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PREFACE


Like other developing countries hyper-urbanization in Pakistan during last 30-35 years has been an unprecedented phenomenon. Unfortunately rapid urban growth in almost all developing countries has been associated with “pathological” growth of urban slums. This is not to say that we are under-playing the problems of unemployment, crime, traffic congestion, pollution and lack of basic civic services like water, sewerage, electricity, transport and facilities for education, health and entertainment. 


It is very intriguing that inspite of all government efforts to stop this phenomenon and inspite of evolution and application of new and alternative strategies for development, both by national and international agencies, urban slums continue to proliferate with each passing day. 


Why has this mass migration – an exodus of epic, historic proportions taken place? What are its determinants and contexts, its reasons, causes? Paul Harrison in his book “Inside the Third World” while describing plight of the urban poor has very aptly remarked, “Migration is a symptom of rural poverty and of urban privilege”.  The land cannot provide the rural poor with a job, so migration in most cases is like a plea for employment, a courageous expression of the willingness to work more than the poor soil or the unjust society of their home are will allow them to. It is not easy to migrate, through. For most people it means going into exile, leaving the supportive network of the extended family. It is a last resort, when all has failed. 


Continued growth of urban slums has become a fact of life with us, and will be so till our cities reach the saturation point – or burst at the seams. In the foreseeable future this trend cannot be stopped, reversed or altered, notwithstanding all high-pitched sloganeering and empty rhetorics.   Reason: ‘Political priorities manifested through economic strategies are the root cause, rural-to-urban migration the observed malady’. Since structural changes followed by a turnaround in the economic development strategy cannot be brought about, our priorities will not change and the landless, near-landless, unemployment and under-employed people from the rural areas will continue to migrate to the big cities and slums will keep on growing or expanding. 


But, then how to meet their housing needs? Should we allow them to squat wherever they like and in whatever manner they like and make the amelioration plans for them afterwards? Or, should the government meet their shelter needs on their arrival in the cities by providing them with bare necessities and keep on improving their living conditions with their cooperation and participation gradually? 


In this short paper we have tried to make an indepth study of the phenomenon of continued growth of squatters slums (or katchi abadis as we fondly call them) and reasons for government failure in controlling them from a slightly different angle. 


We have also tried to analyse public policies for sheltering the urban poor focusing on their short-comings and pitfalls.  Having done that, an attempt has been made to explore the problem further keeping in view the sociological and economic factors like income distribution in Pakistan, rate of savings, cost of housing and the problems connected with the immediacy of need in having a shelter in big cities like Karachi and Hyderabad. 


The second portions of this paper suggests an alternative strategy for sheltering the urban poor at affordable prices – and without any timelag between allotment and possession of land with basic necessities of life. It gives the details of a successful housing project started by HDA to meet the immediate housing needs of the poorer sections of our society. 


It is hoped that this short paper will provide useful guidelines to those development practitioners, planners, sociologists, community workers, and officials belonging to the national and international agencies who are interest in finding out a long-term, low-cost and meaningful solution of this massive and complicated problem at micro level. 

Hyderabad 

May, 1987 









T.A.S.


Urbanization is a world-wide phenomenon. During the last 200 years, the pace of urbanization has accelerate to the extent that today we are on the threshold of living in a world that is numerically more urban than rural. It has been estimated that by the turn of century, the majority of world’s population will be living in urban rather than rural places. This rapid transformation from a rural to a heavily urbanized world of today and the consequent development as a way of life have been far more dramatic and spectacular than the population explosion itself. 

2. 
Migration for work is accelerating in the Third World. Some of it floods 

towards cities. A few migrants may be following some vague dream of the big city and a sophisticated lifestyle. The majority are driven by the necessities of survival. 

3. 
In this paper, we are not going to discuss the contexts and determinants of immigration nor we intend to concentrate on policies and programmes which influence migration from rural areas to the cities. This is a separate subject and needs a detailed study. 

4. 
In this short paper what we intend to look at the policies (both government and private) which have been tried from time to time to solve the housing problem of the urban poor and reasons for their failure. We will try to find out what can be the long term, low-cost, practical solution of this massive problem. 

5. 
But before we proceed further, let us look at the income distribution in 

Pakistan (so that we may have a clear idea about the people we are going to talk about). This is necessary because the effective demand for housing in static terms is a function of income levels and the price pf housing, (and other goods).

6. 
Per capita income and its distribution among house-holds along with the price of housing establish the amount of housing that a particular family can afford. Over time, demand is determined by increases in family income, charges in the distribution of income, and the rate of households formation, which in turn depends upon population growth and the size of households. 

