting a financial 
qualification and needs 
statement 
at one of
S IVI's offices. Upon verification and inspection of needs, 
the client
can qualify for up to $3,000 worth of basic materials like wood, cement,
zinc, blocks and reinforcing steel.
*! Clients are expected to transport
the material from NIVI's central warehouses to the construction site.O
 

HIVI's policy Is to recover client loans
(descuento diracto) 4through payroll deductions
of monthly payments for i 
to 10 years at 10% Interest. An additional 2%.is added to the interest rate to recover administrative expenses. All 
 loans are constant payment 
and fixed interest.
Although the program has 
been implemented loss than one year, about
600-800 loans have been made and a significant increase is expected next
 
year.
 

The Direccion de 
FLenes Raices has developed an accounts receivable
system for payroll deduction, collection of deposits, 
 review of arrears
'and account registry (HIVI/2). The system generally follovs thesameinformation flow, auditing, and archive practice of the conventional
mortgage system. Automation of the home Limprovement loans program is 1n.absolutenecessity if the program is to continue. Three systems will berequired: 
 (1) client application, (2) order/inventory of the materials
at HIVI 's central warehouse, and (3) accounts receivable.
 

The materials application procedure is very similar to standard mortsaSes. fInv should consider combining the automation of materials loans
with their conventional housing loans.
 

Operationally, 
both loan systems have similar. 
 Boh must de ermino
client need, 
conduct field checks, etc. Both uystend require similar
loan payment reporting. 
 It Ls likely that much of th6 systems work for
* these two applications can be combined, thus saving 
considerable DP
resource#. 
 The curent transaction rate 
of accounts receivable
approximately 35,000 is
this Justifies a joint system's 
development programming and training effort.4
 

U 
 17 
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Since the consultant report was completed, nothing has been done to

implement its recommendations which include the following:
 

1. 	Form a Management Information System Group within MIVI to facilitate

communication between divisions and departments. 
This should
 
generate new perspectives ,on information flows, requirements and
 
resources.
 

2. 	The next step is to design implementation procedures for accessing,

storing, retrieving and delivering information okiginating in one
unit to all others able to make use of it in the form suitable for
 
each user.
 

3. The highest priority should be given to developing computer

applications needed to manipulate the data in the Social Affairs
 
Office and Home Improvement Loan Program.
 

4. There are substantial management and planning needs which are not 
,
being met by the present system which is useful primarily for

day-to-day operations and low level routines (recording payments,

computing the payroll, etc.).
 

5. An inventory of data presently at hand which would be useful for
management purposes is needed, together with a suitable program
package oriented toward management decisions rather than simple

bookkeeping and accounting. 
Failury to development management

applications deprives the user community of most of the potential of
 
an automated data base.
 

These observations are just as valid today as 
they were six months ago,
and 	the need for them is 
even more urgent.
 

The necessitv for an information system has been repeatedly called to
the attention of HiVT nersonnel since the years prior to the activation of the
URBE Project. 
But the Ministry remains unaware of the difference between
their present minimal uses of automated data processing for accounting
purposes and the capability of an information system as a management tool.
 

Taking the next step would require substnntially greater infusions of
technical assistance than have occurred up to the present. 
 It is unlikely

that further institution-builditg will take place without it. Both non-use
and misuse of technical assistance have ben evident from the beginning of the
URBE project in all components. Reasons for non-performance include all of
 
the 	following:
 

1. The Ministry of Planning (HIPPE) has the responsibility to prepare

and submit the comprehensiv 
 technical assistance requirements of
MIVI along with other agencie or USAID approval. It has failed to
 
do this.
 

2. 	Each ministry is required to develop a scopa of work nod preparation
of contract for technical assistance following U8AID approval.
These have seldom been forthroiing, 
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3. 	 In November, 1982, HIKVI was authorized to separate tl50,000 oftech~nical. assistance frmHIP' budgetarycotlannetieindependently for its expenditure with USAID.
 

Contrary to expectations, this has produced no mprovements in
either the voluwe'or the processing of technical assistance requests

by the Housing Ministry.
 

