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PREFACE 

The need for more publications in the area of Local Government 
in Tanzania is obvious. In this book authors give their readers a 
faithful picture of local government in Tanzania. Local 
government laws, staff regulations and other related legislations 
have been applied to highlight on various aspects of the Tanzanian 
local government system. 

Tanzania had inherited the local government system from 
the British colonial rule. The inherited local government system 
did not last long. The government of Tanzania had decided to 
abolish local authorities. In 1984 there was a felt need to revive 
the abolished local government institutions in Tanzania. Enabling 
legislations were passed in 1982 to fill the vacuum left by the 
abandoned local government system. 

This book is the first in the series of the IDM’s Local 
Government publications. The publisher is the Department of 
Research, Information and Publication at the Institute of 
Development Management, Mzumbe. The book is an attempt to 
document the spirit and substance of Local authorities in Tanzania. 
It will provide an additional piece of information regarding local 
authorities. Local government legislations which aimed at setting 
paragon institutional structures in Tanzania seem to have some 
difficulties in interpretations among the practitioners. The book 
will serve as an aid to effective local government practice and 
understanding in Tanzania. Other readers may draw some lessons 
and apply them in their respective countries and environments.
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a. 

INTRODUCTION 

By 
M. K. Rumulika 

I 

Urban management as an aspect of local government has been a 

major focus of study at the Institute of Development Management 

(IDM) Mzumbe. This is particularly since 1987 when the 

programmes taught at the Institute were restructured. 

Restructuring brought into existence studies for Advanced 

Diploma in Local Government Administration (ADLA), Advanced 

Diploma in Local Government Finance (ADLAF), Certificate in 

Local Government Administration (LGA) and Certificate in Local 

Government Finance (LGF). The major aim is to enable local 

government administration and management officers to cope with 

their responsibilities in the changing and developing world. 

The papers presented in this volume seek to promote that 
aim by discussing urban management issues, problems and 
prospects in the Third World in general and Tanzania in particular. 

The work is interdisciplinary in approach. The writers, based in 

different disciplines, apply their respective specialties, analytical 

tools and varied experiences. This includes law, politics and 

international relations, public administration and health 

administration, business management, accountancy and public 

finance, economic and development planning. 

There are twelve papers in all. The one by Rumulika 

serves as a general overview that provides an analytical framework 
for the issues, problems and prospects discussed. The papers by 

Massawe, Milanzi, Simime, Nsana, Ngowi and Chille develop the 
themes addressed in the overview. By and large the writers’ 

conclusions concur or are mutually complementary. 
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Rumulika defines urban’ management issues in relation to 

urbanization as a process to promote better life in society. He 

argues that urban management: fails to achieve this objective 

effectively because the authorities concerned misconceive the 

problems involved and’ consequently prescribe inappropriate 

strategies to solve them: The failure is also seen to be due to 

misapplication of technical know-how and other resources which 

are in short supply especially in planning and urban development. 

More particularly Rumulika notes first the negative impact 

of misconceptualizing the ideas of "community" and "opportunity" 

in relation to promotion’ of ‘freedom of development for all. 

Second, he points tothe negative effect of the ill-advised attempt 
to use the "similar path’ theory" to. explain Third World 
urbanization ‘problems’ which ‘are’ mistakenly thought to be 

analogous to those that characterized urbanization in the Western 

World. Third, he discredits the unqualified use of the traditional 

“rural-urban' models"’ to explain’ Third ‘World. socio-economic 
change and development. 

He thus’ advocates’ new: perspectives in. analysing urban 

management problems; namely'‘the need to meet the actual 
pressures that call for theoretic and strategic innovativeness; the 
need to imbue urban centres with readiness to change beyond pre- 
capitalist’ economic ‘systems; ‘and’ the need to recognize how 
strategic is the tertiary’ sector activity for bettering the life 
prospects of the urban majority. 

WA Rumulika envisages better prospects in making moves to 
jettison the prevailing trend of letting the interests of the better-off 
minority ” class determine the interpretation. of community, 
Opportunity and promotion of freedom and development. 

_ Better Prospects ‘would ‘also’ result) from changing the 
prevailing Priorities in the attempts to solve the pressing problems, 

from utilizing planning capacity for the appropriate management 

iv 

of the physical environment and value sustainability, as well as 
from adopting political institutional structures that foster an 

appropriate blend of control, freedom, competence, cohesion and 
participation. 

The salient themes that the other authors come to develop 

include urban population density, inadequate housing, unemploy- 

ment, lawlessness, congestion and health hazards - addressed by 

Massawe, Milanzi and Simime; biased and inadequate investment 
decisions, planning development, distribution and use of resources, 

material and non-material, human and non-human, - tackled by 

Nsana, Simime, Chile and Ngowi. 

III 

For Massawe housing of the urban population is firstly an aspect 
of urban management that has proved to be a difficult problem to 
solve partly because of differences on how it should be 
conceptualized in the process of seeking its solution. He traces 
this in the different ways in which housing has been made an issue 

and the different reasons given for government intervention in the 
housing markets. He analyses the problem in a socio-political, 

economic and legal context to highlight the extent to which its 

solution is significant for better urban life. 
Massawe’s discussion of housing as a conceptual problem 

contrasts two schools of thought on how markets operate, namely 

the trade (credit) cycle model and the (right to) income distribution 
model. The first model claims that supply of houses is a function 

of those factors in the economy that lead to the availability of 
credit. These include capital costs, land supply, interest rates, and 

other. The second model asserts that solution of the housing 

problem depends on so changing the peoples locations and incomes 
in society as to generate varying demands for houses of various 
standards. Thus the first model would advocate government 

intervention to eliminate housing shortage by removing fluctuation



of prices and availability of income and by reducing the market 

imperfection caused by monopoly. And the second model would 

stand for redistribution of income and wealth, introduction of legal 

protection to would - be house owners and tenants, and provision 

of housing by non-profit organizations. 

Massawe concludes that the real solution to the problem lies 

in addressing the advocation of the two schools simultaneously. 

He notes, however, that such an approach calls for a preliminary 

clearing of misconceptions about the meaning of housing, the 

nature of the housing problem in terms of consideration of 

standards for human dignity and decency, the need to protect 
housing from being exploited by political interests and the 

constraints on informal housing in the form of the positions of the 

inhabitants and the authorities scope, objectives, standards, land 

use, finance and the role of community development. 
Milanzi and Massawe respectively discuss the experience 

of Tanzania in trying to solve the problem of urban housing. Both 

authors agree that in general housing in Tanzania was hampered by 

a colonial background and a colonial legacy biased in favour of the 
better-off minority of the population. 

For Milanzi that is attested in attempts to discourage 

urbanization because of the mistaken assumption that it was a 

threat to development, which accounts for Tanzania’s lack of a 

clearly stated and effective national urban development policy. It 
is also manifested by looking on urbanization as a strategy for 

facilitation of governance/domination, extraction and transport of 
resources. Hence the concentration on housing for civil servants, 
requiring local authorities to manage estates and town settlements 
without allocating them the power money and the time necessary 
to do that effectively. The powers of urban authorities are under 
the control of central government’s Ministry of Lands Housing and 
Urban Development and the authorities function to the extent that 
powers are delegated to the Minister. 

vi 

Massawe argues also that while attempts were made in 
post-independence Tanzania to direct urban housing towards the 
local population, housing continued to be biased in favour of high 
cost and high valuation of Westernized styles, construction and 
materials. Importation in this connection resulted in perpetuation 
of" a metropole-colony dependence," and attempts to localize 
building materials have not made headway yet. 

Both Milanzi and Massawe corroborate their assertions on 
Tanzania’s experience basing on evidence garnered from survey of 

the institutions established to tackle the housing problem. While 
Milanzi concentrates on analysing the behaviour of the Registrar 

of Buildings (RoB), the Tanzania Housing Bank (THB), the 

National Housing Corporation (NHC) and the Building Research 
Unit (BRU), Massawe includes also a study of Permanent Housing 

Finance Company (PHFC), Farmers Housing Development Fund 
(FHDF) and the Tanzania Investment Bank (TIB). 

Milanzi argues that the performance of the institutions he 
analyzed has fallen short of what was expected. The failure has 
in the case of RoB been largely due to lack of economic 

infrastructure, price escalation, shortage of material and lack of 
skilled manpower. In the case of THB failure was partly due to 
slighting the profit motive in housing projects and partly due to 
lack of machinery for the evaluation of promising investment and 
enforcement of loan repayment. Regarding NHC failure was due 

to overambitious undertakings because of inadequate planning 
surveys and feasibility studies, using outdated housing codes, lack 
of machinery for coordination, and rising costs of housing. 

Massawe agrees with all that and argues in addition that 
failure by NHC was also due to high cost of land and the intricacy 
of the procedures for assuring tenure. Also he points out that the 

proposition that government should provide housing for low- 
income groups proved non-feasible because the demand far 
exceeded available resources. Besides, what NHC considered low- 

cost housing differed from what was considered low-cost by the 
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low-income groups. f 2 —— 

Both Milanzi and Massawe conclude that housing policy in 

Tanzania stands in need of revisiting in order to deserve being 

called policy for the majorities, a policy for low-income groups 

development. 

Like Rumulika’Milanzi also-concludes that solution of the 

problem of urban housing lies in.a‘deeper understanding of the 

problem and in devising appropriate strategies. It is pointed out 

that the Third World can learn fromthe experience of the West but 

must not depend on nor copy that experience. Hence the need to 

tap indigenous natural resources both human and non-human. 

IV 

Nsana explores the possibility of introducing an urban style of life 

by encouraging undertakings by micro-intermediary business. The 
latter is small business, informal sector petty trader, who links the 

city merchants with rural consumer producers and the rural peasant 
producers with the urban’consumers who are also producers. 