7. 
According to survey data collected by Karachi Development Authority 

in 1974, 80% households in Karachi has an income of Rs.500 or less, 14% earned Rs. 500 to 2,000 and only 6% families earned more than Rs.1,000 or more per month. Karachi Municipal Corporation’s recent estimates indicate that as many as 40% households in Karachi even today earn less than Rs. 1,000/- per month which is bare minimum for a family of seven persons. 

8. 
It is pertinent to note that according to these sources, rate of unemployment in Karachi is over 15%. This rate is as high as 20% in low-income areas. Reliable data for under-employment and seasonal unemployment is not available but keeping in view the high unemployment rate these figures can be well imagined. 

9. 
It is also interesting to know that low-income households spend approximately 70% of their income on food and clothing. 

10. 
Juxtaposed with an income of Rs. 1,000/- or less per month, the price of housing in cities like Karachi, Lahore and Hyderabad is just beyond the reach of poorer sections of our society. Because even in the low-cost housing schemes which are announced with big fanfare, houses constructed on plots of 80 sq. yds cost around Rs. 50,000/- and in most cases down payment would be atleast Rs.10,000/- . 

11. 
Similarly a fully serviced plot of 120 sq. yds would cost between Rs. 30,000 – 50,000 (depending upon the locality), and a small two-room flat would cost not less than Rs. 12,5000/-. It may be noted here that on government prices plots/flats are not available to every purchaser because for every plot there would be about 100 applicants in Karachi and 15 at Hyderabad to quote the example of two cities. 

12. 
As the demand is always more than the supply, (because of huge housing backlog, natural growth and high rate of rural-to-urban migration) market mechanism keeps on pushing up the prices and in most cases poor people with an income of Rs. 1,000/- or less per month cannot even think of buying a plot of land what to talk of constructing a house for their family. Hence the continued growth of squatter colonies or Katchi abadis inspite of all efforts by the government agencies to control their establishment. 

13. 
It is important to note that the timelag between allotment of plots and actual development is generally between 5 to 10 years. Immediate housing needs of the poorer sections of the society, therefore, cannot be met and they are forced to look for plots elsewhere as in most cases they cannot postpone their shelter needs for such a long time. 

14. 
It is also necessary to see the condition of the urban poor before we discuss their housing problem: 


about 40% live in squatters slums

75% of them get drinking water from community taps, 10% from rivers, ponds


30 to 40% of them are underemployed or unemployed


60 to 70% of them cannot afford housing – not even public ?


4 – 5 persons live in one room,

sewerage services do not exist for 90% of them in cities like Karachi or Lahore

they have to waste 3 – 4 hours daily in commuting to work and back,

facilities for health, recreation, education for their children barely exist, 

they are the worst sufferers of all the natural clamities, (rains, tornados, floods, cyclones). 

15. 
Inspite of elaborate studies by national and international agencies and experts, and inspite  of evolution and application of new and alternative strategies for development, the problem of slums continues to grow. Why does it happens? What are its causes?

16. 
Can we say that the cause for the continued growth of squatter colonies is that the government response to the shelter needs of the urban poor is not compatible with their sociology and economics? Is it a fact that all urban housing policies are naively conceived and (wittingly or unwittingly) tend to ignore the needs of the poorer sections of the society?

17. 
While discussing housing policies for the urban poor we will concentrate on the following criteria because the success or failure of any housing policy depends on them:

a) Targeting

b) Affordability

c) Policies & procedure for allotment of plots

d) Timelag between allotments and actual development of fully serviced plots

18. 
Let us now have a detailed look at government policies which were used for tacking this problems from time to time to find an answer to these important questions: 

Government Response

19. 
Low Cost Built-Up Units: 

Example: 
Landhi, Korangi colonies in Karachi in early sixties.


This re-settlement scheme launched in Katachi with great fanfare in the early period of first Martial Law had the following important features:

1)
Government had built a large number of low-cost quarters from its own resources and by raising an international loan

2)
Cost of quarters was repayable by the allottees in easy instalments

3) 
This was basically a slum clearance programme as the refugees coming from India had occupied whatever open land in the city they could lay their hands on. The jhuggi-dwellers were not only perceived to be a nuisance in the then clean city of Karachi but at that time they were a politically volatile group and something had to be done to pacify them. Schemes like this were also thought to be necessary to create a reformist image for the military regime


The scheme was fairly successful as in short time large number of low-cost units were built and the jhuggi-dwellers willingly occupied these houses which provided them better living conditions with certainty of title. But it has its own problems


Problems:


No government can provide housing at its own cost to every shelterless person even if loans from national and international agencies are arranged. Experience has shown that recovery percentage is dismally low. In case of Korangi out of an investment of Rs. 189.2 million, Rs. 116.5 million have still not been recovered from the allottees even after 25 years. 

20. 
Providing land with Urban Facilities:

Example:
Metroville projects in Karachi


Under these projects land was developed by official agencies and put up for direct sale to low-income groups. The system of providing loans was dispensed with. 

