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Abstract

The dominant discourse in Tanzania is that homeeosinp is the most sustainable strategy
towards solving housing problem. As a result, hogigolicy orientation has been towards
promotion of home ownership through a land-houdingage strategy that manifests in
improvement of access to identified categories @bpgbe usually classified on resources-
constrained criterion. Rental housing has beenrebdefrom this study to have suffered a
number of setbacks in history. Public rental hogdeatured prominently in the first Five-
Year Development Plans (1964-69). In subsequentyaad particularly with the demise of
socialistic form of governance in the post 1992 atgention has moved away from public
rental housing to home-ownership strategies. Rrivahtal housing on the other hand has

never featured in the national policies until m@B@s.

This study investigates the future of public hogsim Tanzania from a housing management
perspective. Through interviews and direct obs@wmatn two case studies at Keko and
Ubungo National Housing Corporation (NHC), it haseb demonstrated that public housing
in Tanzania has suffered neglect in terms of regadr maintenance for many years. The main
reason as claimed was poor rent collection andrkent levels. The general finding of the
study is public housing in Tanzania has been greafluenced by employment policy
changes. Public housing as construed by main actdise study area is for public servants
and largely government employees. Rental paymetited?ublic Housing Organization was
usually through direct remittance from employeedarszs by their employers. The
Government in 2001 was the largest rent default&HC.

Through a study on housing careers in Dar es Saldmnstudy demonstrates the relationship
that exists between landlords and tenants. Withvigng demand for accommodation, rental
sector has been shown to be the strategy that meetls for newcomers to towns. The study

also demonstrates how policy implications are ificing means of solving housing problem.

The study urges public housing authorities to et opportunities and in particular the

social capital embedded in their tenants to helypessome of their maintenance problems.
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Chapter One: Introducing the Research Problem

11

Background

Since the pioneering work of John Turner in 19T2ré has been a big shift in the
roles of governments towards solving housing prollen developing countries
(Harris, 2003). The general consensus has beegigwlihat are directed towards
promotion of home ownership, involvement of sevdralising providers in direct
housing provision and relegating government’s toléhe supporting initiatives that
are to be realized through enabling strategiess Tinarked adoption of pluralistic
approaches that started in the mid-1970s whichpeftlic rental housing units that
were developed during 1960s and 1970s with less lmsd attention from
governments. World Bank supported the new initegivn almost all developing
countries, a move that assigned the providingtmtle people themselves, the private
sector, non-governmental organisations, housingp@@tives and associations. The
main plank of national housing policies ever sitfeen has been characterised by the
adoption of enabling strategies that advocate ‘camity based initiatives, self-help
housing, and promotion of small-scale businesshendonstruction sector (Vestbro,
2007).

In the course of implementing these new approadosards solving housing
problem, public expenditure in rental housing imZania was reduced from 6.% of
budget allocations in 1971 to less than 2% in 2(Q®&leki, 2003). Public rental
housing built in 1960’s and 1970s accounted fos kasin 20% of the entire national
rental stock in many countries (Malpezzi, 1998, $4¥at et al, 1998, UN-Habitat,
2003). In countries like Tanzania, public rentalsiag accounts for less than 10%
and; most of it is owned by a public housing autlgprthe National Housing

Corporation (NHC), while a minority is owned byewf surviving public corporations

NHC housing stock is fairly small relative to thengral rental stock in Tanzania
accounting for slightly more than 7% in the primatey of Dar es Salaam (11,035
units) and about 3% of the entire national rentatls Despite its small size, NHC
stock is significant in several ways. It is budtgenerally higher standard than most of
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the private rental stock, funded from public expenmd over the years, in well-
established residential areas within the citiedaoge tracts of land, usually erected as
clusters and easier to service in terms of urb&mstructural services such as water,
drainage, and waste management and recreatioritiéscillt was developed during
1960s and 1970s when the urban population wastlsligiver 6% of the entire
population. With the urban population now over 289RT, 2002 Census), and the
ever-growing spatial urban areas, NHC housing aaeasin high land value zones
throughout the country and particularly so in DarSalaam whose spatial growth
extended from mere 6km radius in 1960s to over 3B8k@001 (Lupala, 2002). While
in the housing discourse mainstream, the debatnisiow to solve the crisis of
housing shortage in urban areas, in this study,irttention is to address property

management-related problems for public rental hngusi

A survey of literature on housing in Tanzania imdés housing as an urban agenda to
have been marginally looked at over the years amticplarly so during the last two
decades. Housing featured prominently in the Nigtional Development Plans during
1961-1974 and to a lesser extent in the third Mati&-ive Year Development Plan of
July 1976-June 1981. Mulengeki (2002) for exampleords that it was in the first
National Development Plan (1961-64) that the Natidtousing Corporation was set
up, charged with responsibility of providing housifor sale and lease to the urban
population and redeveloping slum areas. During 12880, the government had
adopted 5-Year Plans and the main tenet of thegies was to implement a massive
and capital-intensive industrialization and agtietdl development projects with
assistance of foreign donors (Ngowi, 2007). Thegmm included package for
sustenance of the NHC slum clearance and redevelupprogram that was funded
by West Germany. These plans were not realisecdoouat of several factors and the
government took drastic policy reforms and adoptedocialist-oriented ideology
(‘Arusha Declaration’) that was followed with natalisation of private investments
during 1967-1975. Change in policy had a remarkabiieilence on the emerging

housing agenda.

The socialist-oriented policy adopted, charged NM@ a much broader mandate of
producing 2,000 dwelling units annually that wagdinested to be 25% of the
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requirements at the time. A housing bank (Tanzhlwiasing Bank) was also set up in
1973 with the support of Norwegian Government tovte housing finance to meet
the remaining 75% of housing needed. Although #ngets were never nieg lot of
activities did take place during the first halfX#70s such as the replacement of slum
clearance programmes with squatter upgrading schesne later with sites and
service project, changes in the legal frameworkspotying of administrative powers
to district, ward and village levels and settingaifraining facilities such as the then
Ardhi Institute, and reforms of the constructiodustry. The third Five Year Plan that
covered 1976-1981 concretised some of the gainsémae out of the Second Plan but
did not introduce new strategies for tackling threregrowing housing problems. The
1971 nationalization of rental buildings largelycaonted for the lack of large

developers who would have produced mass housitigeinrban areas.

In the subsequent years, housing has not featuoed than as an item on the Ministry
of Lands national budget. The NHC was largely tefbrganise and construct housing
units on its own initiatives, as well as lookingeafthe existing stock. The socialist
policies were put aside in 1992 paving way for dmwepof market-oriented policies
that have since reinforced the government’s engbtate rather than provider-role in
all the sectors. In view of policy changes in thengral economy in Tanzania and
where the role of the NHC has been directed tow#tdscommercial needs in the
housing market, and rental sector is being releg@tenarket forces, it is intriguing to
analyze the most appropriate course of action sacggor the existing public rental

stock.

Problem Statement

Public rental housing in Tanzania was designedttier accommodation of mainly

government employees during hey days of sociatistrihes in 1960s and 1970s

! Tipple (1994) considered the target of 2000 dwgllinits by public housing agencies in the conbéxhe
obtaining economic condition of most African couggrthen as over ambitious. lvory Coast and Nigehiase
economies were prosperous at the time hardly neetatiget of producing 2,000 units annually durifgq-

1983.

2 Characteristically in the ex- British colonies, @oyers were obliged to provide housing to theiptayees
during the colonial times. This legacy lingeredimthe post-colonial times and most of the avaégtlblic
rental housing was meant for employees even whsmis provided by a government housing agency
(Schlyter, 2004).
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The institution that was trusted with the developtrend management of the public
rental housing was the National Housing Corpora(idiiC), which was set up in

1962. During its first two decades, the NHC conded more than 20,000 residential
units that it subsequently leased to civil servamtspre-determined criteria. NHC
played a key role in direct provision of housingth@ low-income groups through

several schemes such as the Slum Clearance Pragihifrenant Purchase Scheme.

Management of the housing stock and the areasNh& developed and those it
subsequently acquired in course of its growth aasyill be shown below, not been as
successful as its earlier efforts in the constancprocess had been. What was once
attractive housing area to live in has sufferedegaindecline, in terms of quality of
space, repair and maintenance of the stock arldnitlscape, and is devoid of decent
service and shopping facilities. From the generasp and media, the NHC is being
blamed for the loss of vitality in its housing asend dehumanizing conditions for its
tenants brought about by dysfunctional drainage sewice lines. The obtaining
condition in NHC housing estates begs the quest®to what went wrong with the
NHC in its management and maintenance of its stAok.the decay effects that are
observable on NHC public rental housing a resultmainagerial weaknesses of the
institution or are they a result of an institutibsatup exogenous to the NHC? With
changing national policies over time as regardsafemousing, what options is the
NHC left with to address the problem of rental hogsn its portfolio?

The National Housing Corporation has carried ouhuanber of studies towards
establishing better ways of managing its stock @articularly on how to improve rent
collection, which is blamed for the poor state gbair and maintenance. The United
States of America International Development Age0$AID) through a housing
privatization and assistance program to the Natiblwausing Corporation under the
aegis of TCGI Consultants Group and PADCO Inc.onhticed a property database
and management information systems that helped NKddComputerize its central
operations in 1992 (USAID, 1992). This helped th¢Q\to improve its rent collection
and charge late fees on rental payment. The USAdgram also introduced a sales
program that was tuned towards privatization of NH@using stock, resulting into a
sale of approximately one third of NHC units durthg 1992-96. It also introduced a
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public-private partnership package for new consioauc projects that aimed at
improving management operations and maintenance.ré&sults of these assistance
programs include an expanded role of the NHC, wisakell captured in the ongoing
debates in Tanzania on a new national housingypalhd an increased de-stocking of
the public rental housing. These efforts have sbtgldo away with rental housing
through a privatization model. But we need to askselves as to whether
privatization is the panacea for the prevailinga&housing problem in Tanzania. Is a
change of a tenure system likely to succeed? Cawpldblic-private partnership model
have an influencing role on the efficiency and effeeness of housing management in

Tanzania?

Existing literature and research reports on houginglanzania is overwhelming on
macro aspects of housing system which has coveresirig land, housing provision,
housing policy, urban development (formal and Infal settiements). Notable works
in this group include those of early authors ondmogl in Tanzania such as Kulaba
S.M on housing and socialism in 1980s, Abrahams Ran@ Sutton J E G on
urbanization in 1960s. Kulaba was the founding adoe of the Centre for Housing
Studies (CHS) at the then Ardhi Institute in 1978hwsupport from the Dutch
Government. He edited a large number of researaksnsay the Centres staff which
largely shaped the ensuing housing policy discassaf the 1980s and in particular
workshop resolutions that were published in 198bwards Housing Policy in
Tanzania’'. The CHS’s approach to the housing proldemplemented early works by
Sutton on urbanisation and its woes in a developontry, and was closely allied to
the Canada International Development Research €dhtwas distinctively an urban
development problem characterized with urbanisapomcess within the socialist-
oriented national development program of the timé #he housing schemes such as
the Site and Service Projects that we referredtwve. During 1970s and partly 1980s
there were several literal works from amongst uraographers from the University
of Dar es Salaam on coping with rapid urban growtlyration and employment and
later by Stern & White who edited a major publioation African Cities in Crisis in
1989.
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In the mid-1980s and onwards, published literaturrédnousing became more focused
and interlinked with access to land. These weretljné®m urban planners and land
economy surveyors at the then Ardhi Institute. §kaeral theme remained however
‘urbanisation’ but the land factor in terms of asxdy different classes of people and
gender, tenure systems and land use planning begereepronounced. Some of the
publications on the subject challenged the Sitek S@&rvice Scheme Projects which
targeted low-income earners arguing that they egeh ihijacked by the rich (Kironde,
1992), criticised the urban planning practice blagmit for the proliferation of
informal settlements (Mosha, 1991), and non-impiatai®on of shelter provision
projects due to lack of planning insight (Mater@84). In preparation for the UN
Habitat Il conference in Istanbul in 1996, more used research works towards
housing provision on the enablement model wereiezhrout but still within the
general framework of macro-institutions. These udeld sustainable cities
development program that included discussions onticg@atory approaches and
involvement of community-based organisations (CBOs) the planning and
implementation processes (Kyessy, 1994 and Halla4)l financing and sustainable
cities development (Kironde, 1997) and formalizinformal settlements (Kombe,
1995).

Those researches that tended to address some wofiche aspects of housing did so
marginally, for example looking at the National ldog Corporation as the public
landlord and how it faired in the market. None fvé studies on housing in Tanzania
has focused on the future of the rental housing bothe private and public sector. At
micro level, it is apparent that none of the stadmas investigated the relationship
between the housing environment and the peopladivn it, nor how individual
tenants in the Tanzania housing market contextJeelad contribute to housing
management as consumers and important stakehof@afsn the ongoing housing
reforms not only in Tanzania, but generally thraugithe developing world, housing
choices that are unfolding to housing consumergatiéng more numerous than they
were years back, and with limitations in the waye timdividuals realize their
preferences and public housing providers meet ti®igations, it is intriguing to find

out what beholds public rental housing units inythars to come.
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While the private rental housing is very diversetémms of its size, design and
ownership; dynamic as it relates to the market, alngost completely unregulated
despite the several regulatory attempts by the govent, public rental housing in
Tanzania has been characteristically highly regdlatrigid to changes in market
conditions and cheapest in the market. BesidesCadstedt (2006) for example
observes, the housing debate in Tanzania is biagaithst rental housing and that the
policy focus is on land rather than shelter, whigtther alienates the rental sector
from the mainstream housing debate. Precht (203%) @bserves that low-income
rental housing provided by low-income landlordsTenzania is equally a neglected
sector of the urban housing market. It would theneeseem that rental housing sector
in Tanzania is an area that has been sidelinedv@thdthe government drifting more
and more towards supporting-role, public rentaldnog sector is more likely to suffer
more setbacks than its counterpart, the privatéakesector. This again begs the
guestion as to what is the future of public rerttalising in Tanzania given the
conditions of more privatization in the economy amtbntation of policies towards

market economy.

This research is an enquiry into socio-economiert@nants of maintenance in public
rental housing in Tanzania. It is hypothesized lo@ motion that the sustenance of
public rental housing in Tanzania rests with theelef improvement in the stock that
addresses the social and economic needs of thengozensumers in the sector. The
physical and functional decay of public rental hngss, on one hand, correlated with
the amount of caring and improvement that has leeercised on the stock, while on
the other, to the lack of effectiveness and inngeahanagement strategies in housing

management.

Research Aims and Issues

The main objective of this study in the light of aths outlined above is to explain the
reasons for the lack of care and repairs of housirtge public rental housing sector,

and form opinion for instituting sustainable changethe built environment sectors -

changes that will result in improved rental housicgndition in Tanzania. The
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research seeks to fill in the missing discoursk kiatween strategies towards solving

housing problem and strategies towards improvingtiex) housing quality.

The specific objectives of the proposed study idelthe following: ..

a. To determine the role of house maintenance iniogldb other aspects of life
that house occupiers value most in their dwellings

b. To identify the most common problems that lead dorfy maintained houses
in the rental residential market

c. To identify successful collective actions by tersaautd explain them

d. To analyze different proposals for the future oblpurental housing sector in
Tanzania

e. To evaluate theories worked out in other contexid their relevance to

Tanzania

Research Questions

Although the study surveys past efforts towardsviegl housing problem in the

Tanzania, the focus is on the aftermaths of théfeet® The study does not seek to

evaluate the housing schemes that nations haveaextioper time as a program, but

rather look at the output, the dwelling unit innbsrof its interaction with its occupiers.

A number of research questions are posed; wittb#s&c question being whether the

housing product that came out of the differenttsgi@s was, or is, a sustainable

solution to the shelter problem. Some specific jaes that beg answers from this

study include the following:

1) What are the reasons for the high incidence oegdars and lack of maintenance
in public rental housing?

2) In what ways do these disrepairs affect the housmimers and how do they
respond to it?

3) How have the urban housing types influenced theuibf maintenance of house
occupiers?

4) What is the context of involvement of house occigpia maintenance of their
demised houses?
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5) How can landlord organizations institute stratqgicperty management that takes
cognizance of the dual needs of the buildings amdipiers?

6) To what extent and in which way is the drive tovgam@boption of enabling
housing strategies affecting public rental housintihe developing countries?

7) What is the future of public rental housing in thlkeanging socio-economic

environment?

The research questions posed seek to investigditedoal efforts towards caring and
maintaining of units in rental market and prospttition to the public rental sector.
It is generally now accepted that Public-Privatetiaships (PPPs) is an important
tool for economic development that targets at theetbpment and maintenance of
facilities on a sustainable basis (Payne, 1999coAding to Ngowi(2008), although
there are PPPs of various forms already takingepiacTanzania, there has neither
been the right institutional framework nor legabktmments to support effective
implementation of PPPs. Would PPPs work in the exdntof tenant-landlord
relationship founded on collective action?

Definition of central terms

In this section, key concepts used in the studydafmmed and put into the context of
the study. Most of these concepts are taken frdraratudies and official documents.

In order to suit the requirement of this study sonwalification has been carried out.

Housing Maintenance

Housing maintenance is the key concept that is dbsalighout the study. The

concept of Housing Maintenance is found in sevstalutes, standards and general
literature. The most popular definition of mainteoa is on the basis of the British
Standards BS 3811:1993, which likens maintenance to

“...a combination of actions required to retain atem in, or restore it to an

acceptable condition...”

The emphasis in most literature on what constitatasitenance is the actions that are
exercised on an existing asset with the main ainhafling the asset in as built

condition so that it continues to be useful for thepose to which it was intended.

24



Housing Decay and Maintenance- the Case of Pulilicsithg in Tanzania

Those actions can be acts of commission or omisanohthey all revolve around the
caring attitudes by both the user and owner ofasets or housing as the case may
be. The definition by BSI: 1993 owes its origintive BS 3811:1984 in the UK. There
has however been a lot of improvement in the d&dimi The Chartered Institute of
Building (CIOB) introduced the concept of ‘improvent’ in the definition in 1990.
The CIOB definition is of particular interests dshighlights the fact that utility
derived from occupation of an asset will vary wétianges in the living standards and
hence the need to positively carry out improvenveortks to update the standards of
the facility to contemporary standards. In otherdsgo the CIOB definition as cited
below acknowledges setting of obsolescence andicply functional and

technological in an asset. The full definition bNOB is as follows:

“...work undertaken in order to keep, restore, or inyer@very facility, its services
and surrounds to a currently acceptable standard aunstain the utility and value of
the facility...”

The broad maintenance requirements of residemiéd as per BS 3811:1984 are that
residential units should provide comfortable liviegrroundings in terms of hygiene,
safety, privacy and increasingly security and ewesgavings in urban areas.
Maintenance is an integral part of the constructimlustry consuming up to one third
of the construction industry resources in countlies Tanzania. The corresponding
figures would be relatively higher in developed nwies where new building works
added to the market are at a slower rate thanetuebishments. For example in the
UK, repair and maintenance consumed over £38bilhd2002, out of the total sum of

£56 billion that went into the construction indysi.e over 67%.

Performance of housing maintenance is valuable ¢etimy set standards. In the
definition above, the emphasis has been anréntly acceptable standardsSuch
standards are usually unifotnacross many countries and a subject of review at
national as well as international level. Howeveat all countries can conform to set
standards at the requirement levels. Internatiagegdements such as those relating to

global warming ( e.g promotion of European Passiweises) and energy efficient

® Resources constrained countries may not be alsiestain higher levels of standards commensuratetig
international standards.
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public buildings set new building standards butures) technology that not all

countries could introduce at the launch of thegub{Gleeson, 2008).

In Sweden, there is a lot of work that is goingiothe maintenance industry aimed at
bringing the existing stock in terms with long-teemvironmental quality objectives as
defined by a Government Bill that was passed im1@¥ane, 2002). Vestbro (1998)
gives a detailed account on how the Swedish houwsmdgtown planning evolved with
the aim of evolving a design that was attractivebtadlding users in terms of
functionalism as well as aesthetics. House occspiettitudes towards their
accommodation have an important bearing on our mstaleding of housing

maintenance.

In a major shift of policy towards compliance toethyoto Protocol, the UK

Government proposed an increase in the annualrootisn of homes from 214,000
(2005/06) to over 300 000 by 2016 as a measuredioce emission of carbon dioxide
to comply with a Code for Sustainable Homes. In ¢batext of the present study,
housing maintenance standards that are studielihated to those that a developing
country like Tanzania is able to afford and whiatorpote the health, safety and

security of occupiers.

Housing quality

There is a lot of confusion in current literatune what constitutes quality housing.
Some literature would even use the term ‘qualityfeichangeably with the term

‘housing condition’. According to Sengupta et aD@Z), the meaning attached to
housing quality is expressed differently in differecontexts as between rural and
urban, formal housing and informal housing, andetigsed and developing nations.
In the developed countries, housing quality is symoous with the housing

environment, in which the dwelling unit is situateehd embodies the physical
characteristics as they respond to the human reeeti;icreasingly how they integrate
human disabilities and needs of the minority growgrergy consumption levels and
maintenance of facilities that promote good livimgterms of hygiene, safety and

security. In the less developed countries, hougiradity could construe a basic shelter
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that protects the individual from the vagaries afune like inclement weather but also

the ‘permanence’ of materials used in the constact

Crosby (1994) maintains that quality is conformamcerequirements and that is
primarily market-driven and customer-oriented aspiits customer utility and
satisfaction in focus. Customer satisfaction ideéd in the customer’s perception
and past experience. But this perception is infbeenby a complex set of variables
such as his own direct experiences, relationship tie object and provider of the
object or services, information that he has accksdsout the product and his
awareness of other customers’ experiences. Thenattenal Organization for Quality
(ISO) standard ISO 8402 - 1986 defines qualityasriy similar meaning as

“...the totality of features and characteristics ofraguct or service that bears on its
ability to satisfy stated or implied need$ (Tsang, 2002).

Housing quality as construed in this study affirtims views expressed above and is in
line with the World Bank and UN-Habitat Housing icators Programs (HIPs) that
were published in 1990. HIPs are used as genesd to measure performance of the
housing sector in a comparative, consistent anétypotiented perspective among
World Bank member states (Priemus, 1992). 25 kelcators of housing sector
performance were agreed upon grouped into six nesdech covering a number of
items:

1. Housing Affordability Module. On prices, rents amausehold incomes

Housing Finance Module:- mortgages, credits anerast rates

Housing Quality Module- key attributes of housingatity

Housing Production Module — housing production sxveéstment

Housing Subsidies Module- subsidies and targetbdidies

S o

Regulatory Audit Module - regulations on exchandgdamd and housing, land
registration and ownership, housing finance regaatrent control, administrative

delays, land use and land development controlerpkrty taxation.

Tanzania was among the 52 nations who as a grgupdithe memorandum on HIPs.
It has observed that not all the Housing Qualitgidators have relevance to

measuring performance of the housing sector in diaiaz Table 1 lists an extract from
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the HIPs that have been used to measure performaindee housing sector in

Tanzania.

Table 1: Housing Quality Indicators applicable to Tanzania

area

Source Extracted from WB& UN-Habitat HIPs and Priemus1992

Indicator | Building Definition
No Element/Indicator
Structure and
Density
8 Floor area per persgn The median usable liviageper person last year
9 Permanent Structur¢  The percentage of structunesrmanent materials
Infrastructure
Services
10 Water Connection The percentage of dwelling sunitith a water
connection in the plot they occupy
11 Journey to work The median length in minutea ohe-way commute in
the urban area excluding home-based workers
Tenure
12 Unauthorized The percentage of the total housing stock in theumy
housing area which is not in compliance with current retjates
Choice
13 Residential Mobility| The percentage of all hdwdds who moved their unijt
last year (including newly formed households)
14 Vacancy Rate The percentage of the total nundfercompleted
dwelling units which are presently unoccupied
15 Owner-Occupancy The percentage of all dwellingsuwhich are owned
by their occupants
16 Residential The percentage of the urban population living ie |th
segregation largest contiguous low-income settlement in theannb

This study seeks to establish whether Tanzaniadipant to the HIPs Program has

fared any better in the housing sector and pa#drtuin meeting the key attributes of

housing quality. Existing literature paints thetpre that most of the housing in

Tanzania is provided by the residents themselvesdad in informal settlements

(Kombe et al, 2000, Lupala, 2002). In what ways haspliance with the HIPs

enabled Tanzania to improve its housing sector. les Tanzania’'s peculiar

landholding system that evolved through coloniavegoance, socialist form of

government to a market economy over a 50-year ¢hgaimyed any role in shaping its

housing policy? Despite its strong ‘socialist’ gmsi on the land and housing matters

during the 1967-1992, reforms in the land and hayisectors have borrowed a lot of

concepts obtaining in other countries and partityillnose promulgated by the UN-

Habitat and World Bank. Available literature on bmg situation in Tanzania

28



1.4.3

Housing Decay and Maintenance- the Case of Pulilicsithg in Tanzania

indicates a fair deal of discussions on almostnaddules except that on Housing
Quality which has attracted a scratchy considemaéind at times overwhelmed by

debates on land for housing.

Discussion on housing quality in Tanzania is ovealyout use and adoption of
industrial materials and technology for constructiof homes, and need for
compliance to planning standards and regulatioNyumba Bora’' (translated as
‘decent homes’) campaigns of 1970s was an atteonrtds meeting housing quality
criteria but the campaigns were abandoned due ¢oettonomic hardships that
characterized the late 1970s and 1980s. Publi@alréwiusing in Tanzania, which is
concentrated in Dar es Salaam, reflects the soeraineering module that
characterized modernist Europe of the 1920s. Tudyseeks therefore to analyze the
housing situation in the bustling city of Dar eda@an that is characterized with a

wide range of housing reforms attempts over itohys

Decay in public rental housing has been on increasé with the continued
withdrawal of government support in the economy, filiture of public rental housing
seems bleak. What options are there to rescuditjigibg of public rental housing? Is
privatization model the panacea also in housingesys? What other options can be
instituted to ensure availability of rental units the enhanced graduate population in

Tanzania and for those who elect to remain tenants?

Housing Condition

Housing condition is another concept that is usedrchangeably with quality. In
generic terms housing condition is an outcome ef dgoality situation. When an
individual customer is dissatisfied with housingvsees, it is tempting to conclude
that the housing condition is bad. But this is eetirely true in all the circumstances.
In a study on housing in Tanzania, Hoek-Smith cmi¢el that house condition in
Tanzania differs widely between the different sestsuch that 42% of buildings
owned by Government departments and institution$anzania were in bad shape,
while the corresponding rate in the private seatas 22% in 1990. Rented properties
exhibit more wants of repairs due to delayed woist the concept of housing
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condition that Hoek Smit applied was on the agetgipd of materials used, in which
case government buildings which are relatively malder were found to be in bad

shape (a term that she used).

In the context of the present study, housing camditelates to the observed condition
of a house against the quality of the construcéisrenshrined in its original design.
This definition differs from that of Hoek-Smith (Q9) and the Building Research
Unit* (Ministry of Lands and Human Settlement) who ligeih to the ‘degree of

permanency’ of building materials used in the carcdion. We consider in this study
a housing condition to be the summation of theedgiit caring activities that have
been exercised on the house from the time it wastbuhe time when it is inspected
irrespective of ‘permanency of its materials’. V¢hil is agreed that a well built house
of ‘modern materials’ such as concrete blocks addstrial produced roofing tiles has
a better chance of being in a better housing cimmdin terms of its maintainability, it

is stressed that housing condition is the sum phgand user activities exercised on

the premises irrespective of permanency of thetoactgon.
1.4.4 Public Rental Housing

The focus of the study is on housing schemes tlesie lmatched during the last 50
years and mostly in the public rental sector. Mddhese schemes in Tanzania were
carried out with support of external donors suchihesWorld Bank, United Nations
Organizations and through bilateral links particiylavith Scandinavian countries and
the ex-socialist Eastern European Countries. Tireseded high-rise block of flats,
detached single-family housing of different typosy (largest being the ‘Swahili
type’) and terraced housing, serviced housing lanobdemes etc. Some of these
schemes proved very successful while others diquRil, 2000 p12-14). It has been
observed that government or its agency has dirsaipplied public housing in Africa
usually for those

‘...sections of urban population who needed or desespedial treatment; the poor

and government workers who were liable to transféfipple, 1998:594).

* Building Research Unit was upgraded to a semirmrtmus Agency now known as the National Housing and
Building Research Agency (NHBRA) with effect frorA(®.
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In the context of this study public rental housing anzania would refer to those units
that are currently let by the National Housing Qogtion. These units are not
necessarily occupied by the urban poor as Tippgests, mainly because urban
housing policy in Tanzania never recognized theamrpoor, indeed urban dwellers
were taken to be relatively richer than their rucalunterparts who were mostly

peasants (Kironde, 1992)

Scope of Research

This study is primarily in the housing managemeegltfwith major focus on existing
building stock and possibilities of improving itaajity and condition. It is founded in
property management and particularly in propertynteaance. The study is confined
to public rental housing, a sector that has beedhegéblished in Tanzania for over
long period of time despite its very small sharehef rental market. Its main features
are synonymous with those of the emerging privesedential estates that are a result
of the liberalization of the hitherto socialist ecoy in Tanzania. Although public
rental housing tends to be cheaply charged, itmiportant to bear in mind that
Tanzania’s public tenants are not necessarily gdence it is expected that findings
from the study should prove useful to the emerdginge scale private sector and other

housing systems that are likely to be formed inZBauma.

The study is limited to Dar es Salaam, the prinitle in Tanzania. Two residential
neighbourhoods are studied, at Ubungo and Keko. gile¢ study was limited to
Ubungo Area. Ubungo was of special interests fostrbecause it lies in between an
industrial corridor and well-established residdntieighbourhoods that have attracted
resident population from around all corners of ¢bentry. The second reason is that
house occupiers in the selected neighbourhood®fangixed income groups and it
may be possible to stratify their income levelscertain bands, which will suit the

study.

The unit of analysis is however a dwelling unith@usehold. What the household as a

family or persons perceives as good housing camdiis instrumental in our
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understanding of the level of services that theerty owner will need to give. But

more important is the fact that the individual hetuslds hold key to readiness to pay
for their accommodation, how they care about repand maintenance of the
building, and how much they will be prepared torgpm terms of money or labour on

the repair and maintenance.

Organization and Structure of the Thesis

This study is presented in 8 chapters. The intrtmdyachapters surveys the reasons for
carrying out the study and the expected contrilnutidbody of knowledge by directing
the study to those aspects that might not have hmsed into by other scholars. In
chapter two, a historical and longitudinal analysfisiousing provision and maintenance
in Tanzania is made. Government strategies towgmas/ision of housing and
maintaining quality housing are analyzed in an réffo infer the extent to which they
address the twin issues of the study, housing m@amice levels and embedded social
capital in the housing occupiers. The final parttlod chapter discusses maintenance
condition of public housing and possibility and egfations for privatization of the
public housing sector. Chapter three looks at ibsadeveloped over the years in the
areas of housing management. Chapter four is thbanelogy chapter outlining how
the research was carried out. It lays ground fetifiging the use of case study research
and reason for selecting the case studies of UbangoKeko NHC in Dar es Salaam.
Rental housing is given special treatment in the obapter, to highlight the important
role that it plays as housing system in an econand/yet the most easily neglected by

policy makers.

Detailed information about the case studies islalla in chapter six while in the
following chapter; an account is made on the olesihousing condition in the case
study area. The final chapter is reflection on pmssolutions for helping out public
rental housing sectors such as in Tanzania. Tlily stioserves the infancy of tenant
participation schemes in Tanzania and urges fariapeffort to encourage and promote

such schemes at policy level and amongst indivithradlords.
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Chapter Two: Housing Provision and Maintenance in Bnzania
2.1 Background Information on mode of housing prowsion in Tanzania

2.1.1 Introduction

There are several studies that have been carrieétholanzania on housing needs,
evaluation of government efforts in housing pramisiand its commitment to
international housing policies/provider model vergmabling model; and over the last
few years on the need to re-introduce housing raggdacilities. But, there has been
very little literature on housing improvement andouking condition.
Characteristically, the housing sector is overwliedty a mono-tenure systémwith a
big divide between the public and private holdinghs/stems. The public sector
comprises of rental housing owned either by the slblic housing provider, the
National Housing Corporation or employer organiagi such as banks, pension funds
and publicly owned utility companies. The publicusing sector has however, over
the years continued to shrink mainly on accountdaghift from rental housing to
homeownership as the strategy for providing hoysimg also due to burgeoning
informal sector that fends for itself whenever arterever opportunity avails itself.

The background information to the study surveyd pésrts by the Government of
Tanzania towards housing provision and how suclortsff have addressed the
maintenance of the housing stock and quality ofaldmousing in the public sector.

Tanzania situates along the eastern coast of theaffcontinent sharing borders with
8 countries as shown on Figure No. 1. Tanzaniairddaits independence in 1961
having been a British Protectorate between 191936 During the early years of
independence the government adopted a centrallyneth economy system
characterized with 5-Year Development Plans. In719&nzania adopted the Arusha
Declaration that committed the country to a sostaideology built on founding

President Nyerere’'s brand of African socialism dedbln Swahili as Ujamaa. The

® Mon-tenure system is a situation where there iig litle room for tenure choice and movement betwe
tenures tends to be uni-directional. In the contéxXtanzania, transfers even with the sectors(piea public)
are very restrictive due to lack of varieties anetbities in available housing.
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main tenets of the Ujamaa included social soligardelf-reliance and ‘equitable
distribution of incomes. Following the Arusha Dealkion, all private means of
production were nationalized and a strong publtewas set up comprising over

400 public companies fully owned by the government.

The Tanzanian economy is overwhelmingly agricultwih few industries. Raw
agricultural produce accounts for 85% of the cogstexports and employs 80% of
the nation’s workforce. The economy was badly Hittle fall of world commodity
prices and the rise of the oil price in the 1940&] an increasingly corrupt regime that
embezzled public funds. Towards end of the 197@szania went into war with
neighboring Uganda which further disarrayed theneowy. By the 1980s the
country’s economic growth had declined so low thatas leaving shops empty. The
Government had to accept conditional loans fromIME and World Bank which
called for severe cuts in public expenditure. 1909 the socialist-oriented economy
was abandoned and in its place market-orientedipslivere adopted largely drawing
from World Bank and IMF prescriptions. Tanzania Baksequently become signatory
to a wide range of global campaigns for sustaindblelopment in different sectors.

The total land mass comprises of over 945,203sq.6k?% of which is water surfaces
mostly on the nation’s periphery, and the rest @®mbination of rich fauna and flora
with the highest mountain in Africa (Kilimanjaroha the largest and most diverse
game parks in the world (Serengeti). It has amedéd population of 40 million out
of whom 20% live in urban areas, with an annuakaye urban growth rate of 4.2%.
It is estimated that by 2015 about 50% of the paipah will be living in towns. The
official capital city is Dodoma which is situatethast at the centre of the country,
but Dar es Salaam which is along the coast is #wacto capital city where all
government departments' headquarters, commercialits and major national

events are concentrated.

Over the last decade the Tanzania prospects faaisable economic growth have
been very promising, with GDP figures registering average of 5.6% per annum

growth.
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Figure 1: Regional Map of Tanzania.
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2.1.2 Efforts towards Housing Policy Formulation

A review of existing literature in Tanzania revealsountry in an everlasting wanting
of a housing policy. Immediately after independefmoen British colonial government
in 1961, the government embarked on a series osunes to ensure better planning

and housing for its people. The magnitude of theshg problem at the time was

35



Housing Decay and Maintenance- the Case of Pulilicsithg in Tanzania

arguably insignificant against the low urbanizatiae®. The urban population in
1961 was hardly 500,000 (less than 3% of the eptgulation), but this jumped to
790 000 by 1967 and 7,900,000 by 2002 (see Tab&dv). Traditionally, housing in
the rural sector has been provided for by the metp@mselves, and although of less
permanent materials when compared to urban housax individual tends to have
access to all housing needs such as space foirglespcial interaction, domesticated
pets and stores and ample outdoor space for atbezational activities. In the urban
areas, housing is a much more serious problemdagdnals may only have access to
a sleeping space in majority of cases, and in avaed setting. In the context of
Tanzania, the urban housing problem during 196 41@as compounded by an
unprecedented high urbanization rate which ledbtesing shortage and high rents, the
sprawl of squatter settlements within the urbanasras well as blighted areas
especially in the old settlements built by the atddgovernment.

As a result, the government’'s resolve was to irsgeaousing supply in the urban
areas and ensure that these were charged at dffendats and that the tenure was
secure to the tenants. This was realized througibleshment of the National Housing
Corporation in 1962 charged with responsibilities donstructing houses both for sale
and renting to the public. Rent legislation (ThenRRestriction Act of 1962) was also
passed to limit the amount of rent that landlomisld charge to 14% of the actual cost
of construction. The government also adopted a Sllearance Program to rid the
cities of the blighted areas and squatter settlésndine NHC was for most of 1960’s
and 1970’s a reasonably efficient housing provjalgting into the market on average
of 500 units a year. Some of the units were solé onire purchase basis’ to sitting
tenants, while majority was held in its renting thafo. The rental units owned by

NHC are the main focus of this study.

Unlike other ex-British colonies and despite aduagtihe colonial structures both in
terms of laws, practice and government institutiorenzania did not develop local

government (municipal governments) that would bwaricially strong to develop

® For the whole colonial period, urban areas grew sibw rate. this was mainly due to strict inflontrols that
were exercised by the colonial government. Howevapid urbanization began to be experienced after
independence in 1961(URT, Population and HouseBaolgeys, 2002)
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public rental housing. It instead opted for a calhtrmanaged housing system through
the National Housing Corporation. Turner (1996) bascized this type of housing
system, which he alludes to be, out of necessity,standardized, lacking in variety
and hardly meeting the various priorities of theras He contends complexities in
housing makes it difficult for a centrally managadtem to meet the variety required
for social, economic and cultural stability. Tursees the housing product, the home,
as the vehicles for personal fulfilments, motivatdor responsible use of basic
resources and generators of genuine culture. Wthddlack of consideration for
involving local government as local agents for pdowg housing within the then
provider model in Tanzania be the reason for theenked condition in public
housing? But perhaps it was the low proportiona af urban population to the
general population at the time of Independenceshigtitly thereafter that may have
influenced the government towards a centrally maddgusing system. It is probable
that the socialist ideology that emphasized rueafetbpment strategy at the time was
the main reason for adopting a central housing iplmv system. Statistical
information indicates, as mentioned, that Tanzdmsa a relatively small urban
population in the early years when compared with &enya but registered rapid
urban growth rates between 1975 and 2000. Tabt®®show Tanzania urbanization

rate compared with the other East African Counttliésng 1967-2002.

Table 2: Comparative Urbanization East African Courtries (‘000 & %)

Tanzania Kenya Uganda
Year Total | Urban % | Total | Urban % | Total Urban %
1960 10,328 5.0 8,189 7.0 6,806 5.0
1970 13,273 9.3 11,253 10 9,806 6.6
1980 17,513 13.8 16,466 13 12,5717 7.4
1990 24,834 18.4 22,400 24 17,758 11.1
2000 30,953 23.1 28,687 34.8 24,309 12.2
2005 37,445 26.0 34,210 40 28,789 12.5
2007 39,090 29.0 36,913 41 30,928 14.8

Source: URT Population and Housing Censuses: 2002 xiracts from Mwimba

(2002), Mukwaya(2004), Kefa et al(2008)
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Public housing accounts for less than 7% of théatemousing market in Tanzania,
which compares well with other countries, whereaities from 5-20%. The largest of
this stock is owned by the state housing agenctiph& Housing Corporation which
has 20 branches in all urban areas of mainland araazwith a housing stock of
19,700. In Canada and Australia for example, pulelntal housing accounts for 5% of
the entire stock, but in England and Scotland,pbeentage is much higher at over
33% (Kemeny, 2006).

Under Acquisition of Buildings Act that was passedl971, all buildings developed
as investment properties worth more than $12,50@ wationalized and a new public
organization, the Registrar of Buildings (ROB) wWasmed to look after the acquired
buildings. The ROB as a public corporation manatipedacquired buildings renting
them to the market on almost similar terms as thECNinder the terms of the Rent
Restriction Act of 1962. The acquisitions brought énd commercial real estate
developments in the market and drove off foreigal mstate firms. In 1990, the
enabling legislation, the Acquisitions of Building&ct was scrapped and the
nationalization exercise aborted while the NHC Blsdament Act was amended to
take over the ROB management and its propertiesquitck turns, investment
promotion legislation and policy guidelines aimetl atracting mainly foreign

investments were passed during 1990s.

During 1971-1990, there were basically two publicusing agencies that were
providing public rental housing in Tanzania, the Gltdnd ROB. ROB catered for
high-income group housing and business space ianudseas, whereas NHC was
constructing houses for the low to medium incomeugs. Public employers were
required under a government decree to develop amthge staff housing for their
employees. In 1973, the first Housing Finance Bawds formed, the Tanzania
Housing Bank. During the 1970’s major structurahroges were made in the Housing
sector. The slum clearance program was abortedmaitsl place Squatter Upgrading
Schemes were initiated with support of the WorlchiBaSquatter settlements around
the cities were growing at a very fast rate andGogernment was proving unable to
contain them. The launching of National Sites aedvie Project (NSSP) in 1974/5
was a milestone in the housing history of the counSSP provided the much-
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needed infrastructure in the choked squatter setths and provided serviced
building plots in new districts not very far fromet upgraded areas. In the city of Dar
es Salaam, the now- popular residential distri€tSinza, part of Mikocheni, Mbezi

and Tegeta owe their existence to the NSSP

The new NHC (following the merger with ROB) sheflsgme of its very old housing
stock in urban areas and transferred it to localeguments in the 1990s. These
included all housing developed during colonial tnand in early 1960s around the
central business district of Dar es Salaam (llalavifyeni, Michikichini and
Magomeni) which were turned over to the Dar es &al&ity Council. Some of the
old stock was later to be sold through the City @mluto sitting tenants in 1994.
During the 1980s, the government of Tanzania signe@dimber of agreements with
the World Bank and the IMF that emphasized ausgtarigovernment spending. These
were the Structural Adjustment Program (SAPs) whicbluded the Economic
Recovery Programme One (ERP I) in 1986, ERP lInBodc and Social Action Plan
(ESAP) and the Priority Social Action Plan (PSARLB89. The combined impacts of
these programs were strained urban developmerttea§&sovernment spending was
curtailed. Coupled with high rate of urbanizati@raral living conditions deteriorated
with the increasing poor performing economy, urbansing became more crowded
and growth and expansion of squatter settlemenisfanmal areas around the cities
became the new blueprint of the cities accountorgoler 70% of the urban housing

in most cities (Kombe et al 2000)
Sprouting of Informal Housing/Settlement

The sprouting of informal settlements in Tanzargausred first on the urban fringes
but later on encroached areas within the urbarmricistwhere individuals invaded
public space, unused lands and old settlement tremearly 1960s. The quality of
housing in these informal settlements greatly warfie®m one house to another

depending on owners’ income level. However the garabservation is that informal

" NSSP was World Bank initiated project and it caheut when the Bank for the first time in 1973 esdethe
housing field ( Harris , 2004)

8 Interesting the term ‘overcrowding’ is relativerte In the ongoing housing debates in Tanzaniaemas
argue for lower plot sizes from the current avesagfe400m? to at least 200m?2 which is consideretbee
efficient use of resources on unit basis (Kiron@842in Payne G, 2004).

39



Housing Decay and Maintenance- the Case of Pulilicsithg in Tanzania

settlements are characterized with dire lack ofchservices such as water, sanitation
facilities, adequate refuse and garbage collechost of the houses are built of local
materials such as mud and pole which require higdter of replacement during their
lifetime. In 1988, at least 90% of the urban popate were living in areas or homes,
which did not merit required official and legal stlards in Tanzania (HBS,
1991/92)(l).

The 1991/92 Household Budget Survey (HBS) revetiatl 40% of the total urban
population lived in overcrowded houses with occugyarates of more than 2 per
room. In terms of services, only 41% of the popatatof Dar-es-Salaam City for

example had access to piped water; about 4% ofatta¢ urban population had no
toilets facilities, with 80% using pit latrines awaly 7% with flush toilets. Nearly

66% had garbage pits outside the compound, 18.5éwttheir garbage out of their
compound and only 6% had rubbish bins. Out of theegional headquarters (towns),
only eight had central sewage systems. These ségsdhan 10% of the population

of each town (Lugalla, 1990).

In 1990, Dar-es-Salaam, a city of more than 2 anilipeople then, had only 15 public
toilets, none of which were functioning (Lugalla9D9 356). In 1985/86 the city
generated 1,200 tons of solid waste daily. The m#gded 120 vehicles to remove all
this garbage but had only 12. In order to be ablemove all the wastewater the city
needed 150 emptier, but due to financial consgaihhad only 20 cesspools emptier
in March 1988. In 2009, 3,600 tons of garbage vbeieg produced daily but by this
time the Government had embraced Public Privatén@ahip strategies that have
improved the collection to about 65%. There wasda@w at all times from as early as
1962 a national commitment by the government totute human settlement program
that would address all the problems that relaieadequacies and quality as discussed

below.

The magnitude of informal settlements is furtherphfied by Kironde (2004). He
cites for example that by 1979, about 70% of thieanrpopulation was living in
unplanned areas, and that in 2002 out of the 3B(h00Osing units available in the city

of Dar es Salaam, 315,000 units were actually iplanmed areas. These statistics
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indicate only about 10% of the residential stocksviedeed in the formal planned
sector. In terms of land for housing, over the 12001 period a total of 240 000
applications for building plots had been receivgdthee City of Dar es Salaam, but
only 8,200 plots (or 3%) were available for allooat The formal sector has up to
2003 been able to supply a fraction of the needed for development (about 700
plots annually). Beyond 2002, special projects tike 20,000 Plots Delivery Projects
reversed the trend by supplying within 2 yearselms40,000 plots in the city of Dar
es Salaam.

Land regularization schemes under the Land ActqNaof 1999 have been undertaken
in Tanzania with Dar es Salaam as pilot projecesEhschemes aim at recognizing
informal land occupiers with legal rights through liaensing certification. A
Community Infrastructure Upgrading Project (CIURP§saset up in 2004 and by April
2009, it had identified and mapped 270,000 proeeiiti the informal settlements. Out
of these 90,000 were issued with ‘residential tiedies’ a certification of their legal
rights of ownership over their parcel land (Midher@807 and UN-Habitat, 2009).
Whichever way one looked at the problem of inforgettlements in the Sub-Saharan
Africa, the governments as is the present case Vathzania are concerned and are
working hard to eradicate such settlements. TheldWBank and UN-Habitat have
played an important role in helping the countries. dhis has been in relation to
funding research projects towards upgrading andlaggation schemes. Examples of
such assistance include the ‘rapid assessmenttsefitat were commissioned by the
World Bank during 2000-02 for five Anglophone coue¢ (Ghana, Namibia,
Swaziland, Tanzania and Zambia) and five Francophawuntries (Burkina Faso,
Cameroon, Cote d’lvoire, Mali and Senegal). Thegmrts provided basis for further
funding assistance. In Tanzania, the World BanKuisding further project with

$700,000 to formulate strategies of eradicatingrimal settlements by 2015.

Communities in the informal settlements have néxdess developed social networks
amongst themselves that ensure their security amgtoved convenience in the
enjoyment of the lands that they occupy (Sheuyal,e2007). These social networks
are largely rooted in the traditional and culturackgrounds of the individuals that
form these communities. The Arusha Declarationrreteto above was popular with
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majority of the people largely because it was fadhdn the traditional practices that

are deep rooted in social networking and extendeidak family concept.
2.1.4 Towards Human Settlement Development Policy

As far back as in 1980, debates on the need foatéoal Housing Policy were in
place. According to Rulegurd two annual conferences of the Ministry of Lands,
Housing and Urban Development held in 1977 (Mbeyad 1979 (Mwanza) had
made a strong case for a Policy on Housing. Indfiicial opening address to a
Conference on ‘Towards National Housing Policy ianZania’, Hon Rulegura, in
1980, identified six major achievements that haénbenade in Tanzania in the
Housing sector during the first two decades aftdependence:
i. NHC had by 1980 built 13,636 units, undertook slwlearance and
redevelopment in a few towns
ii. Registrar of Buildings had constructed 400 unitsveen 1971 to mid-1980
li. World Bank assisted Sites and Service Scheme iA-897benefited 315,000
people
iv. THB had advanced credit for rural housing in 2Tagés
v. Government had launched Campaign for Better Ho(diggmba Bora’)
vi. Setting up of the National Housing and Building &esh unit (BRU) in 1969
charged with researching on use of local buildingtenals, improving
traditional designs of housing and review of BuilgliRegulations towards

reasonable and attainable standards

The major challenges facing the government dutweglo80s were seen in the light
of established laws and regulations. It was pdditufelt that there was a need to
review national Building Regulations which datedclato 1934 with some
revisions in 1954. Most of the laws and regulatigeserning housing provision
and construction were old and largely inheritedvfrthe British Imperial Majesty
past. The debate on laws and regulations led tofitbe draft of the National
Building Regulations by the Building Research Umt 1975. This draft was
however never adopted. In 1985 and 2001, the dra$ reviewed but became a

° Rulegura A.M was the then Minister responsiblelfands, housing and urban development

42



Housing Decay and Maintenance- the Case of Pulilicsithg in Tanzania

heavily contested document between the Ministrizafds and Human Settlement
Development and the Ministry of Works, with thetdéatbeing represented by the
Architects, Quantity Surveyors Registration BoaAQERB) which considered
itself more qualified to prepare the Draft Buildiftegulations (interviews with
DG-NHBRA, October 2007).

Housing Policy as an important instrument to gulidesing quality and provision
was slowly evolving. Year 1980 was a milestone anZania. This was the year
when the Centre for Housing Studies at the thermiAhasstitute and the Building
Research Unit launched a major research work osihgpolicy. Kulaba Satiel,
then director of the CHS, was at the forefront wihbpport of the Dutch
Government and UN Centre for Human Settlement. borference on Housing
Policy in Tanzania, Carlson E}f¢1980) argued that any meaningful housing
policy should take on board not only the basic and-basic material needs but
also the non- material needs such as attendingychplogical, cultural and social
aspirations:

“...should not aim at just quantity of units added, m&ans for building homes,

neighbourhoods and their actual construction andmeance..” (CHS, 1981)

During the coming years, the CHS continued to @akey role in spearheading
debates on the theme of housing, planning and ibgilsh Tanzania. But none of
the 1980s housing debates materialised in a pdibpment until 2000 when the
Human Settlement Policy (HSP) was formulated. TB@02HSP covered 10 broad
target areas all within the enabling strategiespgaizing the potential role for the
private sector in the housing production systemennie government facilitates all
the other actors in the process. The main goalseopolicy were to ensure:
“...adequate and affordable shelter to people of albime groups, and sustainable
human settlements. (URT, 2000).

Thirteen objectives are listed which were to bei@aad through the following 10

targets:

10 Eric Carlson was then Head of the UN Centre fomidn Settlement stationed in Nairobi
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1)

Making land for housing available with emphasis gtreamlined

procedures and processes

2) Adopting appropriate Planning, Building Regulati@msl Standards

3)

4)

5)

6)

7)

8)

9)

Developing infrastructure and social services

Upgrading unplanned and un-serviced areas throoghmunity and non-
governmental organisations on cost recovery stiegegnd setting up of
revolving funds based on self-financing planning anrveying
Establishing housing finance mechanism and stremgtly existing
Revolving Housing loan fund

Disengaging government from direct provision andnagement of
housing, which included directing employers to fgpthousing allowance
systems and requiring all tenants in public housingay ‘economic rent’
Encouraging and supporting private sector in hauslalivery including
restructuring the Building Research Unit

Creating appropriate economic environment to enafferdable rural
housing

Promoting and supporting housing cooperatives

10)Reviewing rent control legislation so as to safedguavestment in rental

housing without compromising the interests of témaand those of

landlords.

The overall strategy was for the government tasate 10% of its national budget

to support shelter development and encourage thaiyihome ownership.