Nsana argues that the academicians-and practitioners of the 
Third World countries have ill-advisedly slighted this approach 
which recognizes the significance of micro-intermediation to the 
role of bulk-building and bulk-breaking. He points out that the 
slighting of such an important function in the urban market has in 
effect neglected a type of division of labour that is apt to achieve 
socio-economic transformation by giving constructive employment 
to a class that would otherwise be parasitic and that would disrupt 
the development process. 

According to this argument, recognition of micro- 
intermediation would spot the urban dweller who having some 
affiliations with rural life makes his/her living by linking the rural 
economy with the urban economy. This would divide labour in 

the process of marketing by differentiating concentrating 
middlemen (who promote bulk-building) from dispensing 
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middlemen’ (who promote: bulk-breaking). It would also 
distinguish vertical specialization between levels of marketing from 

specialization according to types of products. This would not only 
be articulation of a profitable channel of employment; it would 
also conserve semi-skilled’ resources, cater for the poorer 
population and exercise people in constructive competition. 

Nsana deplores the creation of internal trade barriers such 
as those’ that ‘were ‘short-lived in» the mid 1980s. These were 
depriving the urbana dwellers of necessary goods. It was just as 

well that the urban authorities 'soon learnta lesson from shortages, 

and have come to support the increase of small business along 
urban streets that meet the needs of the poor majority. 

Vv 

One problem that has impaired so transforming urban life as to 
give it a modernistic character that reflects freedom and 
development, is the accretion of slums and shunty towns. Simime 

and Massawe discuss this'problem: the former inasmuch as it is a° 
challenge to urban health administration, and the latter insofar as 

it is a reflection of inequitous' society: 

Simime‘argues that squatters, urban slums and shunty towns 
are symptomatic of rampant) unemployment, depravity and 
destructiveness:° Squatters-are related to unavailability of adequate 
housing for rural-urban migrants leading to their peripheralization. 

Shunty towns, on the other hand, are a result of the unhoused 
resorting to building huts on unused land as a way of evading rent 
altogether or paying a small rent commensurate with their poverty. 
In any case these phenomena bespeak failure to manage increasing 

population in urban areas. 

Simime is in the opinion that the solution to this problem 
lies in reducing household occupancy rate through family planning, 

building types of houses the poor can afford, improving sanitation 
and providing ‘recreation centers. 
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By and large Massawe concurs that the lack of such policies 

accounts for the persistence of the problem. He substantiates that 

by showing that up to 1969 policy makers in Tanzania had sought 

to stamp out squatters as a threat to law and order, by demolition. 

Having failed at that, new initiatives, were taken in 1972 to settle 

squatters through rustication, village projects and the so-called 

squatter area upgrading programme. Thus before 1978 the 

programme was affected by decentralization and abolition of local 

authorities, including urban councils, which resulted in projects 

lack of coordinating authority. After 1978 the reestablishment of 
the authorities restored a measure of coordination. All in all, 

however, the major advantage of this programme was provision of 
employment opportunities. But this has been hampered by 
disagreement regarding the status and priority to be enjoyed by the 
projects. 

VI 

The need for planned and consistent policy on housing is addressed 
by Massawe’s analysing of the experience of Tanzania in the 

context of housing finance and housing institutions. He argues that 
with respect to the financing of housing Tanzania has experienced 

little success and has largely retrograded. Comparing the lending 
policy of THFC with that of its successor, the THB, he finds that 
the former was stringent while the latter was so broad as to render 
itself open to abusive interpretation regarding qualification for a 
loan and the conditions for loan repayment. Little wonder the 
THB’s role of providing loans has been terminated as a measure 
to arrest the institution’s bankruptcy. Massawe points out that 
even the role of the TIB is a duplication of managerial problem 
since its objective of financing industrial projects could as well be 
performed by the NBC.‘ 

Likiwise unplanned approach to solving the housing 
problem led to RoB’s unplanned nationalization of buildings that 
ended in denationalization after failure to manage them profitably. 

THB have justified second thoughts of 
using with companies building 

ordable by their respective 
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to the need of basing 

deq fo on. Simime elaborates on tl 

to provision of health services. He advocates establishing a 
comprehensive information base as a prerequisite. And he argues 

that such a base must be a result of meaningfully systematizing the 

data about health service regarding the relevant variables, sources, 

uses and characteristics of information. 

    

  

   

vil 

The rationale of planning in urban management is discussed by 
Neowi in relation to planned utilization of urban land as one of the 

scarce resources. He undertakes a method of conceptualizing land 

se that he considers likely to promote national prosperity in the 

sense of both achieving proper nutrition and assuring a good 

snvironment that can sustain urban growth and development. He 

threat to such an environment all the problems 

cated as besetting the cities and challenging urban 

They include urban population growth rate, 
tion of urban area facilities, among others, which Ngowi 

to lack of anticipatory and rehabilitation policy and 

> at the national level. 
ies that filling this lacuna calls for a rationale of 

planning which provides for health safety in ter f 

nal and mental well-being, convenient location of fac 

nt use of energy. Secondly, formulation of urbai 
2s must have articulate goals of action and strate; 

ment, both short range and long range, for tr 

And he substantiates plan fail 

case of Tanzania by noting that the p 
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plans) have been unrealistic. They lacked financial backing and 

were inflexible, which impaired short range, middle range and 

long range implementation. 

Vill 

As an attempt to unravel the shortfall of Tanzania’s solution of 

urban problems at the financial level, Chille examines the 

country’s local authorities techniques of investment appraisal and 
their role in capital budgeting processes. He argues that ideally 
the techniques and their roles of investment in relation to local 

authorities’ functions should promote efficiency foster peace and 
ensure that value is obtained by the owner. He points out that the 

reason for the inability to realize value attainment is that the 

authorities themselves have not been valued. It has been difficult 
to identify the responsible owner, as it was thought that financial 

interest was not primary for the local authorities, and because the 
traditional techniques used had built-in defects. Chille further 

points out the need to apply cost-benefit analysis technique and that 
it had been discredited largely because of improper application in 
the private sector where it was constrained by external interests. 

He concludes, however, that all in all investment appraisal 
in local authorities is hampered by being non-commercial and 
slightly risky and capital rationing, and that cost-benefit if properly 
used could serve as the most non-commercial appraisal of local 
authorities. 

Ix 

Last but not least, Massawe discusses the role of law in the 
management of human settlements. He points to the extent to 
which law and the lawyer have promoted social change in 
Tanzania and the extent to which law could foster equitable urban 
development. 

xii 

He argues in general that law should serve as a means for 

promotion of the ends of society whatever its values, but that'in 

human settlements it must harmonize the conditions of life. As 

such it has to restrict the power based on private property in rural 

and urban development and enable the decision making process to 

articulate peoples’ wishes. 

Massawe points out that with respect to Tanzania’s social 

change law has tended to be overridden by politics; there was no 

tradition of recourse to law for settlement of disputes; commitment 

to socialism emphasized social over legal justice and procedure. 

In a word he contends that law has not been used for social 

engineering, and points to areas of change where use of law would 

have promoted urban development. 

xiii



CHAPTER ONE 

SOME CONTEXTUAL ISSUES IN URBANIZATION 

AND URBAN MANAGEMENT 

By 
M. K. Rumulika 

I 

Diverse sources of information, including official releases from 

municipal authorities and intermittent columns in dailies, testify to 
the existence of many problems that confront those authorities. 
The mayor, the city manager, the city council and departmental 

heads who are the acknowledged actors in the authorities, deal 

with complex and interconnected problems. These include urban 

population density, urban poverty, inadequate housing, spiralling 

crime and unemployment rates, overcrowded transportation system 

and the like, which the authorities are meant to solve or mitigate. 

Often successful solution or mitigation of the problems is 
impeded not only by lack or shortage of money, but also by lack 

of adequate, trained manpower [PMO(T), 1983]. Time and again 

the authorities have little else to depend upon but experience and 

common sense. And these do not necessarily guarantee effective 
and efficient performance. What passes for experience may turn 

Out to be obsolescence and common sense may prove to be 

nonsense. 
There is thus great need for the authorities to master the 

various technicalities of urban management and planning to enable 

them to attain their desired goals. The mastering of technicalities 
should also enable the authorities to cope with organizational 
problems such as bureaucratic cumbersomeness resulting from 

urban growth and the growing complexity of municipal 
government. The implication here is that in order to address their 
problems adequately, the authorities must have a- clear



understanding of the nature of these problems. This will save a lot 

of the human and non-human resources often squandered in basing 

solutions on utopia, such as trying to create perfect cities or to 

solve all urban problems at once, with no order of priorities and 

without recognizing mutual causalities among problems. (Mass, 

1974: 5-6; Downs, 1976). 

The purpose of this paper is to identify some of the 

contextual issues in urbanization and urban management. Some of 
them arise from misconception of problems and their causes and 

the consequent presorption of inappropriate solutions. Others 

originate from mis-application of technical know-how to planning 

urban development. The paper will show the major pitfalls and 

suggest how to avoid them. 

JI 

In order to understand the salient problems of urbanization and 

urban management and their appropriate solutions, one must be 
clear about the basic concepts involved. Urban management, the 

first basic concept, generally means two things. It is, on the one 
hand, a system of setting the objectives of towns and cities 

collectively and in cooperation. This system uses various 

resources and aims at bringing about a better environment for 
those institutions and for the people they are meant to serve. On 
the other hand, urban management is the special activity of 
coordinating the business of townsmen and city dwellers and 
departments. This activity creates and establishes within urban 
institutions an environment that is beneficial and conducive to 
effective and efficient achievement of institutional objectives. As 
such urban management involves planning, recruitment and control 
among other things. 

