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CHAPTER I

POPULATION GROWTH AND THE URBAN
INVASION

Mankind has made unprecedented progress during the 20th
century in industry, education and the sciences. But most mem-
bers of the human race still do not have a simple refuge providing
privacy and protection against the clements. The unevenncss of
man’s advance from the lower species is best illustrated in his
struggle for shelter. Here, more than in any other aspect of living,
people of more primitive cultures have shown a greater capacity
for overcoming the challenges of nature than has the urban, or
city, dweller.

One reason for this lag is that world population has more than
doubled in the last 100 years. Modern medicine, sanitation and
food production have extended life. Those who in earlier times
would have died young are today living longer and having
children. World population remained virtually steady in the
1800 years following the birth of Christ. Today, it is rising by
5o to 60 million people a year. Less than 40 ycars from now,
approximately six to seven billion people will somehow have to
be housed, fed and clothed.

Farms no longer yield enough food for the growing number
of mouths. Escape to frontier countries has been closed. Thus,
the cities within each country have become the obvious place of
growth. The first problem for the people swarming into the
cities is to get a roof over their heads. Land and housing arc there-
fore assuming new importance in the struggle for survival.

'Land and Housing in the New Urban Scene

Ever since the dawn of civilization, man’s effort to keep alive -
has been involved with the land. He has turned to the land for
his food and clothing, and for the space to cook, wash, sleep and
enjoy his leisure. Land has begn important in the building of his
house, too. He has extracted from the land the mud, stones,
wood, grass or bamboo that he could use with his own hands.
The dwelling he managed to erect met his simple needs for a
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place for mating, a storchousc for his few possessions, and a
protection against weather. He had access to the fields and to
sunshine, closeness to work and family, and rclatively ample
space in which to move about. /

As masses of people move toward the city today, they find
the land divided into small lots, to be bought or rented. Even
if they can buy the land, they no longer can build homes with
their own tools and talents. Nor have they the time to build. In
many instances, their meagre dict provides too little encrgy after
their daily excrtions and their long, tiring journcy from work
Building materials must now be purchased. In addition, laws
prescribe how and where people can build. To buy or rent a
home, there must be a constant flow of money from a steady job.
The house has become a commodity, like bread. The individual
no longer begins or controls its production and worse, is scldom
able to buy or rent the shelter he needs.

The problem has also been complicated by the fact that
people have been moving into the citics much faster than the
emerging industries can absorb them. Between 1960 and 1970,
200 million people will move into the cities of Asia, Africa and
Latin Amecrica. The ever-growing population descending upon
the cities has intensified and will continue to intensify the demand
for housing, and it has heightened the competition for wages to
pay for homes. The migrant to the city generally arrives without
income or skills and often continues to live on a level of poverty.
As a result, street sleeping, slums, overcrowding and squatting
have produced a new human situation in the rapidly-growing
citics. The first three problems are described in this chapter.
Squatting, or settling on public or unoccupied land, is discussed
in more detail in Chapter 2.

Street Sleeping

A street sleeper is a mobile squatter without a home. If the
climate and the authorities allow, the street will be his home and
his bed until he can find something better, and the means to pay
for it. Some accept the pavement as their established abode.
Although there was considerable street sleeping in Europe
in the early days of industrialization, it has been eliminated there
except for a few people without jobs or families and wanderers.
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But in Calcutta, India, some 600,000 people slecp in the streets.
Census figures for the city of Bombay, India, showed that one
out of every 66 persons was homeless, and another 77,000 people
lived under stairways, in cattle sheds, or in similar spaces. Al-
though many workers in the cities have enough moncy to pay
for minimum shelter, the housing they need does not exist.
Therefore, some people have built bamboo and cloth tents or
partial shelters on cement sidewalks, where the women cook
over smoky fire pots, using cow manure as fuel. In India, ten
or more people share one of these tiny dwellings.

In Lagos, Nigeria, a street sleeper will watch a shop at night
and keep away other street sleepers in exchange for nightly use
of an entrance way. A few thousand homeless people seck spots
on the picrs in the rat-inhabited water or scarch for unguarded
spaces on which to lay a straw mat.

Types of Slums

It is more usual for workers to swarm into city slums. The word
“slum” is a general word for poor housing of every kind, and
also a label for the environment. The same word denotes a
Chicago mansion now uscd as a rooming house in the United
States, and a cardboard carton sheltering a human being in
Lima, Peru.

Because of its broad meaning, the word too often obscures
the vast differences between one type of slum and another. Slums
may be cither rented or owner-occupied, cither legal or illegal.
They include cabins, huts, dens, dugouts, sheds, stalls and other
evidences of poverty. Some are single-family shelters converted
into scveral smaller sections. Some are one-story and others are
six-story apartment buildings.

Some slums arc new and some are the abandoncd houses of
people who have moved higher in the economic scale. The new
slum is built because it has a usc at the price. The old slum sur-
vives becau e there is nothing cheaper or more uscable to replace
it. The new huts built of scrap materials collected by people who
are migrating to the cities of Asia or South America are often
worse than older slum housifig.

Slums flourish in many environments. They emerge from
marshes, hillsides or war ruins in the Philippines. They arce built
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within old forts or on swamps in Puerto Rico or India. They line
the hills in Latin America. Slums are found in cemeteries and
along the side roads near new apartment houses in Karachi.
They also appear as holes in ancient caves near Rawalpindi and
in southern Spain. They are found in the Casbah of Tunis and
in the vacation centers of the West Indies. They are the thousands
of dark single rooms of Ahmedabad, Cawnpore and Nagpur,
in India.

Slum life is not always the symbol of despair. It may sometimes
be the first advance from homelessness into shelter, or a resting
place on the road from poverty to hope. The slum exists because
no nation is able to produce adequate housing at a cost that
workers can afford. It is the shelter that the industrial age provides
for its workers. Housing has remained the neglected orphan of
the Industrial Revolution which developed in England about
1760 and has since spread to other countries. The slum is the
humble shelter to which many workers have been indefinitely
assigned. ‘

Waste Disposal in Slums

Onc of the most troublesome aspects of slum life continues
to be the simple disposal of human waste, or excrement. It may
be discharged into a ditch shared by dozens of families, or left
to rot between shacks. New, tall buildings may exist near colonies
of slum dwellers whose only plumbing is a seldom-cleaned
furrow shared sometimes by hundreds of families. In the age of
the atom, the disposal of human waste remains one of the
stubbornly persistent problems of urban man.

Absence of a system of removing excrement from living areas
continually cxposes the healthy to the germ-filled wastes of the ill
and the disease carrier. Such filth is accepted as part of lifc in the
crowded urban communities that have grown rapidly in recent
years. For example, in Lagos, Nigeria, 85 per cent of 4,579 school-
children were found to be infected with disease. In 1960, $4.5
per cent of all deaths in Nigeria’s capital city occurred among
children under five years of age.

Although pail collection of wastes is common in less-developed
areas, this is far from the most sanitary form of waste collection.
However, in many areas, even this primitive service is absentor
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unreliable. Wastes are often allowed to accumulate for,weeks or
months before being removed. Sometimes this waste is left to rot.

Overcrowding in Slums

The afflictions of slum living are intensified by crowding and
lack of privacy. If there were an adequate supply of urban slums
for everyone who needed shelter, their harmful effects might be
confined to filth, darkness and lack of maintenance. But the
shortage of housing, even slum housing, means that the slums
that exist are also packed with people. “Crowding” in these in-
stances means that the houses are crowded onto almost all avail-
able land space. It also refers to crowding within the house itsclf.

Lack of privacy, exposure to disease and failure to form family
social units are only a few of the by-products of a lifc with almost
no room to breathe. Single room living quarters in Bombay are
occupied by from six to nine persons. Crowding 10 persons into
a space 10 by 15 feet was common. In such quarters, one occupant
could not sec another in the dark passages or rooms. Sickly
complexions, undernourished bodies, and the tired faces of the
children tell their tale.

In Panama, as many as 20 individuals live in a room 15 by 15
feet, and sleeping is done in turns. In Kingston, Jamaica, nine
persons occupy tiny huts 6 by 10 feet. In Accra, Ghana, occu-
pancy per single house in 1960 was 19.3 persons. In Lagos, Nigeria,
which has three migrants for every natural birth, as many as 80
people share a small house which is scheduled to be destroyed.
Even in the areas near good housing in Lagos, 16 to 20 persons
per house is not unusual.

Migration into some cities of the Far East has created living
conditions without any privacy or space for motion. In Hong
Kong, five or six people share box-like areas measuring 40 square
feet. Density is as high as 2,000 persons per acre in one-story huts
in which there is no water, sanitation or organized system of
waste disposal. Chickens and pigs share some of the huts or the
tiny open spaces around them.

In one shophouse in Singapore, I saw families of six to eight
people facing life in airless, windowless rooms 7 by 10 fect. There
were as many as five children sleeping on the bug-infested floor
beneath the bed. About one-third of the occupants in the average
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Singapore shophouse have no window at all. The others have
either one window (generally with broken glass) or access only
to an opening through which some light might be seen. Fre-
quently the occupant uses his rented space not only for sleeping
but as a “farm” f%r growing small vegetables, or as a shop. The
illness of a child or a parent means that the whole family must
share the discomforts and often the discase. Yet this is the way of
life for tens of thousands of people in Singapore and clsewhere.

Both Hong Kong and Singapore have undertaken extensive
re-housing programs. But the demand for space is so intense,
and the size of the average houschold so large, that it is not un-
usual to see five and sometimes as many as ten people sharing one
of the new rooms. Of 10,125 applications for new housing in
Singapore, the family size of ncarly half was listed as seven per-
sons or more. Many of these families would be assigned single
rooms. I saw families of ten persons sharing a single room in
Hong Kong’s new housing projects. Often it was also the work-
shop where they were trying to carn a living.

It is virtually impossible, particularly in tropical arcas, tokeep
water clean when it must be carried long distances and retained
for hours or days in exposed tubs or cans. Often the water be-
comes impure at the source. In one slum area I inspected in
Kingston, Jamaica, a single water tap served several hundred per-
sons. In another area occupied by 8,000 people, there was no
water at all.

The housing situation is no better in many villages. In 14 vil-
lages of Upper and Lower Egypt, for example, 27.5 per cent of
the shelters have no roofs. These settlements are usually clusters
of small, drafty, dark mud huts crowded together to avoid using
any of the farmland. Conditions such as these, coupled with
average peasant income of $11.50 a year per person, speed
the movement to the cities, where the housing conditions are
often worse.

In Africa, Asia and Latin America, more than a billion people
(about half the population) are homeless or live in housing that
is described by the United Nations as a menace to health and
an insult to human dignity. To miake the situation even more
serious, housing conditions are steadily worsening in almost all

the developing areas. Many families pay so high a price for the
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privilege of sleeping on a floor that little money remains for
the bare essentials of life. And as the surge to the cities ¢ontinues,
the competition for space will become more fierce. Rents will
rise further. Squatting and overcrowding will increase. The
effort to maintain some form of family life will become less and

less hopeful.

Some Social By-products

In more-developed countries, whose slums might seem luxuri-
ous to some Asians, a great variety of social and health problems
are found in slum areas. These include high rates of crime among
young people, family dependence on public assistance, inability
to read or write, unemployment, poverty, divorce, alcoholism,
mental disorders and low mentality, and frequent changing of
residence. A low educational level, low marriage rates, more
cases of fathers deserting their families, and a high proportion of
employed women (compared to men) is also characteristic of
these slums.

However, the cffect of the slums is not the same everywhere,
and poor housing is not the only cause of bad social adjustment.
Bad housing contributes to the bad actions of young people and
crime. But this influence in some cases may be lessened by strong
parental influences, constructive discipline in the schools or com-
munity, or sound moral values. Environment is more than physi-
cal environment. It is a combination of physical, social and
personal factors. Yet the change in a normal boy from rural
Puerto Rico when he moves into a slum in New York City is
often appalling—despite New York’s well-organized educational
and social services.

The Street, the Neighborhood and the City

A large group of houses can make a “neighborhood’ if the
people who live there bring to it the elements of intimate associa-
tion and a unity of interest. The neighborhood is a place where
children meet and influence each other, and where the residents
have a feeling of belonging.

But often the big city is erely a collection of badly-main-
tained houses, shops, factories, streets and public services. These
assorted temporary resources in the busy cities are no substitute
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for the village institutions. What the city provides is likely to be
overcrowded, impersonal, experimental, and without the mel-
lowed traditions or folkways found in rural villages. Restraints
and sanctions are absent. The lack of living space undermines
family discipline by driving the child into the streets.

The inhuman overcrowding inside the house might be relieved
by adequate space outside. But too often, the only outside space
is a narrow, rutted path which must provide room for the move-
ment of people, the carrying off of waste and rain water, cooking,
peddling wares, and sometimes space for animals.

Yet the growing city, with all its faults, is where the destiny
of man will be determined. The slum may always be with us and
for many people, it may be the only escape from famine and lack
of progress, the temporary stopping place of struggling mankind
slowly moving toward something better. But the prospect of
something better should be there, however remote.

From earliest history, the city has been linked with freedom.
It was a refuge in the Biblical days of Cain and Joshua. It was the
center of a vigorous political life in ancient Greece, and the
stimulation to law in Rome. When Man’s mind roamed free in
idealistic dreams, the city was often closest to his concept of
heaven—the “Celestial City,” the “Heavenly City,” the “City
of God.”

In the Middle Ages between ancient and modern times, the
city of trade, commercc and property helped to weaken slavery
and bring freedom. Although industrialization posed a threat in
the cities of Europe, more freedoms somehow emerged in the
cities and more freedoms survived in them. Despite its changes
and challenges, the city still contains the raw ingredients of free-
dom. It is still the marketplace for goods and ideas, the meeting
place for new things, the center of culture. Parliamentary govern-
ment and protection of individual freedom developed in European
cities during the shocks of industrialization. Perhaps in the
troubled cities of the developing world, the same values also may
emerge and grow.

The swelling cities of the East may be re-living some of the
history of the Western cities. They have become the safe harbor
of the refugee, the hungry, the politically oppressed. The Filipinos
fleeing the Huks pour into Manila. The Hindus escaping the
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Moslems move into Old Delhi. The victims of Chinese commu-
nism escape to Hong Kong. When the Indian peasant’s*miserable
two acres no longer yield enough grain, or the Pakistani’s meagre
crop is drowned by floods, he moves toward the bustling city.
As the desert wind blows over the drought-covered land, the
Arab whips his camel toward the busy, new human settlements.

But in too many of the developing cities, the older customs
and institutions of value are weakening before the newer ones
have become rooted. The creation of stability is obstructed by
housing famine and the frustrations of crowded living. Unfor-
tunately, people with the talent and vision to reform the social
pattern are rarc, and trained civil servants are few.

In 1950, one in every five of the world’s people lived in cities
of more than 20,000. With 50 to 60 million new mouths to feed
cach year, the push to the city gains speed. In 1975, urban popula-
tions in Asia, Africa and Latin America will be double what they
were in 1961. The urban housing supply must be four times larger
by 1975—even ifall the unrepaired or decayed housing is replaced.

In 90 per cent of the world’s countries, the average income per
person is only 50 cents a day. This has not kept the birth rate from
rising. In fact, it is rising more sharply in the areas that can least
afford to accommodate more children. Yet for many people, and
ultimately for most people, the city is becoming the only alterna-
tive to hunger and despair.

Rates of urban growth are 400 per cent higher in Asia than in
the West and the movement to the cities is only beginning. It is
futile to speculatc on what might have been the better life. The
irrespressible forces of urbanization are pushing ahcad. There
appears to be no other option. The question is only whether
human endurance will persist in these settlements until better
patterns emerge.



CHAPTER 11

SQUATTING

Human history has been an endless struggle for control of the
carth’s surface. Conquest—the acquiring of property by force—
has been one of the most crucl methods. As the population has
moved from rural land to the cities of the developing world,
a new type of conquest has developed: “squatting.” It occurs
when landless and homeless people who are secking shelter forc-
ibly claim land. Other forms of conquest have been caused by
the pursuit of glory, trade routes, or revenues. But squatting is
part of a desperate contest for shelter. It is the most pardonable
of all forms of illegal seizure.

There was squatting in the old frontier areas of the more
developed nations. After a period of time, squatters established
legal ownership, and the land was often given or sold to them.
The force of law replaced the law of force. In the cities of America
and Europe, squatting seldom occurred because law and property
rights were firmly rooted in the cities.

But in the cities of the less-developed world today, squatting
is usually open and defiant. The success of squatting tempts more
squatting. It has affected not only government-owned land but
private land, including land developed with costly facilities.
When squatting exists widely, orderly development and expan-
sion are hindered. Investment in urgently needed urban enter-
prises may be discouraged. The political stabilization of the
government may be delayed.

The squatting problem exists in many parts of Asia, Latin
America, and Africa. In fact, it exists wherever there has been a
mass movement of people to cities and where there is insufficient
shelter. There are now about 240,000 squatter units (“‘gece-
condu” in Turkey. Squatters are 45 per cent of the population
of Ankara, where some land has been given to them. Squatters
are 21 per cent of the population in Istanbul and 18 per cent in
Izmir. In 1951, squatters numbered 60,000 in Baghdad and about
one-third of the population in Karachi. Squatters are at least 20
per cent of the population in Manila, Philippine Islands. In Davao,

10
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alsoin thePhilippines, squatters have taken possession of land along
a main road reaching from the city hall to the shopping center.

Urban centers in South America are also experiencing a flood
of migrant squatters. In Venezuela the proportion of squatters,
both rural and urban, is more than 65 per cent of the total popu-
lation, Cali, Colombia, has a squatter population of about 30
per cent; Santiago, Chile, about 25 per cent.

Squatter colonies are usually primitive. However, their appear-
ance varies according to the availability of building materials,
the financial status of the squatters, and the prospects for con-
tinued possession. Little one-room shacks built of mud and
scrap materials are appearing throughout Latin America. These
colonies have no waste disposal system, no water supply, no
paved roads. Havana, Cuba, has a great number of primitive
huts without sanitary facilities. In Algicrs, tin-can towns (“bidon-
villes”) are just five minutes away from the center of the city
in almost all directions. The tightly packed shacks, with only
narrow alleys for passage, are built of old oil drums, scrap metal,
tin cans, and used wooden boards. Each hut, measuring about
10 by 10 feet, shelters an average of four or more persons, and
often a goat. In Tunis, the squatters live in caves dug out of
hillsides. Near Johannesburg, South Africa, squatter colonies
are a chaos of shacks and huts pieced together by the homeless
and poor.

In India’s larger citics, squatters are found in old forts and
wherever they can find space to erect a hut. Squatters include the
unemployed and also about 250,000 construction workers.
These workers move from place to place as they finish one job
and start another. Their tin and rag shacks remain long after
they have moved elsewhere.

Squatting is caused by many factors. Hunger and poverty in
the rural areas encourage the quest for subsistence in the growing
urban areas. Refugees from war and other disturbances flee to
the cities. Sometimes people use squatting to make a profit.
Usually, squatting is the by-product of urban landlessness and
housing famine. Too many laborers in rural areas, and the need
for labor in the cities and toWwns, combine to specd migrations.
When there is no housing for the migrants, they do the only
thing they can—they move onto vacant land wherever they can
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find it. If possible, the squatter chooses publicly owned land,
rather than private land, because there is less fear of being dis-
lodged. Sympathy with the squatters, or lack of a consistent
official policy, encourages further squatting. Existing settle-
ments spread and new scttlements appear. Many of Delhi’s
squatters built shacks during the 1962 political campaign when
they thought that politicians had assured them they would not
be bothered. Their shacks were demolished after the election.

Types of Squatters

Squatters erect different types of buildings according to the
materials available. Most of them are shacks made of mud, scrap,
wood or tin. But some are very substantial houses. Others are
designed so that the squatters can move them to other sites, if
officials or private owners object to their presence.

There are many types of squatters. Most squatters are “‘owner
squatters,” who own their home but not the land. The owner
squatter builds his shack on any vacant land that he can find.
He prefers public land or land owned by absentee owners.

The “squatter tenant” does not own or build a shack, but
pays rent to another squatter. Squatter tenants are often the
poorest people. Many newcomers to an area begin as squatter
tenants, hoping to advance to squatter ownership.

The “squatter holdover” is a former tenant who has stopped
paying rent but has not been evicted, or forced to leave, by the
landlord.

The “squatter landlord” is usually someonc who has been a
squatter for a long period of time. He rents rooms or huts, often
at a very large profit.

The “‘speculator squatter” makes squatting a business. He
squats because he expects that the government or the private
owner will pay him to leave. He is often the most eloquent in
his protests and the most stubborn in resisting eviction.

The “‘store squatter” (or “occupational squatter”) establishes
a small store on land that he does not own, He may do a thriv-
ing business without paying rent or taxes. Sometimes his family
sleeps in the shop. A citizen of Davao, in the Philippines, can
have his teeth fixed by a squatter dentist, an operation per-
formed by a squatter surgeon, or his soul sent on to a more
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enduring resting place by a squatter clergyman.

The semi-squatter, or partial-squatter, has secretly built his hut
on private land, but he arranges with the owner to stay on the
land. Actually, the semi-squatter has become a tenant. In con-
structing his house, he usually i ignores building codes and laws.

The floating squatter lives in an old boat which is floated or
sailed into the city’s harbor. The boat is the family’s home and
often its workshop. It may be owned or rented. The family may
live there temporarily or permanently. In Hong Kong, there are
so many thousands of boats in onc area of the harbor that it is
difficult to sce the water.

The squatter “cooperator” is part of a group that shares land
swhich it does not own, and protects the land against public and
privatc intruders. The members of the ““cooperative” may be
from the same village, family or tribe. Sometimes they share
a common trade, as groups of weavers who live and work as
squatters in Pakistan.

There have been admirable attempts by squatters to build
clean homes and to raisc their children well. However, squatter
colonies are generally safety and health hazards. The foundations
of the buildings arc often unsafe and most of the shacks are over-
crowded. Criminals, public women and hopeless people live in
squatter colonies. Fires occur frequently. The fires are usually
accidents, but sometimes it is suspected that an owner started the
fire to force the squatters to leave his land.

It is belicved that more than 70 per cent of the fires in Manila
started in squatters” sheds. In Hong Kong, one fire in a squatter
area left 20,000 persons without homes. Other fires left 50,000
homeless in 1953 and 24,000 without homcs in 1954. The dis-
placed squatters began living in the public streets, where they
cooked their meals and dropped their daily excrement. After
the government found homes for the victims of the disaster,
another fire occurred. In 1963, despite an extensive resettlement
and rehousing program, squatters still crowded the hillsides and
valleys. Firc or storms constantly threaten to carry away their
pathetic huts and belongings.

In Singapore, 130,000 people live in sordid and unsanitary huts
throughout the municipal area. It has been reported that it is
impossible to eject these squatters because they have nowhere
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else to go. Although the government has tried to keep squatter
areas clean and free from disease, these colonies are a menace to

the health of the whole city.

The Threat to Law and Order

Attempts to end squatting have usually been futile. The City
Improving Committce of Rangoon, Burma, reported that
squatters assumed that they had certain rights to the land, and
that the Committec had “no power to order anyone out of build-
ings or sites.”

In Pakistan, the United Nations mission was told by officials
that the political strength of the squatters made it impossible for
the government to evict them. In one area, a “King of Squatters”
was able to fix the pricc of land and collect money from squatters
for the “protection” he offcred them.

The response of government to squatting has generally been
weak or indifferent. This is causing a loss of respect for obedience to
law, honestyin government, and the importanceof propertyrights.

Even courts are powecrless to enforce their orders. Frequently,
as in Turkey and the Philippines, squatters have been given legal
title to government land. Disrespect for law and government has
becomc widespread in a growing number of countries. The
dangers are increased by the fact that squatters usually live in the
nation’s capitals or other politically important centers.

The political effect of squatting has been felt not only in Asia,
but also in sensitive areas of Central and South America. In Cali,
Colombia, squatter violence caused industry to leave an arca. As
a result, uncmployment increased. The situation became so bad
that a major program to rchouse the squatters was undertaken as
an emergency measure.

It is not correct to view all squatters, or even the majority of
them, as lawbreakers. This is a misunderstanding of the problem.
If land were availuble to the squatter, he would not be forced to
take land. A sound land policy might have granted him a site,
however small and humble. Such a policy might have prevented
a critical challenge to social and political balance in the less-
developed areas. But this obligatién has never been accepted
by the more-developed nations of the world as a challenge to
their consciences.



CHAPTER III

THE URBAN LAND PROBLEM

Land Shortage amid Land Plenty

Squatting is only one aspect of the world struggle for shelter. It
is also part of the whole land problem that has troubled econo-
mists and political philosophers for more than 200 years.

During the 19th century, economic theorics were based
primarily on the economics of agriculture. It was believed that
the earth could not provide enough food for an ever-growing
number of people. Privatc ownership of land, previously affirmed
as a natural right, began to be considered as a new type of robbery.

The laborer toiled for his wage. The capitalist, even though he
was an exploiter, invested his money and his idcas. But the land-
lord did nothing and became richer. As the population increased,
so did the landlord’s unearned gains. Something forceful had to
be done before rent swallowed all the profits of agriculture and
industry, and the landlords owned the world. Although Karl
Marx—a 19th century German revolutionary leader and writer
on political philosophy—was primarily interested in fighting the
industrialists, he believed that the landlords were worse offenders.
Marx’s criticism of the landlord was that he just sat on his land
and made no contribution to wealth.

Today many facts have modificd the fear of land shortage, and
the unhcalthy outlook that it forecast for humanity. Agricultural
production on the same limited earth is today increasing far
beyond the expectations of the 19th century. Throughou the
world (excluding mainland China) agricultural production 1s
rising about one per cent faster than population. Half of the world
is still underfed and there is a sharp contrast between the diets
of the more- and less-developed areas. But only 10 per cent of
the world’s surface is being farmed. Another 40 per cent may be
addcd with the extension of irrigation, or artificially supplying
the fields with water, and other modern techniques.

Antagonism toward landlords began in rural areas. Henry
George, an American social scientist and critic of the 19th century,
extended the feeling against landlords to urban areas. He said
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that open fields were succeeded by the farm and the farm was
eventually succeeded by city lots. Why, he asked, must cities be
overcrowded: “Simply because of private ownership of land. . .
Before anybody can build a housc [an outrageous] price must
be paid.”

George’s agitations in Europe and America seemed proper and
morally correct at the time. But as improved transportation
opened new lands for urban use, his theories about land in cities
no longer applicd. Today, population increases in the developing
arcas have renewed the contest for urban land. The injustice of
the urban land ownership pattern is again being exposed.

Owmership of land in most developing areas is still the major
source of wealth. Urban land has some of the emotional
characteristics that it once possessed in the rural economy. The
title to land often gives prestige, as it once did in Europe. In
countries with few alternatives for the investment of money,
urban land offers as much profit as any other investment. In
Israel, for example, land prices in the Tel Aviv area rose 200
per cent in the two years from 1961 to 1963.

Sometimes rising urban land costs arc simply part of a risc in
the general price level. But more often the value of land rises
out of proportion to other prices becausc of new roads and other
public improvements combined with population increasc. Even
in areas where land is plentiful, high interest rates and the lack
of an effective mortgage system prevent most citizens from being
land owners. As population growth raises land value, those who
do not own land become envious and bitter. They oppose a
system where the few lucky land owners are protected by law
and enriched by the rising demand for land. Therefore, it is not
surprising that the squatter thinks of squatting as a form of
constructive justice.

Despite the pressures on urban land, few developing countries
have taken any action to ease the difference between wealth and
poverty. But in some nations, the cries for land reform arc being
heard as the competition for urban land increases.

In the more-developed areas, there has been a change in the
nature of land ownership during the past century. Here, the rich
have put most of their capital into manufacturing, trade and
banking, or havc invested in such personal property as stocks,
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bonds, and savings rather than land. The middle class and even
some in the poorer class have become owners of dwellings that
they inhabit themselves or rent to others. These groups are no
longer considered prosperous simply because they own their
homes or operate small rooming houses. But even in these more-
developed countries, the rise in land prices due to population
increase has brought a demand for higher taxes to limit the
amount of profit which could be made on land.

In the developing areas of the world, ownership of land by the
less prosperous is still a primary ambition but a distant hope. The
movement of people to urban land has created the appearance
of land shortage. Yet there is actually enough land to accom-
modate industrial man with space for living and working, for
mobility and recreation. City dwellers use little space, either
standing up or lying down. The developing arcas have avoided
the steam age, with its requirements for locating industry and
homes near cach other. The machines that men operate today,
although not yet numerous in these areas, are becoming increas-
ingly compact and require little land. They can draw electricity
for their power from sources miles away.

With greater efficiency in transportation and with new sources
of power, man is no longer cnslaved by the tyranny of distance.
Thousands can be accommodated within a relatively small space,
as in the cities of Europe and America. For example, the entire
population of the world could be housed at about so persons
per acre within today’s West Germany. Yet Hitler killed millions
of people in his quest for German “living space.” In 1940,
Germany was far less densely populated than England, Wales,
or the American state of New Jersey. Another example of incon-
sistency in land use is the island of Barbados. It has been described
as the most crowded space in the world, except for some provinces
of China. Its 166 square miles are inhabited by 240,000 people.
Yet its largest city has no high-rise buildings.

Surprisingly, densities in some parts of the United States are
higher than in Europc. The American states of Massachusctts
and Rhode Island were more crowded in 1941 than Japan,
one of the most crowded nations in the world. Tokyo has more
people than any other city in the world. Yet land is still used for
rice fields within a 20-minute ride from the center of the city.
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Man has penetrated the frontiers of space to the moon, but he has
hardly settled more than 40 feet above the earth’s surface.

But such calculations do not tell the whole story. They fail to
explain the shortage of land for working and living within
specific areas. They do not recognize the transportation needs
of man and industry, nor the need for roads, water, airports
and recreation. Above all, they do not reveal the competition
among all these uses within populous big-city areas.

Although the theories of land shortage are no longer valid,
there is still a land squeeze of a different kind. It is the shortage
caused by the demand for central land in and near the cities.
The actual land used for cities may be only 1 per cent of an
industrial nation’s land supply. But competition for this land is
intense. Unless it is resolved, it may produce conflicts as serious
as an actual shortage of land.

The cause of the current land problem is man’s need to live
near his work. Despite the abundance of land, the space for all
the uses demanded by man is still limited by time, accessibility,
distance, and the cost and speed of travel.

Generally, the small amount of land on which man con-
centrates his demands is privately owned. As more and more
people pour into the urban centers, land prices soar. Suburban
lots also become more expensive. In morc-developed areas, the
price of land is a small fraction of the combined cost of land and
completed buildings. In a section where roads have already been
built and good transport facilities exist, land cost is a very small
part of total development. Someone contemplating building
a new home or factory might find that the cost of the necessary
land would be 10 per cent of the total development cost in
suburban areas, perhaps 20 to 30 per cent in the more accessible
sections. In some of the poorer countries, however, land prices
may reach 5o per cent or morc of the combined cost. In other
countries, land will not be released at any price. It is in such areas
that the land problem is serious and needs corrective measures.