The HSP of 2000 was hardly implemented. The govendid not set aside the
10% of the national budget as the Policy had indi:aA number of scholars did

not agree with several of the policy statementsomde (2006) criticized the

policy for not being able to distinguish betweenusing matters and human

settlement matters. For years, housing was tresdea section within urban land

use planning and development. Kironde further atghat housing provisions in

the Policy remain on paper only as the Governmanggor concern was on land

issues especially availability of planned land doban development and dealing

with informal settlements. He contends
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“...therefore issues related to housing as a product faow it is to be produced
and consumed received little attention....indeed levhousing is an important
element in poverty alleviation, it hardly featuiaghe country’s poverty reduction
strategy papers.”’Kironde, 2006

Even in political platforms, housing did not feawas an issue of public interest.
Kironde cited an example of the 2005 General Eestin Tanzania, where only
two opposition parties had improving housing caodsg on their manifestos. He
concludes “..this is possibly reflection of lack of promotionhafusing from the
Ministry that holds this portfolio...”Interesting, in the ongoing General Election
Campaigns for October 2010 elections, it is onlg &arty, the main opposition
that has housing as one of the agenda items asdstho do with reducing high
cost of building materials particularly cement aadfing sheets.

Through the HSP 2000, the Rent Restriction Act @84l was repealed in June
2005. This was a great relief to the public housonganizations in Tanzania

which had in practice been the only landlords béiognd by the provisions of the
Act. Private rental housing remained largely infatrand unrecognized; as a result
the provisions of the Rent Restriction Act were amfierceable to this sector.

Target No. 9 of the HSP 2000 had sought to pronzoté support housing

cooperatives. But in reality for the whole duratioh the Policy, there was

insignificant increase in the number of housingpEratives operating in Tanzania
(Nkya, 2008).

Another critique on the HSP 2000 was from Cads{@006) who faulted the
policy for omitting rental housing as main subjecits statements. The overriding
aim of the policy was to promote home ownershipranzania, an agenda that
fitted very well with what was happening in couesrisuch as Sweden and the
Netherlands. The difference was however, in terfnBamzania the only mode of
creating a home-ownership class was to supply rfaoré and hope individuals
would be able to mobilize funding and develop. Taet that the annual new
entrants to the labour market from tertiary insiins (as a result of successful

education reforms) were well over 600,000 did natwince the drafters of the
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policy on the need for rental housing in a fastanibing country. Despite several
references to the Policy by Government Ministersammentaries on the efforts
towards economic prosperity, the Policy has beegels abandoned and a new
team of experts has been appointed to re-drafivahoeising policy.

An analysis of the viewpoints against the HSP 20fficates a perpetuated
attitude towards housing as a social good that rbasprovided to the needy
population. The fact that housing is also an imgadrinvestment vehicle that plays
a crucial role in the local economy of the housanga has been neglected by those
who drafted the HSP. Tipple (1994) underscores nhtiplier effect housing
generates for every unit of currency spent durirmuse construction and
management of the housing. Apart from the inconteemployment that housing
generates in its production processes, housingsoffessibilities for trade. This
explains why house occupiers particularly in lowame areas have tended to
carry out transformation works to their units ot gp kiosks (Nguluma, 2003).
The policy did not seem to consider housing investinas a development strategy.
Arku (2006) offers similar criticisms in his dis®ign on economic significance of
housing in developing countries. He strongly arguease for considering housing
as a productive, stimulative and contributor torexoic development. Arku’'s
expressed view explains why the government of Taiazdid not set funds as the
policy had decried as observed by Kironde (op cit).

Housing Sector Reforms

The urban housing regime in Tanzania owes its ckardrom a number of borrowed
land use planning, zoning and housing conceptscedfyefrom Europe. However,
rural housing has remained predominantly a metahosgd African traditional
architecture that is gradually giving way to anambform. Generally the housing
regime has been shaped by a number of reformsmvérat carried out in the housing

sector. These reforms can be considered into &parate eras:

1. Colonial Era- c1884-1961
2. Independence/Socialist Era: 1961-1984
3. Transitional Ujamaa to Market-oriented economy:5:9895
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4. Market-oriented Economy: 1996-todate

2.2.1 Colonial Era-(1884-1961)

During colonial times, the reigning paradigm wagrsgated residential areas in the
towns along racial lines, with the best located apdcious areas reserved for the
white colonists, while Asian and African commurstieere allocated the second and
third categories of land respectively. Most of tegislation and building regulations
that are in force today were passed during thig.tinotably the Township Rules of
1936 (partially revised in 1954), the Land Ordiraraf 1923, Town and Country
Planning Ordinance, Cap 378 of 1956 and Surveyimd) Registration Ordinance.
These laws had great influence on existing housiagket structure in all the towns in
Tanzania. The Land Ordinance introduced into Talazam system of tenure now
commonly known as Rights of Occupancy that vesteldrad into the State, with the

Governor and later the President holding it inttnfghe community.

With the problems of access to water, the colosédtlers resorted to onsite sewage
treatment and as Rakodi (1995) observed in Hathieresulted in a design for large
plots for those who were in the government viewardgd as the permanent city
residents. The Africans were accorded temporatysta stay in the towns and would
thus commute to towns from their rural areas. tmseof housing, the Africans were
provided with simple housing structures, in thenfoof row houses and were not
expected to move in with their spouses. The coldroases however included servant
guarters in the farther end of usually one acreéspldhese were for maids and they
would be expected to move back to rural areas wihein services were not required.
Since the Africans were not allowed to own and limethe cities, they chose to
develop housing around the periphery of the citidsch slowly developed into
informal settlements. Hence, at independence ttive,urban housing problem was
much more serious with the Africans who flockedhe cities in the wake of lifted
embargoes (Schyler, 2004)

The first problem therefore that had to be solviemh@ependence in 1961 was how to
absorb the large influx to the towns and then vithao with the squalor developments

around the urban fringes.
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Independence/Socialist Era: 1961-1984:

This was the era during which the independence rgovent established and
entrenched itself in the ideology of ‘African sdgen and self-reliance’ dubbed
‘ujamaa na kujitegemea’ in Swahili. It is duringsttera that deliberate efforts were
made to intervene in the working of the land anddmg markets and perhaps, the
housing sector was subjected to more reforms thawili ever be. The most

fundamental reforms included the following:

i. Land tenure reforms. Immediately after independence in 1961, the main
discourse at the time was whether the country caffdrd freehold tenure
system in the light of widespread poor indigenoapypation and few wealthy
but mostly foreign-originating residents. By 19&®, freehold land titles were
converted into government leaseholds with the lshgerm of occupancy
limited to 99 years. Individuals were to be grantsér rights to land especially
in urban areas. Urban land was parceled out acuptdi the Town and Country
Planning Ordinance and the Land Use Regulationd9®0 on high density
(400m2 areas), medium density (900m?) or low dgndib00m?) in designated
zones. As a result, new residential planned dtstiit the urban areas bear the
density icon and attracted respective income-lgveups for each of the three
zones. The plot sizes within each density code wwe regular, in some
neighborhoods; high density plots could be as lsw220m?2 while low density
would go up to 4,000mz.

ii. Urban land development reforms a number of measures were taken to tackle
an increasingly disturbing problem of slum dwellared squatting population.
The earliest of these programs was the slum clearprogram during 1961-65
that brought down whole areas and in their place Muational Housing
Corporation erected high-rise blocks of flats. Ehnesograms did not solve the
housing problem instead resulted in displacing pedmn and antagonizing the
state with its people. Besides, the financial iwggion was not good and
elsewhere the housing debate had taken a diffecense grounded in the ideas
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of J C Turner. These programs were, eventually ddraed and replaced with
new approaches that sought to upgrade the slumsaradter areas on one hand
and providing serviced lands for new constructibhe schemes adopted were
Squatter Upgrading Scheme and the National Sitels Sarvice Project. The
Sites and Service Program of 1974 however managelirivey 20,000 plots
only during 1974-1990. The schemes blueprints aideat in several cities
within the country and there are areas such asaSmPar es Salaam, which are

a direct result of the schemes.

iii. Legal and regulatory reforms

Interventionist legal measures that were introduh@thg the socialist era aimed
at curtailing the growing influence of the wealtblass in land and housing
matters. During 1960s the laws that were passell déh rent control (Rent

Restriction Act of 1962), land acquisition (Land qdgsition Act of 1967),

Leaseholds Enfranchisement Act and amendmentsetd.dhd Ordinance and
Town and Country Planning Ordinance. In the 19&0such stricter legislation
was passed that allowed for massive nationalisaifdouildings whose owners
were absent (living abroad or simply not in occiggtand/or market value was
more than $12,500. The Acquisition of Buildings A€t1971 and a Leadership
Code that was adopted in 1967 within the Arushalddaton prohibited civil

servants to engage in real estate business. Asudt,ra number of housing
projects for renting purposes by estate develogech as Jangwani Beach
Developers and Baobab Estates in Dar es Salaam amardoned as the

developer¥' fled the country.

But there were also some positive interventiond thare made during the
period. In 1973, the first financial institution n@d at home loans was
established, the Tanzania Housing Bank (THB). TiBaaced loans for house
construction to individuals upon certification from local leader that the
prospective borrower owned the land (not necegsanith a registered land
title). By 1990, the THB had offered 14,200 mortgagbut most of which was
not paid back. The Bank collapsed in 1993 and wasw up.

M Merchants of Asian origins were dominant in alnsesttors of the economy and particularly so in es#éte.
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In tandem with setting up THB, Workers and Farmétsusing Development

Fund was set up and administered by THB. Funding theough 2% wage

deductions from employers. An employer for purpo$ehis scheme was an
enterprise with a minimum of 10 employees. Agaia $bft conditions attached
to this type of borrowing crippled the THB and tlhued was stopped in 1980.
Housing that was developed through THB fundingoisnid in prime residential

zones of the cities. With the launching of Sitesl &ervice Project in 1970s,
THB designed a housing form that was thought tohesp and affordable to the
urban poor in the project area. THB erected dematish houses hoping

individuals would pick up loans and construct sanihouses. This was never
realized and today the demonstration houses by BHBmonuments of the
failed strategy

Institutional reforms

Strenuous efforts were also made to increase dgparciprovision of new
housing as well as supply of manpower needs irhthesing sector. A Building
Research Unit was set up in 1969 mandated to @sear appropriate building
materials with focus on locally available materialsd techniques. Similarly
training institutes namely Ardhi Institute (to bee® Ardhi University in 2007),
University of Dar es Salaam and a number of vooatidraining centres were
strengthened. New programs in Building Design anddxg Economics and a
Centre for Housing Studies were introduced at Airdistitute towards end of
1970s.

During 1970s, there were concerted efforts towaegdamping the construction
sector. In 1974, a study on construction industag inalised and most of the
study recommendations were implemented. This iredusktting up a National
Construction Council (NCC), professional registratibodies, which included
the National Board of Architects, Quantity Surveyand Building Contractors
(NBAQSC). NCC is today an important institution yiding information on

building and civil works costs, appropriate teclogyl and other technical
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information for the promotion of the constructiordustry. The NBAQSC was
split in 1997 to form the National Contractors Rgition Board (CRB) and
Architects and Quantity Surveyors Registration Bo&AQRB). Surveyors’
registration board was legislated in 1978 througt Ro. 2 of Parliament that
year and catered for land surveyors and land ecgrsomveyors who in the local

context take up jobs as housing officers, landcefs, Valuers or estate agents.

In urban governance, the government announced er rslaift in its approach in

1972, by disbanding all urban councils and repkadimeem with decentralized
central government functionaries. The abolitionladal governments crippled
local initiatives in various ways and particulantysolving housing problems of
the fast urbanizing areas within their area ofgdidgtion and maintenance of
urban services and infrastructures. Six years |até078 the local governments
were re-established and became fully operationdeuthe Local Government
(Urban Authorities) Act of 1982, the Local Governmh€Township Authorities)

Act of 1982, the Local Government Services Act &82 and the Local

Government Finance Act of 1982 (McCluskey et a30

. Strategies towards Affordable Housing

By 1972, the government was implementing direcidng and land control
strategies towards intervention in urban develogmamd housing. These
measures were perceived in socialist frameworkthee was no comprehensive
housing policy that the government was followingheTNational Housing
Corporation had been given a very broad mandatermstructing residential and
other buildings in Tanzania. Its performance durthg first 7 years of its
existence was impressive; it carried out massiuemstlearance in major cities
replacing the slums with new single storey housings that were rented out to
the previous slum owners. Some of the housing wésb te tenants on a hire
purchase basis. A total of 5,705 houses- ‘low-tmatses’ were built by the
NHC, 70% of which was in Dar es Salaam (Stern, 1986t in the latter years,
its performance dwindled mainly due to meagre fulidcation from the
government that dropped from US$ 3,600,000 in 1P70/$416,000 in 1972/3.
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Rental income from the new housing developed insthen areas was also not
forthcoming, mainly because the number of unitéiged was no more than the
number demolished and the renters of these units the slums owners who did
not have incentive to pay rent and NHC could nattahiem for political reasons

(Stern et at 1985).

In 1970, the NHC had embarked on experimental pt®jen Dar es Salaam,
within a National Sites and Service Program by targaconcrete slabs for 795
foundations and 60 houses hoping to realize 185260 plots. The project failed
as the government failed to finance it and fundimgt was expected from the
World Bank was not forthcoming for another 3 ye&lsIC could hardly meet its

target of constructing 2,000 units a year durin§2t94; instead only 138 units
were realized. Nor was NHC capable of attractingeifpn funding especially

from Norway and other Scandinavian countries as Hsekn hoped.

Consequently with NHC incapacitated, and the odr@al control strategy also in
problems, squatting housing registered a magngredvth from 14,720 houses
in 1969 to 27,981 in 1972 in Dar es Salaam, a teobraround 8% per annum
over the three years, which translates to 44% ef dity of Dar es Salaam

population living in squatter areas already in 1&i2onde, 1992).

As Stern (1985) observed there was political wyllthe government to produce
affordable housing for the low income people, thig tesolve was not matched
with the requisite financial capacity. The Goverminwas concerned at the time
that low-income households were already payinghigb rents for their housing
while government and parastatal employees, stayingpvernment, parastatal
and NHC housing, were being exempted from provsiointhe Rent Restriction
Act. The government therefore introduced a differerode of charging rent.
House rents were to be charged according to orsaries and that public
officers occupying public housing had to pay refiéctively from 1973. The
charges were in three income categories; the loveggtcharge was pegged at
7.5% of one’s gross monthly salary, 10% for mididleome earners while the
highest was 12.5%. The rents were calculated ieasf of the quality and size
of the housing occupied. If however, employees inbth accommodation in
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employer-housing units, the maximum rent chargeab&nst the employee was

3% of his gross salary.

The rental charges were directly remitted to thblipthousing authority or in
the case of private-owned lettings to the landldrdis was the beginning of a
housing subsidy scheme in Tanzania, in that uppmyane employees were
required to pay higher rents that in effect wouiddoibsidizing the low-income
tenants. The implication of this arrangement abdivéct remittance of rent
charges from employer to the landlord was to |@acknt arrears problem to the

NHC as will be discussed in Chapter Six.

Employer organisations were required under the Imployer-Staff Housing
Scheme to provide direct housing for their emplayddere were two categories
of staff that the Government Standing Order recogphi those who were
considered as ‘entitled’ and those ‘eligible’. Hetl employees were defined as
senior officers judged on the criteria of salarplec marital status, nature of
services offered and years of services. These awa¢sgof staff had to be housed
unconditionally. If the requisite type of housingasvnot available within the
organization, the employee would be temporarily ilada with hotel
accommodation. Eligible officers were those thauldobe provided with
employer housing if it was available. The employes not obliged to provide
housing to this cadre in any other form such assimguallowance or rent

subsidy.

Employer organisations were encouraged to deveadpleousing estates. Block
land allocations in new planned areas in the citlese made. Financial
institutions like the then National Bank of Comnerdeveloped over 6,200
housing units for its staff, while the National #dent Fund (now NSSF) had
396 in the city of Dar es Salaam alone. The totaltrdbution of employer

housing to the affordable housing program was 8agmit when compared with

12)1tis important to reiterate at this juncture, g@sernment has assumed throughout that urban
dwellers were salaried employees; this attituderbamined prevalent to-date and it is not
unique in Tanzania as Schlyter (2004) observedamiza.

53



Housing Decay and Maintenance- the Case of Pulilicsithg in Tanzania

what the NHC was able to construct during the pkees summed up in Table
No.3. The Government as employer organisation tiirxabe Ministry of Works
developed a large number of housing units throughwai country. These were

separately managed by the Department of Buildings.

Housing Estates developed during this period byliputorporations and the

Central Government are landmarks in all the citiefar es Salaam these might
have accounted for more than 30% of the entireatdmyusing stock during

1980°%.

2.2.3 Transitional Ujamaa to Market-oriented econorg: 1985-1995

During 1974-1984, Tanzania economy was performeny ypoorly mainly on account
of the 1973 drought and 1974 ‘oil crisis’, but alE® a result of going into war with
neighbouring Uganda in 1978/79. This was also & tivhen Tanzania played hosts to
a number of freedom fighting movements from Zimbabythen Rhodesia),
Mozambique, Namibia, Angola and South Africa, whaarried a heavy expenditure
on military ware and logistical supports to the mments. In 1984, Tanzania adopted
what it termed ‘Trade Liberalization Policy’ whigiuided steadily the country’s path
towards a market-oriented economy and eventuabddibhg of single-party political

system and introduction of multi-parties politiosli992.

This era was characterized with a number of impbrtaforms in all sectors of the
economy. In the housing sector, the Rent Restnact of 1962 had been a source of
friction between landlords and tenants both in piablic and private sectors. The
clause on determination of maximum rent chargeaghkgnst a tenant was reviewed,
and for the first time landlords could expect fiyirents as a percentage of market cost

of construction and no longer on historical costafistruction.

Civil servants who had been paying a maximum of @&%heir salary as house rent

when they occupied employers housing had to payi©%990. A new housing

13 Only an estimate can be made with regard to thpaation of employer housing units to the rentai$ing in
Dar es Salaam. Most of the employer housing has belel off in the aftermaths of the privatisatidrategies of
1990s
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allowance system was adopted that introduced ratitahances, house maintenance,
and housing allowance for those residing in th&mn @accommodation e.g in Dar es
Salaam 20% of employee-house owners received hmasetenance and 25% of
renters’ rental allowance. This encouraged employeanove out of their employer
housing to private lettings or their own privatelyned housing. As a result, employer
housing, which may have either been owned by thplemar or leased from the
National Housing Corporation, registered largestibey turnovers during 1990s and
shortly thereafter, particularly by senior and hggtaried staff. In some cases,
employer’s housing has since then been attractivibe lowest-paid junior staff and
has not attracted as much attention as it useeé io kerms of maintenance and other

day-to-day servicing.

In the run-up to market-oriented economy, emplayganisations, which had been
major suppliers of new housing in the market, séoppll new developments. At the
same time, the newly formed Presidential Parasta&dtor Reform Commission
(PSRC) in 1992 in its strive to privatise the paldector firms, sold off substantial
residential assets owned by the parastatal orgamsa largely reducing the public
rental sector. For example the NBC was privatised997 and by June 2000, a total
of 200 residential properties had been sold outenthie remaining was subsequently
sold during 2000-2006. Table 3 sums up some ofpiieatised residential assets.
Most of the employer housing that was subsequesaig off to the public has been
converted into some other uses mostly hotel anatesffto take advantage of the
location and latent value of the sites. These intlude for example the Telecoms
Housing Estate at Kigogo which is now a touristeha llala. Discerning from the
media and literature on the fate of NHC rentalsuaitthe time, one finds NHC was at
the verge of collapsing during this transitionatipé. The amount of rent arrears
owed to government departments soared to over G&bi ( about $600,000) which
for NHC was enormous sum of money (NHC Annual Rep@001-2004). The new
owners of the privatised firm did not take up tesponsibility of paying rent for their

staff who were tenants to the NHC.

In later years, realizing the profitability of tah business, pension and insurance
funds expanded their investment in apartments withese areas. As a result, first-
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class residential accommodation in fenced estaedben availed in the cities of Dar

es Salaam and Arusha by the Parastatal Pensiorsund

Diplomatic missions accredited in Tanzania were aacouraged to develop their

own housing estates. Municipal governments in BaB&laam and Dodoma set aside

lands for the purpose and to-date, the urban lapesis dotted with gated compounds

of foreign dignitaries housing such as those in $dsa area of the city of Dar es

Salaam which include Valhalla Village (Scandinaviuntries), Canadian Village
(25 units), and Tipper Village (52 units for Iltals)

Table 3: Examples of Employers Direct Housing Prowion in Dar es Salaam

Name of Parastatal Location House Types No. ofNo. of| Year
Blocks | Units Built
Urafiki Textles Ubungo Block of Flats 4 96 1982
National Milling Corporation Kurasini Block of Flat 4 64 1986
Saruji Corporation(TSJ) Mbagala Block of Flats 4 64| 1981
TSJ Mbezi Beach Block of Flats 4 64 1981
TSJ Wazo Hill Block of Flats 3 28 1980
TSJ Wazo Hill Executive/Bungalow 27 27 1980
TSJ Wazo Hill Semi-detached 62 124 1980
TSJ Wazo Hill Detached Junior 38 38 1980
Bank of Tanzania Mbezi Beach Blocks of Flats 11 1661983
Bank of Tanzania Upanga Block of Flats 4 128 1982
BP (Oil Company) Kurasini Several 120 1980
Petroleum Development Mikocheni Block of Flats 13 150 1980
Corp(TPDC)
TPDC Mikocheni Detached Houses 30 1984
NBC Bank Itd Several Mixed 6,200 19805
National  Social  Security Tabata Block of Flats 11 166 1980
Fund(NSSF)
NSSF Mbezi Beach 80 1991
NSSF Mikocheni 150 1992
National Insurance Corp Mikocheni Block of Flats 67 1982
Posts and Telecoms Several 584 1970s
CRDB Bank Kijitonyama Block of Flats 7 326 1980
Tz Investment Bank Masaki Block of Flats 250 1980
Tanzania Revenue Authority Several Mixed 104 5960
Harbours Authority Several Mixed 450 1960s
Total 9,477

Sources: Compilation from various valuation repattérdhi University

14 PPF owns a total of 108 first class dwelling uiitérusha in two posh areas in Njiro Hill whichvgaover
the last 5 years been on lease to the UN- Tribon&wandese Genocide.
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2.2.4 Market-oriented Economy: 1996-todate

An analysis of events during the last decade shibnas Tanzania exhibited sound
economic growth and in particular it attracted dirforeign investments in various
sectors of the economy. This era roughly fits itite 3° Phase of Government under
President Benjamin Mkapa whose presidency ran 885 to 2005. The government
embraced a number of global initiatives towardslieating poverty and opening up
the economy to global trade. It is during this #@mat market-oriented policies in
almost all sectors were promulgated and the ndaahout its development vision
over the next 25 years. The initiatives towardsetlgyng a strong private sector have
embraced enablement, participation and partneegbppoaches. We can sum up those
reforms that relate to housing and urban secttarms of the following programs:

1) Land policy reforms and legislation

2) Urban governance programs

3) Formalizing informal settlements

4) Households Surveys of 2002

5) Reforms in the Construction Industry

6) Housing Debate towards housing policy and legisiati

1. Land policy reforms and legislation

In 1992, a Presidential Commission had been forimetudy and review existing land
tenure system and advice on the most approprigtd feamework. The Commission
popularly known as Shivji Commission made a numbierecommendations that
aimed at overhauling the 1923 land ordinance. Afeated debates and consultation,
a new land policy was eventually adopted in 199% &years later this was translated
into two pieces of legislation, the Land Act Noo#1999 and the Village Land Act
No. 5 also of 1999. The two land Acts have had #&methous impacts on the housing
sector in Tanzania. The major departure point f lggislation is its recognition that
land has exchange value and that individuals cdrdde in land under certain
limitations hitherto not permissible. In particylaroviso to the effect that landowners
could pledge their lands as collateral was mostealipy to the people. In the

implementation of the laws, three projects wereceored, these included:
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i. The Land Tenure Security Enhancement Project
ii. The Land Markets Reform Project

iii. The Land Information Management Project.

The general objectives of the projects were to @m@nt the new land laws with a
view of ensuring and promoting good governancellaegels within the rural and
urban settings and manage both urban and rural ilmr@etonomically sustainable
manner (URT. 2000). Each project had its own corepts1focusing on respective
objectives. The most salient issues arising froenitiplementation of the projects are
those that relate to setting up profiles of lantles, land registers and topographical
maps based on current digital technology, involvilng public in land use planning
and management, regularization of informal settl@ha@nd issuance of certificate of
occupancy to the hitherto illegal occupiers of lasekting up Revolving Land Office
Loan Facility (RELOLF), as well as availing survdyand serviced plots of land for
housing development (URT, 2000)

. Urban Governance Programs

Several lessons had been learnt from the Sustai@Gbés Program of 1992-2003 that
laid foundation for instituting good governance.oda@overnance is an important and
a topical concept into which decision-making isqaessed, taken and implemented. It
is important in that it entails involving all stdi@ders in the decision-making and
decision implementation processes, with a cleaefjnéd rule of law, in a transparent
and with a common consensus, ensuring equitabd¢ioes are maintained and the
most efficient and effective machinery is in plastijle those with responsibilities are

accountable to their constituency. Programs thae Heen worked out in Tanzania
with bearing on housing management include the Séfes Program and its various

project components on how to deal with youth delewey, rising crimes in the cities

of Dar es Salaam and Arusha, and gender-relatdidemns.

In 2001, the Commission of Human Rights and GoodeBtance Act No. 7 were
enacted providing for Client Service Charter. Thet Arovides for mechanisms to

protect rights of the members of society from &g of life and means of restoring

58



Housing Decay and Maintenance- the Case of Pulilicsithg in Tanzania

those rights if have been abrogated by state oerothdividuals. The urban
governance agenda in Tanzania reflects global ayendtransparency in the public
sector delivery of services and upholds the virtaegustomer satisfaction. Public
sector housing is one of the sectors that haverfoem to this legislation.

. Formalizing informal settlement programs

Earlier efforts to upgrade unplanned areas didyredtl the expected positive results.
Instead the number of people living in informalteehents had expanded from 14,720
in 1969 to over 1,500,000 in 1990s, roughly 70%h&f entire population of Dar es
Salaam (Kironde,1992). During this era more affiinea action was needed to
formalize the unplanned settlements in contexth& ¢jlobal agenda. The agenda
framework through which the government has workatdstrategies is the Millennium
Development Goal (MDG), the UN-Habitat Agenda, GloBhelter Strategies (GSS)
and programs such as the World Habitat Day, thee€cNlagnets of Hope that was
launched in 2006 etc.

The formulated national strategies in this regarclude the National Strategy for
Growth and Reduction of Poverty (popularly abbreadain Swahili as MKUKUTA),
the Strategic Plan for the Implementation of thed.haws (SPILL) and the Property
and Business Formalisation Programme (TPBP) or MKBRA in Swabhili. These
three national strategies have been enabled byeargwogram Business Environment
Strengthening Programme for Tanzania (BEST). BE&S een key performer in the
land and housing sector reforms in Tanzania sporgoational dialogue and debates
in formulation of sector policies, regulations amh@fting of respective statutes. The
TPBP has been instrumental in supporting local gowent efforts towards land
regularization schemes in their areas. In the oftyDar es Salaam a Community
Infrastructure Improvement Program was launche20id5 and since then it launched
regularization project that has registered exti@légnd ownership in informal areas
and issued ‘residential certificates’ to over 90,00formal land settlers as earlier on
discussed.
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4. Housing Condition Surveys

Housing condition surveys play an important roleinforming the government on
housing condition for its citizens. The first eveusing condition surveys in Tanzania
were carried out under the Household Surveys of3186d in 1967 National
Population Census and Household surveys. It wasimdt2002 that similar surveys
were carried out. In 2007, another Household Sumwey carried out as to be
discussed in Chapter 5. The 2002 surveys were glepepulation census that was
modified to seek information on housing conditidiwroughout the country. The
Household Surveys Report indicates large dispariisgween housing condition in the
rural and urban areas. The 2002 Census based aks@ssment on the type of
materials used to determine the national housiugtson. Table 4 sums up the three
variables used with respect to mainland Tanzarha. Main findings according to the
National Census report show that iron sheet rooftngominant (46.3%) but more
popular in urban areas where it accounts for 0%é6 ®f individual household units,
followed by grass thatch. In terms of walling, poknd mud dominates followed by
sun-dried bricks. In the urban areas however cefnlecks dominate accounting for
up to 49.7%. Mud (ramped earth) is popular floormgterials in rural areas where
73% of households use it, while in the urban aré@$% of private households have
their houses floored with cement.

In terms of source of energy for lighting, the 20D@nsus indicates the use of wick
lamp is widely used by 77.1% of rural dwellers amhstitutes 64.3% of the entire
private households’ population source of energyhboturban and rural areas. The
total number of urban households that rely on atat for lighting is 34.7%, while
only 3.3% of these use electricity as source ofrggndor cooking. In rural areas
firewood is commonly used accounting for 95.6% s households. It is interesting
to note that sanitation has not improved signifigato the 1967 position. Whereas
16% of the population had no access to toilet ifgciin 2002, up to 9.2% of the
population did not have any and an 85.7% had adodsaditional pit-latrines in both
urban and rural areas. Use of flush toilet was %2ahd 3.6% in urban and rural areas
respectively. Water connection is a serious prableith only 34.4% of the
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population having access to piped water of whiglalrbouseholds account for 21.3%
while the urban 71%.

Table 4: % Distribution of Private Households by type of Building Materials

used for Building

Variable Total Rural Urban
Population
1 Roofing
. Iron Sheet 46.3 32.1 85.8
. Tiles 0.5 0.2 1.1
. Concrete 0.4 0.0 1.4
. Asbestos 0.3 0.1 0.7
. Grass 41.1 52.5 9.3
. Grass and Mud 11.3 14.7 1.5
. Others 0.3 0.4 0.1
Total 100 100 100
2. Wallling
. Stone Cement 0.9 0.6 1.8
. Bricks 15.5 3.2 49.7
. Sun-dried Bricks 33.0 37.2 21.4
. Baked Bricks 14.0 14.5 12.6
. Poles and Mud 34.4 41.8 13.9
. Timbers 0.5 0.6 0.3
. Grass 1.1 14 0.1
. Others 0.6 0.7 0.2
Total 100 100 100
3. Flooring
Cement 26.4 10.5 70.5
Mud 73.0 88.8 28.9
Timber 0.4 0.5 0.2
Tiles 0.1 0.0 0.2
Others 0.2 0.2 0.1
Total 100 100 100

Source: URT, 2002 Population and Housing Census

5. Reforms in the Construction Industry

Construction industry comprises of all suppliersd amanufacturers of building

materials, professional teams of consultants sigclarahitects, engineers, quantity
surveyors, real estate managers and agents, aldihgutontractors. It is an industry
characterized with a complex cobweb of relationsthpth within the industry itself

and outside the industry. The industry relies om plerformance of the national and
local economy for its thriving and survival. Duegiconomic problems experienced by
Tanzania during the 1980s and austerity measum@swbre taken thereafter, the

construction industry performance, in terms of piitbn of building materials was
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for most part of the period bad. Building materislgh as cement, roofing sheets and
glass were in short supply and the number of skiflersons entering the industry was
very few. A large backlog of repairs and maintemaat public housing sector units
was due to problems that the industry faced dutregera. In the running up to the
free market economy a number of reforms were mhdehave positively improved

the industry.

In 2003, a new national construction industry policas formulated whose objective
was to improve capacity and competitiveness ofitdestry with special attention to

utilization and development of local capacity. Aettime of adopting the policy, the

local construction industry accounted for slightbver 20% of the salaried

employment in the national economy. It had beerirdmuting on average 5.6% to the
GDP over the last five years and was growing advaerage annual rate of 9.5%. The
policy envisaged a surge in increased constructotivities due to the general

improvement in the national economy and especidilg heavy investment in

infrastructure sector, expansion in educationalif@s at both secondary and tertiary
levels and continued external supports in vari@esoss of economy.

The construction industry is however characterizgth a large number of individual
builders who are the main constructors of housingath rural and urban areas. It is
estimated that at least 75% of house constructiaiieé country is handled by these
individual builders. The local industry’s share d¢onstruction activities has been
constant at about 20%, while foreign constructiod aonsultancy firms have
dominated the sector (Msita, 2003).

6. Housing Finance: Institutional Reforms

The only mortgage lending institution that exisiedTanzania, Tanzania Housing
Bank (THB) was liquidated in 1995after serving for almost 20 years. Since then
house development and maintenance finance in tivat@rsector has been from
individual personal savings while in the public teedt has come from budgetary
subvention from the central government. Liberailsatof the financial sectors has

5 THB became insolvent in 1993 but it was not ub®95 when it was formally liquidated.
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made it possible for the private sector in partnigrsvith the public sector to set up
new financial institutions in form of commercialré® and savings and credit micro
finance institutions. During 13-14 February, 20@6, important national conference
on housing finance was held in Dar es Salaam th&dcfor popularizing of micro-
finance institutions especially the newly formedviSgs and Credit Co-operative
Societies (SACCOS) and enabling them to finance simgu for low-income
households. The Conference was convened by thestiinof Lands and Human
Settlement Development. The Women Advancement TIW8AT), an NGO
campaigned for low-cost land and low-cost housirffprdable to the people,
demanding the government should consider survepiats of land of much lesser

sizes against the current minimum official ploesinf 400

The Pension Funds (National Social Security Fun&iNSnd Parastatal Pension
Fund-PPF, Public Servants Pension Fund, PSPF)hemgetith the East African

Development Bank and individuals formed a bank, MaaBankcorp that in 2002

started offering house loans. Azania Bankcorp hgd2007 advanced Tshs. 2bn
(roughly US$2m) as house loans under 10-year repalathedule.

In 2008, two pieces of laws were passed, the UtlgsTand Mortgage Financing Acts.
These Acts paved way for further discussion omtesduction of mortgage financing
in Tanzania. The Bank of Tanzania with support frive World Bank has formed a
Mortgage Refinancing Company whose shares are rilyr€2010) being sold to
Commercial Banks. The Mortgage Company is expeteduarantee commercial

banks for long-term loan facilities that they valtend to investors in housing.

. Housing Debate towards housing policy and legisiati

During 2003-2010 the government has put in motiwed housing-related matters for
public debates. The first was the re-introductibrmortgage finance in Tanzania in
2003 in reaction to objections raised against gegeovisions in the Land Act No. 4

of 1999 by the Tanzania Association of BankersaAssult of these discussions, the
Land Act was amended in 2004 and a new legislattas passed in 2008 that re-

introduced Mortgage Financing in Tanzania as afergmaned.
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The second matter was review of the Town and Cgurianning Ordinance of 1956.
Three land use planning laws were enacted in Afi)7. These are the Land Use
Planning Act 2007, Urban Planning Act 2007 and Tdwlanners Registration Act
2007. A National Land Use Plan was finalized indbetrr 2007. These are considered
important reforms in terms of the need to addressternporary issues in land

requirements and development controls.

National Housing Policy is the third on the agen@part from the re-thinking on a
Housing Policy, a new Act No. 16 of 2008 was pas3éd new legislation seeks to
provide for the division of buildings into unitdusters, blocks and sections that could
be owned individually, and management of the comyowned areas to be shared.
The law envisages putting into practice the prilegf the proposed housing policy.

In the course of the debates, a number of isswesdid not previously feature in
official policy negotiations such as private andlaurental housing have come up.
The role of the National Housing Corporation asiblig rental housing provider is to
be shared with another public agency, the TanzBnoiing Agency (TBA) which

was a department in the Ministry of Works respolesitor the management of
government houses throughout Tanzania. Under ActINoof 2005, the NHC has
been charged to operate under commercial prineyplieh in effect is to engage in

real estate development for the general market.

2.3 Housing Maintenance and Tenure

Sweeney in 1973 confirmed that there was relatipnistween propensity to spend on
housing maintenance and the mode of housing terAmeeconomic model that he

developed sought to explain why owner-occupiersewrore likely to invest more in

maintaining their units than landlords who leasattbeir premises. Earlier studies had
suggested that the mode of tenure was an importaigble that influences the rate of
deterioration of housing units. Sweeney's findingslicated that in absence of
transactions costs, landlords would tend to maintiaeir housing units at a lower rate
than will the owner-occupant at all times, exceptha time of purchasing and sale of
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the units. He also found that owner-occupant isemiiely to purchase a housing unit
that commands higher quality than a ‘static optiomality’ and would subsequently set

the unit at a level below this static optimal gtyali

Sweeney’s contribution in the discourse on therdgpendence of housing tenure and
maintenance has laid important pad for understantia levels of maintenance that are
exercised on a property both in the residential and-commercial markets from
economics point of view. The main argument in hiscourse is that optimal
maintenance policy for owner-occupant is determirm®d his assessment of the
satisfaction he gets from housing quality when cara@ to consumption of other goods
and services. Variation in maintenance expendinilieaffect his consumption level of
other goods and services until a certain equilioria reached where his preferences for
housing quality is indifferent. In the model, Swegrtested the impact of transaction
costs on decisions by the two parties and constraecklationship between the

maintenance rate and tenure mode.

Landlords will adopt a maintenance policy thateef$ the rental market prices for his
rental units at various maintenance plans. Theltmddan choose to rent out his unit(s)
to different tenants under different maintenane@amgl His decision will be influenced by
the amount of rent he would be expecting from aegivenant and the respective
maintenance policy. Hence to the landlord, theepat which the unit could be rented
out under different maintenance plan is a relevamiable which is not the case with

owner-occupant.

But while Sweeney’s explanations rest in the ecanamational choice of spending on
housing, housing research has over the years eatbeamore pluralistic approach that
addresses the different facets of the housing probSome of these approaches have
tended to over-exaggerate the roles and functibi®wsing management to the extent
that housing management is seen in addition torsigoey the landlord and tenant
relationship in housing market, as one that is

“...capable of delivering a whole range of activitiésitt are in theory part of social

policy and extend far beyond the core housing mamet tasks.”Franklin 2000: 913.
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In non-market economies which would include mostettgping countries, housing has
tended to be regarded as a welfare benefit armbitsumption as a right given to people
by their government (Huang et al (2002). Subsedyetst remit has not been in the
business or investment sectors but in the socidl vaelfare-related institutions. On
account of Tanzania’s firm background in socigbslicies, even public housing tenants
have tended to perceive their housing as theit agl least bothered to pay for it. This
is irrespective of the fact that the tenants amrgéd lower rents than they would have
paid in private lettings. In stark attack to pubhousing tenants, the then former
Minister for Lands, Housing and urban developmédbn Magufuli) in 2006 was

guoted by the local media ordering the NHC

“...make sure that those who default on rents are gd@edays notice...do not look at their faces
or colour, political affiliation or wealth, just iplement what | have told you, there are about 450
tenants in Moshi who have not paid rent for moentfiO years, yet they have taken NHC to court
for asking for rent...you must take them to cours@sn as possible, | am not pleading with you,
this is an order...you have said you want politiaghort, now this is the support...there are some
tycoons who have good houses out there, but thaytev&ling to government houses, these people
have to be screened and the houses taken and @&tbta people who have no houses..., the NHC
houses are not hereditary, whereby when parentshdie offspring take over and then pass it to
their grandchildren, they are for all Tanzanians..gm@e shall be allowed to live in a NHC for over

40 years, develop a new programme that allowsrtenso live in a NHC for two to three years

renewable contract.” (Tanzania Guardian, 2006:02:18)

The outbursts by the Hon Minister Magufuli are fdad in the obtaining maintenance
condition of NHC houses. This study is an attempt eixplain the housing
maintenance problem in public housing which Hon Mali blames in on non-rent
paying tenants. Some other studies have identifiekl of culture of maintenance as
the main reason for lack of maintenance. This meton lack of culture of
maintenance has been reiterated by Bavu et al:7§1%d . supported by other
sociological studies that were carried out laterrrBnt maintains for example that:
“...type of place where one was raised and lives inftas their ‘community
ideology’ including how they view themselves andpje from other places,

and what is important for a good communitipurrant, (2004).
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Durrant maintains that long-standing traditions cmnect people to place. She
established that in most communities in Tanzaméke elsewhere like in the western
world, people belong to place rather than placermghg to people (Durrant, 2004,
p.94). She argues that amongst the Chagga, whishthweatribe she was researching
on, there is a very strong attachment attitude ptaae. Can we infer from Durrant
then that Tanzania people would consider any ptdaber than their own place of
birth a temporal settlement and would therefore the least on the long-term effects
their acts of omission or commission will have dmede settlements? If they
subsequently have to live in rented accommodatioery their stay in towns would

even be much more temporal (Cadstedt, 2004).

Unlike the public rental housing, housing ownedrivate individuals for renting
purposes exhibits a diverse type of houses in teomsarchitecture, materials
specification, size, aesthetics, maintenance camdiénd the amount of landscape
available. However a large part of the private aEhbusing is not comparable to the
standard designs found in public housing areasatrihousing that is comparable to
the public housing is found away from the tradiiboentral business districts of the
cities such as Dar es Salaam, in ‘medium densityigh-density residential area’. In
terms of Dar es Salaam these will correspond tasihgufound in such districts as
Ubungo, Kijitonyama and Kinondoni within the Kinammd municipality. Majority of
houses are one-storey high and providing for mleltigttings usually in single rooms

and cooking, washing and toilets facilities arereta

In several cases the landlord resides in the sausehwith tenants (Sheuya, 2006).
The exterior of these housing units tends to lolb&bby while the interior of the

individual room lettings is in majority of cases liveared for and with diverse wall

decors matching individual tenant’s tastes and eegnas will be discussed in the
case study chapter. According to UN-Habitat, (200B)written lease agreements are
usual and landlords are more likely to be wealthm older than tenants. Landlords
issue instructions to tenants on repair respoiitsdsil These will relate to the cleaning
of communal areas, kitchen, washing slabs andsoiledy occupiers are expected to
organize the cleaning. Despite poor quality of tamasion the amount of care to

private lettings by occupiers tends to be higheenvbompared to the public rental
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housing. This raises the question as to whetheuladiq housing tenant is less
responsible than his counter-part in private lggijror could it be the influence of the
landlords has impact on how tenant-occupiers coestimeir housing. Flint et al
(2003) offers some useful insight on this in whatterms branding analogy that is
derived from focusing on the external imagery dfialbbhousing and how it is related
to other tenures. He says:

“...government mentalities increasingly distinguishwestn the processes, values
and reputations of housing tenures, and envisadeypsolutions working through
the blurring of such distinctions, in which the viled social housing sector is
rebranded through a reworking of its image and imiguts consumption with private

sector processes”(2003:227)

There are also other avenues worth exploring, tlieakand cultural background of
the occupiers. We can pose a few questions hereseadwhether these can get
answers from the study. To what extent for exampglen social and cultural
background influences house maintenance? Doestithiegssense of attachment to
place as described by Durrant explain the neglielsbose maintenance in urban areas
by house occupiers such as in Tanzania? Is it dimaple for a people with long
tradition of good housekeeping and maintenance lattie villages to abandon those
traditions as soon as they are allocated ‘permahentes to live in the cities? Is it
possible for a people used to dedicate one wholdatacommunal works in a week
back in the villages to simply shun away from askeone day in a year for general

compound cleaning in the city’s residential estate?

In most rural Tanzania, collective works reign amgdome districts (or tribal areas), it
was a tradition for a grown up child of marriage ag be allocated a plot of land for
his house. He would then ask his father to layumdation stone for his new house,
usually the father would plant a traditional treetle site, and the son would
reciprocate this with a calabash of local bfewgimilarly, neighbors would be invited
to help in the construction of the house, whictytivdl, as a communal responsibility
towards one another. At the end of such works,llbocaws would be served, and

similarly if one needed help in crop harvestingclstraditions have not withered out

16 Collective experiences by the author
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despite continued dilution from cultural mixes. 180{2005) observed amongst the
Chagga, “...weekly communal works for men which often invoieasl repairs or

furrow maintenance”.

House maintenance as an activity in the rural Afri@areas takes a large portion of
people’s working hours. Before main rainfall segsoen have to re-thatch the huts,
while women on regular basis attend to replacenwntow dung plaster and
resurfacing of the worn out earth floor. House nepkills have evolved in this way
and today, beach hotel developers in the citiegilsego to the villages searching for
traditional thatching craftsmen for spectacularchdevelopments. In owner-occupier
housing, especially those on urban fringes, regaiesdone on Do-it-Yourself (DIY)
basis, but in rental housing, even in case of d@ed for repairs to the housing and
even with landlords’ consent, tenants would notpdynado it. Does it mean that they
do not have the skills? There is however an exoepib this observation, as said
earlier, the interior of most of the private rentalusing’ that is characterized with
room lettings tends to be better cared for thanetkterior and the other communal
space. This implies that individual tenants arer@gmg housekeeping and care to
their individual lettings but not wary of the comnity needs. Is this one of those
occasions where tenants are faced with either catipg or defecting when it comes
to common tasks? Are the tenants in these instdfreesriders’? Why do they detest
from collective action that would make their neightood a better place to live?

In 1984, for the first time a Tenant AssociatioM Al was formed in Tanzania. TTA
has challenged the National Housing Corporation @\kith its inability to maintain
the housing stock. NHC on the other hand has at& its inability to poor rent
collections. Consequently NHC has over the yearsetlito tenants, organizing them
to carry out some of the repairs and communal gioworks. One would have
expected a collective action would have easily deethcoming given the entrenched
rural cultural background of the tenants, the Afnextended family network and the

mushrooming waves of social groupings in the'&ity

" From an earlier research on the subject carri¢éhdDar es Salaam, 2004 by the author, unpublished
18 Over the last one decade, a number of voluntavgldpment associations have been formed in allruditées
binding ethnic groups, akin to those affirmed byram D Robert in New Bedford Massachussettes 9182
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Emerging Issues

During the last one decade Tanzania overhauleléged and policy framework that
was bequeathed to it by its former colonial goveenta. A change rather than
continuity of the colonial policies, rules and lalaags been made as Rakodi (1995) and
Schyler (2004) also observed in Zimbabwe and Zamdgspectively. The emerging
issues from the above discussion are::

1) Dominance of the Private Sector role in housing/ision

2) New roles for public rental housing agency

3) Privatization of existing public rental housing

Dominance of the Private Sector

Ulomi (2006) and Kamala (2006) presented a cas¢hfoprivate sector involvement
in mass production of housing in Tanzania for thetal and sale market. The two
presentations were from the Ministry of Lands wheeetwo authors were senior staff
in the Commissioner of Lands office. The governmiea$ been supporting private
estate developers to produce mass housing alongpaheh lines south of Dar es
Salaam. The two projects that the authors had edudhndicated ultra modern

residential estates were being developed for tigah imcome group in the area in
Kigamboni area by M/S Mutual Estate Developers INthsinde (2005) had also
found out in her studies that government housintsuhat had been sold off to their
occupants had been ripped down and replaced with hise apartments or retail
space in the upcoming commercial area of the Hhihegorime residential

neighbourhood of Dar es Salaam in Oyster Bay, Maga#ft Ada estate areas. The
general observation is the impact of relaxatiopaficies on land development in the
major cities of Tanzania. There are several neyept® that are currently taking place
by the private sector in the residential housingk®ia A much more recent project is
by a group based in the UK, the IPI Ltd which eveloping a total of 200 acres to
the north end of Dar es Salaam on the basis ofvadoip development that will

comprise multi-family dwellings, retail space and
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The overriding picture is a reaction by the privegetor to provide high-class housing
product. The Tanzania Women Advancement Trust, &ONon the other hand

observes this as a negative trend and took in@atwith the Habitat for Humanity

International to set up a form of cooperative hngshat would cater for the poor
members of the population (URT, Draft Housing Rgl2009)

New roles for public rental housing agency

The present role of the NHC has been reviewed atléwels. Internally, the NHC
organization vision and mission were reviewed @ tall advantage of the lifting of
the restrictive rent legislation in 2005. At poligvel, the draft National Housing
Policy suggests that NHC takes a more commercitdaki and engages itself with
commercial housing development for the sales ma8teategically, NHC is expected
to serve the upcoming high market segment in tiseleatial sector alongside the
private sector. Bamanyisa (2006) outlined ways G@oeporation could exploit the
opportunities that have unfolded before it in aljguprivate partnership (PPP) model
taking full advantage of the fact that most oflatsd is situated within central business

district of all major towns.

The provision of public rental housing will accardito the Draft Housing Policy be
the responsibility of the Tanzania Building Agen@BA), hitherto, a government
agency responsible for management of residentials uowned by the central
government. Would the TBA succeed where the NHQedaiin the course of
managing public rental housing? Both NHC and TBA eurrently preoccupied with
developing residential houses for the emerging etaaknongst civil servants who are
facilitated by the Housing Loan Revolving Fund rbg the Ministry of Lands,

Housing and Human Settlement Development.

Privatization of the existing public rental lousing

The setting up of the Unit Titles Act, 2008 has rbgeerceived by the public as
observed from articles in the local media as a meduprivatizing the NHC Housing
estates. The expectation is that the NHC will dsgpohe units to sitting tenants
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usually at a special price or sell to the publicatent market value. If this happened
then it would create fertile grounds for operatigadion of the new law. A similar
arrangement was tried in Uganda in 2002 where thgliq rental housing was
subjected to sectional property legislation (Okglo2003). But as observed by
Schyler (2004), privatization of the public rentalusing does not in itself improve the
housing condition nor quality of housing in a cayninstead, it benefits only a few
who have either been beneficiaries of the rentatesy as tenants paying less than

market rent levels or would chance to buy the fevtsuthat are available.

The government position on the possible privatmats unequivocal as the following
quote by a government delegate to a World UrbanrfipBarcelona, 15 September
2004 recounted:

“...the priority of the government over a number ofrge@as to build rental housing
for the poor. However, the poor refused to payrdms, so the government has now
reversed the policy and is building accommodation grivate ownership.”(UN-
Habitat, 2004: WUF Journal)

Several arguments have been advanced as to refsomsiding up a public rental
stock. Poor economic conditions facing most deveppcountries provide good
ground for neglect of the sector that subsequesnttiers from high backlog of repairs
and dissatisfied tenants. The challenge is how poontries like Tanzania can afford
a public rental system that is responsive to itamers.

Concluding Remarks

A majority of population in Tanzania provides fétremselves in terms of housing.
With high urbanization rate of up to 4.2% per anntime urban population is likely to
increase from the present 30% to about 50% by ¢ae 2015.The increase in urban
population will put pressure on housing supply witlthe already housing supply
deficit areas. While the government has undertak@mmber of reforms to increase
and improve house production over the last 40 yehesfate of public rental housing
remains hazy. In the wake of the global agendamableng strategies, governments
have withdrawn themselves from direct participationthe housing market and
assumed the role of a facilitator.
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Public rental housing has been regarded as hodsintpe workers in urban centres
and mostly those working in the government sectingre is an increasing awareness
that this ought not to be so as some of the prowssin the draft national policy in
Tanzania indicate. In absence of social housind thauld cater for the most
vulnerable individuals in urban areas, and givenlthv profile of local government in
Tanzania with regard to welfare needs of their peopublic rental housing remains
an important option for those entering the housiragket for the first time and those

whose propensity is to remain tenants.
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Chapter 3: Shaping of Public Housing Management

3.1 Introduction on Housing Management Researches

Studies on housing management draw from the gehetaing studies. However, for
a long time researches on housing have tended appached from empirics with
very little conceptualization (Kemeny, 1992). Tiesmainly due to the fact that since
most researches have been commissioned by goverrdapartments in almost all
countries, research on housing tended to orieatf itewards specific practical and
policy issues (Clapham, 2002). Clapham notes timatesKkemeny’s questioning of
whither research in housing in 1982there has been a steady addition of approaches
towards housing research. Approaches that have beepted to describe and
understand the network of relationships in housipgduction, distribution,
consumption and management have borrowed a lot Boaomal theories. A casual
observation from the literature that came up in &t decade reveals a growing
polarization of the approaches. There is a grovitegature on social constructionist
approaches that are founded on the post-positivisiddel but increasingly being
polarized between the philosophies of rationalihd aealism as discussed in the
following sections of this chapter. These have sbapghe emerging housing

management discipline in various forms, dependmthe mode of housing provision.

Housing is a very broad subject that fits in défer academic and professional
disciplines. It has been defined in several waygetan what has been perceived to be
its role and scope. Housing plays an important imlupporting human life as shelter
and basic human rights according to the UN Dedtamadf Human Rights of 1948 and
is an important investment vehicle both to indiatbuand the economy. Intervention in
the provision and consumption of housing by govesni® characterizes housing
market worldwide. Malpezzi(1998) demonstrates howervention is effected in the
form of policy measures that are imposed eithetheninput markets (such as land,
finance, infrastructure, labour and building matks), supply markets (developers,

builders, and landlords) or the consumption (ocexgoand tenants).

