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FOREWORD

The In s t itu te  o f D eve lopm en t M anagem ent has undertaken a S e ries  
o f S tu d ie s  in  D e ve lo pm e n t M anag em e n t. These have a tw o fo ld  purpose: 
f ir s t  to p rov ide  m uch needed a d d itio n a l m a te r ia ls  based on loca l e x p e ri­
ence for use in  IDM  tra in in g  courses and s e m in a rs ; and second, to  a s s is t 
m em bers o f the IDM  s ta ff  and o thers concerned in a n a lyz in g  deve lopm en t 
p o lic ie s  and program s and th e ir  im p le m e n ta tio n .

Th is S tudy is  the th ird  in the S e rie s  to be p u b lish e d . It was under­
taken for the  IDM  by M r. S teve  M c C a rth y , who p rio r to preparing th is  
S tudy served as S en io r P la n n in g  O ffic e r w ith  the M in is try  of F inance and 
D eve lopm ent P la n n in g  in B o tsw ana . M r. Jam es C a m p b e ll, IDM  Research 
C o o rd ina to r, is  re sp o n s ib le  for general s u p e rv is io n  o f the S e ries  and 
e d itin g  the p u b lic a tio n s .

The author assum es fu ll re s p o n s ib iI ity  for the con ten t of the S tu d y . 
P rov ided  acknow ledgem en t is  m ade, part or a ll the S tudy m ay be repro ­
duced.

George V . Haythorne 
D ire c to r .
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I . In tro d u c tio n

A ll deve lop ing  c o u n tr ie s  expe rience  rap id  u rb a n iz a tio n  -  tha t is  tha t people  
m ove  out o f the ru ra l areas to  the to w n s . Of i t s e l f  u rb a n iz a tio n  is  not a 
bad th in g . D e ve lo pm e n t in v o lv e s  the c re a tio n  o f a m odern sec to r in  the 
econom y and th is  is  m o s t e a s ily  done in  the to w n s . M o s t o f the so c a lle d  
deve loped  c o u n tr ie s  th e m s e lv e s  changed from  tra d it io n a l s o c ie tie s  a t a 
t im e  when th e ir  c it ie s  and tow ns were expand ing , though not q u ite  so rap­
id ly  as is  now expe rienced  in  the d e v e lo p tn g ^ o u n tr ie s . For the in d iv id u a l,
the d e c is io n  to  m ove  fro m  the  ru ra l areas to  the town is  ra t io n a l.  It is  d i f -

% \
f ic u i t  to  earn a good in com e  in the ru ra l a reas, un le ss  one is  prepared to  
w ork very ha rd . W h ile  not everyone who m oves to  the tow ns is  lu cky  enough 
to  ge t a jo b , those  tha t do can e a s ily  earn m uch m ore than th e ir  co m p a t­
r io ts  who have rem a ine d  in  the v il la g e s .  In a d d itio n  i t  is  m uch eas ie r to 
have o n e 's  c h ild re n  educated in  the tow ns and to  ge t good m e d ica l a tte n ­
tio n  and c le a n  a c c e s s ib le  w a te r.

B u t how ever ra tio n a l the d e c is io n  to  m ove to  a tow n m ay be fo r the 
in d iv id u a l,  fo r the  gove rn m en ts  o f deve lo p in g  co u n tr ie s  u rb a n iza tio n  a lw ays  
p resen ts  p ro b le m s  and d i f f ic u l t ie s ,  bo th  a d m in is tra t iv e  and f in a n c ia l.  As 
the tow ns grow  i t  is  necessa ry  c o n s ta n tly  to  p rov ide  new s e rv ic e s , new 
sch o o ls  and c lin ic s ,n e w  w a te r su p p lie s  and e s p e c ia lly  new hous ing  in  som e 
fo rm  or ano the r. A lth o u g h  land fo r hous ing  in  the ru ra l areas is  e a s ily  pro­
v id e d  in  the tra d it io n a l w a y , and peop le  f in d  i t  q u ite  na tu ra l to  b u ild  th e ir  
own hom es fro m  lo c a lly  a v a ila b le  m a te r ia ls ,  in  the tow ns the s itu a t io n  is  
q u ite  d if fe re n t .  There is  no tra d it io n a l m e ch a n ism  fo r a llo c a tin g  land , so 
the gove rnm en t e ith e r has to  c rea te  new m odern m e c h a n is m s , or w a tch  the 
g row th  o f ve ry  d e n se ly  popu la ted  and unh ea lthy  squa tte r s e tt le m e n ts .

As a re s u lt  o f these  d i f f ic u l t ie s  gove rnm en ts  in  deve lop ing  c o u n tr ie s  
u s u a lly  have p o lic ie s  w h ic h  d iscou rage  e x c e s s iv e  m ig ra tio n  fro m  the ru ra l 
areas to  the to w n s . The p o lic ie s  can range fro m  fo rc ib le  d e p o rta tio n  o f the 
urban unem p loyed  and b u lld o z in g  o f squa tte r s e tt le m e n ts , to  p o s it iv e  e m ­
pha s is  on ru ra l d e ve lo p m e n t to  m ake the ru ra l areas m ore a t tra c t iv e .  
N e ithe r type  o f p o lic y  has ever been e n tire ly  s u c c e s s fu l.  New s e ttle m e n ts  
sp ring  up a fte r o ld  ones have been razed to  the g round, and there  are m any 
o b s ta c le s  in  the path o f ru ra l d e ve lo p m e n t, and im p ro v in g  the q u a lity  o f 
l i fe  in  the ru ra l a reas . It is  p robab le  tha t m o s t c o u n tr ie s  in  A fr ic a , a l­
though p ro c la im in g  a p re fe rence  fo r ru ra l d e ve lop m en t w here the m a jo r ity  
o f the p o p u la tio n  s t i l l  l iv e ,  a c tu a lly  devo te  a grea te r p ropo rtion  o f d e ve lo p ­
m ent resources on the a r t ic u la te  and educated m in o r ity  w h ich  liv e s  in  the 
to w n s .



2

This case s tudy describes  how B o ts w a n a 's  urban p o lic ie s  have e v o l­
ved in the ten years s in ce  independence. A t the beg inn ing  o f tha t period
there was on ly  q u ite  a s m a ll urban p o p u la tio n , 5% o f the to ta l,  and there 
was sca rce ly  any need for an urban p o lic y  as such . B u t at the sam e t im e  
rap id  u rban iza tion  was beg inn ing  as Table 1 i l lu s tra te s .  It becam e nece ss­
ary to fo rm u la te  a p o lic y  w h ich  w ould  bo th :

-  d iscourage , though not e lim in a te , urban m ig ra tio n  and

-  -provide- reasonab le  accom m oda tion  and s -  / ic e s  
those who d id  m ove and liv e  in  the to w n s .

Or to ,,  se there is  a c e rta in  am ount o f c o n f lic t  between these tw o p o lic y
o b je c t iv e s . The m ore one p rov ides be tte r l iv in g  c o n d itio n s  in the tow ns 
the m ore lik e ly  are the people in the ru ;a i areas to  sa y : • 'E nough  of th is  
hard work on the land it  is  t im e  we m oved to  the tow ns where l i fe  is  e a s ie r1 . 
Perhaps it  is  because of th is  unde rly ing  c o n f lic t  tha t the deve lopm en t of 
p o lic y  in th is  area is never easy and s tra ig h tfo rw a rd  -  it  c e r ta in ly  has not 
been in B o tsw ana . S o m e tim e s  one o b je c tiv e  gets e m p ha s ised , so m e tim e s  
the o the r.

Table 1 shows that the urban popu la tion  grew  from  21 000 in 1964 to 
59 000 in 1971, an annual In c re a se  o f 16%. M oreover m any o f these people 
were liv in g  in  what are u s u a lly  c a lle d  's q u a tte r  s e tt le m e n ts ' tha t is  un ­
planned areas norm al ly w ith o u t se rv ice s  such as w ater or schoo ls  and where 
the res ide n ts  ge n e ra lly  do not have fo rm a l t i t le  to  the land tha t they occup y . 
The m os t overcrowded of these se ttle m e n ts  were N a led i in  Gaborone and 
B o tshabe lo  in S e le b i-P h ik w e . But m any o f the o lder e s ta b lish e d  areas in 
Lobatse and F ranc is tow n sudh as Peleng and R iv e rs id e  are a ls o  s t r ic t ly  
speaking  squatter s e ttle m e n ts  even though they con ta in  w e ll e s ta b lis h e d  
and th r iv in g  c o m m u n it ie s . I t  was th is  rap id  ra te  o f u rb a n iza tio n  and the 
fa c t that m any urban res iden ts :;were ob lig ed  to  liv e  in squa tte r s e ttle m e n ts  
tha t forced the governm ent to  beg in  to  fo rm u la te  an urban p o lic y  around 
1969 and 1970.

