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Editorial:

The Poor and the New Crisis of Housing Finance

Kosta Mathéy

Twenty years ago the first UN Hab-
itat conference in Vancouver def-
ined new and hopeful approaches
towards the Improvement of hous-
ing conditions of the poor in the
South. Most of the recommenda-
tions have, at least in part, been
adopted by the national housing
policies and by the international
donor community since then. How-
ever, at the same time slums and
squaiier settiements have continued
to grow at a dramatic pace not only
in the poorer countries. Almost all
industrialized countries in the North
also experienced a new housing
crisis ~ a problem they believed o
have overcome for decades. It is
common wisdom that the housing
shortage always hits the poorest
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first, indicating that lack of shelter
is, first of all, a problem of finance.
Ecological, social, legal, aesthetic
and physical planning concerns
follow only much later. Before dep-
arting in search for a new, ultimate
'alternative' solution to the housing
problem - which in the long run
may prove as inefficient as the
previous policies - it seems wise 1o
review the tested strategies first,
and to memorize where and why
they failed as a widely replicable
solution.

Social housing was the recipe to
combat the housing problem not too
long ago. The principle was simple
and extremely successful for a con-
siderable period - at least in
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countries fike Britain, Austria, Ger-
many. It basically relied cn both
exchequer or municipal subsidies
(redistributicn of resources) and
rent sharing. The latter mechanism
made it possible to fower the org-
anically high rent of newly built
housing units through a cross-sub-
sidy by letting older and already
depreciated housing stock at a uni-
form price level. However, recent
privatization of this same old stock
led to an erosion of rent sharing
possibilities, while the new conser—
vative governments additionally
scrapped the housing subsidy el-
ement - at least for the poor. The
rapid decline of the social housing
system was the inevitable conse-
quence,

in the Developing World social
housing schemes existed in smaller
numbers, and were mostly intro-
duced by the coloniai (neo-colonial,
in the case of soviet influence)
powers or their companies - like
ihe railways, for example. The main
motivation, of course, was the as-
surance of a cheap and, above all,
healthy labour force, With indepen-
dence, the resourceful public land-
lords disappeared; the newly em-
powered nations felt the need for
different priorities for the investment
of their scarce resources and were
refuctant to maintain or even ex-
pand this line of supply.

Another related housing strategy
centres on co-operatives. They
were and stilt are a highly sust-
ainable mechanism in many plac—
es — France, Belgium and Austria -
o name the most famous ex-
amples. Again, they were able to
offer affordable housing costs

Dr. Kosta Mathéy, German architect and
planner, is professor for urban ecology and
housing at Havana technical university. As a
housing expert he worked for UNCHS, GTZ,
ILC, EG, [HS, Cearah-Periferia and other
entities,

This paper was written in cooper-
ation with Dr. Yves Cabannes, the co—editor
of this volume. Some of the arguments on
finance restraints were adopted from Pierre
Auréjac and Yves Cabannes: Ffficacité et
limites des opérations d'initialive communau-
taire. Paris: PSH.

The editors wish te thank PSH for
their support granted in the preparation of the
material presented in this volume.
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through rent sharing, and by elimin-
ating the speculation component
that incurs through increased land
values which must be paid every
time the ownership changes. Some
models successfully established in
the Norih were also exported to the
South, mostly without allowing for
the necessary social and cultural
adaptation. Moreover, for the me-
bers of a co-operative the tempta-
tion of transferring shared owner-
ship titles to the individual cccup-
ants, thus privatizing collective
assets, is a great temptation given
the prevailing immediate need to
secure daily survival (food, health)
in extremely poor neighbourhoods.

A third strategy frequently encoun-
tered ia a national housing cum
pension fund fed by enforced sav-
ings deducted from salaries. This
option, still acknowledging the
state's responsibility to cater for
housing needs, proved ineffective in
providing low income-housing in
the long run. There were two ob-
stacles. First, obliged to provide a
'secure’ investrnent of the deposited
funds and possibly to increase
value of the same, prefer to invest
these funds in profitable high and
middle-income housing rather than
in poorer neighbourhoods, where
the purchasing power is minimal.
Secondly, the sysiem only touches
on workers employed in the formal
sector — who still represent a privi-
leged minoerity in a developing eco-
nomy. The bureaucracy involved in
these often very big institutions
poses another obstacle to success.

Operating on a very small scale,
many revolving funds were set up
in poor neighbourhoods in Asia,
Africa, and Latin America over the
last twenty years, but few of them
survived over a long period. An
obvious problem arrises in an envi-
ronment with steep inflation, where
the returns to the fund rarely reach
the value of the initial sums dis-
bursed - even if a certain amount
of value adjustment is provided
(‘indexing'). The latter may just not
be quick enough 1o follow the day-
to-day price increases, or it may be
linked to an official index kept un-
realistically low for political reasons.

However, even more crilical is the
common foreign-driven nature of
these funds if they were fed by an
international donor. The adminisira-
tive mechanisms implemented were
just too complicated to be suffic~
iently transparent and convincing to
the clients. They also lacked the
capacity of inducing a sense of
ownership, or identification, by the
users with this instrument. The
result was poor repayment records,

Finally, faced with the limitations of
institutional sclutions, the ultimate
policy wisdom - dominant today -~
suggests relying on and enforcing
private and individual initiatives ~
always the last resource when the
social provision of a given resource
fails. Applied to the context of shel-
ter in poor neighbourhoods, 'self-
help’ is the leading paradigm pro-
claimed in particular with reference
o the debates and resolutions of
Habitat 1. Following from there a
common policy put forward was to
encourage private letting to pay for
the owner's plus the subtenants ac-
commodation. Again, this was a
solution more suitable for the better
off among the poor than for the
poorest themselves - and certainly
not a universal solution since if
everybody was subletting there
would be no tenants left to pay the
bill.

Having stated the crucial role of
finance in relation to the housing
problem, and having reviewed some
dominant but mostly unsustainahle
strategies for funding low-income
housing provision, we understand
better the structural limitations we
are bound to face in searching for
more suitable financing aliernatives.
These limitations are rooted in both
the demand and the supply side of
the market. This weakness is
amplified by the application of
imported models and instruments
although they are incompatible with
the local social and cultural context.

Supply side constraints

On the supply side the housing is
characterized by increasing produc-
fion costs - an effect aggravated by
less available possibilities of exter—
nai and national funding.
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Contraction of public resources

It has been observed that social
housing schemes as waell as other
programmes which depend on
public subsidies are being drasti-
cally cut over the last years. Ideo-
logically this step may have been
justified because of abuse of the
concepts of self-help, ‘devolution’,
and ‘enabling' (all implying less
dependence on the state through
own initiatives). More recently the
argument was repreated by neo-
liberal rhetoric. However, even
governments committed to social
palicies found themselves forced to
follow the same line. The underly—
ing structural forces are often
stronger than day-to-day politics.

First of all, land prices have been
rocksting in the bigger cities all
over the world in recent years.
Rapid urbanization over the last
three decades has dried up virtually
all accessible land reserves in and
around the bigger population
centres. And since land is a

rasource that cannot be multiplied
its price is determined by monopoly
rules. In weak economies, land is
also valued as a relatively safe and
profitable investment that can be
withdrawn from the market for
extended periods thus contributing
to land scarcity.

In addition, building construction
costs have increased dispropor-
tionately since this sector offers
almost no possibilities of mechan-
ization and industrialization. Fur-
thermore, given the scarce land
rasources, development tends to be
more and mare multi-storey. This
eliminates possibilities for
incremental construction, improvis-
ed building materials and technol-
ogies, and more rigorous standards
must be complied with. The cap-
acity of urban technical infrastruc-
ture, often dating back to colonial
times, has reached its limits, and
further extensions would require
major capital invesiments.

The globalized economy, offering
an almost unlimited number of loc-
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Self-Help Housing in Los Lactos, Santiago de Chils (Banco de Materiales)

ations for investment projects
waakens the negotiating power of
municipalities and governments
vis-a-vis international (but also
national) capital. This implies that
taxing concessions may be the only
way of attracting capital in the hope
of fuelling the local economy. In the
South, subcontracting to the infor-
mal sector and the increasing size
of marginal settlements also dimin-
ish the tax base which would
otherwiss be the principal municipal
or state income to pay for social
housing and subsidy programmes.

Most developing countries are
caught in international debts which
they are unable to repay. Interest
payments on the debt exceed the
volume of new international loans
granted in the majority of develop-
ing countries and consume a sig-
nificant proportion of their GNP.
Structural adjustment policies are
designed to avoid the complete
collapse of the national economy,
and require rigorous cutting of
social expenditure.

Foto: Gerardo Anabalon V.
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Global shift in imternational devel-
opment co-operation

Weak national economies are an
acceptead criterium for classification
as a Devaloping Country and may
help to obtain favorable loans and
other aid from the weaithier states
through international cooperation.
However, the fall of the iron curtain
increased the numbaer of countries
in need, and much development aid
has since been diverted from the
South to East{ern Europe). Given
the better discipline and education
of the labour force in these coun-
tries such a move does not only
make sense economically but also
politically. The rationale is to retain
the flow of potentiai labour migrants
into the donor's home countries.
Mismanagement, corruption
(often out of pure necessity to
secure subsistence costs) and
other negative impacis of aid have
also induced the donars to be more
careful when placing international
cooperation with the South. Only
- countries with supposedly unstable
social conditions can hope to
receive considerable aid pack-
ages - like Chile after the dictator-
ship; Mozambique, Angola, Nica-
ragua after the civil war, South
Africa after Apartheid.

Market constraints

According to the standard arg-
uments accompanying the with-
drawal of state subsidies, the pri-
vate sector is expected to fill the
gap. However, even in the North,
low-income housing is not a fav-
ourite investment asset any more.
The money would be fixed for a
long period while economic and
political predictions even in the
medium-term are impossible to
make. Financial securities for loans
to this kind of user are considered
bad or non-existent; and a house
or a piace of land in a barrio where
even the police does not enter is
hardly tradeabls in the formal mar-
ket. Moreover, the administration of
relatively small credits is extremely
expensive. In any case, tha return
on investment in other sectors of
the economy is better most of the
time, and borrower must compete
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with other investment opportunities
in a world-wide money market.

Demand side constraints

Of course 'market' approaches can
not be seen in isolation from effec—
tive demand. Looking at the other
side of the coin, we naturally en-
counter a complementing picture,
The fall in real incomes over the
last decades is well known and
does not require much comment.
Although the urban (and rural) poor
are by no means a homogeneous
mass, and a certain savings and
investment capacity can be
observed by the kind of construc-
tions and cars present in most in-
formal settlements, we must ack-
nowledge that a good proportion of
those people just cannot pay for
housing. Even the most promising
policy innovations arising from the
Vancouver conference were count-
erbalanced through increasing pov—
erty levels.

Where to go?

The previous sacticn has illustrated
the apparently hopeless perspec-
tive of formulating a convincing
housing finance policy aimed at at-
tacking the housing problem in the
Third World and elsewhere, too. I}
has been demonsirated that even
shelter policies that appeared
vigble in the past, cannot offer a
satisfactory answer to the problems
encouniered in the Developing
World today. What can be done?
Once again, common ‘expert'
knowledge - if honest — must con-
fess that it has no answer.

Apparently hopeless situations
often generats intrinsic ingenuity
solutions — maybe an expression of
the species' compulsion {0 survive.
Continuing traditional techniques
and practices which - by defi-
nition - have demonstrated that
they are sustainable, should be re-
considered and kept alive by inte-
grating them into today's environ-
ment,

Being abandoned by their bank-
rupt governments local commun-

ities must again rely on group soli-
darity and mutual assistance. In
some cases a partially independent
economy may flourish where inte—
gration into 'the market' is being
denied: a good example are the
lottery-like saving clubs known in
many communities all over the
world. In other instances cooper-
ation with the formal finance sector
is possible, where the latter is flex-
ible enough to depart from econ-
omic schoolbook wisdom (that |
naver found convincing anyway),
and to adapt itself to the culture of
the communities with which it wants
{o collaborate. Fortunately such
proposals are not just fantasy, but
many local experiences were
already born in this spirit, and some
of them seem to be extremely en-
couraging.

A selection of illustrative cases

Remembering that finance is the
core element of the current housing
crisis the volume editors of this
TRIALOG issue, Yves Cabannes
and Kosta Mathéy, suggested
reviewing a variety of examples of
such community based models for
housing finance and present them
in a special volume dedicated to
Habitat Il - the UN Shelter confer-~
ence scheduled to take place in
Istanbul in 1996. The cases
included were drawn from a much
wider spectrum of experiences than
listed in this volume, most of them
previously identified and analyzed
with the support of PSH (Pro-
gramme Salidarité Habitat) of the
French NGO "Gret", and of HIC
{Habitat International Coalition).
Several of these selected examples
hava also been honoured as Best
Practices to be presented at Habi-
tat il, and three cases won the
Habitat Scroll of Honour, 1995,

The individual articles are all orig~
inal material and intend to explain
how the cases function and what
the principal achievements are. A
conclusive article at the end of the
volume analyzes common trends
observed, discusses the main chal-
lenges for the future and also their
limitations.
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International Grassroots Networking

Yields a handsome Dividend in the New South Africa

The South African Homeless People's Federation

and the uTshani Fund

Joel Bolnick and Ted Baumann

Housing Struggles
in South Africa

During the late 1980's Jorge An-
Zorena, editor of Sefavip and
‘housing priest of Asia’, visited
South Africa 1o get a first-hand
impression of the housing situation
of the couniry's urban poor. This
early engagement with South Afri-
can non-government and church
organisations - then immersed in a
struggle against apartheid - trig-
gered a process which was to lead
to the emergence of a housing
moment of the urban poor. This
took place in March 1994, when a
tree-year old network of women's
housing savings groups from South
Africa squatter settlements
launched themselves as Umfeland-
awonye Wabantu Base Mjondolo -
the South African Homeless
People's Federation,

There had been significant regional
squatter movements in South Africa
as early as the 1940's, but in the
late 1980's socio-economic
struggles were subsumed by the
battle for poiitical liberation. When
Fr. Jorge made his maiden visit to
South Africa, most organisations in
the country's informal settlements
were either oligarchies of slumlords
or party—political cells, menned
(very few women participated) by

Joel Balnick is Director of People's Dialogue.
Ted Baumann is the Manager of the Utshani
Fund, Contact address: People's Dialogue.
P.0O, Box 34539. Groote Schuur, 7937, Tel.

021-474740; FAX 021-474741, South Africa.
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comrades who held unswervingly to
a doctrine of 'political liberation
first'- with social and economic
upliftment assumed to be a natural
and automatic consequence. These
small, tightly-knit groups of politic-
ally-committed cadres enjoyed

~ considerable popular legitimacy, but

had little experience in open demo-
cratic governance or in develop-
ment and social upliftment. The
situation dictated that theirs was a
mentality and a practice of sacrifice,

warfare and authoritarian command.

The public policy petspective on
urbanisation and poverty in the for-
mal sector was aiso pretty bad in
the late 1980's, but for opposite
reasons. After decades of apart-

heid's draconian efforts to reverse
the tide of black urbanisation, hous-
ing policy and practice in South
Africa had shifted. Restriction on
urban tenure were softened. The
emphasis shifted from reversing
black urbanisation to attempting to
manage it. Decision-making and
planning were no longer the sole
domain of apartheid ideologues and
racist functionaries. Technocrats
and financiers, including those from
outside the ruling National Party,
began to have increasing influence,

The result of this alliance between
reformist apartheid bureaucrats and
financial capital was the top~down
imposition of 2 site-and service
policy which adhered to the apart-




heid geography of towns and cities.
These typically comprised basic
infrastructure (roads, water, sewer-
age) for household 'sities' on which
toilets were built, Private contractors
spent lavishly, deducting the costs
of these developments - including,
of course, their own profits - from
the subsidies allocated to each
household earmarked to live in the
development. Little or nothing was
often left for construction of a
house, The products of this suspect
largesse were aptly called ‘ioilets
towns', and are despised by the
urban poor. The latter had been
recognised as being & nasty reality
which could not be eradicated, Yet
under the new system they were
going io be treated as passive rec~
ipients of the decisions of external
agents - and many of them knew it.

The homeless Poor
organise themselves 2?7?

Fr. Anzorena returned to South
JAfrica in March 1991, He helped
create the space for eleven housing
practitioners from Third World
NGOs and CBOs to attend a land-
mark conference in Johannesburg
called ‘A People's Dialogue on Land
and Shelter.’ This conference broke
new ground by bringing together
150 poor men and women - reg-
ardless of political persuasion —
from the shacks, back-yards and
hostels of South Africa's black
settlements. Professionals and gov-
ernment officials represented a
fraction of the delegation, and were
only allowed to observe and record
proceedings. The poor themselves
came together, as the theme of the
conference had suggested, to
strengthen their positions as poor,
homeless and landless people, by
sharing their experiences.

The conference mirrored the pre-
vailing tensions within urban poor
settlements. A strong lobby of ANC
activists and civic leaders tried to
discredit the process from the very
start, arguing that the conference
lacked credibility because it had ‘not
received a mandate' from either the
liberation organisations or the civic
organisations. At last half the del-

egation felt differently. They cel-
ebrated this first ever opportunity to
meet with fellow squatters from all
over the country and to identify their
priorities, proposals and problems
as homeless people. For the first
two days of the conference they
absorbed the vigorous filibustering
of the mandate cbsessed cadres.
Then they gradually took the offen-
sive, so that by the end of the gath-
ering their position of open dialogue
and focus on social and economic
as opposed to political strategies
had won the day.

This significant brealkthrough was
actively supported by the inter-
national team which had patt-
icipated in the conference, The
five-day meeting was punctuated
by reminders from the international
delegation that experience in their
countries - India, Thailand, the
Philippines, Sri Lanka, Zambia,
Kenya and Colombia - clearly
demonstrated that homeless poor
people had to organise Themselves
around their own resource needs.
The obsession with political liber-
ation as a panacea for social and
economic deprivation, which per-
meated the collective conscious-
ness of South Africa's oppressed,
was understandable, but lament-
able. The People's Dialogue was
seen hy the international team and
by a reasonable number of the
South Africans as a small but nev-
ertheless ambitions step towards
redressing this situation.

At the end of the conference a
group of about fifty squatter leaders
pledged fo strengthen ties between
their seftlements. This appropriately
cautious commitment to grassroots
networking represented the birth of
& social housing movement in
South Africa. The international team
at the People's Dialogue confer—
ence, which had served as midwife
to the birth, continued o play a role.

Collecting Money
Collecting People

Once the form of a grassroots
housing network had taken shape, it
began to develop mechanisms for

people - centred development. As a
first step, communities in the net-
work quickly prioritised their needs.
Then they turned to their overseas
counterparts, especially the National
Slum Dwellers Federation in India,
to draw on the latier’s experience,
explore their system and strategies,
identify elements of value, and
adapt them to South African condi-
tions,

The initial visits to and from India in
1991 and 1992 served as kind of
shock therapy for the squatter
leaders in the People's Dialogue
network. The conditions of poverty
and homelessness which greeted
them on the pavement of Bombay
after more than 40 years of inde-
pendence shattered the consoling
illusion that an ANC government
would provide land and houses for
all. The evaporation of this vain
hope did not led to despair, but
increased an awareness of the
urgent need for poor people o
unite, strengthen themselves, and
most importantly, constitute a con-
sciousness in which they were
aware and confident of their capac-
ity 1o manage their lives and their
own development priorities.

Once again internaticnal linkages
played a catalytic role. Already at
the March '91 conference, access to
credit had been identified as a need
of urban poor. In India, leaders of
the network saw for themselves that
the universal need for credit was a
powerful tool for mobilising and
empawering the urban poor,

Thus, in 1992, at a time when the
South African government was ¢con-
solidating a housing policy based
on capital subsidies to be released
via private contractors, the People's
Dialogue network began mobilising
thousands of homeless poor fam-
ilies into Savings and Loans
Schemes for Housing. This first
Housing Savings Schemes (HSS)
were established in October 1992,
Barely sighteen months later, there
were over 50 savings schemes in
South Africa's informal settlements.
These HSS began calfing them-
selves the South African Homeless
People's Federation in early 1994.
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Average family earning in the Fed-
eration amount to about R690 per
month (US S 187).

Since then there has been an ex-
remely rapid rate of growth of the
number of saving schemes, the
number of family saving and the
amount of money saved,

D HRS | Members | Savings

Qciober 1992 | 12 610 [R1432.13
Avgust 19931 S8 | 2178 |R3M.039.4
Jly 199 1% | 0687 |R37.240.9

Table 1: Rate of Growth in South Afri-
can Homeless People's Federation

The levet of saving of the Feder-
ation remains low, even in relation-
ship to the extremely low income
levels of the members. These fig-
ures give an insight into far more
significant developments within the
Federaticn, however. Firstly, over-
all growth has been astronomical.
The Federation continues to than
double in size savings every year.
Secondly, the practice of savings
and borrowing has egquipped the
members of the HSS with the skill
to manage money and credit,
thereby debunking the myth that
homeless people are not
creditworthy. Thirdly, the HSS have
no minimum amount of savings. A
member can save as littie as a cent
a time, provided she saves as reg-
ularly as possible. The Federation
has a motto (also adapted from
India} which gets to the heart of the
matter: "We are not only collecting
money , We are collecting people at
the same time',

In other words, these saving
schemes are much more than in-
formal and simplistic saving and
lending institutions. All the members
involved feel a real sense of own-
ership, because they have invested
their own precious time and money
in the exercise. At the same time,
they focus people's minds directly
on their material needs, and gener-
ate in them the interest and capac-
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ity to become agents of transform-
ation - as opposed to beneficiaries
of outside intervention.

An interesting and important result
of the focus on saving is the con-
siderably high level of women's
patticipation. Men are far less likely
to save regularly for housing. As a
result, women's participation in the
Federation stands at over 85%.
This is reflected also in leadership
positions, and signals & significant
shift in the overall position of
women in shack settlements where
HSS are strong.

The ultimate objective of these sav-
ings has always been to secure
affordable housing. This has meant
that the activities of the HSS in the
Federation quickly incorporate other
important aspects of housing devel-
opment besides savings. The differ—
ent programmes currently run by
Federation members testify to the
depth, diversity and innovation of
the process. The HSS in the Feder-
ation design their own houses, det-
ermine levels of income and afford-
ability, measures and enumerate
shack seftlements, identify suitable
fand, struggle for land tenure, neg-
otiate with government and seek to
transform policy by demonstrating
what they have accomplished.

The homeless Poor
take Control of Finance

Perhaps the most innovative and
ambitious element of the Homeless
People's Federation's activities has
been the establishment of a credit
mechanism controlled by the home-
less themselves. This is called
uTshani Fund'.

As mentioned above, very early on
the network of homeless poor that
was to become the Homeless
People's Federation realised the
importance of access to credit.
Whilst the homeless poor possess
in abundance energy, initiative, skill,
and experience, they lack the
material resources to fransform their
situation. For this reason, ali their
efforts at people-driven develop—
ment eventually run into a financial
cbstacle.

The Homeless People's Federation
decided in 1993 that the only way
the solve this problem was to est-
ablish their own finance scheme.
This was for two reasons:

1. Firstly, despite the efforts of the
housing policy apparatus of the new
South African government to con-
vince them otherwise, the private
financial sector has effectively writ—
ten off the vast majority of South
Africa's homeless poor.Although the
banks often refer to those earning
less then R1.500 per month (US
S410) as part of the housing 'mark-
et', in reality they are entirely out-
side it. No bank or building society
is willing to loan money 1o this
income category - by our est-
imates, nearly 70% of the country's
homeless. If the energy and initiat-
ive of the homeless poor were to
wait for private sector finance, it
would socn dissipate.

2.Secondly, in the Federation's ex—
perience, the state housing subsidy
system has been designed on the
assumption that the homeless poor
are to be the recipients of develop-
ment planned and executed by 'ex—
perts' and 'professionals’, The
homeless poor are the largest pro-
viders of human shelter in the
country. Yet their efforts are
devalued and ignored in policy
dehates simply because they lack
the resources to do a better job.
Paradoxically and illogically, rather
than make more adequate
resources available to the thous-
ands of communities who have
already planned, designed, and
constructed their own settiements
out of scrap wood and tin, current
housing policy seeks to form them
into ‘queues’ to await 'real’ develop-
ment ~ by others. As a result, no
Federation community has
succeeded in their earnest and
energy-consuming efforts to obtain
promised subsidy finance.

To put this another way: in the pre-
vailing official mind-set, houses are
regarded as commodities to be
supplied by professional producers.
If the poor are unable to purchase
such commodities, they are
expected 1o surrender control over



Location of Savings Schema Total Average, Average, Bank, Loan,
Loan Loan, Repayment, Repayment, Amounts,
Piesangs River, Inanda (#1) 8 R14.431,25 R150,00 R1.200,00 R116.250,00
Fiesangs River, Inanda (#2} 30 R8.252,01 R100,00 R3.000,00 R247.560,00
Vusisizwe HSS, Mossel Bay (#1) 10 R8.252,01 R100,00 R1.000,00 R82.520,10
Vusisizwe HSS, Mossel Bay (#2) 10 Ra.252,01 R100,00 R1.000,00 R&82.520,10
Win HSS, Kleinskool (#1) 10 R8.286,12 R100,00 R1.000,00 F82.861,24
Win Hss, Kieinskool (#2) 19 RB.286,12 R100,.00 £1.000,00 R82.861,24
Imizamu Yethu HSS, Plett 10 R8.286,12 R100,00 R1.000,00 R82.861,24
Oukasie HSS, Brits 10 A7.870,11 R95,00 R950,00 R78.701,13
Kgotsong HSS, Bothaville ) R7.043,71 85,00 RB850,00 R78.182,00
7?77 HSS, North West 10 R8.286,12 /100,00 R1.060,00 RB2.861,24
Cato Crest HSS, Durban 10 R8.288,12 R100,00 R1.000,00 R82.851,24
Robert MacBride HSS, Durban 10 R8.286,12 R100,00 R1.000,00 R82.861,24
Kanana HSS, Gauteng 10 Re.288,12 R100,00 R1.000,00 R82.861,24
Victoria Mxenge HSS, W. Cape 20 RY.560,82 R115,00 R2.300,00 R191.256,30
Totals 168 R121.766.26 | R121.766,26 R121.766,26 A121.766.26

Table 2: uTshani Fund Loans

their own material development in
order fo receive state subsidy
finance.

After a period of capacity—-develop-
ment which included a major con-
ference on Housing Finance in June
1994, attended by the late Housing
Minister Joe Slovo, uTshani Fund
began operations in January 1995,
with a modest grant from the gov-
ernment.? Although managed on a
day-to-day basis by People's Dia-
iogue staff in Cape Town, the
Fund's executive decision-making
structure is a Govemning Body com-
prised of representatives from each
of the nine regions in the Homeless
People's Federation, as well as
three National Convenors of the
Federation. Professional support
staff have no vote on matters of
load policy.

UTshani Fund's operating principles
are that (i) finance should be made
available directly to Housing Sav-
ings Schemes on a collective basis,
and (ji) the ground-work of the
Fund should be undertaken at
community level, Accordingly,
uTshani Fund process works as
Follows:

10

1. Any Housing Savings Scheme is
efigible 1o apply for an uTshani
Fund loan, The final decision on a
loan rests with the Governing Body,
There is no minimum saving
required fo obtain a loan. People's
savings are designed to accomplish
the following: {a} mobilize people.
As the Federation says "When we
collect money we collect people”,
(b) develop a culture of savings and
horrowing. (c) Develop systems of
accountability and partnership.
Once savings groups have demon-
strated their capacity to drive a
housing development process they
request loans,

2. A Housing Savings Scheme
wishing to apply for a loan plans its
ideal community lay-out and
designs houses which are
affordable to the members. But
credits can also be granted for
other housing related investments,
such as land purchase, upgrading,
infrastructure.