How urban management is related to urbanization is the 

second basic concept one should be clear about. One’s assignment 

is facilitated by regarding urbanization as a process whereby 

people take on or are imparted with the style and quality of life 

associated with settling and/or living in towns and cities. It is the 
adoption or creation of a life based on commerce and industry and 

characterized as modern, that is, attuned to the present and recent 

developments rather than to the past and traditional, which is 
associated with rural life. In this context urban management 

bespeaks a system of collectively and cooperatively setting the 

objectives of townsman and city dwellers and directing efforts to 
their achievement. It should use the available resources for the 

betterment of the environment that promotes modern life for the 

people. Urban management should thus coordinate their 
commercial and industrial organizations with a view to enabling 

them to achieve higher standards of life and prosperity. And this 

in turn calls for cooperative planning and control of 
implementation of plans. 

These activities are not value-free. They presuppose 

standards of right conduct. Social morality underpins urban 

management. The latter emphasizes cooperation, rejects 
selfishness and seeks ideal community. (Harworth, 1963: 114- 

142). This humanistic understanding of urban management 

assumes the perfectibility of man. That is why urban management 

should aim at improving the life of towns people and city dwellers. 

Nor does urban management mean merely seeking solution 

of the problems of lack or shortage of amenities such as decent 

facilities including houses, educational facilities, recreational 
facilities, sanitation, transportation and security. It does not mean 
only the elimination or easing of overcrowding in buses, congested 

streets, potholed avenues, rubbish heaps, inadequate sewers and 

the like. It means above all identifying the causes of the problems 
and devising ways of solving them that also safeguard the 
characteristic human values of freedom and development.



But practical recognition of these values in the process of 

urban management has often been impaired by misinterpretation 

and confusion of the concepts of community and opportunity. The 

search for community has been assumed to be an ins 

propensity of man. This has resulted in slighting the n 

efforts aimed at identifying the values the sharing of whic! 

people conscious of being one cohesive entity that freely choose to 

live together and cooperate. Often freedom in conceived as an 
absolute value that necessarily conduces to progress. This again 

leads to neglecting the instituting of rules and controls to assure 

fair play and the likelihood of success for all in urban business 

life. The event has disastrous consequences to the weak. 

(Harworth, 1963: 13 - 28). 

This is one reason why, contrary to expectation urban life 
both in the developed and underdeveloped worlds has a brutal 
rather than a humane face. A constructive conceptualization of 

community presupposes an acceptation that the basic goal to be 

pursued by urban institutional arrangements is to enable man not 

only to adapt himself to his environment, but also to transform ii 

so that it can benefit him. No educational, industrial, transport, 
sanitary or any other service system will achieve community in 
urban life without accepting that basic value and pattern of action. 
Likewise in order for interpretation of opportunity to be conducive 
to the development of all the urbans, urban institutions (economic 
political, social, scientific and cultural) must incorporate discip| 
The opportunities which these institutions afford to the pers 
participates in them will promote general development only if 
"accepts the responsibility associated with them". (Harwo 
1963: 42). 
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ii 

Apart from the misconstruing of the concepts of community and 
opportunity, however, urban management’s promotion of freedom 
and development has also been undermined by inappropriate uses 

of analogy. Some analysts have assumed ‘that the path trodden by 

the Western world provides the blue print for Third World 
Urbanization. (Hulton, 1972). The inadequacy of this "similar 

path" theory lies not in explaining the social, economic and 

political changes in the West. It lies in assuming that they can be 

superimposed upon the Third. World. This unrealistic 
modernization theory bases on a twofold assumption. 

First, that cities are "enclaves" of elites who live in luxury, 

using power and wealth inherited from colonial rule or created 

since independence. Second, that cities are "beach heads", centres 

of modernization which flows out to benefit the countryside and 
revitalize it out of stagnation. (McGee, 1971). 

This theory is discernible in the ideological arguments of 
Frantz Fanon, (1963), Andre Gunder Frank, (1967) and Lin Piao, 

(1965). These ideologies would mobilize the Third World which 

they call the "world village" to fight against the capitalist world 
which they term the "world city" that exploited the world village 
and makes it decay along with an inevitable decaying of 
capitalism. They go on to predict that conflict in the Third World 
will lead to an urban revolution similar to that which engulfed the 

developed world. 
A comparable misapplication of analogical generalization 

is couched in non-ideological argument. The latter sees the urban 
centres of the Third World as actually capitalist structures that 
have the capacity for growth. These structures embody the hope . 
for economic growth similar to that which characterized the 

developed world, particularly the United States of America. In 

this view, the urban centres provide demonstration effects and 
technological diffusion which, when well managed, lead to 
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modernization of the countryside. (Hirschman, 1958; Friedman, 

1968). 
It can be observed that the basic weakness of the 

modernizational "similar path" theory consists partly in failing to 
recognize and take stock of historical realities. Its assumption of 
technological spread and effects from the advanced areas to the 

backward ones, for example, ignores the fact that effective spread 
is hindered by differences of levels of development between the 

different areas, by protectionism and by colonial and neo-colonial 
imperialism. Partly the weakness of the theory consists also in 
failing to recognize the fact that Third World urbanization has 

different historical conditions and has not been duplicating Western 
urbanization patterns. (Friedman & Wulff, 1976). 

In the West urbanization was synonymous with having the 

majority of the population in urban centres. This meant major 

structural change, technological development and spread of 
benefits. In Western societies not only did urban population grow 
at high rates which were abetted by rural-urban migrations, but 
also there was a proportional shift of the population from 
agriculture to industry. The latter sector became more productive 
bo ae technological development in the agricultural sector as 
well. 

By contract, urbanization in the Third World is 
characterized by a relatively little percent of the population living 
in urban centres while the majority are to be found in the 
countryside - in agricultural villages. This urbanization has had 
minimal impact on structural changes, technological development 
and spread of socio-economic benefits to the majority of the 
populace. In this context mobilization of urban population can 
have little impact on the overall development of the country. The 
high rate of urban growth arising from high birth rate and a high 

rate of rural - urban migration is not accompanied by proportional 
shift from agricultural to industrial occupation. Land has 
continued to be used as the prime factor of production with no 
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significant rise in technological development and advancement of 

productivity. 
The basic historical condition for this pattern of 

urbanization in the Third World is that after the colonial policies, 

neo-colonial and imperialist policies have continued to restrict this 
World’s production to agriculture and the latter to primary, 

unprocessed or semi-processed commodities. Industrial activity 

has not been conducive to technological development and higher 

potential for involving the majority of the population in higher 

productivity. Those disadvantaged in agriculture have been 

attracted to industrial commercial and service sectors largely as 

unskilled workers. Thus in Third World countries urbanization 

has not been associated with industrial revolution which induced 

structural change and development in the West. 

This divergence of Third World urbanization from Western 

urbanization calls for caution when attributing causality to 

urbanization. The quality and impact of urban areas and 

institutions on the rest of society derive from their nature as 
"subsystems" of total systems. As such an urban area can be 

equated with "a settlement unit" and not an independent variable 

to be expected to transform the entire system. Thus in the 
historical conditions of the Third World it is a mistake to attribute 
to urban areas the potential they do not possess towards 

transforming the rest of the country. In the Third World the 
whole country has been shaped and moulded by the penetration of 
disruptive external socio-economic and political systems. 

Therefore, the urban area is not necessarily a change 
inducer in the Third World even if it was in the different 
circumstances of the developed countries. In the Third World the 
urban areas serve to indicate the societal disturbances that have 
taken place. Thus, to evaluate accurately their distinguishing 

characteristics and potential for promotion of freedom and 
development, one must investigate the conditions of 
underdevelopment which characterize the Third World countries 
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of which the urban areas are only a part in a whole. (McGee, 

1971 : 13): 

IV 

Even then, one should note that the evaluation models of 

urbanization which have been devised to fit Western societies are 
unfit tools when applied to Third World urbanization. The rural- 
urban continuum models are a case in point. They ignore 

fundamental differences when they come to evaluate how the 
behaviour of rural-urban migrants influences urban life. 

Comparisons that disparage the rurals as gullible in contract to 
urban sophisticates and rogues are inadequate in the context of 
Third World societies. Precisely because in these societies 
inception of urban life is associated with systems of colonial 
exploitation and oppression in both town and country. 

The rural people migrated into urban areas in order to meet 
the demands of colonial taxation. They met foreign townsmen 
with their prejudices and exploitative wage - labour system. Thus 
the issue of sophisticated indigenous initiators of towns, who 
increase naturally together with deviant characters as against naive 
and backward immigrants who come to swell their ranks, does not 
arise except in a minority of cases. And after the countries’ 
independence, rurals come to town generally on kinship bases as 
they seek employment. Thus applied to Third World urbanization, 
the rural-urban continuum model is bound to be purely abstract 
and unable to explain reality. It loses its validity as a tool for 
investigating the causality of urban problems, since it has to be 
modified every time it meets a concrete case to be-explained. 

One must at the same time avoid single explanations in 
assessing Third World urbanization. Even the use of a model of 
the "colonial city" or the "post-independence city" must admit of 

historical variations indicative of the various impacts of the 
preconditioning systems (e.g. German, French, British, Dutch, 
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Portuguese). 

Taking that in stride it can be argued that the fact that a 

significant per cent of urban population has a rural component 

implies two things. First, that the majority of the Third World 
cities are going through a period of ruralization which is blunting 
rather than sharpening the distinction between rural and urban. 

(McGee, 1971:53). Second, that "it is unlikely that these 

differences will ever sharpen as greatly as they were in the West, 

because the improvement in the technology and communication 
(extension of roads, education, radio and film) means that aspects 

of urban society can be extended into rural areas". (ibid.) 