There was a lso  another p ro b le m . In the c o lo n ia l period  a ll c o lo n ia l 
gove rnm ent c iv i l  se rvan ts  had been prov ided w ith  housing  by the G overn­
m e n t. O bv ious ly  th is  was necessary for e xp a tr ia te  o ff ic e rs .  B u t the c u s ­
tom  was ca rried  over in the independent G overnm ent w h ich  was in c re a s in g ly  
manned by loca l c iv i l  se rva n ts , who in m ost pos tin gs  cou ld  be expected  to 
look a fte r th e ir own housing  re q u ire m e n ts . In a d d itio n  the rents w h ich  c o l­
on ia l o ff ic e rs  have to  pay for th e ir  fre q u e n tly  very com m o d io us  dwel I ings 
were e x tre m e ly  low  and on ly  recovered about 40% of the expend itu re  tha t 
the G overnm ent incurred  in p rov id ing  and m a in ta in in g  the a cco m m o d a tio n . 
In other words the rents were s u b s id is e d . The e ffe c t of th is  was tha t c o l-



Tab I e 1. U rb a n iza tio n  in  Bo tsw ana

Town

Gaborone 

Franc is tow n  

Lobatse 

S e le b i -P h ik w e  

Orapa

1964
p o p u la tio n

3 800 

9 500 

7 600

Annual 
g row th  ra te  
to  1971

24%

10%

T o ta ls 20 900 16%
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1971
popu la tion

17 700

18 600 

11 900

10 000 (e s t)  

1 200

59 400

Annual 
g row th ra te  
to 1975

17%

R01

6%

20%

14%

12%

1975
popu la tion

32 600 

23 200 

14 800 

20 600 

2 000

93 200

i

CO

i
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on ia l c iv i l  servants were occupying  very large d w e llin g s , m uch la rger than 
they w ou ld  expect had they been w o rk ing  in  the U n ited  K in g d o m , and in ­
deed m uch larger than they cou ld  a ffo rd  i f  the rent had not been s u b s id is e d .

As we have seen th is  tra d it io n  o f h igh s tandards o f housing  at low  
ren ts  for c iv i l  se rvan ts  was ca rried  on a fte r Independence. Then the s iz e  
o f the governm ent a d m in is tra tio n  began to  grow  q u ite  ra p id ly . As i t  grew 
new houses had to  be p rov ided  for the new o ffic e rs  be ing re c ru ite d . As a 
re s u lt a large proportion  o f the governm ent deve lopm en t expe nd itu re , 22% 
between 1966/67 and 1969 /70 , was be ing used to fin a n ce  nousing  fo r c iv i l  
se rva n ts . If th is  expend itu re  cou ld  be reduced then m ore resources w ou ld  
becom e a v a ila b le  for o ther deve lopm en t p ro je c ts . In a d d itio n  the cons tan t 
need to  b u ild  c iv i l  s e rv ic e  housing  was absorb ing a great deal o f a d m in is ­
tra t iv e  e ffo rt w h ich  cou ld  have been b e tte r used e lsew h ere .

11. The Botsw ana H ousing C orpora tion

The idea of e s ta b lis h in g  a Bo tsw ana H ousing C o rpo ra tion  was o r ig in ­
a l ly  conce ived  as a way o f ta c k lin g  both the p rob lem  of p rov id ing  houses 
for urban m ig ra n ts  and for tak ing  the a d m in is tra tiv e  and f in a n c ia l burden 
o ff the governm ent for housing c iv i l  se rva n ts . Th is  is  c le a r ly  s ta te d  in  the 
B otsw ana H ousing C o rpo ra tion  A c t o f 1970 w h ich  se ts  out the fu n c tio n s  o f 
the C orpora tion  to  be :

To p rov ide  for the housing needs o f G overnm ent and loca l 
A u th o r it ie s .

To p ro v id e , and a s s is t and to  m ake arrangem ents for other 
persons to  p rov ide  houses; and

To undertake and carry  ou t, and to  m ake a rrangem ents for 
other persons to  undertake and ca rry  ou t, housing  schem es 
in B o tsw ana.

L ike  other pa rasta ta l co rpo ra tion s  the BHC was in tended to  be run on c o m ­
m e rc ia l lin e s  w ith o u t a c cu m u la tin g  large p ro f its .

The A c t e s ta b lis h in g  the BHC a c tu a lly  s a ys :

1 (1 ) The C orpora tion  s h a ll so m anage its  bus iness  tha t ta k in g  
one year w ith  the next -

(a ) its  revenue is  s u f f ic ie n t  for m ee ting  a ll 
expend itu re  p roperly  chargeab le  to  re v ­
enue ;

(b ) s u ff ic ie n t p ro v is io n  is  m ade for depre­
c ia tio n  o f a s s e ts .
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(2 ) E xcep t in  so far as is  requ ired  by s u b -s e c tio n  (1 ) the 
m ak ing  of p ro fits  s h a ll not be the o b je c t of the a c t iv i­
t ie s  of the C o rp o ra tio n ' .

M any people had h igh  e xp e c ta tio ns  for the new co rpo ra tion  b e lie v in g  
tha t it  w ou ld  q u ic k ly  m ake an im p a c t on the huge dem and for low  cos t 
housing  in B o ts w a n a 's  to w n s , and re lie v e  the governm ent o f the f in a n c ia l 
and a d m in is tra tiv e  burden of housing  c iv i l  se rva n ts . C e rta in ly  the s ta ff of 
the C o rpo ra tion  se t about th e ir work w ith  great v igour and e n th u s ia sm .

Let us see how the tw o m a jo r p rob lem s were ta c k le d , s ta rtin g  w ith  
the p rob lem  of c iv i l  s e rv ice  hou s ing .

I I I .  C iv i l  S e rv ice  H ousing

M o s t of the governm ent owned houses, e s p e c ia lly  in the tow ns, 
w h ich  were rented to c iv i l  se rvan ts  were trans fe rred  by the governm ent to 
the BHC soon a fte r it  was set up, in fa c t on 1st A p r i l,  1972. The houses 
were va lued  at a p p ro x im a te ly  the ir o r ig in a l c o s t, and the BHC was to re ­
pay the governm ent in a se rie s  o f in s ta lm e n ts  at 7 1/2% in te re s t over about 
25 ye a rs . The BHC in turn  e s tim a te d  tha t it  w ou ld  have to charge annual 
ren ts  on each house rep resen ting  about 12.5% of the purchase p r ic e . The 
1971/72 Annual Report of the BHC shows how th is  fig u re  was c a lc u la te d .

'The 12.5% c o m p rise s  b a s ic a lly  a 9% e lem e n t for the annu ity  cos ts  
o f the repaym ent to  G overnm ent for the houses at a rate of 7 1/2% over a 
period o f 25 years assessed on the purchase p rices  to the C orpora tion  of 
the houses trans fe rred  from  G overnm ent together w ith  an a llow ance  of 1% 
for the C o rp o ra tio n 's  m anagem ent c o s ts , 2% for m a in tenance  co s ts  and 
w ith  0.5% for the paym ent o f loca l ra tes and ta x e s .............. '

The f ir s t  tw o co lu m n s  of Table 2 show how the 'e c o n o m ic ' rents 
c a lc u la te d  in  th is  way com pared w ith  the subs id ise d  rents w h ich  c iv i l  s e r­
van ts  were a c tu a lly  p a y in g . On average the econom ic  rents were 25% 
h igher than the su b s id ise d  re n ts . There w ou ld  have been a c iv i l  se rv ice  
ou tc ry  if  the new h igher ren ts  had ju s t becom e payable w ith ou t any a d d it­
iona l c o m p e n sa tio n . So m ost of these houses were s im p ly  rented back by 
the gove rn m en t, in a b lo c k , and a llo c a te d  to c iv i l  servants  who con tinued  
to  pay the o ld  s u b s id ise d  re n ts . However c iv i l  se rvan ts  had the op tion  of 
re c e iv in g  H ousing A llo w a n ce  from  the governm ent and e ithe r ren ting  a 
house at the 'e c o n o m ic ' rent or f in d in g  th e ir own a ccom m oda tio n . But at 
th is  stage the H ousing A llo w a n ce  was not u s u a lly  s u ff ic ie n t to cover the 
d iffe re n c e  between the s u b s id ise d  and econom ic  rents and not m any o f f ic ­
ers took th is  o p tio n . 1 In a d d itio n  new c iv i l  se rvan ts  were ob liged  to take 
the H ousing A llo w a n ce  and to pay the econom ic  re n t.

A t tha t t im e  the H ousing A llo w a n ce  was 14% of bas ic  sa la ry  for un ­
m a rrie d  o ffic e rs  and 20% for m arried  o ffic e rs .



Table 2 . R en ta ls  per m onth  P u la

House Type O ld su b s id ise d  
rent

from  Apri I 
72

from  October 
74

from  Decem ber 
75

S upersca le 42 147 170 213
Type I 34 115 131 164
Type 11 26 97 110 138
Type III 18 76 80 100
2 Bedroom  M . C . - - 64 80
D iv  III -  n /a 31 38 48
Type IV -  n /a 26 28 35
LCH 1 and 10 - - 18 2 2 ,5
LCH 13 - - 14 17 ,5
S tage IV - 12,3 12 15
S tage 111 - 9 ,9 10 12 ,5
S tage II - 7 ,7 8 10
S tage I - 5 ,6 6 7 ,5
Type I F la t 20 45 70 88
Type III F la t 16 4 0 ,5 45 56

Average Increase 25% (eip p ro x . ) 12% 213% 18{

from  Ju ly  
76

250
193
162
117

94
56
41
26
21
18
15
12

9
103
66

S o u rce s : "M em o ran dum  on H ousing  P o lic y "  M FD P , February 1971.
BHC R eport and A ccoun ts  at 31st M arch  1975, A ppend ix  D . 
BHC R eport and A ccoun ts  at 31st M arch  1976, A ppend ix  C .
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The p o lic y  was deve loped a stage fu rthe r two and a ha lf years la te r in 
O ctober 1974. From tha t m onth on ah o ffic e rs  had to pay econom ic  re n ts .2 
The econom ic  ren ts  th e m se lve s  were increased at the sam e t im e . New 
houses be ing  e rected  by the BHC were c o s tin g  cons ide rab ly  m ore than those 
purchased from  the governm ent and the in te n tio n  of the new rent le ve ls  was 
to  average out these d iffe re n ce s  so that a ll houses o f the sam e type a ttra c ­
ted the sam e ren t, regard less of when they were b u ilt  or whether they were 
rented to p u b lic  o ff ic e rs  or p r iva te  in d iv id u a ls .3 F in a lly , in order to c o m ­
pensate c iv i l  se rvan ts  for the tra n s it io n  from  su bs id ised  to econom ic rents 
the H ousing A l lowance was increased and was m ade payable to a ll o f f ic e rs .

