
, _ - 'K) : 

INTERNATIONAL YEAR OF SHELTER FOR THE HOMELESS
 

NATIONAL SHELTER SECTOR STRATEGY REPORT
 

JAMAICA
 

NAIROBI 

KENYA
 

APRIL 6-16, 1987
 



TABLE OF CONTENTS 

PAGEPARTI
NATIONAl SI IELT"R SI-(1TOR STRATEGY.................
 

O VE RV IE ................................. ...................................... 1
 
OLIIE("f ,':S ()F S I FIH'R STRATEGI Y . .. ................................................ 4
 

S'F:\ l':GiI ( ; ,! S, h() AhlI,. ............lV..I(.S....".............................................................. 6
. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .6
 

. . . . . ..................................................................... 6
 
IN * . . POu. . . -iI1. . ....... . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1
 

EXAM~l PRO.R*\iMF~lmy *\i, ....................................................	 1
 

I 	 I .TUR
TIE IA DMIN ISTR', \IP, S-IR i' I .l. . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 5
 
PROJI E("V ORG. A IATION ASSESSMENT ...................................................... 
 16
 

PART It
 
UiRRENT SHELITER 11 ATION AND FUTURE NEES
.............................................. 	 20
 

CHA PTER 

I HOUISING CONDITIONS AND) SI ILE NEED)S... .................................... ........ 20
 
............................. 
.................................................. 


10
 
Selected A~pecs 	of shItier................................................................ 
 20
 

2. 	 PROJECTION OF: IMUN~< W(5EDS 19S6(w 20C6 ................... ................ ........ 27
 
.\~urrpr~ur icil Inlphbcaiills............... ..........................................
 28
 

riKe\F'ii~ lr~iiariir~............................................................. 
 30
 

PART I1
 

SI I11T [R D AND) STU 1 ...................... ............. ........................ ....... 33
 

CHAPTER
 
ISCOPS AND N SE10I.T. . . ... 
 . . . . . 

4. STIMA ING SHELER DEMAND ........................................ ................. . 34
 

PART IV
 

SIlETE ISSUE-S IN ff01 JSING INPUT[ ,\JRjKy.-S.................................................
P!II 48
 
CHAPTER
 

5 (.)VE RN% E\T - 4..R POLI.IES AN I) PROGRAMMES ................... .................... 48
 

IviwI (i [lE j \1I I 1. .......................................................... 48
 
I c .. .re... ............. . . . . ............ ......... ....... 5 1
. . . .	 . ................. 


1hlei Lr In Private Scto.r . ou.sing C.onsm.uton.....................54
IcI"m Scclui 


K eyIsmcir a rn,, i I otiti -i5li 


6. FIN\NCIAL RESOURCES FOR SIFUIT 	 56
. ................................................... 

. .............................................................5 6
 



Flow of Ilousehold Savings into Ilousing Investment (Case Studies) ................................ 58
 
Fut ure Investm nt Needs fIm Sh el ............. .......................................... 60
 
M ain Sources of Funds for 1-Lousi g . ......................................................... 61
 
Key Issues and Implicat ions...............................63
 

7. 	 LA N D)FO R S LTER .... ....................................... ....... .. ................ 65
 
itD StlL........................................................................65
 

Title Proes........................................................................ 66
 
Sectut of enure .................................................................. 66
 

CaSe St idices....................................................................... 67
 
Key lssui. :fdIurpctions............................................................... 68
 

S. 	 BUILDING MATERIALS. STANDARD)S AND) TECHNOLOGY .........................
 70 
71
 Buildin ... . .'.odes
md Reguios................................. 
 ........ ..........

Pronoting, lndigeomis Building Materials:............................ 
 .............. .......... 71
 
72 

73
 
73 

Klpowe Developmient ad Tiii ............................. 
 .....	 
Profinoliiig Greater Sell' Ileip ....................................... 
 ..... ........... 
Role of, ritbrttt1al1 Sector if] Shhel (CaSe Studies) ............................................. 


LE GIS LATIO N . ....... ... ............ ............................ ......... ............... 75
 

I)loing.. 

I ousi Act.......................................................................... 76
 

"e)Nm .l ..................................................................... 75
 

[Locaml linprcens (Amenities) Act....................................................... 77
 
Il otisin. BU il e t1d Lu d e s o..trols..................................................... 77
 
Key Issue .ad Itplicat, 	 ............................................................... 
78 

Renngl.tlItu,: i7	 . ... ....
.... ... ... ... ... ... .... ... ... ... ... ... .... ... ..
 



PART I
 

NATIONAL SHELTER SECTOR STRATEGY
 

The National Shelter Sector Strategy is the result of a commitment made by the Goverrment of Jamaica to evaluate currenttrends and development efforts in the housing sector and to identify the policies and strategies required to deal with high pri­
ority national slticer ineeds. 
In order to c',.)plete this exercise, work was carried out in three major areas as follows:­

(i) Housing Needs Assessment 

(ii) Housing Market Analyses: and 
(iii) Review of financial. land, legal arid 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 ele­ments of the Strategy, while Parts II to IV set out the findings of the Housing Needs Assessment, the results of the marketanalyses, and an evaluation of the existing shelter sector. 

EXECU fIVE SUMMARY 

IThe maior elements of the current shelter situation o" the country can be summarized as follows:-


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

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

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

Ari average annual production of units by the formal sector from 1971 to 1986 a1 3,500; approximately one­
fourth of annual estimated housing 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 foregoing, the housing stock in Jamaica increased by 78,000 units in the intercensal period, 1970 to 1982. Thisindicates that there is a significant investment in shelter by the informal sector, and that a large increase in public sectorinvestment is riot an indispensable tondition for the growth of housing investment. In fact, when formal shelter programmes
are altered frori completed units to 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 parameters 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 of existing housing and related arienities 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 shell houses for those families in slightly higher income brackets. 



Collaboration between the publ., and private sectors in the provision of house construction and home 
improvement loans. 

Encouragem.nt to the private sector to produce starter homes and serviced sites for sale to moderate and 
middle incomie groups. 

The demands that will be required of the institutional framework to implement the strategy will he of a racically diff,'ient
character from what btains at present. There will be need for the Ministry of Constl uction (lousing) (MOC (I1) ), its 
project rtiana:Igers and rclaitcI r !anizations to perform broader co-ordination and outreach functions emanating from the new 
strategy, and prOgralnine . Ii ivc'),.isiolled thwt the ptilic sectir mainly through the MOC (I1) will evolve into a co-ordinator 
and Lacilitator ot tileprvisiO 0f shelter services, undertaking those things that otly Government can provide. 

Illaddition, the Shelier Strategy will be direCted tOWaIds improving the hlsing finance system and expanding access to Ihous­
ing ciedits. lhi -ppiach ictlecki changes in govrntttent housing policy that were adopted in the early I )80s. i addition, 
shelter strategies will be directed towards the reform of flal,..al markets and institutions in oder to facilitate b required
flow of financial resolrces into tilelow and moderate income segment of the market. 

Thus Governmcnt will facilitate tilelow-income shelter process by shifting away from the direct production of housing 
towards amore incremental approach. 

http:Encouragem.nt


PARTS I1- IV 

OVERVIEW 

The following presents the major findings of Parts 11to IV of the Shelter Sector Strategy. Part II examines current and future
houL.ing needs, Part III reports on tileresults of market demand surveys to determine preferences and affordability of low
income L-roups for shelter in four different geographic locations, while Part IV discusses past interventions in the housing 
market. 

Socio-Econorfic Profile of Housing Needs 

--	 The vast majority of dwelling units are constructed of concrete, stone or brick. Most wattle and daub units a,'e,
found in the rural areas and were built prior to 1960. 

In the Kingstoi 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 of 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 inJamaica are single-family detached houses; fewer than S per 

cent are units in apartment buildings. 

About half of all households (47 per cent ) own the dwelling they live in,wnile 31 per cent rent from private
landlords and 8.2 per ccii occupy niis rent free. 

A significantly larger proImrtion of' households in the KMA are accommodated in one-room dwellings. How­
ever, tie differential is not as great 	when one- and two-room dwellings are considered. More than half of all
househols in Jamaica live illone or two roomis, and less than 15 per cent of liouseholds occupy more than four 
roOllls. 

- A significant proportion of new construction is built by tileinfo rnial sector. 

Based 	 on the above, three indices, structure, amenities and space have been used to calculate Jamaica's current housingdeficit. It has been estimated thai Jamaica needs to build Approximately 9,400 dwelling units to elinim:tte over-crowding
and 26,800 dwellings to replace units that are non-upgradable. In addition, approxinately 194.000 units lack piped water, 
with the vast majoriiy of these in the rural areas. 

Based On a Housing Needs A isCssment. approximately 15 000 units offnew construction and 9,700 upgrades are required
annually up to year 2006. More than half of the new units are required in tileKMA, while the vast majority (S5 per cent) of
upgrades are required by rural households, very few of whom now enjoy piped water. 

The market demand arialyses have indicated that the preferable solution is acquiring either a completed unit or a starter homei. a different locat ion. For tnose respondents who wanted to acquired two-bedoom units their affordability levels clear!y did 
not match their aspirations. Respondents who indicated home improvement as their preferred shelter solution generally
requested small loans of less than JS5,000. 

=
1 	 JS5.5 USS1.00 
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Shelter Output betwee,1 1970 and 1986
 

The Policy Implications
 

The average annual production of units declined from 3,940 in the period 
1971 to 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 itinvestment ill the sector, particulaly in governnent allocations to housing: 

--	 continuing increases illconstructiol costs cau sinig a growing affoldability gap:
 

govellutelt policies, ilclutlile itttereCt 
 tiates aid taxes. illthe sector.
 

Tile 1982 census, homwever, indicates that the hotimti, si,,,k'.
had 	incra.,sed from 427.000 units in 1970 	to 505.000 units in1982. 	This addiltion to tilelousing stock diring tlh:'peIt ol. aimnv;t a declitte illhousing production by the fornal sector, indi­
cates that 	tile share of litsehOld resources which tlt\,ed ItO Ilk' seCtor has been considerable.
 

In addition, it is assumed that a considerable shaite of tilelet ujce. that goe-; into 
houtsing consists of extensions, additions 
and replacements. Replacement, of' the old housing ';tock t)nt secmn to be taking place through a simple ircess of demoli­
tion of tile,fld uni! and constrLction of'a new one. Further. tie ld stock i:; being conveMted Into iltilti-htotUsehold occupancy.
tie index of'doubling-tip being 2.8 per cent iii the Kingston .letropolitan Are:i (KNIA). 

An analysVs ofiinvestnlCnt needs has defined the macro-ecolonlic constraints within which housing investment has laken place
in the past and will have to take place inthe future. 

it is inportant for the shelter slrategy o relate itself to a macro-ec,n(itic framework of this type. [here two factorsare
which 	Must be noted. First, investment and resoiuces flows ef'er only to thte 	 formal sector. Second. as indicated earlier, the
share 	of household resource, which flowed into tilesector tilist have been considerable inview of' the decline of housing pro­
duction in the forital sector. 

Housing investnment has stiffered a serious set back with investment amounting to 1.0 per cent of GDP in 1985 coinpared with
2.4 per cent in 1980. The decline in Government resource flows to tilesector is tile major factor accountintg for tilelack of 
growth of houising's coultributioii to GIP. 

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

This 	 requ,ires a imjor re-orientation of' (overnnment shelter programmies which addresses tile short-comings of public sector
investment in the sector in tie recenit past. It is evident thtat Htily of tileprogrammtes Cannot achieve tileobjectives set toreach tite target incomte gioups because of cost escalation. The latter is due in part to rapid inflation experienced in theeconloitiy during tile I 970s and early I9 80s as well as inadequate project management which resulted in time arid cost over­
runs. 

Case 	 studies indicate that inforfm al construction processes are itnportant; they forn an integral part of time improvement and
adjustments of shelter for a large part of tie population. A shelter strategy directed at tiheshelter needs of the nass of the
population niust facilitate and support these processes and incorporate then into shelter programmes.
 

OBJECTIVES OF SIELTER 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 tie poipulation has been divided into five income groups or quintles. Median 1986 	income for
households iii the lowest quintile is only about J$4,500 (US$820) in urban areas and less than JS3,000 (US$550) i:n ruralareas. 	 Households intihe highest quintiles enjoy median incomes that are roughly tel times higher. Government has identi­
fied, therefore, households with tiedian incomes of JS18,000 (US$3,000) and less as tire target groups to which it will devotespecial attention and resoturces. These income groups have been identified as being most inineed of Governnment assistance if 
they are to in provt 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 tihe incentives, and facilitate tihe flow of resources to augment thesupply of shelter The 1982 National tiouising Policv addressed the reforir of the housing financial system.This process will be taken furthel in the Shelter Sector Strategy and hotsi;g finance institutions will nowbecome Inore CoI).el ned will facilita:ting capital flows to that part of the niarke: where th, need is greatest. 

(ii) To accelerate hmne imlprovement arid tie upgrading and Iransformation of the housing stock in order thatshelter of adequate quality may he available to tire population as a whole. The rapid increase in constructioncost :ssoiated with the pros Sion of' new housing has resuled in an ever widening affordability gal). The
purchase of new houIsilg is. t hetor:, hec(millig less of all obtainable goal for a large proportiolnlion. Goverrt'errtl will. lhel 'fore, as palt of of the popula­its overall strategy, implove and upgrade existing housing byexpanding the plogramme options fo, improving the housing stock. 

(iii) To make shelter progrnmiies more accessible to the poor. Govermment will develmo an integrated programmeto facilital. low-cost solutionIS SuChI as land anld ii'rastrtuctUre on minimally serviced sites and fully servicedsites: core ( unfinishedl) houses: atd lo,, antd shoit term financing for families in the target group. Governmentvil optimise tire beriefits that c:rrr be plrvi.,ded with tile availablfe resources by maximizing cost recovery in its 
progiarirrrrs arid redrcirrg sibsldies. 

(iv) To encourage greater private sector parlicipation,. (;overtment will inplement this strategy by moving awayflonlt its plcviuw, dilect involseirturit ill housing cortst ructiot and providing mnechanisms for the private sectorto participrte ill this ector ol tile market. Financial institutions will also be encouraged to expand the avail­
abilily o "Illimicirig available to tire t:re inco te groulps.
 

In keeping vith tile objectives or lined 
 abo ve. s lutions offfered 1y (;o'erlurent vJ!l onpocus the affordability and prefer­ences of, tire target e1ro ip. lic chapi ott finairce (lrat ler 6) provides an indicative estimate of the share of resources thatwill be available for tire sheltet sector. It is withiri these financing pararieters that the National Shelter Sector Strategy has settile goals arid target, lfolew sheller .,ohlttons. 

Shelter Solutions 
lIre shelter o ltiols to he offered w(Grsverlirtllent itrist respond to a wide rarrge of shelter needs, as denmonstrated in tilenat ket deritarnd analysis, arld should include upgrading. extensioi and the provision of basic amenities. In additim, a greaterefort will be tirade to plovide soluitionis to tre target income golllps thIan has been done in tle past. 

Public secto ilvestllllelll Ill shelter is now S'e esselirtally itt tems oI two objectives. First. emphasis will be placed ott thosesee tes tl tie s-ecl wele slhelter needs are actiei :1ard whtere Irorisehrohds cannot cope wtthoill Goverrirmternt support andiriterveitiol. i.e.. target gilolops wilt ircotc .1S If)h)0 11ISS3.,3)00) and helow. As a restlt, a large pIrt itf Goverriterit's acti­vities will be targe,-tcd al those dis rrdvartaged grotups uring itl siums and squrtrdter c0ttrttilities. Second, the major financingrole of file stare is to bL a citalvtic trte, thatlof stirililatiig and facilitating hiorselrold invesmtnts itt shelter. Gover'trtertreduce it, large-scale coristrc!tn of new willunits which cartnot be afforded by file larere group. It will fInance slelter invest-Illellts f'o ltw-cost sorlutiots for a range of"optiorus which cater to the vr\'irrg treeds of' householuls, as demnonstrated in themarket dematnd analysis. The solutions ;ittt at new rousing as well as tie upgrading of existing housing and related amenities
and are structtied to triect the affOrdability of target iricortie glulls. Iltey ae:
 

i) Site with inirriretiilr services (uinsrirfaced roads and drains, water, cesspit);
 
(it) Site with 
 fIll services ( houseltld coItiMectionts PlsSeptic tank); 
(iii) Coute-iise ( mfini,,ied unit ): 

(iv) ()ne-edhoomt starter lome (300 sq. A.): 
(v) Corprehensive I rban Improvement Areas; 

(vi) Settlement Upgrading; 

(vii) Private Upgrades (IIlotie hnp ovennent). 

Figure A. I shows the shelter solutions offered and affordability of the target income groups. 
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FIGURE A. I 	 SHELTER SOLUTIONS AND AFFORDABILITY
 

Type of Solution 
Cost Down Payment Interest 

RJRate 

Period
of re-

pay-
ment 

Month-
ly 
pay-
ment 
i$ 

Propor­
tion of 
Income 
Payable
in In­
stal­
nments 

;ncome 
Group 

1. Site: Minimal Service, 8.00 K .1 30 yrs 48.00 15% 3,837 

2. Site: Full Services l 9,000 8.0% 30 yrs 139.42 20% 8,365 

3. Core llo ise 30,000 5% 1,800 10.0% 30 yrs 300.17 25% 14,408 

4. Starter Home 56,000 5% 2,800 10.0% 30 yrs 466.83 25% 22,408 

5. Iloime Improvemnent 5,000 12.0% 5 yrs 111.25 20% 6,675 

6. Settlement Upgrading 11,000 5% 550 6.0% 30 yrs 62.67 20% 3,760 

STRATEGIES TO ACHIEVE OBJECTIVES 

In order to achieve the objectives outlined above, policy initiatives will be undertaken by Government in the following 
areas:--

Financing Sielter 

- Land for Shelter 

-	 Building Materials 

Legisiation. 

Organizational Framework 

Financing Shelter 

The major strategies to be considered are:­

(i) 	 targeting nore funds to low and moderate income households: 

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

(iii) 	 supporting progianmes and initiatives that expand the availability of house construction and home improve­
ment firincing for target group households. 

(iv) 	 encouraging greater private sector participatim in the sector through such mechanisms as regulator incentives, 
risk sharing, government 'take out' guarantees, etc. 

In order to achieve tihe above. Government will undertake action at two levels, viz. generating more funds for housing from 
both the public and private sectors and facilitating the not-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 foir the growth of houising investment. 
This has important implications for the National Shelter Sector Strategy. It indicates that Governnent investment in housing 
plays a relatively iminor role in termis of w lute; id that if it is to be effective, it has to assuie 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 attenpt 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 lot established early in the process. The diversity of lending systems call be an asset il increasing 
access to finance for the low-income population. What is requited is to improve tire structurC ill such a Ianner that institu­
tional Iending does nt reach and cater only for the credit-worthy. Illiddle-income groups. There is adequate evidence that 
Iow-income dwellers will utake sig.,ificant investtents in shelter under certain circumstances. The folloving actions will,
therefore, he undertaken to mohilize resources for low-income shelter both ilt terms of the formal housing finance system and 
the people th Ietuselves. 

A. Short-Ierlul Actitms 

Target more funds io low%and noderate-income hotseholds. 

The public sectir housing programnne in the peIoid I970 to 1985 was on the whole a high cost one. If total Gov­
ermnent outlay duling ttat perioid is comlpared witht al output, it would appear that average cost of a housing unit 
was J$50000 ill cultent da\y prices, with the ttntit cost [tttt: housitng schemes significantly higher. 

Approximately oO per cet f g"ovel iluuellt illa\ ,as absolhrbed ill twenty-two lotisittg sche es which catered to the 
upper-mliddle aid ll iddle-incI0le gri tps. It It: th he tloted tha tllte (lttpttt otf perttaneit Iousing utnits did not 
expand significatly des;pite he ptulic sectol mttl:ty. In addititt vith the steep escalation of costs many of" the 
Ullits tIt wele colttsllclcd w.ele plice I t ,,;' " he leach oflwet itltc'tte ertlps. llits lolft tilf gmelleljient 
was financing a conlpo lent of" I isihw fI Itiglete itotte Lrotips at a liftte whell it was facitig large budgetary deficits. 
This cottlpoltett oi ltmottittc iestt etltltn was tltereltoe tilt fI etfective wia, (lt ;lliic atig resources in tie national 
ecoMttNIy ttm (I I tIlliiii lie clirlces that %%ereavailable 1i hitilig. 

Ili this cofttext Itelt h heen a tttaiotl rLcttl ais: an1d le-tictlitatioll ol (overllltelit's lole ift l msilg intvestmnent. 
Govelllltellt piposes lo leducc its viilvenlielit itt dilet cl tsltctiii attd to fitiance a mole flexible programmlle of 
loans 1 hiset lttildier,, tltCh\ o, a \vid 11" f, ti sil ittvestl rerts rlti upgrading and plovisiol of 
amtttenities to lew colnstltictill. 

In this ttew appirt'ch plivate secl il lt usittg finance itllstllitois, intcltiditng c:edit tllionts. will assute a Illore active ­
role itt tihe prv,.'ittl of shelter ftr ]' atid it te itt':iltte grultips. They will collaborate with goverttment itsti-
IlutiOlS ill tile provisitt Ollf trItCtiiit anlld t0tgigaec tittaiteCe for lw-l lle slttll lS ptevittlsly disctissed. 

Mechanisms hy which this cat he cliCved Aiild SUstailed will I,,-' tested ill a ltew All) littsing (iat:ifite private 
sector loan whereby (atihheat Ilinsitl, Finance (orpolatioi (CIIF(C) will t:ike lomans to priv:e develpers and 
finiance iftslitttiitts fi the poi\'isill of shelter projects such as serviced sites, core htotuses alld starter ioillcs. 

National ltsinti lrttst (NI IT) at ('al blihhea IHousihg Fittance ('orporatioi (' IlF) will expaMl hOHtg terttt fittattcing
for loW-tlcinCte hiMtSCltlds prlchasing nilitlnally selvi,:Ced sites atnd upgraded plots. The tirtgage "iake otit" funds 
will be lec cled to the Miniistrvf(1I(onstttctiot) (I -losing) (NIOC ( I) ) fot the contiued fittatncig of low-income 
shelter. 

Il order lo make shelter afidahle to low and lloderate income uiseholds. direct and/or itdirect subsidies \Vill 
clftifItte 10 be rqttiredI liwever. the,,e subsidies will be quantified and targeted to tttse htoseholds with the 
greatst teed, aftd as ificute increases. interest rale subsidies will be phased Out. 

Develop flexible financing arrangements 
As was indicated ill Figtire A.I, all tile soititiorts being lffered are affordable by tile target group i.e., income groups
with iftlites ii, IS I,Ot0 alfd less with tile exceptit of starter homes. Figure A.2 shows that with the use of 
graduated pimelt nol tgages h(;P,)Is stalter hoites also hecolme affortdahle by the target income grottp. Since the 
fittanicial sttc,,,s ;tI tile shelter strategyldepends ol whether the ihelter slutiOffs offered are If'f0rdable by target
grillps, tite pblhic seclu is aready usillg GPNIs to reduce payillents ill the ,earlyyeals of a tiorlgage. It is also cmrl­
siderirtg tlre use )I, Csc"Ilititn p.yla. tutairtgages ilFPMsit filtecst slowly approach markel tateswhich rales 

overlille,
 

However. both GI3Ms and I s musLIe chiselV related to stuch facttrs as the income of the beneficiary, qtantuml t' 
the loatt. tile cost oi the solutioln. atid tile perid ()t repaytuentt. Sutch instruments will be used to talrw the gap
between governmenl interest rates a1d TIarket rates and also reduce the need for interest rate subsides. Il addition, 
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Government wil encourage private mortgage lenders to adopt escalaled payment mortgages (EPMs) that are afford­
able to home owners while still providing attractive yields. 

SHELTER SOLUTIONS AND AFFORDABILITY
FIGURE A.2 WITH GRADUATED PAYMENf MORTGAGES (GPMs) 

Propor-
Period tlion of 

Cost Down- Interest of re- Monthly Income IncomeType of Solution J mepay Rae a ay-abe Gru 
ent Rate pay- t Payable Group 

is m tnent ill Ill- iS 
iS stal­

iments 

1. Site: Minimal Services (a) 8,000 500 6V 30 yrs 33.32 5(, 2.66 

2. Site: Full Services (b) 19,000 1,000 6"'; 30 yrs 08.53 441 2 

3. Core 	I louse (c) 36.000 6.000 8,1' t,0ys 134.10 2- 6,437 

4. Starter loHme (d) 56,000 0.000 101, 30 vrs 247.-7 -"5, 11,884 

5. Settlenen Ipgradill, (el i 1000 1.000 O%(. 30 yrs 38.07 .207 2,284 

(a) Initial nonthly . 1at)ayment 	Hit'[,ea, 10'; annually until year 7,when 1ortga e ptg level off at JS59.01laym-ents 
(b) Initial monthly payment iicieses at 10'; allut!lly until year 7, when mortgage payilnimljs level offat JS 121.29 
(c) Iitial moIlnthly pailent increas es at 10(.aniiuallV until year 8, whei mortgage payments kvel otfat JS 261 .32 
(d) Initial monthly paymlit increases at 10',;allnually itil 'ear 10, when imortgage payments level off at JS 583.76 
(e) Initial llonthly payment incleases at 10, annually initilyeai 7,when tiontlily mortgage paynients level off at JS 67.44 

Non-Conventional Approaches to Finance Shelter 

Public and private lenders will examine tl following techniques in ati effort to provide more financing for shelte. 
for the poor: . 

(i) small loans, in the fot itt of tools ard materials, through Community or sponsor groups: 

(ii) loan for gradual pirlItse and or impiovement of dwellings: 

(iii) flexible lai repayment schedules: 

(iv) easy to understand explanations of loans: 

(v) training of officers to lelp borrowers keep proper accounts and meet repaytnent schedules. 

In keeping with the above. G overnmnent will encourage and mobilize tile self help re:Ao rces of t0le poor. as mani­
fested in the iniformial construction process. in a more structured manner. The Ministry ot Constructioti (Ilousing)
will introduce the above elements in its serviced sites schenes, selling plots hot h to the National l-ousinla Trust and 
through its Marketing Task Force. ('redit Unions ald other coiimmiiuniity spisor groups will make small loans 
(around J,5.000) to plo. beneficiaries. MOC (II) will provide various hoLuse plans ald bills ot quantities to the credit 
unions and sponsor grolpS. Technical assistance will also be available through local MOC (11) offices. 

B. 	 Medium Term Act ions 
Governient will encourage private sector const ruction and maintenance of housing bv establishing incentives for 
commercial banlks to imake construction and home iiprovemitent loans. These could include such actions as exempt­
ing construction and home inproveielt loans froi (lie reserve requireients established for comniercial banks;
sharing the isks through the provisioti of mortgage insurance; guaranteeing iortgage financing from the Nt-IT 
etc. 
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* In 	the field of institutional lending one of the measures to be explored by Government is establishing a long term 
voluntary savings programnme at the NIT. This is seen as a mechanism whereby the flow of resources can be expand­
ed and the reach of the institulion further extended to lower income groups. In this way, the NHT would also 
broaden it base of contributors. Given the fact that contributions are now being refunded, such a voluntary pro­
gramme would achieve tle following:-­

(i) 	 give NtIT contributors the alternative of allowing their contributions to remain in tile NIT as a savings 
towards a "i,.ture loan, 

(ii) 	 encourage low-income groups to voluntarily save fbr housing, 
(iii) 	 ultimately beconie the basis for the creation of a National Housing Bank which would serve a much broader 

contributory population than is presently being served. 

C. Long Term Actions 

* In 	 tile long term Governnment will consider expanding the NIT into a National Housing Bank. In the long term 
approach rerinired to restructure the housing finance system, a specialized National Housing Bank would have a 
supportive role lo play in both mobilizing resources and ensuring that a wide network of lending institutions, reach­
ing down to the local level. finct iis actively in promoting housing investr.ents based on national priorities. 

* Make more public ftunds, particularly National Insurance Funds available to the National Housing Bank. In the short 
term, 	 Inacro-eco noMic constraints nMake it difficult to divert funds from one sector of the economy to another. In 
the long term, however. Government will ,ive consideration to this issue. 

Land For Shelter 

The najor strategtes to be considered ar':­
(i) 	 inprove the supply of serviced land to tile poor; 

(ii) 	 encourage efficient us of land; 

(iii) 	 increase access to credit. 

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

A. Short Terni Aclioi 

Develop a land banking system and criteria for future land acquisition.
 
The latd owned by Government is an important resource from which land be
can 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 k the principal authority I'M the managemnen t and allocation of government land, 
there is a consider,.,ie amount ,it goverr mnent la m: vested ill the Ministry of Housing, a Corporation Sole, public
corporations and local authorities for various pmrposes amnd uses. There is. at present, no complete inventory of the 
available ,oveinment land in time islanid. (overiellit should therefore undertake a complete inventory of all its 
land holdings, particnlarly urb:mn lanl in preparation of a prograunnte of land banking in MOC (I1). 

Under utilized and other 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 IMOC (11) could then take 
place. 

