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i. INTRODUCTZION

There is a continued expansiosn of uncontrolled settlements
in all urban centres in Menya. Estimates cf new housing
development in Mairohi in 1575 irdicate that around 75%

of this was »rivate, unauthorized development?

In other towns, in Xenya, hoth large aﬂ“ gmall, a similar
exransion oi uvnauthorized housing consiruction seems to :
take place.

i that there exists a
discrepancy betweer 3 vuﬁply of hecusing and the
effectiva demand o! e population. This discrepancy is
maet preoncunced for the low-income j"”ED, vho form the
large maiczrity of the innahitants of the uncontrolled urban
settlements.
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The urkan housing progrecmme for the lovi~-income groups,

as outlinad by the CGoverpmeut in the Dovelopment Plan and
the Planning Cu1ae1*q,o,z is bhased on certain facts and
assumptions concerning the over=-all houzing need (i.e. the
total requirament for shelter) and the spvecific demand
within the loir-income greoup. The most important of these
are:

- An es+1nafe of the tot
regul pdﬁnw"ng cn npepu
centrzes

cquantity of housing units
ion nvrojecticns for urhan

rch Devision, Tovn Planning
. T:l sing and Emrlovment in

-

Sectiocn, 1976, hQOLLauj
Nairobi, 1975.

1 MNMaircbi City Ccuncil, Re
o)

2 Development Plan, 1274-1973, Repuhlic of Fenya,

Government Prionter, MNairohi.
Minictrv of Housing, 1974, Planning Cuidelines for the
Governw*“ﬁh_u e 1974-1978.

3 lilinistry of Housing, Yconowic Planning Section, 1974,
Urban Honsing Neeods in Zenva.




= 2 minirum standard of two rooms and a kitchen pner
household, constructed in permanent materials;

- A maximum occurancy rate of 5 persons rer housing
unit (i.e.; 2.5 persons ver room). This is kased
on an averaqge household size in urhan areas of 4.5
to 6 persons, and assuming a stakle Zamily unit of
hushand, wife and children;

— 2n estirate of the income distribhution in urkan
centres, bhased on official wvace-emnlovment figures;

w An affordable expenditure on housing of 22% of the
household income (in the prewvious nlan-reriod this
figure was 25%).

Within the restrictions of financial and manpower
resources, the nrojected houcing need has heen trans-
lated into a housing strategv bhased on the central
principle of promotion of house ownership.

== For the income group hetween ¥Shs.300/- and
KShs.1200/- per month the minimum form of,
accommodation is the "Site and Service" housing.
A total of 40,000 Site and Service plots tvere
projected for4the present plan reriod, at an average
cost of KES307;

- For the part of the population with a monthly
income helow XShs.370/- (estimated at 47%) the
proposed options are to pnrovide rooms for sub-
lettinog in Site and Service schemes, or to
provide them witg land where they can construct
their ovn house.

In order to gain a better understanding of the factors
responsiblé- for the discrepancy retween sunply and
demand, I intend to investigate some socio-economic
variables that influence the nature of the housing
demand for the lov=-income aroup.

In recent years, a numher of extensive studies have heen
carried out in the major urhan centres in Xenva,
including the recent studv of T.ow-Cost Fousing and
Squatter Upgrading for the "inistrv of Fousing and Social
Services and the 'orld Eank. Fowever important these
studies are in providing much needed basic information on
the most problematic housing areas, their scope is such
that it is difficult to find the detailed information
required for a careful analysis. My own research of the

s

G.!1. liatheka, 1976, Low Cost Fousing in the Fenya Context.
Paper delivered at the Third African Conference on Fousing.

{iinistry of Fousing, Planning Guidelines, ikid.
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last few vears has concentrated on low-rent districts
in smaller towns in Kenva, namely, Machalos, Murang'a,
Rericho and Kakamega; in each town detailed survevs
were carried out in the traditional informal housing
areas (majengo) and in one other low-cost housing area
(either a formal, nrivatelv developed scheme, or
tenant purchase scheme or a rental scheme). The' -
surveys generallyv covered 15-30% of the total popula-
tion of these towns. The range of income of tenant a
heads of houschold varied from less than ”Shs.l1l00/- to
about KSks.1500/- ner month, the majority (80-20%)
having a monthly income bezslow KShs.500/-.

