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Preface

This paper was the outcome of an internal background study at NEPRU and presented at the
International Seminar on Gender, Urbanisation and Environment convened in Nairobi by the
Mazingira Institute between 13-16 June 1994. It has been further revised in the light of
comments received at the Conference and from colleagues in Windhoek.

The author wish to thank the following people for their co-operation during the duration of this
study: Sam Hengari and other officials of Saamstaan for facilitating the interviews and their
co-operation in general, the Saamstaan members who were prepared to set aside time for
me to interview them; Ms. A Muller of NHAG, Mr. W Schulte of NHE, Mr. A van der Merwe,
Mr. Diener, and Mr. Kruger of the Windhoek Municipality, and also all others not mentioned
here but who nevertheless provided valuable information. Without their assistance this paper
would not have been possible. A special note of thanks also to Richard Moorsom, Jochbeth
Andima, James Hokans and Christof Brock for their comments. However, the opinions
expressed implicate none of the above and are attributable to the author alone.

Abstract

This paper deals with low income urban women and their attempts to secure housing in a
rapidly growing urban environment. Self-help building programmes are often presented as a
more affordable option to members of low-income groups. The paper assesses the successes
of the Saamstaan Housing Co-operative in facilitating affordable housing to urban women. It
identifies the policy issues that shape self-help housing and concludes that organisations like
Saamstaan, although quite successful in securing cheap land for members, have very little
chance of influencing policy that would lead to more affordable housing.
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1. Introduction

Housing was identified as one of four national development priorities by the Namibian
government shortly after independence in 1990. Restrictive colonial legislation based on the
ideology of racial separation and apartheid shaped the social fabric of the Namibian urban
and rural communities to reflect the extreme inequalities that characterise this nation four years
after independence. Although attempts have been made to rectify the injustices of the past,
low-income groups and especially women still find themselves in the clutches of urban and
rural poverty.

As the rate of urbanisation in Namibia increases and the demand for urban housing rises,
women are moving to the centre of a number of development initiatives aimed at reducing
absolute urban poverty. They form the core of many recently started co-operatives, credit
unions and, in the case of Saamstaan, self-help housing initiatives in the urban areas. This
paper investigates the role of Saamstaan Housing Co-operative in facilitating affordable
housing for its members. It looks at three cost related variables: the purchase price of land,
building cost and municipal services charges, that shape affordability.

2. Post-independence Namibia: Some Trends regarding Urbanisation
21 Introduction

Amongst other basic freedoms, the Namibian Constitution guarantees all citizens, the right
to move freely throughout the territory and to reside and settle in any part of the country. Prior
to 1978, the movement of black Namibians to and from "white" urban areas was controlled
by the Windhoek Municipal Police and the South African Police. Blacks arriving in Windhoek
had to be in possession of special work permits, residence permits and travel passes.

Throughout most of the colonial occupation, the colonial administration treated black
Namibians as temporary visitors to the "white" towns and villages. They established
segregated residential townships for white and black Namibians. By 1981, however, almost
all apartheid legislation'" had been abolished and black Namibians could both own property
and homes in Windhoek and Katutura and were also no longer required to live in ethnic
sections in Katutura.

2.2 Urban Population Growth

Migration to urban areas has accelerated over the last decade primarily due to the liberation
war that was waged in northern Namibia and a general deterioration of living conditions in the
rural areas. The total urban population of Namibia has increased from 170 500 in 1970 to 455
800 in 1991, representing an increase of 67% over the past twenty years. In contrast, the
rural population increased by only 40.6% over the same two decades. Statistics on internal
migration patterns show that 65 740 people (50.1%) out of a total population in 1991 of 131
130 enumerated in the Windhoek district originated from elsewhere in the country. Oshakati
and Ondangwa, in Northern Namibia are the main areas from which people migrate to
Windhoek.

1. The abolished legislation covered "mixed marriages", interracial sex, separate amenities for "racial" groups,
travel passes, night passes and the urban permit system (Pendleton 1994:35).
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Table 1: Growth in Urban Population in Namibia 1970 - 1991

1970 1981 1991 Total Increase Population Growth

11971-1981 | 1981-1991 | 1971-1981 | 1981-1991

170 500 258 600 455 800 88 100 197 200 34% 43.3%

Source: CSO Statistical Abstract

Table 2 indicates that the larger urban areas such as Windhoek, Tsumeb, Swakopmund and
Luderitz are net population recipients, whilst rural and peri-urban districts, especially in the
heavily populated far north (such as Oshakati, Ondangwa and Kavango) are net population
suppliers.

The urban centres are targeted by both migrant labourers and more permanent migrants
seeking better employment opportunities. Swakopmund and Tsumeb are targeted due to their
location close to large scale mining activities; Swakopmund and Luderitz for their fishing
industries. Windhoek is perceived as the industrial capital with the best opportunities for
employment. Table 2 also indicates that the brunt of the population growth has indeed been
absorbed by the urban areas.

Table 2: Primary Suppliers and Recipients of Internal Migration in Namibia 1991

Districts: Net Recipients | Net Gains (%)
Windhoek 354
Tsumeb 271
Swakopmund 95.7
Luderitz 65.6
Grootfontein 45.4

, Distriéts:':Net‘vsupplier’s"’ | Net losses (%)
Oshakati 6.2
Kavango 6.4
Ondangwa 14

Source: Population Planning Unit - NPC

Windhoek’s population has increased by 51 400 people over the past decade from 1981 to
1991. This represents an annual growth rate of 3.7% for the period 1981-1991 (NPC 1993).
(See Tables 3 and 4).
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Table 3: Enumerated Urban Population - Windhoek 1970, 1981 and 1991
Year  Male Female Total
1970 34 100 27 600 61 700
1981 49 000 47 100 96 100
1991 76 200 70 900 147 100

Source: CSO Statistical Abstract

Table 4: Urban Population Growth - Windhoek 1970 - 1991

Period Male Population Female. Population Total Poputation
1970-1981 30.4% 41.4% 35.8%
1981-1991 35.7% 33.5% 34.7%

Source: CSO Statistical Abstract

Tables 3 and 4 indicate that for the period 1970 to 1981 the female population in Windhoek
grew at a higher rate than the male population. During the next ten years the growth rate for
women slowed down to a level almost equal to that of men. Since Table 2 identified Windhoek
as a net population recipient and the urban areas have a Total Fertility Rate (TFR) much lower
than that of the rural areas, 3.9 vs 6.3, one can safely assume that an increased migration
rate of women account for a substantial part of the female population increase in Windhoek.