Optimal Use of Land 

It is extrenmely important to practise economiy iii !and usc in a country which has a growing population but limited 
land area. Land acquisition programntes for new honie building should be co-ordinated with tile renewal of old 
cities (KMA. Spanish Town) with emphasis on rehabilitation. 

Strategies atd prog;anmmes which have high priority for the use of land in urban are those that deal with theareas 

problems of slun and squatter settlements.
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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 conmmercial value. 

It may not be teasible to limit strategics entirely to upgrading and comprehensive urban iiprovenwcnt. 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-hon se the present occupants 01 sub-standard units, thus releasing the remainder of the land for 
alternative uses commensurate with the vlue of the land. 

" 	 Improve Security of Tenure
 

Improvement in land administration is an area where tile
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 rnaterial,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 
nust move quickly. 

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

" 	 Improve Title Process 

The lack of adequate informiaiion about land, particularly urban land, also creates problems 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. 

B. 	 Medium 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 divestment;
 

- property taxation as au incentive to development;
 

- ownership, access and tenure; 

- land resources and land use. 

C. 	 Long Term Actions 
The need fof a cadastral map of Jamaica 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 allexercise. 

Building Materials, Standards and Technology 

The major strategies to be considered are:-­

(i) Encourage home construction mad 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 pafticularly in the use of indigenous materials. 
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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 perforn the following functions: -­
- Strengthen national capabilities for dissemination of information and adoption of research findings;
 

--	 Promote traditi eal 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 cottracts are possible in Jamaica. 

SInproved Training 

Government will ,vork with I 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
erntent will prepare easily understood documents for the layman on vdriotus construction techniques such as 
making buildings safe against hurricanes and other natural disasters. 

B. Mediout Term Actions
* 	 Based on research cotduted bv BR. '"overnnient along with the professional organizations will examine methods 

for adopting standalrds and specifications for indigenous buialing materials. 

Legislation 

The major strategies to be considered are: 

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

In order t,, achieve tie aboe, the following actions will be taken:--

A. Short Term Actions 

Rent 	Restriction Act 

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

* 	 Land Use Controls 

Re-examine Land Use Control mechanisms in the following areas:-­
(i) 	 As part of a continuing exercise, general policy gu idelines for land use activities in the KMA will be promul­

gated in the new Development Orde:; 
(ii) 	 Greater flexibility in zoning regulations such as mixed land use zoning and Planned Unit Development will be 

established in the new Development Order. 
(iii) 	 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. 
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FIGURE B SUMMARY OF POLICY INITIATIVES 

OBJECTIVES
 

TIME FRAME
TIEeRAE 

Short Term 

Facilitate Flow of 
a olteslelowtofpoemn 

_________ Ae 

* Target more funds to . 
low-incoinum groups 

Io 
tH Ip mn 

Malke more vaille 

for urban upger:ading 

Make Shelter Programmes 

morc Accessi'.le to the Poor 

e" evelop affordable 

solutions 

Encourage Greater Private 

Sector Participation

1 Undertake stud), of Rent 

Restriction Act 
* Develt.p lldtest 

flexible fillciln 
aringentents 
DI)evelop non-coover,-
tiotial approIl-heS 
t finance 

* hntroducC aildtest 3 
comprehensive Urban 
Uperading project 
Support pOgraInct ne';d 
itilitives that expand 
avilabilit/ ot hotme 

Increase access to credit 

Intprove security of tenure 
Itliprove title process 

E.xpand the role of ItRI 

. 

* 

Review Devclopnlent 
control inechartisins 

Provide "take out" 
guarailtees, nortgage 
insurance and risk 

Expand on tertt 

financing 

impioveient 
Encourage selflhelp home 
constructiot tn the intt' lal 
sector 

sharing 

ncturageNG s(Credit
I Itions, Sponsor groups
etc.) to participate 
Improve Project Mantage­
tnentProcess 

* Continue and expand
ctulrent initiatives 
to improve housing 

Promote non-conventional 
trainiig 

finance systemn 

fMotrtgageylke (it 

tlOrdsrctC,Irdo-
Mtit . for con-
titted fittcimtg 

Make more loans avail­
able to private develop­
cis and finance insti­
trt(ions 

Medium Term 9 	 Consider establish- Provide incentives , Land Developmentt policy for Develop and adop stan­
ig NItT voluntary to commercial banks Jamaica dards for indigenoussavings prograniie 

building materials 

Long Term * Expand N1tT into Develop cadastral map for 
National Iousing Jamaica 
Bank 

• 	Provide ttore funds 
for NIIB 

EXAMPLE PRCGRAMME AND PROJECTS 

Shelter Programme 
In crder to achieve the strategies outlined in the preceding sections, programme and project efforts will be directed at the tar­
get grcups households with income levels below the median. 

With the exception of settlement upgrading schemes most previous solutions offered to date have been too costly. Forexample, starter homes are now out of the reach of the target group. In addition, technical and engineering standards haveoften been too high with the result that the majority of the population have been unable to afford the solutions offered to 
them. 

As a result theie has been re-appraisal of the 1982 housing policy, a re-orientation of government's shelter pi'ogramme, and amajor re-ordering of prioriti.s. The shelter progranime for !he coming decade aims at new construction as well as the upgrad­
ing of existing shelter and related services. 

A range of options are therefore being offered in the programme which will enable the beneficiary to take a decision in termsof his willingtiess and ability to pay. The financial provision for the programme assumes an average cast of J$5,000 for a
home improvenent loan, ranging to JS36,000 for a core (unfinished unit) hotse. 
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The new proganine strategy takes into account tile issues of affordability and the need for upgrading housing units, as wellas sites and services. file shelter strategy will al'o significantly change the direction of public sector housing investment.Basically. it rccognizes tI alhousing invest ment must be geared towards tile provision of infrastructure, and inorder to facili.tte i'ivestlnoent by hotishold mustI 'ake into account tile requirements of land. finance, skills, training and technical advice.In this tiamer, the prig:ainms hope to activate a broad bascd process of community participation and sel fhelp.Tile major pri)glallnlme Comipolcrs are as "Ollmvs:. 

I Pronmote Land and Home Ownership 
Access t)land owniership or hog ttemi, secure lease in lie developlment of new sites 
Legislation of o%%nerrltip in the cuse of settlement upgrading projects 
()piiinal use of Land in trhan renewal projects. 

(2) Provision of Infrastructure 
Provision ald il,povenent of physical infrastructure (roads and pathways, water supply and drainage, refuse
disposal, electricitv suppl, approt-, iate sewage disposal, etc.)

Constructione ofcoimtnt;al facilities
 
nlrtploverucnt otle'tcatioll and iealth facilities 

(3.) Technical Components

Development 
 of app opriate t\ p; of building standards and settlement layouts
 

- Advisory ser 
xcs I'Msell-help construction neasurestIntroductiootloaI buldirg materials thrmigh advisory services and credits 
Establishing small ,c:ilebuildimtg and building Materials firms with high labour content. 

(4 Organizational Comlpomients 
Creationi al'l ot stellIglhellig otcoltlmunllity,orgatizations

(reationt and, or siien,,:ielleng of institutions dealing witil shelter provision 
at the grass-root levelDis,:mination .)f specialized knw-how, particularly concerning suitable building methods and materialsAdvi,.e and co-opratiott itt regard to land use aid settlelneint planning and the establishmnent of land registers. 

)(§5 Economic Coinlponents 

Provision of alrms for ousing coustrmctiort and improvenment
Estabhshmmcit of workshop, and tiall production and services enterprises backed by training programmes
PrOV\iSiOl lOans ftr .,lllll LSS,Shtai in tle coIstrictioTi se tol . 

(61 Public/Private Sect or Comnplemenatarit N
 
Gevernilent to give high priority to collaboration with private finance institutions and 'turn key' developers
vs kell as to the support of NG( )s atd C1B3s. The latter would be iniareas such 
 as organizational aspects; access 
to land and related infrastructure: finrmicing and cost recovery; acquisition of materials, tools and(lequipment;
building conrt ruction, etc. 

Example Projiects: 
Government will pursue a number of projects and Aub-progranmnes within the overall progranne strategy. Each of the abovegroup of components will be combined and integrated, with variations of emphasis, depending on location and type of pro.
ject. 

The major projects and sub-progratlMIes to be developed by Government are as follows:-

I) Secondary Towns Sub-programmie
 
Under this stib-programme emphasis will be placed 
 on Jamaica's secondary towns which have been subject to severeurbanization pressures. Towns to be included itt tile first phase of the sub-programme are Mottego Bay, Spanish
Town and Ocho Rios. 

Mottego Bay and Ochto Rios are town' which have been experiencing increasing population growth because of theexpanding 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:­

(i) 	 Servicing semi-rrban neighbou rhoods 
Located in the urban periphery of Montego Bay are a number of unserviced, semi-urban neighbourhoods (e.g. 
Rose llights. Kerr Jarrett Lands. Norwood. Canterbury) seen as a blend of both iural and urban conditions. 
These communities are partly dependent on urban employnent sources besides employment on nearby 
agricultural holdings. l'iograrnie components include increased community strength and improved partici­
patory base as well as p:ovision and improvement of basic infrastructure, amenities, and housing conditions; 
employment generation and social pronmotion activities will also be incorporated. 

(ii) 	 Urban Settlement Upgrading 
Jones Pen and Fawes Pen in Spanish Town are extremely dense shanty Settlements. Land development and 
regularization of plot holdings with security or tenure, provision of infra;trutcture and amenities, assistance for 
house iluproveMenit. core htusing ol individual sites, social pronotion activities and rehabilitation services 
forut the inajoi components of this project. NGO programmes for commutnity organization and development 
will also be included. 

(iii) 	 Sites and Services Schemes 

The project claracierises ith.' delivery of land arid basic services along with options of housing loans to urban 
low income communities, especially to squatters fromi non/un-upgradable areas and those looking for low cost 
shelter opti,ns. The incremental process of housing and progressive development o,' the commmnity with the 
necessary (rgani,/ationl at tie project level will he key considerations in tile project. 

With the sites and service,; project (lovernliient wvill encourage private sector participation and greater public/ 
private sector comoplementaity. Sites and services schemes will also be used as the mode thirough which the 
sel l help resources of th1e poor, as matnifested in tie informal construction process, can be mobilized in a 
planned and ,anitary fashion. 

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

(2) 	 KMA Sub-Programnme
 

The two imajor projects to be developed in the KMA sub-programme are:­

(i) 	 Inner City developitent ; and 
(ii) 	 SettIleient upgrading. 

(i) 	 Inner City Development 
The inner city development project is conceived as an extension of the present Kingston Restoration Project 
(KRP). Overall the project aims to mnaRe use of the inherent value of existing stock and infrastructure ill older 
urban areas, to encourage a variety of private initiatives from home improvement to simple maintenance arid 
to maximise the involvement of NGOs, CBOs and sponsor groups (social service groups, the churches etc.). 

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

- squatter upgrading 
- sites and services on large are:is of vacant land, usually government-owned 
- core housirg aid starter hiomes on small vacant lot-,, usually privately owned 
- elderly housing. 

Other important areas of intervention include improvements to poorly distributed and derelict amenities, regulariza­
tion of ownership. environmntal improvements, assistance for home inprovements, employnient generation and 
skill development activities. 

Private developers wvill 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. 
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An important aspect of the project is the programme approach to be adopted i.e., all elements of the project will not 
be considered at tilesante time. While a comprehensive progranmle 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 elements of the project. As discussed under land 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 land. 

(ii) 	 Settlement Upgrading 
This represents a continuztion of ongoing upgrading of urban and peri urban squatter communities. Additional 
options will include hlone improvement loans, core housing on individual sites and serviced lots. 

(3) Rural Sub-Programme 

The 	rural sub-prograntte 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 	program me,where people owning land will be eligible for home construction loans. 

(ii) 	 sites and services schemes withItinintal infrastructure in rural towns selected under the Comprehensive Rural 
Township l)evelopment Programme. An important component of the project will be the land strategy previ­ously discussed. 

(iii) 	 home improvement loatns for expansion and upgrading of the existing housing stock. 

TIHE ADMINISTRATIVE STRUCTURE 

The demands that will be required of the administrative systeto during tile post 1987 period will be of a radically different 
character frottt what was required of the system in tle pre !987 period. There will be need for the Ministry, its project man­
agers and rela.ed organizations it lhe shelter sector. to perforn broader co-ordination and outreach functions emanating from 
the new strategies anil prograntnies. 

This does nut mean that organizatits, especially tie Ministry. need undertake a massive expansion of staff. What is required
is a re-orientat ion of out look inte isof slielter. For example, greater emphasis wil! have to be placed on community develop­
nient aiid a inber of support piograitnes (e.g., training of the trainers) put in place to ensure that the Ministry and related 
organizations can perftorn their roles. While it is expected that tie NGOs and C13Os catl play a greater role than in tie past, 
tile capacity of these orgauizations to take onta large share of the community development component is limited. It is expec­
ted that these organ izations will develop selected projects arid/or mechanisms in collaboration with public and private sector 

,institutions to serve ve-., low-income families. 
Inaddition, thl: public sector will have to work in closer collaboration with the private sector. For example, starter home 
scheites caiu be stbmitted to private f nianc: institutions for mortgage financing. Commercial banks (given certain incentives) 
can becolie llole involved in house conistructi o and hoine improvement loans. Credit unions call act as sponsors of starter 
homes. sites and services proJects as well as the provider of Itole construction and hole improvement loans. 

Thus 	 it is envisioned that t ilepublic sector, iiiainly through the MOC (Il), will evolve into a co-ordinator and facilitator of the 
provision of shelter services, a substali il portion of which will be through private sector institutions, NGOs and CBOs. 

In order to perforot its itew role MOC (1I)will have to undertake a te-orientaition of its outlook. As a forerunner to this, the 
Ministry is presently examining the utaainner illwhich its functions are performed as pait of a management restructuring exer­
cise. The tiew orgauizatiotmil st tUclre and fluctiotis of MOC (1i0 tnust therefore reflect the new policy initiatives to be 
undertakeni hy ;oVe itelt. 

The 	latter is paiticularly critical intwo areas, viz. technical standards and community development. It is within these areas 
that MOC (II) will be increasingly called upon to play a lead role. In the technical areas tie Ministry and its project managers
will have to play a critical role inileris of' progratmme management and technical assistance, while inthe commnunity develop­
ment area, strong emphasis will have to be placed on upgrading tile.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 Shlcter Stiategy. At the Ninth Session of the Commission of Human Settlements (UNCHS), Jamaica offered to
examine the problems of' shelter facing tilepoor and prepare a National Shelter Sector Strategy for presentation at the Tenth 
Session olUNCIIS. 

Assistance for pieparation ofthe Shelter Strategy camtle front US All) in tie amount of USS40.000 for tie development of a 
Housing 	Needs Assessnent. UNCtIS (Htabitat) piovided USS35.000 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 tie gitidelinies aid assessment which follow will assist countries about to embark upon the preparation of 
sl.elter strategies. 

Steps in Project Or.atlizatiot 

The following which gives details ot steps inProject Organization is summarised inFigure C. 

1. 	 Selection of Sponsoring Agency. The Ministry of Construction (I lousing) named as Focal Point for IYSI and also 
the Ministry responsible fIr shelter policy assuimed the co ordinating role for IYSlI. 

2. 	 Identify the Problem. As part of tile IYSII activities. the Ministry decided that there,was need to examine existing 
policies regarding shielter. In I)tS2, a National Housing Policy was established. However, as a result of reduced resource flows and escalating costs it became increasingly difficult to teet tirgets and affordability criteria. It was 
decided that an in-depth look at the siituatint was reqtuired with a view to developing new shelter policies. 

3. 	 Constitute a group responsible for preparation of shelter policies. Itt March, 1986 a Steering Committee chaired by
the Nlittister of (ilIstruct ilt anid coisisting 0if representatives friom the public and private sectors, professional 
groups and NGOs working attuong tile hotneless was establishied to guide the activities of IYSII. The terms of Ref­
erence of the Steering Committee were to examine existing shelter policies and make recominlendations for any 
change ill policy. 

A Focus Comnnittee to itake the detailed recomnmendations was also established (See 5). 

4. 	 Policy Issues. Based ott a repT)ort prepared for the IYSII Steering Committee oitthe curient situation, the working 
methods of the Steering ('otolitittee were established. It was decided to divide the Steering Committee into sub­
committees to study a inutuber of issues critical to the provision of shelter for the poor. 

5. 	 Establish Sub-Comnittees. Folr sub-comit tees were established to study and report back to the Steering 
Committee oti tile following issues. 

- Finance
 

Access to Land
 
- Building Materials. Standards and rechnology
 
- Legislation. 

A Publicity and Informuation sub-comnittee was also established for preparation of an information progratnme
related to the National Shelter Sector Strategy and other IYSII activities. It was subseqtently decided that in addi­
tion to of tilethe on.gting work sub-conmit tees, there was a need to broaden the scope of work and conduct a 
housing 	 needs assessment of Jamaica. At this titne also, a Focus Committee was established. The role of the Focus 
Comnittee was to review and manage all activity related to the preparation of tileshelter strategy and report to the
Steering Committee. The Focus Committee was made ip of a sitall group of key personnel from the Steering Corn­
unittee. 

6. 	 Conduct Housing Needs Assessmnent and Market Demand Analyses. US AID provided assistance for local and foreign
consultants to undertake tilepreparation of a housing needs assessment for Jamaica. The assessment identified exist­ing conditions and global needs, including irvestment to the year 2006. In order to assess the preferences and afford­

16 



___ 

FIGURE C 
PROJECT ORGANIZATION 

POLM (2) 

FOCUSSIERING 

COMMIrEE 

POLICY----

CURRENT SITUATION 

CONDUCT
 

HOUSING NEEDS 

ASSESSMENT AND
MARKET DEM*AND 
ANItLYSES ON:. 
. PRESENT/ 

IIOUSING 
CONDITIONS 

- FUTURE 
NEEDS 


o 	 O )TIONS 
AFFORDABLE 
BY TARGET 
GROUPS 

SYNTIlLalSANOF._ 

,RE-DEiFINE AND 

DEVELOP STRATEGIES 

gFORMULATE NEW 
PROGRAMME AND 

PROJECTS 

3 
ICOMMITTEE (3) 

4 

ESTABLISO 
SUB-
COMMITTIEES 
ON:. 

- FINANCE 
9 LAND (5 

•BUILDING
 
MATERIALS,
 
STANDARDS
 

AND 
TECHINOLOGY 

LEGISLATION 

(8) 

!(9) 

17 



9 

ability of tiletarget population, a rnarket demand survey was undertaken. The questionnaire was designed locally 
and the survey was administered by the Urban Development Corporation. Processing of 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
inelt.
 

7, 8 & Synthesis and Development of Shelter Strategy. This process involved matching required resources called for in the 
I-INA 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 Slielte, Sector Strategy developed, and the formulation of a new programme in keeping with the objectives out­
lined in the Strategy. This was undertaken by 1he Ministry of ('onstruction (lousing). 

Assessment 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 rot operate as was origina!ly 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, tile detailed work of prioject formulation and recommendations must be entrusted 
to a smaller group, the Focus ('ommritee. 

This group of key people rmust contain officials froril 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 coil. 
sist of technical personnel who are able to participate full rime in tire work of the coninittee and carry out the necessary 
work required to prepare the stralegy. 

The latter is seen as necessary as sub-commit tees arc irade up of individuals who often do not have the time or the resources 
to trid ertake tile i Leii ed woik programiue. The :rb-comilr it tees were riot as successful as was intended. An alternative to 
this approach would have been to prvide Ministry personnel as Technical Secretaries to ail the sub-comnmittees, while main­
taiming a wide cross-section of representation. 

Although the exercise began in March. 1980).and tie period allocated for completion was sufficient. tire time available for 
review was limited. This was dtue to lengthy delays in the completion of sub-corniittee reports, and the late start of the HNA 
(October. I ard the maiket surveys IJanuary, 1987). The laiter was a result of a change infileIO) scope of the project. The 
selection of consultants to carry otl Phase I (IINA) and tile start-lip of the exercise contracted the period available to corn­
plete Phase 11. 

The HNA also suffered from a critical lack oi"data. Data on tile housing sector were not easily available from the 1982 cen­
sus. Cross tabulations required as inputs into tire IINA model ld to be specially requested fiom tIre Statistical Institute of 
Jamaica. However. census data were still not available to provide a housing quality index, with tIre result that the model had 
to use proxy measires. In addition. tile HNA Culd not piovide infortation on people's affordability and preferences, hence 
several market deinalld survevs were riecessa y. 

The market demand analyses prtvided a great deal if data on the current housing situation infour different geographic loca­
tions. Ideally, the mtarket demand analyses should have been conducted islandwide. Iiwever, there were time and resource 
constraints, as tire design and testing of the questionnaire began before Habitat's input. In addition, tire resources to conduct 
an islandwide survey were tioi available. Iltile the market studies is critical.circumstances, the selection ofareas for 

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 cornliiit tees cannot provide. Inselecting consultants tire overriding concern must be in-depth knowledge of the 
sector. 
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PART II 

CURRENT SHELTER SITUATION AND FUTURE NEEDS 

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

Chapter 2 descrihes the magnitude of future housing Ikeds in Jamaica. using forecasts generated by a Housing Needs Assess­
ment Model and the implications of these alternitive nflanning scenalioslI'r meeting housing needs by the year 2006. The 
projections do not differ significantly from those which have been made by the Ministry of Construction ([lousing) and other 
agencies v,hich have studied fttirle housing demand in Jamaica. The metholo1hgy adopted, howveNr, is somewhat different. 
The projectiots for new housing are based on estimates of net family formation. This is likely to be more reliable as a basis 
for estimiating new housing needs thin what has been frequently used for preparing such estimates. The projectiois als, take 
account of relevant variables such as sharing Of houses, renovations and upgrading, all of which have an impact on the 
estimates of replacement, as wel as the demand for new housing and the resource needs oft iehousing sector. These projec­
ticrs are subsequently examined in relation to requiremients and availability of financial resources in Chapter VII. 

CHAPTER 1 

IHOUSIN(; CONI)ITIONS AND SI IFLTh'R NFEDS 

Grewth of Housing Stock and Population 
According to the ('ensus of Populat ion and Homusing. by J urC 182 tiletotal occupied housing stock was over 505,155 units. 
The population of the country wa, 22 mil!ion, implying a ratio of populatiot 1tooccipied housing of about 4.2 persons.
During the intercens,il period 1007 o 1t982. lie occupied housing stock had giown faster than tle popialion, at al average 
annual rate of I.0'. coipaed witlh a rate of 1.4', respectively. This resulted in the average occupancy rate decreasing from 
4.3 peivms in 1o7) to 4.2 peisms in1982. Bulling the intercensal period 19)60 to 1970, the population had growi faster
relating to on, and tA o-nml dwellings, illother words, inl ru,ral areas, 40.0 per cent of"dwellings had either one or two 
rootms; the correspmd ing ligule for Kingston being 601.1 pet cent. (Table 1.1) 

Selected Aspects of Shelter 

In thii section, th, sAlient itlItornalti ctrrentlv avail'able regatdiig Jamaica's households and tlteir housing circunistamces 
are reviewed. 'Ihe civiacteistics of tie stock, site. imaterial; used, amenities, tenure of housing stock and mnlti-houseltold 
occupatncy are reviewed. F-inally at inventmy of'.lhnaica's current housing deficit is provided. 

Number of Rooms 

A significantly larger prolportioti of htoseholds was accommodated inotie-roomi dwellings inKingston than in the rural areas, 
39.6 per cent commpared with 23.4 per cent. The differentials are tot as wide, however, in terms of the cumulative percentages
relating to one- and two-roolit dwellings; in other words, in rural areas, 46.0 per cent of dwellings had either one or two rooms, 
the corresponding fIguire for Kingston being 61.1 per cent. (Table 1.1 ) 
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TABLE 	1.1 
DISTRIBUTION OF THE OCCUPIED HOUSING STOCK BY NUMBER OF ROOMS AND SECTOR 1982 

NUMBER OF ROOMS PERCENTAGES 

1 
2 

Kingston 
39.6 
21.5 

Other Areas 
23.4 
22.6 

3 
4 
5 or more 

11.0 
4.3 
4.0 

19.8 
10.8 
11.5 

Source: Statistical Institute of Jamaica - 1982 Census: 

Materials of Construction 
Figures 1.1 to 1.3 illustnate tire ho:ksing stock of Kingston, other urban centres and rural areas in terms of age of constructionand construction imiteiials.2 The vast majority of dwelling units are constructed of concrete, stone or brick. Most were builtbefore 1970, :lt liough the housing stock in other urban centres includes a large number of units built during the 1970s. Nog,and wattle and daub tlouscs iepiesent only a small share of the total housing stock, particularly among newer units in thecase of' urban centres. lost wattle ad daub units are found it, rural areas and were built before 1960. The majority ofrecently built housing units ire made t concrete, stone or brick, with a significant minority constructed of wood. 

Data fron the census give no ili cation Of Str Ctuiral classification and therefore it is difficult to determine what is permanentand semi-permanent stock. It is generally agreed that it is not possible to determine the condition of a structure from data onlaboul (of particip:ting households. Under scenario one, the public sector "roduces and sells starterhome units on fuily 

FIGURE I I YEAR BUILT AND MATERIALS: KINGSTON 
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2 Special tabulations of the 982 Census data prepared by the Statistical Institute of Jamaica. 
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FIGURE 1.2
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It has therefore not been possible to construct an index of housing quality, but esliimates have been derived which suggest
that approximately 5 per cent of Jamaica's housing stock is illsuch bad condition that it cannot reasonably be renovated. It
has been estimated that the evidence of such "not-tupgradlahle'' housing is highest in the Kingston Metropolitan Area (KNIA)
18 per cent), and lower in other urban centfes (4 per cent), and itl rural area; (3 per Cent). [he remainder of Jamaica's lioustlg,
stock ther in acceptable condi!ion or could reasonably be ieto,.atd to a fully acceptable condition. 

Amenities
 
One important indication of the condition of the reMtiilIer 
of the housing stock is the adequcy of wvtte; and sanitary set­
vices. !"igures 1.4 to 1.0 present distribut ions oif households by type of sanitmay facilities and source of water. 1 in the KMA,
almllost all hiotseholds (67 per enjoycetll) both piped water and toilet facilities. Only abo ut 10 Joel cent have pit lattines,
less tlan I per cCet lck any sattitarv lacilities. In other urbal centres. water and sanit: !vServices are considerably less widely
available. Slitlly iess ttart half (40 per celtl) of all households enjoy both piped wa!er and toilet facilities. Almost half use 
pit latrittes and about 20 per ceit obtaitn water from catclimrit, standpipes, tanks or other sources.Not surprisingly, ruralhottselrolds receive rite lowest levels of intifastructulre services. Eighty per ceit of" these households use pit latrines, and only 
:1bot a th)ltd etj)y piped water. 

Tenure of Housing Stock 
"lie vast ,talority mrdwelling units in Jamtraica (approximately 85 per cent) are single-family detached houses, fewer than 5 
pelcent ate units inaparti)et buildings. Abolt half oh all households (47 per cent) own the dwellings they live in while 
about otre-thlird rent from private landlords (31.1 per cent. 8.2 per cent occupy their units rent-free. 

FIGURE 1.4 
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FIGURE 1.5 
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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
tile 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 inight consist ofa nutclear family along with extended family members, but it inight also include 
non-fainily meinhers who contribute to the family's economic well-being. According to the Census definition, most dwell­
ings (Q)8 per cent in urban areas and 99 per cent in rural areas) are occupied by only one household. Ilowever, 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 

I Person 26.46 18.68 19.24 
2 People 17.24 51.91 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 2.71 

Average 3.83 4.37 4.38 

Source: Statisticad listituie of J:uiiuaica 1I82 Census 

The average household size for t he nationias a whole is 4.2 persons, with a sizeable mineritv 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 members. 

In the Kingston Metropolitan Area, the proportion of households to dwellings was larger than in the rural or other urban 
sectos lt 19M2, households exceeded dwellings by almost three per cent. / For the nation as a whole, there were about 9.4 
thousand more households 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 92.8 94.4 1.6 1.7 
Rural 260.6 263.2 2.6 1.0 
Total 543.8 553.3 9.5 1.7 

Derived front 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. 

Derived from 1982 Census by HNA model. 
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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 KNIA, 4 per cent in other urban centres and 3 
per cent in rural areas. 

In addition t r structural quality, two other indices, quality Of1 amenities and the quality of housing space, give some indica­
tion of housing quality characteristics and upgrading requirenrents. 

Piped watel supply and toilet fiacilities make Il) the second group of indices used in determining housing backlog. It may notbe feasible in tie immediate future to extel piped water and indoor sanitary facilities to all households in both urban and
rural areas, and, given the low densities of rural development, properly designed pit latrines and strindpipes ttmay provide safe 
and accessible services to rural households. Therefore, the IINA model has assumed tit tihe tar Cet for tlc next twenty years
is to provide piped watel ilt tile dwelling unit for urban households, and piped water on the lot (or ill the dwelling) for rural 
households.
 