The question arises vhether the population of these low-
rent areas is representative of the total lowest income
group (earning less than ¥Shs.500/-~ ner month) of these
towns?

There is little doubt that my survevs adecuately cover
the lower income grouns of the target pnopulation who are
practically all living in the majengo areas in these
towns. In each town one housing scheme with a slightly
higher level of rents was included as well. ilevertheless
there might be some underrepresentation of the hicher
incomz earners of the target population, some of whom
may be living in mores exnensive areas, not covered hy
my surveys. FHowever, within the limited scope of this
paper, which does not allow an extensive analvsis of
this proklem, we can assume that the data from these
surveys, are fairly representative for that part of the
population of these tovns, earning less than KShs.500/-~
per month.

The data I will show in this naper have heen drawn
mostly from these studies and refer specifically to
tenant heads of household, of whom an 18% random

sample vere interviewed in each area (a total of about
500 interviews). Ovner heads of household form a
minority, even in areas with high owner-occuvpancy.
Moreover, they have very different socio-economic
characteristics, which would distort the total picture
when combined with tenant households.

I shall put emphasis in my analysis on heads of house-
hold rather than on the total adult population: the
household is the basic unit of relevance in housing.: A
household is defined as a group of veorle with common
living quarters, sharing the nrinciple meals of the day.

"Where appropriate, comparisons will be made with data
availakle for larger towns and cities. Fowever, due to
unavoidable differences in aprroach, such comparisons
have to lre interpreted with caution. .
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SOCIO-ECONOMIC CPAPACTERISTICS OF TEL TARGET POPULATIONM
IN RELATION TO THEEIN EFFECTIVE FOUSINC DE!MAMD,

Which typme and cuality of urkan housing peonle want
and what percentage of their income thev are willing
to spend to realize these ifeas, depends to a large
extent on their socio~economic status. Several
important variahles can he distingquished.

= The family situation: Does the head of household
live in town together vith part or all of his
family; does he (she) share the house with other
relatives or friends. Even considerations on
future plans can he important, e.g. does he (she)
plan to continue living in town and, if living
alone, plan to hring the rest of the family to
town at a later stage.

= The income and which part of it neople are
prepared to spend on housing: The nriority cf
the quality of their housing as comrared to
other ways of spending the income olviously is a
major determinant of their choice: It is
important to realize that this priority may he
very different for rented accommodation and for a
house in ownership, a fact which is consistentlyw
neglected.

- The tvpe of employment: The location of the housing
acea’ in relation to work and, for self-employed
people, the possibility to carrv out the work at
or nearhy the place of living are important.

Factors such as the stahility of the employment may
be relevant to people’'s attitude towards obtaining
a house of their ownm.

Let us now have a closer look at the information
available on the inhabitants of low-rent areas in
order to assess these variables.

2.1 Household size and composition

The majority of heads of household in low-rent areas

are young (bhetween 20-35 years of age) and rredominantly
male (70%). The average size of a tenant household in
the low-rent areas in smaller towns in Kenya is

3 persons, and probably lies slightly higher foix similar
ares in Nairohi.® Since most households occupy only

one room, this figure is also indicative of the room
occupancy rate for these areas.

-D. Etherton, 1971, Mathare Valley, a €Gase 8tudy of
Uncontrolled Settlements in Nairobhi. FPDU

-N.0. Jorgensen, 1975, Housing Finance for Lo Income
Groups. Rotterdam. Chapter 3.

-N.W. Temple, 1974, Housing Preferences and Policy in
Kibera, NMairobi. Discussion Paner 196, IDS,
Universitv of Mairobi.




The average household size for thrir income groun is 7
lower than the figure for urbhan households in general.
As a comparison, in chean rental schemes where the
majority of the population has an income hetween
¥Shs.500/- and K€he.1200/= rer month, tae average house-
hold size is generally aove 4 nersons.

The main reason for this difference is to he found in
the large proportion of one—person households among

the target porulation, vhich often is around 50%.

Only about 25% of all heads of household live with

their comrlete family in town. In contrast, in the
income group akove FShs.500/- per month the proportion
of complete families ie much hicgher. Tor instance, in

a rental scheme in Kakamega almost 40% of the households
consisted of comnlete families.

Does this finding imply that a considerahle part of the
population in these low-rent areas consists of peonle
who have recently arrived in the town? This is
certainly not the case for the gcmaller towvns covered

by my surveys. !"ore then 80% of the heads of house-
hould had lived in towa for more than tvo vears and
nearly 50% had lived there for 10O years or more.