As this is written, HIVt has 	once again been beseiged with supplications.to produce a list of needed technical assistance. On March 22, a hastily
prepared draft was delivered to the USAID offices. 
 Its 	content was nothing
more than a repetition of items which appear in the Project Paper of 1978.
Estimated costs for these items were reduced'to meet the t150,000 limit.
Neither explanation nor justification for these items appeared. 
Nothing more
clearly indicates the need for institution building 
its inability to request it effectively. 

support within MIVI than 

C. Linkages Constructed 
. 

The 	linkages between institutions 
intended to result from the operation
of Project UR.E were to include preparation and use of physical plans for the
IRBE communities; 
once again, this activity was to be in collaboration with
the 	Ministry of Planning. 
Another linkage expected was a connection between
the 	construction activities of the Ministry and the stimulation of the private
sector to provide additional low cost housing at commercial rates.
 

The 	delay in provision of HIO funds prevented effective cooperation from
* 	 developing between HIVI and the Ministry of Planning and Economic policy
I(HPPE) 
during the, first two years of project activity on matters concerning
housing. 
When funds became available in 1981, the relationship was out
phase with other URBS components. 

of 

While HIPPE attempted to assume budgetary responsibility for that
portion of HIVI support falling. under its control, this only comprehended the
technical assistance package for housing in the URBW loan ($424,000). This
substantial sum represented over 40% of the total technical assistance package
made available to all components. With MlVi 
as with other agencies, MIPPE
encountered contracting problems when delivery of technical assistance was
 
attempted.
 

Another dimension of MIPPE-MIVI coordination pertains
responsibility for urban planning. 	 to the

Guide plans outlining the total dimensions
of urban growth were to be prepared by the 	Ministry of Planning and submittedto . unicipal Councils for approval as law. Hatching physical plans with
implementation provisions (building codes, zoning of land uses, etc.) 
were to
be prepared by the Ministry of Housing. These were also to be enacted as
ordinances by the city governments.
 

While these plans wore both enacted in two of the principal cities 
(David, Santiago) they have had a distinctly different fate. The 	physicalplans (plansnormativos) have been used for the purposes intended:
 ,. +++++..... +.....+...•,..
+•+++ ...+.. +..+++
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determining street widths, parking spaces, setbacks of buildings ,++,;:+>lots;, and the like. 
on i f ro nt a g e:The guide Plans !prepared by MIPPE have fallen into ,•+/i !? +;neglect+. . . 

++++! 
 •Where the matters considered in th 
 eur al
dt er inmoie "nsnraio
F mplementation in each city; the guide pla iscncerned 'w~th more r
 
issues: 
 direction of city growth, placement of public facilities, division of
the community into functional 
use areas (commerce, industry, residential,
etc.). 
 The guide plan is subject to neglect because its implementation is not
 
constantly required.
 

There is a qualitative difference as well. 
The subjects treated in the
physical plans are rather narrowly defined engineering matters; but they are
handled in a professional manner. 
The subjects considered in the guide plans
are given more superficial coverage. 
They have the appearance of
"exercices." 
 None of them appear to have developed data independent of
published sources, for example.
 

thile usefu:, 
the nlanos normacivos exist for several communities only.
In these, however, they have made an impact.
I1I iV 
 t. arhtet
tVt architects and engineers 
 4comolained that their codes, norms and zoning regulations would 
an 

have 

nier

greater
significance if they were more widely understood and their importance
appreciated by municipal officials. 
The opinion of the technical capacity of
municipal government was universally negative.
 

Once again, HtVI appears to be fulfilling a valuable function where its
planning goals have been realized. 
But also once again, it appears to be
"going it alone." There w4g no evidence of any attempt between the two
agencies, kIPPE and HIVI, 
to coordinate their efforts in those cities where

both plans had been completed.
 

Concerning the third linkages with the local construction industry, the
results have been mixed. 
 In the design of the early housing projects, local
contractors and construetion workers have been utilized in significant
numbers. 
The following observations are 
based on statements from Ministry
personnel and serveral local contractors:
 

1. For each $3,000 expended on housing, MIVI hired one 
full-time
4.employee 
 to perform the tabor required. 
Thus, on the average, one

local workman (usually a mason or apprentice) was employed for each
house. 
Masonry work required takes approximately one month.
 

., 2. 
tn some cases, HIVt contracts for construction at a fixed price of
350-400 per house. The linistry provides the materials and the 
owners are expected to contribute unskilled labor.
 

3. Ono contractor building seven houses at Paraiso estimated that he
needed seven man-months per house including specialties: plumber,
electrician and masons.
 