3.The Housing Savings Scheme
then undertakes an Affordability
Exercise to determine the amount
each member can afford to repay

every month. Members who will
build houses financed by the pros-
pective uTshani Fund loan are id-
entified by the Saving Scheme ace-
ording to their own criteria. ([.oans
are usually for groups of ten to
twenty members at a time)

4. Once the members's monthly re-
payments have been determined,
uTshani Fund staff determine the
amount which can be borrowed
over a 15-year period at a simple
interest rate of 1% per month, but
there exists an interest rate subsidy
oh housing icans for low income
families.® Loan size is determined
on the hasis of afforability, not the
value of the savings. The Housing
Savings Scheme then adjusts its
house designs to build within this
amount, The groups know how
much people can afford to repay on
a monthly basis. This information
comes from trust, close co-oper-
ation backed up by needs assess-
ment surveys conducted by savings
scheme and a system of revolving
loans which ensure that is in the
material interest of other group
members to ensure that foan recipi-
ents repay their loans.
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5. If approved, the load is made to 7. No physical security is required, Notes
the Housing Savings Scheme as a but further loans to Housing Sav-

collective, with collective responsi- ings Scheme and to other groups 1. uTshani (Cff utyani) means 'the
bility for repayment. The Housing are hased on the Performance of grassroots' o US
Savings Scheme disburses the existing loans. Regular exchange 2. AR10 m”."o'ﬁra:‘; (2!;8 ':K:hu $L
loans to its members in the form of  programmes between the Housing ;'i:.as pmm'ie ."°be° | Hne, p loug

ildi i h). Man- Savings Schemes help to ensure 1S amotint wi released In
building materials (not ca_s )- . smaller instalments. The first transfer
agement of the construction pro- that members remain aware that has been delayed for 15 months.
cess is undertaken by the mem- their repayments will determine Compared to the Government hous—
bers, supported by other Federation  access to finance by thousands of ing budget counting 2,5 billion this
groups in the course of regular homeless poor. Because uTshani grant is negligibla. The government
exchange programmes. Fund is a ‘revolving' fund, loan rep- prefers to set up an own National

. d ayments are the source of further Housing Finance Corporation in

6.Collection of repayments and rec- | o “The 1gans disbursed so far early 19986, over which it will have
ord-keeping for individual members - . tight control
. : are contained in table 2. d o
is undertaken by the Housing Sav- 3. This subsidy is 24% {compounded).

ings Scheme, using a system
designed to maich the existing sav-
ings system. there is a certain flexi-

The government also has a capital
subsidy policy which allows very
poor families to receive a once off

The numbers of loans made so fare
is intentionally small. The focus this

bility in repayment, and the monthly year hag been on developing the grant of R 15,000. However, instit-
repayment amount varies from community-based |.°an manage- utional arrangements are such that

4 ment systems required 1o make the subsidies are released to developers
month to month.” Bulk repayments fund tainabl d trul . \
are made monthly from the savings und a sustamnable an ru‘y ) on comp[etlgn of housing schem.es.

X - community—controlied institution. Tha uTshani fund does not qualify

schemes to uTshani Fund. uTshani for this.
Fund staff maintain reco?ds_for the 4. Some borrowers prefer to repay their
collective loans to the Housing loan quicker than envisaged when
Savings Scheme only. they have some money available.

Minen sollen Bewegungen ven
Menschen kontrollieren.

Eine neue Minen-Generation ermdglicht
etliche Variationen der
Neueinteilung der Erde in
sichere & unsichere Zonen,
wihrend 120 Millionen Minen
alter Bauart
weltweit taglich Menschen
tdten und verstimmeln.
medico international unterstitzt
Minenopfer in El Salvador,
Kurdistan & Kambodscha.

Helfen Sie uns bei dieser wichtigen Arbeit.

. Spendenkento Stichwort sMinenopfer«:
m % Nr. 1800 Frankfurter Sparkasse
(BLZ 500 502 01)

BT S @ B U @0 L QT i e Fordern Sie weitere Materialien Gber die
Ohgrmainanlage 71D-60314 FrankfuriiTel, 059/94438-0 Landminen-Kampagne an.

TRIALOG 47 (1995)

1

Eh!




Alternative municipal finance
for home improvements in Brazil

Yves Cabannes

In the Metropolitan Region of For-

taleza, capital of one of the poorest

Brazilian states, new approaches to

housing and income generating fin-

ancial systems have been experi-

mented on since 1888 ;

e Self-managed community funds

o Revolving funds to micro entre-
preneurs and income generating
activities

@ Loans to CBOs to implement
and manage micro industrial
zones and popular commercial
centres

e Support to integrated micro
urbanisation with peoples man-
agement (Comunidades Prog-
ramme)

12

The paper presents two financial
alternatives for home improvernents
and expansion, Casa Melhor and
Paac, They are the result of a fong
process and which currently gives
credit to poor families who would
otherwise have no access to formal
banking whatsoever. One of the
original aspects of Casa Melhor
was its capacity to find innovative
ways to build working and efficient
relationships hetween grass roots
movemenis and a Local Authority,
with the support of two NGOs.

Key moments in the process of
setting up the fund

Mutual Aid in housing Pro-
grammes opens new possibilities

In 1887, in the aftermath of the fall
of the dictatorship, which lasted

Dr. Yves Cabannes is an Urban Planner,
aconomist, finance adviser forthe programmes
presented. Contact address: Gret ¢/o Cearah
Periferia, rua lidefonso Albane 935, Aldecta,
CEP 60115-000 Fortaiza, Ce. Brazil. Tel./Fax:
55-85.2524991,
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from 1964 to 1984, and under the
pressure of the Civil Society which
had played a major role in the
democratisation process, a govern-
ment Programme of Mutual Aid
Housing - lccally called Mutirdo -
was launched on a national scale. It
was heavily subsidised, since the
government was transferring
resources to CBO's to buy materials
to build their houses through self-
help.

The 400 000 units target which
was originally planned was never
achieved and the programme was
stopped abruptly in 1990 when the
newly elected President Collor
decided that the private sector
could do it better. Less than two
years later he was dismissed for
active corruption, particularly in
connection with the private sector.

However, in a few large cities, such
as Fortaleza which is one of the
pocrest cities of the North-Eastemn
part of the country, where more
than one third of the 2,5 million
inhabitants survive in favelas and
squatted lands, the Mutirdo pro-
gramme resulted in more than 10

000 houses, built through Popular
Building Communal Societies, Spe-
cific conditions {Cabannes, 93)
might explain such a situation.

Although the results were
encouraging at local level, scme
problems still existed. First of al,

7 production was far from meeting the

150 000 backlog of decent houses.
Secondly, specific organisations,
"Popular Societies", were to be
formed, despite the possible exist-
ence of previous excellent ones and
had o follow a set of rules decided
at the top. Thirdly, the land on
which the houses were built had no
legal status and neither the local
authority nor the State Government
was keen to solve the tenure prob-
lems, leaving families
without any property
title,

On the positive side,
the programme opened
the possibility of creat-
ing "community funds”,
managed by the Communal
Society. |15 resources were from
benefited families that had received
subsidies. The uncertainty of land
tittes was very often put forward by
the inhabitants as the reason {(or
the pretext?) for not paying.

Grass roots reflects
collectively on mutirdes

At the beginning of the 90's, the
end of the "mutirdes" which had
generated hope within the com-
munities, the climate of legal and
massive corruption and the failure
of one of the pillars of the brazilian
finance housing systemn, the Nat-
ional Housing Bank ~BNH- which
had financed 4 million houses in 20
years might explain why some of
the hundreds of local grass roocts
organisations from Fortaleza began
a reflection process, which by no
means meant that they were aban-~
doning their struggie for decent
housing.

A community fund
for people's housing

This process of gaining strength
was supported by a tiny prefession-
al NGO, Cearah Periferia, which
had recently been formed by four
social workers, all women, and
closely linked to housing questions
and community activities. It culmi-
nated at the end of 1992 in an in-
dependent seminar where more
than 100 leaders from about 30
grass roois organisations partici-
pated. A commission of 21 repre-
sentatives met regularly during the
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course of six months to elaborate
proposals and to define fines of
actions.

The creation of a "Community Fund
for People's Housing® was the
major outcome of this long process.
it came into the limelight in March
1993, when a special issue of the
.open university supplement of the
main local newspaper with a circu-
lation of 40 000 copies, was
devoted to the Housing Question
and co-ordinated by the support
team, Cearah. A full page in the
newspaper presented the project of
the fund and the topic could no
longer be ignored. It became an
issue, especially for most local
grass roots organisations and some
of them saw the political benefit of a
high profile and the opportunity of
gaining new members.

Grass roots negotiations
with federal government

Within a very short time, various
communities got organised and
among other activities, travelled
together by bus to Brasilia, the
brazilian federal capital 2000 km's
away. Their intention was to present
the project of the Fund 1o the re-
cently appointed Federal Housing
Minister who came also from Forta~
leza. The 42 delegates insisted that
Cearah be present. A couple of
meetings and working sessions
allowed for the changing of one of
the federal Programmes, but in fact,
at the end of 1993, the housing
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First sansibillzation
mestings (Bairo
KMondiibin, May 95}

conditions of those who were fight-
ing for change had remained as
bad as it ever was. However, the
communities gained enormous ex-
perience and their relationships with

Philippines, England and Fortaleza,
As a result, the idea of creating an
altemative system to facilitate
access to credit was ripening.
Shorily after this, one of the moving
spirits from Selavip ~ Latin Ameti-
can and Asian Service for Popular
Housing - visited Fortaleza. and, in
cooperation with the CBOs and
Cearah, considered the necessity of
developing a financial system which
would associate various partners
and three basic elements which up
to then were not available to the
poor in Brazil:saving, subsidy and
credit.

NGO/local authority linkages

At the same time,since 1988 Forta-
leza local Authority and Gret, (a
French based NGO with a locally
based professional staff since 1991
which worked closely with Cearah)

Comparison of basic financial conditions of Casa Mefhor and PAAC

Casa Methor PAAC

Origine of Resources

o Savings People People

o Subsiagy Local authority External

o Loan External External

Value

Max. Saving 1.5 SpM* US$150.- | 0.75 SM usg 75.-

Max. Subsidy 1.5 SM* (58150, | 1.50 SM Us$ 150.~

Max. Loan 1.5 SM* UsSs150.- | 225 SM Us$ 225.-
4.5 SM U5$450.— 4,50 SM US$ 450,—

Duration max. 12 months max. 10 months

Type of guarantee Personal colateral Solidarity & mutual

Loan Use Building materials Building materials

Type of works Kitchen, bathrooms, shops, Kiichen, bathrooms, shops,
enclosure wall, additional enclosure wall, additional
reom room

* 8M = Monthly minimum salary. * up to 70% can be in the form of building materials that
the family has produced or obtained through its own means

the advisory group gained in clarity
and strength,

International exchange
of experience and networking

During the same period, a work-
shop on alternative finance, spon-
sored by HIC (Habitat international
Coalition) and Misereor gave the
opportunity of sharing experience
and ideas among representatives
from South Africa, Namibia, Mexico,
Colombia, Thailand, The

had forged a stable and strong
working relationship to implement
innovative, though limited in scale,
urban Development and Income
Generating Programmes with grass
roots organisations.

Long negotiations
to set up the Fund

These conditions allowed for prep-
aration and negotiation at a munici-
pal level of a fund geared to low
income families to facilitate their
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The first loan
fs handed ever

ccess to soft terms credits io
improve their housing conditions.
This applied particularly to sanitary
conditions since during the three
first months of 1884, a cholera epi-
demic struck more than 24 000
persons (official figure) and a
Dengue Fever upsurge 600.000 out
of 1.800,000 inhabitants,

Negotiations tock time mainly
because of the innovative and
people-oriented elements inserted.
The key points of the agreement
were that:

o Credits could be directed not
only to formally employed per—
sons but o those belonging to
the informal sector such as self-
employed, shop keepers,

& The land property title was not
necessary and in fact the ne~
cessity of a land title would have
eliminated most low income

dwellers. An usufruct fitle (posse
in Poriuguese) was enough.

The dwellers associations would
play an active role during the
whole process. Given the difficuit
relationships between most
grass roots organisations and
the governments, in a context of
land invasions, this element was
difficult to finalise.

Even if the repayments were to
be made individually to the bank,
the whole process was collective
and the constitution of Housing
Saving Groups was a precondi-
tion. 1t is to be noted that saving
practices among low income
families was not at all common.
Technically, the linkage between
extremely decentralised small
saving groups, the Institute of
Planning - IPLAM - at municipal
level and the State Bank where
the Fund also had its account,
was a difficult task : numerous

administralive and bureaucratic
problems had to be solved.

May 94: Casa melhor
becomes an agreement

Eventually, in May 1994 an agree-
ment was signed to set up the
"Casa Melhor" financial system.
Difficulties existed from the people's
side as the dwellers' associations
and mainly the federations they
belong to are extremely political and
linked to parties, Some of them
were not were not happy about a
kind of compromise with the local
authority and the cosharing of the
fund. Worse still, the Casa Melhor
was not geared to the "absolutely
poor" and was introducing a credit
component into the system.

The Housing Solidarity Pro-
gramme gave its support to Gret's
request and as a result a seed
financial support - to start the re-
volving loans - was received from
the French Ministry of External
Affairs, dealing with support to
NGOs programme.

Community work

As a next step, during the whole of
1994 there was an intensive motiv-
ation and explanation campaign
with the communities and the
people. In fact, this lasted tilf mid
1995 and more then 1800 families
participated in meetings. The main
problem was the strong resistance
to joining a public programme and
depositing savings intc an account
seen as a public one. The lack of
confidence was widespread, com-
pensated by a good relationship
with the two NGOs.

Local leaders, a few civil servants
from the municipality and the Ce-
arah professional team (in fact
broadly speaking half of Cearah
staff are communities leaders with-
out formal degree and the other half
are standard NGO professionals)
organised meetings in the "favelas”
and barrios almost every evening
and at the weekend to explain what
the programme was about and
answer the many questions that
were rightly raised by the audience.
The principle of saving was so new
to the families surviving on a day to
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day basis, that long sessions were
needed even to explain the con-
cept.

As a result, the approach was firmly
rooted in people’s will and not only
in community leaders or progressive
technocrats. In September 1985,
out of 1800 families who part-
icipated at meetings, 1000 were
interested. They belonged to about
50 of the most diverse chos (Hous-
ing Communal Societies, Dwellers
Unions, Popular Councils, Peoples
Associations, Philanthropic Social
Unions, Community Kindergarten
groups...) living in the most diverse
poor human settlements from the
Southern Regions of the City
(mutual settlements, consolidated
neighbourhoods, low density public
poor settlements, favelas, invaded
lands...}.

January 1995, the first loans

January was a milestone in the
whole process as the first group
took out their ioan. Confidence
began to grow on stone and bricks
and no longer on speeches and
promises about better living condi-
tions.

On June 95, the Casa Melhor gave
birth to the "PAAC" {Support Pro-
gramme to Self Help - Programa
de Apoio a Autoconstrugdo) which
operates directly between Cearah
Periferia and a few selected and
well-organised communities with
whom a long-lasting confidence
relationship had been created.

Credit conditions

As indicated in Table 1, which
summarises credit conditions, the
main financial differences are a
lower level of necessary savings
and a mutual guarantee instead of
an individual collateral. PAAC was
an answer to the communities
which wanted to join the pro-
gramme and were living in non
attended parts of the city. It
reflected the willingness of the ngos
involved to be supportive to peoples
suggestions for improving the sys—
tem. The positive answer was made
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possible by the fimited but efficient
support from Selavip.

How the Casa Melhor operates
Operating structure

The programme is formally directed
by a Board composed of three
members : one from the Municipal-
ity, represented by the Iplam
{Municipal Planning Institute)
President, one from Gret local team
and one is a community leader
elected by the associations involved
in the fund. The first elections took
place in November 1995, Its role is
to define the objectives and strat-
egies, approve the financial
accounts and indicate the directors
of the management team, respon-
sible for the current account.

The management team, composed
of one professicnal from the Mun-
icipality and another one from the
ngo Cearah Periferia is mainly in
charge of the bank accounts oper—
ation, the follow up of reimburse-
ment and training of support tea
and community agents in the field
of finance.

The support (or technical) team is
composed of social activists and
social workers, managsrs, con-
struction technicians, young pro-
fessionals from the Federal
Technical School and community

Mr. Murillo Gomes a built a |
room of 10sqm with a credit of
150 AS

{bairro Passars, oct,'95)

professionals. They deal with the
programme dissemination, the visits
to identify the socioeconomic condi-
tions of the interested families. They
support the families to finalise their
project.

The programme was able to count
on the technical support of finance
specialists from the Caisse des
Dépots et Consignations the major
french financial institution respon-
sible for loans for housing.

Financial process

1. Theoretically, as indicated in the
"manual of operations®, families
look for their communities, express
their interest and can start saving.
However, the initiative comes
generally from one or two persons
from the neighbourhood who ap-
proach their associaticn. They, in
turn, together with these first inter-
ested persons will invite between 15
o 30 families. Each of these fam-
ilies receives basic information, fill
in the socio economic form, usually
with some assistance from the
community or the support team, and
hand it to the support team.

2. The forms are analyzed, then
each family is visited and their indi-
vidual project is finalised and its
value calculated in order to match
the criteria of the fund and the fam-
ily saving and credit capacities. At
that stage, those families who have
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Ms. Francisca Mendes built a wall (2.1m high} in fromt of her hosue with a credit of R$ 150,—
(Bairro Passaré, Oct. '95)

no paper such as an identity card or
other administrative documents are
helped by the other members of the
groups 1o get them. This can take
time but is important for the people
to gain formal citizenship and confi-
dence in themselves,

3. Once the personal papers are
obtained and the socio economic
and technical forms prepared and
gathered by the association, the
management team prepares the
lending contracts and meanwhile,
the families continue to save,

4. The contracts are signed and the
checks are handed over {0 the
families in the neighbourhood dur-
ing a public event open {o the pub-
lic. This is a crucial moment for the
strengthening of the saving group in
the eyes of the rest of the com-
munity, the association and the
neighbours. They compromise
themselves 10 pay back their credit.
Generally this meeting ends up in a
party with singing and dancing,

5. With their checks in their hands,
the families generally buy building
malerials collectively after an accu-
rate, though informal, price~check
throughout the neighbourhood.
Building activities are carried out
through family or individual self-
help, with the occasional help of
neighbours and friends. Sometimes
they contract skilled labour espec-
ially for plumbing and electrical
fitlings.
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6. One month after receiving the
money, the family start to pay back
over 12 months as a maximum. The
paymenis are generally done on a
monthly basis. However, possibil-
ities of paying back weekly or fort-
nightly is acceptable, This can be
done through the association which
deposits in the bank, or directly
through the bank. A creative agree-
ment is under way to allow people
to make repayment by means of a
broad and very popular network of
chemist shops called "Pague
Menos" {Pay Less") widely spread
in the settlements. This is where
part of the population pays their
electricity and water bills when they
are officially connected to the public
networks.

7. As the value of the loan is limited
{US$ 150, i.e 1,5 minimum monthly
wage) and as the total amount of
the check, summing up the three
equal parts - the saving, the credit
and the subsidy - does not exceed
US$ 450, the people are usually
willing o enter into a new saving
group or to start another one. To be

interview of lolanda Bizerra da Silva,

representing Dias Macedo association which
gntered in tha PAAC, lolanda Is the director for
gducation of the Federation of Bairros and Fa-
velas which aggregates hundreds (the numbers
vary from 300 fo 800) of dwellers associations.

What do you think of PAAC ?

I feel it is a good programme because
needy families have a chance to improve their
day to day (cotidianc) ife, and even their rela-
tionships. | mean, #f gives a litfe bit more
privacy to the couple. Very offen the couple
divides its own sleeping room with the kids (...)

Which are Its most innovative aspecis?

It is the possibility to train (educer) the
families fo save and lo pay back (devolver) a
foan, transferring a responsibility to the family.
it is an integration of the collective. Our objec-
tive is lo integrate the families with the associ-
ation. And this happened. The programme
strenglthened our entity.

What are the risks ? The limits?

First, the amount is never sufficient, [
mean that the value is very limited, 1 never
gives to conclude the works, very often it
creates frustration,

Second, manpower is always a preoccu~
pation, | see fear when the families cannot pay
for .

The entity happen to take responsibilily for
the repayment and chase the families. In the
beginning, the families were saying we gone
control ene each otherToday only the associati
on does 7. And if the families do not pay back,
fiow the programme will continue ?

Which are your suggestions ?

o  Open an account for the famifies fo deposit
by themselves their payments

o Open lo more barrios

o Increase the value of the credil,

e Study the possibility fo transfer a percen-
tage of the resources to help sustaining
the association.

We intend to reach 400 families in cur “barrio”.

This is more or less the number of members of

our organisation. This does not mean that only

our members will be benefited, but thanks lo

Paac we are everyday gefling the families

closer to our entity. The number of members is

increasing.

ror

Ms. Maria de Jesus Cabrala
buift a terrace with 2
credit of B% 75.-

{Bairro Mondubin, Juneds)
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eligible for a new loan they must
have paid back their past credit
without any default. This might be
one of the reasons why recovery is
nearly 100%, an exceptionally high
figure for brazilian records.

For the second credit, the tiny sub-
sidy is halved in relation to the first
time, and will be cancelled for the
third and next ones {table 2).

8. if a second group of 15 to 30
persons is constituted within the
same association, it will be eligible
for credit only if there are no arrears
from participants of the first group.
This has worked as an additional
incentive to speed up the repay-
ment process.

Lessons and perspectives
Overall results

Of the 1000 families interested, 550
are at one of the stages of the pro-
cess already described . At the end
_ of September 95, 14 groups repre—

senting 150 families had received a
lcan. The objective for 1895 is to
attend about 30 saving groups
representing 300 loans and bene-
fiting nearly 2000 persons. With the
loan value, including the subsidy
and their savings, people mostly
add a new room to the one they live
in, extend their house to build a

shop or a workshop of ahout 10
sqm., set up a water tank, a kitchen
or toileis. In some cases they build
a fence wall or improve comfort
conditions with a cement fioor,
proper openings and improved ven-
tilation, etc.

Debates among the Saving groups

An indepth evaluation process was
carried out with the community
throughout August and showed an
overall satisfaction of the families
with the functioning of the fund so
far. The role of the professional
support team and the size of the
saving groups were considered
adequate. Among the difficulties
expressed, the saving issue

Casa Melhor: Financial conditions for evelutionary and repelitive loans in US$ (Sept. 1995)
I Saving Subsidy Credit Total
1st loan 150 (1.5 MW) 150 (1.5 MW) 150 (1.5 MW) 430 (4.5 MW)
2nd loan 150 (1.5 MW) 75 (0.75 MW) 205 (2.5 MW) | 450 (4.5 MW)
3rdl loan 150 (1.5 MW) 0 300 (3 Mw) 450 {4.5 MW)
4th loan 150 (1.5 MW) ] 300 +i 450 (4.5 MW)
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appears first, It is considered either
oo high in absolute terms, some-
times the very principle is not
accepted. The maximum value of
the credit is considered too low.
This reflects the widening gap
bstween the actual inflation {much
higher than official figure and of the
range of 80% over one year} and
the indexation of the Casa melhor
on the minimum salary which has
been frozen. The new groups have
much fess buying capacity than
their colleagues from the former
groups. Solutions will have to he
worked out. Boxes one and two
present the opinion and the criticism
of the community board member
and those of one of the women who
played a major role in the PAAC.

Through the election process for the
Board of Directors, the saving
groups and the associations began
to meet on their own and become
aware of their commonalties, des-
pite the differences that might have
existed politically in their federation,
The Casa Melhor has made poss-
ible an exchange of experiences
between the various neighbour-
hoods which are generally segre~
gated. It is still too soon to know
which direction the saving groups
will take.

The involvement of Fortaleza
Local Authority

A positive result has been the pro-

gressive involvement and full sup-
port which has been gained through
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time by Fortaleza Local Authority
which covers the subsidy compo-
nent of the Casa Melhor, profes-
sional support staff and half part of
transportation and sunning costs,
The subsidy had a good leverage
impact on savings or, at least, is
one good additional incentive and a
real benefit. It reflects a shift in local
policy in the sense that previously,
the cheapest housing solution cost
US$ 1500 (building materials for
self-help programme). Through this
programme, ten families will be
benefited with the same amount.

The Casa Melhor has gained politi-
cal and institutional support and
visibility, as now the municipal
counterpart is earmarked in the
normal annual budget, hence voted
at municipal council, instead of
being a mere local government
programme.

How to face the growing demand ?

Casa Melhor has been gaining
popularity and is emerging as an
alternative within the social and
powerful church movements and
communities and the 185 associ-
ated local authorities from the
Ceara State. This might reflect the
drastic reduction of financial options
for housing both at federal and at
State levels,

The requests to expand go much
beyond the existing technical, sccial
and financial installed capacities of
the various actors involved. Four
possibilities, at least, can be
explored to meet the demand and

the expectations, plus the combi=

nations of some of them:

o Setting up of a Municipal

Foundation at city Jevel which

could serve as a reference for

interested local authorities.

Setting up of an independent

Peoples Housing Fund, man-

aged by the associations and

organisations involved.

e Creation of 2 Community and
Municipality Bank for popular
Housing which meet the ex-
pectations of the Civil Society
and iocal Authorities and the
same time,

e Creation of a Community Integ-
rated Fund (or any adequate
financial institution) which would
not only extend housing loans,
but would deal with other needs
from the communities such as
income generating loans or short
ferm/ occasicnal/femergency
loans.

Those possibilities will have 10 be

decided upon in the near future.
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Interview of Jodo Batista de Lima,
Dwellers association from Francisco Borges bario
and representative of the communities 1o the casa
Melhor Board.

What do you think of "Casa Melhor* ?
Speaking as one of the benefited person and as
the representative from benefited organisations, at
the beginning ! thought that the programme was
fulf of advantages, in which the beneflclarles were
animated because it was a different profect,
because of if serfousness and the follow up hseff
As the delegate | think that it can be much more
improved biinging in betler quality.

Which are the most Innovative aspects, the
new alements?

When | looked for this pregramme for our com-
munity, | looked for its crileria, because the
majarity of profects presented by the public bodies
(state and federall leave a gap as far as the
follow up is concerned, too much sigid, In Casa
Melhor, as being the follow up from an ngo, [
thought that the thing was closer to the entfly {...)
making the access and the respect of the pro-
gramme easler for the beneficiary. From there, the
organisation and the people can infegrate them-
selves (in the sense of participate} into the pro-
Ject. This is the difference with the other projects
from the public seclar, in which all responsibility
is given to “dientelist” (unscrupulous ) leaders
who do not follow up.

What are the risks ? The limits?
There are three pariners, The local Authority, Gret
and the communily, two with resources and lhe
families. If Gret and Forialeza think about their
resources, the organisations have lo do the same.
| realise that the project had the improvement of
the houses as s objectives, but | see a slep
backward of one of the parties, or & fear, | don't
know of what, to invest in the continully of the
prograinie.

My organisation entered with full confidence,
I've been disseminating the programme becatise
| beiieved in i, in the financial follow up, in the
financial set up. | see an obstacle, It is 1o stop the
padticipants lo receive credits as many times they
wish. (Sr. Balista refers to a long and fingering
discussion about the possibility to receive more
than one ican).
| even can foresee this imit, fom our side this
would bring a tackling of the programme.

Which are your suggestions ?

a) Keep the level of the saving as it is le. 1.5
minimum menifly wage) and increase the
value of the lean and of the subsidy.

b} Include in lhe loan the value of the man-
power {so far the loan enly allows for buying
building materials)

¢} Reconsider the question of the collateral
Maintain the collateral {one person} for the
first credit and offer the possibility to sup-
press him for the next ones, or mortgage an

assef of the credit holder.