The H ousing  A llo w a n ce  was c a lc u la te d  in such a w ay, that the m a j­
o r ity  o f c iv i l  se rvan ts  w ou ld  be ne ither m uch be tte r nor m uch worse o ff,  a f­
ter October 1974, than be fo re . The a d d itio n a l rent they had to pay was ab­
out the sam e as the new housing  a llow ance  they rece ive d . Nor was the 
governm ent m uch worse o f f .  The in te re s t earned on the loan to the BHC 
he lped to pay for the cos t o f the housing a llo w a n ce , w h ile  once the houses 
had been trans fe rred  to the BHC the governm ent no longer had the expense 
of m a in ta in in g  th e m . W hat then was the po in t of the w hole exerc ise?  Why 
d id  the G overnm ent encourage an increase in ren ts by s e ttin g  up the BHC 
on c o m m e rc ia l lin e s  i f  it  in tended to com pensate  for the increase in rents 
by paying a housing a llow ance?  The answer lie s  in the o rig in a l concern that 
the standard o f c iv i l  s e rv ic e  housing was too h igh , and that too large a pro­
po rtion  of deve lopm en t expend itu re  was going in to  b u ild in g  houses for c iv i l  
s e rva n ts . It was expected tha t the new p o lic y  w ould change th is ,  over a 
period  of yea rs , in the fo llo w in g  w ay.

C onsider a m id d le -ra n k in g  c iv i l  servant say on A d m in is tra tiv e  2, 
T echn ica l 2 , or E x e cu tive  2 s c a le s . In October 1974 he would be e n tit le d  
to  a housing  a llow ance  of P65 a m on th . If he were occupying  a Type III 
house then h is  econom ic  rent w ould  be P80 per m on th , com pared w ith  a 
p rev ious  rent of P18 per m on th . The rent increase o f P62 a m onth w h ich  he 
had to pay when econ om ic  rents becam e o b lig a to ry  was ju s t P3 less than

2 .
"T h e  on ly  e xcep tion  were those e xp a tria te  o ffic e rs  serv ing  under a T echn i­

ca l A s s is ta n c e  A greem ent w h ich  e n tit le d  them  to rent free or su bs id ised  
rent a cco m m o d a tio n . These o ffic e rs  of course d id  not rece ive  housing 
a I low ance .

3
'T h e  BHC has to get governm ent approval before it  can change its  re n ts . 

In th is  case it  m ay have happened tha t the governm ent exerted som e pre ­
ssure to keep the new rents dow n. That the new ren ts  were inadequate is 
c le a r from  the fa c t tha t the BHC made a loss in the 1974/75 fin a n c ia l 
year and had to increase  ren ts aga in ju s t 14 m onths la te r.
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the housing a llo w a n ce . But if  he now chose to m ove to a Type IV  house, for 
w h ich  the econom ic  rent was on ly  P28 a m on th , then he w ould  have an add­
it io n a l P52 each m onth to  spend on other th in g s . S im i la r ly ,  i f  he bought h is  
own house he w ou ld  s t i l l  ge t the P65 a m onth housing  a llow ance  as a c o n tr i­
b u tio n  tow ards h is  m ortgage repaym en t.

In th is  way the new p o lic y  of econom ic  ren ts w ith  housing  a llo w a n ce s , 
com pared w ith  the o ld  su b s id ise d  rent p o lic y  gave fa m ilie s  an in c e n tiv e  over 
t im e  to  m ove to s m a lle r  houses, to  share acco m m o d a tio n , to go and liv e  in 
nearby v il la g e s  such as T lokw eng, or to b u ild  or buy th e ir own houses. In 
each case there w ould  be a large sav ing  in rent though the housing a llow ance  
w ou ld  s t i l l  be pa id . The governm ent b e n e fitte d  because, i f  c iv i l  se rvan ts  be ­
gan to p rov ide  the ir own a cco m m o d a tio n , or at least to liv e  in rather s m a lle r  
houses than had becom e c u s to m a ry , then the fin a n c ia l burden of p rov id ing  
housing  for c iv i l  se rvan ts  w ou ld  be reduced. The governm ent in fac t took a 
s tep  fu rther and am ended the c o n d itio n s  o f se rv ice  so tha t it  no longer ob liged  
its e lf  to fin d  accom m oda tion  for loca l o f f ic e rs .

The p o lic y  seem s to have been e ffe c t iv e .  Table 3 shows the num ber of 
housing s ta rts  made by the BH C , reac ting  to dem and, in each year s in ce  it 
was e s ta b lis h e d . There has been a d ra m a tic  d e c lin e  in the co n s tru c tio n  of 
h igh  cos t houses s in ce  1973 /74 , and those h igh  cos t houses w h ich  have been 
b u ilt  in  recent years have been rather m ore m odest in sca le  than p re v io u s ly . 
On the other hand re la t iv e ly  few  low  cos t houses have been b u ilt  because of 
a se ries  o f in tra c ta b le  d i f f ic u l t ie s  w h ich  w i l l  be cons idered  la te r . N eve rthe ­
less m ost observers w ou ld  agree tha t there has been a reduc tion  in average 
housing  standards for the c iv i l  se rv ice  s in ce  the p o lic y  was in troduced  and 
th is  has c e r ta in ly  re leased p u b lic  resources for other deve lopm en t p ro je c ts .

It has been hoped tha t the BHC w ou ld  be ab le  to ra ise  m uch of its  own 
c a p ita l needs w ith o u t borrow ing from  gove rnm en t. Th is hope has not yet 
m a te r ia lis e d . Of the P19 m il l io n  of loans w h ich  the BHC had taken by the 
end o f 1975/76 a ll but P 1 ,7  m il l io n  had com e from  the G overnm ent -  though 
it  is  true tha t som e of these governm ent funds are in fa c t a id  funds channeled 
through the G overnm ent. The on ly  other im po rtan t d ire c t lender to  the BHC 
has been the C om m onw ea lth  D eve lopm ent C o rpo ra tion . A lthough  the banks 
in  B o tsw ana have fre q u e n tly  had m oney a v a ila b le  for lend ing  th is  has a lw ays  
co n s is te d  of short te rm  d ep os its  by cus tom ers  w h ich  m ig h t be re c a lle d  at any 
t im e .  W hereas the BHC requ ires  to  borrow  m oney over a period of about 20 
yea rs . Because of legal c o m p lic a tio n s  the opera tions of the U n ited  B u ild in g  
S o c ie ty  in Botsw ana have a lso  been on a s m a ll s c a le . A ll th is  re fle c ts  the 
need to deve lop  new fin a n c ia l in s t itu t io n s  in Bo tsw ana over the com ing  years , 
pension  funds for e x a m p le . New in s t itu t io n s  lik e  th is  m ig h t enable  the BHC 
to  borrow  m ore m oney d o m e s t ic a lly .
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1971/72
1972/73
1973/74
1974/75
1975/76
1976/77

Tab le  3 BHC C o ns truc tio n  P rogram m e 

Num ber o f housing  s ta rts  in each year

H igh C ost

116
156

34
69
37

M e d iu m  Cost 
& F la ts

124
152
134
180
26

110

Low Cost

500 (a )

380

136

T o ta ls 412 726 1016

Note (a ) 30 o f these have not been o ccup ied .

When the 1555 houses were trans fe rred  fro m  the G overnm ent to  the BHC 
the G overnm ent in s is te d  th a t, in  order to  encourage h o m e -ow ne rsh ip , loca l 
c iv i l  se rvan ts  cou ld  purchase one o f these houses, in i t ia l ly  for the sam e p rice  
as the BHC pa id  G overnm ent, but la te r in c rea s ing  by 6% per year. The schem e 
ran u n til M arch  1976. As the fig u re s  in  Tab le 4 show , the schem e got o ff to  
,a s lo w  s ta r t .  B u t then there was a very strong and unexpected in f I at ion in the 
c o n s tru c tio n  in dus try  and the gap between the s e llin g  p rices  o f these houses 
and the c o n s tru c tio n  co s t o f correspond ing  new houses increased d ra m a tic a lly .  
M ore  and m ore loca l o ff ic e rs  re a lis e d  w hat a barga in  the schem e was and pur­
chased or a pp lied  fo r houses before  the schem e te rm in a te d . A lthough  the 
schem e was ve ry  favourab le  to  those o ffic e rs  who got in on t im e , i t  d ire c t ly  
co n tr ib u te d  to  the rent in crease  w h ich  had to  be in troduced  by the BHC in 1975 
and 1976, for reasons w h ich  w i l l  be cons ide red  la te r.

Tab le 4 S a les  o f Houses to  Local C iv i l S ervan ts

Houses so ld  each year

1972/73
1973/74
1974/75
1975/76

A p p lic a t io n  in  process 
when te rm in a te d  in  M arch  76:

Num ber o f Houses

10
43

109
156

Total

To ta l houses o r ig in a lly  
trans fe rred  to  BHC

343

"66T

1571

(a )

(b )

(a ) as % o f (b )
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IV . Low Cost Housing

So much for providing houses for the upper ranks of the civil service, 
a pre-occupation which encouraged the government to establish the BHC in 
the first place, but an activity which has also come to absorb a great deal 
of the B H C 's  own resources during its existence. The BHC was also char­
ged with responsibility for low cost housing, and, when it began operations 
in 1971, one of its first actions was to In itiate a low cost rental housing 
scheme which would resettle 500 fam ilies from the Naledi squatter area in  
Gaborone. Thus the Corporation started vigorously in an attempt to com e 
to grips with the problem of urbanisation by p ro v id in g  houses for squ& tte rs .