A similar pattern emerg=sd from studiess of ihera,
Pumwanyg, 'Mathare Valley and similar areas in larger
towns. Nor is it likely that this picture will change
in tr'~ near future. The large majoritv of single

heads of household who had their familv living in the
rural areas did not intend to hring them to town.
Apparently, the cost of living in town is considered to
be too high to fancy the idea of livinc there with all
the family.

Thus, in this income group the demand for single rooms
is considerable and will probka»ly remain so. This
should be an important consideration in designing a
housing programme for the target groun: it would he
highly unrealistic to stick too rigidlv to an average
household size of 4.5 persons.

For Towns of 5000 inh. and over an average of 4.5 pr
per household is estimated; !'inistrv of Fousing 1274,
ibid.

Recent estimates for Mairobhi given an averace house-
hold size of 4.2 pp. CBS, Economic Survey.

Jorgensen, 1975; Temple, 1974, ihid; Unpuhlis~ed ERDU
material on Rental Schemes, 1274,

Sece references under 6 and,

Waweru and Ass. 1276.Low Cost Fousino and Scuatter

Upgrading Study; Prcgress Remort Mo. 5.
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Income

Considerable differences in income are prevalent
nowadays in Kenya, and, for the purnose of
designing a housing policv it is obviously
required to make a rather crude subhdivision into
major income grouns. This should not ohscure

the fact that, even within the low-income group
and, for that matter, within the rottom nart of
that group vhich is the target ponulation of this
seminar, important differentiations can be made.
These differences have their consequences for
people's wishes and attitudes towards the size and
quality of their dwelling.

Income distribution of heads of hourceliold in
low-rent areas.

Reliable data on income are notoriously difficult
to obtain and, for this reason, I prefer to
illustrate the income distrihution in low-rent
areas with the data collected in my own surveys
in smaller towns in Kenya. Fig. 1 shows the
overall income distribution of tenant heads of
household in the survey arcas. Nearly all heads
of household had some form of regular income -
only 3% were unemployed. The income includes all
more or less regular incomes from employment,
additional occupations, housing and leave allow-
ances and pensions. Income of other household
members and income from the shamba are not
included (see helow).

About 50% of all heads of household have a monthly
income helow KShs.250/- and more than 80% of them
fall within the target group of this seminar.

It is of. interest to note the relationship with
the sex'of the head of household. Vhereas 70% of
all heads of household were male, “here is a
strong cverrepresentation of female heads of
household in the lowest income groups: 85% of all
female heads of household have an income helow
KShs.200/- per month as opposed to only 25% of the
male heads of household. Indeed, the female heads
of houcsehold form the majority of the group below
KShs.200/- (see Fig. 1l).

In agreement with findings of Jorgensen,10 I found
no correlation hetween income and household size,
but there is an okvious correlation with the type
of employment (see helow).

10 *Jorgensen, 1975, ibid
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Fig. 1. Income distribution of male and

female heads of household
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Income

The income distribution shown here is in reasonable
agreement with information collected in larger vrban
centres. An HRDU survey carried out in 187C~71 in
four low-income locations in Nairobi found 84% of all
heads of household with an income below KShs.500/~
per month. The recent study of the World Bank group
showed that 30% of the male heads of household in
low-rent districts in Nairchi had a monthly income of

o
-
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less than KShs.-‘éOO/-;11 this figure was around 20%

for llombasa and Kisumu (and 2?% in my surveys).

In a study of Kibera of 1972, 632 of the
respondents earned less than KShs.500/~ per month
and 21% was below KShs.200/-, hut these data refer
to the total household income, inclusive of incomes
of other household members.

Since most of the other studies referred to were
carried out some years before my own surveys, it
is pogsible that comrarable data for Yairobi would
be somewhat higher than ind}gated in Fie. 1.
However, it has been argued that incomes for the
low-income groups have not or hardly increased in
recent years. Thus, it seems reasonable to regard
the income distribution shown in Fig. 1 as fairly
representative for the heads of household in low-
rent areas in all urhan centres in Kenya. This

is also suggested by comparing average incomes in
the lowest 20% of the population, if ranked
according to income. Assuming that the low-rent
areas covered by my surveys represent this lowest
20%, the average income found was XShs.326/- per
month, while estimates made for 1975 for Wairobi
were KShs.333/- (NCC) and KShs.347/- (Cooper &
Lybrands) .

