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INTRODUCTION 

The first time I came to know about the Incremental Housing Scheme of Hyderabad Development Authority (HDA) was in January 1987 when I participated in a Seminar on land supply for low-income housing at the Institute for Housing Studies, Rotterdam. This scheme appeared to provide solutions to most of the problems which we discussed at the Seminar. When later that year I was in Karachi, I took the opportunity to see the scheme and was soon convinced that something very special was taking place there. In 1988 I went to Hyderabad again and stayed there for a couple of days to study the scheme and to see to what extent it responded to Hyderabad’s low-income housing problems. It was then that I decided that the scheme deserved a more thorough investigation. Very fortunately, HDA’s staff has absolutely no objections to my plan. 

I lived in Khud ki Basti during the month of February 1989. The research consisted of much observation and small talk. Besides, I had long talks with common people and several leaders in the basti as well as with different staff members of HDA. I carried out a survey among 100 households in Khuda ki Basti. Recorded information was mainly obtained from HDA’s main office.

In addition to information about Khuda ki Basti proper, I also gathered some other information which I though was relevant for Khuda ki Basti. In this connection I went to surrounding illegal subdivisions and talked with residents and some subdividers. Besides, I carried out a small survey among renters in a cross section of squatments in Hyderabad and I interviewed a few renters in illegal colonies situated adjacent to Kotri Industrial Area. 

After returning home, it took me quite some time to find order in, and make sense of, all the data collected. First, I wrote a brief paper on some main findings (Van der Linden, 1990). The present text is the full report on my research; a few paragraphs from the earlier paper have been incorporated in this report. Although there are still quite a few things on which I feel have too little information or which I fail to fully understand as yet, my month in Khuda ki Basti has given me insight in a number of important issues. I have also come across some weaknesses of the project which are mentioned in this paper. This, of course, might lead to that some readers misusing such information when opposing the kind of approach which HDA has adopted. Therefore, I want to make it clear right now that on balance HDA’s Khuda ki Basti has been successful to an extent incomparable to any other urban low-income housing project in Pakistan. Whoever fails to recognize this and uses my criticisms out of context, either does not understand what is happening in Khuda ki Basti or – worse even – purposely distorts the information contained in this paper. 
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CHAPTER I 

HYDERABAD AND ITS HOUISNG PROBLEM

1.1 The housing situation 

Hyderabad is a city with an estimated population of close to one million. The population growth is estimated at around 4% per year, which is moderate by Pakistani urban standards. Most households in Hyderabad are poor. Around 70%, constituting the low-income groups, have household incomes below Rs 2,000. – per month (i.e. around US $ 117. --); 24% belong to the middle-income group and 6% to the high-income group (figures refer to the situation in 1985- ’86; Pepac, 1988, 25). 


In the past neither the public, nor the private sector provided (land for) housing which the low-income groups could afford. Between 1979 and 1987, Hyderabad Development Authority (HDA) provided 15,000 plots (i.e. on average 1875 per year) in different schemes; in the same period, the private sector supplied 10,050 plots (i.e. 1250 per year on average), mostly with houses. The total number of high and middle income plots thus achieved (with or without houses), however, is far in excess of the requirements of these income groups, estimated at 460 and 1800 units per year respectively (Pepac, 1988, 5).


Thus many high and middle income housing solutions were and still are – brought onto the market every year, for which there is no real need, although there is more than sufficient demand. The reason for this is that in and around the fast growing city, buying land is still one of the best – because profitable, safe and inflation-poof – ways to invest money or to speculate. 


As a result, many plots sold are not occupied; they lie vacant for long periods of time and change hands a number of times before families finally settle on them.  Moreover, in the larger schemes this mechanism is self-reinforcing, since settling in the middle of an idle-lying scheme is unattractive, if not impossible, should there be a few households wanting to do so. This factor especially excludes those who are in real need of housing from access to such schemes: even irrespective of hurdles posed by location, prices, standards and allocation procedures, the really poor and homeless cannot and will not invest in housing plots which they cannot occupy for the next 10 to 15 years. 


By the end of 1987 constructions had been erected on as few as 100 of the 15,000 plots provided by HDA since 1979.

Thus, a rather paradoxical situation has come about in which large housing schemes are not being made use of for long periods of time, while the housing needs of low-income groups are becoming more and more acute since nothing is being done about them. Also, in this situation enormous investments by public authorities do not serve their original purpose, but only facilitate investment and speculation by groups whose housing needs have already been taken care of. 

1.2 Low-income housing solutions

The low-income groups have no option other than to find illegal solutions for their housing needs. It is estimated that about one quarter of Hyderabad’s housing stock is situated in over 100 squatter settlements (locally know as ‘katchi abadis’) covering a total of 1400 acres and housing some 216, 000 people (Pepac, 1988, 7-8).


Here are there in Hyderabad, clusters of every simple hurts can be seen, built on flood-prone pieces of land. Generally speaking however, living conditions in the katchi abadis of Hyderabad are not extremely bad. For some ten years the Municipal Corporation has been executing a legalization and upgrading programme in these settlements, most of which now have adequate water supply and electricity connections. In several low-lying settlements which in the past were frequently subject to flooding, major works have been executed to raise their ground level and so protect them from floods. In a number of colonies sewers are being introduced as well. Also, thanks to the greatly increased security of tenure in these katchi abadis, owners have made, and continue to make, substantial investments in their houses. In most of the squatments, a majority of houses are (semi-) permanent, i.e. have brick walls. Quite a few katchi abadi houses have two storeys. 


Because of factors such as increased security of tenure population growth and speculation, land prices in katchi abadis have gone up tremendously, as have land prices in general. This in its turn is the reason why nowadays establishing fresh suqatments is nowadays almost impossible. Like what has been noticed in Karachi, there are now – legal or illegal – claims to practically every piece of land and invasion of land is no longer tolerated. Consequently, classical forms of squatting hardly occur any more. Instead, a system of unofficial commercial subdivision of land has largely replaced other forms of extra-legal housing (cf. Van der Linden et al., 1985). 


Around Hyderabad this system is not always completely illegal, since in a number of cases the subdividers do have legal claims to the land, although the validity of such claims is very often dubious. Besides, the subdivisions so created do not correspond with official planning and they are typified by habitation before the infrastructure is in place (cf Baross, 1989). Also, construction of individual houses is undertaken without official approval. For these reasons, I will hereafter call these settlements ‘illegal subdivisions’. 


Finding a place to live in an illegal subdivision not only implies that the land has to be bough, but as illegal subdivision always takes place in, or beyond, the city’s outskirts, it also implies that expenses for transport and services will be much higher than in more centrally located areas. Both these factors render it especially difficult for the poorest to establish themselves in illegal subdivisions. On top of that, prices of building materials have risen more than the general price and income levels, which makes it even more difficult to build a house for those who manage to obtain a plot (Baken, 1989). 


Apart from that, to the poorest their socio-spatial support network is extremely important in order to survive. The poor very much depend on informal contacts to gain access to jobs and facilities and to obtain help in case of need. Such contacts (the jobber, local leaders, relatives, the shopkeeper who gives a few days’ credit etcetera) are usually located in the neighbourhood itself (Nientied at al., 1982, 24-6). The poor invest in those networks, for instance by helping others in time of need or by supporting leaders. When they move to a far-off place they lose this network and have to start afresh in building up a new one. 

Thus, for this reason also, many households in urgent need of housing cannot afford to move to an illegal subdivision. 

As a result, more and more households that are unable to go and live independently, are doubling up with relatives or renting accommodation in the katchi abadis of Hyderabad. Based on small survey of a cross section of katchi abadis (in February 1989). I estimate that around 12.5% of households in the squatments of Hyderabad are renters, while an additional 3.5% non-owing households are doubling up, mostly with relatives. 

1.3 Renting in katchi abadis

Although figures on owners in Hyderabad’s squatments are lacking, so that no comparisons can be made, some data on the non-owners at least give a fair impression about this group.

Table 1 : 
Some figures on non-owner occupants of dwellings in a cross 

section of the katchi abadis of Hyderabad

(averages; n=50)

_______________________________________________________________ 

Households size




5.8

Nr of rooms





1.5 (median: 1)

Nr of earning members/hh.



1.4

Age head of household


         
           38.9 years


Length of stay in Hyderabad 

                           23 years

Nr of non-owned houses lived in


            4.78

Income main earner/month


   Rs 1403,57 (median Rs 1200)

Household income/month


   Rs 1650,50 (median Rs 1450)

Rent/month




   Rs   349,37 (median Rs 300; n=32)

Rent/month 2 years ago 


                Rs   281,42 (median Rs 200; n=21)

_______________________________________________________________ 

Almost all of the non-owner occupant households are nuclear. Although the heads of households are not particularly young, the average household size is relatively small. This same tendency was found in Karachi (av. hh size non-owner occupants: 5.6, against 7.2 for katchi abadis overall; van der Linden, 1988, 56). 


Incomes are low, but in view of the relatively small household size, the income per head would probably not be much lower than that of the average katchi abadi dweller. Exactly half of the income earners hold one of the three lowest ranking jobs in the occupation profile in terms of earnings and/or employment security: unskilled labourers (28%), sales workers (20%) and servants (2%). 


Apparently, a majority of heads of heads of households have lived in Hyderabad since long; only 6% have lived there for five years or less. During their stay in Hyderabad the households have moved rather often moved from one non-owned place to another, mostly within the confines of the neighbourhood. 


This situation reflects a serious degree of stagnation, especially considering that a large majority of non-owners (78%) aspires to own a house in due time. Not surprisingly, 80% of the respondents said that lack of money was the reason why as yet they live in houses which are not theirs. 


When comparing incomes and rents and their development over time, we get a strong suggestion that here people are caught in their present situation, without much hope of ever being able to escape: the ‘stagnating bridgeheaders’ as I have called this group elsewhere (Van der Linden, 1982). 

The worst part of it is that the processes which produced this group of stagnating bridgeheaders are likely to reinforce themselves. The more difficult it is for a family to settle down in a house of their own, the more non-owner occupant households there will be. This, in turn, makes the rents go up; high rents limit the possibilities to save even further, etcetera. 


The effects of such a process are clearly noticeable in Karachi: increasing household sizes, increasing occurrences of renting and doubling-up, densification in existing settlements, rising prices of land and houses, rising rents and the reoccurrence of non-commercial invasions of land. Apart from this last feature, the indications are that the same sort of process is taking place In Hyderabad. It is clear that the market forces – even those operating in the illegal market – are incapable of solving the housing problem of the poor. Yet, until recently, the government has failed to intervene. 

CHAPTER II

HDA’s NEW APPROACH TO SOLVING THE LOW-INCOME HOUSING PROBLEM

2.1 Basics of the approach

At the basis of the development of a new approach in Hyderabad is the exceptional attitude of HDA’s staff as reflected, first, in their recognition that there is a problem here which apparently could not be solved by the approaches tried hitherto. Secondly, from the beginning HDA’s staff has been willing to learn from any possible experience, including those of ‘lay people’ such as illegal subdividers and inhabitants of their scheme. They have been flexible enough to absorb such lessons and to regularly modify their approach.


Contrary to approaches based on the demand-and-supply mechanism and the belief that market forces will eventually solve the problem (e.g.  Mayo et al., 1986), HDA realised that – at least in the foreseeable future – one major target group simple was not going to be served by the existing legal supply system, because there is a wide difference between the demand which is being served, and the need which is not. 


Protagonists of the market approach also blame the Development authorities for charging an administratively set price for urban plots which is much lower hat the market price. This, they argue, is the basic cause of the land getting into the hands of investors and/or speculators. Setting a market price would eliminate one major incentive to buying plots for investment and speculation (e.g. Dowall, 1989, 172).


There are, no doubt, convincing reasons for charging market prices for plots of urban land. With the present system, in fact a subsidy out of public funds is granted to the middle and high income purchasers who do not even use the land for housing purposes. Also, public authorities miss out on a potential source of income which could be used for cross-subsidizing low-income housing or for doing a better job in the filed of infrastructure provision. However, market prices alone are not very likely to eliminate speculators, let alone investors. This becomes clear from the mere fact that a plot in a government housing scheme in Karachi or Hyderabad changes hands 3 to 4 times on average before it is finally settled upon. Surely, second and subsequent buyers of such plots pay prices at, or very close to, market rates. Yet, there always are sufficient customers who for the major part do not settle on these plots eventually. Evidently, although they pay a market determined price, they still achieve their investment or speculation aims. In illegal subdivisions too, prices are determined by market forces rather than administratively controlled. Yet, speculation is the engine on which illegal subdivisions too, an increasing proportion of plots change hands several times before they are occupied. 


Thus, there are strong indications of the imperfections of the market mechanism as a solution to the low-income housing problem. Probable causes of this include the imperfection of the market, the growth of the city population which results in a continuous demand for – if not shortage of – housing in the foreseeable future, a shortage of investment alternatives, inflation and the values that culture attaches to ownership of land. 


At the same time, it was clear that the system of illegal subdivision – for all its obvious shortcomings (cf. 5.3) – had been relatively successful in catering to low-income housing needs. Illegal subdivision takes care of number of important aspects to which HDA had not given sufficient attention in its extant schemes. These aspects include a) targeting and affordability; b) the procedure of allotment and c) the time lag between allotment and development. With emphasis on these issues, HDA started a project called ‘Incremental Development Scheme’. The settlement thus created later became famous under the name ‘Khuda ki Basti’ i.e. God’s settlement. 

