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FOREWORD

THE UNITED NATIONS Habitat Conference, held in Vancouver in 1976, focusedeoone
element ofdevelopmenthat has too generally been ignored in most strategies, that is, that
programs with a strong social content must be designed to improve the quality of life of specific
people where they live, Strictly economic models of development have rediteernhe poor to

a significant degree because the benefits of such development have not trickled down to the
lower economic classes.

The Naledi program, so well described and analyzed by Mr. van Nostrand, the former Project
Manager, clearly illustratetat programs designed to upgrade the human environment in terms

of clean water, waste disposal, roads and drainage, street lighting and basic community services,
all to standards affordable even by the poorest, can start to address the very real pfoblems o
urban poverty.

It is not the only such program in the world. Others of equal significance can be found in
Thailand, the Philippines and Indonesia, and in many other countries. Because of its relatively
small size (10,000 people), however, the Botswangram has been able to bring together most

of the issues governments face as they strive to grapple with the problem of squatter settlements.

The approach to development illustrated here may be an affront to many development
economists, in that it doesthmontain elements of productive economic activity. Moreover, the
Botswana government has done what is virtually impossible to do in most Western countries. It
has given the right to the use of land to the very poorest in the community. No land speculation
was allowed. No bulldozers moved in as a prelude to redevelopment. On the contrary, security of
land tenure, by removing the risk factor from upgrading, freed the meagre resources of the
people so that they could realistically participate in the improwewfeheir own environment.

In spite of the success of the Habitat Conference very few developing countries consider such
programs to be of very high priority in their scale of development. Most governments are not
prepared to deal with the land issuasthe need to allocate a higher percentage of their
resources to the improvement of the natural and-mate environment. Urban pressures
resulting from massive migrations of the poor from the rural areas will not, however, subside.
Civil strife will continue if the needs of the urban poor are perpetually ignored.

This project, it seems to me, clearly shows how the dynamic potential for improvement, inherent
particularly in the porer classes, can be set freenfy the authorities in charge of urban
devdopment will take the poor into their confidence by treating them as human beings who can
play a significant part in improving the quality of their own community environment.
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PREFACE

URBAN SQUATTING, or the illegal occupation by rural migrantsioSurvegdlands in and

around preexisting cities, has been going on for centuries. However, international concern for

this phenomenon was not forthcoming until the early 1960s, by which timhiodef the

worldé population were living in cities. High ratespafpulation growth, increased rural
underemployment and the rapid centralizatiomdfistrial growth were common characteristics

of many developing countries. Duritigjs decade the first low 0 s t -afids ie tr & $cleensso

were introduced, whereby raarld was subdivided and serviced in advance of-taratban

migration. Subsequently, somecouni es i ntr oduce+ edhpumbipd e ment ar vy
programs, which enabled leincome migrants to erect their own homes on these serviced plots.

In spite ofthese efforts, by 1970 it was estimated that there were still about 200 million people

living in illegal squatter settlements. In fact, these people accounted for anywhere from 25 to 50
percent of the total population of most major developing cities. Qoesdly, a new strategy

was advanced according to which these settlements w pr oposed t o be 1 mproc
in situ.

In 1972 the World Bank approved its first loan for a small pilot squatter upgrading scheme in
Senegal. This was followed, shorthereafter, by similar and larger projects in Zambia and
Indonesia. By the time that the United Nations Conference on Human Settlements (Habitat) was
held in Vancouver in 1976, a number of countries had developed housing programs based on the
concurrent prsuit of squatter upgrading and stasdservices forms of development. In support

of this approach, the Habitat Conference recommended that:

A major part of housing policy efforts should consist of programs and instruments which actively
assist people igontinuingto provide bettercqa | i ty housing for themsel v

Governments should concentrate on the provision of services and on the physical and spatial
reorganization of spontaneous (squatter) settlements in ways that encourage community
initiative and Ink édnarginalbgroups to the national development procdss.

Squatter settlements first appeared in Botswana immediately following Independence in 1966.
Policies for the upgrading of these communities were first advanced in the third National

Development Rn (197175). During this period the refinement of these policies was greatly

influenced by experiences overseas and, in particular, across the border in Zambia. It was clear

from these experiences that many of the popular misconceptions about sqttkteests could

be disgnsed with. Squatters had dersated a surprisingly high degree of geliance and
self-determination. They had been able to increase the stock of housingeng@mer the initial

S t a n dwas thych &8 five times theaeaafp u b | i ¢ h o u s iHougingdhgte nci es. 0
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previ ously had been descr i b eatworat$to b kké| eumidwn e s 0 wa
village housing; and at best [equal and bettertbaoln vent i onal I3y bui lt hous

Sur veys ha asnsahy@a®0mperdent af squafiter heads of households are usually
employel.0 Aboveall,squater upgr adi ng awansccdeyatioh & thedprosesse n i
of improvement and change alongah r eady est abbi shed conti nuum.