Left: Local Journal from ecclesial community
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The Emergence of Community Savings

and Credit Activities

Samsuk Boonyabancha

In the situation where the poor have
lacked access to any form of credit
from the state system, it is signifi-
cant to note the wide scale emerg-
ence of various forms of community
savings and credit activities among
the urban poor groups, not only in
Bangkok but in the regional cities of
Thailand and Asia. The immediate
functions of such groups range from
schemes for paying debis, loans for
-emergency, income generation and
savings and loans for housing. They
have become very concrete ex-
amples of self-managed activity in
assisting community members
through the development of a group
process and agreement on simple
rules and regulations with manage-
ment by the community themselves.
In Thailand more than 200 com-
munity Savings and Credii groups
have emerged, at least 173 groups
in Bangkok, 23 in regional cities
and 6 Federations. The combined
savings of the groups is about 13
million USS$.

In March 1992 the Thai Govern-
ment approved a Budget of US$ 50
million tc install “The Urban Poor
Development Programm" under the
7th National Economic and Social
Development Flan. The approval
led to the setting up of a new org-
arization, "The Urban Community

Somsuk Boenyabancha is the Deputy Man-
aging Director of the Urban Community
Bevelopment Office in Bangkok. The contact
address is: UCDO, 2044, 31-33 New Peltch-
buri Ad., Huai Khwang, Bangkok 10310,
Thailnd. Tel, (66-2) 3143773; Fax 66-2-
3142618.
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Development Office", to implement

" the programme nation—-wide. lts

status is as a special project under
the National Housing Authority, but
working independently under its
own project committee and system
of administration.

The fast appearance of the groups
must be seen in the light of the
development of a more democratic
political system over the past dec-
ade. More space has been created
for people to veice their needs and
demands through a variety of inter—
mediaries and political actors. There
has also been a greater trend to
decentralize and give more power
to local authority. Even a co-oper-
ation of the public and the voluntary

sector as the case of the Urban
Community Development Office
(UCDQ)} demonstrates. This institu—
tion evolved from an initiative to
deal with poverty alleviation issues
on a national scale. The programme
has developed with the knowledge
and experience of past successes
and failures, and with good partici-
pation frem NGOs and CBOs in the
process of its establishment. It not
only intends to achieve a broader
integrated development process
mainly by the communities them~
selves with active interactions by
other local actors, but also to con-
cretely demonstrate the new kind of
dynamic process partaken of and
learned by the main actors involved.
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The Establishment of UDCO

In 1992 the Thai Government ap-
proved a budget of US$ 50 million
1o initiate the 'Urban Poor Develop-
ment Programme’ under the 7th
National Economic and Social Dev-
elopment Plan. This provision led to
the setting up of a new organiz—
ation, the ‘Urban Community Devel-
opment Office’ to implement the
programme nationwide. Its status is
that of a special project under the
National Housing Authority, but
working independently under its
own project committee and system
of administration.

in 1990, before the approval of the
programme, a special study project
for the programme was set up, pre-
paratory research was organized by
an independent team of NGQOs with
the full participation of government,
NGO professicnals and community
leaders. The outcome was a num-
her of innovative ideas and possi-
bilities for the setting up and imple-
menting of the Urban Poor Devel-
opment Programme. Indeed, the
major asset was the qualitative
change in knowledge and experi-
ence of community organisations
over the past 10 years wich brought
real weight to the creation of this
programme and of UCDO itself. The
other important factors is, perhaps,
an exploration of new methods and
institutional set-ups both flexible
and participatory, to adequately
deal with the problems on a larger
scale than the previous initiatives
known to them.

An integrated Approach

The most important and innovative
qualities of the programme and the
UCDO can be summarized as fol-
lows:

1. It is an institutionalized ‘partner-
ship' organization

The organization is governed by
an independent Board which has
complete power to make decisions
on all UCDO pelicies — even without
seeking approval by NHA, to which
it is institutionally subordinated. A
crucial point is the combination of
the nine Board Members: three are
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Composition of the board

No. Board members Representing Status
1 NHA Governor NHA, NMA Board
agovernment strukiure
officialy care taker of UCDO
2 Director, Urban National Economic Social
Development Coordination Devetopment Board
Division, NESDB Government
3 Representative from Finance Ministry
FinanceMinistey
4 Represeniative from Bank Central Bank
of Thatland
5 Manager of Nakomthon The private Commercial Private
Bank. a private Sector Sector
Commercial Bank
& Board member of Credit Cooperatives Sector NGOs
UnicnLeague
7 University Professor NGOs and Academics
8 Community Leader Upgraded Communities
9 Community Leader Communities under threat of Community
Eviction teader
10 Community Leader Resetlilement Projects
11 UCDO Managing Director ucbo ucno
as Secretary

from government organizations (the
Bank of Thailand, Ministry of
Finance, and NESDB}, three are
community leaders, two represent
NGOs and one is from the private
sector. The NHA Govemnor acts as
Chairman and the UCDO Managing
Director is the secretary of the
Board.

The composition of the board has
inspired a true process of partner-
ship of actors in the implementation
of the programme. Other prog-
rammes or committees of similar
nature tend to be comprised solely
of government committee members
who make lonely decisions on pol-
icies and operational procedures on
behalf of the users. This new pro-
cess, however, brings in ali relevant
and concerned stakehclders as
partners within its core structure
throughout the whole implementa-
tion process.

2. Using integrated "Credit’ as a
mechanism fo strengthen commun-
ity capabilities.

The project provides an "Integ-
rated Credit System” in support of
comprehensive community devel-
opment initiatives. This avoids the
conventional sectoral approaches
and permits catering for integrated
needs of the communities. The
types of loans that may be issued
range frorn income generation,
general revolving funds, to direct
housing finance. Thus the com-
munity can in fact draw up an inte-
grated community development
plan, or a Community Development
Master Plan to be implemented
over a longer period of time, draw-
ing from a credit from UCDO.

The community is required to set up
a clear management structure and
start their saving activities at least
three months prior to being eligible
for a loan. Initiating "saving activ—
ities" is a first stage in a longer pro-
cess of enabling the growth of self-
determination capacities and initialt—
ing grass roots participation. This is
the basis of a development process
from within fo follow at a later
stage.
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UCBO only grants wholesale loans
to the community for up to a maxi-
mum of ten times the amount saved
beforehand, Another precondition is
having demonstrated that there is a
sound and responsible manage-
ment structure and clearly defined
beneficiaries and a realistic man-
agement for the project develop-
ment process. in other words,
UCDO only supplies additional fin-
ancial resources to projects that the
urban poor communities are already
managing themselves.

Moreover, when filtering the credits
down to its individual members, the
scheme allows the community org-
anization to add a margin of 2-5%
on top of the interest raje set by
UCDO, which results in members
being charged an interest rate simi-
lar to or slightly lower than the
going market rate. This enables the
saving and credit organization to
strengthen its financial capacity to
pay for its internal operation, or
development or other activities
decided upon by the members.

Using the credit as a leverage
rmechanism in this way enhances
the roles of the community organiz—
ation as initiator, organizer, man-
ager - being the main actor for
implementation as well as in the
formulation of the projects and acti-
vities. In time the community organ-

ization may thus become a strong
development unit able to deal more
effectively with representatives of
the formal state institutions and
other influential social decision
rnakers. [nternally it can foster an
integrated development process.

3. The Community is the Major Op-
erating Mechanism

The organization's first goal will
be to sirengthen the community's
managerial capacity, then try to
secure a multiplication of the activ-
ities it has already initiated. So
UCDO will encourage various forms
of community organizations and
federations to be set up or become
involved in its programem. In other
words, the efforts lead {0 a new
form of community organization with
increasing concrete managerial ex—
periences and capabilities.

4. Working with other
Existing Organizations

Another major UCDO strategy is
to work with as many existing org-
anizations as possible: Government,
Local Authorities, NGOs, feder-
ations, professionals etc. All these
organizations are considered pot-
ential development engines to be
strengthened and as potential part-
ners to work together with in imple-
menting the programme. Moreover,
UCDO aiso tries to encourage and
initiate wherever possible, oper-

Urban Development Office

Board
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3 Gov. / 3 NGO/ 3Communily Leaders.

Communily
Federation

ational partnerships between GO/-
NGO/CBO in community and hous~
ing development processes, esp-
ecially local authorities and various
other local groups and organizat-
ions. Up to now, UCDO has given
direct financial support to NGOs to
implement projects in six regional
cities, and to two CBO Federations.

Operational Aspects
of the UCDO Credits

Interest Charged

it has been calculated that the Fund
can be sustained as a revolving
fund with an average interest rate
for loans of 7% per annum. This
interest rate will cover all expenses
for administration and the commun-
ity development process. It is
planned to allocate 4% of the fund
towards paying the expenses of
UCDO, 1% should be kept as re-
serve, Considering an annual infla~
tion rate of around 4%, the average
rate of 7% may not be a very real-
istic proposition in the long run.
However, when the rate was fixed
by the Board of Directors, its repre~
sentatives from the communities
argued strongly in favour of foster-
ing social sustainability of the com-
munity building process and not just
complying with financial or instit-
utional motivations.

Since it is a wholesale loan to a
community organization, the com-
munity is permitted 0 add a margin
of 2-5% to the interest to their cli-
ents to cover its own operation and
development costs. The decision on
the definite rate must be reached
within the community. The dynamics
that evolve in this process prove
extremely interesting and vary con-
siderably in respect to the volume,
the use, and the management of
this supplement.

Type of Interest Term
loan rate (years)
1. Income generation 8% 5

2. Housing 3% up to 15
3. Revolving Fund 10% 1
Average %
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The Collateral

All committee members are re-
quired to sign personally as guar-
antor to the loan scheme. In hous-
ing projects, the land title or the
dwelling itself may also be used as
collateral.

Repayment

The community can decide on the
repayment modalities provided that
it does not exceed the maximum
terms laid down by UCDO. The
community or saving groups may
decide to repay daily, weekly, fort-
nightly or monthly but not beyond
that frequency. Communities must
make regular repayments of the
loan according to the agreement or
once every month. Delay or defauit
without reasonable notice will result
in a fine.

Performance

Since its inception in July 1992,
UCDO has launched an information
campaign and established contact
with most existing Federations,
Community Organizations, Saving
Groups, NGCs and other govern-
ment organizations. Campaigns
have been organized to stimulate
saving and credit activities in as
many poor communities as poss-
ible. Ancther important step was to
establish participatory decision
making practices right from the
beginning 10 assure that the poor
are involved from the beginning and
perceive it be a "Fund of the
people, for the people". Only this
way is it possible for them to con-
tribute their efforts to the initiative -
which is opposed to a "Govern-
ment's Fund" in which their efforts
wolld be more focused on maxi-
rmizing financial benefits.

Loans Granted

The first loan was granted in mid--
December 1992. Since then, lpans
have been granted to 50 organiz-
ations and 105 projects, covering
111 communities with about 7.800
families. The total value of ioans
dishbursed reaches some 269 million
Baht {10,7 million US$) and ahout
1,4 million US$ have been repaid
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Development Performance

N [ Title

1994

1992 1993 1985
Sept. Sept. Sept. Sept.
1.1 | Communities/organizations 100 127 811 1.237
contacted
1.2 | Community/organizations 0 94 186 296
' operating
1.3 [ Training courses organized Y 17 44 73
1.4 | Participant aftendance at (¢] 407 1.265 2.478
trainig/seminars
1.5 | UCDO member 44 118 313 465
communities/organizations
1. In Greater Bangkok 39 107 282 390
2. In Provinces 5 12 31 75
1.6 | Members with savings activity 0 68 168 265
1. Crganizations legaly registed 0 18 24 44
s} 50 140 221
1.7 UCDO individual members 6,297 10.664 | 23.155 36.448
1.8 | Total savings of UCDO member 3.15 3.76 3.84 11.14
organizations (million US$)
1.9 | Total Assets of UCDO 0.00 NA 11.62 26.81
1.10 | Loan non-recovery rate of NA NA NA 3.23
member organizations (% of loan)

already. The repayment record is
99%. About 2/3 of the total value of
loans has gone to housing although
the number of loans for projects is
similar to numbers for income gen-
eration and revolving funds.

The experience is that most new
savings groups commence with a
loan 1o feed into a revolving fund
and thus increase the capacity of
an existing credit scheme by a sav-
ings group. After this the group will
start planning for a more complex
housing or income generation loan.
The latter are more often applied for
from communities that have a cer-
tain security of tenure for the land
they occupy, that do not feel im-
mediately threatened by eviction

{although in reality the possibiiity is
almost always there), or by com-
munities which have been resettled
and where housing problems have
been resolved.

Implication for Change
New Management patterns

The UCDO's Savings and Credit
scheme has advanced enough to
be able to draw first lessons. It has
been ohserved, for example, that
the development of a new com-
munity building and concrete man-
agement process goes hand-in-
hand with the formulation of realistic
and flexibly integrated development
programmes. lis principles include:

Housing Loans

Types of loans N*. of N-. of N*. of | Amount approved
Projects | Communities | families

1. Purchasing existing 4 3 141 1.043.160
land or land nexi to
existing slums

2. Purchasing land 17 42 2.407 8.585.442
further away for
relocation

3. Housing Construction 5 *3 95 900.572

4, Housing repair, 47 54 409 727.176
improvement

5. Infrastucture 1 **(1) {540) 200.000
development

Total 74 102 3.052 11.456.350

* 2 Projects (81 families) got loans for both housing and fand
** 1 Project got loans for both infrastructure and land
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e New forms of practical and con-
crete Community Organization
encouraging learning by doing.

e The community huilds up its own
resource base

® Community planning and
incremental development pro-
cesses are encouraged

e New forms of Community Fed-
erations can be involved

A self-perpetuating and Self Ex-
panding Development FProcess by
people.

& There are no limits for
replicability

e Management is decentralized
and fosters self-created skills
and manpower.

Finance provision should be flexible
given the infegrative nature of the
community development process.

.a. Integrated community develop-
ment must be flexible,
incremental and continuing

b. Community Housing Finance
through people's organizations
or community housing co-
operatives must be seen as an
innovative, broad support and a
new way to solve housing prob-
lems on a large scale by the
poor themselves.

Institutional Change

New kinds of social institutions have
evolved, which represent altemative
forms of government and invoive all
related actors in the decision mak-
ing and implementation process.
The organizational structure en-
courages dialogue and negotiations
among the key actors in the pro-
cess. Government plays the role of
facilitator, not of decision maker or
the control institution in the devel-
opment process.

o Change political relationship
among actors,

o Give direct support to CBOs,

NGOs, Local Authority and other
government organizations by
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regarding the roles of all actors
as partners, each aclor has its

roles and potentials to be in the
process,

e Emphasize on local integrated
development process by struc-
tural involvement of local actors.

Creating an opportunity for social
actors with conflicting or
unharmonious interests to learn
from each other the causes of their
differences and to learn how o
negotiate and compromise.

It is, perhaps, the design of the
structure of this process itself that
intends to bridge the widening gap
among various actors and to create
a dynamic learning process by
working together in the implemen-
tation of the development process.

Enhancing Roles of Women as im-
portant Development Actors.

Savings and Credit are aclivities
that flow naturally with the poten-
tials of women. Therefore, their role
as core actors in the community
has been strengthened through
Savings and Credit schemes,
Consequently, the stronger roles of
women in community development
is very significant in an integrated
and incremental community devel-
opment process.

Cautions

Many of the aspects clearly indicate
a positive change, and propose to
rethink institutional arrangements
dealing with urban poverty issues
on a large scale. However, it is
necessary to be aware and cautious
of a number of aspects:

e Community savings and credit
schemes should be viewed as a
means or instrument for a new
development process by people
themselves, not as an end or
objective in itseif. This implies an
approach and perception of dev-
elopment not as a mere welfare
activity but a process to build &
real community strength and
development force from within,

e The new institutional set-up

" based on partnership between
various actors is an importani
and perhaps inevitable develop-
ment. However, it can be a
rather problematic issue, 100.
Many actors involved, including
some municipalities, NGOs or
CBQs emerged from a past spirit
of a process of partnership and
decentralization. So far, there
are few actors with sufficient will,
understanding and skill to deal
with this. Needless to say, this
new process can easily be
obstructed or by-passed by
actors still sticking to conven-
tional values and practices.

@ It may be difficult, and in some
cases impractical, to set up a
new procedure or institution
within an existing bureaucratic
structure, and may even result in
the failure or disappearance of
the new institution if adequate
care and effort are not invested.
The conventional bureaucratic
process and mechanism with all
its intricate administrative pro-
cedures governed by conserva—
tive rules and regulations, and
managed by various depart-
ments in many concerned minis-
fries, is a complex but powerful .
mechanism which can obstruct
potential bottom-up processes.
Particular skills and understand-
ing are required to deal suc-
cessfully with such a powerful
complex and delicate system.

e It is also important to build a
development process, within the
administrating organization, that
corresponds to the bottom-up com-
munity development process. A new
administrative cullure is required 1o
allow and encourage maturity and
strength in the development
workers that share the learning
process with the community. Failure
to carefully huild a facilitating, insti-
tutional system carrying a
people-centered philosophy, may
cause failure of the actual develop-
ment process. A new administrative
and managerial system is, as
already mentioned, another crucial
and delicate asset to be developed.
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The Finance of Neighbourhood Infrastructures
in Senegal by Enda Tiers Monde

Malick Gaye, Pierre Echard

The Context

To improve financial sustainability of
urban development projects in Ru-
fisque, Senegal, a revolving fund
enabling the community to control
resources was created in 1992 and
named FOCAUP (Community Fund
for the Sanitation of the Poor Urban
Areas). It was set up by Enda Rup
{Relay for Urban Participatory dev-
elopment) in extension of an on-
going infrastructure improvement
projects known as PADE (Dickoul
and Surroundings Sanitation Pro-
ject). The latter aims at promoting
wide pariicipation in the manage-
ment of liquid and solid wastes., A
locally initiated sanitation fund shall
revitalise the popular economy.
More in particular, the goals of
PADE are economic (job creation,
income generation); social {lighte-
ning of women's workload, impro--
vement of living conditions, home
economics and especially social
status of participants); environ-
mental and sanitary {fight against
the spread of faecal hazards, dom-
estic refuse and numerous ifl-
nesses); and reinforcement of inde-
pendence of the community and
citizenship of its inhabitants. Con-

Malik Gaye is an architect and co-ordinator
of ENDA-Rup Programme. The contact ad-
dress is: B.P. 3370, Dakar, Senegal. Tel.
{221) 220942, FAX 221-32-51-57.

This article is an edited version of
the orginal submitted by ENDA. Due to the
tight schedule the author's autherization for
the final version could not be obtained before
publication. The editors apologize for any
errors or misinterpretations, for which they
assume full responsibility.
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crete project elements include a
shallow sewer sanitation system,
animal powered refuse collection, a
composting plant, waste and water
recycling for use in urban and
peri-urban agriculture {table A).

The Revolving Fund: FOCAUP

To finance the upgrading of sanitary
amenities both for & community and
in the individual dwellings, ENDA as
an intermediary has facilitated the
access to credit. To finance the
provisions of such amenities indivi-
duals or communities may receive a

loan from the mentioned fund (FO-
CAUP), placed in a bank by ENDA
with a grant inttially provided by
internationat donors’. Later on the
borrowers repay the loans by their
own savings so that new loans can
be given to other applicants without
depending on external donors., Ero-
sion of the capital through inflation
is prevented by a repayment ratio of
108% - which includes 8% handl-
ing cost and inflation adjustment.
Thus, apart from the initial grant,
there is no further subsidy element
envisaged in the programme.’
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Table Afi): Results of the PADE (Rufisque): Impact on the populalion as a

whele and specifieatly on women (30/06{1995)

Global population-- ./, Women affected
7 affected. ' . .
. ""“ziliyo umber % heads of
£37 | househald
Individual 20
sanitation
Public lavatories 8 16 DOO 30 1 300 8 160 20
Horse-drawn 20 25 000 50 3 500 12 750 20
refuse carls

Table Alii): Results of the PADE (Rufisque): Economic impacts {30/06/1985 )

ésignat i 995 Cofiments:
Number of beneficiary households _ 400 here ase nearly as many
beneficiaries waiting lo be
Number of households benefitting _ 3000 connected to the individual
and collectivesanitation
from daily refuse collection network
% fllnesses caused by insalubrity | 75 % 50 % Reduction of illnesses
Recycling of waste water - €0 Sate of inpuls and B0%
reduction of quantity of
{in m? /day)
Recyling of domestic refuse _ 3 domestic refuse transferred
to the waste dump
(in tonnes / day)
Annual household revenue 1080 1100 1.8 % increase in revenue
(US$)
Annual expenditure in equipment 108 58 86,2 % reduclion of
F expenditure
maintenance (US$)
Expenditure : Revenue ratio 10 % 53 % Households spead less
Cost) of private sanitation per | 500 US5 { 180 US$ With 65% subsidy
househoid - Classical System
(Diokoul)
Cost of sanitation per household | 500USS | 234 Usg | After devaluation of the
Franc CFA
connected to the waler
purification plant (Castors)
Average cost of sanitation in 200408 US Subsidieﬁsshflggg:;}}len from
Castors per inhabitant
Average investment for the 0.5 Us$ Each beneficiary contiibutes
. . K N lo the funclionning up 1o 1
implementation of the refuse per inhabitant US% per year
coliection

1 The costs are mmarkel costs, and not those of NGOs.
1

Each loan involves an individual
contract between the beneficiary
and Enda, and is administered by a
‘Management and Concertation
Committee' operating in the applic-
ant's neighbourhood. This commit-
tee, which also incorporates
Decentralised Technical State Ser—
vices, is locally known as ‘Health
Committee'. It provides the following
services:

e receiving requests from the ap-
plicants for finance of sanitation
infrastructure

e evaluate these applications in
respect to need and adequate
repayment modalities

e prepare the contracts to be si—
gned by ENDA, the committee,
and the beneficiary

26

e supervise the execution of works
e control the reimbursement of
loans®
By September 1995, some 19 mil-
lion FCFA (42,000 US$) had been
deposited in the savings account by
the beneficiaries. This result dem-
onstrates the capacity of mobilising
local savings to finance community—
controlled urban infrastructure. The
target is a deposit of 30 million
FCFA (close to 70 000 US$) by the
end of the current programme, to
create a solid basis for the com-
munity fund to provide low-interest
credits for those in need of private
sanitation works. At that stage Enda
as NGO will concentrate its activ-
ities to training, technology advice,
capacity-building and control, leav-

ing the management of the fund to
the bank.

The population is an integral part of
the fund's management structure.
The heneficiaries articulaie their
demands through their delegates in
the Health Committee, and in con~
sultations with the NGO (ENDA).
Local fora are organised monthly
and determine the indicators to
monitor environmental improvement
in the same way as they encourage
collective decision making. This ap-
proach catalyses cooperation bet-
ween the various stakeholders in-
volved, such as potential investors,
experts, decision makers, and -
above all - the population. General
consciousness raising in environ-
mental matters has also been ach~
ieved as apart of the process.

To summarize, the FOCAUP rev-
olving fund provides loans for the
(mostly informal) community sector.
This is a ‘bottom-up’ approach,
whereby the population is linked to
the formal institutional system, but
can inversely be promoted 'top-
down', thus fostering community
dynamic.

A typical family loan

Let us assume a family wanis to
build a sewer connection, what
steps will it has to follow? Nermally
no previous savings will be re-
quested.

PADE: Biological waste~water treatment
and composting of houshold waste
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The family just addresses an appli-
cation to the Management and
Concertation Committee, which will
discuss and evaluate the case, If it
judges that the candidate has a
genuine need for such an invest-
ment (say, for example, a similar
amenity is not yet available in the
house), and has punctually paid
back any previous credits, a con-
fract is prepared and signed by the
counterparts. The necessary funds
are then advanced to build the
structure. Once the works being
completed, the beneficiary will
usually be given 21 months to
repay the loan.

Structure of the FOCAUP

On a central level, FOCAUP is
represented by a Joint Committee
composed of the various Neigh-
hourhood Health Committees. They
link up with a farge number of social
actors who need to cooperate in the
realization of the various pro-
gramme activities. Without being
comprehensive, the list includes;

e The benefitting population who
contributes fo the functioning of the
fund through their financial inputs.

e The Health Committees in Rufi-
sque, which regroup various assoc-
iative movements (Youth Sporting
and Culiural Associations (ASCc),
women's movements, the elderly...),
and play an anchor role for the
PADE within the communities. A
consultative organ, elected every
two years, ensures the transpar-
ency in the articulation between the
populations and other participants.

e The City of Rufisque, which en-
sures the necessary relay for the
domestic refuse collection by deter—
mining the sites for transfer and
treatment of solid and fiquid refuse.
o ENDA Rup, which ensures a
methodological assistance and ac-
companies focal initiatives in urban
environmental management.

@ Donors: The Canadian Host
Country Participation Fund (ended
September 1995) and the European
Union (since December 1994) are
the financial partners of Enda Rup.
They pre-finance credits for sani-
tation works once neighbourhcod
committees have identified the
actions to he taken.

e The private sector {environmen-
tal department of the SOCOCIM - a
cement factory which recuperates
the recycled waters and fertiliser).

¢ The municipal Inter~Committee
on Environment, Urbanism and Pu-
blic Works.

The position of the Joint Committee
within the structure of the program-
me is shown in diagram 1, while the
main actors of the FOCAUP are il-
lustrated in the diagram 2.

FOCAUP facilitates the establish-
ment of relationships between local
initiatives (micro-economic level)
and urban policies {macro-econ-
omic level). Usually the public and
private sectors work on a macro-
economic, and NGOs and CBOs on
the micro-economic level. For
example, when a community ad-
dresses a request for sanitation
provision to the municipality, this
takes place in the micro-level,

However, once the technical imple~
mentation starts it involves hoth the
private sector {an enterprise} and
the public sector (investor): then the
macro-level is reached. FOCAUP
{i.e. through Enda) provides the link
between both levels through the
advice on technology based on
local expertise (diagram 3).

Origin of
the Financial Resources

The initial deposit of the fund was
paid by a grant from the Canadian
Host Country Participation Fund
(FCCS), and the European Union
(ELU). This contribution was enough
to cover 100% of the initial cost of
the sanitation and other infrastruc-
ture investment,

Sustainability

In the beginning only 32% of the
costs were recovered from the
beneficiaries, implying a substantial
subsidy. While only 280 households
were targeted for initially, over 500
actions have been undertaken until
now.? In relation to a the total pop-
ulation of Rufisque numbering
10,000, this represents a share of
8.7%. To allow large scale replic-
ability, efforts were undertaken to
reduce the public subsidies to a
minimum. This was done by reduc-
ing the cost of the installations pro-
vided, and by recuperating a maxi-
mum of remaining costs from the
heneficiaries, To lessen costs, for
example, the Health Committeas
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started to tender the contracts for
the works, or iried to negoliate with
the builders for a better price, Also,
shared facilities, like a group sew-
age treatment installation Instead of
individual septic tanks lowered the
costs, or the use of focal technol-
agies.

A Comprehensive Approach

An important aspect of FOCAUP is
that it does not stop at just provid-
ing finance for sanitation infrastruc-
ture. Its approach embraces social,
technical, and economic aspects -
including, for example;

@ training and awareness-building
" initiatives linked to the use of the
infrastructures,

e mechanisms and methods of
community~control in the execu-
tion of contracts given to Micro-,
Small and Medium Enterprises
(MEs, SMEs, PME),

@ assistance to micro-enterprises
to increase their marketing cap-
acities,

e efforts in job creation for youths,
or by providing sesvices for the
neighbourhoods,

e creation of an interface between
communities and municipal insti-
tutions, to improve coherence in
the various local initiatives to
enhance and protect the envi-
ronment,

e facilitating communication
between the residenis and other
actors belonging to the urban
society.