Problems 

Cost of land with all services was too high for low-income groups. People belonging to the affluent middle class ultimately grabbed these plots, because they could afford to pay high prices. Some of them purchased two adjacent plots, demolished the boundary walls and constructed a bigger house. If official controls are made stiffer, these projects will lie empty for years together (as happened in the case of Karachi Metroville projects). 4,144 plots remained 

unconstructed for a number of years while in Orangi 60,000 families started living in the same vicinity in the same period. When controls were relaxed in Metrovilles, construction activity started but the target group was elbowed out. 

21. 
To overcome the financial problems the state turns into developer:

Example:
Shah Latif, Surjani schemes in Karachi and Qasimabad, Gulshan-e-Shahbaz in Hyderabad (schemes designed for low-income groups).


This means that projects are announced before they are physically 

commenced and the public is asked to apply for a plot with advance payment. This system is now in vogue in most of the cities of Pakistan and the development authorities amass huge sums of money and keep them in fixed deposits or use them in other projects after collecting money from the general public. In some of the cases the actual development may take 10 to 15 years. 


Sites and services method is now being generally used in Pakistan. But apart from other problems, this method of providing plots has two severe limitations. 

a) In view of the huge backlog in housing (specially for the urban poor), these plots will always be in short supply resulting in speculation and rise in prices prohibiting the genuine buyers from poor sections of the society from buying these plots from open market.

b) Allottees/buyers generally do not purchase these plots for ?. The plots are used as (i) a sound investment, and (ii) as a ? ? galloping inflation. Plots are also purchased for providing cash to meet the unforeseen events and also as long term investment for marriage expenses of children, specially girls. 

Other Problems:

a) Cost is too high. Poor people with a monthly income of Rs. 1,000/- or less cannot afford to pay 25% of the total cost which is usually demanded with the application.

b) It does not cater to the need of low-income groups specially because of big timelag as already discussed. 

c) To get a plot, people must apply for it, fill a set of forms and fulfil series of formalities. 

Given unequal relationship between the government and people (specially the poor and the illiterate) & given the time wasted in bureaucratic redtapism, even if they are willing to wait for years, the poor cannot and do not apply for these plots.

d) Even if they cross all the hurdles, it is not necessary that they get a plot. Number of applications always far exceeds the number of plots available. In most cases successful allottees are investors and speculators. 

22.
 Private Sector:


Almost the same story is repeated with the additional problem that in some cases the developers disappear after collecting money from the purchasers. Bombay Town, Madina Town, in Hub area and several other schemes in Karachi are examples in this sector. The private developers no doubt cater the need of the middle-income group but the poorer sections of the society remain out of their purview as the smallest flat would cost around Rs. 125,000/-. Similarly a fully serviced plot of 120 square yards would cost around 50,000 rupees. 


Timelag between allotment and actual development of plots is even more in private sector compared to the government development authorities. Schemes like Saadi Town, Roomi Town etc. in Karachi are examples of this sort. Plots have not been fully developed even after 12 years of allotment/sale. 


Even in low-cost built up units schemes about which have recently been announced with fanfare, houses constructed on plots of 70 sq. yards would cost between 45 to 50 thousand rupees and in most of the cases the down payment would be around Rs. 10,000/-. In these schemes external development is done by government agencies which may take 5 to 10 years. In most of the cases the supervision and the quality of construction is poor causing innumberable difficulties to the purchasers. 

Joint venture like Zonal Plan scheme of HDA have also failed because of:-

a) poor standard of work by private developers,

b) delay in generating the funds,

c) poor supervision by HDA staff,

d) Lack of coordination between different government agencies.

23. 
Cooperative efforts:


In Pakistan (specially in Sind) performance of cooperative movement is very poor but in the housing sector they have catered to the need of middle income and higher income group to some extent. However, in most of the cooperative housing schemes, poor management, difficulties in collecting installments from the allottees, lack of coordination between different government department, abnormal delays, embezzlement of funds by society office-bearers are some of the chronic problems.  Scheme No.33 in Karachi is a sad story and the dream of purchasers remains unfulfilled even after 25 years. Similar difficulties were faced by Sukkur Cooperative Housing Societies Union where the entire scheme remained dormant for about 20 years before its major problems could be solved. 

24. Having realized that they cannot give/provide regularized land with urban 

services at an affordable price to the poor, the state has accepted the katchi abadis/squatters colonies as reality and initiated the process of regularizing and upgrading them .

25. The karchi abadis can be divided into two broad categories: 


A)   Old Katchi Abadis 


       These abadis had three important characteristics:

a) They were mostly located right in the heart of city,

b) Growth was haphazard.

c) They had no regular plans; streets were narrow; space for schools, mosques, play grounds etc., did not exist. 