Table 5: Population Growth for Windhoek®, Katutura and Khomasdal 1970 -1991

Total Windhoek Katutura Khomasdal
May 1970 61 260 27 420 25 464 8 376
May 1985 92 048 34 845 43 288 13 915
November 1991 147 059 41 521 86 639 18 899

Source: Municipality of Windhoek

Table 5 indicates the growth rates of the three largely racially defined neighbourhoods in
greater Windhoek. !t is clear that the predominantly African neighbourhood of Katutura has

2. In this case Windhoek refers to the former white neighbourhoodsin the greater Windhoek urban area.
Katutura refers to the neighbourhoodformerly reserved for Blacks; and Khomasdal to the neighbourhood
formerly reserved for so-called "Coloureds".
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been growing the fastest. Its population expanded by 70.6% between 1970 and 1991
compared to 55.7% in Khomasdal and 34% in Windhoek over the same period.

2.3 Migration to Urban Areas

Although numerous reasons for migrating to urban areas have been proposed, a few seem
to be predominant. Firstly, a prolonged drought during the early 1980's and again in 1992-1993
caused severe food shortages in most of the communal crop growing regions, forcing many
families to move to urban areas in search of employment to secure additional sources of
income in either the formal or informal sector. Once there many settled in and did not return.

Secondly, access to land remains a problem for the majority of Namibians living in the rural
areas. Currently, no legal framework exists that would provide rural households with freehold
over their worked land which they hold under customary tenure as lifetime use-rights granted
by local traditional leaders. In particular, discriminatory marriage laws under the customary
system often make it impossible for women to continue living on the land after the death of
their husbands and/or fathers. Widows in many rural areas run the risk of losing their land and
assets, such as livestock, to the families of their deceased husbands.

The problem of access to agricultural land is aggravated by the illegal fencing-in of communal
range land by richer black farmers, and the fact that well connected citizens have bought or
rented the few commercial farms that have become available. These individuals are powerful
enough to secure informal freehold over large areas of communal land and are well connected
and protected by both the modern and traditional power networks. These power networks are
often based on patrilineal descent and therefore almost inaccessible to women.

Thirdly, in northern Namibia, the liberation war forced many families to opt for the seemingly
safer environment of the urban and peri-urban areas. Furthermore, the presence of large
numbers of soldiers provided entrepreneurs with a large market that supplied them with a
cash-income. This led to a process of de-agrarianisation® for some members of the rural
economy. The end to the war brought an end to the "war economy" that was based on the
presence of thousands of soldiers, and which disappeared after the demobilisation of the South
African and South West African armed forces. The military occupation of northern Namibia
shaped the structure of the peri-urban economies there, both in type and quantity of the
economic ventures (Pendleton et al1993:6). Most ventures prioritised service provision and
catered for the needs of soldiers and their families “. The market for these ventures has
collapsed and the peri-urban areas in northern Namibia might in future become less attractive
as a settlement for potential small scale entrepreneurs and workers. This group might be
attracted to larger urban settlements such as Windhoek. A study of on the "Informal Sector
Within Greater Windhoek" (Norval and Namoya 1992:32) found that 22% of the informal
sector operators have moved to Windhoek to start or restart their own smalli-scale businesses.

3. De-agrarianisationrefers to a process of economicactivity reorientation,occupationaladjustmentand spatial
realignment of human settlement away from agrarian patterns (Bryceson 1993:5).
4. The most obvious influence of the troops on the business ventures is reflected in the large number of liquor

shops in the peri-urban areas in northern Namibia. Tapscott estimated that the rural areas in former
Ovamboland hosted some 800 cuca shops, while 20% of the 240 formal businesses identified in the
Oshakati/Ondangwaarea in 1990 were liquor sellers (quoted in Pendleton et al 1993:7).
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Fourthly, Windhoek's annual population growth rate is currently estimated to have accelerated
to between 6-7%, placing a heavy burden on services, land and infrastructure®. Water
consumption alone has grown by 7% in 1993 and purchase of new plots has doubled since
1990.

It is estimated that more than 3 000 serviced plots were made available during 1993 (New
Era 14-20 October 1993). Most migrants fail to find employment in the formal sector and find
themselves either unemployed or part of the informal sector. Norval and Namoya (1992:32)
found that 53% of the informal sector operators have come to Windhoek to seek formal
employment.

24 Unemployment

The rapid urbanisation has led to both a higher urban unemployment rate and an expansion
of the informal sector. According to the 1991 Census a total of 99 239 Namibians® were
unemployed. The unemployment rate for men was 20.6% and for women, 19.5%. The urban
unemployment rate was 26.3% whilst the rural unemployment rate was 16.3%. The largest
number of the 'unemployed (64.7%) was between the ages of 15 and 29. These statistics
suggest that urban unemployment is increasing at a higher rate than rural unemployment.
Furthermore, 24.8% of the unemployed received no schooling at all, 38.1% received primary
schooling, whilst 36.1% received junior secondary education. Thus it is clear that the formal
job market does not absorb all early school leavers, who often turn to the informal sector to
secure an income.

3. Urban Women

Namibian women are joining the rush to the urban areas. Close to 40% of the urban
households are female headed households. These households are often the 'poorest of the
urban poor’. The number of dependents in these households is relatively high and the income
levels low. According to the 1991 Population and Housing Census only 54.1% of Windhoek's
female population, over 10 years of age, were economically active. Of the economically active,
71.6% were employed. First job seekers constitute the largest part of the unemployed category
(80.7%). The average urban household size, 4.7, is slightly smaller than the average rural
household size of 5.

