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Urban India cannot be clean and hygienic if slums continue to proliferate in their present condition.  The Ministry of Urban Affairs and Employment prepared a National Housing and Habitat Policy  (NHHP) in 1998, endorsed by Parliament, declaring its intention to provide cost-effective shelter for the poor, through rental or ownership housing stock. It committed the Centre and States to legal and administrative reforms which are yet to be drafted or implemented.

The Ministry also circulated an excellent draft National Slum Policy (NSP) in April 1999 which spells out in considerable and useful detail a series of essential interventions and specific actions.  This NSP enjoys the broad support of city managers, urban planners and NGOs but has not yet been issued as a final blueprint for action and implementation.  Once this is done, all city managers will have a practical and effective approved document which they can proceed to implement.

Meanwhile, based on both the National Housing and Habitat Policy (NHHP) and in support of the draft National Slum Policy (NSP), some specific first steps have been compiled below over a ten-month period, in consultation with subject experts within both official circles and civil society, listing policy measures that can immediately be put into practice for urgent implementation as a way to get the process started.  These are in addition to the draft National Slum Policy. It requires a holistic approach and inter-Departmental action on many fronts.

The Discussion Paper below attempts to start a national dialogue on Strategies for Slum – Free Cities.  It is a check-list which States can use to build consensus for time-bound action, which is the need of the hour.  

It has been submitted to the Supreme Court in WP 888/96 with a request to urge final Notification by Government of the three-year-old draft National Slum Policy and to invite comments and suggestions on this Strategy Paper from every State and UT through its Chief Secretary.  It  is  recommended  for  wide  circulation  to  the  elected  and appointed heads of all their Class 1 Cities, as well as to their Principal Secretaries of Urban Development, Municipal Administration, Planning and Slum Clearance, Housing, PWD, Infrastructure Development, Transport, Education, Environment, Social Welfare,  Women and Child Welfare, Health and Family Welfare, Labour and Parliamentary Affairs, Law and Legislation and other Departments concerned with the inter-disciplinary problem of slum prevention.
It should also be made available to the public for consensus-building, so that a wealth of useful city-specific suggestions will emerge from talented citizens, concerned urban planning experts and NGOs in each of their cities who are addressing slum issues, and the concerned slum-dwellers themselves.

STRATEGIES  FOR  SLUM - FREE  CITIES :   INDEX  

1.  Introduction: The Need for Change

2.  What is a Slum ?

3.  Affordable Living Spaces for the Poor

4.  Strategic City Planning

4.1   Broad spatial planning is necessary  

4.2   Planning for long-term growth 

4.3   Avoid “Drawing-Board” Urban Planning

4.4   Avoid Micro-management of Urban Spaces

4.5   Prevent Loss of Lakes and Water-Courses

4.6   Green Belts have failed

4.7   Green Ribbons are the answer

4.8   Allow City Farming

5.  Land Use Planning

5.1    Allow Mixed-Use Zoning

5.2    Peri-Urban Land Use Policies

5.3    Open Spaces

6.  Planning Bye-laws and Regulations

6.1    Building Bye-laws

6.2    Floor Space Index or Floor Area Ratio

6.3    Discriminatory Legal Protection to Violators

6.4    Planned Shelter for Transient Labour

6.5    Planned Housing for Industrial Labour

7.  Land and Land Transfer 

7.1    Land Acquisition Reform

7.2    Policies for Vacant Plots

7.3    The Law’s Delays

7.4    Statute of Limitations

7.5    Tradeability of Land

7.6     Land Tenure in Upgraded Slums

8.  Promote Rental Housing and phase out Rent Act

9.  In-Situ Upgrading and Resettlement

9.1    Time-Bound Upgrading In-Situ

9.2    Change Regressive “Resettlement” Policies

9.3    Stop Resettlement Scams

10.  Fiscal Policies

11.  Housing Finance

11.1 Affordable Private Low-Cost Housing

11.2 Value Judgments on Priorities of the Poor

11.3 Encourage Private Investments

12.  Services

12.1 De-nationalise Local Transport

12.2 Decentralised Sewage Treatment

12.3 Simplify Access to Basic Services

13.  Other Issues





       

13.1 De-Notify Upgraded Slums

13.2 Preserve Employment Potential of Land

13.3 Shelter for the Homeless

13.4 City Farming

14.  Strategies for Affordable Hygienic Living

       14.1       Daily Collection of solid Waste

       14.2       Provision of Water and Toilets, cost-sharing 

       14.3       Street paving and drains, community managed

       14.4       External power line and common meter

       14.5       Equitable cost-sharing

       14.6       Conflict-resolution

       14.7       City’s share to be spent first

       14.8       Promptness brings results

       14.9       Legalising increases revenues ten-fold

       14.10     Services to promptly follow development

       14.11     Avoid resettlement 

15.  Guidelines for Unavoidable Resettlement

15.1   Relocation must improve living conditions

15.2   Use site contours for water and drainage 

15.3   No monsoon or cold-winter relocation

15.4   Never relocate anyone twice

       15.5     Relocate on same side of town

       15.6     Relocate as a group if possible

       15.7     Form local committees before relocation

       15.8     Issue notices well before relocation

       15.9     Verify pattas to avoid accidental demolitions

15.10  Involve councillors in decision-making

15.11  Mark out lanes and plots in resettlement site

15.12  Jointly finalise housing plans in advance

       15.13   Jointly decide the moving-day

       15.14   Provide dismantling help and transport

       15.15   Provide reconstruction help and meals

       15.16   Advance provision of water-point, light, toilet

15.17  Presence of decision-making official for 1 week

15.18  Successful relocation makes the next one easier

STRATEGIES  FOR  SLUM - FREE  CITIES             Jan 2002

1.  INTRODUCTION :  THE NEED FOR CHANGE

The “20:80 Rule” prevails everywhere in nature and in every aspect of human life:

20% of all species account for 80% of all life forms 

20% of all enterprises account for 80% of all manufacture, services, GDP, raw mtl.