Problems: 

1)   Different surveys show that in upgrading process 20 to 25% of the population is dislocated. The state has to provide them with alternate land at the same cost at which the squatters are being regularized. 

2) Once squatters know that a katchi abadis has been taken up for improvement/regularization, they show little or no interest in getting leases.  They feel secured so far as land title is concerned. 

3)  Regularization charges are quite high. All cannot afford to pay. Payment in installment is complex and expensive process, so is acquiring the lease. The squatter has to visit several government agencies including the registration office and may have to waste 10 to 15 days, over a period of 3 to 4 months. For a daily wage earner, it is a very difficult exercise if not an impossible one. He may also be subjected to hostility and institutionalized negativism at the hands of government functionaries and may have to pay illegal gratification at various stages. 


Baldia Town in Karachi is an example of this sort. Decision was taken in 1977 to regularize this township; actual work started in 1981 and since then not even 10% plots have been regularized. 

b)
New Katchi abadis


Given the failure of government agencies, people have to find ways and means to over-come their housing problems. The new Katchi abadis which have been established in different parts of Karachi and Hyderabad is a solution of the problem by the ‘informal sector’. 


These new Katchi abadis have the following characteristics:- 

1.   They are generally located on the periphery of the city.

2.   They are planned on the grid iron, official planning ? will have little quarrel 

       with their town plans.

3.   Uniform technology is used in construction

4.   Water is made available either on payment or through civic agencies 

5.   Transport needs are also taken care of

6.   The cost is affordable even by the poorer section of the population. In some 

       cases no profit is charged because some commercial plots are kept in  

       reserve for disposal at high commercial rates to subsidize the development 

       cost of smaller residential plots

7.   Technical advice for construction and sanitary problem is also provided

8.   Immediate possession is handed over to the purchasers with little or 

      no paper work

9.   Credit is also made available in cash and in kind, if needed

10.  Availability of artisonal skills is also assured

11.  Protection from eviction in 90% cases is guaranteed as these developers or 

       ‘dallas’ as we may call them, have a very close liaison with police and 

       government agencies

26. 
Is it not surprising that government cannot meet most of the needs stated above with all the power at its command?

27. 
Over period of time these developers / ‘dallals’ become important and strong politically as they are influential people of their areas and can be used as a vote getting machine. Through influence they manage to get civic amenities for these squatter colonies from civic agencies (in some cases without payment). 

Problems:

These new abadis face three major problems:

1.   
They cannot manage to have bulk sewerage disposal system as it requires huge financial outlays and complicated techniques

2.
Although there is no imminent threat of eviction but the title of land remains a major issue as these people grab either government or private land without paying any amount to the owners. Without title papers, getting loan from HBFC or selling the plot poses problems. 

3.
External roads are not developed as huge amounts are required for this purpose & government agencies refuse to take up this work because they consider these colonies to be illegal or unauthorized areas. 

28.
This development strategy is successful because it is compatible with the sociology and economics of the urban poor. The extent of its success can be judged from the fact that this kind of development is growing rapidly inspite of increasing restrictions from the officialdom. 

29.
Now the question is: Can the government follow the strategy adopted by the ‘dallals’/developers or to put it more succinctly: Can the informal sector be formalized? Government has two options: either it should integrate the private developers/’dallals’ into its own development strategy or alternatively, adopt the strategy followed by the ‘dallals’. 

30.
But in either case government will have to surrender a large measure of its power if either of these move is to be successful. This will also necessitate a change in the unequal relationship between the government agencies and the poorer sections of the society. It would then have to be institutionalized. Again the question is: Are these things possible? Will the well-entrenched groups in politics and bureaucracy allow this to happen? And finally: Can it be done without bringing about structural changes in the society?

31.
We in HDA have carried out an experiment to have an answer to these questions. (details of the scheme are being documented separately indicating different phases of its implementation and the difficulties faced at various stages). Initially we encountered many problems, like political opposition at the local level; over coming government rules covering allotment of plots; lukewarm attitude of our own staff and finally targeting the right people for this scheme and convincing them of our bonafides. But so far there have been no major bottlenecks. 

32.
The basic concept of the experiment is that plots are to be allotted to the most needy persons at prices they can afford with almost no down payment. Services like internal water supply, sewerage, roads, electricity and gas will be provided as the allottees would pay their monthly instalments. 

33.
After carefully observing the process of establishing of katchi abadis, HDA earmarked an area of 100 acres from the Gulishan-e-Shahbaz scheme for carving out 80 sq. yards plots. Supply of water was arranged by constructing a water tank with service taps. Initial price of the plot was fixed at the level which every poor person could afford i.e. Rs. 460/- only. This was possible because these were not fully serviced plots and all subsequent development was to take place incrementary with the payments made by allottees at the rate of Rs. 60/- per month on the average. 