This booklet tells the story of ti@ld Naledi Squatter Upgrading Project, the first such project
initiated in Botswana, at Gaborone, its capital, While, on the one hand, this project was
concerned with a relatively small population of 10,000 persons, on the other, it is one of the most
recently completed examples of this form of housing development in Southern Africa. As such, it
has confirmed many of the observations made earlier in Zambia. In addition, however, this
project sheds some new light on current housing problemstswana andamparable

developing countries. The Old Naledi project has already been adopted as a model for similar
future upgrading projects in Botswana. At the same time, it is considered to have revealed some
more fundamental characteristics of urbanization in génand these are likely to influence the
planning and implementation of new st#asdservices schemes in other parts of that country. In
either respect, it is hoped that this booklet will prove useful to those concerned witittone
housing in SoutherAfrica and elsewhere. It is specifically addressed to governments
undertaking similar projects.

1 BACKGROUND
Botswana: The Country

BOTSWANA IS A LANDLOCKED country lying in the centre of the Southern Africa plateau.
It has a mean altitudd @,000 netres above sea level and a total area of about 600,000 square
kilometres, roughly equal to that of France or Kenya. It is bordered by Zambia to the north,
Zimbabwe to the east, South Africa to the south and Namibia to the west.

Aside from the Okavango Rev Delta in the northivest, Botswana is relatively featureless. It is
composed of grass or scrub savanna, punctuated by the occasional rock outcrop or ephemeral
river valley. A substantial portion of the country is known widely as the Kalahari Desert.
Straddling the Tropic of Capeorn, Botswana has a seand continental climate. Rainfall is

erratic and unevenly distributed, averaging 475 millimetres a year.

Droughts occur on a regular basis and are a major influence on animal and arable agriculture.
Only about 10 percent of the country is suitable for intensive agriculture, and cattle constitute a
major source of individual income and national revenue. There are four times as many cattle in
Botswana as there are people.
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More recently, agricultural produoh has been offset by the discovery of a potentially enormous
wealth of minerals, including diamonds, copper, nickel, chromium and coal. Remittances to
Botswana of wages earned in South Af@canines constitute another significant source, of
income.

Botswana has a population of about 950,000 persons, making it one of the least densely
populated countries in the world. Over 70 percent of the population continues to live in dispersed
villages and rural areas. However, while the current national rate ofgpiopugrowth is

estimated at 5 percent per annum, urban areas are increasing at roughly 12 percent per annum.
Since Independence, in 1966, four major towns have emérgédborone (70,000), the capital;
Francistown (35,000): SeleBihikwe (28,000); and Liatse (23,000).

The present boundaries of Botswana were first defined in 1889 when Fspeadang states

north of the Transvaal were united and placed under British protection from further Boer
incursions as the Bechuanaland Protectorate. As a resh# ofttoduction of indirect rule, the
constitution of 1960 gave greater executive and legislative powers to the citizens of the
protectorate. This paved the way for the internal election of a fully responsible government in
1965. Full independence was amled in 1966 nder the leadership of Sir SesetKhama, the

first President of Botswana.

Botswana is a neracial democratic republic, the government of which is composed of a
president, an elected National Assembly representing 32 constituencies, amskaoHGhiefs

having 15 members. The latter serves to advise the government on all policy relating to tribal
matters. The current government is formed by the Botswana Democratic party (29 seats), and its
policy is founded on the four natior@@linciples ofi d e mo c(pusogaybatho ka batho),

Adev el dditiméaditbabolold, i s & lefl i daipelegd and® u n i(pbpagano ya
sechaby These principles are rooted in the traditional culture of Botswana, and when applied in
practice,thesred e si gned t o achi(legisand.isoci al har monyo
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The Republic of Botswana,

ff)lyvlwr.l i Suneys ant Landy, Gadvcors,
1074

REPUBLIC OF SOUTH ARRICA

Bot swana means fiho mdollowing Independdnsenthemational aystenoofi . 0
land tenure was changed in such a way as to reduce the traditional awathiitigi leaders and
councils b allocate land. Currently, the land of Botswana is divided approximately in half, one
part being held under tribal auspices and the other under state or central government control. A
small percentage is held in freehold by private companies or individuszast majority of

citizens (Botswana) hold land in one of the eight tribal districts. These range in size from Central
District, originally the Bamangwato s&twhich has a population of 200,000 living in an area of
115,000 square kilometres, to Soditast District, where over 4,000 Batlokwa occupy 170

square kilometres. While most of Botswémaitizens are members of Setswapaaking tribes

or clans, there are a number of significant minority groups, including the Bakalanga (in the
northeast),lte Ba s a r wBushmeo (infremote central and northern areas), the Baherero (in

the west) and a small number of citizens of European origins.
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Botswana: Patterns of Settlement