The third case above is closer to the tvpe of linkago to the local
construction industry envisioned by the Project 
MR designers, Roports from 

' 
 .. •.44"
 

.444.4 '+ + ++ '+1 :' 'm 25' '+?+ + ': + +? ++:: +: 1 + . ' ; ++ + : r: )++ 4 P......"+ + +¢+ :: + : :#< 4 >" 1 ': m.... + ;' + +. .. .4 



-63

informed participants in the house construction activities funded by MIVI were
frequently negative. 
The major complaint was that disbursement of payments

from .VI was late and payments to workers could not be made on time.
 
Construction was 
frequently interrupted as contractors left MlVI projects for
 
other jobs in order to keep their workmen together.
 

Wbether local construction enterprises will learn that they can make
 
money on low cost housing from their experience with MIVI is an unresolved
 
issue. There were expressions of dissatisfaction with MIVI by local
 
businessmen, and alsowith owners of lots who were constructing homes on a
 
pay-as-you-go basis. The latter home-builders were 
taking as much as four
 
years to complete their units because of their inability to accumulate
 
sufficient savings.
 

Concerning further encouragement of private construction projects,

despite the supposed demonstration that building housing for lower and middle
 
income groups is a feasible and potentially profitable undertaking, the

private sector shows no signs of entering the market. Private construction
 
projects exist, but the housing they provide costs two, three, and four times
 
what HIVI's housing costs. The reason for this price differential relates to
 
the fact that privately built houses are more finished. 
They have such
 
amenities as glass windows with screens and full baths. 
None of these are
 
included in ?IVI's construction. However, once these features are put into
 
housing in Panama, the houses are clearly out of the range of people even at
 
the 50th percentile. It appears that only people in the top three deciles can
 
afford finished housing.
 

The gap.that exists betwoon the market for shelter solutions of the type

provided by the Ministry of Housing and the private market is substantial.
 
Informants within the URBE communities stated that mortgage money was
 
available at 12% from the Cajas do Aborro (savings banks) with laans to be
 
repaid in ten years. However, It was estimated that an income of at lest $600
 
per month per household was required to qualify for this financing.
 

Meanwhile, HIVI is moving away from its earlier commitment to packaging

house-and-lot shelter solution for the lower end of the household income
 
distribution. The replacement of the UIRS 
 housing program with the Home
 
Improvement Loan aternative has far different implications. There will be no
 
further construction contracts to local suppliers. 
The loan provides for
 
materials but includes nothing for labor.
 

Throughout the past two years of HEVI experience with Project URRE, the
 
movement has been away from the original objectives regarding linkage with the
 
other Ministries within the GOP, and also linkage with-the private sector
 
construction industry. At this point relationships of the sort intended are
 
minimal or non-existent.
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Using the revised decile income distribution constructed in Table 10
above, the 	shift in income levels 
to be served by the URBE housing component

in its 1982 format is illustrated in Table 15 below:
 

TABLE 15
 

Changing Distribution of Tncoe Groups served wi'thin the URBE AREA:
 
From 1978 URBE Project Desian to 1982 Home Improvement Loan Program
 

1978 URBE Project 
 1982 HIL Program*
Decile of Housing Other 
 Housing Other
Household Income Solutions Solutions % 
 Solutions % Solutions 
 %
 

0- 9% (tooo-114) .... 2 - 12 1110-19 (tlS-179) 
 - - 65o 63 9 6 28 25
20-29 (tl8O-229) 250 21 220 22 
 18 11 26 23
30-39 (230-279) 360 31 150 15 34 21 19 1740-49 ($280-330) 556 
 48 -  46 28 11 10
50 ($331) - - - 56 34 16 14 

TOTALS 1,166 100 
 1,020 100 165 
 100 112 100
 

Based on detailed income data form the following projects: Loma Colorads (94),
ML Dulce Hogar (49), Juan XWIII (45), San Martin de Porres (44), Mats (13), El
Forestal (14), Home Improvement Loans (19). 
 No detailed data were available for
 
Paraiio, Solano or La Villa.
 

The 	presentation above is unbalanced. 
 It compares the intended
distribution of solutions in 1978 with the actual distribution tits far 	under
the HL Program of 198.. However, since targoet dociles for the HIL Programremain unspecified, there is no better alternative. While the results (as
always) must be considered tentative and preliminary, they contain some

surprising indications, which may be itemized as 
follows;
 

1. 	Where 52% of housing solutions ware Intended for households between

the 20th and 39 percentile, only 32% of houses constructed have been
 
delivered to them,
 

2. 	Where 48% of housinq solutions were intendeded for households
 
between the 40th and 49th percentiles, only 28 bf houses
 
constructed have been delivered to them.
 

