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PART1
NATIONAL SHELTER SECTOR STRATEGY

The National Shelter Sector Strategy is the result of a commitment made by the Goverrment of Jamaica to evaluate current
trends and development efforts in the housing sector and to identify the policies and strategies required to deal with high pri-
ority national sheleer needs,

Inorder to eomplete this exercise, work was carried out in three major areas as follows:—

(i) Housing Needs Assessment
(ii) Housing Market Analyses: and
(ifi)  Review of financial, land, legal and technical aspects of the sector.
The Strategy is based on the findings of these three areas and has been prepared in four parts. Part I presents the main ele-

ments of the Strategy, while Parts 11 to 1V set out the findings of the Housing Needs Assessment, the results of the market
analyses, and an evaluation of the existing shelter sector.

EXECUTIVE SUMMARY

The major elements of the current shelter situation of the country can be summarized as follows: —

A formal sector which has been cencentrating on completed units; the private sector for upper income groups
and the public sector for middle and moderate inceme groups.

= A lack of collaboration between the public and private sector, viz. separate funding mechanisms, interest rate
structures, and development and underwriting procedures.

- A decline in formal housing investment from 2.4 per cent of GDP in 1980 to 1.0 per cent in 1985,

— Anaverage annual production of units by the formal sector from 1971 to 1986 ot 3,500; approximateiy one-
fourth of annual estimated hiousing needs.

- A critical shortage of funds in the public sector with a dependence on external financing for most low-income
shelter programmes,

In spite of the foregning, the housing stock in Jamaica increased by 78,000 units in the intercensal period, 1970 to 1982. This
indicates that there is a significant investment in shelter by the informal sector, and that a large increase in public sector
investment is nor an indispensable condition for the growth of housing mvestment. In fact, when formal shelter programmes
are altered from completed units (o those components facilitating and supporting the investment of low-income households,
it is possible to obtain the targets set in the Housing Needs Assessment at 1985 investment levels.

It is within these financing patameters that the National Shelter Sector Strategy has set the goals for new shelter solutions.
The solutions aim at new nousing as well as the upgrading ef existing housing and related amenities as follows: —

- The provision of surveyed and serviced land for very low income families.

—  The provision of a higher standard of infrastructure (individual connections) and individual titles to rapidly
consolidating squatter areas.

—  The provision of core, starter, and shel! houses for those families in slightly higher income brackets.



—  Collahoration between the public and private sectors in the provision of house construction and home
improvement loans,

- Encouragement to the private sector to produce starter homes and serviced sites for sale to moderate and
middle income groups.

The demands that will be required of the institutiona! framework to implement the strategy will be of a racically diffeient
character from what obtains at present. There will be need for the Ministry of Constiuction (Housing) (MOC (H) ), its
project managers and related organizations to perform broader co-ordination and outreach functions emanating from the new
strategy and programines. Tt is envisioned that the puolic sector mainly through the MOC (H) will evolve into a co-ordinator
and facilitator of the provision of shelter services, undertaking those things that only Government can provide.

In addition, the Shelier Strategy will be directed towards improving the housing finance system and expanding access to hous-
ing credits. This epprouch reflects changes in government housing policy that were adopted in the carly 1)80s. {1 addition,
shelter strategies will be directed towards the reform of financ.al markets and institutions in ocder to facilitate 1t required
flow or financial resources into the low and snoderate incone segment of the market.

Thus Government will facilitate the low-income. shelter process by shifting away from the direct production of housing
towards a more increimental approach.


http:Encouragem.nt

PARTS I — IV
OVERVIEW

The following presents the major findings of Parts I1 to IV of the Shelter Sector Strategy. Part 1l examines current and future
housing needs, Part I reports on the results of market demand surveys to determine preferences and affordability of low
income rroups for shelter in four different geographic locations, while Part 1V discusses past interventions in the housing
market.

Socio-Econoriic Profile of Housing Needs

— The vast majority of dwelling units are constructed of concrete, stone or brick. Most wattle and Jaub units ace,
found in the rural areas and were built prior to 1960.

— In the Kingstoa Metropolitan Area (KMA). almost all households (87 per cent) enjoy both piped water and
toilet facilities. In other urban centres. water and sanitary services are considerably less widely available, only
46 per cent ¢f households enjoying both piped water and toilet facilities. Rural households received the lowest
levels of infrastructure services with 80 per cent of households using pit latrines.

= Approximately 85 per cent of dwelling units in Jamaica are single-family detached houses; fewer than S per
cent are units in apartment buildings.

- About half of all househelds (47 per cent) own the dwelling they live in, wiile 31 per cent rent from private
landlords and 8.2 per cent occupy uniis rent free.

- A significantly larger proportion of households in the KMA are accommodated in one-room dwellings, How-
ever, the differential is not as great when one- and two-room dwellings are considered. More than half of all
households in Jamaicu live in one vr two rooms. and less than 15 per cent of households occupy more than four

rooms,
— Asignificant proportion of new construction is built by the informal sector.

Based on the above, three indices. structure, amenities and space have been used to calculate Jamaica's current housing
deficit. It has been estimated thai Jamaica needs to build approximately 9,400 dweiling units to eliminute over-crowding
and 26,800 dwellings to replace units that are non-upgradable. In addition, approximately 194,000 units iack piped water,
with the vast majority of these in the rural areas.

Based on & Housing Needs Assessment. approximately 15,000 units of new construction and 9,700 upgrades are required
annually up to yvear 2006. More than half of the new units are required in the KMA, while the vast majority (85 per cent) of
upgrades are required by rural households, very few of whom now enjoy piped water.

The market demand analyses have indicated that the preferable solution is acquiring either a completed unit or a starter home
ir. a different location. For those respondents who wanted to acquired two-bedroom units their affordability levels clearly did
not match their aspirations. Respondents who indicated home improvement as their preferred shelter solution generally
requested small loans of less than J§5.000.

1 J$5.5 = USS1.00



Shelter Output betweea 1970 and 1986
The Policy Implications

The average annual production of units declined from 3.940 in the period 1971 10 1980 to 2,850 units in the period 1982 to
1986. A number of factors has been responsible for the decline, the most significant of which are: .

- decline in investment in the sector, particularly in government allocations to housing:
- continuing incredases in construction costs causing a growing affordability gap:
government policies, including interest rates and tases, in the sector.

The 1982 census. however, indicates that the housing steck had incieased from 427,000 units in 1970 to 505.000 units in
1982, This addition to the Lousing stock during the period.against a decline in housing production by the formal sector. indi-
cates that the share of household resources which flowed into the sector huas been considerable.

In addition_ it is assumed that a considerable share of the resources that goes into housing consists of extensions. additions
and replacements. Replacements of the old housing stock do not seem to be taking place through a simple process of demoli-
tion of the old unit und constraction of a new one. Further. the old stock is bemg converted into multi-household occupancy.
the index of doubling-up being 2.8 per cent in the Kingston Metropolitan Area (KMA),

An analysis of investment needs has defined the macro-economic constraints within which housing investiment has taken place
in the past and will have to ke place in the future.

it is important for the shelter strategy to relate itsell to & macro-cconomic framework of this type. There are two factors
which must be noted. First, investment and resources flows refer only to the formal sector. Second, as indicated earlier, the
share of household resource. which flowed into the sector must have been considerable in view of the decline of housing pro-
duction in the formal sector.

Housing investment hus suffered a serious set back with investment amounting to 1.0 per cent of GDP in 1985 compared with
g 8 ]

2.4 per cent in 1980. The decline in Government resource flows 1o the sector is the major factor accounting for the lack of

growth of housing’s contribution to GDP.

In spite of this decline, at 1985 investment levels it is possible to obtain the targets set when construction standards are
lowered.

This requires & major re-orientation of Government shelter programmes which addresses the short-comings of public sector
investment in the sector in the recent past. It is evident that many of the programmes cannot achieve the objectives set to
reach the target income groups because of cost escalation. The latter is due in part to rapid inflation experienced in the
economy during the 1970s and early 1980s as well as inadequate project management which resulted in time and cost over-
runs,

Case studies indicate that informal construction processes are important; they form an integral part of the improvement and
adjustments of shelter for a large part of the population. A shelter strategy directed at the shelter needs of the mass of the
population must facilitate and support these processes and incorporate them into shelter programmes.

OBJECTIVES OF SHELTER STRATEGY

Government's overall goal in the shelter sector is to provide safe and sanitary shelter for the population. For the purpose of
the Shelter Sector Strategy the population has been divided into five income groups or quintiles. Median 1986 income for
households in the lowest quintile is only about 1$4,500 (US$820) in urban areas and less than J§3,000 (USS550) in rural
arcas. Households in the highest quintiles enjoy median incomes that are roughly ten times higher. Government has identi-
fied, therefore, houscholds with median inconies of J$18.000 (US$3,000) and less as the turget groups to which it will devote
special attention and resources. These income groups have been identified as being most in need of Government assistance if
they are to improvk their housing conditions.
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The major objectives of Government’s Shelte- Strategy are as follows: -

(i) To create the market conditions, provide the incentives, and facilitate the flow of resources to augment the
supply of shelter The 1982 National Housing Policy addressed the reform of the housing financial system.
This process will be taken further in the Shelter Sector Strategy and housing finance institutions will now
become more concerned witl faciliteting capital flows to that part of the marke: where the need is greatest.

(ii) To accelerate home improvement and the upgrading and transformation of the housing stock in order that
shelter of adequate quality may be available to the population as a whole. The rapid increase in construction
cost ussociated with the provision of new lousing has resulted in an ever widening affordability gap. The
purchase of new housing is. therefor.:, beceming less of an obtainable goal for o large proportion of the popula-
tion. Goverr-nent will, therfore. as part of its overall strategy, improve and upgrade existing housing by
expanding the programme options fo; improving the housing stock.

(iii)  To make shelter programmes morz accessible to the poor. Government will develon an integrated programme
to facilitate low-cost solutions such as land and infrastructure on minimally serviced sites and fully serviced
sites: core (unfinished) houses: and long and short term financing for families in the turget group. Government
wili optimise the benefits that can be provided with the available resources by maximizing cost recovery in its
programmes and reducing subsidies,

(iv) To encourage greater private sector participation, Government wil] implement this strategy by moving away
from its previous direct involvemeant in housing construction and providing mechanisms for the private sector
1o paticipate in this sector of the market. Financial institutions will also be encouraged to expand the avail-
ability of fancing available to the target income groups,

In keeping with the objectives outlined above. solutions offered by Government will *ocus on the affordability and prefer-
ences of the target group. The chapier on finance (Chavter 0) provides an indicative estimate of the share of resources that
will be available for the shelter sector. 1t is within these financing parameters that the National Shelter Sector Strategy has set
the gouls and targets for new shelter solutions.

Shelter Solutions

The shelter solutions 1o be offered by Government must respond (o 1 wide range of slhelter needs. as demonstrated in the
market demand anadysis, and should include upgrading. extension and the provision of basic amenities. In additicn, a greater

etfort will be made to provide solutions to the target income groups than has been done in the past.

Public sector investment in shelter is now seen essentially in tevms of two objectives, First, emphasis will be placed on those
seements ol the sector where shelter needs are acute gnd where households cannot cope without Government support and
intervention, Le. target groups with income J$18.000 (USS3.300) and below. As u result. a large part of Goverrment's acti-
vities will be targeted e those disadvantaged groups living in slums and squatter communities. Second, the major financing
role of the state iy to bhe g catalytic one, that of stimulating and facilitating houschold invesments in shelter, Government will
reduce ity large-scale construction of new units which cannot be afforded by the target group. Tt will finance shelter invest-
ments tor low-cost solutions for 4 range ot options which cater to the varying needs ot households, as demonstrated in the
market demand analysis. The solutions aim at new housing as well as the upgrading of existing housing and reluted amenities
and are structused to meet the affordability of target income groups, They are:

(1) Site with minimum services (unsurfaced roads and drains, water, cesspit);
(i) Site with full services (household connections plus septic tank);

(iii)  Core-house (unfinished unit ).

(iv})  One-Bedroom starter home (300 $q. i)

(v)  Comprehensive Urban Improvement Areas;

(Vi) Settlement Upgrading;

(vii) Private Upgrades (1lome Improvement),

Figure A. 1 shows the shelter solutions offéred and affordability of the target income groups.



FIGURE A1 SHELTER SOLUTIONS AND AFFORDABILITY

Propor-
Period Month- tion of
: ly Income | income
. Cost Down Payment Interest of re-
Type of Solution o ) pay- Payable | Group
yp J§ Tr JS Rate pay- ment in In- I$
ment J$ stal-
ments
1. Site: Minimal Services 8.000 - 6.0% 30 yrs 48,00 15% 3,837
2. Site: lFull Services 19,000 - 8.00n 30 yrs 139.42 20% 8,365
3. Core louse 36,000 59 1,800 10.0% 30 yrs 300.17 25% 14,408
4. Starter llome 56,000 5% 2,800 10.0% 30 yrs 466.83 25% 22,408
5. Home Improvement 5.000 - 12.0% S yrs 111.25 20% 6,675
6. Settlenment Upgrading 11,000 5% 550 6.0% 30 yrs 62.67 20% 3,760

STRATEGIES TO ACHIEVE OBJECTIVIES

In order to achieve the objectives vutlined above, policy initiatives will be undertaken by Government in the following

areas. —

Financing Shelter
Land for Shelter
Building Materials
Legisiation,

Organizational Framework

Financing Shelter

The muyjor strategies to be considered are:—

()
(i)
(iit)

(iv)

targeting more funds to low and moderate income households:

developing more flexible financing arrangements such that subsidies are reduced overtime,

supporting programmes and initiatives that expand the availability of house construction and home improve-
ment financing for target group households.

encouraging greater private sector participation in the sector through such mechanisms as regulator incentives,
risk sharing. government ‘take out” guarantees, etc.

In order to achieve the above, Government will undertake action at two levels, viz. generating more funds for housing from

both the public and private sectors and facilitating the non-conventional finance and construction process.

The substantial housing investment which has been taking place in all income categories leads to the conclusion that a large
increase in the public sector investment in shelter is not an indispensable condition for the growth of housing investment.
This has important implications for the Nuational Shelter Sector Strategy . It indicates that Government invesiment in housing
playsa refatively minor role in terms of volume; and that if it 1s to be eftective, it has to assume a catalytic role which supports

and accelerates private investment flows,

Possibilities for improving the housing finance system in a number of areas still exist. In an attempt to rationalize the housing
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finance system, the 1982 National Housing Policy targeted reforms at institutional arrangements. It may be wise, however, if
too rigid a framework is not established early in the process. The diversity of lending systems can be an asset in increasing
access to finance for the low-income population. What is required is to improve the structure in such a manner that institu-
tional lending does not reach and cater only for the credit-worthy . middle-income groups. There is adequate evidence that
low-income dwellers will make sig.ificant investments in shelter under certain circumstances. The following actions will,
therefore, be undertaken to mobilize resources for low-income shelter both in terms of the formal housing tinence system and

the people themselves.

A

Short-Term Actions

Target more funds to low and moderate-income houscholds.

The public sector housing programme in the period 1970 to 1985 was on the whole a high cost one. If total Gov-
erument outlay during that period is compared with total outpat, it would appear that average cost of a housing unit
wits J$50.000 in current day prices, with the unit cost of urban housing schemes sigmticantly higher.

Approximately 60 per cent of govermnent outlay was absorbed in twenty-two housing schemes which catered to the
upper-middle and middle-income groups, [t hus 1o be noted that the output of permanent housing units did not
expand significanty despite the public sector outlavs, In addition, with the steep escalation of costs many of the
units that were constructed were price [ ontsiae ol die reach of lower income groups. This nicane dhat goveriment
was financing a component of housing for higher income groups ata time when it was facing large budgetary deficits.
This component of housing investment was therefore not an effective way of allocuting resources in the nationa)

economy nor of ubilizing the resources that were available for housing.

In this context there has been a major reappraisal and re-orientation of Government's role in housing investment,

Govermment proposes to reduce its involvement in direct construction and to finanee a more flexible programme of

loans to house builder,. thereby covering a wider range of housing investments from upgrading and provision of
. la) fad 2‘

amenitics to new construction.

In this new approach private sector housing finance institutions. including credit unions, will assume a more active -
role in the provision of shelter for low and moderate income groups. They will collaborate with government insti-

tutions in the provision of construction and mortgage finance for low-income solutions previously discussed.

Mechanisms by which this can be wehieved and sustained will be tested in g new AID Housing Guarantec private
sector loan whereby Caribbean Housing Finance Corporation (CHEC) will make loans 1o privice developers and

finance institutions for the provision of shelter projects such as serviced sites, core houses and starter hones,

National Hounsing Trust (¢NHT) and Caribbean Housing Finance Corporation (CHFC) will expand long term financing
for low-mcome households purchasing minimally servized sites and upgraded plats. The mortgage “take out™ funds
will be recyeled 1o the Ministry of Construction (Housing) (MOC (1) ) for the continued financing of low-income

shelter,

In-order 1o make shelter atfordable to fow and moderate income households, direct and/or indirect subsidies will
continue to be required. However. these subsidies will be quantified and targeted to those households with the
greatest need, and as income increases, interest rate subsidies will be phased out,

Develop flexible financing arrangements

As was indicated i Figure AL1Lall the soiutions being offered are affordable by the target group ic.. income groups
with incomes of JS15.000 and less with the exception of starter homes, Figure A2 shows that with the use of
graduated payient mortgages (GPMs), starter homes also become affordable by the target income group. Since the
financial success o1 the shelter stratepy depends on whether the shelter solutions offered are affordable by target
gronps, the public sector is already using GPMs to reduce paymients in the carly yvems of a mortgage. It is also con-
sidering the use of escaluting payvment mortgages (FPMs) in which inteiest rates slowly approach muket rates
overtime,

However, both GPMs and EMPs must be closely related 1o such factors us the income of the beneficiary, quantum of
the loan. the cost of the solution, und the period of repayment. Such instruments will be used to narrow the gap
between government interest rates and fnarket rates and also reduce the need for interest rate subsidies. In addition,
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Government will encourage private mortgage lenders to adopt escalared payment mortgages (EPMs) that are afford-
able to home owners while still providing attractive yields,

SHELTER SOLUTIONS AND AFFORDABILITY

FIGURE A2 WITH GRADUATED PAYMENT MORTGAGES (GPMs)
Propor- I
Yeriod tion of
Down- Perio
) Cost ay- Interest | of re- h)h)mhly Income | Income
Type of Solution IS E;ém Rate pay- Pay- Payable | Group
1S ment ment in In- IS
I stal-
ments
1. Site: Minimal Services (a) 8.000 500 0% 30 yrs 33.32 15 2.066
2. Site: Full Services (b) 19000 | 1,000 6 30 yrs 08.53 20% 4,112
3. Core House (¢) 36.000 | 6.000 8% 30 yrs | 13410 25% 6,437
4. Starter Home (d) 56,000 | 6.000 1077 30 yrs 247.57 Q5% 11,884
5. Settlement Upgrading (e) 11.000 1.000 6% 30 yrs 38.07 20% 2,284
(a) Initial monthly payment increases at 107 annually until year 7, when mortgage payments level off at J$59.01
(b) Initial monthly payment increases at 107 annually until year 7, when mortgage paymens level off at JS 121,09
() Iritial monthly pavment increases at 107/ annually until year 8, when mortgage payments level off at J$ 261,32
(d) Initial monthly payment increases at 107 annually until year 10, when mortgage payments level off at J$ 583.76
(e) Inidal monthly payment increuses at 1077 annually until year 7. when monthly mortgage payments level off at JS 67.44
* Non-Conventional Approaches to Finance Shelter
Public and private lenders will examine th: following techniques in an effort to provide more financing for shelter
for the poor: .-
(i) small loans. in the form of tools and materials, through community or sponsor groups:
(ii)  loan for gradual purchase and or improvement of dwellings;
(iii)  flexible loan repayment schedules:
(iv) easy to understand explanations of loans:
(v)  training of officers to help borrowears keep proper accounts and meet repayment schedules,
In keeping with the above, Government will encourage and mobilize the self help resources of the poor. as mani-
fested in the informal construction process. in a more structured manner. The Ministry of Construction (Housing)
will introduce the above clements in its serviced sites schemes. selling plots both to the National Housirg Trust and
through its Marketing Task Force. Credit Unions and other community sponsor groups will make small loans
(around 155.000) to plot beneticiaries. MOC (11) will provide various house plans and bills of quantities to the credit
unjons and sponsor groups. Technical assistance will also be available through local MOC (11) ofTices.
B. Medium Term Actions
*

Government will encourage private sector construction and maintenance of housing by establishing incentives for
commercial banks to make construction and home improvement loans. These could include such actions as exempt.
ing construction and home improvement loans from the reserve requirements established for commercial banks;
sharing the nsks through the provision of mortgage insurance; guaranteeing mortgage financing from the NHT.
etc.
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In the field of institutional iending one of the measures to be explored by Government is establishing a long term
voluntary savings programme at the NHT. This is seen as a mechanism whereby the flow of resources can be expand-
ed and the reach of the institution further extended to lower income groups. In this way, the NHT would also
broaden its base of contributors. Given the fact that contributions are now being refunded, such a voluntary pro-
gramme would achieve the following: —

(i} give NIIT contributors the alternative of allowing their contributions to remain in the NHT as a savings
towards a future loan,

(i) encourage low-income groups to voluntarily save for housing,

(iii) ultimately become the basis for the creation of a National Housing Bank which would serve a much broader
contributory population than is presently being served.

Long Term Actions

In the long term Government will consider expunding the NHT into a National Housing Bank. In the long term
approacii required to restructure the housing finance system, a specialized National Housing Bank would have a
suppoitive role (o play in both mobilizing resources and ensuring that a wide network of lending institutions, reach-
ing down to the local level. functicns actively in promoting housing investrments based on national priorities,

Make more public tunds, particularly National Insurance Funds available to the National Housing Bank. In the short
term, macro-cconomic constraints make it difficult to divert funds from one sector of the cconomy to another. In
the long term, however, Government will sive consideration to this issue.

Land For Shelter

The major strategies to be considered are: -

(1) improve the supply of serviced land to the poor;
(ii)  encourage efficient use of land;

(iii) increase access to credit.

In order to achieve the above, Government will undertake the following actions to increase land for housing the poor,

A.

Short Term Action

Develop a land banking system and criteria for future land acquisition,
The land owned by Government is an important resource from which land can be made available for housing. In
urban areas it can be a critical factor for stabilizing prices at a time of acute land scarcity and rising land prices.

While the Commissioner of Lands is the principal authority for the management and allocation of government land,
there s a considerauie amount of woverrment land vested in the Ministry of Housing, a Corporation Sole, public
corporations and local authorities for various purposes and uses. There is. at present, no complete inventory of the
available goveinment land in the island. Government should therefore underrake a complete inventory of all its
land holdings, particularly urban land in preparation of a programme of land banking in MOC (H).

Under utilized and otker types of government owned land which should be made available for shelter can be identi-
fied through intensive surveys. Land swaps between various government agencies and MOC (H) could then take
place.

Optimal Use of Land

It is extremely important to practise economy in land usc in a country which has a growing population but limited
land area. Land acquisition programmes for new home building should be co-ordinated with the renewal of old

cities (KRMA, Spanish Town) with emphasis on rehabilitation,

Strategies and progiammes which have high priority for the use of land in urban arcuas are those that deal with the
problems of slhum and squatter settlements.



Although some of the squatter settlements now occupy land which is either unsuitable or would not be available for
permanent construction, a large share of squatter settlements and almost all the stock of slum houses occupy land
which in many instances is of very high commercial value.

It may not be {easible to limit strategies entirely to upgrading and comprehensive urban improvenzent. In the KMA
where land values are high, relocation will be considered as an alternative with part of the land used for low rise
construction to re-honse the present occupants of sub-standard units, thus releasing the remainder of the land for
alternative uses commensurate with the value of the land.

Improve Security of Tenure

Improvement in land administration is an area where the public sector must play the principal role if bottlenecks in
the supply of land are to be removed. The importance of security of tenure to households in Jamaica is demonstrat-
ed by the fact that in most squatter communities houses consist of discarded material,while appliances and furniture
are of more substantial quality. Squatters live with the fact that quit notices can be issued at any time and they
must move quickly.

Security of tenure will be accompanied by improved services and financial assistance as part of minimal solutions
preposed by Government.,

Improve Title Process

The lack of adequate informaiion about land, particularly urban land, also creates problemns which constrict the
urban land market and interferes with important development projects,

The length of time required to obtain a clear title is a severe hindrance to a smooth housing delivery process.

Government will initiate and conduct a survey and study with a view to streamlining the land titling and registration
process.

Medijum Term Actions
In the medium term, Government will develop a land policy for Jamaica which will address the following: —
—  management of public land;
~ acquisition and divestinent;
- properly taxation as an incentive to development;
— ownership, access and tenure;

— land resources and land use.

Long Term Actions

The need for a cadastral map of Janiaica is also critical. Government will examine the possibility of co-ordinating on-
going activity in this area under the Survey Department which has the responsibility and the necessary expertise for
such an exercise.

Building Materials, Standards and Technology

The major strategies to be considered are:—

(i) Encourage home construction and ownership to standards that meet the country’s needs:
(ii)  Promote and mobilize indigenous resources and technology;
(iii) Promote effective, non-conventional training techniques;

(iv)  Encourage greater self help particularly in the use of indigenous materials.



In order to achieve the above, the following actions will be taken:—

A.

Short Term Actions

In 1982 the Building Research Institute (BRI) was established with the objective of utilizing indigenous materials in order to
reduce the import and energy content in construction and to transfer intermediate technology to achieve this objective.