34.
A team of social workers headed by HDA’s Research Officer took utmost care in reaching and selecting the target group. Following criteria were fixed for the selection:

a) overspill i.e. families living in the inadequate and insufficient accommodation – purely spatial criterion, calculated at 120 sq. ft. per person

b) retired low-salaried employees

c) low-salaried employees proceeding on LPR

d) low-income people living in rented accommodation.

The target area was the adjacent katchi abadis so that people could easily 

shift to their allotted plots. A form was filled by the survey team which indicated their monthly income, number of family members, details of accommodation whether living on rent etc. It was necessary to weed out the underserving people. 

35.
The scheme has the following other important aspects:

1) Utmost care has been taken to discourage the speculators and affluent middle classes. This has been ensured by:

a) demarcating very large number of plots so that there is no premium on the sale of plots;

b) not issuing ownership documents unless the house is built, the allottees start residing there, and clear development ?

c) fixing a very short period for starting the construction work – construction to start the very next day of possession otherwise the possession of plot would be given to other applicant from the waiting list. 

d) Initiating a new approach to solve the urgent housing problem by accommodating those applicants who bring their family and house-hold item in the reception area. They are given preference over all other categories; 

2) The scheme aims at organizing further development activity on cooperative basis (on the mohallah or lane level) so that:

a) dues are paid and collected by the allottees in time, and 

b) development costs are reduced by ensuring supervision by the allottees themselves. It is also planned that some of the development work, especially the sewerage component should be done in the allottees themselves (as has been done in the Orangi pilot project) in order to reduce costs. It has been observed that costs are reduced by 30% if government agencies and contractors are not involved in development work because the elements of corruption and profiteering are eliminated. 

3) The scheme would also take care of the bulk sewerage disposal problem which the ‘dallals’/brokers/agents ignore to take up because of substantial financial outlays and technical problems.

4) HDA’s site office would provide all advisory services at the door step, and most of the paper work (which would be minimal in any case) would be done by them. Though model plans would be provided to the allottees, use of locally available material and self-employment in construction activity would be encouraged in order to reduce cost. 

5) The scheme does not eliminate the role of informal sector totally. ‘Thallawalas’ (who provide advisory services as well as construction material on cash/credit) have been allowed to operate in the area. Only their role as land-grabbers and developers has been eliminated. This has reduced the initial payment towards the cost of land to a very large extent. For example if a ‘dallal’ used to charge Rs. 5,000/- to Rs. 10,000/- for a piece of 120 sq. yards plot, HDA would only charge an amount of Rs. 460/- for 80 sq. yards plot initially, plus Rs.260/- at a later stage. 

36.
The role of the informal sector should and cannot be eliminated in toto. But its role and efforts can be supplemented by government and other development authorities to a large extent. Total formalization of the informal sector is neither possible not desirable but integration would definitely yield spectacular results atleast in the housing sector. 

37.
This scheme is at a nascent stage right now. But after overcoming the initial difficulties over 800 houses have already been built and work on another 100 is in full swing. 100 families are not in a position to start construction because of several financial constraints. They are putting up in self-made jhuggis. But the most important fact is all the allottees have already occupied their plots and they live there as they built their houses. Each day there is an addition of one or two families. These figures may not look very impressive but if this scheme is juxtaposed with the main Gulshan-e-Shahbaz Housing Scheme (where not a single allottee has started construction nor is ready or willing to construct his/her house even after paying all the four instalments) the success of this scheme in small period of five months would definitely look spectacular.

38.
This experiment has shown that even without bringing about basis changes in the power structure of the society; without changing the unequal relationship between the government and the katchi abadi dwellers, and even without any definite political programme in favour of the ‘wretched of the earth’, development authorities can successfully assume the role of the ‘dallals’/brokers atleast partially and follow their strategy successfully.

39.
However, we still believe that the ‘poorest of the poor’, are still outside the purview of this scheme. According to raw estimates, about 10 to 20% of our population which largely consists of single parent families, mostly headed by females, unemployed workers, daily wage earners, crippled and the indigent cannot afford even this sort of housing. The long lost of ‘mustahiquin-e-zakat’ will ? ? on this point. 

40.
To make this scheme more successful we are trying to undertake the following steps also :-

1) Development and encouragement of low-cost appropriate technology based on cheap material available locally to reduce construction cost substantially. Different model houses starting from tradition mud and lime to bricks and blocks – have been constructed by the allottees themselves under the supervision and guidance of HDA with spectacular results so far as cost of construction is concerned. Similarly different experiments to reduce the cost of roof have been successfully carried out. 

2) Allotment of plots to homogeneous groups in a lane/sector so that the cooperative efforts at the grass-root level may be successful. These small units would ultimately be integrated into a cooperative union or federations. 

3) Provision of public transport so that the allottees may not face any difficulty in reaching their work places. 