3. 	More than one-third (34%) of the houses constructed to date have
been delivered to houxeholds earnini more than the median designated

for 	the URB9 project area.
 

4. 	 Where 632 of serviced altos nnd home improvement loans were intendad
 
for households falling below the 20th percentile, only36%
such
 
solutions have been delivered to them.
 

4." 
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5. Where no serviced sites and home improvement loas were intended for
households above the 40th percepntile, thus far 24% of these
solutions have been delivered to them.
 

6. The proportion of serviced sitws and home improvement loans intended
for households between the 20th and 39th percentile (37%) is
approximantely what they have received to the present time (40%).
 

Households with income falling below the median determined for the URBE
Project area (330 
 per month) have been shortchanged on the proportion of
housing constructed and delivered to them. 
Those who have gained by this
redistribution are the technically ineligible households whose incomes are
above the median. Essentially the same phenoumenon has occurred in the case of
serviced sites and home improvement loans. Households below the 20th
percentile have been deprived of their intended share, while households above
the 40th percentile have benefited from the redistribution.
 

The impression prevails among both ?IVt and USAID personnel that the
Home Improvement Loan Program provides more benefits to low income households
than any plan preceding it. It is justified as an extension of both HIVI
philosophy, which seeks to over-represent households below the 35th percentile
among the recipients of its solutions, and the U.S. Government's goals for the
Housing Investment Guaranty Program which sre essentially the same.
 

The HIL Program attempts toaidownize"the origina
solutions. URfE Project
If $6,211,700 is taken as the total 1978 cost of the URBE housing
program (including both USAID and GOP contributions), then $2,850 would be the
average cost of 2,186 solutions planned. 
 With the annual inflation rate
estimated Iat 6%, that 1978 solution is worth $3,814 in 1983. 
 However, the
mean home improvement loan to be provided by the NIIL Program is only $1,800,

or less than half as much.
 

Has the "downsizing" of,the solution also succeeded in "downscaling" the
customers for the more economical package prodticed? Households below the 30th
percentile of income are receiving 60Z of the home improvement loans and
serviced sites thus far delivered. This observation implies an affirmative
reply. Yet, it it accompanied bv the note that 24% of the loatn 
and sites are

awarded to households above the 40th percentile. This group isclearly
over-represented.
 

More thanl two-fifths (41%) of all solutions (houming, serviced sites and
home improvement loans) supported by Project URsE funding throuvh the NIL
fProgram 
 have gone to ineligibln household above the $330 par month median. 
It
could be concluded that "downsizing' of solutions has been accompanied by1upscaling" the client population. In the future, as the number of homeimprovement loans increases while other solution categories recede and
disappear, the income distribution of recipients must bm closely monitored.
 

The future distribution of home improvement loans, compared with that
given in Table 15 should probably be expected to creep upward.
which Table 15 The data onis based are heavily weilhted in favor of the sample ofhouseholds obtained from LomaColmrada. 
As described in the text, this is an
IJ
F-++ 
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extremely low income population of squatter households on the outskirts of

David. 
Their average loan of $1,050 and monthly payments ($10-12 per month)
are far below those for the average home improvement loan ($22 per month for
t1,500 over ton years). A cross-section of loan applicants drawn from the
Project URBE communities would almost certainly have a higher distribution of
 
household incomes.
 

B. The Tmplications of Reversal: 
A New Recipient for a Different
 
Service
 

There will be no new housing projects initiated in the Project URB
communities. 
 As Table 1 confirms, allprojects to be completed are already in
the planning stage. 
The balance of the Ministry's work in URBE communities

will be embodied in an accelerating number of home improvement loans. 
While

perhaps not yet fully appreciated, this transition will change both the social

definition of the recipient and also the nature of the service provided to him.
 

1. The shift from groups to individuals
 

In developing housing orojects such as Paraiso or Juan XXIII, MIVI dealt

directly with a tightly organized group such as a labor union or a

cooperative. 
The group participated in the selection of beneficiaries. it
provided land, or construction materials, or technical expertise. 
 In these
and other ways, it reduced the price of a particular solution to the future
 
home owner.
 

A (:onxaquence of the group participation was that a portion of the cost
 was indirectly subsidized; 
in some cases, the group was also responsible for
making collections, thus reducing risk of loss to the Ministry. 
(roups

increased the value of the housing solution provided to the individual and

reduced the burden of administration and supervision borne by the Ministry.
 