However, the principal objective of
FOCAUP is to support to commun-—
ities in gaining access to financial
resources (access to credits which
take into consideration the tocal cir-
cumstances of the urban popular
economy) and to assist the devel-
opment of human resources
{through technical assistance, train-
ing, an improved urban environment
with better living conditions of the
poor}. Also the neighbourhood
committees' activities address other
issues than just dealing with loans
and applications: for example, they
mobilize voluntary work for the pro-
ject, such as vigilance on work sites
and in storehouses for construction
materials. The non-monetary con-
tribution has been calculated to

Table B (i): allocation of

resources in 1994,

Table B (ii): redistribution

of resourees in 1994,

1 | Human Resources 10764 11,6 |-> | Methodology 11,6
2 | Collection of domestic refuse 900 1
3] Sanitatation of waste waters 68465 74 |-> |Investment | 69365 | 75
4 | Logistics (compater, displacements) | 4328 4,7
5 Management (base costs + ............ 8043 8.7 -> | Management | 12371 13,4
TOTAL 92500 100 TOTAL 92500 100

source : Enda rup
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Tables C & D

represent up 1o 20% of the total
project costs - this further reduces
the need for subsidies.

Destination of resources

Taking 1994 as a reference (this
was the year with the highest ex-
penditure), about three quarters of
the available funds were disbursed
for capital investment, and one
quarter was used for social expen-
diture, technical assistance ('me-
thodelogy’) and management (see
tables below}. Capital investments
were divided in 74% for private san-
itation structures, and the remaining
for domestic waste collection. The
social expenditure cost is supposed
to be covered by a subsidy, as the
diagram 5 indicates.

Cost recovery

The Health Committees and its
members within the community are
should also make sure the funds
are duly recuperated from the pop-

Jovestmenz | 0-100 | 100-200 | 200-300 |
Subsidy
35 % x
65 % X
100 % x
.
Investment | 0-100 | 100-200 | 200-300
Reonvery
35 % X
5% X
1100 % X

ulation. After all, the committee is
one of the counterparts signhing the
credit agreements. A solidary guar-
antee and communal pressure
backstop he collection of the contri-
butions, as these resources will en-
able other members of the com-
munity to benefit from new loans. In
some isolated cases there has been
the need to appeal to the court to
ensure compliance with the terms of
the contract. It is interesting to note,
that the smaller [oans need the
least subsidy and show the highest
recovery rate at the same time (see

INTERNAL
MOBILISATION
OF FINANCIAL
RESOURCES

Figure 5
Process and methodology of the FOCAUP

LOCAL COMMUNITY
CONTROL AND
UTILISATION OF
TECHNIQUES

tables G and D). Luckyly it was
possibie to recover an ever in-
creasing proportion of new loans
from debt reimbursement, ascend-
ing from 32.2% to 66.7% in 1994,
see table F.

Under the FOCAUP scheme, a
nominal family loan of 117,260
FCFA (260 US$)*, may be reimbur-
sed in 13 monthly instalments of
8,020 FCFA (20 US$) each. Given
the low income levels, this pay-
ments representing some 22% of
the average income appear relat-
ively high.® In practice, however,
this amount is quite acceptable
since the loans run for not much
more than a year, and several
earners live in one household;
Considering that most households
consist of between 10 and 15
people, it can be assumed that the
sum paid per person over the 21
months for a private sanitation in-
frastructure is between 12,680 and
19,037 FCFA®, which breaks down
to about 6804 to 806 FCFA (1.34 to
2.01 US$) per person and month,

Implications of the FOCAUP

The establishment of this communal
fund responds more efficiently to
the demand for sanitaticn infra-
struciure in Rufisque, and other
cities in Senegal as well. Several
requests for access to this resource
have already heen received from
other cities.

Notes

1. In the FADE programme (phase 1} there
was a 33% subsidy granted towards the
loans.

2. Repayment morale is good, alse due o
social pressure from those who expect a
loan in the future: Of all credits paid du-
ring the first phase of the programme
{PADE, 1880 — 1992} 93% have been
repaid. Some cases of loan default have
been taken to court.

3. Some of the loans were taken up by
groups, this is why the percentage of
beneficiaries is higher than the number of
‘actions’,

4. The actual loan is slightly less since 8%
interest and handling charges are added.

5. For comparison, family contributions
considered acceptable by the Habitat
Bank of Senegal (BHS) are 50% higher.

6. 19,037 ~ 190,369/10.

12,690 - 190,369/15.

PADE 1990-1992| 271 569 87 470 32,2 9 720 9
PADE 1992-1994 | 209 050 73 170 35 7 317 10
PADE 1994-1995| 175 725 117 260 66,7 9 020 13
FOCAUP 175 725 190 369 108 9 065 21

Table F: Time pefiod for cost recovery

Source: Enda rup
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Building Materials Banks in Chile

A Management Tool for the Social Production of Shelter

Francisca Rivero Caray
Claudia Veglia Quintana
Rodrigo Vasquez Toro

The Context

Spatial segregation, caused by the
explosive growth of our Latin Ameri-
can metropalis, has aggravated the
social exclusion of wide sectors of
the urban population. Located at the
bottom of the income ladder, thou-
sands of impoverished city dwellers,
hard-hit by structural adjustments,
suffer the rigours of daily survival
under the horizon of poverty. This
situation is even more evident in the
belts of misery in the city sorround-
ings, a territory that has always
been marked by inadequate provi-
sion of local services, basic infra-
structure and community equip-
ments.

This territorial expression of the eco-
nomic polarization is compounded
by the drama of inadequate housing.
That is, insufficient space for family

;&W/&%ﬂm kst

reproduction and poorly built hous-
es, which are structurally unsound.! -
In this way, social segration is re-
flected not only in the squalor of the
community environment, but also in
the residential housing plans in the
popular sectors.

Francisca Rivero Caray is a social wor-
ker with a master on applied sciences of
Louvain Catholic University. She is cur-
renily Director of Jundep Urban Pro-
gramme.

Claudia Ve?ha Quintana graduated from
the School for Social Work of the Catho-
lic University of Chile and is a member
of Jundep Urban Programme Staff, in
charge of the Urban Management and
Innovation Department.

Rodrigo Vasquez Toro graduated from
the School for Social Works of the Me-
tropolitan Technological University and
is in charge of professicnal support for
the Building Materials Banks.
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borhood associations, allegados

{plot sharers), housing committees,

etc. Despite the varying nature of

these organizations, we identified

certain common characteristics that

facilitate the implementation of this

device:

= Residential proximity among or-
ganization affiliates.

= Legitimacy of the leaders of the
organization.

» History and recognition of the or-
ganization in the local and territo-
rial environment.

The concept of Building Materials
Banks

Public policies, on the other hand,
have not reduced spatial segrega-
tion . On the contrary, the implemen-
tation of housing programmes has
maintained the marginal location of
these popuiar sectors on resource-
less sites. This situation is aggravat-
ed by the fact that the state housing
programmes have focused on re-
ducing the national housing deficit,
which has implied the supply of a
large number of least cost housing,
providing families with basic infra-
structure but not adequate space for
the development of family life. 2

The Building Materials Bank (MB) is
a tool at the service of community
organizations involved in the prac-
tice of self-management and in deal-
ing with their housing improvement
needs in a collective manner. ltis a
technical and resource redistribution
mechanism, managed by the popu-
lar organizations that seek fo over-
come the deficiencies of inadequate
housing through associative and sol-
idarity self-management.

These are generally medium-sized
organizations, with an average of 15
to 25 members. These organizations
are headed by directorates elected
democratically and which, in most
cases, present a fraditional structure
constituted by a president, secretary
and treasurer.

The organizations possess legal
status (according to Law Decree n®
18.883), and therefore statutes reg-
ulating internal operational proce-
dures. Once the organization begins
to deal with the MB, specific norms
are defined to regulate the opera-
tional and procedure mechanisms to
access credits.

Levels of organizations

"The "building materials banks” actu-
ally correspends to three different
saving and loans revolving funds:

- "Community building material bank"
it is a genuine grass root organi-
zation. Generally, 10 to 20 per-
sons from the same community
get together to save money and

Member of a Material bank comittee. Violetta Parra Neighborhood

Added to this are those houses built
or improved by self-building without
the necessary technical assistance,
where dwellers build their houses
slowly and gradually according to
their income and saving capacity, in
a process affected by multiple defi-
ciencies and technical construction
errors which in the long run result in
constructions with architectural
short-comings, both in design and
functionality and with inadequate
use of resources. Some sources
conclude that approximately 60% of
the country's housin% stock is con-
sidered inadequate.

In this situation, it is of crucial impor-

tance to encourage communities fo

form organizations for the social pro-

duction of habitat.
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We conceptualize the MB as a self-
help tool that allows the acquisition
and distribution of materials to be
used for house improvement, on the
basis of the collective effort that en-
ables access to popular credit for
sectors traditionally excluded by in-
stitutional finance systems. licom-
prises three components:

a) community organization,
b) technical assistance,
¢) financial system.

a) The Community Organization

in general, the organizations with
which JUNDEP has operated the
Materials Bank are those aiming to
improve the housing conditions of
their affiliates. For example: neigh-

get their loans, Of the 38 groups
which were functionning in 1994,
five were organized in such an in-
dependent way. The manage-
ment of the first credit is carried
out by the NGO Jundep and if the
repayment is on schedule the
second round of loans will be
managed by the community itself.

Fund at municipal level

One fund (called bank as well) ex-
ists in the municipality of Cerro
Navia, composed of three grass
roots organizations "Building To-
gether for a better life". The first
round of credits was jointly man-
aged with Jundep.

Inter municipal banks

Two intercommunal banks are
working in the Metropolitan Re-
gion of Santiago, independent orf
each anocther.
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The first one works for three mu-
nicipalities in the Northern regions
and ten grass roots organizations
are pant of it. It is totally self-man-
aged, and acts officially through a
"Comittee for Housing and for the
allegados -families co-sharing a
house- from Northern Region".

The second one is self-managed
as well and covers four municipal-
ities and 20 grass roots crganiza-
tions are active today, represent-
ing about 300 families altogether.
Of the 20 crganizations, 18 were
formed during the reconstruction
phase after the 1985 earthquake
and two joined later on, which
shows the capacity of the bank to
absorb newcomers"

Interestingly, this latter bank has
been able to work with a private
bank, called Banco de Desarollo.
The resources from the "intercomu-
nal bank" now act as a guarantee
fund and for every peso channelled
through the building material bank,
the Banco de Desarrollo lends 1,4
pesos (extract from Cabannes and
Tapia - Jundep-, 1894).

b} The Technical Assistance

The technical assistance is the re-
spansibility of a multidisciplinary pro-
fessional team: architect, construc-
tion engineer, social worker. They
are responsible for training the or-
ganization in the management pro-
cedures to operate a Materials Bank
and advise them on alternative de-
signs for housing improvement and
on the construction process to be
carried out, during the intervention.

The housing improvement works
can be carried out either through a
mutal-help self-building process, or
by contracting private builders. In
the first case, the technical assis-
tance will include technical content
which allows community members
involved to carry out building tasks
in an optimal manner. i also in-
cludes designing a system for build-
ing brigades.

When private builders are contract-
ed, the building tasks are assumed
in the control and follow-up stage by
technicians and the organization it-
self, ensuring the established de-
sign, the agreed terms and the qual-
fty of construction. The technical as-
sistance is developed basically in
four phases
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1) Assessment Phase: Evaluation of
the settlement in which the project
will be implemented; the type,
quality and substance of the
houses in which the works will be
carried out; the availability of ad-
ditional materials for construction;
the architectural and construction
expectations of the participant
families.

. 2) Proposal and Counter-Proposal
Phase: Proceeding from the gen-
eral reference terms established
previously for the project (special-
ly number of families and availa-
ble economic resources), and the
data collected in the previous
phase, the technical advisory
group develops a construction in-
tervention technical proposal for
the houses involved, This propo-
sal is submitted to the community
organization for approval pending
modifications that may or may not
be suggested by community
members. After this, the various
alternatives are considered
with regard to technical and
methodological feasibilities
(feasiblity of generating self-
building processes through mutu-
al help) and costs. Finally, the ad-
visory team draws the final techni-
cal proposal, incorporating joint
agreements reached by the or-
ganization and the advisory team.

3) Capacity-building Phase: in order
for the families participating in the
project to carry out some of the
building tasks defined in the tech-
hical proposal, the advisory team
designs and develops a self-build-
ing training programme, along
with the families. This programme
includes a subject list with basic
contents and the stages that will
be developed by self-building.
The training process is supported
with the use of educational aid
material such as models and
three dimensional design tools,
diagrams, architectural plans, site
plans, etc. Training also involves
assisted building practice on work
sitas, that can be either a pilot
construction or in project partici-
pants own houses.

4) Building Phase: in most of the
housing improvement experienc-
es supported by Jundep, con-
struction labor is a family contri-
bution using an intervention meth-
odology that promoctes their par-
ticipation and cooperation in an

organized manner (self-building
by mutual-help). This form of work
is assisted by master-builders and
technical advisors that provide
constant support to the building
squads. The technical assistance
in this phase focuses mainly on
aspects such as material specifi-
cation, measurings, purchase of
material, on-site inspection and
supervision of the works execut-
ed, and defining weekly construc-
tion schedule with the master-
builders and/or building brigades.

¢) The Financial System

The financial system is constituted
by initial economic resources, serv-
ing as base to generate a capital
fund that will allow the allocation of
credits for housing improvement,
and by finance management devic-
es.

The initial economic resources fund
is made up of financial contributions
from international donors or from na-
tional sources and by previous sav-
ings of the families which will partici-
pate in the intervention. This initial
fund is allocated in the form of credit
to each of the beneficiary families,
and as such, require that the loan
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candidates comply with an initial
saving and adopt one of various pre-
defined repayment forms. The loan
is extended to the family in building
materials and repaid in money. In
this way, the fund will be maintained
and renewed.

The financial management rules are
tools which control the credit sys-
tem, ensuring the flow of economic
resources that are mobilized during
and after the intervention. The most
commoenly used are: [OUs, check-
books and repayment charts, speci-
ficic to each "bank". The appropria-
tion of these devices by the commu-
nity organization, facilites the sus-
tainability and institutionalization of
the Materials Bank, as a popular
credit system for housing improve-
ment.

The results obtained so far

"From 1985 to 1994, the saving and
loans revolving funds, called Build-
ing Materials, extended 4358 credits
to more than 1400 families from 117
grass roois organizations, whichs
means an average of 500 credits
per year. Also, each participating
family received an average of three
loans which clearly demonstrates
the repetitive and eveluticnary as-
pect of this financial system.

The banks are located in the west-
ern and nerthern districts of Santia-
go de Chile Metropclitan Region,
where nearly 4000 loans were ex-
tended.

From 1985 till the end of 1993, the
value of the loans exceeded 1,2 mil-
lions US$, which makes this experi-
ence one of the most significant in
Latin America in the field of finance
for the poor. The value of the loans,
according to the regions where they
were distributed, varies on average
from 180 to 300 US$, meaning the
equivatent of 1,8 to 3 minimum
monthly wages.

Of the 1,2 millicn dollars loans, ex-
ternal resources represent a limited
portion : 220 000 US$ were interna-
tional grants - transformed into loans
by Jundep and some of the organi-
zations-, channelled to Chile after
the 1985 earthquake. In 1991, one
year after the collapse of the dictat-
orship, national resources coupled
with international ones could be
channelled to foster the fund. How-
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ever, one of the clear results and
unique feature of the fund has beén
its astenishing capacity to grow, to
get stronger, to become self-man-
aged by the people during difficult
times.

How the Building Banks operate

Criteria for eligibility

To be eligible for a loan, families

have to meet the following require-

ments:

- Be an active member of the or-
ganization which manages and
possesses the fund. In some or-
ganizations, the families need to
have been an active member for
at last three months.

- Te be in a need of house im-
provement

- To have a saving capacity to
meet the requirements.

- To have the capacity to pay back
the loan

- To make your debt offical through
a legal document (called "Pagara"
in Chile).

- Some of the organizations are re-
questing additional documents
such as copies of the electricity or
water bills.

General conditions for the lcans

- They are basically for home im-
provements (fagades, walls, sec-
ond floor, addition of a room,...}
and are collective credits.

- The loans are not in cash: the
family receives building materials.

- The families pay monthly in cash.

- The rate of effort (the portion of
the income which can be used for
repaying the loan) should not ex-
ceed 10% of the family income.

- The maximum loan vaiue should
not exceed twice the family in-
come

- The interest rates are indexed on
the expected inflation rate for the
year, plus an additional interest
rate of about 5%.

- The repayment period is flexible
and the most common choices
are 12, 15, 18 months.

- The value ¢f an improvement can
be split into three parts: the sav-
ings which represent about 7% of
the fotal, the actual credit re-
ceived from the building material
banks which on average amounts
to 67 % and the manpower value
that the family puts in as self-
builders or contract locally ( about
26% of total)

The Jundep Urban Programme

zation processes.

housing.

the popular sectors is developed.

From its beginning, the Jundep Urban Programme has centered its efforis on
the urban popular sectors. With a mutti-disciplinary approach, our task has
been to develop methodologies to improve the housing quality and strengh-
ten the organizational capacity of the groups excluded by the neo-modemi-

Despite their limited resources for individual growth, the inhabitants of San-
tiago's poor urban periphery possess a wealth of potentialities that the Urban
Programme has sought to unleash. Far from considering our community
members incapable or resourceless, our best efforts have been directed to-
wards valuing those basic strengths they unleash in their struggle for daily
survival. In this case, their capacity to collectively overcome housing and
service deficits threugh self-management and solidarity. The unifying theme
behind our interventions refers to one of the most important programmatic
goals: social production of Habitat. We understand this concept as a process
by which organized groups participate in the finance, architectural design
and actual building of their homes and community spaces.

This proposal is criented to a new understanding of the urban development
process and the configuration of human settlements, located within a context
of protagonism of the intervening actors, with special emphasis on collective
action. At the local level, it implies considering habitat not only as housing, -
but as the physicat space where life is developed, which includes urban
space, community equipment, infrastructure services and the quality of the

Thus, our scale of intervention is the local level, as we understand that the
initiatives regarding habitat empower community members to improve other
dimensions of their living conditions, strengthening a sense of territoriality
and cultural identity in the communities. In this way, the territory becomes a
privileged social, geographic and political space, in which the protagonism of
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Steps to get a loan

“a.The member approaches his

committee and has to demon-
strate that he has been an active
member.

b. According to his committee and to

the level of savings requested,
the family has tc deposit the sav-
ings within two months.

¢. Once these two steps have been

accomplished, all members from
the organizations meet and de-
cide, according to the level of
needs, whether a loan should or
should not be granted. If too
many candidates apply at the
same time for loans, priority will
be given to those with harsher
needs.
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d. Once the candidate has been se-

tected, the monitor pays him a
visit and approves the type and
the quantity of building materials
which are necessary and finally
the value of the credit.

. The monitor shows him three

different lists of prices. If the
family indicates a supplier who
offers a better price, he will be
selected.

. The monitor goes to the chosen

supplier and pays for the building
materials. The benefited family
then takes them.

. The member starts to repay the

committee treasurer monthly,
who deposits the money in the
account ¥ (4, pp 29)

Lesson - The Building material
banks as a powerful instrument
for urban poverty alleviation

" One of the most attractive aspects
of the Building Materials banks has
been their capacity to adapt their
lines of credit in a flexible way in or-
der to meet families' needs.

Home Improvements

From 1985 to 1989, 100 % of the

credits were targeted for home im-

provments through four different

lines:

- BExtension, either vertical or hori-
zontal, up to 12 sgm.

- Finishings such as doors, win-
dows, sanitary items, false ceil-
ings (to improve thermal insula-
tion especially for the cold months
of winter)

- Repairing, for instance damage
caused by the earthquake, filter-
ings, etc.

- Complements in order to finish
the heaviest part of the house to
make it liveable : covering, walls,
efc...

Basic home equipment

From 1889 on, the house improve-
ment line of credit loses in impor-
tance and gets less priority from the
members. Those families who had
paid back their first loan, requested
new ones not only to improve their
houses but to get basic equipement
for bedrooms (superimposed beds,
sheets, blankets, mattresses,...), for
kitchen and foilets.

Specialized equipement

From 1990 onwards, a new line of
credit was created in addition to the
existing ones. It allows for buying
domestic items such as gas bottles,
electrical items, stoves and particu-
farly refrigerators.

in time, loans will be used for items
far removed from those originally in-
tended. In March, members use
loans fo buy uniforms and schools
items (books, writing pads, ete...) for
their children. In September credits
are used to buy boots and on many
occasions they are used to buy food
and supermarket items.

In conclusion, credits are tailored to
fit domestic needs in order to reduce
the urban crisis and to alleviate ur-
ban poverty. As such, the Building
Materjals Banks turned into a pow-
erful instrument for paverty allevia-
tion in Latin America".

(4, pp 11,12)
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Notes

1 The UN concludes that for each in-
habitant, a house should have at least
17,5 squaremeters constructed, in or-
der to be considered a fit space for liv-
ing, which means that for a family of
five members, the houses would be
constructed on sites exceeding 85
square meters large. The social hous-
ing policies currently deliver solutions
that are far from meeting this require-
ment as they are never larger than 40
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%

square meters, as is the case of the
Basic Housing Programme (30 square
meters approx.} and the Progressive
Housing Programme (32 square me-
ters approx. in both its stages).

2.Joan McDonald: "How many houses

are lacking? The regional and interna-
tional deficit'. Work Paper N2 16/84.
C.p.U.

3. Housing in the 1992 census. July,

1994. Santiago de Chile

4. The text draws on the final report of

an in-depth evaluation work worked

%

T 1§17

out by Jundep, urban programime, and
its director at that time Ricardo Tapia
and Yves Cabannes. (Cabannes, Ta-
pia, Jundep. Acesse al financiamiento
de [a vivienda para grupos de esca-
sos recursos. Los Bancos de Materia-
les de Santiago de Chile, Enero 1994,
32 pag. mimeo) was part of a research
programme on alternative financing in
Latin America promoted by the French
Solidarity Prograrmme for Housing and
coordinated from Brasil by the Human
Settlements team from Gret.
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Las Tandas y el Plan de Ayuda Mutua.

Cecilia Ibarra

‘Una experiencia singular tanto
en el ambito financiero-cultu-
ral, como en el de las estrate-
gias de apoyo a la poblacion
de menores recursos.’

Ei Taller de Arguitectura Popular

Dentro de la marginalizacién cre-
ciente hacia a un gran numero de
individuos y de grupos sociales que
ha generado las nuevas modalida—
des del desarrollo, 05 organismos
no gubernamentales, confrontados
con la pobreza de la poblacidén han
tenido que rebasar la aversidn por
el campo econdmico-financiero y
reconocer gue no hay desarrollo
posibie si este no esta fundado en
iniciativas de la poblacion.

Los grupos de apoyo siempre han
trabajado en su mayoria bajo la
i6gica de que todo aquello que no
es financiado tiene infinitamente
menos posibilidades de producirse,
sin embargo, a lo largo de los anos
se ha constatado que los mecanis—
mos de ayuda internacional tienden
a reforzar la dependencia v ante la
problematica que enfrentan nue-
stros paises es necesario buscar
formulas alternativas que doten de
autonomia financiera las iniciativas
de los habitantes.

En la actualidad se hace necesario
alentar a la poblacidon para que
participe activamente en la satis-
faccion de sus necesidades, esti-

Cecilia Ibarra, Tailer de Arquitectura Poputar,
A.C., Universo 727-3, Guadelajara 44520,
Mexico. Tel./Fax. {0052)-3-1218438,
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mulando su creatividad e iniciativa
para que con Su fica experiencia,
que va desde las practicas cultura-
les de financiamiento existentes,
hasta proyectos econdmicos como
las cajas de ahorro y los sistemas
formales de financiamiento, pro-
penga e instrumento nuevas solu-
ciones a partir de la movilizacién de
recursos, sin con ello hacer refe—
rencia Gnicamente a los recursocs
econémicos.

Deniro de esta problematica y te—
niendo como principio este gran
reto, el Taller de Arquitectura Po-
pular, A.C (TAP), creado en 1984 y
circunscrito en el contexto de las
organizaciones no gubernamentales
mexicanas, ha desarrollado su tra-
bajo dentro de la linea de asesoria
integral & grupos organizados en
torno a la vivienda, tanto en el me-
dio urbano como en el medio rural,

Es a partir de su intervencién, a
causa de los sismos de 1985, en el
medio rural donde logra constatar
que las practicas culiurales conti—
nian siendo fuertemente reproduci-
das, logrando desarrollar en torno a
ellas procesos organisatives verda—
deramente anclados en la vida coti-
diana de la comunidad.

La experiencia vivida durante los 4
anos que durd la reconstruccion en
la zona, clarifica al TAP que las
organizaciones de apoyo no pue-
den seguir actuando al margen de
las dindmicas sociales ya que estas
repercuten en las potencialidades
de los actores y diferencian la ca-
pacidad que los diferentes grupos
tienen para insertarse en el sistema
econdmico, para expresarse politi-
camente y representarse legitima y
simbélicamente.
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La organizacion latente observada
en las comunidades rurales a tra—
ves de sus practicas culturales,
fransmitidas y adecuadas de gene-
racién en generacion, Los motivo a
incursionar dentro de ese dmbito
para tratar de descubrir cuales son
los factores ¢ elementos en ellas
presentes que han determinado su
permanencia.

Pian de Ayuda Mutua. (PAM)

En este marco surge el Plan de
Ayuda Mutua, proyecto inspirado en
una practica cultural de financia-
miento existente en México. Fue
concebido por El Taller de Arqui-
tectura Popular A.C, teniendo como
interés fundamental la reproduccion
det financiamiento informal que se
desarrolla al interior de estas prac-
ticas culturales denominadas tan-
das y que han sido bastante reco-
nocidas entre los pobladores por su
eficacia.

La tanda es la denominacién gene-
ral que se le da a las formas de
ahorro informal existentes en Méxi-
co, conocidas y practicadas de una
manera bastante dindmica, repo-
sando sobre el principio de puesta
en comun de bienes y atribucion
sucesiva a cada uno de los miem-
bros.

Principalmente organizadas por
mujeres, las tandas han represen-
tado una alternativa que viene a
complementar el ingreso familiar.

Teniendo la tanda como punto de
partida el PAM, fue creado esen-
cialmente como un mecanismo
financierc gue pudiera aportar solu-
ciones especificas y multiples al
problema de la vivienda, basado en
la auto-ayuda vy el apoyo mutuo
fratando de reproducir la cultura del
ahorro existente y que readecuada
permitié la implementacion de un
sistema financiero adecuado a los
pobladores integrando la produc-
cidn de la vivienda dentro de una
perspectiva de desarrollo integral
comunitario.

La creacion del Plan de Ayuda Mu-
tua, respondié a la aspiracion de
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lograr via la institucionalizacién del
sistema de las tandas, un modelo a
través del cual se alcanzara para la
organizacion resultante, un desa-
rrollo autonomo tanto en lo social
como en lo econdmico, donde el
PAM se constituyera como un ins—
trumento que llevara al fortaleci-
miento de la accién colectiva v con
ello a la conformacién de una red a
nivel regional, partiendo del ahorro
como eje aglutinador y haciendo del
programa un espacic abierto que
llevara de la casa a la comunidad.

Panorama Global
de la Trayectoria del PAM

El Plan de Ayuda Mutua ha busca-
do ante todo, revitalizar las ener-
gias colectivas, tomando el proble-
ma del habitat como punto de par-
tida y generador de una propuesta
integral, donde se entrelazan el
sistema de produccién de la vivien-
da con el sistema productivo {micro
empresas} y el sistema de capaci-
tacidn-formacidn ({técnica, financie~
ra, organizativa y cultural), a partir
del desarrolio de un sistema de
auto-financiamiento informal: La
experiencia del PAM ha revelado
un verdadero potencial organisativo
con grandes capacidades de cap-
tacién y movilizacién de recursos y
gue logrd extenderse en la regién
rapidamente de una manera sdlida
y organizada.

