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ABSTRACT

This thesis 1iIs an attempt to 1iImpress on iInstitutions owning
housing estates for their employees the importance of good estate
management practices not only for preservation of the already
inadequate national housing stock, but also 1In ensuring maximum
housing satisfaction to the estate dwellers. It points out the
inadequacy of the current estate management practices and
techniques 1In the use iIn the iInstitutions. To achieve this the
report examines the estate management practices 1iIn use in other
countries as prescribed by various authors. Kenya Pipeline
Company, Kenya Breweries Limited and Ministry of Public Works are
the case studies chosen to enable detailed examination and better
understanding of the estate management practices 1In use and their
effects on the estate dwellers.

The case studies have been grouped together in one chapter for
convenience but each one could be regarded as a chapter 1iIn its own
right. The 1institutions portray unique problems in their day-to-
day estate management. The data and information for these case
studies was collected between September 1989 and February 1990,
mainly  through recorded information, interviews and field
observat 1on.

Information from Kenya Pipeline Company and Ministry of Public
Works revealed that estate management 1in the institutions Iis
disjointed and suffers from technical, managerial and low priority

problems. Poor coordination between and among participants was
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also evident. Procedures are constrained by bureaucracy and
shortage of fTacilities. In the main, the results sh,owed that, not
only are the estate management functions undeveloped but also the
attention given to estate management 1is inadequate with the result
that housing estates are poorly managed to the detriment of both
the employer and the employee. The study recommendations aim at
assisting the 1iInstitutions to establish procedures which will
enable them provide satisfactory residential conditions to the

estates’ i1nhabitants.
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CHAPTER ONE

INTRODUCT ION

Problem Statement

Measured by any vyardstick the world-wide housing is
inadequate. There are few countries iIn the world where housing is
not a major problem. In the industrialized countries, there Iis
given legacy from the past obsolescence which 1is ubiquitous and
continually growing. In the developing countries, about a third of
the population 1is homeless and 30 to 50 percent of the urban
population live in unhealthy slums or squatter settlements. The
bulk of present and future demand for housing, experts generally
agree, will be in cities, (Urban Edge, 1988:1). The situation 1is
aggravated by the fact that the authorities in developing countries
are unprepared for large-scale urbanization and the rural housing
is largely disregarded. Overall, the rapid increase in population
far outstrips the rate of production of new dwellings to an
alarming degree. Wars, famine, floods and other disasters Tfurther
widen the gap between the need and the fulfilment.

The causes of housing problems mainly in the urban areas in
Kenya may be many but the major one is rapid population influx iInto
these centres, which has put a burden upon the housing agencies
whose capacity 1is insufficient to provide an adequate supply of
housing. In 1983, the population of Kenya was estimated at 18.8

Million people and the 1979 population census gave a natural rate
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of increase of 3.8 percent, (Kenya, 1983:143). The overall
population growth rate for Kenya as forecast ,by the World
Development Report 1982, for the period 1980 - 2000 is at 4.1
percent. This is being the second highest projected such growth
rate iIn the world after that of Zimbabwe at 4.3 percent, (Kenya,
1983:6). It is reckoned that this high population growth rate was
a consequence of an increasing fertility rate and as a result of
declining mortality.

Assuming a constant birth rate and a declining mortality rate,
the national population has led to increased pressure on land and
other natural resources. Further the dependency ratio also has
increased tremendously. The resultant effect 1iIs an iIncreased
labour force which complicates the problem of unemployment; an
addition to the fact that the increased population requires more
resources so as to be able to meet their basic needs such as food,
clothing, education, health care, water supply and housing. The
rural areas can no longer sustain this surge of population and with
the frittered growing number of mouths to feed, cities and towns
have become the most obvious prospects fTor distributing the human
surplus, (Abrams, 1964:1); hence the rural-urban drift. For
example, there were about 2.3 million people living iIn 91 urban
centres throughout Kenya 1iIn 1979 and the urban population was
estimated to be growing at a rate of 7.6 percent during the 1969/79
period, amounting to 2.8 million people in 1983, (Kenya, 1983:145).

The situation is best described by Table 1.1.



Table 1.1:

Year

1971

1985

2000

Increase:

Population Projections,

1971 - 1985

1985 - 2000

Total

Source:

Ominde,

Populat ion

of Kenya

000~ %
11671 100.00
18973 100.00
31209 100.00
7302 100.00
12236 100.00
19538 100.00
1975: Table 6

1971-2000
Rural
000~ %
10371 88.86
15623 82.34
23209 74 .36
5252 71.93
7586 63.00
12838 65.71

Urban
000~ %
1300 11.14
3350 17.66
8000 25.64
2050 28.07
4650 38.00
6700 34.29
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The projections suggest that the urban share of the population will
have increased from 10 percent in 1969 to approximately 25 percent
by the year 2000.

The 1979 population estimates showed the urban population at
2million people, 12 percent of the total national population which
was 16 million people then. Projections indicate that, if the
urban population grew at a rate of 6.2 percent, it would reach 7.1
million people if the growth rate was 72 percent (Ghana, 1984:17).

However, most of the urban population is concentrated in three
major centres namely: Nailrobi, Mombasa and Kisumu municipalities.
The remainder 1is spread over several smaller urban centres such as
Nakuru, Thika, Eldoret, Naivasha, Nyeri and other provincial and
district centres. Kingoriah (1980:35) notes that Nairobi which 1is
the capital city alone accounts for 45 percent of the total urban
population. It is located about mid-way between the three
population ’core” areas which are joined together by the railway
and road highways backbone that extend from the coast to Lake
Victoria. Due to this excellent transport network, Nairobi has
grown as a major service centre for both upcountry highland
agricultural areas and as a national headquarters of Kenya. Also
because of the city’s historical background and development,
Nairobi has grown in importance as a commercial and 1industrial
centre for East Africa. Naturally, therefore, Nairobi has a
magnetic attraction TfTor rural migrants. Lee (1986:6) estimated

that the Nairobi population may total 2.9 million people in the
year 2000.
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Assuming that the high population growth rate together with
the rate of urbanization, give an indication of . the need for
housing, it 1is clear that the nation 1is faced with a rapidly
worsening situation in which the gap between housing need/demand
and supply 1is ever increasing. A Shelter Afrique report indicates
that in order to cope with the present backlog of housing, some
120,000 to 200,000 families 1in Nairobi alone need to be provided
with decent houses. Similar figures are likely iIn Mombasa and
Kisumu.

The second cause of housing problems in Kenya is that, unlike
in the industrialized countries, Kenya 1is less prepared for
urbanisation. This is because the demand on more limited resources
for industrial development, education, health and other
infrastructure expenditure limits more sharply the proportion of
resources to be allocated to housing, despite 1its significance to
human life. This could be as a result of underdeveloped and
unverified policies which could result to the inferior role
attributed to housing in the economic development in the country by
the policy makers. It has been contended that housing has a low
input/output ratio to capital. Although not verified in Kenya, it
has been shown in the United States of America that it takes US
$7.00 of investment to produce US $1.00 increase in value of
additional housing services per year, while only US $1.80 of added
investment would be required iIn other plant to yield US $1.00
increase in the value of steel per year (Abrams, 1964:107). This

low priority 1in housing iInvestment to a large extent accounts for
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poor housing conditions iIn many developing countries iIn Africa,
Asia and Latin America, (Syagga and Miles, 1987:107-). It has also
led to housing policies which are never clearly defined and may be
full of contradictions, or are of a very general nature almost to
the point where they say nothing, nothing at least with which even
extremes of political observations could disagree.
For instance:
Our policy 1is to strive towards a situation where a
decent house is common privilege for all our citizens,
whether privately built or state-sponsored, which
provides at least the basic standards of health, privacy

and security. (Jorgensen, 1978:1).

or

Well planned housing of a reasonable standard when
combined with essential services affords dignity, a sense
of security and proper status in society for the
individual. (Kenya, 1983:64).

Such policies are not enough for they do not have clear
guidelines as to the roles of both public and private sectors, they
may be discriminatory when they concentrate iIn the urban areas at
the expense of rural areas, or when they concentrate on one income
group at the expense of others. In some instances the policy 1is
not clear about the housing standards to be achieved, the choice of
materials and the type of design.

The third cause of inadequate provision of housing iIn the
urban centres of Kenya is the notion that housing should always be
of a high quality and durable if it is not to degenerate into a

slum. (Syagga (1979:5) argues that this originates from inherited

standards from Britain on layout, and zoning and housing
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construction which were aimed at maintaining a city in a splendid
state without reference to economic realities of th,e inhabitants.
The housing standards which are either inherited from colonial past
or imported recently at the 1insistence of international TfTunding
agencies are indifferent to local culture. They lack reference to
local resource situation and local economy.a' The housing and
building standards are extremely rigid and static iIn addition to
having an urban bias.

Almost all developing countries import some amount of
essential materials and products ranging from as low as 5 percent
to 10 percent for such countries as Greece and Mexico, through
about 60 percent for Kenya and the Ivory Coast, to even beyond 60
percent for Yemen Arab Republic , (Moarenzadeh, 1982:1iv).

The Economic Commission for Africa (1983:2) indicated that in
some African countries, over 90 percent of the value of building
materials used in the formal construction sector 1is accounted for
by imports. In monetary terms, United Nations Industrial
Development Organisation (1985:7) contends that, developing
countries” net imports of building materials amounted to US $3.3
billion in 1970; to US $18.2 billion in 1975; to US $29.6 billion
in 1980 and to about US $35 billion 1in 1982, (1985:7). More
specifically the UN Commission for Africa estimated that more than
2.5 billion 1in foreign currency 1is spent annually by African
countries to import building materials, (Economic Commission for

Africa, 1978:10).
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In ail these cases building materials represented a
considerable drain on scarce foreign exchange in ,the developing
world at precisely the time when developing countries could least
afford it All this means more money would have to be spent to
produce fewer units.

The Tfourth cause of housing problems in Kenya involves the
issue of housing Tfinance. According to Jorgensen (1977:48),
housing Tfinance as opposed to other kinds of finance is
characterised by a number of traits which set it apart 1iIn the
process of development. Whereas durable goods from production to
final consumption are normally financed by the private sector, this
is not so with housing. Here the 1infrastructural works are
normally financed and executed by the public sector. The
superstructure on the other hand, and iIn contrast to other goods
such as schools and hospitals, are for great majority of cases,
privately financed. The final product - the dwelling - 1is thus an
uncomfortable mixture of common objectives of policy and
contradictory means of resource allocation. He gives some of the
traits as the following:-

(@ The period of loan is long-term, usually more than 10 years;

(b The loan 1is secured by movable tangible assets;”

(c) Securing loan requires a proper registered title deed;

(d) Repayment of the loan 1is normally on an amenity basis
involving equal period payments covering iInterest and capital;

(¢ The loan arrangement selection covers the price or value of

the asset to be built or purchased;
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() The sum borrowed i1s large, that 1is, i1t iIs several times the
annual income of the borrower and usually niany times the

annual cash yield of the asset.

These traits plus many others limits the amount of housing finance
available both to the lender and the borrower, the end result being
a decrease or inadequate shelter provision.

Jorgensen  (1977:71) further reckons that the Ffinancial
institutions which are not specifically Ilimited to one kind of
financing will naturally allocate their resources on the basis of
calculations of alternative or complementary investments which take
account of three main factors. The rate of return, the risk and
the 1liquidity.

The weight of these factors will depend on prospects, source
of funds and the need for a balanced portfolio. The relative share
of resources allocated to housing will thus depend on how these
institutions judge and can adjust to the special features of
housing iInvestments. Again some of these iInstitutions are not
equally good at all kinds of 1iInvestments and quite naturally do
best in those areas where they are specialised, rarely so in
housing.

The above constraints point to the fact that for some time to
come, meeting housing needs in Kenya will remain a goal that cannot
be easily achieved and hence the necessity to maintain and
modernise the existing housing stock so that they can last much

longer for the future generations. To achieve this, there needs to



10
be established housing management concepts and techniques that
would not only retain the utility of the house, but .also to promote
community development, social 1improvement and sound Ffinancial
arrangements for repayment of development costs as well as
maintenance of the estates.

Lack of proper care for the housing stock may contribute to
bad health of the occupants. This would be contrary to public
health requirements and would not only Jlead to unnecessary
complaints and absence from work by the occupants, but also a rapid
obsolescence of the building structure and its environment. A
major roof leak may eventually lead to the whole of the roof timber
rotting while a crack on the wall may lead to dampness spreading IiIn
the building fabric. This attitude of neglect arising from the
occupants lack of appreciation of the seriousness of very minor
defects in modern building could be improved more through good
property management techniques. The housing occupant would be made
to learn and appreciate the need for property maintenance through
demonstration and manuals provided by the housing staff. This
education process would of course, only succeed if there were
enough trained personnel employed in housing management departments
of institutions owning the estates. The personnel should be aware
that the management of modern estates nowadays is less concerned
with individual difficulties, although these will always play an
important part 1In management, than iIn gradual encouragement of

tenants to average their own affairs within the broad limits levied
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down by the authorities and to realise that as rate payers they are
in one sense the owners of the houses.

The absence of estate departments 1iIn certain institutions
compounds the problem of estate management. This mens that the
importance of estate management has not been fTully recognised in
these institutions. The practice in the institutions have been to
allocate the estate management duties as secondary duties to
officers iIn administration of personnel who are not necessarily
trained 1In estate management. There is therefore lack of
appreciation of the 1Importance of various estate management
functions in the presentation of the housing stock. Their main
concern 1is on reported maintenance problems and rent collection.
Where credit transfer method of rent collection is adopted, this
leaves maintenance as the only estate management function performed
by the officers.

Other equally important if not more important, estate
management TfTunctions are thus ignored. In such cases the Ilayout
and design of the estates 1is carried out without the valuable
contributions of an estate manager. The lack of a clear, elaborate
and publicly acceptable letting policy is the rule rather than the
exception. Pre-occupancy education, tenancy agreements and
provision of security iIn the estates are treated as luxuries,
tenant transfers and exchanges are not allowed; tenant welfare and
provision of community facilities plus their upkeep 1is neglected;

building and inspection 1iIs never undertaken; no clear criteria Iis



12
used iIn selecting work execution methods, while pilling up of
garbage iIn these estates is a phenomenon.

However, there are institutions with established estate
departments but which lack adequate trained personnel. In such
situations, clerical officers for instance, are charged with estate
management duties they do not know how best to perform. As a
result the functions that ensure tenants comfort and the
preservation of the housing stock are poorly performed or not
performed at all for they are not known.

Undefined roles and internal coordination within the various
institutional departments is common. This IS more so iIn the case
of housing management where duties 1iIn certain iInstitutions are
shared by three or more departments. In this confusion, poor
performance becomes the rule rather than the exception. There 1is
also the practice by the various institution officers to treat
institutional affairs as personal matters, hence the failure to
display corporate approach to their business. This 1is compounded
by the lack of definition of the scope of work involved in certain
housing management responsibilities and the absence of performance
criteria that would enable various members of staff to set their
standard.

In spite of changed conditions and improvements in the general
standard of housing with time, the need for good management 1is as
important as ever. Indeed the benefits derived from the building
°f houses with better standards of accommodation, amenities and

ecluipment may well be lost iIf care iIs not taken to secure the best
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possible standards of management and maintenance throughout te
life of the house. Both Jlandlord and tenant have, their part ©
play and good management is a private person or a public authority.

The 1importance of the housing inventory, the inadequacy of
current efforts to increase it and the need, therefore, for g
management organization and practice, all Torm part of the s
problem. (United Nations, 1969: vii). The publication futher
notes that building of housing alone does not bring about desird
change and therefore, does not greatly improve living conditionsof
the inhabitants, unless effective management concepts ad
procedures which create a better living environment, ae
established. These concepts should promote community development,
social 1improvement, proper maintenance and upkeep of the estates
and sound financial arrangements for repaying loans and collecting
carrying charges. These elements 1iIn fact constitute the cored
good management practice.

Poor management of housing estates would among other thirgs,
lead to loss iIn housing stock through rapid decay and deterioration
of the structure and 1its surroundings. Such a state of affairs
would not only worsen the housing shortage but it also involvesthe
loss of capital and social benefits.

There 1is, therefore, a need to undertake a study that duld
suggest in what manner the nation stock of housing provided by te
public, semi-public, and private sectors should be managed not aly
to maintain their utility but also to preserve them as homes fr

future generations. This is such a study which seeks to eanire
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the management practices currently 1in use iIn a public iInstitution
(Ministry of Public Works), semi-public institut ior). (Kenya Pipeline

Company) and in a private institution (Kenya Breweries Limited).

The Study

The primary objective of this study is to carry out a case
study assessment of the housing estate management practices
undertaken by three institutions. The Ministry of Public Works,
Kenya Pipeline Company and the Kenya Breweries Limited. It
examines the existing housing estate practices in the institutions
and 1identifies areas of weakness in the management. The study
emphasizes the role of an estate manager right from project
conception through the involvement of tenant in management to after
occupancy stage.

Appreciation of the facts mentioned and the careful
application of the principles and practices of estate management
presented in this thesis would raise the level of performance by
the estate manager. The study is not aimed at a specific group
concerned with estate managers but at all those concerned with
estate management. The cardinal conviction of this thesis is that
the management cost can be greatly reduced through tenant
participation and individual productivity level will be increased
if one is well houses.

The area chosen for this study is Nairobi. This is due to the

fact that Nairobi not only has the highest urban population 1in
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Kenya but 1t is also the capital city, housing most of the big
institutions headquarters which i1n turn employ 1ipore people iIn
Nairobi that in other towns. Those institutions which house their
employees as a policy have their highest housing concentration in
Nairobi. Though preliminary survey indicates that Nairobi has the
biggest number of houses as compared with other towns, it has the
biggest share of housing problems iIn Kenya. Convenience to the
researcher was also an influencing factor 1iIn choosing the study
area.

The Ministry of Public Works is the government organ in charge
of central government building hence was chosen to represent the
public sector while Kenya Pipeline Company was the least
bureaucratic in the semi-public sector which was vital given the
research time available. The Kenya Breweries Limited is one of the
oldest and biggest private companies with a policy of housing their
employees iIn Kenya. The three institutions have housing estates in

other urban town of Kenya.

The Objectives

The study attempts:

(@ To examine the existing housing estate management practices
and identify the problems confronting the estate management
operations of the institutions.

(b) Suggest possible alternative arrangement for use iIn the

institutions to overcome problems identified.
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The Hypothesis

This study hypothesizes that:
the management of housing estates 1is not accorded the attention it

deserves in the 1institutions.

Research Methodology

The study was started 1iIn August 1989 with a review of
literature related to estate management in order to have a clear
understanding of what the practice entails. A look at the related
works on the assessment of estate management was then done. The
sources of this iInformation was the University library, magazines
and journals, and both published and unpublished materials. In the
field, information was collected through administration of
structural questionnaires to the officials and the tenants.
Physical survey of the residential environment was conducted.
Further information was obtained from across-1lhe-lab le discussions
by the researcher with senior officials of the institutions. The
areas chosen for the study were three (3), that is, Kenya Breweries
Ltd., representing the private institutions, Kenya Pipeline Ltd.,
representing the semi-public institutions and lastly the Ministry
°f Public Works representing the public institutions. These
estates are all situated in Nairobi.

However, due to the Ilarge number of residential estates

belonging to the institutions and the short period within which the
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study was to be completed, it was not possible to visit all the
occupants. The major estates from each inst itut iori were therefore
selected, but making sure that employees from all 1income levels
were included. Employees in the same iIncome category are houses in
the same estates. In order to make sure that the information
obtained was a good representative of the actual situation, the
researcher serialised the housing units iIn the selected estates.

The systematic method of sampling was used to arrive at an
envisaged sample size of 50 dwelling units for each i#nstitution.
A larger sample size will be required for a population with high
dispersion than for a population that exhibits little variability.
Though larger samples are more reliable, the costs of collecting
the sample data increases with the 1increase iIn sample size. The
sample size chosen tried to balance between the chances of making
errors, the costs of those errors, and the costs of sampling. It
should however be noted that it 1is quite difficult to place a
monetary value on the results from the sample size chosen.

Data was analyzed with the use of a Statistical Package for
Social Sciences (SPSS). To enable 1its easy use and for the purpose
of data reduction, nine domains were 1identified to contribute the
core of attitudinal and satisfaction variables on residential
environment 1ir. this study. All the variables which have the same
underlying patterns were grouped in the same 1iIndex. The analysis
°f variance and the "F' distribution were used to compare the
closeness of the means fTor the three institutions. The findings

are represented in tabular and descriptive forms. The thesis Iis
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organised in four chapters. Chapter one contains the Ilimitations
of the study, the objectives, hypothesis and., the research
methodology - The estate management practices in general are
discussed in chapter two while the research findings for the three
case studies are presented in chapter three. Finally, chapter four
gives the conclusions and recommends solutions to problems

identified in the study.
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Nairobi served as the resting place from Mombasa to Kisumu
being the mid-way point, during the construction of the Kenya-
Uganda railway line in the late 18th century and early 19th
century. It is from this background that Nairobi City has
developed.

She 1ter-Afrique 1is the company for Habitat and Housing in
Africa. It has 1i1ts headquarters in Nairobi, Kenya. The
document under reference is yet to be published.

Substantial rather than imaginary evidence in the form of real

property.
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CHAPTER TWO

ESTATE MANAGEMENT PRACTICES

Int roduct i1on

Property management is a cumbersome undertaking and unless the
investment 1is a small one, most investors have to engage the
services of managing agents or employ a property manager. In Kenya
today, where housing investment 1is one of the major investments
undertaken, this has become the tradition rather than the
exception, unlike in the past when the services of housing managers
or managing agents was not appreciated. Property owners have 1in
time realised that there is much more to estate management than
just collection of rent.

This chapter reviews literature available on the various
estate management functions such as Ilayout and design, letting,
pre-occupancy education and tenancy agreement, transfer and
exchange, tenants welfare, rent collection, rent arrears,
maintenance and repairs, security, work extension, Blabour force and
refuse disposal. At the onset are definitions of estate
management.

Thorncroft (1965: 3) defines estate management as:

... the direction and supervision of an interest in landed

property with an aim of securing the optimum return; this need

not always be financial but may be iIn terms of social benefit,

status, prestige, political power or some other goal or group
of goals" .
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On the other hand, Macey (1982:3) defines good management as:

... the application of skill in coming for the property, its
surroundings and amenities, and in developing a sound
relationship between tenants themselves in order that the
estate as well as the individual houses may give the fullest
value to both the Jlandlord and the tenant. From the
landlord’s point of view it is desirable that the properties
should be as efficiently and economically maintained and
managed as possible while from the tenant’s point of view, the
house should provide a home, the focal point for a full and
happy life for the family set iIn surroundings where there are
opportunities for attaining the wider goal of a full and happy
communi ty life".

Whereas the definition of Estate Management 1is important, the
crucial point that should be noted 1is that the principles of estate
management cannot be presented as a simple set of rules, partly
because there has been 1I1nadequate research and methodological
analysis of experience to formulate more than elementary
generalizations and partly because an attempt at such a statement
would of necessity oversimplify the complex problems inherent in
estate management. Nevertheless, such principles exist, of which
are obvious and not exclusive to estate management while others are
not readily apparent and only emerge from careful programmes of
observation and study.

This view 1Is supported by Thorncroft (1965:4), who states that
the practice of estate management can never be reduced to a
mechanical process of applying the correct principles. Judgement,
Practical experience, and specialist knowledge are also required;
but these are more effective Iif they operate within a framework of

reliable criteria. Indeed, the main advantage in understanding the

Principles of estate management 1is that they can to some extent,
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fill gaps iIn experience and provide the basis for tackling new and
untried problems. However, the criteria is only qualified by the
term reliable and not specifically defined. This chapter attempts
to review the literature available on the various estate management

functions carried out in Kenya and other countries.

The Management Functions

r.avout and Design

The role of management stats when the development Is
conceived, that 1is iIn the design stage. There are a variety of
responsibilities which must be undertaken prior to occupancy.

The town planner and the architect provide the setting under
which the housing manager carries out his work. Their work will
affect the manager’s iIn many ways and the more enlightened the
planning and the sounder the building the easier and more
successful will be the work of the housing manager. This calls for
consultations between the architect and the housing manager 1iIn the
design of estate and houses for any client.

Macey (1982:121) maintains that the officer responsible for
the maintenance and management of the estates can provide valuable
information on tenants’ reaction to various aspects of the design
and equipment of dwelling and on maintenance difficulties or
unnecessary costs likely to rise from various sources. The housing
staff of all grades are a valuable source of iInformation both on

echnical and sociological aspects of housing. When architectural
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design iIn housing projects 1is unimaginative and non-utilitarian,
the management must share the blame. However, this cian only be so
if the housing managers were involved iIn the layout and design.

The questions of actual provision of houses and flats together
with their ancillary buildings (shops, schools, communal buildings
and related open spaces), must be based on an assessment of the
number of new dwellings needed. The housing manager should be iIn
a position to make a valuable contribution on both these points.
His experience of the need and preference of applicants and tenants
is a useful guide to the architect on innumerable points concerning
size and shape of rooms, types of equipment needed, provision of
communal Tfacilities and favourable materials from the maintenance
point of view. In other words, the manager is a channel through
which experience of existing estates is passed to the planner and
the architect alike (Rowles, 1959:52). However, the managers in
Kenya are not consulted nor are they prepared with such
informat ion.