4) Use of private generators to provide electricity to those who can afford it. These generators will be installed by those allottees who can invest money in this business and recover dues from the users at their own risk and cost. 

5) Constant monitoring and evaluation of the entire scheme in all its facts so that difficulties faced by the allottees at any stage may be remedied immediately. 

41.
In the end it may also be highlighted that investment in housing has tremendous on income and employment through multiplier linkages. According to a recent World Bank research publication (‘Housing for Low-Income Urban Families’) first round effects are the direct increments to income and employment generated by construction activity. The rate of employment creation in housing construction is higher than that for manufacturing and close to that for the economy as a whole. In Pakistan, the income multiplier of housing construction is estimated at 2, and 14 additional jobs are created for every US $10,000 invested in housing, the publication adds. 


A question can be asked:

42.
If this scheme was feasible and could be implemented without facing any major problem, why was it not possible for other development agencies or the government to work on these lines:


Partial answer of this question can be:

1. Bureaucracies all the world over are known for mediocrity. Their characteristics do not include imagination, creativity & innovation. They go for hackneyed solutions and are prone to follow stereotyped patterns. They generally want to maintain status quo.

2.  Government functionaries are generally risk-averse. Nor do they have guts to face opposition from the well entrenched groups. 

3.  Development strategies like site and services; built up units etc. give them lot of discretion/opportunity in doing out favours and also chances for misutilizing government funds. (It is an admitted position that atleast 30 to 40% funds are syphoned of by the corrupt and inefficient bureaucracy). 

4.  Poor people have no constituency in our country. Nobody listens to them. They simple do not matter. We are an elitist society and, therefore, all our policies have a non-egalitarian orientation. 

5.  For schemes like incremental development, you have to work very hard. You have to have a team of very dedicated, sincere and selfless people which is quite impossible in these days of ‘functional anarchy’ and ‘institutional exhaustion’. 

6.  Why would our bureaucrats go for this option when they are otherwise better off and get quick promotions, political protection, heaps of illegal money and to cap it all cheap publicity by adopting elitist policies?
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Provision of shelter for all is one of the main objectives of Hyderabad Development Authority. To fulfil this commitment, HDA had so far been concentrating its efforts on the sites and services schemes, i.e. disposing of the fully serviced plots under the Sind Disposal of Plots Ordinance, 1980. Fully serviced plots means development of plots with black-top roads, door-to-door water supply, door-to-door under ground sewerage disposal facility, electrification and provision of gas. 


Under the above ordinance, applications for plots are disposed of through ballot if the number of applications exceeds the number of plots available for disposal. 


HDA initiated its first housing scheme in 1979 and over a period of 8 years has developed and disposed of about 15,000 plots.

It is surprising to know that inspite of the fact that such a large number of plots have been developed, but in 8 years time only thirty five plots were constructed and occupied while 44 are under construction. The gap between  provision of plots and habitation is quite intriguing if it is juxtaposed with the housing backlog in Hyderabad.


Besides the demand generated by the natural growth (which is 2.67%, as per 1981 housing census), different surveys have shown that in 35,000 housing units, 6 to 9 person live in one room, which 5,000 housing units accommodate upto 14 persons in one room. The above figures give some idea about the need of additional housing units every year to meet the natural growth as well as the spill-over factor. 


This revelation set HDA thinking and different analyses were made to find out the lacunae in planning and execution of the housing schemes. One clear deduction was that somehow HDA’s housing policy was not compatible wit the sociology and economics of the poorer section of the society i.e. the groups most desperately in need of shelter.


First, it is well nigh impossible for a low salaried person to make down payment of 25% of the plot and pay the remaining amount in three instalments. Secondly, every person cannot get a plot even if he is ready to make 25% payment at the initial stage because applicants always far exceed the number of plots available as stated earlier. 


It is an established fact that investment in real estate has proved to be the safest and most profitable business. Moreover people also purchase plots as a cushion against galloping inflation and dowry for their daughters. In view of these factors whenever a new housing scheme is announced, speculators with huge sums of money at their disposal, make it almost impossible for the needy people to get a plot in the ballot.


In view of the above background, it was thought that possibility should be explored by HDA to find means and ways to contact the needy ground and also evolve a system of allotment and recovery of development charges affordable by the poor. 


Provision of shelter by the informal sector, formation of katchi abadis and development of infrastructure on cooperative basis was also studied in detail to evolve a housing strategy to meet the housing needs of people earning Rs. 1,000/- or less per month.


Detailed surveys and indepth study of the problem resulted in the introduction of project by the name of ‘Incremental Development Scheme’. 


The target group was selected by the HDA with the help of area councillors and social workers of the target area which was a katchi abadis adjacent to Gulshan-e-Shahbaz. This group was broadly categorized under four sub-groups as indicated at page 9. These people indicated their urgent need of shelter duly attested by the area councillors and area social workers.