Land cost has increased greatly not because there is a shortage
of land. The increase is not due only to the increased demand for
urban land nor to owners hoarding their land. The reasons for
soaring land prices also include the following: (a) failure to
provide easier access to nearby sites; (b) freedom from land
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taxation; (¢) installation of public utilities and roads that have
heightened the value of the land without an increase’in taxes;
(d) too few owners in some places and such excessive dividing of
ownership in others that it is impossible to assemble land; and
(e) defective policies concerning land titles or lack of adequate
purchase procedures that could bring more land into use.

High land cost may not be the only obstacle. There are other
problems. In many areas, income is so low that land at any price
is beyond the family’s means. Shortsighted transportation plan-
ning limits the land available for industry and public works.
Families who own land are frequently unable to borrow money
to improve it. Often a squatter on one small lot prevents assem-
blage of a larger unbroken plot.

In many instances, proper government policy might remove
such obstacles. Governments have the power to guide the use of
land, curb its misuse, prevent its abuse, regulate its non-use or
disuse and guide its re-use. Land is the key to environment,
housing, public works and growth. But governments have failed
to usc the key to open the door to more rational land uses.

The Widening Aspects of the Land Problem

Wherever a traveler goes, he sees the land problem in one form
or another. In India, the urban area is spreading to valuable
agricultural lands. In Pakistan, suburban developments are absorb-
ing soil capable of producing four crops a year. In the Philippines,
the areas surrounding Manila suffer from too few owners and
excessive speculation in land. In Turkey, the land cost is often
50 per cent of the total home cost.

No country is without a land problem of some sort. In Ghana,
land development is being frustrated by defective titles. In Japan’s
Hanshin region, where marsh land was developed with industries,
the factories are sinking into the earth, with nothing but occa-
sional chimneys standing like headstones to mark the graves.

The more-developed countries have their problems also.
England is troubled about the pressure of housing and industry
upon its green arcas. In California, every week another dairy
farm is lost to a suburban development.

The devices for acquiring land or properly using land have
been changing throughout the world. The forms of land
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possession are also being modified. The following are some of
the tendencies:

1. A Growing Insecurity of Ownership or Possession

Security of possession has been a burning desire from the time
that man first asserted his claim to exclusive ownership of a patch
of land. Some governments have made efforts to divide large
land holdings and provide more sites for the ordinary citizen.
But despite this, insecurity still plagues many tenants and share-
croppers in the rural world.

Urbanization has reduced the quantity of land needed for living
or working. The size of the average lot of land has decreased
from two acres or more to only 1,600 square fect or less. But the
competition to acquire and hold it is intense. The squatter
acquires a foothold on the land of another. The renter, harassed
by the housing shortage, fearfully awaits the owner’s decision
to drive him out or demand a ransom for continued occupancy.

Tenancy is not always a sign of poverty, particularly in the
cities of the more-developed areas. (In the less-developed coun-
tries, however, renting generally means low income.) Nor does
ownership always mean wealth and security. High interest
rates and short terms on mortgages often make ownership risky
and insecure.

In some countries, custom and honor were once a restraining
influence upon landlord tyranny. But the relationship today is
more impersonal. The tenant and the landlord are now usually
strangers, the tenant merely part of the mass seeking shelter, the
landlord seeking the maximum profit or an opportunity to oust,
or dislodge, his tenant. The relationship is no more personal
between the banker and the borrower. Possession in both cases is
dependent upon the occupant’s continued ability to pay the rent or
the debt. Landlords and bankers are generally unmoved by
unemployment, economic depression, age, illness or death. They
are not concerned about added family obligations, financial losses,
shift of job location, domestic problems or the lure of the install-
ment salesman who has imposed an added burden on the
borrower. The homeowner’s failure to make a single payment
threatens loss of his entire investment. No system has yet been
deviscd, even in countries like the United States, to insurc
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individuals against such hazards. A system of cquity insurance
to protect a person’s investment against the risks of tnemploy-
ment, illness or death, seems long overdue.

Another threat to tenure, or possession, has arisen in countries
with minority-group problems. The expansion of government
powers, while aiding the under-privileged in some countries, is
being used elsewhere to force minorities from their footholds.
Slum clearance in South Africa and in some states in the United
States has become the legal device to evict the unwanted, parti-
cularly non-whites.

2. The More Intensive Use of Land

The competition for land has intensified the use of land both
within the city and in its surroundings. The city has become
crowded with people and factories. Such crowding has necessi-
tated huge budgets for social services and made strects impassable.
It has made the journey to work laborious and life difficult as
well as dangerous, particularly for children. In some areas, the
traditional one or two-story building with casy cscape to the
street or yard is being replaced by vertical living quarters full
of tiny apartments. Even wherc land has been developed under
the sponsorship of the government, some people prefer the
one-story hut with easy access to the street.

As the scramble for land increases outside the central city area,
land that should have been reserved for recreation and other
purposes is being spoiled by rows of monotonous living quarters.
The sizeable investment made for utilities, streets, schools, and
other improvements makes the sordid pattern morc difficult
to change.

3. A Wider Spreading of Holdings

Although land concentration has persisted in some places (as in
parts of South America), the general trend has been toward an
increase in the number of owners and parcels of land. This does
not signify equalization of wealth. Instead, it suggests that the
soaring prices of land in the growing urban areas have induced
more owners to sell or divide their land to make large profits.
An estate of 1,000 acres that is 100 miles from the city may be
valued at less than a single lot in the center of the city.
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The spreading of land ownership has been speeded by a number
of other fhctors. There may be an increasing number of heirs and
descendants dividing the property. Some owners sell property
to invest in industry. In some countries, laws have been enacted
to lessen the concentration of land ownership. In still other cases,
land parcels have been bought by the government for resale as
housing or industrial sites.

‘Where mortgage systems developed, these too have encouraged
division of land into units suitable for building home. Although
there are still large parcels of land which was once agricultural in
single ownership, the general tendency has continued toward the
division of holdings. These smaller parcels will, however, often
continue to be held for speculative profit rather than development.

4. New Forms of Tenure

Partly as a consequence of rising land costs and the competition
for sites, new forms of tenure, or possession, have appeared. Some
are good and some bad, but all of them are part of the contest
to gain ownership or possession of a lot.

These include:

(a) Equity Ownership. This is the ownership of property
which has a mortgage. A mortgage system is essential to make
casier the purchase of land and homes at ever-rising costs. How-
ever, in effect, it causes a division of the title to the land between
the banker and the owner. The owner’s claim on his property
is called his equity in it. It is in the owner’s interest to protect
his equity. The equity continues as long as the owner can pay his
mortgage installments and interest charges. An owner who can-
not meet even one mortgage payment can lose his property.

(b) Contract Land Ownership. The family agrees to buy the
land by installment payments, hoping ultimately to pay for it
out of earnings. The rising costs of land have extended the con-
tract payments for long periods. Even when payment is com-
pleted, the owner still does not have a house. Usually, he must
borrow more money to pay for building a house.

Buying a tract of land, dividing it and selling small plots that
are paid for in installments has become a frequent practice of
land operators in many less-developed areas. Often the purchaser
lacks the money to build, so he puts up a shack from temporary
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materials. Sometimes after starting his building, he uses all his
money and cannot pay for the roof. Ultimately the banker, the
weather, or the taxing authority takes the property.

(¢) Statutory, or Legal Ownership or Tenancy. In this case the
government has passed laws to protect the owner or the tenant.
Control of rents is the most common example. In one form or
another it exists in most less-developed countries. Another
example is a 1958 law in Ireland that extended expiring long-term
leaseholds for another g9 years at a forced rent of an eighth of
existing rental value.

What has happened in these cases is that a law modifies or
redefines what has been a contractual relationship. While rent con-
trol and other legal interference with the contract may be good
for the tenant, it may discourage investment by private capital.

(d) Key Money. With the costs of land, homes, and rent
rising, key money tenture has become common in many less-
developed countries—South America, Israel, and Greece, among
others. A premium, or an additional amount, is paid for the right
to acquire possession of the property—for the right to have the
key. Where mortgage money is difficult to obtain, key money is
also paid to builders to help them finance new operations.

(e) Building Ownership. Becauseland prices have risen faster
than purchasing power, a person desiring to crect a building often
leases the land instead of buying it. When the lcase expires, the
building is generally then the property of the land owner. This
arrangement has been common in England, where land until
recently was owned by relatively few people. Building ownership
is common in the Soviet Union, since the government has seized
all land titles.

(f) Squatter Tenures. The growth of squatting has produced
many new and unorthodox forms of tenture. As described earlier,
they include squatting in which the government or the private
owner tolerates possession by the squatters. When such land is
needed for other purposes, the squatter may be speedily evicted.
He may resist eviction or bring pressure on the government for
protection against ouster.

(g) Cooperating or Sharing Devices. The inability of a single
family to secure a house has resulted in mutual agreements under
which several families join together to build or buy one. Coopera-
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tion for mutual aid of various kinds is not new. Its features have
appeared*in village economic life in China, India, and Russia
and in primitive societies. It has incorporated some of the aspects
of cooperation that developed in Britain and France in the 1820's,
and some of the devices of the private enterprise system of
stock ownership.

Other forms include ownership of the individual apartment
under an agreement to contribute to the upkeep of the building,
and cooperative ownership only of the common grounds. This
is called a “condominium” arrangement. Each occupant actually
owns his apartment individually. This system has been used
extensively in Puerto Rico, Cuba, and elsewhere in Latin America
and has becn recéntly introduced into the United States.

(h) Mobile Ownership. Under this form of tenure, the
building is not fixed to the land. It remains the personal property
of its owner and may be moved from placc to place. The number
of mobile tents and houses, as well as units which can be taken
apart, has increased because of migrations, hostility to minorities,
and social conflict. Mobile living had its earliest roots in wander-
ing desert tribes. In the more-developed countries, mobile living
is becoming a chosen way of life for many.

Mobile houses may be either large sclf-contained units
equipped with kitchen, living room, and bath, or smaller units
attached to an automobile or truck. In the United States, the
mobile home industry is growing rapidly. Some are luxurious
models placed on specially planned sites. But often the American
mobile house is an old model bought for $1,000 and put in an
empty plot.

In less-developed countries, the mobile house is usually a
wagon or a small cabin erected by the owner or a carpenter and
placed on rented land. Sugar workers in the British West Indies
were allowed to put up such shacks on the plantations.

These mobile shacks have now been transposed to the urban
scene. A building owner may also be a squatter on the land.
Moving the structure hastens its necd for repair. Slums of battered
mobile units have become a familiar sight in poorer countries.

(i) Hire purchase (Tenancy with the opportunity to buy).
This device is used by government to enable poorer families to
rent until they have saved enough money to buy, or have made
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a specified number of payments. This system gives the tenant
hope of ownership and encourages him to improve his house and
make repairs.

The Effects of Land Competition

The increasing number of conflicting claims upon land in or near
the city centers has become one of the most difficult aspects of the
growth of industry and of urban centers. Such land is needed for
housing, industry, recreation, government, busincss and trade.
It is also needed for roads, bridges, parking space, railroads,
water systems, schools, cemeteries and other numerous require-
ments of urbanization.

As all these competing needs emerge, it becomes increasingly
difficult to assemble large plots of adjoining land cssential for
growth and development.

Efforts to Solve the Land Problem

Government power of some kind is needed to solve the land
problems. Too often, government action has been faltering,
unmethodical or ineffective.

The motives and reasons for government action vary. Pressure
for government to become involved in controlling the use of
land may be social, political or cconomic, or a combination of
all of thesc. In some nations, the division of large estates in
response to the pressures of tenants, squatters, or the land-hungry,
has become government policy. Beautifying the scenery and
preserving the countryside have been the motives in countries
with sensitivity for beauty. Solving the housing shortage is a
third motivation. The cncouragement of industrialization and
defense activities is still another.

A large number of devices for regulating land use are now in
operation. These include price or rent controls; zoning; restric-
tions on the sale price of land; controls on the division of land
and building regulations; purchase or regulation of development
rights; public acquisition; taxes used to bring land into use or
to discourage its usc; land, building, or rent assistance in various
forms; excess condemnations (public purchase of more land than
needed for an improvement and its resale after completion); build-
ing of new towns; joint public-private ventures of various sorts.
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Government policy may aim at dividing large land concen-
trations ito smaller ones. It may also aim at combining small
holdings into more practical unified ownerships.

While one form of land control may be more efficient than
another, practical considerations often are important in shaping
public policy. For instance, in Belgium and in the United States
there is a dislike for any measures which would hinder private
building.

The desire of each individual to be secure on his own little
strip of the earth’s surface is often at the center of public policy.
This desire is today being demonstrated in the cities, as it was in
earlier times on the farms and plains. The great emerging issues
are:

(a) whether expansion of government power can occur with-
out sacrificing individual rights and initiative;

(b) whether an owner’s futies will ultimately be greater than
his rights;

(¢) whether the new government powers will be used to
benefit the many instead of the few;

(d) whether the use of government powers to control land
will produce new functioning communities or result only in
new disappointments;

(e¢) whether governmental power will be used to expand the
opportunity of minority people or will be used to contain
“undesirable groups’ within separate sections;

(f) whether new laws will be respected or openly disregarded;

(g) whether any reform adopted will ultimately be diverted
from its original objectives to defend the interests of a more
privileged class.

The question is, finally, whether the cities of the new industrial
world will emerge as the shelters for man’s freedom or as the
instruments for new tyrannies and the sources of new human
frustrations.



CHAPTER IV

THE GROWTH OF GOVERNMENT POWER
AND POLICY

There is a trend in almost all countries toward using public
processes to correct some of the social and economic inequalities
of the unregulated economic process.

The Contrast between the More- and Less-Developed
Countries

The more- and the less-developed nations are very different in
technology and wealth. Yet both are experiencing the impacts
of population growth that have created city slums, overcrowding,
and urban land problems. Both suffer from the problems of
rapid urbanization, population swell, and slum living. Other
problems common to both are the competition for urban land,
chaotic urban development, and large parts of the population
paying too much of their income for housing.

Although the symptoms are similar, the nature of the diseasc
and its cure are quite different. The more-developed nations
have acquired greater political stability and they can better
afford to make mistakes. Their people have skills and higher
incomes. They have a larger middle class with more opportunities
for those in the lower classes to rise to the middle class. The
supply of used dwellings allows for their sale and resale. Although
the cost of housing is usually too high for the average worker
to buy a house, there is a construction industry which functions
for those who can pay the price. The government can better
afford to pay part of the cost of housing for lower-income
families.

There is generally also an established legal structure in Europe
and the United States within which the problems of urbanization
can be undertaken. The ownership of land is respected. Restric-
tions on land ownership are generally carefully defined by law.
They include the fact that the government may compel an owner
to sell his land for certain public improvements.

In the more-developed countries, there are also more likely
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to be well-established private mortgage procedures for investors
and for Buyers who can pay the costs. Contracts are enforceable
by courts of law, and rights and duties are fairly clear.

On occasion, government has intervened with stern methods
when the private sector of the economy has faltered. Generally,
however, the line between governmental and private action is
more or less known. Property rights are not sacrificed as the
public sector is gradually enlarged.

These refincments of power have developed over a long period
of time which was marked by crisis and dcbate, trial and error,
experimentation and improvement.

Revolutions in the More Developed Nations

Governments in Europe and the United States have evolved
through four revolutions: political, land, industrial and welfare.

Out of these four revolutions have cmerged general rules
defining the limitations and privileges of states in relation to
property. There has also been a recognition of public rights and
duties regarding the welfare of the poor and of thosc deprived
of the cssentials of life.

Thesc four revolutions were:

1. A Political Revolution, in which the rights of the individual
were defined and protected. The rise of merchant cities in past
centurics, and the demands of traders for greater frcedom of
action, aided the development of the idea of individual freedom.
These freedoms have essentially survived. They include the safe-
guarding of property rights against unreasonable regulation, and
security of the home against search and seizure.

In sccuring the rights of property gencrally, the state hesitated
to put any kind of restriction on property. For a long period of
time, real estate (including slum property) benefited from the
protection given to all property. “Police power” is the right to
make laws for health, welfare and safety. It is the foundation
of the legal authority for most property regulation. However, it
was an unknown term for many years. It was not legally defined
until 1827.

Building regulation as a functioa of police power is actually
a very old idea. Such regulations existed in Babylonia carlier than
2000 B.C., and had appeared among the Chinese before 1000 B.C.
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However, it was not until 1838 in England that general con-
cern was shown about the housing of the poor. The first con-
structive regulations against slums were not adopted until 1851.
Even then, and for more than a half-century thercafter, many
people thought that the slum was the fault of the slum dweller.
It was not until the 20th century that broad action against slums
was undertaken.

Often, laws and regulations which were intended to improve
the slums did little more than provide the owner with an excuse
to increase the rents. This certainly did not help the slum dweller.
More practical measures were nceded. Soon the tax power of
the state was cnlisted in the fight against slums.

The use of tax power has a history similar to the usc of the
police power. For centuries, people thought it was wrong to tax
the rich so that help could be given to the poor. Helping the
poor was regarded as a job for the church, or for private charity,
not as a responsibility of government.

The power of government to compel an owner to sell his
property, if the property was needed for a public usc, was re-
cognized early in the histories of the United States and England.
This governmental power is called *“‘eminent domain” or “com-
pulsory purchase.” It means that the government can take over
the ownership of private property provided that the owner is
paid a fair price for his land. The basis for acceptance of the
idea of eminent domain was that the land appropriated by the
government must be used for a public purpose.

In the United States until the 1940’s, the definition of public
purpose was very limited. Land taken by the government under
eminent domain had to be used by the public. Taking land that
would only benefit the public was regarded as a misuse of govern-
mental power. Thercfore, the power of eminent domain was
not used to acquire land to build housing for the poor. Only in
recent years has the idea of elimination of slums and provision
of good housing becn accepted as a public purposc.

2. The Lanf Revolution has been in progress at intervals for
several hundred years. The revolution had been caused by the
desire of individuals to own®land. This generally involved the
division or sale of large cstates regardless of whether they were
owned privately or publicly.
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Industrialization and the pressurc of housing demand have
compelled many governments to speed the process of dividing
large land concentrations into smaller holdings.

Whether by economic pressure, the lure of profits, taxation,
contract, law, or the taking of land by squatters, the general
effect of the land revolution has been to split larger holdings and
increase the number of owners. It has also caused government
to take action toward making land more available to the
people.

3. The Industrial Revolution (or Revolutions) altered the uses of
land. Many rural plots became the sites of factories, shops, public
utilities, and urban houses.

The whole character of house building was changed. The
house was no longer a product made by the owner from materials
he obtained from the ficlds and forests and put together himself.
Businessmen now undertook the function of erecting buildings.
Home building became a powerful industry and a stimulation to
economic activity.

Industrialization brought hardship to many. But it cxpanded
the challenges to the individual and also his opportunitics. As
industrialization contributed to increasing the world’s popula-
tion, more people were drawn to the cities. It is here that man’s
desginy and his hopes have become centered.

4. The Welfare Revolution is the most recent of the revolu-
tlons. It marked the assumption by governments of new func-
tions in an effort to remedy some of the worst shortcomings in
the industrial and urbanizing processes.

Greater government intervention was justified by a series of
social and economic problems. There were repeated periods of
cconomic depression. Private enterprise was unable to ease the
hardships of poverty, insecurity, illness, and old age. Private
enterprise failed to lessen housing shortages or eliminate shums.
To solve some of these problems, progress and growth had to
become the aim of government.

Government assumed many of the responsibilities which had
formerly been left to private charity and private investment. In
an effort to stimulate cconomic activity and remove social in-
equalities, government increased its tax, spending and police
powers, as well as its right to purchase land for use by the public.
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In addition, government began new activitics such as housing
for the underprivileged. It incrcased public works to broaden
employment during times when business and industrial activity
were slow. It built dams, power stations, roads, and a wide
variety of other job-making operations. Government also ex-
panded public schools, financed private building, and insurcd
investment risks. It levied heavier taxes on the rich to finance its
operations for the benefit of the poor.

Government moved to control the irrcgular growth of cities
and improve their environments. In the process, its powers were
widened so that it was in a position to influence growth and
development.

One of the more perplexing questions of the welfarc revolution
was the precise role of the private and public sectors. In carlier
times, government operated only where there was not enough
profit to be attractive to the private businessman. Government
controlled such operations as schools, roads, and the post office.
Profit-making venturcs were believed to be strictly private.

When the welfare function of government expanded, the
question arose as to how government should act to achieve the
new welfare aims. Should the government act directly, or should
it subsidize or assist, private ventures? The general tendency was
to do both. England subsidized the private businessman first,
then built public housing itself. The United States provided most
of its aid by insuring the risks of private investment. Mortgages
were insured. To cncourage savings, deposits in savings and loan
associations were insured. Aid was given to private builders who
constructed new homes for moderate-income families and war
veterans. Other aid was given to colleges and nursing homes and
for building homes for the elderly.

The powers of police, taxation and eminent domain have
caused some disagreement. But there is no turning back. With
the more rapid trend toward greater urbanization, there is every
indication that the use of public power in developed countries
will never return to its earlier narrow limits.

The gains made earlier which guaranteed the individual’s
privacy, his protection againit direct seizure, and his rights under
contract, have not becn affected to any important degree. They
have simply moved into a new social meaning. The shift from
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an agricultural to an industrial society was accomplished with
little or no violence. The democratic statc was able to take steps—
imperfect as they may be—to correct some of the inequalities
of industrialization.

The welfare revolution has not yet produced all the answers
to the social problems of urbanization. But it has released powers
to confront thesc problems, and taken the first steps to use these
new powers more cffectively. If world tensions arc eased and the
enormous expenditures for defense and war can be used to help
solve social problems, the day may be near when urban blight
can be eliminated and when the poor urban family may well be
able to afford a decent home—provided, of course, that social
motivation continues to have a place in political calculations.

The Position of the Less-developed Areas

In contrast with the scries of revolutions in the more-developed
countries, the less-developed countries are having all their revo-
lutions at the same timec. There have been few existing patterns
to build upon. There are no firm precedents to which new
policies could be related. Industrialization, urbanization, and the
land and political revolutions have all arrived at one time.

Often a political action by an ambitious military group adds
another complication to the problems of the developing nations.
Even constitutionally elected regimes may depend on the sup-
port of the generals.

In Africa, new contrasts and conflicts have arisen: between
barter (tradc-in-kind) and money; between human cooperation
in meeting life’s challenges and the specialization of function that
accompanies industrialization ; between the old established moral
standards and those imported from societies that are eager to
gain possessions; between sharing and individual saving ; between
the British or other prevailing system and the tribal conventions;
between the political demangs of the rising central state and the
village, the chief, the elders, the tribe and the individual; between
the representatives of the people and the decisions of the new man
who heads the state.

The old system of gifts that once had its own dignity now is
challenged by laws against bribery.

The task of creating an independent civil scrvice is now faced
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with the customs of tribal favoritism in the assigning of im-
portant jobs. ’

The old reverence towards the chief is converted by some into
a faith in the unfailing wisdom of a new prime minister. What
would be viewed as the loyal opposition in British politics is
sometimes confused with a hostile tribe.

The shift from village to city or from tribe to family as the
basic social unit has changed a way of life that had stood firm
for thousands of years.

Changes in political patterns have also been sudden and revo-
lutionary. Often a new state would have as its foundation a con-
stitution glowing with lofty language but with no precedents
for applying it to a specific set of facts.

Policies in the developing countries have often been incon-
sistent and unpredictable, kind to onc type of investment and
harsh to another, with the prospective investor never knowing
when, where, or whether conditions might change.

Both the United States and Russia, and the differing doctrines
they represent, are proclaiming superiority in the newly-develop-
ing nations of the world. Both doctrines use the word *“demo-
cracy” as a term with strong moral meanings. But the two nations
are very different in the measure of essential freedoms granted
to the individual.

The doctrine of the United States is based on the theory that
private enterprise is cssential for a country’s development. It
believes that such enterprise should be encouraged by suitable
laws, inducements, and guarantees. Where this fails to function,
as in housing, government will assume the responsibility. But
privatc ownership of farms and homes is widely recognized as a
basic and important right.

Russian doctrine, based on revolution, at first asserted that all
land belongs to the state and that neither privatc enterprisc nor
private ownership has a place in society. Privatc ownership, even
of peasant holdings, was abolished. Farm dwellings and tools
were seized by the government. Urban land was declared to be
government property, to be owned publicly or dedicated pri-
marily to the use of industries which were owned by the people.

Yet it was not long before the ban on private home ownership
had to be modified. Today all land, urban and rural, remains



34 MAN'S STRUGGLE FOR SHELTER

the property of the state in Russia. But the government allows
people to buy an apartment in a cooperative apartment house.
The right to build one’s own home has had to be conceded to
some cxtent. Plots have been allotted for building, the right
to use them has been granted, and the new dwellings have been
declared ““the personal property of the builders.”

The countries with Western traditions continue their respect
for ownership of homes in which family controls can operate.
However, the great bulk of U.S.S.R. families will continuc to
be tenants of the state.

Between these two worlds, the less-developed countries are
seeking to establish their own values. These are by no means
clear or simple. Those countries that have inherited shreds of
the British system are trying to maintain them, at least in form,
but arc adding their own new ways of doing things. In other
countries, severc limitations on rights do occur. And in some
countries, there is respect for some types of property but not
for all.

In some of the less-developed countries, legal processes are
just beginning. The earliest important exercises of power often
occur in housing and planning. Political patterns are being estab-
lished for the sensitive relationships betwcen government and
the individual; between government and property; between

ublic and private areas of interest; and between central and
focal controls.

The transition from a rural to an urban cconomy demands
the creation of security of possession in the cities. Programs
for home ownership should provide decent standards for the
structures and security of possession for the urban, as well as
the small-farm family.



CHAPTER V

OBSTACLES TO PROGRESS IN HOUSING

In every part of the world, housing progress lags far behind
industrial progress.f The technical genius that discovered the
secrets of speed, sound, space and light still cannot build a house
cheap enough for the average person. A Soviet space man can
orbit the world. But the statc that launched him cannot establish
a good housing program on the ground.fA Negro laborer’s
family in New York and a squatter in Caracas, Venezuela, may
both have television sets, but neither can afford a decent house.

The ways and habits of democratic Europe and North America
continue to influence most of the less-developed world. But
there is nothing to be offered as a quick remedy for housing ills.
Europe and North America are themselves besieged by housing
disorder. Despite 100 or more years of effort, they are still suffer-
ing from the afflictions of 18th and 19th century urban defects.

The less industrialized a country is, the less likely it is to have
a housing problem. When a country starts to develop indus
trially, its housing problems begin. The more it develops indus-
trially, the more stubborn its housing problems become.
/ In a primitive village, the housing problem is not critical. The
moment the family moves from village to city, its members
surrender the home that is usually their own, as well as the more
ample space on which it stands. They also surrender frcedon(‘x}
from noise, smoke, traffic, and danger, closeness to nature, an
their prestige in the community.

What they get in the impersonal city, whatever the compensa-
tions may be, is a crowded slum. Sometimes they do not even
get that.

Low-Income and the High Cost of Housing

Low-income is one of the main ohstacles to housing. Average
income per person in most of the less-advanced countries is about
$100 a year. Most people can buy very little.

Although the wage earner’s income may rise when he leaves
a village to go to the city, finding a home he can afford is very

35
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difficult. If an Asian family could get a 20-yecar mortgage on a
house costing $1,000, at an interest rate of § per cent, and if the
cost of taxes, maintenance, insurance and utilities amounted to
$3.50 a month, the house would cost about $10 a month.
Economists have calculated that the cost of housing in the family
budget should not be more than 15 to 20 per cent of the family’s
total income. Therefore, to be able to afford to spend $1,000 on
a house, an Asian urban family would need a minimum income
of $600 to $800 a year. In India, only 12 per cent of the urban
families have such earnings. Where is the moncy to come from?:

So far as housing is concerned, the whole world has remained

MQ%%J; From Harlem, in New York City, to the Congo
in Africa, and from Peru to Pakistan, worker can bu
an automobile mo ily than a good hou: fter th ily
ays for food, clothing, utilitics, and other essentials, there is
little money Teft for housing. In thc United States, tenants in
Iow-rent public housing pay about 20 per cent of their income as
rent. This is considerably above what can be paid for rent in
many other countries. In Bolivia it is only 8 per cent. A civil
servant in India pays his government landlord 10 per cent.
Families in the less-developed arcas can allocate very little of their
income for rent. Often they must choosc between food and a roof.

National Financial Limitations

Housing for the poor is a problem also for wealthy nations.
However, wealthier nations have developed techniques for easing
the housing problems. These techniques arc used or ignored,
according to the amount of political and cconomic pressure.
The wealthier countrics also have architects, contractors, skilled
labor, and available materials. While many of their families arc
overcrowded, virtually nonc arc homeless and none are scizing
land. Most members of their middle class are decently housed.
Even when the European housing supply was scriously limited by
bombing during World War Two, the damaged nations were
able to rebuild.

Newly-developing countries are working under great pressure
in the housing situation. Migrants to the cities arc arriving so fast
that new industry cannot provide enough jobs for them. Even
the basic capital, financing, skills and materials are lacking.



OBSTACLES TO PROGRESS IN HOUSING 37

Nevertheless, housing and rational urban development are the
two great problems on which the prosperous nation$ can offer
little guidance.

The developing nations of Asia, Africa and Latin America
need a minimum of 24 million new dwellings annyally. This
means about 10 dwellings each year for each 1,000 inhabitants.
The size of such requirements can be seen only when it is realized
that, with a few exceptions, the highly-developed countries
build no more than six to seven new dwellings annually for each
1,000 inhabitants.

It is clear, therefore, that all ideas of wholesale slum clearance
and building of costly housing must be abandoned. The shelter
problem needs some fresh thinking. The provision of the bare
essentials may have to be the world’s sad but only reasonable
alternative. Once we understand the size and importance of the
problem, however, there may be ways of dealing with it. It is
only when hope is lost and eyes are closed to reality that crisis
becomes inevitable.

Land Cost and Land Speculation Controls

In most less-developed countries, land for urban expansion is
ample. Too little of this land has been madc accessible to urban
centers. This has caused land prices in citics to rise rapidly. It
now often costs as much to buy the land as to build the house.

The urban land problem varies according to the specific
country and its size, geography and public policy. In general,
however, the following conditions contribute to high land cost:

1. Excessive Concentration of Ownership. In Latin America, the
Philippines and other areas once governed by Spain, concentra-
tion of ownership is partly a remainder from the large agricultural
estates which were part of the Spanish tradition. Many large
farms in these countries are still used as sugar plantations, whereas
their better use would be for urban development.

2. Low Tax on Land. In many countries there is no tax on
farmland. In some countries there are no taxes on urban land.
Often rice fields suitable for use as building lots are taxed very
little or not at all. .

3. The Tradition of Land Ownership. In most less-developed
countries, the tradition of land ownership generally remains a
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powerful force equal to possession of precious metals. The tradi-
tion is likely to make owners keep land and pass it on as a single
parcel from one gencration to another.

4. The Scarcity of Alternative Investments. In many of the
less-developed countries, people are not in the habit of investing
in business ventures, or cven in factories. For example, govern-
ment bonds are not generally a popular investment and are
purchased mostly by banks and government agencies.

s. Inflationary, or Dangerously Expanding, Trends in the
Economy. Such trends encourage land owners to retain their land.
The money received for selling land, it is feared, might lose
value. The land itself will more certainly rise in value compared
with the local currency.