Historia del Proyecto.

El 2 de Febrero de 1991, el Plan de
Ayuda Mutua inicia oficialmente sus
actividades en una comunidad rural
como un proyecto piloto, convocado
por ei Taller de Arquitectura Popu-
lar y un grupo de pobladores orga~
nizados quienes proponian se tra—
bajara con 40 familias, tratando con
ello de dar continuidad ai proceso
iniciado en la regién con la recons-
truccién pero que habia quedado
inconcuso por la falta de recursos.

El PAM surge en un ambiente don-
de por una parte se hace imperiosa
la necesidad de dar seguimiento a
todos los grupos constituidos a raiz
de la reconstruccion, los cuales es-
taban desintegrandose por lo des-
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gastante que habia resultado el
preceso mismo de la obtencién del
pie de casa y por la otra lo poco
funcional de estos pies de casa, asi
como la falta de recursos para su
adecuacion.

Estos factoras, el trabajo tan cerca-
no con la poblacién realizado por el
grupo de apoyo y la conformacion
de un equipo de trabajo que incluia
a pobladores ampliamente recono-
cidos por los habitantes jugd un
papel muy importante para el ar-
ranque del programa. El PAM logra
reunir en su primer cicio a 250
familias, las cuales inician con gran
confianza su ahorro e inician el
proceso con un pequeno fondo de
liquidez reunido en las cuatro pri-
meras semanas de ahorro:

Este fondo permitié la apertura de
un centro de materiales para cons-
truccién y una pequefia unidad de
produccion de ladrillo y teja, traba-
jadas por el mismo grupe, mante-
niendo la venta no solo a los gru-
pos organizados al interior del
PAM, sino a los habitantes de estas
poblaciones en general, a precios
diferenciados y siempre mas bajos
en relacién a los promedios del
meicado.

Su buena estrella de partida se de-
bid a la confianza depositada en los
asesores (importante por girar en
torno al ahorio) y al involucramiento
y promocion directa realizada entre
los mismos habitantes. El TAP tra-
bajo solo la adecuacién del modelo
conh un pequenc grupo y ellos se
encargaron del resto.

En menos de dos afios por sus re-
sultados comienza a ser difundido y
promovido por los mismos habitan—
tes logrando extenderse ya a otras
tres comunidades de la regién y
elevando el numero de familias
participantes a 1179 familias distri-
buidas en 19 grupos clasificadas en
sub-grupos de acuerdo a sus mis—
mas necesidades: vivienda nueva,
vivienda mejora y acceso al suelo.

Diversifica sus actividades hacia los
diferentes sectores logrando una
participacidn a nivel familiar y la
contribucion de estas en otras acti-

vidades de la comunidad, por
ejemplo se inicia un programa de
ahorro con [0s nifios para la adqui-
sicién de bicicletas, con los campe-
sinos para adquirir fertilizante, con
las mujeres para la crianza de cer-
dos y a nivel familiar el impulso de
pequefias empresas productivas
que les permitan aprender y a la
vez generar ingresos adicionales
que les faciliten la permanencia en
el programa y la constancia en su
ahorro que mas que ahorro, des-
pués de su primera evaluacion se
le denomind ‘castigo al salario’ pero
que ha funcionado muy bien como
eje aglutinador.

Caracteristicas del Sistema
Financiero

El Sistema Financiero al igual que
la tanda es fundamentalmente una
rifa en la que todos los participan—
tes reciben ¢l total de los beneficios
a través de un sorteo semanal,
equivalente a su ahorro anual, en
materiales para construccidén, mano
de obra o iniciacién de pago para
acceder al.suelo.

Cada participante determina libre-
mente la cantidad a ahorrar durante
todo el ciclo. La dimension de la
cantidad de! beneficio es igual a la
suma total del ahorro individual du-
rante la duracion del programa. La
duracion se define por el numero
de participantes y la cantidad de
ahorro semanal reunida por el gru-
po, tratando de que no sea mayor
de 52 semanas para que no decai-
ga el interés de los participantes,

Para tener un soporte que posibilite
los ajustes en el proceso se hizo
necesario contar con un fondo de
liquidez que se creo con el ahorro
de ias cuatro primeras semanas
durante las cuales no se asigno
obra, ni se otorgaron materiales,
desfasando asi el calendario entre
recepcién de las cuotas y asigna-
cion de las obras.

El programa ha sido bien aceptado
por todos {os grupos que se han
integrado y de quienes ha dependi-
do en buena medida su crecimiento
y consolidacion.
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Elementos de Innovacion
y Resultados obtenidos.

Desde su inicic el PAM ha desarro-
lfado sus actividades en torno a 7
lineas de trabajo: ahorro, compra de
terrenos, mejora o construccion de
vivienda, produccion y venta de ma-
teriales para la construccion, disefio
y asesoria técnica para la edificacion
y la urbanizacion, el taller de innova-
ciones tecnoldgicas y fos talleres de
capacitacion-formacion.

Su primera caracteristica innovadora
ha sido apocarse a un sector que no
habia sido atendido por los sistemas
financieros formales y que les per-
mitié acceder a un sistema de cap-
tacién de recursos, que es muy ele-
mental pero que en el caso de Mé-
xico nunca habia sido ofrecido a la
poblacidn en general y mucho me-
nos a fa poblacion rural.

E! ahorro, la movilizacién de recur-
s0s y la participacion social, para dar
cumplimiento a los objetivos comu-
nes, se ha combinado para poten-
cializar las capacidades econémicas
de los grupos de escasos recursos
logrando una ampliacion de la ca-
pacidad financiera, ya gue estos
recursos no alcanzarian su potencia
méaxima si no son integrados en
procesos de valorizacion como la
adquisicion de un terreno, en la
compra en volumen de materiales
para ia construccion y fa edificacion
por ayuda mutua.

En tres afios el PAM ha logrado
movilizar alrededor de US$ 500,000
de ahorro colectivo, ha gestionado
créditos por US$ 70,000 y ha obte-
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nido US$ 35,000 producto de una
operacion inmobiliaria de suelo ad-
quirido colectivamente. Ha dade
acceso a suelo a 380 familias, ha
dotado de vivienda terminada a 15 y
ha permitido 630 mejoras de vivien-
da.

Logré ademas la articulacion de
todos los grupos de vivienda exis-
tentes, al interior de un solo progra-
ma que, por un lado, terminé con la
segmentacion existente y por el otro
did cabida no solo a los grupos sino
a toda Ia poblacion.

En este sentido la {0gica fue terminar
con la proliferacién de grupos aisla-
dos intentando con eflo reducir es-
fuerzos para hacer posible el segui-
miento y el apoyo a la vez que po-
tencializar organizativa y econémica-
mente el proyecto al conjuntar esfu-
Erzos y recursos.

Se ha coincidido por diferentes ex-
pertos que han intervenido dentro de
las evaluaciones al PAM, que de
haberse realizado estudios y proyec-
ciones de viabilidad previas a la
implementacian del PAM, nunca se
hubiera implementado, se hubiera
llegado a fa conclusién que llegan
los bancos y el gobierno mismo y es
que los grupos a fos que esta orien—
tado el programa no puede acceder
a este tipo de sistemas ni a la vi-
vienda bajo ninguna circunstancia.
Se asevera lo anterior por la deduc-
cion simplista de que sus ingresos
‘formales' no permiten cubrir cuota
de recuperacién para los créditos y
por no contar los asesores con un
fondo de reserva para cuentas inco-
brables.

Entre los pobladores de bajos recur-
s0s, aun cuando rio son considera-
dos sujetos de crédito ni por la ban-
ca privada ni por las instituciones
coficiales, si lo fueran, para ellos no
resulta atractivo el otorgamiento de
créditos, ni su recuperacién por esta
via, ya que no los consideran de
confianza y existe un gran temor a
contraer compromisos de este tipo.

En el PAM por €l contrario, la cohe-
sion social es un elemento importan-
te que ha permitido el esfuerzo de ia
poblacion para crear esta moviliza-
cién de recursos donde la masifica-
cion del proyecto o la escala son
determinantes.

Lo importante después de tres anos
de vida del programa, los resuitados
son que esta gente que no podia
acceder a la vivienda lo esta hacien-
do y para explicarlo hay que consi-
derar otro tipo de variables, lo que
obliga a hacer una evaluacién extra
financiera como lo encontramos en
el testimonio de un economista,

‘Para mi el programa tiene dos
resultados sorprendentes, el pri-
mero es la supervivencia del
programa y su capacidad de
desarrolfarse y crecer y el olfro es
la capacidad de ofrecer bienes
que en instituciones formales no
se hubieran ofrecido. Puesto en
términos muy senciffos si se apli-
cara una estricta I6gica financiera
ef programa hubiera estado con—
denado a fracasar desde el pri-
mer mes, y el solo heche de que
este vivo a estas alturas implica
que lo esfrictamente financiero no
puede ser evaluado solo, Hay
que tratar de explicar y hay bue-

38



na parte de fa economia que nos
remite a conocer aspectos que no
son contables y Henen mucho
mas campo en la experiencia
humana, algunos ecenomisias lo
consideran, algunos no, pero
pocos los cuidan y es un hecho,
hay un poco de antropologia en
cada proceso comiin, en eso
cada quien usa su dosis’,

Dificultades financieras:
Autonomia o Subsidio.

Lo mas interesante del PAM son sus
posibilidades y versatilidad, sus difi-
cultades derivan de la carencia de
una estructura organizativa mas
avocada a cuestiones administrati-
vas, donde se podria decir que el
PAM se sostiene en buena medida
por entusiasme y altruismo tanto de
los habitantes como de los organiza-
dores y no por una coherencia ad-
ministrativa muy solida. Una columna
vertebral, donde la carencia de tipo
administrativo, hace que el programa
enfrente anualmente ciclos de auge
y desesperacion, por ser fos inte-
grantes en su mayoria campesinos
de temporal y no cuentan con perio-
dos del afo sin ingreso fijo.

Los estudios que se hicieron mues-
tran que ademas de estos ciclos hay
una especie de subsidio estimado
del 7% que tiene que ver con el
trabajo no cobrado de los asesores o
autores del proyecto (el TAP), y es
preocupante porque al margen de
que da cuenta de un esfuerzo inte—
resante de parte de un grupo de
personas, al mismo fiempo da cuen-
ta de gque sin este esfuerzo no seria
posible sostenerlo

Por otra parte el problema del déficit
manejado como volumen no recau-
dado o fondo perdido se sitda enire
unt 5y un 7% (margen de riesgo por
debajo del bancario) del volumen
que se maneja, entonces digamos
que el problema de autonomia tiene
que ver con la escala que se mane-
ja, ya que no es lo mismo manejar
cien millones de pesos al afio, que
ser autdnomo para manejar diez mii
millones de pesos. Si eres auténomo
manejando cien millones de pesos al
afio tienes posibilidad de financiar de
manera alternativa los riesgos de
esa autonomia, sin embargo, si es-
tamos hablando de diez mil millones
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de pesos se pierde toda capacidad
de financiar.

Las Tandas y el PAM

Mediante la oposicion de estos dos
modelos se ha tratado en diversas
ocasiones de poner en evidencia las
similitudes y discrepancias entre el
funcionamiento y el comportamiento
asumido por la poblacidon dentro de
cada uno de ellos.

Esta oposicion creemos que ha he-
cho aflorar la interpretacion que los
pobladores hacen del PAM y la ma-
nera en que manifestaron su resis-
tencia al cambio en gran medida por
el espiritu asumido para la conser—
vacion de sus practicas y por todo lo
que representa en sus patrones de
conducia el ser portadores de una
experiencia histérico-cultural,

El andlisis comparativo entre la
practica cultural y la reproduccién de
ésta a través del PAM, se realizé a
partir de lo expresado por los dife~
rertes actores en ellos involucrados
y ha contribuido grandemente a la
comprension mas profunda de sus
practicas y su evolucion no solo
como herramientas econdmicas sino
como fendmenos de sociabilidad,
donde se inter-relacionan fres com-
ponentes a considerar como son el
nivel cultural, el social y el econémi-
co.

Dicho andlisis ha dado elementos
igualmente para reflexionar mas
ampliamente sobre e papel que ha
jugado en este programa el grupo de
apoyo externo y el papei que debe-
rian jugar tanto en la construccién
del modelo, en su intervencion como
agentes facilitadores del proceso. A
continuacién presentamos algunos
aspectos.

Origen de la Organizacion

Tanto en la tanda como en el PAM,
ef origen constituye uno de los pun-
tos mas confrastantes entre las ca-
racteristicas de los dos modelos:

La tanda como producto de un pro-
ceso completamente enddgeno, es

resultado de una herencia histérica,
transmitida de generacién en gene-

racion y gque ha hecho posible la
continuidad de [as practicas basada
en la produccidn de codificacicnes
que han faciiitado esta secuencia y
sus necesidades de adaptacion en
cada una de ellas,

La tanda no es un fendmeno econd~
mico, sinc un fendémeno de sociabili-
dad por lo cual la gente se siente
integrada y participa de diferentes
maneras al interior de estas, inde-
pendientemente de los ciclos de
ahorro establecidos.

Las actividades festivas realizadas al
interior de las comunidades, en la
mayoria de los casos son encabeza-
das por las diferentes coordinadoras
de las tandas en cada localidad, lo

"que propicia la participacion activa

en dichos festejos de la poblacién en
general. Tante para la recoleccion de
los ahorros como para la organiza~
cion de las diferentes festividades
del pueblo, la casa de la organiza-
dora se constituye en sede siempre
frecuentadas por la poblacidn, parti-
cipen o no en la tanda.

La continuidad de estas practicas ha
sido posible gracias a la interpreta-
cion del significado y de la funcidn
de las iandas, ya que estas mantie-
nen vivo el interés de los participan-
tes y nos da fe de la validez practi-
ca,

Adentrandose en la dinamica interna
de las comunidades se percibe una
organizacion latente capaz de reac-
cionar ante cualquier situacion o
circunstancia que surja, ya que su
campo de accidn no se reduce solo -
a resolver los problemas de caracter
econdmico.

El PAM por su parte como un pro-
yecto impulsado a iniciativa de un
grupo externo, inicia un proceso con
la necesidad de una interpretacion
de dichas practicas, que le permita
establecer un lenguaje adecuado
para el programa en cuestion,

En el PAM come proyecto promovido
desde el exterior, alcanzar la legiti-
macion y la implicacion de todos los
participantes no es una tarea facil,
requiere de un gran trabajo a nivel
de la base ya que si esta no se inte~
gra es imposible que se produzca el
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sentido y con el la permanencia de
los pobladores en la organizacion.

En el PAM la implicacion es asumida
como una tarea del grupo de apoyo
y asociada a un proceso formativo a
lo largo de la vida de las organiza-
ciones. De igual manera se estable-
cid una casa de la comunidad como
sede de la organizacion y las reu-
niones, con este nuevo local ade-
cuado por los mismos pobladores
adquirieron otro sentido. Para los
participantes no era el local, sino ‘la
casa del PAM'

Sin embargo aun con estos esfuer-
zos vy la avanzado del proceso que-
da mucho por trabajar. Aqui presen-

tamos dos testimonios en los que se
puede apreciar la dindmica experi-
mentada en cada uno de los mode-
los. En la tanda ia auto-implicacion
se establece en el acto y la produc-
cion no depende de la organizadora,
y en el PAM como ya lo menciond-
bamos es siempre una tarea que se
echan sobre las espaldas el grupo
responsable,

‘A mi la gente me lo pide y yo por
eso organizo las landas, es solo
para la gente y pos mientras la
gente quiera pos aguf le segui-
mos porgue yo me ayudo y la
gente se ayuda conmigo’
{Organizadora de tanda.)
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Yo siento que un punto dificil en
el PAM es que no se ha logrado
la implicacidn necesaria de los
habitartes, como que no se invo-
lucra toda la gente en un proyec-
lo mas organizativo, siento que la
gran mayoria participa por la
utilidad que el sistema les pre-
senta’.

(implementador del PAM).

Relacién social

A nivel interno tanto la tanda como
el PAM, la mecanica misma de la
refacién se establecid entre el grupo
y la responsable administrativa. La
diferencia entre ambos procesos se

T g

establece a partir del papel que de-
sempefian, fuera de las tareas pro-
pias del manejo de los recursos.

En las tandas tanto la relacion a
proposito de la recaudacion de los
recursos, como la dindmica social
interna del grupc en la comunidad, la
toma de decisiones, se establece
siempre alrededor de la iniciativa de
una sola persona (invariablemente
muijer), quien ocasicnalmente delega
responsabilidades a partir de la atri-
bucion de que goza para ejercer su
legitimidad que le ha sido otorgada
enteramente por el grupo, ¥ va mas
alla de un ciclo de ahorro.

En el PAM la presencia del grupo de
apoyo vino a modificar las facultades
de la tesorera (que hasta ahora to-
das son mujeres ) que si bien por
una parie evitaron la centralizacion
del poder en una sola persona por la
otra implantaron vy ratificaron la figura
del grupo de apoyo como portador
de un amplio poder en la toma de
decisiones, sin embargo la tesorera
en la practica termino diluyendo la
presencia de la mesa directiva.

Relacién de ia gente con el dinero

A diferencia de la administracion
auténoma experimentada en las
tandas, donde solo el dinero man-
tiene un ciclo normal ejecutado por
la organizadora quien se ocupa de
distribuir semanalmente el capital
recaudado, en €l orden establecido
por la organizadora misma, previa
evaluacién del comportamiento de
cada participante, en el PAM el te-
sorero solo se encarga de la recau-
dacion de los recursos y los deposita
en una cuenta bancaria que es ad-
ministrada por la ONG vy las comi-
siones técnica y administrativa. La
asignacion se realiza en base a un
sorteo mensual efectuado en asam-
blea y con un reglamento ya esta-
blecido.

En la fanda el integrante es libre de

decidir su uso que dard a sus recur-
s0s, mientras que en el PAM esta ya
predeterminada su utiizacién.

Este manejo de los recursos hace la
gran diferencia entre la sensacion de
un compromiso con la colectividad y
otro de manera directa con la orga-
nizadora de la tanda.

Ciclo del Dinero.

Las modalidades y el manejo del
dinero estan ligados al objetivo por
el cual se ahorra. No es lo mismo
ahorrar para invertir en un bien de
consumo duradero, para la fiesta de
cumpleanos etc., que ahorrar en
vista de invertir paralelamente en
una actividad que pueda generar
otros productos relacionades con la
vivienda.

En las tandas el dinero no es consi-

derado ni en base al tiempo ni como
producto en si mismo, sino solo se
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plantean la movilizacién de los re-
cursos que den a los participantes la
posibilidad vy a la vez la seguridad de
adquirir o disponer de una cantidad
en una fecha estipulada. Nadie sien-
te que gana mas ni que pierde mas,
ya sea la primera o fa ultima en
recibir su ahorro, sino solo se desa-
rrolla el sentimiento de ayudarse los
unos a los otros.

En el PAM se parte del principio de
que el dinero produce dinero y a
esto se debid el impulso inicial para
la creacion de un fondo que como ya
se mencionc se constituyo con las
cuatro primeras semanas de ahorro.
El capital reunido, utilizado como
capital de trabajo para la apertura
del centro de materiales y de las
unidades de produccion, tuvo como
logica la creacion de excedentes que
permitieran a! programa cubrir los
gastos de operacion y la zona de
riesgo o de imprevistos producida
por el déficit causado por cuentas
incobrables. Sin embargo el progra-
ma o los gastos que este ocasiona
se supeditan al éxito o fracaso de
dichas empresas comunitarias.

Tal como se puede apreciar la ma-
nera en que se fue conformando el
PAM dio como resultade un nueve
modelo que si bien no es hasta aho-
rita una fiel reproduccién de la prac-
tica, tampoco reproduce los modelos
formales de intervencién de organis—
mos de apoyo aplicados a partir de
la década de los setentas, de donde
deriva su calificativo de innovador.

Los esfuerzes realizados en la bls-
queda de un proyecto diferente que
permita avanzar hacia la consolida-
cion de las organizacicnes, se hace
evidente vy los resuliados del
programa hablan por si mis-
mos.

Este nuevo modelo ha sufrido
un sin numero de transforma-
ciones en su trayectoria, pero
tiene una caracteristica im-
portante que lo distingue de
las experiencias anteriores
que han nacido, han crecido y
se han disuelto. El PAM ha
logrado su reproduccion y en
las circunstancias actuales es
necesario hacer un balance
que nos permita situar las
necesidades actuales y reo~
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rientar conjuntamente las accicnes
con la poblacién.

Una Experiencia situada entre las
Practlcas de Intervencién de
Organismos de Apoyo Y las
practicas cuiturales.

La experiencia del PAM, como pro-
yecto formulado con una inquietud
en la biisqueda dentro del aspecto
cultural, significa en si mismo un
avance considerable para las practi-
cas de intervencion que de una ma-
nera uniformizada desde afios atras
han adoptado los diferentes grupos
de apoyo que surgen al interior de
las organizaciones no gubernamen-
tales.

Ha mostrado como los grupos de
apoyo pueden convertirse en agen-
tes que producen, reproducen o
transforman una realidad, pero que
como tales no actllan de una mane-
ra totalmente auténoma sino que son
condicionados por su pertenencia
grupal, por su posicién de clase y
por el tipo de sociedad en la que
viven.

Dentro de este proyecto, la existen~
cia del autofinanciamiento como
regla directriz de financiamiento,
muestra como de inicio el proceso
parece mas lento pero resulta mas
formativo y contrarresta lo que ante-
riormente mencionabamos sobre los
antecedentes de receptividad pasiva
ante la ayuda exterior.

En el PAM no se frato de establecer
la iégica de infroducir a los habitan-
tes en ese cuadro preestablecido del
que hahlabamos sino que, a partir

del autofinanciamientc desarrollar un
sistema original acoplado a sus ne-
cesidades y a su propia cultura.

Situacién actual y Perspectlifas

A partir de Enero de 1995 México se
encuentra sumido en una nusva
pero profunda crisis econémica, gue
a golpeado de manera especial a los
grupos de menores recursos, Esto
provocd un desequilibrio temporal en
los grupos dada la dificultad de ade-—
cuarse econdmicamente a las nue-
vas circunstancias.

El PAM se mantiene activo en dos
comunidades rurales con la partici-
pacién de 200 familias. Su ahorro
semanal es de 30 pesos y represen-
ta aproximadamente el 33% del
salario minimo semanal,

Tratando de impulsar al PAM desde
otros ambitos, se analiza actualmen-
te aplicandole ciertos criterios gu-
bernamentales y sociales, donde,
nos encontramos con gue es un
sistema de crédito y produccion de
vivienda mucho mas eficiente que el
estatal, y donde con un porcentaje
minimo de gastos que se lleva cual-
quier burocracia y organismos pro-
ductores de vivienda, el PAM produ-
ce mucho mas, ya que su problema .
no es la productividad ya que ha
demosirado que €5 un programa
extraordinariamente productive y que
permite aprovechar mucho de la
energia social,

Tratando de elevarlo a politica publi-
ca de vivienda, se ha trabajado para
que se adopte como modelo a nivel
estado. Como un logro inicial, apa-
rece ya como un sistema de finan-
ciamiento alternativo propuesto en el
Plan de Desarrollo Urbano del Esta~
do de Jalisco 1995 y esta por apro-
barse de igual manera dentro del
Programa Estatal de Suelo Urbano y
Vivienda donde también se encuen-
tra incluido y se vislumbre con mu-
chas posibilidades de instrumentarse
por el Taller de Arquitectura Popular,

De avanzar en estas iniciativas el
PAM se convertird en un programa
de gran alcance a nivel del estado
con grandes retos y grandes posibi-
lidades a otras escalas y con apoyos
financieros por parte def gobierno.
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Mexico:
A Revolving Fund
for Access o Land

and the Promotion of Self-Managed

Popular Real-Estate

Maria Emilia Herrasti Aguirre

Human beings, as any other
species, have the right to a
habitat on earth. The Human
Right to a shelter is inalienable
an narrowly linked to the Right
to Life, in its spiritual as well as

its material aspects.
HIC / Mexico

In 1988, CENVI, the Housing and
Urban Studies Centre (a NGO
based in Mexico City) launched a
revolving Savings and Loans Fund'
for financing land acquisition by
community-based organizations
(CBQOs). This was part of its ‘Pro-
motion of Self-Managed Popular
Real-Estate Program’, which gen-
erally aims at developing
prepositive mechanisms to raise
broader housing policy issues, and
to endorse claims for hereto non-
existent credit programs to facilitate
access to jand and shelter,

In 1888, CENVI and the Guerrerp
Housing Cooperative, one of the
first in the country, were jointly de-

signing in popular serving project o
get access to land. At the time, this
cocperative faced serious difficulties
in finding affordable building sites
within its action radius of the city's
downtown area to continue its hou-
sing projects.

Through GRET Habitat (a French
NGO}, this project could get finan-
cial support from PSH-Solidarity
Programme for Housing- to set up
a revolving fund (the resources
were channelled through another
NGO, Cimade). To start with, the
Fund stipulated a savings scheme
among the members of the co-
operative to purchase a piece of
land, and to have easier access to
public financing for building the
houses with this property in hand.?

General Agreement
for the Functioning of the Fund

The fund grants support to different
grassrcots organizations, Relating

Members of Guerrero Co-oparativa
_ Sunday party on the recantly bought land.
Folo: Yves Cabannes

to its functioning, the main aspects
are the following:

® The loan is granted to organiz-
ations, not individuals. The volume
of the credit, mode of repayment,
and guaranties are negotiated with
each organization individually, al-
ways aiming at the shortest poss-
ible repayment period to enhance
the revolving nature of the Fund.

e To avoid erosion of the fund
through inflation, the loan is indexed
in line with the legal minimum-
wage: when the minimum-wage is
re-adjusted for inflation, the debt is
also re-adjusted, However, in prac-
tice minimum-wage adjustments
have fallen far behind the high in-
flation rates and successive cur—
rency devaluation in the past.

e The request for a loan must be
accompanied by a full documen-
tation of the site, including plans
and other data, to allow legal, fin-
ancial and technical assessment of
the financial viability.

Aguirre is Projects Coordinator at CENVE and
a researcher with the OCIM (Mexico City
Urban Observen) ~ UAM-A/CENVI Program.

CENVI, the Housing Centre and Urban Stu-
dies A.C,, is a Mexican NGO, Since its
founding 15 years ago, CENVI is commitied
to housing and urban issues research and
development of operational models to con-
tribute to the solution of housing problems
among low income populations. its technical
assistance to community-based organiz-

ations covered several aspects of the habitat:

Participatery planning by the communities
and regions, self-help home building, instai-
lation and upgrading of basic infrastructure
and services for slums and squatter settie—
ments.
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Mural by Daniel Marigue, an ‘Arte Aca’ painter, with links
to the dwellers’ associaltion 'Campamentos Unidos' Foto: Claudia Piloto
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@ The CBO can borrow an amount
equal {0 what it was able to save
from its own funds and up to the
amount required to pay for the land
including additional costs {permits,
licenses, legal fees, etc.).

So far, the Fund has benefitted an
estimated 560 families. One of the
participating groups is the Union of
Settlers of Santo Domingo, which

will be presented in the remainder
of the article.