Home improvement loans are provided to individuals rather than groups.
The cost-reduction factors are.no longer present, either for the beneficiary

or for the Ministry. The inevitable consequence is less house for the money,

and quite possibly also, an increase in the cost of administration to MIVI.
 

2. 
The shift from homes to materials
 

The housinq development required the purchase of services from local
ctntractors. 
 It subsidized the procurement of materials and labor within the
 
community where construction was to take place. 
It also facilitated
inter-agency working agreements between 
fIVI and !DAAN, HOP and trHE (the
ministrien providing water, sewer systems, roads and eledtricity).
 

* ,The home improvement loan program transports materials purchased in
Panama to each comunity whore a deadsito is maintained. These materials are

then delivered to the site b 
MIVt-operated trucks. 
 Not even transportation

is purchased locally. In the case of David, for example 516 loans at an
 average cost of $1,80n are to be made during 1983. If purchases were madefocally as in the past, $928,000 would be pumped into the local economy. 
Throughout the Project URBE comunities, $2,32 million will be spent during
 



-68
1983. 
 Under present arrangements, however, the economic impact o 
this
 
expenditure will remain within Panama itself.
 

3. The shift from tracts to lots
 

The key feature in thd development of a housing project was the
procurement of a suitable tract of land. 
 This has frequently bean an obstacle
to the advancement of construction because of squabbles over prices or
difficulties in obtaining title. 
However, once secured, land preparation and
installation of services could take place. 
 In the case of*Loma Colorada, the
minimum solution, this involved little more than leveling, gradin, 
carvingout drainagoeand providing dirt roads. Later, a water system was also
installed* 
 However, the residents observe that the site does not become a 
sea
of mud during the rainy season.
 

Other sites utilized for house construction have been completely
urbanized. Increasing protests are being received from those projects which
ware not provided with adequate waste disposal systems. 
More can be expected
in the future when months of continuous occupancy begin to add to the

seriousness of the problem.
 

The home improvement loans are provided to lots which receive no
services whatever. The MIVI regulations state that "they must have access to
water", and nothing more. 
Loans are to be nrovided for securing water
connections and constructing latrines; in fact, this sort of improvement
receives a high priority under the program. 
4owever, loans may be made for a
number of other purposes without necessarily including basic services: 
 adding
rooms, completing unfinished units, etc.
 

The individualized nature of the home improvement loan encourages
diversity in the quality of housing " 
mproved". It 
seems inevitable that a
number of the shelters on which loan funds are expended will fall short of
meeting minimum standards, especiatty in the area of environmental
sanitation. 
Where IDAUN, HOP, and TAHE can be recruited to improve services
to a tr4ct of land, very little can be done with individual lots.
 

4. Theshiftfromcoo 
rative arranements toInd 
andence
 

The trend for the Ministry under tie home improvement loan program is
one of rapid disengagement. In developing housing projects, itwas neceusary
for NIV officials to deal with other groups to which appLicants belonqed.was necessary to negotiate Itwith local contractors, building gupply companiesand construction workers, It was necessary to participate in planningcombined operations with a number of other ministries.
 

With the shift to home Improvement loans, none of these necessities
prevail any longer. 
MtV1 can go it alone. Those who have been in 
a position
to observe the workings of the Ministrv over the past decade do not believe
that this is a coincidence. 
 The Ministry has taken a number of opportunitias
to expand its autonomy, 
uAximize its control over its opmrations, and Affirm
Its independent course as a policy mAkqr.
 

o t-, *ui, r 
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The decision to enact the Home Improvement Loan Program, for example,
 
was made without consultation with other components of the URBE project.

There appears to have been no dialogue with either the Ministry of Planning or
 
with divisions of USAID other than the Regional Housing Office. Once
 
approved, the need for HIVI to interact with other units of the government on
 
matters concerned with the RBE cummunities disappeared completely.
 

C. Making the "elw System Work: Some Sources of Instability.
 

There seems to be little recognition and less concern on the part of
MIVI administrators that the changeover from home construction to materials
 
loans may have costs as well as benefits. Remarks were made that itwould be
 
better to convert the remaining housing projects in HIVI's portfolio to
 
serviced sites coupled with home improvement loans. This would transfer the
 
responsibility for construction completely to the individual home owner.
 