2.2 The Incremental Development Scheme

Fundamental to the new approach is that the option offered is affordable to the target group. A very low payment is therefore required. The development of the scheme is incremental. The initial services are limited to the basics: at the start only communal water supply and public transport to the city are provided. 


Only in the longer run, house-to-house water connections, sewerage, electricity and road paving are furnished when, through monthly instalments, the allottees have accumulated sufficient money to finance them. The instalments have been fixed at Rs 50. – per month. The total price of a fully serviced 80 square yard – plot is Rs 9,600. --. In this way the project will be fully self financing. Speed and standard of development thus depend on instalments, and the financial risk of the public agency is minimized. In principle,  the inhabitatants can decide for themselves to which facility they want to give priority. About 60% of the inhabitants pay their instalments regularly; the rest are in arrears, some 12% have not paid any instalments. On the other hand, in order to quickly obtain certain facilities, the inhabitants of several blocks have accumulated funds far in excess of their due instalments. 

Besides, standards prescribed pertain only to those items which cannot be changed later. Only the lay-out of the scheme is fixed and absolutely no standards are imposed otherwise as to the quality or plan of the houses. 

In this connection, one example of HDA’s flexible approach is worth noting. Although reluctant to impose standards, HDA felt that something had to be done when it appeared that the latrines some people had installed started posing a health hazard. After discussions with the inhabitants, it was decided that allottees would be obliged to dig a soakpit on their plots, and the first down payment, which initially had been Rs 640. --, was raised to Rs 1,000.-. This amount is still within the reach of even the very poor. The increase covers the price of a water sealed squatting platform which is handed supplied to the allottee when he occupies his plot. 

With regard to the allotment procedure in particular, HDA sought and found ways to reach the target group and to exclude those who do not intend to live in the scheme after acquiring their plots. After a number of unsuccessful attempts to actively recruit allottees from existing squatments, it was concluded that households genuinely interested in owning shelter in the scheme would select themselves by coming with the whole family and all their household goods to live in the area. Therefore, a reception area was installed in the scheme where households have to put up temporarily, or where they can rent a simple one – or two roomed house. Subsequently, after some 12 days, they are assigned a plot on which they have to start living and building immediately. The reception area serves as rather efficient filter to exclude those who want plots of land for investment only (For a historical account of the evolution of the concept of reception area, cf 3.1.; cf also Siddiqui & Khan, 1989). 


The administrative part too is characterized by simplicity and straightforwardness. The procedure is that households can apply for a plot by submitting a photocopy of the head of the household’s national identity card. On the basis of this application a plot will be assigned to them on which they can live and build after having passed through the reception area. However, legally valid allotment orders will only be issued when all instalments have been paid. In this way HDA has a means to cancel plots of those who leave the scheme. In such cases, the leavers are compensated (although they suffer some loss) and the plot is assigned to another family. 

As regards the time lag between allocation of plots and development, this has been completely eliminated. Development takes place while the allottees are living in the scheme.  Another important feature is a continuous adequate supply of plots so that there never is a shortage of land. Because of this, no waiting lists are needed and any family requiring a plot can immediately be served. Another result is that the scheme can keep on serving the target group. Although the value of existing built-up and serviced the plots has substantially risen since the scheme was started, new families now entering into the scheme can avail of an unserviced plot of raw land and pay in principle the same price as was fixed when the scheme first opened. This, no doubt, also reduces the potential profit of speculators. 

Finally, from the outset HDA has tried to let people participate in the scheme as much as possible. As will be shown in 3.3., HDA’s attempts to stimulate people’s organization have been less than successful, mostly for reasons beyond HDA’s control. However, in so far as access is a precondition for, or even a form of, participation (cf Yap, 1983) HDA has progressively tried to provide this access. 

Apart from providing access to housing plots and, in due course, to services on those plots and in the settlement, it is of great important that HDA provides information about the procedures as to how to obtain a plot and facilities, and what each actor’s rights and duties are in this process. This probably is the best – and only viable – way to prevent middlemen from monopolizing and misusing access to, and information from, public agencies. 

For the sake of access HDA first of all has established a site office in the area which is open every day. It is of much importance that HDA’s senior staff – including the Director General – often visit this site office. This is certain to facilitate people’s access to the public agency. During my research I noted that many inhabitants knew, and had spoken to, members of HDA’s senior staff. In this way irregularities by the filed staff would be kept in check to some extent as well. 

Secondly, access is certainly made easier by the simple procedures for obtaining a plot. Moreover, in different places in Khuda ki Basti HDA has placed large boards on which these procedures are published. Smaller notice boards regularly display information about relevant issues such as the amounts of instalments accumulated by the different building blocks in which Khuda ki Basti is divided, the availability of loans, the conditions for obtaining loans and – later – particulars about loans issued. 

Such information is also made public in a monthly magazine called ‘Kuda ki Basti’ which is published by HDA. In this magazine, an increasing number of issues is getting attention on a regular basis. Apart from a monthly progress report, block wise balance sheets and reviews of loans issued (lists of people; amounts; repayments) are presented. It should be noted, however, that many inhabitants do not read the magazine, so that display of the relevant pages on notice boards remains an absolute necessity. 

CHAPTER III

THE STRUGGLE FOR KHUDA KI BASTI

Khuda ki Basti’s history is one of search and struggle: a search for new ways to reach the low-income groups and a struggle to overcome the problems that public agencies encountered in earlier attempts to serve these groups in their housing projects. In their turn, the major part of these problems stem from interests of a whole range of actors inside and outside HDA as well as inside and outside Khuda ki Basti; actors who see their interests threatened by the scheme and who, consequently, try to prevent proper execution or, alternatively, try to bend the rules. 

In this chapter I will deal with different actors and groups of actors separately, in an attempt to give a clear picture of these, their interests and the ways in which HDA has tried to deal with them. As will be apparent in different instances, in deal with them. As will be apparent in different instances, in reality many actors belong to different categories simultaneously while the interests of different actors often coincide or complement each other. Thus, while the description might sometimes suggest analytically clear cut entities, the reality has more of a muddle. This should be kept in mind when reading the following paragraphs.

The rather complex matter dealt with in this chapter does not allow full separation of description and interpretation. In several places I have to interrupt the description to provide some background information or other clarifications, while some times partial analysis is necessary for a better understanding of following descriptive sections. 

3.1 The official version 

Before a scheme of set-up as sketched in 2.2. had been achieved, HDA when through a long process of experimenting and learning by doing. 


Initially, HDA had earmarked an area of 100 acres in its Gulshan-e-Shabaz scheme for an incremental low-income housing scheme. Gulshan-e-Shabaz is HDA’s major development scheme spread over an area of 1200 acres. However, up to now practically no development has been realized. Some sectors have been encroached upon. 

In order to allocate the plots to the right target group of the incremental housing scheme, a survey was carried out in some squatments of Kotri, very close to the planned scheme. Thus, a target group was identified of households having less than 120 square feet of living space per member, of renters and similar groups likely to be interested in HDA’s new scheme. Area councilors and social workers attested the urgent need of housing which these people expressed. It should be noted, in passing, that the term ‘social workers’ in this case refers to self-appointed social workers, in fact leaders and middlemen of the area, who sometimes also act as contractors. I will further elaborate on their role below. 

Households thus identified received application forms for a plot in the scheme. The initial deposit was fixed at Rs 460.--. HDA granted these applicants possession of 80-square-yard plots with full allotment orders, the conditions of the allotment stipulated that they had to complete construction – of whatever standard – within one year. However, practically none of the allottees started constructing on their plots. Since they had formal allotment orders, there was not much HDA could do about this. 

In a subsequent attempt to overcome this problem, HDA stopped giving full allotment orders. Instead, only possession of plots was granted while the issuance of title documents was kept pending until the household had constructed their house and had moved in. The construction period was reduced to three months. Again, however, there was hardly any response. 

In order to show that they meant business, HDA then proceeded to cancel the previous allotments and to re-allot the plots to applicants on the waiting list. The latter were instructed to start constructing immediately, so that the household could move to their new plot within a month. Besides, the plots were made non-transferable (except by way of inheritance). Moreover, applicants whose allocation would be cancelled, would lose their deposit. HDA enforced these measures strictly. As a result some households were living in the area six weeks later, while many others had put up huts where they stayed during the days only, and still many others had at least laid the plinths. But after this first period, yet again no further development took place. Investigation brought to light that the allocates for a large part belonged to the lower middle-income group. On the one hand, their housing problem was not urgent, on the other hand, in their present abodes they enjoyed a number of facilities which were as yet lacking in Khuda ki Basti. They had, therefore, very little incentive to move to the scheme.

It was then that a family from the waiting list came to the site and occupied a plot that was in possession of an absentees. This showed that, after all, there were families who were genuinely interest in living on the site. More important even, such families were apparently prepared to go through a number of hardships which investors and speculators would rather avoid. This realization became the basis of the concept of a ‘reception area’ as an effective means to serve the needs of the real target group and to filter out all those having other aims than finding shelter in the scheme. 

Initially, the reception area was a mere open space where people could temporarily live in makeshift huts. HDA soon provided simple reed huts for families to live in during their stay in the reception area. But HDA later felt that in this way only very poor households were attracted and that slightly better-off families were reluctant to pass through the reception area. For that reason a row of simple two-roomed brick houses was put up as a next option. Households preferring this sort of arrangement can rent such a house and live in it during the reception period. The rent amounts to Rs 100 for 15 days. 

The idea of reception area worked. Within 16 days after its initiation on the 2nd November 1986, 350 families had moved to their plots after having passed through the reception area.

3,2  External forces

The above is the official description of the developments that led to Khuda ki Basti as its functions now (cf. Siddiqui & Khan, 1987; 1989). Although I found this description completely true which may be rather amazing of an official version! -, much more than this had happened below the surface. 

To start with, it is very common that immediately upon a public announcement that a new housing scheme is going to be opened, innumerable leaders, brokers, ‘social workers’ and other middlemen try to get their share. This happens mainly in two ways. Firstly, the middlemen try to get hold of as many plots in the scheme as they can, either by simple encroaching upon the area, or through direct contacts with the staff of the implementing agency, or through (fake) applicants. Secondly, realizing that a part of the desert is going to be urbanized and consequently that land prices around the scheme will go up rapidly, they try to establish illegal subdivisions all around the scheme. 

Since the late sixties all of these mechanisms have for instance been found in operation in and around Karachi Development Authority’s so called ‘Plot Townships’ Qasbah, Orangi and Baldia (cf Bos, 1970, 7; Nientied, 1987, 125-6). In the eighties exactly the same things happened in and around Katachi Metropolitan Corporation’s housing schemes in the extensions of Muhajir Camp (Baldia Township; Van der Linden, 1988, 16-17).

The same sort of events took place in Hyderabad. In all probability, this explains why, during HDA’s early attempts, households did not settle in Khuda ki Basti, although – or should we say: because? – they had been identified by councilors and ‘social workers’ as the ones eager to go and live in HDA’s scheme. Also, within a very short time, illegal subdividers started claiming land all around Khuda ki Basti. Soon they even started encroaching upon the area earmarked for the scheme itself.

When these processes start, pubic agencies have difficulties in keeping control of the developments. Contrary to illegal subdividers who have to face similar attempts by their colleagues/competitors, public agencies face the problem of having to watch what is happening day and night. The watchmen that might be employed for this purpose can never be trusted. It is an almost institutionalized practice that watchmen and other employees of public agencies also get their share once ‘the hunt for land’ is on; they get paid – either in money or in land – for turning a blind eye to what is happening. The same applies to the police in charge of an area. 

Due to such considerations HDA did not mind the involvement of a subdivider who showed himself willing to cooperate. On the one hand, this fitted in HDA’s philosophy of using the best parts of the illegal system while maintaining planning – and legal standards. On the other hand, with an experienced middlemen involved HDA would be able to get, and learn from, regular feedback, while they had a better chance of checking undesirable development in time. This is so, not because the accomplice of the public agency can be better trusted, but because of his wider experience, his informal network and his power, while the dealings of such person can be more easily checked when he is officially allowed to play his role within set limits. This middlemen has played crucial role on several occasions. 

When the whole are of the scheme was still vacant, several illegal subdividers attempted to establish claims to the land. The middleman then engaged a gang of labourers and had the foundation trenches of a number of corner plots dug and bricks deposited on the spot during the night. Immediately after this, noticing that development was about to start, customers for adjacent plots showed up. The middlemen sold those plots to them on the condition that they would start to construct their houses without delay. He sold the bricks to these customers and took contracts for the construction. He kept the eventually most valuable corner plots himself. 

In another confrontation with illegal subdividers, the middleman was arrested on the spot and put in jail at the instigation of competing public agency. According to his own story, the middleman handed over the Rs 30,000.-- which he carried with him to someone he trusted among the people who had gathered around the scene, before the police led him away. 

‘Otherwise’, he commented, ‘the police would have robbed me of all the money I had received for the plots. Fortunately, I had kept Rs 1,000. -- with me, which came in handy when in jail the police started beating me up. 

The plots thus sold evidently did not serve the needs of the target group, but the project was not on its way and the first hurdle had been cleared: at least some construction was going on before other agencies and illegal subdividers had got hold of the land. 

The same middleman gave an impetus to the concept of the reception area. It was he who pointed at the household from the waiting list that settled with all their household goods on a vacant plot. Although I have been unable to verify this, I strongly believe that it was at the middleman’s instigation that this family took their bold step. 