The Union of Settlers
of Santo Domingo: Support
for Buying to Plots of Land

The Union was founded following
the invasion of the Pedregal de
Santo Domingo terrains next to the
University Campus in Mexico City,
in 1971. This organization was set
up to solve the conflicts of regu-
larization of land tenure and the
provision of basic services, Later,
the Union mainly dealt with the
difficulties faced by families that had
been assigned to a same lot or who
remained on public streets. The
organization fought against public
authorities to relocate these families
to new settlements. Since 1973,
they achieved over 1000 reloca-
tions. After this experience, the
Union decided not to admit new
groups of fand claimants, but to
concentrate its efforts towards
neighbourhood improvement, par-
ticularly through the provision of
infrastructure, cultural and leisure
facilities in the neighbourhoods,
where the members had their
houses. This scheme is part of the
‘Barrio Vivo, Barrio Nuevo' (Lively
Neighbourhood = New Neighbour-
hood) integral programme, which
proposes to promote sporls and
vocational training, along with other
social services (health care, com-
munity restaurants, eic.).

A new and different initiative 'in
community driven land acquisition'
was catalysed by Mrs. Juanita Pe-
draza, a member of Santo Domingo
settlement. Knowing about a piece
of land that was up for sale in the
area, she began to organize a
group of neighbours. Mrs. Pedraza,
however, had little experience in
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Collectiva labour by the members of the co-operative in clearing the land

this business, and turned to the
Union for help. At one point, the
group had grown to include up to
800 families in need for land, but
eventually shrunk again to 250
farnilies. The Union accepted the
challenge, achieved the purchase of
the lot, and bought a second one
later.

Purchase of the first Plot

The first iot, called Rancho Monzer—
rat of measures some 1,000 m® and
is located in Los Reyes Coyoacan.
When the Union of Santo Bomingo
applied for the Fund, it had already
signed a contract with the owner
and had paid 200 Millions Pesos.
The Union requested a loan of 100
millicn pesos from the fund to pay
for the remainder value of the land,
{0 avoid the heavy financial pen-
alties laid down in case of not
meeting the payment deadiines.
The group had also approached the
Public Works and Services Bank for
a loan which was denied.

This land is the union's favourite
site as it is located in a highly privi-
leged site next 1o a planned shop-
ping cenire, bordering a major
highway, a large housing develop-
ment, and very close fo a {ube sta—
tion.

The size of the terrain was by far
too small io settle 250 families.
Therefore the initial sirategy was to
urbanize this piece of land with the
group's own efforts (building ter-
races on the steep and rocky slope,
and negotiate for infrastructure). |t

r
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would then be an asset that couid
be sold commercially at a much
higher price thus paying for land big
enough for all families elsewhere.
After 20 years of struggle this land
hecame an annexo of the Dwellers
Union during this period. However,
instead of setiling new families, they
decided to construct a Social
Centre in which they offer numer-
ous services to their community
members. It was inaugurated in
QOctober 1993.

At the time of purchase, the site
lacked basic infrastructure, but
since major construction works
were programmed in its neighbour-
hood, there was a possibility of
having these services installed
shortly, The local authorities would
never have thought that the dwel-
ler's unions was going to be able to
buy such valuable land. Eventually,
a governmental program called
‘Solidadidad” provided finance for
supplying the necessary infrastruc-
ture. Community members on their
part collaborated with labour,

Part of the collateral to secure the
loan was another property belong-
ing to the Union; this was comple-
mented by a solidarity guaranty {a
pledge to substitute default contri-
butors, with new savers) by Cam-
pamentos Unidos, another CBO.
Together with the Union, techni-
cians from CENV! then drew a
socio-economic profile of the
Union's affiliates and fixed the
monthly saving according io the
personal possibilities of each of
them, varying between 100 and 150

pesos. The group of contributors
included people with very low
incomes: 25% of them were single
women in domestic employment,
and the others were mainly
unskilled labourers, earning no
more than two minimum-wages.
Nevertheless, some 30% of the 200
members did not comply with their
repayment responsibilities and lost
their right to obtain a terrain.

The Second Lot

The group saved the amount nec-
essary to repay the loan over a
period of three years. However,
instead of tilting the loan, the Union
urged the Revolving Fund to use
the sum as a down-payment for the
purchase of a second site from the
same owner, meaasuring about
1000 sgm. This terrain appeared to
be particularly good bargain since it
was extremely well located and the
owner had a solvency problem (The
public authorities had not paid him
as promised for the buildings they
had bought}. In addition, the loc-
ation of the new site was oppertune
again, next to a site on which the
Institute for Worker's Housing
{INFONAVIT) was building a social
housing scheme. This improved the
possihilities to struggle for basic.
services through mobilizations from
the Colonos de Santo Domingo
organization at obtain them at & fair
price.

Lessons learnt

The two plots had a better use
value for the association than the
benefit they could have obtained
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The rocky site is being urbanized by marnual labour

selling them. There two plots are
well located, very good and they
wanted them to live on them! They
have built up a real neighbourhood
over so many years, through so
much effort in terms of labour and
money! Now that the areas is
becoming a good and well serviced
neighbourheod (a cofonia), they do
not want to leave it.

Today the organization has
obtained all plans and is ready to
start the self-building of a total of
36 houses. They have savings, but
like many other organizations too,
for the last four years they have
been looking for a credit to begin
the works, They have aleo struggled
to be recognized as a social land
and housing developer,

(Foto Y. Cabannes)

Notes:

1. The Fund was conceived by CENVI, a
Mexican NGO that is also the organiz-
ation in charge of administering the fund.

2. The resource mobilization for this was
carried out through CIMADE,

3. Like many welfare programs in Latin
America, the actions of Solidaridad are
led by clientelist and electoral criteria in
support of the party in power (PRI in the
case of Mexico).
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Commercial development adjacent to first acquired site
assures access to services and infrastructure
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Leverage on financial resources
and flexibilization of credit conditions.

Colombian experience for home improvements.

Olimpo Rojas Rodriguez

introduction and context

This article focuses on the descrip-
tion of the finance leverage model
developed by Fedevivienda for
housing improvement programs, as
it meets the requirements of easy
access to finance, sufficiency, op-
portunity and is adequate to the
possibilities of the communities in
terms of repayment period and int-
erest rates, among other variables,

Alternative trends on finance

The teverage or resource mobiliz-
ation through a financial intermedi-
ary, has become an alternative for
popular sectors as it takes on the
role of 'popular or community
banks'. According to the support
these community banks can provide
for community development, they
must comply with the pre-requisites
established in the 'Human Scaie
Development' proposition for local
finance. These pre-requisites ate: i)
to possess a decentralized struct-
ure; ii) to establish the closest link
possible between savings develop-
ment and local finance needs; iii} to
overcome or find alternatives for the
usual security demands for credit
concessions'.’

Qlimpo Rojas Rodriguez, Fedevivienda
Research Director. Economist, speciality in
social evaluation of Projects from Los Andes
University {Colombia). He worked for 10
years in different departments of Banco
Popular S.A (a mixed Private/Public col-
ombian bank). For the last six years he has
been the finance advisor of FRAT — Revolv~-
ing Fund for Technical Assistance-, and
tesearcher in PMV - Home Improvement
Programme- as part of Fedevivienda pro—
fessional staff.
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In this context, in Colombia and
other Latin American countries,
various models have been devel-
oped to test alternative financing,
models ranging from Revolving,
Guarantee, to Leverage Funds.

As such, this model has been
designed by Fedevivienda as a
finance alternative to promote,
manage and implement housing
improvement programs. Foliowing
this experience it was expanded to
other sectors of the economy (small
businesses, farmers, family enter-
prises, among others), through the

establishment of Seifindes as a
society to generate Investments and
Services for Development. This
entity is formed by Non-Govern-
mental Organizations supporting

the various popular organizations in
their quest for finance to carry out
their own projects.

Rationale behind the concept
of a leverage fund

The financial mechanisms are an
important part in planning and eval-
uating housing programs. In the
Colombian case the incidence of
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this factor is clear, considering the
high number of defaulted portfolios
observed in the BCH? and the ICT®,
and greatly determines whether the
established goals are achieved or
not.

The incidence of the financial pre-
requisites in the families - safety is
not cnly economic, but also social,
due to the impositions of the tradi-
tional financial sector for extending
loans: mortgage guarantee, high
interest rates, loans to families with
formal incomes, among others. In
these circumstances, families freq-
uently lose their home which, in
most cases, is their only asset,

To date, the only possibiliies which
allow low-income families access to
housing are: subsidies or the impl-
ementation of self-help housing pr-
ograms and, in both cases, financial
costs have had to be reduced to
ensure Success.

Practice has shown that it is not
feasible to subsidize all families,
given the ever-widening gap bet-
ween resource supply and housing
demand. Thus, it is necessary to
find medium-~term alternative solut-
ions. Families have found this sol-
ution by self-managing their hous-
ing projects, starting a slow process
that involves everything from buying

the lot to building the house, and
even taking responsibility for instali-
ing basic public and community
services. In Colombia this has been
the more common way of consoli-
dating the cities.

Donations, subsidies and political
favours are frequent in self-man-
aged programs. These finance
mechanisms reinforce the depend-
ency and poverty condition of the
popular sectors. This is why it is
necessary to establish different
basic conditions to allow low
income families to overcome this
dependency and have access to a
home through their own efforts, wit-
hout the wear and tear implicit in
self-help individual construction.

2. 1. 1987,
Creation of a Revolving Fund
for Technical Assistance

In January 1987, a first agreement
was signed between Fedevivienda
and Cupocrédito to set up a Revol-
ving Fund for Technical Assistance
(FRAT) . This first venture between
a banking institution and an NGO
was a pilot phase for the setting up,
a few years later of the leverage
fund presented here.

Fedevivienda was the manager of
the Technical Assistance Fund and
its resources, (mobilized through
an external grant) deposited in the
Cupocrédito account were used as
guarantee, giving access to credit
for families earning less than three
minimum official wages

Through the Technical Assistance
Revolving Fund Project (FRAT),
Fedevivienda worked with the tradi-
tional trust fund concept as a re-
source multiplication mechanism, by
means of a Term of Agreement
signed with the Saving and Loans
Cooperative (CUPOCREDITO),
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During this experience, basic princ-
iptes were developed to establish
the proposed financial model. It was
applicable to the trust fund scheme
inasmuch as the number of loans
extended by the cooperative was
low, and thus manageable. Accord—
ing to the Term of Agreement, the
Federation was responsible for fol-
lowing up these loans, which im-
plied: 1) a financial overhead
covered, in the project, by external
finance and 2) a management wear
out for the Federation in controlling
the ioans.

Fedevivienda and Cupocrédito
agreement on the fund

In August 1990 a new agreement
was signed between Fedevivienda
and Cupocrédito, within the context
of the Home improvement program.
The resources channelled by Fede-
vivienda from the German institution
Misereor were not used, as in the
first phase of the FRAT programme,
as a guaraniee fund. They basically
allowed for the estahlishment of a
feverage fund from the resources
channelted by Cupocrédito and for
a better flexibility of loan conditions,

The Saving and Loans co-operat-
ive, Cupacrédito, is today the big-
gest co-operative in the country as
far as the assets are concerned and
has faced an overwhelming incre-
ase in recent years. In 1986, when
the first contacts were established
by Fedevivienda, Cupocrédito had
27,000 members. This figure in—-
creased to 280,000 in 1893 and
estimates for 1995 indicate
340,000. It has gained national
coverage with 150 branches spread
throughout the country.

Basic financial conditions
for Loans

Basic conditions for loans are det-
ermined on the basis of the agree-
ment between Fedevivienda and
the Loans and Savings Co-operat-
ives 'Cupocrédito’ and 'Avancemos’,
which establishes more flexible®
pre~requisites than those which are
usually stipulated by the cooper-
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atives for offering loans. Even if the
possibility of extending collective
loans still exists, as in the pilot
phase of the FRAT, the loans are
generally for individuals

Repayment Period: Cupocrédito
and Avancemos Co-operatives
generally offer loans to be repaid
over a maximum of 36 months. In
the contract this period was ex—
tended to 48 months which, despite
being a relatively short length of
time to buy a house, is not so for
progressive development house-
building.” Also, according to the
families repayment capagcity, the
duration of the loan can be a nego-
tiable variable.

E

Guarantees; It was possible to est-
ablish personal and solidarity guar—
antees with groups of three people.
Anocther form of security is the fol-
fow-up process carried out by
technical advisors who confirm the
information - especially the data
referring o income and repayment
capacity— provided in the loan
request forms.,

Savings : A monthly saving of
limited value (about 5 US$) is corn—
pulscry for all co-operative mem-
bers. To be eligible for a loan, ac-
cording to the agreement signed
between Cupocrédito and Fedevi-
vienda, the family needs a saving
period of 80 days. This period has
been reduced to one month.

Loan ceiling: The value of the loan
varies according to the repayment
capacity of the family. As a matter
of fact, these loans are targeted to
tamilies earning up to four minimum
salaries (520 US$) and the rate of
effort —meaning the part of the in-
come which can be devoted to the
ioan repayment- should not exceed
30%.

Documentation: Important progress
relating to paper-work was achiev—
ed in the Term of Agreement, limit-
ing the pre-requisites basically to
proof of income for loan recipients.
This item is of vital importance con-
sidering that credit mainly benefils
the informal sectors, which de not

have stable job relations. Accept-
ance of the ownership of real-
estate as proof element or the int-
ention of sales certificates issued by
the lot vendors was made accept-
able. This is another important point
since the community members
addressed by the program do not
have legal deeds on the land.

interest rates : Despite being a key
element in the financial process, the
negotiation of interest rates was not
considered a priority in the negoti-
ations with the cooperative. Not
establishing subsidized interest
rates has allowed the sectors to
become familiar with the concept of
the 'real cost of money'. In the
non- formal banking market, po-
pular sectors handie interest rates
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that are much higher than those of
the formal financial one.

The current interest rate on loans is
33,6% per year, whereas the ann-
ual rate of inflation is around 20%.
On the other hand, Cupocrédito
does not pay interest on the fam-
ilies' savings, but a simple rate of
return fixed by the General Assem-
bly every year. For 1994, It was
19%, meaning a rate very close to
the inflation rate.

Reciprocity: The co-operative sec-
tor deals with this variable as one of
its main points, with the objective of
guaranteeing part of the loan while
making low-cost, long-term finan-
cial resources available to the co-
operative. Affiliates request loans
according to the amount of contri-
butions they maintain in the co-op-
erative, In the referred case this
usually works on a 1 to 3 relation,
meaning that for every peso invest-
ed in savings, the member gets
three pesos in credit. The Term of
Agreement extended reciprocity in
global terms on a relation of { to 4.

The ‘reciprocity’ relation between
the savings from the members (1)

The reciprocity relation between
savings from members (1) and the
credit possibilities (4) was made
possible through the following
resource allocations:

a) deposit from Fede-
vivienda

b) interest from the
deposits from Fedevi-
vienda

¢} cumulaied interest
on all savings from all
PMV members

) halance of on-going
loans

Monthly savings:
Another component of
the model are the sav-
ings the family is
required tc deposit as
a member of the co-
operative. In general,
the amount saved
should be a percen-
tage of the monthly income of the
cooperative member. It should be
noted that if initially the savings
serve to generate credits, later it is
the credit that generates savings.

The Home Improvement
Program. PMV,

Fedevivienda resources are ear-
marked in Cupocrédito for the
PMV - Home im-
provements program.

Its main objective is to
set up a flexible and
replicable modei for the
development of hous-
ing improvement pro-
grams. It aims to con-
tribute to the definition
of a global policy
geared to social pro-
duction of housing and
intend to articulate
three elements : finan-
cial factors, technical
assistance and
commercialisation of
building materials.

Through the
mobhilisation of the
"Solidarity Economic
Sector” the PMV
intends to introduce
more flexible solutions
for the end users, es-
pecially on four ifems:
relation between sav-

ings and credits {reciprocity), guar-
antee, repayment period and costs.
It focuses on five basic elements:;

e The introduction of methods and
instruments to improve the per-
formance in terms of costs,
quality and output.

o The design of a planned system
of building materials supply and
delivery to facilitate the commer~
cial process and to reduce costs,

e The elaboration of financial pro-
posals to mobilise and to fit to
resources from both the public
and private sector.

@ A new perspective on technical
assistance which as a first step
intends to gain recognition from
the State and from the Society
as the that Technical assistance
is a basic component for the
Social production of Housing.
The cost of the Technical As-
sistance should be an integral
part of the financing of Improve-
ment programs and should be
prefinanced.

Generally, Fedevivienda presents
Cupocrédito groups of users who
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make their deposit in order to get a
credit eight times higher than their
savings. However, the value of the
balance of the credits of all users
cannot be over four times the value
of the deposits from the families
and Fedevivienda.,

Technical Assistance has generally

been given by NGOs such as Barrio

Taller, Proco, Cogestoria, Prociu-
dad, Corproyectos. Nowadays,
Fedevivienda also began to give
technical assistance and to monitor
the cost of it, the intention being to
optimize it, in order at the end of
the day to reduce the amount paid
by the beneficiary.

At the end of 1994, the Fund had
delivered 1128 loans, representing
1,6 millions US$, which meant over
the five years of life an average of
1418 US$ per credit, i.e about 11
times the official minimum Colomb-
ian wage (see Table below).

Year Number Value

of loans (US$)
1880 30 54 472
1891 353 415 746
1892 386 485 515
1953 212 391 102
1994 147 253 107
TOTAL 1128 1 559 942

Financial records so far are excep-
tionally high by colombian stand-
ards since the percentage of ar-
rears on current loans is helow 3%

Another shift in resource allocation
during that period related to a
greater share devoted to technical
assistance in order to follow closely
and take advantage of housing
subsidies which were made poss-
ible through the national housing
policy (law 3 from 1991) and dis-
tributed through a 'Family Compen-
sation Fund' (Caja de Compens-
acion Familiar: COMPENSAR), At
the same time, an information sys-
tem was set up and gave birth to a
software to calculate costs and
financial items for beneficiaries from
PMV.
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Conclusions

Adaptation of the modef to the pay-
ment capacity of the Families

The usual practice in the housing
programs is to proceed from the
cost of the solution and then icok
for the demanders of this cost, gen-
erally excluding the families with the
least resources.

The repayment capacity of these
families will determine their possi-
bilities to incur debts and thus the
amount o be loaned. The popular
sectors have shown that they have
the potential to save, as is evidenc-
ed by materials piled up in front of
their houses or on building sites.

The individual self-construction
implies: site location, family-savings
through the purchase of materials
and their later use in the construc-
tion. What is proposed in the model
is rationalizing these savings. It
seeks to have families receiving
credits amounting 1o several times
their savings depending on the fin-
ancial institution the family
approaches and their repayment
capacity.

The Solidarity econoric sector
and finance Leverage

Despite certain limjtations, the
"economic solidarity” sector has
shown capacity to offer effective
altematives for social and commun-

ity development projects. The econ-
omic solidarity sector is a variation
of the social economy sector, which
give emphasis on local develop-
ment and people driven processes.
Social economy, conventionally
includes three subsectors: associ-
ations, cooperatives, mutualist sec-
tor. Both have a common aim as far
as the economy is concerned: soc-
ial benefit as a priority and not, as
indicated in liberal theory, private
profit,

The solidarity sector in general, and
co-operativism specifically, is posed
as a development potential for the
couniry and its participation has
been effective in the experiences
carried out in the different habitat
components. The activities imple-
mented by the sector are, in prin-
ciple, development vehicles for indi-
viduals, but transcend io the devel-
opment of the communities to which
these individuals belong.

The programs and institutions that
carry out housing experiences, have
managed to develop schemes with
the potential to improve with a more
active participation through cooper-
ativism, allowing them 1o betier fit
the context of these experiences.
The solidarity sector is a means, a
tocl, a way of doing things and wid-
ening the possibilities for a solution
1o the housing problems of low-
income populations.
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The solidarity sector has managed
to rationalize the savings capacity
and usage existing in the commun-
Hties, while multiplying this capacity.
The experience of the solidarity
sector managing loans for lower—
income communities, is one of the
most important features, having
allowed it to become an optimal
service for resource multiplication,

Co-operativism constitutes, from
the social, economic, technical and
legal point of view, the ideal mech-
anism 1o promote social develop~
ment projects, considering that the
co-operative philosophy is defined
as the human expression of the
solidarity with equity and mutuality,

in the constitution of economic end-

eavers with social objectives and
social organizations with economic
objectives.

Perspectives for the future

The existing system can still be
improved and here are some of the

elements that are being locked into.

e Direct management of the supply

of buiiding materials and inte-
gration of commercial activities
within the existing model will
reduce costs and time span of
buiiding works.

e Increase the social impact

through a wider community dev-

elopment component
e Creation of new Leverage funds

with other financial institutions in

order to improve the financial
program coverage.,

e To shift the technical support
and to standardise the kind of
improvements in relation to the

repayment capacity of the family
and to basic cost indicators (cost

per sgm of bathroom, cost per
sgm of a slab, etc.)

Improvement of the organisation of
skilled and unskilled manpower,
through the creation of associated
co-operatives. Additional mechan-
ism will be explored in order to
strengthen the organisations,
increase the level of skill, and give
maore stability to the workers and
better social security.
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Define the technological alternatives
which would meet the priority needs

for home improvements,
‘Systern’ Pefinition

The definition of the system is
hased on the experiences carried
out by the Revolving and Trust
Funds, respectively, building on
their advantages to allow low-
income sectors access to finance
under the normal conditions of the
resources available in the financial
system. These conditions refer to:
~ Interest Rates,
- Security,
~ Impossibility to prove income.
- impossibility to have deeds on
the real-estate they own,
- Reciprocity or previous savings.

Objectives of the system

The main goal is to develop a
finance mechanism which uses the
structure of the solidarity sector of
the economy (co-cperativism) as
financial intermediary to:

¢ Haise resources among the

general public, and allow benefi-

ciaries involved in social interest
housing programs to have an
organization committed to their
prograrms.

Invest these same resources in
projects benefitting the sectors of
the population that are currently
excluded from the formal finance
markets.

Serve as channel to allocate
State investment and subsidy
resources in housing programs
and their cornponents,

Study flexible systems of individ-
ual and collective reciprocity, re-
payment systems and mechan-
isms to combine private, public
and solidarity economy sector
finance resources.

Study mechanisms to attract to
the solidarity economy sector,
resources which are deposited in
the traditional financial system,
as these do not flow back to the
popular sectors as credit.

Allow the members of the infor-
mal and non-traditional secters
to be considered acceptable ioan
recipients by the finance institu-
tions.

Allow that the multiplying effect
be ensured by the same popula-
tion subject to loans through
alternative mechanisms: Mutual
and Trust Funds, among others.
Ensure a healthy porifolio
through follow—up mechanisms.
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Pre-requisites for Success

The system requires basic condi-
tions for it to work. These can be of
a theoretical as well as practical
nature, and involves:

The existence of a significant
amount of savings in the popular
sectors, This can be expressed
in matetials or money, as the
menitoring of financial institutions
in popular neighbourhoods has
shown. The popular sectors
have two saving mechanisms:
on the one hand, it is limited
saving oriented to direct invest-
ment low quality in a slow pro-
cess which entails works,
through overcost. On the other
hand, it is saving in the conven-
tional way without access to
credit. It is therefore necessary
to generate a dynamic by which
the saver is subject {o credit.
The existence of other express-
ions of the solidarity sector
linked to the co-operativism in
order that the latter can function
as a resource channel and mul-
tiplier.

Channel resources (develop-
ment, social investments} to the
cooperative sector 1o be able to
modify the existing finance con-
ditions {interest rates, repayment
period, reciprocity, management
costs, among cthers).

Flexibilize credit conditions:
Securities, pre-requisites, re—
payment systems, etc.

Expand loan recycling and rec-
overy with rational repayment
period management.

Maintain permanent savings in
the popular seciors. This
enables the model to beome a
revolving finance system.
Maintain a relation between
payment capacity, with the time
length and amount of the loan
and the possibility to look for
repayment forms adeguate to
the beneficiary, to avoid a
defaulted portfolio.

This proposal has been applied to
the House Improvement Program,
based on the criteria and historic
responsibility of the Federation, and
the conviction that 'yes, It is poss-
ible to produce and improve social

TRIALOG 47 (1995)

interest housing through associative
programs, based on self-managed,
self- and mutual help construction.
What is not possible, nor respon-
sible, is for us to continue promot-
ing these forms of production man-
agement processes without a seri- »
ous effort to systematize and moni-
tor them with modermns planning,
management and administration
tools, organization and methods ,
which may ensure a logic and mini-
mum efficiency in the face of aver-
age market costs and yield indicat-
ors'.®

Notes:

1. Manfred Max Neef, A, Elizalde and M.
Hopenhayn, “Human Scale Development:
An Option for the Future”. Cepaur Dag
Hammarskjold Foundation. October
1995, Medellin, Colombia, pp 81.

2. BCH - Central Mortgage Bank, a slate
and private combined institution respon-
sible for extending loans to finance hou-
sing, parficularly used houses.

8. ICT- Territorial Loans Institute: a state
insitution respensible for financing and
promoting social interest housing con-
struction. Since 1991, under Law 3a, this
institution was liquidated, giving space to
the constitution of the Colombian Institute
for Social Interest Housing and Urban
Reform {INURBE}, which is no longe
involved in financing. or building houses
directly, but promoting the management
processes of these and administrating
the resources of the Family Housing
Subsidy (demand subsidy). -

4. Conditions flexibility was obtained by
offering the leverags resources on a
long-term basis. However the interest
rates payed by the cooperatives to Fe—
devivienda are market rates.

5, Progressive housing refers to houses
that are built gradually, when there is
meney to spare. The Improvement Pro-
gram tries to shorten the period required
by families to finish thelr houses (an
average 7 to 10 years in Bogota).

6. Repont of the Directing Board and Exec—
utive Directorate of the General Assem-
bly of Fedevivienda, 1992-1393 Pericd.
Eli Cerrito, Valle, 1993,
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Community-Based Housing Finance
A Step ahead .. Who Knows the Direction?

Lessons and Limits Learned from the Experience

Yves Cabannes

The rich experiences presented
before, their diversity, the context
and the period in which they were
developed are so different that any
cross-reading will leave many
aspects in the dark. Three topics
only will be developed for debate,
but many more should be,

The first one relates to the import-
ance of alternative finance systems
for the poor and for the families
whose lives have changed through
the process. The second deals with
the role of the Community Based
Organisations (CBOs) in a process
which does not involve only credit
but also subsidies and savings. The
third topic deals with the changes
which have occurred in the financial
engineering and in the financial
technicalities. Some limits do exist
as well and there might be a nec-
assity to think ahead about the
various directions which might be
taken next.

Financial systems
can reach the poor

From all cases presented, one con-
clusion remains clear; alternative
financial systems are growing and
are reaching the poor, the excluded

This article summing up the experiences
presented in this volume of TRIALOG was
conceived and written by Dr, Yves Cabannes
in close collaboration with Dr. Kosta Mathéy —
the other editor of the volume. The arguments
will be elaborated in further detail on another
oceasion.
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from the neo fiberal approach and
those ranked below the poverty line.
Moreover these systems have taken
different shapes according to the
characteristics and needs of specific
groups of persons which are called
the "poor”. A few examples could
ilustrate who are these persons:

The systems have been able to
reach an extremely wide range of
people: from agricultural workers
who had lost virtually everything in
Chile after the 85 earthquake, to
squaiters or self-employed urban
dwellers from Senegal or Colombia.
The capacity of these different
appreaches to give answer {o the
necessities of the poor is particular-
ly important in an extreme liberally
criented period when conventional
public and private credit systems
offer virtually no credit sclutions to
those earning less than 5 minimum
monthly wages, who - in most
countries presented in this volume -

represent about 80% of the popu-
lation.

Women are playing a major role, as
promoters and credit recipients, in
most siudied cases, especially in
the uTshani Fund from South Africa
or in the Building Materials banks
from Chile or the Mutual Aid Plan
from Mexico.