20% of our cities are home to 80% of our urban populations

Today, 20% of any city’s residents consume 80% of its space, power, water, transport and amenities and appropriate 20% of their city’s budget.  

So  80% of the city’s population is forced to make do with just 20% of its space, power, water, infrastructure and urban budgets. 

If  the  20%  rich population  does  not  like  how  the  poorer 80%  lives  today,   then  our rules  of  city  living  and  urban  planning  need  to  change.  

The building byelaws, zoning rules and urban planning we have today in most of India’s  cities were designed for the  20%  of our colonial rulers  and their  retinue,  who could choose to live in spacious Cantonment areas, safely distant from the crowded  gullies  where  80%  of the native population lived.

This pattern is not the case throughout the world.  Tokyo or Hong Kong  have three times the population density of our most crowded urban spaces, but living conditions there for their  80%  less well-off  are not as sub-human as ours are.  

This  is  because  urban  poverty  in  India has been made “illegal” by today’s  illogical  rules.

Maharajas and nobles in the past, despite owning 80% of a city’s space and wealth, took care to provide water, roads and caravanserais for all their masses.

But today’s fortunate 20% are outraged when the remaining 80% of our citizens dare to dream the same dreams, aspire to the same amenities:  water and sanitation, electricity and a TV, a scooter, a mobile phone in lieu of an office, a home of their own which they can invest in, upgrade, trade in or work from.  They cry foul when our urban poor manage, at considerable  “hidden”  cost, to fulfill  these common aspirations, in spite of endless obstacles  resulting from  our present system  of urban governance.  

But the health and safety of the rich 20% is inseparable from that of the 80% poor, who are the economic and productive lifeline of our cities and are here to stay.

So it is time to recognise the need for change and alter our urban policies and planning for an improved quality of life for all.  

If the urban poor are allowed to fulfil their own housing needs just like other city dwellers, through easy access to shelter or land, basic services and home loan finance, they will cease to create new “slums” and self-upgrade the existing ones.
2.   WHAT  IS  A  SLUM ?  

Astonishingly, a slum is not defined as such in our Slum Clearance Act.  

According to the Oxford Universal Dictionary, the  word, coined as recently as 1812, describes it as “A street, alley, court, etc, situated in a crowded district of a town or city and inhabited by people of a low class or by the very poor ; a number of these streets or courts forming a thickly populated neighbourhood or district of a squalid and wretched character”.  The Oxford Concise Dictionary defines it as “1. an overcrowded and squalid back street, district, etc, usually in a city and inhabited by very poor people.  2.  a house or building unfit for human habitation”. 

High density is certainly a characteristic of slums, but their “squalid and wretched character” is more a result of civic neglect of basic services and infrastructure than merely its crowded nature.    Thus even a crowded area which is cleaned and provided with adequate services, will no longer be a  “slum”.  

That is why the draft National Slum Policy (NSP, sec C 1) defines  a slum as an under-serviced area, irrespective of location, tenure, ownership or land use.

One major reason for the deliberate lack of civic services has been the misguided official notion that cleaning up an area of illegal or unauthorised habitation will somehow confer legitimacy on them.  It is only now being grudgingly admitted that all citizens of India have the right to a life of basic dignity, hygiene and basic services, in the larger public-health interest of both rich and poor alike.

Our national policies for land, water, power and investment are driving impoverished people to our cities, especially to the largest ones.    

78% of migrants in the ‘90s headed for just  23  major cities.   Urban  slum  populations  have reached  60-70%  in Bombay, Delhi and most other metros.

So we need to examine what drives such “illegal & unauthorised” urban habitation.

If past approaches have failed, what will work?  What should change?

Some of our least questioned legislation and policies are in fact responsible for actually driving urban poverty and urban disparities.  Being against what the mass of society considers fair or “legal”, such policies actually force the public to act in non-legal ways, leading in wider ripples to disrespect for law and order in any form.  

3.  AFFORDABLE  LIVING  SPACES  FOR  THE   POOR

The poor invest voluntarily and heavily in  providing  shelter for their families.  Slum dwellings represent not just their life savings but also much borrowed capital.  All of this national wealth is destroyed whenever slums are cleared.  This will not need to happen repeatedly if living spaces are planned for and affordable by the 80% of our urban poor.  The ideas below, provided by leading subject experts, both within official circles and from civic society, explain how this can be done.  

4.  STRATEGIC CITY PLANNING  (See also NSP sec 7)
4.1,    Broad spatial planning is necessary:  

It is important to reserve the highest points for water-tanks, the steepest gradients for sewage run-off, and water-courses for “green ribbons” of ground-water recharge, while restricting Master Planning to the broad alignment of highways and infrastructure corridors, not the spaces between these.   Wherever possible, these corridors should be utilized at the earliest, for example as Ring Roads which can later become urban arteries within the growing city.  Public land kept idle and unused is an open invitation for encroachments.

On the outskirts of cities, where urban growth is expected over the next 10-20 years, one can broadly alternate a few areas of spacious bungalow housing with relaxed building norms which allow for high-density low-cost housing.  

4.2,   Equitable Planning for long-term growth:  

The ratio of low-density to high-density areas earmarked thus, should be in proportion to both existing population ratios as well as the current growth rates of high and low income populations.  For instance, if the 40% inner-city populations grow at about 2.5% a year, while the 60% of low-income (“slum”) population grows at about 11% a year (these are actual current averages), then the high-density low-income housing will grow from 60% of the total city population to 77% in ten years and to 88% in twenty years.   Zoning for high-density low-cost pockets should therefore be also 88% and not less.  (Current National Housing Policy piously specifies a mere “10-15% reservation for the poor”.  This is rank tokenism, unrelated to real needs.)  

Therefore no acquisition at all should be made except for low-income housing, or for unavoidable resettlement, e.g. highway widening.   As explained under “Affordability” below, a private land-owner freed from restrictive regulations can sell his land for just as much money for providing low-cost housing as for spacious low-density luxury housing.