Each house in the Naledi Resettlement Scheme has an area o f about 
18 square metres. The houses are terraced in groups of four and were s y s ­
tem built having very thin concrete walls with no air cavity. They are there­
fore hot in summer and cold In winter. Stand-pipe water was provided, one 
for each 20 houses, and a pit latrine was dug for each house.

The cost of each house built In this way was P500. The m oney was 
lent by the Botswana Government to the BHC as a 25 year loan at 7 1/2% 
interest. In order to repay this loan rental income would have to be P 3 .7 5  
per month. But in addition the BHC had to provide maintenance, a d m in is ­
tration (especially the cost of collecting the rents \  had to pay the Water 
U tilities  Corporation for the water provided, and had to pay theTown C o unc il 
the rates. To meet all these costs a rental of at least P 4 .50  would have 
been required per house per month. This was considered too high and in  
fact the BHC introduced a rent of P 3 .50  in itia lly , intending to increase this 
as the years went by, so that the in itial loss in the early years was m ade 
up In the later y ears .*

In fact, as is now well known, this low cost housing scheme caused 
an outcry, both from the public and in Parliam ent. The standard of housing 
was considered unacceptably low. Although occupants for the scheme were 
found without difficulty the BHC decided that It could not face the opprobrium

4
'These levels of rents may not seem very high nowadays. But it is  w orth  
recalling that until April 1972 a c iv il servant could rent a Type II house, 
7 times larger and much better finished and serviced, for on ly  P16 a 
month. One of the harmful effects of subsidising rents is that i t  c rea tes  
quite unrealistic ideas of what commercial or economic rents shou ld  be .

5
'Even though members of Parliam ent had been invited to inspect p ro to ­
types of the houses before the project started.
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o f repea ting  such a housing schem e. Thus the next BHC low cost housing 
schem e in Gaborone, lo c a lly  known as New Canada, was on a rather g ran ­
der s c a le . Three d iffe re n t house types were b u ilt  in th is  schem e w ith  a 
flo o r area of between 35 and 40 square m etres  but som e having water borne 
sewerage and in d iv id u a l w ater s u p p lie s , w h ile  others had a q u a -p riv ie s  and 
s tandp ipe  water s u p p ly . The average cost for these houses was P 2 ,1 0 0 . 
The houses were financed  by a loan from  the C om m onw ea lth  D eve lopm ent 
C o rpora tion  at 8% repayab le  over 20 yea rs . To m eet its  loan repaym ent 
o b lig a tio n s  as w e ll as the co s ts  of m a in tenance , ra tes and standp ipe  water 
s u p p lie s , re n ta ls  for these u n its  w ou ld  have had to have averaged about 
P25 per m on th . In fa c t a d e c is io n  was aga in taken to  in troduce a loss 
m ak ing  rent in the e a rly  years and the ac tua l ren ta ls  were P18 per m onth 
and P 14 per m onth  for the houses LCH 1 and 10 w ith , and LCH 13 w ith o u t, 
w ater borne s a n ita tio n  re s p e c tiv e ly , see Table 2 .

A lthough  th is  second schem e was m ore w id e ly  accepted by the gen­
era l p u b lic , though there was som e c o m p la in t concern ing  the a q u a -p riv ie s  
and the k itch e n  fa c i l i t ie s ,  i t  is  doub tfu l whether houses at that leve l of 
ren ta l cou ld  be regarded as low  c o s t. To m eet a ren ta l paym ent o f P18 
per m onth a household  has to  be earn ing about P70 a m onth in to ta l.  This 
was h igher than the in d u s tr ia l c la s s  wage, even a fte r the 1974 sa la ry  re ­
v ie w , w h ich  in troduced  m in im u m  governm ent wages o f P2 a day, or about 
P50 a m on th .

V . F inanc ia l P rob lem s

So by 1975 it  re a lly  becam e obvious tha t the BHC faced a v a rie ty  of 
p ro b le m s . It had been very su cce ss fu l in a c tu a lly  co n s tru c tin g  a large 
num ber o f houses and in keeping c iv i l  se rvan ts  re la t iv e ly  happy. But it  
had been unable  to b u ild  a low cos t house for ren ta l tha t in d u s tria l c la ss  
w orkers cou ld  a ffo rd  w ith o u t so low ering  standards as to cause a p o lit ic a l 
o u tc ry . The cos t of c o n s tru c tio n  seem ed to increase w ith  every con trac t 
tha t the BHC le t.  Even the new rent le v e ls , w h ich  had been e s tab lishe d  
in October 1974, about 12% above p rev ious le v e ls , were inadequate as the 
C o rpo ra tion  was heading for a su b s ta n tia l d e f ic it  by the end of the 1974/75 
f in a n c ia l year, w h ile  forw ard p ro je c tio n s  suggested that the rent s itu a tio n  
was lik e ly  to de te rio ra te  even fu rthe r un less rem ed ia l a c tio n  was taken . 
(In  fa c t ren ts were aga in  increased by 25% in Decem ber 75 and 18% in Ju ly 
7 6 ) .  Let us look at the causes of som e of these f in a n c ia l p rob lem s in 
m ore deta i I .

F irs t ly ,  there is  l i t t le  doubt tha t co n s tru c tio n  cos ts  throughout B o ts ­
wana were e s c a la tin g  ra p id ly  in 1974, though the rate o f e s ca la tio n  may 
have s l^ /e d  a b it  tow ards the end of 1975 and in 1976. The graph shows 
how th e ^co s ts  per square m etre  of va rious  types of BHC houses were in -
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creas ing  in  1974 and e a rly  1975. The u nd e rly in g  cause o f th is  in f la t io n  was 
the general increase in the Bo tsw ana wage leve l fo llo w in g  the 1974 G overn­
m ent sa la ry  rev iew  coup led  w ith  the increases in b u ild in g  m a te ria l p rices  
in  Southern A fr ic a  g e n e ra lly . In fla t io n  had been g iven  a fu rther push d u r­
ing 1974 by the very heavy dem ands being m ade on the co n s tru c tio n  indus try  
a t tha t t im e  in  B o tsw ana . The 1974 A cce le ra ted  Rural D eve lopm ent P ro ­
gram m e in vo lve d  severa l m a jo r c o n s tru c tio n  c o n tra c ts ; the G overnm ent le t 
f iv e  m a jo r co n tra c ts  fo r secondary school expansion  between A p ril and A ug­
ust 1974, w h ile  the BHC its e lf  had le t a large num ber of con trac ts  som e 
m onths e a r lie r (n o tic e  from  Table 3 tha t 1973/74 was the B H C 's  bus ies t 
year for housing  's t a r t s ' ) .  A study undertaken in  M in is try  or P nance 
and D eve lopm en t P lann ing  at tha t t im e  suggested tha t the shortage of co n - 

-i.it.on  c a p a c ity  had pushed up p rice s  by 20% above le ve ls  w h ich  w ould  
have been expected s im p ly  by assess ing  in f la t io n  in  the cos t o f m a te r ia ls  
and labour.

But it  is  m uch too g lib  s im p ly  to  b lam e  in f la t io n  in the co n s tru c tio n  
in dus try  for the rent increases w h ich  occurred in 1974 and la te r in 1975 and 
1976. A fte r a l l ,  the BHC had s ta rted  w ith  a pool o f over 1500 o lder houses 
on w h ich  the debt repaym ent burden was fix e d  and re la t iv e ly  s m a ll.  In th e ­
ory th is  pool o f o lder cheaper houses shou ld  have he ld  down the average cos t 
o f BHC housing and hence s low ed down the ra te  at w h ich  co n s tru c tio n  cos t 
in f la t io n  worked its  way through to  rent in c rea ses . B u t another fac to r was 
w o rk ing  in the oppos ite  d ire c tio n  -  the sa le  o f these o lder houses at cos t to 
loca l c iv i l  se rv a n ts . How these sa les  acce le ra ted  the need to  increase rent 
le ve ls  is  best exp la ined  by m eans o f a h yp o th e tica l e x a m p le .

Suppose a housing  co rpo ra tion  owns 100 houses w h ich  were b u ilt  som e 
years ago at a co s t o f P10 000 each . The finan ce  for these houses, P 1 ,0  
m il l io n ,  was a ll borrow ed, as for BHC houses, and loan repaym ents and 
in te re s t am ount to 10% each yea r. The annual ren t for each house w orks out 
a t about 14% o f c o s t, 10% for loan repaym ent and in te re s t and 4% or P400 for 
ra te s , m a in tenance  e tc . Now th is  co rp o ra tio n , lik e  the BH C , is ob liged  to  
s e ll o ff 40% o f th is  s to ck  o f o ld  houses at cos t p r ic e . But there is  s t i l l  a 
dem and for housing  so it  rep laces  the 40 w h ich  are so ld  by b u ild in g  new 
houses. B u t the co s t o f b u ild in g  has s in ce  doub led , as happened in B o ts ­
wana in the la s t f iv e  yea rs , and P800 000 is  now requ ired to  b u ild  the 40 
new houses. H a lf o f th is  com es from  the re ce ip ts  from  sa les  and h a lf is  
financed  by fu rthe r bo rrow ing . A t the end there w i l l  be 100 houses aga in 
and a to ta l debt o f P 1 ,4  m i l l io n .  So the average co s t o f the houses is  now 
P14 000. As before the ye a rly  rent is  10% for loan repaym ents and in te re s t, 
tha t is  P1 400, p lus  P400 for o ther co s ts  m ak ing  a to ta l o f P1 800. Th is 
new rent is 29% h igher than the o ld  re n t. The increase has occurred pu re ly  
as a re s u lt o f s e llin g  o ff 40% of the o rig in a l houses at c o s t, at a t im e  when 
there has been co ns ide rab le  in f la t io n .  In the case o f the BHC th is  schem e
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for se ll.ing  houses to loca l p u b lic  o ff ic e rs  has been a m a jo r fac to r caus ing  
rent in c rea ses . From Table 4 i t  can be seen tha t when a ll sa les  are c o m ­
p le te  the BHC w i l l  have so ld  o ff 42% of its  o r ig in a l s to c k  o f houses pu r­
chased from  gove rnm en t, or about 20% o f its  to ta l s to ck  a t the end of 
1975 /76 .