A crucial point for debate at that
point in time, is that the presented
cases do not suggest that credit at
cemmercial rate can successfully
cater for the poor, Such a statement
would be equivalent to ravel back
in time for more than 25 years,
when the World Bank decided sim-
ply that “the poor can pay" and
hitherto based its housing program-
mes on the principle of full cost
recovery. This principle was then
considered a key criterium for suc-
cess and reproduction of the pro-
grammes, aiming at solving the
housing problem once and forever.
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Reality has shown how wrong the
World Bank was and stiil is in in~-
sisting on this principle.

One of the main differences which
have to be stressed is that the
people themselves, individually and
colfectively, play a major role in
these financial processes. They are
not simply commercial credit recipi-
ents. First of all the new financial
systems are hased on some values
which are sublly and insistingly
linking the cases although having
emerged independently. To name a
few, respect o the people and con-
fidence to the families. The experi-
ences show that if people are given
a chance and with a proper support,
they can manage to do, an incred-
ible use of scarce credit as they
have been forced to do to survive.

The second point is that most sys-
tems are not credits but a financial
set up based generally on three
elements, of which credit is only
one. The other two, savings and
subsidies, are giving a better stabil-
ity to any alternative financing sys-
tem for housing the poor. The bal-
ance between these three elements
might vary from cases {o case, but
their intedinking will determine the
capacity to achieve a fong term and
broad perspective.

@ Previous savings.

Savings reduce the burden of the
credit repayment. In the examples
presented they vary from a tiny,
symbolic financial value up to the
equivalent of the loan. The capacity
o save give people more confi-
dence about their real capacity. In
addition, as the authors of the
South African case are quoting their
colleagues from India, saving is not
only "collecting money, but collect-
ing people", meaning that through
saving aclivities, families get
together and are able to build org-
anizations to defend their rights far
beyond housing. The PAM experi~
ence from Jalisco in Mexico is illus-
trative of how a saving process can
be important for organizing com-
munities.

® Subsidies

Subsidies may come from local
authorities (Brazil), central govern-
ment (South Africa), or international
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donors (various cases). The possi-
bility o reach, on a broad and
stable base, the poorest of the poor
depends very much on the subsidy
component. To think that this group
can be reached otherwise, appears
a dangerous illusion to us . The
repayment of loan right be able to
divert the limited income of the
family for a certain period, could
entall a but disastrous consequen-
ces on the fragile domestic econ-
omy in the leng run. Despite this
necessity some of the presented
programmes were obliged to reduce
the subsidy input and have focused
it on the technical support compo-
nent,

Saving, Credits
and the grassroots

A major difference with conventional
credit system is that the people,
through a wide range of organisat-
ions, are either driving the social
processes or are gaining strength
through them. As a resuilt, the ac-
cess to credit and to better housing
conditions appears only as one step
towards a solution of the housing
question. The other one is that
people's organisations are strength-
ened through the whole social pro-
cess. They tend to grow through the
creation of the saving groups, for
instance, On the other hand, the
existing groups gain legitimacy and
are trustworthy to their members, in
getting closer to their immediate
needs. Gne of the women leading
an association involved in the Paac
programme in Brazil clearly ex—
plained the changes which have
occurred: one of the most innova-
five aspect of the Paac is "the pos-
sibility to train famifies to save and
to pay back a loan, transferring a
responsibility to the family. It is an
integration of the collective. Our
objective is to integrate the families
into an association. And this hap-
pened” ... "thanks to Paac, we are
averyday getting the families closer
to our entity. The number of mem-
bers is increasing” (nov,95),

These financial programmes have
not only permitted a closer relation-
ship between the families and their

organisations, or among the families
themseives trough saving or credit
groups. One additional benefit is
that the associations involved are
gaining legitimacy and poiitical
space in relation to their govern-
ments. Community leaders stand on
the Board of the Urban Community
Development Office in Thailand; the
Senegalese Fund for Improvement
of Sanitary Conditions (Focaup) has
opened new channels of communi-
cation between the CBOs from
some neighbourhoods and the Loc-
al Authority. The House Saving
Groups which were created in the
townships of South Africa reached a
critical mass and then were strong
enough to obtain from the Govern-
ment a bicck grant which is man-
aged and controlled by the Peoples
Federation.

Even if the CBOs played a major
role in the processes in the
described cases and got sironger,
the Non Governmental Organisat-
jons (NGOs) and professional sup-
port groups are another key actor,
tco. In mest cases they were the
real initiators of the financial pro-
grammes and their technical sup-
port was crucial, especially for the
design of the system at the pilot
phase, of the methods and of the
instruments.

Interestingly, the 'NGO approach' is
changing in the sense that they do
not intend to run the programmes
hy themselves and 1o control the
management of the fund, Instead
they tend to hand over that control
to other major actors. Two different
examples might illustrate this posi-
tive move.

e Fedevivienda in Colombia was
able to sign an agreement with a
major saving and locans cooper-
ative which opened a new line of
credit for home improvements.
Fedevevivienda provided a
Guarantee fund at the piiot stage
and, later on, was able to influ—
ence the credit conditions so that
they became more flexible in the
end. The "leverage"' on national
private resources was probably
one of the major outcome from
the whole process.
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Jundep. Occupation of Castillo Comuna Pudahusel, Santiago de Chile.

e The Chilean NGO Jundep, des-
igner and original promoter of
the described Building Banks,
jointly with church groups were
successful and vigilant enough
to slowly withdraw and hand ov-
er the management of the sys-
tems to the savings organisat-
ions themselves, being either the
grassroots funds, or communal
and inter-communal units - the
three types of building banks
involved.

Apart from their designer role, in
most cases the NGOs appear as
able and flexible trainers. In general
they play & major role in community
organisation, iechnical support for
building and project design and fol-
low-up activities. The actual cost of
their work and its relation with the
volume of the loans needs to be
analyzed better in order to assess
the feasibility and the prospects of
the financial systems.

A new financial
engineering is emerging

The new systems adapted or cre-
ated, started with limited knowledge
of conventional finance most of the
times, but in all cases with a good
perception and understanding of
social and cultural codes of the
peopie and conceived new ccn-
cepts. At least three major changes
can be identified: They related to
financial conditions; to the kind of
shelter the credit is intended for;
and to inter-institutional manage-
ment systems or new pattnerships,
Even though extremely creative so-
lutions are heing implemented, this
as far as management is concerned
topic will not be developed further in
this paper.

New financial conditions

e Shorter terms for credits

Most of the funds have dramatically
reduced the duration of the loans
down 1o one year (Paac, Casa Mel-
hor from Brazil, Pam and revolving
funds for Mexico) or; about two

Foto: Gerardo Anabolon V.

(Focaup in Senegal, Building Mat-
erial Banks in Chile); or four as in
the Colombian cases (PMV, Cupo-
crédito). This drastic change in
comparison with conventional cred-
its allow to the funds to resist the
impact of inflation much better, and
{0 reduce the financial risks in cas-
es where the loans might not be
paid back in time. In addition, the
short loans are more in line with
people's day-to-day practices and
thus makes them more self-confi-
dent o be able to pay them back.
Only two cases, the UCDO
(Thailand} and uTshani (South Afri-
ca) funds extend loans for a much
longer periods of up to a maximum
of 15 years — which is shorter than
the conventional foans of 20 or 25
years in any case. Not surprising
these two cases are the ones that
have access io government re-
sources, which usually are ex—
tended on long term periods,

o Q@Guarantee, mortgage

and collateral
One of the radical shift from com-
mon practice that may be observed
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in most cases is the flexibility of the
requested guarantees. In some
cases they have been eliminated
altogether and substituted by a
verbal and formal compromise to
pay, which generally is done in
public. Sometimes (revolving fund in
Mexico), the guarantee is provided
by another association, and some-
times (uTshani fund or Focaup, for
instance), the guarantee is mutual,
meaning that the borrowers are re-
sponsible one for the other. Per-
sonal guarantee from a friend or a
relative are less common. Only
rarely the loan is mortgaged on a
material asset (land, properties,
domestic equipment...), as it occurs
in conventional loans. The generally
excellent repayment records clearly
indicate that these conditions are
well adapted, probably more than
conventional mortgages, which
have not such good records even if
they are working with supposedly
safer clients.

e Evolutionary and repetitive lfoans.
Loans are not only shorter but their
volume is smaller than conventional
ones, too. Their value varies from
about two month's income of the
family (if a family earns, for instance
Us$ 10C per month, it will be auth—
orised to borrow 200 Us$), or even
less as in Casa Melhor were the
ceiling is equivalent to 150 Us$
(equivalent t¢ 1,5 minimum wages),
The maximum would be in the
range of 12 monthly incomes (if it
earns, say 1200 Us$ in one year,
the credit would be of that order),
This is the case in the examples
from South Africa or Colombia.,

The smaller lcans, payable in a
couple of years, are evolutionary
and renewable, provided that the
family paid it back in due time. In
the Chilean example, for instance,
each family received an average of
3 loans in ten years. In Brazil, the
aspiration t¢ get a new loan is pro-
bably one of the strongest motiv-
ations to pay bhack in time or even
anticipate the payment.

The evolutionary housing credits
are very different in each of the
presented cases. In the mutusl Aid
Plan from Mexico, a first loan to
collectively buy a piece of land can
be followed by a second one to buy
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materials, and this can give way for
a more important loan to build a
bigger house later. In the Casa
Melhor programme in Fortaleza,
Brazil, even if the credits are limited
to the purpose of home improve-
ments they can cover a different .
work every time: one fencing wall at
the first time, an additional room at
the second, toileis and kitchen at
the next one, ete, The Building
Materials banks in Chile have
shifted from standard housing im-
provements such as repairs or fin—
ishing to home improvements (buy-
ing of domestic furniture, refriger—
ator, beds, et¢)) and to 'emergency’
domestic expenses such as school
uniforms or food.

o Interest rates, credits conditions
and repayments

Interest rates for the loans, the
relation between level of savings
and value of credits, indexation
procedures ete. vary from one case
to the cther very much. Despite this
diversity, repayment records are
equally very good; arrears are gen-
erally helow 5% of total icans.

What are the credits for?

e Housing is desegregated into
smaller components

Only exceptionally the credits allow
to construct completely new house
or to buy an existing one, as it is
the case in conventional systems.
Instead they will finance only a past
of it that could be for building land
{(PAM, revolving fund), sanitation
(Focaup), for building materials
either for a new house {uTshani
Fund) or for an existing one (Brazil),
for home improvements (Colombia),
for a second floor of one's own
house {Chile).

@ Financing a productive house,
Very few conventicnal housing
credits, especially from public
sources, allow people to transform
and adapt their house to add or
improve a shop, a workshop, an
occasional restaurant, or any local
for an income generating and com-
mercial activities. Some of the
cases presented here have clearly
based their credit on the under-

standing that a piece of land and
sheiter in poor settlements is not
only a place to live in, but a place
where the family many times work,
produces, and sells as well. Credits
to improve economic activities with-
in or around to the house will
improve the services in the neigh-
bourhood at the same time (shops,
artisans, etc.), and help the family
to sustain itself. Because of the
increase in income the repayment
record of the loans improves as
well.

® From housing credits to revolving
communily funds and loans for
income generating activities

The UCDQO experience from Thai-
land is opening a wide perspective
of housing credits in the sense that
the same fund is not earmarked for
housing alone but allows other
types of credits to suit betler the
community’s needs and priorities
best, especially for very short terms
and emergency loans, or others
ones over longer periods in order to
buy equipment or to set up or ex-
pand an income generating activity.
This kind of mixed, integrated fund
is financially interesting because
each line of credit can have a dif-
ferent rate of interest and a different
duration, thus permitting to optimise
the resources.

Limits and points for debate

Who should pay
for the community work?

The cases have clearly shown the
crucial role of CBOs and of NGOs
in setting up and initially managing
community-based housing finance.
This new role and transfer of re-
sponsibility is a point which
deserves further discussion, par-
ticularly in the perspective of future
growth. Some questions arise. For
example, who will pay for the work
that the communities and the NGOs
are delivering? Should it be paid,
and, if yes, by whom? In Brazil the
topic is under discussion among
many of the communities involved.,
In Chile, the "Building Materials
Banks" are paying their 'monitor', an
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agent of the bank belonging to the
community.

At least three critical areas should
be clarified and resolved 1o allow
the system to expand:

o a clear definition of roles between
the CBOs, the NGOs and the other
actors,

o an accurate assessment of the
cost of each task {social, financial,
{echnical) in the process which
begins with the awareness raising
activities until the repayment of the
fund and beyond.

o a discussion among all actors in
order to formalise the decisions.

14

Jundep (Chile)

Initiatives such as the one from Fe-
devivienda to set up a menitoring
system for analyzing the real costs
of the financial, administrative and
technical activities of the program-
me heen supporting, is particularly
relevant at that stage and the
method could be used elsewhere o
prepare future expansion.
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Which direction for
change of scale

The different funds and financial
alternatives emerged independently
and grew up in an individual way,
according to local conditions and to
local possibilities. At that stage, it
might be useful 1o reflect on poss-
ible directicns and change of scale
that these initiatives might take in
the future. Three of them, not nec-
essary exciusive one from the other
are proposed.

e The first one directs towards a

modernisation of national finance

policies with the implementation of
mixed or integrated funds
such as UCDQ, possibly
self-managed by the peoples
and their organisations. This
would be a positive move in
the sense that such steps

- would strive for more
decentralisation, more self
management at neighbour-
hood levels and more dem-
ocracy. It might defend as
well a space for subsidy in
order to facilitate the access
to shelter for the poorest and
to possibly allow the system
to be managed better. These
funds might grow without
great difficulties as they par—
tially rely on existing admin—
istrative rescurces, usually
under-used.

@ The second direction could
be the multiplication and the
increase of municipal funds,
possibly interlinked, but
clearly working at local dev-
elopment level. Again, as
they would partially or totally
rely on public resources they
might expand without much
difficulties in terms of the
volume of loans that they
manage. However they might
need thorough on-going training.
On the other hand, the relationships
between local authorities (when
they exist as such), NGOs and
CBOs might need to be clarified or
established. The Senegalese (En-
da) and Brazilian (Casa Melhor)
cases are Hllustrative of the possibil-
ities.

o The third possible direction could
be the development of the "Social
Economy Sector”, in close relation
with the cooperative and mutual
funds, either at national or interna-
tional levels. This might be one of
the main directions to be taken for a
real change of scale and for the
construction of an alternative ap-
proach vis-a vis the neo-liberal
(dis)order. In that sense, the creat-
jon? of an International Guarantee
Fund for Housing which could "lev-
erage" national resources from soc-
ial sectors are of crucial interest.
This tendency, despite its potential,
has been receiving a growing, but
still fimited attention from social
organizations and the civil society
so far. In this direction, possible
other ways might explored: the first
one relates to more independent,
self-managed solidarity systems, in
tune with the "Solidarity Economy"
approach. These initiatives are ex-
tremely sound locally but face a
problem of expansion, as Hlustrated
by the Chilean Building Banks or
the Mexican PAM. A second option
would be a better connection with
banks and financial institutions from
the cooperative and mutual sector,
hoping that they will maintain the
respect and the pricrities of their
members, as it should be.

In order t0 define which are the
most suitable directions to be taken
in a particular national and local
context, including possible ones not
included here, a permanent ex-
change of experience could be
useful, particularly among those
directly involved. At the end such
an initiative could contribute to the
setting up of a New Economic Ord-
er in which the right to housing and
a decent place to live in would have
its place.

Notes

1 Leverage = capacity to mobilize either
significant private or public resources
with fimited resources

2, See; Cabannes, Y., 1893. Inovaciones
para el finangiamento de la vivienda
social, Santiago de Chile: MINVA/GTZ.
And: Cabannes, Y., 1995, Synthése des
travaux du groupe de travail. Accés au
financement de I'habital. Rapport final.
Paris: PSH,
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People towards Habitat Il

Finance and Resource Mobilization

from a Postition Paper

by the Habitat International Coalition

The experience accumulated by
community based organisations,
housing ccooperatives and NGOs
over more than 30 years, is a valu-
able asset when it comes to formu-
late and manage finance policies for
housing provision. The very same
experience demonstrates, that 're-
sources' are more than financial
matters. The low-income groups
which are not yet deprived of their
own capacities through technocratic
policies and industrialized and trade
oriented modernisation trends, still
have abilities and multiple re-
sources which can be used. In fact,
they have been used in many and
very creative ways to improve the
peoples' living conditions. From the
social point of view, the foliowing
aspects and concepts should be
considered in any agreement con-
cerned with housing provision:

Resource Mobilization for
Housing is a Right and
the Responsibhility of everyone,

e Housing as massive problem and
as a basic right for everyone requi-
res the active participation of all

This text was taken from a position paper of
HIC {Habitat International Cealition) conceiv—
ed at the Habitat International Seminar held
in Havana, Feb/March 1935: Documento de
Posicién de las Organizaciones No Guber—
namentales y de Base. Segunda Version
para Discusion, Mayo 1985. Translation inte
English by Antie Wemhdner and others. The
full Spoanish version may be obtained from
the HIC Secretariat: Cordobanes 24, San
José insurgentes, 03900 Mexico, D.F., Mexi-
co. E-mail: HIC@laneta.apc.org. Tel. (525}
6516807, Fax: {525) 5935194,
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involved sectors of society in the
search of solutions. It is the re-
sponsibility of the government as
the mayor responsible body to pro-
vide the conditions that grant the
mentioned contribution to be effec-
tive.

e The government must not disre-

gard its responsibility as the organ-

izer and distributor of the national
income taking care of equality, That
means that the government has to
facilitate the democratic manage-
ment and control of the resources,

@ It is necessary to define the re-
sources in relation to the require-
ments of shelter and housing. Their
sources should be defined, as well
as priorities of investment and dis-
tribution and the administrative and
control mechanisms, considering
the negotiation between social org-
anisations, government and private
sector.

\i‘“ f .:.. _-._ ..'. ._' :'. ._'._

e Various interacting sectors of i
sociely are involved in the creation g‘%\_?
and recovery of resources for the T
housing construction: the govern— T
ment, social organisations and 1he
private sector. .
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eThe social actors represented in the social move-
ments — men as well as women - have to negotiate
for arrangements which allow them to participate in
management, administration, maintenance, control and
recovery of public resources to make that work effi-
cient and sustainable. This must be based on local
and regional participative diagnosis which enable them
to define priorities by investing and distributing
resources.

o It is necessary to recognize and to make visible the
role women play in the management of housing, in the
creation and mobilization of barrio-related resources
and in survival strategies.

Subsidies: the necessity to maintain them and to
strengthen their social impact

e Financial policies, loans and subsidies for housing
must be closely related to urban development policies,
to access to land, to the investrnent in urban infra—
structure and control of construction costs.

e The government must facilitate the access to shelter
for low-income groups by means of subsidies to be
generated from tax income.

e Subsidies can be direct or indirect. In supporting
low~-income groups, and especially when it comes to
social production of housing, housing subsidies must
be directly accessible and the procedures should be
transparent,

e The subsidy must be given as a supplement to
finance. Nevertheless it has to be sufficient to cover
the basic needs of those social groups which cannot
afford any indebtedness. Preference should be given
to female heads of households and single parents.

Funding the social production of housing, and the
importance to create specialized instruments and
tools for its development.

e The social production of housing is the production
carried out under the control of individual families and
organized groups, in contrast to the production of
social housing which is carried out by private promo-
ters and some governmental units. The social produc-
tion of housing requires access resources from public
and other resources, considering it's particular fogic of
production in setting the conditions. this way, housing
is understood as a social and family oriented process
with the final interest to live in it. This stands in con-
trast with private producers’ concept who see "hous-
ing" as a merchandise to be sold in the market.

e Financing the social production of housing requires
that the promoting social organisations - such as co-
operatives, housing associations, labour unions,
professicnal support groups and neighbourhood-com-
mitiees are officially recognised and can obtain a legal
status.
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o Mechanisms are also re—
quired that are rooted in
local social processes and
practices, respect the pop-
ulation's needs, character-
istics and possibilities in
respect to finance. Therefore
it is essential:

* {o create differential
credit lines according 10
the processes of housing
production: acquisition of
land, project design, pro-
vision of infrastructure,
building construction
{self-help or mixed sys--
tems)

*  to open a variely of pro-
gramme lines that corre-
spond with the real living
conditions of the low-in-
come groups. They should
include the following elements:
urbanized land, legalization of
tenure, progressive housing
units, complete houses, im-
provement and renovation of
housing and infrastructure, pro-
duction and distribution of build—
ing materials and components.

* {0 handle the system in a very
flexible and alfowing any con-
ceivable combination of ele-
ments, in order to respond to the
variety of different social initiat-
ives in which the population is
engaged. The people involved in
the social production of housing
must be allowed to participate in
the different project stages as
there are; programme formula-
tion, planning, design, execution,
monitoring, evaluation and con-
trol. Any finance made available
to the sector must acknowledge
all type of costs related to the
entire production process of
housing, infrastructure and social
services.
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e The strengthening of the social
production of housing requires ad-
ministrative instruments to:

* develop adequate mechanisms
to provide administrative support
and training to varicus public
entities, like for example sim-
plifying application and licensing
procedures, tax incentives, train-
ing programmes, technical con-
sultation and assistance,

*  recognize community—based
organizations as collective and
legitimate recipients of credits.
This implied the creation of
special proceedings for the acc-
eptance and management of the
funds, in the assessment of
guaranties, conditions of pay-
ment and recovery.

* establish clear rules and regula-
tions, which take into consider-
ation the characteristics of the
popular sector: gender, volume
and irregularity of income, the
realistic saving and paying cap-
acity, and living conditions of the
most vuinerable sectors.
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@ To improve efficiency of
social production of housing,
public financial resources
may be complemented by:

* resources the commun-
ities can mobilize them-
selves and which shall be
promoted, facilitated, and
quantified in determining
the final value of housing.

* resources provided in the
form of external cooper-
ation and finance, which
should be concentrated on
training for management,
administration and control
and directed to the par-
ticipating groups and fam-
ilies

Strengthening of the popular
economy in housing processes

Strengthening the popular economy
in relation to shelter production and
cperation processes is a fund-
amental element. It makes those
housing programmes viable and
secures safe management where
the initiatives comes from commun-
ity organizations. This requires that:

o the public institutions that provide
finance to shelter programmes con-
sider in their norms and regulations
the inclusion of space for economic
activities both within the houses and
the settlements. The construction of
premises for rent under the control
of the community itself should be
permitted.

e the public institutions accept that
a part of the finance may be used
for the production of building
materials and components on the

_ construction site by the participants

themseives.

e the public institutions accept and
promote mechanisms for cross—
subsidy in the assisted projects.
The principles should be controlled
by comrmunity crganizations.




Book Reviews

Neue Blcher

Kosta Mathéy (Ed.). Phenomenon
Cuba. Alternative Wege in Architek-
tur, Stadtentwickiung und Okologle.
Karlsruher stadtebauliche Schriften
Band 2. 300 S., DM 28.- ISBN 3-
930092~01-8. Lehrstuhi fir Stidtebau
und Entwerfen, Universitat Karisruhe,
Postfach 6580, D-76128 Karlsruhe.
1984,

e 'Das Bauen in Zeiten der Traume
und der Not

Ein Lese-, Studien- und Reisebuch will
das 300 Seiten starke Kompendium
Uber alternative Wege in Architektur,
Stadtentwickiung und Okologie sein. Es
geht um das "Phanomen Kuba", vom
Herausgeber Kosta Mathéy so tituliert,
wail dieser, wie er sagt, die Insel bei
saeinen rund 20 Aufenthalten stets aufs
neue verandert vorfand. Er mochte dies,
da er dem sozialen und politischen
Experiment aufgeschlossen gegeniiber-
steht, als Indiz fir die Flexibilitat des
kubanischen Gessllschaftssystems
geweartet wissen.

Da mag man thm folgen oder auch
der Meinung sain, das Hin und Her und
Vor und Zurlick sei weniger die Folge
kluger politischer Strategie als vielmehr
Ausdruck eines drei Jahrzehnt lang
wihranden Chaos in vielen Bereichen
des geselischaftiichen Lebens. Am
reichhaltigen Informationsgehalt des
Buches dndert das nichts. Vor allem
kann man der Zusammensteliung von
24 teilweise bereits frither verdffentlich-
ten und bisher nur schwer cder gar
nicht greifbaren Aufsétzen nicht den
Vorwurf machen, ein einseitig positives
Bild zu den angesprochsnen Themsn
zu malen.

Behandelt werden Architektur,
Stadterneusrung, Wohnungsversorgung
und Okologie und es kommen zu allen
Themenbereichen Kenner der Materie
zu Wort. Roberto Segre, Professor fiir
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Architekturgeschichte, und Sergio Bero-
ni zeichnen in kurzen, aber prazisen
Aufsétzan die Architekturgeschichte des
revolutiondren Kuba nach, die durch
weitere Beitrdge erganzt werden. (Lustig
ist es, im Glossar {iber Segre zu erfah~
ren, er gehe 1984 fir "voraussichtlich”
zwei Jahre nach Brasilien). Endlich
werden dis hoffnungsvollen Ansétze der
Aufbruchsjahre gewilrdigt, ohne sie zu
glorifiziaren, es wird gezelgt, wie die
Architektur und ihr schopferisches Milieu
dem Diktat der Technik geopfert wurde
und wir erfahren etwas Uber Keime
aines neuen kreativen Geistes in den
80ar Jahren. Vieles, was die junge ku-
banische Architektur seitdem zuwege~
bringt, bleibt allerdings aufgrund der
wirtschatftlichen Talfahrt Desiderat und
sogar ihre Selbstdarsteliung strahlt nicht
gerade Optimismus aus,

Die Beitrége zur Stadtentwicklung
Havannas lassen die vorfindlichen

1

o~

»

N
AR

F:

,.

R
2

A

Strukturen nachvollziehbar werden und
in diesem Zusammenhang ist es hilf-
reich, etwas {lber Planen und Bauen
auch im vorrevolutiondren Kuba zu
erfahren. Meist namlich klafft in &hn-
lichen Darstellungen ein Loch zwischen
dem Erbe aus der Kolonialzeit, das
schon in den 70er Jahre wiederantdeckt
worden war und zu dessen Schutz ge-
setzliche und spater auch praktische
MaBnahmen erfolgten und dem, was
nach dem Jahr 1859 geschehen ist. Der
beigefligte Stadtplan Havannas mit
giner Ubersicht Uber wichtige Baudenk-
méler enthalt denn auch viel Sehens-~
wertes aller relevanten internationalen
Stilrichtungen gerade aus der Zeit zwi-
schen 1900 und 1959. Nur lieB der
verengte Blick auf ihre Herrschaftsfunk-
tion die Diskussion ihrer Asthetischen
Qualitdten in Kuba verkimmem. Hier
besteht Nachholbedarf,
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Dies Defizit gleicht leider auch der
Aufsatz von Mario Coyula, dem stell-
verretenden Direktor der Gruppe fir die
integrierte Hauptstadtentwicklung, nicht
aus. Er wiederholt Altbekanntes, De-
zentralisiation, Basisnahe und Birger-
beteiligung werden werden wieder ein-
mal singsfordert, aber es fehit eine
kritische Waertung der Prozesse in der
Realitét. Das soli die Verdienste von
Coyula bei der Rettung vorhandener
Bausubstanz nicht schmélern. Aber der
kritische Blick auf die tatséchliche Fun-
ktionsweise der auch von ihm reprasen-
tlerten Einrichtungen wie den Werkstat-
ten auf Stadtteilebene von Irma Leinau-
ar u.a.in sinem weiteren Beitrag zeigt,
wie weit die Realitdt von den strapa-
Ziarten Formeln entfernt ist.