6. Anticipation of a Profit Through the Building of Roads and
Other Public Improvements. In most countries, the government
acquires only the land it actually needs for a road improvement.
A new road could make land which is near it much more valu-
able to its owner. The owner pays no tax on his land; holding
vacant land in the hope that it will increase in value does not cost
him anything. It sometimes happens that a new road triples
the sales price of adjoining property.

7. Reluctance to Use the Power to Compel Sale. Public agencies
often depend largely upon voluntary sales to acquire the land
they need. Official housing agencies which have the power to
compel an owner to sell his land at a fair price or to pcrmit the
building of housing for the poor at low cost, have cither never,
or only rarely, used this power. Conscquently, land prices are
usually extremely high because few owners are willing to sell.

If more land could be released for urban use, the artificially
high prices would soon find their true market level. Some device
is needed to make it possible for the average worker to buy land.
Otherwise, the central and more desirable land will continue
to be the target of the squatter. The choice is between legal
seizure by the government and illegal seizure by the desperate
landless. If the alrcady critical squatting problem involves an
increasing number of voters, illegal acquiring of land cannot
fail to gain political sanction in more and more countries.

Land development everywhere is in a state of chaos. The
great need is for a land policy that can make properly planned
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land available at rcasonable cost. Well-cstablished forms of
posscssion, regulation, use, acquiring, taxation, and fihancing of
land should all be elements of the land policy. Rarely, how-
ever, arc such procedures used effectively.

Land Transfer and Registration

Land transfer and protection of possession by registration
systems are routinc matters in thc more-developed countries.
They were used in Europe as long ago as the Middle Ages. But
they are troublesome obstacles in countries where legal systems
have not matured or where stubborn customs persist.

In nations where physical force guarantced possession or where
there was seldom a change in property ownership, registration
systems werc unknown. However, as land is sold and as larger
holdings arc being divided into smaller holdings, it is very
important to establish property titles, or evidence of the right
of ownership. In Ghana, for example, people who wanted to
build houses—both individuals and builders—and government
agencies that wanted to make mortgage loans found that it was
difficult to proceed with their plans becausc of the uncertainty
of titles. ,

Problems about title to land arc not always confined to
registration systems. In Ircland, for example, there has been very
little salc of land, but considerable emigration. A single parcel
of land may have as many as 50 or morc heirs living in several
different countries. To allow the land they own to be sold, each
of thesc heirs must be located and his consent obtained. In such
cascs, other methods must be found to make the sale and develop-
ment of land less difficult.

Lack of Finance

In the more-developed arcas, the mortgage system cnables most
families to buy houscs. This system involves a rcasonable first
payment on the land and house and monthly payments continuing
for 20 to 45 years. Subsidies, or funds granted by the government,
are generally available for lower-income families.

In the less-developed areas, where the average family has small
savings, a house usually must be paid for immediately. Even if
there is a surplus from carnings, years of saving arc required
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beforc a family can accumulate enough money. Although build-
ing costs #re low, the rate of interest on mortgage loans is very
high. Often, high interest rates combine with high land costs
to make home ownership impossible.

Lack of Savings

In the more-developed countries, a large portion of the money
deposited in savings banks is invested by the banks in mortgages
on homes. But in the less-developed areas, savings are usually
in the form of jewels, cash, or actual property, which is either
kept on the person or concealed in the house. The average person
does not trust banks. Rapidly rising prices, or inflation, is a
constant threat to savings in cash, but it does no harm to a bag
of silver ornaments. In Brazil, the worker will stand in line at the
bank to cash his paycheck so that he can buy something before
inflation makes prices soar by the time his next paycheck arrives.

Absence of a Building Industry

A construction industry with many specialized trades docs not
often exist outside the more-developed countries. The wealthy
can build a mansion by hiring a foreman or superintendent, to
organize the labor and the working schedule. Some larger cities
in Latin America like Mexico City, Santiago and Buenos Aires
have private contractors who build for the higher-income groups.
Some foreign-trained architects may be available to design an
expensive home or factory. There may be a few large contracting
firms which are financed and managed from abroad. These firms
may concentrate on major public works or factories. Occa-
sionally, some of these firms combine construction work with
the import and sale of building materials. But generally the
construction industry, if any, in the less-develGped countries is
small, badly organized and badly financed.

In Burope, specialized building crafts developed around the
11th century. These included carpenters, stonecutters, bricklayers,
tilers, plasterers and painters. The building industry in the more-
developed countries today depends very heavily upon a large
group of workers with highly specialized and well developed
skills. In contrast, the less-developed regions still are likely to rely
upon the single laborar who happens to have carried with him
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the slim knowledge he may have acquired in the building of his
own rural shack. Although there are some local contractors, they
are often handicapped by lack of experience and money.

While skills are advanced in some arcas, the development of
building crafts has been slowed by government emphasis on
production in other fields and by lack of knowledge of how to
stimulate housing production. Importing skilled workers from
other countries is usually prohibiteg or not encouraged. The skills
of many of the potential craftsmen from the rural areas have not
been used, either because of failure to undertake a broad housing
program or because the craftsmen have chosen factory work.
At the same time, the lack of activity in home building has dis-
couraged many workers from training for the building trades.

In some nations, foreign contractors have been discouraged
from competing with the less expert local men. Less-developed
countries have few surveyors, foremen, or architects. Where they
do exist (as in the Philippines), they devote most of their efforts
to factory or luxury housing construction. Building research
is rarely undertaken, and where research stations have been
established, trained personnel is lacking. Costly testing machinery
is sometimes destroyed by rust. .

There are some exceptions. Highly skilled craftsmen are found
in Puerto Rico, where techniques of mass housing production
are well developed. Labor in Isracl, Hong Kong and Singapore
is skilled. Togoland has many good carpenters.

There are similar exceptions in South American cities, partic-
ularly where Italian craftsmen have immigrated. Often, however,
an unemployed man will say that his vocation is carpentry when
he is incapable of sawing a straight line. In Singapore in 1964,
a developed contracting industry and skills made it possible to
build an apartment house at as little as $3 to $4 a square foot.
But development is slowed by lack of available sites, high taxes
on rents, and rent controls,

Backwardness in Architecture and Use of Materials

In some less-developed countries, there are striking examples of
public architecture which the more-developed countries might
well respect. Much of this building is ancient, but some of it is
recent. Some South American architecture exhibits both boldness
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and imagination. Occasionally an elaborate, extravagant venture
may take form in the building of a new capital, town, or
monument. Yet generally, both in design and in buildin
techniques, the age of the electric light seems also to be the dar
age of architccture.

Considering the lack of modern equipment and materials, the
ancient Greek, Roman and Byzantine buildings, and cven some
of the architecture of the Middle Ages, can challenge most
current buildings.

Some reasons for the odd contrast between past and present
are that in former ages the pace was slower, the product was built
for long life and with pride of workmanship, and becausc of a
system of apprenticeship, there was greater craft skill.

Today there is a rush to get things built, no time for craft, and
few skilled workers. While thc morc-developed nations have
good modern examples of institutional architecture, home build-
ing for the average citizen has not improved much. It has usually
remained the orphan of the technical age. There is little difference
between the housing of the average rural family of a thousand
years ago and the rural house today. Many urban houses are
probably worse today.

Part of the trouble today is the absence of architectural educa-
tion, the cmphasis on speed and the concern for making money
quickly. Another cxplanation is the tendency of the architect to
be influenced by cngincering problems. Even the best architect
finds it difficult to design a good building containing apartments
that can be rented at low cost. Little is known about the techniques
of mass construction on the sitc, although beginnings may be seen
in Jamaica, Trinidad, Puerto Rico, Isracl and probably in a few
other developing areas.

Public home-building and city planning in the less-developed
countries give little thought to the city’s future appcarance.
Buildings are usually standardized, uniform designs. This is partly
due to lack of adequate funds. But even where money is available,
it is often spent unwisely. Thrift, simplicity, and efficiency are rare.

In most places, housing does not get even the attention of a
public works engineer, much less* an architect. If, somehow,
houses do get built, they often lack protection against floods and
earthquakes. The gradual wearing away of the soil weakens their
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foundations. Primitive pit toilcts adjoin living space. Buildings
are not protected from the prevailing wind and rain! Space is
precious, yet ceilings are often unnecessarily high, wasting ex-
pensive materials. Roof installation is inadequate. Kitchens are
small, and storage space for food is insufficient.

To protect people against these and other faults of building and
planning, it is important for urban arcas to have building codes.
This is particularly true in crowded areas which arc likely to have
earthquakes. Too often the codes are national regulations that do
not fit some localities, or they are city codes which do not apply
to the suburbs.

The tendency in a number of countrics is to copy the complex
building codes of England, Germany, or the United States. Yet
thesc regulations are often not suited to other countries and the
talents to enforcc and adapt them to local conditions may be
completely lacking. Zoning laws originally designed for countries
with widespread automobile ownership may require stores to
be a mile away from dwellings. This places a hardship on the
buyer who must travel that mile on foot in order to fill the
family needs.

In Puerto Rico, new large subdivisions became dull monoto-
nous suburbs without schools, churches, community facilities,
or open space. Stores were often miles away. Soon an area
intended for private homes would be dotted with hastily-built
dress shops, grocery stores, barber shops, and mechanical work-
shops. Playgrounds were often cut in half by highways. In 1962,
however, a forceful chairman of the Planning Commission
stopped all building until builders could revise plans to build
neighborhoods that were practical for daily living.

Failure in other countrics to develop housing programs has
caused many of the relatively few materials industries to close
or suffer from lack of business. Tile and brick factories, lumber
yards, and small tool factories must struggle to remain in opera-
tion. Influenced by irrcgular periods of building, the industries
function irregularly.

Local materials remain undeveloped. Foreign materials arc
imported with the idea that they arc automatically better. In
Ghana’s Northern Territorics, where mud and straw have been
successfully used for centuries, imported iron roofs have become
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popular.. Thirteen per cent of Ghana’s imports are building
materials, most of which could be made locally.

In Bolivia, the official explanation for not encouraging roof-
tile production is that the local tile industry has failed to market
its products at a competitive price. Of course, if sufficient orders
were stimulated, it could do so.

Bven where raw materials are available, often there arc no
ways to process them. Cement is scarce; but where lime is
available, it remains unprocessed and unused, although it is one
of the oldest of all materials. In Barbados, West Indies, the
expensive tourist hotels are built with native limestone, but most
families continue to buy Canadian lumber for their homes,
which are invaded by insects within five to ten years.

For centuries, people in parts of Pakistan have used straw
roofs plastered on both sides to reduce the chance of fire. This
tradition can be revitalized by using other locally made products
composed of local materials. But Pakistan spends millions of
dollars each year to import iron sheets for roofing. The develop-
ment of a local material through research and construction tests
could reduce the drain on currency and stimulate the country’s
own industries. But Pakistan has not yct begun to do this.

Cement shortage is a problem in the Philippines—yet this
area has good, usable brick clay, and coal for baking it. A few
factories do make bricks, hollow clay blocks and tiles, but
production is insufficient. Encouraging brick manufacture would
mean better protection against heat and would reducc the
country’s dependency on imported cement. Although lime is the
same price as cement and is much easier to produce, a lime
industry has been slow to develop. Timber could be better
utilized and many industries supported by timber by-products.
This opportunity is wasted, however, because of lack of technical
knowledge. In some countries that have built cement factories,
production lags because of the lack of experienced people to
operate them efficiently.

Ghana has many materials suited to local manufacture. It
could produce wood shingles, grass and reed matting for ceilings,
bamboo matting for porches and fences, and other materials.

These and other recommendations were all made in Pakistan,
the Philippines, and Ghanaby visiting experts. But reccommend-



OBSTACLES TO PROGRESS IN HOUSING 4S

ing a program is one thing, fulfilling it is another. What these
countries need besides advice is technical ability and*adminis-
trative tools.

The Results of Not Having a Plan

Traffic is one of the blessings and problems of progress. The
automobile and bus should provide access to and from distant
villages, afford escape to recreation, and make low cost open land
available for building. In the more-developed countries, the
automobile has replaced the animal which was formerly used for
transportation, and has won the right of way on the road. But
in cities where streets were built for foot and hoof, motor traffic
must compete with wagons, cows, water buffaloes, camels,
donkeys, bicycles, men and roadside industries for the use of the
narrow passageways. Movement has been slowed to the speed of
the animal. Roads often have deep tracks and bridges are blocked.

Sidewalks are frequently lacking in old cities. When they are
built in some new cities, they soon become filled with obstacles,
holes and unseen dangers for pedestrians.

Houses have been built without plan in the back alleys.
Wherever space has been unused, shops and extensions appear.
This raises land prices and makes acquiring it for widening roads
and replanning neighborhoods too expensive to be practical.

Unplanned and uncontrolled, the center of the city becomes
more concentrated with trade and human traffic. Workers who
live only a few miles from their factories soon spend an hour or
more getting to their homes. Everything is delayed—unloading
of ships, movement of goods, automobiles, and people.

Where roads have been widened, as in Pakistan, the new
widths secmed excessive to some of the squatters. These citizens
correct the extravagance by moving onto the roadside and
building temporary settlements. Despite the increase in trucks and
automobiles, streets often remain unpaved for lack of money.
After every rainfall in Santa Cruz, Bolivia, only an expert can
guide a jeep through mountains of mud and valleys of tracks
filled with flowing water.

Forcign aid, particularly from the United States, has helped to
relieve some otP the traffic snarls and to extend communication.
Because the United States knows how to build roads better
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than how to build cheap housing, roads have become popular in
American aid programs.

In Turkey, millions of dollars have been spent on new roads.
Villages and farms that were once isolated are now linked to
Istanbul, Ankara, and other citics. But when the roads were built,
no controls were instituted to hold down the rising prices of land
on the roadsides or to regulate the speculative and planless sub-
divisions that quickly appeared.

The less-developed areas of the world are concerned primarily
with productivity, hoping that someday they will have the time,
money and ability to replan. By then, of course, there will be so
many businesses and legal and illegal residences established that
reorganizing will be impossible.

Some countries, like Pakistan and Brazil, have moved their
capital cities elsewhere. This is onc way public officials can cscape
the problems of population densities and overcrowding. The
political wisdom of such decisions is still far from proved.

The questidn of sanitation is always troublesome. In many of
the less-developed areas, rubbish is left on the streets. Dirty water
is still flung from the windows. Although sewers carried away
surface water in ancient times, they are unknown in many
cities today. Sometimes excrement dirties the wells used for
drinking water.

Primitive waste disposal not only has made the water supply
impure in many cities but has drawn pests and spread disease.
Officials who prefer not to notice illegal squatter colonies may be
forced, through fear of rapidly spreading disease, to install running
water. Although this action is most often justified, it also keeps
the squatter settlements in cxistence by making them a litte
more endurable.

Disasters such as earthquakes, hurricanes, fires and floods
increase the difficulties of building. Hurricanes in the West Indies
often destroy thousands of homes. Earthquakes in Chile and floods
in the Far East have added to the great stream of the homeless.
Millions of people continually face the danger of floods.

Public Power and Public Agencies

Housing and public works programs require efficiency and
authority to compel owners to sell their land and to regulate land
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use. But in the less-developed areas there has been either a lack
of adequatc power or an abuse of power. '

Compulsory purchase, or compelling owners to sell land to the
government for public purposes, has long been established in the
United States and England. In many of the developing countries,
such action was unprecedented and its exercise seemed tyrannical.

For instance, Japan is well developed industrially but its
political system is not yet completely matured. Officials and the
public, inspired by the new spirit of democracy, have felt that
taking land even for public use is undemocratic. Voluntary

urchase for such fundamental uses as roads has resulted in very

igh prices being paid to the owners. Compulsory acquiring of
land has taken as long as five years. The consequence has been
that Japan has located housing and some other public buildings
not on the best sites but where the government happens to own
some land or can buy it easily.

Financing of public improvements through local tax revenues
is almost unknown. Most Turkish cities, for example, cannot
finance housing or local improvements even if they want to.
Taxes and tax sources are limited. Cities cannot tax the surround-
ing suburbs. This has encouraged the opening of gasoline stations
and other businesses just outside the city’s boundaries where they
do not have to pay taxes.

Politics and Public Pressures

To the chaos of squatting, filth, discontent and social disturbance
has been added the chaos of politics, power, and policy. If there
is an abundance of “Five-Year Plans,” there is a shortage of
housing objectives. There is little information on housing needs
and few clear definitions of function among planning, housing,
and public works agencies.

The housing agency in the Philippines concentrated its main
efforts on higher-cost housing. An Improvement Trust in Pakistan
acquired land in large parcels and built utilities, subdivided the
land into lots, and sold them for the costliest housing. But little
land was allocated to the poor. At the same time, the government
of Pakistan, following a United Nations mission and a United
States loan, adopted a housing law that included many aspects
of the problem and began moving vigorously toward rehousing
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squatters and meeting the housing needs of the poor.
In India, a substantial portion of the benefits of the housing
rogram has gonc to civil servants while the masses still remain to
Ec helped. There are dramatic public housing apartments in
Caracas but the city’s squatters were coming in faster than housing
could be supplied. In Japan, very little housing is being built for
the poor. The reason is not lack of humanc impulses but the con-
siderations of cost and subsidy, of financial assistance, and the
more effective pressure by the groups whose appeals were loudest.

Politics and pressure groups are important in the less-developed
world, as they are elsewhere. Candidates for public office who
seck support and find housing a popular issue with the voters
may announce programs that arc more impressive in the pledge
than in the performance.

Sometimes political opportunists seck to embarrass housing
officials who are trying to do their job. In Jamaica, tenants in
public housing projects were urged by politicians opposing the
government not to pay their rent. Most were happy to act in
accordance with the suggestion. In Venezuela, occupants of public
housing were also urged by opposition politicians not to pay
their rent. Homeless families were told to move into new govern-
ment housing frec of obligation to pay. The government sub-
sequently agreed to scll the apartments to the tenants, hoping
that the prospect of ownership would improve payments. It has
succeeded to some cxtent.

Squatters exert mass pressures upon officials, before and after
elections, for legislation validating their possession or giving them
alternative land. In the Philippines the squatters have elected their
own congressman and in several instances forced the government
to transfer land to them. In Singapore, the squatters are too
numerous and too strong politically to be dealt with according
to law. A land owner will pay twice as much as the value of the
cleared land for the squatters’ departure.

This summary is somber. But the housing situation is not
hopeless. It is bad today partly because it has been ignored,
partly because the nations affected do not know how to deal
with it, and partly because the countries and some of the inter-
national aid agencies which could help do not consider it one of
their more vital concerns.



CHAPTER VI

THE PROBLEMS OF ADMINISTR
AND PERSONNEL

Politics, Education, and Administration

Expanding government functions have always increased the
possibility of corruption. Even where there was no corruption,
excessive bureaucracy or tyranny was often the alternative.

In the more-developed countrics, government has incrcased
its responsibility for its citizens and their welfare without exces-
sive corruption or loss of freedoms. Civil servants have demon-
strated a greater efficiency and pride of service. At the same time,
the public has become morc cxacting in its demands.

The less-developed countries have not been similarly blessed.
Suddenly burdened with vast responsibilitics, they have lacked
a history of trained administration and traditions of public service.
Talents to deal with even the simpler governmental tasks have
been scarce.

Politics has been very important in the selection of govern-
ment employees. Appointments have often been made on the
basis of whom a person knows rather than on his qualifications
for the job. A good civil servant will find himself out of favor
when a new political party takes office becausc he was too friendly
with the former holder of an important position.

If public opinion either questions the sincerity of, or is indif-
ferent about public servants, the public servant is likely to lack
sincerity or become indifferent also. Morale is often low, the
holding of a job is insecure, salary small, and opportunity limited.
The most talented people in government service are often offered
better jobs in business. Adequatcly trained officc workers arc
scarce. A competent official often wastes time on details that
should be handled by an assistant or a good secretary.

The administrative difficulties arc doubled in city planning
and housing. The less-developed nations are just beginning to
take action in these areas. There are no easy guides on how to
build a functioning city or else a housing shortage.

To completc an ordinary housing project, technical and
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professional people are needed for planning, surveying, architec-
ture, drafting, civil cngineering, contracting and subcontracting.
Skilled workers, lawyers, and foremen are also required. There
is generally no one available or being trained to fill these jobs.

An extensive housing program also requires trained people
in rent collection and accounting, maintenance and relocation
policy, community center activities, and tenant education.

Part of the problem in less-developed areas is lack of education.
There is also a lack of technical and vocational schools, as well as
of apprenticeship systems and of people qualified to enter specific
fields. Ghana, for instance, has a good college at Achimota, but
the primary and secondary schools do not develop enough good
students who progress to college. One reason for this is the
shortage of well-trained teachers for the lower and secondary
schools. Many people who might be good teachers choose an-
other profession because housing and other conditions in the
school areas are often unattractive.

The problem can never be solved by attending to just onc
part of it. Pakistan, India and other former British possessions
have simply copied British housing and planning laws, although
their circumstances are quite different.

Good books on planning and housing have been unavailable,
fellowships for students few, and teachers untrained. Thercfore,
many of the talented students from the less-developed areas have
studied in other countries. But they have found their courses
frequently unsuited to conditions at home.

ﬁelan , which has produced more college graduates per
capita than England, has lost many of her sons to England or
Canada after graduation. In the Philippines and the British West
Indies, craftsmen have often emigrated after becoming qualified.
The competition for good technicians is so keen in the more-
advanced nations that few can be found willing to settle in the
less-advanced areas.

Poverty often prevents promising youth from entering the
universities and obtaining the better jobs in public service. Others
choose academic studies for the prestige of the dcgree, ignoring
the need for special training. Afso', many who do take special
training lack the qualifications for the policy responsibilities they
are asked to assume.
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The lack of training and experience is reflected in the quality
of work done by the government agencies. Although a gov-
ernment’s statistical information is occasionally surprisingly good,
statistics are generally inadequate. Accounting systems are so
primitive in some countries that the head of an agency may not
know how much money his agency has spent, how much is
due it, and how much is collectable. The shifting of funds from
one operation to another is frequent.

Conflicts between departments arc common. Limits of au-
thority are difficult to define. This is particularly true of housing
and city planning, which cross many official lines—finance, public
works, health, industrial development and public administra-
tion, among others. For more efficient administration, a public
corporation may be established, but it soon encounters the same
interference as a department of government. Or the new corpo-
ration may be free of any governmental control and be part of
a chain of so many other independent agencies that administra-
tion becomes difficult and confused.

Sometimes, as in Pakistan, Turkey and Latin America, ad-
ministration is seized by a military coup. Then the problems arc
attacked with orders—for better or worsc.

Centralization

The growing dependency on central governments is often nec-
essary to maintain order, but it is making administration more
difficult. Even when the central power is decentralized, this may
only mcan passing authority to regional governors who are
totally dependent on the central government.

The trend toward centralization has been increased by a belief
that centralization saves money, speeds decision-making, creates
friends, influences votes, improves tax collection and strengthens
regional planning. More recently, there has been concern that an
independent local government might oppose the central govern-
ment, or that local troublemakers, squatters or students might
organize into powerful political forces against the central govern-
ment. Some of these fears are justified. Others simply reflect bu-
reaucratic resistance to, or ignorance of, decentralized operations.

There is no one answer to the debate on centralization con-
trasted with decentralization. But one thing is certain: Giving
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morc authority to local government and developing greater local
interest is worth trying in more places. Housing and public works
programs offer unique opportunities for the development of new
and interesting forms of local and regional operations. Even if
thesc are not immediately practical, they may ultimately bring a
firmer democratic base to some of the growing bureaucracies.

Aliens and Minorities

The suppression of aliens and minority groups in cconomic
activitics is a frequent obstacle to investment and to the better
usc of skills.

The growth of a country requircs a variety of skills in con-
tracting, building, production of building materials, development
of finance methods and management. The alien may be a willing
investor with the capital or the competence that a country needs.
The minority group may be a source of labor and talent.

Some groups suffer from private prejudice, some from public
policies. Offenses against them vary from job exclusion to per-
secution. Onc of the harshest policies is the immigration barrier
that prevents an oppressed minority from escaping to a country
of better opportunity or greater freedom.

This is a worldwide problem involving nationalism, group
pride, isolation, prejudice, fear and the wholc range of problems
and theories concerning minority groups.

As long as socictics were tribal and cconomies agricultural,
these conflicts were mostly localized. Urbanization has brought
in-migration of new personalitics and groups into citics. This has
resulted in a variety of pressures from the established majoritics
against the newcomers.

Loyalty to the family or tribe was the basis for cooperation
in the rural socicty. But in an industrializing society, racial or
religious conflicts often threaten stability. The key to a high level
of employment is organization of enterprise. Prcjudice against
a single organizer may make the difference between whether
an industry develops or not.

Most countrics, however, are likely to favor their own citizens
in civil service, in extension of opportunities, in access to sub-
sidized housing, and in other operations. They fear the rivalry
of the foreigner. If he succeeds, they envy his success. Often an
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oppressed minority either emigrates when it can, is expelled,
enters only those trades or business undertakings where it is
permitted to work, or remains a permanently suppressed group.
Barriers that prevent minority in-migrations have produced a
subtle form o? national oppression against the minority, as well
as a loss to the oppressor OF the minority’s talents.

Many factors are involved in the integration—or absorbing
into the population—the non-integration, the disintegration—
or the loss of identity—of minority peoples. In less-developed
countries, one of the many obstacles is discrimination, or prej-
udice, in education. Sometimes this results from a long-estab-
lished tradition of isolation. Sometimes it is used deliberately to
stop the emergence of a group. Differences in social position and
national origin may be as responsible for discriminatory practices
as differences in color.

India announced in November, 1960, that there would be no
morc questions about caste in application forms for schools
and universities. Kenya made some progress in integrating its
public schools but more recently has brought pressures against
its Pakistani and Indian residents. South Africa has intensified its
campaign for apartheid, or scparation of the races, in education.
In Bolivia and elsewhere in South America, a few schools have
been established by German, Jewish, and other groups primarily
for their own people, but they are open also to native Bolivians.

Rescarch on discrimination in employment, education, and
training is scarce, particularly in the developing countrics. The
barriers to advancement erected against minoritics in both the
more- and less-developed countries include:

1. Deprivations in environment and home lifc.

2. Absence of adequate housing. This hinders mobility and
free access to areas of opportunity.

3. Community attitudes restricting the hiring of workers
who, it is feared, might settle in the community.

4. Raesistance to hiring because of prejudice against a partic-
ular group by personnel managers, foremen, or employers.

s. Lack of education, or inadequate schooling, hindering
opportunities for advancement.

6. Lack of apprenticeship and on-the-job training.

7. Poor quality in counselling services, subjecting minority
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youth to misdirection or bewilderment.

8. Fallure of trade schools to train or encourage minority
youth to enter advantageous occupations.

9. Discriminatory practices by employment agencies.

10. Failure by members of minority groups to train or apply
for jobs because of fear, ignorance, tradition, or an unwilling-
ness to sacrifice a higher-paying current job for a longer-range
opportunity.

11. Opposition by unions or co-workers because of long-
established traditions, or direct discriminatory practices.

12. Absence of skills acquired in the original community,
and inability to develop them after arrival in a new community.

13. Existence of unemployed among the majority group who
get preference in hiring in some industries.

14. Temporary residence, which hinders cstablishing roots in
the community and in its available opportunities.

15. Lack of leadership or contacts.

16. Language difficulties, barring individuals from jobs re-
quiring a knowledge of the native language.

Stubborn customs prevent many minority groups from over-
coming these obstacles. However, sometimes the minority rises
above the barricrs and makes important contributions to the
country.

The minority problem remains tensc in Asia. It reached tragic
proportions after the India-Pakistan separation, which deprived
both countries of skills, businessmen and capital. It also burdened
each with a painful squatter and refugee problem.

The continuing flight of rcfugees from China to Hong Kong
remains one of the major human challenges as well as major
housing problems, although the remarkable development of
Hong Kong business initiative would not have been possible
without the refugees.

The destiny of minorities in the years to come is far from
certain. In the period after World War Two and the evil deeds
of Hitler, many constitutions were written to guarantee equal
rights to minorities. But cven though the language remains in
the documents, the protections are 'not always granted.

There are indications both of improvement and of growing
problems.
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A major challenge to minority rights arises when private
prejudice and discrimination become part of the public system
of morals. The consequences of such a policy can be tragic.
Several devices to exclude minorities occur in the more- and the
less-developed worlds. Theseinclude abuse of the zoning power
to exclude minorities from some neighborhoods, use of the
expanded police power to torment the minority group, and use
of the compulsory purchase power to force such groups from
their settlements. Legislation to prevent minorities or aliens from
buying land, and exclusion of minorities from publicly sub-
sidized housing, are other discriminatory devices that restrict
a group’s full usefulness in the economic structure. The worst
form of discrimination, however, is the worldwide tendency
to restrict immigration.

A society advances further when the labor and talents of all
of its people function to the fullest. The United States still has
some distance to go before Negroes have achieved full political
and economic equality. But it has accepted political and economic
equality in principle and is steadily moving toward achieving it.
No country benefits from having to pay the economic and social
costs of discrimination and rejecting the dividends that might
come from granting equal access to life’s pursuits.

Corruption
Corruption has not yet been eliminated in developed areas. It
should hardly be shocking when found in some less-developed
areas. The traditions of good public service are less matured.
Too often, civil servants must rely on other sources of income
merely to maintain a decent standard of living. The few wealthy
eople, to whom a bribe would be of no real value, do not yet
f:)ok upon public service as either a public obligation or a mark
distinction. Others may see public service as the short route to
riches.

Frequently, businessmen view bribes as essential oil to soothe
officials when administrative delays and irritations seem endless.
Where permits are required for building or importing, there is
an open illegal market in séme countries. The political party in
power sometimes accepts contributions or uses public funds
to promote its re-clection. In nations where tribal custom is
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still impogtant, bribery is not easy to distinguish from gift.

Public works and housing programs, in particular, have always
provided vast opportunities for corruption—through construc-
tion contracts, purchase of materials, loans to friends, and low-
rent dwellings to those who vote in the desired manner.

It would be unfair to view corruption outside the difficult
circumstances within which most of these countries arc laboring.
They face new types of political organizations in which the ethics
or morals, of private business initiative and government service
have not yet developed. Political and economic stability is still
insecurc. Many officials arc basically honest and devoted to the
public. Many have a sense of history, though some resort to
questionable political devices to prolong their holding of office.

Sometimes, to win an election, a hopeful candidatc may cn-
courage failure to meet payments by tenants and borrowers in
government-aided housing. However, one might ask whether
the man already holding the office would not have donc the same
to assurc his own re-clection. If some have made worthless pledges
to ease the housing shortage, it is only fair to say that the financial
limitations of the country have promised nothing more.

The surprising fact is that many of the developing countrics
have actually increased their national productivity and income.
This gives reason to hopc that things may someday bc better.
Political corruption docs not flourish in cvery country. India
is one of a number of examples of nations where standards of
honesty are probably higher than thosc in some parts of the
United States.