4.3,   Avoid “Drawing-Board” Urban Planning:

Master plans for development are today drawn up by Town and Country Planning Organisation (TCPO) bureaucrats and their lower-level officials with obsolete skills, untrained in the latest developments worldwide, and ignorant of the use of satellite imagery and GIS so easily available today. They are rarely urged to set foot in or environmentally survey the existing situation on the ground for fine-tuning their plans.  

It is time to involve leading architectural engineers and bright graduates from urban planning in the spatial planning of our city environs.   

4.4,    Avoid Micro-management of urban spaces:  

The TCPO Master Plans go into highly counter-productive detail, specifying a school or a hospital site even though their existence nearby in private developments often make such specific reservations unviable or unnecessary.  Discretionary “exemptions” for vested interests, and “unplanned” flyovers etc regularly make a mockery of this “planning” exercise, which is usually several years behind schedule and out of touch with actual urban growth.  

4.5,    Prevent Loss of Lakes and Water-courses:  

Drawing-board urban planning, which is insensitive to the wonderful ways in which land contours can be used to prevent flooding and promote ground-water recharge by using low-lying spaces as “surge-tanks”, is another heart-breaking facet of urban life.  Increasing numbers of citizens are battling everywhere to save their lakes and streams, as they are progressively engulfed by urban sprawl.  They are mostly unsuccessful in the face of rigid bureaucracy and misguided “Master Plans” for filling up such spaces.

4.6,  Green Belts have failed:   

This artificial denial of property-development and asset-appreciation opportunities to some land-owners merely based on geographic distance from a notional city centre, is also perceived by the general public as unfair and discriminatory.  Hence again there is unregulated and unplanned construction, all of it in areas where speedy construction of low-cost housing is obviously viable.   For this reason, the Green Belt concept has been largely abandoned in the West where it began.  Yet cities need their open spaces.

4.7,  “Green Ribbons” are the answer.  

Protecting and reserving the green banks along all radial water-courses and their tributary nalas, seasonal or otherwise, is ecologically important for ground-water recharge and such sloping flood-prone areas are far less desirable for habitation.  That is why so many slums are found in such unsuitable areas. They should instead be developed both within and outside the city as attractive linear green spaces which are easily accessible to larger numbers of residents as the city limits expand.  They should be immediately planted with trees to prevent encroachment until the park or greens can be developed in other ways.

4.8,  Allow City Farming:  

Often,  beautiful orchards, vineyards and fertile vegetable farms on the outskirts of cities are obliterated for housing layouts, while “parks” are planned in areas often rocky or unsuitable for this purpose.  Worldwide, there is now a trend towards encouraging “city farming”, where those who wish to continue agri-horticulture or farm forestry are permitted to do so within the growing city for as long as they desire, thereby providing natural and well-established green lungs in a city. 

This land-management policy of allowing city farms as open “greens” which are privately owned and actively used, discourages encroachment and squatting on designated park areas that lie undeveloped.  When city farmers wish to sell their green plots, first refusal goes to the city or to corporates or neighbourhoods who guarantee to continue their use as urban parks, not for construction.

5.  LAND USE PLANNING 

5.1,   Allow Mixed-Use Zoning:  (See NSP sec 5 d)
From time immemorial, in every culture, the work pattern has been to combine work with residence: e.g. early tool-making in dwelling-caves, home artisans and craftsmen, today’s garage and cottage industries.  Today’s zoning that strictly segregates “residential” and “commercial” areas arose only during the Industrial Revolution, when it became necessary to keep noisy sooty industries away from residential areas.  

Today, our major industries lie well outside most cities,  and IT, services and similar non-offensive trades are on the rise.  So it is vital to allow “mixed use zoning” where small-time entrepreneurs and professionals can operate from their homes, usually living in or above their work-places.  Mixed zoning in the outskirts will attract blue-collar population pressure away from the city centre, where living costs are most expensive but varied employment is now easiest to obtain.  This realistic policy that minimizes commuting will also hugely reduce transportation requirements and urban air pollution.  

5.2,    Peri-urban land-use policies:  

When a city is bursting to grow, policies such as those restricting “farmhouses” to only 500 sq meters per acre merely create an artificial land scarcity, strongly in favour of the super-rich who do not even dwell in such homes year-round, thus aggravating the housing shortage.  

This progressively urbanised space could be used instead to take the population pressure off inner-city low-cost tenements.  In fact, these outlying areas should on the contrary be  zoned for progressively denser housing, in medium-density or high-density mixed-use areas, with radial and linear green ribbons between them for recreation.

5.3,    Open Spaces:  

The most noticeable difference between “slum” layouts and other housing is the lack of any open spaces in the former.  This can be taken care of by bye-laws specifying a ratio equivalent to at least one vacant plot per 15 or 20 low-cost housing plots.  This will increase the above figures by 6.6% or 5%, a price that a poor potential home-owner would be more than willing to pay for the opportunity to enjoy such amenities and an improved quality of life.  

This 5-7% “open space” in high-density areas need not be a park or a single site, but can also be creatively incorporated into the layout design in the form of multi-purpose inner courtyards for groups of houses, similar to village chowks, where children can be safely supervised or left to play without danger from traffic. Shared spaces will discourage increased population densities or encroachment of tempting sites, and greatly improve social bonding and law-and-order in the city.

6. PLANNING BYE-LAWS AND REGULATIONS
6.1,   Building Bye-laws:  

Traditionally, villages, unauthorised layouts and even squatter settlements evolve with row houses along narrow pedestrian paths leading to a very few wider roads for vehicular access.  Most building bye-laws do not permit this.  

Insisting on needlessly wide roads (occupying 22-30% of a city’s space), plus another 15% for civic amenity spaces, expensive set-backs on all sides (mostly violated), and building specifications unwarranted for low-cost housing, this imposes a “Cantonment” culture on the entire city that makes space sub-optimally used and unaffordable for the really poor.     Instead, 2-3 different levels of housing density and open spaces can be considered legal and acceptable.
6.2,     Floor Space Index or Floor Area Ratio:  

This has traditionally been seen as a tool to restrict excessive urban crowding.  