When the reception area had become institutionalized, the middleman constructed its temporary reed matting shelters. Together with some others the middleman also undertook the construction of some 200 mudbrick single-roomed houses in Khuda ki Basti, which he sold to households preferring such a house over an empty plot. 

It was in this connection that the middleman went beyond his legal limits. As the conditions in the reception area were rather primitive, many people hated living there. Together with some of the lower HDA staff, the middleman tampered with the period households were to stay in the reception area. If they substantially shortened or – in a few cases – skipped altogether. On the other hand, some families not willing to buy such a house were kept in the reception area for longer than regular periods. The houses later turned out to be of poor quality and therefore expensive. This abuse of power was the cause of one of the first fights between HDA and the middleman.

When the project was well underway many disputes had arisen about the land. In fact, with the help of public servants representing several agencies (see below) a number of illegal subdividers had put claims to most of the area around Khuda ki Basti, and to part of the land of the basti itself. When they attempted to encroach upon one of the main open grounds of Khuda ki Basti, the middleman engaged a gang of labourers and – again during the night – had trees planted and an irrigation trench dug all around this ground so as to establish its character of a public playground. 

The same middleman was the first to start a private school in Khuda ki Basti, his daughter becoming the headmistress. 

When HDA decided that the reception area should include some solid two-roomed houses, a building contract was awarded to the same middleman. When he repeatedly was trapped swindling, HDA cancelled his contract and discontinued the cooperation. HDA later also seized 5 plots which the middleman had occupied and destroyed the structures he had erected on these plots. 

Recently, the middleman has sent letters to several authorities, including the Prime Minister of Pakistan, requesting them to allow him to construct houses which he proposes should be sold at a profit; the profit in its turn would have to be used to finance a clinic to be opened in Khuda ki Bast. 

Also, being owner of (still!) around 20 plots in Khuda ki Basti, the middleman is now campaigning for the issuance of allotment orders to the residents, claiming that inhabitants faced with emergencies cannot sell their assets – which is not true – and that they do not qualify for loans from the House Building Finance Corporation (HBFC) as long as they have no proper titles to their plots. This last allegation is correct, although it should be noted that a) HDA does issue building loans on behalf of HBFC and b) repeatedly HBFC loans have turned out to be totally irrelevant to low-income people, even to those living on legalized plots (cf. Kool et al., 1989, 95). 

The above account gives a fair picture of the advantages and dangers of involving a middleman. Obviously, such a person acts in his own interests. The way he operates is characterized by attempts to create obligations and thus to achieve grip on other actors (cf. Van der Linden, 1989a, 402). He had created obligations on HDA’s part in the first place by attracting the first people who started to build in the area, and, later, the households that went to live there. 

Secondly, on several occasions the middleman has done his part in effectively resisting other actors who claimed the land of Khuda ki Basti. It is of importance to note here that no public servant is likely, or even allowed, to use as efficient methods as the middleman did, nor to undergo the threats and treatment (e.g. by the police) which the middleman underwent. The choice for HDA must have been between either giving a relatively free hand to the middleman or engaging in protracted struggles in court, during which ‘stay orders’ would prohibit any progress in the areas under dispute. 

Having created obligation on HDA’s part, the middleman apparently felt safe to misuse his position on a number occasions. This eventually led to an end of the cooperation between HDA and the middleman.

As is evident from the above, the toughest struggle was, and still is, the one with the illegal subdividers and their accomplices, amongst, which the public agencies backing them. For a better understanding of this struggle, some insight in the way land is registered is needed.

The lowest rank in a chain public servants involved the registration of land titles is that of the Patwari (or Tapedar), who keeps record of the titles in his area. He reports to the Assistant Mukhtiarkar, who in turn is responsible to the Mukhiarkar. The Mukhtiarkar is a first class magistrate, who holds court and settles disputes. Further echelons in the hierarchy (in upward direction) are: the Assistant Commissioner, the Additional Deputy Magistrate, the Deputy Commissioner and the Commissioner, who is nominated by the Chief Secretary, Provincial Government. 
There are some problems inherent in the system, which can perhaps be best understood by looking at the Patwari’s position. It should be noted, however, that the same mechanisms – apply to the other positions in the chain of command. 

Although occupying the lowest rank in the hierarchy, the Patwari has a monopoly on information in the filed and he can easily temper with his records. This is even more the case in the semi-desert land around Hyderabad, where land is not being used and where hardly any visible landmarks underscore individual claims to land. At the same time the poorly paid Patwari is supposed to entertain any group of his superiors when they come on an inspection tour or merely for a hunting party. In a society where bribery is not uncommon, the Patwari’s position almost explicitly asks for corruption. Typically, several civil servants and staff members of the bureaucracy – including the police – have claims to land in and around Khuda ki Basti themselves. 

The Waders, on the other hand, are the big landlords in a society where many traces of feudal relations still persist. The waderas are often very powerful and mostly engaged in (petty) politics. It would not be too difficult for many waderas to get claims to land – whether genuine or not – registered in their name. 

The waderas may sell their land to subdividers in parcels of several (up to over 100) acres or, alternatively, have subdividers demarcating and selling individual plots on their behalf. Because of the legal backing of their claims and because of the inherent power of many waderas, the subdividers are in a strong position to enforce their rule, if need be with the aid of armed gangs. On several occasions HDA’s staff were physically threatened by subdividers. One wadera told his subordinates to beat up the HDA staff if they dared enter the land which he claims. A subdivider warned an HDA staff member that he knew which school this staff member’s children attended: ‘we will kidnap them if need be!’.

Moreover, because of this power, subdividers can quickly obtain facilities in their areas. 

In Spring 1988, when HDA was still in the lengthy process of obtaining ‘No objection Certificates’ from the Water and Power Development Authority (WAPDA) for electricity connections in Khuda ki Basti, one of the subdividers of land adjacent to the Basti had a pile of blank, but signed, No Objection Certificates lying on the desk of his office. It was up to the subdivider to fill in names and give – or sell – the certificates to any resident in his area. As in many other respects, also in this case to make use of the illegal system is far more efficiently than working ‘through proper channels’. 

An extra complication is that some subdividers or their direct helpers live in Khuda ki Basti itself and perform local leaders roles in political parties or voluntary associations. 

In February 1988 HDA tried to stop the subdividers by bulldozing six houses which they had constructed on one side of Khuda ki Basti. Upon this, the subdivider sent protest telegrams to the President and the Prime Minister of Pakistan, the Chief Minister of Sindh, the Deputy Commissioner of the District (Dadul) and to the Commissioner, Hyderabad. He also filed a court case against three staff members of HDA in the Civil Court at Kotri. The court issued a ‘status quo order’ and a year later the case was still pending. The strip of land concerned is a matter of dispute between the Board of Revenue (Government of Sindh) and HDA. 


On another occasion a dispute between HDA and a wadera could be settle through a compromise. In one case HDA’s claims were particularly firm, so that an attempt subdivision could be removed. In this way expansion remains possible on at least one side of Khuda ki Basti. 

Khuda ki Basti is now surrounded by attempted illegal subdivisions at all sides but one. Part of the area of the basti proper has also been encroached upon; although very few people live in the subdivisions thus created, the area is being claimed by others and the situation will remain frozen as long as no agreement is reached by the parties involved. 

In 1987 already, HDA had requested the Chief Secretary, Government of Sindh, to ask the Commissioner about the land situation. The Deputy Commissioner was supposed to present a report on what land had been allotted to whom. In Summer 1988, when no reply was received, HDA requested a survey by the Land Settlement Department. By early 1989 no news had come from any of these parties. 

Clearly, many actors see their interest threatened by schemes such as Khuda ki Basti. To complicate matters even further, some high officials feared that the many Muhajirs (i.e. Pakistani citizens of Indian origin) settling in Khuda ki Basti would upset the political structure of the District which for the major part is inhabited by autochthonous Sindhis. It should be noted that, especially nowadays, political affiliation in Pakistan is very much along lines of ethnicity. These officials had a newspaper report published in which it was alleged that HDA gave plots to specific ethnic groups while excluding local people. Apart from engaging the newspaper, it is said that their fear of political changes was an extra reason for these officials to protect other claimants of land. 


Upon this, HDA’s Director General responded by making it very clear, in a televised interview, that all Pakistani citizens are equally welcome in Khuda ki Basti. HDA also advertised plots of the scheme in a Sindhi local newspaper; the only advertisement of Khuda ki Basti up till now. 

3.2 Internal Forces

Also inside Khuda ki Basti many forces are opposed to a smooth execution of the scheme. 

In the first place, there are continuous attempts by subdividers – some of whom live in the Basti itself – and local leaders to occupy more plots than they are entitled to, and to use the plots as a commodity. 

One subdivider and political leader in Khuda ki Basti, for instance, issued 4 plots without being authorized at all. When the owners started construction on these plots, HDA demolished what had been built. It may safely be assumed that in cases like this HDA is not always in a position to take immediate action, especially since often someone of their own staff may be involved, who will try to prevent the information from reaching the levels where action could be taken. As a result there are quite a few holders of many more plots than could officially be possible. 

The case of the middleman selling mudbrick houses to people who wanted to avoid their due stay in the reception area has already been referred to above. This obviously destroyed the filter mechanism which was the basic concept of the reception area. And so absentee ownership became a notorious of many of the mudbrick houses. Of course, HDA has been trying all the time to identify absentees and to cancel their plots. This is, however, no easy task.

The absentee owners of one row of mudbrick houses had hired a lady from the area who every evening put padlocks on the doors of all the houses, to unlock them again the next morning. Thus, the impression was created that all the houses were inhabited. Somehow, the case came to be known by HDA’s staff and the plots were cancelled. 

The above example shows how strenuous the fight for proper execution of the scheme is; apparently major interests are involved. Another example of this is that a local welfare association sent a legal notice to HDA through their advocate requesting HDA to refrain from canceling plots in Khuda ki Basti: ‘this illegal, unlawful, malafide action’. Some time later, in October 1988, the General Secretary of the same association filed a court case against HDA. The plaintiff not only requested that cancellation of plots be stopped, but also 

‘to order the HDA to issued permanent allotment orders to the occupants/allottees who has paid initial payment of Rs 1000. --‘

Up till now, the provisional title document issued when the plot is handed over plot uses the expression ‘applicant’, not ‘allottee’, so that HDA retains a legal basis for cancelling plots when ‘applicants’ do not stick to the rules. Once allotment orders have been issued, cancellation of plots is legally impossible. This is what renders allotment orders so essential to absentee owners and owners of several plots. Practically all the complaints I noted on this issue came from these people. 

Apart from the complaints about cancellation, the argument is used that without an allotment order, no building loans from HBFC can be obtained. As has been explained above, this argument, although correct, is not very valid. The most complicated internal problem is that of the local leaders. Leaders in Khuda ki Basti can in no way be distinguished from those in most informal settlements on the Subcontinent (cf. e.g. Yap, 1982: Van der Linden, 1983, 1985; De Wit, 1985). 

These leaders can best be characterized as brokers in a patronage network. Basic to patronage is the particularistic use of public means (Galjart, 1969, 404). A patron or broker wanting to make private use of public means will always try and monopolize access to these means. In this way the patron/broker’s mediation is essential for the client who is in need of some public good or service. In a system of patronage, this results in rights of the general public being tuned into favours bestowed on individuals or specific groups. When acting in a leader’s role, brokers will therefore not try to achieve the application or laws or rules, but rather to get exemptions from existing rules in favour of their clients. Although brokers have to deliver something to their clients every now and again in order to retain their credibility, they will never try to solve problems completely, since by doing so they would undermine their own usefulness to others. They will rather maintain or even create tensions within and between public authorities and communities, for these tensions provide the dynamic of their action (Wolf, 1956). 

At least part of the bureaucratic and legal systems in Pakistan fully matches this widespread patronage system. Instances such as those referred to above, e.g. the fact that no clarification is being provided regarding the land issue and the extremely protracted legal procedures are examples of this. It is in this atmosphere of imprecision and in transparency that the brokers’ business flourishes. 

Obviously, in schemes such as Khuda ki Basti, where easy access and simple and straightforward procedures are essential, there are bound to be many conflicts as brokers will continually try to make access difficult and to complicate matters as much as they can. No doubt, they share these aims with some employees in public agencies, including HDA.

A typical example is that some leaders in Khuda ki Basti actively strive for both allotment orders and the abolishment of instalments. Several leaders keep telling their followers that they should not pay their monthly instalments. 

Leaders have played a very dubious role regarding the issue of cancellation of plots of absentees. They have hastily reported some cases of absenteeism; in some cases in an attempt to ease out some people, but mostly in order to fetch money when, later, they offered to pleas the victim’s case within HDA. The standard fee for this appears to be Rs 1,000.--. In a number of cases, they cancelled plots themselves and ‘gave’ them to others. Some leaders also manipulated the allocation of cancelled plots to newcomers: obviously, a cancelled plot in a more or less developed block is more attractive and valuable than a raw plot on the yet to be developed outskirts of the Basti. 

Also, the leaders try to create a rift between the community and HDA all the time. For example, during my stay the rumour was spread that a donation of Rs 500,000.-- from a vague foreign source (‘bahar se’) had been ‘eaten up’ by HDA’s staff. The leaders also interpret a rather unfortunate course of affairs concerning the provision of electricity (which I will describe in 4.4.) as an example of misappropriation by HDA staff. 