A thi-rd fac to r caus ing  rent increases was the h igh overheads of the 
co rp o ra tio n . As we have seen the BHC o r ig in a lly  e s tim a te d  in its  1971 / 
72 Annual Report tha t i t  w ou ld  need a ye a rly  rent o f 12,5% of the c a p ita ! 
cos t of its  p rope rty : 9% for loan repaym ent and in te re s t, 3% for a d m in is ­
tra tio n  and m a in tenance  taken toge the r, and 1/2% for ra te s . Tab le  5 w o r­
ked from  the 1975/76 annual report o f the B H C , tho correspond ing
actua l ren ta l incom e and expend itu re  b reakdow n. The BHC is  pay ing  less 
in ioan repaym ent and in te re s t than a n t ic ip a te d ,^  m ore in ra tes w h ich  are 
beyond its  c o n tro l, and m uch m ore on m a in tenance  and overheads w h ich  
is  4,5% o f the s to ck  of houses a t the beg inn ing  o f the year, ra ther than 3% 
as o r ig in a lly  e s tim a te d .

Table 5 BHC 1975/76 R enta l Incom e and C osts

C osts P (000) as % of Target %
housing o f housing
s tock s to ck

In te res t and Loan R epaym ents 1 140 8% 9%
Rates 125 1% 0,5%
Overheads and M a in tenance  (6 ) 619 4,5% 3%

T ota ls 1 884 13,5% 12,5%

Incom e (a )

R enta l incom e 1 663 12, 3% 12,5%
Other Incom e 104 - -

Total 1 767

D e f ic it  for Year 117

N o te s : (a ) R epresents va lue  a t co s t fro m  1975/76 BHC Annual Report

(b ) E xc lude s  co s ts  o f w ork done on the c a p ita l account
i . e .  des ign  o f new houses and s u p e rv is io n  o f c o n tra c ts .

6 .
However in recen t years the in te re s t ra te  on G overnm ent loans to  the 
BHC has inc reased , so th a t the in te re s t and loan repaym ent o b lig a tio n s  
of the BHC can be expected  to r is e  from  1976/77 onw ards. The BHC 
e s tim a te s  tha t it  now needs a ren ta l in com e  of 14,5% of the c a p ita l co s t 
o f its  p roperty in  order to  break even .
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The G overnm ent i ts e lf  appo in ted  a c o m m itte e  to  exam ine  the ope r­
a tio n s  o f the B H C . The C o m m itte e  reported in 1976, and a lthough its  re ­
port was never m ade p u b lic , i t  is  b e lie ve d  to  have found areas o f o ve r­
m ann ing  in the B H C , as w e ll as som e lack  o f con tro l over s to res and 
m a in tenance  gangs, a ll o f w h ich  were no doubt c o n tr ib u tin g  to the h igh 
m a in tenance  and a d m in is tra tio n  co s ts  o f the C o rpo ra tion .

F in a lly  the BHC its e lf  has o fte n  argued tha t the p r in c ip a l reason its  
ren ts  are h igh is  tha t the G overnm ent w ou ld  not lend it  m oney at low  rates 
of in te re s t, m o s t G overnm ent loans to  the BHC have been made at 8% in ­
te re s t, som e o f the m ore recen t ones at 10%. The C o /e rr r.or.i conic on 
som e occas ions  have len t m oney to the BHC at lower rates or in te res t 
Os. g e n e ra lly  re fused to  do so . W hat were the reasons for th is  re fusa l?  
There are severa l re la ted  a rgum ents but a ll re vo lve  around the idea that if  
m oney is  len t a t less  than a c o m m e rc ia l ra te  o f in te re s t, whether to the 
BHC or to  anyone e ls e , than a subs idy  is  involved-. So long as there are 
p ro je c ts  or in v e s tm e n ts  a v a ila b le  in Bo tsw ana w h ich  w i l l  re tu rn  8% or 
m ore a ca re fu l in v e s to r, as the governm ent tr ie s  to  be, shou ld  not go o ff 
and, say , lend its  m oney at 4%.

B u t gove rnm en ts  are not ju s t there to  m ake m oney, they are there 
to  he lp  peop le , i f  necessary to  s u b s id is e  people so tha t they can have a 
be tte r l i fe .  Few th in g s  are m ore im p o rta n t in  l i fe  than better hous ing . 
On the o ther hand i f  in te re s t ra tes  fo r the BHC are reduced who w i l l  have 
be tte r housing? O nly the people who liv e  in  tow ns, and indeed on ly  those 
tow nspeop le  who have a c tu a lly  m anaged to  f in d  w ork and can therefore  
pay a rent at a l l .  It is  m ore im p o rta n t tha t what su b s id ie s  can be a ffo r­
ded shou ld  go to  the ru ra l peop le . Further i f  BHC houses are subs id ised  
then the BHC ju s t b u ild s  be tte r houses, w h ich  a ttra c t even m ore people 
to  tow ns , who a ls o  then w ant be tte r houses, w h ich  requ ires m ore sub­
s id y .^

M any people  have not been conv inced  or s a t is f ie d  by th is  a rgum ent. 
In fa c t it  d ire c t ly  i l lu s tra te s  how the tw o o b je c tiv e s  of urban p o lic y  w h ich  
we d iscu sse d  at the beg inn ing  o f th is  case study -  d iscourag ing  urban 
m ig ra tio n  and at the sam e t im e  p rov id ing  reasonable  urban s ta n d a rd s -  
are in c o n f l ic t .

' I n  fa c t the G overnm ent has not app lied  th is  argum ent c o n s is te n tly  in 
th a t in te re s t ra tes  fo r s e lf-h e lp  housing schem es have been lower than 
those charged to  the B H C . In a d d itio n  such schem es have rece ived  
o ther h idden s u b s id ie s  land deve lopm en t co s ts  and the cos ts  o f running 
Town C ounci I S e lf -H e lp  H ousing A genc ies  have not been d ire c t ly  re co v ­
e red . The G o v e rn m e n t's  ju s t i f ic a t io n  fo r th is  in c o n s is te n cy  is  that 
s e lf-h e lp  housing  is  m ore l ik e ly  to  reach the poorest urban d w e llin g s , 
see the d is c u s s io n  w h ich  fo llo w s . But the BHC unders tandab ly  fe e ls  
tha t in the m a tte r o f in te re s t ra tes  i t  is  be ing d is c r im in a te d  a g a in s t.
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A t the sam e tim e  the d iscu ss io n  shows tha t i t  is  necessary to th in k  
about urban p rob lem s in a m uch broader con tex t than the f in a n c ia l re q u ire ­
m ents o f the B H C . Rem em ber the BHC has found its e lf  q u ite  unable  to 
b u ild  a low  cos t house at a standard p o lit ic ia n s  w i l l  accep t for a rent tha t 
the m a jo r ity  or urban people can a ffo rd .

Even the la tes t range of BHC low  cos t houses go ing  up e a rly  in  1977 
ought to  be rented out at about P50 a m onth i f  the BHC is  to  cover its  
c o s ts , though the actua l rent charged m ay be rather le s s . W ho can a ffo rd  
to  pay a rent o f P 50 a m onth? C e rta in ly  not in d u s tr ia l c la s s  and other low  
pa id  w o rke rs .

V i . / .  Broader P e rspe c tive

The fa c t is  tha t H ousing Cooperations a ll over A fr ic a , where they 
have a ttem p ted  to  p rov ide  m odern con trac to r b u i lt  houses for the poorest 
urban d w e lle rs , have run in to  the sam e p ro b le m . N o -one  has been ab le  to 
des ign  and b u ild  a low  cos t housing u n it for ren ta l to  a standard w h ich  is 
p o l i t ic a l ly  accep tab le  at a p rice  w h ich  the m a jo r ity  o f tow n d w e lle rs  can 
a ffo rd . The p rob lem s, w h ich  the BHC fa ce s , tend to  be u n ive rsa l and a! 
m ost co m p le te ly  beyond its  c o n tro l. U n re a lis tic  e x p e c ta tio n s , am ong 
c iv i l  se rvan ts , P a rlia m e n ta ria n s  and the general p u b lic  about w hat the 
BHC can b u ild  for what leve l o f ren ta l are q u ite  w idesp rea d . In Bo tsw ana 
the p rob lem  has been com pounded by the d e c is io n , w h ich  was m ade by the 
G overnm ent rather than the BH C , to  s e ll o ff houses a t co s t to  lo ca l o f f i ­
ce rs , w h ich  a c tio n  has tended to  push up the o ve ra ll rent le v e l.