Unlike mostof theother black nations of Southern Africa, the Tswana settled in villages.
Botswana was, and still is, a predominantly rural society of people living in dispersed village
settlements. Some of these are among the largest villagésaa. This unusual urbapattern of
rural settlement is characterized by an extraordinary degree of mobility.

While typically a tribal statenforafeg is tightly organized, it is also ethnically mixed and thus
primarily defined by its allegiance to a particular king or chkgbg). Tradtionally, each tribe

settled inand around a capital village, which in turn was centredn open meeting place

(kgotla) erected net to the chiefs hous&gosing. While historically these capitals were often
relocated on account of wars, fanmsnhdroughts or family disputes, at no time was this pattern

ever abandoned. It has remained relatively fixed since the turn of the century. Thus, for example,
Serowe (30,000) remains the capital of the Bamangwato district, Molepolole (22,000) of the
Bakwera district, and Mochudi (20,000) of the Bakgatla district. These traditional lsaguiéa
designated today obBotswalme @A maj or vill ageso

The founding and subsequent formation of a typical capital village followed a set plan, the form

of which was geerated from a conceptual model of the social status of tribal society. Thus, the

plan was composed of not only the cenkigtlaand royal houshold, but also of a series of

A w a rodresaential sectors, which housed different family groupings. Eatlesé, and each

of tire much smaller outlying villages, wasr e si d e d o0 v e ror shb¢hieaShéiphrea a d ma n 0
describes this plan as follows:

The central feature of the town is the Cééfgotla, a large open apace surrounded by a

circular fence oftout poles and usually containing a few trees for shade.... Here the Chief tries
cases, receives visitors, and interviews people, and here are held many of thgathbangs

and ceremonies...

Whatever the form of village organization found in anyetriine fact is evident... thesdosition
of war d s ishotdetermeed by<h@ance... but bystens of each ward [wa-visthe
Chief] and by the geographical division of the trils@ction to which it belongs This means
that the members ofwaard can seldom choose a site for themselves; they shouldsahaag the
same neigbours and lie in the samerdction from the Chié Kgotla. 1

While the precise form of this plan varies from one capital to the other, in spite of the
considerable changes that have been rendered over time, their basic structures remain similar.
Today, for example, Mochudi continues to function as a series of Wesgukyrsed around a
singlekgoda Typically, each ward is composed of groups of relatively large plots, the
boundaries of which are usually separated to adigigutes. Individual plots may accommodate

up to three or four households within a single family.
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Houses are formed from groups of individual roodisat{o) built on the periphery of an exterior
walled courtyard [polwapa), which is used for cooking and family gatherings. The rooms are
composed of loatbearing mueblock walls (traditionallyound), whch support a permanent,
tightly thatched roof.

Serowe, capital of the Ngwato,
showing the location of the

central &gotle (K),

iDepastivent of Sarvers ated lands, Catorooe,
|4y

Traditionally, every family occupying a plot within the village was also granted two additional

outlying pieces of lané one, located near the village, to be used for subsistence agricultural
production, ad the other, lying further out, to serve as a base for gatiléing. Consequently,

life within the village was characterized by a considerable degree of seasonal mobility. As a

result of this pattern, many families build twaditional shelters; first, he fil a nadess hous e,
permanent structure built entirely by omen, who inhabited it during planting aveshaeasons;

and second, &jprimitivé fbtilt entieely pyoes to accommodate those looking

after the cattle.

Sincelndependence, this traditional pattern of settlement has undergone certain important
changes. First, with the transfer of responsibility for land allocation from the chief to local Land
Boards, the form of new extensions to the major villages is unplamtedoes not follow the

ward pattern. The new lots are large, unsurveyed and generally separated from each other.
Second, house form and organization has undergone noticeable changes.
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Referring to Mochudi, Hardie writes that:

There are two [newdtyles whch are most commonlyfree r r ed t o. éOang i s t he T
building with a flat,corrugateeiron roof. ltusualljc ont ai ns one oroftanth® r 0 0 ms
original building becomes the core of a house/ich are added other room&.he otherstyle

is knro wn Meadowland$: Meadowlands is one of the original sections of Soweto [a fully

segregated black township built outside Johannesburg]. The houses there have-pitdbeble

roof, and four or five rooms. In Mochudi this style usually incoapes a pich with three

rooms.. [These new houses] fit within the originalwapawalls and although the operea

around the house is lesbe courtyards that remain are still the focal social and activity pafints

the household2

Village houses found in B
Mochudi. From left 1o right: a 1,
granary (sefala), a Gerimani Y.
hoose, a single-walled house ¥
(ntto), a double-walled house

and a flat.