Structure of household income

The income data shown abhove include the earnings
from both first and second occupations of the head
of household. The frequency of second occupations
varied from O to 12% in the various areas covered,
depending on the epportunities offered in the

town of residence.

The income figures do not include income from other
household members. Fowever, contrary to the
general opinion, the large majority (86%) of heads
of household in the survey areas were the only
earners in the household. This is, of course,
partly related to the high percentage of single

11 wWaweru and Associates,1976, ibid, Draft Final Report.

12 Temple, 1974, ibid

13 Nairobi City Council, 1976, ibid
Cooper and Lybrands Ass., 1976,
Nairobi's Housing Needs: Meeting the Challenge
University of Birmingham.
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heads of household, bhut only 135% of the wives living
with the husizand vere having an udﬂ‘LJOﬁzl

This situation is likely to he
half of the lcw-income group
KShis.1200/- per month); in my
scheme in Rakamega the wife of th:
was bringing in a separate incomz i
where husband and wife live wogether.

houscshold
scholds,

Also not inclvdﬁ@ incocme are the =S
from shambas, which ware owned hy £0% of heads
of household, uh,L nanj more took regul fts in
kind from the paronts'® sham ‘-sr 21 se
benefits may help cousidarakly in food

..)}lc;.' s wara

expenses, most oI 2
and onlv very few had cash nroii

Rhout 50% of ail

their income home ox ew;rff

in the rural area O o ivregulax ents
for school or hospital fees. Zfor 373 this does
not amount to0 more than X&hs.30/- per meith.
Emplovment

Occupation and Income

It is a well estaklished fact that in the low-income
group the self-emnloyed and informal activitiss are
major occupations. Dut even wi‘u' 2 tar

there is considerable differont: in t©
employment. ITn fiag, 2 the type of emnl

the heads of household in my survey area
towns in FKenva is shown in relation to the income.

The majorityv of heads of household with a monthly
income helow K€hs.200/- per month were =ngaged in
informal gpccupations, either in informal bhusiness
such as charcoal or vegetahle scllers (the majority
in this group are female) or as unskilled workers
in the informal sectoyr, e.qg. farm lakourers, casual
lahourer. In the income groun hetween ¥3hs.200/-
and 300/- per month the unslilled workers in the
formal sector are dominant. Typical ozcwpations in
this grour are watchman, cleaner, harmaid,
government lahourer.

In higher income groung more ckilled workers are
found, bhoth in the formal and informal gsecter, such
as tailors, drivers, and contractors

1

G .
Only 6% of @ 3 hotigehold were encaged in
professional occurat (e¢.ag. teacher, nurse, clerk),
and all of these had an incomz above RSLhz.300/~- per

month.
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Income.

Of the total population 46% was self-employed, mostly
overlapping with business and skilled or unskilled
workers in the informal sector. 51% had wage-
employment and only 3% of the heads of household were
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unemployed. These figures agree with the findings
of the World Bank croup wiich show that about 50%
of the heads of houschold in low-rent arzas were
self-employed.

Thus, there is a major differ=ntiation within the
target group in terms of the stabilitv of their
employment: the more stahle occupations are
generally associated with incomes ahove KShs.200/-
per month. As we shall discuss later, this factor

towards the possibility oi cbtaining a house of
their own.

Occupation and space reguirements

The attractiveness of many of the low-rent

districts for the inihiabitants is not only related

to the low rent, but also tn the opportunities

they offer for informal activities within the

living area. Espsciaily in *those areas where

house design and lccation are favourabhle, many of
those engaged in informal business or unskilled
labour carry out their occuvpation in or cround the
house. Front rooms arc nsed as duka's or workshops;
courtyards and verandahs, especially in Swahili-type
houses, are used for vaiious informal activities.
This is true not only in th2 major urban areas

where opportunitiec are plenty (the study of the
World Bank group showed that 35% of the inhabitapts
make their living vithin the residential area),”

but also in the smaller towas which formed the
subject of my own investigations.