19 Kemeny refers this as epistemic drift where hogisesearchers are bogged down by contract reseatth
literally least bothered with the need to expose pablic discourse is constructed and how publituates and
ideologues are formed.
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In this chapter an analysis is made of the compiationships that characterize
housing and different approaches that have beed tsexplain and interpret the
various facets of housing. Two sets of models amsicdered in this chapter, those
theoretical perspectives that seek understandinigoasing provision and those that
explicate on housing management as an emergingdisliscipline. The two types of
discourses are then reflected on housing maintenanthe public sector which is the

core of this study.

Understanding Housing Needs

Housing has in many countries tended to be regaeded welfare benefit and its
consumption as a right given to people by theiregoment (Huang et al, 2002). Policy
makers identify ‘housing needs’ for the society atah for how those needs should be
met. Housing is seen as a social problem becauses aicarcity and high cost of
provision which the majority cannot afford. Conseagtly governments have
intervened to regulate the housing markets to enaanrequitable access to housing
with some special consideration of the poor whanocarrompete in the market to get
decent housing. Research in housing has for yemndet to rely on positivist
epistemology where the role of the housing researbhs been reduced to collection
of material evidence and presentation of the ewderio reinforce policy
recommendations to policy makers (Jacobs et al))200is important to note at this
juncture that urban housing discourse in the dewetp countries has been greatly
influenced by housing discourse in the north (dewetl countries), so much so that a
shift in policy approaches in the north is almestantly correlated in the south. The
intervention of UN-Habitat and World Bank beginnimg1970s in housing-problem
solving for developing countries has exerted afahfluence on the official discourse

of these countries including Tanzania (Cadstedi620

There are basically four approaches that have lmbamtified in understanding the
housing needs of a society. These include theviig:

1. Social Policy-oriented research approaches

2. Neo-classical economics approaches

3. Geographical approaches
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4. Sociological-associated approaches

1. Social Policy-Oriented Research Approaches

Social-policy-oriented researches are usually fdrgegovernments or their agents in
search of appropriate solution to a problem thal tmay have defined. They are
reactive to the professional housing lobby in the@ustry and more likely to focus on
the competing ideologies of either bolstering upkegoriented policies or extend the
role of governments or public sector. Jacobs €2@0D0), argued that such researches
have very little conceptualization and their pradus often ‘methodological

conservative’.

Clapham (2002) echoed Jacobs et al (2000) and Kerfi&92) sentiments on the
limitation of the policy-oriented research appraeghHe observes that the approaches
are lopsided towards government and its departmeetgecting the other actors in the
housing systems. He argues that government pohaes many unintended as well as
intended impacts. Such impacts can only be undmisito the context of attitudes,
perceptions and behaviour of these other actorsfurtber submitted that policy
impacts can only be gauged through an understanding of the complex interplay
between organisational policies and their impleraéioh and the way that applicants
for housing react in the light of their percepticasd attitudes...”(Clapham 2002:57)

Social-policy-oriented approaches draw their irefjon from Fabians. It is important
however to note that Fabian-inspired researches wdrjected to rigorous empirically
testable methods to validate the findings. As altethere is evidence to suggest such
researches were extremely successful in influenttiegoolicy agenda in the post war
administration in several countries. The main disadiage of policy-oriented research
has been the lack of new lines of investigatiordéwelop conceptualisation of the
policy process (Kemeny, 1992, Jacobs et al, 20B0)icy-oriented approaches are
increasingly becoming unpopular for two main reasdrhe role of governments in
housing is increasingly declining as governments laging compelled to take up a
supporting role and secondly, the widespread graftbwner-occupation sector. The
role of the government has however not been thpoitant in the housing sector as a
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whole and Clapham correctly observes that condgorraon their policies does not
give a full picture of the housing market. Thisgarticularly true in majority of
developing countries where up to 70% of the urbansing is provided by the
informal sector (Kombe, 1995).

2. Neo-classical economics approaches

The emphasis in neo-classical economic models &éas bn the relationships between
different actors through housing market operatidiimese models have little regard to
government intervention in the market, justifiabldy where it is needed to influence
efficiency of the market. The basic assumptionthefmodels are anchored on human
behaviour, such as human beings are basicallynadtio their decision making and
choice. The models are characterised with profit atility maximisation between the
housing providers and consumers respectively. @iapl2002) observes that neo-
classical models are useful when applied to econassues such as determination of
house prices or rent levels and studying the pric@lu@nd consumption levels in the
housing market. Unfortunately, they are not as ulsief studying the public sector
housing system which is not motivated in the sarag as the private housing sector

that thrives in free market operations.

3. Geographical-Oriented Research Approaches

Geographical- or spatial planning -oriented appineadocus on understanding factors
that influence the spatial distribution of housEkey are similar in many ways with
the neo-classical economics approaches as thdyaaesl on understanding the human
behaviour towards the subject of study. Analysim&e on the processes of mobility,
tenure and area choice and housing search. Thdgr difom the neo-classical
economics model because they, to a larger exteoggnize complexities in human
behaviour over their entire lifecycle taking cogmse of demographical and economic
variables. Clapham (2002) discards the geographigatoaches for their low insight
on the importance of attitudes and behaviour, igadi&e treatment of the impact of
limited supply of housing stock on tenure choical anterrelationships between
preference and attitudes.
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4. Sociological-Oriented Research Approaches

Sociological approaches are largely derived froemMarxist and Weberian traditions.
The main area of focus has been on the inequaiitieise distribution of housing and
the constraints that limit choice for differentsdas of people. These approaches have
been useful in the quest for understanding houisirte context of the wider society
and in addressing the power relations that aretantlg inherent in the interaction
processes. Clapham (2002) while acknowledging tbsitige contributions the
sociological approaches have made towards expanalingknowledge on housing
system, still criticised them on four grounds.

1. They lack a convincing focus on the behaviour @becin the housing system
and particularly households. Even where househalds at the centre of
analysis, the approaches take a very simplistizv wviethe household attitudes
and motives.

2. They are overtly positivistic, assuming that therldiaof social facts can be
uncovered by researchers using quantitative andrieadpresearch methods.
He contends that there is a growing body of housssgarch in the subjectivist
traditions such as ethnography or symbolic intévattm that has successfully
qguestioned the positivist perception of housingisitno longer tenable to
perceive housing as an objective reality by alttipgrants. This view is not
supported by Sommerville et al (2002) who mainthet there must be certain
levels of objectivism as discussed later on in $leistion.

3. On polarity of the focus, he claims that the apphes either focus on the
actions of individual actors e.g households or lo@ ¢onstraints which limit
those actions and not the relationship betweerattieides and behaviour of
the actors, the constraints and opportunities wttiely face.

4. Sociological approaches are increasingly inadequat¢he context of the
current post-modern society. His major areas opudis is from the third
criticism in that the approaches have not been tabéeldress the contemporary

agency/structure interface as focus of attention.
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3.2.1 Social Constructionism — the post-positivistiapproach

The search for a coherent approach in housing ndsdsas opened up debate in
various contexts within the researching world. €arto this debate is the engagement
of policy discourses with theoretical concerns witlsocial science. Positivist
epistemology has been subsequently subjectedackaand new approaches have been
worked out that seek an interpretative and exptagaanalysis of social reality
(Sommerville et al, 2002). These new approacheg Ieen bundled together under
‘social Constructionism’ or simply, ‘Constructiom& They are characterised with
searching for meaning of the concepts that arecegsd with decision-making in the
housing sector and largely draw from social theoged in particular in sociological
fields. They claim to be suitable for discourse lgsia, textual investigation,
ethnographic research and sociological investigatiio housing organisations in a
number of study areas. These areas could be fonggaalong the lines of assessing
budget allocations and impacts on individuals amgawisational interests, why
housing organisations choose to market themseiomg strategies are presented to the
housing staff or how housing agencies present teles to their constituencies.

Social Constructionism seeks to answer the questibat relate to why a specific
decision is made and not another, and is geneattynpting to reconcile ‘need’ with
‘resource efficiency’. These post-positivistic appeches seek collective definition of
subjects to resolve competing interpretations afiadoproblems. Hacking (1983)
epitomises this when defining scientific realism iebh is central in social

constructionist approaches. According to him, irrspit of scientific knowledge,

history has dictated that reason plays an importaetin intellectual confrontation on
the two issues that preoccupied philosophers ehsei, rationality and realism. Fellow
et al (2003) aptly summarises the fundamentals oaiak constructionism in the
following words:

“...the approaches recognize that meaning is sociatiystructed, is negotiated

between people, and changes continuously over.tihf2003:92).

Social interactions in time framework context arertipent in understanding and

developing theory.
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3.2.2 Objective Realism and Social Constructionism

In housing, a combination approach of reality ambnality is being developed in an
apparent confrontation (see for example Sommereillal , 2002 and Clapham et al
1997, Clapham, 2002). There is an emerging diftatan of the social

constructionist model with claim for ‘weak sociabmStructionism’ and the ‘strong
social Constructionism’. Weak social Constructiomigends to lean towards the
rational choice theories and is less affirmativetlos realism doctrine holding that our
understanding of the truth has to be on the bdsienain evidence, of things that we
know and not entirely constructed through our d@aton in the society we live. This

moves the weak social Constructionism close todhenality philosophies.

It is important however to note that, as observgdSbmmerville et al, (2002), the
approaches in Constructionism have benefitted f@indens ideas of Structuralism,
(Foucault's power relations (1977) and Bourdiewgid of practice. Underlying these
postulates was the agency problem, in that theralarays two sides, the dominant or
official view that determines the reigning struesirand the society, the actors, to
whom the structures are supposedly to serve. Siheeactors are not passive
participants in the discourses; they also takeoacshaped by their experiences, the
amount of information available to them and thédesltyle. Giddens refers this as a
duality where he perceives the social system asodupt of the structures and the
agents. The perspective drawn here correlates Mdtxian doctrine of dialects of
historical materialism where opposition to curreitéld view reproduces the view in a
different form that eventually leads to changethasocial structures.

One contiguous area that has attracted attentiaghdanhousing sector is the policy
definition of housing problem. The policy defintief the housing problem ought to
be neutral, rational and objective so that it meleéscriteria for solving the societal
housing problem. But as observed by Jacobs et%6jland Saugeres (1999), it is
mostly taken for granted that such policy defimgowill be objective and would be
free of the policymakers’ meanings, feelings, desind emotions. Housing theorists
have cast doubts on the probability that such pdliefinitions would be objective.
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Discourses of objective realism and social Consitoism have been evaluated to
interpret and explain solutions that have beengseg to solve housing problem.
Deducing from the discussions above, it will benségat ‘housing need’ could be
construed to mean different things from the sevactdrs in the housing markets and
times. These could be a general need for shelternbti necessarily to do with
homeownership. It could be related to cost andrdéfoility of owning and maintaining
by the person requiring accommodation. It could meeguality problem by the policy
makers that ensures decent standards for the p&leven within the same group of
people, housing need may have different meanings time. As the population ages,
special housing needs like calling for modificatimmmeet the physical needs of the
elder and disabled population become apparent. gélsaim household sizes may also
change the housing needs in terms of space regemtsmEach of the different
research approaches tends to lean more towardstiaufga need which raises the
guestion that we posed earlier on whether thereobyective ways of assessing the

housing need. This is explored later in the Chaf8ection 3.5).

Housing Policy and Delivery Systems

Housing as a welfare commodity has been well enetkdh the social and welfare-
related institutions with little remits in businegsinvestment fields. At instructional
level, housing has not found its remit either. Hogshas not stood as a separate
discipline despite attempts by professional bodiesh as the Chartered Institute of
Housing of the UK, which has been promoting it aprafession towards housing
management (Clapham, 1996). Indeed as Hamdi (1@®Berved, housing is
compartmentalised in various disciplines such a#itacture, planning, economics,

real estate, urban geography etc

Hamdi (1991) offers a detailed account on how twiigh architects, John Habraken
and John Turner revolutionised thinking in houspualicy discourse in early 1970s.
Initially their ideas were strongly opposed to byvgrnments and other scholars but
with time what they construed to be alternativerapphes towards solving housing
problem have been validated both in the capitahst socialist worlds. Both architects
advocated measures to support housing deliveryersysiThey argued that direct
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provision of housing by the public sector was intle, inefficient and

uneconomical way to solving housing problem. Thegrev opposed to public
dominance in housing delivery, standard solutioashbusing problem and the
polarization of public and private sector in thaubing sector. They however differed
in terms of what they considered was necessaryetadne. John Turner strongly
believed in structuring government policy and direg professional intervention to
engender strong relations amongst the actors gittieg people an opportunity to

influence the housing delivery system and use sfueces.

John Habraken on the other hand focused on hownpwove the physical form of
housing environment through flexible design thatuldoaccommodate changing
environments and user needs. Despite the diffesapntations, the two architects
developed three important themes that have gredtlyenced the housing debate, the
‘flexibility, participation and enablement’. Thesbemes play a significant role in
understanding the problems that the society fat@egiess and use of housing both in
the public and private sectors. They have formedngt foundation for housing
reforms programs sponsored by the World Bank, UdHdaand have been subject of
summit and conference presentations. There are bilee popular themes at World
Bank and UN-Habitat meetings, the ‘Empowerment’ &dstainability’. These are
not attributed to Turner and Habraken and will ecualssed in relation to housing

maintenance models.

Flexibility, Participation and Enablement Appoaches

The concern of John Turner from his several liteed and as cited by several other
authors such as Hamdi (1991) has been with makmgihg delivery system more
efficient and dynamic. Housing delivery system reféo the entire process of
initiating, developing or constructing and occupy house. According to Turner in
his most popular book titled ‘Housing by People’bpshed in 1976, the housing
delivery process must involve everyone for the hmapdo have useful meaning to
everyone. He stated:

“...when the house becomes a commaodity supplied thithegbaternalistic agencies,
there is no room for the enjoyment of the processdfi..”
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To him what people as housing consumers needagp@sg that can make it possible

for them to realize the housing. He decried:

“...the most important supports are those that incressmess to affordable and well
located land, to secure tenure, basic services,r@pypate technology, affordable

standards and procedures and credit...”

In Turner’'s mind people should be helped so thay tan help themselves get a house
and he outlined three ways of accessing housirayitir these supportself-help, self-
managed and self built programd.urner’s view was that for equitable and efficient
housing delivery system to be in place, the govemnshould play the role of
facilitating people to access resources that wenlable them develop their housing.
The outcome that would flow from his advocacy hented ‘supportive shackiwhich

he described as the “the admirable support for their (i.e poor peoplejtual
situation and a vehicle for the realisation of thexpectations.” contrasting it with

an ‘oppressive housdhat is associated with the paternalistic delivefyhousing to
people. His advocacy has been Wwhat matters in housing is what it does for the

people rather than what it.is”

In a later publication in 1989, Turner expoundesl ideas on ‘*housing by people’ by
introducing a third party to the polarity betweenblic and private sector, top and
bottom approach, central and local governments. ileduced the concept of
community through Non-Governmental Organisation<G@¢) which he saw as

mediators with new roles of being community develgpinnovators and motivators.

On the other hand, John Habraken published a bdatbkthe title ‘Supports’ in 1972.
His main thesis was the need for improving efficienn housing through design,
designers and builders. He saw supports in muckdhe way as Turner but directing
to the physical form of housing. He described kisai of support in the following
words:

“...a support structure is a construction that allows\ypsion of dwellings which can
be built, altered and taken down independenthhefdthers.”.
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His vision was a flexible design with high degréeadaptability that would allow new
tastes and requirements to be re-designed to tasirfgpand involvement of users in
the process.

Flexibility Approaches

‘Flexibility’ approaches as apprehended by Habrakeferred to a design whose
physical setting can be easily modified to meengivag user needs, in his words

“...could undergo series of incremental transformatiomsorder to ensure good fit
through time..” He also considered ‘flexibility’ in housing magement to mean
taking decision on dwelling size, dwelling type ami of families on an estate. He
considered ‘flexibility’ as basis for rationalizifgpme production and reconciling both

standardization and variety.

To Turner, ‘flexibility’ presents a range of podsibcourses of action available to
people when organising, planning, building, maimtag buildings and sorting out
tenure and materials. It is a quality to measurpodpnities available to people to
locally self manage program. Again Turner and Hidamadiffered on the approach
because to Turner: “.the physical setting is secondary to the organseti one..”

In the flexibility approach, restrictive buildinggulations are considered for outright
repeal (deregulation) or relaxation. Flexibilitydamadaptability have become buzz-
words in architecture widely used to relate thecfiomality of the space created to test
of time. In housing management and particularlsha developing world, the notion of
flexibility is constrained by a number of factofGenant transfers can be extremely
limited due to regulated rents and long queuesaatithited open market with high
rents. This is irrespective of demographical changech as change of marital status,
newborns, household sizes and socio-economic chasgeh as higher salaries or
changes in employment status.
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3.3.3 Participation Approaches

Participation approaches have been widely adoptedast land development projects
particularly in land use planning and infrastruetutevelopment. Underlying the
participation model is the need to involve commiesitin decision-making processes
and create situations where the community takesemship of the provided facilities
and subsequently responsibility for the operatioaad maintenance processes.
Participation approaches have been seen as the malestant strategies towards
poverty reduction measures as they offer opporasibr the majority poor in urban
areas to be heard. The World Bank and UN-Habitatider voiceless and powerless

as main components of poverty (Lemanski, 2008)

Habraken considered participation as being vifaliirto designers in their bid to better
serve the public. He argued for community involvatnia the design process through
seeking expressed needs and views on proposedgewaits by the people. His main
goal was to create conditions that would ensureféaient and dynamic system for
producing buildings that meet the people’s curgend future needs. Habraken’s need
for dynamism in buildings has been corroboratetbiwtincome housing areas, where
house owners have on their own initiatives extertied present units to create retail
space as a means of additional income generatioeuf@, 2006). In public housing,
which was Habraken’s target, mass production ofdesgial units has entailed
standard design solutions which do not lend themsekasy to transformations or
extensions.

Turner construed meaning of participation to be

“...the ways and means by which governments, NGOshentuilding industry can
enable people to do well what so many do in ang:cds planning , building and
management of their house and neighbourhoods as dmsth they and society can
afford..” Turner 1989: 180.

In his mind, government and professionals shoulthbde responsible to participate in

the action of the people. Turner’'s views of paption have permeated almost all
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facets of land, housing development and managewendwide’®. New approaches to
urban planning and management in the developingdwibave been worked out
drawing participation as the main agenda. Selfqosga or community-led groups
have emerged championing rights of the poor in mrheeas. Ndezi (2003) have
outlined the usefulness of participation tools iesalving urban growth and
management problems which they attribute to inv&et by the local people. These
initiatives were seen in grass-roots associatiakisg bold measures in the upgrading

of their informal settlements without direct mumpiai or central government support.

Actors understanding of common goal in participatian approaches

Participation approaches have not however alwagfslgdl the results that Turner and
Habraken envisaged. Individuals in community hawemnt aspirations and are
unlikely to share the same level of concern indbeelopment that is being proposed.
Professionals and public officials are much mofermed about proposed projects and
have easier access to information than the commuAibsence of common goal
amongst the community and lack of information héemded to restrict community
participation in several projects. Lemanski (2088)died a community participation
initiative by a private developer in Cape Town, ®BoAfrica in 1997. He found out
that although the developer had taken pains tolwevoommunity to participate in the
decision-making process that sought to develop ihgusn a piece of land that had
been squatted upon, the individuals who appeanethébocommunity knew very little
about the project and could hardly be construeteaepresenting the community.
Involving community or stakeholders assumes themamty is fully aware of its
needs and can negotiate at par with the otheregaitine public officials and
professionals). This has not been the case as dmbuimformation is overwhelming
available to the latter who create a power relagiooblem, and hijack of the project’s

benefits by an elite group amongst the communigngT 2000).

In housing, participation approaches have beenruim&ntal in bolstering up

cooperative housing which is an important housigute sub-type. In cooperative

2 participation approaches were however institueaesal years before, advocacy planning in the USA f
example was already well entrenched in 1960s.
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housing, individuals jointly own the land and hawgiand may jointly take over the
management responsibility or employ an agent. Catipe societies in housing can
be in form of home-ownership or tenant cooperativese subject of cooperative
housing management is significant to this study amseéparate treatise is made later in

chapter five.

Participation schemes have been practised in éé &f housing management under
the theme of Tenant Participation with varying éegof success. They have worked
well in ‘run-down housing estates’ where the comrgoal was easy to define such as
derelict environment, high levels of crime and peepairs (Power, 1999). Later
studies have established that participation schemsgs not work unless an internal
strength is deliberately built within the communigyd external support is made
available. Internal strength is built by identifgicommon areas of concern or as
Bengtsson (2001) refers to solving the ‘social rditea’ while external supports are
crucial particularly for the urban poor communitiesid these will include access to

political and financial power.

In order for participation schemes to work, thenestrbe other strategies to empower
the community. Empowerment is another buzz-word ithased to explain measures
that are taken to help build an internal strengtlth&it the community is able to ward
off any possibility of its members’ benefits beisglelined by those who are more
informed, and to better organise itself towardsphgicular development scheme and

collectively present its case to the other negotjgparty.

Enablement Approaches

Participation and Enablement approaches compleraaoh other. Enablement as
understood from Habraken is the laying of suitgiflgsical environment that supports
habitation and neighbourhood to grow and changesponse to prevailing conditions.
Turner adopted a social-oriented understanding goligrthat enablement policies
should be those that support locally self-managedirams; delivering money and
resources to enable locals to build and manage ¢l housing. From early 1970s
housing programs that were supported by the WorhkBincreasingly adopted
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enablement approaches basically requiring govertsraamd their professional staff to
create conditions that were conducive for self-tepse building by people. Turner’'s
emphasis ondelivering money and resourcesas the enabling input in the model.
Examples of enablement approaches in housing iachational site and services
programs that were carried in several countriesl@70s, training programs on
appropriate technology, use of local building materand regulations, regularization
of informal areas (squatter upgrading schemesph@upf housing initiatives such as
formation of housing cooperatives, access to fisanod promotion of private housing
sector (Ogu et al, 2001).

The three approaches (i.e flexibility, participati@and enablement) encouraged
homeownership amongst nations and subsequentlgdpttie public rental sector

against the private rental sector which seemedaw gdupport from the open-market
approaches that dominate in late 1980s to-datéhdrdeveloping countries however
the growth of private rental housing sector hasdaeited mainly on account of the

poor performance of national economies. Public imgu$as suffered neglect for

reasons that will be discussed later.

Approaches towards organizing Housing Managemeén

Housing management has not been regarded as actligtbfessional discipline nor
has it attracted much active academic researcls lkargely an occupation- based
discipline closely associated with public rentalsiog (Clapham, 2000). It is tempting
to compare housing management with residentialgstppnanagement, but given the
historical development of housing management aedotrerwhelming orientation of
housing towards welfare needs of the society, thigild make that comparison
suspect. Nevertheless in terms of its responsitiititvards the physical environment,
housing management is by and large very similaestdential property management.
What distinguishes the two is their differing goalsd mission. The primary goal for
housing management is to provide and manage afiterdusing to the society while
residential property management primary motive ®fip maximization from

investment in residential properties.
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Saugeres (2000) raises the question whether housargagement should adopt a
purely property management role or a more welfarented role. There has been a
split of opinion along the lines suggested by Seegge Power (1988, 1996, and 1997)
has relentlessly argued that housing managemenieheghted itself to management of
properties rather than people. She has advocatedntialized forms of housing
management and widening the scope of housing marageto include enforcing
moral codes and standards of behaviour which speedrwould go a long way to
protecting the physical form of housing and otfesrants. The different interpretations
on housing management are a result of overlookogsing management outside the
social and political context into which it funct&rWwhat one group perceives to be the
reality can be the dominant paradigm and thus tmeaih through which a definition
of a concept is derived. Clapham’s view on housimagagement reinforces this view
in which claims by the different actors will ultinedy be negotiated and that those of
key actors are likely to influence the outcome ¢bacet al, 2000)

Public housing sector reforms that have charagdrihe world economy from mid
1980s have compelled public landlords’ organizaticw adopt market-oriented
approaches towards their investment in housingigGual, 2004). Policy changes in
the housing sector focus on adoption of financef-sufficiency, risk management
and commercialization of the housing managementtioms. There is a growing
literature addressing these policy frameworks unibdertheme of ‘Strategic Housing
Management’. This approach in housing manageméestthe housing management
functions beyond the mundane levels and in a gweay fuses together the
management of the physical objects in housing thighsocial environment. Miles et al
(1996) has identified three levels of managemetiigies in the social housing model,
the short-term (day-to-day) activity which is badig operational level of
management, the medium and long-term managementigsolthat are usually
formulated at strategic levels within the organmat The medium-term activities
relate to strategic decisions on the continued evis@f holding on the housing estate
while the long-term plan activities is decision tre future of the organization’s

investment as summed up in Figure 2
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Figure 2. Organisational Levels of Housing Managenm

Level Activity Output

Portfolio investment policy
Performance-analysis portfolio
Investment Scheme

Strategic

Estate Policy

Performance analysis of estates
Marketing Policy

Relations management
Organisational/Outsourcing

Asset
Management

Property Routine administrative,
Management technical and
Operational promotional management

Source Based on Gruis et al, (2004:203)

Front-line staff in housing management sector diegbs the day-to-day routine
activities such as attending to tenants’ requastdpairs, transfers and re-location, rent
collection, dispute resolutions etc as observeclapham et al(2000). These are the
traditional functions of a typical housing organiaa usually discharged by a multi-
disciplinary team of staff of lower cadres undestiaction from senior management.
They are the functions that lend themselves e&sieutsource when an organization
wishes to restructure its operations. Asset manageactivities concern the future of
the estate in the medium term usually five-yeanteand above. These are discharged
by senior housing management whose major rolesduogilrelated to supervision and
assessment of staff performance, evaluation of hibwgsing estate performance in
relation to market situation and public demandshenestate, policy matters relating to
mode of carrying out housing service or tasks saglwhich services to outsource,
allocation procedures and reporting to the ownéth® estate. At the highest level of
the housing organization, the top management fatesland reviews policies as
regards type of housing investments the organizatloould continue to pursue and,
whether there is a need to divest. Portfolio anslgad performance measurement are

the specific key work at this level.

Strategic housing management is a planning toshlgagement that seeks alternative

and systematic procedures for managing currentaamidipated events so that the

L Events have been defined by Fisher et al, (1998f#ons, decisions, agreements and
contracts; these are influenced by the structuderarolve the interaction of one or more
actors at a point in time and space.
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most optimal alternative can be selected to (imigage firm) maximize earnings from
the estate. Gruis et al (2004) maintain strategfeaild be market-oriented as opposed
to task-oriented and connected to opportunities #mdats in the market. Public
housing firms should evaluate their operating emment and determine changes to
which they should respond strategically to enalbésrt meet their organizational goals

more efficiently.

Strategic Dimensions of Housing Management

The primary official goal of Public Housing Orgaaiions (PHOs) is to provide
affordable housing to the needs of the populafltre guiding economic principle is to
offer this as cheaply as it can be to be afforddablehe largest majority without
compromising the quality of a good living house sBess theory models have been
borrowed by a number of scholars to explicate egjiatissues in PHOs. The basic
strategic planning model is set out on 6 stageshawn in Figure 3. In stage one; the
PHOs will have to define their business mission gadls. These are usually dictated
by the overall national housing policy or the eBshling legislation or charter of the
particular PHOSs. It is important at this stage thattop management is able to identify
the most possible way to which the PHOs will gravaether its housing programs are
more likely to have the greatest effect if the PH{dspt rental, sale investment or a
mix, or by developing particular housing types ocambination, or targeting only
workers, disable and aged people or in certaintimes etc. The mission statement
should define the PHOs scope, significance to teratl economy and its growth
direction in the sector within the legal mandatat tih enjoys. In the second stage, a
situational analysis is made to gauge the abifitthe PHOs to meet its mission. There
are two levels of analysis that are required untles: ‘Strength, Weakness,
Opportunities and Threat’ Analysis (SWOT) and Roitf Analysis.

In SWOT analysis, the PHO evaluates itself in tewhsts capacity and ability to
compete with similar housing authorities in the ke&r The strength and weaknesses
factors are related to the internal capacity of RO and would therefore require an
internal analysis. Opportunities and threats areallls posed by the external
environment. These could include national, regiooallocal authority change of
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policies regulations and taxation, social-econoroi@mnges that may impact the
effective demand for the housing services thatemd provided and technological
changes that might call for premature renovatioithWme public housing locations
tend to be attractive and close to other facilitigais presenting the PHOs with
opportunities inhered in the high potential landuea. Although the potential high
land value is an added advantage, it may pose #otheeat should political leadership
consider this potential for other purposes in avagiization strategy as will be
demonstrated later in Chapter 7. On the other haodfolio analysis relates to
assessment of the right combination of the differeousing stocks held and its
marketability. An increasing amount of vacanciesids) is a clear indication of low
demand and the analysis should be able to ideth#E\cause factors and recommend a
suitable action. High levels of transfers as wslvary low levels of tenants’ transfers
(mobility) may also indicate a wavering demandtfa units.

Under stage three, a strategic planner would tlmemudlate strategic targets that
address the goals formulated and the PHOs objsctivgese strategic targets of goals
are crucial and would normally address policy lise€h as issues of affordability,
quality housing and quantity of units. These whieén be followed by formulation of
strategic means of reaching those goals (Stage. folsually there will be several
possibilities that can yield similar results bué thlanner will be looking for the most
efficient in terms of cost, time and value paramsetdll options identified should be
continuously evaluated and simulated before theyaalopted for implementation. In
the final stage implementation plan must be reviewem time to time as feedback to

be rolled back to the next strategic planning perio

Social Constructionism in Housing Management

It was hinted earlier that there has been an attdmplevelop alternative ways of
interpreting housing policy and practice. Thisasirided in the Social Constructionist
epistemology which owes its origin to a wide ramdghilosophical and sociological
traditions. The earliest works include those of ggerand Luckman of 1966 on
‘symbolic interactionism’, Foucault’s ‘Disciplinend Punish’ of 1977, and Giddens in
1984 on The Constitution of Society (Clapham et2800). These works inspired a
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number of researchers who in 1990s and 2000s hpgred up discussions on of
understanding the aspects that are influenced &ystibjective experiences and how
these experiences are subsequently mediated. &ti®rs aims at briefly discussing
these works as framework through which the studsestigates the fate of public

housing in Tanzania.

The meanings that we give to social life are a peb@df our own interaction within the
society that we live in and these meanings areesged in the language that we use.
As Saugeress (1999) argues, meaning is createdigthrgocial interaction and
language. Social interaction by people construatsat life. Meanings that we give to
housing aspects are a product of our everyday ipeagnd these meanings are
reproduced and varied with each interaction. Th@fmeanings from our experiences
forms an ideologue. This ideologue is defined astructures of meaning that cannot
be separated from everyday practice to which theg gieaning.” Saugeres (1999:
17) Social life, interaction and language are tive¢ most important pillars of social

constructionism.

Constructing the reality

Social life, as constructed by the people througeraction, forms the social world
which is subjected to the social actors, the peésgheperience. Hence the social world
is a reality but subjective reality that existsidesthe experience of the social actors.
Fellows et al (2003) demonstrates that one pers@abty derives from what he is
observing, his perception of the phenomenon and llo@se observations and
perceptions are modified by socialization with thieers. History has an important role
to play in shaping our understanding, interpretamd behaviour towards particular
events. Saugeres expounds on this view by holdiat) dbjective reality exists in
society through its structures and institutions.clEanstitution has its body of
knowledge that constructs appropriate code of behavit is this body of knowledge
held up in a society that social constructivistereto as the ‘objective reality’.

Interaction entails a socialization process whieedbjective reality is passed?6and

22 Clegg (1989) uses the term indexicality to reethie impact of history on theory building, whilegper
(1989) uses ‘historicism’
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learned as objective truth at community level amdrnalized by people as subjective
reality. Hence there is a possibility for differergrsions of reality in terms of time
within the socialization process. Social constawasm seeks to question the claims
that some of reality is more valid than others. damentally social constructionism

gueries ‘common sense’ or ‘taken for granted’ damtéions and statements.

Language is an important media through which pesptally manifest their meaning
of reality as well as their negotiating power irithsocial interaction. Jacobs et al,
(2000) demonstrates that individual’'s experiencanisactive process of interpretation
and not a passive material apprehension of an atgohysical world. These
experiences reflect on the active role each indizidakes in the society and how it
interacts with those of the others. Clapham (2082ns up the significance of
language in the following words:

“...language is capable of building up zones of meanivaj serve as a stock of
knowledge that individuals use in everyday life avidch can be transmitted from
generation to generation....these systems of meaamgliscourse represent or
describe the nature of the world or reality and cme taken for granted...meaning is
produced, reproduced, altered and transformed tglolanguage and discoursé’
(2002:61)

The individuals are constrained by the resultastitution which sets rules and code of
behaviour. Saugeres (1999), citing Bourdieu in 18@fues that the meaning of reality
that people construct in their interaction are dtoged by the institution power

structures, and this gives rise to a particulatucel which is determined by the
dominant ideologue. In the socialization processacfices are produced and
reproduced in a dynamic way through negotiatiorsistance and rebellion. It is

through language that people’s experiences areratized and discourses from them
are constructed and legitimated as the only reagugeres observes further that
“...within a social constructionist framework languaged discourse do not simply
reflect the ways in which people perceive realitgality is constructed by people
through language and discoursé.(1999:95). Discourse connotes ‘ifferent ways

of structuring areas of knowledge and social preeti’
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3.5.2 Competing Housing Management Perspectives

According to Jacobs et al (2000), the most impargoals of constructionists is to
examine how certain issues become defined as pnshdad to identify the collective
strategies developed to confront these issues. titisnism helps to “.discover
and explore conflicting claims to reality and thays in which they are reconciled by
individual actors in interactions with others toeate what Strauss (1978) termed a

negotiated order.” Clapham et al, 2000:78.

One major critique against positivism and partidyld&abian social enquiries igs
taken for granted realityin terms of class definition of a problem. In asuciety or
group of people there will always be those thatehanich more access to knowledge
and power. The interests of this group may not sedy reflect those of the other
group who are more likely to be the majority. Thifie experiences are likely to be
different. What is perceived as the social probfemthat community may represent
the bureaucracy perception and not entirely retlleetneeds of the society. Kemeny
(1992) has argued that what becomes a problemnisngent on how interest groups
compete with each other to gain acceptance of ticpkar definition while rejecting
others. Problems are constructed by policy makeattempt to establish their policy
agendas in response to changing economic and smmiditions. In most cases, it is
difficult for the policy makers not to build in tleexperiences in the construction of

the problem.

Advocates of social constructionism as a theorynctléhat it focuses on power,
conflicts and problem construction and how theyateelto ideology, social and
economic change. Saugeres expounds on this bynigalldat welfare bureaucracies are
supposed to be apolitical and neutral organizationserve the community. However
citing McKnight (1977), lllich (1977) and Wildingl982), she tells a story of these
institutions creating a need and turn citizens gitents, and in the process of solving
for the identified need in the case of the scargesimg resources, the bureaucracy
adopts a dominant ideology to deal with the sitratiThe dominant ideology may
reflect strategies to deal with a constrained 8iwna or strategies that are not
necessarily conscious or deliberate rationing desyior copied strategies from past
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experiences but also could be deliberate and wiitecedures. Social constructionism
guestions claims for stated problems and the reped dominant version of reality in

recognition of the possibility of power and confli¢that are inhered in the society.

Social inequities in housing may be explained i ¢bnstructionist models where the
bureaucracy reality of housing organizations isstatted as being objective and
rational with emphasis on treating everybody on bhasis of standard policies and
procedures. Saugeres underlines the importanceprelaending the power relations
between tenants and housing management staffngalldat according to the dominant
housing management discourse, the organizatioradityrés objective and rational

while tenants’ reality is subjective and irrationf&augerss, 1999). The bureaucratic
rationality is however increasingly confronted hyposing discourse of ‘consumerist
sovereignty’ which is a product of the adoptiorbasiness-oriented approaches in the

housing sector.

Dynamism of Social Facts

From the perspectives of social constructionigisias facts are not fixed, they change
with socio-economic situations, and it is not pbksio objectify social phenomena or
reify abstractions into material realities. Indivals in a society tend to treat their
experiences as concrete realities or materialgrathich they are not. Constructionists
reject the notion thatproblems reflect underlying social realities’ How does one
construct meaning from an observed case of reade? Is the problem of rent arrears
to be defined as a deliberate default by the tenarienants not willing to pay rent or
is it a symptom of poverty and deficient incomeis Iby resolving the inherent power
relations problem, by interpreting the subjectik@ri the objective realism that one is
able to explain the situation. The models recogrsméjectivity as it exists; its
importance and that it must be acknowledged buts goether to search for the
objective reality, at least in the sense of conveygnterpretations. Strauss as cited by
Jacobs et al (2000) decries that

‘...our understanding of social reality is often cogiémt on the reconciliation of

competing interpretations”
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Collective Definitions and Reconciliation

In a housing policy formulation exercise, staffniousing organizations would seek to
define their role and their functions in the orgation and how perception of other
professional groups of the organization shaped phefessional status of the
organization. Individuals in the organization negi@ amongst themselves putting
boundaries on what each profession is capable iofydgiving meaning to what they
have experienced on an on-going process. Thesesctiod# definitions and
reconciliation of competing interpretations giveanig to social problems and enrich
understanding of the objects that are studied.

Kombe et al (2000) for example found that neo-Bbeiscourse was being used by the
Government of Tanzania to explain and justify tieearsive housing problem that has
been continuously relegated to the private sedtosugh individual efforts. Thus,
whereas there was a high increase in the urbanlggapuof more than 4% per annum
mainly from a rural-urban migration, and poor rueslonomy, the national policy
makers were not reflecting on how to address thmadiate housing needs of the
newcomers to towns but rather on measures to aashoeneownership strategy was
realized through a land development scheme onrttenuringes. This view is central
to this study and will be expounded later in a déston on the future of public housing
in Tanzania. Tenants in public housing are likedy perceive their housing in a
different way and in particular their interactiongh their landlords and the dwelling

units they occupy.

Reification of the Landlord and Tenant PoweRelationships

Despite its stance on post-positivism and post-mosiec approaches, social
constructionism has not been spared from criticiSBanstructionism implies that all
claims are equally relevant as it dispenses wighribtion of objective truth or fact. It
deploys relativism which critiques criticize, arggithat constructionism is unable to
discern between competing claims — how does onedamdje between two rival
interpretations or competing claims? Collin (198iues while the reality is correctly
socially constructed, it is incorrect to entirelgjact the notion of an objective
understanding of truth. There is a difference betweleas and concepts. The material

world is itself not contingent solely on our pertep. Social facts exist within a
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context of social institutions and agreed reactamd not simply dependent on

convention or individual choice.

Social constructionism is accused of focusing oarmlevel interactions and does not
relate them to the macro-structures of societypkdan (2002) accepts the criticism
arguing that the contexts, in which the construgsim was found (citing Garfinkel,

1967 and Berger and Luckmann’'s works of 1966), $edumore on micro-level

interactions. The discourse in social construcsioniis constantly changing and
already it is proving to be a wide area with maiffecent approaches. Clapham has
for example developed a ‘housing pathway approduit seeks to redress the

weakness that Sommerville et al (2002) pointed seg below).

The other criticism is that it does not pay atw@mtio issues of power. This criticism is
refuted by the claim from the social constructitsishat social structures are
reproduced or changed through the interaction dividual actors. These interactions
are causes to issues of power relations which neede confrontational. Haugaard
(1992) has considered reaction of an interacticmtgss initiated by one individual.
Such interaction (= social practice) will be reproed if there is a shared perception
by others. If on the other hand other individuadsndt respond in the same style, then
the social practice is ‘deconstructed’ and in adtisicenario, other individuals may not
know how to respond in appropriate way, in whictsecdhere would be no re-
production (non-restructuration). Clapham sees ardjs analysis of the interaction
process as evidence that the constructionism easlefeshe issues of power.
Relationships can be fixed or construed by ‘ruleshe game’ that parties may have
agreed upon or traditions that have developedngiGilegg (1989), Clapham argues
that reification of power rarely occurs without istance. Resistance is either by
abrogating the existing rules of the game or cdimgshe meaning of the rules of
game. In the first case of resistance, tenanteXample have less power when dealing
with their landlords; they can resist their landigrdemands by enlisting assistance
from their tenant association. In the second ddmeetenants can go further by looking
for means to change the particular rule (e.g atlongolicy) so that it is enforced in a

manner that meets certain criteria preferred byctrgesting tenants.
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Sommerville et al (2002) criticize social constraotsm for high level of abstraction,
arguing that it is a fallacy to deny an object ex&t all independent of human agency.
To exemplify on their argument, they charge thathié reality is constructed by
individual actors and if the perception by the &tis not shared then the possibility
for mutual construction of the real is diminishdéidis however inconceivable that in
social systems there could be situations wheracatirs would be guided by the same
level of reasoning, and feeling to the extent ofstauing reality in the same manner at
any point in time. Somerville et al (ibid) voluntese response to this query by arguing
for a thin-rationality and taking this further bjpserving that generalization solely on
thin-rationality would not be possible. As a reghky postulate a midway model that
bridges the subjectivism in social constructioniand positivism. In their view, an
approach that seeks to problematize the sociallgrolin traditional rational choice
analysis is more likely to overcome the high levesubjectivism that there is in social

constructionism.

Reflections of Constructionist Perspective oRAublic Housing Maintenance

Social construction of organizations is usefuldaploring organizational conflicts and
tensions. Proponents of constructionism reasontkigtis an important starting point
to realize within the organization, staffs do nba® a single view of reality but
multiple sites of conflict with each actor vyingrfoontrol. The constructionism then
seeks to find out these tensions that underliestfa@egic objectives of the organization
and explore competing interpretations e.g cultdr@rganization where interpretive
and ethno-methodological arguments have been usedevelop research into

meanings.

Similarly when Clapham and Franklin in 1997 trieddefine housing management,
they realized that the discourse housing managsesta explain and justify their

actions was influenced by their individual backgrdun terms of skills and knowledge
acquired, their perception of who is a good tentrdir experienced encounters with
tenants and the type of organization. This reirddrthe significance of the main tenet
of the constructionism framework that reflects tetge of several ways of perceiving
reality and further that reality is constructedotigh interaction and reproduced over
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time. As argued by Saugeres (1999) and Haworth (@989), discourses in policy are
constantly changing and shaped by the individuatgmions of the actors in an
evolving dialect triad akin to Marxian evolutionadiscourse of class struggle- thesis,
antithesis and synthesis.

The term ‘housing maintenance’ was defined in tingt thapter. Maintenance is a
practical term that is widely used in everydayfe tonnoting the amount of care that
is exercised on an item. In its colloquial formist associated with preservation,
upholding, safeguarding, continuance, upkeep, tupkifter, care, child support etc. It
transcends all the sectors and is much more praeouim those sectors where assets
have a high proportion of moveable components sigcim mechanical, electrical, and
processing industries. The emphasis in most lileeadn what constitutes maintenance
is the actions that are exercised on an existisgtasith the main aim of holding the
asset in as built condition so that it continuedaouseful for the purpose to which it
was intended. For the purpose of this study, wéedtdousing maintenance is
conceptualized in the context of the activitiest thave been carried out in a housing
area to comply with functional requiremetitais provided in residential housing
development. In its widest form it is reflectivetbe condition of the dwelling unit and
the entire neighbourhood as regards the aesthefitise housing area, the external
envelop of the housing, and the integrity of theeliwg against inclement weather
conditions. In specific terms, it focuses on theasuges taken or not taken by house
owner and/or occupier immediately after the handoyethe house by a builder
through the life span of the house. Invariably gesrs and builders produce buildings
that have to comply with set standards such aglingilregulations. The buildings so
produced have to fulfill a set of functions and fpenance requirements. Most
textbooks in building construction such as Bar@@nstruction will list the functions

as being:

i. Shelter that is durable and able to avert weatbrditions such as rain, sun,

wind, vegetable undergrowths etc

% Functional requirements refer to the essentialireqents that have to be met in a design as opgdose
technical standards or building regulations. InEueopean context, functional requirement is thefgared term
in the relaxation of building regulations e.g Swedeplaced its old statutory dimension standardis wi
functional requirement according to Karn Valeriel &tystrom Louise in Kleinman et al(1998)
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ii.  Security for users against intruders such as biggla

iii. Safety and healthy which relate the use of the [@mesnto human living
conditions such as protection against accidents fieeg and skidding,
maintaining quality air that is free from odoursidakeeping away vermin
and other harmful agents

iv.  Users comforts in terms of lighting, thermal andustic levels etc

v. Friendly user facility that the occupier can easjyt to operation
(functionality), maintain throughout the life ofetpremise and if need be
adapt to meet his or her changing tastes and reedsime

vi.  Ability to recycle materials and components, a fiorc that is increasingly
becoming important in view of the environmental cems that arise from
housing developments such as the introduction af-mnstruction in the
construction industry in late 1990s and considenatf waste management

in maintenance works (‘MUDA).

Performance of buildings will largely depend on tleguirements of the building
owner such as a Public Housing Organization anddtcepiers or tenants. It will also
depend on legal provisions such as on buildingsrated regulations, land and housing,
safety and health regulations and the society felaHouse Occupiers have the
greatest influence on the building and its maimeedife. They define the amount of
space required, initial and operational costs d Huilding, quality of finishes,
appearance and the levels of comfort to be aimdwbat the perspectives of thermal
and acoustics, and the design and service livasthf the building and its elements.
Much research on public housing has characterimbtigpphousing with residualisation,
irresponsibility and stigmatization mainly blameul its tenants population (Flint J., et
al, 2003). The public housing tenant is perceivedagpassive recipient of housing
service and contributor to high maintenance neddthe demised dwelling unit.
Haworth and Manzi(1999) have argued for measuresaice tenants more responsible
through participation schemes that seek to makm the-active to their dwellings’
housing management needs.
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Perception about ‘home’ and ‘rented home’

Our starting point for the discussion on how maiatece is perceived is the distinction
that has been drawn in most of literal works in diog between home and renters’
home. Gruney (1999) writing on a meaning of hongued that the concept of home
evokes emotions that can be expressed in varyimgsf@and these are confined in the
owner-occupier sector. The popular aphorisms agtamtiwith home includewhere
the heart is’, ‘where charity begins’, ‘an Englishnis castle’, ‘home sweet home’, ‘no
place like it, etc. Home is generally taken to mebhoth where and what we fe@lith
some regarding it not as a home but ‘a thing’s miore than a word, it is an idea.

Gruney further observes that home is frequentlyd use differentiate between the
dwellings of households in owner-occupation andanted accommodation, citing
instances where individuals submitted thehtellings in owner-occupation are imbued
with the warm and securityHome is also gendered with women showing more
affinity to a home, feeling proud of a good homel @mamed by a bad home. It is

dripped with the ideas of warmth, comfort, prideyd, independence and self-respect.

Renters’ home on the other hand is regarded asnaptral salience’, ‘a departure
point in their parental home as a destination irmé@oownership. The general
conclusion from Gruney and also to Flint et althiat home-ownership is perceived as
normal while renting is abnormal. Tenants are peeckas not living in homes but in
houses. This classification or identity, as Fouaudiscourse on governability would
put it, is central to our understanding of the hogismaintenance attitudes in public
housing. It is important to bear in mind that tlegmalization of home-ownership is a
construction of the dominant discourse and undeglyit is the precursor to power

relations problem as might be discerned from teagthis discussion.

Battle over meanings between tenants and housingficers

Clapham (2002) considered what he called a bat#e meanings between tenants and
their housing officers. Tenants are likely to re#reir situation as they saw it while
housing officers are more likely to interpret thenants’ situation in the light of
‘predetermined categories based on organizationdicigs and procedures’Thus
Clapham observed that what a housing officer cansiito be a good behaviour by a
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tenant is a construction of a norm that the housiatpority has categorized and by
which tenants are judged. The reigning discours¢ha of the landlord through

policies and procedures that were put in place sameeback. The tenant is regarded
as a ‘supplicant’ with neither knowledge nor thellsko be able to challenge the
judgment of the housing manager or landlord agknis this kind of interaction

between landlord and tenant that structures théidash and tenant relationship and in
the final analysis shapes their attitudes towardeed and responsibilities for the estate
and particularly housing maintenance. It is thinga@ption of the marginalized role of
tenants especially in public housing that Sweent§73) looked into and drew

symbiosis on propensity to spend on maintenancehwinderlies the discussion on

tenant involvement in the rest of this study.

We have argued for a dominant discourse in housianagement above. This
discourse is a result of historicism through insiiinalization of governing structures,
setting up procedures, acquisition and accumulatiéntactics, knowledge and
technologies which are central to government paint et al, 2003). Equipped with
these powers, institutions construct what they ic@msbeing the acceptable social
norms and values and try to impose these to thbjests.

In housing maintenance, corollaries to this anakgyrepair obligations found in lease
agreements and the concepts ggdd tenantable mannerTo what level the tenants
share the same meaning with their landlords fosdherms is a daunting question.
Construction of norms of legitimatized behaviourpaspounded by Bourdieu (1986)
underlines the definition and reproduction of a dwnt discourse by an elite group
which is a source of unequal power relationship aedtral in differing attitudes
towards the object of maintenance. Foucault (20Z8):Ioffers explanation to this
power relation problem by posing questiavhy are we oppress@tdHe affirms that
being oppressed means we are subject to conditlmisto some degree limit our
capacity to exercise autonomy, undermining our ithgifrustrating deployment of self
actualization strategy and that our lived expemreiscdistorted by the effects of ‘bio-

power’ or the system.

Tenants’ attitudes towards maintenance are pregddoy several studies as observed
by Power (1997). In housing policy discourse, timabdement approaches that we

103



3.6

Housing Decay and Maintenance- the Case of Pulilicsithg in Tanzania

looked at before and, the dominance of home-ownerskrategy, have shaped
government’s view of the rental tenure in most ¢das. In the countries of the rich
north, public housing tenants are regarded #awéd consumers’requiring

governmental intervention due to their incapactyundertake acts of consumption,
while owner-occupiers are identified as being dbleake more responsibility for their
homes(Flint et al, 2003). Home ownership is seethashorm and governments are

increasingly embracing this view and reflect ithe housing policy discourse.

Spires (1996) has considered the positioning oétasgintenance in a hierarchy of
organization and his observation was:

“...until recently, many senior directors perceivedeasmd maintenance management
as a necessary cost rather than as an opporturifgriag potential benefits, and may
well have dismissed it to the realm of lower todilednanagement as an engineering
issue..” (1996:13).

In the context of public housing authorities, ittempting for the management to
under-maintain in case of budgetary constraintaisTlhe attitude of management
towards maintenance will tend to vary from timetitne depending on availability of
resources on one hand, but on the other when faitbdlifficulties, postponement of
maintenance action is possible as summed up bygT$2002). The underlying
principle is the rational choice that a managerl \Wwéhve to make given scarce

resources.

Conclusions

In this chapter we presented the current perspectivhousing management which are
dominated by neo-liberal discourse. This discotma persistently argued for market-
oriented approaches with very limited interventiop governments. The role of
government in the discourse has been reduced tolatewy the housing market
through formulation of policies and procedures thapport the individuals and the
community to provide their own housing. In the @tof existing public housing,

bureaucratic construction of policy discourse prpposes the tenant is a passive
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recipient of housing services and at worst at distawith the social norms and values

that the bureaucratic structures have perceived.

We also analysed the social theory that is apphedtudying housing namely the

social constructionist approaches and determinat ttiere are two extensions that
have been added to the theories in the recent paste are the Contextual Rational
Action Perspective that was developed by Sommeraifid Bo Bengtson and Housing
Pathway by David Clapham. We chose to refer thesedas extension to the social

constructionist models because they are both atgertgp reduce the amount of

subjectivism in the construction of reality. Theerging issues in the discussion were
the distinction that is made in the housing managdnas a welfare-oriented and
commodity-oriented object. In the next chapter wédioe the research methodology
that is routed in the discussion from this chapter.
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Chapter Four: Research Methodology

4.1

Introduction

In this chapter, an outline is made on how the aiede was conducted and the
philosophical underpinnings that guided the redeaiftis is reported under four

sections. In section one it was important for méirst develop an understanding of
what research meant in terms of different modeld aarticularly so between

guantitative and qualitative perspectives. A cdadysmethodology that was adopted
for the research is described in the second pattheofchapter. In the third section |
then focus on the methodology that | adopted fersttudy, while in the last part of the
chapter, | discuss the problems and possibilitias availed themselves while carrying

out the study.