The unfortunate thing is that, generally speaking, such stories are not implausible, to put it mildly. It is, therefore, remarkable that quite a few common inhabitants have their doubts about the truth of these stories.

Characteristic of the leaders’ attitude and intentions is the complaint about the interdepartmental transfer of Rs. 4.40 per square yard from HDA to the Board of Revenue. Some leaders allege that this transfer is still due, which – if it is true – is completely irrelevant to the community. However, it is one more story showing that the ‘staff of HDA are thieves’. 

How cunningly the leaders manipulate and manage to retain at least some of their power was illustrated when, during the survey, we came across a house where the man was not at home. His wife insisted that she could answer our questions as well. When we asked her what the occupation of the main income earner of the household was, she said:

‘He used to be a ……. (self employed, jl.), but a couple of moths ago he was elected as a block representative (‘member’), so he has discontinued his previous business; ‘member’ is now his occupation’. 

It should be noted that ‘membership’ is not remunerative. 

When later I discussed this case with some leaders, they wanted to know who this man was. When I refused to disclose the man’s identity, the leaders started to guess and discuss with one another. They mentioned no less than six names of potential candidates without alluding to the name of the man whose wife we had interviewed. From the beginning, HDA has been aware of the importance of community participation in the scheme. However, as will be evident from the above account, this was no easy goal to achieve. HDA first attempted to bring about overall participation through ‘social workers’. Very soon it appeared that they were all but genuine representatives, and that there was no question of people’s participation through them. A ‘working committee’, instituted to identify non-residents, ended in major quarrels and was dissolved. 

Therefore, efforts were made to organize people at the lane level, which did not work either. HDA staff found out that this was not the level at which people would identify themselves (Siddiqui & Khan, 1989).

The residents have since elected leaders at the block level, one block consisting of 250-300 plots. In blocks where few problems exist the election takes place by raising hands at a meeting; in other blocks secret ballots are cast. The block organizing committees thus formed administer a bank account into which the residents’ instalments are deposited and out of which development of the block is financed. These committees also distribute and control loans (for building and for business) which HDA provides on behalf of HBFC. Another task of some block committees is managing the transfer fees. In some blocks it was decided that part of the unearned profit gained when a plot is transferred should be captured and used for the community’s benefit. Thus, in some blocks, transfer fees ranging from Rs 1,000 to Rs 1,500 are being levied. I came across a widow who lived in the block where such a transaction had taken place and who had been supported out of the funds created by the transfer fee. There were, however, many complaints about the leaders who allegedly used these fees for their own benefit. 

Although the committees engaged in many activities, soon they turned out to be a source of many quarrels and complaints as well. Therefore, an executive committee has been formed as well, with a monthly rotating membership of representatives of four blocks and one representative of HDA. This executive committee has the power to suspend members of the block organizing committees when complaints are lodged against them, e.g. about unjustified canceling of plots. The committee has to investigate the complaint and if it is found to be justified, the member in question is discharged. Four such cases have occurred. However, soon there also were complaints about one member of the executive committee. Rotation never took place and in fact two members of the first executive committee formed now pretend to take care of the whole area. Their authority is, however, not recognized by every inhabitant of the Basti. 

There are some structural problems with elected block committees. First, leaders have an extremely bad name (e.g. De Wit, 1985, 46). Therefore, being an elected member is a dubious honour. 

There was strong pressure on one young man whom most of the inhabitants of a block thought to be honest and to have certain organizational qualities. He refused, saying that he wanted to be known as a decent person and not spoil his name by being a member. 

Second, leaders qualify as such because of their access to the bureaucracy and because of what they can get done in those circles, in brief: because of their patronage qualities. Honest leaders may not have the power and/or the time which a patron/broker needs to be successful. 

‘After we started electing our members, cheating was over in our block. However, the new members are unable to do anything for use: they have no power in the offices’, said one informant. A by stander added: ‘Common people do not have sufficient time to be effective in offices’. 

These last remarks evidently hint at certain shortcomings within HDA as well. Apparently, access to HDA can be time consuming and the fact that dishonest but powerful people get things done which others do not is too common to require explanation. It should be noted through that very few common people had complaints about HDA apart from the electricity issue (cf. 4.4.). At least, it seems as though the constraints caused by the leadership are far more serious than the limitations of HDA. 

Faced with all these problems, HDA has decided to stop organizing people actively, but rather to try and work with the sort and level of organization which the residents themselves come up with. Also, the block committees’ accounts are kept in a bank which recently opened a branch office in Khuda ki Basti. Balance sheets are published every month. Transfer fees have to be deposited in the block committee’s account. Although by no means watertight, such measures are probably the best one can think of to curb misuse of funds by the committee members. Of course, the problem of the members charging for the services they render cannot be solved by publishing block account balance sheets. 

For the sake of completeness I make mention of a fluctuating number of voluntary social welfare organizations. They have a very poor record. A couple of them were defunct and in fact dissolved. One such organization collapsed after a member of its board had run off with the generator which the members had collectively purchased for their electricity supply. Other organizations have already been referred to in the above: it concerns groups around leaders who try to further their interests through these organizations. This, for instance, can evidently be said of the organization which filed a court case against cancellation of plots. Such organizations are characterized by a minimum of membership and activity (Van der Linden, 1985, 20-21). 

3.4  Circumstantial forces 

One major problem are the ethnic rivalries which at times result in serious disturbances. This obviously is a problem HDA cannot do much about. Nevertheless, it has to be conscious of the ethnic sensitivities affecting the implementation of its scheme. 

When in Autumn 1988 major ethnic riots broke out in Hyderabad and a curfew was imposed, many inhabitants of Khuda ki Basti moved to the city. They had various reasons to do so. 

To the many who worked in Hyderabad, being in the city meant they could resume work when, after a few days, curfew breaks were granted. Especially for people who operate shops or stalls in Hyderabad, being there was essential. Also, in a few days the stocks of foodstuffs in Khuda ki Basti were exhausted, so that obtaining food became a serious problem. 

Apart from such considerations, many Muhajirs did not feel particularly safe in Khuda ki Basti which houses a majority of Muhajirs, while the surroundings are Sindhi dominated. Since after the riots it was – rightly – feared that further disturbances might break out any moment, many people preferred to stay in Hyderabad for the time being. Under these circumstance HDA decided to discontinue the cancellation of plots of absentees. During the research it appeared that many residents of Khuda ki Basti had temporarily moved to Hyderabad. Moreover, the influx of fresh residents had diminished substantially to an average of one household per week only. 

Apart from all this, cancellation of plots itself has become a very serious problem. Initially an overwhelming majority of Muhajirs had obtained plots in Khuda ki Basti, but lately many Sindhi’s have been coming in. As a result, when a plot is cancelled nowadays, the statistical chance is high that it is a Muhajir’s plot. At the same time, when the cancelled plot is handed over to a newcomer from the reception area, the statistical chance is high that this is a Sindhi family. Under the circumstances, this cannot fail to provoke the accusation that HDA is ethnically biased in handling the affair. No doubt, leaders will exploit that opportunity to blackmail HDA and to pretend they would do a better job themselves. 

How serious these ethnic issues are is illustrated by the fight that took place in Khuda ki Basti in December 1988. On the occasion of a seminar organized by HDA, one Muhajir leader who had not been invited to the seminar came with an armed gang to disturb it. Some informants say that the leader was frustrated since the Sindhi watchmen had reported him to HDA as the owner of 6 plots. When HDA failed to invite him to the seminar, this added to the leader’s perception of discrimination of HDA’s part. According to another version of the story, the leader accused HDA of lack of control over their Sindhi watchmen, who repeatedly misused their position for their own benefit. Whatever the truth of either version – both could be true -, the important thing is that the ethnic background of the actors is mentioned all the time. Apparently, this is considered important. 

Another group of circumstantial factors beyond HDA’s control has to do with other agencies. 

The transport which Sindh Road Transport Corporation (SRTC) provides is insufficient. Especially during the morning peaks, many buses are diverted to Hyderabad’s University Campus and people in Khuda ki Basti are kept waiting. When a private company tired to convince SRTC that better service was required. This usually resulted in better performance for a short while only. In summer 1989 I received information that now, finally, also a private company is running buses between Khuda ki Basti and the city. 

There are three ‘Octroi posts’ between Hyderabad and Khuda ki Basti, where tax is levied on merchandise crossing municipal boundaries. In principle, no octroi tax is due on building materials bought in Hyderabad by Khuda ki Basti inhabitants. However, the people collecting the octroi tax can easily impose charges, especially when a person has hired a pick-up for transport and is thus under pressure of having his goods delivered quickly. The average poor man has no option but to pay what the octroi-tax collectors ask from him. Obviously, neither the tax department, nor the police, nor the court, nor his leaders would be of much help. 

For example, a man had bought second hand roof beams in Hyderabad, for which he had paid Rs 200,--. On top of the Rs 50,-- he had to pay for transport by pick-up van, he lost an additional Rs 50,-- when passing the three octroi posts. 

It is standard practice that bribes have to be paid for whatever service is obtained from a public institution. For instance, bribes paid for an electricity connection costing Rs 755,-- amount to several hundreds of rupees, up to 75% of the price of the connection. Thus, many services turn out to be much more expensive than they officially are, while the practice often means substantial delays as well.

‘Some blocks paid for the installation of electricity in December 1987, but electricity supply had not reached them by July 1988. The delay is caused by the inability of WAPDA officials to secure brides from the residents. In sector D-6, the residents ultimately agreed to dig the pits for the foundation of electric poles themselves and let the WAPDA officials keep the money meant for this purpose’ (Aliani & Yap, 1989, 11). 

As explained above (cf. par. 3.2.) there is little or no cooperation on the part of public agencies responsible for clarification of the land issue. 

More in general, the above examples are the result of lack of sufficient backing by the administration and the political leadership. Should the Government of Sindh or the Government of Pakistan recognize the importance of HDA’s scheme, more pressure could be exerted on other public agencies to do their due share and to coordinate action. 

Apart from the limited understanding of, the lack of interest in, and low priority for, low-come housing in government circles – in spite of abundant rhetoric -, also the private interests of many people in these agencies as well as politicians, form the backcloth for the lukewarm response on the part of the administration. This, for instance becomes apparent from a number of remarks made by officials in meetings which HDA had organized to discuss the scheme and to sell it ‘to the Government and its Development Authorities for replication’ (Minutes, 25/IV/’87). Some quotations from the minutes of such a meeting (on 25/IV/’87) may illustrate the point:

‘Mr X ………. explained that it would not be possible to replicate it (the scheme, jl.) in Punjab as the prevailing rules governing the disposal of plots imposed restrictions on allotment of plots without ballot’ (the same rules apply nationwide, jl.). 

‘Mr Y … ……… pointed out that the scheme had a very limited scope and could not address the problems of the Metropolitan cities.’

Several attendants were critical about the idea of the reception area and of not issuing allotment orders to families who had received possession of a plot. 

Mr Y expressed his apprehension regarding default of instalment payment’ (which is modest by all standards and will influence the speed of facilities coming about rather than HDA’s finance, jl.). 

‘Mr Z insisted that built-up units provided an immediate relief from homelessness while also making provision for pardah’ (i.e. the system whereby females are kept out of sight of male non-relatives, jl.). Later the plea for delivering built-up units was later also endorsed by the chairman of a contractors’ union. 

In this context the warning of a planner present in the meeting is also interesting:

‘that the scheme at Hyderabad was an experimental one, and would not be able to sustain the repercussions of wide publicity’ (meeting of 12/III/’87). 

A final illustration are the remarks by the then Director General of Karachi Development Authority in an interview: 


‘…. HDA’s scale of operation and success cannot be applied to Karachi’s needs and there is really nothing much to learn from it ………. There is no need for experimentation……… because our methods and procedures have worked quite well over all these years’ (Engineering Review, 1988, Vol. 13/2, p.6). 

CHAPTER IV

KHUDA KI BASTI AND ITS POPULATION

Considering the circumstance sketched in the previous chapter it is rather amazing that khuda ki Basti houses a thriving community. In spite of all the obvious reasons for frustration and apathy, most people are convinced they did the right thing by moving to Khuda ki Basti. They work hard to improve their situation and they are confident that they are progressing. In Chapter VI will compare Khuda ki Basti with other housing options and show that the residents have good reasons to be content and optimistic. However, in this chapter I will first describe the settlement and its inhabitants. 

4.1 The population 
It is difficult to estimate the present population residing in Khuda ki Basti. Due to the disturbances, many families are temporarily staying in Hyerabad. I estimate that between 2,300 and 2,600 of the approximately 3,500 plots handed over, were inhabited when I did the research. 

I carried out a survey among 100 households, one in every row of houses. Thus, the sample size is somewhere between 4 and 5%. The results are described in the following paragraphs. 

Origin 

The population of Khuda ki Basti is composed of different ethnic groups, as is shown by Table 2, representing the language spoken in the household.

Table 2: Language spoken 

Language

% (=n)

________________________ 

Urdu 


84

Sindhi 


  6

Panjabi 

 
  6

Other 


  4

________________________ 

Total 

            100

Although language is not a fully correct indicator of ethnic affiliation – quite a few Sindhis reported Urdu as the language spoken; I estimate they make up some 15% of the population – the table shows that there is a large majority of Muhajirs, the group having Urdu as their mother tongue. This is also clear from Table 3, which shows the place of birth of heads of households. Comparison of Tables 2 and 3 further shows that a considerable number of Muhajirs belong to the second generation: they were born in Pakistan. 