[eider ist die Analyse der Woh-
nungsversorgung auf Kuba noch immaer
von einer Aufdeckung der Funktions-
mechanismen und inneren Widersprii-
che der Praxis weit entfernt. Viellsicht
antziehen sich aber auch der Pla-
nungsdschungel, die undurchschauba~
ren Finanzierungsformen, abenteuerli—
che und halblegals Praktiken des priva-
ten Bauens, verwortens Kompetenzen
und Verantwortlichkeiten schon langst
dem Zugriff des Forschers. So ist es
schon ein Verdienst des Herausgebers,
die staatlich vermittelte Form der
Selbsthilfe, die Mikrohrigaden, siner
sehr genauen Analyse unterzogen zu
haben. Aber Baupolitik und Wohnungs-
versorgung vor allem unter einzel- und
gesamtwirtschatiichem Aspekt kritisch
zu reflektieren, ist noch nicht gelungen,
obwohl es dringend nétig ware.

DaB die furchtbare wirtschaftliche
Krise, die Kuba durchiebt, viele Dis-
kussicnen inzwischen akademisch er-

scheinen 12Bt, liegt auf der Hand. Doch
immerhin einen Bereich scheint sie zu
beférdern, naAmlich die starkere Beach-
tung Skologischer Prinzipien. Das gilt
vor allem fir Landwirtschaft und Ener-
giegewinnung, aber in Teilbersichen
auch fir den Bau. DaB es einfach das

Gabot ist, mit dem wenigen Verfligbaren
auszukommen und basser zu wirtschaf-
ten, erscheint nach Lektlre der zahirei-
chen Fallbeispiele allerdings ein ein-
lsuchtenderes Motiv dafir als Levins
Postulat einer generellen Beglnstigung
ékologischer Ansétze durch die
Linkswendung marxistischer Politik, wia
sie 1986 erfolgt sei. Eine solche Sicht-
waise verkennt zudem das Problem,
daf eine Okologie der Armut stets ge—
fahrlduft, in besseren Zeiten wieder
verdréingt zu warden.

Betrachtungen éber Kuba neigan
allzuoft dazu, Traum und Wirklichkeit zu
vermengen. Viele Forscher sehen, was
sis sehen wollen und glauben, was sie
glauben sollen. DaB dies im Fall des
vorgestsliten materialreichen Buches
groBenteils nicht der Fall ist, macht es
aufschluBreich, lesbar und lesenswert.
Bleibt zu hoffen, daB Kuba noch ldngere
Zeft phanomenal bleibt und ihm qualifi-
zierte Unterstitzung 2uteil wird.

Reinhard Aehnelt

Juan Rodriguez-Lores: Sozialer
Wohnungsbau in Europa. Die Ur-
springe bis 1918: Ideen, Programme,
Gesetze, 1994, Basel: Birkh3user
Verlag (Bd.16 der Reihe Stadt Pla-
nung Geschichte), ISBN 3-7643-
2897-5, 224 S., DM 58,-.

Vaon den 220 Seiten Umfang dieser
Veréftentlichung sind die arsten 60 Sei-
ten ein Text des Autors zum System der
staatlichen Wohnungsforderung und
dem Kontext ihrer Entstehungsge-
schichte in der Zeit zwischen den Griin-
derjahren und dem Ersten Weiltkrieg.
Auf den (Obrigen 160 Seiten werden dia
wesentlichen Gasetzestexte und Woh-
nungspregramme aus unterschiedlichen
aurcpd@ischen Lé&ndern wisdergageben,
z.T. erstmalig in deutscher Ubersetzung.
Die Dokumente sind in drel Kategorien
gagliedert: erste nationale suropéische
Wohnungsgesetze (1889-1911), deut-
sche Landergesetze und Verordnungen
bis zum 'Reichswohnungsgesetz’
{1873-1911); ausgewahlte Wohnbau-
programme von Wohnungsbauvereinen,

Vearbénden ud.. In einem abschlieBen-
den Glossar werden die wichtigsten
Begriffe und Institutionen aus den vor-
ausgegangsnen Dokumenten jeweils
kurz erlautert. Diese Verdffentlichung ist
vor allem ein Quellenband fir den sin-
schlagig interessierten Spezialisten. Flr
diejenigen, die an der Lektire von ab-
strakten Gesetzestexten weniger Spaf
habsn, ist sie eine eher schwer vardau-
liche Kost. Hier hdtte ein Mehr an Kom-
mentaren und Erlauterungen der Doku-
mente, an vergleichender Zusammen-
fassung, ggfis. auch ergénzt durch Ab-
bildungsmaterial, gut getan, um das
sicherliche wichtige Phanomen der Ent-
stehungsgeschichte des sozialen Woh-
nungsbaus einer breiteran Leserschait
néher zu bringen.

Michael Psterek

Ateller 5. Sledtungen und stadtebau-
liche Projekte. 1994, Braunschweig/-
Wiesbaden: Vieweg, ISBN 3-528-
08103-1, 250 S., DM 128,-.

Die Siedlung Halen bei Bern, ab
1955 von der jungen Blrogemeinschaft
des Atelier 5 geplant, von 1959 bis 1961
gebaut, stellt eine weltberlhmte Inkuna-
bel des modernen Siediungsbaus dar.
Wie ging es weiter nach Halen? Man-
ches davon ist bekannt, vieles auch
nicht. Die vorliegende Verdffentlichung
gibt Aufschiu Gber das nachfolgende
(wohnbau-bezogena) Werk des Ate-
lier 5

Der Band ist zunachst ein detaillier—
ter Werkbericht: 22 Siedlungen und
stédtebauliche Projekte seit 1955 wer-
den, in chronologischer Reihenfolge,

dokumentiefsnRas %@QEM&?&@W@&BH:

hen Siedlungen in der direkten Nach~
folge Halens, Gber die groBen interna-
tionalen Projekte Ende der 60er Jahre
(1966 Park Hill Village n London; 1869
der PREVI-Wettbewerb in Lima), weite-
re Siedlungen, zum Teil nun im dichten,
stédtischen Kontext, bis hin zu aktuellen
stédtebaulichen Planungen und Wett—
bewerbsbeitragen (u.a. fir Pforzheim,
Heilbronn, Berlin, Hamburg, Hannover).
Alle Begleittexte wurden eigens fir die—
se Verdffentlichung neu verfaBt und
varsuchen, neben der Beschreibung, die
jeweilige Erfahrung auch ritckblickend
zu bewerten. Hervorragend ist die gra-
phische Aufarheitung und die Bebilde-
rung durch Plane und Photos: sehr gut
lgsbare Lagepléne, verglaichbare
Grundrisse und Schnitts in einem
durchgehend einheitlichen MaBstab von
1:250 sowie eindrucksvolle Photos, de-
nen es gelingt, dem Betrachter nicht nur
die Architekturésthetik, sondern auch
die '‘Gebrauchsweise' und die 'Stim-
mung' der jeweiligen Projekte zu var-
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turasthetik, sondern auch die 'Ge-
brauchsweise’ und die 'Stimmung’ der
jeweiligen Projekte zu vermitteln. Ein
ausfithrlicher Anhang enthalt sin voll-
stédndiges Werkverzeichnis des Atelier
5, biographische Hinwelse zu den Mit-
gliedern des Biros sowie eine Biblio-
graphie sowohl zu den hier veréffent—
lichten Projekten als auch zum Ge-
samtwerk.

Das Buch bistet aber noch mehr -
und wird damit, {iber die spezifischen
Einzelprojekte hinaus, zu einem wichti-
gen Grundlagenwerk zur verdichteten -
Wohnbau- und Siediungsplanung. Zum
einen Ist dies die Einflhrung von Ken-
neth Frampton, die einen umfassenden
und gleichfalls gut babilderten Uberhlick
Uber die Geschichte des Siediungsbaus
ab 1895 liefert. Zum anderen sind es
die Ober das Buch verteilten theoreti-
schen Text-Einschilbe (Zettelkasten'
genannif), welche die konzeptionellen
Leitlinien verdeutiichen, nach denen die
Projekte geplant und gebaut wurden.
Dabsi handelt es sich um Uberlegun-
gen zum Wohnungsbau, die durchweg,
{iber die spezifischen Projekte hinaus,
eine generelle Gliltigkeit besitzen: zur
Wohnung als Haus, zu Loggien, Gér-
ten, Terrassen, zum Offentiichen Au-
Benraum, zum Umgang mit dem Auto,
z2u Siedlungsmustern u.a.m.

Besindruckend ist die 'Prinzipien-
treue' und die konstante Qualitat der
Arbeiten (ber vier Jahrzehnte hinweg:
Die Siedlungen sind stets mshr als nur
eine einfache Aneinanderreihung von
Hausern; immar wieder gibt es sinen
qualtativen Sprung, der einen Ort des
Zusammenlebens schafft, eine neue
Ganzheit mit siner sigenen Pragnanz
und Identitét. Vieles ist prototypischen
Charakters und durchaus (bertragbar:
Flexibilitét, Flachbau, Eigen{aus)bau,
Introvertiertheit und, damit 2usammen-
héngend, auch Dichte und {wie jlingst
in Solothurn) mégliche Nutzungsver-
flechtung. Spannend - und durchaus
erfolysversprechend - ware sicherlich
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dis Erprobung in einem crientalisch-
islamischen Kontext; bedauerlich ist,
daB die mit einem 1. Preis beim PRE-
VI-Wettbewerb in Lima bedachta Kon-
zaption nicht zur Ausfiihrung kam.

Das Buch wurde von den Mitglie-
darn des Atelier 5 salber verfalt und -
wie alle bisherigen Projekte — ge-
meinsam firmiert: auch das wohl eher
elne Ausnahms im hsutigen System
der auf individuelle Selbstdarstellung
bedachten Star-Architekten. Der Preis
ist zwar hoch, doch dig Investition auf
jeden Fall lchnanswert und zu empfeh-
len. Es z&hit zweifsllos zu dem Besten,
was In den letzten Jahren zum Thema
Wohnungs- und Siedlungsbau verdf-
fentlicht wurde.

Michael Pelerek

8. Thorbek. Gender and Slum Culture
in Urban Asia. 233 S. £ 22.-. London:
Zed Books.

Dieses Buch (wie auch das frlihere
Buch 'Voices from the City der selben
Autorin) beschreibt die Beziehung zwi-
schen Urbanisierung, Wachstum von
Slums und der Profilierung von Frauen
in Threr speziellen Rolle innerhalb des
Wohn- und Lebansumfeldes der stadti-
schen Slums, Der Titel des Buches ist
etwas irreflihrend, de es sich allein um
zwei Fallstudien handelt: Ratmalana in
Colombo, Sri Lanka und Khlong Tosy
in Bangkok, Thailand. Die Autorin zeigt
auf, daB trotz der gleichen Raligion
(Therevada Bhuddismus} aufgrund er—
heblicher Unterschiede im Urbanisie-
rungsprozeB, in der wirtschaftlichen
Entwickiung der zwej stadte und der
jeweiligen nationalen Politiken auch
sehr gravierende Reollenunterschiede im
Leben der Slum-Frauen zum Ausdruck
kommen, Zum Beispiel in Bangkok ist
der Grad der Berufstatigkeit und politi-
schen Aktivitdten der Frauen groBer als
in Colombo, wo Frauen mehr der
Hausarbeit zugetan sind, und weniger
Beschaftigungsmaglichkeiten bestehen.
Obwoh! In Sri Lanka ein Art proletari-

sche Kultur existierte, ist diese im Auf- |

bruch begriffen mit dem Eindringen
einer konsumorientierten Kulitur, In
Bangkok fiihlen sich die Frauen mehr
emanzipiert im Hinblick auf ihre sexual-
len Rechtem und behaupten sich
saelbstbewuBter. Dies zeigt auch, daB
Patriarchismus und Puranismus in Sri
Lanka noch viel fester verankert ist als
in Thailand, obwoht westlicher Einfluf}
in Sri Lanka viel akter ist als in Thai-
land. Das Buch ist eine detaillierte und
durchaus wichtige ethnologische Stu-
die, und Planer kénnen indirekt daraus
lernen, daf gender- Aspekte bei allen

Siedlungsplanungen eine wichtige Rolle
spielen. Florian Steinberg

OECD (Hg.). Cities and New Techno-
logie. Paris 1992. 289 S. Bezug:
OECD, 2, rue André Pascal, 75775
Paris Cedex 16.

Die OECD hat 1992 ein grofies
Seminar zum Thema des stadtischen
Wandels als Folge der Modernisierung
der Informationstechnologien durchge-
flhrt. Spezielles Interesse der OECD ist
dia Artikulation deiner 'Information So-
ciely', welche traditionslie Konzepte von
Form und Funktion der Stadt aufneben
{erden). Das Buch versammelt die auf
dem Seminar vorgesteliten Beitrdge,
und behandsit vor allem die Auswir-
kungen dar informationstechnologien
auf Stadtentwicklungspolitik, Infrastruk-
tur, Wohnungsversorgung, soziale
Dienste, Transport, Ausbildung, Um-
weltschutz, und Art und Verteilung der
Bodennutzung. in den Empfehlungen
des Buches wird hervorgehoben, daB
diese nauen Informationstechnologien
sehr dienlich sind fir die gemeindliche
Dezentralisierung und dies unterstreicht
die 'laissez-faire' Politik beziiglich
stadtischer Entwicklung in den meisten
OECD 1&ndern, in denen Eingriffe des
Staates immer geringer werdend. Es
wird ampfohlen, daB noch mehr an-
wandungsorientierte Forschung betrie-
ben wird in Hinblick auf die Anwen-
dungmbglichkeiten der neuen Tachno-
logien fir den Dienstleistungs- und
Verwaltungssektor. Sowohl Verbraucher
wie auch stidtische Manager missen
sich mit dem vollem Ausmal der Nut-
zungs— und Anwendungmoglichkeiten
vertraut machen. Dies hat auch inter—
essante Auswirkungen auf die Verhal-
tensweisen von Individuen und institu-
tionen: die Frage ist aufgetaucht, ob die
neuen Informationstechologien mehr
Selbststandigkeit oder mehr externs
Kentrolle férdern werden. Es besteht
durchaus die Gefahr einer erhohten
Konzentration von Information, was
negative Folgen flr die individuellen
Freiheiten haben kann. Ein fortgesetzte
Austausch unter den Stadten der
OECD Region - wie auch mit den
Stédten in den Entwicklungslandern
(wo genau die gleichen Ent-
wickiungstrends einer rapiden Bedeu-
tungszunahme der Informationstechno-
logien anzutreffen sind) - ist wichtig.
Stédte werden nicht nur regionale son-
dern auch internationale Informations-
system aufhauen missen, um sich den
ihnen stellenden Entwicklungs- und
Managementaufgaben gerecht zu wer-
den.

Florian Steinberg
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Countdown to Istanbul

NGOs/CBOs
agree upon an
organizational
structure

Over 75 NGOs were represented by
approximately 150 participants at the
second session of the Preparatory
Committee for Habitat |l Their
participation included sitting on Informal
Drafting Groups and Committees,
participating in Government delegations,

drafting resolutions and statements, and -

lobbying Government delegations to
sponsor these inputs.

NGOs at PrepCom Il agreed upon a
organizational structure for themselves
and their work in the Habitat II process.
This includes an NGO International
Facilitating Group (IFG), with facilitators
drawn from regional and issue-based
caucuses, and four co-chairs (with North-
"South and gender balance). Currently,
regions represented include the following:
Francophone Africa, Anglophone Africa,
Latin America, North America, Australia/
‘New Zealand/Pacific, Asia, South Asia, and
West Europe. Issue caucuses include:
Waomen, Youth, Children, Values, and
Urban Research and Training.

The overall structure of the IFG has
been designed in a fiuid open-ended
manner. As new NGOs and other major
groups join this broad-based effort, new
caucuses will be added, and new
facilitators will be elected to join the [FG.
The IFG is expected to grow to include a
stronger and more complete base of
regional caucuses, and the addition of
caucuses around environment, health, and
other majorissues,

For more informaltion, cantact:

Barry Pinsky

IFG Secretariat ¢/o Rooftops Canada
2 Berkeley Streel, Sulte 207
Toronto, Ontario M5A 2W3

Tel: 1-416-366-1445

Fax: 1-416-366-3876 Email:
rocftops@iweb.apc.org

MGO Accreditation:

During PrepCom i, 92 NGQOs were
granted accreditation to Habitat Il. This
brings the number of NGOs accredited to
Habitat il to a total of 128. In addition,
approximately 235 additional NGOs are in
the process of being recommended for
accreditation.  Interested NGOs are
encouraged to complete the accreditation
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application as soon as possible.
Accreditation ensures receipt of all
relevant information and documents from
now until Istanbul, and is required for
attendance at the third session of the
Preparatory Committee in New York
(February 1996) and the Conference in
Istanbul (June 1996).

For more information, contact:

Fartners Lialson Team, Habltat Il Secretariat
P.O. Box 30030, Nalrobl, Kenya

Tel: 254-2-623-137

Fax: 254-2-623-080 Email:
habltalZ@unep.no

NGOQs, Local Authorities and the
Global Plan of Action:

The Informal Drafting Group for the
Global Plan of Action (GPA), constituted by
PrepCom I, includes representatives of
NGOs and Local Authorities. The NGO
representatives, designated by the NGOs
present at PrepCom II, are Cecilia
Kinuthia-Njenga of Environment Liaison
Centre International and Han van Putten of
Habitat International Coalition. Their
work on this drafting group will be
supported by the I[FG. Local Authorities,
through the Group 44, are represented
by Christine Brookfield of the Local
Geovernment International Bureau. These
representatives are playing key roles in the
development of the new text for the
Global Plan of Action. During the Informal
Drafting Group meeting in Nairobi this July,
youth representatives Juliet Muhoro and
Prosper Ogonga, of AIESEC-Kenya, also
joined the Group.

The latest draft from the Informal
Drafting Group of the GPA is available on
line, through web and gopher sites. For
more information on how to access these
sites, refer to box on p. 7. Any NGOs or
CBOs whe would like to provide inputs to
this draft may contact the NGO
representatives fisted below. The Mabitat
Il Secretariat requests that all comments
be received by |5 September [995.

Cecilia Kinuthia-Nfenga
Environment Lialson

Centre Intemational

P.O. Box 72461, Nairobl, Kenya
Tel: 254 256 2015

Fax: 254 251 2175

Email: elci@elclgn.apc.org

Han van Pulten

Habilat Intermational Coalltion
Frankenslag 313

2582 HM The Hague, Netherlands
Tel: 31-70-355.7361

Fax: 31-70-324-6916

Email: hvpulten@antenna.n!

Fora at Istanbul, 1996:

A Secretariat has been established in
Turkey to coordinate the NGO Forum.
Turkish NGOs and the IFG plan to work
closely with the new Turkish secretariat to
design this event. Look for details in the
next issue of the Countown to Istanbul,

For more [nformation, contact:

Gurel Tuzun

Heac! of the Habitat I Coordination Unit
Housing Development Administration

7-8 Kisim 17-8, Blok D-12

Alakoy, Istanbul, Turkey

Tel: $0-212-559-3508

Fax: 90-212-559-0509

Email: habit-kd@yunus.mam.tubltak.gov.tr

Local Authorities and Mayors

A Citles Assembly is being coor-
dinated for local authorities and mayors by
the Group 44, z coalition of local
authorities associations.

For more Information, contact:
ULA, Wassenaarweg 39/2596 CB
The Hague, Netherfands

Tel: 31-70-324-4032

Fax: 31-70-324-6916

Private éector

Private sector initiatives for Habitat i
Fora are being coordinated by the
following organisation:

Habitat Il Private Sector Forum Foundation
cfo Progressio Foundation

Parklaan 51

3041 RD Doorm, Netherfands

Telr 31-65-313-2441

Fax: 31-34-302-0030

Academics

Initiatives of academic institutions
and associations for Habitat Il Fora are
being coordinated by the following
organisation:

National Academy of Sciences
Foundry Buflding (2nd floor}
Washington OC, USA

Fax: 1-202-334.3094

Newsletter

The newsletter “People Towards
Habitat II" is posted on the apc
conference: <un.habitat.gen>. If you do
not have access to this conference, you
can obtain this free newletter, in either
electronic or hard copy by contacting
Rooftops Canada (see address above).
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Countdown to istanbul

4-15 September 1995

Fourth World Conference on
Women, Beijing, China

10-13 September 1895

Habitat Urban Finance Conference,
Washington D.C., USA

11-15 September 1995

International Seminar on
"Challenges of the Informal Town®,
Belo Horizonte, Brazil

18-20 September 1995

DPI-NGO Conference On UN at
the Turn of the Century: Global
Issues, Global Actors and Global
Responsibilities, UN Headquarters,
New York, USA

25-28 September 1995

XX IAHS World Congress,
Singapore

27-30 September 1995

Third Arab Preparatory
Conference for Habitat |, Rabat,
Morocco

27-30 September 1995

Global Workshop on “A Place to
Live: Homes and Streets”, Curitiba,
Brazil

2 October 1995

World Habitat Day, Global
Cbservance, Curitiba, Brazil

9-13 October 1985

Second Intersessional Meeting of
the Open-ended Informal Drafting
Group for the Global Plan of
Action, Paris, France

16-18 October 1995

Regional Meeting of African
Ministers, Johannesburg, South
Africa

24-27 October 1995

Global Workshop on Urban
Governance, Berlin, Germany

Habitat

%6-27 October 1995
Colloguium on “Sustaining Cities:
Urban Sclutions to Global
Problems” Vancouver, Canada

13-18 November 1895

"Towards a City for Life"
Conference for the Latin American
and Caribbean region, Quito,
Ecuador

19-22 November 1895

Dubai International Cenference for
Habitat Il on Best Practices in
Improving Living Environments,
Dubai, United Arab Emirates

December 1995
Final National Reports due

February 1996

Third meeting of the Preparatory
Committee for Habitat ll, New
York, USA

3-14 June 1996
Second United Nations Conference

* on Human Settlements (Habitat i),

Istanbul, Turkey

Countdown to Istanbul is a bi-monthly publication and is available free of charge. If you would like to receive a
copy, please fili out the information below and return to: The Editor, Counteown to Istanbul, Habitat If secretariat,
UNCHS, PO. Box 30030, Nairobi, Kenya; Fax: 254-2-623080.
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Veranstaltungen
Forthcoming Events

January 1996 in Cairo, Egypt

International Conference: *Improving the Living En-
vironment for the Urban Peor towards Sustainable
Development”, Topics: sustainable development
policy, role of key actors, involvement of women
in urban management, implementation tools and
management. Contact: Society for Upgrading the
Built Environment (SUBE}, Prof, Magda Metwally,
56 El-Tahir Street, Dokki, P.C.Box 41, El-Agouza,
Egypt. = {202} 716 722 / 716 853 / 202 3249,
fax: {202) 360 2800.

12 -16 February, 1996 in New Delhi, India
7% Conference on Urban Transport in Developing
Countries, Abstracts and requests for information
{in French or English): Association CODATU, ¢/o
Cités Unies, 22 rue d'Alsace, 82300 Levallois-
Perret, France, e-mail: codatu @univ-paris.fr

February 1996 in New York, USA
Third meeting of the Preparatory Committee for
Habitat 1. NGO accreditation: Pariners Liaison
Team, The Habitat Il Secretariat, P.0.Box 300 30
Nairobi, Kenya. = {254-2) 623 137, fax; (254-2}
623 080, e-mail: habitat2 @unep.no

Aprit 14, 1996, University of Exeter, UK

"A changing Europe in a Changing World: Urban
and Regional Issues”, organized by the Journal
for European Urban and Regional Studies. Fur-
ther information: Kathy Wood, EURS, Depart-
ment of Geography, University of Durham, South
Road, Durham DHT 3LE, UK

May 1996 in Ballerup, Denmark

Danish International Housing Exhibition "Live in
Town". Organized by: Municipality of Ballerup,
Ministry of Housing, Danish Building Resaarch In-
stitute (SBI) et al. Contact: Erik B. Jantzen, SBj,
P. C. Boks 118, DK - 2870 Hérsholm, Denmark.

May 27 -June 1, 1996 in Ankara, Turkey

KXV IAHS World Housing Congress: “How 1o
House a Naticn: the Challenge for the XX/ Cen-
tury". Organized by: Middle East Technical Uni-
versity (METU), Ankara, International Association
For Housing Science (IAHS) and other institu-
tions, in cooperation with World Bank and UN,
Habital. Conference fanguage is english. Call for
Papers, deadline for abstracts December 31,
1995. Contact: XXIV 1AHS World Housing Con-
gress, Dr. Talat Birgondl, Congress Secretary,
Civil Engeneering Depariment. Middle East Tech-
nical University, 06531 Ankara, Turkey. = (90-
312) 210 1000 Ext. 2427, fax: (90-312) 210 1262,
e-mail: birgorul@rorqual.ce.metu.edu.tr

03 -14 June, 1996 in Istanbul, Turkey

Habitat 11, UNCHS World Coenference, Second
United Nations Conference on Human Seitie-
ments, "Managing Urbanization and Improving
Our Living Environment', *The City Summit*, - a
conference on the future of cities - an expo of
good ideas for better cities, Available: Habitat ||
newsletter, report of the First and Second Prep-
com, guide to the City Summit, guide for Local
Govemment ffor NGOs /CBOs, guide for prepes-
ing National Plans of Action, informafion on hous-
ing and urban indicators. Contact: The Habitat 1
Secretariat, UNCHS (Habitat), P.O.Box 300 30
Nairobi, Kenya. = (254-2) 623 033, fax: (254-2)
623 080 / 624 266, e-mail; habiat2 @unep.no

08 -14 June, 1396 in Luton, UK

INURA 1996 Conference: "Direct Regeneration -
Sorling the Wastelands", Contact; Michael Ed-
wards, Bartlett School, UCL, 22 Gorden Street,
London WC tH 0QB, Great Brifain. = {44-71)
387 7050 #4874, fax: (44-71) 380 7453,

26 -29 June, 1996 in Salamanca, Spain

| Congreso Europec de lLatinoamericanistas:
"América Lafina: Realidades y Perspectivas”.
Conference fanguages: Spanish and Portuguese.
Organized by Censejo Europeo de Investiga-
ciones Sociales sobre América Latina {CEISAL)
and Consejo Esparol de Estudios Iberoamerica-
nos (CEEIB). Contact: Manue! Alcantara Sdez,
Sara Martin o Maria Pia Escario, Instituto de Es-
tudios de Iberoamérica y Portugal, Cf San Pablo,
26 - Palacio de Abrantes, E-37001 Satamanca,
Espafia. = (3423) 29 46 36, fax (3423) 29 46 37,
e-mail: ibercame @gugu.usal.es

July 29 - August 2, 1996 in Vancouver, Canada
Pan Pacific Hazards '36 Conference: Earthquakes,
Volcanoes and Tsunamis in the Pacific “Ring of
Fire" countries. Call for papers, deadiine Nov. 1%,
1995. Contact; Program Committee, Pan Pacific
Hazards '96 Conference, The University of Brifish
Columbia, Disaster Preparedness Resource Cenire,
2206 East Mall, 4 Floor, Vancouver, BC V6T 173,
e-mail: dpre@ unixg.ubc.ca

26 -31 August, 1996, Denmark

ENHR / SBI Housing .Research Conference -
Housing and European Integration. Organized by
the Danish Buiiding Research Institute (SBI) and
ENHR. Contact: Hans Kristensen, Deputy Direc-
tor, Head of Housing and Urban Planning Divi-
sion, or Hedvig Vestergaard, Senior Researcher,
or Eva Hultman, Secretary, Danish Building Re-
search Institute (SBI, P.O.Boks 119, DK-2970,
Hérsheolm, Denmark.

July 29 -August 3, 1998 in Montreal, Canada
XIVih Word Congress of Sociology. Contact: Mr.
Gilles Pronovost, Université de Québec & Trois-
Rivieres, P. Q. Box 500, Trois-Riviéres, Quebec,
Canada GOA 5H7. = (819) 376-5133, fax: {819)
373-1988.