The role of the BRI will be expanded to perform the following functions: —

Strengthen national capabilities for dissemination of information and adoption of research findings;
- Promote traditinal and small-scale production of building materials;

- Develop technologies that are appropriate for the small scale construction sector,

Improved Project Management

Government and its project managers will work towards improving the construction management process such that
costs are better controlled and projects are completed on a timely basis. Research will be carried out to determine
whether fixed cost contracts are possible in Jamaica.

Improved Training

Government will work with NGOs to diversify the scope of training and promote non-conventional training
methods. For example. efforts will be made to improve the capabilities of informal contractors. In this regard, Gov-
ernment will prepare easily understood documents for the layman on various construction techniques such as
making buildings safe against hurricanes and other natural disasters.

Medium Term Actions
Based on rescarch conducted by BRI, “overnment along with the professional organizations will examine methods

for adopting standards and specifications for indigenous buiiding materials.

Legislation

The major strategies to be considered are:

(1) Re-examine the issues and impacts of rent control:
(il Re-examine the issue of land use control.

In order to achiceve the above, the following actions will be taken:—

A.

Short Ternm Actions

Rent Restriction Act

Research and study will be unaertaken to determine the impact of the Rent Restriction Act vis-a-vis private resi-
dential/commercial investment and maintenance.

Land Use Controls

Re-examine Land Use Control mechanisms in the following areas:--

(i) As part of a continuing exereise, general policy guidelines for land use activities in the KMA will be promul-
gated in the new Development Orde:;

(i) Greater flexibility in zoning regulations such as mixed land use zoning and Planned Unit Development will be
established in the new Development Order.

(i) Affordable housing schemes permitting higher densities. mixed plot uses, and modified standards of parking
and open space where applicable, should be established in new Development Order,



FIGURE B
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In crder to achieve the strategies outiined in the preceding sections, programme and project efforts will be directed at the tar-
get greups households with income levels below the median.

With the exception of settlement upgrading schemes most previous solutions offered to date

example, starter homes are now out of the reach of the
often been too high with the result that the majori

them.

As a result there has been re-appraisal of the 1982 housing policy,
major re-ordering of prioritizs. The shelter programime for

ing of existing shelter and related services.

A range of options are therefore being offered in the
ability to pay. The financial provision for the programme ass

of his willingness and

home improvement loan, ranging to J$36.000 for a core (unfinished unit) house.
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have been too costly, For
target group. In addition, technical and engineering standards have
ty of the population have been unable to afford the solutions offered to

a re-orientation of government’s shelier piogramme, and a
the coming decade aims at new construction as well as the upgrad-

programme which will enable the beneficiary to take a decision in terms
umes an average cost of J§5,000 for a



The new progiamme strategy takes into account the issues of affordability and the need for upgrading housing units, as well
as sites and services. The shelter strategy will alvo significantly change the direction of public sector housing investment,
Basically. it recognizes tut housing investment must be geared towards the provision of infrastructure, and in order to facili-
Late investment by households, must tuke into account the requirements of land. finunce, skills, training and technical advice.
In this manner, the prog:amres hope to activate 4 broad based process of community participation and self help.
The major programmic conmiponerts are as follows: -
(1 Promote Land and Home Ownership

Access to Jand ownership or long ter, secure lease in the development of new sites

Legislation of ownership in the case of settlement upgrading projects

Optimal use of land in urban renewal projects.

() Provision of Infrastructure
Provision and in.provement of physical infrastructure (roads and patiways, water supply and drainage, refuse
disposal. electricity supply, appropiate sewage disposal, etc.)
Construction of corrmanal tacilities

Improvement of education and health facilities

(3) Technical Components
= Development of appropriate types of building standards and settlement layouts
- Advisory services for seli-help construction measures
Introduction of Jocal buildirg materials through advisory services and credits
Establishing small scale building and building materials firms with high labour content,

() Organizationai Compornents
- Creation and:or strengthening of community organizations
Creation and;or strengthening of institutions dealing with skelter provision at the grass-root level
Dissemination of specialized know-how, particularly concerning suitable building methods and materials
Advice and co-operation in regard to land use and settlement planning and the establishment of land registers.

(%) Economic Components
Provision of loans for housing construction and improvement
Establishment of workshops and small production and services enterprises backed by training programmes
Provision of Toans for smali businesses in the construction sector,

(0) Public/Private Sector Conplementarity
= Gevernment to give high priority 1o collaboration with private finance institutions and ‘*turn key' developers
s well as 1o the support of NGOs and CBOs. The latter would be inareas such as organizational aspects; access
to land and related infrastructure: finzneing and cost recovery; acquisition of materials, tools and cquipment;
buiiding construction, ete,

Example Projects:

Government will pursue & number of projects and sub-programmes within the overall programme strategy. Each of the above
group of components will be combined and integrated. with variations of emphasis, depending on location and type of pro-
ject.

The myjor projects and sub-progranimes to he developed by Government are as follows: —

(1) Secondary Towns Sub-programme

Under this sub-programme emphasis will be placed on Jamaica's secondary towns which have been subject to severe
urbanization pressures. Towns to be included in the first phase of the sub-programme are Montego Bay, Spanish
Town and Ocho Rios.

Montego Bay and Ocho Rios are towns which have been experiencing increasing population growth because of the
expanding tourist industry. The growth of the manufacturing sector and migration of population out of the KMA
has accounted for Spanish Town's growth,
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The sub-programme will contain three major projects:—
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(i)

(i)

(iii)

Servicing semi-urban neighbourhoods

Located in the urban periphery of Montego Bay are a number of unserviced, semi-urban neighbourhoods (e.g.
Rose Heights, Kerr Jarrett Lands, Norwood, Canterbury) seen as a blend of both vural and urban conditions.
These communities are partly dependent on urban employment sources besides employment on nearby
agricultural holdings. Programme components include increased community strength and improved partici-
patory base as well as provision and improvement of basic infrastructure, amenities, and housing conditions;
employment generation and social promotion activities will also be incorporated.

Urban Scettlement Upgrading

Jones Pen and Tawes Pen in Spanish Town are extremely dense shanty settlements. Land development and
regularization of plot holdings with security ot tenure, provision of infrastructure and amenities, assistance for
house improvement, core honsing on individual sites, social promotion activities and rehabilitation services
form the major components of this project. NGO programmes for community organization and deveiopment
will afso be included.

Sites und Services Schemes

The project characterises the delivery of land and basic services along with options of housing loans to urban
low income commuaities, especially to squatters from nonfun-upgradable areas and those looking for low cost
shelter options. The incremental process of housing and progressive development of the community with the
necessary organization at the project level will be key considerations in the project.

With the sites and services project Government will encourage private sector participation and greater public/
private sector complementarity. Sites and services schemes will also be used as the mode through which the
self” help resources of the poor, as manifested in the informal construction process, can be mobilized in a
planned and sanitary tashion,

Within sites and services schemes a range of options will be available to beneficiaries including loans for mate-
rials, tools. home construction or improvement loans,

(2) KMA Sub-Programme

The two major projects 10 be developed in the KMA sub-programme are:—

(i) Inner City development; and
(i) Settlement upgrading.

Inner City Development

The inner city developnient project is conceived as an extension of the present Kingston Restoration Project
(KRP). Overall the project uims to make use of the inherent value of existing stock and infrastructure in older
urban areas, to encourage a variety of private initiatives from home improvement to simple maintenance and
to maximise the involvement of NGOs, CBOs and sponsor groups (social service groups, the churches ete.).

Derelict areas of the inner city characterised by mixed land uses, property abandonment and deteriorating
social conditions will be selected for comprehensive urban improvement. Primary areas of intervention include
the following: -

— squatter upgrading

- sites and services on large areis of vacant land, usvally government-owned

— core housing and starter homes on small vacant lots, usually privately owned
- elderly housing.

Other important areas of intervention include improvements to poorly distributed and cerelict amenities, regulariza-
tion of ownership. environmenal improvements, assistance for home improvements, employment generation and
skill development activitics.

Private developers will be encouraged to prepare schemes for low-income famiiies under MOC (H), UDC and KRC
guidelines Developers will qualify for low interest constiuction finance and for mortgages under the US AID HG pri-
vate sector loan if they meet the low income affordability criteria,



An importani aspect of the project is the programme approach to be adopted i.e., all elements of the project will not
be considered at the same time. While a comprehensive programme will be prepared for the areas selected for upgrad-
ing, all aspects will not be started at the same time. Rather, specific elements will be completed before moving on to
other clements of the project. As discussed under tand strategies, wheie land values are high in the KMA, part of the
land will be used for low rise construction and the remainder used for alternatives commensurate with the value of
the Jund.

(i1)  Settlement Upgrading
This represents a continuation of ongoing upgrading of urban and peri urban squatter conumunities, Additional
options will include heme improvement loans, core housing on individual sites and serviced lots.

(3) Rural Sub-Programme

The rural sub-programme consists of the following major elements:-

(i) provision of starter homes and core houses on individual sites. This will represent an expansion of the current
Build on Own Land programme. where people owning land will be eligible for home construction loans.

(i) sites and services schemes with minimal infrastructure in rural towns selected under the Comprehensive Rural
Township Development Programme. An important component of the project will be the land strategy previ-
ously discussed.

(iit)  home improvement loans for expansion and upgrading of the existing housing stock.

THE ADMINISTRATIVE STRUCTURE

The demands that will be required of the administrative system during the post 1987 period will be of a radically different
character from what was required of the system in the pre 1987 period. There will be need for the Ministry, its project man-
agers and related organizations in the shelter sector, to perform broader co-ordination and outreach functions emanating from
the new strategies and programmes.

This does not mean that organizations. especially the Ministry. need undertake a massive expansion of staff. What is required
is a re-orientation of outlook in terms of shelter. For example, greater emphasis will have to be placed on community develop-
ment and 4 number of support pmg'rummcs (¢.g.. training of the trainers) put in place to ensure that the Ministry and related
organizations can perform their roles. While it is expected that the NGOs and CBOs can play a greater role thun in the past,
the capacity of these organizations to take on a large share of the community development component is limited. It is expec-
ted that these organizations will develop selected projects and/or mechanisms in collaboration with public and private sector
JAnstitutions to serve very low-income familjes.

In addition. the public sector will have to work in closer collaboration with the private sector. For example, starter home
schemes can ve submitted to private finanee institutions for mortgage financing. Commercial banks (given certain incentives)
can become more involved in house construction and home improvement loans. Credit unions can act as sponsors of starter
homes. sites and services projects as well as the provider of home construction and home improvement loans.

Thus it is envisioned that the public sector, mainly through the MOC (H), will evolve into a co-ordinator and facilitator of the
provision of shelter services. a substantial portion of which will be through private sector institutions, NGOs and CBOs.

It order to perform its new role MOC (1) will have to undertake a re-orientation of its outlook. As a forerunner to this, the
Ministry is presently examining the manner in which its functions are performed as part of a management restructuring exer-
cise. The new organizational structure and functions of MOC (H) must therefore reflect the new policy initiatives to be
undertaken by Government.

The latter is particularly critical in two areas, viz. technical standards and community development. It is within these areas
that MOC (H) will be increasingly called upon to play a lead role. In the technical areas the Ministry and its project managers
will have to play a critical role in terms of programme management and technical assistance, while in the community develap-
ment area, strong emphasis will have to be placed on upgrading the skills of the Ministry’s community development staff,
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PROJECT ORGANIZATION: AN ASSESSMENT

The following is a critical assessment of the approach adopted by the Government of Jamaica in the preparation of the
National Shelter Strategy. At the Ninth Session of the Commission of Human Settlements (UNCHS), Jamaica offered to
examine the problems of shelter facing the poor and prepare a Natioral Shelter Sector Strategy for presentation at the Tenth
Sessiun of UNCHS.

Assistance for preparation of the Shelter Strategy came from US AID in the amount of USS40.000 fur the development of a
Housing Needs Assessmeni. UNCHS (Habitat) provided US$35.000 to the Government of Jamaica for undertaking several

market demand analyses and the final preparation of the overall Shelter Sector Strategy.

It is hoped that the puidelines and assessment which follow will assist countries about to embark upon the preparation of
shelter strategies.

Steps in Project Orsanization
The following which gives details on steps in Project Organization is summarised in Figure C,

I. Selection of Sponsoring Agency. The Ministrv of Construction (Housing) named as Focal Point for 1YSH and also
the Ministry responsible for shelter policy assumed the co ordinating role for I'YSH.

(29

Identify the Problem. As part of the 1YSH activities. the Ministry decided that there was need to examine existing
policies regurding shelter. In 1982, 4 National Housing Policy was established. However, as a result of reduced
resource flows and escalating costs 1t became increasingly difficult 1o meet tirgets and affordability criteria. It was
decided that an in-depth Jook at the situation was required with u view to developing new shelter policies.

3. Constitute a group responsible for preparation of shelter policies. In March, 1986 a Steering Committee chaired by
the Minister of Construction and consisting of representatives from the public and private sectors, professional
groups and NGOs working among the homeless was established to guide the activities of 1YSH. The terms of Ref-
erence ol the Steering Committee were 1o examine existing shelter policies and make recommendations for any
change in policy.

A Focus Committee to make the detuiled recommendations was also established (See 5).
4, Policy Issues. Based on u report prepared for the 1YSI Steering Committee on the cunient situation, the working
methods of the Steering Committee were established. It was decided to divide the Steering Commiittee into sub-

committees to study a number of issues critical to the provision of shelter for the poor.

Establish Sub-Committees. Four sub-conumittees were established to study and report back to the Steering
Committee on the following issues.

w

- Finance

Access to Land

Building Materials. Standards and Technology
Legislation.

|

|

A Publicity and Information sub-committee was also established for preparation of an information programme
related to the National Shelter Sector Strategy and other F'YSH activities. It was subsequently decided that in addi-
tion to the on-going work of the sub-committees, there was a need to broaden the scope of work and conduct a
housing needs assessment of Jamaica. At this time also. a Focus Committee was established. The role of the Focus
Committee was 10 review and manage all activity related (o the preparation of the shelter strategy and report to the
Steering Committee. The Focus Committee was made up of a small group of key personnel from the Steering Com-
mittee.

6. Conduct Housing Needs Assessment and Market Demand Analyses. US AID provided assistance for local and foreign
consultants to undertake the preparation of a housing needs assessment for Jamaica. The assessment identified exist-
ing conditions and global needs, including investment to the year 2006. In order to assess the preferences and afford-
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ability of the target population, a market demand survey was undertaken. The questionnaire was designed locally
and the survey was administered by the Urban Development Corporation. Processing ol questionnaires was done by
UDC. A number of in-depth case studies was also conducted by the UDC based on a locaily designed survey instru-
ment.

7,8& Synthesis and Development of Shelter Strategy. This process involved matching required resources called for in the

9 HNA with those available and the preferences and affordability of the target group. Out of this process it was
possible to determine that changes had to be made to existing programmes, solutions with lower standards offered, a
New Shelter Sector Strategy developed, and the formulation of a new programme in keeping with the objectives out-
lined in the Strategy. This was undertaken by the Ministry of Construction (Housing).

Assessiment of Approach

Overall the exercise has been a useful one and the approach adopted worked with a certain amount of success. There were,
however,a number of areas which did not operate as was originally intended.

The establishment of a Steering Committee with a wide cross section of the public and private sectors, NGOs and profes-
sional group is very important. However, the detailed work of project formulation and recommendations must be entrusted
to a smaller group, the Focus Committee,

This group of key people must contain officials from the sponsoring agency (MOC (11) ) who will ensure that the work and
recommendations of the Committee are relayed to the Steering Committee and the policy makers. This group must also con-
sist of technical personnel who are able to participate full time in the work of the committee and carry out the necessary
work required to prepare the strategy,

The Tatter is seen as necessary as sub-committees are made up of individuals who often do not have the time or the resources
to undertake the required work programme. The sub-committees were not as successful as was intended. An alternative to
this approach would have been to provide Ministry personnel as Technical Secretaries to ail the sub-committees, while main-
taining a wide cross-section of representation,

Although the exercise began in March, 1986, and the period allocated for compietion was sufficient, the time available for
review was limited. This was due to lepgthy delays in the completion of sub-committee reports, and the late start of the HNA
(October, 1986) and the market surveys (January, 1987). The latter was a result of a change in the scope of the project. The
selection of consultants to carry out Phase 1 (HNA) and the start-up of the exercise contracted the period available to com-
plete Phase 11

The HNA also suffered from a critical tack of data. Data on the housing sector were not easily available from the 1982 cen-
sus. Cross tabulations required as inputs into the HNA model hid to be specially requested from the Statistical Institute of
Jamaica. However, census data were still not available to provide a housing quality index, with the result that the model had
1o use proxy measures. In addition. the HNA could not provide information on people’s affordability and preferences, hence
several market demand surveys were necessy 5.

The market demand analyses provided a great deal of data on the current housing situation in four different geographic loca-
tions. Ideally. the market demand analyses should have been conducted islandwide. However, there were time and resource
constraints. as the design and testing of the questionnaire began before Habitat's input. In addition, the resources to conduct
an islandwide survey were noi available. In the circumstances. the selection of areas for the market studies is critical.

Finally. the selection of personnel to carry out the project is important. As much use as possible should be made of local pro-
fessionals within the public sector. Foreign and local consultants should only be hired for those activities which the sponsor-
ing agency or committees cannot provide. In selecting consultants the overriding concern must be in-depth knowledge of the
sector.



PARTII

CURRENT SHELTER SITUATION AND FUTURE NEEDS

Part Two of the report presents the housing need assessment of the nation. Chapter | examines the current housing situation,
based on data from the 1982 Population Census. The analysis peints to deficiencies in the data, particularly the difficulty in
determining permanent and semi-permanent stock and also overcrowding, key factors in determining upgrading needs of the
nation.

Chapter X describes the magnitude of future housing needs in Jamaica, using forecasts generated by a Housing Needs Assess-
ment Model and the implications of these alternative vlanning scenarios for meeting housing needs by the yeur 2006. The
projections do not differ significantly from those which have been made by the Ministry of Construction (IHousing) and other
agencies which have studied ruture housing demand in Jamuaica. The methodology adopted, however, is somewhat different,
The projections for new housing are based on estimates of net family formation. This is likely to be more reliable as a basis
for estimuting new housing needs than what has been frequently used for preparing such estimates. The projections als~ take
account of refevant variables such as sharing of houses, renovations and upgrading, all of which have an irapact on the
estimates of replacement. as wel. as the demand for new housing and the resource needs of the housing sector. These projee-
tiens are subsequently examined in relation to requirements and availability of financial resources in Chapter VII,

CHAPTER |
HOUSING CONDITIONS AND SHELTER NEEDS

Grewth of Housing Stock and Population

According to the Census of Popuiation and Housing. by June 1982 the total occupied housing stock was over 505,155 units.
The population of the conntry was 2.2 mil'ion, implying a ratio of population to occupied housing of about 4.2 persons.
During the intercensal period 1976 1o 1982, the occupied housing stock had grown faster than the popalation, at an average
annual rate of Lot compared with a rate of 147 respectively. This resulted in the average accupancy rate decreasing from
4.3 persons w1970 10 42 persons in 1982, Ruring the intercensal period 1960 to 1970, the population had grown faster
relating to one und tso-room dwellings, in other words, in rural areas, 46.0 per cent of dwellings had either one or two
rooms; the corresponding figure for Kingston being 61,1 per cent. (Table 1.1)

Selected Aspects of Shelter

In this section, the salient informanion currently available regarding Jamaica’s houscholds and their housing circumstances
are reviewed. The charucteristics of the stock, size. materials used, amenities. tenure of housing stock and multi-household
occupaney are reviewed. Finally an inventory of Jamaica's current housing deficit is provided.

Number of Rooms

A significantly larger proportion ot households was accommodated in cre-room dwellings in Kingston than in the rural areas,
39.0 per cent compared with 234 per cent. The differentials are not as wide, however. in terms of the cuniulative percentages
relating to one- and two-room dwellings; in other words, in rural areas, 40.0 per cent of dwellings had either one or two rooms,
the corresponding figure for Kingston being 61.1 per cent. (Table 1.1)
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TABLE 1.1
DISTRIBUTION OF THE OCCUPIED HOUSING STOCK BY NUMBEKR OF ROOMS AND SECTOR 1982

NUMBER OF ROOMS PERCENTAGES
Kingston Other Areas
1 396 234
2 215 226
3 11.0 19.8
4 4.3 10.8
5 or more 4.0 11.5

Suurce: Statistical Institute of Jamaica — 1982 Census:

Materials of Construction

Figures 1.1 to 1.3 illustrate the housing stock of Kingston, other urban centres and rural areas in terms of age of construction
and construction materials.? The vast majority of dwelling units are constructed of concrete, stone or brick. Most were built
before 1970, although the housing stock in other urban centres includes a large number of units built during the 1970s. Nog,
and wattle and daub houscs represent only 1 small share of the total housing stock, particularly among newer units in the
case of urban centres. Most watte and daub units are found in rural areas and were built before 1960, The majority of
recently built housing units are made of concrete, stone oy brick, with a significant minority constructed of wood.

Data from the census give no indication of structural classification and therefore it is difficult to determine what is permanent
and semi-permanent stock. It is generally agreed that itis not possible to determine the condition of a structure from data on
labour of participating households. Under scenario one, the public sector rroduces and sells starterhome units on fuily

FIGURE 11 YEAR BUILT AND MATERIALS: KINGSTON
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It has therefore not been possible to construct an index of housing quality. but estimates have been derived which suggest
that approximately 5 per cent of Jamaica's housing stock is in such bad condition that it cannot reasonably be renovated. It
has been estimated that the evidence of such “non-upgradable™ housing is highest in the Kingston Metropolitan Area (KMA)
(8 per cent), and lower in other urban centres (4 per cent), and in rural areas (3 per cent). The remainder of Jamuaica's housing;
stock ther in acceptable condition or could reasonably be renovated to a fully acceptable condition.

Amenities

One important indication of the condition of the remainder of the housing stock is the adequacy of witer and sanitary ser-
vices. Figures 14 to 1.0 present distributions of households by type of sumtary facilities and source of water.!’ in the KMA,
almost all households (87 per cent) enjoy both piped water and toilet facilities. Only about 10 per cent have pit latrines,
fess than 1 per cent lack any sanitary facilities. In other urban centres. water and sanita ry services are considerably less widely
available. Slightly fess than half (46 per cent) ot all houscholds enjoy both piped witer and toilet facilities. Almost half use
pit latrines and about 20 per cent obtain water from catchment, standpipes, tanks or other sources.Not surprisingly, rural
households receive the lowest levels of infrastructure services. Eighty per cent of these households use pit Jatrines, and only
about a third enjoy piped water.

Tenure of Housing Stock

The vast majority o dwelling units in Jamuica tapproximately 85 per cent) are single-family detached houses, fewer than $
per cent are units inapartment buildings. About half of all households (47 per cent) own the dwellings they live in while
about ane-third rent from private landlords (31.1 per cent), 8.2 per cent occupy their units rent-free.,

FIGURE 1 4
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According to the 1970 census, 52.4 per cent of dwellings were owner-occupied while 36.5 per cent rented from private land-
lords and 7.9 per cent occupied their units rent-free. The number of owner-occupied units therefore declined slightly during
the intercensal period while the number of persons living rent-free increased.

Multi-household Occupancy

The 1982 Population Census defines a household as a group of people who share accommodation and who generally eat
together. Thus, a household might consist of a nuclear family along with extended family members, but it might also include
non-family members who contribute to the family’s econormic well-being. According to the Census definition, most dwell-
ings (98 per cent in urban areas and 99 per cent in rural areas) are occupied by only one household. However, these house-
holds tend to be quite large, as illustrated in Table 1.2,

TABLE 1.2
Distribution of Households by Size 1982

PERCENTAGES
Kingston Other Urban Rural
! Person 26.46 18.6¥ 19.24
2 People 17.24 5191 14.28
3— 4 People 27.23 28.90 24.52
5— 7 People 20.85 26.00 26.17
8--11 People 6.94 8.87 13.08
12+ People 1.27 1.64 271
Average 383 4.37 4.38

Source: Statistical Institute of Jumaica 1982 Census

The average household size for the nation us a whole is 4.2 persons, with a sizeable minerity of very large households. In the
KMA, 8 per cent of households have more than seven members, while in other urban centres and rural areas, 11 per cent and
16 per cent of households respectively are composed of eight or more inembers.

In the Kingston Metropolitan Area, the proportion of households to dwetlings was larger than in the rural or other urban
sectors. Ty 1982, households exceeded dwellings by almost three per cent.! For the nation as a whole, there were about 9.4
thousand more houscholds than dwellings (Table 1.3).

TABLE 1.3
Incidence of Doubling-Up

Total Dwellings Total Households Difference
Sector (*000) (000) (000) (%)
Kingston Metro-Area 190.4 195.7 5.3 2.8
Other Urban 928 94.4 1.6 1.7
Rural 260.6 263.2 26 10
Total 5438 553.3 95 1.7

Derived from 1982 Population Census

Estimating Upgrading of the Stock

The census reports for the years 1970 and 1982 provide information about the size and composition of the housing stock for
those two years. Comparison of the two stocks and their associated characteristics indicate the changes that occurred during
this period. The changes are the outcome of a complex process of housing activity. The numerical increase in the stock is the
result of the net effect of new construction and losses to the stock owing to demolition. The characteristics of the stock in
terms of structural features and associated amenities change as a result of new construction, upgrading and improvement,
while units are also withdrawn from the stock.

U Derived from 1982 Census by HNA model.



Table 1.4 gives an indication of Jamaica’s current housing deficit. The volume of upgrading estimated refers to improvement
related to the materials of the structure. Requirements are 8 per cent in the KMA, 4 per cent in other urban centres and 3
per centin rural areas,

In addition to structural quality. two other indices, quality of amenities and the quality of housing space, give some indica-
tion of housing quality characteristics and upgrading requirements.