It fails when “illegal” extra floors are routinely ignored or “regularised” by Courts or local bodies, making high-rises far more densely populated than “slums”.  

One automatic dis-incentive that has been suggested for such violations is to automatically make the excess floors available for housing those displaced by fallen buildings, road-widening etc. The potential owners of the lower legitimate floors would automatically ensure that such a situation did not arise in their building.  Demolishing the extra floors is a waste of national resources that can be put to good public use instead.

6.3,    Discriminatory legal protection to violators of bldg bye-laws:  

In a recent judgment in Mumbai, the High Court ruled in favour of a super-high-rise building at Breach Candy, despite admitted violations of THREE TIMES the permitted FSI, on the ground that “third-party rights” had been created in favour of those who had paid for “ownership flats” in the illegal floors.  This same argument has never protected squatters from eviction, although the amounts they have invested as third-parties in occupying such spaces represents far more of their life savings than for the rich.  

Legal principles must be equitably applied.  There is always in fact some form of  land transaction payment in almost every type of the 7-8 different forms of “unauthorised” construction.
6.4,   Planned shelter for transient labour:   

Barely 2-3% of any city’s poor live in tents along footpaths etc, but offend public aesthetics sufficiently to condemn all poor dwellings.  Most often these roadside dwellings start out as temporary camps for contract labourers, who often choose to stay on if they can find a job and escape a migrant life.

It is necessary to make road and flyover contractors responsible for housing their transient labour off public spaces.  This is because their “temporary shacks” near the construction site often linger on public places long after the work is over, occupied by either the original contract labour or those to whom they sell their space.  

Final payments should not be made until contractors have moved all their contract labour off the site to a new location if available, or to alternate arrangements made in advance, if there is a gap between work contracts.  Once rental housing is made more freely available, contractors may choose to house their transient labour in rented spaces near the workplace, or provide commuter transport if they want to house them more cheaply on the outskirts of a town.
6.5,  Planned housing for industrial labour:  

In the past, industries were necessarily required to provide housing for all their labour. (Hence Delhi’s DCM Colony and similar textile layouts in Ahmedabad ).  This practice has sadly been lost sight of and abandoned while moving industries out from inner-cities to peripheral Industrial Estates.  

It should again be mandatory for every industry to purchase or provide land for its present and future lowest-income labour force, both permanent, contractual and seasonal.  

This need not always be done by each industry purchasing and managing its own fractional space and duplicating the efforts of neighbouring industries.  It can be achieved by industries buying “shares” in a common housing-development project, each share representing the cost of developing and maintaining one dwelling unit plus adequate common transport facilities to the workplace.

Since industries adjacent to cities are responsible for attracting migrant labour to cities for the employment opportunities afforded by them, provision of adequate and hygienic housing is merely a  “polluter-pays” requirement.  

Once this principle is adopted, industries will compare the overall advantages of locating in larger vs smaller cities and towns where the cost of land for housing is far lower, or will begin to provide affordable transport to and from cheaper land in satellite towns further away from large cities.  Either scenario will encourage dispersal of industrial activity.

7.   LAND AND LAND TRANSFER

7.1,   Land Acquisition Reform:  

Most large cities now have “Development Authorities” that forcibly acquire farmland on the city outskirts for far below its market value and growth potential, and use it to create housing mostly for middle and upper income groups, even NRIs in “Dollar Colonies”.  Since the general public perceives this as injustice, which robs the poor to benefit the rich, the policy is driving more and more land-owners on the outskirts to quickly develop unregulated “revenue sites” in hope of their eventual “regularisation” before every election.  If such private enterprise were actively encouraged and facilitated, it would be far easier to enforce some basic planning guidelines, such as those suggested above.  

LAND ACQUISITION by Development Authorities and Improvement Trusts NEEDS TO STOP, unless it is to provide sites for the poorest immigrants to a city.

These bodies need not be housing-providers or even  service-providers, but rather facilitators for ensuring service infrastructure to all citizens alike.  (See NHHP sec 1.5).  Kerala is taking a very progressive step in winding up its Development Authorities under the 74th Amendment provisions.

7.2,    Policies for Vacant Plots:  

The present excessively low property tax structure for vacant sites in most cities drives land speculation and soaring property values.  What is needed instead is a policy that discourages keeping scarce urban land vacant, unproductive and an invitation to squatting or encroachment.  This can be done by progressively increasing property tax, incrementally for each successive year of non-use,  to rates eventually equal to or even higher than for constructed sites. 

Additionally, vacant private and civic-amenity sites intended to be kept vacant for more than 5-7 years may be required to plant trees on-site until actually put to use.  Automatic auctioning of sites vacant for longer than 7 years has also been suggested, as a means of ensuring productive use rather than real-estate speculation.

7.3,   The law’s delays:  

A survey in the year 2000 showed that forty percent of Bangalore’s slums are on private lands under property disputes.  An existing legal precedent whereby both claimants to a property or tenancy deposit its market value in escrow, with the capital and interest awarded to the winner, should be used far more widely.  It will drastically reduce litigation and the “no-man’s land” situation that encourages not just encroachment but also illegal dumping of garbage on such sites.  A strict limit of just three “life-line” adjournments by either side during the entire course of any property litigation will drastically speed up conclusion of such cases.

7.4,  Statute of Limitations:   

This law makes property-allottees or public-property owners neglectful of their assets and indifferent to asserting  their ownership rights, even when they know that their land is not likely to be developed in the short term.  

The thirty-year statute of limitations in respect of Government, State and City or public-sector lands merely leads to increased official carelessness in the management of such public assets, and can disrupt a poor family’s life and destroy their entire savings and assets even after two generations of settled use.   For inner-city vacant lands, the limitation time needs to be drastically reduced, if encroachment is to be discouraged by rapid productive use of the site by its intended owner.