In general, the big problems are the lack of experienced
people, the suddenness with which the new countries have had
to assume new and cnormous dutics, and the pressures to achieve
objectives quickly.



CHAPTER VII

AID—EXPERTS AND AGENCIES

Betwecn 1939 and the end of World War Two, the Western
democracies did little to improve housing for the rest of the
home-hungry world. In the destruction of the war, a large part
of the housing of Europe was being ruined. When the war at
last ended, public demands were so persistent that there was no
disagreement about the prime rolc of housing and city planning
in post-war political programs.

England was organized into planning districts. The right to
develop land was virtually nationalized in England, and a series
of new towns was planned to relieve the crowded cities. Between
1951 and 1954, 300,000 new houses were built cvery year.

In the United States, prior to 1933 housing was not a major
political issue. However, it gradually gained popularity. In 1949,
the goal of a decent home for every American family was written
as an introduction to the principal housing legislation.

A pledge to improve man’s social and cconomic well-being
was included in the United Nations Charter of Human Rights.
It was not surprising that in a post-war atmosphere, human rights
and human welfare were joined with the objective of world peace.

The more-developed arcas recognized housing and urban
development as social and economic necessitics in their own
countries. But they gave little thought to the supremely im-
portant housing problems of the less-developed nations. Despite
the contest between democracy and communism to win the
support of the less-developed world, housing problems were
given low priority in the more-developed nations’ official aid
programs as well as in those of the international aid agencies,
and the United Nations.

When leaders of the less-developed nations were compelled
by rising internal pressures to acknowledge their housing prob-
lems, there were few people available to help.

Foreign Aid and Foreign Experts—The United Nations
In the middle 1950’s, there was some recognition of the world’s

57
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housing problems when the United Nations cstablished an office
for Housing, Building, and Planning in its Bureau of Social
Affairs. Despite a low status and limited funds, the United Nations
housing office has done very useful work. It encouraged cxperi-
mental projects in a few countries. It published general studies
on land use, housing, finance, and planning. It has advised govern-
ments and aided in the preparation of master plans for cities in
Asia, the Near East and Latin America.

In more recent years, the United Nations has changed its
emphasis from advice to training and education. It has helped
establish the Middle East Technical University in Turkey and
small specialized training schools in Ghana and Indonesia. It
also helped cstablish planning instruction in India, Colombia,
Venezuela and Peru.

The number of United Nations housing employees is small
and their budget is very limited. But despitc these limitations,
it has aroused interest in housing. It has enabled less-develop-
ed nations to rcceive advice from an unprejudiced expert
or group of experts interested in providing help, not in making
a profit.

Many countrics have become more concerned about housing
problems and have urged broader United Nations action. After
the Secretary-General in 1960 circulated a request for comments
on a “long-range program of concerted international action,”
21 governments generally agreed on the need for programs of
one sort or another. Some called for exchanging research infor-
mation and organizing more international mectings for special-
ists. Others emphasized the need for increasing the productive
capacity of the building industries. Several countries cited the
need for more education and training. Others sought better
financing devices and long-rangc programs.

All of these suggestions were really no more than general
concern about housing. There were no specific steps taken to
fulfill them. Generalizations such as these are usually the main
result of international conferences. They rarely mature into
specific forms of aid. The annual meeting of national representa-
tives, recommended in 1962 by the delegates of the 21 nations,
promised to keep the housing issue before the United Nation’s
Economic and Social Council. But no funds have as yet been
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forthcoming from the United Nations for actual building or
financing of housing. '

The World Bank and Its Supporting Offices

Among the morc important agencies, or offices, that have either
done something in housing and city development, or have the
power to do so, are the International Bank for Reconstruction
and Development (the World Bank) and its associated members.

The World Bank makes loans or guarantees of payment to
its member countries. These are made primarily to assist invest-
ment of capital for productive purposes and to promote private
foreign investment. Almost none of this money has been used
for housing.

The thinking that would leave housing problems to fate and
prayer comes partly from architectural philosophers who urge
less-developed countries to avoid the errors of the developed
nations and not build slums. The theory was that anything built
would be permanent. Therefore, the best should be provided from
the beginning.

The fact is that in the more-developed countries, cheap houses
and even slums were built in the first stages of growth. Many
of these houses were built by their owners. Thereafter, as produc-
tivity improved, the countries began to rehabilitate, or clear
away the slums, and build better neighborhoods.

What are called slums may have to be built first, but they
should be the kind of slums that can be improved when the
families can afford it. A reasonable program may have to tolerate
some crowding in the beginning. But if the land and public
services are properly planned and the houses arc properly located,
later improvement is possible. Meanwhile, a planned building
program could accomplish much. It could encourage the devel-
opment of internal financing devices, skills, and a building and
materials industry that can ultimately meet the great and inescap-
able need for shelter as well as for jobs and greater social and
economic stability.

Other International Agencies and Aid

There is no single agency, national or international, which cxists
to work exclusively and directly with problems of world housing
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or city land and planning. However, many agencies are indirectly
involved ‘with these problems. These include official, partly-
official and unofficial international agencies. There are also inter-
national housing organizations, such as the International Federa-
tion for Housing and Town Planning, and various architectural
associations, but their main concern is with collecting and distri-
buting information.

The wide involvement with housing makes it almost a stan-
dard factor in the calculations of development. House construc-
tion is used as an indicator of economic activity and social condi-
tions. It is included in measuring cost-of-living, political stability,
employment and unemployment, and other social conditions.
But this essential part of life gets more mention than it does
attention.

The Need for International Experience

One result of the worldwide indifference to urban, or city,
problems is the absence of an international group of experts.
This also explains the general lack of skill in dealing with housing
and urbanization—the planning of city growth. They are all
part of a single problem.

Housing goes not mean houses alone. It is part of a whole
framework of public services, transportation, schools, recreation,
finance, materials production, training, and all of the other
essentials of urban life.

Seventeen years after World War Two there was not a single
university course which included detailed instruction in the
problems of international urbanization, housing, or international
urban land economics. Such training was needed to devclop a
group of international experts who could visit and advise many
different countries. It was also nceded to develop qualified people
within each country.

The ficld requires people who understand not only economics
but also relateg areas—housing policy, urban land problems, ad-
ministration, social problems, city planning, finance, law and leg-
islation, transportation, architecture, building and building mate-
rials and public relations—plus a large gift of common sense.

The experts should be able to identify the most serious aspects
of a program while also seeing a broader view. They should



AID—EXPERTS AND AGENCIES 61

be clever cnough to stimulate progress with the limjted tools
that may be available in any specific country.

Too many of the experts advising less-dcveloped nations
today are specialists trained only in onc single phase of the prob-
lem, or civil scrvants trained only in routinc administration.
Too often they see the solution only within the background of
their own limited fields.

In 1968, economics still ruled the foreign aid program and
caused limited housing programs in most regions of the develop-
ing world. Housing, city planning, urban land, and similar
aspects of the urbanizing process continued to have a low priority
except in Latin America. The United States was beginning to
recognize the importance of these subjects and has made sub-
stantial loans for the establishment of savings and loan asso-
ciations. It has also made extensive guarantees to American
investors in housing. This has helped Latin American countries
considerably. However, generally this was related to an imme-
diate political interest. Good policies and programs still needed
to be established, both within the United States and on an
intcrnational level.

The logic of such an approach may finally be recognized. But
the lack of knowledge, the failure to establish goals, the absence
of rescarch programs, and the shortage of experts could mean
years of delay beforc a realistic start can be made.



CHAPTER VIII

LCONOMICS AND HOUSING

The initial flow of housing money from the United States into
Latin America brought no major improvement to most people.
But it was, at 2 minimum, an official acknowledgement of the
importance of housing.

In other parts of the world, there was neither enough money
for housing nor any scrious effort to devisc the essential mean
of production. ‘

When popular pressure for housing became very strong in
less-developed countries, some governments madc promises that
they could not fulfill. Other governments provided a few housing
projects. In the absence of a policy, unnccessary imports of
building materials for higher-income groups were draining pre-
cious foreign exchange. In other cases, unemployment that could
have been reduced by a firm building program grew worse
with the increase in urban migration. Meanwhile, squatters took
land, adding to the general confusion and hopelessness.

The less-developed countries were now spending from 12
to 30 per cent of their gross fixed investment for housing con-
struction. But this was not benefiting the people whose needs
were the greatest. Housing conditions continued to become
worsc. In some cascs, they were twice as bad as 10 years
before.

‘With regard to international aid, the poorer nations had to be
satisfied with advice or an experimental program herc and there.
Of the billions of dollars spent by international agencies for
aid since the end of World War Two, little of this money went
into housing or urbanization.

An important reason for the neglect of housing was that it was
viewed as a lesser requirement by international aid economists
and by economists within the countries themselves. Both groups
had rcad the same texts, attended the same colleges, or learned the
same theories. The old texts survived to influcnce teaching and

licy even after some of the authors had modified their views.
The cold calculations of “‘input-output ratios” had dominated
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postwar thinking in development economics. Housing, it was
thought, required a large input and yielded little output.

The Theory of Low-priority Housing
From the beginning oF international aid programs, there were
two groups of economists, both opposed to housing expenditure.

The first group advocated what may be called “the devil take
housing” theory. This theory states that housing is a stable form
of investment requiring a considerable expense to create it, but
providing little return on the money per year. Housing stimu-
lates no foreign exchange. It competes with industry and agri-
culture for capital. It draws off needed labor and materials. It
may even dangerously extend the economy.

A poor country, it is said, cannot spend much on assets for
future consumption. It should focus on more food production and
on assets that advance productivity, such as factories, machines,
better seed and livestock, railroads, highways, and electric power
plants. Use of a country’s limitcd resources for housing consumes
the funds nceded for productive development and for better
nourishment, health and medical care.

For these reasons, according to this group’s theory, housing
deserves a low priority in both internal spending and in inter-
national aid.

This has been the view of most international policy-makers
like those in the World Bank since post-war foreign aid began.
It was also the stubbornly-held view of American policy-makers
until the Alliance for Progress program.

Other economists, whose view may be called “the modified
devil take housing” theory, think that there may be a justification
for some, but not much, housing.

Advocates of this second theory cite the United States as an
cxample. They said in the 1950’s that it required seven dollars of
investment to produce a one dollar increase in the value of addi-
tional housing services per year. By contrast, only $1.80 of
added investment was required in a steel factory to yield a one
dollar increase in the value of steel produced per year.

One economist said that, if the United States ratios are typical,
“investment in housing should be kept down close to the lower
limits of requirements.” According to this theory, some housing
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is justified but only where “the objective is to encourage rela-
tively small-scale enterprise in the essentially rural areas in India,
rather than to put a heavier load on the large cities.”

According to this theory, if housing is built, it should be
confined to the “musts.” These are defined as situations where
factories arc built in remote areas, wherc a long journcy to work
produccs labor problems, or where houses will demonstratc
“the rewards that may be obtained from greater, disciplined
productive effort.”

It is difficult to argue with the statement that a poor country
should not spend “too much” on housing. Indeed it should not
spend “too much” on anything. However, both theories assume
a sharp distinction between economic change and social change.
What actually happens is that cconomic development forces
population redistribution. This causes radical changes in the basic
pattern and structure of man-made environment. Economic and
social changes are cssential parts of onc process, the process of
development.

The remote factory or power plant, where new housing is
obviously necessary, is only a small cxample of what is happening
on a much larger scalc in the citics.

Possibly the “no housing before factorics” thcory was in-
fluenced by two programs popular in the morc-developed nations
in the years immediately after World War Two. One was the
“new towns” program. Its planners hoped that the new towns
would rcalize human dreams and be forever free from slums.
The sccond popular program was expensive slum clearance and
public housing.

Economists thought that the new towns being built in England
and the slum clearance which was in progress in the United
States provided accurate costs of new housing anywhere in the
world. They decided that new cities or new housing were so
expensive that there would be no money remaining for factories.
They failed to scc that neither of thesc programs was suitable
to the less-developed world.

Gradually, more economists are accepting the idea that social
change is an essential part of economic change. Various agencies
of the United Nations now recognize that balanced social and
economic development is essential, and have adopted statements
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expressing this idea. But few of the theorists state what the ideal
balance would be, or even what might be the proper order of
priorities.

The truth is that sometimes social change may occur before
economic change. Sometimes they may occur at the same time.
There are projects which are considered part of the social change,
such as education and health, which provide little or no reward
in foreign exchange, yield low returns, and require time before
their real benefits can be counted. Yet these projects are important
to the proper balance of development and to the economic acti-
vities that require them.

During the years, the “exceptions’” for housing which are
allowed by the economists are likely to multiply. This weakens
their main argument. Also, the resources and capital that some
economists want to devote to more vital uses often get used for
housing anyway.

Often the pressures and needs for housing are so great that they
cannot be ignored. This can result in more of the scarce resources
being used for housing than would have been if there were a
wise policy of resource use.

Sometimes an employer is forced to build housing for his
exccutives or skilled workers as part of his industrial investment.
Each special group—executives, government employees, teachers
—demands housing and often gets it, while the poorer people
suffer. The wealthier citizens build expensive houses of imported
materials without regard to the effect on foreign exchange.

The poorer people who are more desperate in their housing
needs cannot wait for the economists to agree on theory. They
are taking land unlawfully and using whatever materials they can
buy or find to build houses.

The Effects of Housing on Economic Development

General economic principles on productivity do not apply in all
areas, all cases, and all times. A theory may apply to the United
States but not to Ethiopia. It may apply to one type of housing
program and not to another. In Israel, where the population
doubled between 1949 and 1957, an enormous housing program
did not halt economic progress. The housing program probably
aided economic growth.
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To estzblish a rule with a long list of exceptions is not realistic.
It is better to recognize that a housing program is essential. Then
a practical portion of the budget can be allotted to it. The houses
can then be built on sites best for the economy and the society.
They can be constructed by the least expensive methods for that
country, using a minimum of imported materials.

It is not possible to get an exact measure of the impact of
housing. But housing should be recognized as a necessity of life.
To exclude its production under any general rule is no more
sensible than to ban production of clothing or milk.

In the less-developed areas, the building of homes is “eco-

omic” because houses are often the small production centers for
the tailor, dressmaker, or storekeeper. Housing is also important
in stimulating employment. It stimulates other industries and
adds to local purchasing power. Whether “social”” or “economic,”
it may be a wise expenditure simply to try to provide for bal-
anced growth.

Unemployment is one of the most serious problems in less-
/kvcloped countries. It is particularly severe in cities with a large
population of newcomers. When rural migrants come to the city,
they are likely to look to the construction industry as one of their
primary sources of jobs. A properly organized housing program,
using 2 maximum of domestic materials, could be the principal
means of employing people productively.

If excessive home construction might dangerously extend the
economy, almost any other excessive program would also do the
same. Every program, whether it be housing, roads or factories,
must bear a reasonable relationship to total public expenditure.
But housing production at least contributes something essentially
good. At the same time, it provides employment and helps pre-
vent rapid rent increase.

For the many countries that arc experiencing depression, or
falling prices and wages, and growth at the same time, a housing
program can use money constructively that might otherwise
be wasted on temporary relief measures.

In 1963, about half the unemployed workers in some of
Ghana’s cities were construction workers. Yet these cities had
severe housing shortages which could have been relieved by
putting these unemployed to work. The war-damaged countries
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of Europe planned not only for housing but for new towns
as part of their total program for recovery. The spending of
huge amounts of money for rebuilding did not limit their re-
markable industrial growth. Housing and recovery proceeded
together.

_A housing_program can be important in developing savings
and in releasing unproductive capital into the economy. People
will save for housing even when they might not save for any-
thing else.

Housing helps develop other industries, such as production of
building materials. The construction and building industries pro-
duce not only dwellings but related services and utilities, shops,
and community facilities. Construction workers also build fac-
tories, transport, and power plants. Since one-fourth to one-third
of labor engaged in all manufacturing industries is employed
in building industries, they influence many levels of manufactur-
ing activity.

If the gencral business cycle declines while building activity
is high, a depression, or lessening of business activity, is usually
mild. But if both building and other activities decline at the same
time, the depression is severe.

For every construction worker employed on a building site,
at least one other job is provided elsewhere. Dwelling construc-
tion is the largest part of the construction industry. Tt is there-
fore accepted as an important device for stimulating employment
during periods of economic depression. It serves a similar pur-
pose during the early periods of a nation’s development when
there is considerable unemployment, particularly among new
migrants.

Housing is also “‘economic” in the sense that industrial produc-
tion will be hindered or stopped unless workers are sheltered.

The location of housing influences the location of industry
as often as the placement of industry influences housing. The
existence of an adequate housing supply often ties workers to
their environment regardless of the efforts of governments
and economists to bring them to a specific industrial site. The
large differences in earnings between one section of a country
and another often reflect the availability of better housing and
community life in one place as compared to another.
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Wherg housing is built—whether by private builders, gov-
ernment aid, or squatting—determines the location of a huge
public investment in utilities and other facilities. Environment
cannot be easily altered. Enormous amounts of money are requir-
ed to rearrange an established pattern.

The movement of masses of people into a city, and their hasty
construction of dwellings, may raise the cost of installing utilities
later to excessive levels. Providing the housing and utilities from
the beginning may therefore prove to be wise. This is particularly
true if transportation routes are planned at the same time. Once
slums and squatter huts are built, they cannot easily be torn down.

Sixty million people are being added to the world’s population
each year and large-scale urbanization is inevitable. There is no
longer any alternative to the need for investment in housing.
The need for housing is a fact of world life.

Most countries today have been forced into housing programs
because of political, social or economic realities. These events
have made debate meaningless. Following World War Two, in
England, Sweden, Denmark and other countries of Europe where
housing has been important in national programs, a political
party could not expect to win votes without pledging itself to
a housing program.

What is true of developed areas is also true in the poor coun-
tries. Squatting in less-developed countries exerts its own forms
of political pressures and creates its own economic forces.

‘When Jamaica decided to spend 60 per cent of a United States
grant to rehouse squatters, and made housing its top priority,
there was still a need for more factories. But industrial progress
and political steadiness would be threatened unless the housing
problems were solved.

In Colombia, squatters caused so many social problems, politi-
cal discontents and disturbances that industry in one city began
to move away. The country had to begin a rush housing program
to induce the rest of industry to remain there.

Once housing is accepted as an essential part of any develop-
ment plan, a nation is in a good position to determine the most
effective and most economically practical production. It can
budget the amount of money it can afford for housing. A devel-
oping nation may need to encourage programs that will use the
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smallest amount of materials, labor, or imports. It can also restrict
the production of luxury housing.

The government may promote the growth of factories that
produce materials from local raw materials. It can specify which
local materials are to be used for its housing program, and there-
fore keep factories functioning that might otherwise close.

Government can attract savings by promising homés to savers.
It can encourage mortgage lending from sources that do not
compete with loans for industrial development.

Tllic country can prepare a land distribution program that will
confine squatters to proper areas instead of allowing squatters to
create their own settlement patterns. It can plan housing where
it is most needed and it can adjust housing to industrial settle-
ment policy.

Housing production can be increased in arcas of depression,
and decreased where it is less essential.

A nation can demonstrate to its people that it is interested in
their needs and thereby create the political and social steadiness
required to make economic investment safe and useful.



CHAPTER IX

BACKGROUND OF PUBLIC POLICIES

The Influence of Britain

In the post-war world, less-developed countrics that had won
independence were forced into industrialization as the only way
to employ and feed their growing populations. The more they
industrialized, the more serious their urban housing problems
became. For solutions, they often turned to the devices used by
their former colonial rulers, who were believed to have all the
answers both to industrial growth and to the problems produced
by it.

The main site of 19th century housing reform had been the
greatest colonial power of all—England. England’s civil servants
had already carricd some of their planning ideas to the colonies.
Many books had been written on housing and new towns.
Officials and reformers had talked about better cities at meetings
around the world. As a consequence, some of England’s planning
laws and procedures for acquiring land had become models for
her departing colonies. Even after their independence, England’s
example and influence continued.

In 1875, England had adopted minimum standards of building,
drainage, and the circulation of air. The idea for this was not new.
Restrictions on builders were common in ancient cities.

Restrictions are now widely used throughout the developed
world. Recently they have been extended to preserve beauty and
nature, limit population densities, and protect the interests of
residents. Zoning is one of the accepted devices for specifying
residential, commercial or manufacturing uses. Building regula-
tion was originally designed for fire protection, structural safety,
and sanitary conditions. Now it controls the strength of materials,
the condition of waste disposal and electricity, clevators, heating,
air circulation and other aspects of buildings. Other restrictive
devices control the shape and size of building lots and influence
land use, street patterns, play spaces, and utilities.

Restrictive devices are accepted almost everywhere. However,
they have limitations when applied to housing. Every restriction
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increases the cost of the dwelling. If they are too strict, rgstrictions
may limit or stop building. Restrictions improve quality for
those who can aﬂ%rd the higher standards, but inevitably such
regulations, by raising building costs, limit the number of people
who can afford the product. Restrictive legislation that may be
successful in a developed country with an adequate public housing
program might not be practical elsewhere, unless land and
housing are provided for those who need it and at costs they
can afford.

Housing Policy in Britain and the United States

When house building failed to keep pace with the demand for
housing, England considered direct government aid to housing.
This began in a small way early in the 20th century and expanded
after World War One. Government subsidies, or financial assist-
ance, to housing became very popular in England but was not
one of Britain’s colonial policies.

In England today, it is accepted that private enterprise will
continue to build for those who can pay the price. Government
would build for the others, providing mostly units for rent.

The policies of the United States have also had influence in the
less-developed world. Part of this influence is a result of the
American-sponsored Agency for International Development
(AID) programs. Also, the United States has been viewed as the
most technically advanced country on earth, which therefore had
all the right answers.

The United States government did not become active in
housing programs until the 1930’s. Most government aid has
taken the form of assistance to private builders and direct public
building has been held to a minimum.

Slum Clearance in Britain and America
A powerful force for housing reform in both Britain and the
United States has been the slum. No word in the language
suggests more terrible images of the poor man’s life. No word is
more capable of rousing people to protest.

Reports and investigations of slums in 19th century England
had shocked the British conscience. However, a “slum’ was not
easy to define. At first, British social planners used the word to
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apply tosany bad neighborhood inhabited by the lower and
criminal classes. Later this definition was modified to refer only
to houses rather than to both houses and people. Slums werc
denounced everywhere. Officials generally agreed that future
slums should be prevented and that existing slums should be
eliminated as soon as possible.

Slum Clearance in the Less-developed Areas

Industrialization attracts people to cities. The less-developed
countries are now experiencing population increases similar to
those which brought slum life to Europe and the United States
during their industrializing periods. Even in the most advanced
nations, house production has not succeeded in keeping pace
with mass in-migrations. Slums persist. It is even more difficult
for building to keep pace with housing needs in the less-advanced
countries.

Slum clearance is a popular program in both England and the
United States and it has begun to influence the developing
countries as well. It was viewed as the final answer to the slum'’s
problems, to squatting, and even to overcrowding. The way to
end slums and all the problems which accompany them was to
tear down the slums.

In 1954, in Accra, Ghana, British-trained planners and their
local followers favored clearning several slum areas, despite an
intense housing shortage. That year, a meeting of British and
other foreign officials concerned with African problems was
held at Cambridge University in England. There was almost
complete agreement on the need to tear down slums without
regard to housing need or shortage.

Pressure continued to clear the slums of Accra. In 1955, a
United Nations mission on housing arrived in Ghana. After
surveying the housing shortage and the effect slum clearance
would have in increasing it, members of the United Nations
mission recommended that slum clearance be postponed until
there was a more adequate supply of housing. This recommenda-
tion shocked some of the British in Accra. However, it was
adopted by the government.

Nigeria was not as fortunate as Ghana. Despite a severe housing
shortage and other serious problems, the Nigerian government
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in 195 started an ambitious slum clearance program in the center
of Lagos, the capital of the Nigerian Federation. It has been an
expensive and frustrating experience, and by 1962 the govern-
ment was seeking other solutions.

Slums and Growth

It may be that in the early years of industrialization, the slum
is an inevitable product of urban development.

Poorer countries with fast-growing populations sometimes try
to prevent slums by building high-quality housing. But such
programs generally produce few houses and slums form in other
places. The population pressures are too strong to be met by
building a few costly projects while ignoring the slum problem
as a whole. India tried to build expensive houses as a solution to
the housing problem, and then had to change the program. There
has been a similar lack of results in Manila and other parts of
Asia.

It is not easy to meet the housing needs in rapidly growing
urban areas. A successful program must recognize the social
effects of interrupting family life by evicting people, so that
clearance can proceed. It should consider the social benefits of
rehousing evicted families in advance of eviction and of rehousing
them in an environment that retains or restores many of the
habits and customs which could be lost in the clearance. This is
not accomplished by building a development far from the work
centers and without the other advantages and opportunities of
central city life.
number of houses at a_minimum cost, These programs should
widen the area of choice for the slum dweller and meet as much
of the housing need as possible.

The worst aspects of slum life are overcrowding and excessive
cost. Demolishing slums without replacing them increases over-
crowding and increases shelter cost. It may also increase squatting
and thereby quickly create slums that are more stubbornly
enduring than those removed.

Overcrowding is less serious when there is easy access to the
open air. It may also be necessary to allow the occupant to take
in boarders at the beginning of a program. Although such sharing



74 MAN'S STRUGGLE FOR SHELTER

of a dwglling has disadvantages, it makes it easier to pay the rent.
A shared home is less of an evil than no home.

Slum clearance may be inevitable in some areas. But on a broad
basis, it is generally justified only when a country can afford it
economically. Even then, it should only be undertaken when
there are vacancies in existing housing.

Slum clearance should be the second, not the first, phase of a
housing program. Supplying enough housing for the people
who need it should always be first. In some cases, both clearance
and building of housing may be undertaken as part of a single
program.

In Singapore, the Improvement Trust had for some time been
clearing slums as well as building some housing. It soon realized
the consequences of its slum clearance policy when those who
were removed from the cleared slums became squatters.

It is important to learn that when the formation of slums is
inevitable, they should be planned rather than condemned. If
expensive “‘slum” housing is designed well and built on carefully
selected sites, it can be improved or replaced easily when possible.
This is particularly true of one-story buildings. If slums are un-
planned, however, they may defy government correction forever.

Planning housing of minimum standard might be called “‘slum
building.” Such a program might shock and surprise some re-
formers. But it may be a necessary first step to provide the housing
that is urgently needed now. People moving into the cities of the
world cannot wait for dream houses eventually. They need some
housing now.



CHAPTER X

PROPOSALS FOR SOLVING THE PROBLEM

Public Housing

In the more-developed nations, slum clearance and public housing
are usually parts of a single program. Since slums are regarded as
an evil, their elimination was declared a blessing. The theory was
that a housing program could not be valid without demolishing
slums. As the slums were destroyed, new housing would be built
on the slum sites or in other places. The government would
subsidize, or assist financially, the cost of this new housing.
Families forced to leave their homes by slum clearance operations
would move into the new units.

Actually, however, building public housing is an independent
operation. It is not necessarily part of slum clearance. Slums can-
not be cleared without providing altcrnative housing for the
people living in them. But public housing can be built on vacant
land without clearing slums at the same time. Also, public housing
is not the only satisfactory program for slum dwellers. Not all
who arc cvicted want to become tenants of the government.
Some families may not be allowed to have public housing because
their incomes are too high or their families too large or too small.
Others may decide that the location of the public housing avail-
able to them is inconvenient to their places of work. Some slum
dwellers may prefer living in houses which they own. Others
may prefer to live in older buildings near their friends and their
old neighborhoods.

Slum clearance does not always mean destruction of the slum.
People can move out of slums if there is enough alternative
housing. Even worse than slums is a housing shortage that
provides no shelter, good or bad. Tearing down slums without
providing alternative housing for the people who live in them
increases the housing problem. It results in the remaining slums
becoming even more crowded.

There is a wrong way and a right way to clear slums. The
wrong way is to clear slums without providing cnough housing
for the families who are forced to move. The right way is to
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build enqugh housing for the slum dwellers first.

Ireland’s housing program is an example of the right way to
accomplish slum clearance. Between 1948 and 1956, almost
16,000 dwelling units were built for low-income families. Most
of this building was on vacant land just outside the largest city,
Dublin. By 1963 it was possible to clear the older sections in the
central city. These areas have now been developed as offices,
high-cost homes, and commercial properties. Small, privately-
owned pieces of land have been assembled and re-planned for
private and public re-development.

Public housing programs in the more-developed nations are
not always appropriate for the less-developed areas. Many public
housing plans were first tried in Great Britain, where the poorer
people usually rent their homes. The United States adopted
Britain’s policy and built all its financially-assisted housing for
rental. However, by contributing to, or subsidizing, the interest
on a mortgage the government can make it possible for poorer
families to purchase their homes instead of only renting.

Except where thereis a land shortage, poorer families in devel-
oping areas should have a choice of either ownership or rental.

There are income limits in public housing in the United States.
If a family living in public housing improves its income, it must
move. This rule makes it difficult to establish any permanence for
the family and encourages tenants not to tell the truth. It also
places a penalty on ambition.

Ireland’s policy is more practical. It establishes an un-subsidized,
or standard, rent for each unit. Each tenant then has a choice. He
can reveal his income and pay an amount of rent which is based
on his ability to pay. Or, he can choose not to reveal his income
and pay the higher standard rent.

Under this program, people can live in public housing even
if their income improves. This gives them more freedom. It
stimulates tenants to keep their buildings in better condition. It
avoids dividing families according to their economic condition.
In most of the developing areas, continued occupancy can be
permitted without any requirement for revealing incomes.

When the tenant of an apartment or house rents part of it to
someone else, this is called subletting. In most of the highly-
developed nations, subletting is not allowed in public housing.
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But in the less-developed nations, subletting part of the Awelling,
may be logical. It may be the only way for many people to pay
housing costs. As both the incomes of families and the supply of
housing increase, crowding more than one family into an apart-
ment will decrease.

It is not possible to recommend one public housing policy for
all the less-developed countries. Conditions, costs and customs
vary. Each country’s housing problem must be studied and
solved separately.

Urban Renewal

“Urban renewal” refers to programs for the rebuilding of large
slum areas in the central parts of cities. Such programs were
developed in the United States in 1949. With the growth of the
world’s cities, the urban renewal idea gained popularity in
Europe. Recently, it has been of interest to the less-developed
nations also.

Under the urban renewal program, the government acquires
large areas of land. The government replans the area and uses some
of it for such public uses as schools or roads. The remaining land
is sold or leased to private developers. The private developer
either rebuilds or restores the area to a good condition.

When this program began in the United States, its main
purpose was slum clearance. Recently, however, the rebuilding
of decaying central areas of cities has been considered most
important. The demand for centrally located land has been in-
creased by the need for wider roads, parking, apartment houses,
offices, shops, and industries. Land which is developed as a unit
by an urban renewal program will have the best use made of
each section.

Urban renewal is not a new concept. Paris was rebuilt in the
19th century. Glasgow and Birmingham a century ago also
bought substantial slum acreage in the cities” slum centers. The
areas were replanned with new roads. The remaining land was
sold for private re-development.