My academic and professional backgrounds in prgpeanagement and particularly
in the areas of building surveying reflected onc¢heice of the research topic and the
subsequent strategies of inquiry. This experieticdches over 20 years of teaching
and carrying out surveys of buildings as basis ddvice on sale/purpose, lease
negotiations, determination of dilapidations, pkthnrmaintenance and preparation of
maintenance budget. During all this time, | havessubed to a code of professional
conduct and ethics. In anticipation of ethical esin the writing of this report, survey
guidelines made it explicit for the researcher esgkarch assistants to seek voluntary
participation of the actors in the study. Similadgsurance was given to the fact that
collected data would be used for the purpose «f thport only. For purpose of
protecting individuals against their expressed igpis, anonymity has been observed
throughout the study except in those cases whesgonelents chose to have their

identities disclosed.

In the course of carrying out the research, it wasessary to plan for a pilot survey
that explored perceptions of rental housing in Bainz. The purpose of the pilot study
was to understand the intermingling of attitudesvieen the public housing landlord
and tenants and, secondly establish issues thdedde be studied in depth towards

formulation of the study’s objectives.
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Research Design

From the early start of my research in late 2084,focus was on understanding the
reasons for lack of repairs and care on publicatdmbusing in Tanzania. | sought to
do this by studying the occupiers’ behaviour andituates towards housing
maintenance and readiness with which they woulce@cto contribute to more
maintenance responsibilities. It later however gmérthrough literature review that
the future of public rental housing not only in Zania but in most countries was very
bleak. This implied two things, first either publrental housing was no longer
required by those it targeted or the providers wireapable of economically

sustaining public housing.

In order to develop a comprehensive understandintghe prospects of public rental
housing, | had to broaden my options by consideewgjving housing tenures in the
context of national housing policies. A detaileddst on tenants’ perceptions within
the public rental housing context was thereforesmered important. But realizing

that Tanzania has embraced market-economy-orieampebaches in all sectors of the
economy over the last two decades, it was opportanexamine the new policies

being formulated in Tanzania and reflect on thergimg housing agenda and housing
management systems. In the context of Tanzaniaarels on housing management
areas has been very minimal as discussed in Chaptérthe present study was to
develop an interest in the areas of housing managendetailed investigation and

explication of the study questions were mandatory.

According to Creswell (2003), the basis of reseascinfluenced by the knowledge

claims that we make. Creswell identifies four altge knowledge claims,

1. The post-positivism which is that paradigm thatssuiltbes to determinism based
in causality philosophy, that use existing laws tbeories to explain a
phenomenon

2. Social Constructivism where our understanding ef tbality is constructed by
engaging with the world and interpreting theseratgons.

3. Advocacy/participatory knowledge which extends tbastructivism to embrace
the un-expressed needs (i.e voices) of the vulfegadpulations in the society
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such as feminist perspectives, disability inquity with a desire of unshackling
them from constraints imposed on them by the spciet

4. Pragmatic knowledge which is pluralistic approactiesying to unfold the truth
about the world by use of ‘mixed methods’

Social constructivism and intepretivism are instemtal in this research project
because of their focus in engaging the researclikrtine studied object and reflecting
on this relationship to understand the problem.sTimplied a more qualitative

approach than a quantitative research, first fasoas of the deficiency in breadth of
information available for comparison purposes aitbe local housing market, and
secondly the focus on public rental housing haeaaly limited the study to the extent

that in-depth investigation on the sector was dodycal.

| sought to understand the relationship embeddethénuse and consumption of
housing in the public sector. This relationshigasnplex in several ways. Tenants in
public housing are not just a homogenous groupabeitmade up of individuals with
different characteristics and responding diffenentd what they experience in their
consumption of housing. Their different human eigreres have to be understood to
be able to infer reasons for the ways they inflaenw@intenance condition of their
housing. Stake (1995) argues for empathy, the rfeedresearchers to try and
understand what actors such as those in the hossictgrs understand on one hand
and on the other what a reader will understand fitben researcher work. It is
gualitative and not quantitative research that ictims attribution of feelings of others

in constructing realities from what is being stutlie

My interest in the subject was to study the refeiops of the objects, how they
influence each other, what are the emerging anttipated patterns, and how to
interpret these experiences as narrated by thesgtemants and NHC staff) to be able
to make an assertion on the levels of maintenanndition in public rental housing
and finally what could happen with public rentalusmg in Tanzania. It was not
intended to establish the levels of associatiortsvd®n variables, nor did | aim at
establishing detailed measures that might be useekplain the study problem in
statistical terms. The study was planned within ¢péstemology of existential and
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constructivist context to permit a thorough obsgova of the historical, social,
cultural, political, economical and personal bebaviof the actors. | perceived the
study from a qualitative research realm which 3itv@n (2005) observes as having
two research models that he named emotionalisnt@amstructionism.

Silverman defined the emotionalism models as thbsé¢ focus on the meanings
attached to the phenomenon being studied and tloéiam that are expressed by the
study objects. The usual way of studying this i®ulgh open-ended interviews that
give a broader view of the study propositions. $eeond model is constructionism
which focuses on behaviour. In this model, the &no study how phenomena are
perceived by the study objects. The type of datasiglly captured in observations,

textual and audio recording as summed up in Tabl&N

Table No.5: Qualitative Research - Two models comped

Emotionalism Constructionism
Focus Meaning, emotion Behaviour
Aim Authentic insights Studying how phenomena gare
constructed
Preferred Data Open-ended interviews Observatxtsttapes

Source: Silverman, 2005:11

In a bid to get comprehensive insight on the sulgad in recognition of the key roles
that housing plays in one’s lifestyle, strategi@sifquiry were designed to be able to
give a holistic picture of the housing situatiorttie public rental housing sector. This
was important as underscored by Creswell (2003hat social phenomena are all-
encompassing and revealed in multi-faceted waykfeof The investigation process
was intermingled with the data analysis processiwpiermitted opportunities for re-
thinking on the suitability of the data, researcétimods and the procedures adopted.
This reflexivinity i.e cycling back and forth indhdata collection procedures made it
possible to vary the research methods and imprbee validation strategies as
discussed later in the chapter. This perspectivequalitative research led me to

consider a case study methodology which | now tomnder Section 4.3.
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Case Study Research in Rental Housing

There are five different strategies of inquiry inafjtative research; any of which

could have been used for the purpose of this reseaport. These are:

1.

Ethnographical studies which are defined from gainkterature as being those
studies that focus on intact cultural group in &ura setting over a prolonged
period of time. The type of data collected is frotvservation or lived realities
and the emphasis is on the time to study the phenomwhich this study could
not afford.

Narrative Research Strategy, basically an inquirwhich we study the lives of
individuals in a community and ask one or morela individuals to provide
stories about their lives. This narration is thefiected on the researcher’s life
experiences in the study to inform on the reseg@rcblem. This was a very
attractive strategy except for the uncertainty oow hsimilar would the
experiences of tenants in public housing be cagturea narration by an
individual in the studied area, and a second prohbilelated to the selection of
that narrator who could competently articulate s@siperiences for such a
tenant-diverse group.

Phenomenological studies which identify the impoet (‘essence’) of human
experiences through the perspective of a partitipatine study and reflecting on
this to construct the experiences of the commurityabsence of unity of the
phenomenon to study, this type of strategy was idersd unsuitable for the
research on housing maintenance in the public hgusactor.

Grounded theory strategy was very close to the gbtkis study. Generally it is
defined as a derived theory of a process, actianteraction that is grounded in
the views of participants in a study. It is a thetnrat emerges from a study
where research data is constantly analyzed, coattasr compared with
theoretical sampling of different data sets.

Case study strategy- several definitions aboundluat constitutes a case study,
but generally it is a strategy that focuses onaptd study of an event, activity or
process (i.e case) over a period of time withinirgef boundary. Yin(1984)

defined it as:
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“...an empirical enquiry that investigates a contemppgzhenomenon within its
real-life context when the boundaries between pihmmmn and context are
clearly evident.”.

While Stake (1995) was more focused defining it as

“..the study of the particularity and complexity af single case, coming to
understand its activity within important circumstas.”(1995: xi). | have

adopted case study as the strategy for this stsidysaussed below.

4.3.1 Attributes of Case Study Research in Housinganagement

From different sources in literature on case strgbearch, case study methodology
has evolved from being highly criticized as unstfen abstract, and idealistic to a
popular research perspective during the last themades within the general realm of
gualitative research (Whittemore et al, 2001). §€l1997) considers case study
methodology as an important method of enquiry #aits at holistic understanding of
cultural systems of action, at giving special ditento completeness in observation,
reconstruction and analysis of the cases underyst@dse study methodology
develops critical thinking, broadening the horizmhunderstanding and incorporates
the views of the actors. It is based on contexeddpnt source of knowledge and
proceeds to advanced understanding from this tb ‘Wituous’ expert as Pierre
Bourdieu would call it. It is not a sampling resgar(Tells 1997, Yin 1994, Stake
1995); but a multi-perspectival analysis that takeboard views of all, including the
powerless, homeless- all relevant groups and ttexaction between them (Tells.
1997). It is closely linked to the advocacy or m#patory paradigm which makes it a
useful tool to study the voiceless in a communlty.the context of the current
research work, tenants have for a long time beorgsidered an unimportant actor in
housing programs. They are invariably invisiblehmusing policies (Cadstedt, 2006)

and; in land resettlement programs in Tanzaniaofide, 2009).

Case study methodology is selective, focusing oe on two issues that are
fundamental to understanding the system being exanilt is a triangulated research
strategy that seeks to nest one research perspeotianother. Case studies however

require pattern-matching procedures to produce mgan results. Without a
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properly executed procedure that allows intenseeriasion, case study is likely to

yield wrong results.

It was against these attributes of case study thsbught to apply case study
methodology. In doing so | was aware of the inheriicisms against case study
research. These criticisms have been consideredsebvgral other scholars and
Flyvbjerg (2006) has construed them to be miscaimmepather than criticisms. In
effect, Flyvbjerg broadened our understanding chtwdase study methodology ought
to be, emphasizing how different actors empiricallgpe each other’s opinions on an
issue. He identified five misconceptions whichyltiv explain below:
1) Misconception 1: ‘Theoretical knowledge is moreuwaddle than concrete, practical
knowledge’
Flyvbjerg argues against the claim that theoreticadwledge is more valuable
than concrete practical knowledge. Besides as stscl earlier, knowledge is
developable from different claims such as from aloobnstructivism perspectives.
Human beings are endowed with practical skills tr& peculiar to each which
gives rise to different disciplines or professioAsperson learns and becomes an
expert within the context that he is familiar wahd proceeds from this to another
set of knowledge that is independent of this cantthe theoretical constructed
knowledge. Flyvbjerg (2006) observed humans operate on basis of intimate
knowledge of several cases in their areas of eigaert’. The learning process
starts from the realities around us, which we camage and understand, and from
these we broaden our understanding, stretchinghmaginations afar in search of a
more universal generalization of what we want trre Flyvbjerg’s emphasis in
this regard is “. actual practices are studied before their rules...”

As Flyvbjerg(2006) argues, the closeness of the sasdy to real-life situation ,
the more the chances that reality and skills wialdleveloped for better research.
The criticisms or misunderstandings against casgystesearch attach the trinity
of the learning process that is its capability ®velop a theory, lending the
research testing for reliability and validity. Buhen we observe that the learning
process only begins in a context-dependent knowledth aptitude for in-depth
observation and identification of the several anedtatied causes of the

112



2)

Housing Decay and Maintenance- the Case of Pulilicsithg in Tanzania

phenomenon, we realize a case study research offers information about a
particular subject rather than dealing with genelath that tend to emphasis the

symptoms of the problem rather than the causdsegbtoblem.

In the learning, which is central to any researcbéthod, the dynamics that
everlastingly underlie the society that we studythemselves the reasons for us to
keep on learning. But we have a lot to learn frorspacific case in the social
sciences. Given that there are no predictive teean social sciences (Flyvbjerg,
op cit), case study research is valuable in studliuman affairs and it is central to

the human learning process.

Misconception 2: ‘Generalization in case study aesle is usually on the basis of
an individual case which cannot contribute to ddiendevelopment’. This is

another misconception mainly by positivists whodhtilat generalizing from one
case was not objective enough. Yin (1994) has @rghat it is possible to

generalize from a single case provided the casé&as properly selected. Tells
(1997) argued also that where one needs to incatperews of the ‘actors’ in the
case under study, it is the case study methodolbgly seems to better do so.
Actors are all those that are part to the areagosiudied and not just the
influential or those that are randomly picked upifderviews. Strong proponents
of case research such as Yin (1994), Hamel et9@3)land Flyvbjerg(2006) have
argued that case studies can be single or multgde- designs, but underline
emphasis to the fact that the multiple case deftiows replication rather than

sampling logic. Johansson (2006) insists that geization from a case is not
statistical but it is analytical. Case researchamsall-encompassing study of a
particular phenomenon that seeks in-depth infownatof the phenomenon

synthesizing this to corrigible understanding.
In case research, conclusions are based on the da¢he case as they unravel

themselves such that conceptualization is donehendata within the case or

through reconstruction of new cases and appliedttoal problem.
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3) Misconception 3: ‘Case Study is more suited in gateg hypotheses while other

4)

5)

methods are more suitable for testing hypotheseéstla@ory building’. Several

scholars have commented on the versatility of sasgy approach. Flyvbjerg uses
the falsification argument developed by Karl Poppeio counter this

misconception.

He argues that for a case study research to catdribowards scientific

knowledge, it has to be carefully carried out tlytoucareful selection of

experiments, cases and experiences. The findingst i@ capable of being
validated. Those wanting to carry out a case stigbearch must distinguish
themselves as possessing a wide range of pradtilédd for carrying out the

scientific work (Kuhn 1987). In history more disewies have been made from
intense observation than statistics applied torgelagroup. Flyvbjerg cites two
examples where intense observation bore unprecatien¢sults, Galileo's

empirical work that refuted the once popularly &efid Aristotelian geocentricism
of the universe and the famous story of the Whteus in Popper’s works. It is
only after detailed investigation it would be pbésito spot the black swan and
thereby refute the claim that all swans are white.

Misconception 4: ‘Case Study is prone to bias camfig researchers’

preconceived notions’. To this misconception, Fjgv) counseled case study
researchers to avoid cases that contain a sulgetti@s and adopt rigorous
selection criteria so as not to confine themselvégh the cases that agree with
their own conviction in real life. Just like oth@ethods of inquiry, the need to be
objective in the formulation of the research, caiohg the research and in
validating the findings is crucial. Flyvbjerg cones the fact that alert case
researchers do find their “pre-conceived views, assumptions, concepts, and
hypotheses were wrong and that the case materislcoapelled them to revise

their hypotheses on essential points(2006:235).

Misconception 5: ‘Case Study does not easily lesélfi to summarizing and

developing general propositions and theories orb#ses of specific case studies’.
Flyvbjerg submits that “.summarizing case studies is not always useful aamg m
sometimes be counterproductiv§2006:239). He affirms that human learning
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process starts with low level of skills at begirs\éevel building up to a complex
set of theories. True expertise, he argues,is.based on intimate experience with
thousands of individual cases and on the abilitgdiszriminate between situations,
with all their nuances of difference, without distg them into formulas or
standard cases.”This is possible because the experts, those hiéh most
knowledge, do not use rules, or formulas but ratihey operate on the basis of the
detailed case experience. To summarize researdhintortheories is a possibility
but not in all realities. Flyvbjerg concludes that all realities can be distilled into
theoretical formulae and that case researchersttem@ sceptical about erasing

phenomenological detail in favour of conceptuabkuale.

The merits of case study research is in the pdsigibiof focusing on one particular

case, trying to uncover as much information asiptessn that particular case both on
the face level and deeper level of the case. Tlosmpted me to consider housing
estates as the possible cases. National Housingp€xion owns housing estates in 20
different regions around the country. My next pesblwas to determine the right case
that possessed the general characteristics oe#fsarch problem. The selection of the
case was crucial and in the following paragraplbsidfly look at the strategies for

case selection.

Strategies for Cases Selection

One major challenge posed at the early stage afebearch was whether to limit the
case to one type of housing. Even within the putdital housing sector, there were
obvious classes stratified on income basis. Ubudg& Estate, which was the pilot
case study, revealed a mixed residential area lthirmwhat could be generally
categorized as medium-income area in the contexTasfzania, while the other
housing estate, Keko Flats was a much more lowargcgroup area. Ubungo housing
area comprised different housing types includindtirfiamily units in block of flats
(apartment), single-family houses on planned irdiiai lots of land and on unplanned
lots of land. Would these two residence groupseskamilar views on housing quality
and especially so on housing maintenance? Whatierishould be used to select the

cases?
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From the preliminary interviews with the NHC Managsnt and visits to NHC
Housing estates in Dar es Salaam, Moshi and Mvfinitavas ascertained that the
tenant profile in NHC was not uniform nor were bigysical setting of the housing
areas. On the other hand, all NHC estates wereestghj to the same policies,
procedures and processes through a centralizednsyst management. Unlike in
other countries such as Zambia or the UK, the puimusing in Tanzania is provided
and managed by a national body (the NHC) and ndotsgl governments. There are
however a few other national organizations thavige similar housing but on a more
commercial basis such as the Pension Funds (PPBFNBAPF etc), Insurance
Corporation (NIC) and the Arusha International Gpahce Centre (AICC). Any of
these housing estates constituted a potentialfoaske study. However, it was NHC
which was the only landlord organization that pssed the features of public housing
which | was interested in. These included a housiltmcation system that targets a
particular group, housing as the core business hef @rganization, a housing
management structure that covered the functiongeat collection, repair and
maintenance, housing development programs andde&eeping, and recognition by

the Government as a public housing authority.

The first stage towards selection of a case studg wherefore concluded with
choosing NHC Housing estates. The next stage wask® a decision on a case or
cases for study within the NHC housing estates. Nittitk comprises both multi-
family units in high rise apartment blocks and db&d single-family units. More than
60% of the NHC stock is found in Dar es Salaam cttramercial capital of Tanzania
within four spatial regions, llala, Kinondoni, Tekaeand Upanga. Each region has its
own management structure headed by NHC Branch Mainagpicking up cases for
study, the guiding philosophy was to try as muclpassible to pick a paradigmatic
case that would reveal the general characterisfithe public housing in Tanzania.
This would be a case that was the home for a botess of tenants with varying

income levels, from a variety of backgrounds, vakbar evidence of the maintenance

% In the preliminary surveys for this study, Mwanmiich is about 1,150km from Dar es Salaam wasqfatte
study. Together with the Supervisor Prof Hans Réhonv deceased), | visited and carried out intergith
the NHC Branch Management. At a later stage, Mwdénazhto be dropped when | realized the Dar es Balaa
cases would suffice the information required far study.
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problem and easily accessible for regular visitshbior interviews and feedback

purposes.

Housing estates within NHC Dar es Salaam regiong weked up for the reason of
forming majority of housing units as well as regmeting a more cosmopolitan tenant
population and a larger variety of housing typeswkver, my focus was on multi-
family units’ blocks as these exhibited more oslsanilar characteristics in terms of
the quality of neighborhood, size, decay problems &ould be seen as being
overcrowded. These features were my starting gomlearning, picking the obvious
surface layer problem with the hope of unravelimg deep layer problems. The multi-
family units in Dar es Salaam are clustered ineaist 20 locations within Dar es
Salaam and were built at about the same time duhadl970s; while detached and
semi-detached structures are of varied architectoagtered all over the city. But in
deciding on the selection, | was also fully awatr¢he fact that NHC had inherited a
diverse portfolio from the defunct Registrar of Blings in 1990. The latter were
buildings that had been developed by individualedigyers for the rental market and
which were nationalized under the repealed Acqaisiof Buildings Act of 1971.
Since a good number of these properties have leemed to their original owners,
some have been redeveloped and generally becaasarh of different types and in
several cases occupied by the former owners, tlegg not considered in the selection

process.

Selection of Ubungo and Keko NHC Housing Edts

In the final analysis, Ubungo NHC and Keko Flats gapularly known) were selected
as suitable cases for this research. These arecases deliberately chosen despite
being similar in many physical aspects. It was ingret however since the study
guestions had special focus on tenant attitude$ahdviour to try and compare views
from at least two cases. Ubungo Case as hintetee&lhome to a more affluent
tenant group and it was expected that there woalditferences in attitudes on the
basis of income criteria of the participants to shely. Each of the two cases has clear
physical boundaries as Johansson (2006) would fputheéy are cases that are

physically bounded with actors in them who areueficed by the objects on a time-
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framework. The two cases exhibit high rate of giaies but whose context provides a
number of variables and qualities that may be stlidind give explanations to the

research questions.

The unit of analysis was the housing unit/househéltiat the household as a family or
persons perceives as good housing condition isumsntal in our understanding of the
level of services that the property owner will ndedgive. But more important is the
fact that the individual households hold key to dirass to pay for their

accommodation, how they care about repairs andterance of the building, and how
much they would be prepared to spend in terms aiayp®r labour on the repair and

maintenance.

Methodological Approaches

There were a number of factors that influencedcti@ces of cases to be studied, the
research methods that were adopted and how thectadl data was eventually to be
analyzed. These included the nature of housing geanant problem in the context of
privatization strategy in Tanzania, the possibilihat tenants could influence the
extent of maintenance problem in their dwellingg @he standardized forms of
housing types developed by the National Housingp@ation. The NHC had
undertaken restructuring of its organizational spt and delegating most of the
housing management functions to a county level iand large city like Dar es
Salaam, NHC had actually set up regional officesheaith a Branch Manager.
Despite this arrangement that seemed to bring hguaanagement services closer to
the tenants, there were outstanding complaint®@sdf out in the preliminary survey
work for this study. Repair and maintenance sesviggere centralized to the
headquarters and there were strict rules on hoktimgks for repair purposes at branch
level. There were also indications that tenantshia various estates were either
extending their dwelling units or adapting existlmgcony space to sleeping functions
or some other uses such as retail. In the follovaagtions | discuss the ways these
factors influenced how the research was approadhedot survey carried out during
August- October 2005 shed lights on the differeosgibilities of carrying out the

research interviews.
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The problem of lack of maintenance in Tanzania feasd to be much more serious
than poor rent collection and the cultural backgasiof the house occupiers. It is
rooted in the institutional framework and policylated matters that are the
prerogatives of the central and local governmemtss necessitated a historical study
(path-dependency modelling) of urban housing withpolicy framework with special
focus on the changing characteristics of publicsiogi in the country. There were
three possibilities for trying to understand thegamt housing management situation
from the past experiences. Analysis of availableudeents about the NHC and its
management experiences and the national housingy gohmeworks was one of the
options. The second research method was carryinigiauviews with the actors about
the study questions which were largely dominatedthy ‘why’ questions. The
primary interviews were with tenants. There wagdftge a need to corroborate the
tenants’ views on the maintenance problem withéleddNHC Management. This was
done by carrying out interviews with the top mamaget of the NHC and at a later
stage with a close-ended questionnaire as discuasadin the chapter. In seeking
information on the extent of the maintenance pmobte the housing units, a third
method adopted was condition surveys. In condisarveys, | carried out actual
physical inspection of 20 dwelling units in the died housing area in a typical
fashion of a building surveyor with a view of idéyihg those wants of repairs that
could be construed to have been a result of tenacts of omission or commission.

Documentary Analysis

In the course of preparation for the research,as wonsidered important to collect
historical data that related to housing maintenamceahe public sector. It was
anticipated that some information as regards laddémd tenant relationship within
the contexts of urban housing and law would belabk from amongst housing
research institutions such as the National Housind Building Research Agency,
University Libraries, the National Archives in thgepartment of Antiquities and
National Housing Corporation. As it turned out, ®we the colonial housing schemes,
information that was recorded related to generalshng schemes and in several
instances this related to other development progrsuch as town planning. Records
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on housing matters did not seem to have been kapeihistorical development of the
nation. It was towards end of 1970s that docummmtabn housing policy,

development and to a very limited extent managermagekisting housing projects is
found. This documentation included draft housinggyodocuments and government
circulars as regards civil servants housing. Lagish that related to the subject of
study was the Rent Restriction Act of 1962 (as atedrin 1984 and repealed in 2005)

and the Local Government (Redecoration) Act of 1968

The insight that was expected to be drawn fromatiadysis of these documents was to
lead to further questioning of housing managemeattites in Tanzania. There was
little that could be discerned from the housingigolof 1981 and the Human
Settlement Development Policy of 2000 that wouldsehanfluenced my initial
conception of the study questions. It was cleat tespite the strenuous efforts that
the government of Tanzania had put in housing dutire Second Five Year Plan
(1969-74), public rental housing was never thergyi@f the government. An analysis
of government budgets for the ministry responsibtdands and housing matters over
the last three decades indicated allocation toihgusector had actually declined from
6% in 1973 to 2% in 2002 (Seleki, 2003). This iefeze could not contribute to my
study theme as much as it would if the study waskisg the explanation for the

unprecedented growth of informal housing in Tanaani

The scrapping of the Rent Control legislation irD2@&nd slack enforcement of the
provision of the Local Government (Redecoration)t A¢ 1968 reinforced my
proposition for the study. Rental housing was iasnegly becoming unpopular to the
government at least at policy level. On two ocaasiduring 2007/08, | attended
national housing policy formulation stakeholdersbrisshops in Dar es Salaam.
During the presentation the question of rental hmgusvas raised and in informal
discussions, | debated with the government officiah their understanding of the
subject. Almost as if pre-meditated or more propads if in faith, all those who
responded cited the ‘enablement-approaches’ a®ned®r their negative view of
public rental housing. There was no room for gowent at central or local
government levels to engage in direct provisiomeoftal housing not even in the case
of those who may have a need for it. This view éélpne to re-think the
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appropriateness of the concept of social housiag itthad read about which other
nations have either developed or helped not-fofipooganizations to set up. It also
provided hints as to the probable fate of the agspublic housing stock in Tanzania.
If these were the views of those at these worksheopat were then the perceptions of
those that are directly involved with public howginit was for this therefore that we

now turn to the other research method that wasupdts

In-depth Interviews

In seeking explanations for the observable poonteaance condition of public rental
housing in the case study, two research assis&auis holding a Bachelors degree
qualification in real estate-related disciplinesrevaecruited to help in in-depth
interviews with tenants. The aim of the interviewas to get insights on what house
occupiers perceived to be a good housing. Did fhexgeive their lettings as home,
temporary accommodation, a shelter paid for byrtaeiployers or whatever? What
were their attitudes towards the cost of maintagjrilre housing they were occupying?
To what extent did they consider themselves asoresple for the obtaining
maintenance condition of their lettings? What weesrtopinion on the condition of the
house that they were living in? During the actuaiveys, it was realised that the
housing areas into which the multi-family high rislecks situate exhibited lack of
care and considerable misuse. It was subsequesthseary to probe tenants and find
out their satisfaction levels with the neighbourtt@nd its condition. Surveys were
carried out in three different phases, a pilot syrthat was carried out during August-
October 2005, full survey which involved the pripai researcher with two assistants
while in the third phase a questionnaire survey wasied out by four research

assistants.

4.4.2.1 Pilot Survey

For purpose of developing experience and familianith the study objects, a pilot
survey was planned and executed. With the help ekasoned urban sociologist
working with the National Housing and Building Rasgh Agency (NHBRA) a
survey guide was prepared for the in-depth intersie The involvement of a
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sociologist was considered necessary as the irtgsvaimed in big part to measure

tenants’ values and judgement in the consumptiohoofsing, an area that demands

skills from sociology. There were 5 main areashgfiries:

1) Opinions on space quality and design of the accodatn.

2) Repair and maintenance obligations between landodienant.

3) Awareness of incidences of maintenance problente@houses.

4) Condition of the house and its influence on theupéers in terms of safety,
security and behavior.

5) Attitudes towards tenants’ participation in mairgeoe.

The questions were framed with the intentions aiding the following:
1. Understanding of the subject- Awareness Questions
2. Respondents Behavior- Factual Questions

3. Respondents Preferences- Inferences on theirdikgslislikes

The selected case study comprised three housiag aiéhin Ubungo in Dar es Salaam.
These included the NHC Ubungo housing estate, kirdfextile Staff Housing
apartments (public employer’s housing) and an mfdrhousing area. The informal
housing area comprised of individual single-fanilyusing units while the other two
were multi-family high rise dwelling units. Ubungeas of special interests foremost
because it lies in between industrial corridor anell-established residential
neighbourhoods that have attracted resident papolétom around all corners of the
country. In addition, to the north of the case gtigla commercial corridor mainly
consisting of entertainment activities that offengoyment to all categories of income
groups. The second reason is that house occupié¢hg iselected neighbourhoods are of
mixed income groups and it was then thought thatoild make it possible to stratify
their income levels in certain bands, which wouldt she study. Ubungo was also
within easy reachable distance to the researchesevburvey was easy to supervise. 75
households were interviewed in the pilot surveyatéd 1-2 give an overview of the

housing areas in the pilot survey.
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Plate 1: Urafiki Textile Employees Housing Platdi2C Ubungo Public Housing

4.4.2.2 Learning from Pilot Surveys

From the pilot survey important lessons were learitih regard to the use of language,
type of questions, timing of visits, the importanck gatekeepers, and the level of

training required for the research assistants.

The pilot survey guide was prepared in English treinterviews were being carried
out in Swahili while the recording was in Englishen | tried to discern meanings
from the transcribed information, | realized a sttaf view that tended to be unique to
individual research assistants and consistentlyosipg views on a subject by
respondents. In a validation visit, the problem wasnd out to be the level of
comprehension of the English language during trdmsg. In the in-depth interviews,
the problem was solved by translating the surveilegun Swahili and maintaining
Swalhili as the interviewing and transcribing langeiaSome of the questions that | had
wanted response from the tenants had to be drojpptte in-depth interviews. These
were those seeking views of tenants on their dmuion towards the prevailing
condition of their dwellings. None of the tenantked this question was willing to
comment on the possible ways that he or she ccalé been responsible for the poor
state of the house, and some expressed hostilignwhvas suggested to them that the

low rent that they were being charged could hawnlike reason.

The surveys usually started at around 10am anddmast up to 1700 hrs. Individual

respondents were engaged for a maximum of 45 ninMi#hen the data was being
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analysed, a large number of respondents was fouhdoobe females and almost all
were either housewives or did not have particutdrsj When this information was
counter-checked, it was realized that the key nedent (the registered tenant) was
actually at work. In the full survey, interviews mgdimited to weekends and upon a pre-
arranged appointment. There were also instancegewtie registered tenant (not
necessary the husband as head of the householdlénh@aded household nor the vice-
versa) was around, but another member of the haoskd take up the interview. To
avoid interviewing the ‘wrong’ person, in subsequeterviews, | arranged for the local
leader within the housing area to identify the tiggmants for interviews.

The results of the pilot survey were discussed Withresearch assistants. This served
as an important training session for the assistaat®l reduced possibilities of
misunderstanding the question like it had happetele beginning of the survey.

The Pilot Survey dispelled fears on low rate opmses from the interviewees as well
as provided good grounds for re-orienting the sttayards the relationship between
housing maintenance and social networking. The tedomethodology satisfied the
needs of the data that was expected. However viates tended to take too long in
some instances lasting 45minutes for an individuahile time taken to locate heads of

household was also long especially in the caskeoNtHC Housing estate.

4.4.2.3 Carrying out Full Survey

The full survey was carried out during January-A@006 and May -August 2007. The
first interview survey was carried out at the tite NHC had not embarked on a
rehabilitation program on its housing areas indbentry. Tenants were eager to meet
and discuss their housing service problems with rgmearch team. The interview
schedule that the local leader (mjumbe) had prepareus was often disregarded. They
would narrate how often they were being promisqzhireworks to their units but in
vain. The kinds of repairs that they were lookiogafard from their landlords were in

three major areas: electrical, plumbing, and regsimm. | could only do a maximum of

% The planned duration for individual intervieweesv&0 minutes.
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four interviews a day which was to me very low iedeTwo of the assistants who had

carried out the pilot survey helped me through, bobuld not afford to relegate the

entire interview to the assistants. A total of lih@erviews were carried out. During

2006, 50 interviews were carried out within the tNBIC Housing Case studies and

during 2007; an additional 60 tenants were intevei Out of the first 50 interviewees,

30 were revisited and their views sought on tha thregoing NHC rehabilitation works.

Outside the NHC housing areas, a total of 45 tenamtprivate lettings around the

Ubungo case study area were interviewed.

From the full survey, the following revelations wenade:

1.

Quality of questions to ask

The type of questions that were put to tenants wgpdanatory, i.e trying to find
out reasons for an observed condition. These weteeasy questions to expect
answers to as the questions presumed the respostikmeid the same perspective
as the interviewer. In one instance for examplkenant after a long narration in a
conversation that must have taken more than 45esnuh which he kept
complaining about poor management skills of NHC,cbefessed that he was
living in NHC units because it was cheap.

Possibility for being trusted; at the start of theerviews, most respondents were
curious on the purpose of the research and hadgmnslof accepting the fact that
this was for academic purposes and not for the NWhagement. With the
continued presence at the research site, a retaiprwas evolving between me
and the respondents and some had acquiesced nmgsraleeacher at the university
and researcher on housing.

Interview situation has an important role to playthe research process. This is
reflected in the language that one deploys in iherview, the equipment that one
carries with him or her for the interviews and hthe researcher is introduced to
the participants. Swabhili was the language thainisestently used in the interviews
and this enabled easy understanding of the keyepiscof my study by the
respondents and the research assistants, a fadtiatiaalso been underscored in
the pilot surveys. The carrying of leather bagsne@s and clipboards tended to
detract attention of the respondents, some of wiveene curious about the
contents and reasons for carrying out such equipnierthree occasions | was
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cautioned not to take photos and audio recordintp@fparticipants. Introductions
given by the local leaders as gatekeepers areatrdai two instances, | was
introduced as the representative of the Ministry.afids$® to two persons that had
already been identified to me for interviews. Theeiviews that followed were
dominated by questions relating to my identity witie Ministry of Lands and
whether it was true or not that the Ministry wagechng to the idea of selling the
flats to the sitting tenants. The lesson learnt wWessefore to be careful with
interviewing people who had been identified by oghte the researcher.

4. Problems of defining key respondents: At the stdrtthe interviews it was
expected naturally that heads of households woeldhited to participate in the
interviews in the hope that they were also thesteged tenants of the dwelling
units. At the end of the first phase of intervidwsalized there was unusually high
bias in terms of female respondents (65 femalemsiga8 males). This indicated
there were more female tenants than male in NHGghwim reality was not the
norm. It was therefore deliberated that some puvpls sampling procedures
were required to reflect the norm. This finding gests that | had lost the
opportunity of knowing such a possibility existedeh earlier and therefore made
plans for it. It is axiomatic therefore to arguattta researcher ought to take full
charge of the research situation by getting outhef research environment and

draw a larger picture of what the studied objeotscanstituted of.

4.4.2.4 Key person interviews

Interviews with the top NHC Management and Houdngctorate in the Ministry of
Lands, Housing and Urban Development (MLHUD) wegeried out with some
difficulties. Despite my close association with el actors at the top management
level of these two institutions face-to-face intews were very cumbersome to
organize. | was advised to prepare open-endediqoeaire for the officials to fill in
the answers. It was only NHC that filled in one sftennaire. Telephone interviews
did not yield the amount of information that | lesied | needed for the study. | then

resorted to internet correspondences and invitea dfficials on yahoo messenger

% The Swahili name of the Ministry, ‘Ardhi’, correspds with the name of my University
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chat. With internet chat, | was able to ask allpbssible questions | needed and make

follow up questions from time to time.

The NHC staffs were more enthusiastic with interctedt interviews than they were
with telephone and face-to-face interviews. It wassible to progressively evaluate
the responses, do remedial inquiries and discusstiwé informant on the ways | had
interpreted the information that | had receivednfraghem. Internet chats were
friendlier and there was time in between the cosation that | could quickly go back
to my notes and rephrase the questions. With iateahats, it was possible to
reconstruct the conversation and seek respondérts’on the reconstructed account,
a phenomenon Stake (1995) regarded as crucial lidatian of interviews. The
internet chats fulfilled the interview situatioratitends to be prone with the problems
of differing perceptions on the descriptions anerpretations about the case between
the interviewer and interviewee as Stake (1995 )ar&m

“...it is terribly easy to fail to get the right quests asked, awfully difficult to steer
some of the most informative interviewees on to gbaice of issues...they have their
own; most people are pleased to be listened to.ingedicquiescence to interviews is
perhaps the easiest task in case study researchingyet good interview is not so
easy...(1995:64)

| would add that in a chat provided the responth@stinterest and the time for it, as it
happened in my particular situation, probes arelmuore possible on an expressed
view. In one case, | was able to supplement thernet interviews with telephone
interviews. Internet interviews are also the beshnique for keeping record of the
interview when compared with audio tapes or notenta during interviews. The
biggest limitation of internet interviews throughat is its non-availability to a wider
section of the population that one may want toringsv. | had the advantage of access
to a fast internet browsing at the KTH from whereatried out the internet chats.
Luckily my respondents at the NHC had also goodriét connections. But, back at
my University, Ardhi, the internet as a tool formgang out the interviews proved too
slow. The other disadvantage with internet intemgias the loss of close association

between the respondents and the researcher tha i® non-face-to face contacts.
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4.4.3 Physical Surveys

Whereas the above research methods were usecetaniebinings that the main actors
in housing management construct about the problémhomusing maintenance,
evaluation of the maintenance problem was pos#iloteigh a visual inspection of the
dwelling units through physical surveys. ‘Physi&airveys’ is used here to denote a
condition survey which is usually carried out byraperty (building) surveyor in a
purchase/sale transactions or as grounds for plgmmiaintenance work (which was
my professional background). 20 units that wereeyed were those occupied by the
respondents in the interviews. These were selemtedre-determined criteria in an
attempt to avoid bias in the findings. The residgeatthe first interview person was
also the first unit to be surveyed and thence e88nynit. The surveys were limited to
Ubungo NHC estate which is close to the Univerditynvolved systematic search of
repair problems in the dwelling units. The survegswimited to the interior of the
dwelling units and to those areas that could bealig inspected. There was no testing
of any of specialized service installations suctelastricity’’. The results were used
for further discussion with the tenants-respondantsform part of this report.

The observation surveys lend more credibility te th-depth interviews foremost
because they did confirm some of the claims thatréspondents had made such as
their personal commitment towards care and mainmaf the interior of the units,
the over-crowdedness and problems of organizingpstg functions etc. They also
pointed out differences in interpretation of whahsaconsidered reality from the
interviews. In one unit, the respondent had compldi of an extremely poorly
functioning plumbing system. In the observationveyr | found out that sand had
actually accumulated through the shower drainpipe with little effort, an assistant
helped me open the inspection eye on the drainnatidan iron rod that was picked

within the vicinity of the house, the drain washleecked.

It was also observed that such condition surveysechout in the 20 units were the

first of its kind. The occupiers could recall instas when NHC sent in consultants to

27 Such testing was not necessary as the study stteees on those actions by the occupiers which avbate
given rise to a cause for repair and maintenance.
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measure up the buildings for valuation purposesitutone of those situations did
they take note of the condition of the units in thanner that | did. Apparently, the
observation surveys developed friendlier intervigysituation than at the beginning
of the exercise.

“..But most of them (qualitative researchers) favorpersonal capture of the

experience so, from their own involvement, theyictarpret it, recognize its contexts,
puzzle the many meanings while still there, andspakng an experiential,

naturalistic account for readers to participate thselves in some similar
reflection..” Stake, 1995:44

Structured Interviews

As the interviews proceeded with tenants, | redliaaneed for a general tenant profile
for the public rental sector. The profile would ein selecting respondents,
interpreting the experiences of the respondentspgreze the contexts of those
experiences and enable construction of the refatity the interviews. The profile that
| thought of was general data sets of tenants’agtaristics in terms of age, household
sizes, income levels, mobility, time spent on cotrienancy etc. In discussion with
the research assistants who were helping me wehirkdepth interviews, | got
convinced that supplementary information from ctb$gpe of questionnaire would
provide not just a feedback on the reliability bé tfindings from the interviews but
also the validity of the findings. Reliability amderstood in this case would refer to
how stable the findings would be and a groundedtiestnon which to base the
analysis. | therefore chose to use the questiomn@arset benchmarks for future
research by other researchers in the studied areav truthful are the findings was
the underlying meaning of validity of the findingBy asking short and direct
guestions on a Likert scale, and subsequently iogriyut a statistical analysis of the

data, a potential existed for comparing findingsrfrthe two perspectives.

By attempting use of structured questionnaire, Iswatroducing elements of
guantitative perspective in the study or as CreB@0©3) would put it adopting a
mixed-method approach. In my particular instanteslopted a sequential procedure
in that after carrying out the first set of inteawis, on reflection | set up another data
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collection method sequential to the basically datilie perspective. It is important to
stress that | did not carry out the two sets okstigation concurrently, although all
participants in the in-depth interviews were subsadly respondents to the structured
guestionnaire. | also did not adopt transformapvecedures in the mixed-methods
approach. The use of sequential procedures wadtem to nest the quantitative
method to the qualitative perspective as a meanglaborating and expanding

findings of the interviews.

The structured questionnaire was prepared to s®nts’ views on a Likert scale
about the following:
1. Housing area, space quality, design and qualigcobmmodation
2. Maintenance condition of their dwellings as it tetato their health, safety and
conveniences
Repair and Maintenance obligations between landiaditenants
Communal sharing of responsibilities in their hogsarea
An invitation for general comments on what could dene to improve their
accommodation.
The design of the structured questionnaire followexisame template that | had used
in preparing the survey guide for the in-depth rvitavs. The research assistants
administered the questionnaire on a door-to-doaisbayenerally picking the next
fourth unit along a row of dwelling units but inding the 59 participants in the
interviews method. The target key respondent washisad of the household. On
average, 9 questionnaires were filled at the enelach survey day. The total number
of dwelling units in the case study areas was 88Pthe total number of respondents
for the structured questionnaire was 179.

Verification and Feedback

It was important to consider both the reliabilitydavalidity of the study findings
against the observation and interpretation sitnatidkeliability of the findings refers
to how stable were the findings while validity nefe¢o the truthfulness and relevance
of the findings. Validity is an important concephieh underscores the quality of
research as to its being fair, just and sound exposf the studied problem. The basic
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inquiry in verification exercise is whether anothesearch on similar situations would
find the same results as was this study. To enthatethese two verifications types
were observed, some deliberate actions were intemtlin the process. The first was
to develop close familiarity with the study actéinsough constant visits even when |
had no particular interviews to carry out. It wasnsidered useful to develop a
situation where participants to the study couldilgadentify themselves with the

researcher. The interview situation was carried audr a three year period during
which those that were interviewed met with me astdwice. By engaging the same
respondents a second time and countercheckingwiesis on the same issues, it was

possible to enhance validity of the study findings.

Verification of research findings is equally import both to the quantitative and
qualitative research. From literature, validitytenia that are popularly used have been
developed in the quantitative research. Whittemeteal (2001) argued on the
relevance of using standards of validity from ttaglitional approach in verification in
gualitative research. They also pose the questtio, should do the verification, the
investigator, the participant or an external exp#ve distinguish between internal and
external validity. Internal validity would refer tthe research process itself while
external validity addresses the generalization ftbm findings. The investigator by
adhering to a rigorous investigation, systematiec®n of the case and research
method, analysis of data and conclusions, candesdkence to his research work. The
internal validity therefore reflects on the crediipj the truth value of the work,
trustworthiness, authenticity and goodness of tlmkw(Whittemore et al 2001).
However, adherence to a method may not in itsedidseirance of validity. Creativity
in terms of experiences and ability to interpreg tbservations and understanding of
the participant by the investigator can contribiatehaving research findings that are

valid and reliable.

In carrying out the interviews, it was important &k times to counter check the
accuracy of the expressed views by probing furthbis was necessary to assure that
the results of the interviews reflect the experganof all participants in the context of
their dwellings. It was also deliberated that ftwe tclaims to be credible and
trustworthy, the responses should reveal more ltieaer knew about the maintenance
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problem at the NHC housing estates. There ougbetother explanations about the
research problem that | as investigator was notrewé that the participants’ lived
experience will reveal. This demanded rigor in ititerviews and one could tell there
were differing levels of details each participardsnable to narrate about his or her
particular experiences. | was aware that the ppatnts had their suspension about me
at the beginning and that my being able to extectmuch information to them
without coercing them in any way was dependentasisefore on maintaining human
social relations with the participants. Data thasvweollected through assistants was
constantly checked for congruence to determine vdnet met the general state of the

interview situations.

During the first interviews in the pilot survey, I[Hhad not disclosed to the tenants
that it was planning rehabilitation of its dwellingits. The NHC had not carried out
any major repairs on its stock in the case stuew &r over 15 years. The tenants’
reaction in the pilot survey was very negative tdQNas the landlord. This was also
experienced during the first few months of the fulvey. In subsequent interviews,
the harsh tone against the NHC was fading awaytlagi@ was some understanding
that at long last the NHC had awaken to its respditees. This in itself could not

establish whether the findings from the first deinterviews were still valid or not. In

the subsequent structured household surveys, wstist measure of the tenants'
responses was attempted. It is this triangulatforegearch methods that | consider to

have reassured the validity of the findings.

External validity would refer to the more generahclusions that | drew from the
observation and interpretation stages. This woadnally reflect on the three main
objects of the study, people, place and time. Werned to the problem of drawing
more general conclusions from case study before. Veoification purposes, the
interest was to find out whether research findifigen this study is likely to be
applicable to broader contexts such as rental hgusir multi-family units in private
landlords’ organizations, and whether | was freafibias in the research process. The
basic questions were whether the findings coulttdresferred to similar situation and
prove to be reliable or dependable and whether toeyd be confirmed by another

study. In this regard, | constructed a link betwean study with similar studies and

132



4.5

Housing Decay and Maintenance- the Case of Pulilicsithg in Tanzania

themes in housing management. Given the noveltyoaking management as a field
of study in Tanzania, | relied on the topical issurethe global agenda on housing and
in housing debates in Europe to find a contextlHiersubject of study in Tanzania. In
Tanzania, debates on new housing policy and nevsldign on unit titles and
mortgage finance were evaluated with a view of eating the ideas and meanings
from the study to these contexts. In the final gsial reassurance on validity of the
findings was checked by establishing congruencerdmat the research questions, the
methods and the findings, and between the findenys what the practice is like
within the NHC. | also attempted a comparison of fimdings with residential
property management of the PPF Housing estatesush& and NSSF housing estates

in Mikocheni- Dar es Salaam.

Problems and Possibilities
“...an essential feature of case study is that sufficidata are collected for
researchers to be able to explore significant feeguof the case and put forward

interpretations for what is observedBassey (1999:47)

The methodology that was followed in researching hwusing maintenance in
Tanzania subscribed to the epistemology of reahgith case study as the main
perspectives of learning. The research method argelly in-depth interviews but also
physical surveys (‘observations’), structured htwade questionnaires and a statistical
analysis. The amount of information collected wasfimed to the selected case study
areas of Ubungo and Keko in Dar es Salaam. There we&umber of problems that
were confronted in the research process. Thesé¢edel® the general interview
situations. When tenants were desperately longsngniprovement of their homes, |
presented myself to the tenants asking them wilegtttiought of the condition of their
dwelling units. It was like asking the obvious ahtbok some time for the message to
go around that | was involved with academic redeailte attitudes of the tenants
changed when the NHC as the landlord began to cartrexternal repainting of the
public housing. The level of participation in thesearch must have been influenced
by these events. Luckily, the NHC repainting progsastarted in late 2006 which

allowed sufficient time to reflect on earlier intmws.
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At times, when the national economy policies agdasingly in favor of privatization
strategies, individuals occupying housing units teasants in public sectors are
increasingly becoming wary of possible sale ofuhés. The privatization strategy in
Tanzania at least as evidenced in the sale ofs#vitant quarters through the Ministry
of Works as it was then, is to sell the units t® $kiting tenants or occupiers (Masinde,
2005). Such a strategy contrasts with the partkfpdvatization of Council Housing
where the public housing units are transferredoiosing associations who continue to
rent the units to the sitting tenants. The Tanzanwdel kindles in tenants the
expectations to be purchasers of their homes. &alizing that they are cash strapped
and may not qualify for mortgage finance, partiaiigato the research spent more time

narrating what their fate would be in case the N3 to privatize its housing stock.

Possible bias of methods

The study areas were known to me for years ande ¢éimed in similar houses (not in
the case study areas). By choosing to write on NH®@as reflecting on my past
experiences as one of the tenants on those holtlsesgh through my employer. But
also in the course of my professional life, | haagried out consultancy services in
building surveying and this is reflective of onetbé research method that | chose to
carry out the study. Possibility for personal biashe conduct of the research is real.
But | was all the time aware of this possibilitydamied to re-focus my attention on the
research question and survey guide to maintainist@mgy in my interviews. In the
key people interviews, respondents were once ngestis and there were cases | felt
that my views were overshadowing the meaningsltbiabuld have expected from the
respondents. The use of internet chats largelyedelp minimize my bias in the
interviews.
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Chapter 5: Positioning Rental Housing in Policy Deltes

5.1

Introduction

Rental housing, at an affordable price, is an optie the housing market that is
suitable to new actors that lacks capital. It carplovided by the private sector either
through registered business units such as housingpanies or associations or by
individuals. It can also be provided by a publiadpsuch as local governments or
specially instituted institutions such as housimgporations. In the case of public
sector housing, it is usual to distinguish betweemal housing that is available at
affordable market rents (i.e public rental housifigym that which is purposely

targeted to individuals or groups of persons whosfume socio-economic as well as
physical disability reasons cannot afford to paytfe housing. The latter is what has

been referred to as social housing or assistedrigpus

Rental housing has not been the priority of thez&aran Government in shelter
programs for many years as discussed in Chapterfvbis study. As a result, the
growth of the rental housing sector and particylaHe private sector has been
spontaneous and diverse. Vestbro(1975), Precbhtj2ihd Cadstedt(2006) confirmed
that the private housing sector in Tanzania wasialiy non-existent, largely informal

and unregulated, comprising primarily of detacheddes rented out on room-letting
basis. Research reports by property companies asidknight Frank (T) and those
published by Global Property Guide show the praporof middle to high-income

group housing as being very small indeed with altot up to 8,000 units only out of

an estimated 450,000 lettable units in the comrakcaipital city, Dar es Salaam.

The major aim of this chapter is to develop an wstdading on how rental housing
survives in a turbid of struggles between the r@igrhome-ownership discourses in
Tanzania and the society’s struggle for accommodathn attempt is made to explain
the housing maintenance problem in rental houskefteating on the occupiers’
possible contribution to solving the problem. Thaimline of argument is that
occupiers’ satisfaction of the internal and extespamce available is a motivation for

loyalty and positive cooperation in the managenoéribe rental housing irrespective
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of whether this is private, public, or social hawgsi Towards the end of the chapter a
more general analysis is made on landlord and tergationship from general
information and from sampled housing careers stud#ried out in Dar es Salaam.
The cases should just be seen as examples thstratiel the situation on the rental
market in the city and there is no attempt in 8tisgdy to quantify how common the

different situations are.

5.2  Home ownership Discourse and its Significance

‘Home ownership’ has been the dominant discourskaimzania since the early 1990’s.
It is seen as the most plausible strategy towaotisng) the housing problem. Policy
orientation focuses on home ownership through a-fousing linkage strategy that
manifests in improvement of access to identifiegtgaries of people usually classified
on resources-constrained criterion. This policyshgathe main gist of argument in this
chapter, which begs for a ‘tenure-neuftfahpproach that would cater for both needs of

those with higher or lower propensity to own orskegheir housing.

A ‘tenure-neutral’ approach was once an importantsing problem-solving strategy for
the UN-Habitat (see UN Habitat Research Report® &1 2003). But this approach
has been relegated in favour of the home ownersingiegy. The UN-Habitat and a
number of Non-Government Organizations and natigmalernments have tended to
accord the home-ownership strategy a dominatinghasip in the UN sustainable
development agenda. This could be in the form wisimprovement schemes, where
the emphasis is on stimulating land markets, argtoming infrastructure in slum areas
as a means of enabling poor people towards saif-Hedusing construction,

regularization and registration of land parcelgnformal settlements so as to enable
landowners to access credit finance for house naetgin and improvement, or within

the general framework of ‘pro-poor land tools’.