This type of obaervation may not reflect the level of consciousness
 
present among more highly placed administrators: within the system. However,

it indicates a lack of awareness, at least among regional office personnel, of
 
som-e of the potential sources of instability in the JIL Program. Soue of the
 
partially hidden pitfalls may emerge by briefly touching upon three issues
 
which appear to have escaped discussion.
 

1. Responsibility.for implementation
 

The household becomes the unit responsible for implementing the home
 
improvement loan. No funds are provided for labor. No cooperative
 
arrangements are negotiated. USAID housing personnel noted that inPanama
 
home owners appeared to have resources sufficient to employ labor required for
 
completion of core units when building materials were provided. Estimates
 
given elsewhere indicate that $350-400 was required for this purpose.
 

To be eligible for a loan, it is necessary that the recipient have
 
income. He must be employed. If employed, his time available for
 
home-construction is minimal. Since it is an implicit rule that 951 of tte
 
HIL loans are to be given to persons with paychecks from which deductions can
 
be made, the level of full time employment among beneficiaries will be higher
 
than that for the country as a whole.
 

There Is an implicit danger in this situation. The home owner is 
responsible for the rapid implementation of his construction following thedelivery of materials. T[ he is not prompt, the materials will deteriorate.
 

tf he is fully employed his home construction activity will be a weekend 
enterprise and unavoidable delays will occur. II he is te utilize labor, he 
must have resources beyond those provided by the loan. if such resources were 
available, the loan itself might not have been necessary. The outlines of
 
Catch-22 begin to take shape.
 

2. Affordehilityand therenayment lstse
 

To gain perspective on the question of the capacity of households to
 
afford the solutions provided, a comparison of income levels with payments
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case, neither the affordability issue nor 
that of cost recovery appears to
 
have been resolved in the HIL Program.
 

The underlying problem is that a direct measurement of finances

available for shelter costs at different income levels in different
 
commUlnities has never been undertaken. 
The cost of shelter and related
 
services to the population of toma Colorado is unknown. 
The income
 
distribution of the recipients of lots has not been calculated (although

preliminary data for this purpose should be available). 
The relationship

between income levels and services purchased is not established.
 

It is well known throughout Panama that piping water to an area and
placement of sewer pipe in a subdivision does not guaranty use. The cost of
connection to both systems must be paid by the individual household and delays
of years are not infrequent. The individual household has made a decision 
that it cannot increase the proportion of its resources available for the 
purchase of shelter and amenities.
 

The prospects for a Rood repayment record on the HIL Program are
diminished by the lack of a group context to provide for subsidies,
supplementary financing and assistance with collection. It seems unlikely

that this will be compensated by payroll deductions alone. 
A household
 
socioeconomic survey to construct household tudgets in the URVE cowuunities is a top priority. As Table 16 confirms, a stratification pattern reflecting a

wide vange of median inpomas 
already exists within the housing projects now in
 
proKresq. 
It remains to collect and interpret the data.
 

3. Elitibility and the measurement of income
 

It may cause alarm to administrators when (and if) they discover thatthe income levels In two of the housing projects already funded (Table A16)are above the $330 median for 1983. rn fact, as noted before, 41Z of all
 
solutions provided in URBE communities hmve been received by households
 
earning more than the legal median determining eligibility.
 

Here, once again, we are dealing with an arbitrarily defined set of
numbers. 
 The eligibility table reproduced in the Home Improvement Loan
 
program document of December, 1982, could not be substantiated from either 
census or iamola survey data. It in established by neautiatLon between USAID
and TVT, It was suggested earlier that the amount appears to have been based 
on the 1975 national sample secrvey of 6,000 households, and incremented by a 
figure represantLng annual inflation @rnce that date.
 

It appears to be time for another 14'nrle survey of household income.Neither the medians nor the decLIes at 
this point have any firm anchor in
 
reality. Consensus throughout thn provinces was that the $330 figure was toolow for the median income in secondati cities. However, this assumption is
baed primarily on data taken from loan ipplicacLons. There is a substantial 

* gap betWen hoseholds served by NIVI and those earning $600 per month or mor
who aredarved by private concractor m . tf this lAtter groop were included to
dstArmite correct income distribution for the entire comnunity, chart seems 
little doubt chAt thi median household eligibility figure -ould rise
 
substantially.
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There is a pervasive tendency among institutions seeking to provide
shelter solutions in developing countries to try to resolve issues by formula
 
+ 
 which can only be settled by fact. Responsibility for construction of homes
with loan-purchased materials, affordability of solutions, and eligibility to


receive them are all issues requiring collection of additional field data. A

single household socioeconomic survey could resolve the entire set of
 
questions. 