Vv 

That being the state of affairs, two major perspectives are to be 

recognized by urban management activities for the promotion of 
freedom and development in the Third World. The first one is the 
pressure factor. What socio-political analysis has characterized as 
the revolution of rising expectations in the Third World is most in 

evidence in the urban areas. There is a high rate of political 

demand as mass participation increases awareness. Aspiration 

levels are increased through more education and politicization. 
The side effects of this include increased political discontent and 

protests punctuated by violence. (McGee, 1971:64;ibd. 1975). 

The pressure thereof is abetted by the fact that while 
population growth is increasing fast, there has not been a 
corresponding economic growth capable of providing enough 

employment opportunities. There is thus a persistence of marginal 
levels of existence, unemployment, underemployment and 

overcrowding, as well as inadequate housing for the majorities. 
The second perspective is that, notwithstanding the 

revolution of rising expectations and its not being satisfied, there 

is in general no revolutionary activity in the urban centres of the 

Third World. This is partly due to a persistence of pre-capitalist 
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or traditional economic systems which inhibit the undertaking of 

revolutionary change. These economic systems which are 

characterized by low productivity and underemployment provide 

a sense of employment to the population in the labour - intensive 

activities available in the tertiary service sectors. Labour is 

underutilized. The capital intensive sector has high productivity, 

but its employment possibilities are limited by labour destroying 

innovations. Government employment (bureaucracy) tends toward 

labour - intensive practices largely in the services industries sector 

where employment possibilities are greater while the returns are 

smaller. This leads to a state of "shared poverty". (Wertheim, 

1964: 165 - 181) or "subsistence urbanization. (Breese, 1966). 

Thirdly, due to tertiary sector employment of the majority 

of the urban population, high levels of population in the modern 

sector lead to an impoverished populace and an explosive lumpen 

proleratiat. (McGee, 1971: 75 - 77). 

VI 

How then, should one go about solving these problems through 
urban management with a view to promoting freedom and 

development? One finds that attempts to answer this question have 

been influenced by class interests and attitudes. It is the class of 
those who could afford higher and technical education and training, 
who took up the responsibility to device ways of solving urban 
problems through urban management and planning. And they 

invariably applied their analytical tools and technical know-how 
with class biases. (Mchan, 1979). 

Planners have worked according to the desires of their 

employers, the better off people, who think of solving urban 

problems in terms of creating comfort for themselves. For 
example, making certain areas of concourse fashionable. They 
tend to forget the needs of the poor majority. And this has not 
only characterized the urbanization of the developed countries but 
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also that of the Third World countries. (Stretton, 1978). With 

respect to the latter, class bias during colonial days naturally 

sought to accommodate the colonial officers and the settlers’ 

penchant to segregate themselves in "whites only" (uzunguni) 
mansions and gardens, in low-density areas. After independence 

and the departure of the colonial officers the indigenous political 
petty-bourgeoisie and bureaucratic bourgeoisie have stepped into 

their shoes and carried on the trend. Witness the mushrooming in 
Third World cities of fashionable high class hotels and snack-bars 

whose expensive services put them beyond the reach of every 

Tom, Dick and Harry. The planner plans for himself, his political 
supporters and the bourgeois class in general. He plans for the 

businessmen and civic leaders who sat on commissions. The plans 

reflect their vested interests, cultural values and biases. They are 

far from satisfying the urban community requirements. (Gans, 

1969 : 368 - 370). 
Another trend is that the planners whe are supposed to 

render town and city life attractive, turn into unimaginative 

technocrats who fail to cater for the diverse and various needs of 

human life. This amounts to depriving the people of the freedom 
they need to plan their lives for themselves. (Pahl, 1972: 86; 

Hall, 1975: 78 - 80). 
At times social planners suggest social arrangements that 

leave the real problems untouched - let alone solved. They for 

example advise renewal of the physical environment of the urban 

poor. But this does not eliminate the problem of poverty itself. 
For this problem "is largely the result of the distribution of power 

in society and this distribution is preserved by powerful interest 

groups and finds expression in spatial and physical terms in the 
city". (Pahl, 1972: 86). 

The solution of such problems calls for a change of the 

priorities of planning policy. (DeChiara, 1975. In the first place 

in order to promote the values of freedom and development, 
planners must plan for people. In this connection, they must 
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inquire into the people’s life styles, their wants and the problems 

they need to have solved. This means that planning must cater for 

the needs of the different components of the population planned 

for. The planner must look into their salient problems whether 

they be financial or familial or both, identifying the people who 

suffer the problem and planning how best to relieve them. 

Thus, planning must be user-oriented. Its purpose is the 

people, not the planners. Secondly, planning ought to see to it that 

those who get fewest benefits in one sector should be compensated 

for it by getting most benefits from another sector. This should be 

the appropriate rule in planning the private and public sectors. 

Thirdly, the plan must primarily concern itself with the people’s 

established needs of the present day rather than with probable 

future needs. (Gans, 1962, 1967, 1968) 
Some of the priority goals to be planned for are explicit 

while others are implicit. The explicit ones include: economic 
growth rate; modern transport network; and a minimum standard 

of living which is above poverty line. The implicit ones include: 
more choice for the better-off and fewer constraints placed on the 
poorer sections of society. (Gans, 1968:90). 

; In this context the planner’s duty is to influence urban 
policy in the right direction by objectively advising the elected and 
appointed officials and providing them with recommendations and 
technical information on current decisions. This plan should aim 

at promoting popular participation, to enable people not only to 
take part in making decisions about the physical environment, but 
also to take responsibility for the values implicit in planning 
decisions. 

That is where apt institutional arrangement should come in. 
[Banfield (ed.), 1969]. Effective participation for efficient urban 
management is aptly associated with good division of powers. The 

latter is defined as "a governmental arrangement with the objective 
of distributing various segments of public authority in various ways 
for the purposes of assembling and restraining power for some 
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given ends". (Wood, 1959: 241). This principle is violated when 

for the sake of emphasizing administrative control freedom to 

participate meaningfully is curtailed; when government in urban 

areas does not possess sufficient competence of a generalized 

nature to make meaningful decisions and to develop a vigorous 

process: or lastly when there is accommodation of low levels of 

popular participation and disintegration of party structures. 

(Wood, 1959: 247 - 248). 

vil 

This paper set out to identify the major contextual issues in 

urbanization and urban management. Having provided an activity 

- based precizing definition of urbanization and urban 

management, the paper has pointed out that urban management is 

subject to a social morality that seeks to build ideal community 

based on cooperative improvement of the life of the urbans, in 

terms of values that are at once humanistic, material and spiritual. 

It has shown that in this context the major issues have been the 

misconceptualization of "community" and "opportunity" and their 

relationship with promotion of freedom and development for all. 

Further contextual issues have been shown to arise from 

using the "similar path" theory to explain Third World 

urbanization problems as analogical to those that characterized 

Western urbanization, and as necessarily subject to model’s of 

problem analysis and solution that assume circumstances similar to 

those of urbanization in Western societies. In this connection the 

paper has shown the inapplicability of the rural-urban continuum 

models of the West in explaining the Third World urban centres 

potential to induce structural change and development, bearing in 

mind their different historical conditions. 

In view of all that, first, the paper has drawn attention to 

three major perspectives that should imbue urban management 

activities with a better insight into the best way to promote Third 
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World urbanization as a condition for fostering freedom and 

development. The perspectives comprise seeking solution for the 

pressures arising from the revolution of rising expectations that 

lead to marginal life for the majority; the lack of revolutionary 
activity that leads to "shared poverty" or "subsistence 
urbanization"; and tertiary sector employment which leads to the 
burgeoning of a dangerously irresponsible class. 

Second, the paper has suggested that the solution of these 
problems lies squarely upon urban management’s appropriate 
utilization of the planning capacity and political institutional 
structures in the urban areas. With respect to the former, there is 
a need for adoption of an order of priorities. Planning policy 
should abandon catering for minority class interests in favour of 
planning for the majority, for the people, for community and 
opportunity, for freedom and development properly so-called. 
Regarding proper political institutional structure, the hall-mark 
should establish a balance between control and freedom of 
participation, developing municipal government competence, and 
promoting cohesive party structures that foster popular 
participation. 
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CHAPTER TWO 

THE HOUSING PROBLEM: 

A Conceptual Portrait of An Aspect of 
Urban Management 

By 
A. A. F, Massawe 

Introductory Note 
In this chapter, a broad examination is made of housing issues and 

the reasons for government interventions in housing markets. An 

attempt is made to set housing into a wide socio-political, 
economic and legal context because it is the author’s view that 
"housing" as a subject area reflects all the strengths and 
weaknesses of a society. 