As indicated ea lier, the adequnacV o1 infrast rCtIurC services itiay pirtvide as good an indicationi as any of the quality of adwelling unit. \VhilC data fro111 the 1982 census do not gcive ituforlratioll oi the corndition of housing units, it has been
assurMIed that 75 per cet Of" units with acceptable vate aiu saIJitary services provide acceptable and reasonably pernaitent 
shelter. 

'[le third index eclate, to , aird the excess ft hrloseltl s ower dwelling mills gives some indication of overc:owding. Thethree cOllrpr/els: struictrire. aireities aind space. are le .IJamaica'scurrentused to terile housing deficit. Table 1.4 indicates
that as oLI O),t, Jairiarca reCe'd to) build approxitiately Q,400 dwelligs to elirrriniate oVercrowding and 2 800 dwellings to
replace rinits are 194,000 units lacklh,i 	 Iui-rpgr:,dabklInadditiot, apprioxiiiately piped water, witl the vast majority of
these in rural areas. 1-itally, aproxirrately 27-1.000 units have adequate infiastriicture, but require structural renovations to 
achieve pelianretit, hilly adequate st:tiis. 

TABLE 1.4 

Housing Deficit 1986 

KA Other 
KMA Urban Rural Total 

Total Households 	 195,,70 -263,15894,387 553,215
Total Dwellinigs 190,396 92,809 260,655 543,860 
Over crowding (excess of 

households over I). Us) 5,27-1 1,578 2,503 9,355
Non-Upgradable 1). Us 15.,232 3,712 7.820 26,764 
Per cent of*Stock 8.0 4.0 3.0 4.9 
Adequate 	& Upgradable 1). Us
 

lacking set vices 
 9,530 17,634 166,819 193,973
Per cent of Stock i.0 19.0 6-.0 35.7 
Upgradable 1). Us lacking 

services )I require rerrovation 51,407 187,67235,267 274,346 
Per cent of Stock 27.0 72.038.0 	 50.4 
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CHAPTER 2 

PROJECTION OF HOUSING NEEDS - 1986 to 2006 

Introduction 
This chapter presents three projections of the requirements for shelter during the period 
following set of assumptions of which tile first three relate to new construction: 

(i) the replacements to stock consideed necessary; 
(ii) the reduction of crowding in the existing stock; 

(iii) demand arising f:om net family formation, and 
(iv) upgrading of exi:;tinlg upgradable stock. 

1986-2006. They are based on the 

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 nev construction and upgrading solutions that would be deployed to achieve 
the target. 

Planning target for 
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 

TABLE 2.1 

Alternative Planning Scenarios 

Scenario 
#1 

All households 
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: $1 1,000 
Rural: S 7,000 

Urban: S85,700 
Rural: $85,700 

Scenario 
#2 

All households 
in permanent 
dwelngs wit h 
piped water 

Sale of core units 
on serviced sites 

Urban: S36,000 
Rural: $26,000 

Extension of 
piped water 

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

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

Scenario 
#3 

All households 
sheltered on 
sites wit h1 
piped water 

Sale of serviced 
sites; shelter built 
by households 

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

Extension of 
piped water 

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

Urban: $56 000 
Rural: $56,000 

The first two scenarios both aspire to accommodate all Jamaican households in permanent dwellings with piped water by the 
year 2006. The difference between the two is that the second provides a inuch 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 permanentdwellings for all households, this scenario focus-,, on the provision of serviced sites with piped water for all households. Manyhouseholds will be able to purchase or build pt:r.',nent units on their serviced sites, but the goal for the year 2006 is simplyto meet Jamaica's housing needs through the provision of fully serviced sites.' Clearly, the cost of serviced sites is consider­ably lower than the cost of either permapent units or core units. Moreover, this scenario assumes that the private sector canbe induced to supply considerably ess expensive units than under 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 ofestimating the replacement need is by assuming that a percentage of the stock is 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 approxinately 5,700units 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 improve­ment of such structures may be such that a significant proportion of semi-permanent houses get upgraded into permanentones. The assuniption is to replace non-upgradable units by the year 2006 by building enough new units annually to accom­
modate 5 per cent of the 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 occupied by an average of 4.2 persons. The t6tal number ofhouseholds 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 ihat are currently doubled up, 500 units annually. 

New Family Formation 
One component of housing need is generated by new families. It often accounts for more than half of future needs. It wasestimated that in 1986 approxiriately 2.3 million people lived in Jamaica, and that, by the year 2006, population is project­
ed to reach abotit 2.9 million, an increase of 1.1 per cent per year.i / 

This forecast reflects three key assumptions as follows:­

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

(ii) life expectancies will continue to increase very moderately over the next twenty years; and 

(iii) emigration will decline from aboutI 11 000 annually to about 8,000 annually by 2006. 

Table 2.2 indicates that, based on these assumptiois, Jalnaici's fastest population growth can be expected during the nextdecade with iverage annual growth rates of less than oac per cent anticipated for the period 1996 to 2006. 

Approximately D2 per cent of' all Jamaicans five in rural areas, bit if recent trends towards urbanization continue, the major­ity 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 ot Spanisl- Town and Portiore is the Most urbanized region of the island. 

l/Derived from total population in private dwellings, 1982 census and the Planning Institute of Jamaica's 1980-2005 "mnediurm projection" 

series. 
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TABLE 2.2 

Population Projections 1986 - 2606 

Year Population Average Annual Growth Rate 

1986 2,314,500 1.5% 
1991 2,484.800 1.3% 
1996 25,42,800 1.0% 
2001 2,770.700 1.0% 
2006 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 15% between 1970 and 1982. 

Figure 2 presents the share of thme population likely to be living in the Kingston Metropolitan Region, in other urban centres
and in rur:d areas over the next twcnty years, assuming that recent patterns of mrhanization are sustained. 

New family formation 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 
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Upgrading
Approximately 9,700 units have to be upgraded annually, in order to provide piped water supply and limited site amenities toall dwellings by the year 2006, thus extending services to 5 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 onl tie share of tlie stock that is unacceptably overcrowded or badly in need of major repairs. Second, 
current and planned public sectiri upgrading programmes provide piped water supp.y, not inprovemrents to existing struc­
tures. Given the magnitude of the country's new construction needs, and the share of households lacking basic infrastructure 
services, it is suggested that the public sector focus on tile extension of essential infrastructt.re rather than on borne improve. 
nerit. 

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 Upgrades New Upgrades Upgrades New Upgrades 

Unis Units Units Units 

1987 8.11 0.48 4.35 0.88 3.00 8.30 15.46 9.67 
1988 8.17 0.48 4.3() 9.88 2.94 8.31 15.50 9.67 
1989 8.22 0.48 4.45 0.88 2.89 8.31 15.56 9.67 
1990 8.24 0.48 4.52 0.88 2.82 8.31 15.'8 9.67 
1991 7.86 0.48 4.56 0.88 2.33 8.31 14.75 9.67 
1996 7.76 0.48 4.62 0.88 2.78 8.31 15.16 9.67 
2001 7.24 0.48 4.62 0.86 3.01 8.31 14.87 9.67 
2006 8.30 48 4.86 0.88 3.37 8.31 16.63 9.67 

Altogether, about 15.500 units of new crIMstructii arid 9.700 upgrades are required aliitially to meet Jamaica's housing
needs by the yeai 2006. More than Ialf of" all tire new units are needed in t lie KMA, while the vast majority (85 per cent) of 
upgrades are required by ru,ral hrouiselholds, very few of whom now enrjoy piped water. 

The greatest differences aniong tile th ree planning scenarios lies in the levels of investment needed to meet Jamaica's new con­
struction and upgrading requirements and ill households' capacity to affird these investment levels. Based on accepted afford. 
ability levels, an avrag'. inriseliold in the highest income quintile cannot afford the private sector's current new construction. 
Thus, under scenaiosiiCne and two. virtrally all of Jauraica's households have to rely on public sector solutions. Under scenario 
three, which asstrires that incentives are provided to induce tire private sector to build the equivalent of starter homes, only 
the bottomri four income quintiles are reliant on public sector hotsing solutions. 

In Kingston and other urban areas, only tile to)p quintile cart afford tire public sector's new construction tinder scenario one, 
i.e. starter homes. 

Inl rural areas, households in all five quintiles would find this solution unaffordable. Upgrading is considerably more afford­
able than new constiruction under scenario one. All but tire lowest quintile can support tile cost of air upgrade when thecapi­
tal costs associated with owning and upgrading units (JS15,000 ill urban areas and J$7,000 in rural areas) are included. 
Under scerariio two, the core ireit is affordable for all but tile poorest income qLiintile, and all households can afford to pay
for the extension o' full watel and sanitary services to existing structures. Scenario three offers the greatest levels of' afford­
abilit',. All households can affiod a serviced site, arid all bLit the lowest income quintile can sul iprt ,le cost Ofi upgrading an 
existingc unit. 

Table 2.4 indicates the in pli,:atlos of these investments and afoIrMdability coniparisons by presenting tie total investment 
levels irplied for each of tile three plarrning scenarios, arid the share if each investment bill that Jamaican households can 
affford themselves. In order to determine these estimates, it was necessary to coLnmpute total investment necessary to produce 
the required number of new units arid Upgrading. Money It pay for these Links call come Iroi a variety of sources. The 
portion of this tota investment that households can support thenselves is based on the affordability calculations of tire 
model. For example, a household scheduled Ior a site arid service Linit Might only be able to afford a mortgage covering half 

30 

http:infrastructt.re


the cost of that unit. Thus, the investment levels reported in Table 2.4 represent the total value of all new units and upgrades
required in a given year, and the required subsidies and the investment levels less the share that isaffordable by households
(given the mnaxillll mortgage amounts households can support at prevailing interest rates). The issne of futlire investment 
requirements is taken up further in Part IV, Chapter 6. 

TABLE 2.4 

Annual Investment Requirements and Required Subsidies 

SCENARIO I (JSN) SCENARIO 11 (JSM) SCENARIO III (J$M) 
Year Total Required Total Required Total Required 

Investment Subsidy Investment Subsidy Investment Subsidy 

1987 1012.04 279.38 803.16 64.69 722.61 0 
1988 1009.32 284.21 66.58
797.41 715.16 0
 
1981) 1012.61 285.77 799.83 
 67.34 716.88 0
 
1990 1014.90 284.03 803.80 67.2! 720.94 0 
1991 100).)4 284.59 792.66 67.31 716.84 0
 
1996 1045.93 300.11 816.80 
 70.99 746.55 0 
2001 1056.56 266.20 851.45 61.09 799.63 0 
2006 1193.86 261.80 988.45 56.49 945.19 0 

Key Issues and Implications
 
The projections deal with changes in tile 
couposition of the housing stock and improvements inqqality, and estimate the

volume of new construction required in terms of units. The projections also estimate the volume of investment required to 
satisfy fiture shelter needs. 

To sonie extent, the projections also reflect the process of capital formation inhousing, where improvements, extensions and 
other changes in sheltel sutbstitute tbr the rot: uc, ion of new units. This is implicit in the assumptions made regarding
replacements, reduction ol verctowding arid sharing of households. 

1lowever. any change in tle assumptions relating to the main variables can significantly alter the estimates of housing needs.
Soie 01 the variables, such as upgrading needs both in terms of structure arid amenities, do not provide firm estimates. With

additional intornation on these aspects, tilemethodology can be used 
 further and alternative estimates based on varying 
assumptions cal be moie ieliably determined. 
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PART III 

SHELTER DEMAND STUDY 

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

The analysis of tIle survey is presented in two parts. Chapter 3 briefly describes the methodology and sampling designtogether with the broad scope of the survey. Chapter 4 presents the findings of the survey as they relate to the shelter aspira­tions of different groups, concerning size, design, amenities and location. It also deals with affordability and mobilization ofresources for shelter, the repayment mechanisms of householders, tibe levels of savings, and future aspirations for shelter. Thispart of the survey therefore throws light on the various patterns .)demand for shelter. Information on the socio-economicprofile of households and quality of shelter, including availability of water, electricity, roads, garbage collection etc., is alsopresented 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 socio­economic characteristic,. It used a purposively selected sample designed for operational and economic feasibility. The surveyshould be regarded as shelter studies of various kinds of low-income coimmunities in selected locations of the country. Thefindings, therefore, iclate to specific communities and areas, and cannot be compared with the national or sectoral aggregatesobtained from the 1982 Census 0if Population and lousing. 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 tile main population sectors of the country, based on previous researchexperience in the field. Table 3.1 details the areas covered and sample size in the survey. 

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

I lie st ratiiia-0tt ni (lie saniiple was expected to bring out significant differences in the pattern of housing expectations andrespouses to shelter nceds as between househihtds in the KMA, other urban and peri-urban areas, and between central slums 
and squnetter communities. 

The field survey was carried ,ot using tle interview method with a structured questiOliiiaire. The questionnaire was dividedinto two parts. Part A elicited inlfOimatlion on whether people were satisfied with their present shelter situation or wanted tomove, what people's preferred sheltel s hlions would be, how much people would be willing to pay for these solutions andhow people 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 situation. 
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TABLE 3.1 

Sample Sizf. by Location 

Locations 	 No. of Respondents 

Urban -- Kingston Metropolitan Area (KMA) 
1. Central Kingston Urban slum 	 645 
2. Wareika - Urban Sqtltei commlnunity 	 331 

Total 976 
Per-Urban Community. Spanish lown 
1. Jonea Pen n 	 995---Peripheral squ',titi community 
2. 	 Tawes Pen - Peripheral slum and shanty 318 

Total 1,313 
Other Urban Centre - Montcgo Bay 
I. Railway Lane Urban shum and shanty 	 198 
2. Rose Heights -- Peripheral squatter community 234 
3. Canterbury -- Urban squatter comnmunity 	 532 

Total 964 
Grand Total 3,253 

Part B of the questionnaire was designed to provide information oi 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 asked whether they regarded all aspects of their housing situation as satisfactory 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 aspihations. 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 31 .o 5.5 62.9
 
Wareika 42.4 34.6 17.9
 
Jones Pelt 61.1 30.1 8.8
 
Tawes Pen 58.5 32.7 8.7
 
Rose Heights 56.7 41.3 1.9
 
Railway Lane 73.7 5.0 21.3
 
Canterbury 57.1 28.6 14.4
 

The distinct pattern which eierges from Table 4.1 is that most peoplle 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 far the worst community surveyed. It should be 
noted that people living in Central Kingston would like to 1ove, but tie number wanting to rent better acconmodation 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 prolhhly c, nditioned their choice of shelter solutions. Appioxima.tely 63.4% of the sample expressed a dissat­
istaction with their present ititusin , situation while 36.0 pet cent were satisfied. 

Respondents who indicated that they were not satisfied with existing conditions were asked to indicate what kind of housing
solution lhe wmikd piefer. Non-m.vers also indicated their preferences fo, improvements to their present situation. The 
teilts t pieferred shelter solutions by locatin are shown in Table 4.2. 

TABLE 4.2 

Preferred Shelter Soluition. 

MOVERS (%) NON-MOVERS (%) RENTERS (%) 
Location Completed Starter Service Unser, iced Repair Demolish 

Unit Home Site Site Repair Expand and and 
_______ ___Expand Rebuild 

Central
 
Kingston l4., 15.1 1.() 5.3 0.2 
 62.9

Wareika I ,>) ; 1.5 12.6 23.1 3.8 6.4 1.3 17.9
Jones Pcn 1.7 38.1 3.0 0.3 14.5 3..4 11.2 0.9 8.8 
Tawes Pen 36.2 19.7 2. 0.4 17.0 2.2 8.7 4.8 8.7
Rose Ileights L.4 32 7 8.7 22.1 3.8 12.5 2.9 1.9
Railway Lane 16.3 5 P) 5.0 0.6) 3.8 0.6 0.6 - 21.3 
( ItIeIh tI1 32.() 1St.0 7.4 1.8 16.8 2.0 7.1 1.8 14.4 

From Tahle -. 2 it can he deteimined that bo distinct p ern as regards preferred solutions emerges. In Central Kingston coin­a! 
pleted iiits and stairter homes follo',.ed rental as tile lost sought-after solution. Among non-olvers in Central Kingstonrepair of" tIle existing st iucttle was tie tmo st desiiable solution, while in Wareika repair of existing structure was the most 
sought-aftel soliotnouveiall 

The fact that Waicika is a well-_stdhlished squiatter coiniiiuiiit y which has had improvements to infrastructure in the recent 
past Inight explaii tile Ilighel Iespnse rate foi repair and expansion ,i! st ruct tires, Respondents who indicated that they werenot s,l1tiSed Mil their exist ii, situation were asked if they had made plans toiimprove the situation. One of the reasons given
by iesileni> if' Wa ika wh. they had made n plans for chaige was the lack of secure tenure. Improvements to shelter in
Wareika appear to he of significant importace, as it was [iie most sought-after solution, and lack of security of tenure one 
of the r1.asolns why plails til change had lit heeil made by residents. 

RPespoildent s if) Rise leights p1refrred st amtel honles as their shelter solution, while in Canttrury completed units and repair
10 existing tits wee !1C laill cljiicCs 101 iimoVel, aiid noll-llovers. Caiterbury is an older and denser squatter community
thaln zose lleigit ,. While saiitati in Canteuhuny is veiy had indeed, a iumbe of residents had a verandah of sorts. It isthercfore not stitlplising that those wanting to luioe ill Canterhnry would indicate a completed unit as their most sought-after
choice. Low levels of incole polthtably influnted the choice o! staiter homes for respondents in Railway Line. 

Affordability and Mobilization of Resources for Shelter 
lnfoilatiom onl past, present oi plannetl otitlay on I(thosing was sought. There were inquiries relating to the use and purpose,of s:ivings; iiutlay on purclhasiiig; exp+uisio and renting, and planned outlay on renting, building or purchasing a house. The
respondents weie fiist questiiiied oil the mane in which tile laini was originally obtained. Respondents were also asked to 
indicate what kiil if ai rageitent applied to the unit they nw occupy (this is indicated in Table 4.3). 

Tahl 4 3 shows a ntumbei of ilteresting statistics. As wold he expected, the number renting in Central Kingston was high(70 pet cent ) while t i Wt umber f owimer-built struct ures were highest in Wareika. (76.4 pet cent) and Rose Heights (54.3
per cent). Railway Lame had the lowest petx ntage of owner-built structures outside of Central Kingston. It should be noted 
that 73.7 1w cent of respindents in Railway Lane wanted to move, the highest perceitage of any ctmiunity surveyed. 

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

Housing Tenure Pattern 

PERCENTAGES
 

Central Tawes Jones Rose Canterbury RailwayWareika Kingston Pen Pen Heights Lane 

Purchased 1.5 3.6 5.7 3.7 8.5 5.8 1.0 
Leased (Land) 0.3 0.9 1 1. ) 4.0 - 2.3 ­
"Captured" 6.3 9.3 2.5 0.1 - 4.3 0.5 
Inherited 6.6 3.1 4.4 3.4 2.1 7.9 3.5 
Family House -- 2.6 8.5 12.3 5.6 7.1 1.5 
Pay Mortgage - 0.6 - - - -

Gift - 0.8 4.4 1.0 0.4 2.8 0.5 
Owner-built 76.4 0.3 26.' 30.5 54.3 22.0 6.1 
Rented 5.4 70.2 34.9 40.8 15.4 43.0 82.3 
Living with family 2.1 0.8 - 3.5 13.7 1.7 1.5 
Sub-rented 0.9 / -/ 0.7 f 2.8 0.5 
Rent-free - 7.4 0.6 -__.. 0.5 

TABLE 4.4 

Preferred Financing Arrangements 

Down- No Down­
Don't Know Cash payment payment 

Location with instalments 
% instalment only

% 7r 

Central Kingston 1.6 12.7 64.3 19.8 
Wareika 15.6 62.5 21.9 
Jones Pen 0.2 2.0 45.1 52.2 
1awes Pen 1.5 5.3 56.4 36.8 
Rose Heights 1.7 81.7 16.7 
Canlerburv 1.5 6.2 81.4 10.8 
Railway Lane 1.7 5.9 51.7 39.8 

Most respondents were willing to make a downpaymneut with instalments. Ilowever, a significant proportion of respondents 
preferred financing arrangements which do lot include a downpayment. .Jones Pei, Tawes Pen and Railway Lane favoured 
this solution to a greater extent than any other community. Whent queried as to tile mostsoUrce of downpayllent, people 
(50 per cent) indicated that iousehold/personal savings would be the only source; savings combined with gifts being the next 
major source. This corroborates the findings of Part IV, Chapter 6 of the study that tie volume of household savings which 
fPowed into the sector must have beeu substantial as there has been a considerable decline iufinancial flows in the formal 
sector, yet there was allincrease in the hotusing stock alountling to 78,000 units between 1970 and 1982. 

Those who espomded they Wanted to move and saw : co)pleted unit as theii shelter solution vee asked to indicate what 
was tileexpected price o[ a two-bedlroott compu)leted unit. The results of mhe respm)nse to this question clearly indicate that 
there is great disparity between tle f'inmcial capacity of households and their aspirations. As indicated inTable 4.5, most of 
the respondents expected :acompleted unit to cost less than B130.000. A stat tet home being delivered by the Ministry of Con­
struction (Ilousing) crists .IS5,000. The cheapest coutpleted unit being delivered by the private seclor on tile Ministry's 
schentes is J85,000. 

Respondents who wanted to move were asked how much they could alfoid as a (hownlpayment. As shown in Table 4.6, 
approximately 50 per cent of respondents indicated that tile downpayment should be less than S1 000, except in Wareika. 
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TABLE 4.5
 

Expected Price of Comnpeted 2 B/R Unit
 

Percentage
 

Location Less than JS30,000 J$50,000 J$80,000JS30,000 to5 t0 
to oe0 and,0


to and 

Central Kingston 41.9 25 8 12.9 19.4 
Wareika 53.3 33.4 13.3 
Tawes Pen 7(.3 10.4 9.2 0.1 
Jones Pen 53.6 20.1 10.0 7.3
Railway l,ne 73.1 11.5 7.7 7.7 
Caottelhitu v 60.5 17.6 10.6 5.3 
Rose leights 88.U 8.0 4.0 

This must be viewed against the hackgntind that. nmong mlovers, completed units and starter homes were the shelter solu­tions selected. Dowlipayment ()n the Ministry's starter homes is 5 pei Cernt )r 52.800. 

YABLE 4.6 

Affordable )ownpayment 

Percentages 

Less thai, JS500 JS1,000 J53,000 JS5,000Location to to 
 to
JS500 JS 1000 JS3,000 JS5,000 and over 

Central Kingst(m 37.0 18.) 10.6 12.9 20.0Wareika -1.4 -.- .5 16.2 
Tawes Pen 2.5 18.1 26.t) 14.3 5.2 
Jones Pen 20.4 15.7 2-4.8 15.0 18.1 
Railway lme 50.18 20.6 15.9 11.1 0.6 
Canteltu' 23.0 24.1 13.0 13.7
Rose Ilelits 21.6 13 7 -41.) 9.8 13.7 

Tables 4.4 and -1.6 indicate that espnderwts mu.\\illing iomake sonie kild of downpayNienll toward shelter, but downpay.ments for ttmore than 50 per en t o the sample mutist h..,below JS 1,000 and for approximately 30 per cent of the sample less 
than J$500.00 
.\rmnong Hon *nmovet 1,, I1altihe inldicaling Ity wanted t)intprOve their ,;trClcures were asked how much they could afford tobol !)\.Ito utimdelt:,k iltplvemtlemtis. Approittlately 54 pei cent (d not movers indicated that they required only very sm1all
loans, less thanlJ (See Table -1.7).05.00 


TA BLE 4.7 
Home Improvement Loan Affordability 

Culnative Percentage 

Location Less than J$2,000 fJS5,000 Over Don't 

J$2,000 J5,000 
to 

JS10,000 JS10,000 Know 

Central Kintgstot 58.3 ) .7 100 
Wareika 36.. 45.5 8 I .8 100 
Jotles Peu 35.7 5(.5 -3.3 1O0
 
Tawes Pen 66.7 85.2 (.0 100 
Centel bury 20.0 43.1 70.8 100 
Railwvay Latne 100 
Rose I leights 28.0 56.0 8-' .0 100 
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When asked how they would pay for improvements, most respondents indic.ted that this would be front personal savings. Tile 
tpartner systen was seen as a source for 8.7 pet cent of residents in Wreika, 4.6 per cent in Jones Pen, 15.1 per cent in 

Tawes Pen and 1.1 pr cent ill t ryn. meitioned as a loan source it-other CrtllmmlUnities.Cantet Tihe paltne,.r systenl Was llot 

The financial outlays these households were willing to make do not include tilevalue of'hOUseh0ld labour aid tile materials 
collected or fabricated by them. In ntany instances, this would amount toa substantial part of the total resources required for 
the house. 

SOCIO-ECONONIC PROFILE' OF I(OUSLI IOLDS 

The information in this section ieters to Palrt B of the questionnaire. 
Family Size and Composition 

Family size in the low income areas sir veyed tended to be large. Families with more than seven persons accounted for 25.5 
per cent in Canterbury. 23.5 per cent ill 17.9 per cent in Central Kingston, 18.7 per cent inTawes Pen, 15.9 per centWareika. 

in Canterbury, 14.8 per cent in Jones Pen and 9.8 per cent Railway Lane.
inl 


TABLE 4.8
 

Family Size
 
No. of Persons per Family (Percentage)
 

I 2 3 4 5 6 7 8 9 lO& 
More 

Wareika 11.9 10.3 13.1 17.2 14.1 10.0 8.1 7.5 2.5 5.4 
Central Kingston 16.1 17.2 13.0 14.7 12.0 8.0 7.8 3.8 '.6 3.7 
Jones Pen 7.8 1Q.8 18.1 18.5 12.3 8.6 7.0 3.1 2.1 2.6 
Tawes Pen 16.5 1-1.2 16.5 i2.0 13.6 8.4 7.1 3.6 1.9 6.1 
Railway Lane 26.4 20.9) 15.4 12.6 .2 0.0 3.3 2.7 2.2 1.6 
Canterbury 12.7 14.4 115.3 . 14. IhI 1 (;.o 5.7 .4.( 1.9 3.4 
Rose Heights 8.5 I1.5 14.0 1-.0 1 9.0 6.5 1.5 8.5 

A.s can be seen fronlTable 4.8 tilenumlbe o1 faIMilic, with nore than fout persons pet family was also quite significant and 
ranged from 24.2 per cent itnRailway Lt1e to 51 pel cent illRose leights. 

Although farilies ale lare, moost fartnilies are rICee:r falilies, tilelatter accouniting for approxiriately 52.0 per cent of the 
sample. As can be seen in Tahle 4.9, in all areas surveyed the nucleal family was clearly tire most iriportarit method of family 
format ion. 

Approximately 13.7 per cent of tile sample was made itl of extended families. It should be noted also that female-headed 
households accounted for 13.5 per cent of the sanmple, compared with 13.7 per cent for extended families. Female-headed 
households were highest iii Central Kingston, Canterbury and Tawes Pen. These low-income areas are slums or squatter corn­
munities which aiulocated within easy reach of tire Centi al Business District. 

TABLE 4.9 

Family Structure (Percentage) 

Nuclear Extended Female & Male Adult Adults only Single personchildren & children 

Wareika 79.1 2.2 4.7 1.6 1.3 10.9 
Central Kingston 56.6 4.6 18.5 1.5 4.0 14.5 
Jones Pen 59.3 14.2 11.8 3.1 4.0 7.7 
Tawes Pen 44.7 12.3 18.8 4.9 3.6 15.9 
Railway Lane 43.4 7.7 13.7 1.1 7.7 26.4 
Canterbury 51.2 11.0 18.0 1.5 7.4 10.8 
Rose Heights 51.0 20.0 9.0 4.0 8.5 7.5 

1[ Partner ;ystem -. Infurnal system of credit whereby participants contribrte a set sum of ioney weekly or Irnontlly for a specified period. 

Each person .articipating receives "their iand" on a rotating basis. Money is collected by a "banker" who often is a woman. 
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Size of Households 
Data Ciini tlie 1982 Census indicate that 8 per cellt of households in the KMA have more than seven members, while in other 
irbani celitleS I I per cent of households are composed of eight or more nicnbers. Table 4.10 indicates that within tilelow 
income coiiiiillities surveyed, household sizes tended to be much larger illthe KMA than tileaverages indicated in the 
Cellskis. 

App oxilllatc' I ,.4 pe! ccillof holeholds illWareika and 10.2 pei cell( ill
Celntral Kingston have illole thall eight mllem1bers. 
IHousehold sizes wole also large illthe other urban areas, ranging froi 6.0 per cent in Railway Lane to 16.5 per cent in Rose 
Ileihl s w it hiiior thain Cight i hcilibers. 