The United Nations publication (1969:2) noted that the manager
being a user and supervisor of buildings 1is expected to comment on
such matters as where to store janitorial equipment; where to
locate the sources or water for cleaning or lawn sprinkling; the
location of maintenance shop and what 11t should contain; how to
dispose off rubbish or garbage; how to 1incorporate safety and
security TfTeatures into the structure; what house Jlayout the
occupant finds undesirable and why; what noises that are disturbing

tenants and how they can be reduced, what Hlayout of utility
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lines will be easiest to service; what mechanical equipment has
given the best service; and whether to use one ele.ctric and water
meter or independent metre Tfor each house. This management
experience is important to good design since design extensively
affects operations and the management should therefore maintain a
file of design experiences. The manager’s own views and those of
his staff as well as those of tenants should be part of this file.
In Kenya this 1is held 1iIn theory rather than practice since the
managers are 1ignored by the design team or are inadequate to
appreciate the importance of such information.

Rowles (1959:51) contends that at all times the manager should
think in terms of long-range appearance, utility and durability,
and the cost of materials and their maintenance plus the methods of
construct ion. These thoughts should be transmitted to the
architectural team. Many of the manager’s responsibilities relate
to estates planned and developed before he had anything to do with
them, but since building is a continuous process the managers are
also concerned with Tfuture development and new buildings. The
design team should therefore solicit for the manager’s experiences
if they are to produce better drawings.

The UN (1969) further maintains that the housing manager
should also contribute iIn the field of finance. That is adequate,
proper Tfinancial planning 1is critical to success. Management
affects each of the elements of cost by recommendations and actions
based on the concepts of economy and efficiency. The manager

should advice on the reasonable maximum 1ncome which can be
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obtained, the minimum necessary expenditure and rent schedule which
will accommodate the needs of the population segment to be housed.
This publication goes Tfurther to indicate that the manager should
be cognisant of the fact that there are various techniques for
reducing the ultimate cost to the lessee or co-operator. These
include acquiring land at minimum cost by using government-owned
land, financing or low interest rates over long repayment periods,
limiting or eliminating profile during the construction stage and
in the operating stage, reducing taxes by abatement or exemption
among others. Though the clients prefer to consult a financier for
the above, the manager may be in a better position to propose but
only 1f he has a clear understanding of the review project

evaluation techniques.

Letting

Housing 1is for the people, of course, but for which people?
When answering this question one must Qlook 1into the issue of
selection of tenants.

Syagga (1976:24) noted that the seriousness of housing
shortage in Kenya makes the question of allocation of the few
available houses to be more of a social rather than a technical
Problem. In public housing, assuming that all applicants can
afford rent for a given house, the selection policy should stress
Priority for those in greatest need generally based on the findings
°f Social research carried out. The author further points out that

the important aspects to determine the level of need should include
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lack of separate housing, overcrowding, condition of dwelling,
place of work, 1ll-health, lack of separate fTacilities among
others.

The Jlandlord must not only ensure that a fair and wise
selection is made from among the applicants whom they have a duty
to house but must also see that their policy is understood by the
applicants concerned. The basic principles governing the selection
of tenants by any particular landlord can usually be simply stated:
thus a local authority houses those iIn need, a government
department may house their employees working in a particular area,
a housing association may provide dwellings for employees of a
private firm (Rowles, 1959:65).

However, such principles will generally be sufficient to
determine the persons to whom accommodation must be offered, since
as noted earlier there is a serious housing shortage in Kenya, and
which is bound to continue for some time, of dwellings available
for letting whether public or privately owned. Some more detailed
policy must therefore be formulated for allocating whatever
property 1is available and while it is the functions of the owners
of the property to make these decisions, the housing manager’s
experience should be relied upon.

Thus, Rowles (1959:65) indicates that for those housing
authorities or landlords who maintain waiting lists of those
Persons wishing to obtain houses or flats, the policy governing the
selection of the tenants may follow two stages, that is, basis of

&CcePtance on the waiting list and basis of selection from the
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/aiting list. This 1is further corroborated by Macey (1982:308)
/hen he states that the tenant selection process involves three
stages, that 1is, restriction on admission to the waiting list,
selection of certain groups who will receive priority and finally
;he selection of certain families within each group. On admission
;0 the waiting list TfTactors such as residential qualification,
jmployment qualification, fTinancial circumstances and nature of
jmployment are considered. The alternative would be to register
ill who seek accommodation on the waiting but this involves
idditional work of administration while vraising hopes for the
ipplicants, unjustifiably, which might stop them from looking for
ilternative accommodation.

Both Macey (1982:309) and Rowles (1*959:67) agree that the
nain basis of selection from the waiting list is the applicant’s
level of need for accommodation. The various categories of need in
vhich an applicant may find oneself as mentioned above are: lack of
separate home, overcrowding, lack of basic facilities, involuntary
separation of family, condition of dwelling, ill-health,
insuitability of location in relation to the particular family’s
special needs, homelessness and other TfTactors. Some of these
factors are briefly explained below.

Lack of a separate home may involve ~living in” with members
f the main family and sharing meals with them or alternatively, it
"ay only mean sharing a kitchen while some attempts is made to live
separately. Again here the assumption is that rent can be afforded

by the family being housed on top of the factors mentioned above.
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Overcrowding or bedroom deficiency 1is the 1inadequacy of the
accommodation they occupy in relation to their reasonable needs.
This 1nadequacy may relate to the number or size of the rooms or
both. This situation arises where families have grown larger than
since they Tirst occupied their present premises.

In Kenya today, the ideal occupancy rate 1is given as Tive
persons for two rooms, although this does not say anything about
the sexes of the persons (Kenya, 1975:466). The United States of
America and the United Kingdom have a more elaborate criteria. No
more than one person should occupy a room less than seventy Tive
(’5) square feet in area and no more than two persons should occupy
a room measuring a hundred and ten (110) square feet in area.
Under this criteria, a child under one year old does not count, but
one between one and ten years 1iIs counted as half a person.
Concerning sexes a married couple can share a room or two adults of
the same sex but a bedroom must be provided fTor each child of
opposite sex above ten years (Macey, 1982:315). While 1in an
African community this age would be regarded as too early for the
separation of sexes, it becomes extremely difficult to realise a
situation whereby parents with a two-roomed house stay with a
daughter and son both aged over sixteen.

In Britain, besides having the requisite bedroom space, a
family is considered to have adequate accommodation if there iIs an
e*tra bedroom for a visiting aunt and a living room for whole
family (Syagga, 1976:25). He further notes that this 1is not an

Unrealistic requirement, costs permitting, Tor an African working
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in town who for ten months out of every twelve months in a year has
to accommodate one or more of his relatives.

It is possible for a family to have a separate home and enough
rooms and yet be unsatisfactorily utilized because a family may
have a separate home and adequate rooms and yet be unsatisfied in
their utilization due to lack of facilities. They may for instance
have to share the water supply and water closet with one or more
families and they may not have the use of a bathroom. Such
families may be better off than those lacking a separate home
because they share these facilities by right inherent 1iIn their
tenancy but considerable difficulty and 1inconvenience may still
arise. The general nature of the property must thus be taken into
account.

It is important to consider health in relation to existing
conditions and to establish the altered housing conditions will aid
recovery or lessen fTurther deterioration before preference is
awarded on these grounds. If an applicant 1is vacating a previously
occupied house because of its poor condition and has been declared
structurally unfit, this should earn him more points.

Homelessness can be defined as ’having no roof over one’s
head” . Though 1t is difficult to deal with this Tfactor
satisfactorily, it has an overriding housing need and one should be
Provided with shelter at once. Thus a predetermined number of
houses should be set aside for housing homeless fTamilies.

In cases of service tenants, the greatest need would be deemed

to rise when a factory worker who has no car is expected to be
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working on shifts and at odd hours. Thus where houses are provided
near the place of work, he should get priority. Oth$x factors that
can be given examples are, when a service tenancy may have to be
given up on grounds of ill-health or furnished rooms vacated 1iIf a
property changes hands, or a husband and wife separates with little
hope of re-uniting unless other accommodation can be provided but
with a real hope of doing so if their housing conditions improve.

However, if housing need was the only consideration to be
taken i1nto account in selecting tenants, a family who would
suddenly find themselves 1iIn great need would immediately take
precedence over others regardless of how that need has risen.
Furthermore, many families might deliberately make their own
conditions worse, if by so doing they could be housed more quickly.
It 1s therefore, agreed that certain factors other than need must
be taken iInto account when tenants are selected.

Circumstances leading to applicants present position should be
thoroughly 1investigated with a penalty for negative behaviour and
reward for positive behaviour. Some account should also be taken
of the time during which a family have lived under their existing
conditions and Tfinally the length of time the family has remained
in the waiting list (Rowles, 1959:71).

Macey (1982:314) has also noted that sometimes an applicant
Wl 11 refuse accommodation giving various reasons fTor example, the
rent is too high; the locality 1is not up to amenity desired;
inability to move at the time the house 1is offered owing to reasons

SUch as illness in the household or that the estate is disliked for
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reasons affecting social standing. The local authority should
therefore have a policy as to how many offers may be,-made to each
applicant or generally establish certain guiding principles on such
cases. Lack of such principles can result in serious unfairness
from the housing manager.

After all the factors to be taken into account in selecting
(from the waiting Hlist) those applicants to be offered tenancies
have been decided upon, the next step involves their measurement.
That is done by means of points scheme which i1nvolves the awarding

to an applicant for each of the factors entitling him to

preference. The total points determines the actual priority to
which the applicant 1is entitled. The highest total number of
points indicates the highest need. Each firm adopts its own mode

of awarding scheme though these have created loopholes and lack of
transparency.

Apart from the points system, other methods of houses
allocation include tendering systems, date-order system, merit
system, balloting and combined scheme. These methods are briefly
discussed below.

Tendering system is mainly wused in the allocation of
commercial buildings but can also be used where maximum rentals
are sought and where there is great demand. But when applied alone
the method 1is not without some shortcomings 1in that prospective
tenants may quote very high bids which they cannot sustain for

long. To counteract this, the method can be supplemented with the
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point system. Financial standing of the application should be
established.

Date-order system involves house allocation strictly according
to the date order in which applications were received. The system
is simple, easily understood, easy to administer and reduces
clerical work and time. However, the system 1is not useful where
there 1is no backlog of housing need. Variation of this scheme is
one where the an applicant with greater need 1is accorded a fTair
degree of priority with the date order arrangement. Priority may
be based on factors like a tenant evicted elsewhere for reasons
beyond a person’s control, such as severe illness, 1ill-health or a
social need; overcrowding criteria or sharing present accommodation
or where greater need compared with other applicants is evident.
Again level of need can be determined by the application of the
point system.

The merit scheme refers to a system which attempts to treat
each applicant on his/her merit or the application’s own merit. It
involves subjective judgement of merit. In a large local
authority, however, such a scheme would appear unsuitable. This 1is
because the scheme has the Tfundamental drawback in that the
procedures cannot be published and that consistency and
impartiality are difficult to achieve and virtually impossible to
demonstrate .J

Balloting 1involves the method whereby applications F rom

Prospective tenants are randomly selected. The method gives a fair
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chance to all applicants and can be used when the list of those
qualified is legend, it can also be combined with the point system.

Rowles (1959:75), however indicates that the point system can
be varied by making a broad classification of the applications
according to the basis of housing need previously determined, 1in
general terms by the selecting committee. |In this way applications
might be divided into four or Tfive groups and from the highest
group a list of applications 1is compiled which considerably exceeds
the number of properties to be let. The selecting committee is
given full details of the individual applicants on the list. It is
customary to submit to the selecting committee a written report
setting out the basic facts about a family’s application, the
degree of overcrowding, nature of ill-health and so on, with points
awarded, (where such a scheme 1is In operation). A verbal report at
the meeting will supplement these facts. The selecting committee
should not be given identify of persons whose applications are
before them so as to increase the degree of impartiality.

Finally we have the combined schemes. Some authorities use a
combination of schemes, for iInstance, the merit scheme could be
used for pointing cases such as severe illness or homelessness;
point system could be used in ordinary applicants while the date
order scheme could be used for the applications of single people.
Under this scheme the authority deals with cases of exceptional
hardships outside their normal schemes.

United Nations (1969:9) 1is of the view that where a housing

scheme is beginning it is of paramount iImportance that the model



adopted go beyond public criticism. Families should be selected
whose behaviour will be an inspiration to others a,nd will lead to
an acceptance of the programme. Public relations are sought for
both the present occupants and the general public. Selection
criteria should be published and applicants treated equally and
fairly. Legal and administrative income limits should be defined
and applications processed rapidly and accurately. Those in
greatest need should be accommodated first. Whereas the above is
possible, 1in Kenya estate managers have an enormous responsibility
due to the high levels of corruption and political patronage to a
great extent adherence to the laid down house allocation procedure

depend on trust on the part of the manager.

Pre-occupancv Education and Tenancy Agreement

United Nations (1969:13) states that before signing the
tenancy agreement, pre-occupancy IS necessary. The housing
authority established rules and regulations should be discussed
honestly. The tenant should be told what is expected of him and
what he should expect of the Qlandlord. He should also know his
financial obligations, responsibility for maintenance of property
and the need to respect the wishes of the other families who will
live near them, rules of garbage disposal, wall Tfastenings,
iterations to premises and where no animals should be kept. The
r’spective tenants should leave the discussion place with written
formation describing the exact nature of the estate. The

ected tenants are required to sign a tenancy agreement
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consenting to all the conditions which should be explained to them
by the housing staff. When moving guidance on, proper use of
appliances and TfTittings and maintenance of certain materials for
example, woodblocks, floor tiles should be given. In cases of new
development, pre-occupancy education 1is necessary where those
involved in the management and community leaders should speak,
neighbours can meet and the manager and the future tenant become
acquainted. A system for 1identifying and involving leadership in
projects to benefit the projects” welfare should also be worked out
before initial occupancy takes place.

The conditions of tenancy agreement and the general advice are
more Tfrequently given as separate document or in a tenants”’
handbook. Some local authorities send the tenants a leaflet
quoting the conditions of tenancy before calling one in to hand
over the keys. Macey (1982:353), says that this 1idea helps the
landlord to show, 11f challenged, that tenant was aware of the
conditions before deciding to accept the tenancy. Whatever method
is used the conditions should be simple and concisely worded and
limited to what 1is essential iIn the interests for the tenant, and
equally important, other tenants to be equally affected. In Kenya,
preoccupancy education is only possible through manuals and
handouts, because of the varied periods of occupation, varied

levels of conceptualization and varied social economic backgrounds.

UOIiVtaSJTY OF AiIBOBj UBSAILT
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Transfer and Exchanges

Macey (1982:319) states that an important part of the housing
manager’s task 1Is to ensure that the best use of existing
accommodation is made and that the tenants adequately accommodated,
but not greatly in excess of their needs. An elastic policy with
regard to transfers and exchanges is therefore desirable. Transfer
has been defined as the moving of an existing tenant to the vacant
accommodation iIn the same ownership. This may be done in the
interest of the tenant or the public. On the other hand an
exchange is a transaction which does not depend upon the use of any
vacant accommodation but merely involves an 1interchange of
tenancies between two or more tenants. Exchanges have a great
advantage in that they enable the two parties to make a material
improvement iIn their housing conditions without affecting the
prospects of any other tenant or applicant. Macey further notes
that subject to the houses being suited as regards size, rent and
so on, to the needs and abilities of the parties, no restrictions
replaced on exchanges and it is not essential that there should be
a detailed examination of motives since there 1i1s no loss of

accommodation and no effect on the general housing position.

Tenants Welfare

A good house commences with the physical provision of a house.-
To develop it into a social concept of a house, it requires a few
"lore steps. This concept has to be broadened to 1ncorporate

uestions of health, family feelings and emotions, type of social
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cOntacts and relations with neighbours and other members of the
society. What this means 1is that at a very early”™ stage 1iIn the
planning of an estate, there should be a well established
environmental philosophy which will affect the physiological and
mental well-being of the occupants. The work involved iIn realising
such a concept would well be outside the scope of the strict
landlord and tenant relationships to which housing management 1is
normally related. Yet it i1s an inseparable part of good housing
management principles that a housing authority should have within
its establishment a number of staff whose work will be purely
concerned with the social welfare of the tenant.

Macey (1982:431) states that a sound system of housing
management will provide for attention to be given to the welfare of
tenants individually and collectively. This welfare work should 1in
noway overlap or attempt to replace the statutory welfare services
but the officers responsible should work in close [liaison with
services and voluntary bodies providing services which may be of
interest to tenants. The primary aim should be to establish a
sound and friendly relationship between the landlord and the tenant
so as to ensure that the value of the house and the estate Iis
Preserved and where possible enhanced.

One of the perennial preoccupation of housing managers,
Particularly on high density estates is the behaviour of children.
This is so because the number of families with young children is
h’gh so that the disturbance and damage they cause by even normal

n°ise and activity is sometimes considerable. Not every estate has
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enough play spaces within a reasonable distance of their homes, and
even where playgrounds are provided children prefe.r to play on the
staircases, street corners and on building sites. The situation is
aggravated by the number of mothers who go out to work when such
children find themselves at a loss. This also happens to children
after school and during holidays.

Rowles (1959:115) notes that it is usually possible to secure
tenant cooperation iIn controlling their children if a tactful
approach is applied. Other than writing letters, it is generally
more effective to see the Tamily concerned with possible
consequences of charging the parents concerned. Porters can also
be employed for children supervision, checking damage to the
communal parts of blocks of flats, restrict unauthorised ball games
and to prevent older children from monopolising play spaces
intended for younger ones. An alternative is to encourage
formation of boys” and girls” clubs and to make sure that adequate
varied and attractive recreational facilities are provided.

Macey (1982:440) says that no reorganization of
administration, no application of technical skill nor a painless
way can guarantee good results in the community efforts to convert
the small groups of those who form the hard core of problem
families or unsatisfactory tenants into tolerably decent citizens.
Such families need intensive and special treatment outside the
scope of housing management. Long and patient guidance is

necessary. Sometimes the parents respond and maintain the intended
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improvement, in other cases they may make no real advances, though
even now or iIn future, show that the effort was worthwhile.

Another Tfunction under the welfare of the tenants 1is the
provision of community facilities iIn a community centre. Community
centre exists so that neighbours can come together on an equal
footing so as to enjoy social, recreative and educational
activities eilther as members or groups Tfollowing particular
pursuits or 1iIn the basis of their common needs and interests as
human beings living iIn the same locality.

According to Syagga (1976:28), a housing estate must contain
community spaces open to residents of the estate, as well as the
surrounding community. In Kenya, the Ministry of Culture and
Social Services, Department of Social Services undertakes various
programmes aimed at improving the social conditions of the people
by providing them with the basic services and by helping them help
themselves. These programmes include adult education, national
library services, day care centres and youth development
programmes. The National Council of Churches of Kenya (NCCK) and
Kanu Maendeleo va Wanawake (women development organisation
affiliated to Kenya National Union) also undertake programmes aimed
at providing similar services.

What a housing authority needs to do is to show sufficient
Proof to these bodies that there is enough demand and Tfacilities
f°r certain activities to be iInitiated. The housing authority
should not hope to provide such activities on its own. But the

°r8anisation of the activities once initiated rest with the housing
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authority owning the estate, except where tenants participation is
strong. (Syagga, 1976:28).

Macey (1982:472) contends that there 1is a strong case for the
housing authority to provide a tenant’s clubrooms. He further says
that experience has shown beyond doubt that clubrooms play an
important part in the development of a good community spirit, by
providing a point of contact for social and semi-educational
activities for all age groups from fifteen to one hundred years.

Another important aspect under tenants” welfare is the
tenants” association. This may be because there are genu ine
grievances for the landlord to redress or less often its objects
may be purely social. Syagga (1976: 29) notes that the tenants
association can form a budge of communications between the housing
authority and the tenants. Their careful handling will prevent
them turning militant or political.

Tenants” associations could also oversee the maintenance of
common parts, for instance, stairways, corridors, lifts and
surrounding open spaces. The association could also run clubrooms
for all tenants during functions such as group discussions, Tilm
shows, 1WIndoor games, sports, dress making classes, theatre and so
on* These are some of the functions that would otherwise have been
organised by the welfare association of the housing department.

Rowles (1959:121) indicates that the housing manager may

°roetimes be well advised to consult tenants association about such
atters as iIn considerate car parking, unsightly washing on

~loonies or rowdy behaviour of children. Not only can the
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aSsociation often offer helpful suggestions, but may sometimes be
successful 1In bringing pressure to bear on offenders. A tenant
association can make invaluable contributions towards turning an
estate into a community.

The measure of success achieved by an association will depend
to a great extent on the support 1@t receives. Most tenant
associations would probably agree that apathy among their members
is a problem coupled with a reluctance to stand for office or
service on committee. In Kenya, tenants” committees are only
involved in employing watchmen and arranging funerals but should be
encouraged to be involved iIn more functions especially with the

employer-provided housing estates.

Rent Collection

Rent may be defined as sum of money due from the tenant to the
landlord for the occupation of Uland or premises owned by the
latter. It is payable in accordance with the terms of the lease or
agreement under which the tenant holds (Macey, 1982:371). Rowles
(1959:93) agrees with Macey and indicates that rent is the sum of
money paid by the tenant for the occupation of the landlord’s
Premises or land. If it includes an amount for general rates and
Water charges, it is normally referred to as an inclusive rent.

Good management practice requires that the anticipated income
Ust be on hand to take care of the management maintenance
eplacement and utility expenses among others. Supervising a

Using development 1is a large scale business requiring income for
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proper operations. It is for this reason that it should be
emphasized to the tenants that prompt payment of rent 1is a pre-
requisite to living in a good housing environment. This 1is greatly
aided by stressing at the initial interview the 1Importance of
prompt rent payment Tfollowed by good care and vigilance during
occupancy. The tenants should be persuaded to understand that
there is a direct link between management and maintenance costs and
the amount of rent charged.

The actual method of rent collection varies according to local
conditions and the size and nature of the office but the usual
methods of collection may be summarized as TfTollows:

i) Estates office collection
ii) Door to door collection
ili) Door to door supplemented by estate office collection
iv) Collection by post, credit transfer, bank’s orders or through

banking or National Giro Systems

The estate office provides fTacilities for rent to be paid and
message about repairs and other tenancy matters to be taken into
during Tfixed periods of the month or year. Resident
superintendents are employed not only to deal with rent collection
and general management work but also to control directly workmen
dealing with routine repairs and decorations. It is an advantage
Iif such offices are located near the entrance of the estate or
adjoining shopping centre for this provides tenants with a choice

0 time for rent payment. In any calculation of cost for this
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method, account must be taken of calls that will have to be made on
tenants who fail to bring in their rent, callsf,or inspecting
repairs and for investigating other tenancy affairs. However, 1t
should be possible for more money to be taken at the same time by
this method than by door-to-door collections (Rowles, 1959:96).

Door-to-door collection has an advantage of giving the
landlord’s representative regular contact with the tenants in the
homes and an opportunity for unobtrusive supervision of the
property and estates. A comprehensive door-to-door system of
collection and management 1is probably the best combination for
economy and efficiency for authorities with a Ularge number of
houses closely grouped. The housing assistantwill not only
gradually come to know and to be known by each family butwill also
deal with the simple ’welfare” work himself. Hewill also deal
more appropriately with arrears of rent, be helpful 1iIn cases of
genuine hardship but TFfirm with regular defaulters. This system
gives greater stimulation to tenants to cooperate iIn maintaining
the good appearance of the property and are more helpful to the
aged and inform who would find i1t difficult in paying at the office
than any of the other systems (Macey, 1982:374). However, for
security reasons there 1is an 1increasing tendency to modify this
system to provide for tenants to pay their rents using other
systems.

Thus Rowles (1959:97) indicates that, supplemented by estate
Tr collection, such an arrangement may increase total

Acting time because the majority of tenants will stick pay at
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home* but tenants who are out all day will have less excuse for
arrears and while such a high proportion of women are,in full or in
part time employment, it is difficult for a landlord to avoid the
obligation of providing some alternative to a door-to-door
collection. In Kenya, credit transfer method is used in
institution-based houses such as government, whereas the
combination of door-to-door, bankers order and rent collection by
post are adapted by managing agents.

A further alternative given by Macey (1982:96) 1is a system of
rent collection by post, credit transfer, bankers order and
National Giro System. In certain types of offices, for instance,
where houses are provided by employers 1in certain fTactories and
industries, rents may be deducted from wages or salaries by the
employer, if there is an agreement signed by the employee, for such
deductions to be made. However, as long as the tenant has a choice
between payment at the door, at the office or by post housing
cheques, credit transfer or Giro payments, little, iIf any, economy
in collecting costs are likely. Although time 1is saved on the
collecting of rents, special visits to the houses may have to be
arranged 1f contact with the tenants 1iIs to be maintained and
estates properly supervised (Macey, 1986:96). In Kenya, credit
ransfer method 1is used in institution-based houses such as the
P~ernment, whereas the combination of door to door, bankers order

and rent Eollection by post are adapted by managing agents.
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Epnt Arrears
Credit transfer is the rent collection system ,in use iIn the
Kenya Pipeline Company, Kenya Breweries Limited and the Ministry of
public Works. The system ensures that the rent 1is paid on time and

cases of arrears are therefore virtually eradicated. However, the

method distances the landlord and tenant.