Evicting people from slums today is much more difficult than
it was in the 19th century. At that time, slum dwellers were
considered human surplus. Today the public duty is not only to
evict but to rehouse them. If there is not enough housing avail-
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able to re¢house families being evicted from slum arcas, the urban
renewal program becomes unpopular.

Some countries have adopted generous rehousing programs.
Because their new housing is often morc expensive than what
families paid in their old slums, the Netherlands not only rehouses
former slum occupants but also gives them subsidies, or money,
for a period of five years, with a smaller amount each year. In
the United States, occupants must be assured of alternative
housing, in public housing or some other place. However, the
rchousing is not always adequate, and opposition to urban rc-
newal has increased.

The problems facing developing areas arc morc scrious.
Population in the cities is growing faster. The building industries
are more limited. There is a shortage of private investors in
building, financing, and transport. Yet some developing nations
which have housing programs are considering urban renewal pro-
grams for more rational development of their city centers.

In 1963, Singaporc asked the United Nations for advice and
help in establishing an urban renewal program. Because it was
one of the first to do so, its cxperience is important to other
developing countries.

More than a million of Singapore’s 1,730,000 people live in the
Singapore City arca. Singapore has been producing more than
12,000 public housing units cach year. Yet it has a large squatter
population and a severe shortage of housing and of office space.
Since 1921, the island’s population has doubled every 20 yecars.
In the central city area, people crowd into tiny rooms.

Singapore first tried to solve some of the central city problems
by imposing rent control and prohibiting evictions. This gave
existing tenants control of very valuable property, but did not
allow for the development of new housing or new office space.

Urban renewal appeared to be the way to solve the problems.
Under an urban renewal program, Singaporc’s Housing and
Development Board could acquire large areas of land. It could
replan the area and improve traffic. Then it would re-sell the
remaining land for badly needed office, commercial, and resi-
dential buildings. These would be constructed according to the
new plan.

Rent control often discourages new private building, In
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Singapore it had also reduced the values of many of theexisting
buildings. The Board could acquire this land cheaply and re-sell
the cleared land for more appropriate uses, often at a profit.
Singapore’s extensive public housing program would provide
new homes for the homeless occupants and stores for some of the
evicted storckeepers.

Taxes on the new buildings would be higher than on the slums
they replaced. With an urban renewal program, the government
would also be accomplishing a much-needed public service. It
seemed like an excellent program, until the problems were
identified.

The 12,000 public housing units that Singapore built each year
made it possiblc to provide a tenant with a new dwelling unit.
However, most of the slum dwellers preferred to stay where they
were. Most of the housing projects were too far from work. For
urban renewal to succeed, more housing projects would have to
be built near the center of the city, or in neighborhoods that also
contained industry and shopping areas.

Another problem is finding private builders willing to buy and
re-develop the sites. It is particularly difficult to find developers
to build housing for moderate income families. These are the
families whose income is too high for public housing, but who
find most private housing more expensive than they can afford.

One reason why private devclopers hesitate to build in urban
renewal areas is that taxes on the builder’s total rent are very high.
The United Nations mission recommended that these taxes be
reduced to make the building of rental housing more attractive
to private re-developers.

Another problem in Singapore involved the Chinatown area
near the business section. This area has some of the worst slums
seen anywhere. They are overcrowded, airless and lack privacy.
But once outside the house, the Chinatown section has many
attractions. It is centrally located and offers many jobs. It contains
attractive restaurants, shops and temples. Life in the streets is
colorful and interesting. No replacement could capture the area’s
attractiveness and interest for both residents and tourists. But the
buildings are overcrowded and very much need repair.

A reasonable urban renewal program would identify and re-
inforce Chinatown’s existing values rather than destroy them.
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The Ukrited Nations mission recommended that many of the
buildings in Chinatown should be repaired and modernized to
make them safer and more liveable. Those which are unsafe or
in such poor condition that they cannot be repaired should be
destroyed. They should be replaced with small buildings which
retain the style and spirit of the neighborhood. To ease the over-
crowding, additional public housing should be built on nearby
government-owned land.

The experiences of the United States, Europe and some less-
developed areas have shown that urban renewal can be an im-
portant tool in the planning process. It should not be used only,
or even mainly, for the clearance of slums. It should be used as a
tool to make central city sections serve their most useful functions
in national development. Urban renewal can be used to improve
traffic; provide more areas for parking cars and trucks; make
public improvements such as parks, schools, libraries, and streets
and build new houses, offices, and factories. Urban renewal
makes it possible to assemble many small picces of land into one
sizeable arca which can be re-designed effectively to meet the
city’s problems. It provides a politically acceptable device for
selective release of property from the limitations of use and reuse
which often accompany rent control.

Urban renewal, however, involves a forceful use of govern-
ment power. This is an important and valuable power, %ut one
which must be used very carefully. It should be onc tool, but
not the only one, in the planning process. It should not be used
only as a device for increasing tax revenues. It should not be
used to profit from land operations. It should not be used as an
excuse to evict “‘undesirable” people from their shelters.

In most instances, urban renewal should be started only when
the housing shortage has eased, or when, as in Singapore, it is
combined with a vast rehousing program. People being evicted
should not only be offered other housing, they should also be
given money for the cost of moving and other expenses. A
storekeeper or a businessman forced to move because of urban
renewal or slum clearance should be paid more than these
expenses. It will take some time before he can establish good
relations with customers in a new neighborhood. He may be
so distant from bis old customers that he must begin anew to
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build his business. This involves considerable loss, and the gov-
ernment office which evicted him should give him a payment of
moncy to compensate for this loss.

Most important, urban renewal should not be started until it is
evident that the benefits to the community as a whole justify
the inconvenience and the disturbing of their way of life to the
people who must be moved. It should be started only after it
has reccived wide public acceptance.

New Towns

Another idea that hasimpressed the less-developed nations is New
Towns. This program became popular in the more-developed
nations as a way of achieving a better life. It has been offered
as a remedy for the problems of the over-populated cities of the
developing world.

Areas experiencing rapid population growth often develop
in one of the following ways: People and industry accommo-
date themselves within the existing cities, move from the central
cities into the nearby suburban areas, or move to new self-con-
tained citics elsewhere. In Asia and the Far East there scemed to be
no alternative to enlarging already existing areas in preference to
creating new units. But as the existing factories and businesses
in the big and more established cities expanded and hired more
workers, the cities grew. The housing shortage became worse.
Community facilities such as water, schools, and roads became
overloaded.

When it appearcd that thé limits of space, efficiency, and
human endurance were being reached, some means had to be
found to distribute industry and population over a wider area.
Interest increased in an idea which was adopted in England
during the 19th century—the development of New Towns.

An English writer 100 years ago said that the “crowded cities
have done their work.” He suggested that “better results can be
obtained by starting on a bold new plan” on open land away from
the central cities, rather than by “attempting to adapt our old
cities to our newer and higher needs.”

As they were first proposed, the New Towns were to be
garden cities of about 30,000 people. They would be self-
contained social and economic units. Each town would be built
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on about 6,000 acres. Each would contain homes, industries,
and community buildings. There would also be green areas
or park land on the borders of the towns called “greenbelts.”

In the early part of the 20th century, New Towns of various
kinds were built in England, Holland and Germany. New Towns
for steel and railroad workers developed in India. At the end
of World War Two, planning for New Towns began in Greece,
France, the Philippines, and South America. Today they are
being planned or have been developed as national policy in
Israel, Singapore and Malaya, Ceylon, Venezuela, Norway,
Puerto Rico, the Netherlands, Ireland, the Soviet Union, Poland,
Hungary and Yugoslavia.

In many countries, increased population has made it cssential
to build New Towns. Improved communications have made
it possible.

The decision of an industry to locate on a vacant site often
attracts another factory nearby. Workers begin to build homes
near their jobs. Tradesmen and shopkeepers soon arrive to be
near the growing population. The settlements soon begin to
spread. The result is an unplanned New Town.

Planned New Towns should be part of the growth process.
However, once again the experience of Europe and England is
not always appropriate for other parts of the world. Population
growth in the less-developed nations is occurring at a much more
rapid rate than in Europe. New Towns planned for 30,000 people
have rapidly been crowded with squatters and new migrants.
In addition, limited-population New Towns were too expensive
for many developing countries. Also, they failed to offer the
varied opportunitics and attractions of the larger cities.

In a world where freedom of movement exists, no planned
city can sustain its assigned population or its plan while cities are
experiencing a mass increase of population. If New Towns are
to accommodate the increasing populations of the less-developed
areas, they may have to be built for 10 to 20 times the number
of people that were considered the ideal number in England.

An existing city can reach the limits of its utility. Mountains
or water may prevent its expansion. It may be over-populated
with both people and traffic, making the cost of moving goods
through the city uneconomic. In these cases, a country may have
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no choice other than to build New Towns.

The successful development of New Towns is related to job
opportunity. In most countries, even when there is a shortage of
housing elsewhere, a new sclf-contained town will not keep
workers if there is no prospect of jobs, trade, or progress.

By 1963, Israel had built 21 New Towns. It had problems
keeping population in four of thesc because the few factories in
the areas were not able to work at full employment. The indus-
tries and social life also lacked variety. Even in some of the
other towns, people began to move to bigger cities, where the
job choices and chances for advancement were better.

The central city provides the greatest variety of choices and
interests. The suburb, or satellite community, has the advantage
of closeness to the central city. Itis possible that in many countries,
the idea of self-contained New Towns will prove less popular
than a program of suburban, or satellite, growth. The availability
of land at cheaper prices than in the city has encouraged many
industrics to move to the suburbs. A worker living in the suburb
can work either in the main city or in the satellite. As in the case
of a New Town the satellite should be planned to accommodate
industry, housing and recreation.

If a New Town is built on land that is distant from a large city,
it should be sufficicntly varied in its industries, opportunities, and
activities to be interesting to its inhabitants and offer them a
variety of employment opportunities.

If industries in a New Town are large and important, such
as a big steel factory, rclated industries should be encouraged
to settle there also. This provides workers with a wider choice
of jobs and the opportunity to move from onc job to another.
Government policy of inducements and regulation can mean
the difference betwcen the success or failure of such new
communities.

Dispersal of Industry

Many planners have suggested moving industry out of the cities
as a way to combat overcrowding in the citics. If industries could
be placed near where people worked at farming, it was belicved,
this would discourage them from moving to the city and help
maintain them in their established rural environment. It would
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reduce ugemployment as well as the cost of new transportation
and public facilities.

Few could disagree with the need for a policy of industrial
decentralization. Industry should certainly be encouraged where
the smallest number of houses need to be built. But, as in the case
of New Towns, desired effects do not always result from policies.
A nation’s desire that industry settle where it is good for the
nation is not always what the industrialist thinks is good for his
business.

In the less-developed areas, where there is a shortage of invest-
ment capital and it needs to be encouraged, the wishes of the
investor are likely to be more important than those of the plan-
ning officials.

The city has many assets that cannot actually be seen that
attract the businessman. These encourage him to settle either in
the big city or near it. They include:

I. Business Contacts in the Big City. The big city has the banks,
the universities and the better newspapers. It is where business
leaders meet each other; where the distributors and buyers are
located; where foreign businessmen are most likely to visit;
where the best professional and skilled workers are available;
where there are service industries; where investments in busi-
nesses are bought and sold; where air and rail service are best.
The big city also supplies a ready-made consumer market for
goods.

2. Contacts with Government. Government today regulates
business. It makes loans or subsidies, and grants export and import
licenses. It influences the national economy through currency,
tariff, and other controls that can make the difference between
profit and loss. The big city is the place to see consuls, embassies,
tax officials, and other men of influence. Government delays
in the modern world can frustrate any business activity. But per-
sonal contact in the big city keeps the businessman informed of
government policy.

3. The Logic of the Big City as a Residence for the Executive’s
Family. The business executive’s wife has become an important
factor in his choice of residence. Despite its inconveniences, the
big city offers good schools, department stores, doctors, dentists,
safer water, theaters, restaurants, clubs and beauty shops. People
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have more privacy and more social opportunity. If the big city
seems too inconvenient, the executive’s family can live in the
suburb, but the city must not be too far away.

If the big city must inevitably grow bigger, what will happen
when a city like Calcutta, India, soon reaches 12 to 16 million
inhabitants: Or possibly so million by the year 20002 In 1963,
India had 106 cities with populations of 100,000 or more. Many
of these cities will experience population and industrial growth
in the years ahead. But enlarging existing cities and suburban
areas offers less risk than building isolated New Towns.

The task is great. But there is no shortage of land or
materials. The main shortage is one of ideas, policies and the
ability and the will to recognize the problem and to help those
who do not yet know how to help themselves.



CHAPTER XI

THE PROBLEM OF FINANCE

Absence of a mortgage financing system is an important charac-
teristic of under-development. A mortgage system is accepted
as essential almost everywhere.

In countries with high individual carnings, a middle-class
family must have twice its annual total income to buy a modest
house. But by the time its chief wage earner can save that much,
he will probably be dead.

Urbanization has been accompanied by rising costs of homes,
a shortage of capital for the purchasc of homes, and a wide dif-
ference between income and shelter cost. The only way a family
can buy a home is to assume a debt.

In Europe and America, the person holding the mortgage is
no longer a villain. The mortgage lender is usually a respectable
bank or insurance company. This is not always so in other parts
of the world.

In low income countrics, private lenders charge interest rates
ranging from 20 per cent to 100 per cent. Much of what a worker
sarns often goes to the lender. Even in the developed countries,
nterest and other payments on a 6 per cent mortgage amount
:0 more than 50 per cent of monthly charges in paying back the
imount of the mortgage. The interest rates charged in less-
leveloped areas make home buying for the average workerlittle
nore than a dream.

A good house should last at least a lifetime. In the more-
leveloped nations where a morgage system exists, the house is
suilt first and paid for in installments out of earnings. But where
here is no financing system, families have no alternative but to
ent (if they can), build a cheap temporary house, crowd into
‘mall spaces, become squatters, or sleep in streets. Absence of a
nortgage system can lead to the slowing of the construction
ndustries, increased unemployment and social discontent.

Less-developed nations have tried to establish various mecha-
isms to finance home building. Most of these arc crude and
neffective. When a credit pool is credited from tax revenues

86
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only, the resources are so small that only a few houss can be
built. Financial uncertainty, lack of purchasing power among
the citizens, fear of inflation, a dangerously extended economy,
and higher yields available on other investments, are all factors
that have limited the growth of home financing.

Developing Capital for Housing
Therc is no uniformity in the financing nceds of developing
nations. Most developing nations do nothave the capital to finance
housing projects. However, a few countries can raisc funds
rivately in the international market. Others can get private
foans if payment is guaranteed by the government. In exceptional
cases, like Puerto Rico, bonds are sold in the United States for
a variety of needs. Many developing nations can pay periodic
housing subsidies out of taxes. Their first problem is getting
the initial capital for devclopment.

Spending tax money for housing means less money for in-
dustrial growth and other vital needs. Because of this, housing
must often be built at the lowest possible cost. In such cases also,
local materials should be used for building. Sometimes un-
employed or partly employed workers can build their own
dwellings.

How can money be accumulated for a housing program with-
out harming other aspects of development: The following are
general answers:

1. Capital expenditures for housing or new towns, and sub-
sidies for lower-income families, should be considered as two
distinct items and budgeted separately. Subsidies should be paid
out of annual revenues. Money which the government lends to
individuals or groups to build houses should be paid back with
interest. In that way it can become a revolving fund and be used
again and again for the production of more housing.

2. Money loaned for housing and to industry should come
from different sources so that they do not compete with each
other. This already happens in most developed nations. Com-
mercial banks lend most of their money to industry. Institutions
such as savings and loan societies lend mortgage money, but do
not make business loans.

3. Many people have savings which they do not want to
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put into vommercial banks or business investment. These people
should be encouraged to deposit their savings in savings institu-
tions that make loans for housing.

4. A number of countries have money in their local currency
which is owed to the United States for purchase of farm products.
These are called counterpart funds. Not all countries realize that
some of these funds can be used for housing. Some of these funds
should be invested in low-cost housing projects, mortgage insti-
tutions, production of housing materials, and other activities
which will stimulate housing construction.

5. Some countries may not be aware of foreign capital avail-
able to them. For example, countries within the British zone
of influence could borrow money from British or Canadian life
insurance companies.

6. Industry can borrow money from the government to
provide housing for its workers. Proper government policy
can often influence a company’s decision to invest in housing.

7. Government guarantees should be given to savings de-
posits in institutions with mortgage investments. This would
encourage more deposits. Seldom would the government be
required to make any payment on its guarantee, if properly
administered.

8. Insurance companies should be encouraged to invest more
money in housing.

9. International sources of money for housing should be
developed. Some of this money goes into housing anyway, and
disappears into a few expensive projects. Loans should be made
to help increase savings and to help build houses for poor
families.

The Financing of Company Housing
Financing and building of housing have often been done by
employers, particularly in areas distant from established cities.
In the United States, company housing built by employers has
often been ugly and inadequate. With the increase in govern-
ment housing programs, the need for company housing has
declined.

Company housing is frequently found in the less-developed
areas. Such housing has been built in the Far East, the Middle
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East, South America, Canada and other areas. In Japany workers
eagerly await the opportunity to move into houses built by their
employers. About 700,000 dwellings were financed by Japanese
employers between 1945 and 19s1. In India, major industries
""The practices of companies vary. € prefer to pay a fixed
housing allowance to the worker, who then finds his own
housing. Ninety per cent of the workers in Venezuela’s new steel
town of Ciudad Guayana take this payment rather than live in
company housing. A steel company first provided tental housing
near the factory. The tenants regarded maintenance as the com-
pany’s obligation and neglected the grounds. The result was a
dreary cluster of buildings lacking the qualities of a neighborhood.
In Aruba in the Netherlands West Indies, an organization was
established to help finance construction of homes. The homes
were then sold to workers for a small first payment and a mort-
gage with interest at about 4} per cent. The loans were made
by private banks and were guaranteed by the organization.
Most of the objections to company housing can be elimigated
if the dwellingsare sold to the workers. When the house is their
OW

Government Guarantees

Banks and other institutions can be encouraged to make more
mortgage loans if the government will guarantee them against
loss. Such government programs are now quite common, and
have made financing easier in a number of countries.

This system has helped owners buy homes with small first
payments. It has increased home ownership. However, some
people question the wisdom of this method. Many mortgages
in the United States are made without benefit of government
guarantees by builders who dislike restrictions and the amount
of time and paper work involved in dealing with government
agencies. Some mortgage loans actually cost less than those with
the government guarantee.

Government guarantees are not workable everywhere. Where
interest rates arc very high or there is a threat of inflation, a gov-
ernment guarantee is not enough to encourage investment.
However, government guarantees are very effective for encourag-
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ing the putting of new money into housing investment from
such sources as pension funds, savings institutions, and insurance
companies. Should a device for international lending be estab-

lished, the government’s guarantee to the international lending
agency may also be necessary.

Social Security Funds

Social security and pension funds arc a form of forced savings
used in a number of less-developed countries to finance housing.
Housing can be an excellent investment for pension funds. How-
ever, these funds should not be used for social or governmental
purposes that are too risky and should more properly be financed
by tax revenues. It is important, therefore, that the administra-
tion of the funds be independent.

The Development of Savings

It is important that savings or other idle money be invested in
housing. This is the only real way to cstablish reasonable and
workable mortgage systems. But systems of savings which can
then be used for mortgage investment arc not usual in less-
developed nations.

Thelow income level in poorer countrics naturally limits sav-
ings. But some people have enough carnings or profits for com-
fortable living, with a little money remaining that could be putin
a savings bank. Others have savings inherited from parents or re-
ceived as a dowry at the time of marriage. Greater effort must be
made to encourage these people to deposit their savings in a bank.

‘When income increascs, the average family often copies the
spending patterns of Western nations instead of copying their
habits of saving.

In Western countries, even families of modest income often
save some money. They deposit their money in a savings account
where it earns a moderate rate of interest. In the United States,
savings banks are paying about five per cent a year. Out of its
reserves, the banks make loans. Savings banks are heavy investors
in mortgage loans, which are often made for a long period of
years at an interest rate of about 7} per cent.

In the developing nations, families which could save a little

money frequently spend it all on a new television set or buy
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things thcy don’t need because it is sold to them on the installment
ﬂan. Those with frec money sometimes lend it for short-term

igh-interest loans to installment businesses which then re-lend
to farmers, consumers, or traders. The charges on these loans
are usually between 17 and 30 per cent.

Other families with savings fear inflation. They buy products,
such as jewelry, which they fcel will be valuable even during a
period of inflation.

Many developing arcas have no savings and loan associations.
Whatcver savings arc deposited in commercial banks are loaned
to business rather than used for mortgage loans. Even these loans
are made at very high rates. In Bolivia, for example, normal bank
loans in 1960 cost 21 per cent. When such profits can be made on
commercial loans, it is very difficult to get money for housing.

An opportunity exists to attract savings from many people
which can be used to establish a mortgage system. The main diffi-
culty to be solved is changing the habits and traditions of the past.

The Growth of Savings and Loan Associations

One of the largest sources for mortgage funds in developed areas
has been the savings and loan association or the building and
loan society.

These associations began in 18th-century England. Some of
them were formed to build a specific number of houses, and
when this task was complete, the association was ended. The
associations today are quite different. The shareholder is more
like a depositor. The borrower views the association as an im-
personal mortgage lender.

These associations are an established part of the economy in
the United States and Britain. In the United States, they are
licensed by the individual states or by the central government.
They usually receive loans and insurance of their deposits from
the government of the United Statcs.

Similar associations are found in New Zealand, Ireland, New
South Wales, Canada, South Africa, and Central and South
America.

If building and loan associations are to be successful in less-
developed arcas, a number of problems must be solved. One
problem is lack of practical knowledge in.how.to establish and
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operate ¢he associations. Another, common to associations
everywhere, relates to the availability of cash. When the money
demands exceed the money resources at that time, payment is
postponed. This is likely to discourage people from investing in
savings and loan associations. A government-supported program
to assure a government loan, if necessary, would help.

Another problem is the attitude of government officials them-
selves. Some government officials consider mortgage loans in-
flationary. This strengthens the reluctance of commercial banks
to help the associations with credit.

American dollar loans to the associations in Latin American
nations have been helpful. American aid has helped establish
many such associations. However, the most important need in
many countries is for their own governments to support the
associations.

A greater emphasis in American and international policy on
expanding savings and loan associations elsewhere would help
to attract savings and to increase mortgage lending. It would also
help to increase construction activity. As discussed in an carlier
chapter the benefits of American housing aid at low interest
rates, including loans to the associations, have gone mostly to
upper-income groups in these countries. In one country, a loan
made by the United States was re-lent at as much as six times the
cost of the borrowed money. Lower income families can receive
little or no benefit from this form of American aid.

Savings and loan associations can be established as non-profit
associations or as corporations operating for a profit. In many
countries, the laws permit only non-profit corporations. How-
ever, it is wisest to permit both forms.

Non-profit associations are good when they are operated by
dependable people. However, therc arc sometimes difficulties
caused by insufficient capital, absence of motive, the indifference
of the directors, unfair profits on land, lawyers’ fees or other
expenses charged by supposedly non-profit managers. Corpora-
tions should be established with adequate investment capital so
that profits are the reward of the investors. Associations operated
for a profit sometimes have the same difficulties as the non-profit
associations. However, the stockholder-investors have a direct
financial interest in checking to be sure that the association is
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operated properly. The stockholder-investor wants to!be sure
that the association makes careful loans, keeps management costs
as low as possible, and uses some of the profits to expand and
improve the business.

A rigid law that permits only non-profit associations limits
the number of such associations. It is likely to discourage the
very investment of money and expert financial knowledge that
the country desperately needs.

Attracting Savings

Savings banks provide two main advantages. These are: 1) A
safe place to keep money, and 2) interest earned on the money
while it is in the bank. These two attractions were sufficient to
encourage savings in most developed countries. However, custom
and tradition in many less-developed nations do not include
savings. Additional methods must be found to encourage people
to put their money in savings banks.

One device which might be used to encourage savings is the
lottery. A lottery is a game of chance supported by a government
or organization to raise money, usually for some worthy purpose.
If every deposit of money in the bank were accompanied by an
opportunity to win a home, the idea of saving money in a bank
might seem more attractive.

Many governments permit lotteries today. The money raised
by a lottery is often used to build hospitals, or for other useful
purposes. Other groups, such as churches, also use lotteries to
raise money.

The main objection to lotteries is that it might encourage
people to rely on luck rather than on work. However, if lotteries
are combined with savings, the benefit of savings is retained.
Thrift is encouraged.

Many people do not deposit their money in banks because they
fear inflation. However, it is possible to take precautions so that
even if inflation occurs, it will not lessen the value of the money
deposited in banks. The value of savings can be linked to the
cost-of-living level, or to particular commodities such as cement.
Thus, the value of savings rises in proportion to prices. Such
programs have been used in Chile and Scandinavia.

In Israel, a “Saving for Housing” project, be: i
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gk?nwk_mmpmulhﬁ.pricc they will
have to pay for the apartment is related to building costs in the

year they first began to make deposits in a savings account to
pay for the apartment.

Other reasons for resistance to savings include the fear that the
government may discover that a person with a bank account has
avoided paying enough taxes. This is an exaggerated fear for small
savers. But it has discouraged savings.

Sometimes people avoid savings banks because of unnecessary
difficulties placed upon them when they wish to withdraw their
money from the bank. The Nigerian Postal Savings System, for
example, allows only small withdrawals at any one time. Getting
money out of the bank may take as long as a week because of the
need for identification and other complicated regulations.

There is no reason why more banks and savings and loan
associations do not advertise their services. In the United States,
these institutions advertise in newspapers and on radio and televi-
sion. They also give clocks, blankets and other prizes to people
making their first deposit. Barclay’s Bank in Singapore gives
every saver an accident insurance policy equal to the amount of
the deposit. Advertising can be used to encourage savings. There
is no reason to leave this arca exclusively to the installment
salesmen, whose clever techniques for attracting idle money have
proved magnetic.

Mortgage Sources in Less-developed Areas

There are a variety of mortgage sources in less-developed areas.
However, these are not always used effectively.

The fact that a government mortgage fund exists does not
always mean that it functions.

In Pakistan the government-financed Home Building Finance
Corporation in 1957 made loans of up to 80 per cent of the
estimated value of a house. Interest charges were s per cent for
individuals and 4 per cent for cooperative housebuilding societies.
Anyone applying for a loan was required to show proof of
adequate income, an approved plan for the house, an architect’s
estimate of the cost, and proof of ownership of the land.

The idea of this program was good. But between 1952 and
1957, less than 1,000 loans were made. There were no loans to
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cooperative building societies. One reason for this was that the

overnment requirements were complicated and took a very
Fong time. Also, the repayment period was too short and pay-
ments were too large for many families.

Ghana had similar difficulties with a mortgage lending pro-
gram. A statement in the United Nations report on Ghana written
in 1954 still relates to many countries today. The report said that

. . . the mere passage of a law does not mean it will be suc-
cessful; a loan program must be so drawn as to reach the
greatest pool of possible borrowers; experienced personnel is
absolutely necessary; restrictions might express the desire for
safety but at the same time be too unpractical to allow the
program to function; the whole business of mortgage lending
is a highly technical operation which requires the best skills
available in the business; the experience of one country in
financing cannot be blindly copied by another and made
effective.

Housing financing is a difficult subject. In the less-developed
world, even the most fundamental principles are not yet under-
stood. Full understanding of housing financing will require many
years. The continued help of experts in this field is a necessity.

International aid must be continued. However, most of the
moifey to build housing must be found within the borders.of
each country. Savings, which must be the source of internal loans,

must be_e,xp‘andcd.,This can be achieved b i e induce-

ments_of interest and safekeeping, the opportunity to get a
mortgage loan. The development of such savings is a task to
md Bank and other international agencies have
given little attention.

The development of savings for housing need not interfere
with the development of savings for industrial expansion. With
some government aid or insurance, a savings system can often
be used to finance low-cost housing, in addition to financing
other housing.

Some general theories are important in financing. However,
theories must be adapted in each country to its own history,
traditions and problems. Technical advice is needed in less-
developed areas. So are new ideas which can result in the produc-
tion and financing of more housing.




CHAPTER XII

HOUSING PROGRAMS FOR
LESS-DEVELOPED AREAS

For most of the world’s people, there have been no major changes
in housc building since ancient man produced his first stone ax.
His lake dwelling was 750 square feet in area, with a fireplace,
porch, peaked roof, and walls plastercd with clay. It was built by
the owner and was in many ways superior to most houses of
contemporary urban man.

Even today, there are caves in Pakistan that provide better
shelter than most squatters’ huts. The caves are protected against
weather and lead to open fields, in contrast to the dreary city
tenements and back-to-back slum shacks.

In cities of Latin America or Africa, and in other rural areas,
man still makes bricks from mud in the same manner that ancient
man did 7,000 years ago. The mud is compressed by foot in the
same kind of wooden mold, dried in the same sun, and put
together by hand to form the same type of shelter.

Housebuilding and shelter standards have not changed very
much since the start of civilization. In most of the world’s rural
areas, man still builds his own home with his own hands. How-
ever, the industrializing city has complicated man’s efforts to
obtain shelter.

In the cities of poorer countries, disposal of wastes becomes a
serious health problem. The simple patterns of life in the village or
field are all altered. There is often a long journey to and from the
job. Land and shelter must be purchased in the marketplace. As
urbanization increases, a new form of social organization is
needed if man is to survive and function. Government action is
needed to solve the problems of health, sanitation, overcrowding
and squatting. Also needed is the knowledge, much of which has
not yet even been formulated, of specially trained people.

Factory-built Houses

When governments in less-developed areas were unable to meet
the problem of building the millions of new houses needed, it is

96
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not surprising that they thought that the technology ‘of morc
advanced nations could provide the answer. The age of mass
production that had produced the television and airplane would,
it seemed, certainly have the answer to shelter problems. It was
considered impossible that housing would be the one exception.

Immediately after World War Two, there was a severe housing
shortage in the United States. Many new methods of home
building were tried to ease this shortage.

The traditional way to build a house is to bring all the materials
to the site and then construct walls, roof and interiors on the site.
One of the experiments after the war was designed to create
houses faster and cheaper. It involved building walls, roofs, and
sometimes an entire living unit, in the factory. Then the finished
product would be delivered to the site to be put together quickly.
It was thought that in this way, houses could be mass-produced
like automobiles. This method of home building was called pre-
fabrication. Its name was meant to explain the method used—
constructing, or fabricating, the parts of the house before (pre)
their arriva% at the site.

In theory, prefabrication appeared to be an excellent method of
producing many inexpensive houses. The United States govern-
ment spent more than §40 million to subsidize a single producer
of a prefabricated unit and spent many times as much on other
experimental efforts. Despite the attractiveness of the idea, how-
cver, prefabrication was not very successful.

Many officials in less-developed areas became very enthusiastic
about the idea of prefabricated houses. They knew about the
idea, and quickly started programs to build prefabricated houses
in their own countries. They did not know that, where it had
been tried, the program had failed. It was no cheaper than
traditionally-built housing and was often not as good.

However, India, Ghana and Israel acquired a faith in prefabrica-
tion that was beyond argument. Wooa, light-weight metal, and
pre-cast, or pre-formed, concrete prefabricated houses began to
appear near city centers. Most of them were expensive and
unsuited to their location. These countries, and others, had unfor-
tunate experiences with prefabrication, which made them recon-
sider and return to slower but surer methods of producing houses.