TABLE 4.10 

No. of Persons Per ilousehold (Percentages) 

I 2 3 4 5 6 7 8 9 10or 
______________More 

Wareika I 1.3 10, 12, 17. 13.1 10.3 7.8 8..1 2.5 4.8 
Ccutral Kiil,,m 15.7 18.) 1-1.1 14.3 11.1) 8.0 7.8 3.8 3.3 3.1 
Tawes Pell 1 .3 1-1.2 l 5 I 1.7 13.1) 8.4 7.1 3.0 I ) 5.8 
.lole.,Pell N.) I ) 1 .j 8. 12.2 8.9 0.() 2.0 .1 2.6 
Railwvalv l,1c - '-.3 1 .4 12.1 18-.2 (.0 3.3 2.2 2.2 1.6 

(al _,ebitvi 12.1 14.0 1lo.3 1-1.4 15.7 10.8 6.2 4.5 1.9 3.4 
Rol ,e lIcihu II_1.5, 14.0 11.5 12.0 14.5 I1.0 0.0 1 6.5 1 1.5 1 8.5 

Employnent and Incoile 

HtOUsellOld heais , leli Ii;id inked withIiillti las,vce a,kcd ihe o, montlh of tile surwey. The results are shown in Table 
4.11 

TABLE 4.11 

Emlhvment satls 

ISorked Last Monh ('r) Unemployed () 

Waleikl o..l 20.3 
Ceill lalkilIg+.'Itl -15. 7 51l.4 
.iics Peii 58.8 38.1 
'liwvcr, Pell 51. 37.8 
I)li', I.alic 71 -I 27.5 

(alll[iii i \ 76.8 22.0 
Row lIcielhi 6)2 . 

I11! Talll -1. I1 it c'n bie e ll111,1t.'i pl\ iliuit iighest ill('eittial Kingston whei I1.0 pet celt of tilesample indi­
c.titl Ihai Im .1 in k% 10.7 pei Cellt 


ligiale, ' pI)M ll\,I 1i t)lII iis witi 


they did ntt hill'. lm . 'lliis as Itillwed h\ it tIle samiiple Ci.-aged illvending and another 8.8 
pIM .en ill g. l1t te ,is,1 l .()ll 'elldilig.Iiiggleiillg, dLm estic work andltdoiiieslic 
helper heiiro the lii0 inlp,,irir it ltrncirpl, , iic.li 

lI (i iiIlItls lilt ] liThe llcille Iie:)'ls, l 1ic tIitcrleiil c'lhl, hive I ii esented ill101ils (1 SiX illco e alegolies ill 
Table 4.12. llic tl:i in lablc -1.12 pitivirc ,titii' bench liarks: I'M Wa ,cika. withuiirutn example. the highest level of' 
elillplhtyiiCult illlileuca, siveved, also lettlIded tile hulielt pI)'lcliiage with iiicomies ve .15271 pei week. 

Tawes Peii. Central Kiilsiti :ild .limes Peli appcai to be tile poorest otf the ow-ilcoluic lreas suive'ed. with 15.1 per cent, 
12.7 pe cent aiid 10.7 per Celi. lcspctictvcl. enlmilig less ihan I10 pe week. It shmlid be itel that 38.1 pel Celli tlmeot 
siipl ill .lld 37.8 wei tJolleS Pei iMCelltlilI'la\\ es lle L mre rlnltvctl. 

Wheii the head )fhimselhtld was asked wl:ethethe e weic additoimial soulrcs oflilli'ille available to tilehousehold, 52.1 per
cent of' the samiple replied ill the affiriinativc. ()hie IeSmS ill the household, ieiiittances, gifts and food stamps were the 
inaj)r sources of additional income to the household. 
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TABLE 4.12 

Weekly Income: llead of Households 

Percent Not stated Less than S.6.- JS101- JSISl --JS201-- OverJS55 JSl00 JS150 JS200 JS270 JS271
 

Cenra KnetoiWareika 4.4 0.' -1 - 4. sCentral King ton 5.4t 3.k) 2.5 .,, 0.3 .8| I 84..4.4 t),. 10 1 57.7 
Jones Pen 5.2 5.5 5.2 . 0.5 4.0 52.0Tawes Pen It.2 3.8 11.3 5.4 7.2 o." 37.3 
Railway Lane 22.2 1.2 2.5 J 6 4.3 10.0 51 )
Cai, -hl y 7.7 2.1 6.3 5.A 7.7 .5 (,4.3
Rose Heights 10.1 0.0 1.7 2 6. 1 7..3 7 1.5 

Incoet s were mainly froni salaries ;,nd %o. ICtages (57.; cent),( w\ol,ich full-ilnC watge ciilll'ittillt..;ccotlnted for 26.7 percent, part-time wage einploylnent Colti ibuled 10 pIeCelliand Ilie .ialliiandel Came IiiconI(Iasoital I wage catflings. Sell employ-.ment accounted tiir ilprlxitiately 21 .6 pil Celli "incolmes. I ll-time ,.:wge cat nets vcr\c highest inWareika. while *he
highest percentage of" selt emplovimtnt was tini iii Rose 1leiglits and ('alttethin!. 

Respondents weie asked It indicalte hnw;'nnt1Ch ilcv SpeillimI l. a(tccttlilldoatiol. 1iiisllp atioll. watel and electricity flthe itionti pleceding tie surxey. Fond was [he mital iten , expCildilulic for ilost households, as indicated in the following 
sect ionts. 

Food
 
Approximately 50 to 70 per cent of' households spent B3200 to .IS300ott food pet month, with 90 pet cent of Ininseholds 
spending JS500.O0. 

Accommodation 
Approximately 50 pel Cetti of househtlds in Cenltal Kingston paid .15200 for accomnmodatiin with 96 pet ceit pavingless than JS100 net month. In cittitnieIt iCs wlcte entlal was less significant, such as Wareika aid Rose Ileighlts, expendittire
oil acc{lnllloda iiiti was fil for 90 pel cetli h(1useltllds. 

Inother cotmun itiies..a)lurxiiately 50 per celti of htiselh0lds made rIo paiyrents for accommodation. ExpenditLure on
acctltiidatit\was less than JS50 tti oh it't le (lait 70 per cent of the sample. 

Transportation

Expenditure iln transplrtatii varied icColdin,, 
 tot the gelgraplic lItcation otf the c tillitinity. Approximately 50 per cent ofhouseholds intile centially Incated at caS (CCitIA K itgsttt 1 atsportatiti

cent o)I' households io Rail\av LatIc (CCiiiaIll. hIcalled also Spenit tit) itllle oil tlansportatioln. Transportation expenditure
 

& Tawves lPent)had tll expenditure, \vhile 40 per 
' 
was ai iliptrtait expetidittIre ietit Ill tlhe petiphelal Communities of' Wareika and Rose Heights. Median monthly expendi.

lire Iu lianspil tallitt iii Row, leighlts \,:I"S08 .00 and .l.50.0( it Wareika. The ntaxittuin spent for transportation was
1$800.00 per itMonth in lawes Pen. fhllwed hy A18720.00 per intt inl Wreika.
 

Water 
A large percet:iige 1hm.ichhls, spit %e\l,little lt \v.'cl. ()Ver Q1)pet cent of the sample inRose lleights and Waieika, 80 per cent of" the sample ill Jites len . 00 pel cent itt ('ailt bit' atid 50 per cent in "awes Pen paid no water bills. The lack of

pilhably heig anthis palicular fiacilit\ accttlis lot wltel II(.1 ittiportait expenditure item to the abovernentioned conmnmn­rtties. .Alpproxitatel', 56 pel ccitt 0f lMIsehldt s in('etitra Kingstoit paid no water rates, while 96 per cent of resp)tndents
paid less than .1S 00.00 per intll. It should be tited that 88.0 per cent I households in Central Kingston had water pipedinto their y1'ard ,ill. [leIImediat imithlh expenditure (t\water \\'as J.SlO0.00 inRailway Lane wmere tore householders paid
for watel iltall )tler C(tillllltlittt.illtnyv 

Electricity 
A high pCrcettlage If iesptldeltt alsto paid no electricity bills 54.6 per cent in lawes Pen, 55.0 per cent inCentral Kingston,2.t pei ccit it .hltes Pen and Q)4.0 per ccitt itt Wareika. Onl'y 29.2 per cent of' househtolds in Wareika used electricity, 41 .8 
per cent it .ones Pen, 34.2 pet cent in Centiral Kingston and 24,.t ) per cent in Tawes Pen. Median monthly expenditure on 
electricity \was J525.00 fit Rose lleig l:, .,:]d Caitterb ury and JS 12.50 in Railway Lane. 

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)
ORent Don't 
Own LSubease Sqat' Free Know 

Wareika 0.3 1.3 07.4 0.3 0.3 
Central Kingston 9.4 1.4 0.8 13.9 7.() 0.6 
Joues Pen 13.8 36.6 45.2 0.5 I 1.5 0.5 
Tawes Pen 10.2 33.0 0.0 I 1 1 .3 
Rai a',' Lane 22 2.2 3.5 0.5O CS 2_.7 
Cant v IS., 07.9, 0.4 4.9 0.9 3.0,r 4.3 


Rose Heights I.5 98.0 0.5 

Flom the Above table itcan b seell that a lrkdge peelttllage of the sample was either leasing or rentling land. Leasing is a more 
lolig-terI at millgellell witht solle agieetlellt between ttnlaill aild ildlold, lent ilg is a more short-telill ad hoc atllangellell
Squaling appealed to be highest in the Wateika aea of the KMA and Rose Ileights ill Montego Bay. Owieshtip II land 
accoltlltcd I'm6.0 pci Ceit of tie sample. 

Table 4.14 shows the ownership pattern of dwelling units. ental Kingston had the highest nber ofnn ,tilers, with Wameika 
having tilehighest lltlllle of owne -occupiers. Approximtely 78.5 pet cent of itnits illRose Heights were also owitel-occu­
pied. 

TABLIE 4.14 

Ownership of I)welling Unit 

Per cent Owning Unit Per cent not Owning Unit 

Wareika Q1 .0 0.6 
Central Kingston 10.7 88.1 
Jottes Peit 45.8 .3.9 
Tawes Pen 55.0 4. (1 
Railway Lane 12.1 87.9 
Canterbury 43.5 55.0 
RoseH leights 78.5 20.5 

Occupancy
 
Information Oni nIlti-occupancy call be seen from Table 4.15 which shows file
nitbe ofi households occu pying a unit. The 
informatitn illthis table indicates that iiost dwellings are occupied by only otte household, although 20.8 per cent and 20.7 
per cent of dwellings in Jones Pen and Taves Pen, respectively, had two households per dwelling. In Central Kingston 8.3 per
 
cent of dwellings had seven ol t1more 
 hoIseholds, typical of the Kingston Metropolitan Area slums wit h a high level of over­
crowding. 

Inftrimaltoll frtllfi tile1982 Popilaitio atnd I lousing Centsus iitdicates that 98 per ceit of dwellings in the utb:ttt aeais and 99 
per cern t1'dwelliitgs it I ttl areas ate occupied by only tite household. Table 4.15 confiims this with 71 Qper cent of' tire 
sample containing one houseltold peIdv,elliig. 

Mobility 
The period of residence illthe lIcality or home can be considered a good indicalor of nibility oi its absence The data 
reealed that flie ma.ority of households had been recent moveis, living in the area fotless than five years (32.7per cenit).
Only illWareika did tie n1ajority of* households meveal a tendency to reside in the s:me locality fita long period of time: e.g.
33.5 per cent of' households for tent to fifteen years and 26.0 per cent from fifteent to twenty years. 
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TABLE 4.15
 

Number of Households Occupying Unit
 
Percentage
 

J1 2 3 4 5 6 7 & 
H/H H/-I H/H H/H H/H H/H Over 

Wareika 98.8 1.2 
Central Kingston 46.8 12.8 9.0 12.0 7.5 2.5 8.3 
Jones Pel 53.2 20.8 11.2 7.3 4.5 1.2 1.0 
Tawes Pen 70.9 20.7 3.6 23 2.6 
Railway Lane 64.8 14.8 7.1 7.7 3.8 1.6 -
Canterbury 63.7 18.5 9.8 5.7 0.8 0.6 0.8 
Rose Heights 85.5 8.0 4.5 1.5 0.5 

Tawes Pen appears to be made tIp of two communities, t1e 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-S -JO 10 -115- -20 20-30 30yrs. 
Years Years Years Years Years &over 

Wareika 5.0 2 .,) 3335 2,.) 8.1 0.5 
Central Kingston 27.5 29.!1 1S.) 9.5 .2 5.5 
Jones Pen 2. 23.7 10.5 s., .2 5.5 
Tawes Pen 34.3 IQ.7 8.3 5.5 . ;.7 
Railwa% L.me -. 6 20.3 13.0 3.7 8.0 2.0 
Rosc I leighls 24.5 17.5 22.0 21.5 14.5 
Cntie- 3. 1 '22.8 13.7 11.2 12.4 6.6 

Profile of Housing Conditions 

Number of Rooms 

TABLE4.i 7 

Size of )welling Units 

Number of Ruoms (Per cent) 

1 2 3 4 5 more than 5 
Wareika 10.3 5.651.3 I 23.8 1.6 1.2 
Central Kingsto 57.2 33.1 5.0 2.9 1.1 0.8 
Jonies Pen 30.7 29.5 17.o 1I1.4 5.8 4.4 
Tawes Pen 4 31 13.9 6 4.930.7 6,.5 
Railway Lane 45.1 28.6 7.1 10.4 4.4 2.1 
Canterbtnrv 34.2 32.1 23.4 0.6 2.3 1.4 
Rose Ileighlts 21.0 24.-5 34.0 12.5 .0 3.0 



The majority of(Idwelling units were small, with 31.1 per cent of the sample containing only one room. this phenomenon was 
particulaily tie il ('enttal Kingston with its high ploportion of rSntet anod oVerci\Vdiog ill C,,iStntg buildings. Wareika, a 
well-established squatter settlement, had nuier dwellings with rooms onea hilgher "of two than With room . Cumulatively, 
moie than 70 pet Ceit ()I thie sample htad ttly two rooills. 

Iloush)ldet \ ci c ds,,kcd to ittdicte it :ltlo tvil(, t llo ils ill thei dwelliigs were used t business put fpsses. Only 3.4 per cent 
Of' dellings t (et \Kite'tt to some of, economic activity,tal ,'tc n1tCd Cam , ott ,fOit 3.8 per cent of dwellings in Jones 
Pet,?,.lpei Ccnt itt Ts e., Peit. 4.2 ier cCitt Ill (7attet \, ald -I.' pet Celli ill Railway were used for 0cOi t"lllic gaill. Ilowever, 
12.5 pet ceit of toutsel,,Id, ill Rose I leigtis. :an '7.' petcct in Waleika used theit dwelling to carty on sotni kind of eco-

II0. lic atl It \. 

Rose I leights id Wareika are squclatter cotititititics ott the periphery of Montego Bay and KMA, respectively, where access 
to the cits cch.iti, diffictl teed small11 3td tile Iot Lusiesses greater. 

Condition of Dwellings 
Intel viewetls \\'Ce givt a cla.-,Jficatiott and ratipl scale ott which to evaluate the condition of' dwellings. The result of this 
exci cise ate sltown in Table 4. 1SA. 

TABLE 4.18A 

Condition of Dwellings 
Cent ral 

Per cent Wareika Kingstr Tawes Pen Jones Pen Railway Lane Canterbury Rose Heights 

Not Recorded 0.7 If.7 1.3 1.I 1.1 2.0 
Excellent 2., 0.2 0.5 1.9 --
Gotod 7.2 7.3 1.3 Q.0 4.4 17.1 23.0 
Fair 37.0 26.7 .40.0 40.7 44.3 48.0 
Poor 54.( ,5.3 ,O).8, .0 53.5 35.6 27.0 

as C ndti tn 
condition. Appi o ximately I1.3 pi cent (I'dwellitigs ill Ta\ss'P \lwere classified as being in gtotod condition and 2.6 per cent 
ill excellent Conditiot. Apploxittiaely 23.0 10r ctent )' htilditgs iul Rose I leigls \\cte classified as being in good condition. 
Respotidets \wetc also asket to rat e Cttondition 1'thei, structult es. The lesults Of this query lie shown in Table 4.18B. 

The tajirity of )uilditigs wet C classified heing in p)Ooti alt hugh ai stsllstattiaI prtmtrtion appeared to be in fair 

TABLE 4.18B 
Condition of Buildings

Per centWareikaCentralHegt 

Per cent Wareika Cengstral Tawes Pen Jons Pen Railway Lane Canterbury Rose HeightsKinlgston 
Not Recorded 0.0 0.2 1.3 0.2 1.3 0.5 
lExcellenl I .0 0.0 1.6 0.1 0.5 0.8 3.5 

6. )Good 8.4 9.2 15.5 8.8 18.() 21.5 
Fair 43.8 I 24.1 22.0 31.0 34.1 30.7 43.0 
Poor 45.3 60.0 59.5 01.8 56.0 42.0 31.5 

The similarity between tile observatiots of" tile interviewers and the resptse of tile householders should ,e noted. Most 
householders classified their btildings as being ill poor Cotditions with a substantial proptrtii considered as being of fair 
quality. Rose Ileights had the largest percentage (of buildings in gotod conditin as classified by the interviewers and the res­
polndent s. 

The lack of amenities was a mna*jo clicerill of' mnally respttdents it life sample. llouseholders were asked to rank what im­
provements they would like tot see itt their ct'mutity. Water. toads, housing and social facilities were the major improve­
ments requested by respondents (Table 4.19). 
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TABLE 4.19 
Improvements Required

!Sociail Job opnl
Water Drainage. Roads Light facilti T,'ain Housing Other 

% % % fTraining % 

Wareika 04.3 16.3 7.) 3.4 1.6 7.2Central Kingston 0. 0.4 2.2 0.6 7.1 41.1 30.3 14.6Tawes Pen . 2.5 . 1 .0 
Jones Pen 22.6 1.2 8.6 19.9 12.0 2.7 6.4 26.6Railway Lane 7.2 5.6 0.6 25.0 S1.4 51.5 22.9Canterbury 10.4 1 17.3 1.7 20.9 2.9 10.4 3!.3Rose Hfeights 82.4 5.0 1.5 6.5 2.5 

The most sougilt-after solht ions in tile so,:ial facilities category were schools, p,,,stoffices, playing fields, health centres andpolice stations. Illdie oilier category the most somg-ntafter solution was a comnercial centre, or shopping facilities. 
'The provision ot bettier access to water Ihewas most ilnportant improvement required by comunities at \Vareika ai] RoseH-eights. Inplved access to water Was also recodCd by other comnlItIllities as ilnportatl bit of less iIlportalice whel com. 
pared with Wareika amd Rose Ileighlits. 

householders were asked aboml their exist ilg iueanis i"obiainiing water. Approximately 68.7 per cenit of householders in Rail­way Lane had water piped into, their yards, 77.2 per cent of icsidents illJones Pen, 55.3 per cent in Canterbury and 75.5 percenl illCeinral Kingston. Oi thc other hand approxinately 82.8 per cenl of households illWareika had it)carry water from apublic siaidpipe. onlk' 0.3 per cent had water piped into tleir yards. Similarly, 88.0 per cent of householders in Rose Heightshad to collect water illrdrms (i sniail tanks, with .-­3.0 per cent having a public staiidpipe as their source and another 39.5per ceti depenidiit , (on neighbursals their soirce of water. 'I'hius it is itderstandable that better access to water wouldrated high beill Warei.;i tid Rose Ilcights. The upgrading of ioads was viewed as one of tilemost itnportant improvetnentsrequired by all cmmunities aud was seen by residents of Taves Pen as their most Important need. While 65.4 per cent ofresidents iinTawes Pen had a pave(l road ncarest their dx elling. 40.2 per cent of households felt the roads in their Communitywere in poor condition and 5-1.4 per cciii fell tile slreets were dirty and 38.4 Per cent expressed tie view that they were verydirt'. Improving ire cotditions of the roads was iliprtanl to 16.3 oI"households itt \Vareika. Approxinmately 79.0 per cent ofresidents illWarcika had access to an uipgi aded d only. Appro)xilmately 95.7 per ceit of respondents iinWareika felt theroads were illpo-r comdition aiid 81.8 per cent felt tiresltets were dirty. Onl' 2.2 per centi of residents ill Central Kingston
felt their roads l,_eded improvemetil. Appuoximately tQ5.2 pci celli f rcsidetis had access to a paved nuoI , 85.7 per cei feltthe street were clean and 56.2 per ccili felt roads illCeitral Kingstot were iii Iair condition. Respiindents illCentral Kings­toil therelre did inot tiink that roads illtheil area needed itIprovellilnt.
 

Approximtely 30.3 per ceii 
 ofI' lesptideits illCetntral Kirtgston. 16.4 pIr cent inlTawes Pen !lnd 15.5 per ceint ilRailwayLane viewed pimision (' hoising as ati ililpllailt mi ovciiieitt reIlquired ill their cotnittuity. Tihe provision ofjob opportuni­ties and training was scen by esidents of Central Kingston as the most imtportant improvemielt required. As was shown inTable 4.12, Ceilial Kin-stum had tilehighest level of iiiletmplo yient (off (lie are;is surveyed. 

Over 56 per cent (of tilesanIple shaLed pit lat rines, except illWarcika vvl-eie 89.0 per celi of' the sample had private pitlatrines. Fornial (flush) toilets were himd only fii Central Kingston, but 88.7 per celli of'households shared toilet facilities. 

Construction Materials 
Wareika, life coItmun ity With le longest residing lespoudents. had more dwellings constructed of concrete than any oiliercommunity. Appriximately 72.7 per celii Oh' buildings had concrete walls, and 78.1 per ceit of structures had concrete,terrazo o tiled Ilors. Approximately 62.2 per celi of buildings had citcrete walls illCentral Kingslon. Wood was the maincoistruction imaterial ftoIowls ill Ccmtal Kingstoi ('72";). Wood accoited for 39.( per Cci ifwallsand 27.3per Ceili offloors illsiriictires il .oines Pelf while Clomcrtete was used as 5,istrluCtionl it al for 53.6 per Cell of walls and 40.3 per centof floors illJones Pen. Slightly more hian 40 per cei (fwalls and 45 per cei (, fHoors weme coist1uIcted of'wood in TawesPen. Concrete was uised] as walling material fior -15 pei celti of' structtires aitd as ittlerial fu fluis for 35.0 per celliofthesample. Railway Lamue had ie highest per ceit il"wooden buildings. 84.6 pet cent. anid 87.4 per ceittwoodent floors. Over 70per ceit of' dwellings ill Rose I lCights aind Caitterbmry w-,le cuMnstructed Of wid. Zinc was tileMajor iiofiig laterial, only a
small percentage of buildings had concrete, asbeslos iir thatched rootfs. 
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Outlays made by Households 
The head of, hoIsehold wsasketd a numbler or"questinns to determine the fiiancal nutlays made hy households n shellerarid i ncharirns u:.edie to arrike at their preselt sheller sit haliors.
 
RespA':Idcrts were hist asked 
 how le' aqiiilCd their iesnl dwelling. The re:;illls of this query aie given in Table 4.20. 

TABLE 4.20 Acquisition of Iwelling 
Percentage 

ariaCentralKareik T Jones Pengeta es Per Railway Lane Canterbury Rose ieights 

Rent 0.1 . 3 35 8;s.3 47.0 17.1,Purcll..;ed I.0 3.7 4.2 3.7 0.0 6.2
Mortgage I .0 0.2nlherited 6.1 4.0) 4) 4.2 3.3 7.2 10.1Family Ilnise o.3 2.7 8. ).7 2.2 7.0 2.5Gift I .2 0.6 3.2 6.5I .0 4.9 

"Captrled'" 5.4 10.0 2.3 1., 
 0.6 3.8Leased 0.8 13.0 . 1.7Owner-built 812 9.2 26.) 311.4R+enIl re ( 0.0 3.9 23.A 63.3 _ 0.0 0.) 0.5 

This table ieveAls a similar patteln wheii c(Ipatled with Tahle 4.3 which shms Itusinig teolre for adlts whn participated inlPall A ()I lie stiavev. Ownei-bnilt stliucties vete highest in Wareika and Rose leights, rentals weie highest in Central Kings­(oil ad Railway Lane. As was pJoiited ow previnnsly. aleas with a high per cellt oI"ret,als lecmnded the highest percentage
of tlsewiw o w,,teMId in nie. 
PeopIe who wee ienritirig Were :i.ked hoLw much the 1).:ad toi ent per 3.u . Apprnxmately 90.) per cent nf) the sample paid.151,000 and less and 50.0 pet ceni paid JS5O0 and midei llable .1.21 

TABLE 4.21
 
Annual Expenditure ot Rent (Percentage)
 

JS500 and under J$1, 000and under 

Waieika 50.0 Q}2.0 
Centwal IKillg. Ikln 78:;.4 94.7 
Trawes Pen 79.0, 98.1I 
Jones Pell 77.5 96.8 
Railway Liae 68.5 93.2 
Canlt tl bt5 71.4 93.6 
Rose I leights 58.8 94.1 

Fe intlrnation itt Table 4.21 Ialso supports a point ttade previously fmom the tiarket demand survey, that when asked what,ind of dovnpaynient people would like totmake. a large percentage of the sample indicated JS500 or less. 
hose househlders wlho paid cash to' thei units weie asked how this was finatced. Persomal saviugs was the main source of"itancing ft, shelter. Respondents in the m:lket demand analysis indicated that persomal Savings would also he time source of'uvestlient for fuiue ollilays 'm housing. Table -1.22 shiw; the rmain souces (of' ilvestnent or0shelter. 

Zespondents %%.lun used hmns to acqiie their St mictties were asked the souce fhnim which the loanslational 1lousing Trust. was obtained. Emtployer/Ciedit Unions, Building Societies, tlie "Partner System" and Connurcial Banks were the main titnan­ial institutits used to provide loans. Credit Unints and Building Societies weie selected more otftenl.followed by Commerciallanks and "Part ner'. Family and friends as loan sources were meniuned less frequently. National l lousing Trust, Cimmercial 
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TABLE 4.22 
Method of Financing for Cash Purchasers (Per cent) 

Not Personal Gift Loan Savings + Sale of Sale + O 
Stated Savings Loan Property Savings Other 

Wareika 0.4 94.1 1.3 1.7 2.5
 
Ccntral Kingston [ 8.2 5.) .1)[ .
 
Tawes Pen 21.3 
 89. 1.1 1.1 3.4 2.3 
Jones 1kmI 44 81 1i.0 0.3 I.4 3.1 3.8 1.7 
Railway Lane 22.2_ 44.4 11.1 ..... 22. 

CaIntebture1 26.7 0. 0.7 0.7 0.7 - 1.5 
Rose lleighs 8 886 1.5 1.5 

Banks and Credit Unions were used ismortgage sources. Loan amont varied between .1S60 and a maximnl of J$7,000. On 
the averaLe, loans tended to be les-" thall JSS,000. Bollowers were also asked to iidlcite ho\w often loain payments were made. 
Monthly epantillelts (" ofillans was the method llost ofteti used by borrowers. 

Respondents wece Also asked whether they had investmells i slielte- elsewhere, in addition to tilehouse they lived in. A 
small petcelita1gC o, Ilie Smilple inditiated that they did own alhouse elswhere. Three respondents in Wareika owned athoume 
in the rittal parts of the island. ()I the eleven iesponldents ill Cent al Kingston Who replied in the affirmative, five owned 
houses in the KNIA. oftwhich Ion wese illCentral Kingston and one ila Nlinisty of' Construction (Ilousing) lower middle 
income housine tFo'schcm. i yespotidelits in Joss Pell owned iouses eewere ol'which 24 were illJones Pen, six were in 
the same parish an1d thleillitilider illoIthe pa ls of'tIE' isliand. Eight pesotis in Tawes Peti owned hIuses slsewhere, only onle 
of which waIs OUtsile of the palish. Foul of the seven people ill('illtelbilly "tho owled otther houses said that these were out­
side of the paiish, while all seven houses owtned elsewhe~e by respindetits illRose Ileights were located in the same parish. 
Ol11Y one peistl illRailwa\ lane1 owneCd I houlse elsewieICt, iliural St .. Ianles. 

Rural Shelter Characteristics 
Rural low-imconie dwellets displ:aycd a1tinulber of' important dilTretices, attd also some similrities with their uiban counter­
parts. Approximately 84.1 peIcent ol1respoltlents ill Negril indicated tthat they did not want to move, quite unlike the urban 
sample. While tilenumb1er of people who waited toimove was lepresented by a small per cent of the sample, approximately 
7i.5 pel cent said they wele dissatisfied with their preseitt housing conditions. It slomuld he mnoted that 73.1 per cent of 
house,, i Negril wete owiier-occtipied. Like the urban sample. however, most people who did not \vatt to move indicated 
thamt e'urbishig (57 pet cent) \%.;is the itiost .;ough t-alter stoltioti., rather tHa lcmllIlishlIg tiod rebuildingir expalsion. 

Respoidemtin, in NegiI. like the ubaII S.ctol illitdi.'ated that prstltall SaVillgS wouhl be the mali s IimIce of funds 1or financing 
intplovellietllis. I lowever, a much hligel pelcelltge (3S1.5 pet cent) of rural respoldelits indicated loans as a ajor source of 
funds. loa011s s(lltiled b\' eside ts of Negril weie also siiall, less that S5,000. When asked about the sotece of loans, Coot­
tuercial Baiiks, Ctiedit Unions, Building Societit's attd the Natitnal olusing Trust (NIIT) were seeni as the main sources. 
Fatlily ind IndCiC were cotisideled Iess fneqmelllI anllfllie paltiler system was not mntiotned :lsa sotuce. 