As Barbara Ward rightly puts it, if a wealthy nation does 

leave any of its citizens in poor, unhealthy substandard housing, 
the issue is one of choice, not necessity. It means, according to 

her, that government and people alike have not given the provision 
of homes the attention and priority which, in justice, in humanity, 

in dignity and compassion, they require.’ Housing therefore is not 
an "industry" which can be analyzed simply from an economic 

viewpoint. If housing is restricted in this way, it degenerates into 
a study of a commodity like "hotel rooms" which can be 
considered in terms of short-run equilibrium prices. If it is viewed 
too much from the legal side, it becomes little more than a 

catalogue of statuics, and their interpretation through case law. A 
sociological approach is equally one-sided as costs are neglected 
and the possibilities of satisfactorily enforcing good practices by 

legal methods are seldom considered. 
Housing appears by its nature to be a subject for which an 

intra-disciplinary approach to study is essential. Before discussing 
the housing problem, it would be appropriate at this stage to look 
at housing and the different schools of thought. 
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Housing and the Two Schools of Thought 

If it be sensible to refer to the housing problem it is because a 

shortage of dwelling space appears to be so inevitably associated 

with both economic growth and progress towards a more socially 

just society. The shortage which have arisen during periods of 
economic growth have been well documented? by economic 

historians and their magnitude and periodicity have been examined 
by economists* whose major interest was in trade cycles rather 

than housing. In more recent decades with the growth of 
government interventions in housing markets, the focus of interest 

has shifted from cyclical studies to an examination of the influence 

of income distributions and the operation of the filtering process.* 

The earlier trade cycle studies tended to emphasize the 
physical aspects of supply; existing stocks and the annual flow of 

new construction occupied the centre of the stage while the very 

heterogeneous flows of population from one household unit to 
another and from one income category to another tended to be 
treated as a rather ill-defined back cloth to the more measurable 
changes in physical stocks. In contrast, income-distribution studies 
tend to treat the physical stock as a flexible resource which can be 
divided into a multitude of different dwellings of every varied 
standard, in accordance with the demands generated by the 
constantly changing locations and incomes of the population.” 

These two approaches represent different concepts of the 
way in which housing markets operate and constantly reproduce 
shortages. Trade cycle models, and their modern equivalent the 
credit cycle, conceptualize "housing" as a physical entity very 
much like other tangible goods which are subject to the laws of 
demand and supply, and the major characteristic of the housing 
commodity is given as its high capital costs of production relative 
to almost all other consumer goods. An important secondary 
characteristic is the physical limitation on the supply of land, 
which reinforces imperfect market conditions and gives rise to the 
payment of monopoly rents. In these models, variables identifying 
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credit availability and rates of interest play a dominant role in 
determining supply costs and bringing supply and demand into 
equilibrium. 

Given this concept of housing markets, it will be obvious 
that if credit is restricted for any reason, the supply of new houses 

can be expected to fall and the scale of existing at going prices to 

become more difficult. The availability of credit may be regarded 
as a barometer of the internal health of an economy and the 
external shocks to which nations are subject. Thus, if an economy 
has been experiencing a period of rapid economic growth which 
has led to rasing employment, profits and wages with a 
consequential deflection of goods from exports to home 
consumption, interest rates may rise in adjustment to a balance of 
payments deficit and thereby restrict house-building activities. 
Wars, which traditionally impose a deflection of credit availability 
as governments increase the quantum of national debt, also have 
immediate and constricting effects upon house construction. 

Econometric studies of housing starts, interest rate 
movements and aggregate credit supplies have shown that there is 
a close association between credit availability and house starts. It 
is from these studies of housing markets that the links between 
increasing local economic activity can be observed, and increases 
in demand for dwellings via increases in wages and profits. 
Increases in demand cannot be expected to correspond exactly with 
the start of a trade cycle "upturn", since rising wages must be fully 
established and some migration occur before rising demand for 
more, and better, housing space begins to manifest itself in an 
increase in effective demand. When the moment arrives, builders 
respond by increasing house starts and incidentally increasing 
demands for labour in the expanding locality. With the passage of 
time, economic variables change; the development of new 
factories comes to a halt as supply outruns demand for the output 
of the manufacturing sector and/or interest rates rise to intolerable 
levels. At this stage in the trade cycle, the supply of new houses 
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will start to fall well before all the housing need generated by the 

original and migrant populations of the expanded locality has been 

met. 

This gloomy picture of the way in which housing markets | 

operate explains why the housing conditions of the urban working 

class deteriorated during the century following the industrial 

revolution. The growth of housing shortages was not due to a 

particularly low average rate of building, but to the fluctuations 

which occurred in the trade cycle. The downturn of a cycle 

caused bankruptcies amongst builders and houses could only be 

sold at reduced prices which could not cover the costs. of 

construction.® In free market situations there was a tendency for 

peaks to occur simultaneously in the number of vacant properties 

and the number of households which were overcrowded.” The 

overcrowding was caused by the sudden drop in the incomes of 
wage earners and the high vacancy rates were a symptom of the 
imperfections of the market. The "stickiness" of rents has been 
discussed by Turvey* as an aspect of rent determination in profit- 

maximizing market situations; it is also important in connection 

with the very considerable imperfections introduced into housing 

markets by discrimination in favour of tenants able to produce 
references attesting to the rent-paying ability and other desirable 

social characteristics.° x 
Turning now to the second concept of housing markets, we 

start, not with a house as a physical structure of bricks and mortar, 
but with "housing" as a collection of intangible legal rights which 
give access to land and the buildings, or parts of buildings thereon. 

These rights of occupation are saleable and each individual in 

society has either an indirect or a direct natural right’(a right by 
virtue of absolute physical necessity) to occupy some land however 
small. (An example of an indirect right is that which is available 
to children as a result of the duty falling on parents to support 
their offspring). The value of the security of a legal right to 
occupy a piece of land depends’ upon the income’ and ‘wealth of 
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each purchaser and shortages are caused by unequal distribution of 
incomes, which in extreme conditions means that some people 

have no income, and others have barely enough for the smallest 
and most inadequate forms of shelter. 

In this model of the major characteristics of housing 

markets, the cause of housing shortage is found not only in the 
maladministration of incomes and wealth, but also in legal 

ignorance. For the great mass of any national population, "law" 

and custom are hopelessly confused; illiterate people may migrate 
irom ancient village settlements where each individual obtains 
shelter by well-established social usage to modern urban 
settlements in which custom no longer holds sway and the 
acquisition of legal forms of tenure are beyond their reach, not 
only because of poverty but also through illiteracy and general 
ignorance. The populations of shanty towns and squatters’ 
enclaves in developing third world countries are examples of the 
great social problems which arise when property ownership and 
occupation rights are not available to a large substratum of society. 

It will be clear that while these two concepts of the housing 
market are profoundly different, they explain the same 
phenomenon of housing shortage. In the "physical" concept, 
changing money incomes play an important role in determining 
changes in demand; in the right to occupation concept, it is 
recognized that income distributions change over the trade cycle 
and, at the crest of each cycle, the dispersion of incomes is more 
favourable than at any other time, and higher incomes and full 
employment generate effective demands for the subdivision of land 
and the construction of additional dwellings. The two schools of 
thought therefore use the same variables and reach much the same 
conclusions with respect to the analysis of markets. However, 
they differ considerably in terms of the policies they recommend 
for’ overcoming the shortages which are the outcome of their 
respective models. On the whole, the supporters of the physical 
model think that shortages may most readily be overcome by (a) 
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the removal of fluctuations in the price and availability of credit 

and (b) a reduction in market imper-factions such as 

monopolization of building materials, production, unionization and 

limitation of skilled manpower, and the reduction of barriers to the 

acquisition of land. 

The "right to occupation" school stresses the importance of 

(a) re-distributing incomes and wealth, (b) the introduction of legal 

forms of protection (e.g. statutory statements of tenants’ rights, 

rent controls, the establishment of a public health housing 
inspectorate), and (c) the provision of dwellings by non-profit 

making institutions. 

Like so many pupils and academic controversies, these two 

views on the causes of housing shortages appear on close 
examination to be like the opposite sides of the same coin. If the 
whole is to be understood, both sides must be taken into account. 

In a sense, the "right to occupation" approach is superior to the 
"physical" approach, because it contains with the model the social 

objective of providing adequate housing )hence an adequate income 

and adequate tenancy laws) for everyone; the "physical" approach 
only explains one of several reasons why this objective has so far 
been unobtainable. 

1. Definition of the term "Housing" 
The magnitude of the housing problem in developing nations has 

generated a great deal of interest on the part of Governments for 
a comprehensive set of housing policy guidelines. However, there 

appears to be no general consensus on the meaning of the term 
"housing". The United Nations is giving Housing Policy 
Guidelines for Developing Countries has given to housing the 
meaning given to it by various international institutions.’° It is 
"the residential environment, neighbourhood, micro-district or the 
physical structure that mankind uses for shelter and the environs 
of that structure, including all necessary services, facilities, 
equipment and devices needed for the physical health and social 
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well-being of the family and the individual"." 
An Ad Hoc Expert Group convened in 1962 by the 

Secretary General at the request of the Economic and Social 

Council stated that "housing" is not ’shelter’ or "household 

facilities’ alone, but comprises a number of facilities, services and 

utilities which link the individual and his family to the community, 

and the community to the region in which it grows and 

progresses" .'7 
In 1970, another Ad Hoc Expert Group on social 

programming of housing in urban areas concluded that "In the 
fulfillment of social needs, housing plays, both a direct and 

indirect role, and both roles are decisive. In its direct role housing 

serves as the area where the individual becomes capable shelter 

and protection against hostile physical forces and disturbances. In 

its indirect role housing serves as the area where an abundant 

supply of social relationship and services are accessible, such as 

places of social intercourse, education, recreation, sports, social 
welfare and health protecting services, shopping and 

transportation" .° 
At the Interregional Seminar on the Social Aspects of 

Housing, held in 1975, it was reiterated that "the concept of 

housing is more than merely a physical shell. Housing 

encompasses all the ancillary services and community facilities 
which are necessary to human well-being. Therefore, community 

facilities, social amenities and services form an integral part of the 

housing concept and should receive equal or greater attention than 

the housing unit itself". What then is the "housing problem?" 