Namibian women often receive very little support from the father(s) of their children. A large
proportion of children are born outside wedlock (traditional and modern), leaving women with
few legal rights to child support. In Namibia, 57% of women of child bearing age (15-49 years)
had never married. These women on average had 4.9 children by the time they had reached
the end of their child bearing age. This is not much lower than number of children born to
married women (6.3).

Just over 23% of all the children over 6 years were classified as illiterate in 1991. Over 75%
of all women were literate. The literacy levels for urban women was even higher with more
than 90% of all urban women classified as literate by the 1991 Census. The school enrolment

5. In addition to the new arrivals from the rural areas, one has to consider the additional burden of the natural
population growth, currently at 3%, which was intensified by the arrival of some 45 000 returnees from exile.
6. Age: 15 years and over.
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rate for women were also slightly higher than the school enrolment rate for men. Table 6
provides a breakdown of enrolment statistics as recorded in 1991.

Table 6: Namibia, School Enrolment Rate by Age & Sex, Rural and Urban Residence
1991

Age vGro'uP> (years) *Totavaountry‘  Rural % -+ Urban %
: (both- sexes) % o .
Male | Female: Male | Female
6-9 74.8 69 741 83.8 84.9
10 - 14 90.6 86.3 911 95.4 95.9
15-19 71.6 70.2 721 72.4 72.6
20 - 24 24.9 313 245 20.3 21.3

Source: Population Planning Unit - Working Papers

Table 6 identifies a sharp drop in school enrolment from the age of 15. This suggests that
even though Namibia is characterised by high levels of enrolment, the enrolment is often not
sustained. A substantial amount of learners drop out of school by the time they have
completed junior secondary. However, section 2.4 of this paper has pointed out that these
people constitute the largest part of the unemployed. Many unemployed Namibian women,
like their male counterparts, are thus literate and schooled.

Housing has been linked to the overall development of urban women. Turner (quoted by
Dandekar 1993:4) argued that housing should be responsive to the economic, social and
physical activities of poor families or households. It should facilitate survival strategies, such
as renting rooms'”! or income generating activities, devised by the household to supplement
low (or no) wage income. Housing is essential for women to fulfil both their productive and
reproductive roles. Thus, says Dandekar (1994:13), "a gendered approach to shelter (read:
housing) provision can yield societal well-being by facilitating the development of women and
their dependent children who constitute a majority of the world’s population".

Thus far, income has been the focus of housing schemes and programmes and housing for
the poor has been the main priority. Women's access to housing and land has been further
restricted by patriarchal traditions and laws, and gender blind policies that, in the modern
urban context, set out to provide housing according to the norm of the nuclear and/or extended
family. These policies have neglected the fact that urban households in both the First and
Third World seldom conform to these norms and, furthermore, that women have particular
housing needs to facilitate their productive and reproductive roles. Dandekar (1994:18) argues
“that in many Third World cultures the social environment will not allow women a role in the
public domain where an income may be generated. A home therefore becomes the base from
which such income-generating activity might occur...(and) women who are primary child
providers, must work in their homes to carry out their other obligations to the family".

7. For an account of the role of the informal rental market in the survival of poor urban women, see Datta
(1994).
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4. Urbanisation and Housing Policy
4.1 Recent Trends Regarding Housing in Windhoek

After 1968 till the late 1970’'s no individual was allowed to build a private house in Katutura.
In addition to the 4 000 units available in 1968, a further £ 5 000 people, mostly men, resided
in single quarters and in a compound for contract labourers. House ownership was almost non-
existent in the black communities after 1968. The municipality, with few exceptions, owned
the houses rented to the people of Katutura. These units were divided into five ethnic
sections!®.

The rapid urbanisation has increased the demand on land, services and infrastructure quite
substantially. Water supplied for domestic consumption in Windhoek increased from 7.06
million cubic metres in 1985 to 15.6 million cubic metres in 1992. Electricity sales to local
authorities® increased from 580.5 GWh in 1989 to 715.3 GWh in 1992. (CSO 1993).

During 1993 the Windhoek municipality developed about 3 000 plots. This is almost three
times the amount developed during 1990. The current low-income housing backlog was
estimated in 1992 at 45 000 units (Namibia National Housing Policy 1992:3). Some 18% (8
000) of these represented the need for shelter from those with no effective income. Some 60%
of the urban population live below the family "primary household subsistence level" in 1991
calculated at N$ 570 per month!"®. These people cannot contribute anything toward housing
and, furthermore, cannot pay for services.

Furthermore, government subsidies to the municipalities and the housing parastatal, National
Housing Enterprise, have been stopped. Current land and service prices are thus determined
at full commercial rates!"" and are calculated to recover all costs. As will be pointed out later,
this has major implications for low-income and affordable housing.

4.2 National Housing Policy

Affordable housing has been established as one of the four top development priorities!? in
the country. The central goal of the National Housing Policy (1991:11) is:

"To make resources available and to direct their use into the production of
infrastructure and facilities so that every Namibian will be given a fair
opportunity to acquire land with access to potable water, energy and a waste
disposal system, and to have access to acceptable shelter in a suitable

8. These sections were: Damara, Herero, Nama, Owambo and "Gemengde". The latter category, loosely
translated means "mixed" and was occupied by members of the racial groups otherthan the four main ones.
. Excluding electricity sales for mining, manufacturing, governmentdepartments rural supplies and exports.
10. Using poverty lines as an assessmentof poverty is problematic because it is firstly related only to the cost
of consuming the goods (food, shelter and services) necessary for survival. Secondly, it does not give any
indication of the intensity of poverty and thirdly, treats the household as a black box and thereby ignoring
the distribution of resources, such as food, income, status and influence, within the household (Rakodi
1994:4). However, since the focus of this paperis the policy framework within which self-help organizations
operate and not on the household and it survival strategies, the poverty line will be a sufficient indicator

of the poverty status. The latest PHSL is calculated at N$ 912 for a famity of six.