Table 3: Origin of heads of households

Place of birth

%(=n)

_______________________ 

India/Bangladesh
58

Sindh 


33

Panjab 

   
  7

No information 
  
  2

_______________________ 

Total 
 
            100

As regards the places where the residents lived before moving to Khuda ki Basti – as shown in Table 4 – it is evident that a majority has an urban background. It is worth noting that quite some inhabitants (8%) have come from Karachi. Some of them were renters in squatments in Karachi who could no longer afford the rent; others escaped the ethnic disturbances in Karachi. 

Secondly, it is noteworthy that 17% came from interior Sindh. In a number of cases this concerns migrant households of rural origin who settled in Khuda ki Basti immediately after migration. This is remarkable because usually sites and services projects, and even illegal subdivisions, attract people who have more or less established themselves in the city (the ‘consolidators’ in Turner’s terms (Turner, 1968)). Apparently the threshold to settling in Khuda ki Basti is not so high as to keep poor migrants with a rural background from coming in. 

In this connection it is also of relevance to note that 78% of our informants had come to know about Khuda ki Basti by word of mouth and only 22% through official communication channels. This shows, first, how effective informal communication is. Second, it seems to prove that the scheme rapidly became famous. 

Table 4:  Previous place of residence

Place



% (=n)

_____________________________ 

Hyderabad 


54

Kotri & nearby colonies
             19

Karachi 


  8

Other, Sindh


17

Other



  2

_____________________________ 

Total
 

           100

With reference to 1.3., it is now of interest to see that almost two thirds of the residents previously lived in non-owned accommodation, as Table 5 shows. 

Table 5:  Previous occupancy status

Occupancy status

% (=n)

_________________________________ 

Owned 


 
24

Rented



57

Free with relatives 

  6

Other



13

_________________________________ 

Total


           100

The category ‘other’ is composed mainly of ex-agriculture labourers who were accommodated free of charge in self-constructed huts on their landlords’ land. 

As regards the renters, the average rent they used to pay in their previous abodes was Rs 298,30, which in most cases included charges for water and electricity and sometimes gas. On average, the renting households had lived in 2.25 other non-owned houses before moving to their previous abodes. 

The reasons why households moved to Khuda ki Basti show a very uniform pattern reflecting the push – and pull factors which in fact are inseparable sides of the same coin. Table 6 reviews these reasons. 

Table 6:  Reasons for settling in Khuda ki Basti

Type Reason

Reason


n

___________________________________________ 

Pull


Owning a (legal) place
55

Push 


tired of renting 

22




crowding in prev. house
19




problems with landlord





or relatives

  6

Other 





10

___________________________________________ 

Total




            122  ( * )

( * ) Sometimes more than one reply was given.

The length of stay of households in Khuda ki Basti gives an impression of a regular inflow of new residents, although this flow has diminished after the first year. 

Table 7:  Length of stay in Khuda ki Basti

Length of stay

% (=n)

(months) 

______________________________ 

     -   6


  8

  7 – 12


  8

13 – 18


14

19 – 24


30

25 – 30


30

31 - 


10

______________________________ 

Total 

           100

It may be that after one year most families in very urgent need of shelter had found their way to the new scheme; simultaneously, later, ethnic problems have somewhat retarded further inflow of population. 

Household size and composition 

Table 8 represents the composition of households in Khuda ki Basti. 

Table 8:  Composition of households

Composition





% (=n)

________________________________________________________ 

Couple (husband wife)



  
  3

Nuclear (husband wife children)



65

Nuclear + parent (s)




16

Nuclear + parent (s) and other relatives (s) 

  4

Nuclear + relatives




  5

Nuclear + children-in-law



  4

Widow(er) + children




  2

Single person 




  
  1

_______________________________________________________

Total 





           100

Practically all households are nuclear, or nuclear in principle like e.g. the households of widow(er)s and childless couples. In about one third of the cases other relatives – mostly parents – are part of the household; 20% are three-generation households. 


The following table presents the data on household size. 

Table 9:  Distribution of households according to size

Number of members 

% (=n)

________________________________________

1




  1

2 – 5 




29

6 – 9




51

10 – 13




14

14 and over 



  5

__________________________________________

Total 



         100 

The average number of household members is 7.24. Compared to the average size of non-owner households in Hyderabad – which is 5.8 (cf 1.3.) – households in Khuda ki Basti are large. As shown earlier, most of the residents had been non-owner occupants previously. We have also seen that the average number of rooms non-owner occupant households have is 1.5 (median: 1, cf Table 1). As noted above, crowding in the previous residence was indeed one of the main motives of households to move to Khuda ki Basti. 

The average age of heads of households is 42.13 years. Khuda ki Basti does, therefore, not seem to be particularly attractive to young households. Also in view of their history as ex-renters in urban areas, it seems as though in most cases it concerns rather poor households of medium age, who had previously failed to find a place of their own to live. The economic characteristics reported in the following section reinforce this impression. 

4.2 Economic characteristics

Table 10:  Occupational profile of the heads of households

Occupation






% (=n)

_________________________________________________________ 

Professionals, technicians, administrators 

& managers






  3

Clerical workers 





  4


Salesmen






20  

Drivers, postmen & related 




  7

Skilled, labourers 





18

Unskilled labourers





42

Servants & related 





  1

Jobless & related





  2

Other 







  3

__________________________________________________________  

Total





 
            100

The occupational profile does not show an exceptional picture of a low-income urban neighbourhood in Pakistan. Obviously, economically weak groups such as unskilled labourers and salesmen (mostly hawkers and small shopkeepers) predominate.  Lasting unemployment is very rare in Khuda ki Basti. The evident reason is that very poor people cannot afford to be unemployed: they would starve. However, many people having no fixed jobs are often unemployed for shorter or longer periods. A review of the mode of payment gives an impression of the job security and stability. 

Table 11:  Mode of payment of heads of households

Mode of payment


% (=n)

_______________________________________

Self employed 



32

daily 




17

weekly 




  4

monthly




34

on contracts 



11

not applicable 



  2

________________________________________ 

Total 



            100

Incomes of heads of households are quire low on average as table 12 shows. Additional income – e.g. a pension or income from property let; no remittances from abroad were recorded – was found in 5 cases only. However, just over half of the households have more than one – up to 6 – income earner. The average number of income earners per household is 1,96. Occupations of second and other earners do not differ from those of the heads of households. Table 12 reviews the distribution of incomes of heads of households and of the total household income. 

Table 12:  
Monthly income from occupations of heads of households and total 

household income (including additional in-come)

Category

Head of HH.


Total HH income

        (Rs)

%    cum. %


%             cum. %

_________________________________________________________________ 

No income

  2
       2


  2

  2

        -   500

16
     18


  4

  6

 510 –  750

18
     36


  9

15

 760 – 1000

30
     66


20

35

1010 – 1250

11
     77


  9

44

1260 – 1500

12
     89


12

56

1510 – 1750 

  4
     93


10

66

1760 – 2000

  5
     98


11

77

2010 – 2500

  1
     99


11

88

2510 - 


  1
   100


12
           100

_________________________________________________________________ 

(n = 100) 

The average income of the heads of households is Rs 972,80; the average total household income is Rs 1566,51.

A final subject in this connection is the place of work of the income earners. Table 13 shows the places where heads of households work; places of work of other income earners are not essentially different.

Table 13:  Place of work

Place 



% (=n)

________________________________

Not applicable 
  
  
  2

Khuda ki Basti


31

Kotri Industrial area

25

Hyderabad 


23

Not fixed 


10

Other 



  8

________________________________ 

Total 



99

(missing: 1)

Apparently, about one third of the heads of households found or created work in Khuda ki Basti proper. On the one hand, this is typical of lowly skilled labourers who can – and cannot do much else but – take up all sorts of menial jobs that can be found. At the same time, the fact that so many find work in the new colony is an indication that Khuda ki Basti is a lively community. There are plenty of shops and many workshops where carpets, rope, paper flowers, different building materials or ‘bidis’ (i.e. local type of cigarette) are made. Bicycle repair and welding are other examples of the many activities in the settlement. Construction plays an important role. 

4.3 Settling and consolidation 

Obtaining a plot 

Around three quartters of the sample households had obtained their plot from HDA. 16 had bought it from a private person; this category includes a few households that bought a plot which had been cancelled by HDA. In such cases the new occupant pays the previous owner for the on-plot structures. Finally, 7 households bought their plot from brokers. 

These figures imply that HDA”s system of allocation is not fully watertight, but it apparently works in a large majority of cases. The figures further indicate that transfer of plots is quite possible. It is not only permitted, it does apparently occur relatively frequently. 

In our sample 60 households were found to occupy a single plot, while 38 occupied two, and 2 even three plots. These figures are less shocking than may seem. The two plots are often occupied by parts of the same household, for instance parents who live with their children on one plot while the other plot is occupied by the eldest son and his family. As became clear from Table 8 and 9, households are often large and composed of easily separable entities. Sometimes, the households are subdivided, thus an average of 1.1 household was found in every sample unit. However, when there was more than one household, there always was more than one plot as well. 

Apart from that, just as often happens in illegal subdivisions (cf Van der Linden, 1989a: 393), several not extended families have managed to get hold of two plots. No doubt the only way they have been able to do so is by some cheating and/or bribery. The reasons for doing such a thing are, first, the wish to reserve one plot to be used by children when they grow up and start a family of their own. Second, sometimes these extra plots are sold by the time the area has developed and land prices have gone up. It is possibility for first settlers to cash in some re-compensation for the labour and inconvenience suffered during the difficult first years (cf Ward, 1981). 

Constructing a house

Many people initially build a hut of reed matting on their plot and live in it while commencing the construction of a more durable house. The condition of the houses in the sample was as follows. 

Table 14:  Condition of houses 

Building material



Walls


Roof







% (=n)


%(=n)

_____________________________________________________________________ 

reed matting 




13


51 

mud





  2


13

unplastered bricks/concr. blocks


79


n.a.

plastered bricks/concr. blocks 


  6


n.a.

corrugated iron/asbestos sheets


n.a.


  3

tiles





n.a.


31

reinforced concrete



n.a.


  2

_______________________________________________________________________ 

Total 




            100

            100

Table 14 makes clear that most households have already substantially improved their houses. This process goes on continuously. Now 85% of the households have brick house walls. Yet, 40% of these still make do with roofs of mere reed mats, in most cases because at the moment they are unable to invest more in their houses than they have done already. It is also of interest to note that 9 of the 15 households found living in reed or mud houses, had been living in Khuda ki Basti for at least two years already. It concerns very poor households – the category which rarely, if ever, benefits from ‘low-income housing schemes’. 

In accordance with the apparent constraints many inhabitants face when constructing and improving their houses, the number of rooms is still at a modest average of 1.57 (median: 1). Only 8 houses in the sample consisted of 3 rooms, 41 of 2, and 51 of one single room only. 

To achieve this standard of housing the residents have made substantial investments, averaging Rs 23,484.

Table 15:  Investment in housing 

Amount 

% (=n)

___________________________

     500 -   1,000

  4

  1,010 -   2,000

  5

  2,010 -   5,000

  5

  5,010 -  10,000

18

10,010 – 15,000

12



15,010 – 20,000

12

20,010 – 30,000

13

30,010 – 40,000

11

40,010 – 60,000

  9

60,010 - 

  6

missing 

  5

____________________________ 

Total 

           100

The most salient feature in this table is the very wide distribution of amounts invested. It signifies that, apart from a majority of poor families to which the scheme is geared in the first place, a wide range of upper-lower and even lower-middle income households have been attracted to Khuda ki Basti. 

As regards the sources of finance for these investments. 

Table 16 gives a conspectus of these. 

Table 16:  Source of investment 

Source




% (=n)

____________________________________________

Savings only 



45

Savings + informal loan


30

Savings + formal loan


  4

Savings + formal loan + informal loan
  5

Informal loan



11

Formal loan 



  1

Formal loan + informal loan

  1

Missing 



  3

____________________________________________ 

Total

 

           100

The little use that is being made of formal loans is evident from this table. One reason for this is that HBFC does not furnish loans for construction on plots which have not been allotted officially. HDA filled this gap as recently as in 1988 and is now providing loans on behalf of HBFC. A more important reason might well be that as a rule informal loans are cheaper; e.g. interest is rarely charged on loans gives to relatives. Besides, informal loans can be obtained much easier and quicker than official ones. Finally, informal loans are operated much more flexibly than formal ones: in case of emergency, sickness, loss of work etcetera, relatives and neighbours tend to be much more patient than banks. 

Also with regard to facilities, in a few years major improvements have taken place. As is the case with the houses, these improvements are an ongoing process. While initially water was provided by tankers and somewhat later a few standposts were provided, now individual connections are common in several blocks. Since 1988, electricity too has become available in some blocks. 

Table 17:  Facilities

Facility 


% (=n)

_____________________________

Water + electricity

14

Water



49

Electricity 


  8

No on plot facilities

29

_____________________________ 

Total 


          100

As regards general facilities, transport requires attention first of all. Apart from the bus service which HDA had organized from the beginning (cf. 2.2.), a number of privately operated pick-up vans, adapted for transporting persons, ply between Khuda ki Basti and Hyderabad. A single trip by bus costs Rs 1.50; by pick-up Rs 2.50. 