2. Conventional Housing Problems 
The “housing issue", "the housing question", "the housing 

problem": these terms and many more are bandied around freely 

by the providers of housing - the central government, local 
authorities and housing associations - and campaigners for 
improvements and reform alike. They indicate, perhaps, only one 
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thing: that despite all the concern and all the promises of recent 

years, there is still a housing issue/question/problem. Certainly, 
the mere fact that everybody uses the same terms should not be 
taken as an indication that there is a unity of view about the 
solutions needed, or, less ambitiously, about the paths towards 
those solutions.'* To most people, the housing problem is that 
there are not enough houses to go round in the right place at the 
right cost in the right condition. That to most people is the extent 
of the problem, the question then being "how do we solve it?" 
At first glance, it would seem obvious that this definition of the 
problem is what it is all about. George Haw,'® for example, had 
this to say ... 

For the first time, then, in the history 
of cities we seek skilled and sober 
workmen with good jobs, who are 
willing to pay even a high rent, 
failing utterly to find houses at any 
Price, and finally sheltering their 
families behind workhouse walls, 
with an offer to bear the cost of their 
keep, rather than bring them under 
the contaminating influence of the 
common lodging-house. 

Obviously, the lack of houses in the right place is a 
problem, but the concept is incomplete. This is so because, 
equally, the constraining nature of the traditional political concepts 
is also a problem because it affects one’s suggestions for solutions. 

There is also another whole classification of problems which is 
Vitally important to any discussion of action designed to solve, 
either in part or in whole, housing problems. These could be grouped under the heading "quality of life", such as poverty and alienation. So I would like to divide the following discussion into 
three headings - (1) General housing problems, (2) Political/Policy 
Problems and, (3) Urban renewal problems. I treat urban renewal 
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problem separately because it embodies all the elements which will 
be discussed in the other two headings and it has evoked quite a 
controversy. 

(a) General Housing Problems: 

The housing problem should be considered as one aspect of the 
general problem of poverty.'’ And the proposition from which I 
start is that it is the duty of a civilized state to lay down certain 
minimum conditions in every department of life, below which it 
refuses to allow any of its free citizens to fall. The exact level at 
which the standards should be set is naturally different from 
country to country. It should be higher, of course, in those that 
are rich than in those that are poor. But everywhere, some system 
of standards should be set up, and the lapse below any one of them 
should be made the occasion of intervention by the State or public 
authorities. This should be so with housing. For this position a 
good defence can, in many instances, be made upon grounds of 
economy; for expenditure of State moneys, so arranged as to 
maintain the efficiency of the poor, may often be profitable 
expenditure. This is no more than the acceptance in fact of the 
compelling obligation of humanity. So by State intervention, I do 
hot mean the use of criminal law but that the State should 
intervene and assist this man not to fall below the required 
minimum standards. If therefore we look at the housing problem 
as an aspect of poverty, we could conclude that nobody would like 
to be homeless, or to live in insanitary conditions if he could 
afford not to. 

If this much be granted, the next step is to inquire into the 
general conception of a minimum standard in its special application 
to housing. This task is not so simple as it seems; for satisfactory 
housing accommodation is a complex conception, involving several 
elements. How do we measure sub-standard housing? Because 
housing quality encompasses both subjective (attitudinal) and 
objective dimensions, it follows that information used to assess 
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housing conditions ought to be multidimensional. The first has to 

do with structure and repair of individual houses. Dilapidated 

houses, houses that are not rain-proof, houses in which the sanitary 

arrangements are inadequate, houses so made that there is no 

proper means of ventilation, do constitute a housing problem. 

This has been better described by St. Clair David when talking of 

de Jesus, whose book he translated. He says:- 

When it rained water came in the 

roof, rotting her one mattress and 

rusting the few pots and pans. There 

was a sack over the windows that 

she'd pull for privacy and late at 

night she would light a_ small 

kerosene lamp and cover her nose ... 

to take away some of the stench. 

So this is a housing problem consisting of poverty and bad 
housing conditions. 

Another housing problem has to do with overcrowding of 
rooms. The overcrowding concept implies a standard which 
specifies the ideal number of occupants of a housing unit according 
to the space which is available. Hartman has this to say'?. 

There is reason to believe that the 
effects of overcrowding on mental 
health in family life may be more 
than the effects of physically 
substandard conditions, and that we 
ought to devote more effort to 
ameliorating the housing plight of 
families overcrowded in physically 
Separate units. Among the more 
serious effects of overcrowding are 
increased stress, poor development of 
a sense of individuality sexual 
conflict, interfamilial tensions and 
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lack of adequate sleep, which 
contributes to poor work and school 
performance. 

This statement needs to be qualified however. Substantial 

cultural valuations exist with respect to housing and life space 
which people are socialized to expect. In some Asian cities, there 
is a great deal more tolerance for living in close proximity to 

others than exists in Western cities. Both mental health definitions 

and social relationships are largely culturally determined. The 

overcrowding concept, too, appears grounded in the individual 

culture. Culture, however, is real and cannot be changed in the 
short run. 

To say that overcrowding standards are culture-bound, 
however, should not imply that we can safely ignore the adverse 

consequences of substandard housing within any culture. 

Therefore, overcrowding has to be prevented. To prevent this, 

whether the threatened overcrowding be due to too large a family 

or to too small a house or to the taking in of lodgers, direct 
legislation is necessary. In Sykes’ words, what is required "can 

only be done on a sufficient scale by statutory definition of 

overcrowding of cubic space". He adds, giving his own view of 
what this definition should be - "nothing short of 400 cubic feet 

per head for adults will be satisfactory, although it may reluctantly 

be reduced to half of the amount for children under ten years".”° 

Of course policy will vary from country to country and will 
be determined by economic constraints and culture. However a 

policy on these general lines is possible and would be beneficial to 
the developing countries. Such a policy was in fact being pursued 
by the then London County Council by 1913 in respect of houses 
managed by them. They had a rule that, among their tenants, "the 
Standard of two persons a room must not be exceeded by more 
than one child under three years". Annual inspection secures that 
a change shall be made when natural increase passes beyond these 
limits: and lodgers can only be taken in with the Council’s 
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leave.” 
When the above conditions are satisfied, there is still 

another problem. If one walks through an ordinary town today, 

it is obvious that the arrangement and external form of the houses 
leaves much to be desired. One sees, for instance, a great number 

of buildings frequently huddled together, stretching in long rows 

of dismal sameness, with narrow streets and no green spaces. 

Housing arrangements is not merely a matter of aesthetic sense of 
a few superior persons. It is a matter of the character and of the 

health of the people as a whole - a matter in a way even more 

significant than the internal arrangements of factories, because, it 
affects not the workers only but also their young children. Make 
your town sufficiently hideous, sufficiently congested, sufficiently 
void of open space and grass for children’s play, and you go far 
to write, for character and for life, over the gate of it: "All hope 
abandon ye who enter here". This is because life will be very 
miserable for the children and they will not grow naturally. 

A major part of today’s housing problem is that even where 
people are adequately housed, they are desperately unhappy, they 
feel no sense of belonging.” This mostly caused by slum 
clearance or urban renewal which will be discussed below. 
Alienation, then, is as much a problem of housing today as are 
conditions; and those whose sole perspectives are concerned with 
conditions do nothing to get to grips with this problem. 

When we look at the high flats, Jephcott,* tells us that, 
however administratively convenient, high flats are notoriously 
expensive. Another of the recognized social disabilities in the hi gh 
flats is that it is excessively self-contained. It has none of the hand 
neutral areas, doorstep, yard or garden, which help people build 
up their dossiers on each other without necessarily exchanging a 
word. It is blind in that its windows afford no two-way link with 
the outside world. This turns the block and estate into eventless 
places, short of those goings-on of life that tempt people out of 
their homes, gives them shared interests and help them strike up 
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acquaintance should they wish to do so. The pattern of this new 
form of housing is alien to what psychologists say is necessary for 
the study proper growth of a small child. To quote Barbara 
Ward” - 

There is the widespread revulsion 
against large, what one might almost 
call cataclysmic housing - the tower 
blocks and high rise barracks built 
up in areas razed clear of any past 
buildings or even associations. 

In fact, Lord Woolton had earlier said of them25 that - 
These houses were good and local 
authority was proud of them, but the 
population was miserable. We have 
learned much since then. New 
estates must not be confined to 
housing people. They must be 
communities within comnunity-life. 
They must be places to live, places to 
work and places in which people can 
get their recreation. 

- Even when houses are available and meet the required 
minimum standards, there still may be some who, if abandoned to 
their own unaided efforts, cannot afford to purchase that quantity 
and quality of housing accommodation which the general 
Judgement of the country declares to be necessary minimum: they 
are unable, in fact, to offer enough rent to induce builders to Provide them with respectable dwellings. Where this inability is absolute, then this should be the case for State action. Inability to afford the price of decent housing arises, at least in part; from the fact that the ill-housed workman’s income, however well it may be 
oe is insufficient to give command over the various sorts 
minima which we deem it proper he should attain. This is the dominant d ifficulty with which housing reformers are faced. This 
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is a housing problem. And as Rowntree, B. Seehobm says” - 

It is disastrous to the nation as a 
whole, that many of its workers, 

should be unable to pay for proper 

accommodation, nor can it ultimately 

benefit the employer. 

Critical is the fact that houses are large, complicated, 

durable and consequently expensive. No simple cheap method has 

been found to house people. As a result the amount of capital and 

resources embodied in a house is very large compared with its 
daily output of shelter. Houses tend to be extremely durable. 

Unless considerable care is taken with the planning, future 
generations will live with the results of current mistakes. 