11. The National Housing Policy states that all costs should be recovered in the net selling price. Besides a
direct one-time upfront subsidy to developers of low-income housing, no further subsidies will be allowed
for.

12. Others are: agriculture and rural development; education and training; and health care.
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location at a cost and standard which is affordable to the individual on the one
hand and to the country on the other hand."

Government will act as a facilitator rather than a direct provider and administrator of housing.
Government strongly supports the principle of home ownership as a means of providing
security and stability to the family unit and housing in public sector housing projects will be
allocated on the basis of freehold ownership or transferable leasehold. This has never been
implemented. The National Housing Policy, with regard to self-help housing, clearly states that
Government will ensure that the necessary conditions, such as institutional arrangements,
legislation and access to appropriate credit, will be created for individuals and groups that wish
to build their own homes. All new participants in self-help schemes will operate on a cost
recoverable lease basis for the first year. Thereafter, provided that they have demonstrated
their willingness and ability to become permanent urban residents, they should be encouraged
to buy their plots. Furthermore, people are encouraged to use programmes such as the "Build
Together" programme through which Government is providing loan capital at a subsidised rate.

In the National Housing Policy the Government undertakes to provide formal reception areas
to all urban areas. Therefore, spontaneous and uncontrolled squatting is considered illegal.
Sofar the municipalities and town are expected to develop these areas themselves, resuiting
in very ad hoc developments. Existing squatter areas were to be upgraded concentrating
mainly on basic utility services (ie water and sewage) whilst ensuring minimum health and
safety standards. However, the recent single quarter resettlement programmes suggest that
Government are still preferring resettlement rather than upgrading.

The National Housing Policy also laid down interim guidelines regarding minimum standards
for squatter settlements, self-builders and completed houses put up for sale by developers.
Squatter settlements must have a communal toilet within 30 metres, access to potable water
within 200 metres and a roofed structure of durable materials of not less than 6m?.

Self-builders must have an individual toilet on the plot, access to potable water within 200
metres and an enclosed structure of durable material of not less that 12m?. Completed houses
put on sale by developers must have an individual toilet on the plot, a shower and wash basin
and three habitable rooms (excluding the bathroom) of not less the 36m?. Plots for low-income
housing should not be smaller than 300m? (National Housing Policy 1991:25).

5. Saamstaan Housing Co-operative
5.1 Origins

Saamstaan was founded in 1987 as an initiative of the Roman Catholic Church in Katutura.
1987 was proclaimed the Year of the Homeless and homeless church members were invited
to attend a first meeting to discuss possible options for housing. The response to the invitation
was overwhelming and after two workshops the organisation was founded. At that time, site
and service options and unregulated squatting seemed remote. Self constructed brick houses
in accordance with municipal standards was the only viable, legal option.

Church officials identified twenty single household heads!"® as the participants in a self-help
housing scheme. The first Saamstaan project (also referred to as the Old Saamstaan Group)

13. The selections were based on the following criteria: the number of children in the house, the repayment
capacity of the individual and all members had to be single without any form of financial assistance.
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involved 32 members building houses with loans from Saamstaan. The loans were made
possible by donations from two foreign NGOs Freres des Hommes and the Inter Church
Organisation for Development (ICCO). The donations had to be administered as a revolving
fund.

5.2 Saamstaan Structures!'¥

The organisation has a current active payed-up membership of 159, most of whom (more than
90%) are single mothers. Four community groups are affiliated to Saamstaan. They are the
Old Saamstaan Group, People’'s Force, United People and People’s Square. The latter two
groups are newly formed and not yet fully operative. These groups receive advice and training
from Saamstaan. They are trained in building techniques and brick making. Saamstaan
engages in negotiations with the Municipality, primarily to secure cheaper land for the groups.
The members of the Old Saamstaan Group all completed their houses whilst the members
from People’s Force and United People are looking for land to buy. The People Square project
is thus the only current project and will be the focus of this study.

Saamstaan activities are coordinated by a Coordinating Committee that supervises the
activities of the administrative staff. This committee consists of 13 members, some of which
are members of other Saamstaan structures such as the Building Committee, or the Finance
Committee, or the Appeal Committee. A Support Committee assists Saamstaan when
requested to do so. This committee is primarily an advisory committee. The Building
Committee is responsible for training, managing and organising the building programme and
for coordinating brick making activities. Financial matters rest with the Financial Committee
whist the Appeal Committee attends to members’ grievances.

The first donation (for the Old Saamstaan Group) was administered as a revolving fund. After
the first members received loans to complete their houses, the ability of the organisation to
continue helping new members, depend on the timely repayment of these loans. However,
due to various factors - some related to the ability to repay loans and services - various
Saamstaan members have fallen behind with their payment. Furthermore, some of the earlier
members ceased their participation in Saamstaan’s activities as soon as their houses were
completed. Because of the slow repayments Saamstaan had to continue relying on donor
support to continue operations. However, it is estimated that even with full repayment, the
organisation will be able to sustain only partial rotation of the building loans. This situation has
been aggravated because no member has been evicted because of default repayments.
Saamstaan has experienced legal problems with the evictions due to the fact that the land
belonged to the Municipality. They could not remove people from Municipal land without the
consent of the Municipality. The central organisation thus not only suffers from financial
constraints but stays greatly dependent on donor support. However, to overcome this problem,
Saamstaan might implement a bond registration scheme which will register the land as
Saamstaan’s until the loan has been payed back.

14. This is a discussion of the structures as it existed at the time of the interviews. Due to certain structural
problems the existing structures are under revision.
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5.3 Membership Profile!"

This profile was compiled after personal interviews with a sample population of about 10%
of the total membership. The interviews were based on a standard questionnaire and all
interviews were conducted by the author.