Maintenance and Repairs

"Maintenance. A key work 1in any endeavour. To obtain
anything 1is important but the maintenance of that thing
is crucial.._. do not jJust build a house - keep

maintaining it to ensure that it is iIn good shape (Sunday
Nation, 5th August, 1990:10)"

Miles and Syagga (1987:6) define maintenance as “work
undertaken in order to keep, restore or 1iImprove every Tfacility,
within every part of the building, Iits services and surroundings to
a currently acceptable standard and to sustain the utility and
value of the facility. The functional role is therefore to retain
the usefulness of the property within acceptance standards of a
’reasonable use” and maintenance of its appearance while the
financial role of a building maintenance should contain
deter 1orat ion.

It is In accordance with the definition of good management
that a spirit of partnership between management, landlord and the
tenant in all things and particularly in the care of the house and
Its environment should be encouraged. The extent to which the
landlord accepts responsibility for repairs varies considerably and

<uld always be set out carefully at the beginning of any tenancy.
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Other than the ever increasing cost of repairs with which landlords
are faced with, there 1is a growing awareness that.human society
depends primarily on personal responsibility rather than public
control for the full and proper use of resources. Turner (1976:
39) argues that the management and maintenance of dwellings and
their surroundings and therefore their longevity depend primarily
on their residents and users. Where this 1is done, It Is essential
that cooperation of the tenant should be sought from the beginning
and that care should be taken to ensure that the responsibility 1is
adequately charged. To enable the achievement of the above, Syagga
and Miles ((1987: 16) call for the preparation of a statement of
maintenance policy and procedures detailing the respective roles of
owners of buildings and the participating public, the funding of
each group, the minimum maintenance level and inspection procedures
to ensure compliance. It may also be helpful to provide training
to tenants through practical demonstrations on a model house, to
help those who are motivated but lack the necessary skills.

The need for a repair normally comes to the notice of the
management in one of the following ways stated below:-
O From the tenant or health inspector.
Il) From the management officer as a result of routine IiInspection

tour or by observation whilst primarily engaged on other

duties.

Wh

re the housing manager has managed to create a sense of
[0

°nsibility in the tenants for the maintenance of the property
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in good condition, the tenant himself will attend promptly to such
repairs as are within his capacity or report the defect so that
actions can be taken to prevent further deterioration of the
property. It should be emphasized here that tenants can be of
utmost assistance in the prompt reporting in terms of disrepair
with a clear indication when access can be attained to their home
by workmen. This is important now than ever before due to
mechanization and computer control of rent collection linked with
an expansion of credit transfer 1in various forms, which spells the
death knell of door-to-door rent collection. However, this is only
possible, if the tenants’” responsibilities are clearly defined to
make sure that they are understood and finally see that the tenants
do not neglect these responsibilities. Persuasion is also
necessary to make them understand that §t is iIn their own interest
to do so. In this way tenants will play an important part in
efficient maintenance.

A point which should always be made clear to tenants at the
outset of their tenancies 1iIs the extent to which the landlord will
hold them responsible for the repair of wilful damage and damage
caused by their negligence and for other repairs which the landlord
will regard as their responsibility when the extent of the tenant’s
responsibility for such repairs has been determined, it is then
necessary to ensure that the work 1is adequately carried out.*

The casual reports of defects should be supplemented by
systematic and regular inspections of all property 1including the

*terior and common parts by a person trained to recognise the
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necessity for repairs. All properties should be inspected when
they become vacant and a note made of defects djiat should be
remedied before new tenants move iInto them. (Rowles, 1959: 144)
However this is made difficult in Kenya given the acute shortage of
housing where prospective tenants are desperate to move in.

Macey (1982: 400) states that by prompt and efficient tackling
of such defects, the management will not only effect direct
economies but will also make indirect savings from the tenants
response in the shape of better care on their part. Where there
are difficulties the maximum should be either that repair will be
done promptly or the tenant will be given a sensible reason why
this is not possible.

Miles and Syagga (1987: 6) indicates that the types of
maintenance can be classified iIn many ways but three of the most
useful for management purposes are as Tollows:-

i) By the size and nature of the works to be executed. This 1is
based on the amount of maintenance expenditure and the
category of maintenance, Tfor example, the maintenance of
essential services.

i) According to the process of maintenance where we have planned
preventive maintenance, planned corrective maintenance and
unplanned maintenance.

11j) According to an Expenditure Budget which 1itemizes cyclical

maintenance and occasional maintenance.
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Preventive and curative maintenance work can only be carried
oUt economically when 1t is the responsibility of,._lessor. Such
generally concerns the communal 1installations in the building, the
buildi.nS 1i1tself and 1its main bearing elements. Preventive
maintenance includes regular checking of the buildings communal
services and mechanical installations. The frequency of checks
varies with the needs of the equipment concerned. Parts out of
order will be repaired. It is continuous and systematic. Its
purpose is to keep the installation in working order. Preventive
maintenance covers work outside the scope of preventive maintenance
such as repairs to main structural elements and to central
installations at fixed intervals, replacement of parts and all jobs
required to keep them in working order. It is economical and helps
to concentrate building and craft work and guarantees the labour
force continuous employment.

A maintenance manual which provides a record document for the
building with data on the materials used 1iIn 1its construction
together with guidance on recommended maintenance procedures could
form the basis of a planned maintenance scheme. Householders
should also be supplied with iInformation of a less technical
character which 1is easily understood to enable tenants to obtain
Maximum results from costly equipment. These maintenance handbooks
re Particularly desirable when new houses are Tirst occupied and
1 is also important that the technical content is the subject of
ClnSe collaboration between the architectural design team and

na8ement staff. The preparation of the building manuals 1iIs a
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very tedious exercise and most of the architects are not prepared
to undertake the exercise.

Apart from the apportionment of tenant and landlord
liabilities with respect to repairs, the main decisions affecting
maintenance as part of management control relate to the standards
to be upheld. If these are too high, the expenditures on repalrs
and improvements will be greater than necessary and so depress the
financial return from the estate; 1f the standards are also too
lov, on the other hand, obsolescence and a decline in value and
usefulness may result (Thorncroft, 1965:186).

The housing manager should therefore always try to use
resources available for maintenance in the most economical way so
as to maintain the structural safety of buildings and to provide a
reasonable return on capital assets while providing an acceptable
living or working environment Tor the occupants. This 1is only
possible if the building had been appraised at the design stage, as
stated earlier so as to determine the 1initial and 1long term
maintenance costs, since maintenance should not be seen as a
Cinderella activity.

Miles and Syagga (1987: 85) note that a competent manager
should be in a position to state where, when and how much should be
sPent on maintenance through such techniques as cost-in-use,
discounted cash fTlow and cost-benefit analysis. In the private
sector the level of maintenance expenditure 1iIs determined by the
desire to maximise returns on a stream of property services while

n the public institutions levels of maintenance may be related to
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amenity maximisation rather than profit. However, not every aspect
Of building deterioration 1is capable of being.- improved by
maintenance, as other factors can intervene such as obsolescence or
neighbourhood deterioration. So the philosophy of pegging the
level of maintenance expenditures to rental value may not be
appropriate in all circumstances particularly 1iIn rent controlled
properties, cooperative housing, service tenancies or public
institutions that earn no rent.

The planning and control of finance 1iIs an iImportant aspect of
maintenance management not only for the control of maintenance but
also to demonstrate that the owners are getting value for the
housing and that the maintenance proposals justify the funds
requested. A certain amount each year may be set aside or
contributed to a repair fund iIn respect of each dwelling to which
the housing account relates. The contributions may be of a fixed
amount of each dwelling or vary between different sizes of
dwellings or between properties of different construction times.
Alonso (1959: 141) argues that the purposes of a repairs fund is to
spread the expenditure on major times which do not occur every
year, and also to build up a reserve in the early years of building
t provide for the time when heavy expenditure 1is needed.
Provision must be made also for the renewal of fittings which have
an estimated life shorter than that of the building itself.

A United Nations report (1969: 63) on housing maintenance and

dernisation estimates the annual maintenance expenditure in

Zechoslovakia and Poland at about one-third, and about two-fifth
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Jjn France, between one-third and two-fifth in Sweden, one-third 1in

Russia and three-quarters in the United States of_America, of

investments iIn building of new dwellings.

The same report contains research work on maintenance problems
carried out iIn Yugoslavia which yielded the following average
findings:-

(@ in the course of the utilization life” 82 percent of the house
items requires maintenance;

@D the value of the items maintained represent 40 percent of the
total 1i1nvestment;

(© of the total of the values maintained, iInvestment maintenance
accounts for 89.8 percent and current investment for 20.2
percent6;

@ of the total value of an item maintained, a building requires
46.1 percent, a fTlat 49.1 percent and common areas 4.8
percent;

(e of the total value of those 1items, constructional parts
account for 18.8 percent, installations 43.3 percent and

connections 1.5 percent.

The durability of a particular Item is ascertained on the
besis of the established standards and guarantees iIn respect of the
Particular type of materials used. In the sare oountry
investigations shov that:-
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(@) the average durability of all items is 33.7 years;

() due to the differences in durability of the items jnaintained
the average volume of exchange ascertained is 86.9 percent of
the value;

(© the coefficient of the cost increase for an item on exchange

in relation to initial 1installation is 1.161.

It is on the basis of the factors governing the volume of
maintenance costs for the whole of 1its utilizable 1life can be
calculated using the corresponding determinative measures expressed
in the following equations:

@ for the particular item of a house
TR PT x BZ x 100

\Y

(b) for the whole house

TZ PTi x BZi x 100 TR#TRjTRj .... TR,2

where
TR maintenance costs in respect of a part or
a fTitting of a dwelling house fTor the
whole utilizable life of a house
PT the value of the vrespective part or
fitting of a dwelling house
BZ the number of exchanges of the respective

part or Tfitting obtained by dividing the
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duration period of a house by the
duration period of the item,.In question
\Y = the total value of a dwelling house

TZ = the total maintenance cost

The ascertained maintenance costs for a particular dwelling
house represents the sum of maintenance costs for 1Its parts and
fittings.

In Kenya the Ministry of Public Works, has recommended that 2
percent of the cost of constructing a house should be set aside for
maintenance and repairs. Expressed in terms of rent then no more
than 25 percent of rent collectable should be spent on the same.
(Syagga, 1979: 30).

Rowles (1959: 47) contends that maintenance and repair of
common parts of an estate can cost considerable amount. For
example, provision must be made for clearing of courtyards, stair
cases, lifts and windows, on the staircases and communal rooms as
well as any other public facility provided iIn the estate. Some of
this work may be done by tenants themselves and some by the estate
porters. The [lighting of common parts is also an important item
and the proper maintenance of lighting circuit, for the replacement
°f burnt out bulbs and the prompt repair of any defects. Grassed
areasi suburbs and flowerbeds, hedges and any grass verges should
receive regular attention. The maintenance of fences and gates and

dny Private roads are important items of maintenance. Provision
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mUst be made for this expenditure when Ffixing rents as i1t 13
generally better for the landlord to keep these iItjns iIn order.

However, this 1is an area where the management can greatly
reduce costs by properly organizing and persuading tenants
participation. Weekly and fortnightly competitions can greatly
encourage the tenants to maintain areas adjoining their dwelling
whatever method is adopted by the management for the maintenance of
common parts. What is certain is that damage leads quickly to more
damage, as litter attracts more, that things such as broken fences
and trampled hedges shall be promptly attended to and that
unsightly corners shall be cleared before they become established

as dumping grounds.

Securi tv

Security planning begins with the perimeter of the estate to
be protected. A complete inspection of the extension of the
compound should be made to search for potential danger spots. The
Institute of Real Estate Management (1981: 151) points out the
itens warranting special attention as fencing, loading docks,
entrance and exits, guard services, windows, fire escapes and
ro°fs, exterior lighting, landscaping and parking lot/garage.
Positioning of security with the security office being the command
°f most of the estates security systems.

The British Standards |Institute (1984: 14) argues that
niaintenance operation are sometimes used as a cover for minimal

®@tivities, contractors should be required to provide their
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op6rations with means of identification and appropriate checks
should be made. Occupants should be warned of the dangers posed by
scaffolding. Security guards at the gate should record all
visitors to the estate and make sure all goods getting into and out
Of the estate are authorized by the housing manager. This not only
reduces theft but also controls subletting. Records of security
measures should themselves be subjected to security or the
effectiveness of the measure will be impaired. Names, home
addresses and telephone numbers of key holders, details of master
key systems and details of 1intruder alarms and other security
systems should be kept strictly up to date and made proper
security. (British Standards Institute, 1986: 15). The estate
residents must Tirst and Tforemost appreciate the importance of
various security procedures which in some cases seem time wasting.

This iIn return will encourage the security to be more strict with

all visitors .

Work Execut ion

Macey (1982: 134) gives alternative methods of work execution
& those by contract or direct labour. Direct labour organisations
are set up with the object of getting work done more cheaply than
~contract. However, this might not always be so because of the
aministrative costs involved in maintaining the direct labour
Apartment. A labour force of any size necessitates the provision
of Workshops, canteens and sanitary Tacilities for the men and

ad:’\guate arrangements for safe storage of stock and equipment.
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There must be an efficient system of stock keeping and the stock
should be checked regularly.

Rowles (1959: 148) on the other hand, contends that in case of
public authorities where the direct Ilabour force may not be
employed exclusively on housing work, there should be an
arrangement as to the priority of housing repairs in relation to
work required on the other property owned by the authority. There
is considerable advantage with direct Ilabour of being able to
switch men from one job to another at short notice iIn an emergency.
However, decentralization of such Qlabour is necessary 1iIf the
authority’s estates are widely scattered to cut down on travelling
cost and time.

Rowles (1959: 148) however, 1indicates that whatever method 1is
employed for carrying out work of vrepair, supervision 1is all
important. With direct labour force of any size, supervision will
probably be the province of a general foreman or building
superintendent who should ensure that adequate labour fTorce is
available and arrange 1iIn cooperation with the housing manager, how
best to use it. This, therefore, calls for the employment of a
skeleton staff iIn the estate management departments.

Another aid to maintaining the desired strength of the Ilabour
*°rce is to set up a good apprentice training scheme. All building
trade teams of sufficient size should carry a number of building
trade apprentices. If the work of the force 1is confined to
naintenance, the necessary extra training can probably be arranged

WIth another department that tackles new building work. The
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maintenance staff should attend organized courses to enable them to
efficiently learn other trade skills to enable them undertake
their own associated work so as to avoid the need for other
tradesmen to cut or make good holes or touch up paint work.
Refresher courses are necessary so that the maintenance labour
force keeps abreast with the technological advancement in the
construction industry. Finally all work requires checking and spot
checks on any maintenance work should always be carried out so that
note i1s taken of poor and good workmanship. Any poor workmanship
should be rectified immediately as this saves the management time
and cost on top of reducing unnecessary number of visits to the
dwelling house.

The United Nations report (1969: 18) indicates that the size
and composition of the labour force required by a housing authority
must depend upon the number of houses, their geographical
distribution, the standard set by the responsible committees, the
division of responsibilities between Ilandlord and tenant, the
amount of work placed with the contractors and many other Tfactors.
The staff requirements derive from the managements programmes~’
objectives and are related to size of the development. It must be
recognised that 1in a smaller development one man must have a

multiplicity of funct ions.

Table 2.1 illustrates a comparison between members of staff
10
jca two-thousand housing unit development and a two-hundred
using unit development. The table shows that a housing manager

Ould be engaged for as few units as two hundred. This is done in
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recognition of his important contribution. Management assistants
aTe required 1in the 1initial occupancy and pre-occupancy stage for
tenant selection, fTunctions relating to education, social work and
home economics. The superintendent under the supervision of the
manager plans what must be done, how and by whom. It is here that
the planning and organization of the maintenance work is
undertaken. He organizes a system of receiving and handling tenant
requests for house maintenance and iInitiates house inspection even
if not requested by the tenant. The superintendent iInstructs his
staff on the handling of emergencies. It is under his office that
all the other general hands such as cleaners, gardeners, guards,
maintenance men, painters, labourers and others take their
instructions. Staff members should know exactly what 1is expected
of them, that 1is, the job specifications should be accurately

described iIn writing.



60

fable 2.1: Comparison of staff required for a 2000-unit

development and a 200-unit development

Empl°eyee functions/
title

Manager

Manager Assistants
Management
Assistants
Receptionist/Clerk
Book Keeper/
Accountant
Stenographer
Typist/Clerk
Superintendent
Assistant
Superintendents
Stenographer/Typ ist
Stock room

Head Porters
Porter/Cleaners
Labourers (a)
Security guards
Painters
Maintenance men
Exterminator
Gardener

Elevator mechanic

(b)

2000 unit development 200-unit development
No. of Employee No. of title
employees function/tille employees
required required

1 Manager 1
1
4
1
1
1 Management aid/ 1
Book keeper
1
1
1 Super intendent 1
2
1
1
2
20 Porter/Cleaner 3
2
5
2
7 Maintenance men 2
1
1
1
60 Total 8

Total

@ Seasonal as needed; () If there are elevators

Source: United Nations, 1969: 19
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Riding Records

Much of the guidance regarding the need for records, their
preparations, use and content is common to both buildings and their
engineering services. They should Tform part of the archives
associated with a building and i1t is important that they should be
kept. Good records can save owners and occupiers unnecessary
expenses and reduce potential hazards in exploration work when
faults arise. By giving information regarding hidden details of
construction, they can help to avoid seemingly innocent actions
which may adversely affect the performance of the building (British
Standards Institute, 1986: 8).

Macey (1982: 468) says that because of the pressure of work
and often lack of foresight, insufficient attention is paid to the
establishment and maintenance of adequate property records and to
the easy accessibility to those members of staff who need to refer
to them frequently. The result 1is that certain operations take
longer than they should and sometimes mistakes occur because
decisions have been taken on the basis of the out-of-date records
or even of fTaculty recollections.

Macey adds that records can fall into four classes, that 1is,
visual records which includes architect’s drawings and photographs.
There are both historical and help to settle disputed points.
Secondly there are the cartographic records which include maps and
P an for purposes of Ilocating details. Thirdly are written or
rmted records which include technical descriptions of materials,

,ethods of construction or installations used. Finally are the
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statistical 1information which includes the site areas and its
costs, development cost TfTinancing details, and types of dwellings

prov ided .

ppfn.se Disposal

Great care should be taken at the planning stage to ensure
that hoppers, chutes, refuse chambers, individual dust bins,
dustbins iIn the estate’s compound, the garchey or any other
collection system 1in use, are designhed to the appropriate standards
and are not located so as to cause a nuisance or annoyance to both
the people 1iIn the estate and those collecting the garbage for
disposal .

If there are to be receptacles 1iIn the yard or ’dust bins
enclosures” their sitting calls for the utmost care. The positions
[:l‘qlmjmust be studied in relation to the entrances to the blocks
ad the exits from the yard and the probability that much of the
rubish will be carried and deposited as the carrier is on one’s
Way AUt of the estate. This ensures that all containers are in use
(eey, 1982: 1X).

Another important consideration iIn the design is the rate at
which the 1local authority empties the bins. If the accumulation
rate is higher than the emptying rate then the collection points
should be sited further from the houses to avoid bad smells from
*he accumulated garbage. Alternatively, the management should

°nsider supplementing the local authority effort of emptying the
bins,
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A Tierce fTire swept through Ffire houses destroying
property worth hundreds of thousands shillings and
rendered several fTamilies homeless ... lack of water
hampered the fire-fighting as it had to be fetched from
neighbouring houses .... (Kenya Times, May 17th 1985: 5)
Two children were burnt to death when fire razed at
a house at Huruma Estate 1in Nairobi .... (Kenya Times,

May 18th 1989: 3)
These are day-to-day newspaper headlines in Nairobi and other urban
areas where precious life and property is daily destroyed by fire.
Despite claims to the contrary no building 1is Tire-proof. The
Institute of Real Estate Management (1981: 165) contends that the
threat of fire exists in every building and 1is special concern to
people In more than one-storey buildings. Although in reality fire
IS a rare occurrence, everyone who works or occupies a building
must be prepared to act quickly iIn an emergency. Nzioki (1990: 15)
maintains that it is an established fact that many of the Tfires
that results iIn loss of life or severe injury could have been
prevented if people had known how to protect themselves 1iIn a fire.
Fire control programmes should be reviewed with the tenants and
employees regularly so that new comers become fTamiliar with it. At
the very least, all 1inhabitants must know the location and use of
fire exits. The manager’s chief responsibility in a fire control
Program is to establish a relationship of full cooperation with the

local department.

Permanently installed fire system consists of minimally, a

~“re house and pump system, carbon dioxide, dry systems and

sPrinklers while portable supplies include fire extinguishers,
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flashlights and lanterns, insulated clothing, hearty tools and any
Other supplies considered necessary. These can be stored on a cart
fOr immediate use, easy and quick movement. Regular inspection of
all fire fTighting equipment will ensure that items are ready and
functioning at all times.

The British Standards Institute (1982: 12) pins the
maintenance works as the origin of a significant number of fires.
Methods of work that introduce possible fire hazards, such as the
use of bottled gas, should be avoided, otherwise appropriate safety
precautions should be taken. In all cases extinguishers of
appropriate type should be provided at the point of work. The
institution also notes that the records should contain all
information relating to fire. More effort should however be laid
on the iImportance of acquiring some knowledge on prevention and
fighting of Tire. This is a difficult task given the general

apathy by tenants on these issues.

Insurance.

The property or estate manager must function to some degree as
fisk manager. He has the responsibility to his client to identify
tte risks inherent in owning real estate and suggest ways iIn which
they may be reduced to the minimal objectives. Risks can be dealt
With through prevention which is not always possible or economical,
N—-insurance which is usually not feasible or approach which
oiVes transferring the risks of the disastrous events. Hence

Managers must be fTamiliar with the type of insurance coverage
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vail 1 e anc* able to explain to their clients the amount and
kinds of insurance advisable for specific situations.

The institution of Real Estate Management (1981: 260) divides
the rISK that can be insured against fire into two general
Gauxxxies: Property loss and liability loss. Adequate insurance
agaﬁfiiproperty loss is the fTirst requirement. This principally
INVOIVES  insurance against the risk of fire. The institution
further argues that although not appropriate for all types of
progerty, specific hazards insurance should be considered whenever
these coverage are essential to protecting the investment. This
aOEersS flood, earthquake, sprinkler Ileakage, water damage, glass
and boiler and machinery risks. Finally when insuring against
prooerty loss the manager should consider the rental property
operation coverage. This requires the manager to be familiar with
the policies pertaining to fire arts, accounts receivable, valuable
PAEYS or rental value insurance.

Under the liability insurance the Institute of the Real Estate
Management (1981: 266) note that the very existence of rental
estate are the maintenance responsibilities attached to it.
Subject to the property owner to the risk of third-party chains.
Property damage on liability insurance is also essential. Others
include general insurance, theft insurance and TfTidelity bonds and

tor vehicle 1iInsurance. However, properties 1in Kenya are only

Insured against fire being the only insurance policy they are aware
of.
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N jranisation Structure

Organisation is the process of building a framework to achieve
g}als (Kithinji, 1987: 57), Koontz (1984: 230) states that the
result of organising is an organisation which has been variously
Refined as ™"a formalised intentional structure of roles or
position”. Austen (1984) defines organisation as the division of
work among people whose efforts must be coordinated to achieve
specific objectives. On the other hand, Walker (1984: 17) defines
organization structure as the relationships of the members of the
organisation and hence 1i1nfluences thelr responses to the demands
placed on them. It is the mechanism through which management
directs, coordinates and controls the business.

The organisational structure, whether of a private or public
institution determines the line of authority as the right and power
t act usually fTollowing down from the top to the lower levels as
to achieve desired objectives. In most activities the authority
and responsibility are greater at the top and diminish at each
successive lower level of management. Estate management may follow
the same authority in order to be effective and to achieve the
desired goal or group of goals.

There are certain basic principles without which a given
structure will have deficiencies iIn carrying out management. The
first one i1s unity of command principle which requires that no one
‘Bmber in an organisation should report to more than one supervisor
N any single function. Secondly there 1is a chain of command

principie which stipulates that there should be clear line of
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authority from the highest to the lowest executive. Thirdly there
is the control principle. This gives a limit of the,, number of
subordinates that one supervisor should be iIn control of. Fourth
principle is the exceptional principle emphasizing that the routine

duties and responsibilities should be handled by lower level

managers. Finally there is the decentralized principle which 1is
closely related to delegation. This 1is the process of pushing
decision-making to the Jlower [levels of an organisation. It 1is

INportat however, to decide what duties and functions should be
centralized and what quantity and extent will be iIn central
control . Decentralization is Tfeasible where speed of making
decisions 1is required and subordinate executive have reasonable
amount of skills and competence.

Along these principles there 1is need for good patterns of
organisation. IT the pattern of organisation 1is i1ll-designed, 1if
it Is a makeshift arrangement, then the management is rendered
difficult and therefore ineffective. IT on the other hand, 1t is
logical, clear cut and streamlined to meet the present day
requirements then the TFirst requirement of sound management have
been achieved.”