There are three primary schools in Khuda ki Basti. One of them is a government school with parallel classes where Urdu and Sindhi are the mediums of instruction. In the evenings it houses a ‘nei roshni’ (i.e. ‘new light’) school which aims at giving basic education to children who so not attend regular schools. 

The two private schools teach up to the 8th class; recently, one of these schools got official permission from the District Education Officer to teach a 7th and an 8th class. The total enrollment is about 450, almost equally divided over the three schools. Of the 219 school age children (6 – 12 years (found in our survey sample, 131 (i.e. 60%) do go to school. 

Apart from regular schools, home schools are being run in several private houses. There, unqualified but literate girls teach the basics of language and mathematics to children who do not attend school. A nominal fee is levied. 

4.4 The population and their problems

In the survey, the interviewees were asked what problems they were facing while living in Khuda ki Basti. Table 18 gives an impression of the replies. 

Table 18:  Problems experienced 

Problem 


  n

_____________________________________ 

No problem at all

  4

No electricity


60

No sewerage 


39

No jobs



24

Insufficient bus service 

23

No water connection 

18

No (good) school

13

No hospital


11

No gas connections

11

Too few people in this street
  6

Other 



19

_____________________________________ 

This table has to be read very cautiously. First of all, as I have already noted in 3.3, some people – especially leaders – purposely try to underline and exaggerate shortcomings on the part of HDA so as to stress their own indispensability for getting a better job done. 

Secondly, there is a certain tendency among the people in general to continually complain about the poor services the government provides. Generally speaking, in most cases, they certainly have reason to complain. However, irrespective of the validity of the complaints, many people would voice them in an attempt to press the government to provide (better) services (quicker or cheaper). Complaints, for example, about the lack of gas connections may be labeled as complaints merely for the sake of complaining, because from the beginning everybody knew that it would take quite some years before gas would reach Khuda ki Basti. Besides, bottled gas is available in Hyderabad. The complaints about the lack of individual water connections, and to a lesser extent, about the lack of sewerage connections, can be viewed in this light too. During a large part of the day the water supply is abundant and those people that have no individual connections always have community standposts nearby; in a few blocks sewers are being laid and it is apparent that in the end connection it is worth noting that some very poor people had no complaints at all. 

‘I was a sepi (i.e. semi-bonded agricultural labourer, jl.) in Panjab when some 25 years ago my landlord purchased a tractor and kicked me off the land. Then I found a place as a hari (this is the Sindhi version of sepi; jl.) in a village close to Badin (Sindh). A few years ago this landlord also started buying machines. So I have come here with my four sons. Three of them have their families with them. Together we occupy three plots. I have stopped working. My sons work in Kotri Industrial Area…. See my hair has become white and I have come very close to heave, but when I die, it will be in my one place. I will leave this place to my children. This is something I had never in my life thought would be possible. No, I have no complaints; I am only very happy.’ (from an interview). 

After an interview in which the respondent had loudly voiced a long list of complaints, the neighbouring old lady invited me in for a cup of tea. She said she had overheard the whole conversation and wanted to warn me that what here neighbour had told me was not true. 

‘We would have water and electricity if he and number of others would just pay their instalments regularly, just as we do’.

On the other hand, people who previously used to have individual connections to water, electricity, gas and sewerage in their house are, of course, right when they say the lack of these services is a problem; as one interviewee put it: ‘my problem is that I have to start from square one’. 

Yet, much less weight would be attached to such problems when they would be compared to those of a man who every week fails to find work for some days and who mentions ‘lack of jobs’ as a problem. 

In the third place, it seems that when asked about their problems connected with living in the settlement, the respondents tend to limit their replies to a few items only, mainly items concerning service provision. For instance, in many other conversations it became clear that the colony’s leadership is a major problem. However not a single respondent mentioned it when asked to indicate specific problems that have to do with living in Khuda ki Basti. With these considerations in mind, I will try to comment on the problems of the inhabitants. 

Firstly, it is of importance to note that the cancellation of plots does not appear to pose a serious problem to the common inhabitants; as has been said before, this is typically a problem of leaders, absentee owners and owners of many plots (often these roles are combined). Only one respondent complained about the threat of his plot being cancelled, but even this complaint was not about HDA. 

It concerns a man, a driver, who had an opportunity to work on a tourist bus for a few months and so earn much more than he usually does. Since he had no relatives nearby, he did not want to leave his wife and children alone in Khuda ki Basti. Nor did he want to leave the plot for fear it would be cancelled. When I asked whether such matters could not be discussed with HDA, he nodded and said he though HDA would allow him to temporarily leave the plot. However: 

‘I do not trust the leaders of this block. They might give my plot to someone else in my absence. Even if eventually justice would be done, this would cause me lots of trouble and expenses’. 

On the other hand, some people living in streets where many others had deserted their houses hoped that cancellation would be resumed soon, so that their neighbours would be forced to come back and occupy their houses again. I came across two households who every night stayed with a neighbour after shifting all their valuables to this neighbour’s house: they were afraid to stay alone in their own houses during the night: all other houses in their street are deserted. 

Thus it appears that in general the average inhabitant has nothing against the cancellation of plots of absentees; he may even be in favour of it. Indeed, two informants in the sample mentioned that one day their plots had been cancelled, and they added that it had been their own fault and that HDA had rightly cancelled the plots. One of them had got back the same plot; the other had to start a new on another one. 

Secondly, a number of problems can be labelled as distance problems, or, alternatively, access problems. In this respect, access to jobs is the most serious problem. Although in Khuda ki Basti there are remarkably many jobs in numerous shops, in workshops and in the many places where construction is going on, as unskilled labourers without a steady job it is difficult to find regular employment. In this connection, the unreliable bus connection with Kotri and Hyderabad – especially during the morning peak – only exacerbates the problem. Quite a few men working in Hyderabad complained that they had problems with their employers because they frequently arrive late at work. 

This also applies to school children. Some people consider the schools in Khuda ki Basti as being of low standard; moreover, there are no classes beyond the 8th level. Therefore a number of children attend schools in Hyderabad. The lack of schools (of good quality) and, again, the unreliability of the bus connection affect the families concerned. 

A similar remark can be made with regard to medical facilities:  although some private (qualified and unqualified) doctors work in Khuda ki Basti, there is no public health service, no facility for the transport of sick people or emergency patients, nor a telephone connection to organize such transport when necessary. 

The largest number of problems under the heading ‘access’ concern (individual connections to) facilities. I have already shown above that such problems are not without qualifications, although the lack of electricity connections in several blocks in a serious drawback. Having no electricity connection not only implies that no fans can be turned on, which in turn means that mosquitoes are a big nuisance during the nights. It also precludes the use of certain machines (e.g. electric sewing machines) which some households need to earn an (extra) income. This, in turn, could be an additional reason for some families that possess a plot to stay away from Khuda ki Basti. 

One complaint in this context requires more attention. The residents of one block say they have paid a substantial amount in instalments, and they feel it should be sufficient for electricity connections to be laid on, which has not happened yet. 

Upon inquiry I found out that these residents have good reason to grumble. They live in the second block to be serviced. When the first block got electric connections, the instalments and servicing system was not yet organized block wise. For that reason some of the money collected in the second block was used for the services in the first one. The trunk supply line cost much money, and money from the second block was used to pay for part of this line which caters to both blocks, with the difference that one block has got the connections while the other services, such as public standposts, soakpits (which turned out to be too expensive, so no more soakpits were installed afterwards) and sewer pipes which as yet do not function optimally. In brief, the residents feel that some of their money has been wasted on unsuccessful experiments and on services which are not their top priority and which do not function properly either. Besides, part of their instalments has been used for another block. 

HDA is well aware of the situation (in fact I received the detailed information from HDA staff) and admits that complaints about this issue are justified. Attempts were being undertaken to correct the situation. HDA attributed the causes to teething troubles: when this problem arose, the blockwise accounting system had not yet been invented; some experiments turned out to be abortive, etcetera. I suspected that an additional cause was that HDA was under pressure to quickly furnish electricity connections, since a few residents of an adjacent illegal subdivision were already getting them. Because of this – I assumed – the first block was hurriedly serviced even though not all the inhabitants had paid their instalments, and partly at the expense of the inhabitants of the second block. However, my assumption was nowhere confirmed. Some informants maintained that the difference in the treatment of the two blocks concerned was basically due to differences in power and ethnic affiliation of the leaders of both blocks. Whatever be true of the various assumptions, the causes might rightfully be labeled as teething troubles: in subsequent blocks this sort of problem does not reappear. This is the more essential since, of course, the leaders of the disadvantaged block exploited the situation and persuaded many residents to stop paying instalments. It was the only instance I found where the leaders’ actions could be justified for their actions, although their allegation that HDA’s staff had ‘eaten up’ the instalments of the second block may not be true. Interestingly, some residents in their turn alleged that the leaders had misappropriated their money. 

A third group of problems concerns the settlement’s leadership. The residents have no high regard for their leaders, as one may gather from a number of comments made in this connection:


‘Our leaders cause much harm’


‘All the leaders are friends of money’


‘The leaders are out to eat our money’


‘Our leaders are children of thieves’


‘Put an end to our leaders’

‘We do not need leaders; let HDA do the work directly with us; when they work through the members, it causes losses to us.’

After all that has been said earlier about the leaders’ role, it is hardly necessary to further comment on these quotations. The leaders do much harm to the project indeed. Unfortunately, such remarks as quoted above are all too frequently heard in low-income settlements. 

However, the last two quotations (which I heard several times) are rather unique. While as a rule residents regard their leaders as evil but unavoidable (cf de Wit, 1985, 25; Van der Linden, 1989a, 97-100;), in Khuda ki Basti people apparently feel that they could manage to deal with HDA themselves without their leaders acting as intermediaries. This is understandable, first, because the residents enjoy legal security of tenure. To people who have always lived in extra-legal accommodation, this makes an essential difference: they are now legal inhabitants of their settlement, hence there is less reason for mediation by leaders.  Secondly, because HDA is operating a site office and because of the attitude of several HDA staff members, the inhabitants feel that they have better access to HDA than they have to public bureaucracies in general. 

CHAPTER V

SOME COMPARISONS

5.1 Khuda ki Basti and the renters of Hyderabad

In Chapter I, I have argued that the low-income groups in Hyderabad face increasing difficulty in finding a place of their own to live. As a result a growing number of low-income people are caught in rental accommodation and are no longer able – as previous generations were – to establish themselves in a, albeit illegal, house of their own. The figures in Chapter III convincingly show that HDA’s new approach to the provision of housing for low-income groups is indeed relevant to these groups: 63% of Khuda ki Basti’s residents were now-owner occupants previously. HDA has succeeded in reaching a really poor section of Hyderabad’s and Kotri’s non-owners. One may wonder, therefore, why not many more of them have joined the scheme and why – for instance – the option offered in HDA’s scheme has not had a noticeable impact on rent levels in Hyderabad’s katchi abadis (cf Table 1). 

In the survey among non-owner occupants of squatments in Hyderabad, the question was asked whether the interviewee considered moving to Khuda ki Basti. Surprisingly, in spite of the great majority answering that they aspired to own a house, only 10% replied in the affirmative. 

Although numbers are very small and, therefore, conclusions can be tentative only, it is of interest to look into some characteristics of households considering to go and live in HDA’s scheme. The characteristics of these five households much more resemble those of the Khuda ki Basti dwellers than those of the average non-owner occupant household in the city: the household income is considerably lower and/or the household size is considerably larger than that of the average non-owner occupant. This reinforces the suggestion that, roughly speaking, households move to Khuda ki Basti because of poverty and / or overcrowding in their present accommodation. 

In 1.2. I have asserted that poor families can ill afford to move to far off places since by doing so they lose their socio-spatial network. Attracting pioneer settlers to a new subdivision is, therefore, difficult for both illegal subdividers and public agencies. Settling in an area which yet has to be developed and which is located far from the built-up part of the city means a number of hardships which people will only undergo ‘voluntarily’ when they have no other option. Only poor or otherwise helpless people can be expected to ‘volunteer’ and face these hardships. There is, however, a paradox in this because it is precisely the poor who can ill afford to spend much on transport or to forsake their socio-spatial network (Van der Linden, 1989a, 389). The result of the paradox seems to be that the scheme predominantly attracts households whose problems have become unbearable. The data on Khuda ki Basti and those on Hyderabad’s renters suggest that only the poorest among the renters ‘volunteer’ and settle in a rudimentarily serviced subdivision such as Khuda ki Basti was at first and partly still is. 

Indeed, the reason why over 60% of the non-owner occupants of Hyderabad’s squatments do not consider moving to Khuda ki Basti is that it is too far; they want to stay and live near their kin, friends and places of work. As is the case with illegal subdivisions, most first settlers are the ones who have no other option (Van der Linden, ibid.). This same pattern reportedly occurs in several cities in Latin America (Gilbert, 1989a, 18 and 24). 

Typical of the guarded manoeuvering of the poor as regards the place where they live is the finding that 60% of the moves of the Hyderabad non-owners had been within the confines of the neighbourhood. Equally typical is that in Khuda ki Basti 70% of the inhabitants have to relatives living in the same locality with their households (among Hyderabad’s non-owners, this figure is 30%). Apparently many have tried to retain, through this collective strategy, at least part of their network when they moved to Khuda ki Basti, and this was probably the reason why many have dared moving to this new settlement in the first place. 