Piped water supply and toilet facilities make up the second group ot indices used in determining housing backlog. It may not
be feasible in the immediate future to extend piped water and indoor sanitary facilities to all households in both urban and
rural areas. and, given the tow densities of rural development, properly designed pit latrines and standpipes may provide safe
and aeeessible services o rural houscholds. Therefore, the HNA model has assumed that the target for the next twenty years
is to provide piped water in the dwelling unit for urban households. and piped water on the lot (or in the dwelling) for rural
households.

As indicated carlier, the adequacy of infrastructure services may previde as good an indication as any of the quality of a
dwelling unit. While data rrom the 1982 census do not give intormation on the condition of housing units, it has been
assumed that 75 per cent of units with acceptable water and sunitury services provide acceptable and reasonably permanent
shelter,

The third index relates to space and the excess of households over dwelling units gives some indication of overciowding. The
three components: structure, wimenities and space. are used to determine Jamaica’s current housing deficit. Table 1.4 indicates
thit as of 1986, Jamaica needs to build approximately 9400 dwellings to eliminate overcrowding and 26,500 dwellings to
replace units that are non-upgradable In addition, approximately 194000 units lack piped water, with the vast majority of
these in rural areas. Finally, approximately 274.000 units have adequate infrastructure, but require structural renovations to
achieve permanent, fully adequate status,

TABLE 1.4

Housiug Deficit 1986

kma | OMer b pral | Total
Urban

Total Households 1954670 | 94387 | 263,158 | 553,215
Total Dwellings 190396 | 92809 | 260,655 | 543.860
Overcrowding (excess of

households over 1D, Us) 5274 1,578 2,503 9.355
Non-Upgradable 1D, Us 15232 3712 7820 20,764
Per cent of Stock 8.0 4.0 3.0 4.9
Adequate & Upgradable D. Us

lacking services 953 17634 [ 166819 | 193973
Per cent of Stock 5.0 19.0 640 357
Upgraduble D. Us lucking

services o1 require renovation S1407 |1 352067 | 187,672 | 274,346
Per cent of Stock 27.0 38.0 72.0 50.4




CHAPTER 2

PROJECTION OF HOUSING NEEDS — 1986 to 2006

Introduction
This chapter presents three projections of the requirements for shelter during the period 1986—2006. They are based on the
following set of assumptions of which the first three relate to new construction:

(i)  the replacements to stock considered necessary;
(if)  the reduction of crowding in the existing stock:
(iii)  demand arising from net family formation, and
(iv)  upgrading of existing upgradable stock.

Based on the assumptions, three alternative scenarios were provided for solutions to Jamaica’s housing needs. (Table 2.1).
Estimates of the total level of investment required to meet these are discussed later and in Chapter 6. Each scenario is charac-
terised by a target for the year 2006, and the new construction and upgrading solutions that would be deployed to achieve
the target.

TABLE 2.1

Alternative Planning Scenarios

Scenario Scenaric Scenario
#1 #2 #3
Planning target for All households All households All households

the year 2006

Public sector
house solution

Average cost of
new unit solution

Public sector
upgrading solution

Average cost of
upgrading solution

Cost of private
sector new houses

in permanent
dwellings with
piped water

Sale of permanent
units on serviced

sites; starter homes

Urban: $56,000
Rural: $§56,000

Extension of
piped water

Urban: $11,000
Rural: $ 7,000

Urban: $85,700
Rural: $85,700

in permanent
dwellings with
piped water

Sale of core units
on serviced sites

Urban: $36,000
Rural: $26,000

Extension of
piped water

Urban: $9,000
Rural: $7,000

Urban: $85,700
Rural: $85,700

sheltered on
sites with
piped water

Sale of serviced
sites; shelter built
by households

Urban: $16,000
Rural: $ 7,000

Extension of
piped water

Urban: $7,090
Rural: $5,000

Urban: $56 000
Rural:  §56,000

The first two scenarios both aspire to accommodate alt Jamaicar. households in permanent dwellings with piped water by the
year 2006. The difference between the two is that the second provides a much smaller structure, relying on the contributed
labour of participating households. Under scenario one, the public sector produces and sells starter home units on fully
serviced sites, while under scenario two, the public sector sells core units on serviced sites. Under both scenarios one and two,
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the private sector’s least expensive offering is the J$85,700 two-bedroom house currently produced through the turn-key
programme.

Scenario three establishes a more modest planning target for the year 2006. Rather than attempting to provide permanent
dwellings for all households, this scenario focuses on the provision of serviced sites with piped water for all households, Many
households will be able to purchase or build pesmunent units on their serviced sites, but the goal for the year 2006 is simply
to meet Jamaica’s housing needs through the provision of fully serviced sites 1/ Clearly, the cost of serviced sites is consider-
ably lower than the cost of either permarent units or core units, Moreover, this scenario assumes that the private sector can
be induced to supply considerably iess expensive units than vnder scenarios one and two — especially one-bedroom units
comparable to today’s starter homes.

Assumptions and their implications

Replacement

New units are necessary to replace superannuated stock as well as losses due to demolition. The conventional method of
estimating the replacement need is by assuming that a percentage of the stock s superannuated annually.

The volume percentage regarded as due for replacement is then determined annually. The process of replacement, however,
may be quite different for the various structural categories which comprise the stock.

Replacement need of permanent stock is at an estimated rate o 1.5 per cent each year - an average of approximately 5,700
units annually in order to replace adequate units that drop out of the stock (through demolitions, natural disasters and

gradual depreciation).

The replacement need for some semi-permanent housing is of a different nature. The possible maintenance and improve-
ment of such structures may be such that a significant proportion of semi-permanent houses get upgraded into permanent
ones. The assumption is to replace non-upgradable units by the year 2006 by building enough new units annually to accom-
modate 5 per cent of tie households currently living in non-upgradable dwellings — 1.3 thousand units annually.

Reduction of Overcrowding
As was previously indicated, the housing stock of 1981 was accupied by an average of 4.2 persons. The tétal number of

houscholds exceeded dwelling units by almost 2 per cent. The percentage was highest in the Kingston Metropolitan Area.
The model assumes that overcrowding will be eliminated by the year 2006 by building enough units annually to accommo-
date 5 per cent of the households that are currently doubled up, 500 units annually.

New Family Formation
One component of housing need is generaied by new families. It often accounts for more than half of future needs. It was
estimated that in 1986 approximately 2.3 million people lived in Jamaica, and that, by the year 2006, population is project-

ed to reach about 2.9 million, an increase of 1.] per cent per year.!/
This forecast reflects three key assumptions as follows: —

(i) the fertility rate will gradually decline from its current level of 3.36 children per woman, reaching replace-
ment level fertility between 1995 and 2000;

(if)  life expectancies will continue to increase very moderately over the next twenty years; and
(iii)  emigration will decline from about 11,000 annually to about 8,000 annually by 2006.

Table 2.2 indicates that, based on these assumptions, Jamaice's fastest population growth can be expected during the next
decade with wverage annual growth rates of less than oae per cent anticipated for the period 1996 to 2006.

Approximately 52 per cent of all Jamaicans five in rural areas, but it recent trends towards urbanization continue, the major-
ity will live in urban areas by the year 2006. The Kingston Metropolitan Region which includes the city of Kingston, urban
St. Andrew and the cities of Spanist Town and Portmore is the most urbanized region of the island.

1/ Derived from total population in private dwellings, 1982 census and the Planning Institute of Jamaica’s 1980-2005 “medium projection”
series.
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TABLE 2.2

Population Projections 1986 — 2656

Year Population Average Annual Growth Rate
1986 2,314,500 1.5%

1991 2,484.800 1.3%

1996 2542800 1.0%

2001 2,770,700 1.0%

20006 2.904,100

While the older parts of Kingston actually lost population in recent years, Spanish Town more than doubled in population
during the 1970s and Portmore grew by a factor of approximately 157 between 1970 and 1982.

Figure 2 presents the share of the population likely to be living iu the Kingston Metropolitan Region, in other urban centres
and in rural areas over the next twenty yedrs, assuming that recent patterns of urbanization are sustained.

New family fornation is based on an average household size of 4.2, and as a result of this, approximately 7,000 to 8,000
units are required annually to accommodate population growth and new family formation,

FIGURE 2 POPULATION DISTRIBUTION

60.

50

AN

NN

by
1
N\

NN

N

N

NN
MAAN

AMMIIINaS.

\
AN

N

(per cent of total population)

NN

N

NN

S\

7
AT,
N

N
NN

SNANNN

OSUNNIN

7

N
NN

oy
NN

AN

,0_/;&

SUSSNNN

SN
A,

y’

w2y,

o Y

—
0
~J
<
—
\O
[+
[ 4
—
o
o0
[=%
—
O
el
[=%
[£%]
fnl
<
[=%

771 kiNGsTON [NN] urBAN V7771 RURAL

Upgrading
Approximately 9,700 units have to be upgraded annually, in order to provide piped water supply and limited site amenities to
all dwellings by the year 2006, thus extending services to S per cent of the households currently living in acceptable or

:upgradable dwellings.
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Omitted however, is an important category of upgrading that of improvements to dwellings, that may be excessively small or
dilapidated but that have already received piped water. For two reasons improvements of this nature were omitted. First,
no data are available on the share of the stock that is unacceptably overcrowded or hadly in need of major repairs. Sccond,
current and planned public sector upgrading prograinmes provide piped water supp.y, 1ol improvements to existing struc-
tures. Given the magnitude ot the country’s new construction needs, and the share of houscholds lacking basic infrastructure
services, it is suggested that the public sector focus on the extension of essential infrastructure rather than on home improve-
meni.

Projection of Housing Needs

Table 2.3 presents annual volumes of new construction and upgrading required by region for the next four years (1987
1991) and for every fifth year until 2006 (1996, 2001, 2006).

TABLE 2.3

Anual New Construction and Upgrading Needs ('000)

KINGSTON OTHER URBAN RURAL TOTAL
YEAR

New eadee | TNEW e | New , .| New !

Units | Uperades Units | UpBrades Units Upgrades Units | Upgrades

0.88 3.00 8.30 1546 9.67
0.88 204 8.31 15.50 9.67
0.88 189 8.31 15.56 9.67
0.88 2.82 8.31 1558 9.67

1987 8.11 0.48
1988 8.17 0.48
1989 3.22 0.4%
1990 8.24 0.48

P
H H
‘o T4a
< o
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N

el N T
(4
= ta

1991 7.86 0.48 0.88 2.33 8.31 14.75 9.67
1996 7.76 0.48 02 0.88 278 8.31 15.1¢ 9.67
2001 7.24 0.48 62 0.86 3.01 8.31 14.87 9.67

0.88 3.37 8.31 16.63 9.67

2006 8.30 .43

cz
[N

Altogether, about 15500 units of new construction and 9.700 upgrades are required annually to mecet Jamaica’s housing
needs by the year 2066. More than half of all the new units are needed in the KMA, while the vast mujority (85 per cent) of
upgrades are required by rural households, very few of whom now enjoy piped water.

The greatest differences among the three planning scenarios lies in the levels ol investment needed to meet Jamaica’s new cor-
struction and upgrading requirements and in households” capacity to afford these investment levels. Based on accepted afford-
ability levels. an average household in the highest income quintile cannot afford the private sector’s current new construction.
Thus, under scenarios vie and two, virtually all of Jamaica's households have to rely on public sector solutions. Under scenario
three, which assumes that incentives are provided to induce the private sector to build the equivalent of starter homes, only
the bottom four income quintiles are reliant on public sector housing solutions.

In Kingston and other urbun areas, only the top quintile can afford the public sector’s new construction under scenario one,
i.e.starter homes.

In rural areas, households in all five quintiles would find this solution unaffordable. Upgrading is considerably more afford-
able than new counstruction under scenario one., All but the lowest quintile can support the cost of an upgrade when the capi-
tal costs associated with owning and upgrading units (J$15,000 in urban areas and J§7,000 in rural areas) are included,
Under scenario two, the core unit is affordable for all but the poorest income quintile, and all households can afford 1o pay
for the extension of full water and sanitary services to existing structures. Scenario three offers the greatest levels of afford-
ability. All households can afford a serviced site, and all but the lowest income quintile can support the cost of upgrading an
existing unit.

Table 2.4 indicates the implications of these investments and atfordability comparisons by presenting the total investment
levels implicd for each of the three planning scenarios, and the share of cach investment bill that Jamaican households can
afford themselves. In order to determine these estimates, it was necessary 1o compute total investment necessary to produce
the required number of new units and upgrading. Money to pay for these units can come from a variety of sources. The
portion of this total investment that households can support themselves is based on the affordability caleulations of the
model. For example, @ household scheduled for a site and service unit might only be able to aftord a mortgage covering half
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the cost of that unit. Thus, the investment levels reported in Table 2.4 represent the total value of all new uniis and upgrades
required in a given year, and the required subsidies and the investment levels less the share that is affordable by households
(given the maximum mortgage amounts households can support at prevailing interest rates). The issue of future invesiment
requirements is taken up further in Part IV, Chapter 6.

TABLE 24

Annual Investment Kequirements and Required Subsidies

SCENAR!IO ] (JSM) SCENARIOII ~ (JSM) |SCENARIOIII  (JSM)

Year Total Required Total Required Total Required

Investment Subsidy Investment Subsidy Investment Subsidy
1987 1012.04 279.3% 803.16 64.69 722.01 0
1988 1009.32 284.21 797 1 66.58 715.16 0
1989 1012.61 285.77 799.83 67.34 716.88 0
1990 101499 284.03 503.80 67.21 720.94 0
1991 100994 284.59 792.66 67.31 716.84 0
1996 104593 300.11 816.80 70.99 746.55 0
2001 1056.56 266.20 851.45 61.09 799.63 0
2006 1193.80 201.80 98K.45 56.49 945.19 0

Key Issues and Implications

The projections deal with changes in the composition of the housing stock and improvements in quality, and estimate the
volume of new construction required in terms of units, The projections also estimate the volume of investment required Lo
satisfy future shelter needs.

To some extent, the projections also reflect the process of capital formation in housing, where improvements, extensions and
other changes in shelter substitute for the corziruction of new units. This is implicit in the assumptions made regarding
replacements, reduction of overcrowding and sharing of households,

However. any change in the assumptions relating to the main variables can significantly alter the estimates of housing needs.
Some of the variables, such as upgrading needs both in terms of structure and amenities, do not provide firm estimates. With
additional information on these aspects, the methodology can be used further and alternative estimates based on varying

assimptions can be more reliably determined.
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PART Il

SHELTER DEMAND STUDY

There is a large volume of data available on the characteristics of the housing stock, both at the national and sectoral level.
They are based on the Census of Population and Housing, 1982,the Labour Force Surveys 1986 and the Househo'd Expendi-
ture Survey 1984. Being natjonal surveys designed for purposes not specifically related to issues in housing, these do not pro-
vide information on key aspects of housing such as household behaviour in regard to investment in housing, the preferences
and aspirations concerning housing, and the prevailing degree of mobility. In order to obtain information on people’s prefer-
ences and affordability and other aspects such as size and quality of housing in relation to tenure systems, preferences
concerning location, design and size, and the adjustments made by households in dealing with their current housing situation
and its problems, a number of market demand analyses were undertaken.

The analysis of the survey is presented in two parts. Chapter 3 briefly describes the methodology and sampling design
together with the broad scope of the survey. Chapter 4 presents the findings of the survey as they relate to the shelter aspira-
tions of different groups, concerning size, design, amenities and location. It also deals with affordability and mobilization of
resources for shelter, the repayment mechanisms of householders, the levels of savings, and future aspirations for shelter. This
part of the survey therefore throws light on the various patterns : demand for shelter. Information on the socio-economic
profile of households and quality of shelter, including availability of water, electricity, roads, garbage collection etc., is also
presented here. This information will be used to supplement data on housing quality available from the census,

CHAPTER 3

SCOPE AND METHODOLOGY

The market demand survey was based on different typologies of low-income households in locations with varying socijo-
economic characteristics. 1t used a purposively selected sample designed for operational and econcmic feasibility. The survey
should be regarded as shelter studies of various kinds of low-income communities in selected locations of the country. The
findings. therefore, relate to specific cormunities and areas, and caunot be compared withi the national or sectoral aggregates
obtained from the 1982 Census of Population and flousing. However, findings of the survey do provide a very important
indicative base for planning in the sector.

The locations were selected to be representative of the main population sectors of the country, based on previous research
experience in the field. Table 3.1 details the areas covered and sample size in the survey.

A rural area, Negril, was surveyed 10 complement the urban fow-income areas and provide information regarding problems in
rural areas that are not readily available in national surveys.

The stratiiicanon in the sample was expected to bring out significant differences in the pattern of housing expectations and
responses to shelter needs as between househulds in the KMA. other urban and peri-urban areas, and between central slums
and squatter communities,

The field survey was carried out using the interview method with u structured questionnaire. The questionnaire was divided
into two parts, Part A elicited information on whether prople were satisfied with their present shelter situation or wanted to
move, what people’s preferred shelter solutions would be, how much people would be willing to pay for these solutions and
how peeple would finance these changes. Part A of the questionnaire was administered to any adult member of the house-
hold who was dissatisfied with his present housing situatjon,

33



TABLE 3.1

Sample Siz¢. by Location

Locations

No. of Respondents

Urban -- Kingston Metropolitun Area (KMA)

1. Central Kingston - Urban slum 645

2. Wareika - Urban sqﬁullcr community 331
Total 976

Peri-Urban Community - Spanish Town

1. Jones Pen -~ Peripheral squatter community 995

2. Tawes Pen —Peripheral shum and shanty 318
Total 1313

Other Urban Centre - Montego Bay

1. Railway Lane — Urban slum and shanty 198

2. Rose Heights — Peripheral squatter community 234

3. Canterbury -- Urban squatter community 532
Total 964
Grand Total 3253

Part B of the questionnaire was designed to provide information on those aspects of shelter not readily available in the 1982
Census, such as income, housing quality, tenure patterns, amenities and employment patterns. Part B of the questionnaire
was administered to heads of households only and was combined with dialogue and observation.

CHAPTER 4
ESTIMATING SHELTER DEMAND

Aspirations and Preferences

People were usked whether they regarded all aspects of their housing situation as satistactory and what they would like to do
to improve or change their situation. The response was not necessarily related to an ability to fulfil their aspirations. The res-
ponses provided information which allowed classification of respondents into three groups, movers who would like to acquire
their own shelter, non-movers, and those who would like to rent better accommodations. Table 4.1 shows these preferences

by location,

TABLE 4.1
Preferred Solution by Location
Percentage
Location
Movers | Non-Movers | Renters

Central Kingston 3l 55 62.9
Wareika 424 34.6 17.9
Jones Pen 61.1 30.1 8.8
Tawes Pen 58.5 327 8.7
Rose Heights 56.7 41.3 1.9
Railway Lane 73.7 5.0 213
Canterbury 57.1 28.6 144

The distinct pattern which emerges from Table 4.1 is that most people are dissatisfied with their present shelter situation and

would like to move. This is true of all squatter communities and particularly Railway Lane in Montego Bay, Railway Lane
located along the railway tracks of the train station in Montego Bay, was by f

)
ar the worst community surveyed. It should be

noted that people living in Central Kingston would like to move, but the number wanting to rent better accommodation is
much higher than those wishing to acquire their own shelter. Central Kingston is an area with a very high percentage of
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renters which probably conditioned their choice of shelter solutions. Approximately 63.4% of the sample expressed a dissat-
istaction with their present housing situation while 36.0 per cent were satisfied,

Respondents who mdicated that they were not satisfied with existing conditions were asked to indicate what kind of housing
solution they would prefer. Non-movers also indicated their preferences for improvements to their present situation. The
tesults of preferred shelter solutions by location are show in Table 4.2

TABLE 4.2

Preferred Shelter Solutions

MOVERS (%) NON-MOVERS (%) RENTERS (%)
Location Completed | Starter | Service | Unserviced . Repair | Demolish
Unit Home | Site Site Repair | Expand Ez'md anq
Expand | Rebuild
Central
Kingston 4. 15.1 1.9 5.3 0.2 - — 62.9
Wareika 179 P15 12.6 231 38 64 1.3 17.9
Jones Pen 19.7 38.1 3.0 0.3 14.5 3.4 1.2 09 8.8
Tawes Pen 3020 19.7 A 0.4 17.0 22 8.7 48 8.7
Rose Heights 1o 327 8.7 221 38 12.5 29 1.9
Ruilwiy Lane 16.3 519 5.0 0.6 3.8 0.6 0.6 21.3
Curterbury 329 150 7.4 1.8 16.8 20 7.1 1.8 14.4

From Tuable 4.2 it can be determined that no distinet pattern as regards preferred solutions emerges. In Central Kingston comn-
pleted units and starter homes followed rental as the most sought-after solution. Among non-movers in Central Kingston
repair of the existing stiucture was the most desirable solution, while in Wareika repair of existing structure was the most
sought-after solution overall

The fact that Wareika is o wellestablished squatter community which has had improvements to infrastructure in the recent
past might explain the higher response rate for repair and expansion of structures, Respondents who indicated that they were
not satistied with their existing situation were asked if they had made plans to improve the situation. One of the reasons given
by residents of Wareika why they had made no plans for change was the lack of secure tenure. Improvements to shelter in
Wareika appears to he of significant importance, as it was the most sought-after solution, and lack of security of tenure one
of the reasons why plans for change had not been made by residents.

Respondents in Rose Heights preferred starter homes as their shelter solution, while in Canterbury completed units and repair
to existing units were the main choices for movers and non-movers. Cauterbury is an older and denser squatter community
than Rose Heights. While sanitation in Canterbury is very bad indeed, & numbes of residents had a verandah of sorts. It is
therefore not surprising that those wanting to move in Canterbury would indicate a completed unit as their most sought-after
choice. Low Jevels or income probably influenced the choice of starter homes for respondents in Railway Lane.

Affordability and Mobilization of Resources for Shelter

Information on past, present or planned outlay on housing was sought. There were inquiries relating to the use and purpose:
of savings: outlay on purchasing: expansion and renting, and planned outlay on renting, building or purchasing a house. The
respondents wete first questioned on the manner in which the land was originally obtained. Respondents were also asked to
indicate what kind of awrrangement applied to the unit they now occupy (this is indicated in Table 4.3).

(70 per cent) while the number of owner-built structures were highest in Wareika, (76.4 per cent) and Rose Heights (54.3
per cent). Railway Lane had the lowest percentage of owner-built structures outside of Central Kingston. It should be noted
that 73.7 per cent of respondents in Railway Lane wanted to move, the highest percentage of any community surveyed.

Table 4 3 shows 4 number of interesting statistics. As would be expected, the numbgr renting in Central Kingston was high

Respondents who indicated that they wanted to move were asked what kind of financing arrangements would be most
suitable to their affordubility patterns. Table 4.4 indicates the responses to this inquiry.
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TABLE 4.3

Housing Tenure Pattern

PERCENTAGES
s Central | Tawes | Jones| Rose Railway
Wareika Kingston| Pen | Pen | Heights Canterbury Lane
Purchased 1.5 3.6 5.7 3.7 8.5 5.8 1.0
Leased (Land) 0.3 0.9 129 4.0 — 2.3 -
“Captured” 6.3 9.3 2.5 0.1 - 4.3 0.5
Inherited 6.0 3.1 4.4 34 2.1 7.9 3.5
Family House - 2.6 85 123 5.6 7.1 1.5
Pay Mortgage - 0.6 : - - -
Gif't - 0.8 4.4 1.0 0.4 28 0.5
Owner-built 76.4 0.3 20." | 305 543 22.0 6.1
Rented 5.4 70.2 349 1408 | 154 430 82.3
Living with family 2.1 0.8 - 35 13.7 1.7 1.5
Sub-rented 09 - 0.7 238 0.5
Rent-free 7.4 0.6 0.5
TABLE 4 4
Preferred Financing Arrangements
Down- No Down-
' ) payment payment
Location Don’t Know C‘iSh with instalments
% 7o instalment only
Go 4
Central Kingston 1.6 12.7 64.3 19.8
Wareika 15.6 625 219
Jones Pen 0.2 2.0 45.1 522
Tawes Pen 1.5 5.3 564 36.8
Rose Heights 1.7 - §1.7 16.7
Canterbury 1.5 6.2 1.4 10.8
Railway Lane 1.7 5.9 S1.7 398

Most respondents were willing to make a downpayment with instalments, However, a significant proportion of respondents
preferred financing arrangements which do not include a downpayment. Jones Pen, Tawes Pen and Railway Lane favoured
this solution to a greater extent than any other community. When queried as to the source of downpayment, most people
(50 per cent) indicated that household/personal savings would be the only source; savings combined with pifts being the next
major source. This corraborates the findings of Part IV, Chapter 6 of the study that the volume of household savings which
flowed into the sector must have been substantial as there has been a considerable decline in financial flows in the formal
sector. yet there was an increase in the housing stock amounting to 75,000 units between 1970 and 1982,

Thase who responded they wanted to move and saw a completed unit as their shelter solution were asked 1o indicate what
was the expected price of a two-bedroom completed unit. The results of the response to this question clearly indicate that
there is great disparity between the financial capacity of households and their aspirations. As indicated in Table 4.5, most of
the respondents expected a completed unit to cost less than J$30.000. A starter home being delivered by the Ministry of Con-
struction (Housing) costs J856.000. The cheapest completed unit being delivered by the private sector on the Ministry's
schemes is JS85.000.