Brech (1959: 20) says that the principle functions performed
by the manager in an organisation are planning and execution both
Evolving utilization of resources to achieve fTixed goals or
targets. The resources are money, materials and people. Functions

Planning and execution are achieved through the Tfollowing

Sequence of events: forecasting, planning, organising, commanding,
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cOOrdinating and controlling. Brech (1959: 12) contends that these
processes are inseparable, related and depend on one another. The
central link of all these is coordination. The manager should be
trained in planning, organising, motivating, coordinating and
controlling the work of the other people. As he cannot do all this
alone he has to concern himself more with 1iInitiating activity and

making final decisions and coordinations.

Tha Management of Public Estates

Apart from their ownership public estates have little Iin
aOmMn. They vary in size, character, management, organization and
t a surprising degree in policy objectives. Neither is the extent
of public control the same for all of them. However political
control is less pronounced 1In the quasi-public estates where
ultimate authority rests upon a coalition of public and private
interests.

The fTirst distinction iIn the management of public estates is
between those that are responsible to central organs of the
government and those that are controlled by the semi-public bodies.
The former have land interests throughout the country and are often
obliged to decentralise control through regional and area offices;
the latter, on the other hand constitute of a number of autonomous
bodies with interests in specific areas mainly urban centres. The
Sec°nd line of division between public estates, which is employed
0 form manageable estates follows chiefly the areas of function;

ach public service of quasi-public services, uses the property
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assets allocated to it to carry out its fTunction, iIn the same way
flSother business enterprises. Though the government ,-omms land in
the country 1t 1is not uncommon to find very large or too small
estate units which do not ensure efficient management. However,
for both the public and private sectors the cardinal 1issue is the
functional needs of each unit rather than the management of public
estates.

As far as estate management 1is concerned, the principal
features that distinguish the different public estates are the
major policy objectives of the functions to which they are
comritted. They vary between three main objectives:-

Dthe provision of a direct public service;
ii) the provision of an indirect social service;
IIl) the provision of a commercial return for the public exchequer

(Thorncroft, 1959: 350).

This contrasts the private estate whose chief aim 1is usually
maximum profitable return. Those providing the direct public
service 1include all public property in direct use for public
Purposes such as defence, education or health. Indirect social
services include public housing estates with subsidised rents.
Commercially managed estates serve the public as a whole by earning

an income which goes to meet the cost of public expenditure.

an”™ Private Estates

Tl‘(lU] it is not the ownership but the management of estates

whiCh e . L _ . .
is significant, it is possible to point out three important
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patters where the difference between public and private estate
ownership is reflected on the basis of management.

The Tirst is the size of the estate unit. Whileit istrue
that there are public and private estates of almost every size
publIC estates have the advantage of being able to expand where
there are managerial, economic and social advantages in doing so
through the power of compulsory acquisition.

Secondly, both public and private estates aim at deriving the
maximum use and benefit from their property assets but whereas the
private owner measures his gain 1iIn terms of profitability, the
public estate manager sets his sights on a schedule of properties
which may change from time +totime and times may not differ much
from the aims of a private estate owner. Thirdly, there are
differences between the organisation of public and private with the
former being subjected to a lot of political control.

Thorncroft (1965: 367) argues that most of the managerial
problems encountered on public estates are no different from those
on private estates. He further maintains that whatever the
Physical, legal or economic structure, the policy objectives or the
organisation, the functions of management to forecast, to plan, to
direct, to coordinate and to control remain the same. There are a
number of exceptions, however and even when the problems are
Snilar, the approach is often different. The principle problems
arise from the estate management functions as discussed in earlier

ec*ions of this chapter, some of which are nature of new
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ccommodation; priorities of applicants for letting; rent; estate
supervisi®°n» maximum use of accommodation and maintenance.

In conclusion, it iIs iImportant to note that, the foundation of
o 0d, effective and successful management 1is a sound organisation
structure which ensures the unity of command and a clear definition
Of duties and responsibilities for every position established in
the organisation. An understanding of this and the estate

menegeme Tt functions as discussed in this chapter will ensure the

canfortable and the residential environment for the residents.

Summary

The conceptual framework under which the KBL and KPC and MoPW
estate management practices were studied centres around the various
estate management concepts and activities discussed above. In lay-
out and design concept it was noted that the manager’s experience
IS important to good design since designs extensively affects
operations and therefore there is need to maintain a file of design
e*periences. The views of the manager, his staff and tenants

ehould form part of this file.

The serious shortage of housing in Kenya, it was noted, makes

[gnhne
Ing or selection of tenants a critical issue. Selection policy

therefore be based on priority for those in greatest need,
houses whether publicly or privately-owned. The selection

Policy
adopted should be beyond public criticism.
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Pre-occupancy education is important because it ensures that
prispective tenant is fully aware of his obligations and those of

landlord. The tenancy agreement should be discussed with the
tenant before it is signed.

Flexibility in the management of the housing estates 1is also
desirable to ensure the best use of existing accommodation. The
physical provision of a house 1is not enough. The health, Tamily
feelings and emotions, type of social contents and relations with
neighbours and other members of the society are equally important.
This requires a staff who 1is purely concerned with the social
welfare of the tenant.

The rent collection method adopted should be acceptable to
both tenant and landlord and does not have to be a generalised
policy. Again the physical provision of a house is not enough. It
has to be maintained to ensure that it is tenable. A comprehensive
maintenance programme should be devised at the onset and adhered to
during the life of the building. Methods of work execution should
also be as economical as possible. Direct labour is preferred for
large estates. Proper building records greatly contribute to
economies of scale.

Vandalism or cases of theft iIn an estate greatly degrade the
status of an estate and demoralises the estate residents. It 1is
hPortant that the management 1is very aware of the security risk

enherent in an estate and adequate precautions devised.
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Knowledge on prevention of fire both by the management and the
tenants is paramount. This should go hand in h*nd with the
knowledge of the various necessary insurance policies.

Finally, a well designed organisation structure is desirable.
Acoordinated organisation makes management easier and effective
and in essence fulfils the first requirement of a sound estate
menageent.

The aspects above have been grouped into nine domain or
indices which form the estate management ideals under which the
field research findings have been analyzed and evaluated in the
subsequent chapter. Against each one of the indices the terms
strongly dissatisfied, dissatisfied, undecided , satisfied, strongly

satisfied have been used to show satisfaction levels.
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"QQTHQXES

This is the person to whom lease is granted or a joint owner.
Lecture notes on tenants selection methods for land economics
students, University of Nairobi, 1987, by S.E._Kituuka.

Ibid.

The iInformation was obtained from the Building Research
Establishment Paper of 1974.

The utilizable life of a building has been ascertained to be
one hundred years.

Current maintenance refers to all major medium repairs of
dwelling houses and especial ly the maintenance repair and
expenditure of fundamental elements and Ffittings of houses
while 1investment maintenance consists of minor repairs to
house plus minor expenses in direct connection with the use of
the house.

Lecture notes on management Tfor housing administration and

building management students, University of Nairobi, 1988, by

S.E. Kituuka.
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CHAPTER 111

RESEARCH FINDINGS

Int roduct 1on

This chapter 1is presented In two sections. The first section
deals with the method of data analysis where the grouping of
variables forming indices is discussed. The second section dwells
on findings which is further sub-divided into two subsections for
each iInstitution. Subsection one introduces the case study
(institution) while subsection two gives detailed research

findings.

Methods of Data Analysis

Data was analyzed using the Statistical Package for Social
Sciences (SPSS). To enable the easy use of the SPSS and for the
purpose of data reduction, nine domains were identified to
constitute the core of attitudinal and satisfaction variables on
residential environment 1iIn this study. All variables which have
been defined at having the same underlying pattern were grouped
together to construct an index.

The nine domains or indices 1identified to cover various
asPects of estate management and under which the Ilevel of

Residential satisfaction was sought in this study are discussed
be low.
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Satisfaction with dwelling unit.

This aspect groups 1issues on the quality of shelter, or
dwelling units. Included in this were variables on
satisfaction with various aspects of dwelling unit such as:
the size and number of rooms, kitchen and cooking areas,
laundry and washing areas, bathroom and toilet, and
satisfaction with brightness or natural sunlight inside the

unit, and ventilation of the house.

Satisfaction with house allocation procedures.

The second aspect 1i1dentified was related to the house
allocation procedures. Under this the variables with the same
underlying patterns include the system used for the allocation
of houses, exchange and transfers, housing agreement
conditions, the amount of rent forfeited and period taken on

the wait ing list.

Satisfaction with the public facilities.
The third aspect concerns 1issues related to public facilities,
variables which have been i1dentified to have the same
underlying pattern include:
satisfaction with recreational facilities,
children playgrounds,
public parking space both for vehicles and bicycles,
satisfaction with safety and security system,

fire protection system and their maintenance,
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garbage collection, and

libraries

Satisfaction with location aspects.

The fourth underlying aspect among the satisfaction variables
in this study 1is related to quality or convenience
location. Variables 1i1dentified as having the same pattern
were those related either directly or indirectly to t#e
locational aspects of the housing estate. Thus, 1included are
such variables as satisfaction with distance to work, the
distance to school, accessibility of a public telepfaone
service as well as variables such as satisfaction with
electricity supply, street light at night, the water supP*y

system, accessibility to shops and markets, mode and convince

of public transportation, and distance to health clinic.

Satisfaction with neighbours.

This iIndex represents the respondent’s attitude towards anc*
satisfaction with their neighbours, variables which have b een
identified to have the same underlying pattern are Tound in
such questions as those asking whether the respondent thin”s
his/her neighbours are friendly, helpful, can be trusted or
whether he or she thinks they have similar interests, a
similar social - economic status, a similar occupation, an”™ a

similar educational background.
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Satisfaction with environmental conditions

The sixth aspect concerns issues related to the quality
environmental conditions. Included 1iIn this aspect are
satisfaction variables on environment such as: noise from
neighbours and from near by places including factories an®
traffic from highways, smoke and odours, cleanliness of
estate, privacy, roads and walkways, the drainage and water

supply systems.

Speed and level of maintenance.

This 1ndex represents the respondents attitude towards Tt
maintenance work carried out 1in his dwelling unit. inc Lu(len
in this aspect are satisfaction variables on the ma intefiance
procedure such as the Ilocation of the maintenance office * tie
bureaucracy before work is done, the quality of

maintenance work and speed of response by the mainte<iance

team.

Tenants welfare.

The eigit aspects concem iIssues related to the ge<ieral
welfare of the teants. Indicative variables of satisfyc”™ an
a this 1ndex Include the existence of woluntary assoc 1a ™ "as
In the estate: the services provided by the associations * te
aPPoimtmenit or election of officials, clubrooms and “Ye
Maintenane of the facilities provided.
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Conditions of the dwelling unit.

Finally the ninth index was identified as the conditions of
the dwelling unit. This aspect groups issues on the state of
shelter or dwelling unit. This 1involved the examination of
several components of the building such as: weather the wall
has cracks, white deposits, the state of the paint and plaster
and if 1t is damp, whether the roof is leaking, timber rotting
or sagging and spreading, whether the ceiling has dirty marks,
is sagging or has come off; on windows -any timber rotting,
metal rusting or broken panes. Other components included under

this 1iIndex are Ffloors, sanitary fFittings, electric fTittings

and locks.

An index value with possible values ranging from 0.001 to
5.000 and 1iIn percentage from 0.1 percent to 100 percent 1is the
average score of the values iIn each iIndex. The 1index score ranges

are presented in Table 3:1.
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Ranges
Response Percentage
Strongly Dissatisfied 0.001 to 1.000 0.1 to 20
Dissat isf ied 1.001 to 2.000 2.01 to 40
Undecided 2.001 to 3.000 40.1 to 60
Sat isf ied 3.001 to 4.000 60.1 to 80
Strongly satisfied 4.001 to 5.000 80.1 to 100

Source: Compiled by the Author

The above measure 1is applied to all the indices except the
ninth index under which the condition of the building structure is
discussed. The tables drawn here attempt to show the percentage
incidence of structural defects on various components of the
building structure. The percentages presented in the tables on the
condition of the building structure are out of the total number of
dwelling units visited during the survey. This 1is done for each
cae study that is Kenya Pipeline Company, Kenya Breweries Limited
ad the Ministry of Public Works in that order.

After the construction of all the indices separately, there is
an attempt to compute the final index score to measure the overall

Uality of the current residential situation for each case study

The Tfinal 1ndex score 1iIs the
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unWeighted average score of the eight indices, that is satisfaction
indices on dwelling unit, neighbour’s house allocation.procedure,
public facilities, environmental conditions, estate maintenance and
tenants welfare.

Marquis de Laplace (1820) noted that in order to recognize the
best of the treatments in use 1in the healing of a Malady, it Iis
sufficient to test each of them on an equal number of patients
making all the conditions exactly similar, (Lapin 1982:525). It is
for this reason that the study then embarks on the statistical
application, the analysis of variance to illustrate the salient
aspects of the quality of the residential neighbourhood. By the
employment of °F~” distribution, this procedure achieves its goals
by comparing sample variance, that 1is, analysis of variance uses
sanple data to compare several treatments to determine if they
achieve different results.

The desired sample size for the study was 150 dwelling units
with an equal distribution of 50 dwelling units per each case
study.- Systematic method of sampling was adopted for each case
study so as to arrive at the 50 dwelling units. For every question
the respondent had the option of either indicating strong

dissatisfaction, dissatisfaction, indecision, satisfaction or

strong satisfaction.
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CASE STUDY NO.1

THE KENYA PIPELINE COMPANY

i Tntroduct ion

The Kenya Pipeline Company is a wholly owned Kenya Government
Company incorporated on 25th September 1973. However, like many
OﬁH'corporations in Kenya, 11t is run on commercial basis/lines
with a clear motive of profit making. This 1is the reason why it 1is
categorised in the semi-public sector in this study. In 1978, the
pipeline was commissioned for pumping refined products from the
Kenya Petroleum Refinery in Mombasa to a Terminal in the Industrial
Area OF Nairobi with branch to Embakasi terminal Airport. The
Company does not own any products but received a tariff based fee
from the pumping of the products.

The pipeline to Nairobi is four hundred and fifty (450)KM and
rises to about one thousand and six hundred and fifty (1,650)
metres iIn Nairobi with the highest point of about one thousand
seven hundred (1,700) metres near the TfTour hundred (400)KM point
from Mombasa. Intermediate pump stations are provided at three
=ocations, Pump Station (P.S.) 3 at Maungu, PS 5 at Mtito Andei and

7 at Sultan Hamud, equally spaced between two ends of the line.
Provisions have been made for a Tfurther four booster Pumping
Nations to be built at a later date iIf product demand requires it.
These future stations PS 2 at Samburu, Manyani PS 6 at Kibwezi and
PS R

at Ulu are located at the half way points between the existing

IOns. The pumped products are received at the terminals. The
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main terminal (PS 10) 1is located in Nairobi Industrial Area and
forms the end of pipeline. The second receiving terminaJL (PS 9) 1is
Embakasi terminal adjacent to Nairobi International Ailrport. The
Embakasi terminal is about seven km up-stream of the Nairobi
terminal and is simply a take-off point on the main pipeline.

The four pump stations PS1 PS3, PS5 and PS7 are all
essentially identified with the exception of PS1 which has
additional equipment associated withbeing the First pumping
station on the line. Each of the three intermediate pump stations
is operated remotely from Nairobi Terminal, but each has a local
control station which 1is manned. PS1 1in addition to the required
pumping machinery also houses offices and workshop TfTacilities to
support the maintenance of the pipeline.

The future pumping stations PS2, 4, 6 and 8 are simply fenced
and guarded compounds with a 50 metrerun of the main pipeline
above ground. Each station also has a small thermoelectric
generator and half tonne Tfixed gas cylinder for powering the
cathodic protection station.

Most of these intermediate pump stations, both operational and
future stations, are situated iIn small market centres and some in
totally remote areas. Out of necessity, therefore, the company had
t° provide suitable houses for the personnel manning all these

stations.

At pump station one (PS1) which 1is located adjacent to the
Ke

ya Petroleum refinery at Mombasa, about four (4) KM form the

Alrican Coast, the company has a housing estate with 100
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Nuses for the staff working at that station. At the iIntermediate
operational pump stations that is 3, 5 and 7 each has 15,_.houses for
tke station workers and plans are under way to increase this
number. Each of these houses has 3 bedrooms, a sitting room and
dining room, kitchen, toilet and a bathroom. They are also fully
furnished. The company has also provided social halls and canteens
at PSI, PS5 and PS7 for 1its workers.

At the future stations, that is PS2, PS4, PS6 and PS8 there
are four houses at each station for guards who ensure safety of the
pipe and other equipments fixed at these points for future
development.

The company policy on housing is to provide housing at every
post. It is in line with the policy that the company put up a
housing estate along Outering Road, that 1is the Kenya Pipeline
Embakasi Housing Estate comprising of 292 houses of different sizes
for the company staff working at Nairobi Terminal (PS10), Embakasi
Terminal (PS9) and those working 1in the head office. Nairobi area
constitutes more than half the company employees. The company also
acquired a 20 acre piece of land along Limuru Road for the
construction of staff houses which comprise for three houses for
the top company management.

The Embakasi housing estate 1is also provided with playing
r°unds, a social hall and a canteen. The play grounds and
, P°rting facilities for those iIn the intermediate pump stations are

*uated between PS5 and PS7 which is half way point from each end.

P Eldoret the company has a piece of land measuring 20 acres for
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its future oil depot. There are also houses for people manning
this depot. The company head offices are housed iIn National Bank
Building along Harambee Avenue 1in Nairobi. Table 3:2 shows

distribution of houses around and managed by the company.

mhle 3:2 Buildings Owned bv Kenya Pipeline Company

Stat ion Stores Dwellings Mach ine Canteen CI inic
Units Rooms

PS1 Mombasa 3 100 3 1 1
PS2 Samburu - 4 - - -
PS3 Maungu 1 15 2 1

PS4 Manyani - 4 ; -

PS5 Mtito Andei 1 15 2 1

PS6 Kibwezi - 4 - - _
PS7 S. Hamud 1 15 2 1

PS8 Ulu - 4 - ] -
PS9 Embakasi - 4 1 - -
PS10 Nairobi 3 292 3 1 1

Source: Compiled by author.
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b) Research Findings

The estate chosen for this case study 1is Kenya Pipeline
Housing Estate situated at Embakasi to the eastern side of the city
Of Nairobi which has two hundred and ninety two (292) housing
units. This 1is the major housing estate of the company. The
estate comprises of bungalows for the high 1income employees,
maisonettes for the middle income employees and flats for the low
income employees. There are forty four (44) bungalows, Tifty six
(56) maisonettes, while the flats consist of one hundred and ninety
two (192) units. Systematic method of sampling was adopted so as
to arrive at the envisaged sample size of 50 dwelling units from 1
to 292, starting with the bungalows, then maisonettes and lastly
the flats. The respondents were selected on the 6th unit basis.
This ensured that the respondents came from the three categories of
houses. The bungalows and maisonettes have 3 bedrooms each, a
kitchen, toilet, bathroom, dinning room and a sitting room,
however, the sizes of the bungalows being more spacious. The flats
consist of two bedroomed units (which are smaller than those in the
maisonettes), a kitchen, toilet, bathroom and dining cum sitting
room.

The sampled dwelling units were also used for obtaining
~formation required to Till in the record of observation. This
Information was supplemented by 1interviewing the iInstitution’s
t®rall management. Out of the 50 questionnaires allocated to the

°Using estate, three (3) had unreliable information as the
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espondents were relief officers from stations outside Nairobi.
Hence the research TfTindings presented iIn this case study represent
information obtained from 47 questionnaires.
The findings are presented iIn eight subsections as mentioned
srlier. Tables are used iIn each subsection which are aided by use
Of descriptive presentation. A Tinal index B computed which

aggregates all the eight indices for purposes of comparison.

i] Dwelling Unit

Table 3:3 shows the score of each variable comprising the

dwelling unit iIndex.

Table 3:3 Satisfaction Index on Dwelling Unit

Var iab le Index Score (Percentage)
Strongly Dissa- Unde- Sat is- Strongly
dissa- tisfied cided fied Sat isf i1ed
tistied

Size and No. of rooms 0 2.6 0 73.7 23.7
~tchen/cook ing area 0 2.6 0 68.4 28.9
Laundry and Washing 7.9 36.8 8.2 447 2.6
athroom and toilet 5.5 105 5.8 63.2 15.2
Jeuse Ventilation 2.8 15.8 2.8 57.9 21.2

Ural brightness 2.7 2.6 0 68 .4 23.9
lotal Mean 3.3 11.8 2.8 62.7 19.4

Source: Data based on TfTield sample of 47 respondents.

InterPolation:

-3.001 x 19.9 16.30 + 60 76.3%
4.000 - 3.001

Mean
Score

4.184
4.237
2.974
3.737
3.789
4.000

3.820
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prom table 3:3 the percentage distribution on the respondents score
for this index indicates that most respondents were quit.e satisfTied
. N their dwelling units as the mean score of the iIndex was 3.820
hich through iInterpretation gives 76.3 percent. Over 80 percent
T the respondents were satisfied while only about 15 percent were
dissatisfied.

The large measure of satisfaction by the dwellers points to
the fact that most of their dwelling requirements are being met
adequately by the present design of the dwelling units. The houses
are spacious with the smallest being the dinning room, a kitchen,
bathroom and a toilet. These good results were obtained because,
mot only does the company have a clear housing policy for 1its
employees but also made sure they had an experienced and senior
officer in-charge of the company housing estate, iIn the design
teem. The officer was able to contribute and influence the design
team as to the housing design desired for the company employees.
In addition, some employees were previously living in rather poor
quality estates in the city as indicated by their income levels.

However, the laundry and washing areas were some areas of
oovious dissatisfaction and especially by those occupying the
mai5°nettes and bungalows who felt that they were too mush in the

“PFen. They were 1inadequate for those occupying the flats.
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.J) House Allocation Procedure
X

Information provided by the estate manager indicated that the
Kenya Pipeline Company adopted a mixed development approach for its
housing estate where low middle and high income earners are housed
in flats, maisonettes and bungalows respectively 1iIn the same
estate. Hence the house allocation procedure is based on the job
grade. The agreement conditions include the paying of electricity
and water bills keeping one stair case and compound clean, no
subletting, should forfeit all house allowance, the iImmediate
reporting of any defects noticed and that the occupant should
vacate the house within three days of employment termination. The
management has however overlooked the importance of pre-occupancy

educat 1on.

Table 3:4 Satisfact ion Index Score on House Al locat ion Procedure

Variable Index Score (Percentage) Mean
Score
Strongly Dissa- Unde- Sat is- Strongly
dissa- tisfied cided fied Satisfied
tisfied
~location Policy 5.3 15.8 13.2 52.3 13.2 3.526
Agreement condition 15.8 21.1 15.8 34.2 13.2 3.079
I°tal Mean 10.5 18.4 14.5 43.3 13.2 3.302
Source: Compiled by Author from a fTield sample of 47 respondent

nterp( lat ion:

1n-3025 - 3.001 x 19.9 = 6.0 + 60 = 60%
4.000 - 3.001
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An examination of the percentage distribution of the
~ggpondents scores Tfor the satisfaction index on. allocation
procedure, in table 3:4 indicates that most of the index was 3.302
which is equivalent to 66 percent. Over 56 percent were satisfied

ile about 29 percent were dissatisfied with 14.5 percent
uncertain.

Though the mean score for this index indicates that there was
satisfaction with the house allocation, it should be noted that
this does not compare Tavourably with the satisfaction 1index on
dwelling unit, that is 3.820 or76.3 percent for the former as
compared with 3.302 or 66 percent for the latter. The relatively
lov level of satisfaction is explained by an erroneous allocation
procedure which was being rectified during the time of data
collection. This was a situat ion whereby low income employees were
occupying houses meant for middle income employees and vice versa.
Sore respondents (9.1 percent) fTelt that the allocation procedure
should be based on family sizes, that is large families should get
big houses, while small families get small houses, instead of the
current procedure which is based on income levels.

However, the study realised that more than 50 percent of the
resPondents are not aware of the housing agreement conditions since
there Is no pre-occupancy education by the estate management
dicers. For instance, the author witnessed cases where
esPondents washed their clothing on stair case while others lit

charcoal burners on the same.



public Facilities

Table 3:5 shows the population distribution ot the respondents
scOre on public facilities index. The facilities considered under
tnlS index are only those provided by the company tor the employees

residing in the estate.

Table 3:5 Satisfaction Index on Public Facilities

Variable Index Score (Percentage) Mean
Score
t - — . -
Stronaly Di ssa- Unde- Satis- Strongly
dissa- tistied cided tied Sat istled
tisfTied

Maintenance ot

Feci lities 5.3 18.4 28.9 34 .9 /.9 2.94/
Children Playgrounds 23.7 7.9 52.6 7.9 7.9 2.237
General Playgrounds 15.8 5.3 60.5 18.4 0 2.263
larking Space 0 0 0 76.3 23 ./ 4.23/
Security Systems 2.6 5.3 18.4 50.0 23 ./ 3.73/
Fire Protection 26.3 13.2 39.5 18.4 2.6 2 .316
garbage Collection 10.5 2.6 14.2 36.8 15 .3 3.132
Libraries 447 15.8 31.6 5.3 2.6 1.895
=°tal Mean 16.1 8 .6 33 .2 30 .9 10.5 2.845
In. Source: Compiled by Author from field survey.
nterpoiation:

2a45 - 2.001 X 19.9 = 16.8 + 40 = 56.8%

3.000 - 2.001
e j. ) )

Istribut ion, on average. indicates that most ot the

P°nae»ts were neither satisfied nor dissatisfied with the public
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facilities currently being provided by the company as indicated by
the index mean score of 2.845 which is equivalent to 56.8 percent
after interpolation. This group of respondents who expressed their
dissatisfaction accounted for 24.7 percent of the sampled
households; 33.2 percent uncertain and 41.4 percent for the
satisfTied.