Saamstaan’s membership profile deviates somewhat from the general profile of urban
Namibian women as set out in the previous section. Almost all Saamstaan members are both
single mothers and heads of household. The households were fairly large and the number of
children per household ranged from two to ten. In most cases the children were still living with
their mother in the same house or shelter. In almost all cases the father(s) of the children no
longer lived with them. Almost all mothers received no financial or other support from the
father(s) of their children. Very often the current house or shelter was shared with a live-in
boyfriend and/or family members"®. The general pattern was that the boyfriends were
unemployed and contributed nothing towards housing and other household expenditure. In
only a few cases did family members contribute towards the household expenditure.

In total 97% of the members interviewed were domestic workers in the predominantly white
middle- and upper-class suburbs of Windhoek. They depended largely on public transport to
get to and from work. The average monthly income of the members was between N$ 300 and
N$ 400 (between US$ 100 and US$ 150). No member interviewed earned more than N$ 450
and some earned as little as N$ 150. Most members indicated that they worked full-time 5
day weeks and that they had very little time to generate additional income or to participate
in building activities. Where additional income is generated, it was done through activities
(mostly trade) in the informal sector. However, a large number of members did not engage
in such activities as they couldn't find time to do so. Only a few members indicated that they
sold cooked meat, ice-cream and sweets, mostly over weekends. These activities provided
very little additional income and could only be undertaken at the end of the month when people
had enough cash to buy sufficient stocks. Only members invoived in informal sector activities
indicated that they obtained additional household income. However, for the majority of the
members interviewed wages were the only source of household income.

Most members received formal schooling but only to a very low level. An evaluation of
Saamstaan by an independent consultant showed that 33% of the members interviewed were
illiterate and that 55% of the members received training only up to junior secondary level. All
members were employed despite their low educational levels. Most work as domestic workers
although a 5% indicated that they were working as waitresses and shop assistants.

Saamstaan members are different from most other urban women in that almost all of them
were either born in Katutura or had lived in the area for a long period of time. They indicated
that they joined Saamstaan to get a house. Some had no housing before joining Saamstaan
whilst others lived in overcrowded rooms and shelters. Some members indicated that the
temporary housing!"”! provided by Saamstaan was already an improvement on their previous

shelter.

15. Based on interviews with members of all four groups.

16. These households are dynamic entities (ie. the boyfriends and children come and go) and do necessarily
not conform to the notions of extended and/or nuclear families.

17. The temporary housing is provided to members that await the completion of their houses. It is provided

in two forms: 30 prefabricated houses bought from TransNamib, and corrugated iron shelters.
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6. The People’s Square Project
6.1 Background

In total 45 people are part of this project. Unlike the members of the first Saamstaan project,
individual members of the People’s Square project had no access to land mainly because they
could not afford the current land prices. Saamstaan then embarked on negotiating a communal
plot from the Municipality on which the 45 members could proceed to build their houses. It
was important that the plot be in Katutura to give members proper access to transport and
services. Saamstaan, on request of the Municipality, registered as a welfare organisation. After
a special Municipal Council resolution the plot was sold to Saamstaan at a reduced price.

The communal plot was subdivided into forty five individual plots with two central open
communal areas, and room for a temporary shed and a brick-making yard. The large plot was
serviced with one water connection and two sewage connections. The reticulation to the
individual plots was done by the members. The size of the individual plots was 150m?. Houses
with a floor space of 24.56m? were build on these plots. Each of the houses has a small
backyard and car parking space'"®.

6.2 Land Prices!”

The original cost recovery price of the plot was N$ 114 898.14. Table 3 provides the price in
January 1989, the agreed selling price, the price of that same piece of land in January 1994
and the projected price in May 1994 after including the proposed increases®. Since the price
of the land is much lower than the cost recovery price, the Municipality will have to recover
the loss from other sources ie. cross subsidies. However, it is not clear at this stage from
which source.

After long negotiations and registration as a welfare organisation Saamstaan obtained the plot
at a reduced price at N$ 33 804.29. This was a reduction in price of N$ 81 094.65 or 70.6%.
The plot was bought with a grant from a donor and individual plots were sold to members for
N$ 800.

Table 7 not only shows Saamstaan’s success in negotiating cheap land for its members, but
also indicates the increase in the current price of land. Table 8 shows, however, that in real
terms the price of land has increased less than that of other consumer goods.

18. The parking space is an indication of the standards that persist in the thinking around low-income housing.
These standards are too high and often unaffordable.
19. This section concentratesonly on the price of land as it is determined by the Municipality. It does not reflect

the market related prices of land as it would be reflected in private sales. The Municipality still owns most
of the land and is thus responsible for most land sales. The Municipality is, furthermore, responsible for
selling all newly developed land.

20. The price of the same piece of land calculated at the currentland price (January 1994). The projected price
is calculated on the basis of a proposed 15% general price increase and an additional proposed 6%
electricity network costs in May 1994,
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Table 7: Unit Price for the People’s Square Plot (11 882 m?)

Price - Price N§ / m> Total N$

Jan '89 9.67 114 898.94
Jan '90 (Agreed selling price) 2.85 33 804.29
March '94 18.66 221 718.12
May '94 (Projected) 22.85 268 295.56

Source: Municipality of Windhoek

Table 8: Changes in Real Prices of Consumer Goods 1989 - 1994

1989-1st quarter 1994-1st quarter Increase in Price level
(inflation)
62.43 111.33 78.3%

Source: Interim Consumer Price Index: Windhoek (March 1994)

Over the five years (1989-1994) the price of land per square metre in this area has increased
by approximately 57.7%. The increase in the price level of consumer goods over the same
period was 78.3%. The increase in the price of the land does not reflect the current demand
for land indicated by the high migration rates. The price of the land is determined to cover all
development costs incurred by the Municipality and is not related to the actual demand for
land. The price of land recovers the costs of the following non-remunerative services: town
planning costs; survey costs; road and street name signs; street lighting; earth works and
storm water drainage; preparation of streets; access roads; administration; water and sewage
development; and electrical network. Thus the relatively low increase in the price of land is
a reflection of the increase in the cost of developing that land and not an indication of the
growing demand for land due to rapid urbanisation.