Respondents who wanted to move were asked how much they could afford as a downpayment. As shown in Table 4.6,
approximately 50 per cent of respondents indicated that the downpayment should be less than $1,000, except in Wareika.
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This must be viewed against the background that,

TABLE 4.5

o o e—

Expected Price of Campieted 2 B/R Unit

Percentage

Locati Less than 18310‘000 JSS?,OOO JSSO:OO

ocation . 0 0 an

1330.000 | 1556000 | 3550.000 | over

Central Kingston 41.9 258 129 19.4
Wareika 533 33.4 13.3 -
Tawes Pen 79.3 10.4 9.2 0.1
Jones Pen 53.0 20.1 19.0 7.3
Railway Lane 73.1 11.5 7.7 7.7
Canterbury 60.5 17.6 16.6 53
Rose Heights 88.0 8.0 +.0

among movers, completed units and starter homes were the shelter solu-

tions selected. Downpayment on the Ministry’s starter homes is 5 per cent or J$2 .800.

TABLE 4.6
Affordable Downpayment
Percentages
Less thar, | 15500 J$1,000 | 453,000 | J$5,000
Location 15500 to to to and
i JS1.000 | 3$3,000 | J$5,000 over
Central Kingston 37.6 18.9 10.6 129 20.0
Wareika 4.0 4.8 9.5 76.2
Tawes Pen RN 18.1 29.9 14.3 5.2
Jones Pen 264 157 248 15.0 18.1
Railway Lane S0N 20,60 159 1.1 0.6
Canterbury 230 242 20.1 13.0 137
Rose Hewhts 216 137 412 0.8 13.7
e el ) - - -

Tables 4.4 and 4.6 indicate that respondents are willing to make some kind of downpayment toward shelter, but downpay-

ments for more than 50 per cent of e sample must be

than J$300.00

below JS1,000 and for approximately 30 per cent of the sample less

Among non-movers, those indicating that they wanted to improve their structures were asked how much they could aftord to
borrow to undertake improvements, Approximately 54 per cent of nou movers indicated that they required only very small
loans, less thun J85.000 (See Table 7).

TABLE 4.7

Home Improvement Loan Affordability

Cumulative Percentage

Location Less than J$2"200 JSSt.?)OO Over Don'’t
J$2.600 J$5,000 | 1510,000 J$10,000 Know
Central Kingston £¥.3 9.7 100 -
Wareika 364 45.5 81.8 100 -
Jones Pen 335.7 595 533 100
Tawes Pen 66.7 85.2 026 100 -
Centerbury 20.0 43.1 70.8 100
Ruilway Lane 100
Rose Heighty 28.0 S6.0 8.0 100 -
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When asked how they would pay for improvements, most respondents indicated that this would be from personal savings. The
partner system! wus seen as a source for 8.7 per cent of residents in Wareika, 4.6 per cent in Jones Pen, 15.1 per cent in
Tawes Pen and 1.] per cent in Canterbury. The partner system was not mentioned as i loan source in other communities.

The financial outlays these houscholds were willing to make do not include the value of household labour and the materials
collected or fabricated by them. In many instances. this would amount to a substantial part of the total resources required for
the house.

SOCIO-ECONOMIC PROFILE OF HOUSEHOLDS

The information in this section refers to Part B of the questionnaire.

Family Size and Composition

Family size in the low income areas surveyed tended to be large. Families with more than seven persons accounted for 25.5
per cent in Canterbury. 23.5 per cent in Wareika, 17.9 per cent in Central Kingston, 18.7 per cent in Tawes Pen, 15.9 per cent
in Canterbury, 14.8 per cent in Jones Pen and 9.8 per cent in Railway Lane.

TABLE 4.8

Family Size
No. of Persons per Family (Percentage)

P23 |45 6|78 ]9 |l0&
More
Wareika 1191031131 117.2114.11100) 8117525154
Central Kingston { 16.1 {17.2]13.61147 120 80178 | 38|26 37
Jones Pen TE198 I8 T 11851123 867013121126
Tawes Pen 165 [I4211051i2011306) 84170113619 6.1
Railway Lane 2641209 01540120 82 6033127122016
Canterbury 127 )44 153140 jlodjlcol 57 [49 119 ] 34
Rose Heights SSIS 1020150 1105]9¢ 165 1.5] 85

As can be seen from Table 4.8 the number of families with more than four persons per family was also quite significant and
ranged from 24.2 per cent in Railway Lanc to 51 per cent in Rose leights.

Although families are lurge, most families are nuclear families, the latter accounting for approximately 52.0 per cent of the
sample. As can be seen in Table 4.9, in all areas surveyed the nuclear family was clearly the most important method of family
formation.

Approximately 3.7 per cent of the sample was made up of extended families. It should be noted also that female-headed
households accounted for 13.5 per cent of the sample, compared with 13.7 per cent for extended families. Female-headed
households were highest in Central Kingston, Canterbury and Tawes Pen. Thése low-income areas are slumns or squatter com-
munities which are located within easy reach of the Central Business District,

TABLE 4.9

Family Structure (Percentage)

Nuclear | Extended if:;(‘;:_if‘ Eaclle]iﬁﬁ-:: Adults only | Single person
Wareika 79.1 22 4.7 1.6 1.3 109
Central Kingston | 56.6 4.6 18.5 1.5 40 14.5
Jones Pen 59.3 14.2 11.8 3.1 4.0 7.7
Tawes Pen 44.7 12.3 18.8 49 3.6 159
Railway Lane 434 7.7 13.7 1.1 7.7 264
Canterbury 51.2 11.0 18.0 1.5 7.4 10.8
Rose Heights 51.0 20.0 9.0 40 8.5 1.5

1/ Partner system - Infurmal system of credit whereby participants contribute a set sum of money weekly or monthly for a specified period.
Each person participating receives “their hand™ on a rotating basis. Money is collected by a “banker” who often is a woman.
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Size of Households

Data from the 1982 Census indicate that 8 per cent of households in the KMA have more than seven members, while in other
urban centres 11 per cent of households are composed of eight or more members. Table 4.10 indicates that within the low
income communities surveyed, Louschold sizes tended to be much larper in the KMA than the averages indicated in the

census.
Approximate” (5.4 per cent of households in Wareika and 10.2 per cent in Central Kingston have more than eight members,
Household sizes were also large in the other arban areas, ranging from 6.0 per cent in Railway Lane to 16.5 per cent in Rose
Heights with more than cight members,

TABLE 4.10

No. of Persons Per Household (Peicentages)

L2 3w s |6 |7 |8 |09 |l
Wareika 3100 2SS [I178 013411037 7.8 | S 251 48
Central Kingston [ 137 [ISO ] 0 b 1a3 7110 80 78 138 | 331 3
Tawes Pen loS 2105 117 (139 84 7.1 3.0 1.9 5.8
Jones Pen SO PIOA P ISFVISS (1221 891 60| 20 | 21 2.0
Railway Lane IS 2SS PISA 2] 82 60 33220220 16
Canterbury X oflod ) 14d [ 1S7 1108 62 1 45 [ 1y | 34
Raose Heights SSTIHO 45120 14511090 65 1.5 8.5

Employment and Income
Houschold heads were asked whether they had worked within the last month of the survey. The results are shown in Table
4.11

TABLE 4.11

Employment Status

Worked Last Month () Unemployed (%)

Wareika 0.3 203
Central Kingston 457 514
Jones Pen hE I 38.1
Tawes Pen 506 378
Railway Line 714 275
Canterburny 76.8 220
Rose Heights ov.2 202

From Table - TE it can be seen that unemploviment was highest in Cential Kingston where 11.0 per cent of the sample indi-
cated that they did nothing tora ving. This was followed by 10.7 per cent of the sample enaged in vending and another 8.8
per cent in higgleving, The pattern was similar tor other communities with vending, higgleiing, domestic work and domestic

helper heing the most inporton forms of employment.,

The income data 1or heads of households in the different locations have been presented in terms of six income catepories in
Table 4120 The data in Table 412 provide some important beneh marks: for example. Waeika, with the highest level of
employment in the areas surveved, also recorded the highest percentage with incomes over JS271 per week.,

Fawes Pen, Central Kingston and JTones Pen appeat to be the poorest of the low-income areas surveyed. with 15,1 per cent,
117 per centand 10.7 per cent. respectively, canning less than S 100 per week. Tt should be noted that 38,1 per cent ot the
sample in Jones Pen and 37.8 per cent in Tawes Pen were unemploved.

When the head of household was asked whether there were additional sources of income available 1o the household, 521 per
cent of the sumple replied in the affirmative. Other persons in the household, remittances, gifts and food stamps were the
major sources of additional inconie to the household.
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TABLE 4.12

Weekly Income: Head of Houscholds

Percent Not stated Less; t_llzm 3856~ JSNIOI-- JS151.-118201 - Q\'er

1855 JSTO0 | JS150 | 18200 | JS270 |J8271
Wareika 4.4 0.6 25 0.3 RS 4.1 hE
Central Kingston R 39 8.8 4.4 0.8 101 57.7
Jones Pen 5.2 5.5 5.2 6.5 10.3 140 520
Tawes Pen 8.2 38 11.3 154 7.2 0.8 373
Railway Lane 222 1.2 25 1.9 4.3 16.0 51.9
Can. - bury 7.7 2.1 6.3 S 7.7 6.5 6+.3
kose Heights 10.1 0.0 1.7 A 6.1 7.3 71.5

Incomes were mainly from salaries and wages (378 per-cent), of which full-time wage employvment accounted for 26.7 per
cent, part-time wage employment contiibuted 10 per cent and the remiander came from seasonal wage carnings. Sell employ-
ment accounted tor approximately 21,6 per cent of incomes. Full-time Wage earners were highest in Wareika, while the
highest percentage of self emplovinent was found in Rose Heights and Canterbury,

Respondents were asked to indicate how niuch they spenc on food  accommodation, tansportation. water and electricity for
the month preceding the survey. Food was the major itens ot expenditure for most households, as indicated in the following

sections.

Food
Approximately 50 to 70 per cent of houscholds spent JS200 to 18300 on toad per month, with 90 per cent of houscholds
spending J$500.00.

Accommodaticn

Approximately 50 per cent of houscholds in Central Kingston puaid J$200 for accommodation with 96 per cent paving
less than JST00 ver month. In communities where rental was loss significant, such as Wareika and Rose Heights, expenditure
onaccommodation was nil for 90 per cent of households.

In other communities, approximately 50 per cent of households made no payments for accommodation. Expenditure on
accommodation was less than J$50 per month for more than 70 per cent of the sample,

Transportation

Expenditure on transportation varied dccording to the geographic location of the community. Approximately 50 per cent of
households in the centrally located areas (Contyal Kingston & Tawes Pen) had no tansportation expenditure, while 40 per
cent of households i Railway Lane (eentrally docatedy ulso spent no maney on transportation. Transportation expenditure
was an important expenditure item in the peripheral communities of Wareika and Rose Heights. Median monthly expendi-
ture tor transportation in Rose Heights was 1868 00 and 1550.00 iy Wareika. The maximum spent for transportation was
J$800.00 per month in Tawes Pen. tollowed by 15720.00 per month in Wareika.

Water

A large pereentage ol houscholds spent very little 1o1 water. Over vi) per cent of the sample in Rose Heights and Wareika, 80
per cent of the sample in Jones Pen. 60 per cent in Canterbury and 50 per cent in Tawes Pen paid no water bills. The lack of
this particular facility probably accounts for water not being an important expenditure item to the abovementioned commu-
nities. Approximately 56 per cent of householders in Central Kingston paid no water rates, while 96 per cent of respondents
paid less than JS100.00 per month. It should be noted that 88.0 per cent of households in Central Kingston had water piped
into their vurd onlyv. The median monthly expenditure or water waus JS100.00 in Railway Lane wiere more householders paid
for water than in any other community,

Electricity

A higl percentage of respondents also paid no clectricity bills -~ 54.6 per cent in Tawes Pen, 55.0 per cent in Central Kingston,
529 percent in Jones Pen and 94.0 per cent in Wareika. Olil'j' 29.2 per cent of households in Wareika used electricity, 41.8
per cent in Jones Pen, 34.2 per cent in Central Kingston and 24.9 per cent in Tawes Pen. Median monthly expenditure on
electricity was J$25.00 in Rose Heighrs wnd Canterbury and J$12.50 in Ruil\\'uy'i_:me.

Tenure
Table 4.13 shows the ownership pattern for land in the areas surveyed,
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TABLE 4.13

Land Tenure (Per cent)

Own | Lease | Rent | Sub-Lease | Squat® l;:fi‘; l[()::::“l,

Wareika 0.3 1.3 9741 031 0.3
Central Kingston 9. . 60.8 1391 79 ] 0.6
Jones Pen 138 | 36.6 | 452 0.5 191 1.5 ] 05
Tawes Pen 16.2 ] 330 | 262 0.6 1501 19 1.3
Railway Lane 2.2 22| R3S 0.5 5.8 : 27
Canterbury 131 18.6 | 679 0.4 491 00 3.0
Rose Heights - 1.5 98.0 | 0.5

From the above table 1t can be seen that a lurge pereentage of the sample was cither leasing or renting land. Leasing is a more
long-term wrvangement with some agreement between tenant and andlord, renting is a more short-term ad hoe arrangenient,
Squatting appeared 1o be highest in the Wareika area of the KMA and Rose Heights in Montego Bay. Ownership of land
gecotnted for 6.6 per cent of the sumple.

Table 414 shows the ownership pattern of dwelling units. Central Kingston had the highest nunber of renters, with Wareika
having the highest number of owner-occupiers. Approximately 78.5 per cent of units in Rose Heights were also owner-occu-

pied.
TABLE 4.14
Ownership of Dwelling Unit
Per cent Owning Unit  Per cent not Owning Unit
Wareika 91.6 6.6
Central Kingston 10.7 38.1
Jones Pen 458 539
Tawes Pen 55.0 410
Railway Lane 12.1 387.9
Canterbury 435 550
Rose Heights 78.5 205
Occupancy

Information on multi-occupancy can be seen from Table 4.15 which shows the number of househalds occupying a unit, The
information in this table indicates that most dwellings are occupied by only one household ., although 0.8 per cent and 20.7
per cent of dwellings in Jones Pen and Tawes Pen, respectively. had two households per dwelling. In Central Kingston 8.3 per
cent of dwellings had seven o1 more households, typical of the Kingston Metropolitan Area slums with a high level of over-
crowding.

Information trom the 1982 Population and Housing Census indicates that 98 per cent of dwellings in the urban areas and 99
per cent of dwellings in tural areas are occupied by only one household. Table 4.15 confiims this with 71 9 puer cent of the
sample containing one household per dwelling.

Mability

The period of residence in the locality or home can be considered a good indicator of mibility o1 its absence The duta
revealed that the majority of households had been recent movers, living in the area for less than five years (33.7 per cent),
Only in Wareika did the majority of houscholds reveal a tendeney to reside in the sume locality for a long period of time: L.
33.5 per cent of houscholds for ten to fifteen vears and 26.0 per cent {rom fifteen to twenty vears.
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TABLE 4.15
Number of Households Occupying Unit

Percentage
L2 3 T4 ] s 6 |74
H/H | H/H | H/H | H/H | H/H | H/H | Over
Wareika 98.8 L2 - -
Central Kingston | 468 | 12890 [ 120 75| 25| 83
Jones Pen 5321208 [ 1120 73 4512110
Tawes Pen 709 2071 3.6] 23] 26 -
Railway Lane 648 | 148 | 7.0 77 38 16|
Canterbury 63711851 981 571 08|06 08
Rose Heights 8551 80| 451 15[ 05

Tawes Pen appears to be made up of two communitics. the recent squatters (34.3 per cent) and households (23.3 per cent)
who have been living there for twenty to thirty years,

TABLE 4.16

Mobility
Length of Residence (Per cent)
0-5 | 5-10 [10-15]15-20]20-30 20 yrs.
Years | Years | Years | Years | Years | & over
Wareika S0 260§ 335 ] 200 h | 0.5
Central Kingston 275 290 | 180 0.5 9.2 3.5
Jones Pen B 237 0S| oss o2 | s
Tawes Pen M3 197 N3 S5 1 233 8.7
Railway Lane S0 203 0130 370 N0 2.0
Rose Heights 243 175 ] 220 ) 113 14.5
Canterbury 331 228 137 | 1122 124 0.6

Profile of Housing Conditions

Nunmiber of Rooms

TABLE4.17
Size of Dwelling Units

Number of Ruoms (Per cent)

1 2 3 4 5 | more than §
Wareika 6.3 5131 238] 5.6 1.6 1.2
Central Kingston {3721 33.1| 50| 29 1.1 0.8
Jones Pen 0729511706 114] 58 4.4
Tawes Pen AL 30711391 6.5 26 4.9
Railway Lane 5012860 7104 34 2.1
Canterbury 34213201234 6.6 2.3 1.4
Rose Heights 200 (2451340125 50 3.0




The majority of dwelling units were small, with 31.1 per cent of the sample containing only one room. This phenomenon was
particully true in Central Kingston with its high proportion ol renters und overcrowding in existing buildings. Wareika, a
well-estabhshed squatter settlement, had a higher number of dwellings with two rooms than with one room. Cumulatively,
more than 70 per cent of the sample had only two rooms.

Houscholders were asked 1o indicate it any of the tooms in their dwellings were used for business purposes, Only 3.4 per cent
of dwellings in Cential Kingston were used to cany out some form of ecenomic activity, 3.8 per cent of dwellings in Jones
Pen. 3.6 percent i Taves Pen 4.2 per cent i Canterbiry and 4.9 per cent in Railway were used for economic gain. However,
P25 per cent of households i Rose Heights, and 7.2 percent in Wareika used their dwelling to carry on some kind of eco-
nomic activity.

Rose Heights and Wareika are squatter communities on the periphery of Montego Bay and KMA | respectively, where access

to the city centire is difticult and the need for smuall businesses greater.,

Condition of Dwellings
Interviewers were given a clasafication and rating scale on which to evaluate the condition of dwellings. The result of this
exetcise are shown in Table 4. 18A.

TABLE 4.18A
Condition of Dwellings

Per cent Wareika C‘cnlmI Tawes Penj  Jones Pen | Railway Lane | Canterbury | Rose Heights
Kingston

Not Recorded 0.7 0.7 1.3 1.3 [ 1.1 2.0

Lxcellent 20 0.2 0.5 1.9 -

Gouod 7.2 7.3 11.3 9.0 4.4 17.1 23.0

Fair 37.0 26.7 AR 40.0 40.7 443 480

Poor 546 05.3 00.8 | 489 335 350 270

The majority of buildings were classified as being in poor condition, although a substantial proportion appeared to be in fair
condition. Approximately 1.3 per cent of dwellings in Tawes Pen were classitied as being in good condition and 2.6 per cent
in excellent condition. Approximately 23.0 per cent of buildings in Rose Heights were classified as being in good condition.
Respondents were also asked to vate the condition of theiv structures. The results of this query are shown in Table 4.18B.

TABLE 4.18B
Condition of Buildings

Per cent Wareika I(Ci‘;‘ll;;;;i‘)lll Tawes Pen| Jones Pen | Railway Lane { Canterbury | Pose Heights
Not Recorded | 0.0 0.2 1.3 0.2 1.3 0.5
Excelleni 1o 0.6 1.0 0.1 0.5 0.8 3.5
Good 8. 9.2 5.5 6.9 8.8 18.9 215
Fair 438 2401 220 31.0 341 30.7 43.0
Poor 45.3 66.0 59.5 0l.8 56.6 42.0 31.5

The similarity between the observations of the interviewers and the response of the houscholders should be noted. Most
houscholders classified their buildings as being in poor conditions with a substantial proportion considered us being of fair
quality. Rose Heights had the largest percentage of buildings in good condition as classified by the interviewers and the res-
pondents,

The lack of amenities was a major concern of many respondents in the sample. Householders were asked 1o rank what im-
provements they would like to see in their community. Water, 1oads, housing and social facilities were the major improve-
ments requested by respondents (Table 4.19),
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TABLE 4.19
improvements Required

Water | Drainage.| Roads | Light ?‘::‘Cl;;l:m\ JT?“ll)i:ilx:g/ l Housing | Other
% % % % PO % %
% G

Wareika 04.3 16.3 7.2 34 " 1.0 7.2
Central Kingston | 0.2 0.4 2.2 0.6 7.1 41.1 30.3 14.6
Tawes Pen 29 2.5 250 | 109 | 133 o 164 | 280
Jones Pen 226 1.2 8.6 | 199 | 120 2.7 64 | 206
Railway Lane 29 7.2 S6 ] 06 250 §1.4 S1S | 29
Canterbury 10.4 1S 17.3 171 209 29 104 | 31.3
Rose Heights 824 - 5.0 1.5 6.5 - : 25

The most sought-after solutions in the socia) facilities category were schools, pest offices, playing fields, health centres and
police stations. In ihe other category the most sought-after solution was & commercial centre, or shopping facilities.

The provision of better access to water was the most important improvement required by communities at Wareika and Rose
Heights. Improved access to water was also recorded by other communities as important, but of Jesg impoertance when com-
pared with Wareika and Rose Heights.

Houscholders were asked about thei existing means of obtaining water. Approximately 68.7 per cent of householders in Rail-
way Lane had water piped into their yards, 77.2 per cent of tesidents in Jones Pen, 5.3 per cent in Canterbury and 75.5 per
cent in Central Kingston. On the other hand approximately 82.8 per cent of houscholds in Wareika had to carry water from a
public standpipe. onlv 0.3 per cent had wates piped into their vards. Similarly, 88.0 per cent of householders in Rose Heights
had to colieet water in drums or small tanks. with 23 .0 per cent having a public standpipe as their source and another 395
per cent depending on neighbours as their source of water. Thus itis understandable that better access to water would be
rated high in Wareika and Rose Heights. The upgrading of roads was viewed as one of the most important improvements
required by all communities and was seen by residents of Tawes Pen as their most important need. While 654 per cent of
residents in Tawes Pen had a paved road nearest their dw elling. 40.2 per cent of households felt the roads in their community
were in poor condition and S4.4 per cent feli the streets were dirty and 38.4 per cent expressed the view that they were very
dirty. Improving the conditions of the roads was important to 16.3 of households in Wareika. Approximately 79.0 per cent of
residents in Warcika had access 1o an upgraded road only. Approximately 95.7 per cent of respondents in Wareika felt the
roads were in poor condition and §1.8 per cent felt the streets were dirty, Only 2.2 per cent of residents in Central Kingston
felt their roads needed improvement. Approximately 93.2 per cent of residents had aceess to a paved road, 85.7 per cent felt
the street were clean and 56.2 per cent felt roads in Central Kingston were in fair condition. Respondents in Central Kings-
ton therefore did not think that roads in their area needed improvement.

Approximately 30.3 per cent of respondents in Central Kingston, 6.4 per cent in Tawes Pen and 15.5 per cent in Railway
Lane viewed provision of housing as un important improvement required in their community. The provision of job opportuni-
ties and training was seen by residents of Central Kingston as the most important improvement required. As was shown in
Table 4.12, Central Kingston had the highest level ol unemployiment of the areas surveyed,

Over 50 per cent of the sample shared pit latrines, except in Warcika whete 89.0 per cent of the sample had private pit
latrines. Formal (flush) toilets were found only in Central Kinuston, hut 88.7 per cenc of households shared toilet facilities,

Construction Materials
Wareika, the community with the longest residing respondents, had more dwellings constructed of concrete than any other
community. Approximately 72.7 per cent of buildings had concrete walls, and 78.1 per cent of structures had concrete,

terrazo ot tiled floors. Approximately 62.2 per cent of buldings had concrete walls in Central Kingston. Wood was the main

construction material for floors in Central Kingston (72}, Wood aecounted tor 39.0 per cent of walls and 27.3 per cent of
floors in structures in Jones Pen while conerete was used as construction material for 53.6 per cent of walls and 46.3 per cent
of floors in Jones Pen. Slightly more than 40 per cent of walls and 45 per cent of floors were constructed of wood in Tawes
Pen. Concrete was used as walling material for 45 per cent of structures and as material for floors for 35.0 per cent of the
sample. Railway Lane had the highest per cent of wooden buildings. 84.6 per cent, and §7.4 per cent wooden tloors. Over 70
per cent of dwellings in Rose Heights and Canterbury were constructed of wood . Zine was the major roofing material, only a
small percentage of buildings had conerete. asbestos or thatched roofs,
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Outlays made by Households

The head of household was asked @ number of questions to determine the financial outlays made by households on shelter
and the mechanisms used o arrive at their present shelter situations,

Respendents were first asked how they aequired their present dwelling. The vesults of this query are given in Table 4.20,

TABLE 4.20 Acquisition of Dwelling
Percentage
Wareik: Central .. ) D ity oo | oo ST
areika King Fawes Pen | Jones Pen | Railway Lane Canterbury | Rose Heights
ingstan

Rent 6.1 70.2 35 AR 85.3 47.0 17.1
Purchased 1.0 3.7 4.2 3.7 0.6 6.2
Mortgage 1.0 0.2
Inherited 0.1 4.0 4.9 4.2 3.3 7.2 10.1
Family House 0.3 27 8.1 9.7 R 7.0 25
Gif1 1.0 4.9 1.2 0.6 3.2 6.5
“Captured”™ 54 10.0 23 0.1 0.6 3.8
Leased 0.8 13.0 3.0 1.7 .
Owner-built 812 0.2 204 314 3.9 234 63.3
Rent-tree J 0.6 - 0.0 0.2 0.5

This table reveals o similar pattern when compared with Table 4.3 which shows housing tenure for adults who participated in
Part A of the suivey. Owner-built stuctures were highest in Wareika and Rose Hewhts, rentals were highest in Central Kings-
ton and Railway Lane. As was pointed out previously, areas with a high per cent of rentals recorded the highest pereentape
ol those who wanted 10 move

People who were renting were asked how much they paid for rent per yeu, Approximately 90.0 per cent of the sample paid
JST.000 and less and 50.0 per cent paid JSS00 and under (Table 4.21),

TABLE 4.21
Annual Expenditure on Rent (Percentage)

J5500 and under| 331,000 and under
Wareika 560 920
Central Kingston LK 94.7
Tawes Pen 79.6 98.1
Jones Pen 17.5 96.8
Ruilway Lane 08.5 93.2
Canterbury 714 “3.6
Rose Heights 58.8 94.1

[he information in Table 4.21 also supports 4 point made previously fiom the market demand survey ., that when asked what
<ind of downpayment people would like 1o make. u large percentage of the sample indicated J$500 or less.