Other than the over generous parking space whose mean score
was 4.237, a good security system ensured by hired guards at the
gate and a stone fencing all around the estate, and lighting along
the fence, other public facilities were inadequate in several ways.
Children’s playgrounds and libraries are not provided at all. This
was an omission by the design team. The general playgrounds, other
than being iInadequate, are poorly maintained with overgrown grass
and broken basketball rings. About three quarters 71.1 percent of
the respondents were dissatisfied with the Tfire protection
facilities. The Nairobi City Commission fire fighting equipment is
situated more than ten (10) KM away. The estate has no horse reels
and fire extinguishes are not provided. About half (52.6) percent
said they were dissatisfied with garbage collection. This is
because collection is done once a week by the City Commission and
at times once iIn a fortnight. Garbage accumulation is therefore
inevitable. The management maintained that garbage collection and
.Protection against fire are the responsibilities of City

Commission.
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«v] The Locational Aspects

The Jlocational aspects discussed in table 3:6 are those that

should be taken 1into account during the site and design stages.

fable 3:6 Satisfaction Index on Locational Aspects of the Estate.

Var 1able Index Score (Percentage) Mean
Score
Strongly Dissa- Unde- Satis- Strongly
dissa- tisfied cided fied Satisfied
tisfTied
Distance to work 7.9 5.3 44.7 39.5 2.6 2.842
Distance to school 36.8 21 .1 26.3 13.2 2.6 2. 184
Shop/marke t
accessibility 5.3 5.3 42. 1 39.5 7.9 1.263
Public transport 2.6 55.3 26.3 2.6 13.2 1.974
Public telephone 81.6 2.6 13.2 2.6 0 1.263
Street light ing 5.3 0 23.7 65.8 5.3 3.421
Water supply system 28.9 2.6 44.7 23.7 0 2.211
Distance to clinic 2.6 44.7 26.3 7.9 18.4 2.132
Total Mean 21 .3 17.1 30.9 24.2 6.3 2.381

Source: Compiled by author from field data

Interpo lat ion :
2.381 - 2.001 x 19.9 = 7.6. + 40 = 47.6%
3.00 - 2.001

Table 3:6 shows the mean score of the satisfaction index on
I°cat jonal aspects of the estates as 2.381, equivalent to 47.6
ercent. This shows that most respondents were indifferent to the

CAtional aspects. About 38 percent were dissatistied, 30 percent
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undecided and another 30.7 percent satisfied with the Ilocation
aSpects of the estates.

The Kenya Pipeline Company housing estate was not provided
with a school within its compound. Nursery school going children
and those 1iIn Jlower primary must be accompanied by an adult when
going and leaving school where the nearest is about four (4) Km
away - The nearest health centre is about five B) KM at the
company iIndustrial area terminal. No medical care 1is available by
the company within the estate. Though the distance is not very
long, relatively, when one is going to work, it certainly iswhen
urgent medical attention isrequired in the estate.The management
indicated that the government could not allocate the company land
t accommodate these Tacilities nor In area nearer the Tacilities.
Water is solely suppliedby the Nairobi City Commission but
shortages are frequently experienced. Low population density in
the area generally has resulted to inadequate public transport
while there are no public telephone booths provided.

However, there 1is adequate street lighting within the estate
as Indicated by the positive response of 65.8 percent of the local
respondents. The distance to work and accessibility to shops and
markets were areas of iIndifference. The estate 1is provided with a
sh°Pand butchery which are privately run, but the respondents felt

a* the prices charged for the commodities were too high. The
omMination of the scores resulted to the high level of

indiff
lerence by the dwellers on the location aspects of the estate.
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Lj Satisfaction with Neighbours

Examination of the proportional, distribution of this
satisfaction index indicates that most respondents iIn the sample
were quite satisfied with their neighbours as the mean score of the
index was 3.579 which 1is equivalent to 71.5 percent. About three-
quarters (73.6 percent) of the total percentage were dissatisfied.

The main reason for satisfaction was the cooperativeness of
the neighbours as respondents while 10 percent of the occupants
said that they had no business with their neighbours.

This state of satisfaction can be attributed to the company’s
house allocation policy which 1is based on the employees income
levels. It ensures that employees with similar social-economic
status, occupation and in most cases similar occupational
backgrounds occupy the same block of flats or houses. The
neighbourliness satisfaction is also enhanced by the fact that all
the estate occupants are employees of the same company (Kenya
Pipeline Company). However, though healthy neighbourliness should
be emphasized in good estate management the underlying factor in
choosing this location policy was classification based on incomes

®d not to enhance good neighbourliness.
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*] Environmental Conditions

Table 3:7 groups the elements that an estate manager should
address himself to in order to ensure a quiet comfortable and

healthy stay in an estate.

Table 3:7 Satisfaction i1ndex on environmental conditions
Var i1ab le Index Score (Percentage) Mean
Score
Strongly Dissa- Unde- Sat is- Strongly
dissa- tisfied cided fied Satisfied
tisfTied
Amount of noise 7.9 31.6 7.9 50.0 2.6 3.079
Smokes and odours 2.6 31.6 7.9 47 .4 10.5 3.316
Estates cleanliness 2.6 18.4 2.6 68 .4 7.9 3.605
Roads and walkways 0 5.3 0 76.3 18.4 4.079
Drainage system 0 5.3 5.3 73.7 15.8 4.000
Privacy in the house 2.6 13.2 0 55.3 28.9 3.947
Total Mean 2.6 17.6 3.9 61.8 14.0 3.671

Source: Data based on field sample of 47 respondents.
Interpo lat ion :

2.-671 - 3.001 x 19.9 = 13.3 + 60 = 73.3%
4.000 - 3.001

Similar to the satisfaction index on neighbours, there was a large
¥uP of the sampled households who were satisfied with the

nvironmental conditions. The mean score of the i1ndex was 3.671

"ch Is equivalent to 73.3 percent. Out of the 47 respondents more
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than three-quarters (75.8 percent) were satisfied while 20.2
percent were dissatisfied with only 3.9 percent undecided.

Since there are no children’s playground in the estate, 63.2
percent of the respondents attributed the amount of noise in the
estate to children playing near the houses, along the roads and in
the parking space. About 31.6 percent of the respondents
attributed the amount of noise iIn the estate to the aircraft at the
jomo Kenyatta International Airport which 1is about two (2) KM away
from the estate. Smokes and odours iIn the estate was partly
attributed to garbage accumulation (36.8 percent of the
respondents) and partly to industrial effluent from the industrial
area nearby (36.8 percent of the respondents). On the other hand,
roads, walkways, drainage and privacy 1in the house recorded high

levels of satisfaction and this can be attributed to good design

work by the design team.

vii] Maintenance

Although the company 1is responsible for the internal and
eternal maintenance of the houses, usually, there are no house
inspections carried out, neither is there a programmed maintenance
Policy for the houses. The maintenance work only arises when
rePorted by the house occupants. Table 3:8 shows percentage

distribution of the respondents score on the procedure/speed and

Uality of maintenance work.
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fable 3-8 Satisfaction Index on Maintenance

Variable Index Score (Percentage)
Strongly Dissa- Unde- Satis- Strongly
dissa- tisfied cided fied Satisfied
tisfTied
~cedure/speed 7.9 21.1 47 .4 21.1 2.6
Quality of maintenance 2.6 13.2 44 .7 34.2 5.3
total Mean 5.3 17.1 46.0 27.6 4.0
Source: Data based on fTield sample of 47 respondents.
Interpolat ion
2.789 ~ 2.001 x 19.9 = 15.7 + 40 = 55.7%
3.000 - 2.001
The mean score for this index was 2.789 whose percentage is

equivalent to 55.7 percent. This indicates a great measure of

indifference. About 31 percent of the respondents were satisfied

while another 20.4 percent showed dissatisfaction. This implies

thet the majority of the respondents (46.0 percent) were

indifferent .

The level of iIndifference on maintenance 1i1ndex 1iIs relative.

This is because some of the residents in the company’s housing

state moved from worse estates where maintenance was absolutely

*Sete They were therefore hesitant on whether to condemn or

eWend the procedure and quality of maintenance work of the

pPany. However 52.6 percent of the respondents maintained that

sPeed of the maintenance was too slow and the quality poor.

Mean
Score

2.632
2.947

2.789
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slow speed of maintenance 1is caused by the Ilengthy procedure

The
aoloPted by the company. After a defect has been reported,
majntenance work must be sanctioned by the head office. Since

there 1S no labour directly available for the maintenance of the
eState the speed of the work is indirectly done by workloads of the
Other departments under which the maintenance men Tall. The
maintenance men are not answerable to the estate officer
supervising them and in most cases consider maintenance work in the

estate as extra duties. This results to poor maintenance work.

viii] Occupants Welfare

The mean score for this index is 1.632 which 1is equivalent to
3.6 percent. This measures indicates that most of the respondents
were dissatisfied with issues related to their welfare. Out of 47
;espondents 67.1 percent were dissatisfied with attention given to
their welfare, while 26.3 percent were satisfied. Another 6.6
Percent were indifferent.

Fifty percent of the respondents were not aware of the
existence of any voluntary welfare association in the estate. The
other 50 percent maintained that there were voluntary associations
Ih the estate. The company 1is not involved iIn any way with the
*e"fare of the estate dwellers. The clubrooms or recreational hall
r’yided in the estate has virtually no facilities iIn Iit. Other

anising iInter-stations sporting competitions on volleyball,

°thall and darts. The management has completely ignored this
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asF)ect. Voluntary associations 1iIn the estate are Tormed during
fune Yal arrangements and they do not involve everybody in the
eState. Officials of such an association are normally those very
close to the aggrieved.

Over three-quarters (76.3 percent) of the respondents
expressed the need for a permanent voluntary association where
officials should be elected by the estate dwellers. They felt that
the welfare voluntary association should be responsible for the
social duties, estate cleanliness, settling disputes iIn the estate
and presenting complains to the management and negotiating for the
occupants. The company or estate management should aid the
occupants in the TfTormation of a welfare voluntary association.
This not only gives a sense of belonging to the occupant but also
eases the work of an estate officer. In addition the company
should approach public welfare associations for services which in

most cases are Tfreely available, for instance, the Ministry of

Culture and Social Services which have employed welfare officers to

serve the public.

Condition of Building Structure

Table 3:9 shows the i1ncidence of defects iIn the 47 out of 50

@Gampled housing units of the Kenya Pipeline Embakasi Housing

e.
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Table 3:9 Incidence of Defects

Building Component

Walls
Roofs

Cei lings

Windows and Doors
Floors

Sanitary Fittings
Electric Fittings

Locks and Lashes

Total Mean

Defects in Percentages of

observed Total

Yes No

28.8 71.2
20.2 79.8
14.9 85 .1
19.3 80.7
20.2 79.8
77.6 22.4
18.5 81.5
10.5 89.5
26.2 73.8

Source: Compiled by author.

As mentioned earlier the company has no
Policy and defects are

Occupants. Table 3:9

responded to only when

indicates low iIncidents of defects taken to

ioid their accumulation as this will result to

,a'ntenance expenditure.

*Bhest incidence of defects, 77.6 percent. Although there were

The sanitary fittings recorded

laid down maintenance

reported by the

inflated
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cases of leaking pipes the major problem was the inadequate
system.

The drainage system provided for the flats does not adequately
serve the occupants because the diameter 1is small. This leads to
frequent breakages of the wet closets. The company is considering
contracting the work of Tfixing an external drainage system to
supplement the originally provided. Wall defects marked second
highest (28.8 percent). Some of the defects were partly due to
misuse for instance, use of charcoal burners for cooking was a
common practice. Children also make the walls dirty by bouncing
dirty balls against them due to lack of playgrounds. It is under
the same circumstances that window panes are broken. Poor
workmanship during construction is evident 1in the incidence of roof
leakage. About 20.2 percent of the houses visited had roof defects
where poor laying of the clay tiles has led to leakages.

The author of this study also realised that the residents have
little knowledge on the proper use of the provided Tacilities.
Unfortunately little help 1is provided by those in-charge of the
estate. This was the major cause of electric TfTittings defects and

peeHng off of the P.V.C. floor tiles.

Final Index

The final 1i1ndex groups all the eight satisfaction indices

Aether to enable an easy comparison and the derivation of a mean
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sCOre showing the overall residential satisfaction by the company

state residents.

table 3:10 Final Index Score to Measure Overall Residentia

Sat isfact ion

Variable Index Score (Percentage) Mean
Score
Strongly Dissa- Unde- Satis- Strongly
dissa- tisfied cided fied Satisfied
tisftied
Dwelling unit 3.3 11.8 2.8 62.7 19.4 3.820
House al locat ion
procedure 10.5 18.4 14.5 43.3 13.2 3.302
Pl ic facilities 16. 1 8.6 33.2 30.9 10.5 2.845
Estate locational 21.3 17. 1 30.9 24.4 6.3 2.381
Neighbours 5.3 15.8 5.3 63.2 10.5 3.579
Bwvi ronmen ta 1l
cond itions 2.6 17.6 3.9 61.8 14.0 3.671
Maintenance 5.3 17.1 46.0 27.6 4.0 2.789
Occupational welfare 9.2 57.9 6.6 21 .0 5.3 1.632
Total Mean 9.2 20.6 17.9 41.9 10.4 3.002
Source: Compiled by author.
"nterpo lat ion :
3.002 - 3.001 x 19.9 =0.02+60= 60.02%

4_000 - 3.001

Table 3:10 indicates that on average most respondents in the
SaPle were satisfied with the current residential conditions 1iIn
Kenya Pipeline housing estate. The mean score of the index was
equivalent to 60.02 percent. Slightly over half (52.3

) the respondents were satisfied. On the other hand 29.8
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percent were dissatisfied with only 17.9 percent showing
jndifference.

The relatively low level of satisfaction can be attributed to
lack of an estate management department in the company. Rather the
management of the housing estate has been left in the hands of the
company’s personnel officers. However, satisfaction level rather
than dissatisfaction level was recorded mainly due to two factors.
One, most of the respondents had unsatisfactory residential
experience 1In theilr previous poor living environment. Second,
their was a realisation among the residents that their income
levels condemn them to live iIn the rather poor quality estates at
the fringes of the City. The housing estate 1is relatively new
(constructed in 1984), thus most of the fTacilities are still
functioning and have not called for major maintenance works; thus
partly contributes to the level of satisfaction among the
residents.

The problem of ensuring proper housing management arises not
only in older housing quarters but also on newly built housing
estates. Lack of adequate solutions to these problems on new
housing estates may result in a waste of capital investment in them
ad in return the houses prematurely turn into slums with all the
ec’nomic and social implications of such development. It is for

these reasons that the Kenya Pipeline Company should urgently

revisit Its estates management policy.
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CASE STUDY 2

KENYA BREWERIES LIMITED

J Int roduction

It Is curious to note that the first two breweries iIn East
Africa were established not by brewers but by farmers. At the end
Of the Tirst world war three brothers Hurst, Charles and George
arrived in Kenya for a hunting safari. They liked the land so much
that they bought a farm in Kitale area. To them Kenya was a
growing country but still the only beer obtainable had to travel
9.655 KM. In conjunction with H.A. Dowding, who was connected with
Edure Malt Extract Company, brewery equipment was bought from
England. This was done after they had examined possible sites on
tte outskirts of Nairobi. Ruaraka was chosen because there was a
permanent stream that could supply water to the brewery. The plant
arrived, was installed and the company named as Kenya Breweries
Limited was formally registered on 8th December 1922.

At their fTirst official meeting on 6th March 1923, Charles
rst was appointed the Managing Director, George Hurst and H.A.
Domding as Assistant director, H. Hector Money as acting secretary
®d mr. Spurier was hired as the brewer. Later Mr. J.C. Aronson
F"ned the company as a director 1in place of George Hurst who was
Jj*Hed by an elephant and whose memory, the products of the

enveries were named "Tusker™ (Rodwell, 1973:3). In 1943, thirteen

I(S) acres of additional Iland at Ruaraka were purchased and the
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dJrpany also bought 1its Tirst building in Nairobi for office
aCcommodation and storage.

On 29th July 1970, the President of Kenya, the Ilate Mzee Jomo
Kenyatta laid a foundation stone for the company’s headquarters at
Uuaraka and launched a mulli-mi 1l ion pound five-year expansion
programme  (Rodwell, 1973:16). Kenya Breweries brews and
distributes almost all the beer sold iIn Kenya. The company has
breweries located 1iIn Nairobi, Mombasa and Kisumu.

The economy of Kenya benefits materially from the activities
of the Kenya Breweries Limited through substantial purchase of raw
materials and manufacturing items, salaries and wages and most
important of all huge contributions to state revenue through excise
duties, 1income tax, corporation and other revenues.

Apart Tfrom high salaries, the company also recognizes the
importance of housing as a basic human need and as a means of
enhancing the productivity of its employees. In 1976, the then
Managing Director of the company Mr. K.S_N. Matiba in a seminar on
Housing Administration said that,

we have housed our employees not out of necessity, but

because i1t makes sound business sense in that It assists

production when an employee is not worried over the welfare of
his family.

e company’s housing policy has enabled it to provide housing for
I0st of its workers. The bulk of the brewery staff is housed at
Uaraka iIn stone built flats or houses. The company owns a total
1’0S1 houses scattered all over the country, of this number only

NiNel¢een  (19) houses are leased. Nairobi has the highest
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percentage of the houses (88.5 percent), which also houses the
company head officers and the major brewery. The distribution of

the company’s houses/estates 1is shown on the Table 3:11.

Table 3:11 Distribution of Kenya Breweries Houses

Location Estate No. of Units
Nairobi Tusker Vi 11age 578
A 11sopps 232
Ziwan i 42
Shauri Moyo 44
Makadara 15
Offsite 46
Mombasa 62
Kisumu 57
Mau Narok 3
Nakuru 2
Total 1,081

Source: Data from estate department records.

Research Findings

The estates chosen for this case study were Tusker Villages.
Allsopps, Ziwani and Shauri Moyo. Tusker Village and Allsopps
housing estates are situated along the Nairobi - Thika Highway to

e Northern side of the city of Nairobi. These estates are
°cated close to the company’s head offices and the major brewery

Ruaraka. On the other hand, Ziwani and Shauri Moyo housing
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states are situated in the eastern side of Nairobi. These estates
were chosen to ensure that all employees of the corrtpany at all
jevels of iIncome were therefore selected. Ziwani and Shauri Moyo
estates allowed for responses from employees residing outside the
company’s premises.

Fifty housing units were sampled to represent all the estates.
This was achieved by the use of the systematic method of sampling
which entailed the orderly numbering of the units from 1 to 901 in
the order of estates outlined above. The actual selection of the
respondents was done on the 18th unit basis. The sampled dwelling
units were also used for obtaining information required to fill in
the record of observation. This information was supplemented by
interviewing the 1institution’s overall management. Information
analyzed for this case study was obtained from 38 respondents. It
was extremely difficult to obtain reliable i1nformation from the
company employees as most of them are members of the workers union
which does not allow them to give any information to people other
than the union officials. The officials were also very
uncooperat ive .

Both percentage and descriptive analysis have been used for
data presentation in this case study. For each table an

kterpo lat ion is done to give equivalent of the mean percentage.
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Dwelling Unit

Table 3:12 shows the score of each variable comprising the

gelling unit.

Table 3:12 Satisfaction Index on Dwelling Unit
Variable Index Score (Percentage)
Strongly Dissa- Unde- Satis- Strongly
dissa- tisfied cided fied Satisfied
tisftied
Size and No. of rooms 27.2 36.4 0 36.4 0
Kitchen/cooking area 18.2 27.3 9.1 36.4 9.1
Laundry and Washing 18.2 9.1 9.1 54.5 9.1
Bathroom and toilet 9.1 18.2 18.2 18.2 27.3
House Ventilation 9.1 27.3 9.1 27.3 27.3
Natural brightness 0 9.1 18.2 45.5 27.3
Total Mean 13.3 21 .2 10.6 37.9 16.7
Source: Comp i1led by author from data based on field

sample of 38 respondents.

interpo lat ion :

3.053 - 3.001 x 19.9 = 1.0 + 60 = 61.0%

4.000 - 3.001

The percentage distribution of the respondents score for this
Wex as contained iIn Table 3:12 indicates that most respondents 1in

sample were satisfied with their dwelling units as the mean
Ofe of the iIndex was 3.053 equivalent to 61.0 percent. Only half
G percent) of the sampled households accounted for those

~Nisftied, 34.8 percent dissatistied while only 10.6 percent

I Afferent to their dwelling units.

Mean
Score

2.455
2.318
3.091
3.455
3.364
3.636

3.053
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The houses provided by the company ranges from one room to
four roomed houses with a few five roomed houses preserved for the
~anagement staff. Though the index score indicates satisfaction,
Jt should be noted that 56.6 percent of the respondents maintained
that the size and number of rooms were inadequate; 63.6 percent
disliked the communal approach to cooking facilities, laundry and
washing areas, bathrooms and toilet. The respondents could not
indicate dissatisfaction, with their dwelling units, because their
estates are adjacent to even poorer residential units such as
Mathare, Kariobangi and Majengo slums, hence their judgement was
substantially influenced by the standard of Qliving in these
residential areas. The housing manager was Tully involved in the
design stages and maintain that the units are adequate for the

company’s low @Income earners.

if] House Allocation Procedure

The estates department of Kenya Breweries Limited maintains a
I1Siting list which 1is unrestricted to all unionisable employees.
Ire point system is the method adopted by the department for houses
~location among the unionisable employees. Other employees cases
i treated separately by a special committee called the way and
Cas committee. Special preference is given to those with medical

Prot>lems.

before the adoption of the points svstem for house allocation,



1o Iy In-charge of allocation of houses. Special preference was
50
«sen to shift workers as the company transport system was
~efficient. After complaints from other employees and the
ir°vernent tHe comP&ny transport system, it was decided that
every employee had a right to company housing and this called for
change of the house allocation policy. The new policy involved
8SSigning various departmental heads to a number of houses. The
departmental head 1in turn decided who among the department’s
employees deserved housing most. This 1led to corruption 1iIn the
allocation of houses and complaints from employees again were
responded to by a change of the policy to the current point system
in use.

The point system involves the identification of factors which
fulfilled or met enables the applicant to score points. The total
points determines who 1is given priority 1iIn the house allocation
priority. The factors considered are such as length of time one
hes served in the company, marital status, number of children under
18 years and the salary scale. These Tfactors are reviewed
annual ly .

Applications for house transfers are normally from smaller to
k*Eger houses and from the estates outside (the major brewery and
°ffice) Ruaraka to Tusker and Allsopps housing estates. The points
»stem of the applicants for house allocation is also used 1in

Ranking the applicants for house transfers.
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Table 3:13 shows the percentage score on house allocation

JhdX as recorded from 38 respondents.

fable 3:13 Satisfaction Index of House Allocation Procedure
Variable Index Score (Percentage)
Strongly Dissa- Unde- Sat is- Strongly
dissa- tisfied cided fied SatisTied
tisfied
Procedure/Po licy 0 9.1 36.4 27.3 27.3
Agreement condition 9.1 9.1 36.4 36.4 9.1
Total Mean 4.5 9.1 36.4 31.8 18.2
Source: Compiled by Author.
Interpo lat ion :
2.943 - 2.001 x 19.9 = 18.8 + 40 = 58.8%

3.000 - 2.001

An examination of the percentage distribution of the
respondents scores fTor the satisfaction index on house allocation
Procedure, contained in Table 3:13 indicates that most respondents
Bre neither satisftied nor dissatisfied, as the mean score of the
ldex was 2.943 equivalent to 58.8 percent.

The house allocation policy clearly understood by occupant
htributed to the positive response where more than half (54.6
IH@imt) did not want a change 1iIn the policy. However, some
I Ployees preferred a policy which would allow for automatic

h.h“'”fcation to bigger houses after a given period of time.

Mean
Score

3.445
2.432

2.943
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Though most te resP°nclents were not aware of the housing policy
G}ﬁimffﬁidue to lack of preoccupancy education, the procedure used
to arYiVe at the amount of money forfeited when one is housed by

company was clearly understood but disliked. Previously, the
empl°yees were paying the company house rent ranging from Kshs.
2% 50 for a single room with a communal bathroom and toilet but
with no kitchen, to Kshs. 200 for a three bedroomed houses, and
hence were left with part of the house allowance. Currently the
employees forfeit all their house allowance irrespective of the
house type and size. On top of this the company valued the
benefits given to each housed employee at Kshs. 1,600. Thus when
the Pay As You Earn (P.A.Y.E.) deductions are being calculated the
gross pay includes basic salary, house allowance, company housing
benefits and over time pay, if any. This means that the employee
loses a high percentage of his salary when housed by the company
thean just his allowance through the check system.