In category (ii), the over-spill was calculated on the basis of 120 sq. ft. per person. Regarding the affordability of payment of development charges, the maximum capacity of a family for expenditure on housing was found to range around Rs.50/- per month only. List of families falling in the above category were prepared by HDA staff with the help of area councillors and social workers.


Application forms were distributed at the residence of the applicants and Rs. 460/- recovered as initial deposit which included Rs.10/- for application form.


The applicants were called a site and physical possession of 80 sq. yards plot was given to them, along with a formal allotment order. 

As per terms and conditions of allotment they were to complete their construction work within one year. The choice of building material was left to them. The only building regulation they were to follow was to leave a 3 ft. corridor at the rear of their plot to enable them to provide a window for cross ventilation. 

The period for completing the work was kept on the liberal side as the allottees has assured us that the moment they were given possession of the plots, they would start construction work or erect their jhuggi and shift to the new accommodation. 

However, the applicants did not honour their commitment. Only two applicants raised the construction above plinth level while 9 others laid only plinths mostly serving as demarcation lines of their plots. The rest 21 plots remained vacant for 15 days. 

Since the desired results were not forthcoming, HDA staff started worrying and initiated a feedback research on the project. The research revealed that 50% of the application could not raise enough funds to start any construction work while the remaining 50% after receiving their allotment orders felt satisfied with a false sense of ownership. They thought that HDA could not take any action against them as they already had legal allotment order and that there was one full year to complete the construction, so why hurry. They thought they were in a better bargaining position with the allotment orders in their possession. 

After this feedback, HDA instantly discontinued issuance of formal allotment orders and reviewed the whole strategy. 

The new approach was that no title documents should be issued to the allottees. Instead only the physical possession of the plots-would be given and any documents to be issued should pend till the family had constructed the house and started living there. In order to assess the feasibility of the scheme and to identify the most needy group, the period of construction was reduced to 3 months only. 

As a result of this new strategy, plots were handed-over to new applicants who were advised to complete the construction of their house within 3 months.

Again not much response was shown by the allottees. The possession of plot was considered enough by the applicant. 

This time the main reason was lack of initiative. Who should start first?

HDA waited for 15 days and suddenly started cancelling all the previous allocations. Simultaneously, plots were alloted to the new applicants who were on the waiting list. This time the following instructions were issued:

1.    The applicant to start construction immediately and maintain a steady 

construction pace so as to shift his family within a month.

2. If the applicant failed to start the construction the next day, the allocation would be cancelled and the plot re-allotted to the next needy from the writing list.

3. The allocation would remain valid as long as this allottee was maintaining a steady, pace of construction. If for 3 consecutive days no construction work was noticed on the plot the allocation would be cancelled and plot re-allotted to some other needy person.

4. The plot would be non-transferable except by way of inheritance.

5. The applicants whose allocation would be cancelled would lose their priority and deposit forfeited. Their names would be entered again as per waiting list maintained by HDA. This chance will be given only once.

This policy was adhered to strictly and a number of plots were cancelled 

and re-allotted from the waiting list. This step made it very clear that HDA meant business and only those persons should, therefore, come forward who were seriously in need of plots to build their own house. 

The result of this policy was encouraging and within one and half ? 

applicants started residing in their houses, 212 laid their plinths and ? jhuggis where they-resided during the day time only. During this period 89 families constructed their houses whith one or two room upto roof level. 

Then again the situation because static. No further increase in habitation. 

Incomplete structures stood there discouraging the HDA staff.

The problem of this poor rate of habitation was studied by HDA staff once 

again & it was found that the target identified by the councillors/social workers, belonged to lower middle class who in their previous housing condition enjoyed electricity and door-to-door water supply. It was a difficult decision to leave all those amenities of life and live in a place without electricity & obtain water from stand posts involving their females or children. Very clearly they had not been facing immediate housing problem and demanded to be classified for a comparatively up-graded living environment and therefore in a sense HDA still failed to have contact with the target group i.e. low income group. Further, the system of identification and allotment did not take care of the urbanization factor. 


While the system of identification through area representatives and allotment was going on as per list prepared accordingly, some of the families could not wait for their turn of allotment despite being recommended by the councillors. They were in urgent need of shelter and could not wait. What they did was that they shifted their family from their previous premises along with their household articles including their donkey push carts etc., came to the incremental site and sat on a plot on which only the plinth was laid by the previous allottee. On enquiry they explained that their problem was urgent. 


This phenomenon indicated that the ongoing system of allotment was inadequate in the sense that it did not cater for the emergencies and would, therefore, not help in eliminating illegal squatting which was one of the equally important aims of this scheme. 


This incident indicated that those who bring their families and all household items at site for allotment of plot would be more genuinely interested to have a shelter of their own and in turn would therefore be facing equally powerful push forces from their previous settlement. Could HDA work out a scheme to accommodate this phenomenon in a systematic manner? This was the next questions faced by HDA. 