WhetiI rs;pItILdct, Who witted to move wi asked thei iesidetial plrelerettces, 51 .7 per cent wanied to move to Whitehall, 
while 39.0 pe- ceitt ptelerixd ()ainge Bay. Both Comnniities ate located iii close pioxittlity to Negril. Most movers indicated 
that a cottpleted was first choice in tCrits of shielt soitiotis. PeIsotial saVligs Would be used by 51 .3 per cent tolilit theil 
fitilice the souliotils Selected by mtove s iii Negt il,tillowed by loais, -11 .2 per cent. 

Apprxitntlaely -'.pei:cit of ht .,holds mitNegi Ihtd seven I moe nmbes and 36.7 per cent had mole than four memi­
bers. itdicating that houseiold \V,s L ge. FaIttily sttucluie wais ;al,,o similar tosie faitly fairly the urban sample with the 

luclear Ittily accoit mllitett 52.7 pim cet toflie satIple., l o eve, tlie CXended family structure aCcounted for a large per-
Centage o'tlesliotidetis (20.iet Cent ) otlpaled with tileirbatll atlels. 

In tetlts of* mobility. st (t tilelesidelits wee ilt living in the tea fo' extetnded periods, with over 50 per cent of the 
sample havitig lisd thele tot less tliai tellyeavs. 

Unemploymicit in tile'Ilea was iti ly high, with appoximnately 29.3 pet tenttif respondenits not woiking. Farming, as would 
be expected, was tiletmajoi sonimce of i 1)1lploymtient accountiig fi 26.2 pet cent ouf respondents. Incomes on tie whole were 
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PART IV 

SELECTED ISSUES IN IIOUSING INPUT IARKETS 

(halter 5 hieliv urtlilles tile eHiletl'i) or tie (I'veriiienr's role iii the provision of shelter. It next surveys the Government'sslcitei policies and als,, ex:rnliies smile of tie issues whilch led to the I'oltriilation ol' a Nationaol IHlousing Policy fr .Jaillaica.
It discuss.,s tile pirhlic sect(" Irortsiiig piogkimimie 1970 1982. lld then proceeds to exanjille tile post-1982 i8 gianime
wlenl (;i.'rilelit hegll to ilimplemrient progroairies and proiects consistent with tife ohiectives and strategies of the NationalIhoiisiii Polics. It 11m, c,,iplles tile pe(dltolce of the pthlic secto with that fl' the plvlte sector. Finally the chiplerdeals wil) the petl rrIc:,e )t' liet. SeC.t it] \\vieV (11tire lnew licies aid pi]gro irir ,t lighlights key issaies ;.esad implica.t t~ll.', 

C loptel 0 gives i1 clr i til (dl tihe Ilimisiiig ilanii.e systeiill i Jainiic;i withi po tici li reliei nce to tile Nationaol lousing,Policy, which I1:1., ot ;I iiiiiui il)ect .,rIeCd c ii (d liv IIisisil2 shollatoge tl1iiiigh the IlllJili/otit~ll o'i itimi l lesillices. Itexaines tleI' lillr(i i iliiidihs I shelterM lll Hile lt giveilrljleill milimiSilig filidilce. The ciptel ctmicllhies with ariuiIle it"issues w.hiich Ileed to hI' ciheihli "Id.lTe, : 11 tiCI1 deVlkpCed if] I'dt I lhe Natioutal Shhe Sector Strategy. 

Tile l' cis (di ('h: i' I' (i theit IIrIJMLiHe It,. id Iiiir I l i.o kas iel\ .ie l sI'hei. It examllines the prihlerrs (0' land 
oVailihlilitv I'Mithe' 1) 1d SIt t)I ll i11 I irl i11 i I i 1lil d ket. such OIspiiiii inid svst,: is, clo lly titles and. lack of'telilie, which hove, ct ithi il to the ilure. III e'CLhiirg tile piol . III tile cmiclul il sectionia iiiillibel )f isstes illip' tt t to 
t Not imiu:,h Shelt errs\ JL ' IJIe .ol t he divlehIipel lithli I ]if ilt I. 

The Issues (,I, liti ilctioli techwii dlidI storidoids, the use (t iiidieiiois huildilig IlJt .i ols tdrllIafoldble Costs Mie discuIs­sed ill (lioptel 8, while (lhalpei looks at legislationli which ottects the plim-isioln ifi shelter. 

CHAPTER 5 

GOVERNMENT SECTOR POLICIES AN) PROGRAMMES 

E,'luation of tl R,,l. nf 1h \Iililry of Constrtuction (Housing) 

Tire (Gnciienlertplt o il\ puie IC ill Shelter ill Jai.l. It perf'ornis the f'unctions of national policy-maker, regulatinrgolutitliitV, II Uiillg ;idiiiiiuStIIt, leide. deveiilpe.i oMid indlirld. Iii its regulatory r le, goverunier lays down standalrds,stipulllates huillirig picedilies ;tlt] ecks to ltain I lts. Iii its tile as lrusing pronrititer it constiucts arid sells new housing
Lllits, put ictlldLv lI'Mtile , Ves Mhid Mtddle iicille glitll,S. 

Mitristm itTire ht M ii lltusing was cleoted ill 1955. The Mirlisti\ was ell [::,tedl \\'itll ictimis including regulatio of' tentfllhousing aii. prli lrlt tutil i tlimisur,developrirerlt. It Was elilpeiM'elei tlle tire Iousing Act 1968, to un.dertake conristiltction," ittI,irgfu le hI'M-l]tilu. puipulitmii. As if govet ririelitI ttiistry. the pleselit Mirli;tio,' (I (oostritiction (I lousing) receivesfund lIsII the ((. huidii.el J(Uutsuuliiddted Froull ). Iased (ll tile Ilousillg Act. howvever, it ls() receives capitll leci veries fronlits piesriri p ijects (llrising Lurid). AlicoItimls 111 the huidget, therefoe, make up tire dillejeice hetweeni what is
lel i edi otlife tiSCn ll oud 'wI;t ISexrectCCdan 1't11t tile I lMuiJslglItalil. 

TIre Ministvy tmi lirirted to ho.h e rll.' ll g(uvellillieit .logell'cyfr the im plnellierit tilion and cu-ordillatioll tl"h nstlSilrgpugrallll .
until the rlid-(I)70s whell a ntiliher (d' plrastati:l migallizati ils eliterel. the shelter field. 
 Tire Ministry's lole al this time 
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much o er than in urban icaea with 8.1 pei ceiiof til fsanple earning over JS270.00 per week cormpared with 60.0 per cent
inl the iii banl sec.in 

SituctIIil es it Noeiil cie pieduiliailtly made otlwottd, with oveiO80 pi Celihaving walls anid fhliirs tit' wood. Apptoxiinate­
y 2.) pet celit tt1 biillils wcle ttbelVed it)i h ill gOl conditioi :and 34. pit celit and 31.6 per cell ill fair and poor
ct0lidit ioncspcct c!y. ilie qualit\ ol bIn ihlings, it Nepil appeaied tobe t' a Ihighel slaiidald than ill the tilball mreas. 
Lack of 1l1_ilillc- appc.icd it) be les ciltical cilliplc with l(' eas ' stliic tlie ow-iiico iillc i ;leba stl"eVed. with 30.1 per
,Cilt of IWTc1llt ,Sha\ ill! pipcd %,\ lI. aild 57.2 il CCit ha,Viilg \atel piped imu , fhicii .alds. () y 2.-.8 pel Celli of tile sample 
shlal d ii l le c t'nllipg l Lt \,, Ih 50 peti t'lll illI t e Il ii;i ,alliple, 

lb, ktcciiiicc i t\\ Ici_-ciigicd.] sliticitile" hiciiicl:-, iiN 1iiftlii ii ail tlie nlba alenas except Wareika. Land owVlner­
ship ; i , ialouc plndllimiii in Nepiil althugh a liige pelcentage of' tile siiiiple occupied luld lent flee, with renting, 
sq I II, lt il 1cisi lii ig less sig ltiai than,1 ill the ilibaii aCas. 

CON('I 'SI()N 
The iii:iikic I ltl-1dil sll 1\' \itc I)l MiteL i t i l Ill lla)ti, oll fl aspects ill people's attitude t'ivards shelter andlttAll a VarioLS 

alw)i ksile of I lie gpiccs cs %\l.lIle itt 1ii tie secltti . The sill'evs povidled usetnIl ifor iatLii regarding the disparities
b'Cet,,\,Cli gct plel ,, hl.illAl ll i liltd Jilt itlib iiv. Mall peoiwple \\i+lieid e ClMlletel tv 4)-bel till 'Jllils, bill tliighlt a Mlitsnch 

shi t , :co"t lcss ,Iial .JS30.00)). 

lihe .ii vi'S. i ti\ilctiflip iitillitililii, 
 thme 
%.h itlmiittld loill".ii tiM L -,ieiii Iaiis tt II, upl 

ill til i i aiial capa,,bility Itt Jti\-iittimle cmmill m ities ;anilpled. Misti esptl ildents 
ihiei house, wamied small loalls, less thenlI .$5,000. 

Tie ilutfi lilati, l 0"iIi L',idIttli lic sile idiciaesv, '. ill which tIle sheller st ategy Ilist respond to tile present realities of
tile l ,tiu slltillill 1d! ttltlilihal use I,:ceitaili sp.ccts ito htl:,,htld hicaiviollr. The fact that most peoplel o cannot 
attul l t-bht.dl, ,+Ici uglid lt i tlui'- e citimi.leied As )ail 1 tlt 'tvelall stiaiegy+ Issuies such :is size oi

ll t-tl! oall . lepayllenll
p.tli td li te l n,'iiigs ill pl ,isialstt Ile cohisi Ieledill time National Shelter Strategy.

tit hitu ith,Id viding shlelICI ii 

J1,lYNis01 IuiI:citll \, eC\ mesumltls \ ill ie ulilertaken ill older to reline the Shelter Stiateg. and direct itsimiplemtentatioin. 
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was largely conl'ined to that of' housing promoter and the size of its programme wis determined by the budgetary allocations 
made to tileHousing Fund. 

During tire peiod I079 1982. tileMinistry which assumed lesponsibility fol housing was merged with the major buildingconslitiction departiients of' the Goveminent to forili tileMiliistly of Consrlction. Ilowever, planning and local governmentr"tnaillel the iesponlsibility ol other 1itnistlies. 

A siici, iegtl;ied economu y with ia few incentives to tileprivaie sectoi coupled with an adverse interlational economicemnvironmet coiit ibitled to itsevere cmtirlactiol oif investment aind growth towards the end of the 19 70s. Continued devalua­tiorns of tilehlauicaii duulll lestulted illmassive increases illconst iuction costs. Against this background the responsibility forundertaking diiect iju.est men s to inclease ind im love tilehousing sector waS ;lssUlned by tilestate, while housing invest.
Illerittie plrivate sectol was Cmiut'illed lliilv to joilltlil veilttre irangenictns with (;overminent. 

Gove nient policy duriig this turic was geared to 'iads incleasing tile ow ltf'ulllds to tie sector and encouraging tire privatesector to ellel filieiw-inone housiig rarketl. In 1 ;7h the Naitorill liousing Trust was creared by Government to adnin~s­terfunds collected by muea:ns of omipulso y Savings foln tie salaries ofleniployees(2 per cent of griss income) and from the xvage bill efiployei s(3 per ceit of truployei s'wage hill). Tie Trust prurvithed hot h long-tern financing and interim financ­ing to broth tire public arid pileate sectors. Ire private sector was encouraged toprovide units within the Trust's price range
for sale to its contributory popIilation..\ ntriber of"statutory coilpanies were created inthis period to iniplenent aspects oftile goverirMeirt ho0usingl policies, resilting ill tile multiplicity oflagencies previously mentioned. 

Public secor hrousing aciuilies diuiipirg tis pelihd Consisted tf' two rlairi prograrires tire direct Construction Prograninlearid tire Sites ailldSer'ices alld Squatlel I pgladilig Pilogiaiiie. Tie p'uiicipl goal -ftire direct construction progi aimnes wasto pr ovithe accommiodtit onl or rental 
:id sale or tileimiddle ard lwer inuctmre gioups. Tire ruain schemes under this pro­
grarrline were: 

(i) SlUill ('lealraince arid Relousing Schemcs irluCdLdirg irilti-storeyed apartments inthe urban areas for low income 
glolrps
 

(ii) Single laurrily arid Multi-family sales anrid Rerntal Sclrernes for urban and rural areas 
(iii) Al Owner Occupier Scheme lti piospective hoine-owiiers vh desired to cols;ruct dwelling units on their own 

(iv) .arim loHusing car i ed out inlire!iiial sect i by the Nirrisries of'Agriculture ard Youth and Community Develop-
Iet, arid IrMSUglriwoikers by Slgall Industly Ilousing Lililie. 

(v) 
 Ilrdigent IHlousing Calrlied out by the Niristry (fLucal Covellillieill
 
(vi) Middle-class coistt 
 pioga ilictioncaried lut by tireNational IlHousing Corporation and the Urban Develop. 

liltrill at lColp-l:i, "
 

Table 5.1 sirllrim ises lite1illnibel
(if unis orirpletel unlder tliepri grannue during the period 1971 --1980. Italso compares
 
production wili ti pivalte sectl 
 diming tileperiod.
 

SITES ANI) SE'RVICES PROGRAMME 

Under tihe Sites arid Ser vices pr iject which becaire ripeational in 1975, "serviced hits" we. completed by government andhanded over I allottees A "serviced lot" comprised a sanitary core provided with piped water supply, sewerage facilitiesand electricity. The s itiy coeic runit was offercd illvarious stages of completion according to price. The objective was
provide tie pi slrective ionie-iwnel witi 
to
 

tile option of selecting what best suits his needs and meets his abilities to complete
with availale lesoallces. 

Tire Squarlei U.Jpglaiirg compoienrt of tie Sites and Service Progralle Was designed to improve living conditions insquattersettlerrernts wiih ;I milliilllUU if disilrptiori I pluviding security of' tenure tt residents, establishing infrastructure and con­rlrurrily facilities alildhCec:ltig pclsols xVllmse hurries iuay have been affected by infrastructural development works.
 

Tile present f'unctions oiftie Minis;ry of'Custiictio r (olousing) are as follows:-­
overaHl develuopment, management arnd control of tire public sector
 

'orriulatiiii arld implemnentation of tire National lousing Plan 
lalrd acqurisitior and land bank development and irallagenlient 
design, development and managenrent 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 RURAL 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 172 2703 3075 300 314 614 672 3017 3689 
1976 816 3822 4638 3110 104 3214 3926 3926 7852 
1977 1203 3181 4384 2453 2453 3656 3181 6837 
1978 1182 3419 4601 275 275 1457 3419 4876 
1979 927 2726 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 pro.jects 

- 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 ifvestment in housing, 

the massive 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 itp to its formulation. 

1. Institutional Relationships 
The role of providing public sector housing was being perforned by eight different agencies which fellunder 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. 

2. 	 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-oidinated approach to housing finance prevented the most effi­
cient utilization of the limited Tunds 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. 

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

50 



-- 

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 Decapitaliaition
 
The experience in recovering mortgage payments 
 in public sector housing programmes was extremely poor. This was 
due to both poor aftitudes on tihe part of inlortgagors and inefficient cost recovery mechanisms. 

5. 	 Construction Costs
 
Perhaps tire imrost devastating blow to the housing sector has been 
 the massive cost increases 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 seriors irrrp!icatiorrs for hoursing for low-incorme groups. 

In addition to tie rrrni1rl increases which are attrihuted to higher labour, material and finrance costs, construction costs 
were also affected by tlt shortage of essenrtial building materials. A major factor affecting the ultimate cost of housing
corstructior has als,. been the quality of' management applied to each project, which is it critical area of weakness in 
public sectot p ojects. lie lack t' effective crnstruction moanagement has resulted in cost overruns far inexcess ofincreases attributable t,unavoidable factors. This often resulted in housing units being delivered at prices unaffordable 
by tre incomte groups f which they were intended. 

6. 	 Land Use Patterns 
The provision of' housing has been adversely affected by tire irrational pattern of land use which has occurred within 
urban areas. This has resulted in tire unavailability or the prohibitive cost of land when available. In urban areas also 
irrational land use has also caused tie deterioration of existing housing communities by tire conversion of residential 
accoMIttodation to ofher uses. thereby reducing tilehorsing stock and crea ting additional demand pressure for new 
hrorusinrg. 

7. 	 Private Sector Activity
 
Tire 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 lousing developmeiit. 

8. 	 Community Development
 
Commutnity development has not been 
 regarded as an integral part of '",using development, but rather as a correlated 
programme to be pursrred separately. 

POLICY OIBJLCTIVFS AND STRATEGIES 

In tire 	context of tire foregoing, tire objectives and strategies of tire national housing policy are as follows:­

redefinition and clarification of institutional responsibilities: 

rationalisation of tile housing finance system; 

-- housing geared to tle affordability of trget income groups, i.e. 
" 	 settlemen t upgrading schemes and serviced plots; 
• 	 core (starter ironltr) and units on individual plots; 
* 	 completed twu-bedroon homes in projects and individual plots. 

-- full and effective cost recovery on all programites; 

-- stabilization of construction costs, 
- obilization of plrivate sector surpport for tire national housing programme; 

- promotion of' home-owneship and 

creation of viable coriinrMit ies through community development efforts. 

POLICY IMPLEME.NTATION 

1. 	Redefinition and Clarification of Institutional Responsibilities 

Regarding tileclarification of instinutional responsibilities, the greatest effort has been directed towards getting the
Ministry of Horsing orrt of housing finance and mortgage servicing functions and allowing it to concentrate on project
development. A large porrtion of tire Ministry's portfolio has therefore been turned over to a commercially operated 
instituti(m for servicing. 
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2. Rationalisation of the Housing Finance System 
In order to maximise tileeffectiveness 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 incomlie houses. 

The major emphasis has been tlherefoite to develop specialised instrintions for primary and secondary mortgage financ­
ing and the creation of a umniform interest late stiructure based on iicomre brackets of lower income families. Primary
lending, i.e. nolrtgage loan organlization, is fairly well developed. Ilowever, a secondary market was never implemented
due primarily to the lack of funds and expertise in initiating the systent. 

3. Housing Frograinties to be geared to the level of Affordability of Target Income Groups 
In order to respond effectively to tihe honsing needs of tihe Population, public sector housing programmes were struc­
tured to meet the afftodability of target income groups. On this basis, housing programmes were developed for the 
following income groups: 

Income Group Programme 
US$O US$19 per week Settletnenmt upgrading, Indigent housing
 

Serviced plots.
 
USS20 U 
 39 pei week Starter Homes illSchemes and/or individual plots. 
USS40 .- USSO0 per veek Completed 2-bedroom homes in schemes and/or individual plots. 

4. Full and Effective Cost Recovery on all Programmes 
Housing prograimes, however well conceived and a'fordable, will iicfe inevitable bankruptcy if effective means of cost 
recovery are rot maintained. Future h ousitg investmenits nust be based to a great extent oi anticipated recoveries from 
existing projects. 

Goverm-nent's concent ation mi e'tective cost recovery has had beneficial effects iulthe sector; total collections by the
National IHosing Irust have jearly doubled in the Past two years. Through the example of auctioning several houses, 
tilebeneficiary poptihitiuim is b;kgiurirg to realise that goverllilliell housing is rot a gift. 

In tire broader sense of cost recovery, nearly all capital ard d-c,,vellrtnelt costs are flow being iricluded in unit prices.
Giovernmernt is also sLudyinlg row to itove the irtrerest rate structure closer to market rates while maintaining target 
group affordability. 

5. Stabilization of Construction Costs 

The stabilization of construction costs is aid will continue to be one of the most difficult policy objectives to attain.
Jamaica, as a stmall island cormtv wirh a high import cotlmponient in corstructiont, is extremely stusceptible to fluctua­
tions in tire world ecornoy. Governrrrent's decision to iistitunte a floating exchange rate has thlefore meant substan­
tial increases irmconstiuction costs over tire past several years. These increases, however, have led to tighter planning
controls, reduced Iousiig arnd infrastrtUctItre standards, strict contract negotiations arid improved coristrucliort super­
vision. In addition, a Building Research Institue has been established with tileobjective oftutilisirig ildigenuOs materials 
in order to reduce tileimport arid energy content ill colrtS','ction arid to transfer intermediate technology to achieve 
this objective. 

6. Mobilization of Private Sector Support for ihe National lousing Programme
 
Mobilization of' private 
sector support for the national housing programme has been miainly through expanded turnkey,
i.e., design-and-build, type of projects. Attempts have also been iade to attract private institutional funds into tile 
sector but due to high interest rates it [ilie private sector, this has proved unworkable. 

7. Promotion of Home Ownership 
The Govermert stroigly supports the prirciple of ionie ownership as a trearis of providing security, stability, and
economic pover to the famtily unit ard creating a basis for tiledevelopment of strong motivated communities. 

The urajor difficuilty in attaining tile objectives of home ownership has not been popularity of freehold title in Jamaica. 
Rather, it has been the implementation of tile procedures of land acquisition, survey, titling and registrationnecessary 
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of mortgages. I)ue to tiledifficulty of these processes, a special project marketing task force has been established to 
expedite the overall title conveyance process. 

8. 
 Creation of Viable Communities through Community Development Programme 
Community developmtnt is inintegral part of the national housing programme. Residents of housing projects are niobi­
lized to stimulate tie eovilliislitioi of' existing commnities or, where appropriate, to form the nmcletis of new commu­
tlifies.older to achieve this objective. colulillllity development staff of the Ninisry are In active in all low-incomte pro­

ject ,sle,.iilly il)Sttlement upC"Is.ipgridiing aiel., where participatioll by tIe cotmnity is sought t allearly stage. 

IRF.SlN[ SIIFI+FR IRtOGRAMMES 

Macro-cctolliilic !it-ite hae ftended to \voi k against the sector. (o\vermneilt has adopted a Strtlctural Adjustment Program.
ile to refor11 tilhe With ge,;imer eiphlla.sis givcn1 to tlie prtoductive sectors. The result has been that diminished

c-onomtily, 
resour­

ces WeCe :llcatL to tileluSIiil Sech tl oUSly affiig iplemitentatiot of Goverliniel's lotising Policy. 

Iloweve. Govermuiieiit adoptCd oMC(1oiit' eSeVeil pilogaliMts as fo0llows: 

I. Starter Iflotne 
'
The SIllltPl I ltepllillil iinvlve\s consructionl )IUnits cilhcr on individual plots oir within schemes. These schemesusially comisiIt of a tnii luirof tWo-hCttItiuo uitiilsaLI staitei home (studio) units. The starler home is a st:indard house type

Ot'felill)'facilits. e',Citidl sCviceshasic and i:t11td,. living. Sleepin._ alea, bit so lesiglled as to facilitate its expansion by tile 
pulc se'irtlet, his uIlatl lil, iltis.to l e l r 

t:liiid tlCigis i',ildeclliOc l ai,iaiice Ofiexpanlding iiliits ire available frot the Ministry of Constriction (H[lousing). 

2. ]luild-Oun-Ow n-land
 
The ullil-(0)m-(wil-iLand h If) piogaillii is designed to play the following role within 
 the recently adopted National 
I lousiig Policy: 

iiiciease icp ovisil rliial uigh theo( liolliug ill iea: thro1 - mistrictio o'slarter home uiits on individual-
Iyownted scatOtlted siltes 

ilcriase tCiafoudailitiy of .staiter hlite y littiliatliig or educing lot levelopmenet Costs, 
c till flid te exiting liii ali ,lels hy co uStri tlilig (til serviced la d ailready available; 

imilplove lie c ltacitt , cih i"ility s lilactolis. 

[lie BleI pllogralillic il lilises ln staliLtea eXpmid:1ile hi1iC Uiiii 01f poialtIIely 300 S .ft. cuiliiing one all-purpose roolwith sepaiile kitchen ll hl I i, htintbatl. istalci used if) t, lOl. piograiltne is erected by small contractolrs who are cotn­
lacltl and lltliitoitd ho. t' aho l'i'pilte Miliistil\ ( misliuctio lf I lotisiig) parish office.
 

3. Settlement Upgrading 
Tle seit'leu'iiuii t di _, llic l\ivoklestii es iliit illillill lliiliipitvemeni package iluclidiiig scLre land tenure, pur­
cli:Ie Of I1i0tuill.\ oLclesic, of ellit ei t o' .iamiaicates fihl t i li i plivate owliis, orhip Ministries. and rationalisation ofthe exis i p It1:1 i pailtem il.[lie aituaililsatim llitie existing ilt coullgmti oilis a preeilimisite to the eoaflihlit ent of' 
ict ll2All(!itk I ii slisetloie ut iiiclellltmiuipr in lltblic selvices.itl uiwe'liimt 

Rlttii:-isituoileislat', i tleul:uiilift i of the selected Ulliidiiug aleas inichitles the legal snrveys required I'i individual plot
pllchase fi oi1i 'itle -liillellil aicae i (lie ofla'i r private owel s tie actual pl it pulchase by t le sub-i oject's beneficiaries
atd I, egoinl:iitllloi lf the e l iligilte'tilt.l 

Ilhis reg'1l;i :isautu iloglrMiilit, ihtides lie folllwilg coliiCtlt iltS: 
it Illa ioe eimc-ia l d'ti ibliutoi of iluetotal iesidential area between exist ing residents: 

Wgifig Of mew 

(iii ta totdutlmlpaih aligiimin atnd re.etvatoill it)prlvide 


(ii a Iht, lne iplot bittidalies.; 

iiniliIlum access to aid citculation wilhin the area; 
(iv) set back ot irltcat iii ilot fences itt acoirdaice willi road reservatinims and ew property lines; 
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(v) 	 removal and reconstruction of dwelling units presently located within road reservations or on a neighbour's 
property; 

(vi) 	 relocation of any public services or other obstructions 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 conbination, 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 approxittate cosLs: 

TABLE 5.2 

Sites and Services Options and Approximate Costs 

Estimates Estimates 
(September (September 

Option 1 1983) Cost 1983) Cost 
Js J$ 

Minimum upgrading package (USs) Option 4 (USS) 

legalisation/regularisation (including Option 2 plus 100mnt PVC water 
land purchase of average lot size of 3,500.tJ0 reticulation network with individual 8,000.00 
35' x 70 (3,500 sq. ft. at S1 .00 sq. ft.) (USS 1 906) lateral connections (US$4,494) 

Option 2 Otion 5 
Opt ion I plus impt o'ed average 15' wideroad network (incl ding ninitttal storm 

roa newok (ncldigmninalstonishower, 
drainage) of 9' base course with double 6,400.00 

Option 3 plus 14' x 18' 4-stall W.C. and 
sanitary Mhock wvith absorption pit 

6,875.00
(US$3,862) 

surface dressing, curb no sidewalk (US$3,596) 
Option 6 

Option 3 Fully upgraded site Option 4 plus 
Option 2 plus 51 iun PV( pres;ure pipe 2 00111111 PVC plastic pipe sewage collection 
with standpipes serving 30 40 6.575.00 letwork with industrial lateral 9,950.00 
families each. (US$3,694) connection (US$5,590' 

Role of the Formal Sector in Private Sector Housing Construction 

From Tables 5.1 and 5.3 it can be determined that on :!verage the private sector produced approximately 27 per cent of lions­
ing produced by the formal institutions. with the average reaching 33.7 per cent in tle period 1981 1986. It should be 
noted, howeve, that statistics for the private sector since N81 are for units of over J$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 -06 2304 
1982 5019" 1210 0224 
1983 2-106 2108 -1514 
1984 1205 18o7 3132 
1985 1005 8o0 1 1860 
1986 17(7 -24 1N31 

* Includes Sites mid Scrvices ( ore units comver­
ted into Staitter ltres 
Source: Fconomic & Social Surveys various 
issues 

Table 5.3 above sumnimarises the performance of both the public and private sectors for the period 1981 to 1986. 
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l)uring the period IQ71 1975, activity of the priv:ate sector declined as tile fiialr instrulent for tinancing brilding activity,
the Mortgage Insuric Law 1060, was no longe, attracive and financing had to be fband from other private sources, mainly 
the comiitercial hank". 

Activit i ilie ,,ctmii iul 11)7i and i77 itlicteased siguificalttly;this \vs as a result (it the e.':paiision ' Kingston into the 
parish i1' St. ('atheliie. ()f :I tlt;ll iif ,3214 units conpleted ii I117o, :ppri ximiatciy 2,085 units were cinst ucted ill Portmore. 
)espite thi, itictease ili productioll, :a ililtuhel of fti,.itis adversely i fl,.tei .ovtc. houSilg,,\ -ktl' sector attier I975. lit response to 

the ltdideiuig (4i the teal estate ilaiket hiogltit :bit b\ the )ttU', (Hin liSsiotll (' liiquirV, tile lending sector adopted a 
tilit.e CaUtitou, anod clitica appoalch i theil leiiing piilicics ill elation to hotsiig scIC1tes. :\s a conseqteIlce, a number 
Of' developlrs %it t ible to obtll :IdLdititlal tilaticilg to c(nipl e l n pItIOjeots. Ihis, aonlng oiler things, forcedhi lg 
i tlinilet l hOling Ct1inpalies illot) receivership. Nani\ 01' the plijeC,:ts w.r itltei iubatlodoied ot curtailed, or houses were 
brottghit to spcedy cOiiipletimu and fiefe..d toi sAC at piie>S belov,' iiiglUal Offetittgs. 