This new policy of forfeiting one’s whole house allowance and
part OF the salary has raised complaints from the employees such
that they are demanding a change of the housing policy so that the
Pe of house allocated is equivalent to the amount of house
aHowance. Many employees are also refusing to be housed by the
company leading to cancellation of their names from the waiting

list and therefore the loss of some points for being in the waiting

list every year.



Pub lie Facilities

Table 3:14 shows the percentage distribution of the
respondents score on public facilities index. The Tacilities
considered under this iIndex are only those provided by the company
for the employees residing iIn theilr estates.

The mean score of satisfaction with public facilities as
contained in table 3:14 1i1s 3.511 which 1indicates that most
respondents were quite satisfied with the provision and state of
public facilities. Well over two thirds (69.3 percent) of the
respondents showed satisfaction with the public Tfacilities, a
quarter (25 percent) of the respondents were dissatisfied while
another 5.7 percent were uncertain.

The Kenya Breweries Limited has provided the estate residents
with plenty of playgrounds. They have two football grounds, three
volleyball courts, a netball court, +two basketball courts, two
table tennis courts, a boxing gymnasium among other indoors games
"ike darts, table tennis and badminton. Theilr sporting club/teams
rae highly in the country. There is also simple playgrounds for
¢ildren with facilities which enable children to play imaginative
Cities.

Security in the estate 1is provided by the company security
Tads 24 hours. Garbage collection has been privatised and
Ijmection is done twice a week. The Nairobi City Commission

%ver has not been barred from collecting the garbage. Though
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fable 3:14 Satisfaction Index on Public Facilities
Variable Index Score (Percentage) Mean
Score
Strongly Dissa- Unde- Satis- Strongly
dissa- tisfied cided fied Satisfied
tisfied
Maintenance of
Faci lities 0 9.1 18.2 45.5 27.3 3.727
children Playgrounds 18.2 9.1 9.1 34.5 9.1 3.273
General Playgrounds 0 27.3 9.1 54.5 9.1 3.182
Parking Space 9.1 9.1 0 54.5 27.3 3.818
Safety/Security
system 9.1 0 0 54.5 36.4 4.091
Fire Protection 0 18.2 9.1 45.5 27.3 3.818
Garage Collection 0 9.1 0 63.6 27.3 4.091
Librar ies 45.5 36.4 0 18.2 0] 2.091
Total Mean 10.2 14.8 5.7 48.9 0 3.511

Source: Data based on a field samp le of 38 respondents.
Interpolat ion

3.511 - 3.001 x 19.9 = 10.2 + 60 = 70.2%
4.000 - 3.001

there are hose-reels for fire fight ing there are fire
gtinguishers at the ratio of one to three and buckets full of sand
& strategic points in the estate These factors must have
cntributed to the great measure of satisfaction with the public
facilit ies.

However 36.4 percent of the respondents said that a library
P°°ld be provided and children facilities improved. Another 54.4

indicated the need to diversify the sporting activities to
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include games that require less energy such as 'cylia" cards, and
Lable. About 40.3 percent expressed the need to increase the
fire fighting equipment TfTacilities and carry out fire drills to

increase awareness among the estate dwellers.

V] Locational Aspects

Table 3:14 discusses the locational factors that must be
observed during the inception of the development. If ignored at
early stage of the project development, they can greatly affect the

quality of the living conditions.

Table 3:15 Satisfaction Index on Locational Aspects of the Estate
Variable Index Score (Percentage) Mean
Score
Strongly Dissa- Unde- Satis- Strongly
dissa- tisfied cided fied Sat isfT ied
tisfied
Distance to work 9.1 9.1 0 63.6 18.2  3.727
Distance to school 0 36.4 27.3 18.2 18.2 2.909
Shop/marke t
accessib i lity 0 45.5 18.2 27.3 9.1 3.000
Public transport 0 27.3 18.2 45.5 9.1 3.364
Public telephone 0 9.1 18.2 63.6 9.1 3.727
~reet lighting 9.1 18.2 0 63.6 9.1 3.455
ater supply system ( 0 0 63.6 36.4  4.364
Istance to clinic 0 9.1 18.2 54.5 18.2 3.818
Ttal Mean 2.3 19.3 12.5 50.0 15.9 3.545

Source: Compiled by author from field data.

nerpo lat ion :

~N-545 . 3.001 x 19.9 = 10.8 + 60 70.8
4000 - 3.001
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Similar to the satisfaction index on public facilities, there
wae a large group of the sampled households who™ were quite
satistied with the location aspects of the estates. The mean score
Of the index was 3.545 which is equivalent to 70.8 percent as shown
jn table 3:15. Out of 38 respondents only 21.3 percent were
dissatisftied while 65.9 percent were satisfTied. Another 12.5
percent were indifferent to the estates locational aspects.

The bulk of the Kenya Breweries houses are located at Ruaraka
that is in Tusker Village and Allsopps estates. These estates are
in the same compound with the company’s main iIndustrial plant.
Thus distance to work for the employees 1is minimal. The company
hes a health centre iIn the same compound, a nursery school, shops
ad market stalls. The company offers transport to those employees
living outside Tusker Village and Allsopps estates to and from
their places of work and also to children going to school outside
tte Ruaraka complex. Public transport along Nairobi - Thika
Highway which serves these two estates is adequate. There 1is also
adequate public transport to the other breweries estates that is
Ziwveni and Shauri Moyo. Public telephone booths are adequate and
eH positioned. In Ruaraka, there are two water supply systems,

Nairobi City Commission water supply system and the Kenya
Breweries water supply system from a borehole drilled within the
@pPound. There are no cases of water shortages. These Tactors
ePlagn the high satisfaction level on locational aspects of the

Breweries housing estates by the employees.



However, the school fTacilities require some improvement, hence
4,5 percent of the respondents expressed the need for- the company
t build a primary school within the compound. Though shops and
markets are easily accessible, they are not adequately stocked and
sore commodities have to be purchased from town which 1is about 5 KM
anay- The health facilities also need to be extended to employees

outside Ruaraka complex incase of emergencies when one is off duty.

v] Satisfaction with Neighbours

Examination of proportional distribution of the satisfaction
index i1ndicates that most respondents 1iIn the sample were quite
satisfied as the mean score of the iIndex was 3.182 whose percentage
equivalent iIs 63.7. None of the respondents was strongly
dissatisfied, 27.3 percent were dissatisfied as compared to 63.7
percent who were satisTied.

The company house allocation policy of point system means that
nccupation, social economic status and the urgency of ones housing
~eds does not play a major role in qualifying for a company house.
s results to families of different sizes and behaviour 1iIn the
reBhbourhood. Hence, the system enables people to stay in the

Je neighbourhood for a long period, because there are very few

Portunities for a transfer, which allows for mutual
mde‘rstanding. The estate elders also help to settle disputes
l:i(

een neighbours and this encourages cooperation.
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*J Environment Conditions

Issues of air pollution are discussed under the environmental
index- A well designed house can degenerate at a high rate if the

factors discussed in table 3:16 are ignored.

Table 3:16 Satisfaction Index on Environmental Conditions
Var iab le Index Score (Percentage)
Strong ly Dissa- Unde- Satis- Strongly
dissa- tisfied cided fied Satisfied
tisfied
Anmount of noise 0 9.1 9.1 72.9 9.1
Smokes and odours 0 6.3 12.7 18.2 2.8
Estates cleanliness 0 18.2 0 54.5 27.3
Roads and walkways 0 0 9.1 81.8 9.1
Drainage system 9.1 0 0 81.8 9.1
Privacy in the house 18.2 18.2 27.3 27.3 9.1
Total Mean 4.6 8.6 19.7 65 .1 11.0

Source: Complied by author from filed data.
Interpolat ion:
3.418 - 3.001 x 19.9 = 8.3 + 60 = 68.3%
4.000 - 3.001
Table 3:16 shows the percentage distribution of the
resPondents score on environmental condition index whose mean s
ne*18. The message relayed by this score is that most respondents

quite satisfied with the environmental <conditions of their

shate/houses .

Mean
Score

3.545
3.275
3.090
3.727
3.818
2.236

3.418
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Noise from children playing were a major concern 1in Ziwani and
Shaufi Moyo estates due to high population density in these areas.
However 63.6 percent of the respondents were satisfied with the
leel of quietness In their estates. Other areas of great
satisfaction included estate cleanliness and good drainage system
falling under the estates department and well designed roads and
#alkways .

Since the bulk of the Kenya Breweries houses are situated at
Ruaraka, #n the same compound as the industrial plant, smoke and
odours are a constant environmental problem to the estate
residents. As mentioned iIn another section of this study, the
company houses range from a single room without a kitchen to five
bedroomed houses, hence there 1iIs lack of privacy for TfTamilies
occupying one room, that is iIn the case of a couple with children
oer ten years and at times of opposite sex. The sharing of distant
toilets, bathroom, cooking and washing areas deny residents any
form of reasonable privacy, as indicated by 61.1 percent of the

respondents who were uncomfortable with one room accommodation.

Ma intenance

In every Kenya Breweries housing estate, there is

*aMegnance office headed by a maintenance officer. The

"aintenance officer has the authority to carry out minor repairs
replacements of, for instance bulbs, locks, windows planes and

&rken taps or leaking pipes in the estate without Tfirst reporting

U&IJVEBSITY OF NA1BOBJ LJBBABT
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t0 the housing managers office. The officer does this with the
maintenance men assigned to him by the department Tforemen. This
ensures that maintenance or defects are attended to promptly once
reported by the occupants and good quality maintenance work is
“one . House 1nspections are done every time a house 1is being
vacated and before subsequent occupation. The company also
operates a maintenance schedule for all 1its estates.

Table 3:17 shows the percentage score on maintenance index as

recorded from 38 respondents.

Table 3:17 Satisfaction Index on Maintenance

Var iab le Index Score (Percentage)
Strongly Di ssa- Unde- Sat is- Strong ly
dissa- tisfied cided fied Satisftied
tisftied
Procedure/speed 0 18.2 27.3 54.5 0
Quality of maintenance O 9.2 18.2 63.6 9.1
Total Mean 0 13.1 22.7 59.1 4.6

Source: Data based on fTield samp le of 47 respondents.

Titerpo lat ion

3.273 - 3.001 x 19.9 =54 + 60 = 65 .4%
4.000 - 3.001

As portrayed in table 3:17, the mean score for this index was
3,273

with a percentage -equivalence of 65.4 percent. This

diCa.
ies a great measure of satisfaction. The table shows that

Mean
Score

3.091
3.455

3.273
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nOne of the respondents was strongly dissatisfied, while only 131
efe dissatisfied, 63.7 percent were satisfied and 22.7 were
Ndifferent with the maintenance work.

Delays are experienced if the item required for the
maintenance work is out of stock. This 1Is because 1if the 1item 1is
nOt in the general store, the foreman must request the housing
manager for it, who 1iIn turn requests the company’s purchasing
department to place an order for it. This process can take more
than two weeks. The estate department can however purchase the
iten iIf the maintenance work 1is urgent.

Another problem i1nvolves specialized maintenance work. The
company offers soft furniture to the management staff and their
maintenance is the responsibility of the estate department.
However, the department Ulacks adequate skilled Ilabour to maintain
tte furniture. This results to frequent failure of the Tfurniture
thus not offering maximum utility to the user. These issues need

 be addressed i1f the satisfaction level of the maintenance index

s to be raised.

vii] Tenants Welfare

The mean score for this index was 1.764. This 1is equivalent
35.2 percent. This measure indicates that most of the
esP°ndents were dissatisfied with issues related to welfare.
veri none was strongly dissatisftied with the attention given to

welfare, 36.4 percent were dissatisfied with a similar
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rcent being neither satisfied nor dissatisfied. Another 27.3

parcent were satisfied.

Through the welfare department of the company the employees
e been offered a lot of sporting activities as mentioned
earl ier= There 1is a social hall at Tusker and Allsopps estates,
equipped with a television set and indoor games. In the estates
there are voluntary associations comprising of selected officials
referred to as the village elders. The associations are called
village committees and among other things they settle disputes in
the estates, they report of any general complaints from the estate
dwellers to the estate department, check on estate cleanness,
organise or get involved in the social gatherings plus other social
respons ibilities .

However irrespective of all the above the level of
satisfaction remained quite low because the welfare services do not
reech all the company employees. The sporting activities require
energetic people who can compete with other public sporting
activities and members of the sporting teams need not be employees

the company. Many of the respondents had a chance to enjoy
ttlee sporting services provided by the company. Further the
rssidents of the company’s estates at Ziwani and Shauri Moyo do not
adoy the same welfare services as those 1In Tusker Village and

AIIs°P|os estates. At the time of data collection for this study,

the Management had decided to stop Tfinancing a number of the

SO'tInS clubs which had received at lot of dissent from the
oi
ﬂ°yees. The author also realised that majority of the
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fesPon~en*s (81.8) percent) expressed a need of an association that
not only offered competitive sporting activities but which should
ajso be involved iIn other social and economic activities such as
counselling, drama theatre, religious and other cultural
involvements, dealing with all age groups for the community’s

healthy growth and coexistence.

K] Condition of Building Structure

Table 3:18 shows the i1ncidence of defects iIin the 38 out of 50

sampled housing units of Kenya Breweries estates.

Table 3:18 Incidence of Defects
Building Components Defects in Percentage of

Total observed

Yes No

Walls 34.8 65.2
Roofs 6.1 93.9
Ceil ings 24.3 75.7
Windows and Doors 33.4 66.6
Tloors 45.4 54_.6
Sanitary Fittings 31.9 68 .1
Electric Fitt ings 22.7 77.3
*An-_and Lashes 13.7 86.3

Total mean 26.5 73.5

Source: Comp i1led by author.



As mentioned earlier, the Kenya Breweries estate department
"aS a maintenance schedule for every estate which 1is strictly
adhered to. The estate maintenance officers ensures regular house
JnSpection and prompt response to any defects reported by the
occupants. However, there 1is need for improvement on certain
comp®nents such as floors, sanitary Tfittings, walls, windows and
doors whose incidence of defects were well over a third of the
house visited as indicated iIn table 3:18. Out of the 38 dwelling
units visited during the survey, 45.4 percent had defective floors
which either Ilooked dirty or were rented due to normal wear and
tear. Frequent cleaning and complete re-screeding in some cases is
necessary.

The walls need repainting while the window and door frames are
de for replacement. The defects in the sanitary fitting (31.9
percent) are due to the 1iIntensive use since most of them are
communally used .

The company’s estates department draws an annual budget for
estate maintenance which include maintenance of depots all over the
country. The researcher learnt that the maintenance budget has
Jeen reduced and priority is usually given to depot maintenance.

N this trend continues the i1ncidence of defects will 1iIncrease in

housing estates.
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J Final Index

The final i1ndex groups satisfaction indices to enable an easy
comparison and derivation of a mean score showing the overall

reSidential satisfaction by the company estate dwellers.

table 3:19 Final Index Score to Measure Overall Residential

Sat isfact i1on

Variable Index Score (Percentage) Mean
Score
Strongly Dissa- Unde- Satis- Strongly
dissa- tisfied cided fied Satisfied
tisfied
Dwelling unit 13.6 21 .2 10.6 37.9 16.7 3.053
House al locat ion
procedure 4.5 9.1 36.4 31.8 18.2 2.944
Pol ic facilities 10.2 14 .8 5.7 48.9 10.5 2.845
Estate locational 2.3 9.3 12.5 50.0 6.3 2.381
Neighbours 0 27 .3 9.1 54.5 10.5 3.579
Environmental
state 4.6 8.6 19.7 56 .1 11.0 3.418
Maintenance 0 13.1 22.7 5 .1 4.6 2.273
Occupational welfare 0 36.4 31.8 27.3 4.5 1.764
Total Mean 4.4 18.7 18.6 45.7 12.6 3.086

Source: Compiled by author.

‘nterpo lat ion :

117086 -3.001 x 19.9 = 1.7 + 60 = 61.7
4.000 - 3.001

Most of the respondents from the Kenya Breweries housing

fates where satisfied with the residential environment offered by

C°mPany. This is indicated by the final 1index mean score of
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§ 086 which is an equivalent of 61.7 percent. The table further
Jndicates that 58.3 percent of the respondents were satisfied, 23.7
peroat were dissatisfied and only 18.6 percent were indifferent.

An independent estate department with clearly defined roles
has enabled the company to offer housing conditions that are
satisfactory to the residents. The company’s establishment on
estate management is adequately manned and is the sole executor of
the company’s estate management policies and also the advisor of
the company on the same. Further, the company has a clear housing
maintenance programme, a housing fund controlled by the estate
manager, laid down house allocation procedure which 1is strictly
adhered to, maintenance officer 1iIn every estate, provision for
house transfers and exchanges, direct labour for estate
maintenance, a good water supply system and company transport
system. The garbage collection system which has been privatised
hes proved a success. There is a clinic in the compound, a nursery
school and good public facilities. These factors resulting from
effective and good estate management principles has resulted to
residents, satisfaction with the housing conditions provided by the
company .

However, the estate department must lay more emphasis on the
Bnagement of the one and two roomed units than 1iIn the bigger
houses. This 1Is because the wear and tear, the density and
Intensity of use is greater due to the relatively larger fTamilies
ccupying them. Secondly the level of satisfaction can still be

PProved if the management clearly explains to the tenants that
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there is a direct link between management and maintenance costs and
the amount of rent charged by the company. Finally, there is need
t separate the management of company’s depots and that of the

housing estates to avoid one overshadowing the other.
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CASE STUDY 3

MINISTRY OF PUBLIC WORKS

Tntroduct ion

The Ministry of Public Works (MoPW) 1is the Ministry entrusted
with the provision of public buildings in Kenya. The department
charged with this responsibility in the Ministry is the Building
Department. The government defines the vrole of the building
department to include the responsibility TfTor implementing and
maintaining the government buildings programme. (Kenya, 1983:130).
It is responsible for the design, construction, supervision and
subsequent maintenance of all government buildings within the
country in additional supervising sea works protection facilities
ad electrification of public buildings. The Building Department
les evolved to include the following organization structure and
functions as per the Building Organizations and Operations Manual.

a] Architectural Design

b] Quantity Surveying and Contracts

c] Building Services Design

d] Structural Engineering Design

el Buildings Maintenance

Forward Planning
Research Development
1 General Administration

The Kenya Building Centre
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priefly as contained in the Building Organizations and Operations
manual, the functions of the various branches within the,J3uilding

pgpartment include:-

Architectural Branch: -

[
-

To design and administer the construction of development

projects and recurrent works, and to provide architectural

services.

2] Quantities and Contracts Branch:-
To measure and prepare tender documents for tender;
to administer the acceptance of development and recurrent
works contracts;
to provide quantity surveying services related to such
contracts.

3] Building Services Branch:-
To design

4] Structural Branch:-
To provide structural and Civil Engineering designs and
specifications for government buildings/residential houses,
including drainage and sewage disposal facilities. It is the

same branch which deals with supervision of sea works

protection TfTacilities.

Building Maintenance and Housing Branch:-

This branch co-ordinates and implements the maintenance work
a*l permanent Government buildings which are registered with

the Ministry. In addition it deals with the Ileasing of



private owned building/houses for use by consequent
maintenance of the same per the lease agreement.

Forward Planning:-

Assists in planning, maintaining and implementing of the
annual works programme by checking the tropical and financial
progress of the jobs carried out iIn the Department and
providing feed-back information to the Ministry for management
purpose s

Research! Development:-

It reviews building user feed-back with a review to continuous
improvement of design and construction methods with particular
reference to the use of local materials and the minimization
of construction costs.

General Administration:-

Assists iIn the control and organization of the department 1in
the Head Office and Provincial/Di strict Officers throughout
the country.

Kenya Building Centre:-

Provides information to public on matters pertaining to the
construction industry including a [Qlibrary of technical
publicat ions and providing a graphic arts and report printing

services .

The above provides the resources available to the government
the design, construction, supervision and subsequent

enance of all its buildings within the country. The
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management of the government housing estates, though not clearly
stated, fTalls under the Building Maintenance and housing branch.
However, the building and housing branch only deals with the
leasing of private owned building/houses for the use by government
ministries and the selection of house occupants. The Housing
Department of the Ministry of Lands and Housing 1is the one 1iIn-
charge of 1inception and implementation of all government housing
estates while the Ministry of Finance performs the function of rent
collection for all government housing estates through credit
transfer system.

Residential houses (both institutional and pool housing) owned
and leased by the central government within Nairobi are 10,028
units of various kinds. The management of these units is under the
care of Ministry of Public Works. However pool housing under the
Ministry of Public Works and owned by the central government are

much less as evident iIn table 3.20 below.

b] Research Findings

The estates chosen for this case study are Bahati/Shauri Moyo
rePresenting 42.3 percent of houses in low grade, Rubia
~Presenting 74.7 percent of those in middle grade and Kileleshwa
~limani representing 87.9 percent of those iIn high grade.
ghati/shauri Moyoestates 1is situated along Jogoo Road to eastern
J e of the city of Nairobi, Rubia estates 1is located to the

uthern side of Nairobi, off Langata Road, while
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Table 3:20 Category of Existing Government Pool Housing Estates

Category Locat ion No. Sub total % ofF total
High Grade
Park lands 7 58 3.05
K 1le leshwa 51
Middle Grade Jogoo Road 60
Ngara 6
South 30
Rub ia 284 380 19.96
Low Grade Bahat i1/Shaur i
Moyo 620
Jogoo Road 210
Jamaa Estate 105
Starehe Pumwani 456
Park Road 75
Total 1904 1904 100.00
Source: Compiled from Ministry of Public Works records

~"leleshwa/Ki 1imani is located to the Western side of the city.
e choice of the three estates ensured responses from government
"Ployees at all levels of income and therefore occupying various
Siz'es of dwelling units. A sample size of 50 respondents was
v

Isaged for this case study. To enable the adoption of
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systematic method of sampling the houses were numbered form 1 to
955 in the order outlined above.

Actual selection was done on 19th units Dbasis. The
information analysed in this case was obtained from 46
questionnaires. The remaining 4 questionnaires had information
that was not useful for the study.

The findings are presented in tables and in descriptive form.
These presentation methods are applied to each sub-sector together
or separately. The final table for the case study aggregates all

eight indices to help in the drawing of conclusions.

i] Dwelling Unit

Table 3:21 groups the variables comparing the dwelling unit
index to enable the derivation of a mean score. The table shows
the percentage distribution of the respondents score on dwelling
units whose mean 1i1s 2.343 equivalent to 46.8 percent. This
indicates that most respondents were neither dissatisfied nor
satisftied with the dwelling units. The group of respondents who
expressed dissatisfaction accounted for 35.2 percent while those
who showed satisfaction accounted for 29 percent. Another 35.7

Percent were uncertain.



Table 3:21 Satisfaction Index on the Dwelling Unit

Variable Index Score (Percentage) Mean
Score
Strong ly Dissa- Unde- Sat is- Strongly
dissa- tisfied cided fied SatisTied
tisfied
Size and No. of rooms 45.9 2.9 14.3 28.6 8.6 2.514
Kitchen/cooking area 42.9 2.9 22.9 25.7 5.7 2.400
Laundry and Washing 34.3 2.9 48.6 8.6 5.7 1.886
Bathroom and toilet 54_.3 0 11.4 25.7 8.6 2.229
House Ventilation 5.7 8.6 60.0 20.0 5.7 2.714
Natural brightness 2.9 8.6 57 .1 22.9 8.6 2.314
Total Mean 30.9 4.3 35.7 21.9 7.1 2.342
Source: Compiled by author from data based on field sample of 46
respondents

Interpolat ion:

2.342 - 2.001 x 19.9 =6.8+40=46.8%

3.000 - 2.001

Again just like 1iIn the case of Kenya Breweries Limited the
government through the Ministry of Public Works provides houses
ranging form one room, with a detached toilet and bathroom and
without a kitchen, to four roomed houses. The common complaint
Iron most of the respondents (60.2 percent) was that the size and
number of rooms are iInadequate. The detached toilet and bathrooms

the absence of kitchen was another area of discontent among

°Se occupying the Ilow grade houses. The occupants of middle

h"de houses complained of the design and size of the laundry and
ashing areas. They have the sitting room before getting to the

Ares. Over 60 percent of the respondents expressed
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~satisfaction with the amount a natural brightness 1iIn their
its. This can be attributed to the house orientation .room sizes
and the overgrown hedges 1in certain estates.

However, due to the high demand Tfor housing, exemplified by
tte long waiting Ulist at the Ministry’s housing section, the
lengthy procedure before allocation of a government house, the
anount of government house allowance and the going market rents for
similar residential conditions/environment , the respondents were
compelled to appreciate their relatively privileged position.
These factors greatly influenced the great measure of indifference

expressed by the respondents on their dwelling units.

(@) Allocation Procedure

The house allocation or selection procedure adopted by the
Ministry of Public Works housing section is the point system,
similar to that used by the Kenya Breweries Limited. The waiting
list is arranged according to job grades. The factors considered
wen ranking the applicants are, marital status, period of service,
number of children the applicant has and the job grade. The
Siting list 1is not reviewed at all and an applicant can remain in
ewaiting list for as long as he 1is iIn the service without ever
eting a house. The housing agreement stipulates that the housed
é>Ployee forfeit all the house allowance irrespective of size and

of unit, and pays economic rent which varies with the house
A p )

> that the employee should immediately vacate the house after
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termination of service, payment of electricity and water bills by
the employee and reporting of any breakages to the housing officer.