Those householders who paid cash for their units were asked how this was financed. Personal savings was the main source of
nancing for shelter, Respoundents in the market demand analysis indicated that personal savings would also be the source of

nvestment for futuie outlays on housing. Table 4.22 shows the main sources of investment for shelter,

Respondents who used Toans 1o acquire their structures were asked the source from which the loan was obtained. Employer/
Yational Housing Trust, Credit Unions, Building Societies, the “Partner System™ and Commercial Banks were the main finan-
fal institutions used to provide loans, Credit Unions and Building Socicties were selected more often. followed by Commercial
banks and “Partner!”. Family and friends as loan sources were mentioned less frequently, National Housing Trust, Commercial
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TABLE 4.22
Method of Financing for Cash Purchasers (Per cent)

Not l’erSfmul Gift | Loan Savings + | Sale of Sal.e + Other
Stated | Savings Loan Property | Savings

Wareika 0.4 94.1 1.3 1.7 25 .

Central Kingston 88.2 59 59 - -
Tawes Pen 23 RURS 1.1 I.1 34 - 23
Jones Pen 44 S+ 3 10 | 0.3 |4 31 38 1.7
Railway Lane 222 4.4 111 - 220
Canterbury 206.7 689 07 0.7 0.7 - 15 -
Rose Heights 8.3 RE.6 : 1.5 1.5 .. .

-

Banks and Credit Unions were used as mortgage sources. Loan amount varied between J$60 and a maximum of J$7.000. On
the average, loans tended to be less than 1$5,000. Boriowers were also asked to indicate how often loan payments were made.,
Monthly repayments of loans was the method most often used by borrowers.

Respondents were also asked whether they had investments in shelter elsewhere, in addition to the house they lived in. A
small percentage of the sumple indicated that they did own a house elsewhere. Three respondents in Wareika owned a house
in the rural parts of the island. Of the eleven respondents in Central Kingston who replied in the affirmative. five owned
houses in the KMA_ of which fouwr were in Central Kingston and one in a Ministiy of Construction (Housing) lower middle
income housing scheme. Forty respondents in Jones Pen owned houses eisewhere, of which 24 were in Jones Pen., six were in
the same parish and the remainder in other parts of the island. Eight persons in Tawes Pen owned houses slsewhere., only one
of which was outside of the parish. Four of the seven people in Canterbury who owned other houses said that these were out-
side of the parish. while all seven houses owned elsewhere by respondents in Rose Heights were located in the same parish.
Only one person in Ruilway Lane owned a house elsewhere, in rural St. Lanes.

Rural Shelter Characteristics

Rural lTow-income dwellers displayed a number of important differences. and also some similarities with their urbar counter-
parts. Approximately 84.1 per cent of respondents in Negril indicated that they did not want to move, quite unlike the urban
sample. While the number of people who wanted to move was represented by a small per cent of the sumple, approximately
71.5 per cent suid they were dissatistied with their present housing conditions. It should be noted that 73.1 per cent of
houses in Negril were owner-occupied. Like the urban sample, however, most people who did not want to move indicated
that refurbishing (37 per cent) was the most sought-after solution, rather than demolishing and rebuilding or expansion.

Respondents in Negril. like the urban sector indicated that personal savings would be the main source of funds for financing
improvements. However,a much luger pereentage (31.5 per cent) of rural respondents indicated loans as u major source of
funds. Loans required by residents of Negril were also small, less thai $5.000. When asked about the source of foans, Com-
mercial Banks, Credit Unions, Building Societies and the National Housing Trust (NIIT) were seen as the main sources.
Family und triends were considered fess frequently and the partner system was not mentioned as a source.

When respondents who wanted to move were asked theis residential preferences, 31.7 per cent wanted to move to Whitehall,
while 399 per cent preferred Oange Bay. Both communities are focated in close proximity to Negril. Most movers indicated
that a completed unit was thenr first choice in terms of shelter solutions. Personal savings would be used by 51.3 per cent to
finance the solutions selected by movers in Negiil, tollowed by loans, 41 .2 per cent.

Approximately 7.8 per cent of households i Negril had seven o1 more members and 36.7 per ¢ent had more than four mem-
bers. indicating that household size was faitly large. Family structure was also fairly similar to the urban sample with the
nuclear family accounting for 327 per cent of the saple. THowever, the extended family strueture accounted for a large per-
centage ot respondents (20.6 per cent) compared with the urban areus.

In terms of mobility, most of the residents were not hiving in the area for extended periods, with over 50 per cent of the
sample having lived there for less than ten vears.

Unemployment in the area was fairly high, with approximately 29.3 per cent of respondents not working, Farming, as would
be expected, was the major source of employment accounting for 26.2 per cent of respondents. Incomes on the whole were
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PART IV

SELECTED ISSUES IN HOUSING INPUT MARKLETS

Chapter 5 brietly outlines the evolution of the Government's role in the provision of shelter. It next surveys the Government’s
sheiter policies and also examines some of the issues which led to the formulation of a National Housing Policy for Jamaica.
It discusses the public secton housing programme 1970 1982, and then proceeds to examine the post-1982 programme
when Government began to implement programmes and projects consistent with the objectives and strategies of the Natjonal
Housing Policy. Tt ulso compaies the performance of the public sector with that of the private sector, Finally the chapter
deals with the pertormance of the secton in view of the new pulicies and programmes and highlights ey issues and implica-

tions.

Chapter 6 gives an evaluation of the housing finance system in Jamaica with particular reference to the National Housing
Policy, which has as o major objective reduction of the housing shortage thiough the mobilization of additional resourees. It
eximines the main sources of tunds for shelter and the tole ol government in housing finance. The chapter concludes with a
number of dssues which need 1o he considered. These are turthe developed in Part I The National Shelter Sector Strategy,

The focus of Chapter 7 s on the use and ngement of lind as o kevesource for shelter. It examines the problems ot fand
aailability for the poor and discisses dspects ot the uiban laind maiket. such as poor land svstems, cloudy titles and lack of
tenure, which have contitbuted 1o the failure in reaching the poor In the concluding section s number of issues important to
a National Shelter Stiategy are raised 1o be developed furthar in Pan 1.

The issues of conmstruction technology and standards, the use ot indigenous building matcrials and attordable costs are discus-
sed in Chapter 8, while Chapter 9 looks at legislation which affects the provision of shelter.

CHAPTER §
GOVERNMENT SECTOR POLICIES AND PROGRAMMES
Evaluation of the Rele of the Ministry of Construction (Housing)

The Government plavs a mualtiple 1ole in shelter in Jamaica, It performs the functions of national policy-maker, reguluting
authotity, housing administrator, lender . developer and fandlord. In its regulatory role, government lays down standards,
stipulates building procedures and secks to contain rents. In its role as housing promoter it constructs und sells new housing

units, particularly for the lower and middle income LTOUPS,

The tist Ministiy of Housing was created in 1955, The Ministry was entiusted with functions including regulation of rental
housing and promotion of housing development. Tt was empowered under the Housing Act 1968 1o undertake constiuction
of housing for the low-mcome population. As a government ministry . the present Ministry of Construction (Housing) receives
funds fiom the GO budget (Consolidated Fund). Based on the Housing Act_however, it also receives capital recoveries from
its previous projects (Housing Fond). Allocations from the budget. therefore, make up the difference between what s

required tor the fiscal veanr and what 15 expected from the Housing Fund.,

The Ministry continued to be the main government ggency for the implementation and co-ordination of housing programme .
untit the mid-1970s when a number of parastatial organizations entered the shelter field. The Ministry’s rale at this time
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much lower than in urban aeus, with 8.1 per cent of the sample earning over J$270.00 per week compared with 60.0 per cent
in the wban secto,

Structures in Negrilwere predominantly made of wood | with over 80 per cent having walls and floors of wood. Approximate-
ly 299 per cent of buildings were observed 1o be in good condition and 34,0 per cent and 31.6 per cent in fair and poor
condition respectively. Thus the guality of buildings in Nepiil appeared to be of 4 higher standard than in the urban areas.
Lack ot amenities appeared 1o be dess critical compared with some of the Tow-income wiban areas surveved. with 36,1 per
cent ot dwellings having piped water and 37.2 per cent having wate piped into their vards, Only 24.8 per cent of the sample
shared it todets compared with 36 per cent in the urban simple,

The percentage ot owner-occupied structures wis higher in Negnl than inany of the wban weas except Wareika, Land owner-
ship was abo more predommant in Negril although o Lnge pereentage of the sample occupied land rent free, with renting,

squatting and leasmg bejng less significant than in the wiban areas,

CONCLUSION

The murket demand swveys have provided important information on various aspects alf people’s attitude towards shelter and
some of the processes which we at work inthe sector. The surveys provided useful information regarding the disparities
between people’s asprations and aftfordabiliny. Many people wanted completed two-bedioom units, but thought such a unit
should cost less than JS30.000).

The swivess also provided intormation on the fingneial capability of the Tow-income communities sampled. Most respondents
who wanted home improverent loans to fix up then houses wanted small Toans, less then 155,000,

The intormation obtained from the survey indicates win s in which the shelter strategy must respond to the present realities of
the housmg sitwation and mike ontimal use of certain aspects of honsehold behaviour. The faet that most people cannot
afford twobedioom completed units must be considered as part of the overall strategy . Issues such as size of loan, repayment

period and the wse of househord savings in providing shelter must also be considered in the National Shelter Strategy.

Fuither analvsis ot survey results will he undertaken in order to refine the Shelter Strategy and direct its implementation,
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was largely confined to that of housing promoter and the size of its programme was determined by the budgetary allocations
made to the Housing Fund,

During the period 1979 1982, the Ministry which assumed responsibility for housing was merged with the major building
construction departments of the Government to form the Ministry of Construction. However, planning and local government
remained the sesponsibility of other ministries.

A strictly reguliied economy with a few incentives to the private sector coupled with an adverse international economic
environment contributed to a severe contraction of investment and growth towards the end of the 1970s. Continued devalua-
tions of the Jamuican dolla resulted in massive increases in construction costs. Against this background the responsibility for
undertaking direct investiments to increase amd improve the housing sector was assumed by the state, while housing invest-
ment in the private sector was confined mainly tojoint venture arrangeents with Government.

Government policy during this time was geared towards inereasing the Fow of tunds to the sector and encouraging the private
sector o enter the low-income housing market. In 1976 the National Housing Trust was created by Government to adminis-
ter funds collected by means of compulsory savings from the salaries of employees(2 per cent of gross income) and from the
wage bill of employers (3 per cent of employers” wage bill). The Trust provided hoth long-term financing and interim financ-
ing to both the public and private sectors. The private sector was encouraged to provide units within the Trust’s price range
for sale 1o its contributory population. A number of statutory companies were created in this period to implement aspects of
the goverament housing policies, resulting in the multiplicity of agencies previously mentioned.

Public sector housing activities during this period consisted of two main programmes — the direet Construction Prograinme
and the Sites and Services and Squatter Upgrading Programme. The principal goal of the direct construction progiammes was
to provide accommodation for rental and sale tor the middle and lower income groups. The main schenies under this pro-
gramme wete:

(i) Slum Clearance and Rehousing Schenes including multi-storeyed apartments in the urban areas for low income
groups

(ii) Single Family and Multi-family sales and Rental Schenies for urban and rural areas

(ii1) An Owner Oceupier Scheme tor prospective home-owners who desired 1o construct dwelling units on their own
land

(iv) Fanm Housing carvied out in the tural seetor by the Ministries of Agriculture and Youth and Community Develop-
ment, and for sugar workers by Sugar Industry Housing Limited.

(v) Indigent Housing carried out by the Ministry of Local Government

(vi) Middle-class coastruction programme carried out by the National Housing Corporation and the Urban Develop-

nmient Corporation.

Table 5.1 summurises the number of units completed under the programme during the period 1971 — 1980. It also compares
production with the private secton duning the period.

SITES AND SERVICLES PROGRAMMI:

Under the Sites and Services project which became operational in 1975, “serviced lots” we, completed by government and
handed over to allottees. A “serviced lot” comprised u sanitary core provided with piped water supply, sewerage facilities
and clectiicity. The sanitary core unit was offered in various stages of completion according to price. The objective was to
pravide the prospective home-owner with the option of selecting what best suits his needs and meets his abilities to complete
with available resounces,

The Squatter Upgiading component of the Sites and Service Programme was designed to improve living conditions in squatter
settlements with a minimum of distuption providing security of tenure to residents, establishing infrastructure and com-
munity facilities and relocating persons whose homes may have been affected by infrastructural development works.

The present functions of the Ministry of Construction (Housing) are as follows:
overall development, management and control of the public sector

= tormulation and implementation of the National Housing Plan
land acquisition and land bank development and management

= design, development and management of low-income housing
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TABLE 5.1
HOUSING COMPLETED 1971 — 1980

GOVERNMENT PRIVATE TOTAL
YEAR URBAN | RURAL | TOTAL | URBAN | RURAL | TOTAL | URBAN [FURAL| TOTAL
1971 63 1110 1173 - 322 322 63 1432 1495
1972 25 1560 1585 - 322 322 25 1882 1907
1973 534 2309 2843 . 90 90 534 2399 | 2933
1974 381 1240 1621 : 64 64 381 1304 1685
1975 572 2703 3075 300 314 ol4 672 3017 | 5689
1976 816 3822 4038 3110 104 3214 3926 3926 | 7852
1977 1203 3181 43844 2453 - 2453 3656 3181 6837
1978 1182 3419 4601 275 - 275 1457 3419 | 4876
1979 927 2720 3653 1116 204 1320 2043 2930 | 4973
1980 487 1472 1959 99 1105 1204 586 2577 | 3163

— estate development and settlement upgrading

— execution of a build-on-own-land programme

— marketing of housing and settlement projects

— estate management

— community development, organization and education {
- building research and development

— rent control.

Need For National Housing Policy

In 1982 Government developed and adopted a National Housing Policy in order to address major issues which have plagued
the housing sector, viz:--

- the scarcity of long-term financing;

~ the resultant low levels of ivestment in housing,
the niassive increases in building costs; and

-~ incompatibility between the costs of various housing solutions and the levels of affordability of target income
groups, )

It is instructive at this point to review the Policy and to examine some of the issues which led up to its formulation.

—

tJ

[3%]
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Institutional Relationships

The role of providing public sector housing was being performed by eight different agencies which fell under four
different Ministries. The operations of these agencies suffered from the absence of clearly defined institutional roles and
lack of co-ordination. This resulted in overlapping functions, inefficient use of available resources and the inability of
the pubiic sector to identify and pursue a consistent set of objectives.

Housing Finance System

The housing sector lacked an integrated finance system and housing finance was derived from various sources and chan-
nelled through various institutions. The absence of a co-ordinated approach to housing finance prevented the most effi-
cient utilization of the limited funds available for housing investment. This was often reflected in an excess of funds in
some financial institutions and a severe shortage of investment funds in others,

Affordability
Many housing projects suffered from the fact that they are beyond the reach of those persons for whom they were



intended. Increased building costs and design specifications demanded by regulatory agencies tended to create a
widening gap between the cost of housing programmes offered and the purchasing power of the target groups.

4. Institutional Decapitalisation
The experience in recovering mortgage payments in public sector housing programmes was extremely poor. This was
due to both poor attitudes on the part of mortgagors and inefficient cost recovery mechanisms.

5. Construction Costs
Perhiaps the most devastating blow 10 the housing sector has been the massive cost inereases that have occurred in the
construction industry. The total increase in construction costs over the pericd 1970 - 1985 has been estimated at 728

per cent. This has had serious implications tor housing for low-income groups,

In addition to the nornal increases which we attributed to higher labour, material and finance costs, construction costs
were also aftected by the shortage of essential building materials, A major factor affecting the ultimate cost of housing
construction has alsy been the quality of management apvlied to each project, which is a critical area of weakness in
public sector projects. The lack of effective construction management has resulted in cost overruns far in excess of
increases attributable to unavoidable factors. This often resulted in housing units being delivered at prices unatfordable
by the income groups for which they were intended.

6. Land Use Patterns
The provision of housing has been adversely affected by the irrational pattern of land use which has occurred within
urban areas. This has resulted in the unavailability or the prohibitive cost of land when available. In urban areas also
irrational land use has also caused the deterioration of existing housing communities by the conversion of residential
accommodation o other uses, thereby reducing the housing stock and creating additional demand pressure for new

housing.

7. Private Sector Activity
The private sector has traditionally been responsible for approximately 25% of the total number of new houses con-
structed and this has mainly been middle and higher income Fousing development.

8. Community Development
Community development has not been regarded as an integral part of "ousing development, but rather as a correlated

programme to be pursued separately.
POLICY OBJECTIVES AND STRATEGIES
In the context of the foregoing, the objectives and strategies of the national housing policy are as follows:—
redefinition and clarification of institutional responsibilities:
rationalisation of the housing finance system:;

- housing gezred to the affordability of target income groups, i.e.

. settlement upgrading schemes and serviced plots;
[ core (starter home) and units on individual plots;
. completed two-bedroom hames in projects and individual plots.

~ full and effective cost recovery on all programmes;

— stabilization of construction costs,

- mobilization of private sector support for the national housing programme;
—  promotion of home-ownership and

—  creation of viable communities through community development efforts,

POLICY IMPLEMENTATION

I. Redefinition and Clarification of Institutional Responsibilities
Regarding the elarification of institutional responsibilities, the greatest effort has been directed towards getting the
Ministry of Housing out of housing finance and mortgage servicing functions and allowing it to concentrate on project
development. A large portion of the Munistry’s portfolio has therefore been turned over to a commercially operated
institution for servicing.
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Rationalisation of the Housing Finance System

In order to maximise the effectiveness of public sector finance institutions, their individual roles and their relationship
with each other were clearly defined within a framework geared to increase the flow of funds into the construction of
low income houses.

The major emphasis has been therefore to develop specialised institutions for primary and secondary mortgage financ-
ing and the creation of a uniform interest rate structure based on income brackets of lower income families. Primary
lending, i.c. mortgage loan organization, is faitly well developed. However, a secondary market was never implemented
due primarily to the lack of funds and expertise in initiating the system.

Housing Frogramnies to be geared to the level of Affordability of Target lncome Groups

In order to respond etfectively to the housing needs of the population, public sector housing programmes were struc-
tured to meet the affordability of target income groups. On this basis, housing programmes were developed for the
following income groups:

Incotne Group Programme
USS0 - USS19 per week Settlement upgrading, Indigent housing
Serviced plots.
USS20 -~ USS3Y per week Starter Homes in Schemes and/or individual plots.
USS40 - USS60 per week Completed 2-bedroom homes in schemes and/or individual plots.

Full and Effective Cost Recovery on all Programmes

Housing programimes, however well conceived and atfordable, will fuce inevitable bankruptey if effective means of cost
recovery are not maintained. Future housing investments must be based to a great extent on anticipated recoveries from
existing projects.

Government’s concentration on effective cost recovery has had beneficial effects in the sector; total collections by the
National Housing Trust have aearly doubled in the past two years. Through the example of auctioning several houses,
the beneficiary populativn is beginning to realise that government housing is not a gift,

In the broader sense of cost recovery, nearly all capital and development costs are now being included in unit prices.
Government is also studying how to move the interest rate structure closer to market rates while maintaining target
group affordability.

Stabilization of Construction Costs

The stabilization of construction costs is and will continue to be one of the most difficult policy objectives to attain.
Jamaica, as a small island country with a high import component in construction, is extremely susceptible to fluctua-
tions in the world economy. Government’s decision to institute a floating exchange rate has theiefore meant substan-
tial increases in construction costs over the past several years. These increases, however, have led to tighter planning
controls, reduced housing and infrastructure standards, strict contract negotiations and improved construction super-
viston. In addition, a Building Research Institue has been established with the objective of utilising indigenous materials
in order to reduce the import and energy content in consiruction and to transfer intermediate technology to achieve
this objective.

Mobilization of Private Sector Support for ihe National Housing Programme

Mobilization of private sector support for the national housing programme has been mainly through expanded turnkey,
i.e., design-and-build, type of projects. Attempts have also been made to attract private institutional funds into the
sector but, due to high interest rates in the private sector, this has proved unworkable.

Promotion of Home Ownership

The Government strongly supports the princivle of honte ownership as a means of providing security, stability, and
cconomic power to the fumily unit and creating a basis for the development of strong motivated communities.

The major ditficulty in attaining the objectives of home ownership has not been popularity of freehold title in Jamaica.
Rather, it has been the implementation of the necessary procedures of land acquisition, survey, titling and registration



of mortgages. Due to the difficulty of these processes, a special project marketing tusk force has been established to
expedite the overall title conveyance process.

8. Creation of Viahle Communities through Community Development Programme
Community development is an integral part of the national housing programme. Residents of housing projects are mobi-
lized 1o stimulate the revitalisation of existing communities or, where appropriate. to form the nucleus of new commu-
nities, In order to achieve this objective, community development staff of the Ministry are active in all low-income pro-
Ject areas, espevially in settlement upgrading areas where participation by the community is sought at an early stage,

PRESENT SHELTEFR PROGRAMMES

Macro-cconomic poelicies have tended to work against the sector. Government has adopted a Structural Adjustment Program-
me 1o reform the cconomy, with gicater emphasis given to the productive sectors. The result has been that diminished resour-
ces were allocated 1o the housing sector, seriously affecting implementation of Government's Housing Policy.

However, Government adopted or contmued several progiammes as follows:

I. Starter Hoine

The Starter Hovee progrsmme involves construction of units cither on individual plots or within schemes. These schemes
usually consist of a mixture of two-bedroom units and starter home (studio) units. The starter home is a standard house type
offering basic facilities, essential services and modest living 'sleeping area, but so designed as to facilitate its expansion by the

purchaser to meet his ultimate tequirements.
Standard designs and technical assistance in expanding units arce available from the Ministry of Construction (Housing).

2. Build-On-Own-Land
The Build-On-Own-Land (ROLY programme is designed 1o play the following role within the recently adopted National
Housing Policy:
increase the provision of housing in rural area: through the construction of starter home nnits on individual-
v owned scattered sites,
imcrease the attordability of starter homes by eliminating or reducing lot development costs:
consolidate existing urban areas by constructing on serviced land already available;

miprove the capacity capability of small contractors.

The BOL programune utilises an expandable starter home unit of approximately 300 $¢. 11, containing one all-purpose room
with separate kitchen and bath. The starter home used in the BOL. programme is crected by small contractors who are con-
tracted and monitored by the appie priste Ministry of Constiuction {Housing) parish office,

3. Settlement Upgrading

The sertdement upgrading programme involves mitially @ minimum improvement package including secare lund tenure, pur-
chase of precently occupicd sites from cither private ownership or Government of Jamaica Ministries. and rationalisation of
the existing plot layout pattern. The rationalisation of the extsting plot configuration is a prerequisite to the establishment of
teinire and toan: subsequent incremental improvement in public services.

Rationalisation fegislaton repularisation of the selected upgrading areas includes the legal surveys required for individual plot
purchase from either the Government of Janaica or private owners: the actual plot purchase by the sub-project’s beneficiaries
and the regulatisation of the existing site layout.

This repularisation programme includes he fallowing components:.

(i) a more equitable distribution of the total residential arca hetween existing residents;

(ii) apegging of the new plot boundaries:
(iii) road/ footpath alignment and reservation to provide minimum aceess to and circulation within the area;
(iv) set back or relocation of plot fences in accordance with road reservations and new property lines;
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(v) removal and reconstruction of dwelling vaits presently located within road reservations or on a neighbour's
property;
(vi) relocation of any public services or other ebstructions located within road reservations.

In addition, the project offers the option to extend basic urban services, such as roads, storm drainage, water supply and
sewerage, either separately or in combination. to the selected upgrading areas. Most of these basic services are not implement-
ed at the same time in every settlement because of affordability constraints or the residents’ perceived priorities.

The following table sets out the options and approximate cosis:

TABLE 52

Sites and Services Options and Approximate Costs

Estimates Estimates
(3eptember (September
Option | 1983) Cost 1983) Cost
IS I3
o IS8 i (USS)
Minimum upgrading package - (USS) Option 4
legalisation/regulurisation (including Option 2 plus 100mm PVC water
land purchase of average lot size of 3.500.00 reticulation network with individual 8,000.00
35" % 70 (3,500 sq. ft. at $1.00 sq. ft.) (USS1 9606) lateral connections (USS$4,494)
ion 2
Option 2 Option 5
. L oved averaee 15° wide . y \
()pl;on ll ph;\s (lfnp,“:;;]d l‘::}ﬁ:ﬂl l(“ l:k Option 3 plus 14” x 18 4stall W.C, and 6.875.00
road network (including minimal storn shower, sanitary block with absorption pit US$3 862
drainage) of 97 base course with double 6.400.00 HHOWET, sunttary block with absorption p ( 862)
surface dressing. curb no sidewalk (USS3.596)
Option 6
Option 3 Fully upgraded site Option 4 plus
Option 2 plus STmm PVC pressure pipe 200mm PVC plastic pipe sewage collection
with standpipes serving 30 40 6.575.00 network with industrial lateral 9.950.00
families cach. (US$3.694 connection (USS5.50m

Role of the Formal Sector in Private Sector Housing Construction

S

From Tables 5.1 and 5.3 it can be determined that on average the private sector produced approximately 27 per cent of hous-
ing produced by the formal institutions, with the average reaching 33.7 per cent in the period 1981 - 1986. It should be
noted, however, that statistics for the private sector since 1981 are for units of over 1$70,000 only. and the contribution to
the sector by private developers is probably much higher.