The officials who yielded to the temptations of prefa%tication
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cannot rtally be blamed. Metal manufacturers in the United States
and Canada were looking for new markets for their products.
They presented the virtues of metal prefabricated houses as the
solution to the world’s housing shortage in the less-developed as
well as the developed countries. They were selling a final answer
long before they had perfected the product or established low
or competitive costs.

In the developed countries, prefabrication was being viewed
even by experts as an infant ingustry with a big future. But the
less-developed nations did not know that the product of the new
industry was proving to be troublesome. Recently, the pre-
fabrication industry has made important improvements in both
quality and quantity. However, even in industrial America,
prefabricated houses are not cheaper than houses built in more
traditional manners.

Prefabrication is a word which can have many different
meanings. Products have been pre~cast since ancient man baked
brick. A house is composed of numerous items. Some are pre-
pared on the site. Some are prepared in other places. In some
areas, timber, pre-cast concrete, or fire-resistant cement walls
have long been locally prefabricated.

There is a future for on-site prefabrication and quantity on-site
production as well as for prefabricated parts. Efficient mass-
produced walls, roofs, pipelines, doors and windows will help
reduce the cost. In the more-developed countries, apartment
houses are made of pre~cast sections.

In Jamaica, a group of Jamaican businessmen and a Puerto
Rican builder constructed a thousand houses using concrete pre-
cast on the site. They report that this produced a saving of 15
per cent in labor cost per house.

Experiments with prefabrication should continue. This is
particularly true of on-site prefabrication and of prefabrication of
parts such as walls and doors. However, most areas of the world
must rely on traditional methods for some time into the future.
The use of local labor and materials is still the most economical
Wayto—produce houses for most developing coumntries. The
Campatgh o sell the exported prefabricated housc as the proved
product of the industrial age has been stopped at present. How-
ever, its vigorous salesmen are not discouraged.
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Return to Self-help '
After the disappointment with technology, it was not surprising
that officials would try the other extreme—to encourage the
homeless to provide for themselves as they had done when man
first moved out of the cave. If man’s skills were used and some
materials were supplied to him, he might be encouraged to build
as he once did (and indeed as he was still doing in small villages
and areas that had not yet industrialized).

This seemed like a good idea. However, as in the case of
prefabrication, it did not providc a complete answer to the
housing problem.

Self-help and Aided Self-help

Despite the advance of technology, owner-built housing—the
carliest form of construction—is still the most common in the
world today. Mutual aid in building is also an old tradition. In
villages throughout the world, since ancient times, friends,
relatives, neighbors and tribesmen have helped cach other build
walls or roofs or other parts of a house.

The official self-help programs simply tried to make what
already cxisted a part of government policy. The difference was
that they tried to adapt this method of building to urban environ-
ments. The cities, however, have a money economy in contrast to
the farm-product cconomy of rural areas. A specialized worker
can be hired for the work and can do it better. The factory: worker
lacks the time and energy to build. Farming is a seasonal occupa-
tion which provides intervals when the farmer’s time and atten-
tion can help the building. Factory work does not provide these
seasonal periods. Also, a city environment does not provide the
possibility of easy cooperation of friends, family and neighbors.

Self-help and mutual aid exist in most parts of the world.
However, adapting this kind of program to an urban situation is
a difficult task.

The kind of public assistance and the amount of self-help effort
vary with each area. In many villages and small towns, there is a
strong tradition of self-help. The government may supplement
the independent self-help building of the farmer with projects for
the self-help improvement of roads, sanitation, water, markets,
schools, or public squares. Government may also supply the
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worker With the specific parts of the house that are difficult
for him to obtain.

In the citics, government money has been used to buy materials
and land. The government has supervised and trained workers.

It has provided machinery.

Organized Self-help and Mutual-aid Projects

In urban housing projects, the more self-help required of the
occupant, the greater must be the encouragements, supervision,
and administrative costs. The more trained workers placed on the
job, the more efficient it is. When construction standards are
simple, fewer skilled craftsmen are needed.

In organized mutual-aid projects, the workers are taught
specific jobs, and they move trom house to house. The workers
are usually not told in advance which house they will own.

It is very difficult for complete self-help programs to be
successful in cities. Self-help programs in cities Ilznave failed even
when some outside help was given.

An experiment in Pakistan, in which an American religious
group tried to demonstrate how to build, resulted in the teachers
doing almost all the work. A project in San Juan, Puerto Rico,
required future occupants to work at building their own houses
on week-ends and one extra day each week. A man who was
part of this program said he would have preferred to pay a
laborer for the extra day’s work because he lost payment from
his regular job.

Often the added task of building a house while doing the work
of a regular job results in a worker doing two jobs badly. Because
of time devoted to building his house, he is tired when he arrives
at his regular job. He worries if the rain is spoiling his foundation.
He makes frantic telephone calls to his wife when he should be
concentrating on his work.

Puerto Rico’s self-help programs have been publicized
throughout the world. Sometimes other countries have begun
similar programs before learning what problems occurred in the
Puerto Rican experiment. However, because so many nations
know about the attempt in Puerto Rico, it is important to know
what the Puerto Rican Planning Board considers the most
important problems in its organized self-help programs. These are
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some of the problems identified by the Planning Board"

1. Too long a period of time is required to build self-hel
houses. (An average of six months to construct about 20 housesg

2. Many houses were constructed as part of a program of
cooperation between the government and small groups of 15 to
20 families. Teaching the families about construction and finance
and working with them required much time, effort and patience.

3. An organization of engineers, inspectors and adminis-
trators is required in the government planning agency to admin-
ister the program.

4. The cost of these dwellings, especially in rural areas, does
not reflect true costs. It does not incfudc the price of land, the
salaries of technical and administrative personnel, and the cost of
future improvements to provide essential public services.

s. Expensive construction equipment is requircd.

6. Because most families do not have experience in how to
build a house, construction is often not perfect.

7. No great economies or efficiency in construction are
obtained because modern techniques of mass production on the
site are not used.

However, houses built with substantial or partial self~help have
proved practical in some of Puerto Rico’s rural areas. It is reported
that this program produced an average of about 3,000 houses each
year. Small houses, 18 by 18 feet, are built of strengthened con-
crete. They contain one large room designed to be divided into
a living-dining room and two bedrooms, Communities of 30
families join in the work. A trained foreman supervises it.

Self-help and mutual-aid programs have experienced both
success and failure. They have succeeded among people with
a common aim or interest and when some people in the group
possess skill and ability. Sometimes the most important skill is
inspiring leadership.

In a town in Ghana, a young former post office worker was
elected chief. He inspired his people to build a community center.
If they had hired professional builders to construct the building,
it would have cost a great deal of money. :

Ownership is almost always essential to successful self-help
programs anywhere. Ugly slums have frequently resulted from
programs where the occupant was to be only a tenant. The
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¢ . . . . . .
amount of cooperation rises with ownership and declines with
tenancy. The occupant will do more work on his own home.

Determining the Value of Self-help and Mutual-aid
Projects

Much has been written in praise of self-help and mutual-aid
programs. Some of this is correct. Some of it is not. A careful
review of the program seems essential. My conclusions, based on
the projects I have seen in the more- and the less-developed,
countries, are as follows:

I. The success or failure of self-help and mutual aid projects
depends upon conditions in each area. The more rural the envi-
ronment, the more likely it is that self-help is already functioning
and will continue. Aid in materials and land buying will speed
the process of building houses.

2. Inareas favorable to self-help, it should also be possible to
stimulate other building. This would include construction of
roads and schools, digging of wells, and the provision of com-
munity facilities. It is important for the government to help with
equipment, facilities, guidance and money.

3. Organized and aided self-help can be achicved in urban
sections of the less-developed areas. However, it can only accom-
plish a limited amount in the rehousing of large populations.
Self-help works best in small communities. Such arcas alrcady
have traditions of self-help in building. Life is easicr. Relations
between people are closer. Land is more plentiful.

4. Because craftsmen can build all or a substantial part of their
own houses, there will always be a need for houses built by such
craftsmen both in cities and in other places. Some form of
financial aid should be given to encourage those with the talent
for building.

5. Industrial workers do not usually have the time or the
energy to learn building crafts. Most people have a long work
day. If self-help projects are to be built by the occupants, it is
important to select people who have enough free time. It is also
important that the people involved in the project have the same
objectives. However, this is likely to make cach project a special
case. The benefits then do not reach the majority of the working
population.
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6. Despite their limitations in industrialized areas, partial
self-help and mutual-aid projects have many values. Self-help
trains men to build. As a result of this learning, some enter the
construction trades. Self-help and mutual-aid might be useful
where idleness exists because of unemployment or the seasonal
nature of work. Self-help and mutual-aid techniques also might
make greater use of prefabrication of essential parts.

7. Self-help should not be offered as the solution for the
housing problem of cities. It might use time and money that
could have been spent more usefully in other places. It has been
said that self-help saves from 20 to 25 per cent of the cost of
building a house. However, such figures are very incomplete.
They do not include such factors as an individual’s loss of time
and efficiency from his regular job, the cost of construction
machinery, salaries of supervisors and other administrative
expenses, and defects in construction.

8. Some self-help projects are designed primarily for the
training of workers. In others, the main aim is the production
of houses. In these cases, the government should provide land
which it has already divided into housing plots and which it has
supplied with utilities such as water. Then each owner can decide
whether to use his own building skills or to hire others for all,
most, or part of the work.

Part-by-part Construction

In countries where mortgage money is available, many families
build their houses a little at a time. First, they save enough money
to buy a piece of land. Then they wait until they can afford to
buy some building blocks. At that time, the family may build the
wall with the help of its members or hire a professional worker or
a paid helper. The family may then wait until they have saved
enough money for the roof, doors and windows. Some families
borrow money from friends or moneylenders to finish building
their house.

Families have to wait a long time between different parts of the
building process. Sometimes years pass before the family can
pay for the land and enough building blocks to start the house.

The roof'is usually the expensive item that keeps a family from
completing the structure. In villages of Nigeria, 514 of a total of
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3,070 houses counted by the United Nations mission did not
have roofs. The situation is similar in Bolivia, Ghana and other
countries.

Installment, or piece-by-piece, building is not a new idea.
Simple shelters have been built in all parts of the world and then
expanded room-by-room or floor-by-floor until the house was
large enough for the family’s needs. Squatters have built one room
huts and later extended them.

Installment building is the only way many families without
savings can get their houses built. It may seem more practical to
deposit the savings in a bank until there is enough to pay for the
house. However, savings systems do not always exist. Sometimes
they are not convenient. Some families may prefer to see their
savings in the form of bricks. However, brick saving is a long and
often disappointing process.

The installment builder needs financial aid to help him com-
plete his building. Often a small loan is enough. This aspect of
the housing problem needs more attention and action.

Standards for Core Housing

If people are given the basic, or core, part of a house, they can
often finish and improve it themselves. Providing this core house
has become a major type of self-help program. It was introduced
into the less-developed areas by United Nations missions. It has
now become one of the basic housing programs.

Core housing aims to provide an organized, cheap and practical
program for the urban and urbanizing areas of poorer countries.

One of the problems with self-help programs is that the worker
has no place to live while he builds his house. Frequently he has
already spent his money on a squatter hut. He may live f};r away
from the site of the house he is building.

In the core house program, he can, with little additional work,
move into the core immediately. Then he can expand or complete
the house according to the amount of time and money available.

One advantage of core housing is that it can be mass-produced
on the site at considerable saving. It does not require detailed
supervision.

The core house program should be developed according to the
following principles:
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1. The house should be 2 minimum unit that can be occupied.
It should provide a good pattern for later extensions. If large
families are to occupy it, the core house should, if possible, have
at least two rooms at the beginning.

2. Construction should not depend exclusively or even
mainly on self-help. Some workers sEillcd in building should be
selected as occupants in the area where the cores are built. These
workers can be hired by other owners. The improvements that
skilled workers make on their own houses will often inspire others.

3. Ownership, either at the beginning or eventually, should
be a basic requirement in a core housing program. Ownership
stimulates investment of money and labor toward expanding
the core. Families should receive loans in installments—small
amounts—to finance both the core and its additions. The loans
may be made to individuals. However, it is better to make the
loans to villages, tribes, or cooperative units for re-lending to
their people.

4. People selected for special training in how to build houses
should be those who can continue building and earn their
livelihood in it. The core-house program, however, need not
depend on training each owner to build. He can either do the
work himself or be permitted to hire someone else to do it.

5. The building lot should be large enough to permit expan-
sion. One or several houses should be built with extensions so
that people may see the possibilities. The core house need not
stand alone on its own lot. The houses can be attached if land or
utilities are expensive. In these cases, the houses should allow for
additions at the front, rear, side, or top.

6. Local industries should be developed to provide materials
for completing the cores. These may include clay, tile, lime, or
other industries. If such industries already exist, they should be
encouraged and aided to expand their operations. There should
be very little use of materials which must be imported from other
countries. When imported materials are essential, mass purchases
should be made to save money.

7. The materials used for the core should also be useful for the
expansions. The interiors of the core house should be planned so
that improved facilities or additional rooms can be supplied
casily. Metal or concrete cores should not be used if the expansions
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will be built of wood. Nor would a wood core be suitable if the
expansions will be built of cement blocks.

8. In tropical climates, the rooms in the house should have
openings on two sides. The windows should be low and the
openings large enough for a good breeze to cool the house. The
roofs should be built to exclude heat. Outside walls should be
protected against fire.

Electricity is not always immediately necessary. However, core
houses must have access to good water and to sanitary facilities.

Varieties of the Core

No single type of core house is suitable to all countries and all
climates. Each country, and each region within a country, may
require a different design.

Some possible designs of core houses include:

—the one-room core for small families in very poor countries;

—the two-room core to be expanded horizontally for the
growing family;

—the core that can be added to vertically;

—the row house core, where houses are attached to each other
on either side. This method of building is used where land and
materials are expensive. Attached houses are cheaper to build
because one side wall serves two houses and because money can
be saved on utilities. This kind of building can be used for core
houses if there is space for expansion in the front or the rear.

Some core houses consist of one large room that can be divided
and shared by the family. In warm climates, the core house can
consist of only a roof, floor and some supports. The walls can
be built later by the family.

A core house can be prefabricated. However, material for
extensions should be available locally.

Local building techniques, including those seen in squatter
colonies, will suggest the type of core house most suitable in
each area. The squatter colony is often an important source of
information on the available local skills and techniques.

Applying the Core Housing Program

No single program is suitable everywhere, or functions in the
same way everywhere. This includes core housing.
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~The core house is no substitute for high-rise, or many.-storicd,
buildings in densely populated areas. It can better be used away
from the center of cities. Its success, therefore, depends heavily
on the development of good transportation so that people can
live away from the centers of cities and travel casily to and from
their jobs.

It may not be possible to use the core housing program where
land costs are very high.

In the Philippines, the costs of shelter vary very widely. A
small house made of local materials and built with the help of
friends cost about $150 in 1958. A house in the largest city,
Manila, constructed by a private builder cost $4,000 or more.
In other parts of the country, where land is not very expensive,
core housing is practical.

Unless a house is planned as a core from the beginning, a core
housing project might become a slum. The design and placement
of the houses must be planned for expansion. There must be
provision for open space, tree planting and play areas for children.
Pcople should be able to borrow money from the government
to improve the interior of their houses and to build extensions.
Competent government officials should be at the project to give
encouragement to the occupants.

It is important to know the cost of the corc house and also the
cost of the completed house. It is not sensible to build cores where
only a small additional amount of money would have been
needed to build the extensions also. This might happen in more-
developed areas where plumbing and kitchens account for a high
proportion of the cost.

The core house should be simple. Decorations and other
interior finishings can be added later by the owner.

In Puerto Rico, complete houses were built which conformed
with the high standards of constructions established by the United
States government. They were not always what the owners
thought they should be. After six months, the owners had made
so many changes and expensive additions that the original house
pattern was no longer recognizable. Most of it was better than
what the government standards prescribed. Some of the work
was done by the owners. Some was done by hired workers.

In Pakistan, people who were living on land and were certain
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of being given its ownership built good houses. Squatters on
government land, who were expecting to be displaced, built
only temporary huts. Other countries have had similar expe-
riences. It is clear that individual ownership of the land encour-
ages improvements.

A country must choose the kind of building programs it
wants. It can build expensive houses for a few. It can build for
many poor people and exhaust its resources. It can also build
for many poor people at minimum cost. Core housing, however,
can help a country provide shelter for many people without
costing so much money that nothing remains for other programs.

Housing can be built as a rigid final product. Such housing is
difficult to improve, even when there is enough money available
to make improvements. Housing can also be built so that it can
be improved when there is enough money to do so. A core
housing program makes this possible.

An expanding industrial population makes demands thatignore
the best plans. No nation experiencing a heavy increase in popula-
tion has been able to avoid the growth of slums. Whether the
continued growth of slums can be stopped depends primarily on
the plan of the sites for new homes and of the utilities such as
water and waste disposal. If the site plan for housing is good and
the utilities are provided, the houses can gradually be improved
even if they are of minimum standard at the beginning.

The core house is adaptable to increases in family size. When a
family moves, a core house which can be improved or expanded
by the next family is easier to sell to a low income family than
rigid product that is too costly.

Some lpeople may call a core housing project a slum. However,
ifit is a slum, it is a slum which is more adaptable to changes and
improvements. It is planned as minimum housing, but it can be
altered and improved.

Core housing is not a quick answer to the worldwide housing
shortage. Neither is self-help. However, core housing should be
considered in almost every less-developed country as one part of
the housing program,

Core housing is not the answer in all neighborhoods and some-
times high-rise housing is also necessary. Nor is it a substitute for
the traditional self—he%p or mutual-aid programs used in rural
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arcas. However, it should be used with self-help wherever
possible. A core housing program is often more efficient than the
organized self-help programs now being tried in cities.

Where land is available at reasonable prices, core housing is
more likely to produce shelter than is organized self-help. If core
housing programs are properly planned, they will eventually
produce more and better housing also.
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called the Gold Coast), a country with many types of people,
tribes, languages, religions—and problems.

Ghana had a population in 1954 of 4,333,000, which was rising
annually by about 225,000 pcople. Many of them were moving
into the cities, and these cities soon developed problems common
to other growing citics. Accra became a busy capital with a major
airport, stores, and modern buildings. It was just a short distancc
from this busy modern city to rural tribal communities.

In the cities, rental property replaced tribal possession. Rents
began to increase much faster than wages. A housing shortage
developed. Overcrowding appeared. There were increasing con-
flicts aiout ownership of land, growing competition for land
available for sale, and some squatting. As urban problems grew,
the government began to regulate property and to seek methods
for easing the housing shortage.

Changes occurred gradually over the years in western nations.
In Ghana, everything was happening at once.

Ghana adapted to the use of automobiles by cutting roads
through the old elephant trails. Workers left their rural tribes for
the opportunities and the conflicts of city life.

Sharp social changes accompanied urbanization. The small
family was replacing the tribe as the social unit. Pressures to
abandon older values, older styles, and older ways of life began
to alter housing needs and desires.

Ghana’s Housing

Despite its increasing urbanization, the Gold Coast in 1954, like
many other developing countries, was still mainly a country of
open fields, tribal villages, and communities. Most people lived
in small towns of less than 1,500, which were governed by chiefs.

In the larger towns and cities, there were modern houses, slums,
areas of quickly-built shabby huts, and office buildings. Coopera-
tion was no longer tribal but more often practiced only among
members of the same family. Dwellings were larger, needed a
longer time to build, and required more skill.

Almost all building in the rural areas was accomplished by
self-help. Everyone knew a little about how to build a house.

Ghana’s housing problem had been increased by rapid urban-
ization. However, Ghana has advantages not shared by other
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developing areas. Even with its sharp population increase, in 1954
it was not crowded. Its climate is tropical and its land is generally
level. The urban land problem has become complex. However,
most people in the rural and village areas could still buy land at
reasonable prices.

A spirit of cooperation exists in many aspects of tribal liv-
ing. Strengthening the cooperative practices of tribal and vil-
lage life is important in programs designed to increase housing
production.

The Search for a Housing Solution

Before the United Nations mission arrived in Ghana, the govern-
ment had experimented with prefabricated housing. It had not
been successful. (See Chapter XII.) Housing had become an
immediate political problem for which a solution had to be
found quickly.

The United Nations mission began the search for a new hous-
ing program. The following factors had to be considered in
developing a workable financing method:

1. 'There was a strong desire for home ownership.

2. People were willing to save money. However, the forms
of saving were not developed.

3. Many people knew how to build houses.

4. Good local building materials were available.

h 5. Most people did not have enough money to buy a good
ouse.

6. There was no existing method to finance housing.

The desirc for home ownership was visible because many
people saved building blocks. Often the blocks were in place on
a lot, but the house remained unfinished. Most owners could not
afford to buy the roof and some could not afford doors and
windows, cilcr.

By helping to finance the roof, doors and windows, the
government could help lower-income families. It could also
encourage self-help. Such a plan would use local materials for the
walls and would encourage the building of many houses.

The United Nations mission presented the idea of a roof
loan program to the government. After a lively debate, the idea
was accepted.
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The Roof Loan Program

The United Nations mission’s plan for Ghana was simple. Loans
would be made for roofs, doors, and windows. The loans would
be repaid during a fixed period of time and there would be an
interest charge on the loan. No loans would be needed for con-
struction of the walls.

At the same timc, separate loans would be available to com-
munities or councils for construction equipment, such as concrete
mixers, block-making machines, and wood-working machines.

The United Nations mission recommended that loans be
made by a central agency to local or municipal societies or coun-
cils. The local groups would be responsible for repaying the
loan. These groups would then make smaller loans to individual
borrowers.

The Roof Loan Program in Operation

The government of Ghana offered a roof loan (including money
for doors and windows) of up to $560 to anyone who would
build his own walls. To qualify for a loan, the borrower had to
be a member of a village housing society which would agree
to guarantee the loan. Also, the house had to be finished except
for the materials financed by the government.

Membership in a village housing society is open to familics
who intend to build a house, or to have one built for them. By
1960, there were about 25,000 members of village housing socic-
tics. Loans had been made amounting to almost two million
dollars. '

The United Nations mission had said that cven if the loan
were not repaid, they would become unintentional subsidics, or
financial assistance, for the lowest income people. However,
most of those who have taken a loan arc repaying it gradually
according to a schedule arranged when the loan was given. The
large number of people who are repaying is a tribute both to the
program and to the people who participated in its operation.

Other Results of the Program

The roof loan program has had other results. People are building
walls more carefully. The village housing societies have devel-
oped other interests and activities. Members meet to discuss local
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problents, build roads, improve sanitation and advance their
education. The government supplies construction equipment and
tools where necessary and gives instruction in how to use the
machines and tools.

The roof loan program is not a completc answer to the hous-
ing problem in the large cities. There is no guarantee that the
program which works well in Ghana will work as well in other
countries. Somc countries may not be as successful in getting
people to repay the loans and there is always the danger that
politics will intervene to discourage repayments.

The roof loan program has demonstrated that the cooperative
tradition of tribal and village life can be the basis of a modern
housing program. It can also be used to make public improve-
ments, advance education and devclop social and community

responsibility.

Roof Loans for Bolivia

Bolivia has been endowed by nature with an abundance of raw
materials for building. It has the material for bricks as well as an
ample supply of wood. Local industries can provide roofs of
clay, tile, or cement.

Bolivia has a good supply of land and a good climate. Its
people know how to build houses and it docs not yet have a
serious squattcr problem.

Although it is an under-industrialized country, it has a serious
housing problem. Its cities are overcrowded and rents are in-
creasing.

Bolivia needs more water and sanitary facilities. Many homes
have neither. This is not because the country lacks water, but
because supply systems are inadequate.

The country’s main problem is how to build houses in quantity
with limited funds. The houses must be cheap so that workers
can afford them. Therefore, the houses should be provided either
by self-help housing or by core housing that the workers could
expand.

My United Nations report in 1959 recommended that the
government lend money to the workers to help them develop
their land and build houses. A program might be developed
for owners to reccive a loan for the cost of a roof, doors and
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windows, provided they first built the four walls on land ap-
proved by the government for development. This idea was
approved by the government of Bolivia but they did not have
the money to finance it. United States foreign aid officials were
asked to help finance the program, but declined.

In recent years, considerable United States forcign aid money
has been given to Bolivia. However, there has been only one
small loan for housing, and that was of little benefit to low income
families.

Roof Loans for Nigeria

A United Nations mission in 1962 recommended a roof loan
program for Nigeria. Here, too, it was suggested that housing
societies be established to be responsible for the debts of its
members. Maximum loans were to be $560. Most loans would
be for less. The money would be repaid in installments over a
five-year period.

Because loans are made only for the final sections of buildings,
the quality of the foundations and walls can be inspected before
the loan is approved. Corrective suggestions can be made where
necessary. This same kind of inspection system operates in the
roof loan program in Ghana. Also, as in Ghana, the government
would encourage the use of local materials. It would influence
better construction and planning.

Like core housing, roof loan programs are not suitable cvery-
where. For many areas, however, they offer a cheap solution
by using existing resources to help answer a new problem.



CHAPTER XIV

EDUCATION AND RESEARCH

The Need for Training

Progress in a country depends not only on a few people who arc
talented, resourceful and wise but also on a larger number of
people who arc instructed, experienced and willing. Education
and training are essential to developing the abilities and useful-
ness of both groups.

Often, however, thc development of training facilities is
viewed as having too remote results to be of immediate im-
portance. The temptation is to proceed at once without planning
for the widc variety of skills essential for the nation’s develop-
ment and operation.

Some people think that the needs of a developing arca can be
satisfied by financing and building a dam, a series of roads, or a
steel mill built by foreign contractors. Others think that housing
pressurcs can be relieved by a quick program using whatever
skills are immediately available and without developing more
skills and more factories for materials. Both approaches do some
good in a few countries. But without a simultaneous longer-
term devclopment of the major skills and professions that an
urbanized economy demands, they will prove inadequate.

The main task in most countries is to define and provide for
both long- and short-term requirements as part of a development
program. Education is indispensable for the varied skills and
professions needed in the production of housing as well as in the
operation of industry. The most constructive way to provide the
necessary education is through a technical university whose
training is closely related to what is required by the urban in-
dustrial society. The importance of such facilities for training and
education was dramatically demonstrated in Turkey in 1954.

The Problems in Turkey

Turkey is a country with many variations in the countryside,
customs, occupations, and social and economic conditions.
Istanbul is very different from the capital city of Ankara. The

116
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smaller towns and provinces were for many years isolated from
Istanbul and the outside world.

In the 20th century, Turkey has experienced major social and
political reforms, including a new constitution and legal systems;
western clothes; faster industrialization; improvement of agri-
cultural methods, and better education.

But Turkey is still mainly agricultural, and the old customs and
methods conflict with the new. However, Turkey’s cities have
the same problems of industrialization and urbanization as other
countries. The distances between the cities and the rural areas
have been shortened by an American-aided road program.

The rapid pace of the urban migrations allowed little time for
planning to accommodate the new populations. Housing was
very scarce. The migrants took whatever land they could find.
By the middle 1950’s, almost half the population of Ankara
were squatters. The planned city of Ankara no longer looked
like a planned city. Squatters’ huts on the hills looked down
on the well-ordered center of the city. Istanbul and Izmir were
filled with squatters’ shacks. Action was needed to control further
blight and to prevent continuing invasion of government and
private lands.

The Shortage of Technical Manpower

Even the best urban policy will fail if all the required skills are
not available. Turkey had too few architects and town planners.
Some cities in the country had none at all.

Ideas and programs werc adapted from other countries. Gov-
crnment officials were giving approval to plans they did not
understand. The building code was so general and confusing
that it supplied no clear directions. Cities violated the code them-
selves when they built public buildings. This certainly did not
set a good example for the citizens.

Laws about building were confusing and often impossible
to obey. Therefore, builders frequently ignored the laws. Once
an unlawfully-built house is erected and occupied, it is unlikely,
gccause of the housing shortage, that it will be ordered torn

own. ~

The need was for trained people who could act according to
understandable, publicly-supported and enforceable laws.
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Other Problems

Turkey has a rich architectural history. Ancient buildings and
monuments are very beautiful. Many still exist in the cities of
Turkey.

Many of the modern buildings arc bad copies of the archi-
tecture of other countries. They have no relation to Turkey’s
great architectural history, or to their climate or location.

Even where land is plentiful, new housing is often built on
plots which are too small and too close together.

Many attractive plans are developed, and then ignored.

The shortages of people and training existed not only in
architecture and planning. Turkey also had a shortage of engineers,
surveyors, lawyers, builders, people to draw plans, pcople trained
in finance, economics, sociology and other sciences and profes-
sions.

Turkey had relied on foreign aid to supply these skills. How-
ever, visiting experts usually stayed only a short time and wrote
a report. These reports were then filed in office cabinets, often
because there were no people to follow their recommendations
or even interpret them. It was clear that what Turkey needed
was not only foreign experts but trained people who would
remain in the country, and who could only be trained through
an internal education program.

Developing a University

When I went to Turkey on a United Nations mission, I did
not know that the result would bc a university. However, it
was apparent that there was a great nced for onc. I proposed the
idea in a written communication in 1954. In 1956, Turkey’s
Ministry of Education officially opened the Middle East Technical
University in Ankara, the capitaf of Turkey.

The university has a unique staff arrangement, which might
well be studied by institutions of higher learning in other devel-
oping countries. The positions of President, deans, directors,
and department chairmen were at first occupied both by a Turkish
official and a foreigner. This arrangement continued until time
and experience were able to give the Turkish administrators a
full understanding of western techniques of higher education.

For example, the university charter requires that the permanent
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president be a citizen of Turkey. However, his consultant presi-
dent in the early years of the university was to be a scientist or
engineer of international reputation from another country. Two
American educators were the first consultant presidents. Now an
energetic Turkish educator has been officially named to head
the university.

By November, 1963, there was a teaching staff of 300 and
there were 2,100 young men and women registered as students
at the university, and by 1968 about 5,000. It was described as
“the fastest growing university in the world.” Students came
not only from Turkey but also from other middle castern
countries, and from Africa.

Institutions of learning cannot avoid the problems of rapid
and sometimes even violent change in developing nations. The
Middle East Technical University is no exception. But already
it has made an important contribution.

There has been a complete change of government in Turkey
since the start of the university. However, even though the uni-
versity was started under the old government, it has grown under
the new government. This is a tributc to Turkish officials and an
indication that the struggle for improved cducation has the sup-
port of all political parties.

Training is a long and tedious process. There are no quick
and easy ways. However, over the years, thousands of trained
young men and women will be better able to shape the form and
development of Turkey’s cities and countryside.

The Need for Research

Education and research are both essential for developing nations.
Often a good program will be rejected or ignored because of
inadequate research.

Research into urbanization includes not just onc problem.
It involves many related problems. It is impossible to isolate one
from the others. The problems include, among others, economics
and the land problem, the relationships of the urban to the rural
economies, population problems, tax, finance, and subsidy poli-
cies, manpower problems, public works, transportation, sanita-
tion, administration, politics, community and social organization,
regional policy, housing policy, architecture and city planning,
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materials production, code enforcement, and industrial location.