7.5,   Tradeability of land:  

There is official reluctance to issue Holder’s patta / khata  certificates, to occupiers of lands which are not theirs, for fear that those receiving them will immediately “sell” them and commence encroachment elsewhere.  The fact is that, like any village home-owner or middle-class urbanite, land or occupancy rights are a precious and hard-won asset, not to be lightly disposed of.  The majority of genuine occupiers should not be penalized for misuse of the provisions by a small percentage of unscrupulous persons, as happens in any sphere of civil society.

Again, as in the general population, there will be 5-10% who are forced to move for unavoidable reasons.  In such cases, the urban local body may collect a certain percentage of the site value as transfer fee for issuing a Holder’s patta to a new occupier.  The National Slum Policy section 5 (f) suggests some criteria for this.

The telecom department’s routine success in collecting official fees for change of a telephone-owner’s name, for example,  has proved that  people  would rather pay a fee for legitimate transfer than be hostage to constant extortion of uncertain amounts by petty officials on the prowl for such opportunities.

7.6,   Land tenure in upgraded slums:  

In cities like Ahmedabad, where the city Corporation itself contributes 33 to 50% of the cost of upgrading, it would be meaningless to destroy their own created assets.  Therefore, and this is vital, they have signed a compact with the upgraded residents that in return for their share of contribution, their occupancy of the site will not be disturbed for at least ten years, and that the AMC will not be a party to any eviction litigation against them for 10 years.  It has been proven that even this limited tenure is enough to spur home-improvement in many of the upgraded slums, some of which are now clean and indistinguishable from nearby legitimate low-income areas which enjoy similar conservancy services.

8.  PROMOTING RENTAL HOUSING
The Rent Act is perhaps the single greatest reason for valuable dwelling-space remaining locked up and idle today: whether it is entire flats or just spare rooms.  Housing stock could increase at least 30% if this rule were done away with.  In any case the Rent Act does not protect the poorest, who are forced to pay the supply-and-demand-dictated cost of living-space in cash, without receipts or any form of socio-legal support against exploitation or eviction.  

The National Housing and Habitat Policy 1998 in sec. 5.3 (v) specifically advocates amendments to Rent Control Legislations in the States, and exclusion of new constructions from Rent Control.

Even if the Rent Act cannot for political reasons be rolled back entirely, it should definitely not apply to the newly-added Wards of cities and to outlying suburbs, which are not yet urbanised and hence where “protection” from “exploitation” is not  justified.  In inner areas, there can be a planned phase-out of rent protection, by allowing larger annual escalations to bring rents in line with the market, as is being done today with other “administered price mechanisms”.

9.   IN-SITU UPGRADING AND RESETTLEMENT
The NSP specifically addresses slum upgradation in sections 8 and 15.

9.1,   Time-Bound Upgrading in-situ:  

The views of development economists have finally percolated to city managers, who recognise that squatting and encroachment of long-vacant lands are in fact productive uses of otherwise idle assets.  Hence upgrading in-situ is the preferred strategy  in more and more cases.  This is as it should be, especially when more than half of a city’s population is involved. Satellite imagery shows that 70% of Delhi’s residential-land-area is under slums, so whose city is it anyway? 

Upgrading involves the provision, at regular non-subsidised consumer tariffs, of external infrastructure such as a power or water line and sewer connection to the edge of a settlement, with the costs of internal wiring and piping and drainage or road paving being borne by the community. 

The residents collectively decide how to equitably share the cost of a community power or water meter, and collect the necessary advance deposits.  Unfortunately, even in the face of Delhi High Court orders to provide community electric meters, and even in cases where advance deposits have been paid, the common-meters are not installed for months and years together.  This is because the linemen who have to execute the task feel they can extort more money by threatening to disconnect “illegal” power connections which they have been all along ignoring for a price, than by providing a legal connection whose revenues will go to the electricity dept.  

Hence time-bound upgrading is vital, especially where community contributions are involved.  

Apart from this, it is not necessary to rigidly specify the nature and cost-sharing options for upgrading, as every city and state is experimenting with different models, and such evolution should continue.  We already have several successful upgrading models, such as the centrally-funded UCD model for Urban Community Development in Hyderabad, Vizag, Baroda  and elsewhere under retd Justice Rama Rao, and Slum Networking in Indore, Ahmedabad and Baroda.

9.2,   Change Regressive “Resettlement” policies:  

Recent attempts to demolish slums and “resettle” them elsewhere, often repeatedly, is inhumane, destroys small savings and national investment in private housing stock, and is doomed to failure.  The process, which often entails collusion between land-sharks and slum-clearance or resettlement agencies, is highly exploitative.  In practice, resettlement is done on marginal land which is expensive to develop.  Once marshes have been filled or hillsides cleared and terraced by resettled slum-dwellers, to make the area habitable, unscrupulous developers with fake “titles” to that site take over to benefit from the time, money and labour thus spent in land improvement.  Resettlement is deliberately done across-town to make it that much harder for slum-dwellers to access their former work-places,and be willing to settle for that much less payment to get out and go elsewhere (perhaps back to where they were evicted from).  

Resettlement should be done absolutely as a last resort, only for major infrastructure corridors and similar unavoidable purposes.  

This approach is clearly spelt out in NSP section 6.

Guidelines for absolutely unavoidable resettlement are outlined below in Section 15.

9.3,   Stop Resettlement Scams:  

In some cities, allottee agencies whose long-vacant lands have been encroached, are required to pay the slum-clearance agency about Rs 25,000 per hutment or more, to have the encroachment vacated and new houses constructed for the oustees.  In practice, pleading lack of suitable sites or unwillingness of oustees to move across town, this money intended for housing stock formation is collected and parked in fixed deposit instead, from the interest on which the Slum Clearance Dept supports its own growing bureaucracy.   