()tIe itttcId ite eIecI t this ilechite it i1riv1i1e ht tiI COtis.tictiitl was 3it1 iliCJeasL ill tlieiilpliiyiteilt ill tile sector. This 
JtIllectId l ca'tegiucsItiic'lidtt, ArchilectS., eti'giiCeeI. lild slt veyl ani qtalttit.v sit veois, natty of whloiit migrated over-

In i) 2. M,,,1C 0itie, iideit lret UllICld10 tile eci J~t.l iicle W's :, iCI. ise ill iesideluttal ciltstitCtiiint activity. However, With 
c(l tit tlil ilici et!c e i i I it ttSH . le llialri tiitially reduc d. I Ills has in tnun resulted illcI l l ciOsIS.e fectiel i or hiitiising his iiust: 

IedutcTdd ,Citl VV bv til il1ie sectol sitice I')3 . Il ndditilt. lieli interest 
 iltats and tliultiple taxes in colnstructin activity 
hav :1e0t1tecill oi)iltct i\Vit\ toI tic .,cctio). Rccctt I.. Iist suppliers-, have rest ricted credit extended to cotiractors since current 
iitucl. rites, c hih peI i have this jlIthlbitive.3s1 1:ihich we , lu1 33 iMade 

With the Nittah Il musii!, It list o hutiuhgcl siippl\lug titerit fitaticing for piivatu developers, these devehpers have shifted 
their Colcu, tii ctir,.t.cial :tnh jiutliial conutitliiiiutu. The few private develipers now :i:tively involved ill housing construc­
liou clv tt t SOH autd (;().)h I ItitLiced ituitiatiCes. 

KIY Igt IS ANI) IMIII'I1V)N, 

l)uit i<, the pei i l ') I to, Iuo() uelage alitluat prodtltioui ouf htusing mitls was aipploxittiatey .3.940 units. This compares 
ith 2.550 uiiit, ill tile period I'4,,,I tWiI)0. A tuitIbet Oftfactols have beett reipisible for this de:line in production, of 

which tile Iost slilni fic'ta illAe: 
i) d illitle 1 li CNIt.'I Ill tilte S'eCltl.i partliciil:rh . ill Goverfillleut allocat Ills to hiiusinig
 

(ii the cuutitintuing ilicleae ill c ilstriilctiolcosl ,llid tile rwi,itle :iffuurdiab 
 *Iy gap 
utt iuIul ti) (u llu policies, includtlitg inc'est rates :ild ta:xes ill the e,ctor. 

The achiicet t hile Nlitistrt' LIuiruig I 954 85 i: citlipaed v ith its Oirigitial targets wete particularly affected by cutbacks 
ill h itlemeti ll n l. ill ictli'O s ill the ii iw,otf 1 tilsai 'etlt ii ill ititll- tdgetally sotllces. 

As a iesiulu,, was misptnde it(i I 7t3 tiits which wete statted in I1984. The Ministry ofCotstruction (lousitg) is tlow 
0ilY uiueCeling f'utm this set-hack. )isbtli toll I SAIl). IH(G atid ill illutsfelrllii iatns it1 ilCcease bndgelar allocations 

l 985i, facilitalcd lile lestait tll lillst ot tlese pijects.
 

The iuajoir plrugi i teniiis i the Nal ial Ihl illt Polily \,'as iilade utaiily iii the alea of resttillctnittg of the public housing 
sectil atud le uttitl it iiitl wiliui flie (i u struictiiti litusing) also mtade progress ill theiis, t ,ulc. ihe .ectil. litis 'ty 
ar0a it -'Xjiiidini it!, cap cit IiO iSigii, iiplciuuiit ltd Jlehivei li imini pl(ut.cts. 

liitadC Ile it t costs anud 
gip since I ,i2. (otliparinu h'uiLueluitld ;itt uOiuahilitv 

Very little priltssi was ill O coin1ihiii tl iii(.0lltli there his been a widetiig of the affordability 
levels toi cost',Of puidluctiiul ut hliusittg soiliins ill govertitttelti's p ­

grallillies sliuws that i seviceudiphil, iilChidilt Laid atud iiufrastiiictute, costs approxitimately JS 15,000 (US$2,750). This cost 
excludes all fatnilies belom the 25 11 perceiltile on, the inictte distllibultion curve. 

A statle hlt, 2-S8 ,q. t c'ClCd shal' with laNd atiL tiltuast ictule. llow ciosts appioxintately JS55.000 and is affordable 
downi life 5t)thl peiceiile if tilie iliCOlic li.tibutiiil icre. Hitiished two-bedruot titus costing about .. 85.000 could be 
affruuded nily by tliise t abjtitt lie 05th !lceultile aiid hiiel. 

Thetefore JllCa'S Shieltet Stlalegy epluiii's adiusillients atud iitprovtnts in a number of' areas. Theie has to be greater
selectivity ill regald lo the types of' prlgalltles. The direct coristiuction progiamtie (2-bedroon units) has proIved to be 
too cotlsly. NletltOds tl iullpleitieniation have to be chatuged, as there is still a lot of waste and excessive cost escalation due 
largely to inadeqolitc proiject inatagetuetnl 
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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 tilehousing 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 asignificant portion
of their portfolio ini housing finance. Of importance also are the specialised public sector housing finance institutions such as 
the National Hlousinig Trust and the Jamaica Mortgage Bank. 

Full and accurate infomation ol the total flow of resourccs 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 fbr housing riade by the major financial 
institutions canl be oht-i ed ,there is no ready so .,ce of information for the large bulk of the housing investment tiat comes 
out of private savings. 

The breakdown of total irvestment itn the coinstruction sectoir given in Table 6.1 gives only the formal tolal volumne of re­
sources that were converted into housing. As a proportion of Gross Fixed Capital Formation (GFCF), housing investment 
varied front 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 (GI)P) in 1980 and between 2.0 per cent ard 2.5 per cent in the other four years. It 
is estimated that if the share of household Iesources 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
 

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

2.Gross Fixed Capilal
 
Formation (GFCF) 690.1 
 953.8 1,167.8 1,417.4 1,962.5 2,473.1
 

3.GFCI- (Construction
 
Sector) 335.5 423.7 560.2 660.9 N/A N/A
 

4.Gross )orestic
 
Product 
 4,727.9 5,267.2 5,841.9 6,897.0 9,144.8 11,024.8
 

5.1as ;per­
centageof4. 1.8 
 1.8 2.0 2.4 1.4 1.0
 

6.3 as a per.
 
centage ot 4. 
 7.1 8.0 7.9 9.8 N/A N/A
 

Sources: Planning Iristit
Ute of Jamaica; --Bank of Jamaica; Jamaica Mortgage Bank,MOC(I I) 

Another way of' approaching the estimate of the total flow of resources into housing investment isto 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 fro 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 seni-perrnanent units are upgraded
to permanent structures and various other improvements take place continuously, altering the quality of housing stock. 
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Unfortunately, ii'fornation fron the Statistical Institute of Jamaica gives no indication of permanent housing and semi.
permianent stock to determine what percentage o1" fhe housing stock has been upgrcaded from the seni-permanent category, 

Whein all lhese lactol aie conidered together, olue caildetrmine that (lie flow ,)' iesouices to the h(using sector has been 
stistailled al a reasonllbe level, with household savings cootiti uting signilicantly, Oespite tile high rate of inflationi in (he hous­
ing sectir and tie eci oiiiiy as a whole. The decline investment if! the forimal .ecto inl 1984 and 1985 is a result of many 
factoi s. 

Iligh illtcrest lates prevailiig ill the sectoi made the cot ft1horrowiig for reideintial colistruction pioluhibitive al(] die public
at large could 1101 alfid tile piodticts of the coistiictihou indlolsny. In addition, as a result of'Governhient's iousing policy,
the N IT is no lomge involved il titi lii) finaicinig and tulis alt imp itani source of' lending to tile private develpers had
died 1ip. ()n iew oiiel iat ,tile qliallllitiill of fillallcing illadle available by (lie Trust to the M OC(II) for iow incolmle housing
iticrca ed mom .S3.7 utilliol ill 1 8)2 tol . 1 .25 imillion ill 198>. Despite the inlcrease in quIiantui and share of interim
fitiaice o MU(Il), loal dishuMseiCTu ts declined sigificailly. 1i) 1983 [lie TiLst disbhiised JS104.4 million for mousinlg con­
struclion, ii 1Q85 this figue M11 tI J$550.;7 milliin. One o ithe reasons foi this decline has heen (lie sliow pace at which the 
Miitistiv of C(lustructiom (I olsimng) has heim able to trin) ovel completed units to (lie Trust. In 1)85 MOC(l1) and its project
ianagers completed wirk on 061 iiits while in tile iUeCediing years 1)82 1984 private sector liousing developers handed 

TABLE 6.2
 

National Housing Trust Loans According to Income Level
 
Income Group Loan Affordability No by Income %of NHT 

(per week) 25% Debt Servicing Group Contributors 
J$ & 30 yr - Term 

$50 --­100 $14,230 28,460 101,107 37.1 
$100 -- 200 $24,479. 48,470 100,045 36.1 
$201 and over $43,791 and over 71,350 26.2 
TOTAL 272,502 100.0 

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

The data presented in Table 0.2 set uut the pro)blems which appear to apply to the large majority of households in the middle 
and low-income categories. iln 19)84, approximately 73.8 per cent of NI IT contributors could not afford a housing solution 
costing over JS48,470.00. 

)espite (he fact tiat the majorily of' the populatiot cannot afford hiosing in the formal sectoi, data h om the 1982 census oin 
additions to tile housing stock indicate that housing investments have taken place iin all income groups and all housing cate­
gories. The bulk of tie housing consists of small housing units in tie single-room and two-rtimi category, evidently being
constructed and finamced by (le ower, income groups. Fie other fact which needs to be borne in mind is that a good part of
the resources which go into housing, particularly itt tle rural sector, would be non-nionetised. This would include materials 
which are obtained fomi tie Iocality, family labour atud labour which is provided by the community or by neighbours. There­
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fore the constraints imposed from the scarcity of financial resource, 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 tile 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 tile accumiulation of savings that is undertaken by households for housing investments appears to be very
diverse and heterogeneous ill character. 

A household may collect building materials over a considerable period of time with the objective of undertaking house 
constru.tion ard/or when the critical capacity for undertaking such construction is reached. Many households are prepared 
to occupy iticoin plete houses aid undertake the completion over time when savings are available. 

One major objective of eml hoyment abroad appears to be ;he acctmulation of savings for investment in housing. 

The three cases below illtsrrate the ways in which households mobilize resources to construct their homes. 

CASE I 
Mr. 0. acquired a lot of approximately 4,000 sq. It. ill 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. 0, who is employed 
as a waiter ill tie tourist industry, Mriade a downpayrnent ofJS300. This money was obtained from his personal savings; lie did 
not borrow any noney. Inlstalments of JS05.00 are made quarterly. Title to tIre land will be handed over to Mr. O on con­
pletiori ofall h; piynierits which is eqr'ivalent to two years' rental, or JS520.00. 

Mr. 0, his wife and five-year-old daughter live ill art Unfinished wooden two-roon house, wilh an outside bathroom and no
kitchen. A carpenter was paid to construct the house which Mr. O supervised. The st ruct tire, which is temporary, is not
originally intelded. but it is what 

as 
they call afford now. They hope to improve their shelter incrementally over tie, until 

they ownl a concrete Struicttre. 

Mr. 0 lived ill a village (March Town) ill the Negril l)isi rict rent-.free fOr three months. lie then moved to the town of Negril
where he paid rent for a year. When the rent was increased he decided to sign up for tie LUDC Sites and Services project. 

Mr. 0 paid cash for all materials bought to construct his houtse and sold a bike to purchase material. His wife was unemployed
at the time aid his earnings of JS 180 per week represented the only souIrce of income coming into tile household. However, 
as construction progressed and cost of ci ntstru, tion escalated, extra funds were needed to complete the house. A motor-bike 
was exchalged with his brother for tire ,.inc for the roof of the house. Mr. 0 then moved into the house when i! was half­
finished: it had no windows, nor lors, jtst the walls antd a roof. Although actual construction of the house took six weeks,Mr. 0 and his family lived ini tie house ill its un1finished state for six montlis. At first one large room was constructed, and 
this partitioned as more irioney became available to purchase materials. By moving into an unfinished house Mr. 0 saved 
money tlsed t'0r rent arid put Ib is towards purchasing iriaterials. Mr. 0 also borrowed money from his step-mother, which lie 
has not vet str ted to repa,.. 

Mr. 0 tried to get a loan from the Credit Union, but lie did rot have any security. The lard being acquired through a lease/
purchase arrangement meant Mr. 0 had io title which could bx used as collateral, lie tried to use his bike as collateral but this 
was not possible as the 'alue was not sufficient to cover tile ailount lie wanted to borrow. 

Mr. 0 is about to sell another bike to repair his house. The wood used itt constructing his house is rotting as it was not
painted. Mr. 0 has indiCated tlat his present situation is al improvement over his previous shelter arrangements because "I 
own this" IfI said his family would have moved even if tile site was not serviced because it would be tlreir own. 

CASE 2 

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

Mr. I hired a amnall contractor to undertake construction, which he supervised himself. 
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The family lived in Rose Lane iii downtown Kingston Metropolita n Area before moving to their present location at Wareika, 
a squatter settlement on the fhinges of the KMA. Overcrowded living conditions, politic:d violence and problems with neigh­
bours were the reasons why the fantily moved. Tlev are at present squatting on Government-owned lands on a pht of about 
aquarter acre. The plot was undeveloped, although gravel roads did exist when they moved to tir: site. 

Mis. 	 I arid her husband have been imlproving theiistiluicre inctmetally over time as funds became available. Because of the 
difficulty in obtiining noney the houst' has takeii ten years to reach its present state (fconstruction. The house has not yet 
been completed and tilefoundations have been laid for three additional iooms. 

The bcdiuooun was the first room completed, the hall and other roomts canti' later. '1lie hall took the longest to complete as the 
family wanted a tiled floor, bit did riot have enough money to porcliase tile materials. The family inoved in when one roon 
was tiled and tle house not painted. Some looms inthe house have concrete floors as Mrs. I has not been able to afford tiles 
for all the room:; in house. Mrs. uncmployed the lowever, because of political vio­tlie Both Mr. al,,d I are at present time. 
lence construction was accelerated to bring the house op to its present state of completion. Mrs. I also owns a 7,5G0 gallon 
water 	tank which cost ,lS.000. 

Materials used In coristruction were pitchased for cash. Personal savings were used to purchase these materials. Mrs. I was not 
aware at the start of corislucti lhow Much it :,'Ooud cost to co rplete her hIoue. Because of this her completion schedule 
has been drawn out, ai cJiimpletion is entirely dependent on the availability of funds. 

Mrs. I tried to obtaill a loan) fioti the National Housing 'FrTst but was not successful. 

She used the "parlner system'' / as means throul.h which she financed tilecompletion of the structure. She found "partner" 
extreiely useful as a funiding solrce fo several reasolls. Its advantages are: you do riot need collateral to "get a hand" and if 
one has a problein it cart be discussed wilhi the "hanker" and ste will try to help you in a difficult situation. Mrs. I received 
no help from friends or family to pIlurChse titaterials for construction. 

Mrs. I considers "adequate shelter" as one roomir plus a bathiroom and a kitchen ard sufficient land space to allow one to 
expand the structure over tirite. Inaddition, water and electricity should be provided. Mrs. I feels that Government should 
provide a basic unit and a loan of about JS 1200.00 as a start, so that one can still earn a living. 

Mrs. 	 I, indicated that she would have f)ut irp a pernianent 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 tileland and the house. Sh1e lives in a one-bedroom house constructed 'f concrete, with a tile and wooden floor and a 
zinc roof. Tile construction of tie house was soupervised by Governmernt and tie blue print for tilehouse was also supplied 
by Goverrnment, as part of arnarea being re-developed. Coristriction was undertaken by a friend who wits a contractor and the 
entire structure was built at the same time, aid Mrs, Y rtoved into a completed unit. Prior to movirig into the area Mrs. Y 
lived abroad. 

Mrs. Y financed construction of her borne by various means. 'hrouglt the Urban Upgrading Scheme she was able to take out 
a loan for fifteen years. She is still repaying the loan -J43.00 rionthly - although site used to pay more for her monthly 
instalrents. She also borrowed iioney frot a friend interest-free. She also used the 'partner' systemn during construction. 
She considers 'partner' itsbeing helpful because of its advantages, such as, one cart get nioney quickly without collateral. The 
bank requires sone forr ofsecurity; the "partner system", however, does not make you a credit risk because you lack security 
and does not ask you abot your credit-worthiness. Mrs. Y found her family and friends very important in financing the 
constructiot of her home; her grand-daughter helped her to finance completioi of tire unit. 

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

I/ 	 Partner system - Informal system of credit whereby participants contribute a set sun of money weekly or monthly for a specified
period. Each person participating receives "their hand" on a rotating basis. Money iscollected by a "banker" who often is a womun. 
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In all three cases, income trout employmeint and personal savings played allimportant part in tile 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 theformal financial institutions, but because of' strict rules, most people resorted to the informal "part ner system" as their main 
loan Source. 

Future Investment Needs for Shelter 
The [ loosing Needs Assessment Chapter 2 has computed the total investment necessary hased on three scenarios. The threescenarios range in total ilvestment reqMired from about JS1 billion annually under Scenario One to about J$715 million 
annually under Scenaii Thiee. 

The valriation between scenarios in alfordability levels is even more dranfatic than tilevariation in investment levels. louse.holds call only affotid about 70 per cent of' Scenario One's total investment requirement, compared to over 95 per cent forScenario Two,aiid 100 pel cent for Sceario) Three. Thus, the total subsidy comptlnted as a one-time capital grant - thatwould be mc(jtltreCd Jitually to achieve the Iplanning taigets of' (lie three alternative scenarios ianges f'rom allaverage oflJ285 
millioni ldcl Scelialio One to J.2'( iillio i miide Scenarito Iwo and nIthing utnder Scenario Three. 

Under Sceiiario ()lic,nomie thtanll ',COtf 'allthe hIsChids scheyduCled for new Miupgraded unit, require assistance; while onlyabout one illive ieed help achieving the talgets ,1fScenalio Two: and lone need subsidies under Scenario Three. Sonic house­
holds will of colse leceive issist;tlcc even1 imidel Scelallo Three as the model analyses affordability in terms of medianiicomes (f each qltltile mdl Ilieloi veCllooks tOw !'act that the poorest householdls nay be table to afftord the cheapest
solutit n. 

Because lie pubic. sectwir iew eiostlctio: solution ndei Scelatio one is so costly, households iii all five quintiles wouldneed assistance. lII act. ii su lfciilt subsidies \vee iviledl to achieve Scenalio One's targets, almost one-quarter of the
iotisehholls ceivinlg subsidles would oit
be ill tilelopIt) wr cellitJaiuaica's income (listIibutioll. 

Under Scenaloi IWO. oly,holsChold.ill tie lmwest iilc)iiie tillintile would need assistance, while uitler Scenario Three withits relialce on tile p ovisioll tdselviced sites olly all houlseholds could, illprinciple, achieve the platning talgets. 

[low ;homldt lite subsid StIjmates be interp eted. It nlay be fea:sile to provide tile.1J.t5 million per year illassistance implied
by Sceimo Two. hilttime .1$2,55 millioni leluiled f'oi Scetlalio One is clearly unrealistic. Moreover, it would not make sense toinplemeiit a sihsidy piogramime with mumome lth ofthanl oille-f tilebenieficiaries iii the top hall'of tileincome distribution. Andfinally, a plailililig sceliio tha inakes virtllally all hout1seholds (eIidelii(lt iipiI the puIblic sector for formal lousilg solutionshas little mopC of' sluccess. Fvel with substatmiial public esoullces, the public sector Cainnot be expeted to meet the neels of 
all households requiing new units ovei the next two decades. 

The large size of'the target grt-o (hoiusehohls dependent oilpublic sector sotlutions) is also a pioblei itder Scenario Two.Subsidy levels ale only 10 per cent of what is eqmirel hy Scemrin One, bit roug.ly 24 thousand households per year wouldrely ot thelpublic sector I'r iew uits or upglades. Thus. Sceiari Thiree offters two toaimr strengths. First, by ((flering servicedsites as the public sector solutioti, Sceiarlo Thee bri ngs anittmal subsidy requiremeiits close to zero. And second, by relyinig on 
individl:l hou1seholds to blild theii own uiits on serviced sites. this scCn:Irio takes maxiiutit advantage iuf the capacity of"tie 
inforual sectol. 

Soie households will, of cCoursC, reqluire assistance, even under Sceinrin Three. Tile Housing Needs Assessment analysedaffordability illtermis of the mediani income of each inicotme qiuintile. Therefore, if overlooks (lie fact that the poorest house­
holls ill(liitile Otte may be unable to a''oid even 
the site andi service soltitiin. 

The Potential Based on Existing Capacity 
The plospects 'or hlousiti inivestmitet atd lie flow icsotirces forofl' such investinent could be assessed by examining ctirrelltrends anid by coilpring this with tile resources needed totiteet ftittie shelter ineeds. )tiriing tileperiod 1980 l 'c5invest­
miclit illhousitig as a prpolntill of' (;1)? 
 rose I'rol 1.8 per cent ii I1980 to 2.4 per cent in but f'ell1.0 per cent in1983, to
1985. Iti, itlilely that hoitusing investmelit will comtiitie its u,wnward trend iii 
 the fIttie, bit what is likely ;omd more
feasible is some increase iil time level of housinig ilve'stiellt, althoigh tlot up) to tle 1984 GDP level. 

Within this [road raiiework it would be possible to examimie (lie reqiliements o1' fillancial esotices for the housing sector.
Table 6.3 examines investment outputs f'or tilepublic and private seclor during the periiod 1980 - 1985. 

60 



TABLE 6.3 

Housing Investlnlent 1980 1985 (JSM) 

I. Total invc., mcni 
in housing clilistr 'letion 

1980 

83.) 

1981 

(.8 

1982 

117.2 

1983 

l 

1984 

s.- I 121). 1 

1985 

107.0 

Publi: sector i3.0 88.3 I0(.0 ) 1 (1 90.1 

3.Secr S 17.2 2. 23.1 17.5 

Average aituial subsidy ie(liiitclets set out il (haptet 2 indicates that Scenatio Three is tile most reasonable option. flow. 
ever, Scellauiu 1Ilce th l d pioviding sctvicld lots I't (lic enlie ilatioln, i, clearly an uica:ilistic solution. ' lierefore, hased on
"l:1Ic0.3, ; c.' 1hiiiatiol ,ll S.'Cll li)s id I hirec app ai:, t he withill te financial capabilities of tie country. These
estimltes hrally iintlici tltelre,,uce fHo's that uitlih be po sible a.ntd f'easible antile targets thait cuild he sent within the 
t'iniajcial IijaltlWteL . hi S; il , futI'eMho .s.,ig ied(2 

MAIN SOUR(I'S O1 HUNI)S F'OR HOUSING 

I l iuhulic Ihiu ttil, I ihatct . ti inlcihles the Natiornal IIousing Iitst (NIlIT), tile Jamuiaica Moiltgage Bauk (JMB) and the 
(aiihht-ili IhIuusing I iriu ('1itolloll (i 11(). An itegral pall ofmc the I982 National Iiosing Pnlicy was the restructiring

life hf t* j ,lt,2 tiuiit. hlvlse \ ,y,'Stl. 1 lie hil'Cv seeks o ledluce tile iousing shi tage by miibiliing loan f'tds locally and 
uvetseas Mid Icolg.1 i/i1ii coven iiIlllt( ifuIclcs wil I\verl]piqnig filictisils and high (ijieratin costs almig more ef'icieltt lilies. 

, ve irticuthA- t :iet ukei definitvc actionu to impleunleli many of the policy objectives. The franiework contains tie 
follhwilu rtllt~li(mn;abjlet c'tCS iuld -sjp)iiSlhiiliCs. 

I BI.I( SL( I O(R 

I National housing Trust 

1 lie 1082 IIolsing Policy,Calls I tie NII to concentrate exclusively on providing and servicing primary mortgages
to it,, crniihillioli s wol pulchase hlluses built by eitler tihe public or plivato sector. It has therefore ceased to perl'orn the
role o devclo u' Alld li;SCO ti ted the pliactice(' "poviiliug illtelilli t'iuantcil , to private developers. 

In its lCeilill p)licies, tie Nil1 -will 
piovidle mo tp;ics 1to .:lailie.dCotlllilOI It I u basis which takes iiit(i acciount their iticonie distiibution 

select henuficimties mi he hasis of a piiriy cintitleiutt index 
siruicluic its lctli. .l ii ics ot I h:asis which allows lower itteiest rates to he applied to lower income groups 
pivide take.out urtolpe couimuitiueits to private de.elopers tif approved projects 

As of I)ecenhet, 1985, lti. wetc 10,731) mnul.,ge lo.ns leprtesenting completed scheme units together witlh BOL/Ill bene­
fits. The vast iualurity of" beiuefits have beell il housiig iii new piol ects ( 11,534) versus Home Improvement (111) loans 
(2 ,273) and Iuild ()t wiu la(dHIM)l (2,445). 

Significantly, apptoxinuaicly 75 per Ceiii ot Iltese henelits were awaided to those cavming less than the median income. As of 
December. 1 )5, the valuur of the iii)tpage pot tfli, was J$.5. 2 millio (INUSS9.8 niillion). 

In an elfuit to leverage ftiids that :a' ilable tihe NIIT recently anounced api\vat,' sectol a:1 nortgage certificate, that will
blend public arid privale findls so lht iu c affoirdable loans can Ie extended to mre households without making additional
demnands ou public resources. This listrutunuot allo/s NI IT io unix kinds with those of the Building Societies. 

2. Jamaica Mortgage Bank (JMB) 
The 1)82 National Ho)using Policy reco,,untended that the JMB discontinue both its primary mortgage and interim 

financing activities and conicentrate 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 hlousing consiruction, 

- secondary mairket operations geared to ensure a steady flow of funds into housing construction; 

providing tiltgage inisurlance coverage to facilitate higher levels of' investment by private investors; 
issuing II0usiing Bonds ained at absorbillg ,efundatfle NIT contributions mobilizing additional savings and in­
creasing tlie supply of, fulnds fr hollsiig investmient. 

It was anticipated that tile JIMB would becone a plincipal mobilizer of finance for the sector and Ihat it would play an 
important role iii ensuring a level (it' lquidit' which would be conducive to housing development. This, however, has not 
materialized. The bank instead lhas contiiacul on its pati of the late 1970s, that is, as borrower and distributor of USAID HG 
loans. 

The JN B's rile iced s be ch'.lified and lhe initial policy decisions re-assessed since t he JM1l3 has riot been able to operation­
alize any of the policy obiectives set ti1 it in)the l)82 NIIllP. 

3. Caribbean Housing Fin,,ace Corporation {CIIFC) 

Under tile l)82 Ilh'sing PohCy. tile ('IIF"U will be lesponisible for:-­

plivid ing alld sei vlci:lg nitigages ti qualified persins who purchase houses built by MOC(H) 
selvicing the existing iillollgage p it dtii oft M(OC (lII. 

Front its oligilia] inlligaOe pIlrtfolio, tie NI()C(II) banded ove appioxintately 85 per ceit of its sale agreements for servicing
by the CIIFC. [flie ('1I1.4 is expeiiericitig a 70 pet ceint epaymneiit rate and finds that its major problem is that although there 
are lihioselisilci. wishing to, close off tlheii account, tleie is difficulty il ascertainiig tile balance due. '[iTe collection of 
niorltgages is dome thoulgh the existing nelwoik (i lie ('IIF(C. Natiotial ('oiitercial Bank Bianches wlich are located island­
wide servi ;is collectlmlo poiitts, it wlieie there are no, hiancles, the Batik of Colnticice is used]. 

Where beieliciai ci, ate iii NI IT colitlibultis tle MO('ltl) oigiutates mortgages and the CIIF(C does the servicing. The CIIFC 
is rot yet filialicialv able to ouigiliate a llge tllulibel if tolt gages. 

The Nat tnal Ihlosii, PIilicy is ainlied at rejucing the duplication of" effolt aliotig these thiee institutions and provides, in 
effect, that tile NIIT Iocuses Ot Hlrltgae let'difg: the JNiB ol dtiestic and foreign borroiwiig and otil serving as a central 
bank foi otlie li isiigo f'inanice i'istilit liols, atlnd the (IIE1C ont offering tortgage collection services for the country's various 

filalicial ilist it ili l is, 

PRIVATE SECTOR 

Within tlhe plivate sector, nmoitgage financing is carried iiut by privately-ov. tied building societies, iierchant banksand trust
 
cominpanies, insiiance cotpaniies andilhe credit onions.
 