The questions of urban land need more research even in the
developed areas. Very little research has been done into design
and materials in less-developed areas, particularly in tropical
building.

The proper development of research programs will depend
substantially on the availability of statistics. But the availability
and accuracy of the statistics depend on the skill of the statisticians.
It also depends on the willingness of the governments to publish
the statistics. Sometimes statistics are part of a country’s pro-
paganda process and are shaped to fit the requirements of public
relations and politics. Nor are figures always current. With the
rapid change in cities, information is soon too old to be useful.
Sometimes the information does not exist. In Barbados, in the
West Indies, for cxample, there is much historical material
and general tourist information. But there was no income study.
There was no information on family budgets, nor on what
people earn or how they live.

If research into the varied problems of urbanization is to be
done, the following points are essential:

I. Collection of all appropriate material in a few central
places.

2. Appointment to universities throughout the world of
qualified people in these arcas of study.

3. The encouragement of studies by qualified people in
universities in the developed and less-developed areas.

4. The encouragement of more meetings and discussions
dealing with specific problems of experts working in the field.

s. The identification of experts and scholars who have been
working in related fields and the recruitment of their interest
for United Nations, World Bank, AID, and other missions.

Because the problem has many sides, the people best qualified
for research will be of two kinds:

1. Specialized experts in a specific field (experts in materials,
tropical architecture and design, town planning, administration,
and similar subjects).

2. Those whose broad experience in a variety of fields en-
ables them to identify inter-relationships among the various
special areas,
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In undertaking research, the emphasis should be én policy
investigations and on field studies, rather than on studies done
at a desk. Studies should be of two kinds: To obtain answers
needed immediately, and to plan for the future. Yet even the
first small step—assembling the appropriatc materials—has yet
to be taken.



CHAPTER XV

DEVELOPMENT PLANNING AND
HOUSING

In the 19th century, the individual pursuing his own best in-
terests was thought to further the interests of all. Businessmen in
capitalistic countries—those in which most industries are privately
owned and operated for profit—claimed that government should
not interferc with their activities. It was said that government
interference would upset natural harmony and diminish the total
wealth produced.

Today governments recognize the right and the nccessity of
intervening in the economic process. Governments arc initiating,
influencing, and regulating economic activities.

The less-developed nations are under great pressure to feed,
clothe, and house their growing populations. They must plan
their intervention much more carefully than the more-developed
nations. The demands are for them to do everything, and do it
all at once. They must educate and train their people, operate
government programs, and stimulate private industry. They have
very little money with which to do any of these things. But
their governments are growing very quickly, and their cities
are crowded with people demanding jobs, food and housing.

More government means more taxes. To increase tax revenues,
government must encourage greater production by industry.
This often requires subsidies or other inducements. The govern-
ments must plan their actions with great care.

These problems arc all related to a nation’s development. To
help solve problems of development, a new area of study
has been created. It is called “country programming” or “devel-
opment planning.” A ncw group of experts secks to find
guide lines for the best handling of both public and private
activities. '

The answers are not simple. The experience of more advanced
countries is not always appropriate. The developing nations are
trying to achieve in 10 or 20 years what has developed slowly in
other places during hundreds of years.

122
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.

Development Theories
Two different theories have become popular among writers on
economics. The first theory states that savings and investment
are the most important parts of the economy. The sccond theory
identifies production‘as being most important.

There is also a third theory. This one states that no single factor
can fully account for development. It is a social process, with a
measurable economic aspect.

No matter what theory an cconomist believes, however, the
need for housing still exists. Sometimes this need is ignored by
the economic planner. When this happens, people protest. Then
it is the politician rather than thc economist who forces the
government to take action.

Housing and urbanization are an important part of develop-
ment planning. To see how they are affected by this planning,
it is important to understand the 10 ways in which governments
are acting today in relation to economic activities. They are:

1. Abstention. This means that the government takes no part
in influencing or shaping the actions of private industry. A builder
is allowed to construct whatever he chooses. Industry is allowed
to settle wherever it wishes. Government takes no action in
determining the hours and pay of workers.

2. Persuasion. This implies an appeal to industries or devel-
opers to do something they will ordinarily not do. In India, some
industries have been persuaded to make social contributions. In
the United States and England, builders have been persuaded to
construct non-profit or limited-profit housing.

3. Regulation. This rcfers to restriction by government in
the interests of health, welfarc, or safety. It is a uscful and
often attractive government power because it does not requirc
the spending of tax money. However, if used too severely it
can damage industry and productivity. Sometimes government
regulations can be eased to stimulate private industry.

4. Inducement. This implies giving some consideration to
achieve a desired action. Such considerations include subsidies,
Fuarantees, loans, favorable tax policies, and other aids to stimu-
ate investment or new industry. Government mortgage insur-
ance and free factory sites are examples.

5. Direct Operations. These include the building of roads,
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schools and other public improvements. In some countries,
direct government operations may include things done by private
enterprise in other countries. When direct operations are very
extensive, they identify the system as socialist (community owner-
ship and operation of means of production and distribution),
state-capitalist (a form of capitalism in which the central govern-
ment controls most of the capital, industry, natural resources,
etc.) or other authoritarian form, which requires unquestioning
obedience.

6. Desocialization. This shifts economic activities from gov-
ernment hands to private hands. It may occur in the sale of a
socialized or government-owned asset, property, or enterprise.
Sale of government lands to encourage settlement is an example.

7. DPublic-Private Joint Ventures. The government may join,
by investment or credit, in a business operation with a private
enterprise. Some investment mortgage banks are examples.

8. Regulated Monopoly. In this case, a government may allow
one group to have exclusive control of a service. However, the
government supervises the service. Examples are a telephone
company in Latin America or a cement manufacturer in Jamaica.
Monopoly can be consistent with free enterprise if the mono-
polized activities are carefully sclected and rcgulated in the
public interest.

9. Planned Inevitability. The government plans the installa-
tion of roads, power, or other public facilities. These are located
so that they become the logical and even inevitable locations
for development of industry, housing, or other operations. This
can be a uscful way to plan industrial areas or to influence settle-
ment in a new town.

10. Cooperative or Non-profit Enterprise. Government can
stimulate activity that has a public purpose. In such cases, the
profit motive is subordinated to the general or cooperative good.

There are many types of cooperatives. They include credit
associations, housing cooperatives, self-help, agricultural, and
consumer cooperatives. The forms of non-profit ventures arc
also varied. The most recent example in housing is the non-
profit housing supported by religious, social and even private
industry groups in the United States.

The way in which these varied economic policies are used
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and the extent of their use helps explain the political systems
of different countries. Many countries use a variety of these
policies. They have what is known as “mixed cconomies.”

Creating Housing Development

Good planning means wise usc of government power. In a plan
for an cntire nation, each item of the plan has objectives, and the
objectives of the separate items must be part of the plan for the
whole nation. For example, housing and transportation programs
have their own objectives. These programs must also be con-
sistent with the main objectives of the country.

Government powers ate used more in urban development
than in any other activity. However, most of the programs arc
still very limited and involve production of only a very limited
amount of housing.

Housing, city planning and city rc-planning are only some
of the many elements in developmental planning. But they help
to develop other activitics.

Although a nation may begin a housing program simply to
provide new homes, its economy will benefit in many other
ways. There will be less unemployment. New building will
stimulate local purchasing power. A housing program also will
encourage local materials industries, and many secondary indus-
tries which will decrease the country’s dependence on imports.

A good housing program will contribute to the proper devel-
opment of the nation’s physical environment. It will stimulate
savings and the organization of a mortgage system offering
reasonable intercst rates. New and important sources of tax
revenuc will be created.

Few countries have cffectively stated the objectives that should
influence the urban patterns being formed today. Generally
there are several housing and planning agencies which are not
working toward the same goals. Sometimes a nation says it
wants to increase the housing supply for its poorest people. But
when a housing program is started, too many of its benefits go
to the middle~class.

Government today has great powers to shape and influence the
national environment., However, not all nations give housing
an important place in shaping urban patterns.
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The Purposes of a National Housing Policy

Housing objectives in less-developed countries will vary accord-
ing to political and social pressures, financial conditions, existing
housing supply, and many other factors. However, certain objec-
tives are probably important in most countries. These are as
follows:

1. Priority in Housing Production for Lower-Income Families.
When there is a shortage of building materials or money, the
least-privileged must not be ignored in a housing program. These
people most need government help to obtain decent shelter.
However, aid to them nced not exclude other groups. When a
government mortgage guarantee might stimulate building, help
support local building and materials industries, and assist other
groups, the two programs may both be needed.

The great number of poor people makes it impossible to meet
the demands of all in a short time. A large, expensive program
for the poor might cost more money than the government can
pay. However, a limited program helps only a few people. A
decision between these two kinds of program is not casy. But a
country can make some progress by adopting a housing program
that produces the greatest number of houses at the least cost,
and uses as much local material as possible. This can be ac-
complished either by planning houses that the occupant can build
himself with some technical aid or help in purchasing land or
materials, or by building a core house, to which the occupant
can add later.

2. Opportunity for Home Ownership by Low-Income Families at
Low Costs. Most poor families hope that they will be able to
own their own home. Ownership represents not only shelter,
but also security. The emotions agout home ownership are not
always realistic, but they are powerful.

Government can help people buy their homes by allowing
families to make a small first payment and then pay the remainder
in monthly payments. The government can sell the land to the
family and then help it finance the house. Other ways of financing
may also be used. However, it is important that the monthly
charge be low enough so that the family can afford the house.

3. A Housing Program Offering Reasonable Choice of Environ-
ment. Because not all families want to own homes, they should
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have other choices. Some families prefer to rent. Some choose
a short journey to work from a city apartment in preference
to a suburban dwelling. Some people like cooperative housing.
Others find it a burden.

There should be a variety of housing so that different people,
or people at different times in their lives, have a choice.

4. A Financing Policy that Permits Low- and Middle-Income
Families to Buy Homes. Some less-developed countries have no
financing programs. Other countries have financing programs
that are not very satisfactory.

It is important that mortgage systems be established to offer
loans at reasonable interest payments for a long period of time.
In the United States, many mortgage loans are made for periods
of 20 to 40 years.

Without proper financing, a nation’s housing program will
be small or will not exist at all.

5. Encouragement of Savings. Savings arc very important to
housing finance. If people can be encouraged to save, the savings
can be used to expand the mortgage program. Savings arc
voluntary and do not discourage investment.

A house is often the most important reason for saving. There-
fore, a housing program should be part of any program designed
to increasc saving.

6. A Subsidy, or Financial Assistance, System. Subsidies are
important to a good housing program. However, they are often
criticized. It is said that subsidies always mean financial losses.
This does not happen if the housing is simple and sensible.

There are many kinds of subsidies. The government can sub-
sidize the cost of land, the interest on a mortgage, the rent, the
cost of building, or other parts of the totaf cost of housing.
Sometimes subsidies are given to industries to cncourage them
to build in specific areas. In Sweden, subsidies are given to families
according to the number of children.

However, four principles should always be considered:

a) A subsidy should serve a public purpose and be part
of;_ defined long-term objectives, such as improving health and
safety.

b) Subsidies which scrve more than one purpose should be
preferred.
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¢) The subsidy should be defined and certain, not devious or
hidden, so that the public knows how much it really costs.

d) Subsidics should be granted impartially to the class of people
most in nced of them,

7. A More Effective Building Industry. The primary nceds of a
housing program in an urban economy are skilled people and
materials. Devclopment of skills will depend on the availability
of opportunities and on the type of construction.

When it has been determined how many building units are
nceded and what typc of construction will be used, it is then
possible to determine approximately how many people should
be trained to work on constructing the buildings.

More schools are needed to train people to work in the build-
ing industry. There is a need for technical training centers and
trade schools. There is also a nced for secondary technical schools,
and for opportunities for people to learn while they are working.

Two types of skilled workers are required:

a) The highly talented people, such as architects, engineers,
city planncrs and administrators.

b Mechanics and craftsmen.

In many developing countries, the training of architects has
cmphasized engincering, sometimes with only occasional atten-
tion to architecture.

Many rural migrants to the cities have building skills. How-
cver, when there is no attempt to arrange a schedule of building
construction, people looking for work take jobs in factories.

8. Reduction of Home Construction Costs. Another important
part of the housing problem is the cost of building. Expensive
houses meet the nceds of only a few pcople. Cheaper housing
serves the many.

The best way to save money on the cost of construction is for
the government to take responsibility for land planning and
utilities and for the occupant of the house to do as much of the
building himself as possible.

When the E%EL’JWMM&%WF
other ways to reduce costs. The design should be simple, Pre
fabrtcation; either in a factory or on the site, can help reduce costs.

i omy will, by itself, achieve substantial reduction

of house cost. To produce the necessary savings, the cost of
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materials must be reduced, the building operation must be done
with great efficiency, and new ideas are needed.

Houses in a warm climate can be simpler and cheaper. The
simpler the house, the greater is the proportion of local materials
that can be used. Local building traditions are often ignored
because they are not considered modern. But sometimes strong
flat roofs made of local soil can be seen. In the most primitive
tribal villages, houses are sometimes found that are better exam-
ples of building craftsmanship than those found in some of the
more-developed countries.

There are many ways to reduce costs. Some of the following
might be used, according to local conditions:

a) Lower Ceilings. Ceiling heights are frequently excessive.
Whether a ceiling is cool depends on its construction and on the
roof material more than on its height.

b Wide plots of land require more expensive roads, drains
for water and waste materials, and other public utilities. It is
important to avoid narrow alleys that sometimes become filled
with garbage or unlawful shacks. But houses can be built around
an open courtyard, as in North Africa and in other hot, dry
climates. Partly-detached houses also produce economies in
public services.

¢) Lime concrete is cheaper than cement or cement concrete.

d) Earth blocks can be made from many local soils.

¢) Where climate makes it difficult to keep a supply of cement,
local stones can often be used.

f) As much as possible, local materials should be used for
roofs.

g) Wood is often expensive because only a small part of the
tree is useful for making boards. However, sawdust and wood
shavings can sometimes be pressed together to make boards.

Each country has its own materials, standards, climates, skills
and traditions. Techniques and experiments must be related to
each specific area.

9. Placing Industry Where a Minimum of Housing Must Be Built.
Much has been said about the desirability of locating industry
where people already live.

In India, a2 man who works in a new town often makes a long

anddifficalt journey on week-ends to visit friends, family and




130 MAN’S STRUGGLE FOR SHELTER

familiar scenes. Many Indian villages, deserted by their younger
W young women whose chances of getting

married are diminished because the young men work and live

Far away. o

The location of industry can have a strong influence on creating
social problems—or on social betterment.

Industry’s main concern is profit, not a country’s social or
economic needs. The advantages of a large city are often im-
portant to industry. However, in deciding where to locate, the
managers of industry can often be influenced by government.
There are many possible ways for industry and government to
work together. These include the following:

a) Frequently there is no essential reason for an industry to
locate in one place in preference to another. If government
officials had talked to the managers of industries, the decisions
made by industry might better fit the country’s needs.

k) Many industrics in less-developed areas are owned or
controlled by government agencies. It is important that these
agencies realize that their decisions must be part of the develop-
mental planning for the whole country. Too often, independent
government agencies act separately from the other agencies in
government.

¢) Government agencies working with industry must be in
contact with other government agencies concerned with provid-
ing roads, power or housing—factors that should influence the
industry’s decision to build on a specific site. Often this does not
happen.

d) Many industries do not nced to be located in a large city.
In a non-urban area, they might have better access to local
materials. Government officials should know about the avail-
ability of materials and workers in areas outside the central
cities. Such facts might often persuade an industry to choose
a site favored by the government.

¢) Many industries make decisions after only brief inspections
of a few sites. They do not wish to devote a great amount of time
and effort to studying all possible sites. But a government agency
could provide industry with complete information about an
entire region.

Jf) With modern transportation, areas on the edges of a city
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might combine all the advantages of the city without its traffic
or other inconveniences.

g) Countries which are aiding the less-developed areas can
and should do more to persuade their home industries to choose
sites that will help the country being aided. The right choice of a
location for an industry could sometimes do far more good than
a $5 million grant for a new road.

h) Physical improvements are vital factors in attracting in-
dustry. Roads, power lines, water and other public utilities all
influence the site selection of industry.

i) Location of schools and universities are important. The
existence of a good university is a strong attraction.

j) The conditions of the labor market are among the most
important factors in determining where industry will locate.
Vague laws requiring employers to provide or pay for transporta-
tion encourages industry to settle in other places where the
transportation problem is solved by the worker himself.

k) The interest, attractiveness, and safety of a community
have much to do with industry’s settling or staying in it. Dreary,
isolated towns are not likely to attract either the investor or the
executives and skilled workers upon whom the success of a new
industrial venture depend. Governments should aim to plan
citics and provide facilities that attract the executive and his wife
and are convenient for children and family life.

ro. A Reasonable Program for Rehousing Squatters. When a
country’s policy is to ignore squatting, unlawful settlement will
increase. Silence by government is accepted as agreement. Once
a number of squatters have built homes in an area, it may be
difficult, if not impossible, to persuade them to move.

The squatter problem and the policy for dealing with squatters
varies in different countries. In some places, squatter colonies
are so large that special resettlement programs may be required.
Where squatters are few or arrivals are recent, some assistance
in moving may be all that is required. In some cases, it may be
best to allow the squatters to remain where they are and help
them improve their conditions.

Although the policy may vary according to conditions, once
a policy is determined, it should be clearly defined. The squatters
should be aware of the policy, and of the fact that the govern-
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ment intends to enforce that policy. Uncertainty can defeat any
program.

When the government decides to clear a squatter area, the
policy might include the following steps:

—The local and the central government must agrec on the
policy.

—It is important to have other housing available to the squat-
ters, and a good program for their relocation. Mass eviction
without new housing causes trouble and achieves nothing con-
structive.

—The money necessary for a rehousing program must be
made available.

—It is important to have the support of the public.

11, Prevention of Squatting. Avoidance of squatting is more
important than dealing with the problem after it has developed.

The squatting problem should not be viewed as simply a
contest between law and lawlessness. It involves a human nced
for living space. Some people squat so that they can gain moncey
from the owner of the land by being paid to move. However,
most squatting is done by people sincerely looking for a place
to live. Frequently, squatting results from poor land policy or no
policy at all.

Squatting can be avoided by anticipating population move-
ments and planning for them in advance. Sometimes thc most
useful policy is one that proclaims “Squatters Welcome.” This
policy would make land available to people when they first
arrive in an area. It can achieve better and more stable communi-
ties than a law that says “‘Private Property—Keep Off” but en-
courages people to disregard the law.

Land available for squatters should be divided into building
plots, supplied with utilities, and designated as the future arca for
permissible scttlement. If specific areas are designated on which
squatters may settle legally, the justification for unlawful settle-
ment no longer exists.

Whether squatters build well and maintain their property de-
pends on the certainty of the tenure, or the length of time
they may expect to remain. In Ankara, Turkey, squatters made
many improvements in their shacks once they were given title
to the land.
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If squatters are given help in planning their sites, 3nd some
loans for building or materials, they still may not produce ac-
ceptable housing. In this sense planned slums are more likely to
emerge into better housing than are unplanned slums.

12, Encouragement of Cooperation. Cooperation has been ‘a
new and difficult achievement in countries like the United States
and England. However, it is an old idea in the less-developed
countries. Members of the same family, tribe, or village have a
tradition of cooperative enterprise.

Migrants have often carried with them to their new environ-
ments self-help and cooperative associations, building and loan
societies, and other traditions of cooperative effort. Out of these
institutions have frequently grown important cooperative devices.
The benefits of such cooperation can either be used and expanded
in the urbanizing process or lost forever.

One difficulty in achieving housing cooperation in cities is the
lack of personal relationships. However, with proper leadership,
expertness and financial aid, cooperation may succeed.

In the less-developed areas, there have been forms of coopera-
tion even in the squatter colonies. Cooperative organization is
also found in labor organizations and in groups of government
workers.

Cooperation is possible in the cities of theless-developed areas.
However, new ways must be developed to encourage coopera-
tive effort for obtaining land and for easier financing. Ways
must also be found to solve the disputes that arise among co-
operators, and for managing or supervising the enterprise where
necessary. The formation or regional as well as national co-
operative groups would be helpful.

13. Sensible Rent Controls or Their Repeal. Rent control is
the most common form of price control. When it is adopted,
it is usually promised as only an emergency measure. But the
controls are likely to continue even after the housing shortage
has cased.

When tenants are the majority group, they usually support
continuing rent control. Tenants are likely to be firm in their
opposition to rent rises or to the lifting of eviction controls even
when release of such controls may be justified. However, rent
control should be viewed as only a temporary measure.
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Rent tontrol may apply to either old or new buildings. It
may include both business and commercial property.

If there is rent control without an accompanying housing
program, the controls can cause as much trouble as they are
designed to avoid. In the attempt to find housing, people will
avoid the law. Unlawful deals between tenants and landlords
will be made to avoid rent control and to give a family a place
to live.

The least constructive use of rent control is with new buildings.
Control is likely to discourage the new private construction
which could reduce the housing shortage. It is difficult to en-
courage investors or to secure mortgage loans when rents may
not cover future operating charges.

Rent controls should never be established unless absolutely
necessary. However, the claim that rent control produces a
housing shortage is not accurate. Some aspects of rent control
do discourage new construction. But most often, rent control is
the result of a housing shortage rather than its cause.

Controls should be removed entirely when the rental market
has returned to normal. Every effort should be made to increase
the housing supply while rent control is in effect.

The Effects of Government Building Programs on Future
Development

The decision to build a city or its suburbs will establish the
pattern for future generations. Every city in the developed or
developing world is dominated by the decisions of the past.

Old patterns also influence the cities in the less-developed
world. Some South American cities, for example, reflect the
policies established s00 years ago.

A city built today, therefore, should consider the essential
expansion tomorrow. However, cities built while there is great
pressure for homes and industry will not reflect careful planning.
They may have to be rebuilt when time and money permit.

The wealthier nations are now involved in urban renewal.
The less-developed ones must plan for urban renewal in the
future.

In the more-developed nations, planning is concerned mainly
with correcting errors of the past. Planners focus on clearing
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slums and blight, casing traffic, zoning, providing bettct housing,
renewing older areas, and regulating urban and suburban growth.
These countries were developed when engineering knowledge
was less advanced. Therefore, their buildings usually had from one
to four stories. Thus they can be demolished without great cost.

Today, however, huge, expensive apartment dwellings can
be built almost anywhere. They are also very expensive to tear
down. Also, street patterns and the location of utilities are difficult
to change once they are established. The cost of removal is
increased by the presence of stores and costly public and private
improvements. If poorly built, such dwellings will be the slums
of tomorrow.

General rules do not apply everywhere. However, it would
seem wise, where possible, to widen roads and bring cheap open
land into use, retaining some property in public ownership as a
reserve. (To prevent squatting, it is often useful to use public
land for farming or for other public uses.)

At first, homes built away from the center of the city should
be as cheap as possible. Core housing, self-help, land and utility
projects, or one- and two-story dwellings are appropriate.

Where possible, streets and utilities should be planned for
future as well as present use. As the city grows, the cheap houses
can be replaced with taller buildings with more occupants.

When there is no alternative to expensive apartment dwellings
in or near the center of citics, they should be built so that they
will be useful for many ycars. When possible, apartments should
be planned so that they can easily be expanded.

Low buildings with open space around them are the most
desirable. Over a period of years, it is not the one-story building,
however bad, that is the worst influence on a city. The tall,
crowded apartment building, with its small airless rooms over-
crowded with people, is much worse.

Planners often advise nations to build well and permanently.
The nations that can afford to do so should. But in poorer coun-
tries the choice is narrow, the time is short, and the mistakes
are present for many years. Planners must consider both the
immediate results of their advice and the future possibility of
correcting mistakes made today.



CHAPTER XVI

THE ROLE OF AID PROGRAMS

Aid Competition

The contest in political ideas between the United States and the
Soviet Union has led to a competition for aid to the less-developed
areas.

The Soviet Union has aided the development of metals in
India. It has helped to build the Aswan High Dam on the Nile
River in Egypt. It has provided a technological institute, hotel,
and hospital in Burma, and stadiums or sports areas, in Indonesia,
Guinea and Mali.

And the Soviet Union has been giving technical assistance
for housing and urban development. Soviet experts worked on
plans for two large residential districts of Accra and Tema in
Ghana. They developed a general plan for Hodeida in Yemen.
The U.S.S.R. is also supplying several countries with building
materials, construction machinery and engineering equipment.
The Soviet experts emphasize prefabricated housing.

However, far more aid is given by international agencies and
by the United States. Soviet aid for housing began only recently
and has been relatively small.

American aid in all areas of activity is much greater than the
Soviet Union’s. But it has been small and disorganized in housing
and urban development. However, by 1961, American public
officials were beginning to recognize the urban problems in
less-developed areas that the aid experts had ignored. The Alliance
for Progress program for assistance to Latin American countries
included “urgan and rural housing programs to provide decent
homes for all our people.” Specific goals also included a fairer
system of land tenure, more adequate taxation on real estate,
credit facilities at reasonable interest, drinking water and drainage
for not less than 70 per cent of the urban population, and construc-
tion of inexpensive houses for low-income families. But the
nations of Africa and Asia must be satisfied mostly with United
Nations technical advice. This often means telling officials of a
less-developed country to do what they are notin a position to do.

136



THE ROLE OF AID PROGRAMS 137

The United States aids many countries outside Latin’America
through its contributions to the United Nations, the International
Bank for Reconstruction and Development (World Bank), the
International Development Association, and the International
Monetary Fund. The main form of direct United Nations aid
is through its technical assistance programs.

The United States contribution to United Nations technical
assistance has been great when compared with what other nations
do. America pays for 35 per cent of the total. However, this is
generous only by comparison. The total amount is small. And
only a tiny fraction (less than one million dollars annually) has
gone to the small staff administering the United Nations’ Hous~
ing, Building and Planning Branch.

The Lack of Housing Aid

The United States should not have to finance all United Nations
international aid. Unfortunately, however, United Nations
technical assistance of all kinds is small. There is very little atten-
tion to the problems of urbanization and housing. The more-
developed nations have for all practical purposes ignored the
more urgent urban needs of the rest of the world.

The International Development Association (IDA) was estab-
lished specifically to help with such projects as housing. But its
funds are small. It has developed no specific housing proposals.

The world’s housing shortage will be resolved only by the
development of proper policy with a broad social and economic
viewpoint. This involves the development within the needy
countries of skills and materials, transport and land programs,
and savings and financing techniques. All of these should be
supported by outside technical assistance and some financial aid
where necessary.

The reasons for the lack of constructive aid to housing and
urbanization have been the following:

1. Self-Interest or Self-Protection. These attitudes have turned
the concern of the aiding nations toward projects supporting their
own defenses or those of friendly armies. In other cases, projects
have been favored thatincreasc the contributor’s prestige or influ-
ence with the aided countries. Financial assistance is often given
to build alliances, promote trade, or obtain other advantages.
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2. Frustration. Many international aid officials feel that the
cost of dealing with urbanization and housing is so high that it
would never end. Therefore, they feel that aid should not be
given at all.

3. Vague Ideas on Priorities. Some policy-making experts
consider social programs to be less important than industrial
development. They believe that industrialization should come
first and the production of shelter and urban development there-
after.

4. Unawareness. High officials fail to see the conditions under
which people live. After President Eisenhower’s brother and
President Kennedy saw some squatter areas in Caracas, Venezuela,
housing aid was increased to Latin America. But in the rest of
the world, few high officials have even seen the conditions. Most
international aid agencies have had little interest in the problem.

5. Narrow Viewpoints. Aid officials have been unable to deal
with the housing problem and its place in urban development.
They have the power to act. But they are likely to recommend
things within their special field of interest, such as roads or dams.

6. International Competition. The two most powerful coun-
tries, with their different political systems, compete in every-
thing from sports to space travel. Instead, they should determine
wh;re they can most usefully aid human welfare and community
stability.

7. Offiial Jealousies and Bureaucracy. This prevents national
and international agencies from taking responsibility, from
deciding to whom to give the supervision of programs, and
where to start.

8. Inexperience with Urbanization Problems. There is a lack of
information and of experienced people. Therefore, small ex-
perimental projects are recommended instead of broad programs.
In other cases, a program that was effective in one country is
E.(l:smmended for another country with little regard for its use-

ess.

9. Concern about Money. Great Britain, the U.S.S.R., and
many developed European nations have not favored new or
expanded programs in the United Nations or other international
agencies because they require the giving of additional money by
their governments.
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A principal obstacle to expanding urban development and
housing aid has been the limited funds available for all foreign
development aid. Even if the International Development Associa-
tion’s capital of a billion dollars were substantially increased, the
IDA still does not have the knowledge and the experts to begin
a housing program. The United Nations Housing, Building and
Planning Branch has the experts, but it does not have the funds
to finance any project it might recommend.

Organizing International Aid for Housing

There should be a specialized agency for urban development
under the United Nations, with funds and powers to accomplish
its missions’ recommendations. It should deal with housing and
urban transportation and development. And the United Nations
Special Fund’s powers should be expanded to permit more in-
clusive aid in urbanization problems and building projects that
create production in other industries. More aid should be given
also to training and education programs, to development of
capital through savings, and to other aspects of urban develop-
ment.

The Role of the United States

President Kennedy declared that the United States is ready to aid
“the poorer people of the world, looking for hope and help.”
The Peace Corps and its food and other programs have done
much to help the less-developed nations. But its aid for housing
can be improved. A “Peace Corps of Experts,” in fields where
experts are needed, would be useful.

The United States should take the leadership in asking inter-
national agencies to include urban problems and housing among
their responsibilities.

Part of America’s national purpose is to help other countries
to develop. The United States should make greater use, therefore,
of the United Nations. It should also urge larger contributions
of United Nations aid for urban improvement and offer to meet
its share of the additional cost. There are already many United
Nations recommendations in the urban ficld which are good
recommendations but lack two vital ingredients: money and
people who know how to use it to the best advantage.
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Some Principles for Urban Aid

Neither the United States nor the U.S.S.R., nor any othcr nation,
can finance the world’s housing requirements alone. Money will
help, but money alone is not enough. There are no magic cures.
Housing is a long-term investment and urbanization is a con-
tinuing development. It requires full use of each country’s own
resources of land, skills, materials, savings, and finance methods.
Often it is better to use aid money to establish local materials
factories or technical schools, rather than to waste it on one
extravagant venture or build a small experimental project which
brings no results.

A less-developed country is usually less-developed not only
in skills and technology, but also in basic laws and institutions
for land use, finance, planned urban growth and security of
tenure. These laws and institutions are essential to developing
programs and to protecting the rights of the individual. The
morality of the state comes from these rights. And the moral
state in turn reinforces the rights of the individual.

No housing, financing, or land use program can be developed
for usc in all countries. The problems of each country must be
studied first. For example, cooperative housing, aid to labor
unions, or savings and loan associations may help in some parts
of Latin America. But in other places they may be less important.