Worse still, since most such instances involve the land of public bodies, this is a scam in which land already paid for by a public agency is paid for once again, with funds being transferred from one Govt account to another, that of the Slum Clearance Board.  Ultimately the common tax-payer pays for this fiscal mismanagement.  This practice must stop.  Fortunately, one or two progressive States are contemplating the wind-up of their slum clearance boards and depts.  

10.  FISCAL POLICIES

Lending agencies prefer above all else to hold property title as security, and will give loans in proportion to the “market value” of the land.  This fuels speculation.  An alternative policy of valuing land for the purpose of giving loans only upto a maximum of say four times the current construction costs on such sites, would do wonders to stabilise land values in and around cities and make housing affordable to all classes of society.

11.  HOUSING FINANCE
11.1,   Affordable private low-cost housing:   

Traditionally, pre-Rent Act, and even today in small towns,  those with funds to spare have frequently invested them in low-budget housing with very small living spaces, to cater to large numbers of blue-collar tenants.  If the Rent Act is done away with at least for newly-added areas of a city and its outskirts, housing can become eminently affordable even where land values are exorbitant.  For example, some Slum Boards presently consider 12.5 sq meters or 135 sft as “adequate” for slum housing ! (10 ft x 13.5 ft, outside measurements).

It is possible in one acre (43,560 sft) to accommodate 100 row houses of twice this area, i.e. 270 sft (25 sq m) each, along 10-foot wide streets, adequate for large 4-wheel tempos and ambulances.  An FSI of 2.0 would permit ground-plus-two stories on such row houses, i.e. 300 such units per acre.  Even if suburban land costs Rs 20 lakhs an acre, the land cost per dwelling-unit would be just Rs 6,666 per dwelling unit.  Bare-minimum construction costs of Rs 150 per sft (in the private sector, not if built by Govt) would add another Rs 40,000.  This total of Rs 47,000 per unit is eminently affordable for persons in need of their own home, and they can, and do, find a hundred creative ways of self-financing these amounts over a relatively short repayment period.  

An even more cost-effective way of financing their own homes is to pay for the land alone at first and pitch tents or thatch on it until upgrading is affordable.  A 100 such units per acre would require Rs 20,000 each for the land purchase at market rates, plus just Rs 500-1000 for improvised shelter materials to start with.  Such official strategies are working wonders in other parts of Asia.

11.2,    Societal value judgments on the priorities of the poor:  

Those who can afford to live in pucca houses feel that “decent housing” is the most important priority for the urban poor.  It is not.  Employment opportunities are top priority for the poor.  Housing is a subsequent luxury.  It is not the durability of the shelter material used that is important in a tropical climate, provided it can keep out rain.  Most poor sleep in the open by choice, just like middle-class persons on their pucca  “barsati”  terraces in summer.   

11.3,  Encourage Private Investments:

Low-cost housing investments are made mostly by those poor who migrated to the city 2-3-4 years ago and have built up some savings and savvy, just as middle- and upper-class citizens do.  They should be provided avenues for such private investment in housing stock.       Fresh migrants in contrast seek not housing rights but safety-nets on arrival in a strange city,  by sheltering with relatives or contacts in low-income ghettoes of their own ethnic group, who speak their language and can help them secure employment. Those who fail to make it or adjust do not stay on, but try to return to their roots.
12.  SERVICES





        

12.1,   De-nationalise  Local  Transport:  

The NHHP 1998 aims to make planning of urban transport an integral part of the urban Master Plan.

Yet the connection between nationalized transport services and the overcrowding of cities has rarely been made. Only private enterprise can make affordable the need-based, frequent and convenient transport, tailor-made to a locality’s needs, that makes it possible for residents in outlying areas to commute to work or school.  In the absence of this vital infrastructure, none of the urban poor will choose to, or dare to, move out to the suburbs or satellite towns, however affordable the sites may be.  This is because for every resident, access to employment is far more crucial than living conditions.  And punctuality in today’s work environment is a key precondition for continued employment.  

Registration charges for commercial transport also need to be drastically reduced for routes servicing satellite towns, if decongestion of the city is to be promoted through affordable commuting.

12.2,   Decentralised Sewage Treatment:  

Most European cities developed compactly around castles on elevated ground, where gravity-sewage-transport was possible. Aping this in the form of an official policy of underground sewerage, and transporting waste-water over ever-increasing distances and undulating terrain in our mega-cities, makes the provision of centralised sewage treatment exorbitantly expensive (80% for underground piping alone) and increasingly hard to manage and maintain.
In contrast, a conscious policy of decentralised neighbourhood micro-treatment  methods (such as compact UASBs) will make the provision of sanitation services far more cost-effective and speedy, improving the entire city’s public health and requiring far less public space for the purpose.  These can come up at the same time as newly developing colonies that need new sanitation services, without waiting for enormously costly additions to centralised treatment plants.

Mapping of slum locations in many cities shows that most slum clusters are found in the lowest-lying areas, which are the rejected spaces in urban areas.  Thus slums come up in dried-up portions of ponds, river-banks, embankments and the flooding areas of drains and seasonal streams and nalas. But because gradient and slope of land is an all-critical factor in providing sewerage, storm-water drainage and water supply, this is surprisingly most easily done in such low-lying areas, and is more cost-effective because of higher population density.  Since septic tanks and underground sewerage are very difficult here, decentralised waste-water treatment by natural means (nala gardens) is the most suitable treatment.  It combines recreational use of land with improved urban hygiene for the dirtiest areas.
12.3,   Simplify Access to Power, Water Supply and Conservancy Services:   

Numerous hurdles confront poor urban dwellers in procuring these facilities, even when they are willing to pay, like any other resident.  Arbitrary  definitions of “unauthorised”, even after years of occupation, work to thwart the aspirations of the 80% working poor.  

A more realistic and uniform sanctioning policy  to  simplify  access  to  such  services  to  all  would  immediately  bring  in  much-needed revenue to the service-providing agencies and also eliminate the difference between “slums” and adjacent non-slum areas.  The NSP Section C 1 (d) emphasizes the automatic eligibility of all registered residents for basic services, regardless of location or occupancy status.