The Government policy is to encourage home ownersimd construction of

‘permanent’ decent homes. The ‘permanence’ referauge of industrial building

2 Tenure- Neutral’ approach refers to balanced itteation of the owner-occupier and tenant-occupier
housing
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materials such as roofing sheets, cement, ceilbagds etc. Homeownership policy as a
housing strategy has been attractive to many govents as it seems to free the state
from the role of house providing and instead give state a supporting role. This is
done by easing access to land by all with spec&fepence for the marginalized groups
such as women and low-income households. Howeveknakersen et al (2006,34)
observes, it is unlikely that ownership of land dmaising for low income households
will solve the housing problem. Over the years amgdarticular after the publication of
the 2003 UN Habitat Report on Rental Housing, goremts in Africa have tended to
encourage those who are able to provide rented solmmdo so. The rented room
approach permits owners to house more residenligding relatives inconsonant with
the extended family ideals of the Africans and tesavho contribute towards the cost

of up- keeping the house.

The change towards homeownership policy appreht#raability of house owners to
carry out their own maintenance that is more custamniven than in the case of tenants
in public housing. Stewart et al (2006) observe,eitample, that many house- owners
are able to repair and maintain their propertieadceptable standards. They therefore
argue homeownership is the most effective strategiy will ensure that properties are
well-kept and maintained. Stewart et al furtheresiss that since 80% of households
live in the private sector housing and that privegetor housing accounted for 70% of
the entire housing stock; it was imperative th&bre$ were directed towards the private
sector to ensure that this vast stock is maintairegzhired and improved. These views
were echoed by Hon. Francis Babu offf Nbvember 2005 in the following words:

“...a homeowner saves more, is more patriotic andemaedit worthy...*

The need for policy change that would promote d@asusble care and maintenance on
the housing stock is more imperative in the poamnemies such as Tanzania where
public housing landlords can hardly afford a higheintenance service level. In these
countries, the main cause for the poorly maintairstdcks is probably due to
‘insufficient self-initiated and funded maintenanepair and renewalas concluded by

Stewart J et al (2006). With a growing culture ependency on grants from the state,

% Hon Babu was Minister for Housing in Uganda offtiig at an International Housing Conference in Kata
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tenants as well as the public housing landlordsnseet to take up the necessary

initiatives to bring the stock to a higher maintecalevel.

The Role of Rental Housing

In Tanzania, Housing Development Strategies hawéves from the Slum Clearance
Program of the 1960s to the enabling strategy tdu@jets the private sector as the
prime mover in housing provision particularly fdnet middle and upper income
sections of the population. The shift in policy ngoted in the realization that
governments could no longer afford the cost ofadiprovision of housing and in line
with the UN- Habitat Agenda (Payne, 2005). A lapgeportion of current housing is a
reflection of individuals’ struggles to fend foretimselves in response to governments’
failure to create conducive environment for the sthoworking of the housing

market.

According to Household Surveys that were carriedim2007, at least 50% of urban
housing in Tanzania could be classified as excékgivental housing. In less-
urbanized settlements, the proportion of rentalsirayis much lower while in typical

rural areas up to 95% of housing is owner-occu(giee Table 6).

Table No. 6. Housing Tenure Type in Tanzania (%)

Tenure Dar es Salaam Other Urban Areas Rural

1992 2001 2007| 1992 | 2001| 20071992 | 2001 2007

Owner- 35.0{ 36.0| 47.7| 58.1| 58.4| 63.8| 96.9| 96.8 96.6
Occupier
Private Rental | 54.6| 54.9| 49.0| 36.9| 35.9| 335 20 2.4 2.5
Housing

Public Rental 104 9.1 3.3 50| 5.7 2.7 1.0/ 0.8 0.9
housing

Total 100 100 100| 100| 100| 100| 100| 100 100
Source: Extracts from Household Budget Survey, 2007

Generally urban rental housing in Tanzania hasbéeda a downward trend. During
1991/92 it constituted 65% of the housing stockDiar es Salaam largely from the
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private rental market (54.6%) but during 2007,atlldeclined to 52.3%. In the rest of
the towns corresponding figures were 41.9% in 19®1alling down to 36.2% in

2007(Table No. 6). There could be two explanatimnghe changes in the quantum of
rental housing sector. The shift from public rertalising to home ownership strategy
as found in the Human Settlement Development potity2000 and the deliberate
shrinkage of the public firms through privatizatisinategy for most of 1990s and early

2000s are possible reasons.

Renting arrangements in the private sector vameatgleal throughout the cities. Room
lettings are usual in the majority of the cases anparticular in informal settlements
areas, which house over 70% of the urban housimlpton. Informal housing is
characteristically of poor quality, devoid of basnfrastructure such as access roads,
water supply and drainage system, solid waste nsmnegt system, dense and
overcrowded with high rates of anti-social behavisuch as noise, mugging and

vandalism.

According to Cadsedt (2006), in 70% of private a¢miases, an owner would occupy
part of his house and let the other parts to tendnteffect, this means that about 30%
of the private rental housing in the urban area§arzania is leased as a complete
dwelling unit. This poses difficulty when accourgifor the rental units, since during
census survey, the main respondent is likely tthbehouse owner and may not have to
disclose the fact that the whole or part of hisd®is leased. Thus, while statistics may
indicate a dwindling number of stock in the rergacttor, it could be intriguing to find
out whether there is also a dwindling tenant papadeoverall, and if yes what could be
the reasons for this state of affairs.

Household Surveys carried out in 1992, 2002 and 200ifirmed shortage of bedrooms
and high occupancy rates. While the acceptablematoccupancy rate is 2 persons per
room, the average rate was 2.4 persons in 200¢hwihas a slight improvement from
2.6 in 1992. A majority of households (70.5%) hatke do two bedrooms. In such
instances, it is common for family members of ofjgosexes to share rooms. These
figures help us understand the seriousness of ¢lisifg problem in Tanzania, the

resulting informal housing areas and power relatibetween tenants and landlords.
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With about 40% of the population living on an aggaf US$1 a day, house owners
whether in the public or private sector cannot bativated to provide better quality

housing and expect good returns from their investme

In a study carried out in 2004 by the National HogsCorporation, the estimated
shortfall in urban areas alone was 3m housing uiitghe on-going housing policy
formulation discussions, the shortfall is estima#d.5 million units, with an annual
demand of 80,000 units in the cities. While thevate sector adds about 15,000 units
each year in urban areas, the largest number tf thre public sector through National
Housing Corporation could turn into the market \886 a year (URT, 2009). There are
several explanations for the housing shortage probin Tanzania such as lack of
mortgage facilities for house building and buyipgor economic situation and lack of
supportive institutional mechanisms and delaysatting planned and surveyed land.
One major problem however is lack of information tbe magnitude of the problem.
The extent of the housing shortage, and in pa#icténtal housing, is not known and

the above statistics are more likely to be estim#tan actual researched data.

There are no national statistics that would indidie actual demand levels for rental
housing in the urban areas. The most frequent siidstics are projections from related
researches in urbanization and human settlememiaj@wnent. There are basically four
sources of demand for of rental housing needs.

1. Graduates: These are mostly young people from rdiitelevels of schools
entering the labour market for the first time, bikely to require rental housing.
Graduate population from secondary and tertiaryitutons would normally
find employment in urban areas and rarely would the back to rural areas If
one looks at the national statistics during 200@72@llowing for those students
who had been selected to continue with the nelle¥ education, it will be
found between 31,000-75,000 a year had to have sosownmodation and most
likely renting in urban areas.

2. Transfers: For various reasons some people may twavelocate to different

urban areas. Such reasons would be like work teamsfecessitated by skills,

%0 Several studies on Poverty Eradication Stratege radicated at least 40% of the country populaliees on
less than $1 a day
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promotion and other job needs; but could also be tdusocial related matters
like marriage. It may not be easy to infer figufes this group because such
relocations are infrequent in Tanzania largely tuéhe fact most business and
manufacturing firms are located in the primate oitypar es Salaam.

3. Rural-Urban Migrants:

17% of urban population growth in Tanzania durir®®8-2001 is attributed to
net migration mainly from rural to urban (Muzzirtiad, 2008). With an average
annual urban growth of 4.2%, the new migrants taarareas during the 1988-
2001 must have been an average of 55,000 a yegrafibin rate to urban areas
is unlikely to decline and it may be safely assurtied Muzzini’'s calculated rate
will sustain and therefore, the required housingpaumodation at current urban
population would be around 74,000 from migraticonal.

4. Expatriate Population: The amount of Foreign Didestestment (FDI) flow in
Tanzania has been growing over the yafDls attract foreign experts into the
country in the mining, tourism, agriculture ancetgimmunication. According to
Knight Franks 2009 Africa Research Reporthe expatriate rental market is the
least provided for, with monthly rents of stand&drmuse around $6,000, which
Is amongst the highest rental values in Africanntoes.

Majority of those entering the housing market ibamr Tanzania are fresh graduates and
in particular primary school leavers whose prospéat employment in the rural areas
are limited to agricultural activities and pettpdmg. When these immigrate to urban
areas, they are unable to compete for the few waEsmnhat might be available. As a
result, as discussed under Section 2.1.2, theyribateé to the growing problem of
informal settlement. In a typical arrangement, ¢heewcomers to urban areas end up
staying with relatives usually on the urban fring@sth time, their financial position

may improve enabling them to move to a rental unitorm of a room letting. They

3 Despite slight decline in Net FDI flows into Tanimeconomy, from 26% of the National Gross Doinest
Product in 2002 to around 16%, FDIs have directaopn terms of housing needs
http://af.reuters.com/article/investingNews/idAFBBEOV820100722

32 Knight Frank Ltd is an international real estagerscy firm operating in several countries. Its Reske
Reports are available onlinettp://resources.knightfrank.com/GetResearchResasbx?id=11526
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would initially be able to afford room lettings informal settlements. With time they
may have to move to their starter housing whicly thee likely to develop within the
urban fringe if they can pay for the land or if yhget granted access to such lands by
their relatives. On the other hand, the other grolugraduates from technical institutes
and higher learning institutions are more likelygiet a salaried job with some getting
housing or rent allowance towards their accommodaBut given the high demand, the
quality of housing that they may access might neetrtheir status needs. In a later
section, we will look at housing career of one Jutnaelucidate some of these

arguments.

Rental housing provides for the immediate needbefour categories of people that we
referred above. Its significant contribution towaehsing the housing problem has not
however be recognized. The ongoing national hougoligy debates in Tanzania have
not focused on most of the observations that wee lthscussed above. As argued out
before, the main reason is that the focus of polaers has been limited to the supply
side and in particular how to increase serviced fan housing development and control

unguided urban development.

Profiling the Public Rental Housing in Tanzania

Public rental housing sector is confined to urb@as in Tanzania and accounts for less
than 10% of the total rental stock. It is generdllyilt to a higher standard than the
majority of private housing units. The total numloémpublic rental housing is slightly
over 25,000, majority of which is owned by the Maal Housing Corporation (NHC).
Most of the public rental housing was developedc#igally for employees in
government and state public corporations. Howesreil, servants who obtained tenancy
with the National Housing Corporation on virtuetioéir employment in the government
do not cease to be NHC tenants when they lose gmplat with the government nor
when they are transferred to other cities. Those atcupy their employer’s housing
immediately lose their residential tenancies whegirtemployment status is changed.
The implication for the NHC is that it retains teognants whose income is no longer

certain as will be discussed in Chapter six.
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The proportion of public rental housing in Tanzanidl be seen in most literature as
being less than 6% of the housing stock. This iwdwer disputable as most literature
has tended to exclude employers’ housing in thissts. Thus while it is true that the
National Housing Corporation (NHC) has added vesignificant number of units into

the public housing rental market during 1992-200@(& 700 units), the increase in
public rental housing is largely due to direct eoby Government towards school
teachers housing (Table 6). Similarly, additionaltsi built for the national defence,
police and teachers by the Government as well asthiey Pension Funds have
compensated the declining trend of NHC in Dar da&g®a.

Public Rental Housing has suffered a number ofasét in Tanzania. These include
policy changes like privatisation of the public teec adoption of homeownership
strategies, inherent housing sector problems, atiwbrmal economic problems. It has
also not featured in national policy debates aspamte agenda. The only reference that
has been made to public rental housing in the gradnt house was when the Minister
responsible for Lands Housing and Human Settlenientelopment had to give an
account of the NHC as one of the units within higistry and usually this would not
generate interest in the assembly. The only exmeptom the national Hansard was the
15" Parliament Session of April 2008, where parliaragans queried on the working
of the NHC, its future in relation to passing oé tinit Titles Act and Mortgage Finance

Acts which is to be discussed in the case studgteha

It can nevertheless be argued that for the mo4©@0s-90s, the public rental-housing
sector was a very popular housing in Tanzania, @w#&herous support from the state.
When it was faced with problem as will be discusbebbw, the government bailed it
out. The first bailing out was the scrapping of Bent Restriction Act of 1984 in 2005,
which had limited the NHC rights towards rent rewjeand eviction of tenants. At the
same time, the NHC was permitted to operate on cential principles, a mandate that

was facilitated by relaxation of government contlits activities.

What happened with public housing sector in Tareearas not at all unique within the
East African region. According to Mwangi(1997), palrental housing in Kenya was
facing similar problems. It has been characteriwétl low tenant mobility due to the
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low rent charges and the fact that the rent leiglain Kenya permitted tenants to
bequeath their lettings to heirs, and yet rentwéfag has been high throughout. New
investments in public rental housing dwindled otlex years and particularly so after
the economic crisis that faced most African coestrduring 1980s. Despite, public
housing units being of better and high quality, lmulhousing tenants have not

reciprocated these qualities with a higher caritigude and prompt rent payment.

5.5 Impacts of Privatization on the Rental Housing

During 1992-2005, the Government of Tanzania uodértmassive divestiture and
privatisation of the very large public sector. Mdhan 400 public sector institutions
were privatised. In most cases, their residentslet portfolios were sold off to the

market leaving only core assets that are useceiptimary business of the organisation.

The privatised public firms were no longer oblight® provide housing to their
employees, as was the case during 1975-1992. Beth@®5 and 1992, public servants
were being paid rent allowance for living in theiwn housing or in privately rented
accommodation. In the post 1992, all allowances itihduded rent/housing allowance
were consolidated into basic salary (Wangwe, 1998).a result, even before the
restructuring and eventual privatisation of thelmusector, the public corporations were
no longer developing new units into the market. Thasolidation of allowances into
basic salary further relieved employers of the oespbility of housing their employees.
As a result, therefore there has been an insigmfimew housing unit by employers

during the privatisation era.

The privatisation of the public sector and its assted retrenchment of public servants
under the Civil Service Reform Program had redubedpublic service workforce by
26% between 1992 and 1998 and a further 22% by*30Bdblic Corporations that had
developed housing estates for their staff retrethdtige number of their staff staying at
those estates. The National Insurance Corporagtrerrched 712 by December®31
2000, the National Bank of Commerce 242, TANESCO6Q, during 2000. The

3 According to a Presentation by the Director ofi®oDevelopment in the Public Service Managemerit,Un
President’s Office George Yambesiin 2001 (unphieid.
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retrenched staff had to vacate the premises whiele vBubsequently either sold or
rented to the market. For example the Tanzanieoleetn Development Corporation
%had retained its housing estate with 200 units isbbheni in Dar es Salaam with only
75 units occupied. It sought a Management Agent fir 2001 to market and carry out
property management services which was necessary dee reforms the estate
department had been dissolved. This marked thenbieg of outsourcing management
agents in Tanzania to professionally manage estatdsehalf of owners. Other public
organisations such as the Parastatal Pensions KBREF), National Insurance

Corporation etc adopted this outsourcing strategy.

A large number of public housing units was withdnafsom the rental market during
the privatization era. For example over 6,200 wdidl units owned by the now
restructured National Bank of Commerce were solthéomarket. Since most of these
were situated in downtown locations, most of it haw been adapted to other uses like
training colleges, hotels, hostels and office spaddout 9,477 units were removed
from the market from only 15 public sector comparas indicated in Table No. 3. The
public housing sector shrunk from 10.4% in 1992hef total stock in Dar es Salaam to
3.3% in 2007 or 19% to 6.7% of the rental stock.

The impacts of the economic reforms in Tanzanigualolic housing could be summed
up as follows:

1. The homeownership policy strategy further aliengdeblic rental housing from
national agenda

2. Privatization of the public sector reduced the nambf public rental housing
providers and units.

3. The NHC lost good tenants in terms of rent affofitgbas a result of
retrenchment; and suffered rent arrears that aclatetl to over $10m by
December 2002

4. With an increase in private housing and improvechiags some of the affluent
tenants in NHC had filtered up the housing market moved either to their own

housing or in larger privately rented houses. Hhienomenon is common in any

3 Not all privatized/restructured public corporasdmad to sell off their residential housing estates
% The largest defaulting tenant was Government.
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housing market as was observed by Battbak et alj2b@t large housing estates

‘are held in low esteem’ to the extent that they m¥garded as the home of the

disadvantaged and those who cannot afford to mavedetter housing forms.
The privatisation process of the 1990s posed a purab challenges to the rental

housing market and particularly to the public secto

Tenants Perception

General views about tenants; perception of éir dwelling unit

Tenants’ perception of the dwelling units that tlegupy may contribute to towards
housing condition. The extent to which the quatifyhousing that they occupy may
influence their decisions on the amount of care laomt they would relate with one

another are important areas for study. One keytounethat has to be answered is how
strong the relationship is between the quality@iging being consumed and levels of

satisfaction by the tenants.

If housing is to be viewed as any other economimroodity that is supplied to
consumers in exchange for money, then its intrimgiality would determine the
amount that people would be willing to pay for Tthe amount of care that its
consumers would exercise on it would depend orb#mefits and costs of increasing
the quality. Quality of housing units can, howevbke understood from different
perspectives. Generally, it relates to the initiglsign and specification on space
layout, size, and relevance of materials specitiedthe specific user situations,
workmanship employed in the construction phase how the owner’'s agent is
managing it. On the other hand house occupiersitness can push down the quality
of the housing unit. This can be in several waymd@ntration of a particular class of
a people on a housing estate can give rise to argemalling standard of the
neighborhood giving rise to higher levels of vamgtal on the individual units, rent
arrears and declining rental incomes that wouldehenabled the supplier to meet

operational and maintenance expenses (Power, 1999).
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House consumers perception of what is quality hmuss however determined by
much more than the physical characteristics oftiéding. Harrison (2004) argues
that it is wrong to limit quality housing to its y#ical characteristics and aesthetics,
which are usually guarded by professionals in emfigr planning standards. But
whereas the physical aspects of a dwelling ardylteeremain so for a long time, the
tenants’ tastes and fashion are never static, neolnia or her needs in the consumption
of the housing services as Gogadi(2000) argueshioiKeko NHC estates in Dar es
Salaam. Werner (2005) drew a positive correlatietwben tenant willingness-to-pay
rent with the physical attributes and aestheticshofising. There is a growing
consensus that housing quality has to be approdublestically to reflect not just the
physical attributes but also the housing needs pebpectives of the housing
consumers. Satsangi et al (1992) listed these @etrsps in ranking order as being
safety and security; access to grocery storeseaméighborhood, availability of green
space in the outdoor environment, amount of fuingin the letting and good quality

kitchen fittings.

In general term, a house occupier has a hierar¢hgesirable satisfiers in house
consumption. The first and most basic satisfier shelter. Frequently, a needy family
will contend with particular housing if some modsgace is available for the basic
sleeping and living purposes. But once these iataetwelling space needs are met, the
quality of the exterior of the housing would be thext incentives for the house
occupier to stay on, and in the end what happersideuthe house within the
immediate neighbourhood would provide further inoess. These three satisfiers are
what Djebarni et al (2000) referred to d@ke' three-dimensions of housing quality’
Elsewhere in this study we observe in the roonmigstof Dar es Salaam, the inside of
the individual rooms tends to be tidier than thedeand its surrounds, meaning that
the individual occupiers have more affinity towattie tidiness of their immediate

space than what is far away from them.
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Housing Programs’ Influence on Housing Consuption

National policy and programs are seen to have nrdteence on the way house
occupiers consume housing in the public rental-imgusector than in the private
sector. These programs define the entire procesthandevelopment of housing
estates, the size of units and standard fittings, dllocation procedures and the
tenants’ rights towards the housing. While these v considered to have similar
impacts to both the public and private housinga@sctthe extent to which these are
enforced to the private sector is much lesser thdhe former. Ward (1990) confirms
this assertion in his own words:

“...in owner-occupation sector there is no such a thasgobsolescence or a limited

life to housing... this is confined to the publicteec.”(Ward, 1990.)

Tenants in public housing have a limited choicéerms of what they may perceive a
housing unit to offer towards their needs. As wk s@e in the case study discussions,
although public housing brings a large number afates together, there is less
networking amongst them than in detached housiitg’ureighborhood. This is partly
due to situations where the housing design featwe® limited to providing the
sleeping and living functions of the individual Isetolds and did not consider the
community needs. NHC housing areas in Tanzanixlaaeacterized with a series of
blocks of flats without the necessary facilities poovide for communal living,
meetings, retail and service trades as well asthesded to provide for management

of communal areas such as corridors, staircasestewand generally landscape works.

Tenants perception of housing services

In this section, we look at tenant perception & kousing services from his or her
landlord. All public institutions in Tanzania hat@ comply with the Client Service
Charter® as provided by Act No. 7 of 2001. In order fortadater be able to assess
whether the NHC has been offering housing servinetle virtue of customer
satisfaction, it is important that we look at wha¢ expectations of its tenants. Tenant

satisfaction is reflective of customer perceptibattis increasingly becoming more

% This was discussed in Chapter 2 under ‘ Urban Gmaree Programme’
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relevant than before in the housing sector whestoooer expectations are on the rise
(Auchterlounie et al, 2001). Customer satisfaci®rargely subjected to individual
preferences about how one feels comfortable albeubtfered services and how long
a customer could be willing to wait to be servedsIshaped by a number of human
factors referred to assoft issues’by Auchterlounie et al, (2001) that include
perception, attitude, judgement, experience aneé&sgon. A customer will express
his satisfaction of the goods or services that &g feceived based on his previous
experiences of similar goods or services that he bmught or consumed. This past
experience largely undermines his perception oftvileashould expect of the goods.
Perception is widely defined ds.interpretation or impression based on one’s
understanding of something; and in refined terms it would be the judgetsemade
based on some external factors about quality ofoa@dgor services as cited by
Auchterlounie T et al, (2001) from Parasuramn €1888).

Tenant satisfaction is also an expression of diguon quality of the house occupied
or housing services being rendered. Attitude isreitangeably used with beliefs and
values. It is a product of experience in life tilsshaped by parental or peer group
interaction but which can be modified in later lifeough interaction with the social
environment. Parasuramn et al (1988) concluded faoresearch that involved 12-
focus group interviews that a particular group nsénare same values or attitudes
about a subject. Tenant perception can be seeuilding up satisfaction and loyalty,
traditions and a particular way of life, expressethmunity sentiment and generally
characterisation of a particular group of peopladeserved by a particular good or
service (Bradley, 2001).

Tenants entering the market for the first time héitee choice on what they can
expect the housing service to be. Some experientssde Tanzania indicates public
housing programs by planning authorities have aesguthat tenants perception of a
‘decent home standards’ is similar to that of thgidlators as well as landlords. This
has not always been the case. Hui (2005) obsenreeximple tenants considered a
good living environment to be that which was clesecure and comfortable. It may
not have to do with ageing of the facilities norustural strength of the major
elements. The physical condition of the dwellingt @md housing areas to the tenants
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may have a totally different meaning than that Whipnilders and landlords have.
Achterlounie, et al (2001), demonstrate that hausmipiers are more concerned with
quality of housing services than the quality of #teucture. This is understandable
particularly in situations where there is over-dachaf housing. In such markets,
housing remains by far a seller's market wheredibtum ‘you take or leave it’ reigns.
In a competitive housing market situation as itikely the case with private rental
housing, house occupiers have more control on tladitg of housing that they need
and the maintenance service level required woulligpe. In a fluid market situation,
occupiers are more likely to move out of their eutrlettings if their real satisfaction
level of the housing is lower than their perceigadisfaction. On the other hand, in a
monopoly market and particularly in public housitenant transfers and mobility are

much more restricted notwithstanding higher lewélsoor services.

Tenant satisfaction may be influenced by the plsproduct initially, but in
subsequent tenancy, his satisfaction level wouldthfieenced by the efficiency with
which Housing Management discharges its functidviaintenance plays key role
amongst the four aspects of Housing management ilechnical
Management/Maintenance, Tenure Management, Socalalyement and Financial
Management (Priemus et al, 1999). It is not limii@the actual repairs that have to be
done on a house but the whole of the spectrum ofices applied on a house
throughout its life with the aim of enabling thellding to provide acceptable comfort
levels to the occupier as perceived both by theigiec, the owner and the statutory
body for the locality. It entails compliance witkdith, safety and security regulations
of the municipality in which the building situateand individual tastes of what

constitutes a home.

In the housing sector, we can distinguish betwesisfaction about new building
purchased or built for by a contractor, existingi$® as a dwelling unit, improved
works and in all these cases the quality of sesvioBered. A dissatisfied house
occupier will usually constantly complain abouttstaf repairs or such other problem
areas but more likely will move out of the housewsdver, moving out of a house by
a tenant who is not satisfied with its conditionnist usual, particularly not in the
public housing where there is limited competititmice (Varady et al, 2000).
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It is possible for tenants staying in a housingolhis regarded by others such as
professionals and housing authorities as poorxpoess higher levels of satisfaction.
This may not mean that the tenant is not award@feixtent to which the housing is
poor. In the case study discussions, it is cleat some tenants simply had to bear
with the poor maintenance services on their dwgliimd housing area and did not
move out. Varady et al (2000) made similar obsémat and tried to account for
reasons that tenants perceive the poor housingcsepeing offered differently. The
reasons could be many and would include the folgwi

1. The problem of constructing meanings from the tvppasing perspectives, the
landlord and tenant. While the professionals asisgef the landlord perceive the
physical, structural and external conditions of theusing area as important
elements, tenants may be satisfied with their imatedspace as referred earlier
on. If the condition of the premise does not inamence him in his occupation,
the tenant is not likely to consider this as a feot’.

2. Tenant satisfaction is influenced by exogenousofadthat are independent of the
landlord’s action such as the tenant’s personakdracind and the characteristics
of the housing.

3. Tenant satisfaction is a complex phenomenon thgortrayed in four distinct
types of satisfaction. The tenant has a differanking of his satisfaction levels
with the dwelling unit, the housing services theg provided, the whole package
of services provided against the amount of rent legpays and the quality of the
neighbourhood.

4. There are problems that are related to interpmetatror example where tenants’
attitudes have improved towards housing managerasnt result of recent
landlords’ special improvement works, it is possild express higher satisfaction
level, but this may not necessarily mean that drents are satisfied with the
quality of housing; corollary to this argument is @xample where attitudes have
improved towards police, it does not follow thaar®e about crimes have been
allayed within the neighbourhood (as argued by Waet al, 2000).

37 In a housing maintenance system that relies goreting to request for maintenance, tenants delayed
perception of repair problems and inability to jadgeverity and urgency of the repairs needed, gay o
delayed repairs.
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A housing management strategy that addresses $&satisfaction needs is lacking in
the context of Tanzania’s rental housing. The le@mtal levels in public housing
(about 20% of rack rents by December 2005) havaci#td higher levels of tenants’
retention. In a study conducted during 2005 at NHungo Dar es Salaam, for
example, 40% of the tenants respondents intervidvaedlived on the estate for over
15 years. This was despite of the glaring presehsebstantial repairs on the units. In
follow up questions, the respondents were founcwm their own housing units
elsewhere within the city. It would seem therefdinat the low-level of tenants’
transfers at NHC is attributed to the low rent gear and the relative high quality
internal space provided by NHC designs. Whereas NH&nzania is heavily blamed
for a poor maintenance service, its ability to gamt the works are lamed by the poor
rental collection and the low levels of tenantsgfars that inhibit fixing rent at

current market rates for new tenants.

It may therefore be argued that in public housiremt subsidisation by the State
encourages high tenants’ retention on an estatec@mtinuously eroding the ability of
the public housing landlord’s organisation to caot an effective housing service.
This is however only true where the actual subsdyot made to the organisation by
the state, instead it is offered direct to the vidiial tenants as is the case with the

situation in Tanzania.

Analysis of Landlord and Tenant Relationship

The main actors in rental housing are landlordsanés and regulatory bodies such as
Housing Tribunal and Municipal Government Departteesf Housing, Health and
Safety, Water and Sanitation etc. Tenants are ttireesponsible to their landlords
while the landlords are responsible to the othesnggyin the course of owning a
house/property.

We distinguish between amateur landlords and psaieal landlords. Amateur
landlordism is typically associated with low-incommeusing according to Prescht et al
(2005). There are three subtypes within low-incolaedlordism, the subsistence
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landlord, the petty-bourgeois landlord and the ypetipitalist landlord. The
subsistence landlordism situation arises wherendividual is forced by economic
circumstances to convert part of his dwelling utot a letting as a means of
augmenting his or her income. This is typical iformal settlements of Tanzania
where a house owner would lease some of his roohile \wis family occupies the
others. The bourgeois case is where an individwalsoan extra dwelling unit for
rental purposes while in the capitalist situationirdividual invests in rental units for
regular income purposes. This classification igvaht in explaining the existing
situation in Tanzania. It is possible in all thetiations for the landlord to share the
accommodation with the tenants. Although amatendlltads do not hire services of a
managing/letting agent, often they delegate thet reallection and overall
administration of their lettings to one of theinéamts, usually the eldest or the most

trustful.

Largely depending on the seriousness of the houysioblem we can have several
types of tenant arrangements. Table No.7 presemgsnaral survey of the various
forms of tenancy tenures currently in place in edght developing countries. In
Tanzania the most common form is monthly tenahialgh the rent payments may be

required on semi-annual or annual basis.
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Table 7: Various Forms of House Ownership and Occuggion
Term Description Applicable Area
A: Owner Category

Owner Legal right to occupy, let, use or disposa dfvelling All countries

Landlord Owner who has leased part or the wholki®fdwelling(s). He
may or may not share the property with his tenants

Amateur A house owner who leases his house to tenantssaadtirely| Common in

Landlord responsible for all property management functidsid-Habitat| developing countrie
refers these as non-commercial landlords usuallly teiss than and would include
10 units to lease room lettings

Professional| House-owners carrying out registered business sideatial| Common in all cities

Landlord lettings, usually employ professional agents foropegrty
management functions

B. Occupier Category

Tenant Exclusive occupational rights of someoneigelling for a| All nations
prearranged rent payment for an agreed periodm@# {annua
leases with monthly payments usual)

Sub/tenant A person whose occupational rightsw@#sesvient to tenant All nations

Thinka- Landowner leases part of his land to a tenant vien terects Calcutta/India

Tenant huts on it and therefore become Thika Tenant abdexuently
leasing rooms to occupiers, usually labourers

Anticresis Type of tenant who has to pay a largeowrh of money| Bolivia, India(known
(between 25-40% of the value of the house in advdac the| as Bogey, or Girvi i
right to occupy the house for free for an agreedboge usually| other states), Kore
2-3 years (known as Chonsei)

Jjogbang Housing rented by the day Korea

Key money | A form of deposit required, usually a high init@hyment from| Most countries
tenant to compensate for low controlled rents, aao be used
to secure guarantee against damage and non-pagfmemnt.

Sharer A form of tenancy, a person or householtl dbaupies sameCommon in  poof
house either with the owner or a tenant, usually afuclose| countries, in
kinship/extended household, affection or difficcitcumstances|, Tanzania referred t
may or may not pay as licensee (occupig

with limited rights)
Source: UN-Habitat (2003) and modified, June 2008
5.7.1 Landlords Concerns

How landlords relate with their tenants is likely be influenced by a number of

factors. Landlords can choose what type of tentetg might want for their dwelling

units. This they do through tenant selection. Ie firivate rental markets, it is

becoming habitual now for home seekers to engageces of estate agents. In the

context of Tanzania, these are freelance middlemien have local knowledge on

available vacancies and in several cases have coomevith the landlords. Many
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landlords will have defined the kind of tenantsytireay want on their housing. In

room lettings, which are the most predominant desytstem in urban areas, landlords
have more stringent conditions for the type of terthey may want. Arguably, the

amount of communal space available, the maritéhstaf the other tenants, the family
size and whether the landlord is sharing the houifie the tenants are some of the
impeccable areas of concern. In some instancesteamkandlords have refused to
accept tenants of different faiths than theirs, l&vhenant-applicants from certain
ethnic society are shied, and spinsters/bacheters@vned. From the perspectives of
landlords, tenants are a potential source of alpmolparticularly in the sharing of

common facilities like toilet and washing areademiews with the agents indicate
landlords are more wary of unmarried tenants theay tare with married couples.

Unmarried tenants are likely to bring in unknowrmganions from time to time.

Landlords sharing same accommodation tend to rééummnts’ visitors.

Private landlords are keen to have tenants who jpilgnpay their rent; water and
electricity bills and that can be trusted thatiaes of need they would be available to
assist the landlord. Tenants on the other handwarg of sharing housing with their
landlords, as this sharing tends to be too invgiwiith the landlords’ personal desires
and whims as exemplified in the housing career of lMma later in this section.
Generally, private landlords around the Ubungo Cstsgly area, desire to have
tenants that they are familiar with. This is coesatl important as the landlords then
have confidence about their willingness to dischatfgeir tenant responsibilities as
well as they can trust them for being loyal. Thiswd suggest that landlords would be
seeking tenants from among the people they knownaost likely hailing from the
same ethnic group.

In the private rental market, the landlord and terralationship is not regulated by
written contract between the parties nor officialles and regulations from the local
authority. The repealed Rent Restriction Act of49&s the main legislation that had
several stipulated provisions that guided the i@tahip. The only regulatory
provision that exists in Tanzania is now the LandpbDte Courts Act No. 2 of 2002,
which is indeed dispute-resolution machinery. Kden(2000) argued for a case to
introduce rental regulations that would define tlesponsibilities of landlord and
tenants and help the parties to design and exsoufde contracts between them.
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Landlord and tenant relationship can be hostiler&lhave been a number of reported
cases where landlords have acted violently agaimest tenants in occasions where
tenants had delayed rent payment. In March 200&%ample one Albina Simon at
Ubungo Housing area was charged by Kinondoni Risiniagistrate court for knifing

her tenant, one Mwanaisha Athumani for failure ag pent.

5.7.2 Areas of Conflicts

There are basically three main areas, which maginsttandlords and tenants
relationship:

1. The physical state of repairs of the building: A¢ time of negotiating for the
lease, desperate tenants tend to overlook the oomadf the premises. Shrewd
landlords take new leases during dry season wreegeheral conditions of the
premises appear good and clean. With rainy sedspnants have to face the
problems of flooded cesspits and poor locks.

2. Rent Payment: In 2005, as mentioned earlier, aroAParliament repealed the
Rent Restriction Act. Before this legislation, léords could only collect rents
on monthly basis and if they had reason to evieinant they had to give him
or her a notice of three months but even evictias wnly possible under court
order. After 2005, landlords are free to collecttre advance on time periods
that they consider reasonable. There is no rasimi@n the amount that they
can charge a tenant. This relaxation of the lawrwsbeen well received by
tenants. In January 2009, the Chairperson of tiiz8rda Tenants Association
was quoted by the local press complaining abouerates of Rent Control
Board, citing situations where estate agents hdidsxl with landlords to

evict tenants to give room to other desperate tsnaho offered higher rents.

3. Threat of Eviction: Both in the private and pubsector, the landlords can
evict a tenant whose rent has fallen into arrearev¥er 30 days. In the private
sector the threat for eviction could be for othegisons as aforementioned. In
some circumstances individual tenants are obligeithd landlord on an agreed

rotation to carry out cleaning of the common ar@ad in particular the shared
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toilet roon?°. Unmarried tenants have been blamed for not bsirficiently
responsible in undertaking such duties. In the ohsearried couples, usually
the wife (in most cases the wives are house-wiwes)ld do the cleaning on
behalf of the household.

5.7.3 Tenant Mobility due to Strained Relationships

House renting in the private sector within urbagaarof Dar es Salaam is problematic
and is probably precursor to problems that facdipubntal housing management.
Tenant mobility rates in the private sector have heen studied in Tanzania.
Generally, however it is projected at an average.6fyears in formal settlements. In
the interviews that were carried out for this stutlyo stark cases were picked.
Information about these cases is presented in Bamdl2 to highlight characteristics
of the landlord and tenant relationship problembdth cases, landlords were found to
have wielded power against their tenants to thengxof abrogating basic human
rights. In the same line of argument, Cadstedt §20@rrates how tenants in Mwanza
(Tanzania) had to keep up with a landlord who waquidish them by disconnecting
electricity to their rooms, when he realized onéheim had not paid his bill on time or
disconnect water for all the tenants because ontmeoftenants had used the water

lavishly while washing her clothes.

Example 1: Disputes and Conflicting Interests leadhig to evictions

Box 1: Mzee Maftwar Abdallah(not his real name) owns arddms-house in Ubungo areg.
There are 9 households, out of which 6 have twmgeach. These rooms can only be accessed
from the large corridor that runs from the fronttbie house to the rear. The compound is large
with an enclosed rear yard where shared washroodilitias comprising one-hole pit-latrin
and one-shower rooms are sheltered. Each roonarigel (12m?2) and constitutes a letting.
Households sharing the room with adult children dvdoad to sub-divide the space by simple
cloth curtain. During March 2007, a serious dispwaipted between the landlord and gne
family tenant leading to forceful eviction of trenant. When interviewed the tenant, Phjlip
unhappily narrated how his 10-year old son had besmght mimicking adult lovemaking with
landlord’s youngest daughter in the courtyard. Altattei s wife would not understand any of the
pleas by the tenant nor his promise to be morearsiple for his son. Philip and his family
moved out and rented another shared house in Ubudgaiwa area but with small room sizes
and at higher rent.

3 In room-lettings up to 10 households may havehtres a toilet room and in the informal areas, ¢hisld be a
pitlatrine of one hole.
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Box 2: From a tenant to homeowneduma is now homeowner but in a flood-prone aréa o
Msimbazi River Valley in defiance of orders by Kiaondoni Municipal Council to vacate.
When Juma was asked why he refused to move obe dfalley Dwelling, his response was
impromptu: “...a flood is a seasonal problem, butrssoby landlords are perpetual...” He
explained that he had been a tenant in three ooocadbefore and he did not wish to go throygh
the same experience again.
From Tenant to Homeowner to TenaBtmanuel has moved houses 12 times between 2000and
2009. When he arrived in the city of Dar es Salahenstayed in one of the backyard rooms at
Tandale(6km from the city centre), after 8 montesmoved to Temeke (10km) and shared a
living room and a toilet, better than Tandale, Ibioé landlady would not let him have visitofs.
He moved in 2002 first to Sinza (8km) to anothe@nrdetting but with en-suite washroom for 6
months then had to move to a similar room lettingih Mwananyamala (6km) where he was
forced out by the landlord for offending the faiththe landlord. Emanuel stayed with a friend

at Mabibo (7km) sharing a room for 2 months befoeegot a room to himself in the same arga.
He had started developing his house at Mbagala iB5&nd was found to be keeping same
timber materials in his room. He was given sternrmiay and decided to move 1o
Changanyikeni (13km) in 2003. He changed employrardtwas allocated whole house [to
himself at Magomeni (3km) in 2005 but a year ldterhad to move and rent a small place at
Mbagala while waiting to complete his house. Thaveiling time was too much for him, he
leased his completed house in Mbagala and tookaaeleat Kimara (15km). His employer
offered him a better house in the area of MbezicBdéa 2008 where he now lives. He complegted
building his second house in Boko (35km) whichdwelegun building in 2007

In the case of Philip and Juma as tenants in grik@tted housing, the relationships are
personal and relate to the socio-cultural valugbefandlord and tenant. They could be
influenced by their economic status as Kironde 22hd Malpezzi (2001) observed.

Tenants are not necessarily poor nor are theimesolower than those of the landlords.
Subsistence landlords are more likely to share thaising with tenants. In the case of
Juma, in his second attempt to rent in the privgetor he shared a house with a
landlord who assumed parental care over the aduiaJJuma understood the reasons
for being required to whistle while in the washrodmt he could hardly bear the

landlords innuendos, and hence opted for anotlper ¢f housing tenure.

Emanuel is a graduate and at the beginning, helamlly afford a room but was all the
time looking for a better but affordable accommaemtatHe was not spared from the
landlord’s high-handedness. In particular he was Imappy with the landlady at

Mabibo’s house who would not allow him to have tass. His desire for bigger house
was fulfilled when he was promoted and his emplamféered him a whole house of 3
Bedroom. But Emanuel’s aspirations had changedharithd started construction of his
first house far away from the City Centre in Mbagadlle moved to Mbagala for closer

supervision of his house, abandoning the compamgihg at Magomeni. The housing
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condition at Mbagala did not please him and eveemhis own house was ready, he

leased to someone and was ready to move to a leagedn the other side of the City

but whose transportation to the City was more bédaHe finally settles again in an

employer-leased house in Mbezi. He has from hisngavdeveloped a second house,

which he wants to lease but he continues to livieaant at Mbezi Beach.

What this narration tells us is that tenants cammaele to move from one house to

another for reasons that have to do with the laddés well as individual aspirations.

What enables this tenant mobility is the tenanitsaricial capacity. Juma’s case has

some more interesting features. Figure 3 sums o@m3$uHousing Career. Apart from

having problems with landlords, he also appearsxjgerience problems with some of

the tenants.

Figure 3: Juma’s Housing Career- From a Tenant to ldmeowner

Career Explanation Issues
Employer Employee by a Public Company for over 10 yeafs Large and quality house two
Housing since 1973, during which he enjoyed staff housingdrooms fully furnished, with water

at Magomeni. In 1992, his employer sold off
housing portfolio in a privatization strategy. Ju
was offered housing allowance in lieu of dire
housing by the employer

hand electricity connection
& No need for personal furniture
?Gt  Rent paid through salary
Shared neighborhood with workin
mates

First Tenancy
Private House

in

Juma obtained a room in a private house at a
of Tshs. 10,000 which was only 40% of t
housing allowance that he was getting from
employer. His new landlord proved difficult ju

like his fellow tenants. Landlord sought vacanho mistook him for being anti-social

possession after six months.

rent Limited space, one room, shar
heoilet, no running water

his  Needed to buy furniture

8t Shared with non-working tenan

and snobbish
Tormented by fellow tenants
Not allowed visitors

Second
Tenancy
private house

in

Juma obtained another room not very far from
first, during November 1993 at same rent of Ts
10,000 but was not allowed to whistle in the ho
and before use of toilet, he should cough a |

and he would serve no pork meat within the

premises. Landlord interfered with his privg
affairs and had to leave after 15months.

the Similar to first tenancy except n
hsroblem with fellow tenants
Us€ Frequent visit by the landlord t
ttiehforce terms of lease bothered Juma

ite

[s

=]

Homeowner

In June 1994, he had bought a plot ofl
measuring 5mx 8m for Tshs 150,000($200), ou
desperation. Had problems to raise funds
construction of a house, opted for phas
development. The landlord’s advances
innuendoes became more frequently and ha

g

an Intolerable behaviour drives Juma
t af substandard location and incompl
fabuse

360  Juma expresses satisfaction of
inglvn house and brushes floods as

to

bte
his
a

i s@asonal problem whereas the re

move out to his half completed house

housing torments were perpetual.

Ttal
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Conclusion

Rental housing sector in Tanzania has been sideimthe mainstream policy and has
largely remained a deregulated sector found in rinfd settlements that
accommodates over 70% of the urban population.m&ie actors in the sector share
little understanding in what constitutes leasingm& The major implication from this
chapter is that public sector housing has a chgilbgntask ahead in trying to provide
cheap but good quality housing in the long runhi® $ociety. It is generally observed
that the future for Public Housing both in the depeng and developed world is bleak
and with it, this strategy towards helping the Ime@eme brackets towards housing. .

It has also been observed that policy makers hewerded strong emphasis to home-
ownership strategy, and as a result, rental housagsgtended to be shunned away or
simply tolerated for those who cannot afford al&ine accommodation. The end
result has been increased informal house construati hazard and public lands as
was narrated by Juma in the case study.

In the next chapter, focus is made on the caseestud Ubungo and Keko housing
estates to try and find out how tenants in theddiphousing estates are coping with
their accommodation and to what extent can we dram their experience lessons

that would inform the study objectives.
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Chapter Six: Empirics of Public Housing Organizatian in Tanzania

6.1

Introduction

This chapter presents information collected frorterviews and surveys that were
carried out at three different levels, the Cent@bvernment, National Housing
Corporation and tenant occupiers at two settlemeniar es Salaam. From the Central
government, it was aimed at getting an overviewhow the housing sector was being
organised in the country, and whether there weng stnategic formulations for
sustaining the rental sector or otherwise. It was mtended to get an impression on the
ongoing housing policy debate in the country. le #$econd set of interviews, the
National Housing Corporation was studied with tia af gauging its level of housing
management in terms of its organisation vision,smis and values; and how it was
responding to external pressure such as politiegistbns and subsequent national
policies on privatisation and divestiture, and ¢hanging social-economic profiles of its
tenants. In the third set, the interest of the esymwas to find out from tenant-occupiers
their opinions on the housing services that theyeweceiving from the National
Housing Corporation, what challenges they werenfagn consuming those housing
services and how readily were they in case of kfeateaming up with their landlord
organisation towards improving their housing argascupiers in the vicinity of the

NHC Case Studies were also surveyed for compapaqgposes.

Part A: Interviews with Central Government Departments

6.2

Ministry of Lands, Housing and Human SettlemenDevelopment

Housing matters are the prerogatives of the Mipigdr Lands, Housing and Human
Settlement Development in Tanzania. The positiorohighe housing sector in the
Government setup has never been stable for yedrdndependence time (1961),
housing was in the portfolio of the Ministry of LalcGovernment and Housing up to
1965, when it was moved to the Ministry of Healttd &lousing, but even then it was a

small section. It was during 1970-84, when houswag accorded status of a Division in
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the Central Government set up and Housing Offiapmointed for each of the Regional
Administration Centres in the country. Up to 198% Regional Housing Officers were
key advisors to the Regional Development Direc{&BD) on matters that related to
housing, but over all they were responsible fooadtion of housing to public servants
in their respective regions. By 1992, housing akvesion had been at one time or the
other part of several ministries which included thaistries of Local Government,
Community Development, Cooperatives and Marketifilgg Prime Minister's Office,
Ministry of Local Government and Cooperatives, Mtry of Lands, Water, Housing
and urban Development, Ministry of Natural Resosired Tourism.

In 1992, there was a major restructuring procesthefcivil service. The restructuring
removed Regional Development Directorates, whichewexecuting agencies for the
Central Government at regional level and estabtidRegional Secretariats who would
coordinate regional development. The position afdig officer was abandoned. As a
result, to-date there is no office that is diredttycharge of housing at the regional
secretariat and local authorities. Housing matteese however brought back to the
Ministry responsible for lands as a section.

In 1997, the housing section was merged with theatenent of Urban Development to
form what became Department of Human Settlement@ewment but with only 4 staff.
The merger was aimed at promoting housing as a@matiagenda in response to the
Habitat Il Agenda (that was adopted by 171 Cousiaielstanbul in 1996). The adoption
of the Human Settlement Development Policy in 2@0€onsidered one of the positive
results from the merger. The whole of 1992-2008 wharacterised with lack of
institutional framework within which housing devploent was to be coordinated at
both Central and Local Government level (URT, 2@086). In 2008, the government
re-introduced housing as Housing Department atMhestry of Lands, Housing and
Human Settlement Development. A new Director wagsoaged and entrusted with the
responsibilities of reviewing the national housipglicy and setting up a competitive
housing market in Tanzania through public-priveagipership.
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6.2.1 Housing Actors in National Policy Debates

In interviews with the Director of Housing at thanétry of Lands (July 2009), there is
now consensus amongst government functionariehthating is a commodity that can
be provided in a competitive manner and not necigsa welfare good as hitherto

understood. The ministry has enlisted a long liskey actors in realizing a national
housing policy with an increasing recognition of tiole urban and district councils can
play in provision and management of housing. Towahis end, while winding up last
parliamentary session in Dodoma (July 2010), thenier underscored government’s
efforts in prioritizing the housing sector as orfetlee pillars for solving the looming

poverty problem in Tanzania. He cited efforts thla@ government had undertaken
towards developing cheap technology that would makese construction less
expensive and the passing of the Unit Titles Act. N6 of 2008 and Mortgage

Financing Act No. 17 of 2008 which were aimed aating an enabling environment
for poor people to access housing. This was inteadio the regularization scheme that
was already in place for most of 2004-2010 that hgdDecember 2009 resulted in
having 290,000 housing units in informal settlersadéentified and ready for titling.

On the re-organization of the housing sector, tlerier informed the parliamentarians
that the Government with effect from 2010/2011 ricial year would set up housing
departments at local government level, promote ingusooperatives, and entice private
companies and individuals to invest in decent horagd in building materials
production (PMO Budget Speech™&une 2010). Thus the key players identified by the
policy include the following:

1. The Central Government charged with the generatyp&brmulation, setting up
institutional framework, document and disseminast Ipractices and providing
technical assistance to the other players

2. Local authorities who are expected to continue iging planned, surveyed and
serviced land and produce standard house desighwilhease the processing of
building permits. New housing departments would d&¢ up in all local
authorities for the implementation of the housiggrada.

3. Financial institutions: the Policy encourages fitiah institutions to work
towards creating seed finance that will assist len@lvestors to meet the cost of
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housing production and maintenance; to provide tengy mortgage finance and
develop a secondary mortgage market.

4. Private Sector is urged to work together with theblg sector in the
construction, research, infrastructure developmeahd environment
improvement matters.

5. Civil Society Organizations are expected to mobilcommunities and assist
them towards access to land, setting up small staléding materials
manufacturing enterprises, artisan trades traimramgl community financial
savings.

6. Training and Research Institutions: these will kpeeted to continue with their
role of training in housing areas, research andyirey out seminars, workshops
and conference to inform the stakeholders of neWlssknd knowledge in
housing.

7. Donor community: the policy expects developmenttn@as will support the
implementation of the policy and actors to be imedl in the implementation of
the policy.

Through involving all these key players, the Goweent hopes the housing problem

both in terms of units’ production and managemaeitithave been addressed.

6.2.2 Perceived Role of National Housing Corporatio

Government’s views on the future of the sole publzising corporation in Tanzania
were considered vital in trying to explain housihgcay in public housing areas. The
Deputy Minister for Lands, Hon Rita Louse Mlaki hadtegorically refuted media
reports in the wake of Unit Titles Act No. 16 of(8) that NHC would transfer its stock
to local government. She insisted that a cent@lipablic housing corporation in
Tanzania was necessary to redress potential imdedam resources amongst local

governments.

NHC request for special treatment by the Governnerg009 was dismissed by the
President. NHC had requested to be exempted frgingp&AT. The President wanted
the NHC to operate commercially and reminded theCNManagement that it had
valuable land resources that it could use to itsaathge and still be able to pay the
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necessary taxes. NHC was being urged by governtoemiprove its revenue collection
system for improved performance. In telephone vigrs with the Director of Housing
at the Ministry of Lands (June 2010), it was reited that NHC had to operate
commercially and become a ‘Master Real Estate geel. In this new role, the NHC
would cease to be a public rental-housing corpomadind instead engage in commercial
development of housing for those who can afforday. In his views, the responsibility
for providing cheap and affordable rental housingpwd be relegated to local
authorities so as to offer a more local housingiserthan is presently the case. Non-
government organisations, NGOs will also be invdlue helping housing development
for the needy population. He also reiterated theniRer's submission to the Parliament
that housing departments will be set up at munidpzaels as agents for implementing
housing policy matters, supporting NGOs and prongohousing companies that will
support housing delivery in their areas.

The local media quoted the Minister for Lands, Hogsnd Urban Development, Hon.

Chiligati urging the NHC to shift from its traditial role to a more commercial outlook:
“...you should widen the scope of your core functiojusf being a landlord and
seriously embark on real estate’s developmeént

This was on 14th Jan 2009, while officiating thenlehing of a new 5-Storey building

that is to house 24 shops, offices and resideraresafe in Moshi (Daily news, 15th Jan

2009)

However, the positioning of NHC in the envisagedding market sector after adoption
of the new housing policy has not been made cletatviews with other key staff at the
Ministry of Lands responsible for the drafting dfetpolicy, indicated while the new
roles for the NHC would be purely commercial, thésea misconception on the
provision of social housing in Tanzania. Strictpeaking Tanzania has had no official
position on social housing other than during natuli@asters where Government
responded on the emergency providing for tempdraltar for the affected persons.