The National Housing Policy predetermines the size of plots for low-income housing at a
minimum of 300m?. In terms of current municipal land prices (Jan 1994) the price for such
a plot would be N$ 5 598 or 21 months’ wages. In terms of the proposed increases for May
1994, the price would be N$ 6 774 ie. the minimum entry price would be eight times the
Saamstaan price. Because this price reflects only the development costs it will be argued later
that most women cannot afford these developments and that cheaper and thus more
affordable land would imply less developed or undeveloped land.

6.3 Loans to Members

Two different loan schemes are part of the People’s Square project. The first is a Saamstaan
loan scheme that facilitated the selling of land to members; the second is a loan from the
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Government'’s Build-Together programme®'! that facilitates payment of building costs. Members
gualify for the building loans once they repaid their Saamstaan loan to buy the land.

The buying of the People’s Square communal plot was facilitated with a grant from a donor.
The grant is administered by Saamstaan. Members had to pay N$ 800 to buy their individual
plots. This amount was treated as a loan and had to be paid back over a period of either one
or one and a half years. The interest on the repayment was set at 9%. Table 9 provides a
breakdown of the repayment schedule of a N$ 800 loan.

Table 9: Repayments on the Saamstaan Loan

Total Repayment Interest rate Deposit N3 Monthly Total Interest Total
N$ period N$ Repayment over period Repayment
on’loan N$
800 12 months 9% 250 48.01 26 576
800 18'months 9% 250 32.69 38 588

Source: National Housing Action Group

The People’s Square plot was subdivided® to accommodate 45 members. The average size
of a plot is thus smaller than the prescribed 300 m?®. Regarding building on the plot,
Saamstaan requires that members save at least 10% of their proposed loan amount as a
deposit with the Saamstaan Credit Union or in the Security Fund. However, the first twenty
one members?! who built houses on the People’s Square plot did so with building loans from
the Government's Build-Together programme. Although some started building operations
without meeting the 10% savings requirement, occupation on completion is not allowed before
it is met. The size of these loans are N$ 7 500 and the repayment period is 20 years. The
interest rate is fixed at 9%%. Table 10 provides a breakdown of the Build-Together loan
repayments.

Table 10 shows that interest on the loan constitutes a fairly large proportion of the total
repayments even though the rate is subsidised. However, there seems to be smali discrepancy
between the amount charged monthly (N$ 67.48) and the amount that should be charged at
9% interest (N$ 65.79). This discrepancy could be build in to cover possible costs since the
repayment period starts only once the house is completed. Over the 20 year period, the total
discrepancy would be N$ 404. This was used for insurance.

21. The Build Togetherprogramme aims to provide low income people with access to credit that would facilitate
the buying of land and/or the building costs. It is administered by the Ministry of Regional and Local
Government and Housing from an annualline appropriation fund. The Build Together programme supports
self-help builders exclusively. Interest rates are subsidised at 9%.

22. This was not a legal subdivision but done according to an internal agreementreached between members.
The large plot is zoned as a high density residential plot.

23. The plans for the project were approved before the National Housing Policy was introduced.

24. These twenty one houses are now complete and some members are ready to move in.

25. This is a subsidised rate. The current commercial rate is 16%.
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Table 10: Build-Together Loan Repayments

Total Repayment Interest | Monthly | Total - Total -
amount on period rate % | Repayment | Interest (N$) | repayment
loan N$ ~on loan (N$) ol (NS)
7 500 20 years 9 67.48 8 291 15 791

Source: Implementation Guidelines:"Build-Together" Housing Programme

6.4 Building Costs

Table 11 provides a break down of the building costs for the People's Square project.

Table 11: People’s Square Building Costs

Estimated Donations Actual Costs/m?
costs costs

Materials 5465 636 4829 196
Plumbing:

materials 1045 1045 43

labour 300 300 12
Labour:

Dobra Vocational College 1000 1000 41
Miscellaneous 458 458 18
Total 8268 636 7632 310

Source: National Housing Action Group

The estimated building costs is N$ 310 per m?. Although the People’ Square project is a self-
help project, members find it difficult to participate on a regular basis. Most women work a
full day and have fulfil their duties at home after the completion of their daily tasks. In effect,
only weekends are available for building. Most women have indicated that their partners are
not members of Saamstaan and that they do no participate in the building of the houses. This
disposition toward the division of labour means that the women's unemployed partners
contribute in fact very little to housing and that the building process is very slow. To overcome
this problem, Saamstaan has employed building teams from the informal sector to continue
the core of the building activities. This has increased the building costs somewhat.

Furthermore, since self-help efforts are often considered to be cheaper than commercial
ventures, they are expected to be more affordable options. Table 12 compares the estimated
building costs of Saamstaan with that of a commercial developer and the NHE, the local
housing parastatal.
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Table 12: Estimated Building Costs: Saamstaan, a Private Contractor and NHE®

Builder | Costsim® | Total Costs
: o (N3) . (N$)-
Saamstaan 310 7 632
Private Contractor 390 9 500
NHE 784 9 308

Source: NHE, Karibib Mining and Construction Co.

This table put forward some suggestions on the possible trends. Complete information to
provide a total-breakdown of figures were not available and should be researched in more
detail. The Saamstaan costs seem to be much lower than the other two. There are two
reasons for this. Firstly, Saamstaan members have been supplying their own bricks. Bricks
are made by members at the site and are considerable cheaper than bricks supplied by
merchants. Secondly, Saamstaan has saved considerably on labour costs. Members have
been building whenever they can and, furthermore, Saamstaan used builders from the informal
sector that are often less expensive than builders from the formal sector. However, members
of the building team suggested that due to the increase in the costs of labour (also in the
informal sector) and building materials, it would be impossible to repeat the exercise this
cheaply.

6.5 Municipal Service Charges
6.5.1 Sewage

Approximately 80% of all urban households have access to water closet facilities, a stark
contrast to the rural areas where 86% of the households still use the bush as toilet. Table 13
indicates the rise in sewage tariffs over the period raging rom 01-07-1989 to 01-07-1993. All
calculations are for empty plots smaller than 400 m? The current municipality sewage tariff
is N$ 1.21 per m°.