Durability also means that the ratio of current production to the 

total existing stock is small. The large capital investment needed 
for new dwellings creates major difficulties for both governments 
and individuals. At the overall level since the amount of resources 

expended on residential construction is high, there is direct 

competition with many other types of vital investment. "At the 
family level, if in any period a household is required to pay 
currently any large share of the total capital cost of the building in 
order to obtain shelter, it may have very little income left for the 

necessary consumption of other goods. To make room in its 
budget for other goods considered more necessary or desirable, a 
household may choose housing which is sub-standard. As a result 
such families run the risk of both physical and mental ill-health.” 
Thus when assessing future needs the question is not merely 
whether new houses are of an adequate construction (which can be 
decided on the basis of a broad estimate of life), but also whether 
they provide sufficient space both within and outside for needs 
which can be expected to become effective demands in the 
foreseeable future. This question of future needs and standards is 
complex, but clearly it is one which, given the long life of houses, 
falls within the scope of government responsibility .”* 
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These are what I would call the main or rather more 
conspicuous aspects of the conventional housing problem. There 
could be many more, depending on one’s viewpoint or stand. But 
the point that I want to make is that even if all those conditions 
above are met, still our treatment of the subject will not have 
satisfied the requirements of the definition(s) of "housing" given 
at the beginning of the chapter. Housing must be planned in such 
a way that it meets human needs.” The house to be adequate, for 
example, will have to shelter the "terminal" facilities for the 
"transportations systems" by which the townsman receives his 
food, water, fuel, clothes and medicines and disposes his wastes. 

(b) Pelitical/Policy Problems of Housing: 
It is not intended, in this treatment of the subject, to go into the 
political economy of housing as this will be touched upon 
throughout the discussion. I intend to state however that a general 
belief exists that despite the importance of housing, both the tools 
and the application of economic analyses in this sphere have 
lagged. Most countries have large, complex and expensive 
housing programmes and policies. A tremendous need exists for 
a better understanding of what these programmes are 
accomplishing or failing to accomplish. There is also a critical 
Shortage of knowledge as to how to improve them. 

Most housing policies have been built up on an ad hoc 
basis from decisions accumulated Over a vast number of years. In 
some areas, rent controls adopted to meet the emergency 
Conditions of World War J are still in use.2° 

___ It is necessary that every country should have a clear cut 
policy on housing. Indeed, there cannot be one policy for all 
Countries. So the question is what policy or policies is it desirable 
‘o pursue in order that the minimum standard of housing 
accommodation, which we adopt in theory, may also be attained 
I practice? The answer that I can honestly give is that we should 
adopt policy that is relevant, at the right hour of the day, to many 
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forms of minimum standard and the beneficial influence of which 
is open to no dispute. Education, sympathy and guidance by the 

authorities may often enable the poor, without any additional 
expense, to greatly improve their lot. 

(c) The Political Economy of Urban Renewal” 
Urban renewal has been broadly defined as - 

The total of all the public and private 
actions which must be taken to 

provide for the continued sound 

maintenance and development of the 
urban area. 

It has also been more narrowly defined as - 

A comprehensive term referring to a 

combination of public and private 
activities to eliminate and prevent 

urban deterioration, blight and 

slums.” 

I think there are four aspects which seem to offer minimal 
elements of a definition of urban renewal:- 
1. Urban renewal comprises three kinds of activity: 
2. Renewal can be effective only if the three activities are 

conceived as parts of a combined operation, with the 
respective activities undertaken simultaneously, as may be 
appropriate in the various parts of the city or of the urban 
area. 

3. Urban renewal is a part of a larger process, by which the 
human environment is continually transformed and social 
capital is accumulated in urban areas and other settled 
areas. 

4. Urban renewal should be conceived as a comprehensive 
activity designed to counteract functional obsolescence of 
the urban structure as a whole and of parts and elements of 
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it, and to revitalize continually all elements and parts of the 
area. 
The term should be reserved for an activity that offers 

« valued objectives, an area-by-area tactic for dealing with the parts 
of the settlement and the idea of a co-ordinated process constituting 
a long term strategy. 

What are the economics of urban renewal? Martin Bailey* says 
the economics of urban renewal has the following clear (and 
unexpected features): (1) There are two ways, equivalent in 
principle, to measure whether a proposed urban renewal project 
(or zoning restriction) is economically justified: it is justified if (a) 
the price of comparable property is higher in the area of preferred 
use or if (b) the sum of changes in property values at and around 
the boundary between uses will be positive if conversion is made 
toward the preferred use - due allowance being made for costs of 
conversion in both cases if renewal is contemplated. Another 
writer adds that an "inferior" type of land use, especially one that 
causes a nuisance to surrounding property(ies), should be allowed 
to expand whenever the price level of comparable properties within 
areas of that use is higher than the price level of comparable 
properties within areas of other uses provided that the intensity of 
the nuisance depends only on the distance from the boundary. 

Therefore a project should be undertaken if it is expected 
to be "profitable".* This is an economic approach and hence 
narrow when compared with the definition above. 

To a degree, slums provide a type of commodity that is 
desired by the poor households - low quality, low quantity 

housing. As a first approximation, slums represent an 
€conomically efficient way to produce this commodity. 
Elimination of slums by large scale demolition would interfere 
with warranted response of market. It would generate not 
benefits, but costs on balance, even if none of costs of elimination 
are considered.” 
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Slum elimination can be considered to produce gross 
benefits only if slums represent efficient market response. It has 

been argued that substantial externalities and "artificial", socially 
questionable incentives in the housing market tend to bring about 

the particular type of land use known as a slum in contradistinction 
to simply low cost housing. Therefore, the slum may not be an 
efficient market response at all. Moreover, the existence of a 
slum, however brought about, may engender important social costs 
to society at large. For these reasons the elimination of slums 
could well produce benefits. The desirability of eliminating them 
is measured, of course, by comparing these benefits with the real 
costs of bringing them about. The redevelopment type of project 
under the urban renewal programme is one way of eliminating 
slums. 

However, there are alternative to re-development for 
eliminating the sources of inefficiency in slums. Such alternative 
policies would either prevent slums from forming, or help them to 
be transformed, or aid in mitigating whatever social ills they 
generate. Thus rehabilitation, spot clearance, code enforcement, 
credit and tax policies, and income supplements to the poor, may 
also contribute in producing benefits of this sort. 

As early as 1937, George Orwell found disturbing evidence 
that slum clearance in English cities disrupted many cherished 
features of personal and communal life. He noted -3° 

When you walk through the 
smokedim slums of Manchester, you 
think that nothing is needed except to 
tear down these abominations and 
build decent housing in their place. 
But the trouble is that in destroying 
the slum you destroy other things as 
well. 

What should be done-is that care should be taken that there 
should not be a divorce between problems and solutions for this 
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will lead to controversy. There has been considerable controversy 
over rehabilitation versus urban renewal. Much of the controversy 
appears to be due to different focusses of attention. When Lionel 
Needleman*’ drew attention to the weaknesses of a subsidy system 
which led to widespread demolition, he was stating little more than 
the ancient truth that every economic decision should be taken in 
the light of local circumstances and current factor prices. The 
subsidy system limited the range of choice open to local decision- 
makers largely because subsidies were given for "slum clearance". 
Local authorities therefore had an incentive to renew rather than 
to rehabilitate buildings. 

It does not follow from this, however, that there is inherent 
conflict between rehabilitation and renewal: on the contrary, it 
Suggests, as it has been pointed above, that both options should be 
used where appropriate and that "appropriateness" must be judged 
by both economic and social factors. The measurable economic 
factors are the influence of interest rates on decisions to invest in 
assets with varying life spans and the relative costs of renewal and 
rehabilitation. The social factors are less easily measured, and 
these will be discussed subsequently. 

Social Effects of Urban Renewal 
The renewal law, according to Charles Abrams,°* has virtues as 
well as vices, and the vices exist largely because the measure is 
actually a half-measure. What the programme needs is 
amplification, not abolition, a complimentary housing programme 
to make it workable, and an enlargement of its basic concept to do 
what its name implies. What Abrams is saying is quite obvious, 
but that is not the question. The question is whether his 
exhortations have been followed. Much of the existing literature®® 
highlights the permanently destructive effects housing and 
tedevelopment schemes can have upon those communities affected 
by them, Long established patterns of friendship and familiarity 
between neighbours are upset; ties of families and kinship (which, 
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for many, still play an important part in solving the problems of 

daily life) are broken; sentiments of attachment and loyalty, local 

patriotism based upon family histories and personal experiences 
over a long period, and capacity to identify closely with both a 
neighbourhood and its people are shattered and are not easily, if 
at all, recreated.*° Talking of experience in America, Herbert 

Gans" says that none of the slum-dwellers who were dispossessed 
in the process could afford to move into these new apartments. 

Local renewal agencies were supposed to relocate the dispossessed 

tenants in "standard" housing within their means before demolition 
began, but such vacant housing is scarce in most cities, and 

altogether unavailable in some. And since the agencies were under 
strong pressure to clear the land and get renewal projects going, 
the relocation of the tenants was impatiently, if not ruthlessly, 
handled. Moreover, those dispossessed tenants who found better 
housing usually had to pay more than they could afford. To 
compound the failure of urban renewal to help the poor, many 
clearance areas were chosen, not because they had the worst 
slums, but because they offered the best sites for luxury housing - 
housing which would have been built whether the urban renewal 
programme existed or not. Since public funds were used to clear 
the slums and make the land available to private builders at 
reduced costs, the low-income population was in effect subsidizing 
its own removal for the benefit of the wealthy. And because the 
policy had been to clear a district of all slums at once, entire 
neighbourhood have frequently been destroyed, uprooting people, 
closing down their institutions, running small businesses by 
hundreds, and scattering families and friends all over the city. By 
removing the structure of social and emotional support provided by 
the neighbourhood, and by forcing people to rebuild their lives 
separately and amid strangers elsewhere, slum clearance has often 
come at a serious psychological as well as financial cost to its 
supposed beneficiaries. 
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Taken as a whole urban renewal has not been very 
successful. The effect of urban renewal programme in the field of 
housing has been summed up by Martin Anderson” this way, 

more houses were destroyed than were built; 
those destroyed were predominantly low-rent 
houses; 
those built were predominantly high-rent 
homes; 

housing conditions were made worse for 
those whose housing conditions were least 
good; 
housing conditions were improved for whose 
housing condition were best. 