In the policy debate, there are arguments towardgigion and management of ‘social
housing’. There is dividing opinion on which agenskould be trusted with the
responsibility of providing social housing. The rdate given to the reconstituted NHC
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by Act No. 11 of 2005 does not include provision safcial housing. Despite this,
government respondents were still convinced that NiHC should be providing for
social housing, while the Director of Housing didt rconsider it to be candidate for
social housing but rather the Tanzania Building #ge(TBA). TBA was for most of
1961-1997 a works department in the Ministry of Wéoresponsible for repair and
maintenance of government buildings. In 1997, thpattment was restructured and
made a semi-autonomous government agency, chargedesponsibility of providing
accommodation to government employees, carryingcoastruction of new buildings
and maintaining existing stock. But it also conststhouses for the private sector which
its Chief Executive Officer justifies as a means. 0Dffsetting high rental income from
the private homes prices for the public employe&s...

Between 2002 and 2008, the TBA constructed 955dwand leased out 584 houses to
civil servants collecting over Tshillings 9billiqgabout US $ 9m).

There are strong sentiments amongst the interviethhatl TBA is a social housing
organisation while from its tenant profiles, thised not seem to be the case. Tenants in
TBA estates are senior government employees whagessn their employment entitles
them to housing that is paid for by the Governmédiite other set of respondents
perceive TBA and local authorities as the propgans for supplying housing to civil
servants either through a homeownership or rentategy and that NHC should be
charged with the responsibility for social housitigcan however be argued at this
juncture already that there is confusion amongbktymakers of what constitutes social
housing and public housing. The two are separdimatkets although may be found in
the same organisation, but how the organisationa\®sh to one another and its
respective performance are matters of concermnréloiire explanation.

The government’s perceived role of the NHC as @elabusiness enterprise that
develops housing units for the society has beeerdgated by the recent appointment
(July 2010) of a Banker as its Chief Executive €¥fi (CEO), whose immediate post
was a CEO of a promising mortgage financing bankanzania, the Commercial Bank

of Africa. This appointment was heatedly debatedamzania. According to tradition,

%9 TBA CEO interviewed by a Construction Magazinerdalist in February 2009, available online
http://eonyango.blogspot.com/2009/02/how-tba-géardtousing-development.html
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the CEO for the NHC had always been from the dis@p that deal with Real Estate
like Architecture, Civil Engineering, Estate Managgnt, or Quantity Surveying.

In the archival surveys that were carried for stisdy, it was clear that social housing
was being seen as a type of housing that targeted-income households. It could be
affordable housing for different categories of im@ groups. The only criterion that
seemed to be applied was ‘household income’ in kvbase only those with measurable
income in the form of salaries or wages were bemsidered. As a result, while senior
executives were entitled to direct housing by tlev&nment through the TBA, junior
staff housing needs were to be provided for byNh&onal Housing Corporation on a
social housing model. The needs of other non-gawem employees, the unemployed,
the sick, senior citizens, divorcees etc have remnbaddressed in the draft housing
policy or in parliamentary debates on human setl@matters.
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Part B: Interviews with Public Housing Corporation

The National Housing Corporation

We have referred to the National Housing Corpora{ldHC) a number of times as the
largest public housing corporation currently und@ng a restructuring process. NHC is
directly responsible to the Ministry of Lands, Hows and Human Settlement
Development through the Director of Housing. l&ais independent body with its own
Board of Directors and Management. The Ministrgngy responsible for policy matters

that relate to the main mission of the NHC.

The NHC was set up immediately after independencE962 by an Act of Parliament

as the implementing hand for all governmental pobtatement and strategies in the
human settlement fields. During the first 20 yealee NHC erected over 20,000
dwelling units in all major cities of Tanzania fthre rental market and also carried out
contractual construction works as registered catdra for the general construction
industry. NHC institutional framework was entirebverhauled in 1990, when the
Acquisition of Buildings Act of 1971 was repealattaall the buildings that were in the
ownership of the supervising agency under the ARmgistrar of Buildings were

transferred to NHC. The re-constituted NHC was nasedito operate commercially and
its focus on low-income housing was lessened. There further amendments in 2005
which empowered the NHC to operate more freelyhia teal estate market and in
particular in line with determining market rent & of its units and dealing with

defaulting tenants.

The current mission of the NHC is to provide accadation to all income groups as
well as for industries and commercial undertakingghe ongoing policy debates for a
new national housing policy, one of the controx@rgsues is to rid the NHC of its
traditional role as landlord, which would mean reidg the strong influence of the
Directorate of Property Management vis-a-vis thee€iorate of Property Development.
The major objective would then be to make it a caroal real estate development

company.
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With effect from 1994, the NHC’s portfolio was didd into profit and costs centres.
Profit Centers are directorates that are incomeiggimg and self-sustaining, while Cost

Centers refer to those directorates that proviggadive roles to the Profit Centers.

The Profit Centers are responsible for the coreviies of the organization and these
include the

= Directorate of Property Management

= Directorate of property Development
While the Costs Centers include the following:

= Directorate of Finance and Administration

» Internal Audit Unit

= Public Relations Unit and

= Legal Unit
The overall organizational set up include the Headigrs in Dar es Salaam, 13 Branch
offices and 7 stations located throughout Tanzawi#hy a total workforce of 560
personnel, out of whom 85 are professionals withlegtst a Bachelors Degree
qualification or equivalent. Tanzania, in termsgaographical size, is quite a mass of
land that stretches over 1,620km on East-West a&6@Bkm on North-South directions,
twice the size of Sweden or four times the siz&efmany (Figure 4). The spread out of
NHC estates throughout the regional centres of ¢hantry poses management
challenges to the NHC. Even within the Cities, NHdlising areas are well spread out
which has necessitated the NHC to formulate 4 redibranches within Dar es Salaam,

which is in itself one political administrative ieg, as shown in Figure 4.

From 1990, NHC has increasingly been involved wdiglvelopment of housing for the
sales market. Pilot projects were set up in Dabasaam at Tabata (llala Municipality)
and Jangwani Beach area (Kinondoni municipalitygtvgen 1990 and 2007, the
Corporation was able to build 762 housing units,simof which has been sold.
According to Mr Madekwe, the then Director Geneodl NHC, the corporation's

endeavor to provide houses has been hampered bgbgence of formal mortgage
finance in the country, withdrawal of governmenbsdies and was worsened by the

low levels of income of the majority of the urbanedlers.
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Figure 4: Administrative Regions of Tanzania whereNHC owns Housing
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Figure 5: NHC Housing Project Areas in Dar es Salaa
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6.3.1 NHC Roles in National Housing-Problem Solving

Whereas the Housing Portfolio within the Centralv&mment has not registered
significant progress in the history of housing imanZania, the National Housing
Corporation has throughout its history contributemtards the agenda and in the actual
implementation process. In interviews with the Nb#ior staff, the NHC was involved
in the slum clearance programs of early 1960s, a&like Government of the time
wanted to clear all towns of thatched mud wattleeling units, replacing them with
iron sheet roofed and concrete structures. The aom@njoyed subsidies from the
Central Government throughout the 1961-mid 198Bisthe 1970s, NHC was again

involved in developing tenant-purchase homes adgytie ‘Swahili-type’ design in the
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major cities. The Swabhili house design is a flexidhd simple layout plan that provides
for multi-family units with shared washrooms andchken facilities in a separate

adjoining structure at the back of an enclosedtgawl. These efforts largely eased out
the housing problem in cities like Dar es Salaah r@vitalized the slum areas outside

the then central business district of Dar es Salaam

It was after the 1973-04 Global Oil Crisis that NFSLind itself increasingly unable to
cope with the increasing demand for housing. ltditaldo construct new units was

reduced and instead it concentrated on the manageshexisting units. The expected
repayments from tenant-purchase schemes were patiging either, which further

aggravated the already weak financial positionhef NHC. At the same time, the Rent
Restriction Act of 1962 was making it difficult fahe organisation to charge market
rents for the new units that it was able to puttm market. The Rent Restriction Act
unduly protected rent payment defaulters, as it M@gal to evict such tenants without
court order. These were the main historical reatiwaasNHC staff respondents felt were

at the core of the poor performance of the orgéinisas a public housing landlord.

With the advent of market-oriented political systeniranzania during the second half
of 1980s, the role of NHC was changed. At the stime, the Pension and Insurance
institutions in the country were getting involved direct house provision, which
relieved the NHC from a backlog of house appligagiorhe NHC structural changes are
exogenously exerted on the organisation mostly fi@overnment policy changes.
Interestingly, the NHC Management has found wayaamommodating such changes
whenever they were raised. In interviews with thee€@or General of the NHC during
July 2008, and follow up discussions with NHC BrharMdanagers during December
2008 and January 20t9 the greatest challenges the NHC faced were floenréal
estate market and not from the policy directivesrfithe government. The explanation
given was that since the Government adopted a C8ervice Charter in 2003, it was
becoming increasingly possible for the governmenhvolve the NHC in charting out

new ways of carrying out business. According tortee Director General of the NHC,

“0 During 3°-5" December 2008, Ardhi University ran a Real Eskaigtfolio Management Course for the senior
staff of NHC, which included all top managers armdrih Managers and | was one of the Resource Pgrson
similarly during 28-30" Jan 2009, | was involved in another course ‘Rette Development Course for NHC
Staff, in both occasion | shared experiences withNHC Staff who seemed to be very keen in thessour
proceedings.
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the biggest challenge that faced NHC was lack dkoent strategic business plan that

was transparent and supported by staff and thetso¢ie cited an example in which as

soon as he was appointed as the CEO of NHC, edsi called him asking for NHC

housing allocation.

NHC Management perspectives on their role as puidigsing organisation can be

summed up from the interviews as follows:

Before the restructuring in 1990, the NHC used doeive subsidies from the
government, which made it possible to charge lowtste With removal of
subsidies, the NHC was forced to increase rentightly lower level than the
ongoing market rents, but the tenants would naivalihis and the government
would support tenants when NHC sought review ofsiehe NHC needed rent
increases to meet operational and stock maintenarpenses as well as for
construction of new stock and statutory paymentt s1$ property taxes.

Major challenge facing the organisation was to tgvsufficient housing units to
reduce housing shortage, but at the same time, weeg being required by the
Government to sell or rent its stock at low pricAscording to Hon. Minister
Chiligati’'s Report 0f2009, the NHC was requiredsttll loss-making houses and
not all its portfolio. He however had cautionedttki#gsposing off loss-making
assets requires thorough preparation which wowlide verification of tenants in
occupation and their ability to pay for the hous#gentification of financial
institutions that would be willing to extend credlir purchase of the units, and
education program for the new home-owners on hay thill have titles to the
houses as unit title. Since this required time, NW&s advised to keep on hold
until all preparations were completed.

Investing in low-cost housing is considered an ing strategy in solving
housing problem, but the challenge is accessiliititiinance at affordable interest
rates and other incentives, such as access tasdrplots, subsidy from the state,
or VAT exemption on purchases. NHC Management heweonceded that
revenues from the existing stock were sufficientrrieet operational costs but
could hardly enable the NHC to start new projects.

Tenants are perceived as customers of NHC housirngces but are paying low
rent and they are not keeping their houses in goodition, abusing the privilege
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that they have been offered by NHC. lllegal sulsileghas been common. During
2009/10, a total of 379 occupiers were found toillegal tenants to the NHC,
mostly in Dar es Salaam Branches. 29 Tenants hHadessed their units without

the consent of the NHC (Table 8).

Table 8: lllegal Tenants at NHC Dar es Salaam Brartes

Branch Total Ownership Use Status
No of | Units | NHC | Tenant Commercial | Residential | Legal | lllegal
Houses Purchasers
Upanga 547 4838| 3871 967 1144 3694| 4835 3
llala 403| 3579| 3302 277 866 2713 3263 316
Temeke 190 856| 821 35 159 697 856 0
Kinondoni 173 7741 774 - 128 646 719 55
Total 1313] 10,047| 8,768 1279 2 297 7750 9673 374

Sources: NHC, 2009

Vi.

NHC has committed itself to a massive maintenarae {o renovate all its stock.
in all cities renovated, which would set good grdsiior rent reviews. The Plan
envisaged renovation of 2,392 houses. Up to Juf®,BB7 houses had been fully
renovated and 2,543 units underwent major repaittseacost of Tshs 7.4bn. NHC
has since 2005 been setting aside 25% of its anrardhl income to meet
maintenance needs, currently about Tshs. 6brifoataJS$ 4m)

NHC management sees a lot of hope in the governsndirective that NHC
transforms itself to a Masters Real Estate Develof@s has been inspired by the
new legislation, Act No. 17, the Mortgage Financi{pecial provisions) Act.
Under this Act, a mortgage house under the namezaraa Mortgage Refinancing
Company (TMFC) was set up. This is a commercialentadting that will be run
on pure business principles. Share subscriptioaseapected from commercial
banks in the country. The TMFC is expected to mtewvihe needed mortgage to
individual investors, and the Government expecé NHC would be one of the
largest beneficiaries of the long-term loans tooffered by the Company (URT,
2009). Secondly, the passing of the two legislattan No, 16 and 17 of 2008
(Unit Titles and Mortgage Finance) are good indicatas more people will be
able to borrow and buy houses, thus enlarging mddkeNHC units. NHC has
already been already committed itself to develd®Q@,dwelling units beginning

2010/11 in Dar es Salaam for sale through mortdagacing (Budget Speech,
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2009-10). In a Press conference held offt 28ly 2010, the new NHC CEO
revealed an ambitious 5-Year Plan that targetsngddlb,000 housing units in the
sale market between 2010/11 and 2014/15 at adosalof Tshs 1.5 trn (US$ 1bn).
The expected source of finance would be creditwmaatld be secured against the
NHC assets.

vii.  NHC sees other public housing corporations sudgh@®ension Funds as partners
rather than potential rival. According to the imna¢d CEO, Mr Madekwe, the
national demand for housing is huge and thererem for many more actors to
participate in real estate development

viii.  Despite the powers that Act No. 11 of 2005 gave Nh@ealing with defaulting
tenants, the NHC opted for dialogue with the defagltenants to recover rent
arrears payment. Under this strategy, the NHC agi@éorgo interest and penalty
on rent arrears, which encouraged defaulters ta paya result, within four
months of the initiatives, rent arrears in Mwankana dropped from Tshs 1.1bn in
September 2007 to Tshs 561m by January 2008. Rez#rs have been a thorny
problem and we will come back to it when lookinghatising management at the
NHC.

6.3.2 NHC Portfolio and its Management

NHC Property portfolio is a mix of residential, comarcial and industrial-warehousing
facilities usually strategically located within @b centers and along major access road
network. These are summed in Table 9 in the difteaglministrative regions. The total
residential units owned by the NHC in 2006 were720, about 60% of these were
found in Dar es Salaam. 5,000 units of the old kstogits had been sold to sitting

tenants or transferred to municipal governmentsdur990's.
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Table 9: NHC Portfolio as at October 2006

S/No | Branch/ Total Buildings Total Commercial |Residential
Station Units Units Units
1. Arusha 183 988 444 544
2. Bukoba 47 251 176 75
3. Dodoma 15 132 17 115
4, llala 403 3,579 866 2,713
5. Iringa 31 201 135 66
6. Kigoma 24 97 35 62
7. Kinondoni 173 774 128 646
8. Lindi 28 122 72 50
9. Mbeya 34 252 126 126
10. Morogoro 60 579 210 369
11. Moshi 148 722 341 381
12. Mtwara 65 227 103 124
13. Musoma 37 147 107 40
14. Mwanza 138 1,005 505 500
15. Shinyanga 45 197 148 49
16. Singida 28 85 63 22
17. Tabora 28 182 114 68
18. Tanga 168 787 338 449
19. Temeke 190 856 159 697
20. Upanga 547 4,838 1,144 3,694
Total 2,392 16,021 5,231 10,790

Source: Compiled from interviews and Parliamentudoents during 2007

The NHC stock varies from time to time on accoudmew additions and dispositions.
By the end of 2008 for example the figures in Talte 9 had changed as a result of
several new buildings addition in Arusha, llalamieke and Upanga. The total units
increased to 16,429. Between 2006 and 2008, the hadibuilt 314 houses for the
sales market.

6.3.2.1 NHC Maintenance Policy

NHC prides itself as the largest Landlord Orgamtrain Tanzania and has from time
to time published its Management Policy. Its currreraintenance policy covers 4

main areas as follows:

1) Maintenance objectives: these are defined in tainfisnctions of the maintenance
department with emphasis on the supervisory roled mode of executing
maintenance works that meets acceptable standards.
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2) Resources: a long list of resources that are requor effective maintenance is
given; spelling out the skills required in the mamance department, which must
include professional and technician engineers,itais, and quantity surveyors.
An appendix to the policy document, lists all pbssitools and equipment
presumably the NHC ought to stock. In terms of Roefor maintenance, the
policy document limits this to a proportion of rahtincome that will be
determined by the NHC Management. Stocks for cagryut repairs must be
obtained through existing corporation purchasing supplies regulations.

3) Procurement Procedures: this is by far the mosiddied statement in the policy.
Store requisition and issues procedures are odtle® well as the chain of
approvals. Interesting is the fact that all redigsi vouchers for stores requisition
must be approved solely by the Maintenance Manader usually sits at the
Headquarters or regional managers again sittingarbranch headquarters. There
is also provision for handling transfer of matesilom one branch to another and
of excessive or unused materials.

4) Emergency Cases: the policy refers to how matenaéded for emergency case
should be handled but is quiet on what emergensgscanay be construed to be.

6.3.2.2 NHC Maintenance Programme

NHC runs a scheduled Maintenance Program for itfgi@. The program covers 5

major items with an additional 6 guidelines. Thes#ude the following:

1) Inspection and Reporting: The program requirese¢hos<harge with maintenance
to ensure:

a) Frequency for routine inspection and reporting dofferent types of
structures including structural members and otlhidding components is
established and emphasized as per a guideline dpgé¢o the document

b) Inspection of properties and a maintenance prodrave been prepared
within a period of not less than four months ptiorthe submission of

budgets for maintenance of each region in the éortting financial year.
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2) Planning and Programming

3)

4)

5)

The maintenance manager is tasked to initiate aowitor periodic inspections,
maintain the inspections and records and prepaneahrmaintenance programs
assisted by:
a) The regional manager for maintenance budgets
b) Estates Managers for determining economical woedsnof proposed
programmes on such matters as
=  Whether the property is owned by the NHC, de-aegljisold or
returned to original owner for lifetime
» Unexpired term of a Right of Occupancy of the sabpgoperty
= Encumbrances if any that may block intended maanriea
=  Whether Master Plan of the area the property isatetd allow such
maintenance
=  Whether rental returns from the property justiftsoof the intended
maintenance
= Ex-owners and tenant purchasers if present willdggiired to share
structural repairs with NHC hence prior notificatito them.
Major Repairs: these are defined as those whosis eosuld be equivalent to
ongoing rents of more than seven years in the chsesidential houses and five
and half years in the case of commercial propertigsthese repairs involving
structural repairs, tenants have to be notifiedadvance that rents will be
reassessed upwards after completion of the works.
Maintenance Budgets
Maintenance Budgets are prepared according to esedgnaintenance program
and NHC Financial regulations by the Maintenanc@&agar in consultation with
the Directorate of Finance and Administration.
Plan Monitoring
In order to monitor maintenance performance, theCN&tlopted an improved
management information system in 1994. This hagedethe NHC to update its
property register and generate periodic inspecti@ports and financial

information.
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The guidelines that assist maintenance departroatistharge its duties include the

following:

= Work Order Systems

= Description of Work/specification
= Code of Execution

= Maintenance Standards

= Responsibility and Obligations

= Modifications/Improvements and Extensions

These programs however could not be implementecthéory years. The major reason
as cited by the NHC management was lack of suffidiends as hinted earlier. From
2005, an earnest effort was made towards majoirsephithe NHC stock throughout
the country. This was possible on account of impdokent collections following the
scrapping of the Rent Restriction Act of 1984 iD20sale of loss-making units and
profits realized from sale of developed units irr Ba Salaam. Table No.10 sums up
the renovation costs against the number of unit®an es Salaam. The NHC spent
Tshs. 2.7bn ($1.9m) to renovate a total of 418 ésuhroughout Tanzania. The
renovation works on houses were mainly externalirgimg, repairs to roofs, drainage
and paving works. A total of 2,306 dwelling uniten& renovated at a total cost of
Tshs 2,2bn ($1,5m). This included internal renarativorks such replacement of
plumbing installations and sanitary appliancesecedation and joinery works.

At least half of the houses and apartments thaé wemovated were those located in
the four branches of Dar es Salaam as shown iregdlfla and 10b. The amount spent
on houses in Dar was 50% of what NHC spent foitalhouses nationwide, while the

corresponding sums spent on units was 61%.
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Table No. 10a: NHC Dar es Salaam Houses Renovatiodsring 2006-07

Branch House Renovation Costs (Shs.’000)

Total Renovated| Per House Total
llala 403 84 5,815 488,501
Kinondoni 173 32 8,100 259,197
Temeke 190 29 6,231 180,713
Upanga 547 92 4,786 440,339
Total 1313 237 24,932 1,368,750

Table No. 10b: NHC Dar es Salaam Units Renovatiorduring 2006-07

Branch Unit/Apartment Renovation Costs (Shs.’000)

Total Renovated| Per Unit Total
llala 3579 573 662 379,526
Kinondoni 774 117 3,400 397,847
Temeke 856 89 1,651 146,922
Upanga 4834 469 902 422,809
Total 10,047 1248 6,615 1,347,104

Source: NHC (2008) and Ministry of Lands Budget&jbe 2007

6.3.2.3 NHC Housing Management Performance

Despite the guidelines and well-stated policy stetets, NHC has suffered serious
management problems that almost brought the orgtmiz close to bankruptcy. The
main indicators of the failure of the NHC in terofshousing management include the

following:

1) Rent Collection

The NHC ability to collect rent from its tenantsdiaeen severely incapacitated by
a number of factors. Political interference whemms senior civil servants
intervene to protect a defaulting tenant from eeittwas one of the claims by
NHC respondents. The defunct Rent Restriction Adi9%84 had also made it very
difficult for the NHC to deal with defaulting tenian The repeal of the legislation
in 2005 made it possible for NHC to collect rentears payment of up to Tshs
11bn within the first year of the implementationtbé law, out of a backlog of
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Tshs 28bn (URT, 2006/07). Rent arrears had in speaes exceeded the actual
rents collected. For example, during 1991-1998t egrears averaged at 70% of
the actual rents collected and for the next 3 yaamctually exceeded what was
being collected as shown in Table No. 11. The Eirgeebtors were government
departments whose civil servants were occupying NiC units and Public

Institutions such as parastatal organizations. 0912 the government paid

substantial sum of the money owed to the NHC aseaseen in Figure 6.

The rental value of the entire NHC stock was Tdlsn during 2005-06. This
value grew to Tshs 22,6bn/= during 2007-08. Durkti7-09, rent collection
improved with NHC collecting more than the annwaital value. For example, in
2007/08, NHC collected 17% in excess of the remsdles, and in the following
year 2008/09, the collections were 44% more thanydar’'s rental value. These

excesses were rent arrears payment that was lexogered.

TableNo.11: Rent Arrears as a % of Rental Incomed91/92-2001/02(*000)

Year Rent collection Arrears Tshs Arrears ( % of
rent collected)
1991/92 884,191 646,642 73
1992/93 2,137,1780 1,194,387 56
1993/94 2,648,348 1,591,199 61
1994/95 5,436,849 3,257,791 60
1995/96 5,886,274 4,577,433 60
1996/97 7,610,460 5,633,076 74
1997/98 11,021,064 8,665,677 79
1998/99 12,175,327 11,522,597 94
1999/2000 11,182,717 12,162,961 109
2000/01 10,564,242 12,532,352 119
2001/02 8,889,804 11,210,539 126

Source: Constructed from NHC Annual Reports andofots, May 2010
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Figure 6: Distribution of Rents Arrears to Various Tenants.
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2) NHC Rent Levels

Rent passing on NHC apartments is very low. In sdmaches like in Mwanza,
monthly rental levels during 2007-08 was Tshs. b8®0.40) a rent that was fixed in
early 1970s when the US $ was equivalent to Tsi®&rfilarly rents paid for Ubungo
Flats during the same period in Dar es Salaam wshs.TL7,860 ($14.2) compared to
Tshs. 150,000 ($120) paid for two-bedroom housbiwithe neighborhood. When the
NHC reviewed rents for the first time in 2001, témants objected and obtained court
injunction. Table 12 gives some examples of théedthces between public and
private housing rental levels in Dar es Salaam. fEmé levels indicated in Table 12
were obtained from the NHC. It will be seen whempared with the private lettings;
the revised NHC rents in July 2009 were still l&san half of those in the private
lettings. Indeed, it would, according to my expece, even seem to be that the levels
indicated for the private lettings in the areasrareh lower than the ongoing market

rents. Private landlords usually quote their rémtgdS $. Rental values for flats along

182



Housing Decay and Maintenance- the Case of Pulilicsithg in Tanzania

Ocean Road have never gone down to $750 per memethtioe last 4 years, and there

is usually a separate service charge of up to $&2GnontfA".

Table 12: Rental Level differences between NHC anBrivate Housing Lettings

Branch |Property Size - NHC Rent up| NHC Rent Private
Area(M2)  [to July 2009 |post July 2009Lettings as
per NHC*
Upanga | 29/00 Kisutu 75.03 90 040 144 058 345 000
891 Fire 67.31 67 180 107 696 300 000
15 Ocean Road 117 117 000 187 200 500 000
llala Breweries 71.37 71 40( 114 192 250 000
Buguruni Flats 47.07 47 100 75312 180 000
Plot 143 Uhuru, 65.02 65 200 99 232 250 000
Amana
Temeke | Bora Flats Keko 55.09 35 P00 55 000 120 000
Kurasini Flats 69.83 70 0p0O 111 728 250 000
Kinondon|Ubungo Flats 33.8 35 0P0 42 000 150 000
36 Bagamoyo Rd 65.2 84 760 104 320 250 000

Source: NHC, 2009

3) Tenants Transfers and Register

NHC tenants hardly transfer from one unit to anotii@e longest residing tenant in
Ubungo Flats was 32 years, which is the age oafj@tments, and the shortest was 5
years. The names of those in current occupation@raecessarily those in the Tenant
Rosters kept by the NHC. Due to low rent chargasants who have filtered up in the
market have tended to ‘sell’ their leases to a s#any market, which is readily
available. Since it is illegal to sell or buy suehpublic housing unit, the new dweller
continues using the name of outgoing tenant inmatters dealing with NHC. It was
not until 2006, when the Minister for Lands intamed and urged NHC to prepare a
new register that included taking photo snaps ef tbgistered tenants that large

number of unregistered tenants was identified {sdde No. 8 above).

In some instances tenants did not pay rent fomg |meriod of time because of legal

loopholes in the law. For example in Moshi Bransit{C suffered non-payment of

“1 From personal recollection and experiences ofdbal real estate market in Dar es Salaam
“2 These rates are on the lower side, most probatilyetately set so as to avoid disputable highet ies by
the NHC tenants.
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rent by its 307 tenants who had opposed rent isegealaiming that the NHC had
based the increases on wrongly computed individudél sizes. The tenants did not
pay rent for over 10 years from 1993 to 2005. I6£2€¢he tenants had agreed to pay
their rent subject to NHC verifying the unit sizésoshi Branch had 706 registered
NHC Tenants and it was only 367, who were payirgjrtimonthly rents (Guardian
27" January, 2004).

4) House Allocation

House allocation is an important function in HogsManagement. It ensures that the
right tenants in terms of affordability to pay resbcial behavior to match the current
list of occupiers, stability and general conducgiigen priority. In the case of NHC,
the available units have never exceeded the defoadHC units. On average there
are over 50,000 applications at any time awaitilhgcation (NHC Interviews, July
2009). Yet, the housing allocation system at theCNhs not been as transparent as
the NHC decries. Political interferences in th@@dltion process were very common
prior to 1990 when NHC was re-constituted. But givbat tenant transfers and
mobility within the NHC is very limited, the reduténterference in allocation process
after 1990 has not had a major impact on NHC Igétimhe tenants who found their
access to NHC units through politicians are dtiise in occupation and while it may
not be possible to attribute the rent arrears te ¢fnoup of tenants, there could
nevertheless be reasons to suspect arrears byngosetr departments are more likely

to be in respect of these types of tenants.
5) Maintenance Work backlog

One major area of complaints by the public as wasgltenant occupiers against NHC
was the backlog of repairs for NHC units. Firstthg fact that NHC properties are
centrally situated and easily accessed from thecghtres, they are the most visible.
Dark stains on concrete surfaces particularly erttoist coast areas of Dar es Salaam
are an eyesore. Records with NHC show for the wiobl&€980s and partly 1990s
exterior repairs of NHC Flats were never dones lomly in the second half of 2000s
that NHC launched a comprehensive plan to redexdtsahousing. Those apartments
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whose facades have been face lifted stand out elyidpeautiful in the city centres.
Secondly, due to a general problem of urban waieplgées and erratic electricity
supplies, NHC units have suffered lack of waterises. The water problem has led
to clogging of the drainpipes within the buildirgsd the sewer lines from inability to
self-cleansing during water shortage and floodingerv water is finally available.
Non-functioning plumbing works pose serious livicmnditions in NHC units and has
been a cause of concern for almost all high-rigeks as we shall find in the case
study discussions. In solving the water problematgs have installed their own roof
water tanks and motor pumps. But since these lastals are not coordinated,
haphazard installations have been usual to theneafecausing other problems. NHC
has had to forcefully remove rooftop tanks thakéshand caused inconveniences to

other tenants.

The response time to tenants’ complaints for repd&ias not been sufficiently
reasonable from NHC side. When tenants were irdemtl, 82% could not even
remember what the response was like, sometimesnbey promised but after several
reminders nothing materialized. Generally, NHC hasbeen able to execute a kind

of repair and maintenance services as decried mdintenance policy and programs.

6) House Improvement and Extensions

Over the years, tenants residing on NHC estateg loavtheir own carried out a
number of improvements on their lettings. Somehete as will be seen from the case
studies were extensions of existing space throuigipteon of for example balconies
into extra bedroom, replacing sanitary fitmentshsas toilet and shower units,
erecting water storage tanks on roof tops, insillvater pumps, transforming the
children playgrounds into retail kiosks etc. Thiasna result of the NHC failure to
respond in time to request for repairs and maimeaan one hand, but on the other is
reflective of the inappropriate sizes of the dwelliunits for the sitting in tenants.
During 2005, NHC carried out extensive inspectidrnt® rental housing, identifying
areas where tenants had contravened the termsasé lagreements and ordered

demolition of the structures erected by tenanthaout prior approval from the NHC.
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In one interesting case however NHC condoned tinwarsion of balconies to extra
bedrooms at the NHC housing estates in Ubungo BlétK | and Blocks A-D Keko
flats. According to interviews with NHC staff, thiwas necessary to ease the
accommodation problems in these blocks. It was #&soreason of having an

organised way of doing things in particular unifégnin space provisich.

Installation of water tanks at roof tops by NHCaets has been banned for reasons of
strength and stability of the structures. In orstance, tenants had erected 10 tanks on
a block, whose capacities varied from 100 litre2@g000 litres. Figure 6.3 shows an
example of the tanks on NHC roof which was bannecbring to the Director
General of NHC in November 2006

Figure No.7: Tenants Plastic Water Tanks on Roof Tjps of NHC Flats

Source: Nipashe (Newspapef Rovember 2006)
7) Rate of new developments

NHC capacity for housing construction is determibgdhe financial resources that it
can access on one hand, but on the other the pibgshat those who need a housing
unit can pay for it. On average NHC was able tostmect 509 units between 1996-
2006 i.e 50 units only a year. There are prosdectSHC to improve its performance
in this regard as discussed earlier on with thentreduction of mortgage facility in

Tanzania.

3 In urban studies, this has been referred to ‘miagachaos’ by Mwaiselage (2003)
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Most of the NHC Property portfolio is located imnt&l areas of major cities in high
value sites. Demand for land in these areas foh hige commercial space
development has been very high over the years. N&kCresponded to this demand
through creating partnership with sitting tenants @ joint-venture model. This
enabled the NHC to realize redevelopment of itsomsifes in Dar es Salaam where it
now co-owns some of the most modern and talleset®wn the city. This has
improved the equity of the NHC which will enablaatconstruct more dwelling units

over the years for the sales market.

However, one major challenge that NHC faces irbitsto redevelop its central area
properties is from conservationists and listingtefproperties under Antiquities Act

CAP 333 R.E 2002. A number of its properties insthéocations have been listed as
of historical significance which limits possibies of modernizing these and hence
reducing the economic gains that would have enlthitsereal estate investments

drive.
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PART 3: Tenants Interviews: Ubungo and Keko HousingAreas Case Studies

NHC Housing Areas- Exploring Housing Condition

There are two case studies that were purposelgtediéor in-depth studies; one from
Kinondoni Branch, the Ubungo NHC and the secon&eko NHC from Temeke
Branch in Dar es Salaam. Private rental units atdhase public housing areas were
also studied for comparison purposes. In total $8CNenants were interviewed at
Ubungo NHC, 84 at Keko NHC and 45 private-housiagants around the Ubungo
NHC housing area. The data collection involved estjonnaire that was administered
by two assistants in each of the two sites, ineawsi carried out by the author and
condition survey of 20 units at Ubungo and 14 akd&HC. In the following
paragraphs, the study findings are presented attzoss, one for each area.

6.4.1 Section 1: Ubungo Housing Areas Surveys.

6.4.1.1 Site location

Ubungo NHC housing estate is located in a welll#stiaed area of Dar es Salaam on
the other side of the Morogoro Road Industrial @, at the junction of Shekilango
and Morogoro Road amidst bustling commercial dgu@lents that include hotel and
retail properties. It is about 6km from the cityntre and within easy distance from the
Ubungo Coach Terminal, the University of Dar esa8al and the rich residential
neighbourhoods of Mikocheni and Mbezi. The neighthoad is well served by road

infrastructure and social amenities (Figure 8)
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Figure No. 8: NHC Ubungo Layout Plan
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6.4.1.2 Description of dwellings and occupiers pridé at Ubungo

1. Design Type

Ubungo NHC housing comprises of nine blocks of thifferent typologies, H-Type

(7 Blocks) and Cross-Type (2 Blocks) Designs. Theessigns were copied from East
Germany who financed the construction of the Haygmnearly 1970s. Each of the H-
type blocks is four storeys high, comprising 48rapants. Each apartment provides a
sitting room, two bedrooms, a kitchen and a shdwiégt room. The monthly rental
charge for each of the flat was Tshs 17,860(i.e 1258). Access to the block is from
two central staircases that lead to an accesslooriThese blocks have been coded as
Blocks A-G.

The Cross-type Blocks are also four storeys highwth 32 units and are coded as
Block H-I. Those to the east-west side comprisa b&édroom, sitting room, a kitchen,

toilet and a balcony in a linear formation, whileetNorth-south sides have two
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identical rooms, a kitchen and a toilet. Up to Me2©07, the monthly rent for the two
bedrooms flats in these blocks was Tshs 17,600(R)S&id for the single bedroom
flat Tshs 12,250.

The NHC has a rent collection office in a sepadgtached building situated just
behind the NHC Block of Flats amidst the former NH&tached single storey housing
estate. Tenants with complaints for particular ®exw are expected to call on the

resident office and lodge complaints.

Size of the Dwelling Units

Generally the available space in relation to therage size of resident tenants is
limited. The enclosed yard within the H-Type blodgkseing used for cloth drying,
storages, food preparation or dishwashing. Mosthef corridors and balconies are
being used for cooking, while in other flats; thésee been extended and fitted with
windows to serve as an additional bedroom. Theh&itcroom is very small and most
families have conveniently converted this to foodd akitchen utensils stores.
Refrigeration is done in one of the bedrooms, as kiichen is too small to
accommodate a fridge. Plate No. 3 shows an indida® of the flats with a fridge at

the side of a double-decker bed.

The number of bedrooms is two. While most of thaili@s have at least 4 children
and some are in their teens, the sleeping fundisi@umbersome to organize. Parents
share their bedroom with the infant children while adult children share the second
room, but families with grown up boys and girls @de adapt the sitting room to an
additional bedroom. Use of double Decker beds imlus the bedrooms while it is

common for a bed to be shared amongst childreamokessex irrespective of their age.
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Plate No. 3: A fridge by the side of a Double Deck&ed (seen covered)

Outdoor facilities are also in short supply espéciahildren play facilities. As a
result, children prefer corridors for various playkile the outside gets too harsh in

the afternoon sunshine.

6.4.1.3 Occupiers profile at Ubungo

Ubungo NHC Estate is occupied by a broad-basedpgoduenants. Out of the 95
respondents, 58 or 61% were less than 40 yearswiayf whom only 4 had education
level beyond secondary school as shown in TablelNoOn average each tenant had
at least 3 persons sharing the accommodation widistly his children or old parents,
a maid or some other relative. The largest numbelependants was seven. Tenants
who had stayed longer on the estate had movedig ®en the estate was opened
up. The most recent tenants moved in during 2004a kross-tabulation analysis
(Table 13.), married tenants who constituted 77% tloé studied case were
accommodating 232 dependants, which would meare tihvere at least 6 persons
sharing the available 2-bedroom units or 3 pergmisbedroorff. Generally tenants
with the highest education qualification tendedhéwe fewer dependants, while those

with primary education had the highest number qgletelants.

* The acceptable national occupancy rate per ro@nigile the Household Surveys of 2007 recorded
occupancy rate of 2.4. We shall come back to tthisnwve reflect on the findings.
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In terms of female-headed households, the studyeguiound these at almost the
same level with male-headed households (49%). Miiostese were single, unmarried
women, a few of them still undecided to get intamage, and there were two cases of

widows.

According to the interviews, disposable incomes @gsb the tenants were very
varied. The lowest income revealed was Tshs. 45(Q80approximately $39) per
month while the highest was Tshs 300,000($258).sé&hare very low figures
considering that all respondents in the study arpleyees in various sectors and that
such income levels could not explain the qualityirafividual assets found in the
houses such as TV sets, room air-conditioners, sefs, tables, furnishings and
kitchen facilities. Outside the blocks there weagked vehicles of different make and
types owned by the resident tenants. Some of tfente own several cars and licensed

business cabs and commuter buses.

Table 13 Ubungo NHC Tenant Profiles

Category | Education | No of Tenants| No of Sharers Tenancy
(Marital Level (Age Groups) per Tenant in Duration(Average
Status) each Age Group ears)
20-40 41 and 20-40 | 41 and 20-40 41
above above and
above
Single Primary 9 1 9 7 5 17
Secondary| 10 1 11 2 5,44 35
Tertiary 1 0 3 0 8 0
Married Primary 20 28 69 76 6,68 14,3
Secondary| 15 6 52 20 8,47 17,5
Tertiary 3 1 10 5 5,67 26
Total 58 37 154 110

Source: Own Compilation from Field Surveys, Auge@07

6.4.1.4 Observable Dwelling Condition at Ubungo

Out of the 374 units available at Ubungo NHC, wiens were carried out in 95 units
roughly 25% of the entire housing stock. Out os#85 units, it was possible to carry

out condition survey of 20 units only. The conditisurvey entailed inspection of the
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interior and exterior trying to locate repair premls that were a result of lack of
maintenance or care. The observations were comumuggico the tenant occupiers
seeking their opinion on the nature of the probl&@anerally, the basic problem with
the housing units was overcrowding.

The second problem related to the design layowth Bavelling unit had one toilet that

was fitted with a shower unit. This was consideretlequate but more important was
the fact that it was tiny and is shared by at I&astdividuals in majority of cases.

Thirdly, the interiors of the units appeared untihcause of lack of fixtures such as
cupboards and wardrobes. Some tenants had largeobas that they had bought and
awkwardly fixed them in their bedrooms. The intersairfaces (walling and ceiling)

were in all the 20 units well kept and the quabfyfinishes varied from one unit to

another. In some cases the tenants had wallpapted, fwhile others had used old
copies of magazines and family photo portraitstewalls. Floor finishes for all the

houses were in sand cement screed.

Some tenants had applied wall-to-wall carpets fiédint makes while others did not.

The original design provided for glass louvers bRdet in aluminums clips and

horizontal burglarproof bars. None of the unitsveyed had all the blades intact; most
had a large number of louvers blades missing arthias of drive rain, the tenant

occupiers could not ward off rain water. The housese not fitted with curtain boxes

and each occupier had his own way of hanging awgtai

In terms of doors and locks, none of the units @ddad said to have identical lock. In
two cases where the occupiers had moved in th& lgsars, it was seen that the locks
looked alike and on enquiry it was confirmed tHagyt were indeed supplied by the
NHC Landlord. In the remaining cases, individuadsl Iprovided the locks after either
losing the key or changing the door shutter. Thentling works and especially the
sanitary works were in bad condition. The watersets were old, some had bad
cracks and wash hand basins had their traps remmvedt working. Shower units
were not working and the bib-cocks were leakinge dhiginal design of the units did
not take into consideration potential shortage afewand hence there were no water
reservoirs provided. Ubungo area generally suffecsn severe water shortage
because of old and leaking water mains and geperailation increase. As a result,
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tenants at Ubungo NHC estates have had to acquiréeep large water pails. These

are kept in the kitchen and toilet rooms furtheriting living space.

The survey aimed at finding out the extent to whiod occupier was taking care of
the unit he was occupying. It was clear from thepattion that there was some effort
by each occupier to keep his unit in good clean tadhdcondition. Some even went
their way to have flower pots within the house nittetanding the limited space.
Some had changed the squatting toilet pan (WC) sttiag type as shown in Plate
No. 4. The quality of workmanship has not been gasdhown in the photo. Apart
from non-functioning plumbing works and inadequatectric socket points in the
house, it could be concluded that the interiorshef Ubungo NHC flats were being

kept in good condition concomitant with the orididasign.

Plate No. 4 : WC fitted by Tenant at Ubungo Block H2007 Photo) -

External Works

Generally the lease agreements between the NHO emahts stipulate the landlord’s
obligation to keep the exterior of the Units in docondition. This relates to the
external facade of the main elements, the surrowmdish will include drainage

works, landscape and maintenance of common ardatheANHC, we found at the
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beginning of the research in 2005 stained facadkempt ground works with litters
and broken drainage works. In subsequent visithdosite during 2006-07, the NHC
had repainted the Blocks and cleared most of thateraance backlogs especially in
those units where tenants were up with their reryinents. Plates 5 and 6 show the
situation as found in 2005 while Plate 7 as it wa®007.
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Plates No. 5 and 6: NHC Flats Exterior at Ubungo ir2005

Ubungo High Rise Block of Flats seen in 2005, stalybungo Tenants more affluent with car ownership
to the right elevation are illegal constructiongyme ratio of 1:4, and TV masks; observe plastic paits f
of the tenants but tolerated by the rest as theyige fetching water.

grocery needs of the residents.

Plates 7: Repainted Ubungo Flats 2007
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6.4.2 Keko NHC Case Study

6.4.2.1 Site Location
Keko NHC estate is one of the two housing estatesed by NHC in Temeke
District. The second is Tandika Flats which is abtkun from Keko comprising of 20
Blocks of Flats each with 20 dwelling units. ThekkkeNHC estate is found along
Chang’'ombe Road about 3km from the City Centre ipradominant informal
settlement that stretches from the shoreline optiré of Dar es Salaam through Keko
Toroli, Mwanga and Magurumbasi A. The NHC Flats ar¢he extreme end of Keko,
close to a University College of Education andNaional Stadium. Keko as housing
area comprises of a varied type of housing, mdsilit of cheap and locally available

materials by low income people. Figure 9 showsldkation of the Keko NHC Study
area.

Figure No. 9: NHC Keko Housing Estate Layout Plan
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6.4.2.2 Description of Keko Dwelling Units

Keko NHC housing estates comprise of two lots ohdla Lot one is a

commercial/residential property registered as FANis.23-23/9 that has 21 units and

Plot No. 64/2 with 22 units that is found on thbestside of Chang’ombe Road. The

study area relates to the bottom right hand sidégire 9 in red. This comprises of a

total of 465 apartments arranged as follows:

1. 4- ‘low-cost’ Blocks: 3 of these blocks have 47 tlilag units each while the™
Block provides for 16 units

2. 10-‘old blocks of flats’ which provides for a totaf 180 units. These are coded I-
X. 3 Blocks (i.e Blocks VI, VII and VIII are leaseals blocks to the Tanzania
Peoples Defence Force (the army)

3. 8- Blocks of Flats coded A- H: NHC has sold fout ofithese, 3 to the Central
Government and one to the DUCE. Each of these blgckvides for 16 units.
These blocks are considered ‘medium-cost’ unitscivideally are more spacious

and expensive than the other two sets.

Unlike the Ubungo NHC, Keko flats are consideredl@as-income housing’ by the
NHC. The accommodation provided is generally a phone bedroom units sharing a
toilet and a kitchen. Even what is considered asdionmm-cost housing’ which is
available in the 8 Blocks referred above is infetmthose at Ubungo NHC in terms

of room sizes.

The design is H-Type with units facing each otHeng@ an open-to-sky corridor with
centrally placed staircases. Balconies are providdbe front of the units. The layout
of the blocks is very generous on the site leaVamge space which is currently put

under spinach gardening.
6.4.2.3 Keko NHC Tenants Profile

A total of 84 tenants were interviewed out of tl&& 4hat live on the estate. Out of the
interviewed tenants 29 were not married and weag sty the housing with another 44
individuals who were either, old parents, relatiegsmaids. The average household
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size in this group was 2.5. The married tenanteVeérand were accommodating 140
other individuals in total which put the averagespas per unit/flat at 3.6. Table 14
makes distinction of the education and age of émants. It is seen majority of the
tenants (70) interviewed had primary school edocatind only 2 had actually had

college-level education.

The maximum number of persons sharing a flat waéi@h when consider findings
in the adjacent informal areas is not alarming. Example Sheuya (2007) found
household sizes in Keko Informal areas of Mwangaged from 1-15 persons.

Rental charges for Keko Flats were slightly lesstthose charged at Ubungo but by a
margin of Tshs 500/= only. The current rentals Zdoedroom flats (in the 8 Blocks
category is Tshs 55,000 per month up from Tshs086i® July 2009 and from 17,200
in 2005).

Income levels varied between Tshs 65,000 per mmnifshs 250,000/=. Most of the
respondents were self-employed. The longest stagingnt had stayed on the estate
for 25 years which might mean none of the tenankse&o were the first tenants when

the estate was put to use in early 1970s.

Table 14: Keko NHC Tenant Profiles

Category | Education | No of Tenants (Age| No of Sharers per| Tenancy
(Marital Level Groups) Tenant in each| Duration(Average
Status) Age Group years)
20-40 41 and| 20-40 41 and| 20-40 41 and
above above above
Single Primary 10 14 8 25 6 14
Secondary | 2 3 4 7 4.2 15
Tertiary 0 0 0 0 0 0
Married Primary 10 36 34 90 8 21
Secondary | 3 4 2 9 6 16
Tertiary 1 1 2 3 5 22
Total 26 58 50 134

Source: Own Compilation from Field Surveys, AugeB07
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6.4.2.4 Observable Dwelling Condition

The survey excluded dwelling units occupied byAnmy (Blocks VI, VII & VIII) as
these were subjected to a different managementrszHha the rest of housing estate,
what was observed can be discussed under thretgials; the interior, exterior and

surrounding environment.

Interior of the Dwelling units at Keko

The biggest problem with the space layout was tlmaber of rooms provided for
household. Even amongst the unmarried tenantsast @ammon to find the tenant
sharing the unit with other individuals. As a résuh Blocks A-D (the ‘low-cost’
flats), balconies and living rooms had been adapidoedrooms. Kitchen places are
also very small (approximately 2m?) and are haudlgd for cooking purposes. Instead

corridors are used for cooking.

Unlike the Ubungo case, tenants in Keko did notrsée own as many assets and
therefore the rooms appeared to be relatively talgeabsence of built-in wardrobes,
curtain rails and worktops, most tenants had bowegpboards and placed them in

their rooms.

The interior decoration of most of the rooms wad partly due to lack of repainting,
but there also due to stains from use of chardoaks inside the house. Petted floor
was common in most of the rooms which was a restildisintegration of the

unprotected sand cement screed on floors.

A number of door locks were missing and when tenasked about whether they
were not concerned about their security, the ussgonse was that there was nothing
of interest for an intruder in the house. Glaswiewlades on windows had all been
removed in all blocks A-D and very few blades cobfd seen in some of the other

blocks.
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Exterior

The exterior of the Blocks of Flats at Keko was lpagtained when first visited in
2005. In 2007 the NHC had repainted the blocks mixttee three blocks occupied by
the army as seen in Plates 8 below. Water suppllyerarea has not been reliable; at
least 8 tenants had installed their own boostergaufsee Plate 8 No.3).

Environmental Consideration

The housing area is not fenced and there are nacydar footpaths. Some of the
tenants have used the open space around theirngoasea into spinach cultivation
whose harvest they sell to their colleagues. A remds retail shops (kiosks) were

also observed selling groceries and fruits.

Some tenants in trying to solve the water shortpggblem in the area jointly
deliberated and erected a pit-latrine block witthe compound which the landlord

organisation consider illegal (see Plate 8 No.2).

Plate 8- Keko Blocks of Flats in 2007

1. Recently exterior repainted Keko Flats 2 Group of Apartment Blocks with Tenants’

illegal Pit-latrine Block in forecourt
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3 Individual water pumps to boost supplies t4. Home Gardens for vegetables and Tenants
upper floors. Note the paint peel offs and illegal huts for storage purposes
obstructed toilet windows to the ground

level unit
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Main findings on housing condition and occupiex perception

In the course of this study, a total of 179 intews were carried out with households
in Dar es Salaam at two case study areas of UbangoNHC during 2006-07. In
addition to these, 45 households renting in theapei sector within the background of
Ubungo NHC were interviewed during 2006. The impi@ss gathered from the
interviews were discussed with NHC Senior Staff @hdse of the Directorate of

Housing at the Ministry of Lands, Housing and Hungattlement Development.

In this part we report on the interviews with teednt respondents under generally

construed questions.

6.5.1 Time spentin the present accommodation:

In the interviews, it was considered opportune itwl fout how long each of the
interviewees had stayed on NHC flats and therdferable to evaluate tenant mobility
at NHC. Out of the 95 interviewed at Ubungo, 34 ktaled on the property for a
period ranging from 10- 31 years, or 68 had stdgedanore than 5 years at the NHC
Ubungo (Table 15). The average mean was 15 yeduite the corresponding mean
for the Keko NHC was 9 years. Most of those who ktyed on the property for
more than 10 years tended to be married couplestl@mdarger the size of the
households the more likely was the households we Iséayed for a longer period of
time. Those who had stayed for a shorter periodgpab 3 years confirmed that this
was their first time to have secured letting in plblic housing units and that they do
not intend to move out in the foreseeable futureb®d as to why they did not wish to
consider moving out, it was mentioned that rentinghe private sector was too

expensive and insecure both in terms of the leaddram burglar attacks.

Table 15: Tenant Immobility at NHC Housing Estates

Residence Time (Years) NHC Estate Private
Ubungo Keko Ubungo NHC Area

Lessthan 5 27 28 27

Above 25 years 68 56 18

Total 95 84 45

Source: Own Construction from field surveys 2007
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The responses differed considerably from the sasnpieked within the vicinity of

Ubungo NHC where a total of 45 tenants in privateiding were asked the same
guestions. Less than 60% had lived in these priedtie@gs for the last 5 years and the
remaining for longer periods ranging from 6-11 ge&ome of the tenants had left the
private lettings on account of getting a betteroammodation elsewhere while some

maintained that their neighbours had had to leaoalbse of problems with landlord.

Pre-NHC Accommodation:

In response to whether the NHC was the first tyjpgcoommodation the interviewees
had access when coming to urban life, a large ptigmoof 45% of the sample

affirmed to the positive. These coincided with #adisat had lived in the housing for
longer periods and apparently they were governreemtioyees in various disciplines.
These were allocated housing units in the publitoseas part of the agreement with

their employers.

In Keko, members of the military forces occupy 8dis of Flats. In the case of the
military staff, this was their first time urban acoemodation. As we will shortly see,
there is a correlation between the maintenanceitondf units occupied by first

time renters and those who had moved from elsewhere

Reasons for taking up accommodation in the Blic Rental Housing

Questions on the reasons for seeking accommodatitme public rental sector was
embarrassing in the first instance to the intereilews the interviewers remarked
where else could they go for renting. It howevewnked the reasons that led the
tenants to prefer public rental housing to priviadeising were several, some of them
strongly arguing for security and safety reasondenih took further probing for the
respondents to agree that public rental housing chaap in terms of rents. About
85% of the respondents believed it was safe toitiveublic rental housing as it was
unlikely to be burgled in. This was despite the @aiumber of incidents of mugging
had actually happened within the housing estatég. fEspondents contended that
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mugging was common in all areas, but night burgtadan pose serious danger. This
response however could not be collaborated fromrvigws in the environs of the
Ubungo NHC. High levels of crimes such as houselbie in cities like Dar es
Salaam are confined in the rich suburbs where gaietpounds are usual.