It is generally a waste of time and effort to send architects or
specialized technicians to a country before its legal and institu-
tional patterns are established. A comprehensive knowledge of
the country’s needs and priorities is essential before specialists
are sent there. The laws that are written for the country and the
agencies that are established will have a significant effect on the
country’s political and institutional nature.

Slums, homelessness and overcrowding are not found only in
capitalist countries. Discontent with living conditions can en-
courage communism. But communism does not guarantee
improved living conditions. The greater the industrialization,
the greater is the housing problem. It does not matter which
political system was responsible for the industrialization.

Increasing income can improve the family’s ability to pay for
housing. But unless more and cheaper housing is provided, the
difference between shelter cost and ability to pay will continue
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to be large. The pressurc of increased demand for housing may
make the problem even worse.

The failure of a building industry to function hinders not only
housing production, but factory building and the general in-
dustrial progress of a country. Government aid can encourage
the creation or expansion of private building industries. There
is a great need for educating building industry executives in less-
developed countries and providing money to help them finance
their projects. Greater attention should also be given to aspects
of the economy concerned with home building. These include
improved planning techniques; land, finance, and savings policies;
encouraging the production of building materials; and providing
adequate transportation and utilities.

Efforts should be made to improve central city areas. But
slums may have to be accepted as a phasc of urban and industrial
change. It is difficult to avoid the formation of slums in a period
of mass migration to the cities. Yet slum formation can be con-
trolled so that better developments in other parts of a city are
not affccted. The cheaper dwellings should be planned and built
so that they can be improved, added to, or replaced in later years.
A planned slum is better than an unplanned slum if it consists of
separate shelters that are individually owned. Housing programs
should acknowledge the inevitability of slums. Otherwise, the
result will be costly, permanent slums that cannot be improved.

Aid programs must be developed according to a country’s
specific skills, materials, land patterns, finances and administrative
competence. The most important factor is not what the aid expert
believes is right for the country. What he recommends must
also be what the country can do successfully.

Each country has values, culture, customs and ways of life
which determine the success or failurc of a program. Knowledge
should be gained of tribal relationships and kinships, building
traditions, methods of cooperation, savings habits and other
characteristics. Whenever possible, this knowledge should be
used in developing assistance programs.

Housing aid programs should always be adapted and developed
according to the needs and abilities of each individual country.
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Sources of Capital

Economic growth requires substantial spending. Some economists
want all the spending for industrialization and none for social
welfare programs. Other economists have said that agricultural
production must come first. In recent years, most economists
have accepted the need to finance such programs as roads, ports,
health and social welfare. But the need for housing money is
still neglected. Land for housing could be acquired at the same
time as land for roads, ports and other improvements at lower
cost. The housing could then be developed nearby. Usually,
however, spending for roads and ports is done separately from
housing land. Housing construction can stimulate materials
production, providc jobs and increase savings, taX revenues,
and general industrial development. But these factors are ignored
in development policy.

Available money for investment in most low-income countries
is limited. But money used for housing does not necessarily come
from the same sources as money for industrial development.

Industry gets most of its money from commercial banks.
Money for housing more often comes from savings banks or
savings and loan societies. The amount of money these institu-
tions can lend for housing depends on the amount of money
deposited with them. Therefore, it is important for developing
nations to encourage savings.

Some countries can borrow money for housing from inter-
national banks or other world market sources. Other countries
raise money within their own borders from social security funds,
savings and loan associations, lotteries—games operated by
governments to raise funds for public benefits—government
savings banks and other sources. Many countries borrow money
from their wealthy citizens.

Almost every country has had some experience with waste
and inefficient policies. Badly used, $100 million might build
only 20,000 houses. Wisely used, the same amount of mone
might provide ten times as many houses. When money is limiteg:
spending it on transportation, water and other utilities, instead
of on expensive houses will increase the amount of usable city
land. Then, with a proper program, families can build cheap
houses with their own or hired labor and with local materials.
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Even with the best policies, most countries still need some
financial help from outside. The World Bank, the Development
Loan Fund, the Inter-American Development Bank, the Alliance
for Progress program, and funds from other sources might all be
utilized for housing. Their programs and policies should be re-
examined to make this possible.

The United Nations estimated that to provide enough houses
in Asia, Africa and Latin America in 30 years, 19 to 24 million
dwellings would have to be built between 1960 and 1970. How-
ever, the cost of such a program made it impossible for countries
in any of the three continents to be able to provide that much
housing.

More practical ways than now exist must be found to reduce
costs of construction and to change building standards. It is un-
realistic to assume that the developing nations can build public
housing projects of the American type or new towns with houses
of British standard.

Until there is enough housing available for the people who
now live in the slums, slum clearance programs should be stopped.
More use should be made of roof loan programs, house cores,
self-help, suburban transportation, and land and utilities pro-
grams in which the workers build their own dwellings with
some help. Cheap land must be acquired and made available in
small plots. Local building materials production techniques must
be improved. Savings must be increased so that more mortgage
money is available to finance new housing. The most important
policy is to plan the land properly from the beginning.

The United Nations estimates that $3 to $4 billion a year is
needed for housing in less-developed nations in addition to the
money these countries can spend themselves. However, there are
no programs to provide this money. But when compared to
military and other expenditures, this amount is not unrealistic.

Internationalization of Roofs

The roof is usually the most difficult part of the house for a poor
family to provide. Many countries have the materials for roofs.
However, they do not have facilities to manufacture roofs from
these materials.

Roofing industrics should be developed and financed by inter-
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national aid. If families are helped with roofs, and sometimes also
with doors or windows, many will somehow manage to use
their own or a neighbor’s skills to provide the walls and other
parts of their shelter.

International agencies should assume responsibility for financ-
ing the roofs, doors and windows. This would help solve the
housing problem in many low-income countries. It would also
be a more economical way to finance international housing aid.
Many more homes would be built and with less money.

An International Bank for Urban Development

An international bank should bec established with power to
lend, borrow, or guarantee investment in urban development.
Membership should be open to all countries. Both the more- and
the less-industrialized nations should provide the capital. Some
capital should be provided by the World Bank or other inter-
national agencies.

The bank would have several purposcs. It would assist in urban
development and housing programs by providing some of the
essential money to plan and finance new housing projects. It
could help develop materials industries, including roofs, doors,
windows and other equipment.

Loans could be made directly to member countries, or to their
political subdivisions such as statcs, departments, cities or regions.
Loans could also be made to private enterprises involved in
housing development.

Examples of Aid to Housing and Urbanization

Beforc any aid is given, a general preliminary study should be
made of the country’s needs and priorities. Experts knowledgeable
in the main problems outlined in the first study should be asked
to make more detailed recommendations. A few examples of
recommendations that might be made are as follows:

Loans to Pakistan might finance utilities and house cores that
could be expanded by the owners as their earnings permit. Other
loans could also be made later to help expand these cores.

In Chile, loans might be made for self-help housing. Similar
loans would be made in other countries where there are towns,
villages, or cities in which self-help housing is practical.



THE ROLE OF AID PROGRAMS 14§

The squatting problem in an old city should not be )separated
from the building and financing of a new city, even if they are
hundreds of miles apart. Development and employment oppor-
tunities in the new city would help solve the problems ofP the
older city. '

Where people can build their houses on the edges of the city,
loans should be made for transportation.

Loans might be made for regional centers of design and build-
ing research.

With some changes in policy, company housing might be
developed into an important source of new housing. One objec-
tion to company housing is that the company then becomes both
the cmployer and the landlord, with too much power over the
life and well-being of an individual. If the company sells houses
to its workers, this problem would not cxist. Sometimes a
company may arrange a program so that a worker pays for his
house gradually, or begins by being a renter and gradually
becomes an owner.

Good technical advice can help ease the shelter problem and
reduce the need for loans. For example, industrial-location poli-
cics should be designed to encourage industry to settle where
housing already exists. Sometimes a nation’s industrial-develop-
ment agency keeps too many sites for possible future use by
industry and prevents land from being used for housing. The
government’s agreement to provide additional utilities or access
roads could encourage considerable industrial settlement on sites
where housing already exists.

Building new towns with both housing and industry offers
an important means of re-distributing population and industry.
But new towns can be expensive for poor countries. The expan-
sion of existing cities is often cheaper and less risky. Many cities
can be expanded. The advice of experts on this subject could
be helpful to many countries, and could prevent spending
huge amounts of money to create new cities that might not
be necessary.

Sometimes the location of power, minerals, or transportation
justifies establishing a new town. When built, it should not be a
one-company town. The disadvantage of a one-company town
is that any decreasc in the particular industry would leave no
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choice of other jobs and mean loss of income and possibly loss
of homes. It is important that new towns provide space for
development of other industries and small trade.

Many reforms may seem trivial but are actually very important.
Sometimes it is difficult to get loans or mortgages because of
some small technical detail. If the small detail is corrected, the
larger problem can be solved.

Sometimes foreign specialists can be helpful just because they
are foreign. Their recommendations can not only show what
actions are necessary but, when publicized, can ease the political
pressure that sometimes keeps officials from recommending what
they know is the right policy.

Aid and Land Policies

Unless a constructive land policy is adopted by less-developed
countries, aid money for urban development will be wasted.
The land problem should be solved within each country. Where
it is needed, urban land reform must precede international aid
for urban development and housing.

While a nation is working to solve its land problems in urban
areas, however, other forms of international aid can be useful.
Urban land problems should not be a reason to postpone aid for
land improvements, the development of the country’s materials
industries, or for housing in areas where the cost of undeveloped
land is low.

A proper land policy should aim to bring more land into use
at reasonable prices and to permit public purchase when essential,
particularly for lower-income housing.

Lack ofya land policy is due partly to the fact that industrially
less-developed countries are also politically less-developed.
Relationships between government and business are not yet clearly
defined. Government regulations and tax policies are often con-
sidered as invasions of property rights.

In the United States and other developed nations, all land in
cities is taxed according to its value. This kind of tax does not
exist in many less-developed nations. Adopting such a tax would
have many benefits for these countries. It would discourage
people from holding land vacant and undeveloped while waiting
for prices to rise. Because the owner of a large piece of land might
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not want to pay taxes on it, a land tax would encourage subdivi-
sions for moderate- and lower-income families.

There should also be special taxes for streets, utilities, roads
and other public improvements from which landowners benefit
financially.

Government should buy more land than is needed for roads
alone so that the increase in land value will benefit the public
instead of the private owners. After the road is completed, part
of the land can be sold at a higher value or used for public
purposes.

Some of the less-developed countries were once under British
rule. They are less likely to deal firmly with land problems
because they have inherited the policies of a country whose land-
owners had held a specially privileged position and paid no tax
on undeveloped land.

Pakistan is an example. While there is land shortage in East
Pakistan, there is no acute shortage of land in the Western
region. However, some individuals own large pieces of un-
developed land in urban areas. They are neither selling the land
for development nor develpoing it themselves. Rather, they are
waiting until population increase or the need for public improve-
ments makes the land more valuable and they can sell it at a
much higher price. Meanwhile, the land is not taxed. The absence
of a land tax makes it painless for owners to hold their land
without using it.

A United Nations mission to Pakistan recommended several
proposals to discourage individuals from keeping valuable urban
land from being used. One recommendation involved the first
move toward a land tax.

Often a sensible law or a timely suggestion can do more than
millions of dollars in cash. New iczeas for housing in any country
can be developed by talking to the people of a country as well as
to the government officials. The people have important infor-
mation about home building in their own areas. Ideas such as
core housing and roof loans developed from United Nations
missions in which both the people and the officials were consulted.



CHAPTER XVII

LAND IDEOLOGIES AND LAND POLICIES

The policies made for land, land development and housing shape
cities. They also show the differences between the two great
ideologies, or doctrines, now secking to securc commitments
from the “‘uncommitted” nations.

Both ideologies have pledged the government to work for
the gencral welfare. Under both, housing and urban land use
have become part of the welfare purpose. But ncither has yet
developed a quick cure for the problems of housing and land
usc, despite the vast differences in their approaches.

The democratic ideology is trying to meet new problems by
increasing the responsibilities of the state while maintaining its
traditional protections for the individual. Countries with demo-
cratic governments value the individual’s rights to urban as well
as rural land.

The right to buy and own property cxists. So docs the right to
rent, to move from farm to city, or not to move. Individuals
have the right to trade. What one has acquired is protected. The
right to own property is protected.

Under the communist ideology of general welfare, the state
determ nes the rules. People arc expected to conform. There
arc no ancient traditions of individual rights. There is no higher
law to act as a restraining force against the state rule.

Ownership of land has been socialized, or decided by the
community. The right to move one’s home or change jobs is
governed by rigid statc planning and controls. There arc no
cffective constitutional, traditional, or judicial protections to
guarantce one’s rights of tenure.

The subordination of the state to the individual is an ultimate
objective. That the state will ““wither away,” however, is far
from assurcd.

The urban revolution has forced both systems to vary their
original concepts. The Western nations and the United States
still recognize the private profit system. However, they have
modificd private rights in order to improvc housing conditions
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and environment. They have cnlarged the spending and public
acquisition powers to provide houses for thosc whom the profit
system ignores. An increasing amount of government money
is being spent for this purpose.

In the United States and western Europe, the individual in
the home he owns continues to retain the dominant choice in his
way of life and his home. Poor as the choice often is, he is at
least legally free to seck whatever better opportunity may be
available. At the same time, the state is trying to some of the
gaps.

A farmer may work on his own land and keep whatever
profits he makes. A city dweller can buy his own building land.
He may either occupy it himself or rent it to another. He may
rent or buy land on which to conduct a business. His choices
in relation to land, although thcy may sometimes be narrow
in fact, are still protected by law.

The individual may build on the land he buys and add to it
with his own labor or with the hired labor of another. He can
sell it with few restrictions. Or he can lcave it to his heirs.

The system of tenure and the cmerging state policy are both
directed toward preserving and respecting the system of family
organization, parental sovereignty and the privacy of the home.

The communist system has climinated the private ownership
of land. It excrcises central authority over individual decision.

Movement from farm to city is restricted. Land cannot be
bought and sold. The state controls industrialization, housing
and much of the pattern of life. But the basic desirc of indivi-
duals for greater freedom to direct their own lives and environ-
ments has not been completely suppressed. The desire of people
to own their own home exists even in a communist state. Al-
though the government has been firm in prohibiting private
ownership of land, it has had to acknowledge some rights to
ownership of houses.

The less-developed nations arc experiencing sudden changes
in environment, social groupings, and political organizations.
The non-communist countries have recognized the need for
more state intervention to improve housing and living conditions.
But they have generally followed the example of western
Europe and the United States in not having government owner-
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ship of au 1and and trade. Some of these less-developed nations
have not always guaranteed such rights as freedom of speech.
But they usually recognize the right to individual ownership
of land, house or shop, and the right to move.

Land Policies in the Non-communist Countries

Conditions and backgrounds vary greatly among the non-
communist countries. Some of these countries regulate or spend
more than others. In most of the countries, policies are still
changing. In England and the United States, the demands of
health and decency have given the state more power over
private property than in years past. In both countries, however,
there is still respect for private rights, payment for property
acquired by the state, and reasonable regulation in the interests
of health, welfare, or safety.

The government can purchase privately owned land for almost
any program which benefits the people, and the owner is required
to sell. This is known as the right of “‘eminent domain.”

Government powers of regulation, taxing, spending, and
eminent domain are all being extended to meet social or economic
needs. Socialization of housing for low-income groups is accepted.

Many of the new, less-developed nations are strongly influenc-
ed in their national policies by the former colonial powers.
Court decisions in one country guide the decisions in another
country. The differences in political and social approaches to
housing and urban planning are becoming fewer because of
increased travel, exchanges of experts, international conferences,
training of students in British and American schools, and technical
assistance programs.

Policies are imitated in many countries which share the same
basic problems of urbanization and slum life. The United States
adopted Britain’s public housing program. Europe adopted the
American pattern of urban renewal. Canada, the Philippines,
Jamaica and Trinidad have copied the American form of gov-
ernment mortgage insurance. Sweden and the United States
have adopted housing ideas from each other.

A way is being sought, in the democratic nations and even
in the developing nations that are less than democratic, to guar-
antee some areas of individual choice in land, land tenure and
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housing. Property rights in land may be considered as a basis
for the extension of some of the other freedoms in the future.
This is because land and housing involve basic programs from
which other human desires and political rights may grow.

Both developed and developing nations are respond%.ng to the
pressures of the urban masses for freedom from seizure, freedom
of movement, and freedom to own a plot in an urban area with
some security. There is little tendency toward the total taking
of private land by the government that prevailed in the U.S.S.R.
Private building and commerce in materials are being permitted
in the developing world. Therefore, there is hope for the gradual
development of other vital freedoms.

Generally, these are the trends in both the more-developed
and the developing areas of the non-communist world:

1. Housing and land for houses are considered to be essentials
of life. It is the state’s duty to protect access to them if the general
welfare is threatened.

2. The right of a few to hold land while most others are
landless is no longer absolute. Nor do the many have an absolute
right to hold land that slows development and growth. The state
in some countries is gradually beginning to limit the size of land
holdings; in others to purchase the land for redistribution, or to
provide state-owned land for needed development.

3. Taxes are paid on property income or property value.

4. The state regulates lang use by zoning, Euilding laws and
insistence on proper maintenance.

5. There has been no widespread tendency for government
to take private property except for public purposes and with
payment to the owner. But this right of eminent domain is well
recognized and the definition of “public purpose” has been
extended to include not only roads, parks, schools and bridges,
but also housing, parking, airports, markets, and land for
industrial use.

6. The rights of tenure, or possession, are recognized (includ-
ing sale, lease and inheritance).

7. Strict regulations which limit the rights of property
owners, such as rent controls, may be imposed during an emer-
gency or crisis.

8. In some countries, government forces or encourages
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private owners to use their vacant land.

9. The state often buys land and sells it for private develop-
ment or holds it for future use.

10. A privately owned public utility, such as a railroad, electric
company, or a limited-profit housing corporation, may be grant-
ed the right of eminent domain to acquire land for public use.

11. Regional planning has expanded central authority over
the rights of locafgovcrnments.

12. Government assistance is taking one of a number of forms
including insurance of mortgage risks and of deposits in savings
and loan societies, granting of loans and subsidies for home
building and many other aids.

13. Government generally has acquired the power to regu-
late excessive land profits through taxation, zoning and other
methods.

14. The right to enjoy security in one’s own dwelling is being
accepted more and more. As a nation’s economy improves, there
is a stronger trend toward ownership among the people.

15. Greater attention is being given to the housing needs of
minority groups.

In the non-communist countries, housing, slums, house financ-
ing, building activity and many other aspects of the housing
economy arc now public concerns. The entry of governments
into the housing field is new, and the ultimate shapc of programs
is not yet known. There are some bad uses of the new powers.
But the state will no longer stand aside as people live in indecent
housing or sleep on the strects. Above all, there is a recognition
that private ownership of homes and farms must be respected.

The Position of the U.S.S.R.

Under the U.S.S.R. constitution, land belongs ““to the whole
Ecople.” All rights to possess, use, or disposc of land are granted

y the state. Solving the housing problem is a function of statc
planning and administration.

Karl Marx, the 19th century socialist and writcr on political
questions, believed that the housing problem was a result of
capitalism. Yet as industrialization proceeded in the U.S.S.R., the
housing problem emerged just as in the capitalist societies. Strong
central planning and government ownership of all urban land and
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buildings did not solve the problem.

Today the Sovict Union has the samc slum problems as the
rest of the urbanizing world.

According to a report by a United Nations economic mission
to the Uzbek Soviet Socialist Republic in 1961: “The most
scrious problem affecting the level of living is, without question,
the housing situation. The testimony of factory directors, republic
and municipal authorities is unanimous on this point.”

The Sovict Union’s problem has been increased by the con-
centration on heavy industry and producer goods, and the de-
struction or damage of 1,700 towns and settlements and more
than 10,000 villages that reportedly occurred during World War
Two. But even if there had been no destruction, the problem
still would exist. The main cause of the continuing housing
shortage in the U.S.S.R., as in other places, is industrialization
and urbanijzation. However, 976 towns and 1,041 urban-typc
scttlements arc reported to have been cstablished between 1926
and 1961. The U.S.S.R.. has made greatadvancesin prefabricated
construction of apartment dwellings. It has increascd its housing
investment in recent years and attained a high ratc of new housing
construction.

But political systems affect the building product as well as the
way of life. According to Soviet authorities, 9o per cent of all
housing built in 1959 conformed to the same standard architects’
plans. Spacc provided for living is small. Most urban residents
live in one room of a shared apartment with a shared kitchen.
The averagc occupancy per room in 1961 was 2. 7 persons.

Central control is maintained over planning and housing as
over other forms of production. A Sovict official has described
Soviet achievements in housing and economic development as
the direct result of “the Statc social, political, and cconomic
structurc of the country, the absence of private ownership of
the land or the means of production, the State system of national
economic planning, the industrialization of the country and the
collectivization [transfer from private to public ownership] of
agriculture.

“Since land is public property in the U.S.S.R., the [allotment]
of sites for building is the obligation and responsibility of
State organizations.
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“Plans for the development of towns, residential districts,
micro- [small] districts and individual building are [formulated]
by the State planning institutes.

“The building trusts which erect the housing, the factories
which produce building components, fixtures and materials, and
the transport organizations are also State undertakings.”

Under state planning, the state decides what is good and what
is needed. Somehow everything and everyone is expected to fit
into the state’s predictions. The whole economy is planned and
land, industry, power plants and transport are public property.
Therefore, industry can be located where the state orders, and
population is thereby distributed and redistributed according to
plan. The difference between planning in the West and in the
U.S.S.R., a Soviet official said, is that in the West, the general
town plan is merely a prediction of the ‘‘directions in which the
town may develop.” In the U.S.S.R., the town is built exactly
according to the state’s plan.

Despite its planned economy, however, the U.S.S.R. has
some of the same urbanization problems as other countries.
Soviet leaders have urged planning for limitation of growth and
dispersing industry throughout the country. But despite govern-
ment planning, industries and people are stubbornly likely to
move toward the larger city centers.

About 30 per cent of all urban living space is in private houses.
This seems contrary to the communist ideal. But private houses
have been permitted because of the housing shortage and because
of the pressures from private householders. However, govern-
ment orders have discouraged the building of new individual
homes.

There is confusion in the housing field because of the competi-
tion between economic councils and local governments. Com-
plaints appear in Soviet newspapers about housing shortages and
frequent delays in building. There is a serious shortage of building
materials in the U.S.S.R. asin other countries. There is also anger
about priorities given to sports buildings over housing and other
essential facilities. The competition for skills is fierce. In 1960, less
than one quarter of the cities had a chief city architect, and most
of them were unqualified. Cities are criticized for holding land
without developing it and for violating plans.
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Other problems are poor planning of land use, excessive use
of land by industry, indifference to regulations and unclean
water. Squatters’ huts have sometimes interfered with planned
expansion. Demolishing occupied building has been as trouble-
some and as costly as in capitalist countries.

Communist planning in an urbanized society is not free of the
problems encountered in the less planned economies. Compro-
mises are being enforced in the Soviet Union as in other places.
Official jealousies and bureaucracy are problems regardless of the
political system.

The communist state still enforces controls over individual
movement and choice. The Soviet passport restrains many rural
people from moving to the city, although the restrictions are not
always effective. Officials boast about the progress in housing by
citing the total amount of housing space built. But the country
seems committed to constructing small, standardized apartments
as an inexpensive method to meet the need. Although housing is
being built in quantity, overcrowding continues. Occupancy is
still generally one family to a room and often more. Neither
technical progress nor the communist ideology has solved the
social problems of urbanization.

The urban revolution is bringing new challenges to the patterns
of society not only in the Soviet Union but in every part of the
world.

In some countries, state ownership of housing is increasing,
although other forms of tenure are allowed. In other countries, the
state acquires housing and urban land and then sellsit to encourage
a greater variety of choices. And in still other countries, the state
subsidizes private builders to cnable them to provide a variety of
choices. In the centralized, or totalitarian, society, however, the
choices are narrowed, and shelter becomes another instrument for
shaping people’s lives and making them conform to the central
authority and design. The house is part of the state’s rigid process
to limit the individual’s privacy and his choices.

The democratic principle which governs housing and urban
land policies today is fundamentally the same as the principle
cstablished by the philosopher John Stuart Mill more than 100
years ago: “. .. pursuing our own good in our own way, so long
as we do not [hinder] others [in] theirs or [hinder] their efforts
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to obtain it.”” Millions of people throughout the world understand
the meaning of the right to their own land and to their own
homes. They are carrying with them to the cities the same desire
for property that they had in their rural villages. If there is to be
any real hope of freedom in the devcloping societies, there must
be the right to a home free from statc domination, sccurity in
one’s tenure and the right to move toward new opportunities.

The Challenge to the City

The troubled cities of the less-developed nations are fertile places
for revolutionary propaganda. Conditions are similar to those in
19th-century Europe when the Communist Manifesto, or declara-
tion of motives, appeared in 1848: misery, bitterness and anger
in the teeming slums and squatter colonics; low wages and long
hours in the new factories; competition for jobs; child labor; and
a serious shortage of housing.

In Western Europe in the 19th century, reform defeated com-
munism. In the developing areas today, most peoplc come from
societies in which private property and personal or group owner-
ship arc part of the established way of life. Russian communism
does not appeal to them. But discontent, disorganization and
suspicion are everywhere challenging economic and institutional
patterns before they have matured.

The most important question confronting the democratic
world is whether political stability can be maintained while
productivity is developed and the change to industrialization is
effected. Most of the less-developed countries have no alternative
but to encourage private capital to help expand industrial output.
If these countries are to develop industrially, they must encourage
new capital investment. But because of the contrast between
wealth and poverty, capitalist investment becomes the target of
revolutionary propaganda.

The democratic process provides greater freedom for protest,
opposition and even rebellion. Most revolutionary propaganda
is being directed toward the cities, where the poverty is most
obvious, and the unemployed, the unsheltered, the students,
workers and squatters can more easily be organized.

Although land reform has begun to help small farmers in such
countries as Mexico, Puerto Rico and Bolivia, the land problem
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in the cities is almost being ignored in Latin Amelica, «1sia and
Africa. A program that promises land distribution for the masses
and individual ownership in the cities could be politically more
vital than communism. The greatest weakness of the Sovict
Communist program is its denial of this promisc.

The United States is emphasizing the virtues of its own system
and giving financial and technical aid in selected areas to speed
the process or change or lessen hunger and discase. President
Kennedy suggested a revolution born of “the most powerful
forces of the modern age—the search for the freedom and self-
fulfillment of man.” But people’s stomachs must be filled and
shelter secured before the higher aspirations become especially
significant to them.

The American Revolution

Widcspread property ownership was basic to the development of
democracy. Near the end of the 18th century, two political
theories divided the world, as is the casc today. One was based
on the welfare of the state and placed immediate needs above
principles. The other was based on unchanging moral principles
which could not be violated: frecedom, justice and the rights of
the individual.

The American Declaration of Independence, made in 1776,
cmphasized the basic human rights which the statc could not
violate. But onc of the most appealing aspects of the new republic
and its system was that life, liberty and property were joined
together. The new system guaranteed protection to property
in the Bill of Rights. It soon also made property available to
immigrants.

The United States and the U.S.S.R.. bascd their revolutions on
two different theories. The United States restored to private
owners land acquired by the state. The Soviet government
acquired what was already privately owned. From the beginning,
America accepted the family as the unit in which the individual
was nourished and grew. The property a family acquired was its
own, receiving all the protections that law and government could
provide. Widespread land-ownership became a vital force for
building democracy. Thomas Jefferson, one of the authors of the
Declaration of Independence, wrote: “The small land holders arc
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the most precious part of a state.”

‘When industrialization transformed much of the rural land into
urban land, the United States kept the pattern of individual
ownership and decision. The U.S.S.R., on the contrary, extended
its hold on the individual into the urban area. As industrial
capitalism grew, the United States expanded controls to protect
basic rights of equality and justice. It did so within the democratic
institutional structure which had been established during the
agricultural period. While stimulating enterprise to make it
function more effectively, it acknowledged individual ownership
and the access to ownership. Private farm ownership continued.
Small trade was respected even as large corporation ownership
grew. The essential freedom survived the critical changes from a
rural to an industrial economy.

Today the move to the cities is accompanied by the same
aspirations, including the desire to own a small dwelling in which
a man can raise his own family. In some aspects, the land problem
in the cities has begun to resemble the age-old struggle for the soil.

Urban Land and Living Space

The real challenge to man’s freedom under worldwide industrial-
ization may ultimately come from the ancient desire for living
space, rather than the competition between the two great
ideologies.

The need for more land has pressured ambitious nations to
conquest since early times. To satisfy land hunger, national leaders
looked to empire or war. The pressures of dense populations in
Italy, Germany and Japan played an evil role in World War
Two. The same pressures may some day play a similar part in
China and wherever the problem exists.

Yet the industrializing and urbanizing patterns of our time
may help. Man’s needs for work space and homes in cities are
relatively small. In a world of cities, the shortage of space should
no longer be a factor in the struggle for survival. But the misuse
and mis-planning of space is a serious factor.

If the urban areas within each country are expanded by proper
land policy and the addition of transportation and utilities, there
will be ample room for homes and work places even by the year
2000. If industrialization can be managed intelligently and tood
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produced for the hungry, there will be no need for expansion
beyond the borders of each nation. In the highly industrialized
United States, for example, urbanized land occupies less than
2 per cent of the entire land supply. A similar situation exists in
most other countries. The solution to the problems of urbaniza-
tion may be the key to international understanding and a lasting
peace.

The City—Threat and Hope

During the remainder of this century, the force of world popula-
tion growth will be felt most in the cities of the less-developed
countries. The urban population of Africa will probably grow
from $8 million in 1960 to 294 million by the year 2000. Asia
will probably grow from s59 million to 3 billion, 444 million,
and Latin America from 144 million to 650 million.

Despite its complex environment, the city has been able to offer
the hope of progress to the world’s under-privileged people. The
availability of training in a city has brought man greater opportu-
nity to equip himself with skills. In the cities there are more jobs
from which to make a choice. The city continues its ancient role
as the refuge for those seeking education, opportunity, stimula-
tion, independence, fame or privacy.

The city is still where men and women assemble in market-
places to sell and buy goods. The marketplace and the widespread
ownership of land and shelter are still the seeds from which larger
freedoms have grown and can continue to grow in the world’s
new societies.

Individual rights can be protected in the city because people are
nearer to each other and yet closer than ever before to the exam-
ples of the outside world. In the city, people have universities,
telephones, lawyers, friends, newspapers, and organizations to
protest government actions and protect the individual from the
state. For all these reasons, the city, which gave birth to freedom
in the older industrial areas, may yet develop freedom in the new
industrializing nations.

But the city, with its poverty, homelessness and overcrowd-
ing, also offers more dangers today than in the past. The
failure to settle the problems of land distribution and housing in
the world’s cities threatens the industrialization programs of the
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developing world. It also threatens the stability of the enti
world. Prompt action is essential if the institutions of individu:
freedom which the city re-inforces arc to be maintained.

Shclter and land are vital to the destiny of the city and to tk
strengthening of its values. Housing and urban land policies ma
well determine the fate of the emerging societies, the freedon
they might help nourish and sustain, and the peaceful progress ¢
nations within their own borders.
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