C. 	Some Alternatives for the Home Improvement Loan Program
 

There has been substantial discussion within the Regional Housing Office
concerning the possibility of modification within the HIVI Home Improvement

Loan Program. 
Discussion revolves around thO prospects for the substitution
 
of cash for building materials. It has been pointed out repeatedly that
 
programs based on cash grants have precedents in other countries. The

frequently raised objection that cash-based loans are more subject to fraud or

theft is not substantiated by experience with, for example, small loan
 
programs elsewhere in Panama.,
 

Conversion of the HIL program to a cash basis would imply a 
number of

basic changes in both the administration of the program in Panama and in its

impact at the field level., Each of these aspects will be discussed briefly

below.
 

1. 	Administrative simplification
 

There is
concern wichin USAID over the cost of administering the present

MlVI home improvement loan program. Since no audit of these costs has been
 
performed, the subject remains open to conjecture. However, the preceding

chapters should have made clear that the present program contains substantial
 
hidden subsidies. Some of them are nbt on well hidden.
 

The following cost items are not factored into the loan and are not paid

by the recipient:
 

a. 	Transportation of materials from Panama to the local deposio, and
 
frequently to the home site.
 

b. 	Maintenance of the de 
 it&o as a warehouse for unclaimed
 
construction matariil,.
 

c. 	Procurement of materials through a complex process of soliciting

orders, batching items and placement of bids with suppliers.
 

d. 	Construction asistance and advice provided at no cost to the
 
recipient.
 

One possibility Is to introduce an overhead item into the loan which would be
discounted from the face amount to cover these costs by passing them 
 along to

the client.	 ~+A! 

But there i another possibility. If loans were made in cash to the
 
client# he would be relponsible for his+ own overhead costs, Rather, he would, + + +, 	 +9A'+I~ 	 A'A' 

+ ' 
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pay them indirectly through slightly higher prices paid for building materials
 
purchased from local co. ercial suppliers.
 

2. Stimulation of the construction industrv
 

At this point,,MVT is'in competition with local firms 3upplying

construction materials, and the contest appears to be unequal. 
One of the
 
intentions of the Project URBE housing component was 
to facilitate growch of

local business activities relating to housing. By shifting from home
 
construction to the HIL program, HIVI has cut out support for local
 
contractors. By establishing its own building materials supply operation, it
 
deprives this private sector area as well.
 

Provision of cash loans would reverse this pattern. 
In addition to the
 
sales of materials themselves, local transport could be utilized to deliver
 
purchases to home sites. Conversion to cash loans would infuse local
 
construction firms %rith huge volumes of sales over the next decade. 
 It seems
 
certain that a proportion of the loan recipients would also pay for services
 
of local contractors if Lthey were able to do so. 
 Employment generated through

this device would be substantial and significant.
 

If there is pervasive apprehension concerning the possibility that

recipients will misuse cash grants, a simple solution is at hand. 
HIVt could
 
issue vouchery fEr materials redeemable with local suppliers or transport

operators. Vouchers could be exchanged for cash on a monthly basis at
 
regional offices.
 

Government officials who voice some anxiety about the escalating cost of
building materials in the hands of private suppliers can also be persuaded b7
 
available options. 
In many developing countries, governments maintain 
supplies of co odities in zegional warehouses as a price control measure. 
For example, the existing deposit could be stocked with building materials 
priced 5-10% a"ove the local commercial market. This 'buffer stock" would not 
be purchased unless local suppliers raised their prices above the ceiling
fixed by the deposito. Should they do so, purchase of materials would flow to
 
the Mi deposito and a price reduction would be enforced on the local
 
suppliers by the market mechanism.
 

3. The move toward greater flexibility
 

In addition to the substantial savings in costs incurred by HlVI, and

the stimulation of the local building supply and constroiction'markets, there
 
is a final advantage worth considering. Tho HIL program has built-in
 
rigidities which result from its adherence to a building materials policy.
 

The plight of the fully employed household head was touched upot in the 
preceding eaf:tion. He may have income sufficiont to finince a core house
 
(1,500) and also to purchase the additional labor ($350-450) If payments 
 .in

be extended over five to ten years. 
 What ha may not have Is time to build it
 
himself.
 