TABLE 5.3

Housing Completed 1981 - 1986

YEAR | Public Sector | Private Sector | Total
1981 1838 J06 2304
1982 5019% 1210 6224
1983 24006 2108 4514
1984 1265 1567 3132
1985 1005 Sol 18300
1986 1707 224 1931

* Inctudes Sites and Services Core units conver-
ted into Starter Hemes

Source: Economic & Social Surveys
issues

various

Table 5.3 above summarises the performance of both the public and private sectors for the period 1981 to 1986.
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During the period 1971 1975, activity of the private sector declined as the major instrument for financing building activity,
the Mortgage Insurane Law 1966, was no longer attractive and finanzing had to be found from other private sources, mainly

the commercial bunks.

Activity mthe sector in 1970 and 1977 increased significantly; this was as 2 result of the expansion of Kingston into the
parish o St. Catherine. OF u total of 3.2 14 units completed in 1970, approxiniteiy 2,085 units were constructed in Portmore,

Despite this increase in production, a ninmber of factors adversely affected private sector housing after 1975, In response to
the hardening of the real estate market brought abour by the Daffus Comission of Enquiry, the lending sector adopted a
more cautious and eritical approach 1o their lending policies o relation to housing schemes. As a consequence, 4 number
of developers were unable to obtain additional financing to complete their housing projects. This, among other things, forced
a number of housing companies into receivership. Many ol the projects were either shandoned or curtailed, or houses were

hrought to speedy completion and offered for sale at prices below orivinal olferines.
# } \ ] ! E

One immediate effect of this decline in privare housing construction was i increase in uncemployment in the sector. This
affected all categories including architects. engineers. land surveyors and guantity surveyors, many of whom migrated over-

Scis.

b 19820 some contidence retined 1o the secton and there was an increase in residential construction activity. However, with
continuing mereases mconstiuction costs. effective demamd for housing has substantially reduced. This has in tuen resulted in
teduced activity by the private secton sinee 19330 T addition, high interest rates and multiple taxes on construction activity
have attected productivity of the sector. Recently - most suppliers have restricted eredit extended (e contractors since current

interest rates,which were us hngh as 33 per cent, have made this prolubitive,

With the National Housing Trast no Jonger supplving interim financing for private developers, these developers have shifted
their focus to commerciat and industiial consiruction. The few private developers now aetively involved in housing constric-
tion rely on USAID und GOJ Financed initiatives,

KEY ISSUES AND IMPLICATIONS

During the peniod 1971 (0 1980 average annual production of housing units was approximately 3940 units. This compares
with 2850 units in the period 1951 1o 1986, A number of factors have been responsible for this decline in production, of

which the most significant are:

(i) dedline ininvestment in the sector, particularly in Government allocat’ s to housing
(ii) the continuing increase in construction cosie and the growing affordab Ay gap
(1) Government policies, including interest rates and taxes in the sector.

The wchievements of the Ministry during TOSHSS as compared with its original targets were particularly affected by cutbacks

m budgetiny allocations and reductions in the flow of funds from non-budgetiary sourees,

As wresultoworks was suspended on 1,793 units which were started in 1984, The Ministry of Construction (Housing) is now
only recovering from this set-back. Disbusements from USATD. HG foans and an increase in budgetary allocations in

TORS/86 facilitated the restart of most of these projects.

The major progressin terms of the National Housing Policy was niade mainly o the area of restructuring ot the public housing
sector and redetinmg mstitutionab roles within the sector, The Ministry of Construction (Housing) also made progress in the

area ol expanding s capacity to design, implement and deliver housing projects.

Very dittle progiess was made in the orea of controlling construction costs and there has been a widening of the affordability
gap since 19820 Comparing household attordability levels to costs of production of housing solutions in government's pro-
grammes shows that a serviced plot, including fand and fnfrastiucture, costs approximately J$15,000 (USS$2,750). This cost
excludes alt families below the 25th percentile o the income distribution curve.

A starter home, 288 s 11 covered space with tand and infrastiucture, now costs approximately 1855000 and is affordable
down 1o the S0th percentile of the income distribution curve. Finished two-bedroom units costing about J$85.000 could be
afforded only by those at about the 65th percentile and higher.

Therefore Jamaica’s Shelter Stiategy requires adjustments and improvements in a number of areas. There has to be greater
sefectivity in regard 1o the types of programmes. The direet constiuction programme (2-bedroom units) has proved to be
too costly. Methods of implementation have to be changed, as there is still a lot of waste and excessive cost escalation due
largely to inadequate project management.



CHAPTER 6
FINANCIAL RESOURCES FOR SHELTER
Estimates of Resource Flows

Jamaica is well served with a network of financial institutions that mobilize savings which are channelled either directly or
indirectly into the housing and mortgage markets. In general, the commercial banks are the chief mobilizers of savings in the
country and are mainly concerned with satisfying the interim financing needs of the housing-related construction sector. On a
more specific level, building societies are primarily involved in the granting of long-term mortgages. Between these two
extremes, there are merchant banks, trust companies, credit unions and insurance companies which have a significant portion
of their portfolio in housing finance. Of importance also are the specialised public sector housing finance institutions such as
the National Housing Trust and the Jamaica Mortgage Bank.

Full and accurate information on the total flow of resources into the housing sector is not readily available. While data per-
taining to the investments made by government as well as the volume of lending for housing made by the major financial
institutions can be obtained, there is no ready sow.ce of information for the targe bulk of the housing investment that comes
out of private savings,

The breakdown of total investment in the construction sector given in Table 6.1 gives only the formal total volume of re-
sources that were converted into housing. As a proportion of Gross Fixed Capital Formation (GFCF), housing investment
varied from a low of 4.4 per cent in 1985 to a high of 12.0 per cent in 1980. Residential construction had absorbed 1.8
per cent of Gross Domestic Product (GDP) in 1980 and between 2.0 per cent and 2.5 per cent in the other four years. It
is estimated that if the share of houschold resources was added residential construction would average between 2 and 4 per
cent of GDP,

TABLE 6.1
Housing Investment 1980 — 1985 (JSM — Current prices)

1980 1981 1982 1983 1984 1985

1. Total investment in
housing construction 83.0 96.8 117.2 168.4 129.1 107.6

(S}

. Gross Fixed Capital
Formation (GFCF) 690.1] 9538 [ 11678 | 14174 | 19625 2473.1

3. GFCE (Construction

Sector) 3355 4237 5602 | 6609 N/A N/A
4. Gross Domestic

Product 472791520672 58419 6,897.0 | 9,144.8 |11,024.8
5.1 as g per-

centage of 4. 1.8 1.8 20 24 1.4 1.0
6. 3 asaper-

centage of 4, 7.1 8.0 79 9.8 N/A N/A

Sources: Planning Institute of Jamaica; - Bank of Jamaica; Jamaica Mortgage Bank,MOC(11)

Another way of approaching the estimate of the total flow of resources into housing investment is to examine the total
volume of house construction that has taken place annually in the period 1971 to 1985. The 1982 census indicates that the
housing stock has increased from 427,000 units to 505,000 units. These additions to the housing stock during the period,
against the background of a decline in housing production by the formal sector, indica’e that the share of household
resources which flowed into the sector would have been quite considerable.

Another important component of housing investment is the upgrading of stock whereby semi-permanent units are upgraded
to permanent structures and various other improvements take place continuously, altering the quality of housing stock.
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Unfortunately, information from the Statistical Institute of Jamaica gives no indication of permanent housing and semi-
permanent stock to determine what percentage of the housing stock has been upgraded from the semi-permanent category.,

When all these factors are considered together, one can determine that the flow of resources to the housing sector has been
sustained ata reasonable level, with household savings contributing significantly, despite the high rate of inflation in the hous-
ing sector and the economy as a whole. The decline investment in the formal sector in 1984 and 1985 is a result of many
factors,

High interest rates prevailing in the sector made the cost of borrowing for residential construction prohibitive and ihe public
at large could not aftford the products of the construction industry. In addition, as a result of Government’s housing policy,
the NHT is no longer involved i interim financing and thus an important source of lending to the private developers had
dried up. On the other hand, the quantum of financing made available by the Trust to the MOC(H) for fow income housing
increased from JSE7 million in (982 10 151625 million in 1985 Despite the increase in quantum and share of interim
finance to MOCUH), 1otal disbursements declined significantly. In 1983 the Trust disbuised J$104.4 million for housing con-
struction i TORS this figure fell to J$50.87 million. One of the reasons for this decline has been the slow pace at which the
Ministry of Construction (Housing) has been able to turn over completed units to the Trust. In 1985 MOC(H) and its pruject
managers completed work on 661 units while in the preceding years 1982 - 1984 private sector housing developers handed

TABLE 6.2

National Housing Trust Loans According to Income Level

Income Group | Loan Affordability
(per week) | 25% Debt Servicing No.by Income | % Of_ NHT
J$ & 30 yr — Term Group Contributors
$50 - 100 $14,230 - 28,460 101,107 37.1
$100 -- 200 $24,479 - 48,470 100,045 36.1
5201 and over | $43,791 and over _ 71,350 262
TOTAL 272,502 100.0

over an average of 1,728 units per annum to the Trust. In 1985, however, several schemes were completed by MOC(H) total-
ling 661

The data presented in Table 6.2 set out the problems which appear to apply to the large majority of houscholds in the middle
and low-income categories. In 1984, approximately 73.8 per cent of NIT contributors could not afford a housing solution
costing over J$48 470.00.

Despite the fact that the majority of the population cannot afford housing in the formal sector, data from the 1982 census on
additions to the housing stock indicate that housing investments have taken place in all income groups and all housing cate-
gories. The bulk of the housing consists of small housing units in the single-room and two-room category, evidently being
constructed and financed by the lower income groups. The other fact which needs to be borne in mind is that a good part of
the resources which go into housing, particularly in the rural sector, wouid be non-monetised. This would include materials
which are obtained from the locality, family labour and labour which is provided by the community or by neighbours. There-
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fore the constraints imposed from the scarcity of financial resources should not be over-stated. It is worth mentioning here
that it would be useful for a detailed study of the total flow of resources into the housing sector to be undertaken. This would
provide a very valuable information base for the effective formulation of strategies regarding financing of the housing sector.

Flow of Household Savings into Housing Investment

No firm data are available with regard to the volume of household resources and savings that are directed to housing invest-
ment. The nature of the accumulation of savings that is undertaken by households for housing investments appears to be very
diverse and heterogencous in character.

A household may collect building materials over a considerable period of time with the objective of undertaking house
construction and/or when the critical capacity for undertaking such construction is reached. Many houscholds are prepared
to occupy incomplete houses and undertake the completion over time when savings are available.

One major objective of employment abroad appears to be the accumulation of savings for investment in housing.
The three cases below illustrate the ways in which households mobilize resources to construct their homes.

CASE |

Mr. O. acquired a lot of approximately 4,000 sq. f1. in size in the Urban Development Corporation Sites and Services pro-
ject at Orange Bay. Negril (acoastal town 153 miles west of the Kingston Metropolitan Area, KMA). Mr. O, who is employed
as a waiter in the tourist industry, made a downpayment of 1$300. This money was obtained from his personal savings: he did
not borrow any money. Instalments of J$65.00 are made quarterly. Title to the land will be handed over to Mr. O on com-
pletion of all his payments which is eqrivalent to two years' rental, or J$520.00.

Mr. O, his wife and five-year-old daughter live in an unfinished wooden two-room house, with an outside bathroom and no
kitchen. A carpenter was paid 1o construcet the house which Mr. O supervised. The structure, which is temporary, is not as
originally intended. but it is what they can afford now. They hope to improve their shelter incrementally over time. until
they own & concrete structure.

Mr. O lived in a village (March Town) in the Negril District rent-free for three months. He then moved to the town of Negril
where lie paid rent tor a vear. When the rent was increased he decided to sign up for the UDC Sites and Services project.

Mr. O paid cash for all materials bought to construct his house and sold a bike to purchase material. His wife was unemployed
at the time and his carnings of JS180 per week represented the only souree of income coming into the household. However,
as construction progressed and cost of construction escalated, extra funds were needed to complete the house, A motor-bike
was exchanged with his Srother for the zine for the roof of the house. Mr. O then moved into the house when it was half-
finished: it had no windows, nor doors, just the walls and a roof. Although actual construction of the house took six weeks,
Mr. O and his family lived in the house in its unfinished state for six months, At first one large room was constructed, and
this partitioned as more money became available to purchase materials. By moving into an unfinished house Mr. O saved
money used for rent and pot this towards purchasing materials. Mr. O also borrowed money from his step-mother, which he
has not yet started to repay .

Mr. O tried to get o loan from the Credit Union, but he did not have any security. The land being acquired through a lease/
purchase arrangement meant Mr. O had no title which could be used as collateral. He tried to use his bike as collateral but this
was not possible as the value was not sufficient to cover the amount he wanted to borrow.

Mr. O is about to sell another bike to repair his house. The wood used in constructing his house is rotting as it was not
painted. Mr. O has indicated that his present situation is an improvement over his previous shelter arrangements because *|

own this™ e said his fanily would have moved even if the site was not serviced because it would be their own,

CASE 2

Mrs. I, her husband and three daughters have lived in their present residence for ten years. The house, a permanent structure,
has three rooms and is made of concrete with a zine and plyboard roof and concrete and tiled floor.

Mr. Ihired a amall contractor to undertake construction, which he supervised himself,
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The family lived in Rose Lane in downtown Kingston Metropolitan Area before moving to their present location at Wareika,
a squatter settlement on the fringes of the KMA. Overcrowded living conditions, political violence and problems with neigh-
bours were the reasons why the family moved. They are at present squatting on Government-owned lands on a plot of about
a quarter acre. The plot was undeveloped, although gravel roads did exist when they moved to the site.

Murs. I and her hushand have been improving their structure incrementally over time as funds became available. Because of the
difficulty in obtaining money the house has taken ten years to reach its present state of construction, The house has not yet
been completed and the foundations have been laid for three additional yooms.

The bedroom was the first room completed. the hall and other rooms came later. The hall took the longest to complete as the
family wanted a tiled floor, but did not have enough money to purchase the materials. The family moved in when one room
was tiled and the house not painted. Sonmwe rooms in the house have concrete floors as Mrs. 1 has not been able to afford tiles
for all the rooms in the house. Both Mr. and Mrs. 1 are unemployed at the present time. However, because of political vio-
lence construction was accelerated to bring the house up to its present state of completion. Mrs. 1 also owns a 7,560 gallon
water tank which cost J$6.,000.

Materials used in construction were purchased for cash. Personal savings were used to purchase these materials. Mrs. | was not
aware at the start of construction how much it would cost to complete her house. Because of this her completion schedule
has been drawn out, and completion is entirely dependent on the availability of funds.

Mrs. [ tried to obtain a loan from the National Housing Trust but was not successful.

She used the “partner system™" us means through which she financed the completion of the structure. She found “partner”
extremely usclul as a funding source for several reasons. s advantages are: you do not need collateral to “get a hand” and if
one has a problem it can be discussed with the “banker™ and she will try to help you in a difficult situation. Mrs. I received
no help from friends or fumily to purchase materials for construction.

Mrs. | considers “adequate shelter™ as one room plus a bathroom and a kitchen and sufficient land space to allow one to
expand the structure over time. In addition, water and electricity should be provided. Mrs. 1 feels that Government should
provide a basic unit and a loan of about J$1,200.00 as a start, so that vne can still earn a living,

Mrs. I, indicated that she would have put up a permanent structure even if the land was privately owned.

CASE 3

Mrs. Y, who is a pensioner, lives by herself in Central Kingston. She has been living at this site for twenty years and owns
both the land and the house. She lives in a one-bedroom house constructed of conerete, with a tile and wooden floor and a
zinc roof. The construction of the house was supervised by Government and the blue print for the house was also supplied
by Government, as part of an area being re-developed. Construction was undertaken by a friend who was a contractor and the
entire structure was built at the same time, and Mrs. Y moved into a completed unit. Prior to moving into the arca Mrs. Y
lived abroad.

Mrs. Y financed construction of her home by various means, Through the Urban Upgrading Scheme she was able to take out
a loan for fifteen years. She is still repaying the loan - J$43.00 monthly - although she used to pay more for her monthly
instalments. She also borrowed money from a friend interest-free. She also used the *partner” system during construction.
She considers *partner’ as being helpful because of its advantages, such as, one can get money quickly without collateral. The
bank requires some fornyof security; the “partner system”, however, does not make you a credit risk because you lack security
and does not ask you about your credit-worthiness. Mrs. Y found her family and friends very important in financing the
construction of her hume; her grand-daughter helped her to finance completion of the unit.

Mrs. Y feels that starter homes comprise adequate shelter; people should be given a start which they can improve as they

wish.

1/ Partner system — Informal system of credit whereby participants contribute a set sum of money weekly or monthly for u specified
period. Each person participating receives “'their hand” on a rotating basis. Money is collected by a “banker' who often is u woman.
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In all three cases, income from employment and personal savings played an important part in the construction of houses.
Financial help from family and friends and the sale of assets were also essential. In all three cases, loans were sought from the
formal financial institutions, but because of strict rules, most people resorted to the informal “partuer system” as their main

loan source.

Future Investment Needs for Shelter

The Housing Needs Assessment Chapter 2 has computed the total investment necessary based on three scenarios. The three
seenarios range in total investment required from about J$1 billion annually under Scenario One to about J$715 million
annually under Scenario Three,

The variation between scenarios in affordability levels is even more dranfatic than the variation in investment levels. House-
holds can only afford about 70 per cent of Scenario One’s total investment requirement, compared to over 95 per cent for
Scenario Two, and 100 per cent for Scenario Three. Thus, the total subsidy  computed as a one-time capital grant - that
would be required annually to achieve the planning tuargets of the three alternative scenarios ranges from an average of J1§285
million under Scenario One to J$29 million under Seenario Two and nothing under Scenario Three.

Under Scenario One, more than half of all the households scheduled for new o1 upgraded units require assistance; while only
about one in five need help achieving the targets of Scenario Tworand none need subsidies under Scenario Three. Some house-
holds will of course receive assistance even under Scenarto Three as the madel analyses affordability in terms of median
incomes of cach quintile and therefore overlooks the faet that the poorest houscholds may be unable to afford the cheapest

solution.

Because the public secter's new construction solution under Seenario One is so costly, houscholds in all five quintiles would
need assistance. In fact. 1 sutficient subsidies were provided 1o achieve Scenario One’s targets, almost one-quarter of the
households receiving subsidies would be in the top 40 per cent of Jamaica’s income distribution,

Under Scenario Two, only households in the lowest income quintile would need assistance, while under Scenario Three - with
its reliance on the provision of serviced sites only — all households could, in principle. achieve the planning targets.

How should the subsidy estimates be interpreted” I iy be feasible to provide the J365 million per year in assistance implied
by Scenario Two_ but the J$285 million required for Seenario One is clearly unrealistic. Moreover, it would not make sense to
implementa subsidy programme with more than one-fourth of the beneficiarics in the top half of the income distribution, And
finally, a planning scenario that makes virtually all households dependent upon the public sector for formal housing solutions
has little hope of success. Fven with substantial public resources, the public seetor cannot be expected to meet the needs of

all households requiring new units over the nest two decades,

The large size of the target proup (hauseholds dependent on public sector solutions) is also 2 problem under Scenario Two,
Subsidy levels are only 10 per cent of what is required by Scenario One, but roug™ly 24 thousand households per year would
rely on the public sector for new units or upgrades. Thus, Scenario Three offers two maior strengths. FFirst, by offering serviced
sites as the public sector solution, Scenario Three brings annual subsidy requirements close to zero. And second, by relying on
individual houscholds to build their own units on serviced sites. this scenario takes maximum advantage of the capacity of the

informal sector,

Some houscholds will, of course, require assistance, even under Scenario Three. The Housing Needs Assessment analysed
affordability in terms of the median income of cach income quintile. Therefore, it overlooks the fact that the poorest house-
holds in quintile one may be unable to atford even the site and service solution,

The Potential Based on Existing Capaceity

The prospects for housing investment and the flow of resources for such investment could be assessed by examining current
trends and by comparing this with the resources needed to meet future shelter needs. During the period 1980 - 1935 invest-
ment in housing as a proportion of GDP rose from 1.8 percent in 1980 to 2.4 per cent in 1983, but fell to 1.0 per cent in
1985, 1e is unlikely that housing investment will continue its downward trend in the future, but what is likely and more
feasible is some increase in the level of housing investment, although not up to the 1984 GDP level.,

Within this broad framework it would be possible to exmuine the requirements of financial resources for the housing sector,
Table 6.3 examines investinent outputs for the public and private sector during the period 1980 - 1985,
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TABLE 6.3

Housing Investment 1980 - 1985 (JSM)

1980 | 1981 1982 | 1983 | 1984 | 1985

I, Total invesiment
in housing construciion | 839 [ 908 PIT.2 0 1084 1290 | 107.0
2. Publie Sector 83.0 883 100.0 | 1389 © 106.0 90.1
3. Private Sector 0.9 N.S J 17.2 29.5 23.1 17.5

Average annual subsidy requitements set out in Chapter 2 mdicates that Scenatio Three is the most reasonable option. How-
ever, Scenario Three that of providing serviced lots for the entire nation. i clearly an unrealistic solution. Therefore, based on
Table 6.3, 2 combination of Scenarios Two and Three appeais to be within the financial capabilitivs of the country. These
estimates broadly indicate the resource tlows thut might he possible and feasible and the targets thut could be sent within the

Hinancial pioauietens for satisfving future housing needs

MAIN SOURCES OF FUNDS FOR HOUSING

The Public Housing Finance Sector includes the National Housmg Trust (NIT), the Jamaica Mortgage Bank (JMB) and the
Caribbean Housing Vinince Corporation (CHECY. An integral part of the 1982 National Housing Policy was the restructuring
ol the Tiowsimg Ninanee delivery svatem. The Policy secks roreduce the housing shortage by mobilizing loan funds locally and
ovenseas and reonganizing government agencies with overlapping functions and high operating costs along more efficient lines.
Government has sheady taken delinitive action to implement many of the policy objectives. The framework contains the

following insttntional ebjectives and responsibitities.

PUBLIC SECTOR

1. National Housing Trust

The 1982 Housing Policy calls tor the NHT to concentrate exclusively on providing and servicing primary mortgages
ta its contributors who purchase houses built by either the public or private sector, It has therefore ceased to perform the
role ot developer and discontinued the practice of providing interim financing to private developers,

In its lending policies, the NIT will:
provide mortgages to qualified contriburors on a basis which takes into account their income distribution
sefect beneficiaries on the basis of 4 priority entitlement indey
struetune ity lending rales on a basis which allows lower interest rates to be applied to lower income groups
provide take-out sortgage commitiments to private developers of upproved projects
As of Decenmber. 1985, there were 16,739 mortgage loans representing completed scheme units together with BOL/HI bene-
fits. The vast magority of benefits have been for housing in new projects (11,534) versus Home Improvement (HI) loans
(2,273) and Build On Own Land (BO1.) (2 445)

g

Significantly, approximately 75 per cent of these benefits were awarded 1o those curning less than the median income. As of
December. 1985 the value of the mortpage portfolio was 38552 million (US$96.8 niillion).

In an effort to deverage private sector funds that are available the NUT recently announced a mortgage certificate, that will
blend public and private funds so that emore affordable loans can be extended to more households without making additional
demands on public resources. This instrument allows NIT to mix funds with those of the Building Sceieties.

2. Jamaica Mortgage Bank (JMB)
The 1982 National Housing Policy recommended that the JMB discontinue both its primary mortgage and interim
financing activities and concentrare its energies on
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- mobilizing funds from local and overseas sources to be deployed on a wholesale basis to primary mortgage insti-
tutions to facilitate new housing construction,

~  secondary market operations geared to ensure a steady flow of funds into housing construction;
- providing mortgage insurance coverage to facilitate higher levels of investment by private investors;

issuing Housing Bonds aimed at absorbing refundable NHT contributions mobilizing additional savings and in-
creasing the supply of funds for housing investment.

It was anticipated that the IMB would become a principal mobilizer of finance for the sector and that it would play an
important role in ensuring i level of liquidity which would be conducive to housing development. This, however, has not
materialized. The bank instead hus continucd onits path of the Tate 1970s, that is, as borrower and distributor of USAID HG
loans.

The JMBs role needs 1o be claritied and the initial policy decisions re-assessed since the JMB has not been able to operation-
alize any of the policy objectives set Tor o in the 1982 NP,

3. Caribbean Housing Finu.ice Corporation (CHFC)

Under the 1982 Heusing Poiicy. the CHEC will be tesponsible for:--
providing and servicing mortgages to qualified persons who purchase houses built by MOC(H)

servicing the existing mortgage portfolio of MOC (H;.
g B Bdpe |

From its original mortgage porttolio, the MOC(H) handed over approximately 85 per cent of its sale agreements for servicing
by the CHFC. The CHEC is experiencing a 70 per cent repayment rate and finds that its major probilem is that although there
are houscholders wishing to close oft their account. there is difficulty in ascertaining the balance due. The collection of
mortgages iy done through the existing network ot the CHEC. National Commercial Bank Branches which are located island-
wide serve as collection points, or where there are no branches, the Bank of Commerce is used.

Where beneficiaries are not NHT contributors the MOC(H) originates mortgapes and the CHEFC does the servicing. The CHFC
is not yet financially able to originate a kige number of mortgages.