13.  OTHER ISSUES

13.1,  De-notify  upgraded “Slums”:   

Once an unhygienic un-served area is upgraded and provided all basic civic amenities, it should immediately cease to be classified as a “slum”.  This will encourage a rush of occupier investment in upgrading of their structures to a level indistinguishable from, and often better than, the user-unfriendly “low-cost housing” provided by official agencies, where poor planning, shoddy construction and sub-standard materials are often the norm. (Some Gujarat Housing Board colonies also have no infrastructure, despite HUDCO funding). De-notification will also pull up property improvement and property values in adjacent middle-income areas.

13.2,   Preserve Employment Potential of Land:  

Unexpected new opportunities such as mill lands coming on the market are diverted to luxury uses such as bowling alleys, instead of being required to support the “employment-per-acre” norms of the land in its previous use as a mill or factory which probably received the land very cheaply for a public purpose like employment - generation.  Mixed-zone low-income housing in such sites would take great pressure off city traffic as well.
13.3,   Shelter for the homeless:   

Again, in most cities, a very very small but disproportionately visible fraction of the poor sleep on the street.  These are children who have run away from abusive or broken families, or are drug addicts of all ages who do not even invest in tented shelter but roam from place to place each night.  Caring for them is best left to private social-service agencies who understand their social needs and feel moved to tackle their plight, such as the Missionaries of Charity, Salvation Army, Red Cross or others. 

Even in the highly social-security-oriented USA, city-run and Government-funded hostels for the homeless have failed for months together to get their inmates off the street into alternate arrangements.  In fact, several books have documented how respectable families who have fallen on hard times become trapped in a bureaucratic cycle of restrictive regulations for official shelter that robs them of both self-esteem and the opportunity to escape such dependency.  

14.  SUGGESTED  STRATEGIES  FOR  AFFORDABLE  HYGIENIC  LIVING
The draft National Slum Policy addresses Environmental Improvement in section 8 (a) Approach and (b) Physical Infrastructure Development.  The points below add a check-list for immediate action by cities.

14.1,   Daily collection of solid waste everywhere, preferably by doorstep collection or mobile dustbins, is the key to a clean environment, the first objective. This must be done in every area of human habitation.  Excellent examples are available in Mumbai, e.g. in PremNagar slum in Goregaon, where decades and mountains of filth are now a thing of the past, and residents themselves contribute towards part of the daily waste-collection costs. 

14.2,    Upgrading of existing settlements must be the preferred strategy always:  it is the necessary next step.  However well one may plan for ongoing and future low-cost housing needs, the existing slums must be addressed.  Up-grading should be the standard response for low-cost living solutions already in place. 

 In order of community priorities,  provision of water is normally the first requirement, if lacking, followed by toilets. Both can be done on a cost-sharing basis between community residents and the city.  The water-line should have a common meter, and  toilets preferably pay-and-use but locally-managed.  Residents will have to be formed into lane or moholla committees to ensure collection, payment, accountability, maintenance of assets and their protection against theft or vandalism, and their priorities, ideas and suggestions must be taken very seriously at every step. Mobile toilets can be provided everywhere until local decentralised sewage treatment is put in place.  This is necessary since  most cities in India are unsewered,  or only partly sewered in limited areas. Even in the rare areas where resettlement may be imminent, temporary mobile toilets or chemical toilets are a must as long as people reside there.
14.3,    Street paving and drains or underground sewer pipes are the next step, to be funded again by cost-sharing methods as soon as the community is ready for fresh investment in its infrastructure.  Contractual land occupancy rights are vital for cost-sharing. Even a mere ten-year tenure is enough to ensure cooperation, as it builds the community’s confidence in the city’s intentions, proven at Ahmedabad.  Again, a portion of the amounts collected must be held as a jointly-controlled corpus, to ensure that drains are well-maintained, under community control.  Many successful schemes have proved the benefits of this strategy.

14.4,    External power-line and a community meter are normally next, unless the community voices the need for other priorities. 

14.5,  Cost-sharing must be equitable:  In the case of power and water connections, those nearest the mains (generally along highways) are charged less than for interior plots much further from the road or mains.  This is a paradox, as the plots nearest the road usually belong to the more affluent among the poor, and the poorest live in the most interior locations and would thus be charged the most.  Hence costs must be equalised to be equitable. Cost-sharing should be only for services that are lacking:  If some slum-dwellers already have power or toilets, they should not be forced to pay the same share as those who lack them.  These two aspects taken together can often lead to complications.

14.6,   Conflict-resolution can be greatly helped by appointing community workers as Gazetted Officers for the purpose, thereby enjoying the right to seek out facts.  It is always advisable to seek the help of elected Councillors in conflict-resolution.  Whatever their shortcomings, if they are excluded from the upgrading process they can be a serious hindrance to the process.

14.7,     In cost-sharing projects, the city’s share should be the first to be spent:  If the city begins by laying a water-line or a power line or sewer main to the edge of the settlement, this builds confidence in the residents that the city means business and can be trusted, and the pace of residents’ contributions immediately goes up.  Since these contributions are similar to betterment charges which are “un-tied” funds that give the city leeway in expenditure, honest projects can be quickly executed without red tape.  

However, the community must be fully informed  of tenders and bids and costs of selected materials (preferably through a site-office within a slum house), and have full liberty to bid for and undertake the project directly if they choose.  This will also build citizen trust and minimise graft at the lowest levels.

14.8,   Promptness brings results:   When Mr M N Buch as DDA Chairman guaranteed delivery of services within six months, there was a queue of slum residents willing to pay for their upgradation, as performance on the ground built their trust in the administration.