26. The quotation from the private contractor is at their lowest possible cost. This structure is build on a slab
instead of foundations, with no ceiling and no paint. The NHE construction is the A5 model of their building
plans, without ceiling and it is painted on the outside. The foundations are reinforced raft foundations. The
floor area of the structure is almost 17 m?. The structures of Saamstaan and Karibib Mining and
Construction Co. are 24.56 m?. The Karibib Mining and Construction Co. option does not have a foundation,
nor ceiling and is only bagged on the outside. It is fitted with a toilet, washing basin and a plastic bath. If
their structure has to include the package ie. foundations and paint, the cost per square metre would be
much closer to N$ 850. This is a price quoted without a profit margin and is close to that provided by the
NHE. The Saamstaan option has foundations, no ceiling and is only bagged on the outside.
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Table 13: Increase in Sewage Tariffs 01-07-1989 to 01-07-1993

Sewage 01-07-1989 to - | 01-07-1991to | 01-07-1992to | From 01-07-93
- 130-06-1991 | 30-06-1992 | 30-06-1993 | (N$)
(N$) (N$) v (N$) -
12.5 m® 11.00 12.40 13.13 15.18

Source: Municipality of Windhoek

Table 13 indicates an increase in sewage tariffs of 27.5% over the period. Again this is much
lower than the increase in consumer prices for the same period. The current tariff since 01-07-
93 is N$1.21 per m®. For a plot smaller than 400 m? the sewage capacity needed is 12.5 m°.
The actual cost of the sewage for a plot like the Peoples’ Project ones will thus be N$ 15.18
per month.

6.5.2 Water

The 1991 Population and Housing Census estimated that 98% of all urban residents have
access to pipe borne water; however, close to 75% of rural residents rely on wells, boreholes,
rivers, canals and lakes for water consumption. Table 14 presents a breakdown of water tariffs
as from 01-09-1993 whilst Table 15 estimates the average monthly water consumption for
Wanaheda®!.

Table 14: Breakdown of Current Water Tariffs

Connection || Deposit Basic Tariff/ Consumption " Diameter of | Consumer

fees (N$) || (N$) month (N$) allowance meter-inlet. . | tariff/kl (N$)
| o (kl) (mm)
450 120 9.25 5 15 1.851%8

Source: Windhoek Municipality

The current basic monthly water tariff is N$ 9.25 for a meter inlet diameter of 15 mm. This
includes a consumption allowance of 5 kl a month or 0,17 kl per day. The current consumption
charges for houses are N$ 1.85/kl for 0 -2 kl/day; N$ 2.60/kl for 2,01 - 3kl/day; and N$ 3.70/kl
for more than 3 ki/day.

27. The Peoples’ Square plot is located in this neighbourhoodof Katutura.

28. This rate is for household with an average water consump:ion of less than 2.0 kl per day after the
consumption allowance have been subtracted. The rate for household with a consumption rate between
2.01 and 3.0 kl is N$ 2.60/k! and the rate for households with a consumption rate of more than 3.0 is N$
3.70/kl.
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Table 15: Average Monthly Expenditure on Water in Wanaheda February 1994

Average no. of Average daily - "Average daily Tariff (N$) Average
persons per consumption consumption expenditure
plot per person (l) per plot (I) per month: . -
: per plot (N$)--
per per per per basic consumption- | unit
day month- | day month allowance NS/ki
8 125 3750 836 | 25080 9.25 - 5 k/month 1.85 46.40

Source: Windhoek Municipality

6.5.3 Fuel and Power

The 1991 Population and Housing Census estimated that more than 70% of the population
rely on paraffin or candle as fuel for lighting whist 24% have access to electricity. The
urban/rural contrast in this regard is striking. Some 64% of all urban households have access
to electricity whilst only 4.2% of rural households have access to electricity. Table 16 presents
a breakdown of the current electricity rates.

Table 16: Breakdown of Current Electricity Rates

Basic charge® (N$)

Connection fees® (N$). Unit charge (N$)

10 15 20
Amps || Amps Amps
N$ 1 100 13.69 20.95 34.40 0.0878

Source: Windhoek Municipality

The average house in Katutura is provided with a miniature circuit breaker of 15 or 20 Amps.
According to the electricity statistics of the Municipality for February 1994 the average
consumption of houses with 10 amp circuit breakers was 583 kwh. For houses with 15 amps
the average consumption was 564 kwh and for houses with 20 amp circuit breakers it was
566 kwh. Table 17 provides the estimated household expenditure on electricity for Katutura.

Most houses, according to the Electricity Department of the Municipality are provided with 15,
20 or 25 amp circuit breakers. From the calculations above it is very clear that the average
monthly expenditure on electricity in both those categories would constitute a large part of the
total expenditure of any low-income person. For a house with a 15 amp circuit breaker it would

29. Current Municipality policy is to install overheadbundle conductors. The connectionfees for these schemes
are much cheaper (N$ 500) than the connection fees for undergroundconnections (N$1 100).
30. The current Municipality policy is to install prepaid meters. A unit charge is set at N$ 0.20 per unit. Upon

mutual agreement, an additional charge could be added to this rate to facilitate the monthly repayment of
installation costs.
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constitute 18% of the total expenditure of a person with an average monthly income of N$ 400.
For the same person in a house with a 20 amp circuit breaker, the percentage would be 21%

Table 17: Average Household Expenditure on Electricity per Month in Katutura

Circuit Total Number of Basic Unit Charge |  Average Total
Breaker Consumption Consumers Charge “(N3) Consumptio Expenditure
(kwh) (N$) . n (kwh) (N$)
10 amps 231829 382 13.69 0.09 583 66.16
15 amps 1824 310 2383 20.95 0.09 564 71.71
20 amps 2107 768 2 530 34.40 0.09 566 85.34

Source: Author's own calculation based of statistics provided by the Municipality of Windhoek

The reticulation for the individual plots at People's Square was done by the Saamstaan
members and the costs thereof is included in the overall building costs. However, the individual
plots were not serviced with electricity as members agreed that the costs would be too high.
The People's Square plot has a single municipal account and since the reticulations were done
by the members no additional costs were incurred.