These economic activities, clcosely linked to the
area of livinag, can form a major nroblem when these
people have to be settled in new housinc areas where
a strict separation of residential and occupational
activities is gencrally requircd. The majority of
them could not carry on with their occunation if
they were to move to an officially approved workshop
separated from their dwelling. This is partly due
to the financial implications, but also to the scope
of the informal activities, which is mostly small-
scale and unlicensed and dependent on a known
clientele living nearby. The nroblem of licencing
these activities in old areas and providing special
spatial provisions in new low-cost housing areas
should form an important consideration in creatin
adequate housing facilities for the target group.

i

14 See also CBS, Enumeratzd Employment in thz Informal

Sector: Mairobi, 1975.

15 See papers of the Semrinar on Infernal Sector, IDS,

Nowv. 1976..
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Spending Priorities and Affordahility

Exnenditure Pattern

The reguirement for some sort of shelter is an
obvious and undeniahkle fact, irresrective of
people's income. Iowever, the cquality of housing
can vary within wide ranges and. esrecially for
the lower income grouns, the priority given to
acquiring retter accommodation comnetes with

many other expenditures in the family budget, sucl:
as food, clothinc, schoclino for children,
transport, and payments to relatives in the rura%
areas. \

2 numker of studies have investicated the varia-
tion of spending ratterns with income. A good
examnle can re found in the afore mentioned HPDU
study of 1°270-71 by Jorgensen in low-rent
districts in Wairohi. Two bhasically different
patterns of variation emerge. Items such as
food, clothinc, and nayments tc relatives

form a constant percentage of the hudget, more

or less independent of the income, indicating
that people with higher incomes spend
proportiorally more monev on hhese items. 1In
contrast, the percentage of the income spent on
housing and schoolinc decreases rapidlyv with
increasing income; they for major items in the
family hudget of low-income groups, but much less
so for people with higher incomes. This indicates
that a relatively constant amount is srent on these
items, irrespective of the income. 1In itself
such an inelastic expenditure pattern does not
indicate whether people attribute a low or a high
priority to these ftems. In the case of spending
ratterns for school fees, I found that, even in
the lowest income group in my survevs (monthly
income less than KShs.200/-), more than 50% of
the heads of household with children in the
school age (25% of the total) send their children
to school, while in the hicher income groups all
children in the appropnriate age groum went to
school. 1In this case we have to conclude that
education of the children has a verv high nriority.
In contrast, a similar trend in rent expenditures
in the lovw income groups okviously implies that
people who could probably afford to spénd more,
value the low rent more than a rétter cuality of
shelter elsevhere,_and prefer to srend their
money in other ways.
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Spending on Rent

The percentage of income spent on rent by the low-
income group is illustrated in Fig. 3, both for the
above-mentioned study of low=-rent districts in

Nairobi (Xariobangi, Mathayxe, Mbotela, Bahati) and

for nmy own survey of smaller towns in Kenya. Although
there is a quantitative difference, related tc the
higher level of rents in Nairobi, the same pattern is
observed in both studies.

Fig. 3. Spendings on Rent and Affordable monthly
Loan Repayment.

P Estimated loan repayment as % of income.
X g of income spent on rent in smaller towns {1975=7

O § of income spent on rent in Nairobi (1970-71)

50
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obviously, for mecprle in the lowest income group
it is essential to f£ind some accommodation and they
can not avoid paying a considerahle part of their
income to secure shelter. But, apparently, the
~priority given to the gquality of,itheir cdwelling is
rather low in this income groun.” Similar trends
vere observed if7several other studies of low-rent
areas in Kenya. _
The importance of a low rent for pecople in the lowest
income,groups, is also illustrated hy the survey of
Tempile in Kibera. She investicated which alterna-
tive was more attractive to tenants in 014 Xibera:
either having a cheap room far from town, or a more
expensive room close to town (i.e. =° work
orportunities). There was a clear preference foxr the
cheap rooms among those with a monthly income of less
than KShs.750/-; only those with higher irncoma®
valued the shorter travellinog distance more than the
low rents. Mo relationship was observed with the
type of occupation of the respondents.

2.4.3. Affordable payments for housinc

The low priority given to the physical cuality of
rented accommodation in this income group is

also evident from studies where pecple were asked
how much more they would he willinc to may in rent.
The Vorld Rank croun's study on large urhan centres
in ®Xenya indicated, for instance, that reonle are
not prepared to pay much higher rents than they

do at the moment, (only 20-40% higher), even in the
higher income groups. '

Eowever, people's unwillinoness to pay much more
for rented accommodation does not implv that they
would not want to spend mcre if they could buy a
house of their own. In my suvrvey of smaller towms
in Kenya, it anpeared that, for those income groups
where buying a house is a feasible alternative

(see below), neople were willing to pay about three
times more in monthly pavments to an own house than
they spend no on rent {(Upper curve, Fig. 3).