No doubt, when the neighbourhood develops further, the numbers of consolidators-by-choice will increase: people with more or less stable and/or well paid jobs, who dominate such settlements in the longer run (e.g. Green, 1988, 75). As is apparent from the figures on incomes and those on investment in housing (Tables 12 and 15), quite a few not so poor families have settled in Khuda ki Basti already. 

It is clear that for the time being Khuda ki Basti provides only a partial solution to the problems of non-owner occupancy in Hyderabad’s squatments. It does, however, provide a solution for households unable to face the difficulties inherent to renting, such as the rising rents or overcrowding. As such, the scheme serves as a kind of safety net to catch families who in other cities resort to organized invasion of land (cf. Van der Linden, 1982; 1988; Sultan, forthcoming). In view of the present trends towards densification in existing settlements, the future importance of this catch-net function should not be underestimated. 

5.2 Khuda ki Basti and Sites and Services

Sites and services projects became popular after 1972, when the World Bank had embraced this strategy. In the following years a lot of experience with the approach was accumulated, so that we now have a fair picture of the strength and weaknesses of sites and services projects. 

Generally speaking, the sites and services projects that have been executed so far have somewhat disappointed the rather high expectations many people had when the approach was first introduced. Compared to many earlier attempts at solving the urban low-income housing problem, this new approach has no doubt been a major step forward. Yet, evaluations show that three major problems have continually and practically everywhere prevented the projects from fully reaching their goals. 

There is, in the first place, the problem of making sufficient land in good locations available. Secondly, the standards that are imposed are much higher than desirable. Examples abound of irrelevant and expensive on-plot structures, of obligations to built relatively high standard structures within limited periods of time, and of overly high infrastructure standards. Finally, problems of management (cumbersome procedures, poor coordination between implementing agencies, red tapeism and slow execution) have severely hampered the execution of sites and services. 

Other main problems noted in the evaluations can be ascribed to the major bottlenecks mentioned above. This, for instance holds for the high costs, which in their turn excluded the target group from participating the projects, or – alternatively or in combination – caused poor financial records of the projects (cf e.g. Swan et al., 1983); Keare & Parris, 1982; for a more detailed analysis cf. Van der Linden, 1986). 

As I have argued elsewhere, recent developments in World Bank financed sites and services projects appear to aggravate the weaknesses identified rather than to combat them. In this connection two major recent trends in World Bank thinking about sites and services are worth considering (ibid.).

First, there is the ‘range-of-options’ approach which means that in projects a variety of standard packages is offered, ranging from open plots of raw land with only communal infrastructure, to fully developed and serviced plots with often a sanitary core or even a skeleton house (e.g. Cohen, 1983). The reasoning behind this approach is that the range of options caters better to the much varied needs of the target groups and thus to the demand on the housing market. Also in this way the danger of creating one-class communities, or even ghettoes, would be evaded. In order to find an optimal match between demand and supply, the World Bank has even introduced computer models in which household incomes and expenditures can be combined with different packages of the planning components (PADCO-World Bank, 1981). 

Obviously, if management problems constitute one major drawback in the execution of relatively simple projects that mostly offer but one option, such problems will only be exacerbated by the ‘range-of-options’ approach. Also, this approach boils down to a compromise regarding the standards issue. When applying the range-of-options approach, it can be maintained that rather low-income groups are being served, yet many plots will be developed to high standards. 

A second trend is that the World Bank is trying to stimulate the private (formal) sector to become involved in the execution of sites and services projects as executers, and not as mere contractors which previously used to be the case. The background of this thinking is the hope that in this way the poor management performance of most public agencies can be circumvented. It is to be feared that this trend will reinforce pressure for higher standards, while small and/or informal firms will be excluded when such projects are implemented. 

Very clearly, a comparison between Khuda ki Basti and what has happened – and what is bound to happened inn future – to traditional sites and services projects shows that the approach adopted by HDA has major advantages. 

Only with regard to the land issue, the location of Khuda ki Basti is a weak point which it has in common with practically all sites and services projects. However, in Hyderabad the supply of sufficient land on a continuing, rolling basis is no problem. 

Apparently, the so-called standards problem is no problem at all in Khuda ki Basti. It is important to note in this connection that no ‘government planned and sponsored slums’ are being created in this way, as is sometimes feared (as reported by e.g. Dunkerley, 1983: 5; Laquian, 1983: 25). The investments made in housing and the condition of the houses make it clear that the settlement is rapidly developing towards an area with very decent housing indeed (cf Tables 14 and 15). 

Management problems have to a large extent been overcome in Khuda ki Basti. Procedures are simple and straightforward and there is no question of cumbersome procedures and undue delays. This is not to say that there are no management problems, but the ones that have to be dealt with are at the level where the real problems lie, i.e. the problems that arise from pursing a policy that affects the interests of many actors who benefit from the absence of a housing policy and from the existing illegal housing systems.

The practice in HDA’s scheme also provides ample proof that the ‘range-of-options’ approach is fully superfluous. Even after a few years, it is evident that the one basic-minimum option offered in Khuda ki Basti attracts households from very different income groups (cf Table 12). 

Because a project such as Khuda ki Basti can be handled by a public agency, there is no need to think of incentives to push the private formal sector down market; instead, many small informal private contractors have come up market as they are now working in a legal context. No incentives are required to attract them.  

In principal, there are no problems of cost recovery, as after down payment for the plot the residents’ instalments are in fact deposits out of which the infrastructure is financed. However, when long delays occur in these deposits, the cost of infrastructure may have gone up in the meantime, so that it cannot be brought about for the total amount of Rs 8,600 which is the officially declared cost of infrastructure per plot. To make up for the differences, HDA may have to auction some plots at a later stage. Fortunately, the lay-out planning of Khuda ki Basti allows for this: previous reception areas and parts of overly large open grounds could very well be used for this purpose. 

The contrast sketched above becomes even clearer when we look at the ultimate results. A World Bank evaluation reports enthusiastically that sites and services projects supported by the World Bank have served people ‘down to the 17th percentile of the income distribution’, although a majority of beneficiaries are from between the 30th and 60th percentile (Keare & Parris, 1982, 12). In Khuda ki Basti, many households below the 10th percentile have been reached and a clear majority of beneficiaries are really poor households. As argued earlier, also better-oof households will, more often than happens now, find their way to the settlement as it develops further. Even at present, the colony is not the exclusive habitat of the poor. Yet, also in future, the very poor will continue to have access to the scheme. 


In brief, Khuda ki Basti scores high as regards affordability and cost recovery, and therefore also in terms of replicability. 

5.3 Khuda ki Basti and illegal subdivisions 

Due to lack of an alternative, many poor households find shelter in illegal subdivisions. In particular because other forms of illegal shelter are no longer tolerated in many places including Hyderabad, illegal subdivision has become practically the only way for the poor to obtain owned housing. In spite of all the shortcomings of this system, there is no doubt that ultimately all the actors will benefit, including the poor households that settle in illegal subdivisions (Nientied & Van der Linden, 1985, 13; Van der Linden, 1989a, 402-5).

Around Hyderabad, illegal subdividers provide 80 and 92-square-yard-plots on instalment basis: after a down payment of Rs 1,000.-- or Rs 1,100.--, a monthly instalment of Rs 100.-- is levied. The allottees first receive an ‘agreement paper’ in which these amounts are stipulated as well as the condition that the plot will be taken back by the subdivider and the structure on it demolished, if the allottee’s payment arrears exceed the total amount of three monthly instalments. After payment of the full plot price of Rs 6,000.--, a sales deed certified by the Registrar office, Kotri, is issued. Provision of facilities is incremental and has to be paid for separately. 

In view of the generally poor performance of public agencies in the filed of low-income housing, one may wonder why the government should intervene in a system that, in any case, does cater to an important part of the low-income housing needs. This question is the more relevant since competing with the existing system would be hard because of the many vested interests involved in it. 

There are, however, a number of reasons why intervention is desirable (cf Mitra & Nientied, 1989; Van der Linden, 1989a). 

First, from the government’s point of view, one reason for intervention is implicit in the assumption that development of fringe land should take place according to public planning. This not only concerns the question which land may be used for creating new settlements and which land should be reserved for other purposes. In settlements too, illegal subdividers, although they mostly apply lay-out standards that are acceptable in official planning, tend to reserve little space for social purposes such as schools, medical facilities, parks and playgrounds. 

Secondly, also from the government’s point of view, an important consideration should be that by not intervening a considerable section of the potential tax base disappears in illegal subdivisions. 

Thirdly, from the settlers’ point of view, housing in illegal subdivisions is inefficient and expensive in the longer run. For poor families the possibility to spread their investments in housing over many years and according to an individual balance of possibilities, means and needs is an advantage. As a rule this is not possible in government housing schemes. However, as Mitra and Nientied (ibid.). have demonstrated, after a number of years the total of housing expenses in an illegal subdivision turn out to be higher than the housing expenses in  a (hypothetical government project offering the same and product. 

In the fourth place, there are many injustices inherent in illegal subdivision. Because illegal subdivision take place completely outside the sphere of public control so that no appeal is possible, the laws of the jungle mostly determine the outcome of any process in which more than one actor is involved. Consequently, the poor get the worst of it. There are, for instance, plenty of examples of double  or triple sales of plots. The sale, in plots, of land that had been destined and was actually being used as a graveyard is another example of subdividers being not very scrupulous. Apart from this, inhabitants of illegal subdivisions are at the mercy of the subdividers and other power holders for years on end. Once families have made investments in their plots, they are tied to the place but have no legal rights. Thus they can very easily be – and indeed are – exploited and manipulated. Politicians, leaders and government employees (e.g. very often the police) will try their best to keep the population in this position for as long as they can. One of the immediate and relatively harmless consequences of this is the slow, unpredictable and piecemeal provision of facilities. 

In the fifth place, finally, there are indications that the system of illegal subdivision has reached its limits. As I explained in Chapter I, increasing numbers of poor people can no longer afford to settle in these settlements. Thus, even if illegal subdivision was the best solution possible so far, its significance as such is decreasing. 

Interventions, on the other hand, can only be modest. One should have no illusions about replacing illegal subdivision by a better system all at once. It would be a big step forward if the government could regain some grip on the planning and would eliminate the worst excesses of abuse by illegal subdividers and their accomplices. 

Realistic, and therefore modest, attempts by governments to intervene in the illegal subdivision market are basically of two types. Of both it is characteristic that they resemble the illegal systems much more than previous government interventions did. The one type consists of legalizing and regulating the actions of illegal subdividers, such as is being tried by the minimal norms – the so-called ‘norms minimas’ – applied in Bogota. When applying the rules and standards defined by the ‘normas minimas’, former illegal subdividers are now allowed to operate legally (Carrol, 1980). 

An example of the other type is Khuda ki Basti, where the executing public agency implements the scheme itself, but applies a number of norms – but not all – and a system of incremental housing typical of illegal subdivisions. In this, the agency may at times even cooperate with subdividers. 

From many interviews it became clear that the inhabitants of both Khuda ki Basti and the surrounding illegal subdivisions are well aware of the differences between the two options. When people whom I talked with had many complaints about the way HDA is executing the Khuda ki Basti incremental housing scheme, I always asked them what advice they would give to a relative who considers buying a plot either in Khuda ki Basti or in an adjacent illegal subdivision. Apart from two leaders who were themselves engaged in selling plots in the newly created subdivisions around Khuda ki Basti, all my informants agreed that settling in Khuda ki Basti would be the obvious advice. 

A first reason for this is that facilities are provided more quickly in Khuda ki Basti: 

‘In the beginning, the subdividers provide much more than HDA does, but they do this for show only (‘sunahra bagh dekhane ke lie’; literally: ‘to show a golden garden’, jl). They do not extend facilities to the houses behind the front row.’ (from an interview). 

More importantly, people realize that they have no rights when they live in an illegal subdivision and that the subdividers and leaders of such settlements will take advantage of this situation. 

‘One never knows what one may expect; everything is up to the brokers. Their promises are very cheap. If I could exchange my house in …….. (subdivision; jl) for one in Khuda ki Basti, I would gladly give Rs 1,000.--‘ (from an interview).

During the last days of my stay in Khuda ki Basti a group of some 20 men from a nearby subdivision came to see me and requested me to try and convince HDA that they should extend the boundaries of Khuda ki Basti in such a way that their settlement would be included in it. ‘We got stuck there; we do not get any facilities; the brokers and the police oppress us and take our money.’ 

During my stay in Khuda ki Basti three men from the subdivision referred to above were taken prisoner by the police, apparently without being officially accused of any crime. According to my informants, Rs 600.-- and Rs 800.—was paid to get two of these men released. As no sufficient money could be collected for the release of the third man, the police took his national identity card. 

Recapitulating, Khuda ki Basti compares favourably with the surrounding illegal subdivisions. In Khuda ki Basti, services come about more quickly and according to planning, while housing costs are lower in HDA’s scheme. Besides, and most important, by providing a legal housing option to the poor, HDA to some extent liberates the inhabitants of its scheme from manipulation and exploitation by people who have the power to do so. Thus, the importance of the scheme stretches far beyond the mere provision of housing options. 

It also stretches beyond the confines of Khuda ki Basti proper. By providing a meaningful alternative to illegal subdivision. HDA has undoubtedly become an important rival of the subdividers. In fact, construction in the surrounding subdivisions has practically come to a standstill. Although HDA cannot possibly replace all the subdividers and their system all at once, yet, in its role of competitor, HDA forces the subdividers to deliver better goods more quickly and to refrain from the worst excesses of misuse of their position. 