The management does not endeavour to offer pre-occupancy education.

Table 3:22 Satisfaction Index Score on House Allocation Procedure
Variable Index Score (Percentage) Mean
Score

Strongly Dissa- Unde- Satis- Strong ly

dissa- tisfied cided fied Satisfied

tisfied

A locat 1on Pol icy 45.7 37 .1 2.9 14.3 0 1.892
Agreement condition 0 28.6 42.8 25.7 2.9 1.936
Total Mean 22.8 32.8 22.8 20.0 1.5 1.914

Source: Compiled by Author from a field sample of 46 respondents

Interpo la tion:
1.914 - 1.001 x 19.9 = 18.1 + 20 = 38.1%
2.000 . 1.001
An examination of the percentage distribution of the
respondents score for the satisfaction index on allocation
Procedures indicates that most respondents were dissatisfied with
tte house allocation policy with the mean score of the index at
| "-914 which 1is an equivalent of 38.1 percent. Table 3:22 further
Idicates that 21.5 percent of the respondents were satisfied with
allocation policy as opposed to 55.6 percent who expressed
Nesatisfaction while 22.8 percent were indifferent. Though the
licy °f selection is supposedly based on the point system, this

rarely practised. For 1instance, applicants have to identify a
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vacant house, inform the housing officer, arrange with the previous
occupant to secretly hand over the keys. One has to alway.s bribe
for this arrangement to be formalised.

The allocation of house is riddled by corruption as was noted
by one of the officers. This 1is particularly evidenced by copy
typist occupying middle and high grade category of houses meant for
senior officers. Other than corruption within the allocation or
selection system there 1is also undue influence from the senior
civil servants on house allocation. This 1is the reason why well
over half of the respondents (77.1 percent) said they had to
corrupt or bribe those iIn the allocation system 1in order to be
al located a house.

The researcher also realised that most of the respondents were
ignorant of the housing agreement. This 1Is because there was no
preoccupancy education by the housing officers, which actually 1is
impossible when the system is so corrupt. However, the respondents

expressed satisfaction with the amount of money deducted from their

salaries after house occupation.

"iif] Public Facilities

Table 3:23 shows the percentage distribution of respondents

Soore on public facilities as provided by the Ministry of Public
Werks.



"fable 3:23 Satisfaction Index on Public Facilities

Var iab 1e Index Score (Percentage)” Mean
Score
Strongly Dissa- Unde- Sat is- Strongly
dissa- tisfied cided fied Sat isfT ied
tisftied

Maintenance of

Facilities 37 .1 48.6 2.9 8.6 2.9 1.914
Children Playgrounds 28.6 57. 1 2.9 8.6 2.9 2.000
General Playgrounds 34.3 54.3 2.9 5.7 2.9 1.886
parking Space 22.9 62.9 5.7 5.7 2.9 1.857
Safety/Secur ity

Systems 17.1 62.9 2.9 11.4 5.8 2.171
Fire Protect ion 28.6 45.7 11.4 5.7 8.6 1.971
Garage Collection 42.9 42 .9 2.9 8.6 2.9 1.800
Libraries 34.3 57.2 2.9 2.9 2.9 1.771
Total Mean 30.7 54.0 4.3 7.1 3.9 1.921

Source: Compiled by Author from field survey e

Interpolation:
1.921 - 1.001x 19.9 = 18,.30 + 20 = 38.3%
2.000 . 1.001

Similar to the satisfaction index on house allocation
procedure most of the sampled respondents were dissatisfied with
the i1ndex at 1.921 which 1is equivalent to 38.3 percent. As
contained in table 3:23, 84.7 percent of the respondents showed
dissatisfaction, 4.3 percent were indifferent while 11 percent
expressed satisfaction.

The Ministry of Public Works pays very little attention to the
Provision and subsequent maintenance of public facilities. Over 80
Percent of the sampled respondents maintained that no playgrounds

re Provided. The dissatisfaction with the maintenance of any such
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facilities. Safety and security functions iIn the estates, Tire
protection and libraries have been completely neglected. Heaps of
stinking garbage is common sight in the estates while parking space
is only provided to middle and high grade houses but not
adequately. It is the neglect of these functions by officers in-
charge of the estates that has contributed to the measure of
dissatisfaction expressed by the respondents on public fTacilities.

The management quoted lack of funds as the major constraint.

iv) Locational aspects

The locational aspects discussed in table 3.24 are those that
should be considered by the design team during the project
inception stage.

Examination of the proportional distribution of the
satisfaction index on location aspects of the estates indicates
that a large portion of the sampled households were neither
satisfied nor dissatisfied with the locational aspects of the
estates with the mean score of the index at 2.7/51 equivalent to
54.9 percent. Thus the group that was uncertain accounted for 43.2

Percent. About 14 percent were satisfied.
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Table 3:24 Satisfaction Index on Locational Aspects of the Estate
Variable Index Score (Percentage) Mean
Score
Strongly Dissa- Unde- Satis- Strongly
dissa- tisfied cided fied Satisftied
tisfied
Distance to work 8.6 2.9 11.4 74.3 2.9 3.514
Distance to school 5.7 8.7 11.4 68.6 5.7 3.571
Shop/market
access ibility 14.3 2.9 65.7 14.3 2.9 2.371
pub lie transport 14.3 2.9 20.0 62.9 2.9 3.200
Pub lie telephone 11.4 2.9 60.0 22.9 2.9 2.371
Street lighting 5.7 2.9 57.1 31.4 8.6 2.514
Water supply system 11.4 2.9 62.9 14.3 8.6 2.514
Distance to clinic 17.1 5.8 57.1 17.1 2.9 2.229
Total Mean 11.0 3.8 43.2 38.2 3.8 2.814

Source: Compiled by author from field data.

Interpolat ion:

2.814 - 2.001 x 19.9 = 16.2 + 40 = 56.2%

3.000 - 2.001

Most of the government housing estates are the oldest in the
city with some of them having been inherited from the colonial
government, hence they are located close to the city centre.
Schools and health centres had been constructed within these
estates by the Nairobi City Council. Shops and Markets are also

1lle accessible from these estates. However, this 1iIs not the case

the estates built in the late 1970s and early 1980s such as

@ubia and Kileleshwa. Pool estates lack adequate street lighting
I’ experience water shortages. The common denominates fTor both
ag

and new estates 1is the traffic jam experienced during rush
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hours. Public telephone booths are inadequate, rarely function and
are targets of vandalism.

The indifference measure on Jlocational aspects can be
contributed to the prime location of schools and the nearness of
the estates to ones place of work. Apart from the traffic jams,
public transportation is adequate to most of these estates. There

is also the realisation that their incomes would condemn them iInto

estates fTurther away the city.

vi] Satisfaction with neighbours

The percentage distribution of the satisfaction 1index on
neighbours indicates that most respondents in the sample were quite
satisfied as the mean score of the iIndex was 3.629 and equivalent
of 72.5 percent. The respondents who expressed satisfaction
accounted for 62.9 percent as opposed to 17.1 percent who were
strongly satisfied.

Most respondents avoided talking negatively about their
neighbours and others expressed satisfaction because their
neighbours did not get involved with their affairs, while some did
not even know who their neighbours were iIn the estate. There 1is
limi ted mobility among civil servants in terms of transfer to other
stations of work and this is even more difficult if the employee is
°Used. Thus, employees living in an estate can remain neighbours
m*r long periods enough to understand and respect the wishes of

m*e*r neighbours. These 1issues have contributed to high level of
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satisfaction on this index and further more allocation of houses by
the management 1is done on four levels, that 1is low grade, middle
grade, high grade and super scale. This ensures that people iIn the
same socio-economic status, occupation designation, similar

education background and interest are located in the same estate.

vi] Environmental Conditions

Table 3:25 contains aspects which must be considered to check

on environmental degradation of an estate.

Table 3:25 Satisfaction Index on Environmental Conditions

Variable Index Score (Percentage)
Strongly Dissa- Unde- Satis- Strong ly
dissa- tisfied cided fied Satisfied
tisfied
Amount of noise 2.9 5.7 48.6 37 .1 5.8
Smokes and odours 8.6 2.9 62.9 20.0 5.8
Estates cleanliness 34.3 8.6 45.7 5.7 5.7
Roads and walkways 5.7 11.5 57 .1 20.0 5.7
Drainage system 8.6 8.6 45.7 25.7 11.4
Privacy in the house 45.7 5.8 17.1 22.9 8.6
Total Mean 17.6 7.2 46 .1 21 .9 7.2

Source: Compiled by author from field data.

Interpo lat ion :
-1.878 - 1.001 x 19.9
2.000 . 1.001

17.4 + 20 = 37. 5%

Mean
Score

2.123
2.215
1.243
2.543
1.458
1.686

1.878
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Unlike with the satisfaction indices on house allocation
procedure and public facilities, most of the sampled Respondents
were undecided to the current quality of environmental conditions
g indicated by mean score of the 1index at 1.878 which 1is
equivalent to 37.5 percent. Over 46 percent were uncertain, 29.1
percent were dissatisfied.

As mentioned earlier the estate dwellers are not provided with
playgrounds or are poorly maintained where provided. The children
thus play along the vroads and too near the houses causing
destruction to property and making a lot of noise. The compounds
and their hedges are poorly maintained since there is no staff in
charge of estate cleaning from the Ministry. The Nairobi City
Council does not collect garbage as frequently as 1Is necessary.
The drainage system get broken during the rainy season because the
compounds have litter all over. The low grade estate also lack
privacy because of the number and size of rooms compared to the
size of the Tamily. In some middle and high grade house lack of
privacy can be attributed to design of house Ilayout and the sound
absorption capacity of the materials used. These factors explain
the measure of dissatisfaction by the respondents for the index.

The Ministry of Public Works 1is iIn charge for the internal and
*ternal maintenance of the dwelling units. The maintenance
dicers at the depots are supposed to collect materials from the
I"*l!.es section of the Ministry to carry out any maintenance work

*s™g in any estate which falls under the depot using the
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maintenance staff under him. Table 3:26 shows the responses on

maintenance received from the housed civil servants.

Table 3:26 Satisfaction Index on Maintenance

var iable Index Score (Percentage)
- Sat is- Strongly
Strongly Dissa- Unde- . -
dissa- tisfied cided fied Satisfied
tisfTied
2.9
procedure/speed 25.7 60.0 5.8 g'; 59
Quality of maintenance 22.9 62.9 5.8 - )
Total Mean 243 61.4 5.8 5.7 2.9

Source: Compiled by author.

Interpolation:
1.928 - 1.001 x 19.9 = 18.4 + 20 = 38-4%

2.000 - 1.001

The mean score for the index on maintenance was 1.928
equivalent to 38.4 percent. This indicates that most respondents
were dissatisfied with the speed/procedure and standard of
maintenance work. Well over four fTifths (85.7) percent weie
dissatisfied while only 8.6 percent were satisfied with speed and
quality of maintenance work, Another 5.8 percent were uncertain.

The question of maintenance work on government houses now
summed up by an officer in Building Maintenance and Housing branch
°f the Ministry when interviewed by the researcher, thus there 1is

n° maintenance done, ... no money is allocated and there are no

~terials iIn the stores. If an occupant requires maintenance work

Mean
Score

1.914
1.943

1.928
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should buy the materials necessary, the Ministry will offer the
labour™ .

Most of the respondents were not aware that .-there are
maintenance officers at each depot while others preferred to deal
with head office straight. The depot maintenance officers are not
informed when a house 1is vacated or occupied hence have no proper
records of the occupants of estates under them, It is therefore
not surprising that most of the respondents are dissatisfied with
the Index on maintenance. This can be traced back to the poor

housing allocation practices.

viii) Occupants Welfare

The mean score fTor this index was 0.443 an equivalent of 8.8
percent. This indicates that most of the respondents were strongly
dissatisfied with the welfare services available. Over half of the
respondents (54.3 percent) were strongly dissatisfied, 39.9 percent
were dissatisfied, 2.9 percent were satisfied and another 2 percent
were indifferent with the welfare services. The only form of
welfare grouping was where the residents contribute money and hire
asecurity guard. However, this is not very popular as some of the
residents are not cooperative. An officer 1iIn the employer offers

n°thing in form of welfare services.
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ixX) Condition of building structure

Table 3:27 shows the incidence of defects iIn the 46 out of 50

sampled housing units in the Ministry of Public Works.

Table 3:27 Incidence of Defects

Building Component Defects 1iIn Percentages of

Total observed

Yes No
Walls 65.7 34.3
Roof s 29.5 70.5
Ceilings 45.7 54_3
Windows and Doors 51.5 48.5
Floors 51.4 48.6
Sani tary Fi 11 ings 69.3 30.7
Electric Fittings 58.3 41.7
Locks and Lashes 54.0 46.0
Total Mean 59.2 40.8

Source: Compiled by author from field data.

The Ministry of Public Works have no planned preventive

to8ramme on maintenance. There are no house inspections carried
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out and maintenance work 1is only done if defect is reported by the
occupants. This has resulted to an accumulation Gof building
defects reflected by the high percentage level of components with
defects averaging 59.2 percent.

The walls are constructed of stone and require iInternal and
external decorations which 1is the responsibility of the Ministry.
None of the houses visited during the survey had been redecorated
since the construction of the estate. Thus 1iIn many of the houses
walls are dirty, plaster 1is peeling off and there 1is blustering of
paint. OF the houses visited 42,4 percent had stained paint, 31.8
percent had peeled plaster and 27.2 percent had white deposits on
the walls which is evidence of efflorescence.

Roofs had the lowest 1incidence of defects 29.5 percent, some
of which included broken tiles leading to leakage and rotting of
the timber truss. Roof defects may lead to defective ceilings. In
this case study, defects on ceilings were high (45.7 percent) than
those on roofs. OF the houses with ceilings 18.4 percent had parts
of the ceilings missing or perforated.

The bathrooms and toilets had the highest incidence of defects
on sanitary Tfittings which were reported iIn 69.3 percent of the
houses visited during the field surveys, where the Tittings were
either broken or not functioning at all. Other defects were
rePorted with malfunctioning water taps, house drainage systems,
broken window panes, rotting timber framed doors, loose hedges and

issing doors. Half of the houses (51.4 percent) visited had dirty

Or dented floors due to normal wear and tear. The housing
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management indicated that undertaking and maintenance was
impossible since funding was always inadequate by 98 percent of the
actual need. Other factors that compound the situation are Black of
adequate and skilled manpower, rigid bureaucratic procedures and

lack of transport.

X) Final 1ndex

The final i1ndex groups satisfaction iIndices to enable compound
and derivation of the mean score sharing the overall residential
satisfaction by the housed civil servants.

The examination of the proportional distribution of
respondents scores on the final 1iIndex contained iIn table 3:28
indicates that, on average, most respondents were dissatisfied with
the current residential situation as offered by the Ministry of
Public Works with the mean score of the index equivalent to 41.9
percent. The group of households that expressed dissatisfaction
with the current residential conditions constituted 41.0 percent of
the total sample households. Slightly over a quarter (26.3
Percent) were satisfied while 32.5 percent were indifferent. There
18 indeed room for improvement if we adopt the view that at least
® degree of satisfaction has to be expressed to conclude that the

Ousing estates provide an adequate living environment.
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Table 3:28 Final Index Score to Measure Overall Residential

Satisfaction

Variable Index Score (Percentage)
Strongly Dissa- Unde- Sat 1s- Strongly
dissa- tisfied cided fied Satisfied
tisfTied
Dwelling unit 30.9 4.3 35.7 21.9 7.1
House allocation
procedure 22 .S 30 .S 22.8 20.0 1.5
Public facilities 30.7 54.0 4.3 7.1 3.9
Locational Aspects 11.0 3.8 43.2 38.2 3.5
Ne ighbou rs 0 17.1 14.3 62.9 2.9
Environmental State 17.6 7.2 46.1 21.9 7-1
Maintenance 24.3 61.4 5.8 5.7 2.9
Occupant’s welfare 54.3 39.9 2.9 0 2.9
Total Mean 24.0 32.5 17.0 Akl 4.0

Source: Derived from the eight satisfaction indices.

Interpolation:
2.100 - 2.001 x 19.0 =1.94+40=41_.0%
3.000 - 2.001

The dissatisfaction expressed by the respondents maybe
attributed to the inadequacy of the building maintenance housing
section iIn the Ministry of Public Works which has 1led to the
deterioration of government housing estates. The department 1iIs not
rePresented in the design teams and its functions had been reduced
0 Maintenance and selection of applicants which, as evidenced in

eailier discussion are poorly executed. There is no pre-

Mean
Score

2.342

1.914
1.921
2.751
3.629
1.878
1.928
0.443

2.100
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occupancy education by the housing section and new occupants are
not informed of the use of facilities 1In the houses. ._Although
there is a laid down selection procedure it is not adhered to and
corruption is clearly evident with several officers on transfer to
other provinces retaining the government houses in Nairobi. Cases
of subletting or letting the whole houses go easily undetected.
After allocation of the house the housing section does not ensure
that the occupant forfeits the required amount of money. Thus the
government loses money in form of rent, which would otherwise have
been used for maintenance.

As mentioned earlier, maintenance work 1is only carried out
when a defect 1is reported by the occupant. However lack of
planned, preventive programme means that there 1is an accumulation
of maintenance work in the estates and this iIncreases the amount of
money needed for rectification. The houses therefore deteriorate
at a higher rate than when preventive maintenance programme 1is
planned. Lack of 1inspections on the houses means that minor
defects are not repaired until they are major and more expensive.

The housing branch has completely neglected the occupant’s
welfare, does not allow for transfers and exchanges and do not
liaise with the welfare institutions to provide adequate services

t© government estates.



“nmbined Index

Table 3:29 groups together the three final indices means
scores to enable a comparison of the overall residential

satisfaction for the three iInstitutions.

Table 3:29 A Comparison of Indices Between Kenya Pipeline
Company and Kenya Breweries Limited with the

Ministry of Public Works

Satisfaction i1ndex Mean score Subtotal Mean Mean Total Meai
Score for Score Score for
Three

K.P.C K.B.L K.P.C + K.B.L. M.O.P.W.
Inst itutions

Dne1lling unit 380 3053 3 436 2 342 3 072
Allocation procedure 3 302 2 944 3 123 1 914 0 720
Pub lie facilities 0 845 3 511 3 178 i 921 2 759
Locational Aspects 2 381 3 545 O 963 2 751 0 so2
Neighbours 3 579 3 182 3 3S0 3 629 3 463
Environmental State 3 671 3 418 3 544 1 878 0 989
Maintenance 2 789 3 273 3 031 1 928 2 663
Occupant s welfare 1 600 1 764 1 682 0 443 1 269
Total Mean 2 998 3 086 3 042 2 100 2 728

Source: Comp iled by author from the final indices.

A glance at table 3:29 reveals that there 1is a remarkable
~ference between the residential environment offered by the Kenya
pi
i PeHne Company and Kenya Breweries Limited on one hand and

P”istry of Public Works on the other. While the housed employees



Of Kenya Pipeline Company and Kenya Ilreweries Limited were
satistied with their residential conditions, the Civile servants
were indifferent to the current quality of their residential
conditions, as 1indicated by their means as .1.042 (60.8 percent),
and 2.100 (41.9 percent) respectively. Thus state of affairs can
be attributed to a number of reasons.

One, other than inadequate skilled manpower, the functions of
estates management in the M.O.P.W. have been inadequately defined.
Allocation and maintenance of the houses are the only estate
management functions included 1in the definition of duties and
responsibilities falling under the Building Maintenance and Housing
Branch. Rent collection 1is done by Ministry of Finance while the
project inception and implementation 1is done by the department of
Housing in the Ministry of Lands and Housing. Other functions such
as garbage collection, water supply and fire protection are carried
out by Nairobi City Commission. The Tfunctions and omission of
others (welfare, playgrounds) greatly contribute to the low
satisftaction level. On the other hand, K.P.C and K.B.L has a well
established and staffed estate department with clearly and
comprehensively defined functions. Though K.P.C. lack an estate
department there is a senior officer trained In estate management
wh® #s in charge of the company’s housing estates.

Second, the Building Maintenance and Housing branch of the
1*0.P.w. 1is charged not only with the management of housing estate
ut also all government office buildings. This enormously

&reases the branch management work while their funding has
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cOntinued to decrease over years. An officer iIn the housing branch
noted that they are currently being underfunded by 98 percent. The
eStates department of K.B.L. has the responsibility of managing
both the housing estates and company depots whose expenditure 1is
under the same fund. However, the company Tfinance policy is clear
On both areas and money is always availed for their management. On
the other hand the management of the K.P.C. properties other than

the housing estates are the responsibility of the technical

department.
Finally, whereas defects are promptly dealt with in K.B.L. and

K.P.C. housing estates, long delays in M.O.P.W. are the rule rather

than the exception. In some cases reported defects remain
unattended. This is due to the unnecessary Dbureaucratic
procedures, inadequate finance for purchase of materials,

unreliable transport systems, general laxity among the officers and
lack of awareness on the part of the occupants on exactly what to
do when they are in difficulties with their dwelling conditions.
Taking different components mean of residential environment
into consideration, 1t is evident from table 3:29 that the welfare
Jf the dwellers was the lowest on average (1.269 or 45.3 percent)
with the M.O.P.W. recording the Jlowest at 0.443 (8.8 percent).
Pereas there 1is virtually no attention given to the welfare of
«°_P.W. house occupants, the welfare Tacilities offered to those
I*siding in K.P.C. and K.B.C. are inadequate. There are no
°luntary welfare associations in K.P.C. and M.O.P.W. The K.P.L.

*eir _ _ _ _
are associations are not very effective as they are only active
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in funeral arrangements. None of the housing management
departments has helped the welfare associations to Iiais%kwith the
Ministry of Culture and Social Service for the benefit of their
estate residents. No cultural festivals are organised or sporting
activities for people of all age groups.

On the other hand the mean on satisfaction with neighbours was
the highest (3.463 or 69.2 percent) with the M.O.P.W. recording the
highest at 3.629 (72.5 percent). This high level of satisfaction
can be attributed to the fact that the employer is the same, the
occupants have a similar social-economic status, a similar
occupation background or designation, similar education background
and similar interests to some extent and the long periods of
staying as neighbours especially for the case of M.O.P.W.

The mean score of the dwelling unit was 3.072 (4.4. percent)
with the K.P.C. recording the highest at 3.820 (76.3 percent).
This relatively high level of satisfaction can be attributed to the
tw factors. The first is the realization among the cost than more
than what the employer 1is charging. Secondly their previous living
conditions were worse. Ample room space was another factor for the

case of K.P.C.

The overall 1index measured on average 7.728 (54.4 percent)
which 1is just above the hypothetical midpoint of 2.500 on the
Scale. This indicate indifference to the current quality of
,residential environment. The dwelling units and neighbours were

acceptable o0 the respondents while they were uncertain about house

[a*°cation procedure, public facilities, estates locational aspects
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environmental conditions and maintenance policy and procedure. The
occupants welfare are perceived as clearly unsatisfactory.

It is for this reason that the hypothesis, that 1is, the
current estate management practices in use in the iInstitutions are
not adequate to ensure residential satisfaction among the dwellers,
is accepted only for the case of MoPW. However, it should be noted
that KBL and KPC satisfaction levels on residential conditions
exceed the uncertainty range by very small margins, that is 0.086
(1.7 percent) and 0.002 (0.02 percent) respectively. Hence they
should also improve their estate management practices and
techniques to raise the satisfaction level on residential
conditions .

Among the poor management services 1In most estates are garbage
collection, estates cleanliness, residents welfare, maintenance,
handling of vacant premises, public telephone and libraries which
are completely non-existent. The next section compares the

variability of the overall means for K.P.C., K.B.L. and M.O.P_W.

ysis of Variance

In this section the study attempts to compare the means
Stained for the three 1Institutions or case studies through the

replication of analysis of variance and employment of the *F*

*stribut 1on .
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[2] Calculations of sum of squares

i] Treatment sum of squares (SST)

SST =r & - X
SST = 8 (0.154 + 0.095 + 0.489)
SST = 5.904

ii] Total sum of squares (Total SS)
Total SS = aj - X)2

Total SS

3.542 + 4.638 + 9.559

Total SS 17.739

iif] Blocks of sum of squares (SSB)
SSB = C Xij - X)2
SSB = 3(0.142 + 0.011 + 0.004 + 0.047 + 0.413 + 0.144 + 0.039
+ 2.002).