9 respondents had moved to the area for reasomgetihg married while 2 had

actually moved due to employment transfers.

Size of the household

The average household size of the respondents wesaa of 4, while the range was
1-9, with the older respondents likely to havevaisé as many more dependants than
the young tenants. In terms of single parents’ Bbakls, out of the 95 interviewed at
Ubungo, only 4 turned out to be single-parent/festedaded households. In the case
of Keko NHC a much bigger proportion was found & dingle-parents households

(12 out of 84 interviews) and single unmarried passwere 17.

Recent studies in the Keko area by Sheuya (20a¥jdumd household sizes of up to
15 persons, while Sluiza (2001) had difficulty mfding out the household size but

established the average occupancy rate of a hoasd /5.

Views on adequacy of the present accommodatio

When asked whether the units they were occupyinge veelequate, 61% of the
respondents were unequivocal that theirs were towmlls The corresponding
proportion in the private sector at Ubungo was dgdyo which however must be
treated with caution, as private lettings actuallg on basis of a room and not entire
units and thus not really comparable. When the tipresvas re-phrased to find out
whether they needed to seek a larger property, 48% indicated the need for a
larger house but within the NHC. A respondent whaswiving alone, awaiting his
family to join him from upcountry locations wonddraow he would be able to re-
arrange the unit to be able to cater for his erfiéinaily needs.
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Young mothers complained of lack of safe place tlogir children plays. They
considered the covered corridor as ideal placetiddren plays but most of the space
had been turned into cooking places with charctmales and cooking utensils placed

over the entire corridor.

Tenants Satisfaction of House Forms and Deaig

Tenants’ views were sought on their feelings alibat house form that gave them
shelter. Interesting only 36 tenants out of their8drviewed at Keko thought their
housing was small and only 28 were not happy withrboom sizes as summed up in
Table No.16. In terms of space layout vis-a-visnlivand bedrooms, privacy and
conveniences, Keko tenants were much more pleagkdawnajority of 52 indicating
between high, very high and extremely highly setsfThe corresponding figures for
Ubungo were 34 out of 95.

It was also thought there could be some similaritieetween the present
accommodation and the ones that tenants livedfordaeWhen asked to compare the
house characters, majority in both case studiesresgpd that the present
accommodation was not as satisfying as the oneédrag moved out before. In six
cases, the tenants had moved from upcountry statidrere they were occupying

employer’s housing of a higher grade.

Similar dissatisfaction was expressed with respeetvailability of gardens and well

kept grounds.

Table 16: House Forms and Design Factors satisfyirtgnants at Keko

Factor Very Low High Very Extremely | Total
Low High High
House Size 20(23,3) 16(19,0 24(28,6) 12(14,3) 143 84(100%)

Room Sizes 20(23,3) 8(9,5) 28(33,3) 12(14,8) 1619, | 84(100%)
Room Layout 12(14,3) 16(19,0 24(28,6) 16(19,0) 1940) 84(100%)

House 36(42,9)| 20(23,3)| 20(23,3)] 4(4,8) 4(4,8) 84(100%
Character

Plot Size 16(19,0) 20(23,3) 36(42,9 4(4,8) 8(9,5) | 84(100%)
Gardens 36(42,9) 16(19,0 24(28,6) O 8(9,5) 84(100%

Source: Own Construction from Field Surveys, 2007
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Problems relating to Buildings Services

Water services had been observed to be seriouseprsldor the Keko NHC and that
individuals had taken it to themselves to instaditev pumps and storage tanks to
supplement supplies. At Ubungo, the residents didseem to be bothered with water
shortage problems as the Keko residents. The veatiorities were rationing out
supplies from mains water lines. The residents prayided enough containers for
storage of water while waiting for the next rourfdunning water. But also because
of higher affluence, Ubungo tenants were seeingifeg water in pails by own car,
which was not the case with the Keko Flats. Theewptoblem has in turn made it
difficult to rely on flushing toilets and in one stances, Keko residents have
constructed a dry pitlatrine within the compoundgasd of the solution of the problem
(see Plate 8 No.2).

Complaints on erratic electricity supplies are hesvegenuine but not peculiar to
NHC as the Tanzania Power Utility company has Baeed with serious problems of
management and resources, effectively curtailisg ald capacity to service the

industry.

Garbage collection is a serious problem that tlsedemts blamed on the landlord,
NHC, although it is the duty of the Municipal coilado collect the garbage. Storm
water drains at Ubungo have caused havocs during saason, and when probed the
Ubungo Respondents referred to the problems ofmsteater drainage and their past

efforts to participate in de-blocking the drainsLBo8.

Problems relating to Grounds Cleaning Service

Both Ubungo and Keko Housing Estates are unfenoetpounds and with minimal
landscaping works. There is evidence that the Ubufsgfate enjoyed at its early life
paved networks of access roads and footpaths. K&ko was not provided with these
like many other NHC Housing estates that were dageel by the NHC without
external financial assistances. Due to lack of findd access routes within the
compound, there has developed a zigzagging footpetthiork and overgrown bushes
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around the estate. Women residents have takeninactpfarming in the open areas
that has tended to make the compound look atteaciivhen asked whether they
should not organize themselves and ensure propemnels for storm water drains and
flower lawns, the respondents felt that the NHCdeeketo first carry out some basic

landscaping works before the residents could besth® do the maintenance.

2 respondents were strongly opposed to the idéasking residents the upkeep of the
compounds arguing that NHC like any other landloisi®obliged to provide this
service. It was pointed out that NHC in Keko hadeiad fenced off one Apartment
Block that is fully rented out to Chinese Expertxantly in Tanzania in the
construction of National Stadium within the Kekear The residents lamented that
the NHC was discriminating the Keko residents am Itlasis of rents that they were

charging.

NHC reaction towards maintenance of common grownass to the effect that they
had issued instructions several years back thab# upon the responsibility of the
tenants to take care of their common areas. Acagrdo interviews with NHC
Management, if the NHC was to be responsible thevilli have to make a separate
charge for services against the tenants as is comwithh other landlords. But the
respondent cautioned that

“...experience had shown that when NHC introduces a cleavge or review rent,
tenants usually do not comply and would rather dipensive court cases against us

than pay the little charges that we give to theifftNHC interviews, March 2007)

NHC Communication with tenants

The level of communication between landlord andcates in the case study areas is
remote as alleged by tenants. During the whole0662the tenants could not recall a
moment in which they had as individuals or as augroommunication on general

matters of the estate from the landlords. The NHK@ ot served any notices for any
of the issues that could be of interest to thertenaor had there been a visit to the

estates on any matter that would have requiredetients to give opinions. Similarly
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none of the tenants had visited the offices othan tfor the purpose of paying rent.

NHC however has a resident office located a fewesdtom the Ubungo NHC flats.

However, with the launching of the Five Year CogierPlan by the NHC, inspection
teams and house rent collectors have carried a euaoflvisit to each of the housing
estates not only in the case study areas but metlen When re-visited the tenants

expressed hope that the NHC sustain those efforts.

6.5.10 Repair and Maintenance of the NHC Units

It was interesting to find out the way the respansgefrom the case study areas
understood what maintenance was all about. 21 nelgmds thought it was to do with
carrying out repairs after a particular facility dhdoroken down, while a small
proportion of 12 explained it in terms of repaigtirand filling cracks again
emphasizing the repair function, 3 said it wasdonith replacing worn out items and
only 1 said it had to do with cleaning and repaarkg, the majority did not know or

chose not to attempt to define what it meant.

We also asked questions that aimed at whetherefidemts were doing any repairs
and maintenance for the units that they were odagpwynd whether they were aware
that they were obliged under the lease agreemesarty out such repairs. 65% of the
interviews conceded that the lease agreementsadidave a clause that required them
to do maintenance and repairs. They could recallelrer a general requirement that
at the end of their lease an inspector from NHC Idiousit the house and if

unsatisfied about the condition of the house, hddcoequire the incumbent tenant to
do good the repairs that he will have caused orptbperty. When probed further on
access to their lease agreement, only 2 respondeunkds positively confirm that they

had looked at the lease agreement in recent pdskraaw where the copies were in

their houses.

The type of repairs that tenants were doing witlsmatking NHC assistance related to
doors and windows, in many cases easing out a jahduer, replacing a lock and
mosquito gauze. They were doing these becauseatigened that if they asked NHC
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for repairs it would take too long to have it dor@ther repairs were related to
electrical problems, roof leakage, floor resurfgciand interior painting of their
lettings. None of the tenants was prepared to deriex painting of his units arguing
that would be against the NHC policy which whenrgeefurther the tenants did not

seem to know its whereabouts.

When asked whether they ever sought reimbursenwntepairs work that they
carried out, 5 respondents wondered whether itpeasible to make such a demand,
while the majority expressed reluctance to demddm the discussion it was
apparent that the tenants were aware of the lots that they were paying and were
uncomfortable to demand more services from the NHt@. tenants confirmed that the
maximum rent they were paying monthly was Tshs8@@,in 2006. The rents have
since then been reviewed to Tsh 35,000 per month.

At the beginning the tenant respondents refuteidnslahat NHC was not carrying out
maintenance at all on the units. After an exchavfgacts with the interviewers they
expressed satisfaction on the works done, citinghping works, replacement of door

locks and recent repainting of apartment block&&ir neighborhood.

6.5.11 Tenants’ satisfaction about their housing tiation

Respondents were given the opportunity of exprgsieir areas of dissatisfaction
about their housing. The general housing condiissessment was bad as claimed by
40% of the 179 respondents. In terms of particataas of complaints 52% expressed
dissatisfaction with plumbing and sanitation, 208odmor and window fittings, 10%
on common areas, 10% on constrained size and pgout, and 1% on security
against burglars, 7% were neutral (Table No.17)leTdlockage was considered
major problem for those who complained about plurgbPoor ventilation and dusty
environment were expressed by those who complaateait filth in the common
areas. In one particular case a resident complahedbedroom with a tiny window.
When examined, this was indeed a bedroom that bad barved out of the balcony
by an ex-tenant, which the current tenant thought v bedroom as originally
designed.
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Table 17 NHC Housing Condition Satisfaction level§% of respondents)

S/No Item Good Bad
1 General Housing Condition 60 40
2 Plumbing and Sanitation 48 52
3 Door and Window Fittings 80 20
4 Cleanliness of Common areas 90 10
5 House Size 90 10
6 Design Layout 90 10

7 Security against burglars 99 1
Source: Own Construction from Field Surveys 2007

6.5.12 Comparing tenant satisfaction of their housig areas in the case studies

The two case studies differ in terms of economitiasion of the tenants and
opportunities in the housing areas. 10 questiolas #med at measuring tenants’
satisfaction of their housing areas were put toréspondents on a five-scalar rule.
The results of the responses are summed up in NabIB. Generally, the perspective
of the tenants in both case studies of their hguaieas is similar. Ubungo tenants
expressed more satisfaction about security in treias than the Keko tenants. This is
however interesting as we observed during the feglddition survey, some Keko
tenants did not bother to keep their door locksi st

Table 18: Comparison of Tenants satisfaction levelst Ubungo and Keko( in %)

S/No ltem Ubungo Keko
Good Bad Good Bad
1 Access to shops and markets 83,2 16,8 71,4 28
2 Access to public transport 83,2 16,8 81,0 19,C
3 Close to Familiar place whe[e&9,5 70,5 30,0 70,0
lived before
4 Access to people known before 43,2 56,8 28,1 71,
5 Similar to place lived before 12,6 87,4 10,0 90,0
6 Similar to original housing area’4l,1 58,9 23,8 76,2
environment
7 Quietness 50,5 49,5 75,0 25,0
8 Security 81,1 18,9 81,0 19,0
9 Safety 74,7 25,3 57,1 42,9
10 Cleanliness of the Estate 42,1 57,9 55,0 45,

Source: Own Construction
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6.5.13 Tenants suggestions on their dwellings units

Given the expressed high dissatisfaction level& wie housing they were living in,

respondents were probed as to what they wishel It to do with the housing. This

guestion was posed in two different occasions ¢ostime tenants. In 2007, the NHC

had already undertaken major repairs on its stodRdr es Salaam and in 2008; the

Unit Titles Act had been passed by the Parliaménfamzania which most people

translated as enabling NHC tenants to purchaseléténgs.

Responses in 2007 were more emphatic demanding MHfIfil its contractual

obligation as landlord. Tenants wanted NHC to imprats housing management

services in particular:

1)

2)

3)

4)

Renovation of the dwelling units: About 40% of teasterviewed hold the view

that the housing situation could improve if the memof bedrooms was much
higher than the present, and therefore suggest¢ar megpairs to the blocks and
enlargement of sleeping rooms.

NHC should take full charge of ground works maiatere by contracting out
cleaning. This view was shared amongst lady resgpaisdwho further observed
that there were women groups within the housingtesvho could be considered
for ground maintenance. 25% addressed the issuaissing landscaping works
suggesting that the number of sub-standard kiokks$ is found within the

compound was contributing to low value of their siog and should be removed
and replaced with quality ones built by the NHChe leased to the current
operators of the business units. They suggesteathipig of hedges and flowers
and for the future construction of a fencing wall.

Ensuring regular supply of water; a small minoriy 3% of the respondents
considered water shortage as the major cause daitenaince problems at the
estate. Their suggestion was for the NHC to wortkhwhe Water Authority in Dar

es Salaam to solve the problem. When asked aboutesof funding for such a
venture, the respondents suggested tenants coalskied to contribute.

Improving sanitation and plumbing works: 30% bedidsanitation facilities and

drain pipes should be overhauled and replaced et ones;
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5) Replacement of floor finishes and fixing of til@swashroom and kitchen to make
it easy to clean and maintain (20% of the respotsjien

6) Redevelopment was suggested to the respondentsnibut?2 lady respondents
thought that could be a solution, otherwise thoubktr chances of staying over
the estate after redevelopment would be very stichtherefore chose not to agree

on this.

During 2009, after the enactment of the Unit Tithet No. 16 of 2008 and Mortgage
Financing Act No. 17 of 2008, the response to #raesquestion was quite different.
Tenants were worried about possibility of beingeaibl buy their dwellings rather than
the quality of housing services they would be gettiThey wanted assurance that they
would be given the right to buy in the first instas. They did not agree to suggestion
that the NHC carries out repair on their dwellimgssibly because this could form
ground for reserve price of the units being higierthe suggestion that NHC was not
considering selling the units but renovate them ahdrge higher, an old tenant
lamented, “.this will be my last days at Ubungo where | havedi all my life, they
will sell these to the rich and ask us out...”(Ng#& Teonist, June 2009 )

Conclusions from the Case Study

The general structural condition of the NHC Apanmtitiglocks is good and sound. The
lack of repair and maintenance manifests itsethenbadly stained decorative films on
the exterior of the apartments and non-working fung and sanitation facilities.
Some exogenous factors have contributed to the leamig against NHC, these
include the general problem of water shortage amdtie electricity supplies in
Tanzania. The maintenance condition of the intesfathe apartment appears to have
been negatively influenced by inadequate size efuhits. Balconies and corridors
have been adapted to sleeping and cooking fasilgieatly denying the units the
desired living space.

In the next chapter we analyse the information wesd collected from the study areas
for purpose of constructing a model of understagthiousing maintenance in the
context of the case studies and fate of public ingus Tanzania.
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Chapter Seven: Analysis and Discussions

7.1

7.2

Introduction

In this chapter the main findings of the study mresented in three sections. The first
section analyses the NHC as a Public Housing Catjoor trying to account for what

was observed in the research process and what rhigNe happened. Tenants’
perspectives of public housing are discussed insdw®nd section while the general

findings are in the last section.

Three interdependent themes emerged from the eralpstudies. The first theme was
housing programs and policy. These were matters dh@a decided upon by the
Ministry of Lands, Housing and Human Settlement &epment and to a smaller
extent by the National Housing Corporation. Theagehimportant bearing on the
housing market as observed by Malpezzi (2002);iamérticular on housing decay as
they influence the overall housing market and imtipalar the demand for new

construction, rehabilitation, repairs as well as gleneral supply.

Responsibility to the existing housing stock was #econd theme. The National
Housing Corporation (NHC) position in the housingrket has been a subject of
debate over the years and more so during the lagkais with the government
redefining the NHC mandate to commercial real estdevelopment. Finally,

occupiers’ role in housing service consumptioneigrsas an important element in the

management of NHC Housing Stock.

NHC Company Perspectives

The National Housing Corporation as an enterprisefaced with a number of
challenges mostly external to its own organisatidrese challenges are in the form of
new legislation, policy changes and expectationssitting tenants and, public
pronouncement by Government leaders on the roleresubnsibility of government
in housing provision and management. It is intenohethis section to demonstrate
how the NHC is poised towards meeting these chgdlerby first understanding the
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exogenous factors that are shaping the new NHC,theWHC itself strives to review
its development and survival strategies and finhbyv it is performing as a public
housing landlord in the first instance and howares with other landlords in housing
sector within Tanzania. This kind of analysis hagrbreferred to as the Structure-
Conduct- Performance (SCP) paradigm in economiorib® Using the theoretical
framework of the SCP as expounded by Lennartz(20@9), we explain the Tanzania
housing market structure as the defining momentmwhat NHC can do and how it
continues to perform or wither. We discuss thespaicts under 3 major influencing
factors to the NHC. These are External Influen®dC Strategic Plans and NHC

Performance Measurement.

7.2.1 External Influences

The NHC is expected by the Government to engagedas production of housing
units both for the sale and rental market. In teigard, it has to raise funds from its
own internal sources mainly through improved remallection, rent reviews and
revenue from construction contracts. There are ipitises of credit finance from
financial institutions with guarantees from the hewiormed Tanzania Mortgage
Finance Company. In the interviews, NHC was alspelful that international funding
organisations such as Shelter Afrifuenill, if approached, provide the needed
funding. NHC can also raise money by disposing sofmis non-performing assets
that is currently worth at least Tshs 328 billid#SG 320m). The NHC does not see
itself as constrained by funding. The greatestlehgés that face the NHC as a result
of change in government policy relate to new invesit areas, management of
existing stock and Housing assistance programs.

5 Shelter Afrique is Housing Finance Organization ediby Africa Union Members. Shelter Afrique provdde
direct loans to developers for financing new hogsistates, infrastructure provision through site services
schemes, neighbourhood and housing improvemertiise dfuildings, rental housing, shopping centretels
and tourism projects
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7.2.1.1 New Investments

The government expects NHC to invest in severasakgithin the country. At the
strategic level, NHC may do so to increase housitogk and even diversify the
property types by introducing other new productshsas condominium, recreational

land development, parking lots etc.

But NHC sees more opportunities in investing inserg estates through infilling
where the available amount of land permits, or ugto vertical extension of the
structures, or introducing new property categoesording to senior officials of the
NHC, the main task ahead of the NHC is to implenbatFive-Year Corporate Plan
which targets investments in 1,000 units within fingt year of the 5-Year Corporate
Plan 2010/11-2014/15 and a total of between 128300 15,000 by end of the
program. If this is implemented then NHC will hawere than duplicated what it had

put on the market over its 45 years of existendhiwb years.

The general requirement that NHC evolves itseféooming a ‘Master of Real Estate
Developer’ in the context of the present Tanzanistrhowever be taken with caution.
Without a target sub-market such as low-income imgusNHC will be exposing itself

to competition with the other actors in the markBhese actors that include the
Pension Funds and Private Developers have demtatstnggh ability of undertaking

real estate development in major cities. They, h@anedo not have the same
advantage as the NHC in terms of owning developnte@md in central business
districts of the towns. They have already acquleed outside the cities in what are
gradually becoming popular residential areas thatadtracting wealthy tenants and
homeowners. NHC housing programs in the centrasarehile they will add to the

national housing stock is unlikely to influence thece and rental values of the

housing that is being provided by its rivals in gudburbs of the cities.

On the other hand, the suburb development in diki#yDar es Salaam is more likely

to influence the price the NHC will ask for its grams. The main reason for this is
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not limited to location but the variety of desigmped® that is more likely with these
new developments outside the central areas, andttier government policy of
setting up satellite cities around major citieselibar es Salaam. It is therefore
pertinent to find out whether NHC in its presentupewill be able to influence the
housing market structure to its own advantagesrbitl to comply with government

policy directives on its future role.

By requiring NHC to continue investing around tleictry, NHC is being committed
to spreading its resources thinner than when itdeading mainly with rental housing.
The question is therefore whether it is still eqoieal for the NHC to continue
operating from Dar es Salaam and investing inegjilans of the country. Is there no
possibility of delegating these housing investmetds semi-autonomous public
corporations or even subsidiaries of the NHC itgdiib will be strategically better
located to take decisions on housing investmentstheir areas? Unlike its
counterparts, the Pension Funds and private RealeH3evelopers, NHC cannot limit
its investment in cities with effective demand floe type of investments that the NHC
envisages. It is unlikely that even in the pressrmumstances where the Government
has clearly spelt out the NHC mission, that NHCO wdve such powers of deciding

where to build and where not.

7.2.1.2 Existing Stock:

The Government has persistently required NHC tosiclem selling off its existing
units, but only those that are non-performing. Adeny to the NHC, the non-
performing assets are sitting on prime land andrdaizable sale prices may not
reflect the potential value of land as these assetg have to be sold to the sitting
tenants. The challenge posed to NHC is what to ido tiis type of stock. Should it
be converted into new different uses assuming jmanoconsent will be forthcoming
or be redeveloped, or substantially renovated st their rents can be adjusted

accordingly?

44 There are already a number of housing schemesiire®Salaam. The Bahari Beach Township Development
provides for 5 different types of design within tetegories of villas and town-houses and theseréred
differently (www.ipiltd.com/bahai
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From June 2005, the NHC and any other landlordeaimzania are no longer legally
restricted on the amount of rent they can chargéhfr properties. The rental charges
are supposed to be determined by the market fafcgemand and supply. This setup
however does not guarantee the NHC the advantagmlifing market rent levels for
its units. In the past, NHC tenants have succdgshlibcked NHC from regaining
possession even in cases where the tenants hewl iialient payment arrears. The fact
that NHC is a public corporation has created anaefirelationship with the tenants,
who consider themselves as the ‘deserving citizetide some of them with political
powers have used these to delay and frustratetefigr NHC to take over the units.
The NHC Five- Year Corporate Plan that we refeteedh Chapter 6 addresses some
of these problems, and more important, committedMRC to carry out substantial
renovations on its stock. The extent to which th#\has been able to carry out these
renovation has depended on the rental value ofdhgective units. Generally NHC
from 2005 has been setting aside 25% of the rdigated towards maintenance. This
has enabled the NHC to carry out external facadec@ation and minor replacement
of plumbing appliances. The intriguing questiormisether the NHC will be able to
sustain the Plan and convince existing tenantaya@nt at market level.

The Government plan is for the NHC to focus morefensale market. This will mean
that NHC should dispose its dwelling units possitaysitting tenants at prices they
can afford, or in an arrangement where they canipasementally (hire-purchase

scheme). The NHC management is however of the thewit redevelops its housing
estate and then sell off the new units to tenamdstiae public at large. This option was
supported by the then Minister for Lands Hon. Magjuf 2007 who urged the NHC

to embark on high-rise towers of at least 10 s®iayts programs:

“...you must be considerate of the amount of landithatvailable and need to house
as many people as possible through high rise mgfsli..”(Ministerial Speech, 21st

September 2007}

*"Hon Magufuli MP, was officiating the handover aaany of two residential blocks built some 120km gwa
from Dar es Salaam, at Chalinze
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Tenants on NHC blocks, however, are opposed toptogram, understandably so
because through redevelopment, better and moderexpensive dwelling units will

be constructed which may attract other buyers agé#ne sitting tenants.

NHC portfolio is spread out rather thinly througholianzania, but with high
concentration in Dar es Salaam as pointed outeeaNiHC has since 1994 pursued a
decentralized management structure that focusekaalizing housing services at
branch levels. But NHC remains to be a highly cdizted institution in terms of
funding of housing management operations. Decistonsxecuting maintenance and
repair works have to be made by the Head Offideanes Salaam, most probably due
to meager financial resources. This is also trughef other housing management
functions like allocations which Branch Managemotigh a committee appointed at
county/regional level are supposed to handle. Tégional housing allocation
committee is usually made up of representatives figovernment with political
affiliations. As observed in the interviews, tenaatection is hardly exercised within
NHC, instead, the NHC receives recommended lisgamfernment employees that

need to be housed.

7.2.1.3 Housing Assistance Programs

Through the Ministries of Lands Housing and UrbavE&opment, and Infrastructure
and Works, the Government has two major housingraras that will have influence
on what NHC plans and implements. These are thesiHQuAssistance Program
through a housing loan revolving fund and House dftoction by the Tanzania

Building Agency.

In assisting public servants especially those waykin the central government to
access housing, the government revived a housiaig scheme at the Ministry of
Lands in 2005. The scheme enables public servartisrtow and develop their own
housing at their location of choice. In effect, fr@gram reduces the market size of
tenants and unit buyers for the NHC. In a countith\an average per capita income
of about $250, it is the salaried public servantovare more able to afford house

prices in the market. Given their high propensiyhbme ownership and towards
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detached housing units, it is very unlikely thagyttwill opt for housing units to be
developed by the NHC in high-rise apartment blocks.

The Tanzania Building Agency is being consideredake up the role of NHC in
direct provision of housing to public servants. Oviee last 10 years, TBA has
successfully added to the market over 1,000 unitsis may sound a pantry
performance but in the context of the economy afZBaia, it is a resounding story of
success. TBA'’s success record has attracted goeatrettention and as a result there
are plans to extend more subsidies to TBA so than improve its performance. The
challenge posed to NHC is that the TBA units arel dlierall house prices resulting
from the Housing Loan Revolving Fund would put gtes on housing market prices
and in the long run the prices of existing stocktumill fall. In other words, the
housing assistance program by the government astét to public servants and to

the TBA will have an influence on the demand on Nitising units.

It will appear from the interviews with the Minigtof Lands officials, that whereas
the NHC is to engage in this new role of ‘MasteaREstate Developers’, there are
plans to require local governments to set up hgusmmpanies that will be doing
housing construction for their areas. It is not gletar from the Government whether
these companies will be formed on a private-putdidnership basis or will be wholly
owned by the municipal governments. Whatever thse cthe market structure that
will result out of this strategy will have impligahs for a successful NHC as a real

estate developer.

We can sum up this section by arguing that chamgheusing program and policy by
the central government are likely to influence tloeising market structure. Where the
housing programs produce housing that is available relatively low cost, and
assuming equilibrium will have been reached, therwding result would be an
increase in housing consumption by tenants. Malpé2202) has demonstrated that
in such a happening, a household may be encoutagsgglit up thus forming more
households as they can afford another extra umitaanimmigration to cities where
such housing would be available could be accel@r&tew strong this effect will be is

however hard to know.
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7.2.2 NHC Strategic Plans

What the NHC is capable of doing largely dependsvbat happens outside the NHC
itself, what we referred to as the Market Structuneler Section 7.2 above. What is
more likely to happen with the NHC, despite thenmancements by the Government
Ministers on its future is that the NHC will haweihvest in almost all regional areas
of the country. This will be as a result of polti@spirations and lobbying. This will
be the greatest challenge that the new NHC wikt f&s a public housing landlord or
estate developer, the demand for its services aligely to be derived from the
consumers but more to the general society’s demamdnfluenced by the political
lobby. Secondly, what we observe from the earliscussion is that NHC is unlikely
to be subsided by the Government. Government sylisidousing is being directed
to the consumers but limited to public servantvégoment employees) and the TBA.
There is no provision in the current housing poldgbate to subsidize the non-
government employees in housing. The referencedaoial housing’ in the proposed
National Housing Policy is in relation to publicrgants and not the generally
construed low-income households or those physiaallynentally maimed. This has
two implications. The NHC will have to maximize itsirrent resources in realizing
more units and therefore maximize profits and sdlyorNHC will have to undertake
on a regular basis market survey to determineoitspetitiveness in the new evolving

housing market in Tanzania.

NHC Conduct Analysis

In trying to find out how NHC is behaving as a fiand will behave as a Master of
Real Estate Developer in Tanzania, and what woeldsperformance, a three-stage
analysis will be required. The first stage is tadfiout how NHC reacts to the market
structure, then what its internal policy is towariti® housing market and more
specifically here to its current housing stock ngemaent. Finally, to examine its

policy towards moves by rivalling firms and howill compete with the other
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housing firms in the market. This type of analysihat the SCH paradigm refers to

as ‘Conduct’.

1. Rival relationship:

From the interviews there was very little that cbdde inferred to as being
comparable to ‘rival relationship’ between what tHelIC was doing and other
actors in the market. Indeed, the NHC was categltinat it did not see the other
firms and in particular the Pension Funds and lgggeate estate developers,
which have of recent times invested heavily in hgisas, rivals. These were
being considered partners in development and inéi#¢@ has had a number of
successful stories in joint-venture schemes withmes@f these organisations in

redeveloping its commercial properties in the oitypar es Salaam.

2. NHC Internal Policy:

The NHC Five-Year Corporate Plan is the foundattone for NHC internal
policy that deals with the different investment idds in the market. In this plan,
the NHC outlines its investment objectives towandw investment, rehabilitation
both substantial and moderate, major repairs tstask and redevelopment plans.
The NHC has singled out its properties in the Edsthe Dar es Salaam city
central area, Upanga/llala for redevelopment. Ihithis part of the city where it
has a large number of housing types of diversegdesand ages. Most of these
properties were acquired under the Acquisition8woildings Act of 1971. Land
values in this part of the city have recorded argjrand steady increase over the
years and are currently averaging US$ 1,200 pearsgmetre which is quite a
large sum of money in the context of the natiorn®my. This is also the area
that has of recent times hosted a number of prinestbestate developers that have
erected housing estates of different magnitude sanels. The NHC prefers the
redevelopment option in this area in order to peathe high value of the land

through high rise developments. Conversely, progeerh this part of the City are

8 SCP stands for the Structure, Conduct and PerfzenAnalysis that we referred to at the beginnifitis

chapter.
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much smaller, mostly 4 apartments in a block. Taight zoning regulations that

apply in this area permit construction of high fidecks of up to 10 storeys high.

3. Dealing with existing High-Rise Blocks of Flats

The general plan for NHC is to dispose all higreridocks of flats mostly to
sitting tenants (NHC Interviews, 2009). The reasatganced to this view is that
the amount of investment in terms of rehabilitateord in re-modelling the units
that has been sunk to the current stock has nat dlele to attract higher market
rents. This has made it impossible to expect thaptanned payback period of 15
years would be realized. The NHC has already ahrroeit substantial
rehabilitation in the two case studies, and assaltrdas hiked the rent to Tshs
45,000 ($32) per month. Some of the Apartment aatkthe second case study
(Keko) had been sold but to Government Departm@hiblic University College).

4. Opportunities for Improvement

NHC has been encouraged by the passing of Act Naf 2005 that repealed the
Rent Restriction Act of 1984. The law as it is niswpro-landlord and provides the
needed incentives on investment in housing andamiqolar on fixing rents at
market level and how to deal with defaulting tesawithout going through the
tedious procedures of court action. As was obsemedhapter 6, the NHC has
been able to recover substantial rent arrears paigmact No. 11 of 2005 permits
landlords to evict a tenant who has fallen in r@amears for more than 30 days.
This was a big relief to the NHC which had fourseit bogged down with lengthy
litigation cases during which the tenant contestirggeviction would not normally
pay his contractual rent. In the implementatioringf new law, the NHC chose to
withdraw all pending cases and instead engagedéfeulting tenants through
mediation mechanism and agreed on a mode of repaymmethis way the NHC

has avoided unnecessary prolonged and expensgadibin cases.

In the light of the favourable condition for rentedusing created under Act No. 11
of 2005, NHC intends some of the units to be deydounder the Five-Year
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Corporate Plan for the rental market. NHC realibad its existing stock locations
provide it with an edge in the market and offelalletrade opportunities to its
tenants. Some of the tenants in the case studyg &@h erected small business
structures that they were using to trade in gresesind other merchandises such as

lubricating oil for vehicles.

5. Improved housing areas

The lack of purposely-designed shops and recredti@gcilities in NHC housing
area is vivid and occupiers had erected retailsuthat earned them revenue.
Increasingly, the NHC has accepted the need tapocate such facilities within
the housing area. Some suggestions by one of th@ NkY-serving architect, one
Arch Gogadi have been positively considered butyatdo be implemented. Arch
Gogadi suggested inclusion of ‘income generatingd laises’ in future NHC
Housing estate development programs. This measillrenable NHC to compete
on same level with private estate developers abagethe Pensions Funds whose
new estate are all self-supporting with recreafi@mal retails outlets in a closed

compound.

The NHC considers rental housing as an importanircgo of liquidity for its

operations. Up to 2007, rental incomes accounte®366 of the NHC total earnings.
The remaining was from other sources such as camayl services, sale of completed
units and from its construction contracts. It cdess retaining existing stock for rental
purposes while in line with government directivesvill be acquiring new areas for
developing housing estates for the sale market. NiH@s itself better placed now
than ever before to engage in the rental markeiniost because of the lifting of rent

control and eviction restrictions by Act No. 112§f05 as afore-discussed.

7.2.3 NHC Performance

The NHC performance in the housing market in urdwaas of Tanzania could be said
to have been significant on the basis of the faat NHC was about the only public
corporation that was not considered for privat@atiThe major criteria for privatising
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a public corporation as it happened in early 1988s on ‘non-performance’. NHC
has been hailed in the local press as one of tts pssforming firms in Tanzania. The
paradox however is that NHC housing estates haeelaen centres of attacks by the
media and tenants ostensibly because of lack ainrsepnd maintenance.

It is not intended in this section to carry out @tfwlio measurement of the NHC

housing stock. But generally, when comparing NHG@hwvather actors in the housing

market, it will be seen that NHC has played an irtgoud role that has had socially and
economically desired outcome, housing those thairdg to the government needed
to be housed. But it is arguable whether this \kasbiest that NHC could have done.
Could not NHC have constructed more housing umits lmouse more of the public

servants than it did? On another account, it islgigebatable whether access to NHC
units was equitable. From the interviews with NH@ii:h Managers, a systematic
allocation process was almost non-existent for nedst990s, largely because of the
infrequent tenants’ turnovers at NHC housing estatel very few additions that were

being made in the market, but also due to politit@rference.

Another important area to try analysing performaotéhe NHC in view of what has
happened outside it and its own internal plan icdasider how it fared with the
private rental market. This kind of analysis regsia lot more data on both sides
which was not done for this study. Generally howepeblic rental housing has the
disadvantage in that its main motivation is to juleva social service and its target is
the tenant who could be willing but not able to payis subsidized by the State. As it
happened in the case study, the State was viclricesponsible for rent payment of
its employees usually through salary reduction twethce remittance to NHC. But as
was demonstrated in the case study presentatton§tate was the largest rent paying
defaulter for the NHC.

On the other hand, the expected outcome from pubhtal housing is meeting the
housing need which is different from the privateta¢ housing, where quality service
and product are essential towards customers’ aatish. As a result, public housing
landlord organisation may not have the incentiesaintain quality other than the

minimum required under a given law. In Tanzaniavasdiscussed earlier, the only
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piece of legislation that requires a landlord tondaintenance is an old law of 1968,
the Redecoration Act which has hardly been impldetknin the context of the
changes being contemplated, some quasi-marketisiuaill prevail at the NHC and
possibility of shifting towards some market prifegpsuch as maintaining quality and

providing variety will likely be incorporated inemew housing to be provided.

NHC Tenants Perspectives on Housing Decay andavitenance

The NHC tenants are not a homogeneous group assdisa on Ubungo and Keko
tenants profile revealed. While educational backgt may not be the most
distinguishing feature, their marriage and employtstatus underlie their differing
opinions on the quality of housing services thaytheceive from NHC and how
satisfied they were about their dwelling units. @&tegorize their views on these two

subjects under 7 different viewpoints:

Landlord and Tenant Legal Frameworks

Up to 2005, tenants in Tanzania enjoyed compledteption against their landlords in
terms of rent that they could be charged, circuntgta that they could lose their lease
tenure and housing services that they were entifletiNo. 11 of 2005 did away with
most of this protection with the aim of encouragimgestments in the housing sector.

NHC tenants-respondents were aware of the newld¢igis and its impact on their
continued use and enjoyment of the NHC lettingsthia first phase of interviews
during 2006-07, they were worried about two magsues. NHC was at the time
carrying out an inventory of all its tenants in igeemises. This was as a result of
findings that some registered tenants had actleftiyand bequeathed their lettings to
their next of kin without seeking consent of the Glids landlord and in some cases
tenants had sold off their lease rights to othAsssummed up in Table Nqg.B the
registration process, 374 tenants were found te Hmeen illegal tenants in Dar es
Salaam alone (about 4% of the tenants). Secondirga number of tenants were in
rent arrears in almost all the rental units. Wita hew law, there was real threat that
the tenants could be evicted from the NHC lettinfse tenants perceived these
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measures as deliberate efforts by Government taigetf them, foremost because
most of them had already been retrenched from tleenployment with the
Government in the 1990s privatisation processewirTapinions about housing
management by the NHC were confrontational andtipalj suspecting that the

government was conspiring to evict them from thiengs.

However, in the interviews that were carried outiy 2009 after the enactment of
the Unit Titles Act of 2008, tenant perspectives! lthanged. Mo8t of those in
arrears had been able to pay and were looking foni@ be offered the right to
purchase their units. The NHC had already carried some external facade
redecoration and pulled down a number of poorlystoicted tenants’ kiosks within
the estate. The presence of NHC staff at the hguestate was now more regular and
tenants confirmed that they were receiving a bettevice and were being briefed on
the NHC plans. Some tenants were however not teaspd with the resumed regular
NHC Staff, as they doubted the sincerity of the NKdGspecting that the visits could
be establishing grounds for selling the units toeotpeople. NHC’s renewed efforts
through site visits were a result of its bid to noye on rent collection and enticing

tenants to abide with their lease covenants.

Tenant Views on NHC Lettings

Tenants’ respondents on NHC had low opinions ondbality of accommodation

provided by the NHC. Major areas of concern weke riimber of bedrooms in the
lettings and lack of amenities within the compowspecially children playgrounds
and shops. In both case studies, the units wdrerane bedroom with shared toilet or
two bedrooms. With a national average occupan&yat®.4 per room, the occupancy
rate at NHC which was at least 3 persons per roasiquite high. As found from the
study, a good number of the tenants had adaptembrbak to sleeping rooms and
corridor to cooking areas. While the small sizehef dwellings® inconvenienced the

tenants, there were other compensating qualitifseimccommodation.

9 Views of 12 tenants were sought on the subjeci8anfithem had actually been able to pay for theaas and
were expecting that they would be considered tothaly respective units, notwithstanding the féat some
rich businessmen could instead be offered to be\etttire blocks.

0 The one-bedroom flat measures 33.8m2 while thetiwedyooms 67.31m2.

228



Housing Decay and Maintenance- the Case of Pulilicsithg in Tanzania

Views on Security Matters

Tenants considered living on NHC as more securmsigaugging and robbery which

are increasingly cause of concern in the urbansamfaDar es Salaam. When

compared to similar housing estates developed &yther housing developers such
as the Pension Funds and Private sector, secumgsumes at NHC estates are
ostensibly missing. The compounds are not fenced tleere is free movement either
by car or foot around the blocks and entrance th ed the blocks is not secured,
while the individual unit main doors are solid tudoors that can be easily broken

into.

The security comfort that the NHC tenants alludestderived from the tenants as a
big group and their collective action to guard thedusing areas. Residents have
organised themselves and maintain night shift watchtheir estate which is much
simpler to organise within the NHC cluster of haugiean it would be in a housing
areas of detached housing forms. At Ubungo NHCartn owning vehicles had

engaged watchmen to look after the cars at night.

Loss of Social Values and Growing Egoism

There were also growing concerns on deterioratiboaoing attitudes towards one
another and loss of family values amongst the essgd In several instances, the
respondents would refer to their neighbours asopesrsvho did not care to exchange
greetings and attend social meetings. Even whean@ing for ‘night watch’ security

matters, some of the residents would not attendnibetings but would send in money

instead to pay for those who would be willing torgabut night patrols.

It was also discerned from the interviews that juedelinquency was becoming an
increasingly growing problem at the estates whias worrying the tenants. Noise
mainly from music equipment, shouting and insukshenge was becoming more of
the norm at the estates than was some years backhéface of these facts, it is
tempting to consider these as the usual urbanibfes.
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But when one examines the changes in communitgdivin the residential areas of
NHC, it is realized that inadequate internal spicefamily members where parents
and children could sit together and children be laedi towards certain society values
could be the reasons. Children after schools sgefa of their time outside their

homes meeting with friends and adults whose bebawnd attitudes to life may have
been lost. An old tenant staying on Block C, Kekonmed up his views in the

following words:

“...I cannot recall the last time | ever sat with myladten sharing a meal with them

over the last 5 years, our dining/living room i@ temall for the children, and when

their mother is preparing food, they have to gosalé and play, when food is ready it
takes a while to locate them and summon them nougi Even if they did, they have to
take their meals in the balcony and afterwards pisgar again to play...”(June, 2009)

Lack of defined playgrounds within the estate faildren is also another major

problem. As a result, children have to move outha housing areas for plays. At
Keko, there are a number of facilities owned by tmversity College of Education,

the National Military Service (Mgulani) and Chresti Missions in the area. Children
use these facilities when they are not in use ke ribspective users. In effect,
inadequate space and lack of outdoor facilities dbildren plays deny parents
opportunities to be with their children. But evdrparents desired to be with their
children particularly in their early lives to playywnds and sharing a meal, the
obtaining occupational situation may not allow tteshappen. Another resident at
Ubungo Block, Paulo Mkumbo had this to say:My wife is a nurse and works on
night shift as 1 do in my job as Watchman, we camlly afford the time to go out with

our three children to the playgrounds, even if tlvegre within the compound, my
elder son takes his siblings to school and it ikim that we have trusted the care of

our daughters...”

Tenants Choices and Transfers

It was also interesting to find out from tenantsettier they felt that they had the

opportunities of choosing the type of housing thegded within the NHC and opting
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out of the NHC. Respondents’ view on this subjeaswoverwhelmingly non-

affirmative. NHC tenants had no option of choodimng type of housing they required
nor could they afford to exit the NHC lettings. Téés a serious shortage of housing
units for lease in Tanzania and according to NH®@, NHC waiting list is always

above 50,000 and new allocations in a year ardyha@d. 25 respondents had lived in
private lettings before and in their recounts theyuld not want to go back to private
lettings. The reason advanced was that to do vettaimty of rental charges but also

uncertainty on relationship with landlord.

It would therefore appear from the tenants’ intews, that there is no possibility for
alternative housing within the NHC and in the préveental housing. This view was
also confirmed in the interviews with the NHC Serstaff. This suggests a general
need for a policy that would promote an active lnmgisnarket that will produce

competitive housing to meet different housing needs

7.3.4 Tenants Apprehension of NHC as their Landlords

NHC has published an Estate Management Manuaiglaaailable to its housing staff
detailing policies and procedures for dischargingging management functions. The
manual has valuable information on how to treatités in respect to the allocation
process, handling requests for repairs, transfenisling social functions at the estate

etc. This manual is however not available to temant

Housing staff are expected to maintain day-to-dayacts with their tenants. But this
was hardly possible in the case study areas famaber of reasons. We have already
referred to situation before and after enactmermdafNo. 11 of 2005 in which we
saw the NHC increasingly renewing its housing manant commitment to its
housing estate. Tenants’ contacts with the NHC Immtebeen regular. Even in cases
where tenants have had to vacate their lettingagduave not referred to the NHC but
they simply pass on their lettings to other occigpa their choice. We also saw that
at Ubungo NHC, a rent collection office is availahlust outside the compound.
Normally the NHC allocates a plumber and an eleieini to these offices to attend to

emergency cases. In the case of Keko, tenants toaveport at a Rent Collection
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Office which is located at the Temeke Branch Offatmut 400m away. In practice,

NHC tenants visit these offices very rarely andhiany cases only when paying rent.

Front desk housing services in NHC are mainly reaflection offices, with

expectations that when tenants visit the officesnimking payment, they will also
take the advantage of making requests on matteromdern or filing complaints.
According to the NHC staff, very few tenants haweedl these offices to raise
complaints about their units. As a result, the filoa housing staff skills have
normally been limited to accounting. The managemewtnual is available to
managerial staff at both the branch and headqusdeeels.

NHC tenants could not recall by name or face theCNdthaff who had served them in
the past. The tenants explained that they had cimatdhe NHC once a month when
they made rent payments and that was considerasggbn8ut some did confirm they
had been visited by NHC staff at least once a mowthat this suggests is again

remoteness of management to tenants.

Tenants Groups and Communities

It was also realized that despite what we said atsmants at Ubungo forming ‘night
watch groups’, NHC tenants have not organized tleéras in a tenant group that
could act as a pressure group to influence powatioas between the NHC and the
tenants as a community. None of the respondentsamvasember of the Tanzania
Tenant Association (TTA) which is on record for itak up court cases for NHC
Tenants against NHC. In 1999, the TTA had appladcburt injunction against rent
hike by NHC. The injunction was granted and lasi¢@005 with the passing of Act
No. 11. In interview with the Chairperson of TTA Mudger B. Nyoni in July 2007 at
Dar es Salaam, he blamed the NHC tenants for lasklmlarity, claiming that it was
difficult to organise NHC tenants as a pressureigréle did not agree that NHC rents

were too low compared to what was being paid ingte lettings.

The lack of an association for NHC tenants is disathgeous to the NHC and its

tenants in a different way. There is a strong feedhe NHC and its tenants to work
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together in the Housing Areas. This is becauseitie NHC tenants have lived in the
respective areas is long, their socio-economic renuient has changed while the
physical environment has either stagnated or det#ad. Tenants as main
stakeholders of housing services as offered byNHE would benefit by working

together with NHC in an attempt to influence theygibal form of their estate to suit

their changing socio-environment as we will shoetkplain in the next chapter.

NHC Tenancy dependency culture

In a majority of cases as was observed in ChaptBiH&C tenants have directly relied

upon the NHC to respond to all the repairs, toetkient even of not reporting needed
repairs in their units. As a result, repair worsatblocked drain were delayed in one
occasion at Ubungo which subsequently led to sewerflow and flooding of the

neighbourhood creating health hazards.

Dependency culture is confined to those types aftsvaf repair that have no apparent
effect in the immediate use of the units. Theseyapprespect to individual units
rather than the overall housing areas. As we sdardiein general security matters,
tenants are keen to organise themselves and fogilante groups. Individual
responsibility at least in reporting faults wittihre units has not been usual with NHC
tenants. What was observed in the Condition Sutivatywas carried out for this study
was unkempt, untidy and dirty exterior of structjrélocked passage ways, and
shabby gardens. When the respondents’ views weughsoon this dependency
culture, the explanation offered was that the NH&S whe landlord just like the private
landlords, and further that it was the duty of Eedlord to ensure gardens, passages
and tranquillity prevailed in the housing area. sTtiiew was counter-argued by the
NHC which claimed that the responsibility for maining the grounds had been
passed on tenants in 1999.

From the point of view of the NHC, the emerging Itdrage is how to instil a code of
behaviour amongst tenants that would make them mesponsible for their own
housing area and become better tenants. The NHOrSaff defined a ‘good tenant’

as a tenant who was aware of his or her neighbametds in terms of tidiness,
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cleanliness, quiet and friendly environments. Thggestion by NHC respondent is

the need for mechanism to control tenant behaviour.

7.3.7 Emerging Confrontational Relationships

The NHC had for a long time maintained a remote agament between itself and
tenants characterized with infrequent visits to libeising areas. It did not bother to
put in place structures that would have createddgone condition for involving
tenants in the management of their own housing. dilea new strategic policies that
were taken by the NHC after the re-constitutionhef NHC in 1998, did not seem to
filler down to the tenants. These policies had iddcitenants as the legitimate
stakeholders of the NHC business undertakings anghs to empower them to play a
more active role in the management of their ufiteere was very little evidence to
show that these policies ever influenced the tenaither as individual or a group.
Instead, the period 1990-2005 was characterizedh wiinfrontational contacts
between NHC and its tenants with the former clanmguior rent review and the latter
challenging these successfully in courts of law.

The social context of the tenants remained un-émited by the NHC policies and
with time tenants were not attracted to one anotlmeabsence of a binding thread,
NHC tenants on individual basis reacted to theitresl of life by carrying out
extensions and transformations, the way an indalibelieved served his interest best.
NHC has not been able to deal with the tenantsgasup and with its resources thinly
spread out in the country-wide housing estatesNHE had to wait until June 2005
for Act No. 11 to be passed to be able to deal ustienants. The challenge that NHC
now faces is to be able to draw up decent housiagdards that will have to be

complied with and match these with tenant expemtatand its maintenance plans.

7.4  Main Findings

The main actors in housing provision and managenmefiianzania consider public

rental housing as housing for public servants. ieukgrvants are defined as those

1 We referred to the USAID support project to the@lid 1992 in Chapter 2
234



Housing Decay and Maintenance- the Case of Pulilicsithg in Tanzania

working in Government departments and sectionsrelhee basically two groups of
workers; there are those that are entitled to ffi@esing and those that are eligible to
housing. The entitled government officials wouldmally be provided with detached
housing units through the Tanzania Building Agendyile the eligible employees
could be helped to access housing in National HhguSiorporation. Since the eligible
employees are junior staff and therefore with loveadaries, they have been
considered low-income earners but only in relatigems to the other group of
government employees. Housing needs for the unegm@glor those in private sectors
are not matters for discussion at policy levelseréhs a growing confusion within the
housing policy debates as different stakeholdees the terms public housing and
social housing interchangeably. This understaneiiag at variance with the study’s
stand on the subject whose main tenet was prenusethe fate of public rental
housing which was in many countries of the WesWorld being shunned away and

a subject of privatisation.

In the context of Tanzania the equivalence of tekate on public housing was low-
cost housing strategies that were seen in the 6§lsblving problems of slums and

informal settlements that were accommodating o\@¥ of the urban population.

Thus, one possible critique of this study is tha tenants occupying public rental
housing in Tanzania are a privileged group, am gifbup, few in number and who did
not bother to pay their monthly rent promptly. Tlesa correct observation as none of
the tenants in NHC could be compared with the uneyeg citizens and those that
were fending housing for themselves by erectingoinstructures on any land they

could lay their hands on.

Tackling the study from a housing management pointiew was not easy as the
respondents were not used to being interviewedomsihg consumption matters and
what governments could do to help housing to tivalse needed it. Thus, one of the
finding of this study was the prejudice towards $®yrovision. This could not be
avoided as it preoccupied those being interviewsd those that participated in the
national debate on new housing policy. Housing rgangent was a relatively new
field in the context and the different roles tha¢ &aditionally played by housing
management organisation such as having front-lmgsing officers were not being
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implemented at the National Housing CorporationerfEthe more mundane function

of repair and maintenance was not being propesdghdirged.

The study discerned a number of issues that mayireegoth immediate and long-
term attention of the various actors in the housegtor of Tanzania. We discuss

these under four sub-paragraphs.

Policy and its impacts on Public Rental Housg

The practical problems that NHC is experiencingnanaging its housing estate are a
result of lack of foresight at policy level prios the housing development process.
Overcrowding in the case study was a serious pmold@ account of large size
disparities betweeen the dwelling units and respedhouseholds. As a result a
number of extensions and adaptation of availablcespo sleeping function was
common at both estates. Some of the families hadaly moved out to larger
housing elsewhere but had retained their units hatwappears as splitting the
households. While the NHC was aware of what wapé@ipg on its estates over a
long period of time, it could not redress the mattetil June 2005 when Act No. 11
was passed that empowers the NHC to evict tenahts were not observing their

lease covenants.

The challenge to NHC policy makers is the abildydesign schemes that can provide
for different mixes of household sizes and reguatanitoring of housing needs of its

tenants.