HDA then came out with the answer of a reception area within the incremental scheme. 


It earmarked an open plot of land & named it reception area. Those families who were in immediate need of shelter were required to bring their kith and kin with their entire household items. They were then put up in the reception area, where they erected a makeshift house. These families were watched for 5 to 10 days and being satisfied with their jhuggi/make-shift house to the new location and build improvised/permanent shelter while living in the same premises. The concept of live and build thus evolved.


This scheme was initiated on 2nd Nov, 1986 and by 18th Nov, 1986 as much as 350 families shifted to their regular plots after passing through the stage of reception area and all of them are residing there. No family who passed through the reception area scheme left their premises. 


At a later stage some complaints were received from some white-collor families whose social pattern of living discouraged them from living in a jhuggi especially because their women folk observed purdah. 


This aspect was studied and different proposals were examined to evolve a low-cost room to accommodate such families who were needy but could not afford living in the reception area. This group belonged to lower middle class having stricter norms different from the poorer sections of society. An allottee of this scheme belonging to a rural area had constructed a room of bricks with mud plaster, thatched roof again coated with mud. Half the height of room was 9” thick while upper half was 4” thick. The roof was supported by central beam of heftier wood. The cost was Rs. 1,5000/- only. This price was very reasonable and it was decided to open this scheme for while-collor persons who were in need of immediate shelter. Their registration was done separately. They deposited Rs. 2,000/- for 9” thick walled room (to be on the safe-side) as the people showed their apprehension regarding the stability of 4” – 9” thick wall. 


The scheme has also met with success solving the problem of lower middle class people as well. 


Further development in constructed unit scheme was utilization of blocks instead of bricks costing Rs. 2,250/- only, besides the above scheme of built-up room. 

The present procedure of allotment is that the desirous families submit photocopy of their NIC to HDA. The cards are numbered and date of submission stamped.


HDA staff then pick out 20 families each according to the serial number every Friday, and put up the notice at site informing them to bring the families and household items within one week of such notice.


On contact with their families they are issued a card for reception area on receipt of Rs. 460/- only as the down payment of installment of occupancy value. This amount was fixed after detailed survey and was found to be affordable by the target groups. After receipt of the card the family settles in the reception area, are watched for some days then shifted to regular plots followed by a list of next second 20 families for the reception area. 


The total cost of the plot to be developed had been fixed as Rs. 9,600/- which would include water supply, sewerage lines, carpetted road & electricity on receipt of the charges in easy instalments of Rs. 50/- per month in 1986 and progressively increased by Rs. 20/- till 1989 after which the receipt of development charges would be static at Rs. 110/- per month.


To solve the water problem initially one water tank was constructed by HDA followed by 2 more by the allottees on cooperative basis.


Initially the tanks were supposed to cater for drinking water facilities and limited construction activities but the settlers started constructing brick houses which needed substantial quantities of water. 


To cover this aspect 8” ? water line was arranged externally where public posts were also erected to solve the problem.


Initially the scheme was to be developed by HDA out of the above charges but it was found that if any facility was provided through a formal institution indirectly, the sense of belonging to the service lines by the beneficiaries would be very weak. HDA at initial stage laid nylon pipe to provide temporary water supply facility to some family who had resided in the scheme. After two days the tee joints were found missing and nobody would accept responsibility for this loss. The knobs at public stand posts were found missing one morning and one fine morning the entire pipe of 400 ft length met the same fate. 


This changed the thinking of HDA and for future it was decided that the lane residents would contribute directly for the required level of services. A nylon pipe was laid by a lane and it remains undamaged. An incident was also noted that a person while crossing an excavated trench for sewerage lines carelessly dropped some earth by his feet. He stopped, brought a shovel and cleaned the trench voluntarily. Reason: He was directly paying for it. 


All the residents of a lane now choose their lane leader and also contribute for the desired services. Two lanes have laid sewerage lines with 32 manholes while 13 lanes have laid water lines of 3” and 4” ?. AC pipe is used for water supply line and RCC pipe for sewer lines. HDA has arranged a RCC pipe factory near the scheme to provide low cost pipes. An ambulance service has been arranged by the residents. 200 plants have been planted by the residents and are being taken care of by them. 


A committee of the residents has been formed to oversee the allotment/ development and to liase with HDA. 


Two primary schools have been opened by them; 2 doctors provide part-time medical facilities to the residents; government transport is operating four times a day; four mosques have been started in improvised accommodations, and two private generators are providing electricity during night to those who can afford it. The scheme is thus on its way to success and has achieved its aim of providing shelter to the urban poor (though at a limited scale) for which they would pay gradually and carry out the development work on cooperative and incremental basis.