In som e coun trie s  an a tte m p t has been m ade to s o lve  these p rob lem s 
by p rov id ing  governm ent s u b s id ie s  to  housing co rpo ra tion s  for the c o n s tru c ­
tio n  of ren ta l hou s ing . B u t no governm ent has found its e lf  w ith  so m uch 
m oney tha t it  can p rov ide  enough su b s id ie s  to  house a ll the urban pop u la ­
tio n  in m odern renta l hou s ing . Further once such su b s id ie s  are s ta rted  the 
p oss ib i I it ie s  o f housing co rpo ra tions  ra is in g  finan ce  p r iv a te ly  becom e m ore 
l im ite d .  W hat prudent in ves to r w ou ld  lend m oney to  housing  co rpo ra tion s  
whose ren ta l incom e was not s u f f ic ie n t  to  cover its  expenses and loan re ­
paym ents? Housing co rpo ra tions  in  tha t s itu a t io n  then becom e a lm o s t 
c o m p le te ly  dependent on p u b lic  finance  p rov ided by the governm ent w h ich  
is  in e v ita b ly  lim ite d ,  so the squa tte r s e ttle m e n ts  get b igger w h ile  the 
housing co rpo ra tions have to  s a t is fy  th e m se ive s  w ith  e re c tin g  a re la t iv e ly  
s m a ll num ber of low  cos t houses for the lu cky  fe w .

fo  f in d  a s o lu tio n  one has to  exam in e  the p rob lem  from  the other 
end. W hat are the resources o f the urban p o p u la tio n , how m any house­
ho lds are there , and how m any new househo lds are the re , and how m any 
new households are be ing  created each year? In deve loped econom ies  
where m uch housing is  prov ided by the p riva te  secto r m uch o f th is  type  o f



17 -

in fo rm a tio n  is  throw n up a u to m a tic a lly  by the opera tions o f the p riva te  m a r­
k e t.  P r iv a te  deve lopers  buy up tra c ts  o f land, deve lop  houses on them  and 
s e ll or ren t them  o f f .  The type  o f house w h ich  the p u b lic  dem ands can be 
gauged by the re la t iv e  success  o f the sa le  o f va riou s  house ty p e s . But the 
p r iv a te  housing  m a rke t c e r ta in ly  does not w ork s m o o th ly , even in  developed 
c o u n tr ie s . O ften i t  fa i ls  to  p rov ide  fo r the poo rly  pa id w orkers for whom  
governm ent housing  schem es have to  be d e v is e d . In coun trie s  such as B o ts ­
w ana there is  on ly  a very s m a ll p r iva te  housing  m a rke t, m o s tly  for very 
la rge and e xpe ns ive  houses. The p riv a te  secto r in s titu t io n s  are not th e m ­
se lv e s  w e ll deve loped , there  is  a shortage o f finance  for p riva te  housing , 
and tow ns fre q u e n tly  la ck  o v e r -a ll S truc tu re  P lans  w ith in  / r ic h  the p< ;va*e 
sec to r cou ld  ope ra te . Instead i t  is  necessary to  gather in fo rm a tio n  on the 
dem and for hous ing  a l i t t le  m ore s y s te m a tic a lly  by m eans o f spec ia l surveys 

very few  ye a rs , and then use these to  d raw u p  a broad p ic tu re  o f the housing 
s itu a t io n .  !n B o tsw ana  both  the th ird  and fou rth  N a tiona l D eve lopm ent P lans 
have a tte m p te d  to  do th is .  The fo u rth , m os t recen t, p lan inc ludes an e s t i-  I 
m a te  o f the incom e  o f urban d w e lle rs  in  B o ts w a n a 's  tow ns . It shows tha t j 
o n ly  30% of the urban p op u la tion  can a ffo rd  to  liv e  in  any sort o f m odern r 
hous ing  p rov ided  by the B H C . In other words as m uch as 70% of the urban 
p o p u la tio n  have to  be housed in  som e other w ay.

It is  now w id e ly  acknow ledged in  B o tsw ana and throughout the w orld  
tha t s e lf-h e lp  hous ing  o f one so rt or another is  'th e  other w a y ' to house the 
70% of the urban p o p u la tio n . That s e lf-h e lp  housing  can be m ade to work is 
a lm o s t o b v io u s , for how ever inadequate an unhea lthy  squatter se ttle m e n t 
m ay be, th e ir  very  e x is te n c e  dem ons tra tes  tha t people are both able and 
w i l l in g  to  p rov ide  hous ing  for th e m se lve s  by s e lf-h e lp  m e thods. As we sha ll 
see la te r, i t  on ly  requ ire s  a m in im u m  con tro l over the natura l process of 
s q u a ttin g  to  crea te  f lo u r is h in g  s e lf-h e lp  housing  schem es. A ll the tra d it io n a l 
fo rm s  o f housing  in  the  v il la g e s  in  a coun try  lik e  Botsw ana are s e lf-h e lp  
h o u s in g . In o ther w ords s e lf-h e lp  housing  shou ld  be regarded as the norm al 
th in g , w ith  co n tra c to r b u i lt  ren ta l housing  the excep tiona l s itu a tio n  for the 
m in o r ity .

B e fo re  d e s c r ib in g  s e lf -h e lp  housing  schem es in  Botsw ana in  m ore 
d e ta il le t us re v ie w  w hat the advantages o f such schem es are, com pared w ith  
ren ta l hous ing  sch e m e s .

F irs t ly ,  the a c tu a l co s t o f b u ild in g  s e lf-h e lp  houses is  in v a ria b ly  
m uch cheaper than a co n trac to r b u i l t  ren ta l house, perhaps c o s t­
ing less  than h a lf .  Th is  co s t reduc tio n  a rise s  p a rtly  because the 
labour is  undertaken by the p lo t ho lde r and h is  fa m i ly  th e m s e lv e s , 
and p a rt ly  because the  s tandard  o f b u ild in g  can be ad jus ted  to  s u it  
the resources w h ic h  they have . For e xam p le  they m ig h t s ta rt by 
b u ild in g  a ve ry  s im p le  one room  house w ith  m u d -b r ic k  w a lls  and 
a t in  ro o f. A hous ing  co rp o ra tio n  w ou ld  never be a llo w e d  to  b u ild  
as s im p ly  as th a t.
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S e cond ly , when people b u ild  th e ir own houses they know b r ic k -  
b y -b r ic k  e x a c tly  what i t  c o s ts  th e m . They are le ft w ith  very re ­
a l is t ic  e xpe c ta tio ns  of what housing  c o s ts . When a housing c o r­
po ra tion  b u ild s  a house and says tha t the rent fo r i t  is  sc m any 
P u la  a m on th , the person who is  ren ting  the house has no idea 
w hat the house a c tu a lly  cos t to  b u ild  and whether th is  is  a re ­
a l is t ic  re n t. A ll he knows is  tha t i t  is  a m uch s m a lle r  house 
than those on the other s id e  o f town and tha t the rent seem s very 
h ig h . H is  exp e c ta tio n s  about what is  a reasonab le  renta l w i l l  
be m ore u n re a lis t ic  i f  the governm ent is  in the h h i* o b :/, - 
d is in g  ren ts to its  own c iv i l  se» va. its , then th is  'eocno- . io ' .e >c 
charged by a housing  co rpo ra tion  w i l l  seem  even m ore o u tra -Q
ja c jG  Th is a tm osphere  then encourages p o lit ic ia n s  to  get up 
and accuse the hou; :ng co rpo ra tion  of be ing over m anned or of 
m ak ing  excess p ro f its ,  vv.hls the real p rob lem  w i l l  be the in ­
e v ita b ly  h igh co s t o f co n trac to r b u ild in g  and u n re a lis t ic  expe c­
ta tio n s  about rent le v e ls .  We m ig h t go so far as to  say tha t even 
if  a housing co rpo ra tion  cou ld  m ira c u lo u s ly  ha lve  its  b u ild in g  
co s ts  i t  w ou ld  s t i l l  not have a peacefu l l i fe  from  its  tenan ts  who 
w i l l  a lw ays express g rievances  about the q u a lity  o f the housing  
p rov id ed . The great p o lit ic a l advantage o f s e lf-h e lp  housing  is  
tha t the on ly  person the occupant can b la m e  for an inadequate 
house is  h im s e lf .

T h ird ly , when a m an acqu ires  a p lo t for s e lf-h e lp  housing he 
can s ta rt w ith  q u ite  a s m a ll s im p le  b u ild in g  know ing tha t one 
day, when he has earned a b it  m ore , he can add to  it  or put up 
another b u ild in g  in the com pound. W ith  ren ta l housing  it  is 
n o rm a lly  a b s o lu te ly  fo rb idden  to  add to  i t ,  and, even if  one 
does, the a d d itio n s  do not be long to  the person ren ting  the house 
when he w a n ts , or is  o b lig e d , to m ove .

The m a in  d isadvan tage  o f s e lf-h e lp  housing  is  tha t i t  is  not 
s u ita b le  for the tem pora ry  urban re s id e n t who com es to  the town 
fo ra  w h ile  look ing  for a jo b , and who w i l l  leave aga in  i f  he c a n ­
not f in d  one a fte r a short space of t im e .  But housing  co rpo ra ­
tio n  ren ta l housing  is  not s u ita b le  for th is  type  of person e ith e r. 
There are in v a r ia b ly  long w a it in g  l is ts  and even if  th is  were not 
the case such a tem pora ry  w orkseeker is u n lik e ly  to  be ab le  to  
a ffo rd  a h igh  re n t. For th is  type of person w hat is  requ ired  is the 
deve lopm en t of a s m a ll casua l p r iva te  sec to r ren ta l m a rk e t. For 
exam p le  som eone who is  we I l-e s ta b l ished in a s e lf-h e lp  housing  
area m ig h t b u ild  an a d d itio n a l room  in  h is  com pound to  a c c o m ­
m odate people for short p e rio ds .