Housing and Neighbourhood Decay

Beside the general lack of repair and maintenamaewas observed in the case study,
the housing areas also displayed incompletenesgerims of community living

facilities. We could sum design-related problemsgnfib in the studied housing areas

around three major locations where they were found:
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(1) Individual unit (the home)

The design of individual units in each of the bleckudied flawed in the following

areas:

a)

b)

Limited space to support the lifestyle of the odetp manifested through lack of
food storage space, refrigeration space, cloakraomvgardrobes and small sized
kitchen, combined washroom and toilet rooms. In #ifssence of such space,
personal effects and food articles are haphazamely within the dwelling units
limiting the occupiers’ convenience for carryingt alay-to-day maintenance of
their units. The placing of refrigerators in livingnd bedrooms not only
inconvenience the normal usage of the intendedespat is risky in terms of
overloading shared power outlets. Lack of such epaas acted as effective
incentive for occupiers to turn public hallwaysantooking areas, cloth drying
areas and storage of bulk food crops for the fasili

Specification for finishes in the units does nograent the cleaning and easy
maintenance of the units. Wall and floor surfacggeeially in the wet areas are
finished in fast wearing materials such as emulg@nts, sand cement plaster and
screed. With overcrowding resulting from limitedasp, stains and scratching on
interior surfaces are usual and difficult to eliat® on account of their high
frequency of occurrences.

Lack of water storage and supplies boosting faedjtin cities characterized with
intermittent water supplies, supply of water reserwould have been a priority.
Since this was not provided in the original desigegupiers have taken their own
initiatives to install individual small water pumpe boost pressure in the
plumbing systems to the higher levels flats andestiawve installed water storage
tanks of different sizes and specification on rgfs. As a result, ugly electrical
cabling hanging out of windows to the outside aiwidual units to connect to
either water pump or water storage tanks is usiath uncoordinated installations
pose not just ugly appearance of the buildingsabetalso risky in terms of over-
usage of power outlets. The combined loads of wsiteed in the individual tanks
are also a cause of concern in terms of the bgdistructural strength that is

already worrying the NHC Management.
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d) Inadequate number of electrical power outlets; eaghtends to have a maximum

of 3 power sockets and one cooker socket. Thesexaremely inadequate as the
families have more than 3 appliances to connettie@ower lines. As a result use
of multiple-plug units is usual connecting appliesevhose power inputs can be in
excess of designed power to be drawn from the $o8@ne tenants have even
drawn power from existing wiring system to the exspace created out of the
balconies. In few cases (8 units in the sampledmrtype air-conditioners had

been installed drawing power from the existing mgriines. Although these were
installed by qualified electricians, and in somsasawith the consent of the Power
Utility Company (TANESCO), it is still arguable wiher this after-thought

installation is free from exerting excess pressurdhe already overloaded power

lines.

(2) Individual Block of Flats

The general design layout of the individual blookdlats is regular polygon either an

H- type or Cross-type design. Common problems wite blocks include the

following:

a)

b)

Uniform size of rooms; The NHC Block of Flats stediihad either a 2-bedroom or
1-bedroom dwelling units which essentially limited broader mixed-class of
occupiers. Families whose size over grew the availanits sizes and could afford
to migrate to other accommodation did so leavingrze those who could not. As

a result, the NHC Units have tended to be overcenlvddnd as we observed,
tenants have increased the size of their lettiygsolmverting corridors and kitchen
into bedrooms.

Non —provision for access to the elderly and dsalplersons: the NHC blocks are
between 4-5 storeys high with no provision for nathbal vertical transportation

installation. The staircases are comfortable tmlelthough but are finished in sand
cement screed, which suffers easy crazing at ealygepotholing.

Lack of common laundry areas; devoid of common dayrareas both at Block

and Housing Estate levels, NHC tenants have rastwtdoing their cloth washing

in their toilet rooms or outside with help of walsasin and drying the cloths on
strings zigzagging the public hallways and balcenie
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Communication Networks Installations; with changesfestyle brought about by

improvement in communication technology, individudésires for boosting

equipment for televised and radio broadcasts haselted to uncoordinated
installation of TV masts in each of the blocks.hltigh these masts do not in
themselves pose a serious maintenance problentesiitant haze of masts on
rooftops and hanging cabling to individual unitssheonsequences on the
aesthetics of the estates.

Unsecured entrance; none of the blocks of flathiwithe NHC estate is provided
with a controlled entrance either through passieestruction as gate doors nor
manned entrance. This is despite evidence of hboresaking events and mugging

in the area.

(3) Compound Works

Landscape works within the NHC Housing estatesvanry limited or completely

lacking. Common problems identified within the himgsestates as regards compound

include the following:

a)

b)

Inadequate Storm water drains; Ubungo NHC Estaéeks dome form of storm
water drains that ran in front of each block tooanmon drain that connected to
the main drains along the city’s main that runsppadicular to the NHC drains
along Shekilango Road. These drains were about 3@eep and wide with
concrete lining, but have disappeared with timeldok of care. In the Keko area,
no particular drains can be found to take rainwater of the estates. Roof
drainage is straight to the wall sides of the boekd out to natural causeways
outside the housing area.

Lack of defined car parking lots; none of the hagsareas studied had any
purposely-designed parking lots notwithstandingribed for such a facility. As a
result vehicular parking is haphazardly done on #state and for security
concerns, tenants park their cars at various loestoutside where security of their
vehicles is assured.

Unfenced compounds; it has not been the usualipeaicr NHC to fence off their

NHC estates. In the studied areas, none of théeastgere fenced except for one

239



7.4.3

Housing Decay and Maintenance- the Case of Pulilicsithg in Tanzania

block of flats in Keko where the tenant is an oiigation (a Chinese Construction
Company) that asked for the landlord to erect fegci

d) Undefined children play areas and recreationalifi@s; due to lack of children
play grounds within the NHC housing estates, childreither chose to use
corridors or go out to other estates for plays.Ubungo however, the original
design included a number of social facilities l&grimary school. These facilities
however were located within the detached housitafesarea that lies to the North
West of the studied estates. Following privatizatd the detached housing units,
the facilities were taken over by the local auttyom the area and excluded from
the High Rise NHC units.

e) Lack of paved areas as footpaths and vehicularsadeas resulted to undefined

and ugly passage routes across the estates.

Poor Housing Quality

From the field works, NHC housing units were foundhave inherent problems of
design that did not well address the occupatioredds of their occupiers. These
problems are interrelated and are central to oncem for lack of foresight in the
maintenance needs of the housing estates. Maintenaeds of a built environment
should be seen from a holistic perspective of huadivities, i.e enviroment around
the house(neighbourhood), the exterior of the hoarsé the interior(home) and

services.

A neighborhood is constituted of three main elemetite enviroment, the home, and
the services. The home is the unit of accommodadtiah caters for the shelter needs
of a family or household that provides protectigiaiast weather effects, privacy and
security of the individual. It is also the identind representation of the family’s
wealth. Services include facilities that are imna¢ely available within the housing
area such as retail shops, educational facilitigsh sas schools or even nursery,
recreational and assembly areas. Services symbthlzesocial composition of the
housing area. Services make the home a more ptepksre to want to be. The

environment is much broader concept and embodiesntiangible qualities of the
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housing area. It is a summation of the appearasafety in terms of the design

attributes security in terms of crime preventiod @notection, pollution levels etc.

If the elements that make up a neighborhood aregtsd to a level that makes living
in the neighborhood less secure, the neighborh@wd breakdown (Power, 1999).
Neighborhood breakdown has been referred to inrakddferent ways such as urban
decay. But it is important to note that the declofehousing areas comes about
because of lack of care to the physical fabrid fivich in turn influences the social
fabric, in a manner we have explained above, @émsilts from the exodus of the more
able families. It is a result of an unintentionepomenon that social scientists have

referred to as ‘social exclusion’.

We observed in the case study a number of probigrat inhibit good housing
condition for the tenants in public rental housiegtates. Quality assessment is
however only possible against known benchmarks. Gémechmarks that we have
considered are construed to the extent the availablising contributes to satisfying
the shelter needs of the tenants. In this caseuyecsbed to the views expressed by
several scholars such as Werner (2005), that a goading should provide decent
living condition which is portrayed in the follongn
= Compliance to minimum standards defined in a lagjish. These standards are
provided as rules on the form and function of tiaelting unit, the building,
playgrounds, and circulation roads within the est@tid on specification for
various building services installations. These galheaddress the functional
requirements of the buildings such as strength siadbility of structural
components, durability of materials used in the staction, insulation
properties of materials used, appearance of thddibgs and privacy
requirements.
= Good state of repairs and maintenance; generallgnsure that the units
continue to function in the manner they were itigimtended to.
= Reasonable modern facilities fitted, an increasgingiportant criteria being
adopted to ensure housing meets contemporary rédks occupiers and will
relate to standards on type of fittings and appkan their age, sizes and

numbers.
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In effect, quality housing should offer to its opamts the opportunity of living a

happy, healthy and safe life. It should promotehsac healthy living, social

cohesion, wellbeing and self-dependence. It shauidle and promote social

living characterized with minimizing and eliminagincrimes in housing,

communal services and support social life. In #gecstudy areas, most of quality-

related problems observed related to the desigeetlproblems discussed above.

These included

= QOvercrowding with average of 2.5 persons per rooniclv was higher than
acceptable occupancy rate of 2.4 persons in Taazani

= Low privacy levels within the dwelling units fordhdifferent sex household
members and

= Poor handling of refuse and waste water: lackefingéd collection points for
solid waste encouraged inconsiderate disposal o$tevauch that the
compound is littered with used papers, crop peetsaher waste. Uncovered
or poorly covered cesspits permit escape of odedspmse danger to children
playing around the septic tank areas.

7.4.4 Housing Management related problems in public housig areas

1)

The problems that were observed as relating toihgusanagement in the case study
areas can be categorized in 3 broad thematic areas:

1. Traditional Housing Management

2. Best Value Management

3. Partnering with Tenants

Traditional Housing management

NHC has carried out restructuring of its administea machinery, shed off the stock
that was burdening its performance and openedf itgelmore direct housing

investment for sale. These strategies have bearessially implemented and in the
end enabled NHC to survive the eminence of priasitn move by the government.

In the course of the present study, we have notesuraber of problems still
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outstanding in NHC rental housing sector relatiogtihe mundane functions of

housing management. We discuss these under 6 slibgsas follows:

= Estate and tenancy management

= Rent collection and management of rent arrears
» Repair and maintenance services

= Allocation and letting policy

= Succession rights

A. Estate and Tenancy Management

From the analysis of information gathered, theoiwlhg issues are discerned:

Lack of awareness on the relationship compactsdstviandlord and tenants:
Tenants in NHC estates were not conversant withfdreancy agreement that
they had signed with the NHC. The emerging issughisther tenants realize
they have rights against their landlords and obbga as well. This poses
problem of awareness of tenants towards their atiigs and how the tenants
can be made to contribute more positively to thenteaance of their demised
lettings.

Chain of control and remoteness: Notwithstanding tosition of rent
collection office within easy reach of the tenaimtsheir areas, the interaction
between the tenants and their landlords is almastaxtent.

Paradoxical community cohesion within the estatdCNenants have a strong
affinity with one another in times of difficultiesnd traditional ceremonies.
The tenants help each other in attending the silc&uldering expenses for
organizing ceremonies that relate to anniversarnemyriage and funerals. A
few of the tenants however do not participate ieséhsocial obligations. In
some cases they will send representative or payeyném meet the social
needs. On the other hand, the NHC Management hamade use of these
gualities to reach their tenants on a number afeisexcept when issuing rent
demands.

Majority of tenants still recognize the old setafthe ruling party small units
of administration, the so-called “Mtaa leaders” @hiduring the one-party
democracy were the lowest levels of political adstmation where a unit was
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composed of 10 families. Any engagement of an idd&l in an interview by
an outsider will be preceded by a polite questidrtiver permission had been
secured from the Mtaa leader.

Iv.  Specialist services for the disabled and the gldmbple: the NHC has not put
in place arrangement for handling the access nefetiie elderly and disabled
persons. Individual tenants have to do their owraregement to carry the
elderly and the disabled to the upper floors. Ttablem of disabled and elder
people is however not crucial at the moment ag thenbers are insignificant.

v. Safety and security concerns: fire outbreaks haenltommon in the city of
Dar es Salaam over the last one-decade. NHC housiitg are devoid of

plans to create security and safety awareness anisgenants.

B. Rent collection and Management of Rent Arrears

The National Housing Corporation suffered serioaist rarrears problem during
1994-2005. Since then armed with the 2005 Act Nb.NHC has however

recovered huge sums of rent arrears equivalentl®080,000. The problem of

rent arrears at the NHC had nothing to do withrt@ collection method as this
has all the attributes of a good collection systBitHC has rent collection point at
vantage positions in its housing area which codddached within less than 30
minutes for non-motorized rent payers.Rent billaighe end of each month has
been timely. The problem was to do with the typdemiants on the housing list.
Some of the bills were not being collected for anbar of reasons, one of them
being the registered tenant was no longer stayirtpe NHC flats. The Housing

Allocation and inspection functions by NHC werebtame for the rent arrears.
C. Repair and Maintenance Service
There are a number of problems that we can disougke effectiveness of repair and
maintenance services that challenge NHC Managermkase include:

i.  Physical characteristics of the dwelling units #mel housing arising out of the

design and construction processes
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ii.  Heavy backlog of maintenance; the accumulated bgatd work was too high
and expensive to deal with, which required specmahsideraton for the
management to try and work out a strategy

iii.  Laxity in enforcing legal provisions such as Act Riahe Redecoration Act of
1968 and lease terms by the respective municipahals and the NHC
respectively.

iv.  Ineffective or lack of housing stock condition seyv

v. Inability by NHC to carry out pre- and post-inspestfor determining wants
of repair and evaluating performance of executerkso

vi. Tenants negative attitudes to their own maintenardgations and general
lack of maintenance awareness of their obligatitmgeport incidence of
repairs

vii. Weaknesses in the general construction industrytlynas availability of
matching replacement components, skills and lengtbgedures in procuring

contractual relationship for repair works under Brecurement legislation.

D. Allocation and Letting Policy

The major problem with NHC allocation and lettinglipy is poor implementation
strategies. The general policy is well articulagglling out clearly criteria to be
followed in evaluation of accommodation applicati@trict adherence to the criteria
by the allocation committee is however lacking. @elly, a space standard as it
relates to maximum number of persons per dwellmgand treatment of opposite sex
children and the under-age has not been definedhéynational housing policy.
Fragments of policy statements to this respectf@rad in the Town and Country
Planning legislation (1956 and as amended 2006)iarttie Township Rules and
Regulations of 1934 and as a result there are nohpearks in Tanzania to measure

overcrowding in public housing sector.

E. Succession Rights

NHC does not have policy that ensures heirs tocaated tenant are recognized by
the NHC. Exchange of accommodation amongst tenardkso not transparent. As a
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result, cheating by tenants is common, with heaiid @xchange partners continuing to
use the name of the original or deceased tenarh &¥fect from 2006, NHC has been

tasked by the Government to carry out regular upgatf its tenants register.

2 Best Value in Housing Services

NHC committed itself in the aftermaths of the resturing process of the 1990 to
measures that would improve its performance andicgerquality to its business
undertakings. But the analysis carried out for tisdy reveals that despite good
statistical performance in terms of improved resitection and new construction, the
housing services offered to tenants is far frontheway a threshold that is acceptable
to tenants. NHC efforts however are being handiedppy the physical forms and
constraints of the existing stock. The problem thatcan outline here is the inability
of the NHC to set benchmarks upon which to meagsrmanagement performance
and service improvement strategies. The main aresNHC has not been able to
address include the following:

i. Effective use of its housing stock and lands; largets of land within the NHC
housing estates remain vacant and have attractamhtrolled commercial outlets
by tenants. During 2009, when implementing thet fiise-Year Corporate Plan,
NHC pulled down a number of these kiosks and osgahia more formal retail
space developments around the estate.

ii. Tackling over-crowding; the NHC has not been ablmbve the tenants around so
that those whose families have subsequently bedanger are transferred to
bigger houses. While this may not be feasible aoaat of limitations in terms of
available alternative accommodation, there is ewdeto suggest the household
sizes are in excess of the national average ofod.a&ccount of invited guests
(sharers). Exclusion of sharers from the NHC estan option that could be
pursued.

iii. Handling transfers and management of voids; ext@pthe exodus of tenants
following the 1992 Government Policy on Staff HowugiAllowance, there has
been very little transfer within the NHC Estates.
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3 Partnering with tenants

Developing partnership with tenants in housing ngan@ent is crucial in realizing
best value housing services. Available informatioticates partnering with tenants
has not been attempted by the NHC and the mainemothat has been discerned is
the nature of tenancy agreement that NHC enters i&ttenants. The relationship
between the NHC and Tenants has been more corimrghthan amiable mainly
following NHC strive over the years to review régxels that have remained constant
for over two decades. The Tanzania Tenant Assoaidtas played major supportive
role in the fight against rent review by NHC. Thare therefore two sets of problems
posed here, first is how to create awareness arhtggnts to regard their lettings as
their homes of which they have a right to speakuaba how it is managed and even
help in the management, while the second problehove to deal with the Tanzania
Tenant Association that has over the last 20 ybaen preoccupied with fighting
rather than working with the NHC.

Conclusions

The general conclusion on the study findings was titee size of the public housing stock
has been influenced by policy changes in publivasgremployment. This has been so
due to the fact public housing has always beentnget to be for employees in public
organizations. Secondly it has been observed tmatphysical state of repairs and
maintenance of the public rental housing estate3anzania is poor largely due to
contradictions of policies from other related sextdhe public rental housing authorities,
the National Housing Corporation has relentlessigrbpreoccupied with formulating best
strategies for turning around the units to moreitale and affordable dwellings without
success. NHC has not been able to keep a team r&ergan any of its estates to look
after the surrounds let alone attend to the dayatpneeds of the estates. The tenants have
been a domicile group of housing consumers waifmgthe NHC to discharge its
contractual obligations towards maintenance ang tirdn would they consider accepting

rent reviews and subsequent compliance to the lgreements.
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Despite the fact that NHC has the richest mix dfiedent skills in its human resources

portfolio, its ability to work around the observptbblem has been crippled by national
policies, the tenants and the subsequent finamoastraints. There are however large
opportunities for improvement of the housing undad housing services. These
opportunities include a willing landlord and tena# parties to the strategies and an
institutional framework that is increasingly acaegta market approach towards solving
problems. NHC has been assigned new roles of becpmi‘Master of Real Estate

Developers’ by the Government. In this new role MHC plans to add at least 15,000
residential units in the market over the next SryeBlHC has to consider what to do with

the non-performing residential properties that wionkclude the small apartments in high

rise blocks like those studied at Ubungo and Keko.

In the last chapter of this research, we reflecthenfindings and suggest ways of dealing

with the problem of housing decay and maintenangaublic housing in Tanzania.
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Chapter Eight: Reflections on Resolving Housing Maitenance Problems

8.1

8.2

Introduction

In this final chapter, suggestions are made towesdslving issues that emerged out
of the study. There are three perspectives todhigl@ntial property management that
the study looked at. The first perspective reldatesnfluences that have bearing on
public housing organisation as a firm. The secagtd of perspectives are those that
have a direct bearing on the tenants as consunfidrsusing management services.
The resultant housing area in terms of neighbowtheahe other perspective. Each of
these perspectives has an influence on the physme@onment and what the NHC as
a Public Housing Corporation can do about its @gsstock and its future. In the
following paragraphs, suggestions are made on Iplessptions that the NHC could
undertake towards its existing stock, what couldibee to solve the problem of lack
of maintenance on public housing and finally onifasing of public housing in

national policy.

Suggestion towards existing NHC Housing Units

What was observed in the study was that NHC Housinigs are characterized with

decay that manifests itself in several mannerstdJp005, NHC was unable to carry
out regular repairs and maintenance leave aloneeati®ns to enforce lease
covenants. With political support from the natiogmlvernment, repeal of the real
estate restrictive rent act in June 2005, the NHlizing its own internal resources

was able to recover most of the rent arrearsrelt$ collection jumped from Tshs

19.2billion in June 2006 to Tshs 33bn in Januad2d his enabled NHC to carry out
major renovation on its stock around the country @nbuild 447 houses out of which

236 were sold and 211 were added to its rentakstbalso in partnership with private

sector redeveloped 280 houses in central areastie$.clts financial position has

steadily improved ever since and its managemept ariits housing stock has been
tightened with regular inspection and updating tsf tenants register. This good
performance is nevertheless not sustainable fouraber of reasons as is explained
below.
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Retaining existing stock for the rental marke

Housing areas owned by the NHC is found in welkleksshed residential
neighborhoods with good urban transport networkd taeilities. Privately owned
properties fetch at least 5times the rent NHC akmits tenants in these estates (Table
No.12).

The current stock of NHC estates is as observedidesf modern amenities and
particularly plumbing and sanitation appliancesgceicity installations and fire
detection and alarm systems. Typical service sap@uch as water and drainage are

intermittent.

After carrying out major rehabilitation on almodt the NHC units that ranged
between Tshs 3,5m and Tshs 6,0m per unit ($2,4D000%, NHC was able to review
its rent about three-folds from Tshs 17,500 in 26®7shs 35,000 up to June 2009
and from July 2009 to Tshs 45,000. However, evdhiatrent level, the NHC flats are
still very low priced when compared with similaritsnof same size in the same

locations which were letting at averages of TsH3a®0 in July 2009.

The NHC may not be able to revise its rents furtb@rards market levels as tenants
are most likely to contest such hikes as they wlithé past. Even if this was done the
dwelling sizes in the case study areas are tool amndl the realizable rental income

would still be small relative to the real estatueaof the housing area.

Divestiture to the Market

The NHC could contemplate direct sale to the marssuming there will be no
political pressure that they first sell to sittibgnants. This could be done in two
different ways, by selling individual units to ausghold or selling the entire block of
flats. It is more probable to assume that sellifgndividual units would be most
welcome by the general public while to companiesvealthy individuals would be
resented. From the privatisation experiences of 116@0s, the general public and
politicians are wary of companies that acquire jubksets as they have tended to
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change the use of the acquired assets to someadlsaghat the society did not expect.

Even then, we would still have problems with theosel option.

Experience has also shown that properties witingitenants are not attractive to real
estate dealing firms. Such firms have had theinplawayed as the sitting tenants
would not give up possession. Despite the appdaeitof organised union of NHC

tenants, it is probable that any effort by a susitedidder to remove the tenants from
those units for any reasons such as redevelopnoeiid ©e resisted and litigated. It
would therefore seem that the NHC may not be ablelease its old housing area to
the market and realize a gain that it could useitboother investment projects. A

buyer of the NHC housing area units would be atihd¢o the high value of land in

these area and would seek to redevelop the site.

Let us consider carrying out a simple valuatiorwbat NHC might realize in case it
considers retaining NHC Flats at Ubungo or se8liting tenants at affordable prices.
House prices in the Ubungo area vary a great deajdnerally ranging between Tshs
50-100m for detached three bedroom house durin@.2BQt since NHC flats are
already encumbered to the sitting tenants, are lesmahd do not have similar
advantages as detached houses have in terms atypr@nd own open space around
the property, we decide on Tshs. 30m for the 2dm@drunits in the H-Type Blocks
and Tshs 20m for the Single-Bedroom Units in th@sSiType Blocks. We also
assume the same rent levels will prevail over #w five and ten years. The valuation

computation is summarized in Tables 19a and 19b.

It will be seen if NHC decided to hold on the prdpeas rental units for 5 years the
rental value would only be around Tshs 800m artldey were to seek full market rent

of the units, this would vary to Tshs 2,95bn.

However if they should think of disposing the unidsthe sitting tenants at the lowest
price level possible, they will realize Tshs 11.8bhich is much higher than the
combined rental values of the Blocks. Even if thpitalization rate was to be varied
to 15%, then by holding on the properties for Srgamould yield Tshs 1.4bn and for
10 years Tshs 2.1bn.
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Table 19 a: Ubungo NHC Rental Income Estimates (Figes in Tshs)

No. of | No.of | Total | Rent Per | Rent July Rack Rent
Blocks | Units Unit pm | 2009 pa
H-Type 7 48 336 42,000 169,344,000 604,800,000
Cross
Type 2 32 64 35,000 26,880,000 115,200,000
Total Annual Rental Income 196,224,000 720,000,000

Table 19 b: Ubungo NHC Valuation Estimates
1. Option 1: Retaining for the Rental Market

a. Capitalization of Rental Income: 5 years at 7% p.a

Rental Receivable 196,224,000Reversion to| 720,000,000
Market Rent

Capitalize 5 Years @ 7% 4.1002 4.1002

Capital Value 804,557,142 2,952,142,154

b. Capitalization of Rental Income : 10 Years at 7% @

Rental Receivable 196,224,000Reversion to| 720,000,000
Market Rent

Capitalize 10 Years @ 7.0236 7.0236

7%

Capital Value 1,378,195,264 5,056,978,709

2. Option 2: Disposition to Sitting Tenants

Block Units Sale Price Pen Total

Unit
H-Type 336 30,000,000 10,080,000,000
Cross-Type 64 20,000,000 1,280,000,00C
Capital Value 11,360,000,000

From the computation under Table 19, it would séeenmost practicable thing to do
is to sell the units to sitting tenants. With thewnprovisions in the Unit Act of 2008,
the tenants can organize themselves and co-owmrthie. Besides Act No. 17 on

Mortgage Finance (special provisions) would assemants wishing to buy the units
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access to finance. In the course of the study,etlseggestions were made to the
tenants but without disclosing the valuation thad bbeen carried out. The tenants are
eager to own the units. NHC on the other hand Hemh@dy carried out their own
appraisal and indicated that they would be consideprivatising all high-rise flats
except for Upanga Area where most of the apartrbkraks comprise of up to four

units while if redeveloped more units could be jued as discussed earlier.

The suggestion that NHC disposes off its rentalsuimi the case study area is purely
on sound economic reasons. On the other hand, Nd@ consider retaining the
properties for redevelopment purposes. In this,dageNHC would have to demolish
all the structures and erect new housing that memitemporary needs. This option
could be more profitable to NHC assuming that tHéCONwould be able to access
development finance. Similar residential projectspbivate developers in the City of
Dar es Salaam have produced an Internal Returretfr®R of up to 47% (Interviews
with CEO, IPI Ltd, June 2009). NHC however may betable to organise its housing
areas in the case study areas for redevelopmentynaai account of possible political

pressure against such a decision.

Suggestion on Rental Housing Management by NHC.

This study set out to explore possibilities of imygng housing maintenance in the
public rental-housing sector through engenderimguté occupiers towards playing a
more positive role. Reflections from interviews afata analysis point out unlike in
similar cases such as those in European countraagania public housing authorities
will require extra efforts to lure its tenants tonee forward and participate in the
affairs of their lettings. Partly as a result oktbrical traditions influenced by the
central planning economy features during the sistiadra of 1967-1984, the
Tanzanian tenant has tended to be complacent gtolitaining housing condition in
their lettings; though paradoxically, considers $ih as specially privileged for

getting access to public housing.

The current laws in Tanzania are largely pro-lardlim the sense that there is no

longer rent control legislation. This has givendimds a lot more freedom in what
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they can do about their lettings and in particular exercising professional
management in a business-like fashion. This howdeerands more from landlords
than they used to during the times when publicrienaeing aware that their rental
charges were low, had developed passions with kbttings and did not contemplate
moving out. For the NHC to operate on sound cororakprinciples it will have to
price its products at prevailing market levels dmg in itself is a challenge to what
would be expected of the housing services. While oserved in the study that
tenants had become a heavily service-dependenp groaiting the NHC to respond
to even minor repairs, in a situation where tenarlishave to pay at par with other
tenants in the market, it is more probable tha tasponse to tenants’ requests could
lead to NHC losing good tenants. NHC will have maprove on its ‘client service
charter’ to retain and involve tenants in the mamagnt of their housing. There are
several ways of achieving this and we now discash @& turn.

Levels of Participation and their inherent poblems

The nature of problems in public rental housingesived from the fact the owner of
the housing is a public organization which is fuhdey taxpayers money. The
management agent or the organization itself hasessocio-political responsibility

towards housing needs of those who are able tosadbés type of accommodation.
What this entails is that dealing with tenants amlg rental housing may not be
purely on commercial or economic reason. It isef@e important that some quasi-
commercial arrangement is put in place to engageehant fully in the management

of the lettings.

If we need to think of solving a particular problewe will need to enlist a number of
actors whose spread will be influenced by the e nature of the problem. Problem
solving is essentially a joint action by differexgtors from different backgrounds who
bring skills and energies to bear on the solutionttie problem. The level of
cooperation in solving a particular problem in dgyd will vary from one stage to
another. There are basically three stages througichwa problem is solved in a

participation model (Darcy et al, 1996)
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1. Framing Problem: this is the initial stage wheree timdividuals generally
appreciate existence of the problem. In realityyoal handful of the affected
individuals participate in the stage of defining froblem. It would be appropriate
for public housing corporation to consider involyimepresentatives of tenants
when faced with a situation that requires majcgrdaton.

2. Setting Directions: after the problem has been &@dnthe next stage is to shape a
program for solving the problem. This stage woulivolve the housing
corporation, the respective municipal governmenpadenents responsible for
housing and potential financiers working togetheitunally influencing each other
in decision making.

3. Implementation stage: this stage attracts onlynagdarticipants which in terms of
public housing projects, tenants’ views could bagst on their preferences, and
in case of a need to redevelop a particular searits consultation on temporal
accommodation is ideal. The contractor for the wonlould find his work much

easier if he has cooperation of the users.

The involvement of different actors in problem sofyrequires a coordination agency.
The agency is the cooperation itself, which mayséasoned by external forces such as
Government laws and procedures or Non-Governmétgénizations’ constitution and
articles of association or by internal forces imtnn the actors. These internal forces are
the glues for cooperation and include the cultureoragst the actors, power relations
amongst the actors, resources possessed by the agti as skills, energies, finance and
policy commitments and perspectives of the actdlese internal forces are the most
important areas for enhancing cooperation and hegeaccount for the trust in the
cooperation model (Darcy et al, 1996).

Joint action however may bring about misunderstamdconflicts and power struggles.
This is because actors will have different backgds) inherent power inequalities;
different views on appropriate ends and means,adlsas cultural and value differences.
Differences in power and culture are more likelyirtbibit successful cooperation. How

then can we motivate diverse parties to coopeoatards a common goal?
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As Saegert et al (2005) observed, there are thasie lwvays of influencing individuals to

cooperate in an undertaking:

1. Inherent organizational and interpersonal linkagiey an important role to keep the
individuals together. These linkages are refleatethe shared background and much
stronger in shared kinships. It is however impdrtanunderscore that pre-existing
relationships like power and culture are not statiey are influenced over a time
when exposed to another set of relationships suathstrong shared kinships may not
hold for long and individuals may identify themsedvmore with the problem that
faces them as a group. In the Ubungo case, weatkrdd¢he NHC had required tenants
to take responsibility of the surroundings in 1989% tenants had already started
mobilizing one another to solve the problem of kkxt drains and refuse collection
around the housing estate.

2. Mutual Influence: Parties to a cooperation task kkely to be influenced and
influence each other and made much stronger coperactivists. Nkya (2008)
underscores well this argument when trying to erplhie success story of the
Mwenge Housing Cooperative Society of Dar es Salaam

3. Social Capital: by associating with one another edwork of relations is born
characterized with mutual trust, norms of recipipeind support to problem solving.
Putnam (1993) is one of the strong advocates délscapital who observed that there
was a strong correlation between the levels of asocapital in a society and
cooperative-problem solving, effective governmemd aapid economic development.
Social capital is found in shared common problemd iaterests; it exists in various
relationships amongst students, workers, residemiseven gangs dealing with illicit
trades and drugs. In housing management, tenamtsnach more likely to confront
problems as a group because of the shared commerests and if the housing
organization is able to organize the tenants a®apg then the levels of participation

in the affairs of the rental housing would be highe

8.3.2 Collective Action and its reflection on Housig Maintenance

There could also be other circumstances where @ubganizations like the NHC will
need to steer its tenants towards a common caanskousing management, there are

several aspects that are provided for communal sis&ls as passage ways, grounds and
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lawns, assembly places, corridors, lifts and lofiseet lights, refuse and solid waste
management systems etc. These are usually takemfchy the landlord organization and
paid for through a separate charge by the tendrliese are in economic theories
considered public goods whose consumption cannatesieicted to particular persons
(Stiglitz, 2000). Thus, whether or not individuahtaints were to be required to participate
in managing these common facilities they would hetable to exclude any of their

members from their consumption.

Public rental housing management may not have #oessary resources to run these
services and in many cases have failed to do slur&&o provide a particular service or
goods may steer individuals to collective actioheTunderlying principle would be to
help each other to access the needed services.daiisg some may have to do more than
others at particular times. Those who have to daemmow, will expect that the
beneficiaries of the efforts at some other futuneetreciprocate these efforts by doing

similar things, not necessarily of equivalent mangwalue.

Bengtsson (2001) applied the Collective Action tlyeto housing management and
constructed a matrix model in which he tried tadfiout the extent to which individual
tenants in interdependent situation would choosedoperate or defect in collective
action. He referred the ensuing product as Tendatriina akin to the Free Rider problem
in economic theory where an individual realizingtthll participants would be benefiting
from a public good including himself, he would fimtdcostly to participate and prefer
others to carry out the action. This particularividbal would be a ‘free rider as he
cannot be excluded from the consumption. What waouldtivate the ‘free rider to

participate will largely depend on his own asses#mhis attitudes towards being a
member of the group, how the group influences himd whether or not there are any

sanctions to be imposed on him.

In real life, kinship ties are strong motivatiormr fmllective action where reciprocity may
not even be a consideration; while in non-kin fefahips it is important that there is
some form of reciprocity, what Trivers (1971) reéel to as ‘reciprocal altruism’.
Reciprocal altruism refers to situations like inbpe rental housing where tenants have
different backgrounds and the concern of the PuHbeising Authority is to find out
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strategies that would bind the tenants to coopdmatenutual benefits. As said before,
individuals are not likely to participate if they dahot trust the others would reciprocate.
Bengtsson maintains, “the tragedy of the prisoners’ dilemma is that urseé defection

is the dominant outcome, regardless of the fact timwversal cooperation gives higher

payoffs to all actors.’pl176

Enforcement of Collective Action

In Tanzania, collective action schemes in termsis#r participation has increased over
the years in public services; and in many ways t&youtcome of emergence of new
social movements, revival of the idea of citizepshiand the move towards

postmodernism. These are manifested in the inecrgasimber of housing cooperative
societies that have been formed in the country f8oim 1971 to over 115 in 1998 (Nkya,

2008). The number of NGOs and CBOs is also on asgavith some focusing on land
and shelter. The Tanzania Tenant Association (TfoAjed in 1984 is the only group in

rental housing but more of an apex organizatiomavuit the next tier support groups. The
proliferation of these cooperative efforts will etgally bear on housing management.
The TTA has been trying to mobilize tenants butiregiatheir landlords mainly in

contesting rent hikes and eviction.

Tenant participation in housing management is diremn old practice in market-oriented
economies. It has been defined as thecbllective action based on the local housing
area..” by Bengtsson as cited by Sommervile op citartieipation is voluntary and

participating individuals would weigh the costs ahdnefits of cooperating before
deciding to do so. Their perceptions and past éxpeg on the costs and benefits of
cooperating is crucial in determining their reads¢o agree to take a collective action.
This is not however sufficient as Dasgupta (20088eoved. Once the individuals have
found reasons to be together and agreed to bevied@h cooperation, what binds them is
the realization that their agreement is enforcedbésgupta has identified three forms of

enforcing collective action.

External enforcement through institutional powed amithority can assure the individuals
of reciprocated actions. Through their elected éesltip or established power such as in

voluntary associations, or governmental state psweis possible for the parties to honor
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their individual commitments. The second enforceinmefound in common belief that the
individuals are trustworthy; a result of sharingreoon upbringing like going to school,
living together and is basic to personal moralitythee individuals. Individuals who are
honest will tend to trust others even more thay theeto themselves. Honest behavior is a
product of social norms that are developed oversyebhey are the kind of ‘dos and
don’ts’ that the society enjoys over time, and iparsilently do things that the others
expect them to do knowing that if they do not, thiegy may be ostracized or despised by
their fellow kinsmen. Disposition of honest to agp member is display of loyalty, and
that loyalty can encompass the entire group givisg to Group Reputation. Group
Reputation denotes a situation where a particubaiey is known for its respect of
agreements, being honesty and trustworthy. Thelsesare critical when trying to think

of how to engage a group of people like tenante@management of their own lettings.

Mutual enforcement is the third alternative thats@apta thought would motivate
individuals to participate in an undertaking. Mdtwanforcement is central in our
understanding of collective action and in particutocial capital. The parties are
participating because they are assured of recigygrothose who do not cooperate will be
sanctioned in different ways, depending on the soofcooperation agreed upon. In the
rural area of Kilimanjaro Region for example, wjéas who did not participate in
communal works on Mondays would have one of themtg taken by the others who
slaughter and eat it. In a group, where individghlare norms of behavior and trust, there
will be also mutual understanding of sanctions thed likely to be imposed if an
individual does not cooperate. None of the sanstio@ed be articulated in any form of
documentation. Kreps (1990) attributes this formenforcement to the expectations of
benefits that the players have in trusting eackraththe particular event. The trust in the
group is found on the premise that the group hasahased trust and therefore can be
trusted. Individual members are ‘conformists’ bessawothers are conforming to the

group’s norms.

8.3.3 Collective Action Dilemma in Housing Managenrd

The unifying force underlying collective action public housing has been poor housing
condition and in particular the frightening hightes of crime. The housing condition

259



Housing Decay and Maintenance- the Case of Pulilicsithg in Tanzania

forms an agenda around which the collective adfitemma is solved. Bengtsson (1994)
identified three situations under which the coileetaction dilemma could be resolved.
First is the possibility of there being amongst temants, a few withstrong and
rewarding feelings of responsibility, power and smral importance'who will derive
intrinsic satisfaction from participating. Secondlgnants may elect a representative
board that can take decisions on their behalf. émgintation of the decisions made by the
Board resolves the dilemma problem, as individeaahts have to comply with the orders
of the Board. A third arrangement is where the putEntal housing authority decisively
encourages tenants to take up more positive raleh ss through forming tenant

cooperative society and through it be engagedemibrk of the public housing authority.

A serious public housing authority will work towargpromoting individuals amongst
tenants who cherish the ideals of collective actaomd influence the group to give
representative powers to these individuals. Tryioginfluence formation of a tenant
cooperative movement may be counterproductive &s likely that the move might be
interpreted as prescription from above. Collecaegtion is voluntary and the participants
must be comfortably assured that it is their indlingl assessment and rational choices that
eventually yield that voluntary action. The TTAdse such a possibility that tenants may
be influenced to join and use it to their best aizge. However, the relationship between
the TTA and NHC has been confrontational and it rtelye time to normalize the
relationship.

» The Tanzania tenant is endowed with social normsooperation which is critical in
realizing collective action. These norms are graghuoh the traditions of the majority
of the rural poor who as argued out earlier in #tigly are increasingly moving to
towns. According to other studies such as Bengt$80@1), these norms are a result
of the interdependence between individuals. Anviididial will cooperate on condition
others will cooperate, while in other cases anviddial may take the initiatives of
cooperative action because he believes his actibmsgpire others to operate (a form
that has been referred to as ‘everday kantianishhis may not necessary be so and if
it does not happen the individual may withdraw frdine action. Identification of
individuals with kantianistic tendencies could bgraat achievement where the public
housing manager is faced with the option of moimgztenants to help in the
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management of the estate. The only problem witkehgpes of individuals is that
they are good ‘starters’ but not ‘finishers’. Inmmre sustainable situation, there could
individuals in a society who see their contributiora cooperative action as important
regardless of their personal costs and benefites@ imdividuals are self-inspired and
a good source of resource to a housing managérelliterature this type of norm has
been referred to as ‘Norm of Utilitarianism’.(Besgn, 2001). In the Ubungo case
study, a team of individuals took up the challemjeclearing drains a few weeks
before expected rains during 1998-1999 which caednNHC that it was possible to
relegate ground maintenance to tenants. By supygottiis group of individuals,
public housing landlords can influence new tenatdsembrace this norm of
utilirianism. This can be done through introductimeeting with new tenants where
they would be instructed of recurrent collectiveiaiies such as general cleaning
days, meetings, estate festivals etc that they atteshd. The new tenants will regard
these recurrent activities as social contracts wiieir fellow tenants. Local
utilitarianism norms are much more likely to sustaiontinuity and renewal of

cooperative action.

8.3.4 Instituting Tenant Participation in National Policy

In the study, it was observed that tenants in tinelividual capacities were being able to
keep the interior of their lettings in good repaifee major problem with public rental
housing was the exterior that included the grounorke/ such as drainage and
pavements. Whereas tenants pay for their accommagdaiublic landlords have not
been able to discharge their repair obligationsafeariety of reasons. Tenants could be
involved to either directly provide for the managerhof their own lettings and thus
free the public housing landlords for other dutesndirectly supervise the operations
and maintenance of their lettings. In order tohs, tit will be important for the National
Housing Policy to define areas of cooperation an the tenants would be treated. In
absence of rent control legislation, this suggestiould prove very useful in the context
of Tanzania. This could be realized by promotirtgesi of the following in the policy
1. Tenant Consultation Schemes

Public housing landlords should be required to atirtkeir tenants before taking an

action on the respective demised dwelling that ridgct them. These could be for
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example giving out a list of intended improvemeaitsl tenants could be asked to
rank them in order of priority. It could also bevitng tenant representative on a
Housing Committee or setting up a Management offitkin the housing estates. In
any case tenants should be consulted on their iexjgerin design of new homes and
maintenance. The main objectives of tenant cortsaftavould be
i.  Extension of the representative democracy to ireldidect participation in
the decision-making machinery.
ii.  Awarding greater freedom to tenants in line to &hoghts enjoyed by
owner-occupiers in the use and enjoyment of thamnds.
iii.  Practical benefits, which are likely to arise fral®eveloping higher interests
in tenants of their dwellings. This is in realipatthat:-
= Policies work better after the targeted group heenlconsulted.
= Consultation creates better understanding of lad#i@roblems on the
estate and,
» Tenant satisfaction can be best achieved by innglfaim in the decision

making process

2. Tenant Management Cooperatives
A policy issue that would give rise to promotindtiseg up of a ‘tenant management
cooperative’ in the existing housing estate woaksén the burden of public housing
landlords in managing estates. Tenant Managemepiecatives are defined as:
"a group of tenants, who collectively own the housetheir areas, and employ
housing management staff, encouraged as autonomseiifinancing bodies with
residual support from Housing Authority"(Power, 1997).
These cooperatives have proved very successful putblic housing that had
suffered from decay and become hard-to-let in Eewrdpis possible to organise
tenants to form their own cooperative through ttmeun efforts.. The cooperative
should then be empowered to enter into negotiatitim the public housing landlord
and if agreed to take over the managerial functafrthe landlord. In this way, the
cooperative will act as public housing landlordieat and in so doing; it will collect
rents from its members and enjoy commission. Tmld be a policy issue that

addresses skills transfers from the landlords mgusiaff to the Cooperative.
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The main advantage of Tenant Management Cooperatithat tenants themselves
are responsible for their own affairs through thmoperative. There will be

possibilities for prompt rent collection, fillingacancies, combating levels of anti-
social behaviour within the estate such as noisy ame behaviour, and even

providing welfare services such as nursing catbémeedy.

3. Self-Help Schemes for Repairs and Maintenance
Some tenants may have high affinity towards cagyout repair works on their
estate. These efforts may be factored in housifigypso that those tenants who are
more able to contribute towards maintenance maallbeved to. Such schemes may
be realized where the Policy offers incentiveshiose participating in the work of
the housing authority. These could be rent-freaofer (rebates). The advantage
would be that the Housing authority would be raedived work pressure particularly
for small jobbing repairs that tenants may now ycamt. It will greatly reduce

administrative costs for carrying out tenant re¢egsnaintenancé
8.3.5 Decentralized Public Housing Management

NHC operates a two-tier management towards its éogsnstruction and
management. The first tier is the Head office whecim Dar es Salaam and the second
is Branches. The other public housing authoritye theanzania Building Agency
operates on similar pattern but with less auton@ahyranch levels. The general
pattern is a national organization catering for ¢éinéire nation within a geographical
area close to 1m square kilometres. In terms dal¢rousing needs, NHC alone is not
able to meet housing demands which is estimaté@dtateen 80,000-200,000 units a
year in urban areds Municipal governments have not played any rol@rioviding
and therefore in managing housing for their citizdn the new policy drafts, there is
suggestion that each municipal government shoulthbaved in housing but since
rental housing features marginally in the discusstas not clear whether that may

mean provision or management of public housindheirtareas. The suggestion here

2 One may wish to consider the cost of repairingramed door requested by a tenant. While releaking t
jammed door may involve only carpentry work, if fhgblic housing authority is to do it, it may invela driver,
a vehicle and the carpenter and travelling time.

%3 According to the Ministry of Lands the unfulfilletemand is 200,000 units a year, but accordingHE& it is
80,000 units.
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aims at facilitating the provision and managemdrgublic housing in Tanzania. The
main issue is to devolve powers from a nationa tocal level i.e at Municipal level

and possibly to private sector actors.

A Housing Authority may opt for decentralizing itsanagement and increasing tenant
influences by building in some aspects of the cerafive model. Tenants at local
level elect local contact committees who have ggbtinformation and consultations
on major issues but may also have decision-makavgeps over management issues
within their housing areas. Decentralized managérafars opportunities to reduce
operational costs, to ensure prompt response totemgince jobs and more work being

done locally as well as enhancing general levé¢oants’ satisfaction.

Involving other actors in public rental housing

Housing is an important welfare matter with spifleet to national economy. 1t is
essentially a localized product because of thayfifactors associated with land on
which it is developed. Local governments are paldidy well placed to steer efforts
towards housing their people within their areagiggdiction. In Tanzania this has not
been the case, mainly on account of too much powensg concentrated at the
national level. In 1990, a donor-funded and UNDPrdmated Local Government
Reform Program (LGRP) was launched with the ainmaiking local government
authorities more autonomous, expanding their resemources, improving
accountability and transparency. However the logavernment reforms did not
materialize as they lacked backup legislation.987], a Regional Administration Act
was passed that redefined the local government rastnative machinery and
transferring of technical and professional persorireen regional to district levels.
Since then the government has been implementingcantralization reforms. These
reforms are aiming at improving public service. &ting to Ngwilizi (2001), the
decentralization reform has considerably altereahmihg and decision-making in
Tanzania. At the moment there are five levels,omatl, regional, district, ward, and
village at which institutions have been or are gesstablished to plan and implement
development programs and projects. A Ministry resde for Local Government
and Regional Administration was set up that issdsdi by a Local Government
Service Commission and the Association of Local &@oment Authorities of
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Tanzania to offer technical support and monitorifigocal authorities in Tanzania.
Local Governments are however not separate governreetities in Tanzania.
Appointment of senior staff is done by central goweent and these are seconded to
the respective authorities but remain responsibl¢he Central government. Local
authorities have no powers to hire and fire suetff.stocal Governments budgets
have to be approved by the Ministry for Local Goweent and Regional
Administration. Thus, the central government hastrad over local authorities’

revenue, financial matters and human resources.

The Local Government Reform Agenda and Public 8eriReforms now under way
in Tanzania are expected to create favourable tondfor devolving power and
responsibility from the central government to logathorities. There has been notable
progress towards devolving powers to local govemtmievel from 1998 as observed

in a recent research report edited by Norman €2@ai,0).

It is proposed therefore that housing should be ohehe fields that should be
considered for decentralization to local governmewmel. Local authorities are agents
of change in their areas as they are responsibledii@ct supervision of land
development programs and NGOs and CBOs activiti®&ys. empowering local
authorities towards assessing and solving housiolglgms at their local level, a more
local housing service is assured that takes cogoezaf the local residents aspirations.

Governments will have to continue to provide pubdéintal housing that is sustainable
either directly or indirectly to meet the needdhadse who have to move to new areas
on transfers or entering the housing market forfitts¢ time. To be able to maintain
existing stock, governments at both levels may havetimulate the not-for profit
organizations with special interest in welfare ammunities to participate in
managing such housing. NGOs and indeed housingiatisos like the affiliates of
the Habitat for Humanity in Tanzanfshave evolved as community activists and are

better versed in stimulating tenant participationesnes.

* There is a strong league of NGOs involved in $hétrovision associated with the USA-based Hafotat
Humanity, these could include WAT-Human Settlemédmtsst, the Mwanza Rural Housing Programme, Habitat
Forum Tanzania(HAFOTA) etc
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Suggestions on Improving Housing Condition atational level

Analysis of the urban housing situation in citié® IDar es Salaam shows the problem
for several years was on poor quality housing lotierms of the newly built units by
individual developers and existing stock. The gowsnt's efforts were biased in
favour of providing new units through a land-hogsiimkage package over the last 49
years except for a short period during 1975-198@mthere was special interest in
improving quality of housing both in urban and haeeas. ‘Nyumba Bora’ (translated
as ‘decent homes’) campaigns were launched duhiisgtime period and government
had issued a circular emphasizing the need foripeactor employers to provide

decent accommodation to their employees.

The Nyumba Bora directive coincided with major dwaarl of public policies in the

construction industry that had led to the estabisht of research and training
institutions as discussed in Chapter 2. These teffeere however thwarted by the
economic difficulties experienced during the lapart of 1970s occasioned by going
to war with neighboring Uganda in 1978, the oibiziof mid-1970s and the slump of

1980S° that hit most of African countries.

Piecemeal solutions to housing provision charazerithe nation’s housing strategy
throughout the years. Even the land-housing linksigetegies were flawed in several
ways. When the old colonial-inherited land law weglaced with Land Act No. 4 and
Village Land Act No. 5 of 1999, housing bondagelaond was maintained and
shrouded in urban development under human settlenpeograms. Housing

contributions to the GDP remained low at 1 % (NHIQ@. In recent years, some
concerted efforts towards a comprehensive packagmlive the housing problems
have been noted. These include the possibilityeahtroducing long-term financing

packages for housing and involving of the privaeeter real estate developers,

> The 1980s have been referred to as the dark déosadérican countries. The World Bank and IMF hiad
intervene in several countries prescribing austengasures through such programs as Structurakfdant
Programs to revamp economies. These programs mgutdic spending literally paralyzing the publecsor
which in the case of Tanzania was the most promiffdre public sector firms never recovered from the
predicament and became a huge liability to govemisihat had to be offloaded in 1990s.
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housing cooperatives mainly in the form of NGOs &@RDs, and the formulation of

housing policy which is nearly completed.

Housing Policy and Legislation

The national housing situation through which theQ\Nkas to operate is undergoing a
number of changes as aforesaid. These changesidh®skecured in a legislation that
is specific on housing. Housing legislation is amportant document that seeks to
define the housing product, the processes andiigdghte actors. A good housing

legislation should be founded on a well-formulated consulted housing policy. A

good housing policy should aim at construction ofial communities rather than

mere housing units. In terms of the Housing PofmyTanzania, it is urged that it

strives to address the various shortcomings thatlisted above and in the least
provide for the following:

1. Encourage and promote mixed neighborhood residet@ieelopments by insisting

on nucleated developments with facilities suchesise shops and utilities. The
new policy should insist on mixed sizes of unitshwi an apartment block to

encourage co-occupation of different family sizes

. Encourage introduction of home loan improvemenarice schemes and provide

criteria for administering such a scheme. Individaad social/public rental
housing sectors should be able to access financehdse schemes. The
introduction of long-term financing for housingTianzania should be expanded to

cater for housing improvement schemes.

. Encourage and promote multi-tenure systems in thesihg sector to permit a

much wider choice by the housing consumers. Iniqudatr, the policy should
promote ‘limited housing cooperatives’ to enablerenpeople to have direct
influence in the type of housing they would wanstay in and how it should be
managed. The enactment of Act No. 16 (Unit Titlef)An Tanzania in 2008 is
commendable as it creates opportunities for monesing choices within the
confined urban areas and conditions the extenthafisg of responsibilities

towards care of the common areas in a condominiapepty.

. Encourage and promote communities and individuastsr in developing and

managing housing for different groups of persons
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5. Provide an institutional framework that devolvesusiog functions to the lowest
tier level possible and that must involve municipatl district councils in direct
supervision and management of housing delivery, agament and disposal.
Municipal councils should ensure that the housirayided is kept clean, tidy and
in good repairs at all times.

6. The rights of tenants must be secured in the neiicypoOne of the most
contentious arguments against the 2000 Human Bettie Development Policy
was its utter omission of rental housing. This wesspective of the facts that at
least 600,000 young people from schools, collegésuaiversities are entering the
urban housing market every year