With this gloomy picture, we should end the discussion by 
saying that there have been struggles by ordinary people to protect 
their communities. The debates on these issues and the increasing 
organization of local pressure groups against redical urban renewal 
programmes, have focussed attention on the vulnerability of urban 
structures to irreversible ecological damage and to the importance 
of regarding urban complexes as living organisms which should be 
gradually and sympathetically developed towards a more perfect 
state, and not subjected to violent surgery which destroys both the 
social and economic well-being of the inhabitants. 

3, Problems and Constraints of Informal Housing: 
A large proportion of the urban population in almost all developing 
countries lives in sub-standard housing, in areas which have ben 
termed squatter settlements, slums, spontaneous or unauthorized 
settlements. These terms describe a variety of different conditions 
with respect to standards of housing and services, lay-out, legal 
Status and historical background. In this discussion, the term 
"informal housing areas" will be used in order to include all those 
urban areas that do not comply with one or more of the existing 
legal regulations on planning or development of residential areas. 
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Recent years have seen a considerable change in official 

and semi-official attitude towards the phenomenon of urban 

informal housing. There is increasing awareness that the growth 

of these housing areas may be expected to continue for some time 

to come? and attempts to curb this development by demolition 

policies only, seem to make matters worse.” Moreover, a large 

number of studies on squatter areas and other informal housing 

areas have emphasized their positive features. 

The social scientists point out that often there exists a 

closely knit system of social relations in such areas; actually the 

very fact of their "illegality" may be considered an important force 

compelling the inhabitants to develop such systems. This implies 

a degree of social control and social organization that offers 

considerable potential, for instance for the mobilization of, self-help 

groups.*© Another aspect is that it is relatively easy for leaders of 

the area to mobilize political support, and powerful political 

pressure groups are often formed in informal housing areas.” 

Also from an economic point of view, the informal housing 

areas cannot be considered merely as parasitical on the urban 

economy. They provide a range of job-opportunities, especially 

in the informal sector, and one of their main economic functions 

is the provision of cheap rental accommodation. 

Indeed, in the present situation, 2 large proportion of the 

urban population independent on the informal housing areas for 

their housing needs, because they cannot afford to live elsewhere. 

And many of the owners of those houses are dependent on 
subletting for their income. 

Even the physical development of many informal housing 

areas, especially the more traditional ones, is not always entirely 

deplorable. A regular layout is not an unusual feature (sometimes 
as a result of control of development by the leaders of the area) 
and, although there is considerable variation in the guality of the 
structures, this is.not often cited by the inhabitants as the major 
problem of their living environment.*® However, this does not 
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imply that these informal housing areas are beds of roses. They 
have their problems, and these are what we have to look at from 

both the inhabitants’ and authorities’ points of view. 

(a) ‘Inhabitants’ and Authorities’ Positions: 
From the point of view of the inhabitants of these areas there is a 
clear problem of illegality. Because informal housing areas do not 
comply with all legal ordinances, they generaliy lack the usual 
urban services, such as good water, roads, electricity and social 
amenities, that cannot be provided by the people themselves. 
Another implication of this situation is the lack of legal security, 
for which reason no incentive is felt by the inhabitants to improve 
their houses or living environment. 

But also from the perspective of the authorities it is 
desirable to bring the informal housing sector within the 
framework of legal institutions. This will allow an adequate 
developmental control to be exercised over a scarce item like 
urban land and it will make possible for the government to acquire 
revenue from land and business. Moreover, informal housing 
areas are often considered by authorities, as places rife with hazard 
to public health due to overcrowding and lack of services. A 
further important political consideration is that informal housing 
areas are considered a disgrace - an eyesore - and their 
development (or demolition) is seen as a matter of ensuring 
adequate living conditions for all citizens. 

(b) Scope for Development: 
Proceeding from the discussion above, it is clear that the crucial 
Issues in the development of informal housing areas is the problem 
of their formalization, how to incorporate these areas into the legal 
framework. The decision on whether upgrading, redevelopment 
of an area or complete demolition and relocation of the population 
IS undertaken depends on many factors, such as physical quality of 
the structure level and improvability of services, socio-economic 
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and political characteristics of the population. These factors have 

formed the basis of a number of informal housing areas.” 

(c) Objectives of Development: 

A first objective of development plans for informal housing areas 

is, obviously, to create adequate standards of living and housing. 

The official standpoint regarding adequacy of housing standards is 

laid down in the various building and planning by-laws and in the 

Public Health Act. Indeed, the formalization of such areas, in the 

sense mentioned above, means that they will have to comply with 
these legal regulations. 

At the same time, it is essential to design a development 
strategy that aims at maintaining and even stimulating the positive 

features of these areas. Therefore, the development should be 

directed towards the income level and the priorities of the present 
inhabitants, i.e., the low-rent character should be maintained and 

income-opportunities (e.g. in the informal economic sector and 

income from subletting) should not be diminished. 
Moreover, the inhabitants should be given the opportunity 

to take an active part in the improvement of their own living 
environment. By doing so; they can contribute to the maintenance 

of the existing community. Even though full cooperation of the 
inhabitants is unlikely in all cases of development, it should be 

realized that if all developmental input has to come from outside, 

there is good chance that the community will be disrupted and 
development plans will not be realized the way they were intended. 
In addition, the public funds available for low-cost-housing are 
limited. Therefore, measures should be taken to stimulate and 
assist private investment by the residents, both in terms of labour 

and capital. Although this approach has been strongly criticized 
elsewhere, by different writers,~° I think this is the best approach. 
Such measures would be - 
1 - to provide some security of tenure to the house- 

owners, both as an incentive for the individual 
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owners to invest in their houses. 
2. = to develop a loan system that is accessible and 

suitable to the needs of the often diverse group of 
house-owners. 

3. - To promote the realization of self-help potential 
through community development programme (which 
will be discussed below). 

(d) Building Standards and Materials: 
The first objective of development is to ensure adeguate standards 
of housing for the inhabitants. But what is adeguate? Since we 
are normally dealing with a poor population, it is clear that 
cheap/affordable housing is a prereguisite of adeguate housing. 
Studies on housing preferences of inhabitants of these areas show 
that the price is crucial, and that the physical guality of the house 
itself is considered less important than the space around the house 
and the availability of services such as water, roads and street- 
lighting.*’ It is often asserted, however, that government building 
regulations do not allow people to build the cheap houses they 
want and that is the major constraint on appropriate development 
of these areas. 

Housing construction materials represent about 65 percent 
of the total construction costs in developing countries. This is 
Considerably higher than in developed countries. A variety of 
Measures can be considered to increase the quantity and quality of 
locally produced materials and to contribute to local employment, 
aS well as to decrease dependence on imported materials. The 
acceptance of lower standard in minimum housing programmes 

generally contribute to this end. Building material industries using 
labour-intensive techniques can be encouraged by suck. measures 
as technical assistance, and credit and demonstration projects.” 
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(e) Urban Land Use: 

Urban land, land use and land availability are indiscluable from 

questions of urban housing, particularly in the Third World.. It is 

here that the greatest numbers of people are living at the lowest 

income levels and in areas with some of the highest land values, 

so that only by comprehensive changes of priority will it be 

possible to effect the scales and changes required. If planning and 

housing policies are to compensate for rather than re-inforce urban 

poverty, such changes will also be required in terms of the 

provisions of essential services and facilities. The scale of change 

can however, only occur at the structural level and not at the local 

or individual level, since it is the structures themselves which are 

the impediments to progress. By way of example, there should be 

ways by which the government could acquire land and then 

allocate it to squatters. A provision for compulsory acquisition of 
land would be ideal. But even where this has been the case, the 

procedures for an individual getting access to the plot has not been 

easy as it should have been expected. So the procedures should 
be made simple.” Where no provisions are made for compulsory 
acquisition of land, then the second ideal thing to have would be 

land banking.” 

(f) Housing Finance System: 
The majority of house-owners living in informal housing areas lack 
the financial resources to improve or rebuild their houses or to pay 

for the provision of an appropriate level of services. Hence, they 

are dependent on loans from either private or public services, and 
conditions for obtaining such loans can often become bottlenecks 

in development efforts. From the point of view of the prospective 

borrower, there are many barriers to overcome: 
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1. Lack of financial resources available to house-owner 
occupier means both a low monthly income and lack of 

savings. Thus the loan should cover nearly 100% of all the 
costs involved. 

2. Income is often irregular, or difficult to demonstrate. This, 
of course, applies specifically to those employed in the 

informal sector. Many of the house-owners are old people 
who are supported by their children and have no income 
themselves apart from subletting. In general, the important 

contribution of rental income to the total income of the 

owners also implies that, during the period of 

reconstruction any repayment obligation is a heavy burden. 

A grace period during this time may be essential. 
3. The (re)construction of the house will often, at least in part 

make use of temporary materials. Construction in this type 

of material cannot generally be financed by a loan. In this 
case, like in the requirements for security of tenure, more 

realistic regulations are essential. 

(g) The Role of Community Development: 

Experience shows that a failure of improvement projects is often 

not so much due to the lack of legal security or a sound loan 
system, but rather to the lack of co-ordination between authorities 
and inhabitants. In order to overcome such problems, community 

development programmes are essential. Their purpose is to 1. 
assist and stimulate self-help or mutual assistance groups and 

improve the co-operation between government bodies, leaders and 
inhabitants of informal housing areas; and 2. maintain and 
strengthen the community feeling and indigenous leadership. 
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