In po in t o f fa c t BHC re n ta ls  when com pared w ith  other housing d e ve lo p ­
m ents in B o tsw ana for exam p le  the BDC 'S p a n is h  V i l la g e ' schem e, 
are very reasonab le .

8 .
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V I I .  S e lf-H e lp  Housing Schem es

One of the b igges t d i f f ic u lt ie s  in o rgan is ing  and im p le m e n tin g  s e lf -  
he lp  housing schem es is  to  s top  them  becom ing  too c o m p lic a te d . As they 
get m ore c o m p lic a te d  they m ove forw ard m ore s lo w ly  and instead o f g e t­
ting  ahead of m ig ra tio n  ju s t fa ll beh ind . Then new m ig ra n ts  are forced to 
re -o ccupy  the o ld  squa tte r a reas. It is  probably best to  s ta rt by th in k in g  
about squa tte r areas th e m s e lv e s , w h ich  as we have seen are an ex trem e 
fo rm  of s e lf-h e lp  hous ing , cons ide ring  what th e ir p rob lem s are and then 
see ing what s im p le  s teps cou ld  be taken to a lle v ia te  those p ro b le m s .

Squatter se ttle m e n ts  are overcrow ded. When no one has any 
d e f in ite  r ig h ts  over a p a rtic u la r p iece  of land, and more m i­
grants are com ing  fro m  the ru ra l areas a ll the t im e , it  is  in ­
e v ita b le  tha t fa m ilie s  get fo rced onto very s m a ll p lo ts . The 
so lu tio n  to th is  p rob lem  is  for the Town C ounc il s im p ly  to 
peg out p lo ts  and a llo c a te  these to  new ap p lica n ts  as they 
app ly for th e m . When one area is  fu ll a new area is pegged 
ou t.

S quatte r se ttle m e n ts  are u nh ea lthy . Th is a rises  p a rtly  as a 
re s u lt o f overcrow d ing w h ich  m eans tha t p it  la tr in e s  and s i ­
m ila r  s a n ita tio n  arrangem ents are c lo se  together and the s o il 
becom es p o llu te d . A ga in  th is  aspect can be so lved  if  large 
p lo ts  are pegged out and a llo c a te d . The prob lem  a lso  a rises 
because w ater su p p lie s  are inadequate, but i t  is  ne ither e x ­
pensive  nor d i f f ic u l t  to  p rov ide  a num ber o f water s tandp ipes .

S quatter se ttle m e n ts  are d ir ty  and are not provided w ith  fa c ­
i l i t ie s  such as rubb ish  re m o va l, schoo ls  or c l in ic s .  S om e­
t im e s  th is  happens because a Town C ouncil w i l l  re fuse to 
p rov ide  se rv ices  to a c o m m u n ity  w h ich  is not co n trib u tin g  
revenue. A g a in , i f  p lo ts  are la id  out and a llo ca te d  then the 
C ounc il can levy a m o n th ly  charge for each p lo t.  If they are 
designed s e n s ib ly  w ith  p len ty  o f space le ft fo r roads, then it  
is easy for rubb ish  rem ova l ca rts  to  ob ta in  a ccess .

The houses in squa tte r se ttle m e n ts  are poorly  b u ilt  and of 
any o ld  m a te r ia ls .  Of course th is  so m e tim e s  happens s im ­
p ly  because people are poor. But i t  a ls o  happens because 
people do not have s e c u rity  o f tenure over the b it  of land tha t 
they occup y . G iv in g  s e c u r ity  o f tenure by the a llo c a tio n  o f a 
p lo t together w ith  the C e rt if ic a te  of R igh ts  schem e w h ich  op­
erates in Bo tsw ana can so lve  th is  p ro b le m . W h ile  i f  the p lo t 
is  large enough the b u ild in g  m a te r ia ls , at leas t for the w a lls  
o f a s m a ll house, can be found on the s ite .



20

These po in ts  are laboured to em phas ise  that the s im p le s t o f f ic ia l in te r­
ven tion  required for a s e lf-h e lp  housing schem e is  no m ore than:

The su rvey in g , pegging out and a llo c a tio n  o f large p lo ts .

The p ro v is io n  o f som e w ater s tandp ipes .

The p ro v is io n  o f a rubb ish  rem ova l s e rv ic e .

These th ings  are so easy to  p rovide  tha t i t  is  am azing  tha t they are not
done as a m atte r o f course as a way o f keep ing som e c ' c ; th - ;
of squa tte r s e ttle m e n ts . So tha t they have the pOt< n ti ' o -*c- in to  we: iaici
out suburbs. But such s im p le  ideas u s u a lly  su ffe r from  bureaucra tic  o v e rk il l.  
Let us look at som e o f the th ings w h ich  m ake the s itu a tio n  m ore c o m p lic a te d , 
a ll o f w h ich  have occurred in B o tsw ana .

The town p lanners say tha t before an area is  pegged out for 
perm anent s e ttle m e n t, it  needs to be considered in the con ­
te x t o f the ten or tw enty year deve lopm en t p lan for the 
tow n . U n fo rtuna te ly  the la tte r p lan is  not due to  be ready 
for a l i t t le  w h ile  ye t.

The town co u n c il dec ides that the p lo ts  w h ich  have been 
pegged out are re a lly  too s m a ll and have to  be done aga in .

The hea lth  a u th o r itie s  cons ider tha t it  is  q u ite  u n s a tis fa c to ry  
to  leave people to  d ig  th e ir own la tr in e s  and want water 
borne sewerage to  be in s ta lle d , w h ich  the M in is try  of F in ­
ance says cannot be a f f o r d e d . ^

The eng ineers are m ost unhappy w ith  not b u ild in g  any sort 
o f roads in the areas, and th in k  tha t at least som e grave l 
roads are nece ssa ry .

Everyone th in ks  it  w ou ld  be m uch be tte r if  p lo t ho lders were 
to be g iven a loan from  w h ich  they cou ld  buy b u ild in g  m a t­
e r ia ls .  But a s torekeeper has to be re c ru ite d , a yard for 
the b u ild in g  m a te r ia ls  provided w ith  adequate s e c u rity  fen ­
c in g , and som eone has to des ign  a ll the necessary fo rm s .

This m ay a ll seem  som eth ing  o f a c a r ic a tu re . The im po rtan t p o in t is  
tha t s im p le  s o lu tio n s  have a way o f ju s t becom ing  m ore and m ore co m p le x . 
U n less you have re a lly  good forw ard p lann ing  severa l years ahead and good

It is  e s tim a te d  tha t to  p rov ide  water borne sewerage in low  cos t houses, 
whether con trac to r or s e lf-h e lp  b u i lt ,  w ould  cos t the household an ad d itio n a l 
P 8 .0 0  per m on th .

9.
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m anagers, a rare s itu a t io n , then the c o m p le x ity  causes de la y , w h ile  the 
p rob lem  w h ich  the s im p le  s o lu tio n  was designed to s o lve , in th is  case 
m ig ra tio n  to  the squatter areas of the tow ns, con tinues to g row . The dan­
ger o f c reep ing  c o m p le x ity  a ffe c ts  m any areas, not ju s t urban p rob lem s, 
and one o f the m ost im po rtan t p r in c ip a ls  in deve lopm ent m anagem ent, at 
the stage at w h ich  the BLS coun trie s  now are, is  to keep s o lu tio n s  and 
th e ir  im p le m e n ta tio n  as s im p le  as p o s s ib le .

V I I I .  S e lf-H e lp  Housing in Botswana

The f ir s t  s e lf-h e lp  housing schem e in Botsw ana was probably the 
c rea tion  o f B on tleng  in Gaborone in 1965 and 1966. In th is  case the 
very s im p le  approach w h ich  is  gen e ra lly  advocated in th is  case study 
was adopted. About 512 p lo ts  were pegged out though m any ap p lica n ts  
got tw o p lo ts  toge the r. W ater s tandp ipes were in s ta lle d  and tha t was 
the end o f i t .  B on tleng  is  now one of the m ost th r iv in g  c o m m u n itie s  in 
Gaborone.

For a num ber o f years there was very l i t t le  a c t iv i ty .  This was the 
period  when m ost people p laced the ir hopes in the B H C . The BHC i t ­
s e lf  at tha t t im e  refused to have anyth ing  to do w ith  s e lf-h e lp  hous ing , 
though m ore re c e n tly , w ith  the in trodu c tion  of its  own P a r t ia lly  A s s is te d  
H ousing S chem e, its  p o lic y  in th is  regard has changed. So the G overn­
m ent looked to the Town Counci Is to  o rgan ise s e lf-h e lp  housing sc h e m e s , 
w ith  governm ent a s s is ta n c e . U sing  C o unc ils  had the advantage o f in tro ­
duc ing  a p o lit ic a l d im e n s io n  in to  the schem es, and m any town c o u n c il l­
ors e s p e c ia lly  in F ranc is tow n and Lobatse have a personal in te res t in  the 
success o f the schem es. On the other hand Town C o unc ils  have o ften 
lacked the te ch n ica l resources to  se t about im p le m e n tin g  the schem es.