14.9,    Legalisation increases power and water-supply income ten-fold: 

With only 13% of Delhi’s 300,000 small enterprises operating from legal industrial parks, the Vasant Committee report showed that in 1991-92, 51-53% of DESU power (from Delhi Electric Supply Co) was stolen, for example by SSI cable manufacturers in Vishwasnagar (an ironic name!).  Regularising such activity by mixed zoning or otherwise, would thus yield a ten-fold increase in official payments for power and water, if these were legalised.

14.10,  In new areas, services should promptly follow development:  

Land development should be left to the private sector, not the Govt.  As soon as 50% of an area is developed for housing of any category,  adequate bus services, power and water should be provided promptly to that area.  Not only are citizens entitled to this, but prompt service delivery will act as a spur to rapid development of a given colony, and legal revenues will increase without forming a habit of theft.  

Presently, Development Authorities hand over their areas to the host city’s municipality after years of development have occurred, waiting until there is close to 100% occupancy of sites.  This leaves such peri-urban areas in a twilight zone as far as service provision is concerned.  Municipalities should take over Development Authority or Improvement Trust areas as soon as 50% occupancy has been achieved, if not earlier,   so that provision of basic services starts at the very earliest.

Good transport is most important. There should be no bar on private modes of transport which are often extremely cost-effective, like the Rajkot “chhakros” where a Bullet motorcycle with a trailer transports twenty persons at a time for a song.  Without cheap transport, it is difficult to attract low-income residents away from city slums into new affordable private developments on the outskirts.

14.11,  Resettlement should be avoided at all costs.  Only in absolutely vital situations, like clearing an infrastructure corridor for highways, railways, canals, pipelines, high-tension lines and the like,  should resettlement even be thought of.  

A public hearing should invariably be held, to justify the need for resettlement in the general interest.  Once there is broad consensus on the need for relocation, and the terms on which it will be done finalised in public fora,  no judicial stay ought to be given for longer than one week, with automatic cessation of the stay if the documents or evidence sought to be produced are not promptly forthcoming.  Cities must therefore be ready with all their homework. 

When resettlement, as the exception rather than the rule,  is indeed unavoidable, it must be done in as humane, thoughtful & consultative a manner as possible,  by strictly  observing the following rules:

15.  GUIDELINES FOR UNAVOIDABLE RESETTLEMENT

The guidelines below add to or elaborate on the excellent and practical steps listed in section 6 of the draft National Slum Policy 1999.  They are also based on the experience of Surat in 1995-96, where humane and common-sense policies ensured willingness, even eagerness, to be relocated to allow major road widening and civic improvement.

15.1,   Every relocation must result in significantly improved living conditions as it is a priceless opportunity for re-alignment and planning for future local infrastructure, if the overall city surroundings are to improve.

15.2,    The Contour levels of the proposed site should be given very careful attention, so that the layout of the new settlement can ensure the best possible drainage conditions and gravity supply of water.

15.3, No monsoon relocation, and in very cold or snow-bound areas, no winter relocation.

15.4,     Nobody should ever  be relocated twice!   Adequate thought and planning should go into the selection of the new location, once and for all.

15.5,    Relocate to the same side of town, not across-town, so as to minimise dislocation and hardship to the oustees, and discourage the land-grab mafia that uses such tactics to ensure the failure of resettlement.

15.6,   Relocate them as a group, as far as possible, to avoid disrupting community ties that have formed over years and will prove invaluable in creating a cooperative environment for change and improvement of life-styles.

15.7,   Encourage formation of locally-elected committees before relocation, and consult them on details before, during and after the move, for problem-solving: one for every twenty houses works best.  Ensure advance visits to the proposed site and incorporate their suggestions wherever possible.  Provide amenities sought if there is willingness to pay.  Expand the committee after relocation to include one lane-representative in the new layout.

15.8,    Issue notices well before relocation,  as required under existing rules.  Many cities deliberately circumvent or ignore this statutory requirement for the short-term gain of avoiding potential legal stays, but such inconsiderate and inhumane action, which often destroys a lifeteme’s possessions along with the lifetime savings invested in shelter, breeds enormous social unrest and resentment which is extremely costly for a city in both monetary and other ways.

15.9,  Announce two or three days for verification of pattas, and conspicuously mark houses that are not currently liable for demolition.  Neither judge nor peon would accept a mere apology if their family home is unlawfully or accidentally destroyed in a demolition drive – a very comon occurrence nowadays.

15.10,  Involve local councillors in decision-making and conflict-resolution, otherwise political opposition to the move will be needlessly created.

15.11,   Mark out roads, lanes and plots in the proposed resettlement site,  making creative use of contours to ensure adequate drainage and flood-proofing. Let the local committee and councillor decide who gets exactly which plot, and which plots (preferably contiguous ones) are left open as common community spaces or for a temple or schoolroom.

15.12,  Jointly finalise preferred housing plans in advance, taking the proposed residents’ views into account to ensure space for amenities like future individual toilets (preferably adjacent, in every 2 or 4 homes, and for an adjoining open space for a shared septic tank over which water-purifying plants may be grown or a paved multipurpose washing / drying area created. Avoid any artificial restrictions on height or shape of re-erected dwellings, unless the group collectively desires this.

15.13,   Jointly decide on a day for moving, which is convenient to all.  Nobody likes being treated like cattle.

15.14,   Provide dismantling help and adequate transport of house materials and goods to the new site.  Do minimum damage! These are national assets.

15.15, Provide reconstruction help & a community meal for that day or two.

15.16,   Have an external water-point, street-light and community toilet or mobile toilet ready and fully working, in advance of people moving in.  Have a clear strategy and plans for a sewer line or decentralised sewage treatment.  When their new life begins with dignity and hygienic habits, that will set the tone for the future.  They should not be thrown there with mere promises.

15.17,  After the move, ensure the presence of a senior official who can make decisions, available onsite daily for the first week and weekly for the next month or two, to resolve unexpected problems speedily and effectively.  He will need to help children with new school admissions, bus passes and a dozen such issues.

15.18,  Remember: every successful relocation makes the next one that much easier.
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