CHAPTER VI

CONCLUSIONS 

This report convincingly shows that HDA’s Incremental Housing Scheme provides a viable housing alternative for the most urgent cases amongst the renters. This fact gains in importance when we consider the present trend towards more difficult access to owned housing on the informal market and the resulting densification and increase of renting and doubling-up in existing squatments. 

When compared with traditional sites and services projects, it appears that in Khuda ki Basti almost all of the usual problems have been overcome to an amazing extent. In contrast to a number of present trends in sites and services, the case of Khuda ki Basti shows, first, that a public agency can handle such a project efficiently; second, that – given a chance – the small scale, informal sector is capable of moving up market, so that there is no need to invent incentives to convince the formal private sector to move down market; third, that some conventional wisdoms may well be questioned: the accusation that by this sort of schemes the authorities are creating ghettos or slums evidently cannot be held up. Also, the results in Khuda ki Basti give rise to questions about the wisdom of the World Bank’s insistence that sites and services schemes should offer a range of options to serve different income groups. 

Finally, a comparison with illegal subdivision demonstrates that HDA’s scheme not only provides building sites and services more cheaply and more efficiently, but also that, because of the legal rights of inhabitants, manipulation and exploitation of the poor is substantially reduced in Khuda ki Basti, while a similar effect may even be expected – at least in the longer run – in illegal subdivisions around. 

Further, HDA has regained at least some grip on the planning of low-income housing, probably a unique achievement in the Pakistani context. 

We have also seen that the systems adopted by HDA are by no means fool proof. Khuda ki Basti is not a paradise, but a housing scheme executed by a public agency which is subject to a number of inherent weaknesses. A scheme, furthermore, executed in a real world characterized by notoriously poor performance by public authorities as regards the supply of (land for) low-income housing (cf. Swan et al., 1983); Nientied, 1987, 140) and by extremely oppressive informal housing systems (Payne, 1989, 41). Yet, around 80% of the sample households are permanent residents who obtained their plot directly from HDA (cf. 4.3.). This figure might have turned out somewhat less favourable if it had been possible to include the temporarily absent households. From information obtained from neighbours of such absent families, my impression is that it would not have made much difference. At any rate, as compared to other housing schemes executed by Development Authorities in Pakistan and many other countries, again, HDA’s accomplishments are outstanding. 

A good project always gives rise to policy issues. Some of these are quite clear. A number of rules set by HDA have meanwhile proven their validity and should be retained and incorporated in HDA’s policy for low-income housing. The research bears out the claim that the regular Khuda ki Basti dweller benefits from, rather than suffers under these rules. Opposition against these rules stems mainly from suspect sources. Important rules in this connection are:


- apart from the lay-out and the obligation to use a water sealed squatting 

platform, no standards are imposed. Only in this way poor people will be able to build their houses incrementally. 

- the filtering mechanisms adopted to keep investors and speculators out, should be retained at all costs. Without them, the project will soon collapse. Both the reception area and HDA’s refusal to issue allotment orders and the concomitant cancellation of vacant plots – are crucial in this respect. 

Recently, it was proposed that allotment orders be issued to households who can prove they live permanently in Khuda ki Basti. According to this proposal, the proof was to be given by the headmasters of the schools visited by children of these households. Interesting as this proposal may be, it not only unduly complicates matters, it could also easily become a new high. It has happened that school teachers in Khuda ki Basti charged sums of up to Rs 500.-- to parents of drop-out children who ask certificates showing which grade these children had completed. 

In cases like this, some crucial questions should be asked, such as: 

· For how many people would the proposed rule be relevant?

· Who are these people and what could their motives be?

· Can they not be helped in another way?

· What are the risks of introducing a possibility of obtaining allotment orders? 

· Do the assumed benefits really outweigh these risks?

- The rule that infrastructure comes about as the inhabitants pay their instalments is also crucial. As I have argued above, this rule implies that instalments are in fact deposits into funds. Strict adherence to this rule not only relieve HDA of the hopeless task of administering and trying to recover arrears, it also minimizes HDA’s financial risk and so ensures replicability of the project. 

A very difficult issue is the role of leaders and middlemen. Engaging middlemen for some tasks – such as checking illegal subdividers – is probably the right thing to do, since it is sometimes impossible to work through ‘proper channels’. Clearly, there have to be well defined limits within which middlemen are allowed to work. In Khuda ki Basti, this system has worked reasonably well. 

More difficult is the middlemen’s role as leaders of the community. With regard to these leaders, HDA has been overly optimistic. In the first years of Khuda ki Basti, HDA relied too much on traditional leaders, hoping that they represented the community. As the scheme’s history shows, HDA has been increasingly forced to invent mechanisms to curtail the leaders’ opportunities to misuse their position. 

The problem is that middlemen act as patrons. Patronage is characterized by vertical (‘patron-client’) bonds and therefore it divides rather than unifies people. Also, since patrons tend to monopolize access to public goods and services, they block access to these goods and services rather than represent their client’s interests. This is not to say that ordinary people do not have a potential for organization at the base. But this potential can only materialize if patronage and concomitant constraints can be removed, or at least reduced.

In this connection, it can be argued tentatively that the leaders’ power stems from two main sources, namely the scarcity of access to public means (including information) and the wide gap separating government agencies and the common people (cf Gilbert, 1989b; Van der Linden, 1989b, 101).  It is of interest to note that in Khuda ki Basti both sources of power are under attack. HDA does provide goods and services which generally are not accessible to the urban poor in Pakistan. Also, with its site office and a number of devoted staff, HDA has substantially narrowed the gap between it and the common inhabitant of Khuda ki Basti. As I have argued in 4.4., it is probably because of these reasons that many people think they can now do without their leadership and deal with HDA directly. HDA could stimulate these developments even much more than it is doing at present. HDA has already opened some possibilities of real access and participation to ordinary people. Eventually this might even lead to a new type of organization and leadership. 

The major ingredients to curtail the patrons’ power are well defined rights and duties of the different actors in a programme, and the fullest possible information about the programme. For HDA’s scheme, the following rules of thumb could be suggested: 

- rules and procedures should be simple and minimal in number; exceptions to the rules should be possible in very obvious cases only (e.g. when handicapped people are involved) and should always be made public. 

- rights and duties of the executing agency and the residents should be well defined and clear.

- all relevant information – e.g. regarding the above two suggestions - should be made easily accessible to the public. Written information, e.g. in the shape of handbills, posters and notices, is to be preferred over announcements through loudspeakers, which not may not be heard by everybody and which are subject to misinterpretations and distortions. Apart from this form of communication, HDA’s site office should always give information on matters within its jurisdiction upon request. A situation in which people are referred backward and forward between HDA and leaders should be avoided.

- as regards the provision of infrastructure as well as loans, strict accounting of deposits and expenses is essential. Balance sheets, showing names of depositors, amounts deposited and names of residents in arrears, as well as expenses, should be made public regularly. This would not only stimulate regular payment, it would also take away a major source of gossip and accusations against HDA. Simultaneously, it would curb the potential of misappropriation by leaders or HDA personnel, 

- It is very essential that plots keep being available on a continuing, rolling basis. This implies that a new scheme of a similar set-up would have to be started, should the land resource of Khuda ki Basti eventually get exhausted. 

- More importantly even, now that the success of Khuda ki Basti has been demonstrated and some points have some up to further improve the performance, it is time to make the step from project to policy. There can be no doubt that similar projects would have much impact in many cities of Pakistan; at the same time, in Hyderabad proper there certainly is scope for more than one Khuda ki Basts’. 
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LIST OF ABBREVIATIONS

HBFC

Housing Building Finance Corporation

HDA 

Hyderabad Development Authority

WAPDA
Water and Power Development Authority

SRTC

Sindh Road Transport Corporation

GLOSSARY

Basti:  


settlement

Katchi abadi:

squatter settlement

Muhajir:


(descendant of) refugee from India or Bangladesh

Wadera: 

owner of land; (big) landlord

SURVEY NON-OWNER OCCUPANCY, HYDERABAD, 1989

Nr. Of houses skipped after last starting point _______________

House indentif. ____________ Name neighbourhood _______________ 

Name H.O.H. ______________________________________________ 

Language spoken ___________________________________________ 

Since when are you living in Hyderabad? _________________________ 

Since when in this house? _____________________________________ 

If longer in H. than in this house:

Where did you live before? ________________   _________\_________ 

If not owned: how many not-owned houses did you live in before _______ 

If owned: which period _________________ 


     Why did you give it up? ________________________________ 

Are you a renter?

Yes \  No

If renter: how much is the rent own _______________________________

If no renter: what is the arrangement?
___________________________  

What is your relation with the owner? _____________________________ 

Type of accommodation: whole plot + house ___________________ 





 part plot + house ___________________ 


  
   part of single storeyed house ___________________ 

 

 groundfloor of storeyed house ___________________ 



       th floor of storeyed  house ___________________ 

Nr. of rooms  | 1| 2 | 3 |  more |

kitchen 
| no | shared | own |

latrine 
|      |             |         |



|      |             |         |

Quality house:

walls


roof




_____________
______________ 




|      | can/chat
|     | can/chat




|      |mud

|     | mud




|      | brick/kb

|     | tiles




|      | pl. br/kb
|     | RCC/slabs 

total area : 
______________



|

      |


6. Household profile

	Name 
	 Age 
	Marital Status 
	Relation to H.O.H.
	Occupation 
	Income

	1. 
	
	
	
	
	

	2. 
	
	
	
	
	

	3.
	
	
	
	
	

	4.
	
	
	
	
	

	5.
	
	
	
	
	

	6.
	
	
	
	
	

	7.
	
	
	
	
	

	8.
	
	
	
	
	

	9.
	
	
	
	
	

	10.
	
	
	
	
	

	11.
	
	
	
	
	

	12.
	
	
	
	
	

	13.
	
	
	
	
	

	14.
	
	
	
	
	

	15.
	
	
	
	
	


Explanation abbreviations to be used:

W = wife

M = married

H = household 
I = in-law

D = daughter

S = single

S = student
U = unemployed

P = parent

W = widow(er)

R = retired 
O = young child

O = other

How many other NOO households live in the same dwelling / plot? ___________ 

Where does the owner reside? Same house/plot  ________________

same mohalla    ________________

elsewhere, viz.  ________________ 

How many other houses does the owner possess in this mohalla which are occupied bij NOO households? 
________________________ 

What is your reason for not owing? ____________________________________ 

________________________________________________________________ 

Do you already have plot to build? _____________________________________

If yes, where? ____________________________________________________

Do you aspire to own a house?   Yes | No 

If yes, where? _____________________________________________________ 

And how? 


buy house _________________

  

              buy land and build _________________ 

How many families of relatives do you have in this mohalla? ________________ 






           in Khuda ki Basti? _________________ 

Do you consider shifting to Khuda ki Basti? _____________________________

Why; why not? ___________________________________________________



   ___________________________________________________



   ___________________________________________________

SURVEY KHUDA KI BASTII, 1989

Sr. Nr. ______________ 


House ident. __________________

Nr. H.H _____________


Nr. residents __________________

Name HoH ___________________________________________________

Language spoken  _____________________________________________

Place of birth HoH  _____________________________________________

Length of stay in KBB __________________ 

Where did you live before? _______________________

Occupancy status prev. house 
|               |  owned: sold let other






|               |  rented, viz.






|               |  with parents






|               |  other. viz.

If renter, give precise address previous house

_____________________________________________________________

If renter, how many other rented houses did you live in? ________________

Facilities in prev. house:  | water  | electr.  | gas | latr. | kitchen |

Present house 

wall
 
can/chat 
|      |

roof 
can/chat
|     | 



mud /stones
|      |


asb./c.i.
|     | 



brick/kb
|      |


tiles 

|     | 



pl. br/kb
|      |


R.C.C 
|     | 

Nr. rooms ______________

Facilities: water _______________   electr.  _______________ 

How much did you pay for this plot? ______________ to whom? ____________ 

How many more plots do you have? ___________________

(If applicable) what is the position of adjacent vacant plot(s)? ________________ 

________________________________________________________________

How many families of relatives are living in Khuda ki Basti? _________________ 

Household profile 

	s.n.
	Name
	rel. HoH.
	age
	sex
	mar. st.
	occup.

	01
	
	
	
	
	
	

	02
	
	
	
	
	
	

	03
	
	
	
	
	
	

	04
	
	
	
	
	
	

	05
	
	
	
	
	
	

	06
	
	
	
	
	
	

	07
	
	
	
	
	
	

	08
	
	
	
	
	
	

	09
	
	
	
	
	
	

	10
	
	
	
	
	
	

	11
	
	
	
	
	
	

	12
	
	
	
	
	
	

	13
	
	
	
	
	
	


Earning members

	s.n.
	Activity
	mode payment
	place of work 
	income 

	
	
	
	
	

	
	
	
	
	

	
	
	
	
	


Additional income (rent, pension, etc.)



       |

         |

How much did you invest in this plot/house? ____________________________

How did you finance the investment?  ____________ savings






        ____________ loan from _____________ 






        ____________ relatives / friends

How did you come to know about this basti? ____________________________

What is your main reason to settle here? _______________________________ 

Main problems ___________________________________________________ 