The F ranc is tow n P ro je c t w h ich  s ta rted  in 1974 was a pioneer in 
m any re sp e c ts . The p ro je c t worked out procedures and s truc tu res  for 
the Town C ounc il to  manage S e lf-H e lp  hous ing . M uch of what was p io ­
neered in F ranc is tow n has s in ce  re p lica te d  in the other tow ns. Perhaps 
the m ost im p o rta n t innova tions m ak ing  the schem e success fu l in  Fran­
c is to w n  :

The c re a tio n  o f a s e lf-h e lp  Housing A gency, w h ich  had 
o ffic e s  a c tu a lly  located in the s e lf-h e lp  areas. This 
agency rece ived  the a p p lic a tio n s  for p lo ts , d ea lt w ith  
the paperwork concerned w ith  each p lo t,  i . e .  the C er­
t if ic a te  o f R igh ts  fo rm  w h ich  gave the p lo t ho lder h is  
tenure , p rovided people w ith  standard b u iId in g  p la n s , 
a s s is te d  w ith  te ch n ica l adv ice  on b u ild in g , and a d m in ­
is te red  a schem e whereby p lo t ho lders cou ld  purchase
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b u ild in g  m a te ria ls  and then pay for these as a loan over 
a 15 year period .

The crea tion  o f a separate c o m m itte e  w h ich  actua l ly  ai lo ­
cated p lo ts , so that th is  was done fa ir ly  im p a r t ia l ly .

The c lo se  in vo lve m en t of Town C o u n c illo rs  in a ll s tages 
of the p rocess, so tha t the schem e acqu ired  a c o n s id ­
e rab le  support from  the c o m m u n ity .

About 200 s e lf he lp  p lo ts  have been d ove !opeq > ■ . u., s ; j tu je c i arid
other urban iim provem ents undertaken. By ea rly  19 /7  the p ro je c t was d raw ­
ing to a c lo s e , though a fo llo w  up p ro je c t was a lready be ing p lanned.

The Francistow n P ro je c t has ’nov/ever been ju s t ly  c r it ic is e d  for the in ­
o rd in a te ly  long t im e  it  took in  p repa ra tion , three years from  1971 to  1974, 
and for the excess ive  in vo lve m en t of expens ive  c o n s u ltin g  eng ineers when 
governm ent eng ineers, had they been a v a ila b le , cou id  have undertaken the 
e x e rc is e a  great deal m ore e a s ily  and q u ic k ly .  ^  A m ore s tr ik in g  i l lu s ­
tra tio n  of the s im p le  approach is the W oodhall schem e in Lobatse, where 
the p lann ing  of the schem e took no m ore than a year, the schem e was 
planned and im p lem en ted  a lm o s t e n tire ly  by the Town C ounc il a c tin g  on 
its  ow n, G overnm ent in te rve n tio n  was m in im a l,  and no expens ive  te c h n i-  
ca l a ss is ta n ce  or co n su ltin g  eng ineers were in v o lv e d . A s im ila r  r e la t iv ­
e ly  s im p le  approach has been adopted in S e le b i-P h ik w e . In Gaborone, 
how ever, s e lf-h e lp  housing has on ly  m oved forw ard ve ry  s lo w ly .  There 
seem s to have been c o m p lic a tio n s  and d if f ic u lt ie s  a ll a long the w a y . Th is  
is  un fo rtuna te  because the prob lem  in Gaborone is  m ore p ress ing  than in 
any o f the other tow ns . But perhaps because a ll the te c h n ic a l e x p e rtis e , 
w h ich  freq uen tly  is the cause of e xce ss ive  c o m p lic a t io n , is  concen tra ted  
in Gaborone, perhaps because the Town C ouncil i ts e lf  was not ve ry  e n th u s ­
ia s tic  about th is  ad d itio n a l re s p o n s ib ility ,  perhaps because of a fee l ing 
tha t the c a p ita l c ity  shou ld  have the bes t, the process has m oved very 
s lo w ly .  A s e lf-h e lp  housing area was la id  out in 1971 in E x te n s io n  14, 
but it  was not u n til 1973 or 1974 before the p lo ts  were a llo c a te d . Another 
schem e was la id  out in B roadhurst in 1974, but it  was e a rly  1977 before  
these p lo ts  were a llo c a te d . Of course there were p ro b le m s , the p lo ts  were 
sa id  to  be too s m a ll,  the a q u a -p rivy  fe ll out of favour as a fo rm  of s a n i­
ta t io n . But w h ile  pe rfec tion  was being pursued in th is  way m ore and m ore 
people were having to be s a t is f ie d  w ith  the even worse s o lu tio n  o f l iv in g  
in the N a led i squa tte r s e ttle m e n t.

M uch of th is  c o m p le x ity  was the d ire c t re su lt of hav ing  the W orld  Bank 
finance  the p ro je c t. Th is in s t itu t io n  is very thorough in  its  app ra isa l 
of a p ro je c t, an ideal w h ich  can be both t im e -c o n s u m in g  and e xp e n s ive .

10.
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N e ve rthe less  it  is  encourag ing  tha t a ll the Town C o unc ils  in B o ts ­
wana are now runn ing s e lf-h e lp  housing schem es, tha t the concept of 
s e lf-h e lp  housing  is  now w id e ly  accep ted , and tha t the schem es have 
been ga the ring  m om entum  in the la s t coup le  of yea rs . By the beg inn ing 
of 1977 m ore houses had been b u ilt  under s e lf-h e lp  housing schem es than 
by the B o tsw ana H ousing C o rpo ra tion . But the u lt im a te  o b je c tiv e  of a 
p lo t be ing  a v a ila b le , even if  on ly  pegged out, for every m ig ran t house­
ho ld  from  the rura l areas is  s t i l l  som e way from  being ach ieved .

S um m ary

Perhaps the m ost im p o rta n t them e of th is  case study is  that many 
people  both in s id e  and o u ts id e  governm ent have had q u ite  unreal is t ic  e x ­
p e c ta tio n s  o f what the BHC cou ld  ach ieve , e s p e c ia lly  in the f ie ld  of low 
co s t ren ta l h ou s ing . W hat It has done s u c c e s s fu lly , the p rov is ion  of a 
s teady supp ly  o f h igh and m ed iu m  cos t houses has been im m ense ly  im ­
portan t in m e e tin g  the requ irem en ts  fo; housing for the c iv i l  s e rv ic e , and 
to  a lesse r ex ten t for the b e tte r -o f f  households in the p riva te  sec to r. But 
so far as p ro v id in g  low cos t housing  is concerned it  has run in to  the 
sam e se t o f p rob lem s w h ich  have been experienced in other co u n trie s , 
tha t is  tha t accep tab le  m odern con trac to r b u ilt  low cos t housing cannot 
be b u i lt  at a p rice  tha t the m a jo r ity  o f urban dw e lle rs  can a ffo rd . The 
m os t obv ious s o lu t io n ,  s im p ly  to  pour m oney in to  the BHC and to sub­
s id is e  co n tra c to r bui It housing shou ld  be res is ted  -  as i t  has been re s is ­
ted in B o tsw ana . S u b s id ie s  on ly  m ake p e o p le 's  expecta tions even m ore 
u n re a lis t ic ,  w h ile  at the sam e t im e  absorb ing resources w h ich  cou ld  be 
used m ore im a g in a tiv e ly  in  o ther w a ys . A be tte r s o lu tio n  is to accept 
tha t BHC ren ta l housing  can p rov ide  for on ly  about 30% of the demand 
and to  p rov ide  fo r the other 70% by s e lf-h e lp  housing schem es. This 
s o lu tio n  is  now w id e ly  accep ted in Botsw ana and s e lf-h e lp  housing sch ­
em es have now been im p le m e n te d  in each of the tow ns. S e lf-h e lp  hou­
s in g  is  l ik e ly  to  ra ise  fewer p o lit ic a l p rob lem s, fos te rs  re a lis t ic  expec­
ta tio n s  o f w hat housing  a c tu a lly  c o s ts , and re fle c ts  the tra d it io n a l way 
in  w h ich  fa m il ie s  p rov ide  th e ir  houses in Botsw ana.

Q uestions  for D is c u s s io n

1. It has been noted tha t BHC m a in tenance and a d m in is tra tio n  cos ts  
are h igher than o r ig in a lly  targeted -  see Table 5. If these costs  
cou ld  be brought down to the o rig in a l target le ve ls  w ou ld  th is  m ake 
a m a jo r im p a c t on ren ta l le ve ls?

2 . It is  understood tha t in M ase ru , co -o p e ra tiv e s  have begun to  p ro­
v id e  s e lf -h e lp  housing schem es. D iscu ss  the re la t iv e  m e rits  of 
s e lf -h e lp  housing  be ing organ ised by Town C o u n c ils , c o -o p e ra tiv e s , 
or n a tio n a l housing  co rp o ra tio n s .
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3. D iscu ss  the argum ents for and a g a in s t s u b s id is in g  an o rg a n isa tio n  
such as the Bo tsw ana H ousing C o rpo ra tion , try in g  to  cons ide r the 
argum ents in the co n te x t o f deve lopm en t as a w ho le  and not ju s t 
in  the narrow  con tex t o f urban hou s ing .

4 . The p riva te  secto r is  not very a c tiv e  in p ro v id in g  urban houses.
W hat are the o b s tac les  to  p riva te  secto r in vo lve m e m  an- \ j  j
i t  be s tim u la te d ?

5. It is  argued in th is  case s tudy tha t s e lf-h e lp  housing  schem es w i l l  
be m ost e ffe c tiv e  and s p e e d ily  im p le m e n te d  if  they are kept very 
s im p le .  Are there o ther deve lop m en ta l a c t iv i t ie s  where the pur­
s u it  o f pe rfe c tio n  is  caus ing  too m uch c o m p le x ity ,  and w h ich  cou ld  
be s im p lif ie d ?
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