Unforitunalely, the ecoioliic cliinale has kept private seclr iristillitions out oft lie housing finance systei. Thne high interest 
rates which prevailed late iii I thIttigh I985 (29 per cent) made the cost of borrowing for residential construction un­
attractive.
 

1. Commercial Banks/Merchant Banks/i rust Companies 

The lole played bv lhe cotittietcitil batiks, tIrtst coipanlies aid ineicliarit banks can be considered together. It is ior 
mally felt that cmittneicial banks deal witll short-teri opeialions while merchant banks and trust coupanies deal in 
hlnger teilli ipeialolls. While this is pallly title in havelmy few inerchant banks aid trust cirpanlies are in effect 
involved iti vet shltr-elill opelat tns, this is n t niecessatily title oft lhe cominiecial banks. 

Conionercial banks also deal it loig-tertii ipelatiolts, cotmitting substantial funds to irortgage loans, for exatImple. Thus 
it niliglit be tore accurate to say that coiulniiercial banks deal in short to nImediun-lern operations, while merchant 
bt'tk, ild I inst ciitnpaiies specialize in nediuii to Itolig-tell operations. 
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2. 	 Insurance Companies 

Lil'cillslillace compalisi, a14' ill SVCCe11i place after Coniivieicial] liunks as niobilizeis itsavings iltilecountry. Their 
pr incipal liabilties inclde Ihei legtia. long-tlin flnds and tlheirpenusion funds iepieset-iing 77 ptercitt of totallia iliics. lInvestlmenl .,, llga,.,s and lo slls, IllI'M83 peracc celn ()I'f Iheir ora as;llses. 

lhi sie. coiihiiedl vh (h(f li iltv ,
l,Ifhei (tallis and paiticulally tlin Illng4lelIIo)pelalituts, give live insur­
-
,1c c,-olilame, - igniicalnt
iovli pol,.1clal. 

3. Building S (Cielis 

Flo tll Ii 

ilwhat wild 
li illt (I ht,1. 

Celli pus,,il 
limitplace gut's to lilt' Imilitg .,ciel it's,whose g tin,,lhhas 

(lie linaiciig t'ctoIsliIlictin aclivities 1'4l(lplivale savings. 

levelheless filllenshort 

hl'lildntI , .11t0l +,lilt by 1I ie l:iigest and loIll esta lishedl (it' te pli,'att' seCtor fil(l ic. ins( tilotls. At SelptilnbeI,986 iit gage ;idvnlces l(il;iled JS..8.3 millio 	l; ald ill1985 they accouilnted foi .3.3per cent 'If total illortgage filanc­
nill h)allv't..tl .
Ihe 

4. 	 ('redit Unio, 
Fm(t'ie ie't.dit elnion. aold thehi
ImIIIella gali/at ioll. Ilie Jaimiaica ('o-opelalive ( redit 1 1ii League, theih per frlmiance 
level diulin , l eilii IcL,98]to 1985 is dilectly lelated o.S,.() millionlltolaIs (d' h (lie 	USAII) IIG( Prograllime at 
IO.5 per ell nllleresI . ()ver lilt' pCliid of' IWO and oiie-hialf years IhI1 Jullie. IQ81 tl eceiber, 198.3 ('redit Uiiions
haId pilacld -,817 iolmle inlpivenmlent((ans averaging iS. 001.00. \nteaiation (f this pigrailne reveals that most 
holrowels Imipt'd IoM inalls which the;Y epaid withil a lwo-Yeal ptiod. 

0) anlln-goinghasis [IleRl('('tl. has a spccial 'lhlsilg, Fuid' to which ('iedit Jnioins liakt' set lodgellents at (ales ()f7 
per cett'. lit' 11)ii 111111iiiakt'S 1101 lgagt 10 I11'il lp to .SS(.000 to llnmblers at a late of" 13 per cetll. A 1984snvey (If('ledit 111lliiIlielliei, rtveald Iha tle lllehliall hlus'hold ilcoime was J9,839. Al the Irposed inlliest late 
ils omil ',f4d1 a iloilgiage ((I,J$1 7,485. 

)espitC the hallm Ceilii of .SSll(ooo Ohw ilncinile pii'ile ()I' the average Cledit Union f'tilily ieveals (hat they coiuld not 
access (lls inlllgage. ((ldll I lhii l10gage alld liolit' ilpivetllelit loalls will undoubtedly colititlle itobe an ilt­

I)Mnn 	 solo CC I ilalilg IpI)'agiling tlII(ts. 

KEY 	ISStJ!S: ANI) IMPIA('I'lONS 

'The ;Iove tstnlalesIIl:l' Indicate the esolllce I 'sthaItwill be tlecessaly and tiletargels that could be set within tile 
filiatcial paallet'l sI il isting lulule iieeds. While lecent attpll tsby goVellllilItIt lelhln tileIlousing flinance system
Were dilted ail t' stOtlCilie ot'tle lloIlsilng fillaIICe Svsleltl, the Shellter SlItegy will address tIleissit if -expaidingaccess to
ll((iisllig citil.The ilmsing tillalc. pmoilt'li requiles tie iecoiciliatitm of tl1cc partially contlicting objectives:. 

af111dallily )Il1miscl(tdds 

viabkilityvI'mirrci;Jl
()I, illstiltliholns
 

IC,"t 'IIlllt)l)ili., i tile ll)IiSillg ol.;tijI I'l t'XpalilSi)Il sC hc 

A financing strialeg II' lonising which is diected al achieving this objective also has In w olk within d alo mllicmiaco-ecollo 

colstrailts. it 1nay nI()[ lie feasible m( desirable to divelt a larger proplirtion of'savings that are currently being lti)bilized
il the ecoollm(Ily h4 expamnl, even llatgillally, (he rale ()I iusing investn ent. A diversioi " eSmlices floni tileavailable poo0l
of savings 1) tilaiice ; higher level )Ihtlusing inveslnent, which al the salL time wmild lequie a lalger prloputioi of
iitptI ts,.may have adVI. sL' cimIst'quences 'l tlile dlevelpel eft in i other sectors. lherenfe. while seeking to laintain the
Cn1111211 levels (d ilIVt'st,'SI , lile finallncing stategy slhould pliinanily aini at genll ing ne, savigs which alie specific ti hints. 
ing and which w,' it i have heentolthenilig (lnailly I'M otel iuvestlncnts. 

'fhe IllohiiAi l.''s lt'vels wvill,l ict1 di lilt' desiled hiowtevl, 1eqlile tle lighti mix ()I' public a.nd plivate seclor investment 
ill i sing, a well-nrgaiied 11,,w (4 iiaiicilg t(llough tI1ldilg (sItiilliuills,and a ftamewirk of' incentives which pnmnntes 
plivate savings and llilect.; hosing.themnto 

There 	is an iSSLnptin elie 1ha.llthe prupensily of househldds 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 bonowing which goes into individual housing investment. At
the same tinie, Owing to bundgetary clostraints and more seective allocalion of resources for development, the public sector 
share of housing investment h:s declined !rom tilepeak levels of 1982 - 1984. It is probably this public sector investment 
which made it p)ssible to sustain tle growth of housing sector investment dring those years. This means that other sources 
of financing would have to lictease proportioiately if such a late of'growth of IoIsing itivestnuent were to be maintained in 
the future. 

The issues o f tilehousing finance deliveiy 3vstemt which must be addressed in a National Shelter Strategy are:-­

1. Interest Rates 
One of tile budget conlstraints preventing housing finance institutions fronr expanding their services is tire small volume 
of resources available folr housing credit. Mobilizing resolilces, particularly savings, is thus seen as a critical element in 
developing a viahle hmsing finance system that is able to seivc a significant port ion of tilehousing market. 

Lmwer irterest rates ci ongr-telrr finance ale otten advtcated as a possible remedy foltilefact that very few house­
lolds illJrra1ica can aflord to a.Stlle a iilrtgage huge enough to pay for a one or two-bedroom house. But educing
rIiortgage interest teswill iinot solve the affordability problem. The National Housing Trust is already making loans at 
interest rates belo)w tile t!evailint, intlatiol rate. aird even at these very lowv interest rates, households illtilebottonil two­
thirds of tie incorile distIibution caunot affold tile cheapest one ald two-bedroon houses currently available. Only
hlousehroils in tle hight-si icOrie quintile holrowing fill tile IHiidiiig Societies are actually paying pisitive real 
interest tales Ii mnortgages. Iomel irlejest tales on these Building Society loans would have to he accompanied by
leductiims in tile lates tire Bluildirig Societies offel to tihe lepoIsitors, ultimately reducing the pouol of funds available for 
nilottgage leiding. 

If'eff'orts no design miore atfOIdable housing solutios arid boost privale-sector development are successful, iore capital
Will iced to he attlacted into tilehousiiig sector. The excess liquidity that exists in tilehousilng finance system today 
would be absorbed quickly if households were offered oppoitunities to buy cheaper housing. 

2. Subsidies 

Of particular coiceil is the fact that there are two interest ratestrrictures operating iil tire sector: tilepublic sector part is 
subsidized, xviiie tileother is urni-subsiuized. On tilewhole, interest subsidies are farimore expensive over the life of 
tie loall thair one-timei up-front capital subsidies. In addition, tie subsidy is locked illfor the life of the mortgage when 
people cart Afford It)pay iiiole. Illorder to overcortie this situation and reduce the use of'subsidies, Government intro­
duced giaduated payttierit lrtgages (GPIMs) ot all its schemes. lhrough tire rise of GPMs affordability is increased 
while at tire same ttle interest rates are ired gradually towards riarket rates. 

3. Cost of Financial Services 

Cument ly, Trust (omparies and Btuilding Societies lend almost exclusively to high-incorne households, and the NIT 
provides few loans to its poorest contributors. This may stem from the absence of affurdal:le Ioiuses on tile Inarket, but 
it may also be attiihiuta;le it)urire:isonably high or arbitrary underwriting stanraids. 

Some of these Costs ale adtirtistrmlative and can be reduced by inprovirig tile efficiencytof an institution's operations. 
Otl tile whole, howeve . these costs reflect mainly tire risk of the loan but are also related to tire larger economic issues 
and tile overall deh)pnemt Of' [lie financial sector. 

'File IttiltIrIe of plivale ,ect l i n(utgag, istit Itills towalds h)wx-iillcorime housing is that this is tire respunsibility of 
Goveinieht This stem.s fhm ite tact that tile)are cornriercial Ilperations and ale basically custoudians of other people's,

Ioney arnd, therefore, have a dirty alod responsibility to see to it that titose funds are invested iii 
such ii nmanner as: 
(a) it)plovide seciity: alld 
(b) tol pi vide a satisf:fcto late ifret timii. 

They arc ail,) competig iniir open maiuket, bul at tire salle llie these institutions iced to take a more realistic atti­
tude tnrvards tlre risks that are irvolved inI IwV-ircrOmie hi0Usirig dcvehlpIerIt. Private sector nrtgage institutions tend 
tor shy away frol the lw-incomne housing sector, because they consider ittoo risky art investmtent. 

Profit is tile reward I'mr taking risks aird more call be dorre, both oni tile part of the private sector tntortgagt institutions 
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and government, to find away such that the resources that they have, which froml time to time are being under-utilized,can be targeted to that area of the housing market 'Mowhich supply is still inadequate. "1"oincrease the range of iicornegroups served by private mnrtgage lenders and by the NITIT, gover nment is exploring mechanisms such as mortgage
insurance fIoreducing risks. 

II sllllrlly itcall he said that seveal optilils lneed to Ire considered t!oexpand the flow of resources and to extend theleach of, iristitritio ls to the lower inicorme gioups.There isscope fIOr grcater flexibility illinterest rates and lending pack­ages. T'he illl'ortnatlionlavailable ti tile entire field ot institutionral leirdiug f'uishelter has not been systematically studied 
and allalysed arld t1 thIis type is leco liellded.There also are o)tie[ possible sources fl'illllT ireedof which to be explored. Finally, the institutional framework forsheltel firallcinig could be funl itrl leirgarised and ratiorralized. 

CHAPTER 7 

LAND FOR SI IEITER 

Introduction
 
The lapid iicrease (i porpulation, tie changing structure of"the ecorotny and the process of urbanization and commercializa.tion, all courbine to exert severe pressure ott available land resources. A wide variety of factors affects the availability and useof laid I'Mhousing. These factols have significant impact oiltilevoltrIre ZaMllocation of hriusing investment and the growth
oft lie htisitg stock. 

The pl ,blerrs of' lard alld hoursing availability 1or the poor ale not dire to a lack of land but tather to the lack of a system of
deliveritig this lard which imakes it legally accessible to tire pool, vii: 

(I) The cheapest developed lot in tire pell malke is tor expensive I'r a large proportion of*households;(2) (ove ulrmct is rmarble to rUderlake hirtd harkirig arid develrpment 'at a cuost affOirdable to tile poor;
(3) Land costs illsutable lkcatiolns f(I low-illcollie rousirng are high;
(14) [arld lrC2rrl:tllisrise Controls illd curiSilaill large scale, low Stald developllmlent. 

large ililllhels oI peoiple illIi. hw-imco rrigrollp aie ltr illpissessior of Plpe laid I'MItusirrg or the financial means toacquire slch laid. Th'ey tI'eLefOe eso1lt i sltiati irg eilhel flee f co)st of as lessees. Mary hounseholds also lack stableeruplosluelrt which prevenl, lheill rreetirig curvetinal lanl pullchase leqhierernts. itn alditiur, evelr amiong those whohave allincomrre it is oftlell to small Itallow 1htren to participate inlthe I'rimal ]ard ritarket. 

iricllhIri
 
ill 1 6. exclId(ed trose 


As shouiwn ini (hapter 2, :aserviced pilot , larid cost arld ilirastructiure, Crstirg approximtely JiS15.000 (USS2,750.00) 
'arlilres below tire 251 IlIpercer!ile onI tileillore distlibitioni curve. 

Illa sitlatioll where lesotllices alc sCarloc, iilie t Irs heenC rIIble I ad pt a conlitillllrs process of land acqutisition anddispositinr on a scale Ihat illat1i:es tIle Ileedls )If
hroIsehltlds exchidei friiii the f rmal market. This has been due illpart tothe fact tlhat it is becoing increasingly difticult tloideltifY lew sites w.clrI meet tire MOC(l) selection criteria, are afford­able ftrthe target group, amid cimrply with irl Planning Depaltment regulations and devefl p:rent guidelines. Tire latter is

pariticilarly true of levelopr renrt outside 
 rf* tile Kinigston Metrlololitan Area. 

Tire factirs that rrr:rke secure telllle arid :.es lo larid for tie urban pol sir piibleruatic are also related to the issue offillacillg anl laild ise ciirt MIs. As irdicaed earlier, ionly a smnall percelltage rif househulds are wage and salary earners and,as sruch, eligibie fIocrrverruiirlrl lerllurrlg pigra!lrllr les. hurt ncl. coleli trrllal filancial inistitutins seldom lend mroney to tile 
urban iruir 'for larril ilh. . 

FurnOIer, tlre Ioblels tIn( irr;rke lald :rctIUisInIlr alld SeCrir my IM tile urbal poil so difficult are becoring increasilgly acutebecause arid ciIsr s alld scdrrcity are ilcreasing as botl iillner-city ialld aind peripitral lanlds beciome noe intensively used andmlre desilable. Because of* Ire risirig cist of' land, allirrcreasiig inunribel tlald-rwriers are iroldhig oil their land rather than --fting it orsubdividing it 'm low-income and disadvantaged groups. 
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The increasing demand or ulban land and tihe scarcity are tellected Intie steep and rapid increases in the prices of land in 
and around the Kingston Metopolitan Area. 

TITLE PROCESS 

'file lack oi'adequate in1oilnlation about land. particularly nrbat land, also problenis which cotnstrict tilecreates urban land 
market alld intltCt'ees withl imlpt ttart develop)ment projects. 

The length Of"timHe IeCuiled t,)ohtlarl a clear title is a sevele lrdiCr tu) a S11w0otih hrotsilg delivel process. The avertge tile 
falls all.ywlhe froill slx r11minlis toi sevelal yeats. The p obleuts with this proces Lave irrplicalios foi botll private and purlic 
secto ttrarsacti.llS, I-ot .xarilple, it' a building s:,ietv has a cle:lltitle and wanted to sell a ntrortgagc to .MB, it could take 
another six 1110nths before JM3 reccived a propely leCtld0d dCed. 'Thus a period o! twelve niotlrs ,:ould transpire between 
originatin and sale. 

rl the puublic sector, there have aJS, beenl umeIlous pioblems in providirg clea titles. As a result, NIIT, fur example, does 
riot vet have cleal titles loll M(.OC (ill I'msome ot' tileptopelties it holds as ruor tgage. 

Me('(1i) hats crr:itratiily tt tied ovei' tilepalent title to NII while working ol the splinter titles. Ilowever, NT refuses to 
accept delively without a spliritet title, ,vhich maxy ureal a delay of' six trotlhs frorl tIle tirie of' completion of a project until 
the 1r0 tgages arle issued. 

Part of tire prinblet1 relates to tire fact that irr tilepast it was invariably the plactice of' MOC (Il) tor allrcate houses un tile 
basis of sales agieeents ontly ald ott ol tIe basis of'molrtgages recorded and registered oriltre Certificate of Title. inntany 
instances, it was only after several accounts nila scheme were closed that steps were taken to secure individual Certificates of 
Title. This of'te irvorlves tediorrs stets to secUre tileparent title (if' it does trot already exist), surveys to determinre precisely 
tire irdividual hourridalies, pleparatilr suhrrissio plais and Registrallot aMid of pie-checked application in; tile rf'Titles for 
individual (Certif'ic:itesof'1 tle. 

The otier pat of the ptrblertt 'o holi tilepublic and private sectrns is tr streamline tire process. This effort would require a 
great deal tf'irrvestigation, as it is trirt clear why it should take six mrornthrs to record a title, nt\ what procedure might facili­
late tire plocess. 

SECURITY OF TENURE (TITLE) 

Inproveneltt illland adlllirtistration is an area where the public sector must play the principal role of bottlenecks in the
 
supply it+horusinrg ate 'loill lard systems. Clrudy titles and lack of tellure have provell to be one of tile
to be leliroved biggest
 
obstacles to expanded irrvestrenit it housinrg. If' tire rwrer has 1r0 tenure, even a well-constructed house is useless as collateral
 

forIMrral credit.
 

The irtprrtarrce rrf'security tf' terure tr htousehltrds in Jallrica is dertorstrated by the fact that it tiost squalte comtmunities
 
houses consist of discarded rrateiial, while appliances arid furniture are of torre substantial quality. Squatters live with tire fact
 
that quit rnotices calr be issued at any tirre arrd tlhey trust rrrove quickly.
 

Provisio rd soe t it(Iy of teriLe arrl upgt aded facilities itt the Squatte Upgrading Programrnie has resulted itt conrsiderable
 
inprrovertret to existing stit ucttres aid increased const rutcio activity in all but tite potorest communities. The reason for the
 
latter are:
 

(i) lack (if emrrplroyment opprrttunities; 
(ii) over crowd itg ard 
(iii) ratue of' tenure. 

Leaseltold ternrc has tot allowed the betnef'iciary t)i use his property as collateral for mobilizing funds to improve his shelter,
 
hence the chanrge to.fi'ceinold.
 

The problem of' access to lard is art ilmportanrt issue ill rirajor towns in Janmaica where urbanization is accelerating rapidly.all 
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For example, the Ministry of ('olistuction (liolsing), recognisirig [Ile lItIuslng problem ill Montego Bay and tie shortage of
land to deal with the priibleii, acquired i00 acles of lad, Ilowvecrf, telic MO(' (II) coUld begin planning development, ithad to deal with the fact that there was little laud available as it had been squalted on, and the type of shelter ranged front 
Serlni-pe lialt1 to Slih-,aiti ial cost' SIIctioi.C 

Ilotiseloltls otlel rave availablC IeSIiutlS, Mraccess to CSiOIiCS, but11lack the sectity of tenure (o access to lanid necessary
wr\%'i The threet)0 jIVidtL' their sheltler. cases set out below illiustlie til' ways Iolsehtolds deal with tile issue of inadequate 

CCL.s It lau1d. 

CASE I 

Mr. 'I, his wife, four Children And gtanddaluglItei have beenl squatting for thirty-five years at Tawes Pen in Spanish Town, acity within the Kiiigstm Metiorpolitall Regioll. The house ,, hicli is senli-pernianent is located oil the banks of the Rio Cobre 
Call, and is a tllce.olnll wooden house with :a hluc )f. 

The hlIs was ISt Iict (lby a 'ictllriiihl t aiudIitook aPpioxiinatly one yeal to cotlplete. Mr. T supervised the con­
stil ilil)un. II hid iituirded toI build a cOnCItte irtcC, )ut bcIttfle thie ladS did not belong to iahim wooden stiucture was 
lt'' Li' ;il 

1Th1h1ilse W', Il'd ill pliss.si w iiisk list twi li (Ite sI li;hse Iwo weic ciirsti ucted, id his suon added a roomnil and a
VciAld:i11 ii IlO ,t'A-tildlhr.rst'.iii phiNSC, weLe CenlSti lC(ItcVl MIi edxtriled pci od because of' lack of' mnituey. All materials 
wei' pil li:iscl lI ca', hr Ilhi'11 ibC aid bhlocks which were iisel is ciiiiicl posts. 

Finlpiintnl :idi1 pisim sivig, ai 1so tdsf ulndswic le slllof. for constlitcting tire house. Mr. T is a famrner, his wife does 
sellinllr i I r1 t10 hiis chilrCHu c iip(uvetl.;il Ci 

Nl . 'I. ilko lised Ile "p',liliel systeili" to assist hin coiiiplete constiutuio. lie never tiied ti get a loan becLuse the land does
no0!hlehuii it the Iillil V alld So lie, llid n0 colliteiifl to get a laUl. lie ieceived no help fion family and friends, altlhoigh in 
lie laet it'pS Iln', sonlihlciIed by adiliii , ole loll mid a velandalh. 

Nir. 1 hi:1 beil likilig il is site lti uei Iheii yi'eai s. Piu it mioviig i l'wes Pen, Mi. T lived 'it ilrunswick Avenue, ill the 
'elii ,Al hlill 'f Spalilsh 'I wil ill a1"nc-ronnr Collrclte Si Idc ne I'm thic years. When NMr. T iroved to the site there were ino 

set vilces. At ccs, inI lit ph Is 1y i ti ick ahong t lie ca l baik. FectCi cii y is now obtailled flioi a neighbour. Ilowever, Mr. T 
unveil tou his sitc, It be iui his owin mid escait' the veilcilowded Condntl itin: u f tile city. 

CASE 2 

NIls. ,J is Irhc leilale head of, a lioiuselhoild which Cinsists il six cliiliei, hle datlglitei's common-law husband and their two
chilrlrCri. Mis. .1 has benll lisilg ill Jonles Pen, Spanish '1own, il lands passed dovn frotm her parents for over forty years. 
Spanish Town licated witlhii Ire Kiigstn Meiiipuuhitari Region is fuuiteen miles fiiin the Kingston Metropolitan Area. Thesti iit nit which has ia Cuulicrte., an(I tiled fiihil, a Zinc ioi arid walls oft ctiele arid bagisse board Contains four bedrlloims, a
 
livirgloiim, a kitchliiirl rid1ahalrlroi .
 

'[li' llt]i e Itiik S>XIlte l in , l i ciiAh Ilie plt':,etli site of ciuripletedresi. . a seciiii oftlhe loruse still reltalilts unfinished. A

sla cuutract.ll was, uscd I1) lrislt-Iet, ienuse and 
 sli 'ivise UCtiAciCllll. The hOuSe Was CrliStvucted( ill two phases. In 
phase uric. Ilrce beliioi, Wt'i! c0uule)tied. ItI in phase tiwo, Iv lnouns Iade roi bagasse board with concrete flooringwel! addeid. Ilie ehdluirs wt'l ciStirciC.h filst, with the kitchen and athiorouri added to the house in 1985. All materials 
used ni ciiOiittorll weic, purchiased t(1i cash. 'I lit ruseWas cunisti icted incuenientally as mlorrey became available to
 
pu chuasu nialttials.
 

The farililly ioived i1tii tiu hieli',e bt'Iiue tIe 1tire stiCture was cuuru)lteuCl. 

No ierlirerii t tllh hoiuihl is emrplohyed at Ilit iesent little, aind oun lileribers of' the househiold aie students. At tile time
the ir.se was being colisitited cnlpluyr.llrr.i ard persunal savings weie tlme raini sources of' ilCOlle used tir elect the house.
Mrs. J also received ianitenante ftri her children fronm their father and site used soie of this monuney fur construction. Itt the 
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latter stages of construction the family was also important. The eldest daughtel of tilehousehold paid for [he construction ofthe bathroom and is adding a hedroom the presenttil time. Mrs. J found the "partner svste 0" very helpfui in completing tile 
house. Its main advantages are thal one can gct a lump sum which call be repaid giadually without having any collateial. In 
addition it is easici too deal wvith tile people i tilecolmmilUinity the "banker' will undeistand your problenis. 

Mrs. J lived in the urban area of Spanish Town fr approxiiaicly seven yeas before inloving to Jones Pei oil land which she 
inllrited t'lll her parents. Whnn Mrs. J iloved to .lones Peli there were oinly three otliel houses in the entile .olies Pen area. 

Mrs. J considers her peseni location an implovement ovel lie,pevious residence (despite the fact thlat servicesit had no 

when she inmed thete) as they now occupy "family" land.
 

CASE 3 

Mr. R and his wife have been squatting at Rose leighlts illMontego Bay since 1960. The two-roon pernanent structure is
constructed of wood, concrete and zinc. The Louse w ,s 'hiilt by a small contractor and construction was supervised by a 
carleilter. Foundat ,ushave been laid fo'r an additional rtnon which will be built tfconcrete. 

The Wooden palr house tok two monis toot' tile costuct, the Colnceic seclioli to(k appoxinately three years because it 
\ , inole expenisive alld theref'orIe depeilderii lol the avail:ibility ofiltoniey. 

Mr. R and his wile imoved into tilewooden stuctuie befome it was l'inished, the roof was completed but not all the walls.
Wood was used initially Ill conisillictioii because it was chealei ,howevel, the ieiaindel if the house was started in concrete 
becalle it was Illie d irable. 

ir. R is a talrel. IHavinig Itst a leg in :aaccideit, Ile Culltivates foodstulff and rears chickens and other animals which lie sells 
to help finiance the coiiciete stiLuciurluie IseieeClrig. Ilis wife is a domtestic helper and hei earnings are instrumental in helping
to finance consti lct oll. Persmal savings is tile(lly otler soLice of' fiiidiig used. l. R has not tried to get I loan, lie has not 
lxoiiowed Iorn alilv amid frilds aiid lie has not1 used [te'l "xiiiiiel systeml'. 

imved f NIt. Salem (aTMr. iilM R Nm 1 densely stiled uIram co111111111ity just outside of Montego Bay) in 1960. Iliemoved
 
to Rose Ileights because it was mre convenucrlt. 
 lue NI of laild is large enough to allow him to farmn. In addition, lie now
 
OWiiS its own.II
hulse. WheLn Nh. R uitoed to R(se leights tileatea w.;%isuidevClrped. 

Illall thlee case "itudis, families iiioved 1lomi dilsely settled urban slum cuudiious to an area where they were able to have a
largei Imtf Land. II ill cases tile fact that tihe !(uosehud was nmw able toown theil own hollies was very illpoltant. IIlall 
cases Iliouslrolds novedl to unset viceld sites, but Ihis lhey colsidered an improvenent because they were able ioown their
 
own rouise. Ill tw) cases secillily ) tellure irflueniced tiletype of cuimmstiuction material used.
 

KEY ISSUES AND IMPLICATIONS 

In order IIensure an adequale suIpply of' laud for the poor i number (f interventions by Government in the land market are 
seen as a necessary patt of' the National Shelter Sector Strategy. While the lack of credit is recognised as a major bottle neck
 
illthe productior 
 of housing, it is not tilionly crnstraint. I~oir land tmanagemnehit is inimnportant non-finiancial barrier which
 
serves to block the flow (ofinstitutional credit into housing.
 

InI Ohis situation the iipproach ti()tle piiiblem (ifladt f')rurban housing will have ftibe multifaceted. First, it niust include
strategies which ale designed ti augunmerit tlre supply Of land for hiouse construction. Second, strategies and programmes will

have !ii be direcled at ensuring that tie available laud is used with the greatest efficiency.
 

AU(MIENTATION i1 LAND SUPPLY 

In regard to 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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Land Acquisition and )isposal 
Significant anrounts of arl are rarely Iiade available for tie poor by Goverllnr. Government aclilsition on a largescale 	 can I)oduce pr)bleurs ill jand Ilralaelellt and lisl)osal,
lowevcr. 	

;lItlogh it may be appropriate in soine situations.govelillenit illist elstlle all adequate supply if land fort low\-iricone rousing and the control of iarket pricesboth through dilect and indirect lleasules. 

The larnd(o\\'Iled] 1). the Slit is i iripOr tai It.s!ource I'llill wihich laild could becal be a citcal facito l,01 	
Iaile available fi il bill housing. Itstabili/inig p lices at a tirote faclute !arid sc3uOty a:dtl rising lard prices. 