The National Housing Policy is aimed at reducing the duplication of effort among these three institutions and provides, in
effect, that the NHT focuses on mortgage lending: the JIMB on domestic and foreign borrowing and on serving as a central
bank for other housing finance institutions, and the CHEC on oftering mortgage collection services for the country’s various
financiat institutions,

PRIVATE SECTOR
Within the private sector, mortgage financing is carried out by privately-owned building societies, merchant banks and trust
companies, insurance companies and the credit unions.

Unfortunately, the economic climate has kept private sector institutions out of the housing finance system. The high interest
rates which prevailed late in 1984 through 1985 (29 per cent) made the cost of horrowing for residential construction un-
attractive,

I. Commercial Banks/Merchant Banks/Trust Companies
The role played by the commercial banks, trust companies and merchant banks can be considered together, It is nor-
matly felt that commercial banks deal with short-term operations while merchant banks and trust companies deal in
longer term operations. While this is partly true i that very few merchant banks and trust companies are in effect
involved i very short-termoperations, this is not necessarily true of the commercial banks.

Commercial banks also deal in long-term operations, committing substantial funds to mortgage loans, for example. Thus
it might be more accurate to say that commereial banks deal in short to medivm-term operations, while merchant
banks and ust companies specialize in medium to long-term vperations,



2. Insurance Companies

Life insurance companies aie in second place after commercial banks as mobilizets of savings in the country, Their
principal labilities include their regulin long-term funds and thei pension tunds aepresenting 77 per ¢ent of total
labilities. Tovestments, mortgages and loans, account for 83 per cent of their total assets.

Then size. combined with the tlexibility of their operations and particalarly their long4erm operations, pive live insur-

ance companies sigmficant prowth poteatial,

3. Building Socictics
From: the standpoint ot assets, third place goes to the building socicties, whose growth has nevertheless fallen short
of what would scem possible for the financing of construction activities from private savings.

Building Societies are by L the Tigest and most established ol the private sector tinance institutions. At September,
FOSO mortgage advances totalied JS38.36 million; and in 1985 they accounted for 33 per cent of total mortgage financ-
ing advanced 1o the sector,

4. Credit Unions
FFor the Credit Unions and their umbrella organization, the Jamaica Co-opetative Credit Union League, their performance
level duting the period 1981 1o 1985 s direetly related to Toans of J$8.0 million from the USAID HG Progrimme at
FO.S per cent interest. Over the period of two and one-half vears from June, 1981 1o Decentber, 1983 Credit Unions
had placed 4817 home improvement loans averaging JS1.000.00. An evaluation of this programme reveals that most
borrowers opted for small Toans which they repaid within a Iwo-year period,

On-anon-going basis the JCCUL has a special *Housing Foand” to which Credit Unions make set lodgements at rates of 7
per cent. The JCCUL i turn makes mortgage loans of up to 550,000 to members at a rate of 13 per cent. A 1984
survey of Credit Union members revealed that the median household income was J89,839. At the proposed interest rate
tiis could atford g mortgage of J§17 485,

Despite the loan ceiling of J$50.000 the income profile of the average Credit Union family reveals that they could not
access this montgage. Credit Union mortgage and howe improvement loans wll undoubtedly continue to be an im-
portant source for financing upgrading etfons.

KEY ISSUES AND IMPLICATIONS

The above estimates broadly indicate the resonree flows that will be necessary and the targets that could be set within the
financial parameters for savisfving future needs. While recent attempts by government to reform the housing finance system
were directed at the structure of the housing finance system, the Shelter Strategy will address the issue of expanding access to
housing credit. The housing tmance problem requiies the reconciliation of thiee partially conflicting objectives: .

affordability of households
viability of financial institutions

resouree mobilization for expansion of the housing sector,

A financing strategy for housing which is directed at achieving this objective also has to work within broad macro-economic
constraints. it may not be feasible or desirable to divert u larger proportion of savings that are currently being mobilized
in the economy o expand, even marginally, the rate of housing investment. A diversion of resources from the available pool
of savings to finance o higher level of hausing investment, which at the sume time would require i larger proportion of
imports. may have adverse consequences for the development effort in other sectors. Therefore, while seeking to maintain the
current levels of investment, the financing strategy should primarily aim at generating new savings which are specific to hous-
ing and which would not normally have been fortheoming for other investments.

The mobilization of resources at the desited levels will, however, require the right mix of public and private sector investment
in housing, a well-organized flow of financing through lending institutions, and a framework of incentives which promotes
private savings and directs them to housing.,

There is an assumption here that the propensity of households to save for housing has certain features which generate savings,
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which may have otherwise not been generated. This is discussed in greater detail in three case studies in a previous section of
this chapter which examine the complex process of savings and bortowing which poes into individual housing investment. At
the same time, owing to budgetary constraints and more selective allocation of resources for development, the public sector
share of housing investment has declined from the peak levels of 1982 - 1984, It is probably this public sector investment
which made it possible to sustain the growth of housing sector investment during those years. This means that other sources
of financing would have to increase proportionately i such a rate of growth of housing investment were to be maintained in

the future,

The issues of the housing finance delivery system which must be addressed in a National Shelter Strategy are:—

1.
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Interest Rates

One of the budget constraints preventing housing finance institutions from expanding their services is the small volume
of resources available for housing credit. Mobilizing resources, particularly savings, is thus seen as a critical element in
developing a viable housing finance system that is able to serve o significant portion of the housing market.,

Lower interest rates e long-term finance are often advoeated as a possible remedy for the fact that very few house-
Polds in Jamaica can attford 1o assume a mortgage large enough to pay for a one or two-bedroont house. But ‘educing
mortgage interest rutes will not solve the affordability problem. The National Housing Trust is already making loans at
interest rates below the prevailing inflation rate.and even at these very low interest rates, households in the bottom two- -
thirds of the income distribution cannot aftord the cheapest one and two-bedroom houses currently available. Only
households in the highest income quintile borrowing from the Building Societies  are actually vaying positive rea}
interest rates o mortgages, Lower interest rates on these Building Society loans would have to be accompanied by
reductions in the rates the Building Societies offer to the depositors, ultimately reducing the pool of funds available for

mortgage lending.

Ir efforts to design more atfordable housing solutions and boost private-sector development are successful, more capital
will need to be attracted into the housing sector. The excess liquidity that exists in the housing finance system today
would be absorbed quickly it households were offered opportunities to buy cheaper housing.

Subsidies

Of particular concernis the fact that there are two interest rate structures operating in the sector: the public sector part is
subsidized, while the other is nn-subsiaized. On the whole, interest subsidies are far more expensive over the life of
the loan than one-time up-front capital subsidies. In addition, the subsidy is locked in for the life of the mortgage when
people can afford to pay more. In order to overcome this situation and reduce the use of subsidies, Government intro-
duced graduated payment wortgages (GPMs) on all its schemes. Through the use of GPMs affordability is increased
while at the sume time interest rates are moved pradually towards market rates,

Cost of Financial Services

Currently, Trust Companies and Building Societies lend almost exclusively to high-income houscholds, and the NHT
provides few loans to its poorest contributors. This may stem from the absence of affordat:le liouses on the market, but
it may also be attributable to unreasonably high or arbitrary underwriting standards,

Some of these costs are administrative and can be reduced by improving the efficiency of an institution’s operations.
On the whole, however. these costs reflect mainly the risk of the Joan but are also related to the larger cconomic issues
and the overall development of the tfinancial sector.

The attitude of private secton mortgage mstitutions towards low-income housing is that this is the responsibility of
Government. This stems fiom the tact that they are commereial operations and are basically custodians of other people’s
money and, therefore. have a duty and responsibility to see to it that those funds are invested in such a manner as:

(a) 1o provide secunity: and

(b) 1o provide a satisfactory rate of return.

They are also competing in an open market, but at the same time these institutions need to take a more realistic atti-
tude towards the risks that are involved in low-income housing development. Private sector mortgage institutions tend

to shy away from the low-income housing sector, becsuse they consider it too tisky an investment,

Profit is the reward for taking risks and more can be done, both on the part of the private sector mortgage institutions



and government, to find a way such that the resources that they have, which from time to time are being under-utilized,
can be targeted to that area of the housing market for which supply is still inadequate. To increase the range of .acome
groups served by private mortgage lenders and by the NHT, government is exploring mechanisms such as mortgage

insurance for reducing risks.

In summary it can be said that several options need to be considered 1o expand the tlow of resources and to extend the
reach of institutions to the lower income groups. There is scope forgreater flexibility in interest rates and lending pack-
ages. The mtformation available in the entire field of institutiona lending foi shelter has not been systematically studied
and analysed and o study of this type is recommended.

There also are other possible sources of financee which need to be explored. Finally, the institutional framework for
shelter himancing could be turther reorganised and rationalized.

CHAPTER 7
LAND FOR SHELTER

Introduction

The rapid increase of population, the changing structure of the cconomy and the process of urbanization and cormmercializa-
tion. all combine to exert severe pressure on available land resources. A wide variety of factors affects the availability and use
of Tand for housing. These factors have significant impact on the volume and location of housing investment and the growth
ot the housing stoek.

The problems of land and housing availability for the poor are not due to a lack of land but 1ather to the lack of a system of
delivering this land which nukes it legally accessible to the poor, viz:

(1) The cheapest developed lotin the open ninket is too expensive for a lage proportion of households;

(2y  Government is unable to undertake lund banking and development at a cost affordable to the poor;

(3)  Land costs in suntable locations for low-income housing are high;
() Land use controls and regulations constiain large seale, low standard development.,

Large numbers of people in the low-income group ate not in possession of proper land for housing or the financial means to
acquire such Land. They thereture resont to squatiing either free of cost or as lessees. Many households also lack stable
cmployment which prevent- then meeting conventional land purchase requirements. i addition, even among those who
have an income it is often too small to allow them te participate in the formal lind market.

As shown in Chapter 2, a serviced plotincluding land cost and infrastructare, costing approximately J$15,000 (US$2,750.00)
in 1986, excluded those families below the 25th percentile on the eome distribution curve,

In 4 situation where resomces are scanree, Government has been unable to adopt a continuous process of fand acquisition and
disposition on a scale that matehes the needs of hoaseholds excluded from the formal market. This has been due in part to
the fact that it 15 becoming mereasingly difficnlt 1o identiry new sites wiich meet the MOC(H) selection criteria, are afford-
able to the target group, and comply with Town Planning Depurtment regulations and development guidelines. The latter is
particularly true of development outside of the Kingston Metropolitan Area.

The factors that make secwie tenwe and avcess 1o land for the urban poor so problematic are also related to the issuz of
financing and land use controls. As indicated catlier, only a4 small percentage of households are wape and salary earners and,
as such, eligibie for conventional lending progrommes. Further, conventional financial institutions seldom lend money to the

urban poor for land purchase,

Further, the problems that make land acquisition and security for the urban poor so difficult are becoming increasingly acute
because land costs and saarcity are increasing as both inner-city iand and peripheral lands become more intensively used and
more desirable. Because of the rising cost of wnd, an increasing number of land-owners are holding on their land rather than
~enting it or subdividing it for low-income and disadvantaged groups.
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The increasing demand for urban land and the scarcity are reflected in the steep and rapid increases in the prices of land in
and around the Kingston Metropolitan Area.

TITLL PROCLSS

The lack of adequate information about lund, particularly urban land, also creates problems which constrict the urban land
market and interferes with important developiment projects.

The length of time required to obtana clear tile is a severe hindranee to a smooth housing delivery process. The average time
falls anywhere from six months to several years. The problems with this process Lave implications for both private and puhlic
sector transactions. For example, it o building sceiety has o clear title and wanted to sell a mortgage to IMB, it could take
another six months betore JMB received a properly recorded deed. Thus a period of twelve months could transpire between
origination and sale,

For the public sector, there have also been numerous problems in providing clear titles. As a result, NHT, tor example, does
not yet have clear titles from MOC (H) for some of the properties it holds as movigage.

MOC (1) has customarily turned overr the parent title to NHT while working on the splinter titles, However, NHT refuses to
accept delivery without a splinter title, which may mean a delay of six months from the time of completion of a project unti)
the mortgages are issued

Part of the problem relates to the fact that in the past it was invariably the practice of MOC (11) to allocate houses on the
basis ot sules agreements only and not on the basis off mortgages recorded and registered on the Certificate of Title, In many
instances, it was only after several accounts vn a scheme were closed that steps were tuken to secure individual Certificates of
Title. This often involves tedious steps to secure the parent titke (it it does not alieady exist), surveys to determine precisely
the individual lot boundaries, preparation and submission of pre-checked plans and application t¢ the Registrar of Titles for
individual Certificates of Title.

The other part of the problem for both the public and private sectors is to streamline the process. This effort would require a
great deal of investigation, as it is not clear why it should take six months to record a title, nor what procedure might facili-

tate the process,

SECURITY OF TENURE (TITLL)

Improvement in land administration is an area where the public sector must play the principal role of bottlenecks in the
supply of housing are to be removed fiom land systems. Cloudy titles and lack of tenure have proven to be one of the biggest
abstacles to expanded investment in housing. It the owner has no tenure, even a well-constructed house is useless as collateral
for formal credit.

The importance of security of tenure to households in Jumaica is demonstrated by the fact that in most squatter comniunities
houses consist of discaded material, while appliances and furniture are of more substantial quality. Squatters live with the fact
that qnit notices can be issued at any time and they must move quickly.

Provision of sccurity of tenue and upgraded facilities in the Squatter Upgrading Programme has resulted in considerable
improvement to existing stiuctures and increased construction activity in all but the poorest communities. The reason for the

latter are:

(i) fack of employment opportunities;
(ii) overcrowding: and
(iii) nature of tenure.

Leaschold tenure has not allowed the beneficiary to use his property as collateral for mobilizing funds to improve his shelter,
hence the change to ficehold,

The problem of access to land is an important issue in alt major towns in Jamaica where vrbanization is accelerating rapidly.
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For example, the Ministry of Constuction (Housing), recognising the housing problem in Montego Bay and the shortage of
land to deal with the problem, acquired 100 acres of land. However, before MOC (H) could begin planning development, it
had to deal with the fact that there was little Tand available as it had been squatted o, and the type of shelter ranged from
semi-permancent to substantial construction,

Houscholds often have available resourees, or aceess to resources, but lack the security of tenure or access to land necessary
to provide their own shelter, The three cases set out below illustiate the ways households deal with the issue of inadequate
access to land,

CASE |

Mo T, his wife, four children and granddaughter have been squatting for thirty-five years at Tawes Pen in Spanish Town, a
city withm the Kingston Metropolitan Region. The house w hich is semi-permanent is located on the banks of the Rio Cobre
Canal and is a threeaoom wooden house with 1 zine roof

The house was constiucted by a small contiacton and ook approximately one year to complete, Mr. T supervised the con-
stenction. He had intended to build a conciete structure, but because the Tands did not belong to him a wooden structure was

crected mmstead.,

The house was constiucted in two phases, In the first phise two 1rooms were constructed, and his son added a room and a
vermdah in the second phase. Both phases were constructed over an extended petiod hecause of lack of money. All materials
were purchased foe cash both the Tumber and blocks which wese used as corner posts.

Employment and personal savings were the mam sourees of funds tor constiucting the house. Mr. T is a furmer, his wite does
sellhing ind thiee ol his childien are employed.

M also used the “partner system” o assist him complete construction. He never tiied to get a loan becouse the land does
not belong to the family and so he had no collateral to get a loan. He received no help from family and friends, although in
the Tater stages his son helped by adding one room and a verandah.

MroE hus been Tiving on this site for over thinty years. Prior to moving to Tawes Pen, Mi. T lived 4t Brunswick Avenue, in the
central shums of Spamsh Town i a one-room conerete shucture for thiee years. When Mr. T moved 1o the site there were no
servives. Aceess 1o the plotas by a track along the canal bank Flectiicity is now obtained fron a neighbour. However, Mr. T
moved to this site, to be o s own and escape the overcrowded conditions of the city.

CASE 2

Mes. 1is the female head of o household which consists of six children, her daughter's common-law husband and their two
childien. Mrs. J has been living in Jones Pen, Spanish Town, on lands passed dowrn from her parents for over forty years,
Spamish Town ocated within the Kingston Metropolitan Region is fourteen miles from the Kingston Metropolitan Area. The
stiucture wlneh has a concrete and tiled floor, a zine roof and walls of concrete and bagasse board contains four bedrooms, a
living toom, a kitchen and a bathioons.

The house took sixteen vears 1o 1each the present state of completedness. a section of the house still remains unfinished. A
small_contractor was used o construet the house and supervise constiuction, The house was constructed in two phases, In
phase one, thice bediooms were completed. and in phase two, two ooms made from bagasse board with concrete flooring
were added. The hediooms were constiucted first, with the Kitchen and hathroom added to the Louse in 1985, All materials
used - construction were purchased for cash. The house was constiucted mcrementally as money became available to
purclise matertals.

The faomly moved mto the house before the entire structie was completed,

No member of the household is eniployed at the present tune, and four members of the houschold are students. At the time
the house was being constiucted employment and personal savings were the main sources of income used to erect the house.
Mrs. J also received mantenance for her children from their father and she used some of this money for construction. In the
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latter stages of construction the family was also important. The eldest daughter of the household paid for the construction of
the bathroom and is adding a bedroom at the present time. Mrs. J found the “partner system™ very helpful in completing the
house. Its main advantages are that one can get o lump sum which can be repaid gradually without having any collateral, In
addition it is easicr to deal with the people in the community — the “banker” will understand vour problems,

Mrs. J lived in the urban area of Spanish Town for approxinmately seven years before moving to Jones Pen on land which she
inherited from her parents. When Mrs. J moved to Jones Pen there were only three other houses in the entire Jones Pen area.

Mrs. J considers her present location an improvement over hes previous residence {despite the fact that it had no services
when she moved there) as they now occupy “family™ land.

CASE 3

Mr. R and his wite have been squatting at Rose Heights in Montego Bay since 1960. The two-room permanent struciure is
constructed of wood, concrete and  zine. The Louse was built by a small contractor and construction was supervised by a
carpenter. Foundatans have been laid for an additional room which will be built of conerete.,

The wooden part of the house took two months to construct, the conerete section took approximately three years because it

W more expensive and theretore dependent on the availability of money.

Mro Roand hus wite moved into the wooden structure before it was finished . the roof was completed but not all the walls,
Wood was used inttially i construction because it was chieaper however, the remainder of the house was started in concrete

because it was more dnrable.

Mro Rois a fanmer. Having lost a leg inan accident. he cultivates foodstuft and rears chickens and other animals which he sells
to help finance the conciete structure he s erecting. His wile is a domestic helper and her earnings are instrumental in helping
to finance construction, Personal savings is the only other source of funding used. Mr. R has not tried to get a loan, he has not
bortowed from tamly and friends and he has not used the “partner system'™,

Mioand Mes. R moved from Mt Salem (a densely settled uibun connnunity just outside of Montego Bay) in 1960, He moved
to Rose Heights because it was more convenient. The lot of land is large enough to allow him to farm. In addition, he now
owns his own house. When M. R moved 1o Rose Heights the ares was undeveloped.

Inall thiee case studies, fanulies moved from densely settled urban slum conditions to an area where they were able to have a
farger lot of Tand. In all cases the fact that the houseno!d was now able to own their own homes wis very important, In all
cases houscholds moved to unserviced sites, but this they considered an improvement because they were able to own their
own house. In two cases security of tenure  intluenced the type of construction material used.

KEY ISSUES AND IMPLICATIONS

In order to ensure an adequate supply of land for the poor a number ot interventions by Government in the land market are
seen as i necessary part of the National Shelter Sector Strategy. While the lack of credit is recognised as a major bottle neck
in the production of housing, 1t is not the only constraint. Poor land management is an iimportant non-tinancial barrier which
serves to block the flow of institutional credit into housing.

In this sitvation the approach to the problem of land for urban housing will have to be multifaceted. First, it must include
strategies which are designed o sugunient the supply of land for house construction. Second, strategies and programmes will
have to be directed a1 ensuring that the available land is used with the greatest efficiency,

AUGMENTATION OF LAND SUPPLY

In regard 10 the augmentation of the supply of land, there are several possibilities, some of which have already received the
attention of Government.
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1. Land Acquisition and Disposal
Significant amounts of fand are rarely made available for the poor by Government, Government acquisition on a large
scale can produce problems in jand management and disposal, although it may be appropriate in some situations.
However, government st ensure an adequate supply of land for Jow-income housing and the control of market prices
both thvough direct and indirect meisuares.

The lund owned by the state is an important resource from which land could be made available for wban housing. It
can be a critical facton To) stabilizing prices at a time of acute tand scarcity and rising land prices.

While the Commissioner o Lands is the principal authority responsible for the management and allocation of state
land, there is o considerable extent of state land, vested in the Ministry ol Housing, a Corporation Sole, public corpora-
tions and local authorities for various purposes and uses. There s at present no jull inventory of the available govern-
ment Lind in the island. Governmen should theretore take an inventory of all state land in the island, giving high pri-
ority to land in the mban sector,

The under-utilized wnd other types of government-owned land which would he availabie for shelter can be identified
through intensive survevs, Thereafter government would have to prepare o comprehensive plan to obtain the best use of
these Tand resougces,

2. Land Tenure

Concentration of land ownership with individuals or organizations does not allow the urban poor aceess to land,
Squatter and users” rights have generally been pre-empted by ownership claims, cither by the public o1 private sector.
Legitimization of informal claims and conversion of users to owners can be effective in assisting the poor to obtain
dceess to land for shelter, The tenare system should recoguize and protect customary rights holders along with users of
the Tand and should provide 3 facility for rights holders, tenants and users to share together in the process of urban
development,

OPTIMAL USE OF LAND

I is extremiely important to practise economy in land use in g country which has a growing population but limited land area,
Laad acquisition programmes for vew home building should be co-ordinated with the renewal of old cities (KMA, Spanish
Town) with emphasis on rehabilitation.

Stratzgies and programmes which have high priority for the use of land in the urban areas are those that deal with the prob-
lems of slum and Squatter sertements. Although some of the squatter settlements now oceupy land whicli is cither unsuit-
able or would not be available fo permanent construction, a large share of squatter settlements and almost the entire stock of
slum houses occupy land which in many instances is of very high commercial value. The value of land itself is several times
that of the sub-standard housing units located on it

Both short-term and long-term policies i repard to squatter communities and slums should, therefore, be formulated with a
view to making use of land oceupied by them, as well as satisfying the shelter needs of the population which at present occu-
pies the housing units on this land

It may not be feasible 1o limit stiategies entirely to upgrading the improvement of the sub-standard stock  while retaining
them in their present locations, The housing Needs Assessment (Part 1) estimates that approximately 8 per cent of housing
stock in the KMA is not upgradable. Severe! alternatives will have to be considcred,,depcnding on the location of the slums
and squatter settiements. Where land values are high, relocation should be considered as an alternative. In other areas where
land and vilues are Tower, upgrading is proposed.

Where relocation is considered for high-value areas, various alternative solutions are possidle. Part ot *he land could be used
for low-rise constiuction to rehouse the present occupants in the sub-standard units, and part released for alternative uses
commensurate with the vatue of the land. 1t is possible that many such schemes could be made attractive to private developers
who would bear at least part of the relocation cost. In some instances, a private developer may be prepared to pay the pur-
chase price to owners if they aceept it collectively and release land for re-development.

69



A project which addresses some of these issues, the Restoration of Downtown Kingston, has been developed by private sector
interests and a company, the Kingston Restoration Company Limited (KRC), has been established to administer the project.
The area slated for restoration by the Kingston Restoration Company Limited is part of the area considered in the market
demand analysis of the KMA. The project aims to improve 50,000 sq. ft. of factory space and 50,000 sq. ft. of comnsercial
space. Work has already started on empty premises to provide 20,000 sq. ft. of factory space. Towards this end USAID
has made a grant of US$6,875.00 to the company over a thirty-nine month period, and shareholders are being asked to sub-
scribe to the initial share capital of 1$300,000.

Most of the ingredients of a comprehensive strategy are already available in plans that have been prepared and projects that
are being implemented. The areas which should be considered for relocation, upgrading and so on, have also been broadly
identified. On the basis of existing experience and information, tlie Town Planning Departmeat, Urban Development Cor-
poration and the Kingston Restoration Company Limited should be able to prepare a well-defined plan of action, spread
over a perfod of about ten to fifteen years. This could be done after clearly designating areas under the different compo-
nents such as upgrading and relocation, and testing the different solutions for financial viability and acceptance by the house-
holds involved.

DECENTRALISATION

While a limited component of low-rise construction may well have a place in the city of Kingston, it will be necessary at the
same time to control the increase in density and ease the pressure on land in the centre by promoting housing development
outside of the city as an integral part of a strategy to cope with the urban land problem. The expansion of shelter into the
semi-suburban areas is intrinsically linked with integrated planning for the Kingston Metropolitan Region as a whole.

A number o{ nodes of urban activity which can contain and reduce the centrifugal pull to the metropolitan centre must be
encouraged. The pattern of urban expansion that is envisaged is not one of dormitory satellite communities which commute
to the centre for employment and services. What is being suggested is that these urban nodes would themselves be centres of
employment, having welldeveloped infrastructure in health, education, recreation and other important services as part of a
long-term strategy. An issue which must be resolved in such an approach, however, is the conflict between land for agricultural
and urban use.

LAND USE CONTROLS AND STANDARDS

Many urban development planning strategies and standards produce ineffective use of land and restrict the possibilities of
low-income families to obtain land. A number of interventions are¢ recommended at the lowest practicable government level.
These include establishing minimum land-use and building control provisions and standards for sites and services and commu-

nity facilities consistent with the protection of health and safety. Integration of productive activities in low-income settle-
ments should be emphasized to provide a basis for cross subsidization and employment for the poor.