I percentage of the income up to 30% was considered
acceptahle by those earning letveen ¥Shs.200/- and
KShs.300/~, while thir dJdecreased to 15% for the
income group of KShs.500/- ™ KShs.750/-.

l6

L7
18

1

As mentioned in the introduction, the higher
group of the target nopulation, living in highexr-
rent areas, micght be underrepresented in th
resulting in a slicht under-estimation oI <
income srent on rent for that total income groun.

Waweru and Associates,197¢, ibid

WH.W. Temnle, 1274, ibid
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Percentage of income spent on rent in locw-rent areas (see Fig.3)

Area Monthly income {XShs.)

%%

100 101-200 201-300 2301=400 4201-500 500-750
*
Nairobi 47 23 15 10
Small towns** 35 15 10 7 5 A
Percentage of incom~ considered acceptable in loan-
repayment for own house
Small towns** - - 3C 25 20 15

Average of data on four low-rent areas in Mairochi from
1970-71 survey; taken from MN.0. Jorgensen, 1975

Average of data on low-rent areas in four small towns in

Kenya from 1975-77; unpublished material of Foek-Snit.

.

Thus, the, average figure of 20% of the income to bhe

spent on monthly pavments, which the Government

takes as a guideline in the present Site and Service

Programme, seems to be low for those having an
income between XShs.200/- and KShs.400/-, vhile it
is rather high for those with an income above
'Shs.500/~. Peorles'willingness to payv comparable
amounts for rented accommodation is, however,
douktful, unless there are no cheaper alternative
housing options availahle.

2.5. Attitudes towards huving or renting

2.5.1. Buying versus Renting.

If buying a house is then consicdered an attractive
alternative by at least part of the population
within our target grour, what are the factors that
influence peoples' attitude in tris respect?




In order to investigate this matter in my survey areas
{no data are available for other towns in Kenva},
I distinguished four different groups:

1. heads of household wheo prefer to rent 60%
2. those who prefer to rent, even though

> they think they can afford to buy 8%
3. heads of household who want to buy a
house 8%
4. those who want to buy a house omly if
they could cobtain a loan / 24%

4
So there is a rather strong majority (68%) in thies income
group who prefer to rent accommodation, even when the
possibility of getting a loan is pointed cut to them.
They feel they lack the security and the funds to cope
with the monthly repayments of a loan.

Fig. 4. Attitude of respondents in different income
groups towards buying/renting a house.
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The preference for renting is overwhelming in the income
category below KShs.300/- p.m. This trend may bhe
emphasized by the fact that in this income group, there
is an overrepresentation of female heads of household,
who may be more reluctant than their male countexparts
to enter into financial adventures and to accept long-
‘term financial responsibilities.

The interest in obtaining a house in ownership increases
to about 50% of the income-group between KShs.300/~ and
KShs.400/~- p.m. and remains high at higher income-levels,
despite a somewhat diffuse statistical pattern in Fig. 4.

Fig. 5. Occupation versus attitude towards
buying/renting a house /
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The decision to huy a house is alsc influced by the
tvpe of occupation of the head of household, as
shovn in Fif. 5. This relationship can he exnlained
partly by the effect on income levels, but there

are other factors invclved as well. 2 nrreference
for rentino was expressed most strongly by people

workinc in business and unckilled laklourers, especially

in the informal sector; this is true even for those
in higher income groups of the target ncrnulation.

On the other hand, those with professignal jobs, or
relatively secure wacge-employment are ‘more willing to
commit themselves to huying an own house.

There are other factors that can he shown on closer
analysis to have some influence on peoples' attitude
towards the alternatives of huying or renting.

For instance, complete families with children are
more eager to buy a hous=2 in town than those in other
categories of household composition. There is,
however, no relationship with the length of residence
in town, nor with shamba-ovwnership.

Type of Fouse and House-Construction

When people want a house in ownership, they clearly
prefer a "proper” house: Poth studies hy Temple and
Jorgensen showed that a smaller stone building
(3-roomed) was clearly preferred to a larger mud-
and-wattle structure.