While tire (lultiissiMrIci of lands is tlie plil +.ipal atrthrr:it', responsible for tiletin;iriagerient and allocatiounland, there is a coisidt.lrle,, extlllt o, stlate lard, vested ill tl'e Ministry of'i lousing. a (orporation 
if state 

tiOrS arrd lcOAl Sole, public corpora­ihiio 	 titcS I'Mr vartoins ilpos.s and rises. hliere i's at prserit io ]'ll irtveltly of tIe available govern­ienit 	 lard inl tIlr, iWl . G(evr rirteir shioulhd tlereht, take ill irvelily ol all state land imtile island, givirg high pri­iit.' to0 larrl ill the Ilbhal secti..i 

lhe 	 url-utIhile utldotIrr tY peS of goVe ll ulIllt-Owled :arnd which woild lbe availabie foi shelter call bethlrriugh inrItlsiv, rir\1VYs. Irreat'er gverrrre identified 
t would have to prepare a comprehensive plan trr obtain tIre best use of' 

these lanrd resot ces. 

2. 	 Land Tenure
 
CtOrclltrtll(ii if 
 rid owirielship with irdividials nl 0ilgani/atiolrs dries inot allow tile urban )iool access to land.Squatt.:, arid risers' riguhts have generally beell pre-enlpted by ,iwlwcrship claims, either by the public 01rprivate sector.Legitiriri/aliii if' iiif'roirial clairris arid colivelsiill of isers t0 'irlels call be effective ill assisting tile por to uobtainattess IT aid I'olr heltr. Tle tenuIre sVsterr slnhrild rCCogli, ariuli 	 )tect custornary rights holders along withthe lal and slirihld rovide 	 isers of'a facility fr itigltslihollers, tenants anid users tto share together in the process of urban
develh lnerll. 

OPTIMA L USL OF LAN) 

It is extrleiely irripor talit to practise ecinoriy ill land use in a,country which has a growing population but limited !and area.l.a;l 	 acquihi iti pogralriis fIor iew Ilrue buildilg shoiuld be co-ortlinated with tile renewal of rld cities (KMA, SpanishTiwn) with errlmlhasis on relabilitatil. 

Strategies ard progamiries which have high p+iorit, fi0'
lerus 	 if, shll arid 

tie lise of, land ill tire urban areas are those that deal with tie prob­,+u;rttcr settlerlireits. Although srrrr, 	 Of' tIe squlatter settlementsable 0ir would rit be available fr)i 	
now occupy land which is either unsuit­pcill lillt cnlist uctinrr, a large share of squatter settlements and almost the entire stock of
slui hrouses iiccripy larid which ill rrarryv Histarices is if"very high cmmercial value. The value of land itself is several times
that of, tile suib-staridald linrisig ulits located iii it. 

Both 	shl t-lei and lOrrg-tcrrt pilicies Il reald to squatter conuinities and slums should, therefore, be formulated with aview 	 to ii akilg use Of,a ld recri piCd by thein,ias well as satisfying tire shelter needs of the population which at present occu­
pies the housing uilts ()u thi laid.
 

It nay iot be easible t0 li it shatcgiCs entircly to upgrading tIre improverneirt of' tie sub-standardthem 	 stock viiile retainingill thi: peseit lcatiwnnis. The hoirusirng Needs Assessrent
stock in tie KMA 

(Parr 1) estiriates that approximately 8 per cent of housingis rot rijigiadahle. Seve'?, alterriat,,es will have tio be cnsidered, depending onand sqiiattcr set-lith 	 the liocation of' the slumsrI-tts. WheCe aild values arc high, 	 reloc:itioln slhoiuld be cinsidered as an alternative. In other areaswhereland and values ire i,',, tipgranirg is propOsed. 

Where relcaliol is cllisideled for high-valC areas, varinois alternative solutions are possible. Part o1for low-rise cor stinuction to rehouse 	 ihe land could be usedthe present occupants in the sub-standard units, and part released for alternative usescomnenstirate with the vate ouf the land. It is possible that many such schemes could be made attractive to private developerswho would bear at least 	 part of tire relocation cost. In some instances, a private developer may be prepared to pay the pur­chase price to owners if they accept it collectively and release land for re-development. 
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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 commercial 
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 JS300,000. 

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, the Town Planning Departmeit, Urban Development Cor­
poration and the Kingston Restoration Company Limited should be able to prepare a well-defined plan of action, spread 
over a period 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 of nodes of urban activity which can contain and ieduce the centrifugal ptull to tile 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 well-developed infrastructure in health, education, recreation and othei 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 safety arid protection of investments. They must be suited, however, lo tie country's
needs, local materials and labour. The National Shelter Sector Strategy inmust encourage bome construction and ownership toappropriate standards that neet the country's needs and the family's affordability. Codes and standards should not restrict 
the solutions which mtav be available to ti e poor and "areinqituopriate for socio-econoinic realities. 

The second major category ist1hat (itplr ilrliiig arid irtobili/irg indigelous resources and appropriate technology illtie area 
of building materials and corstiructon technology. 

The third general category is thal of' o'rrlal arid infoiral regulatory systems. These are ne,,fed to ensure use of appropriate
standards withfout undue costs aid delays. Some oft he keys are efl'ective training in how to create an effective informal regu­latory systeri and mellrods to derionstrate good building practices and incorporate them into formal or informal construc­
tion systeums. 

The fourt11 category is rirCaris to achieve dircct participat ion in tlie process of planning, designing, financing, constructing andmaintaining shelter. Slielterh'le Sector Strategy must focus ol the self-help approach, using primarily indigenous building
materials arid techrologies that st imulate self.ltelp. 

BUILDING CODES AND REGULATIONS 

Building Codes arid Regulations hat Caancaotribute to the construction of shelter for the urban and rural poor need specialfocus for several reasmis. One isthrat tIre buildire materials which tire rural and urban poor cal afford very often do not satisfy
tile relJirenierIs of safety and durabilil illstun1daid codes arid regulations. Another reason is that, for a majority of the ruraland urban poor, impiovement ii shelter means repair and upgrading of existing shelter rather than the construction of new 
shelter, aid Isicii impi einent is ften achieved by self-help construction nethods rather than conventional systems. In addi­
tion. tre rural arid urban poor are confronted with cormrunication barriers ill relation to iriforiratin dissemination. 

Part of' the pr blet also applies to the regulatory p ocedres aplied in the construction industry. A fuindanmental issue is that 
most of tire e:!taHlished )rocedures are rot appropriate. Mist ex isting codes and regulations are not capable of pronloting tile use of iridigerorUs resources since ticy prescriie building materials and construction standards which a.e not accessible totile bulk of the population. One result of this is tl;at a large pr n rtion of the population, especially those living in slums and 
squatter settlements, are oflen excluded. Existing procedure. i'or contracting, tendering arid registering construction firinsoffer very little oppoturity for tire developln.rt f the indigenous constiuction sector since intritost cases they favour large 
colst elt iottfilliv 

Enabling strategies which must be introduced by government will have to address the following issues: 
(i) ,trengtheII ing institutions responsible for regulatory procedure; 

(ii) adopting standaids and specifications for inidigenous building: arid 
(iii) adopting appropriate contracting, tendering arid registration procedures. 

PROMOTING INI)IGF'NOUS BUILDING MATERIALS 

One of tlheoverall objctives of tire 19 2 National Ilousing Policy is to bring shelter within the ;each of the lowest income
 
groups of tile
population as well as to reduce the foreign exchange content in the building construction process. 

Illthis regard a Building Reseaicr Institute has been establisled with tire objective of utilizing indigenous materials in orderto reduce the import and energy content in constructior and to transfer intermediate technology to achieve this objective. Todate. research arid development work undettaken by the BRI in tilefield of low-cost housing arid new building materials 
include the following: 

(a) Stone technology: CoIstruiction and building iii s!one was at one time widespread it Jamaica. There are many
examples of structures built froi indigenous Stone, particularly iiuthe I8th century, whichi still stand today. 

The BRI has recently built a prototype sand-stone building at tileCollege of Arts Science and Technology (CAST). Tile 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 othl' with trimmed rock-faced 
random rubble mnsonry (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-cur-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 JIenoigh in the central part of the island. Work on this continues and sample surveys of soils are being
carried out to determine 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 usestone 	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. 

Issues 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.t / 

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 tc. 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 established 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 ,umber 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 Jamaica. 
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lion-profit research and development organization committed to serving tire local construction sector by the provision of ser­
vices unavailableelsewhere. These services include specialist training prograniiles, the provision of specialist research expertise,
and the development of innovative projects designed to respond to special needs within the sector. The Centre draws its
mrrembership froni eight key organizatrons in the Jamaican building anid construction industry, anid functions as the secretariat 
for the Joint ('onsultalive ('omiittee for tie buildling arid construction indosi ry. 

The need to develop : coripetent felirale consrlltction tlade labour force led to specialised tiaining irogrammines for young
women in the secto . A Womrien's group oif' trained constructioli workers subseqiently fOrined tire Women's Construction Col­
lective arid ill .June, l983, lauleied themselves as a small busilless. Sinall building jobs and i woodwo-r' shop provide tire 
womnen with a variery 'tv experience in tie sector. lrte WC('" underihook a formal contract worth nearly $ 100,00(at tire New
Port Antonio Hicalthi (entre ini 1980. installing hand basins, miop sinks, partitions, rainwater drains and boundary walis. The 
work hls involved plumbing, carpentry and iiasonury trainrg for the women. 

In order fo)r t;riining to have ave iinipact o] tIre mrligerrous coristluction sect(or, greater consideration nmust be given to tine 
following: 

(i) divelsification Of tile sco)pe of tralining 
(ii) l)romorti(on of" nrur-co ventional training inethiods 

(iii) strergthenting existing inrstitutions and establishirg new institutions 
(iv) improving the capabilities of"irdigenorus contractors. 

PROMOTING (;RI;ATI'R SIA-I1 IIEIP 

As mentiored in tie pievious (hapler, provisiorn of tenture and upgraded facilities ini tire Squatter Upgrading Programme has
resulted in considerable inlproverrerr hr existing structures aid increased construction activity. This gives a strong indication
that people are able and willing to participate in fire development of iutian settlements. In settlement upgrading projects, the
initiatives and tie self-reliance o tie squatters ale rewarded hy legalizing of tire settlement through tire istiance of' titles.
F urther iroe, tile living conditions in tlre settlement are ilmtprved by the provision of'basic iirfrast rrtcture. Upgrading of tiredwelling is left to Ire uOccuparts. as (lie security of lenure should be sufficient inceitive forr the residents to invest iii the 
Jniprnivemierri of their hOllses. 

The Inost visible amd striking evidence of the possibilities (f" popular participation in rurnan settlement development does not
colie f'rom peoplle's invlvcerrin in tir1C executolr of Official irurusirrg projects, but the development of squatter settlements. 
lihse settlements mrigirrate with people irr need of shelter taking the law into their own hands by occupying a vcant piece
of land arid buildinig their hirises without tire pernissinr of' tire arithorities or titles to plots. In the ruost basic form of self­
hell) residenIts i'lricipa e inlplanning, implementation and mranlageienit. 

le ildea that people should participate in tire planning, imnplermentation and management of hnmia settlements was one of 
the o)bjeclives Of ire 1982 Naion al I lousing Policy. There is, however, need for greater self-help activities in tire provision of
shelter. In light tofthe shelter needs idertified iii Part I1 ard the need for government to promote participatory forms of

develoipment activity as air iiportan strategy, greater attention rirrist lie given to community participation. 

File need to promote aided self-help in tire actual cOnstructiori prorcess is critical. 

It is importart hat Gove rnmenrt as part of its strategy develp and implemient a training programme among its community

developmren staff irr four areas of circern 
in squtatter settlements:. 

(i) orgmiiatiorn and iarnrgemert of' house construction 
(ii) self -help building techniiques 

(iii) firranice 
(iv) legal liat ters. 

Training tire tnairrers is a key issue in any strategy required to motivate community participation. 

The following case studies gives srime indication of the role of planning and management of informal housing construction. 

CASE I 
Mr. X is employed as a groundsman earning J$460 every two weeks. Ills 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') which they moved with when they purchased their own land. On moving to their own land, they built a 12' x 12' 
room, and then added in succession anr 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 nor own tile land. He moved with this structure and built a 
more permanen i "tructure once he owned the land. 

Mr. X financed his house from personal savings, lie was working J$40 per week at that time and his wife JSI JO per week. 
He also took a part-time job as a fisherman on weekends. His and his wife's employment were tiL main source of finance, as 
he did borrow from family and friends. lie used tie 'partner system' only in the latter stages of construction. lie 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 lie got permanent employment. [ie 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. [ie 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 oil 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 conmon-law husband and her ten-year-old son have been living at Kerr Jarrett Lands in Montego Bay for eighteen 
months. They aie at present squatting on Government-owned land. The land was captured by a cousin of Mr. B, who gave
him a piece of tire captured land. Mr. and Ms. B constructed a one-roorm temporary structure of wood and zinc with a con­
crete floor. Tire 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 to its present state within three moinths. Construction was supervised by Mr. 13who is a carpenter
 
and a mason. TIre fou ndation of the house \was iade of stone. Mr. 13had intended to construct his house of concrete blocks,
 
but be could not afford it. so he used wood as a lempirrary measure. In addition, be got a donation of lumber from someone
 
in the area. Ilowever, he bought most of the naterials himnself and paid cash.
 

Ms. B moved inlto Ier iouse before it was completed. The walls of the house took tIe longest to complete as they ran out of
 
lumber and bad to use zinc instead for walling material. Construction of the house was dependent on the availability of funds.
 
At tie present time there is no 
 money to buy lumber to complete the walls. Mr. B, who is a mason by trade, is employed as a
 
security guard. Ms. B is unenmployed. '["rrugh his job Mr. 13was able to finance construction lie also used personal savings
 
and gifts to conrplete construction. 

Ms. B views lier 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 !ive in a three-bedroom house at Wareika, a squatter settlement on the fringes of the Kings­
ton Metropolitan Area. Tile 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 andi a zinc root', a kitchen, batlhrool aiwd a living room. The house was constructed in four 
stages. The first stage took two weeks and iinvc',ed h1e construction ot a wooden one-rnl building to house four persons.
The seconid stage tmk approxinately me year to con plete: a con:rete st,ucLor- was built around the existing wooden build­
ing, and tree me room was added 10tthe woodell structure. It took approximately one year to reach stage three. At this 
stage a kitchen was added o 1ite Maiji buililg. The fOurth stage to)k anothei eighteen months: a batlirmni and two Other 
rooms were added at this stage A small tank was also added to provide wate tOr the animals which are raised hy the family. 

Oveiall it to)k our yeailto cortiplete the st Iucture. Stage ft1ur took the longest to complete because of the unavailability of 
funds. Mi. N and ole Am are employed as refrigerator iniechanic:. I)tmring constrtiction Mr. N worked at Guantaianto Bay in 
('iha and sent hone 011)11ey tlIl ctnstiuction of the liuse. Mrs. N supervised cmstruction in the absence ot Mr. N. The 
family had nMtenLedIt put up a cotcrete structure. but stalled oit with a wooden structtue as that was what they could 
affoid at the litie. II additioi, thele was need to house the famiily tugently. Mr. N had no idea whal the o)verall cost of'his 
structure would be. but this lack of knowledge (lid not affect his completiO,, schedule as lie was woiking abroad atd things 
were cheaper il [lie eaily 1970s thanl at pleseit. The completiol schedule changed, however, according to the needs offhis 
family. 

mi'ml Whei 
roads, so lie hired pco)le living i llihe area to carry blocks aid ':rement. A natural sand pit was located close to his house, so 
lie bought Im sand. lie paid me itdig s3iid ilired for constructinig his house. 

All materials were ptrlchiset fbr cash peisoloal saiiigs aid emnployimeint. lie movedlinto the area, there were no 

When Mr. N mved to the area only three )tlii taiiilies lived thele. The area had no services, although there were some 
clearlv detined tracks. Mr. N saw this as a;i imprverneii m,er his l'revious locatiin. Ile lived for iine years in nearby Rennock 
Lodge ,inFastcrn KMA. ill a (no- nom woolen striiciiire. The louse was located in his sister's yard and she pressured him to 
IIIOVe; ill additiiM ,the ( -H'in was to) Smiall IM his fanrily.Ml' StliCLce 

The area is still without seivices. The iesidents tapped electricity, but this was disconnected by the Jamaica Public Service. 
Water fm dlinki'ug IM1tipse:s has to le c;ui.d fri.uln Reiiick Lodge. Mi. N would not want to mrove, however, but would 
rathet obtain services and seclrity ot ienrre. 

Mr. N. sees :ectruity o t temie most inilprtant fir adequate shelht. Buildiig incrementally as wheli needed is the best 
approach. Mi. N said lie land was vacant, so lie put up .astiltCtuice r'+:ase Ihe,Needed somewhere to live. lie would have con­
striicted this stiuicture even ilthe land was privately wned. 

In all three cases, tairiilics weie willing to llove into alliicluurplete sttuctuic and undertake completion )ver tinte when 
money wasavailable. IIall three cases mateials were paid fIn in cash Flom employment and personal savings. i all tnree cases 
construCtioll was umdertaken by tradesieo or small con'ract)rs. lit one Instance, where the tladesnlian wxas also the owner, he 
constructed the house himiself. In all three cases fthe supervision of constluCuton w:is carried out by the owners. 

CHAPTER 9 

LEGISLATION 

The production and use of shelter takes place within a legal framework. The state attempts to regulate the supply and demand 
for housing tlrough various legislative measures. 

RENTAL HOUSING 

The Rent Restriction (Amendment ) Act of 1982 has attempted to promote a more equitable distribution of housing but has 
also resulted in seriously affectiig tlie incentives which would have promoted the supply of such housing. As a result of the 
rapid rise in rents since 190, nany by three and four times, and the lack of new construction of rental units by either the 
public or private ector, proposals for amending the Act were announced in 1982. They include:--

I) Requiring all landlords of rental housing to have a Certifi..te of Assessment, based on the valuation of their pre­
mises, by the Commissioner 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 tile protection of the Act to commercial premises, the gross rental of which does not exceed JS 10.00 
per sq. ft.; 

4) 	 Increasing the maximum penalties for unauthorised increase in rental to J$2,000 or twelve nonths' imprisonment 
in the case of individuals and JS4,000 in the case of corporations;
 

5) Subjecting tenants who abscand while owing rental to increased fines, yet to bi 
 determined;
 
6) Increasing the jurisdiction of the Resident Magistrate's Court to JIS5.000 in relation 
 to the recovery of rent; 
7) Allowing allautomatic annual percentage rental increase of 7.5% on the maximuimI perlilitted rent;
 
8) Providing for arrangements to he made whereby the Secretaries of the Rent 
 Boards will be able to initiate pro­

ceeding in the R.M. Courts on behalf of tenants or landlords, provided all processes offered by the Rent Boards 
have been exhausted; 

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

Measures for controlling rents and safeguarding the interests of tire poor and lower middle income population were essentialy 
a response to the rapid rise ii rents after I 80. Rent controls have often had un-intended side effects in most countries ill 
the world, and it is assumed that Jamaica is no exception. 

By constricting the landlord's late of retturn onI his property - and in some cases eliminrating it all together rent control call 
make investment in rental housing unattractive. Rent control also has the adverse effect of coritributitng to the deterioration
of rental units, since landlords nay not even carn enough from rents to covei maintenance costs and realize a reasonable pro­
fit. Thus rent control legislation not on11 can lead to serious detrimertal consequences for new construction and housing
development, but can also lead to the deterioration of the existing stock of rental housing. 

Rent control rmay protect renters aheady occupyitIg rental units, but often that benefit is at the expense of other poor people
trying to find units to rent. Often both renters atrd owrers are from tile low incomre girps, and landords are renting one or
 
two rootos i,,their house to supplermrent their owo ,ICOret
 

Illaddition, the experience of"govet nmert is landlord has resulted itr 	 lostproects that have timorey atrd a reluctance on tire
 
part of goverirroent to ptrrutore tire rental ,market.
 

Thus rent control has had serotis detrinental ,conseqiences itt terms of reducing the avaihable rental housing stock, even
 
though it was irtroduced to preserve that stock 
 for low ard middle income houses. Rerit control carl therefre work at
 
counter purposes to a National Shelter Sector Strategy. which is encoraging the private seclor to construct housing.
 

II addition, a rent control systen of'tire type proposed itt tire Rerrt Restriction (Arterdment) Act of 1982 has proved to be
 
very difficult to administer. Under the trew system all rental units rrrrst have 
a (etitificate of' Assessed Rent itt order to legally

change the standard rent. The requireitet 
of applications by landlords for each rental trit and the issurance ofCertificate of
 
Assessed Rent for each srich unit has proved to be a tremendous prm ller. The rirrirtber of Ililti-tenanted properties iake this

alleve, More coIplmex probleri . The Land Valuation Departrent, which has responsibility for assessing rental premises, does
 
not have the staff to cope with 
 I00,000 to 200,000 rental units. As a restlt tie assessment process has been lengthy and very

few Certificates of"Reot Assessmernt 
 have been issled. The landlords have been the losers, as they have been held to tilerent 
as of July 1980.pis approved increases. This has therefore been a great disincentive to providing ulpkeep atnd mainrtenance of 
rental units. 

The problem of' apidly escalating tents over tire past several years is an important rre that must be addressed bUt at tire same 
time rent contronl mechanisms should be the subject of a study to determine if such mechanimns provide disincentives to new 
constructiot and maintenance inJamaica. 

HOUSING ACT 

The legal frariework for Government's housing policy is the Housing Act (Act No. 55 of 1968). This act makes the Ministerresponsible for housing under Part II Section 4(1) as quoted. "Tire Minister, after considering tire housing condition illny
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 definedto be a housing area". 
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Although, accordIing tt the Ihotisig Act. the Miiistry of Construction (Ilousing) is supposed to constructin tie -low income houses for personscatlego ties", Imlanly (oi,.ritiieit htilses bilt today tieccl tainly not low-income ones. As a result of thecoiltirtlet illcel.se illCotllluctioll costs .ta tlte which boIexceeds tlie rate of ncrease illwage", evell the Staiter Holme Pro­granini cal noli eet addiess lit!poeet IlltileSociety.
 

lilt Sectimn
alillmi I(d'the Act deall with (lie Miiistel's aithit' 'M the prell)iatiil .Iddhe, apprOval ol schemelI.s. It, however,sI iie,tioIot ,dds the i of accCss, to land in te ill c lssa y I'oI dcaliiig with th, pimits. Whlde lelIis Ielated to squatter settle.landS dCueCd niile'i tileact could hi acuieled illacCoidmiice wilh the provision of the LauId Acquisition Act,this eqinics fijtulu, to piiiclh;is the'se Ilns. Iveni it purchase was effected thiiough Laud Bonds, tlee vouild be a shit-terinliabilily which has a diteci imiipact (il the resollces available for GoveI Iiniit pioivisioi of shelter ro,the pooi. 

LOCAL IMPROVIIENTF (ANIFNIIIIES) ACT 

lhe
Ill orde 1, 'alMw ftir uipgialil0g of iifrital settlements the Local Improvement (Coimmunity Amenities) Act 1972 was0+asced M Pilltall+ellt ",)as to provide iot legal access without a comlitilment toudel'hie and declale alliiieii itflast iiil ) at eal, ;ll(taike possessimoi liv way of* lease which allows a renewal option 
area a special improve­

f'or purchase at a later date. 
1 his legisltion w:s designed 1t allow acces s without the initial liability occasioned by acquisition. The Government could
iheu ',111i ItieI Jli l o occjilats. 

Irilder sill,,ilhle itOlll'anlS wete accessed, illfastructice works carried out and sub-lettiug done. However,lems Ilclled was one of the prob­thal :[tlie expil"y of tie lease the landhld coild arrange a further lease or sale,which ei'lectled capital gaills based t iluprovetuciuts 1t tie prOp)ei tN. 
but this was at a rate 

Illother words, (;oVerimeit was now paying 11e land­lord ItM ilie iliuptoltci tsncuatde by (;('ntiiiii Ill tlidlitioii, hous1eholds requiredwereelectlicity Iates tc 
to pay fIr services, i.e. water rates,iI ollt at (;to\'eli uiiimt could effecI cost lecovery. hums, the real beneficiaiy was the landlord. 

(,iild.c.tlilt, lbai t g il l'illie,l l Itipiovellielli of teiemeut yards reqiredcarried that the liability for time improvementmt by Gctmiiciiti tholioighi ( ;ivermieuilt would lest with the
taking lanllrds. The 1andlord theref'ore had an option ofip te facility fit tpf.uadig or iot. This was mt dolle because tileRent Restriction Act made itdif'ficult to recoverinvestetiil it ielulbishiig teiaiited dwclliugs illthese CollilnIittes. 'Tlue ploblein was previously mentioned where, if ntechan­ismi wele worked imito '-iisme adequate etuirmis to the landlo d fIr his iuvestment to improve his property, tfhen massive(iShOcatiol itwUild have Occutrred as tenants would have been ider pressure to pay increased rentals. 

IlOUSING, BUILDING AND LAND USE. (ONTROLS
 

Mention has already heen 
 made inl Chapter I of Land Use Controls. Because of rapid urbanization taking place in our citiesthere is lced tor review of, coittrols f luiiOtsing, building and land use. Among the existing controls are development orders
and subdivisim regulatioiis. 

Three pieces of legislation, each enacted many years ago and 
none revised since the mid-to-late 1970s, established the regula­tory frantiewok inthe Kitgston Melropolitan Area. These are the Towi, and Country Planning Act, the Local ImprovementAct andt [le Kingston and St. Andrew Building Act. The Kingston Developmen t Orderthe city. The Devc 1966 is the land use framework forptuent Order is really a zoning ordinance, which establishes permitted land uses and densities for the
KMA as well as basic amenity standards.
 

The Order dates back to 1900. and thus is obsolete in certain ueighboturhoods where economic forces have resulted in landuse changes in the city. lh,' "lov,tm Plauning l)epartneit is in the process of revising the Order, and it is hoped that the NewOrder will ciisider issues mentioned in Chapter 7, pertaining to mixed land uses in Planned Unit Development (PUD). 
The procehitres for deveopmeit approval atd subdivision approval involve the Town Planning )epartment,structure agencies and the various infra.Local Authorities as the final authority. The entire island is not covered by Development Ordersand only a few of the main towns are covered with these zoning ordinances. The Town and Country Planning Act 1966governs the preparatitin and implementation of' Developnent Orders, while the Local Improvements Act 1914 provides sub­
division regulations. 
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In October 1983 the Town anld Country Planning Authority under its powers within the Town and Country Planning Act 
made 8 niajor change in tite procedure f'or granting planning approval when it took away these powers from the KSAC, the 
Local Authority. As of that date, all plan reviews x,.'re to be made directly by the Town Planning )epartment, and all final 
decisions 	inade by the Town and Cotitiy Planning Atthority, which is chaired by the Government Town Planner. It should 
be noted that this revocation of authority does not completely withdraw the KSAC front plan decision-making within the 
KMA. It 	 covets oily' that section of the city which was included in the 1Q66 )evelopment Order, and thus omits some of the 
fastest growing subhlihanl sections otfthe city. Other areas of tile island in which planning approval has been "called 'r"(i.e. 
approval 	 authoritv taken away) include parts of the Oclio Rios and St. Ann's Bay coast. Negril and parts of the Portland 
coast, Ill 	 imirportanJt reso t development aieas. 

In October, 1984, tilepoweis of tile KSAU were further reduced when Building Approval was also removed from tie KSAC 
and given to tire Town Planning Department. Prior to 1984, the Bu1ilding and Town Planning Commnittees of the KSAC, com­
posed of elected Comncilors 'mmthe iLcal Authoiity, was tileapproving authority fOr building pertmits and subdivisions. As 
a restlt of tile t ansfer fl'powers tile Govrrileirent Town Plannei is now responsible for the regulatory process for building 
approvals and as such is the niaiii acto in the review and eniiforcetient process. The latter is a major issue as violations and 
breaches of approval are increasing and becoming itore flagranlt. 

KEY ISSUES ANI? IMPLICATIONS 

A numbel of issues rclat jig to tie Rent Control (Amendment) Act 1982 have been raised and it is suggested that there is 
need fOr a study of the Act inthe following areas 

I) I'xtent of' (overage; 
2) Method and Adiniistration of Valuation; 
3) Perimitted Increa:ses inRent, and 

4) Adininistratim and Certification. 

The other majoi area of corcen relates to land Use Controls itt general, but more particularly in the KMA. There is urgent 
need to the existing D) Order that Order will soonupdate 100 I)evehopri)ett and it is hoped a new be published by the Town 
Planning Departtmen. It is also aniticipated that the new Order will address issues such as: 

Ii) estaiblishig geieral policy uidelimis for laldluse activities in the city; 

(ii) 	 establishing gieater flexibility ili zonitg requirements such as ilixed use zoning and Planned Unit Development; 
and 

(iii) 	 establishing affordable hmousiig, pelmitting higher densities and modified standards of parking and open space 
where applicable. 
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