SSB = 8.556

V] Error sum of squares (SSE)

SSE = Total SS - SST - SSB
SSE = 17.739 - 5.904 - 8.556
SSE = 3.279

Calculation of mean squares
i] Treatments of mean squares (MST)

MST = SST = 5.904 = 2_.952



158

ii] Er-ror mean squares (MSE)
MSE SSE = 3.279 = 0.234
(r-1) (c-1) (8-1) (G-1)
iii] Block mean squares (MSB)
MSB = SSB = 8.556 1.222
r-1 8-1

c] Testing the null Hypothesis (Ho) using F statistic.
Ho - U, = U2 = U3

F = MST = 2.952
MSE 0.234

12.61

With the degree of freedom being 2 for the numerator and 14
for the denominator the critical value of Fq(QQ = 6.51. The computed
value of F + 2.78 fTalls iIn the rejection region indicating that the
residential satisfaction means of all the three iInstitutions, that
is, K.P.C., K.B.L. and M.O.P.W. are equal. On the other hand the
satisfaction means of K.B.L. and K.P.C. are not significantly
different as the computed value of Fq = 4.60. Thus the M_.O.P.W
can use both of K.B.L. and K.P.C. as the models 1in order to improve
the management of their housing estates which iIn turn will raise

the satisfaction mean of the residential conditions.
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» CHAPTER IV

CONCLUSION AND RECOMMENDATIONS

This chapter contains the theme of the study, a summary of the
estate management TfTunctions which have been reviewed, the main
findings of the study in the Ulight of which the hypothesis 1is
examined and finally the recommendations of the study.

The housed employees of K.B.L, K.P.C. and M.O.P.W. are the
subjects of this study. The hypothesis is that the current estate
management practices 1iIn use iIn the institutions are not adequate to
ensure residential satisfaction among the dwellers. The central
theme of the study that estate management is not given the
attention it deserves in these institutions.

A number of estate management Tfunctions have been examined.
They are lay-out and design, tenants selection, pre-occupancy
education and tenants” agreements, transfer and exchange, tenants’
welfare, maintenance and repairs, security, work execution,
building records, refuse disposal, rent collection, rent arrears,
fire insurance and organisation structure.

The management experience should be transmitted to the design
team for it is important for good and economical estate layout and
design. When a housing programme is beginning it is of paramount
importance that the tenants” selection model adopted should be
beyond public criticism as the function 1is important to the whole
pregramme. The selected tenants should then be educated on the

pfoper use of Tacilities provided, conditions of tenancy and their
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responsibilities. An elastic policy with regard to transfer and
exchange ensures that the best use is ma-de of existing
accommodation. At a very early stage iIn the planning of an estate,
there should be a well established environment philosophy that will
affect the physiological and mental well-being of the occupants.
A sound maintenance programme, adequate and trained Ilabour Tforce,
economical work execution methods, up to date building records and
most important adequate Tfinancing are mandatory in any attempt to
cub house deterioration. Tenants involvement can greatly reduce

the maintenance cost and hence the overall management costs.

Cone 1lus ions

If the fTunctions of estate management are performed
effectively iIn the institutions, it is expected that the estates
will be: clean, secure, provided with the necessary public
facilities, well maintained, have adequate fire Tighting equipment
with the tenants being involved iIn the management of their estate
and have existing and active tenants welfare associations. This in
turn ensure an overall satisfaction residential environment.

This research, however, found out that the overall residential
condition in the iInstitutions housing estates is not satisfactory.
The combined index mean score 1is 2.728 (54.4 percent) which Talls
in the indifference range on the scale. The absence of an estate
department in the case of K.P.C., the combining of depot and

housing estate management in K.B.L and the narrow definition of



161
estate management functions, inadequate TfTinancing and staffing of
the Building and Housing Branch and combining th)g management of
office and housing estates 1in the M.O.P.W. greatly reduced the
effectiveness of the estate management  practices in the
institutions housing estates.

The house allocation procedure in the three institutions is
clearly defined but not strictly adhered to in M.O.P_W. However,
the lack of pre-occupancy education 1in the institutions has
resulted to poor understanding of the housing agreement conditions
which @n turn Jleads to misuse and negligence of the Tacilities
provided.

Maintenance work in K.B.C. is carried out by the estate
department’s skilled maintenance men in adherence to a well defined
and financed maintenance programme. In contrast, the M.O.P.W.
maintenance work is marred by poor financing, i1nadequate personnel
and lengthy bureaucratic procedures, while in K_.P.C there is
neither a clear cut malintenance procedure nor a maintenance
Programme. This explains the poor quality of workmanship and Ilow
speed of work execution.

Residents in K.P.C. housing estate complained of noise from
nearby airport while those iIn the M.O.P.W. estates spoke of noise
fron children playing within the estates. Smells from blocked

rainage, heaps of uncollected garbage are common iIn M.O.P_.W.

|°Using estates while K.B.L. dwellers complained of smells from the

i®ctory within the compound.
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In K L., transportation is provided for the employees and
their school going children. The company has also supplemented the
Nairobi City Commission’s efforts 1in garbage collection and
provision of water in Tusker and Allsopps housing estates. In
K.P.C. and M.O.P_.W. the residents use public transport and rely on
Nairobi City Commission for the provision of the services.

None of the institutions recognizes the importance of tenants
welfare associations and the reduction iIn management cost which can
be achieved by the encouragement of tenants participation in the
management. This TfTunction and that of house Iinsurance are areas
not attended to. Another common factor to the residents of all the
institutions was realization that their house allowances would
condemn them iInto estates whose residential conditions are worse.

From the conclusions, the hypothesis that the current estate
management practices 1In use in the iInstitutions are not adequate to

ensure residential satisfaction among the dwellers 1is accepted.

Recommendat ions

In the earlier discussions of the thesis, various ways were
suggested, though not explicitly of solving the estate management
Problems identified. The following are the main recommendations of
the study.

The establishment of estate department is paramount. This
"ficreases the effectiveness and efficiency of estate management.

The tenants know where and who to consult when they have a problem.
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The managers alike are able to concentrate on estate management
without distraction arising from other responsibilities. Further
the department should have clearly and comprehensively defined
roles and functions.

The department should maintain a housing fund. This ensures
that maintenance problems are handled as they arise. Delays in the
execution of maintenance work results in high expenditures. The
house allowances forfeited by the tenants should be part of the
housing fund. IT it exceeds the maintenance budget the surplus can
be used for the provision fTor further housing. The department of
Housing iIn the Ministry of Lands and Housing should be moved to the
M.O.P.W. and assume the management of government housing estates
while the Building and Housing Branch of the M.O.P.W. should be
responsible for the management of government office buildings. In
K.B.L. the management Tfunctions of the depots and housing estates
should be clearly distinguished.

The institutions should strive to employ qualified personnel.
This ensures that the estates are managed professionally and the
tenants are handled in an encouraging manner. The training should
however involve all cadres of the management including those at the
front line who rank Blowest in the organizations.

Other than the management manual for the housing units there
should be a standard operation procedure. Manuals clearly spelling
out the procedure to be followed in reporting of defects, duration
within which they should be rectified, and frequency of house

inspection among others. It is not enough to have elaborate house
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allocat ionepo licies . Strict adherence to the policy 1is just as
important.

Malpractices 1In housing allocation such as those observed in
M.O.P.W. result 1in dissatisfaction both to those who benefit and
those who do not. These policies should also consider the job
grade as well as the size and composition of the family in relation
to the space available. This was major complaint from the K.B.L.
employees.

Prior to occupancy a schedule of conditions of the dwelling
unit should be prepared. This should be counter signed by the new
tenant. This, to great extent will instill a sense of
responsibility to the tenant which ensures reasonable care for the
facilities provided. The tenant should be made aware that the
schedule will be used as a check out on vacating the house. The
policy should consider the job grade as well as the size and
composition of the family iIn relation to the spaces available.

A thorough understanding of the housing agreement conditions
and proper care and use of TfTacilities provided is necessary. This
is only possible through pre-occupancy education which involves
casual visits by the housing staff even after occupancy. The
tenants obligations should be clearly explained at this stage.
They should be encouraged to report defects promptly and educated
on the maintenance procedures among other practices.

[ > The estate departments in the institutions should have within
it’s establishment a number of staff whose work will be purely

concerned with the social welfare of the tenant where they address
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themse 1lves-s to questions of health, family feelings and emotions,
type of social contrasts and relation with the neighbours and other
members of the society and provision of community Tacilities.
These officers should work in close liaison with bodies providing
such services. Careful handling of tenants associations can
greatly reduce the management cost through tenant participation in
the manning of the estates. A spirit of partnership between
tenants and Jlandlord and between tenants themselves should be
cultivated through the associations.

The estate departments of the M.0O.P.W. and K.P.C. should
consider supplementing the Nairobi City Commission efforts 1in
provision of clean water and the collection of garbage. The City
Commission on 1its part should licence the drilling of boreholes
with minimum bottlenecks. It should also view the privatisation of
garbage collection as a way of supplementing 1its efforts on the
same.

Other than the improvement of fire fighting facilities in the
institutions” housing estates, a comprehensive insurance policy is
necessary. While fire insurance 1is viewed as the most iImportant,
other insurance policy covers such as consequential loss, public
ability, plate glass insurance and burglary insurance should never
be overlooked. Frequent inspections to detect possible sources of
fire should be made.

While it is widely held that the estate managers should be
incorporated in the design teams, their contribution in the team

will be inadequate without proper records of experiences
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accumulated from the management of existing estates. Such records
are important as they highlight inadequacies,, of certain
architectural layouts and building plans as well as their strong
points. This 1implies the overall residential environment for the
future tenants. It also ensures a reduction of management cost of
such estates.

There is a need to introduce computers iIn the estate
departments. This will not only increase efficiency but will go a
long way in reducing the management cost.

Finally, 1t 1is recommended that similar research should be

carried out on estates which are designed according to the owners

specifications vis-avis the commercial estates.
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APPENDIX

QUESTIONNAIRE FOR THE MANAGEMENT

As a Housing Manager, When does your role begin - before
occupying or just after occupying?

If before occupying please state areas of participation.

Do you have a Housing Department . Section in the institutions
- Yes/No

IT Yes, (1) how is the department/section organized?

(i1) Indicate the total number of the following staff:-

al Housing Manager
b] Assistant Housing Manager(s)
c] Management Assistant(s)

d] Superintendent of Estates
e] Assistant Superintendent of Estates
1] Stenographer
al Book-Keeper Accountant
h] Typist Clerk
i] Maintenance men
Carpenters
P lumbers
Electricians
Glaziers
Masons

Painters
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71 Stockroom clerk
K] Caretaker
] Gardeners
m] Cleaners

nj Security

o] Seasonal Labours
Do you have any training programme for the staff of housing
department? Yes/No
What 1is the proposed future staff expansion related to housing
work in the next 5 years?
Funct ion Department Number
How do you assess need for housing accommodation?
i] Keeping a waiting list Yes/No
if] Number of employees Yes/No
IT the institution keeps a waiting lists, state what fTactors
qualify an applicant to be entered on the list.
i] Waiting list is unrestricted for all Yes/No
ii] " " based on working period Yes/No
iii] Other specify .....
Do you keep a separate list for each housing estate? Yes/No

If No, how do you ensure that an applicant is wait listed for

the correct accommodation?

How regularly is the waiting list revised?
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10. Which of the following procedures does the institution use 1in
allocating the available accommodation to applicants on the
wait ing list?
i] Selection 1iIs made by officers in accordance with some

laid down policy Yes/No

if] Selection 1is made by secret balloting Yes/No
iii] Selection based on point system Yes/No
iv] Selection based on first come first

served basis Yes/No

V] Others specify _.._.__.
11. Why haven’t you provided housing to all your employee?
12. When do the successful applicants sign lease agreements?

13. State circumstances under which transfer and exchanges are

allowed:-
i] No transfer/exchange is allowed Yes/No
ii] Transfer allowed where institutions
want to make better use of the house Yes/No
iii] Exchange allowed where both employees
will benefit Yes/No
14. Is the maintenance and repair work done through direct or

indirect labour?

15. What 1is an occupant expected to do iIn case of a defect or
damage iIn his unit?

16. How long do repairs take to be carried after reporting?

17. Does the institution keep a maintenance and repailr schedule

for housing?
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19.

20.

21.

22.

23.

24.

25.
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What have been the major maintenance problem in the estates?
What would you consider as remedy to reduce the maintenance
problems in your housing estate?
Who ensures that the premises are maintained in the manner
required by the Regulations Acts?

State what 1items of work are included under maintenance and

repa irs?
i] Surface water drainage Yes/No
ii] Road tarmacadamizing Yes/No

ii] Redecoration and replacement of internal
and external broken parts of building Yes/No
iv] Others specify Yes/No

State the balances 1iIn the maintenance and repairs account in

the following years?

1987 ....

1989 ...
IT the balance was a deficit, what was the reason?
Does the institution have a separate fund for housing?
Yes/No

IT No. give reasons

What is the basis of rental calculation for the iInstitution

housing units?
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27

28.

29

30

31
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How does the method of calculation accommodate the ever
increasing management and maintenance costs over. The life of
the estates?
What items does the 1institution include under the welfare
services?
How are they provided?
Do you have any voluntary association in your estates?
Yes/No
If Yes, do their activities have anything to do with the
welfare services provided by the institutions? Yes/No
aj If No, do you think there 1iIs nay need for the residents
to form themselves iInto committees or association
Yes/No
b] What purpose do you think the committee or association
would serve?
i] to act as a bridge of communication between the
would management and the residents Yes/No

i] to check on the cleanliness of the communal places

and to stop children from dirtying the walls
Yes/No
iii] to run social and cultural activities such as

canteens, sports, TfTirms shows etc. Yes/No
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State the amount of house allowance forfeited, amount spent on

maintenance repairs and 1Insurance and other expenses since

e
1985

Year Hse allowance Amt for Amt for Other

, forfeited repairs insurance Expenses

1985

1986

1987

1988

1989
33. Are there any complaints regarding the management work?

Yes/No

IT Yes, specifty. .. e e e e
34. Highlight the major problems you experience in your work
35. What general comment would you Ilike to make with regard

Estate Management? ... i a e

to
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QUESTIONNAIRE FOR THE TENANT

Name of Tenant
Size of Family
Occupation ... ... __ ... ... .... Income ..
Name of Estate ............... House No.
Amount of House Allowance forfeited ... ... ... .. ... ......
How long have you lived here ... .. .. ... ... .....
No. of rooms occupied with/without kitchen/toilet/bath
What 1is your Teeling on the quality of shelter provided
terms of:-
a] The size and number of rooms:-

1] Strongly dissatisfied

2] Dissatisfied

3] Undecided

Y| Sat isf ied

5] Strongly satisfTied
Please give reason(s) for your answer........occceccaca--
b] Kitchen and cooking areas:-

1] Strongly dissatisfied

2] DissatisfTied

3] Undecided

Y| Satisfied

5] Strongly satisfied

Please give reason(s) for your answer......_..._.._.._.._.._._..-..

in
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Laundry and washing areas:-

1]
Z]
3]
4] -

5]

Strongly dissatisfied
Dissatisfied
Undecided

Satisfied

Strongly satisfied

Please give reasonls) for your answer................

d]

Bathroom and toilet:-

1]
Z]
3]
4]
5]

Strongly dissatisfTied
DissatisfTied
Undecided

Satisftied

Strongly satisfTied

Please give reason(s) for your answer_._.._._.._._._.._.._....

el

House ventilation:-

1]
2]
3]
4]
5]

Strongly dissatisfTied
DissatisfTied
Undecided

Satisfied

Strongly satisfied

Please give reason(s) for your answer................

f]

Brightness or natural sunlight

1]
2]
3]

Strongly dissatisfied
DissatistTied

Undec i1ded

inside the unit:-
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47] SatisfTied
5] Strongly satisfTied

Please give reason(s) for your answer,

9. a] What is your stand on the house allocation procedure?

1]- Strongly dissatisfied
2] Dissat isf i1ed
31 Undec ided
4] Satisfied
5] Strongly satisfTied

b] What do you think should be changed in this procedure?
1] Strongly dissatisfTied
2] DissatisfTied
3] Undecided
1] Satisfied
5] Strongly satisfied

10 What 1is your Tfeeling about the housing agreement conditions

from your employer?
1] Strongly dissatisfied
2] DissatisfTied
3] Undecided
vy | Satisfied
5] Strongly satisfTied

Give your comments:-
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11. Indicate your stand on the provision and maintenance of the
following public facilities:- >
a] Recreational facilities:-

1] Strongly dissatisfTied

2]= Dissatisftied

3] Undecided

47] Satisfied

5] Strongly satisfTied
Please give your comments = .. ... .. ciiccaaaann
bl Children’s playgrounds:-

1] Strongly dissatisfTied

2] Dissatisfied

3] Undecided

4] SatisfTied

5] Strongly satisfied
Give reason(s) for your answer.._.._ ... ... .- .-.-.--.
c] Playgrounds: -

1] Strongly dissatisfied

2] DissatisfTied

3] Undecided

4] SatisfTied

5] Strongly satisfied
Why do you feel s0? ... ... .. ... .....

> d] Public parking areas:-
1] Strongly dissatisfied

2] DissatistTied
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3] Undecided

1] Sat isf ied

5] Strongly satisfTied
Please give your comments: .._._.._._._._.._._...._..
e] Safety and security systems:-

1] Strongly dissatisfied

2] Dissatisfied

3] Undecided

vy | Satisfied

5] Strongly satisfied
How do you think it can be i1mproved? ....
1] Fire protection:-

1 Strongly dissatisfied

2] Dissat isfied

3] Undecided

4] Satisfied

5] Strongly satisfTied

Please give your comments for your answer

al Garbage collection:-

1]
2]
3]
4]

5]

Strongly dissatisfTied
DissatisfTied
Undecided

Satisftied

Strongly satisfTied

How do you think 1t can be improved?....
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13.

h]
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Libraries:-
1] Strongly dissatisfTied *
2] Dissat isf i1ed
3] Undecided
4]. Satisfied

5] Strongly satisfied

Why do you feel s0? ... ... .. .......

What
What

aj

else would you like provided for public use?

is your general Tfeeling about the following factors
Distance to work:-

1] Strongly dissatisfTied

2] DissatisfTied

3] Undecided

Y| SatisfTied

5] Strongly satisfTied

Reasons your answer ._..._.....-.._...-.-.

b]

Distance to school:-

1] Strongly dissatisfied
2] DissatisfTied

3] Undecided

47] Satisfied

5] Strongly satisfied

Reasons for your answer ................

cl

Accessibility for your answer/feelings:-
1] Strongly dissatisfTied

2] Dissatisfied
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3] Undecided
1] SatisTied *
5] Strongly satisfTied
comments for your answer/feelings ...............
Mode and convenience of public transportation:-
1] Strongly dissatisfied
2] DissatisfTied
3] Undecided
41 Satisftied

5] Strongly satisfied

Why do you feel 50?7 e,

el

What

Availability of public telephone services
1] Strongly dissatisfTied

2] DissatisfTied

3] Undecided

41 Sat istT 1ed

5] Strongly satisfTied

do you think can be done to improve the services?
Street lighting at night:-

1] Strongly dissatisfTied

2] DissatisfTied

3] Undecided

4] Satisftied

5] Strongly satisfied

Why do you feel so? ... ... .. ........
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al The water supply system:-
1] Strongly dissatisfied *
2] Dissat isf ied
3] Undecided
4] - Sat isfied
5] Strongly satisfTied
Reasons for your answer ................
h] Distance to health clinic:-
1] Strongly dissatisfied
2] Dissatisfied
3] Undecided
4] Sat isf i1ed
5] Strongly satisfied
Please give your comments: ._._._..__._.__.._._.._.....
14. What 1is your satisfaction level ai your neighbours?
1] Strongly dissatisfied
2] DissatisfTied
3] Undecided
Y| Satisfied
5] Strongly satisfied
Please give your comments: ._._.___._._._._._.._._.....
15. What 1is the general feeling about the TfTollowing environment
factors:-
aj Amount of noise:-
1] Strongly dissatisfied

2] Dissat isftied
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3] Undecided

4] Sat isf ied

5] Strongly satisfTied
Give your comments: .. _._.__.__.._...._..
b] Amount of smokes and odours:-

1] Strongly dissatisfied

2] Dissat isf ied

3] Undecided

4] Sat isfied

5] Strongly satisfied
Give your commentS: ... . --ii---.--.
(o] | Cleanliness of the Estate:-

1] Strongly dissatisfied

2] DissatisfTied

3] Undecided

4] Satisfied

5] Strongly satisfTied
How do you think it can be improved
d] Roads and walkways: -

1] Strongly dissatisfied

2] Dissatisftied

3] Undecided

1] Satisfied

5] Strongly satisfTied

Why do you think so? _._._.____._._._.
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e] Drainage: -
1] Strongly dissatisfTied
2] Dissat isf ied
3] Undecided
4] . Sat isftied
5] Strongly satisfTied

Give reason(s) for your answer

1] Privacy in your house:-

1] Strongly dissatisfTied
2] DissatistTied
3] Undecided
4] Sat isfT ied
5] Strongly satisfied
Please give your comments: ... .. ..oc.-...
16. Please state the condition of the Tfollowing items 1In your
house
al Walls- i] Have cracks
ii] Have appearances of white deposits
1] Have stained paint
iv] Plaster is peeling off
V] Looks damp
vi] No repainting since occupying the house
b] Roo fs i] Is leaking

ii] Is timber rotting

iii] Is sagging and spreading



Ceilings i]

i

iii]
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Have dirty marks
Is sagging

Has come off

Windows and doors:-

Floors i]

iii]

Wood 1is rotting

Metal 1is rusting

Has come off

Is cracking

Is scratched/indented

Is looking dirty

Sanitary fitt ings

]

Broken WC (toilet) pane
Broken baths/shower
Cisterns not Tlushing

Taps leaking

Electric fitt ings:

ii]

Switches broken

Sockets not working

Bulbs not replaced

Water heaters not working
Have been broken

Have been stolen.

is your feeling about the following 1issues

a] Procedure and speed of maintenance:-

1] Strongly dissatisfied

2] DissatisfTied
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3] Undecided
4] Sat isfT ied
5] Strongly satisfied
How do you think the situation can be improved?
b] The.standard or quality of maintenance and repair work
done:-
1] Strongly dissatisfied
2] Di ssat isfied
3] Undec ided
1] Satisfied
5] Strongly satisfied
Why do you feel s0? ... ... .......
Arel there any voluntary association in your estate Yes/No
i] If Yes, what is your feeling about:-
al The services provided:-
1] Strongly dissatisfied
2] Dissatisfied
3] Undecided
1] Satisfied
5] Strongly satisfied
Why do you feel so? .......
b] The appointment in election of the officials:-
1] Strongly dissatisfied
2] Dissat isfT ied

3] Undecided
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47 Satisfied
5] Strongly satisfied - »
Give reasons for your answer ._.._.._...........
ii] If no, do you think there 1is need for one?
Yes/No
iii] What duties do you think the voluntary association should

perform?

RECORD OF OBSERVATIONS

Name oOfF Estate ... ..t e e
Location of Estate ... ...
Year oOF construction ... ..o
NO . OF UNTES e d e d e e e e aaa e
i] 1 roomed UNEES .. e e aiaaaaas
ii] 2 roomed UNIES ... e aaaaaan
iii] 3 roomed UNIES e e aiaaaaas
iv] 4 roomed UNIES ... .o i e cccacacaacaaaaaaan
Cost of construction per unit/whole estate............
Sources of funds for the development...................
What infrastructure is provided in the estate? ___._._.

1] Mains water/borehole

2] Main sewer/septic/cesspit
3] Main electricity/generator
Y| Refuse collection in dustbins/rubbish pits

5] Tarmacadam/murram roads
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What community facilities are provided?

1] Shopping centres o

2] Community Centres/Socia 1 Hall/Librarv

3] Health clinics

4] Play grounds

5] Bus routes

Wha t building materials were used?

1] Walls

2] Roofs

3] W indows

1] Floors finishes

5] Doors

6] Staircase

What 1is the condition of the

1] Building structure Good/Fair/Poor
2] Estate Good/Fa ir/Poor
3] Decorat ion Good/Fa ir/Poor
4] Grounds Good/Fair/Poor
5] Other (specify) Good/Fair/Poor

How regularly has the estate been painted both externally and

interna 11y?
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12. When were the above works last executed 1iIn the estate since

1985 .

1985-1989 Roof

1985-1989 Walls

1985-1989 WC’s

1985-1989 Doors

1985-1989 Windows

1985-1989 Floors

1985-1989 Electricity fault
1985-1989 Water pipes and taps

14. What do you consider to be the major cause of maintenance and

repair work executed in the estate?

1] Building materials used (specify) Yes/No
2] Poor workmanship (specify) Yes/No
3] Age of building Yes/No
q] Misuse Yes/No
5] Climate Yes/No
6] Normal wear and tear on accountof age Yes/No
71 Neglect Yes/No
8] Vandalism Yes/No

9] Management Yes/No
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house

aj

b]

Wal ls-

Please state the condition of the following

Roo fs

Ce i lings.

Is sagging

18

items iIn your
»

Have cracks

Have appearances of white deposits

Have stained paint

Plaster 1is peeling off

Looks damp

No repainting since occupying the house

Is leaking

Is timber rotting

Is sagging and spreading

Have dirty marks

iii] Has come off
Windows and doors:-
i] Wood 1is rotting
i] Metal 1is rusting
iii] Has come off
F loors i] Is cracking
in] Is scratched/indented
iii] Is looking dirty
Sanitary fitt ings
i] Broken WC (toilet) pane
in] Broken baths/shower
iii] Cisterns not fTlushing
iv] Taps leaking
IBNtr.i".T";' U Agt-

S A _ !)Cﬁl ubaA I!
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al Electric fittings

i] Switches broken
ii] Sockets not working
iii] Bulbs not replaced
iv] - Water heaters not working
h] Locks :- i] Have been broken

ii] Have been stolen.