In this connection it is of interest to note that
the idea of helping in the construction of an own
house (one of the bhasic concepts of the Site and
Service strategy) is not very appealing to prospec-
tive house-bhuyers in this income group. Most would
prefer to- hire a contractor or fundic for the
construction, or leave the construction to a
Government agency (similar findings were reported
by Jorgensen,1275). Iloreover, only very few had
skills appropriate for house huildinc.

Thus, an ovner-oriented housing rolicy for low-
income groups should be directed nrimarilv to heads
of household with more or less stable occupmations,
not only for reasons of security of loan-investnont
by the Government, but also hecause it is in this
group that the largest proportion will be found
interested in such ventures.

CONCLUSIONS

Summarizing the main aspects of the housing demand
of the target population as they have emerged from
this socio~economic analysis, we can conclude that:
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The majority of the heads of houszheld in the
low_income-groups is interested only_in rented
accormodation, especially thove in th=e bhottom-
part of the income scale, and those with a
1over dearee of jolk=-securityv:A large nroportion
of this groun consists of one=rargon households.
2lthough peorle with an incore helow XShs.200/-
p.m, are 1*~y neceqvltv oFliged to srend a large
propprtion of their income on rent, in the
higher income crouns other iters on the family
hudget have a hicher nrioritv than €H2 aquality
of the house and peonle confer a high value to
the low rents they are paving presently. Thus,
therc is a hlgh demand in the lower income
grours for cheap rental accommodatwon, prefer~

\ably as single room units. It should be a

major aspect of a housing strategy for this
income group to consider approaches to satisfy
this demand.

Is it realistic to expect the solution to this
problem from suhletting facilities in Site and
Service Schemes?

- For many of the owners in Site and Service

Schemes the income from subletting will bhe
essential to enable them to afford the
monthly repayments. It mav he expected that
the rents per room in such schemes will
become relatively high, (also influenced ky the
high standards of infrastructural services
offered), possibly too high to he attractive
for those in the target-group who depend on
rental housing.
Other alternatives that may deserve serious
consideration are:
- Improvement of slum - and squatter areas.
At present these areas provide the major
stock of low-rent accommodation.
If a slum-improvement strategy can be designed
that can maintain the level of rents per
room within accentable limits, these areas
will prohably continue to bhe the major resort
for those who depend on cheap rental housing.

- Stimulation of private development | of cheap
rental accommodation, At present a consider-
able proportion of this development takes
nlace unauthorized. ZAre there approaches
§E§§T5Ié ‘that would bring more of these efforts
within the legal framework?



Development of cheap public rental schemes. 1In
the official housing policv, public rental '
housing is held—in-low esteem at the moment.
But if the construction of rental houses is such
an attractive option for the private developer,
why could it not bhe done profitably by the
Government?

Such an approach would be feasible only if the
specific characteristics of this target group
are_taken into account, i.e. the fact that the
avefgge household size is much lower than the
general urban average of 4.5 to 5 PP . per
household, and that about half of this group is
living alone. It has heen pointed out above
that ‘these one-person houscholds do not reflect
a group of persons-in-transition: they are
generally long-time urban residents and most ocf
them do not plan to bring their family from the
rural areas to town.

Among the group with a monthly income of more
than KShs.300/-, there is a considerable interest
in obtaininc a house of their ovn, in particular
among those with relatively stable employment
and those who live in town with their complete
family. mMost impcrtantly, these people cre
generally willing to spenéd a much higher propor-
tion of their income on loan-revmayments for

an own house than they would spend on rented
accammodation: up to 30% for the income group
hetween KShs.200/- and KShs.300/- p.m. and
decreasing to about 15% of their income for
higher income groups,above XShs.500/-.

Thus there seem to he grounds for taking a more
flexible attitude towards the limit of 20% of
the income, that forms the basis of the
estimation of affordability, irrespective of
peoples' income level.

Is it feasible to adapt the Site and fervice
programme, which at present is priced beyond the
means of practically the whole target
population, in such a way that this bhecomes a
realistic option for those people?

It is on these and related questions, I hope my
data have provided som= background information
that will stimulate a fruitful discussion.

The opinions expressed in this paper are those of
the auth r and should not be regarded as represen-
ting the viewpoint of the F.R.D.U.

The author is a recipient of a grant from the
Metherlands Foundation for the Advancement of
Tropical Pesearch (WOTRO).