LAND INFORMATION SYSTEM

The need for a cadastral map of Jamaica is also critical. The Survey Department which has responsibility for such an exercise
has started preliminary work in this area,

CHAPTER 8

BUILDING MATERIALS, STANDARDS & TECHNOLOGY

The issues of concern in this Chapter can be grouped into four broad categories. The first category relates to building stand-
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ards, which are necessary for public sufety and protection of investments. They must be suited, however, ‘o the country’s
needs, local materials and labour. The National Shelter Sector Strategy must encourage home construction and ownership to
appropriate standards that meet the country’s needs and the family’s affordability. Codes and standards should not restrict
the solutions which may be available to the poor and are inappropriate for socio-cconomic realities.

The second major category is that of promoting and mobilizing indigenous resowrces and appropriate technology in the area
of building materials and construction technology.

The third general category is that of formal and informal regalatory systems. These are nerded to ensure use of appropriate
standards without undue costs und delays. Some of the keys are effective training in how to create an effective informal regu-
latory svstem and methods to demonstrate good building practices and incorporate them into formal or informal construc-

tion systems.

The fourth category is means to achieve direct participation in the process of planning, designing, financing, constructing and
maintaining shelter. The Shelter Sector Strategy must focus on the self-help approach, using primarily indigenous building
materials and technologies that stimulate self-help.

BUILDING CODES AND REGULATIONS

Building Codes and Regulations that can contribute to the construction of shelter for the urban and rural poor need special
focus for several reasons. One is that the buitiing materials which the rural and urban poor can afford very often do not satisfy
the re;uirements of safety and durability in stundard codes and regulations. Another reason is that, for a majority of the rural
and urban poor, improvement in shelter means repair and upgrading of existing shelter rather than the construction of new
shelter, and sucu improvement is often achieved by self-help construction methods rather than conventional systems. In addi-
tion. the rural and urhan poor are confronted with communication barriers in relation to :nformation dissemination,

Part of the problem also applies to the regulatory procedures applied in the construction industry. A fundamental issue is that
most of the ectablished procedures are not appropriate. Mast existing codes and regulations are not capable of promoting the
use of indigenous resources since they prescribe building materials and construction standards which are not accessible to
the bulk of the population. One result of this is that a large proportion of the population, especially those living in slums and
squatter settlements, are often excluded. Existing procedures tor contracting, tendering and registering construction firms
offer very litile opportunity for the development of the indigenous construction sector sinee in most cases they favour large

construetion firmse,

Enabling strategies which must be introduced by government will have to address the following issues: -

(i) strengthening institutions responsible for regulatory procedure;
(ii) adopting standards and specifications for indigenous building: and
(iif) adopting appropriste contracting, tendering and registration procedures.

PROMOTING INDIGENOUS BUILDING MATERIALS

One of the overall objectives of the 1982 Nuational Housing Policy is to bring shelter within the ieach of the lowest income
groups of the population as well as to reduce the foreign exchange content in the building construction process.

In this regard a Building Rescarch Institute has been established with the objective of utilizing indigenous materials in order
to reduce the import and energy content in construction and to transfer intermediate technology to achieve this objective. To
date, research and development work undertaken by the BREin the field of low-cost housing and new building materials

include the following:
(a)  Stone technology: Construction and building in stone was at one time widespread in Jamaica. There are many
examples of structures built fror indigenous stone, particularly in the 18th century, which still stand today,

The BRI has recently built a prototype sand-stone building at the College of Arts Science and Technology (CAST). The dist-
inctive feature of the building is the use of two types of stone construction for walls. Clay bedded sand stone rocks (15" x
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24" size) are used in the foundations, The walls, floor and verandah parapet are all flat bedded stones laid in cement mortar.
Half of the building was walled with trimmed and squared stones in horizontal courses and the othev vwith trimmed rock-faced
random rubble mzsonry (cut stone work). The building covers an area of 391 sq. ft. '

(b) Ferro cement: The BRI is engaged in a major Research Development project on ferro cement. It has developed a
three dimensional bath-cum-toilet and a 800 litre capacity water tank.

(c) Soil Stabilized Bricks: A demonstration building of 900 sq. ft. was constructed from soil blocks stabilized with
cement at Denoigh in the central part of the island. Work on this continues and sample surveys of soils are being
carried out to deterinine the suitability of different soils for economic stabilisation with either cement or lime.

(d) Stone Masonry Blocks: This is one of the new building materials being introduced by the BRI. These blocks use
stone to form a standard building product, need low capital, consume little cement and require only unskilled
labour.

(e) Coconut Wood: A demonstration coconut wood house was-designed and constructed by the BRI in collaboration
with a private company. The building consists of living and dining areas, two bedrooms, a kitchen and bathroom
covering an area of 564 sq. ft. The cost of construction was US$7,000. The low-cost coconut timber house is
being carefully examined for public acceptance.

(f)  Other projects undertaken by the BRI include: —

- funicular shells flooring/roofing systems;

- precast channel unit flooring/roofing system
- fibre-reinforced concrete manhole covers.

The BRI has also constructed a number of demonstration buildings (schools, community centres, health centres) throughout
the island. There is need, however, for greater dissemination of the technology developed by the BRI and also for the BRI to

promote the use of more traditional building materials and technologies.

[ssues that must be addressed include the following: —

(i) widening the scope of indigenous building materials and techniques,
(ii) promoting traditional and small scale production of building materials,
(iii) developing technologies that are appropriate for the small-scale construction sector and
(iv) strengthening national capabilities for the dissemination of information and promoting adoption of research find-
ings.

MANPOWER DEVELOPMENT AND TRAINING

Labour ccnstitutes the second largest single component of resources required by the construction industry. According to the
1985 Labour Force Survey, the construction sector accounted for 4.2 per cent of the total labour force, excluding the contri-
butions of the informal and traditional sectors which are not accounted for in official statistics.!/

Construction activity is predominantly a labour intensive industry and, as such, it tends to attract a large proportion of un-
skilled labour. Within the category of unskilled labour, there is a certain amount of seasonal and temporary labour. In addi-
tion, the sector also finds it difficult to retain the unskilled labourers over a period of time even when they have acquired
some basic skills. The lack of skilled labour is due in part to the inadequate scale and scope of training provided to manpower
in the construction industry.

In an effort to resolve the issue of training and required number of skilled workers, the Government establiched the Portmore
Building Skills Training Academy as a part of its Human Employment and Resources Training H.E.A.R.T. Programme. Under
this programme young people, recent school leavers, are taught various skills (sewn products, tourism, agriculture, construc-
tion) at a rumber of H.E.A.R.T. academies established across the island.

In addition, the private sector in an effort to promote non-conventional training techniques and more job-related training
established the Construction Development Resources Centre. The Centre was founded in November, 1983, as an independent

1/ October, 1985 Labour Force Survey, Statistical Institute of Jamcica.
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non-profit research and development organization committed to serving the local construction sector by the provision of ser-
vices unavailableelsewhere. These services include specialist training programmes, the provision of speciaiist research expertise,
and the development of innovative projects designed to respond to special needs within the sector, The Centre draws its
membership from eight key organizations in the Jamaican building and construction industry, and functions as the secretariat
for the Juint Consultative Committee for the building and construction industry.

The need to develop a competent female construction trade labour foree led to specialised training programmes for young
women in the sector. A Women's group of trained construction workers subsequently formed the Women's Construction Col-
lective and in June, 1983, launched themselves as a small business. Small building jobs and a woodwor' shop provide the

women with a varicty of experience in the sector. The WCC undertook a formal contract worth nearly $100,000 at the New
Port Antonio Health Centre in 1986, installing hand basins, mop sinks, partitions, rainwater drains and boundary walis. The
work has involved plumbing, carpentry and masonry trainmg for the women.

In order for training to have an impact on the indigenous construction sector, preater consideration must he given to the

following:
(i) diversification of the scope of traming
(ii) promotion of nan-conventional training methods
(iii) strengthening existing institutions and establishing new institutions
(iv) improving the capabilities of indigenous contractors.

PROMOTING GREATER SELEF-HELP

As mentioned in the previous Chapter, provision of tenure and upgraded facilities in the Squatter Upgrading Programme has
resulted in considerable improvement to existing structures and increased construction activity. This gives a strong indication
that people are able and willing to participate in the development of human settlements. in settlement upgrading projects, the
initiatives and the self-reliance of the squatters me rewarded by legalizing of the settlement through the issuance of titles.
Furthermore, the living conditions in the settlement are improved by the provision of basic infrastructure. Upgrading of the
dwelling 15 left o the occupants, as the security of tenure should be sufficient incentive for the residents 10 invest in the
improvement ot their houses,

The most visible and striking evidence of the possibilities of popular participation in human settlement development does not
come from people’s involvement in the exceation of official housing projects, but the development of squatter settlements,
Those settlements originate with people in need of shelter taking the law into their own hands by occupying a vacant piece
of land and building their houses without the permission of the authorities or titles to plots, In the most basic form of self-
help vesidents purdicipate in planning, implementation and management,

The idea that people should participate in the planning, implementation and management of haman settlements was one of
the objectives of the 1982 National Housing Policy. There is, however, need for greater self-help activities in the provision of
shelter. In light of the shelter needs identified in Part 1 and  the need for government to promote participatory forms of
development activity as an Hnportant strategy, greater attention must be given to community participation.

The need to promote aided self-help in the actual construction process is critical.

It is important that Government as part of its strategy develop and implement a training programme among its community
development staff in four areas of concern in squatter settiements:-

(1) organization and management of liouse construction
(ii) self-help building techniques
(iii) finance
(iv) legal matters,

Training the vainers is a key issue in any strategy required to motivate community participation,
The following case studies gives some indication of the role of planning and management of informal housing construction.

CASE 1

Mr. X is employed as a groundsman earning J§460 every two weeks. His wife works as a chambermaid, and one of his seven
children is employed as a handyman. His home is located along the Orange Wharf Road in Negril (a coastal town 153 miles
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west of Kingston) where he lives with his wife and seven children. Mr. X was a tenant for five years before he acquired this
site eleven years ago. The lot is three and a half squares for which Mr. X made a downpayment of 50 per cent and paid off
the remainder within a year.

Mr. X improved his shelter incrementally, While living on rented !land, Mr. and Mrs. X had a house with two rooms (18’ x 10°
and 12" x 8" whick they moved withwhen they purchased their own land. On moving to their own land, they built 2 12" x 12’
room, and then added in succession an 18’ < 10" room, and 11’ x 11" room and a 23° x 12’ room. The latter is really two
rooms, a dining room and a bedroom. In 1984 Mr. X added a kitchen. The floor of the structure is constructed partly of
board and partly tiled, the walls are made of board and bricks and the roof is made of zinc.

Mr. X hired a small contractor to carry out construction. Supervision was carried out by a carpenter, or a mason depending
on the work being done. The house took five to six years to complete,

The house was built incrementally. The 23’ x 12" room took the longest to build as it needed more materials and funding this
was difficult. Mr. X ouilt his first house of wood because he did not own the land. He moved with this structure and built a
more permaneni ciructure once he owned the land.

Mr. X financed his house from personal savings. He was working J$40 per week at that time and his wife J$1J0 per week.
He also took a part-time job as a fisherman on weekends. His and his wife's employment were the main source of finance, as
he did borrow from family and friends. He used the ‘partner system’ only in the latter stages of construction. He also took a
loan from a fishing co-op to buy fishpots which helped him generate additional income. Mr. X found, however. that he was
able to do much more once he got permanent employment. He found the *partner system’ more helpful than the bank as the
amounts required were small, and the bank does not offer such small loans.

Mr. X'is not aware of the overall cost of his house. He knew he could not afford it all at once, so he built it incrementally over
time. Mr. X feels that there is no problem in building over time based on your affordability. If the land is not owned by the
home builder one should start with a wooden building which can be moved when your land is purchased.

CASE 2

Ms. B, her common-law husband and her ten-year-old son have been living at Kerr Jarrett Lands in Montego Bay for eighteen
months. They are at present squatting on Government-owned land. The land was captured by a cousin of Mr. B, who gave
him a piece of the captured land. Mr. and Ms. B constructed a one-room temporary structure of wood and zinc with a con-
crete floor. The house contains no kitchen or bathroom, although an area has been enclosed for the bathroom and an outdoor
fireside serves as kitchen.

The house was completed o its present state within three months. Construction was supervised by Mr. B who is a carpenter
and a mason. The foundation of the house was made of stone. Mr. B had intended to construct his house of concrete blocks,
but he could not afford it. so he used wood as a temporary measure. In addition, he got a donation of lumber from someone
in the area. However, he bought most of the materials himself and paid cash.

Ms. B moved inte her house before it was completed. The walls of the house took the longest to complete as they ran out of
lumber and had to use zine instead for walling material. Construction of the house was dependent on the availability of funds.
At the present time there is no money to buy lumber to complete the walls, Mr. B, who is 1 mason by trade, is employed as a
security guard, Ms. B is unemployed. Through his job Mr. B was able to finance construction: he also used personal savings
and gifts to complele construction,

Ms. B views her present shelter arrangements as an improvement over her previous situation. She moved from Rose Heights,
across the road from Kerr Jarrett lands, where she was living with her sister. Before she moved to Montego Bay she lived in
Kingston.

CASE 3

Mr. N, his wife and five children live in a three-bedroom house at Wareika, a squatter settlement on the fringes of the Kings-
ton Metropolitan Area. The family has been squatting at this site for eighteen years. The house which is a permanent struc-
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ture has tiled floors, concrete walls and a zine roof, a kitchen, batbroom and a living room. The house was constructed in four
stages. The first stage took two weeks and inve'ved the construction of a wooden one-room building to house four persons.
The second stage took approximately one year to cor pletes a conerete structure was buiit around the existing wooden build-
ing, and one moie room was added to the wooden structure. It took approximately one year to reach stage three. At this
stage a Kitchen was added 1o the main huilding. The fourth stage took another cighteen months; a bathroom and two other
rooms were added ut this stage A small tank was alse added to provide water for the animals which are raised by the family.

Overall it took Tour years to complete the structure. Stage four took the longest to complete because of the unavailability of
funds. Mi. N and one son are employed as refrigerator mechanics. During construction Mr. N worked at Guantanamo Bay in
Cuba and sent home money for construction of the house. Mrs. N supervised construction in the absence of Mr. N, The
family had ntended to put up a conerete structure, but started out with a wooden structure as that was what they could
afford at the time. In addition, there was need to house the family urgently. Mr. N had no idea what the overall cost of his
structure would be, but this lack of knowledge did not affect his completion scheduie as he was working abroad and things
were cheaper in the early 1970s than at present. The completion schedule changed, however, according to the needs of his

family.

Al materials were purchased for cash from personal savings and employment. When he moved into the area. there were no
roads, so he hired people living in the area to carry blocks and cement. A natural sand pit was located close to his house, so
he bought no sand. He paid men to dig sand required for constructing his house.

When Mro N moved to the area only three other families lived there. The area had no services, although there were some
clealy defined tracks. Mr. N osaw this as an improvement over his previous location. He lived for nine years in nearby Rennock
Lodge m Fastern KMA. in a one-room wooden structure, The house was located in his sister's yard and she pressured him to
move; in addition, the one-toom structure was too siall for his family.

The arca is still without seivices. The residents tapped electricity, but this was disconnected by the Jamaica Public Service.
Water for drinking purposes has to he cartied from Rennock Lodge. Mi. N would not want to move, however, but would
rather obtain services und security of ienure.

Mro Nosees security of tenure most important for adequate shelter. Building incrementaily as when needed is the best
approach. Mi. N said the Tand was vacant, so he put up a structure because he needed semewhere to live, He would have con-

structed this structure even if the land was privately owned.

In all three cases, Tamilics were willing to move into an incowmplete structure and undertake completion over time when
money wasavailable. Inall three cases materials were paid for in cash from employnment and personal savings. In all three cases
construction was undertaken by tradesmen or small contractors, In one mstance, where the tradesman was also the owner, he
constructed the house himself. In all three cases the supervision of constraction was carried out by the owners,

CHAPTER 9

LEGISLATION

The production and use of shelter takes place within a legal framework. The state attempts to reguiate the supply and demand
for housing through various tegislative measures.

RENTAL HOUSING

The Rent Restriction (Amendiment) Act of 1982 has attempted to promote a more equitable distribution of housing but has
also resulted in seriously affecting the incentives whicl: would have promoted the supply of such housing. As a result of the
rapid rise in rents since 1960, many by three and four times, and the lack of new construction of rental units by either the
public or private sector, proposals for amending the Act were announced in 1982. They include:--

1} Requiring all landlords of rental housing to have a Certific.te of Assessment, based on the valuation of their pre-
mises, by the Coinmissioner of Land Valuation;
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2)  Requiring all premises to be rented to have a certificate of Assessed Rent in keeping with a base date of August,
1980;

3)  Extending the protection of the Act to commercial premises, the gross rental of which does not exceed J$10.00
per sq. f1.;

4)  Increasing the maximum penalties for unauthorised increase in rental to 132,000 or twelve months” imprisonment
in the case of individuals and J$4,000 in the case of corporations;

5)  Subjscting tenants who abscond while owing rental to increased fines, yet to br deterinined;

6)  Increasing the jurisdiction of the Resident Magistrate's Court to J$5.000 in relation to the recovery of rent;

7)  Allowing an automatic annual percentage rental increase of 7.5% on the maximum permitted rent;

8)  Providing for arrangements to be made whereby the Secretaries of the Rent Boards will be able to initiate pro-
ceedings in the R.M. Courts on behalf of tenants or landlords, provided all processes offered by the Rent Boards
have been exhausted;

9)  Providing for the Certificate of Assessed Rent in respect of premises constructed after August, 1980, to be based
on the market value obtaining at the completion of construction.

Measures for controlling cents and safeguarding the interests of the poor and lower middle income population were essentiaily
a response to the rapid rise in rents after 1980. Rent controls have often had un-intended side effects in most countries in
the world, and it is assumed that Jamaica is no exception,

By constricting the landlord's rate of return on his property - and in some cases eliminating it all together - rent contiol can
make investment in rental housing unattractive. Rent control also has the adverse effect of contributing to the deterioration
of rental units, since landlords may not even carn enough from rents to cover maintenance costs and realize 1 reasonable pro-
fit. Thus rent control legislation not only can lead to serious detrimental consequences for new construction and housing
development, but van also lead to the deterioration of the existing stock of rental housing.

Rent control may protect renters already occupying rental units, but often that benefit is at the expense of other poor people
trying to find units to rent. Often both renters and owners are from the low income gromps, and landlords are renting one or
two rooms i their house to supplement their own incone

In addition, the experience of government is landlord has resulted in progects that have fost money and a reluctance on the
part of government to promote the rental market.

Thus rent control has had sevous detrimental consequences in terms of reducing the available rental housing stock, even
though it was introduced 10 preserve that stock for low and middle income houses. Rent control can therefore work at
counter purposes to a National Shelter Sector Strategy, which is encouraging the private sector to construct housing.

In addition, a rent control system of the type proposed in the Rent Restriction (Amendment) Act of 1982 has proved to be
very difficult to administer. Under the new system all rental units must have a Certificate of Assessed Rent in order to legally
change the standard rent. The requirement of applications by landlords for each rental unit and the issuance of Certificate of
Assessed Rent for each such unit has proved to be a tremendous problem. The number of multi-tenanted properties make this
an even more complex problem. The Land Valuation Department, which has responsibility for assessing rental premises, does
not have the staff to cope with 100,000 ta 200,000 rental units. As a result the assessment process has been lengthy and very
few Certificates of Reat Assessment have been issued. The landlords have been the losers, as they have been held to the rent
as of July 1980, plus approved increases. This has therefore been a great disincentive to providing upkeep and maintenance of
rental units.

The problem of rapidly escalating rents over the past several years is an important one that must be addressed but at the same
time rent control mechanisms should be the subject of a study to determine if such mechanisms provide disincentives to new
construction and maintenance in Jamaica.

HOUSING ACT

The legal framework for Government's housing policy is the Housing Act (Act No. 55 of 1968). This act makes the Minister
responsible for housing under Part 1] Section 4(1) as quoted. *“The Minister, after considering the housing condition in any
area and the needs of that area with respect to provision of further housing accommodation, may cause an area to be defined
on a plan and may by order declare the area so defined to be a housing area™,
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Although, according to the Housing Act, the Ministry of Construction (Housing) is supposed to construct houses for persons
in the “low income categories™, many Government houses built today are certainly not low-income ones. As a result of the
continued merease in constiuction costs at a rate which far exceeds the rate of merease in wages, even the Starter Home Pro-

gramme can no donger address the poorest m the society,

I addion. Section -Fof the Act deals with the Minister s authority for the preparation and approval of schemes, It, however,
does not address the guestion of geeess to land in terms necessary tor dealing with the problems related m_squulfer settle-
ments. While lands declared under the act could be acquired in gecordance with the provision of the Land Acquisition Act,
this requires funds to purchase these lands, Even it purchase was cffected through Land Boads, there would be a short-term

liability which has a doec impact on the resources available for Government provision of shetter for the poor,

LOCAL IMPROVEMENT (AMENITIES) ACT

In order to allow tor the upgrading of informal settlements the Local Improvement (Community Amenities) Act 1972 was
’

prassed by Parliament so as to provide fo legal uccess without a commitment to define and decluare an area a special improve-
ment (mbastructine) area, and take possesston by way of lease which allows a renewal option for purchase at a later date,

This legislation was designed to allow aecess without the initial liability occasioned by acquisition. The Government could

then subliet the Tinds to occapants.

Under this legislation Jands were accessed. mfrastructure works carried out and sub-letting done. However, one of the prob-
letas incurred was that at the expiry of the lease the Landlord could arrange a further lease or sale, but this was at a rate
which reflected capital gains bused on tuiprovements to the property., In other words, Government was now paying the land-
tord for the improvements made by Government. In addition, Eouseholds were required to pay for services, i.c. water rates,
electicity rates ere Cinorder that Government could effect costrecovery. Thus, the real beneficiary was the landlord .

Under the Urban Upgrading Prograrime, mprovement of tenement yards required that the liability for the improvement
cartied out by Govermment or though Government would rest with the landlords. The Jandlord therefore had an option of
taking up the facility for upgradieg or not. This was not done because the Rent Restriction Act made it difficult to recover
vestment inrefurbishing tenanted dwellings in these communities. The problem was previously mentioned where, if mechan-
isms were worked out to ensure adequate returns o the landlord for his investment to improve his property, then massive
distocation would have oceutred as tenants would have been under pressure to pay increased rentals,

HOUSING, BUILDING AND LAND USLE CONTROLS

Mention has already been made in Chapter 7 of Land Use Controls. Because of rapid urbanization taking place in our cities
there is need for review of controls for housing, building and Jand use. Among the existing controls are development orders
and subdivision regulations.

Three picces of legislation, each enacted many years ago and none revised since the mid-to-late 1970s, established the regula-
tory framework in the Kingston Metropolitan Area. These are the Towr and Country Planning Act, the Local Improvement
Actand the Kingston and St. Andrew Building Act. The Kingston Development Order 1966 is the land use framework for
the city. The Development Grder is really a zoning ordinance, which establishes permitted land uses and densities for the
KMA a5 well as basic amenity standards.

The Order dates hack to 1906, and thus is obsolete in certain neighbourhoods where economic forees have resulted in land
use changes in the city. The Town Planning Department is in the process of revising the Order, and it is hoped that the New
Order will consider issues mentioned in Chapter 7, pertaining to mixed land uses in Planned Unit Development (PUD).

The proce:dures for development approval and subdivision approval involve the Town Planning Department, various infra-
structure agencies and the Local Authorities as the final authority. The entire island is not covered by Development Orders
and only a few of the main towns are covered with these zoning ordinances. The Town and Country Planning Act 1966
governs the preparation and implementation of Development Orders, while the Local Improvements Act 1914 provides sub-
division regulations.
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In October 1983 the Town and Country Planning Authority under its powers within the Town and Country Planning Act
made @ major change in the procedure for granting plunning approval when it took away these powers from the KSAC, the
Local Authority. As of that date, ull plan reviews were to be made directly by the Town Planning Department, and al final
decisions made by the Town and Country Planning Authority, which is chaired by the Government Town Planner. It should
be noted that this revocation of authority does not completely withdraw the KSAC from plan decision-making within the
KMA. Tt covers only that section of the city which was included in the 1966 Development Order, and thus omits some of the
tastest prowing suburbun sections of the city. Other areas of the island in which planning approval has been “called 0" (i.e.
approval authority taken away) include parts of the Ocho Rios and St. Ann’s Bay coast, Negril and parts of the Portland
coast. all important resort development areas.

In Ociober, 1984, the powers ot the KSAC were further reduced when Building Approval was also removed from the KSAC
and given to the Town Planning Department. Prior to 1984, the Building and Town Planning Committees of the KSAC, com-
posed of elected Counciilors from the Local Authority, was the approving authority for building permits and subdivisions. As
a result of the tansfer of powers the Government Town Planner is now responsible for the regulatory process for building
approvals and as such is the main actor in the review and enforcement process. The latter is a major issue as violations and
breaches of approval are increasing and becoming more flagraut.

KEY ISSUES AN IMPLICATIONS

A number of issues reluting to the Rent Control (Amendment) Act 1982 have been raised and it is suggested that there is
need for a study of the Act in the following areas

1) Extent of Coverage;

2) Method and Administration of Valuation;

3y Permitted Increases in Rent, and

4)  Administration and Certification,

The other major area of concern relates to Land Use Controls in general, but more particularly in the KMA. There is urgent
need to update the existing 1966 Development Order and it is hoped that a new Order will soon be published by the Town
Planning Department. [Uis also anticipated that the new Order will address issues such as

(i) establishing general policy guidelines for land use activities in the city;
(ii) establishing greater tlexibility in zoning requirements such as mixed use zoning and Planned Unit Development;
and
(ii1) establishing affordable housing, permitting higher densities and modified standards of parking and open space

where applicable.
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