7. Conclusions

Female headed households are considered to be the 'poorest of the urban poor’. Their
households are large and their wages from formal employment low. Women find formal
employment hard to come by even though they are slightly better schooled than their male
counterparts. Many women seek employment in the informal sector where the working hours
are long and the income low. It has to be stressed that low-paid domestic service is almost
their only large scale formal option. Most women headed households in the urban areas are
thus living in extreme poverty.

Policy guidelines and building regulation set extremely high standards for self-help building
schemes. Urban women are often the income generators, the providers of housing and the
sole child raisers. They receive very little support from the father(s) of their children. Where
they do have live-in partners, the men are often without employment. The disposition of labour
in these households compels women to be the sole participants in building activities. Most
male partners are neither members of the Saamstaan Co-operative, nor do they participate
informally in the building activities. Housing policies and designs are still gender blind and very
little attention has been paid to the house as place of production and reproduction. Both
Government and non-government agents are guilty of negligence in this regard.

The question of how much an organization like Saamstaan can do to improve the socio-
economic position of women arises. This paper presents three main conclusions to this
question. The first deals with social empowerment. It is commonly recognised that a house,
however badly needed, has only limited potential to help women to achieve social
empowerment (Dandakar 1994:11). Housing has to go one step further and facilitate the
formation of social and institutional infrastructure that would influence power relations in a
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community along gender lines, and also the relationships between the poor and the public and
policy environment within which they operate.

Saamstaan has been quite successful in negotiating cheap land from the municipality. It is
highly unlikely that individual members would have had the same success in negotiating with
the Municipality. By linking members with the expertise of umbrella organisations such as the
National Housing Action Group, Saamstaan facilitates the expansion of women’s negotiating
power. Saamstaan’'s People’s Force and United People projects can no doubt benefit from
Saamstaan’s negotiating power. Providing women with building skills contribute, at least in
theory, to the social empowerment of women. However, without changes in the larger social
environment, women, regardless of their building skills, might still find it almost impossible to
find employment in either the formal or informal building sectors. It is in this regard that
Saamstaan will have to play a much larger role. Members are provided with building skills that
could be utilised after they completed their houses. These skills are potentially income
generating skills but thus far has not been seen or used as such.

Through successful negotiations with the Municipality Saamstaan provided access to land to
women who would otherwise be denied such access. Through Saamstaan some women are
owners of their own plot of land with the opportunity to build on it. Saamstaan has,
furthermore, provided members with much needed access to credit.

The second conclusion regards the issue of affordability. Table 18 presents the estimated
monthly service costs for fully serviced individual plots in Wanaheda.

Table 18: Estimated Monthly Service Costs for Individual House Owners in Wanaheda

Sewage N$ | Water N§ | Electricity N$ | Total N$
15.18 46.40 71.71 151.43

Source: Authors’ own calculation

Thus far the People’s Square members managed to avoid the high service charges by doing
their own reticulations and by not connecting to the electricity services. Furthermore, the
project has one municipal account which is divided equally amongst members. Table 19
presents the estimated monthly service costs for the People’s Square plot in October 1993.
It shows that a considerable amount is saved because individual members share basic charges
(the basic charges are for the large plot only). Costs are also lower because no electricity is
connected and no showers and flush toilets are in use.
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Table 19: Services Costs for People’s Square - October 1993
Electricity - Water Water Sewage 7‘:‘Assessment Total “Cost/member:
(Basic) N$ (Basic)-: (Consumption) NS Rate N$ N§ N$:
: NS NS : i
13.69 9.24 159 21.85 107.64 311.42 6.92

Source: National Housing Action Group.

It is important to keep in mind that the above estimates do not include the connection fees
for water and electricity. In total these costs may vary between N$ 1 450 and N$ 2 000 per
plot. This is a one-off upfront charge and therefore not added to the monthly expenditure on
housing. Saamstaan has paid these costs for members who in turn have to pay the
organisation back. There is, however, no specific loan programme to organise these
repayments. These fees must, however, be paid and they increase the overall dependence
of members on loan capital for housing.

The estimates from Table 18 and Table 19 clearly illustrates the difference in the expenditure
of Saamstaan members and individual home owners. It suggests that Saamstaan members
are better off than the individual owners. However, the default repayment problem of
Saamstaan members suggest that the housing costs might still be too high.

The tables also suggest that i) the current standards of housing are too high for people with
a low income, and ii) that ownership of brick houses should be reconsidered as a cheap
housing option. The low income levels of urban women suggest that income generating
activities. and cheaper options should be explored. Cheaper options such as prefab houses
or insulated tents might be investigated. The relatively slow rise in the price of land as is
suggested in section 4.3.2 would increase much more rapidly once the price of land were
determined by demand. Since the current price of land recovers only the development costs
the argument that land is unaffordable should be amended to state that the price of land
developments, as currently implemented, is unaffordable. Affordable land will thus be land with
less or no development on it.

Services are even less affordable. Saamstaan, or any other organisation, have no or very little
control over the setting of service prices. As such the contribution to affordability of services
is restricted to providing members with loans that will facilitate their connection fees. However,
there is a substantial risk for the organisation imbedded in such a solution. Saamstaan has
had severe problems relating to the slow repayment rates of members. Since the central fund
is administered as a revolving fund, timely repayments of loans are central to the success of
the organisation. Saamstaan has indeed experienced problems in this regard.

Affordability relates closely with the issue of standards. Almost all organisations and
developers emphasise brick-built structures and full serviced plots. This position should be
reconsidered not only to make housing more affordable, but also to facilitate the productive
and reproductive roles of women. A more flexible site and services approach might be more
appropriate.

Central to any solution should be increased access to land and, furthermore, tenure to build
on that land. However, standards set for building on that land should be reconsidered both
by the local authorities and by popular organisations such as Saamstaan.
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