(G Caeadv, Phintbadibodee Musenon, Mol

Typical “lands™ and “cattle-
post’” houses found in the
Bagkaila disivict.

@l Goarabe, Phun bt Lol Maseaue, Molandn

Third, in speaking ofte new pdern Alverson notes that:

There is a definite tendency for the former nomadic movement among these [three sites of
occupation) to give way to more permanent settlement either in the village or on the8lands.

Undoubtedly the most significanhange in settlement patterns since Independence has been the
rapid growth of urban, industrially based towns. The growth of Gaborone constitutes a prime
example of this new pattern.
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The original 26year plan for Gaborone, a town that at first was intemnolesgrve as a new
administratve capital of the protectorateeplacing Mafeking), was drawn up in 1963. This

plan, being prepared in Britain, rendered it a combinatiorco&mial capital and British new

town. A semicircular pattern of roads addregghe countrgs only railway line was, in turn,

focused on a centrabpd e s t r i leadingfiromabke praposed new National Assembly

building to the Town Council offices. This plan was based on an anticipated future population of
between 17,000 and 20Q0 persons by 1980. In fact, growth rates for Gaborone have ranged
between 14 and 24 percent per annum over the past 15 years, and its curdatiopagtands at
70,000 person® further extension to accommodate an additional 100,000 persons is nearing
construction.

Similar rates of growth have characterized the recent expansion of Francistown and newer
mining towns sule as SelebPhikwe and Jwanen@.onsequently, in addition to the emergence
of these formally planned communities, an entirely new forsetifement has been introduced
in Botswana the urban squatter settlement.

Old Naledi: History of Settlement

WITH THE COMMENCEMENT of the construction of Gaborone in 1964, an alternative source

of employment was createdrfBotswané migrant labourerd.he first construction companies
established their yards on plots located within the proposed future industrial zone, adjacent to the
railway. Subsequently, the first labour camps were erected south of these, at the northern end of
what was eventually todzome an extensive squatter settlement.

Following Independence, from 1966 to 1971 the growth rate of Gaborone soared to 24 percent

per annum, the highest in Africa. While, on the one hand, the new town was still under

construction during this period atitus in constant need of additional labour, on the other, the
transfer of the new national and municipal governments from Mafeking had the effect of creating

a second major source of employment for other types of wage earners. In light of the failure of

the original plan to provide housing for other than government staff, the labour camp also
experienced dramatic growth so as to accommodate, as well as the labourers, their families and

the host of cleaning staff, housemaids and shop clerks associatedvéthrgent expansion. By

1971 the population of Gaborone had reached 18,000 persons, amaotes of these had

illegally occupied plots in the southern industrial zone, that is, on abouéotieof the total

area of the town. By this time, thewset | e ment had been named ANal e
me a n s Wher applied o a settlement, however, this name can take on § vhogter
meanings, incl udi orgacdmmurdtethas t hed ® pent skyom al |

In response tacreased demands for lowiecome housing, the Gaborone Town Council and
the Ministry of Local Government and Lands introduced their first legally surveyednémme
housing development at Bontleng in 1971. While-plotders here did not receive any tparlar
form of tenurethey were permitted to build on registered plots. Shortly afterwards, Bontleng
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was supplemented by an adjacent-ioaome core housing project built by the Botswana
Housing Corporation (BHC), the governm@national housinguthority. These houses were
rented on a subsidized basis. Then, in 1972, faced with increasing demand, the Town Council
and the Ministry developed their first "Traditional Housing Area" at Extension 14, just east of
Bontleng. This development was basedtansitesand services concept, which had since been
introduced in a number of other African countries. Here, the Government supplied the plot
holder with a surveyed plot (site) and basic service®ads, water arid pit latrine. The plot
holder was subsgiently resposible for completing his or h@wn toilet superstructure and
home, with some assistance being provided in the form of a building material loan. Two
categories of housing were dedid :  f | rasdS g r {& Wivere @lats were fully servec

and permanent materials such as concrete blocks and corrugateeisoto be used, and
second, f Wheether¢ were ordyllimitéd services and the lowesime group was
permitted to use traditional materials, including rlmitk and thatchThe latter type was

directly aimed at attracting the squatters from Naledi to relocate.

In spite of these efforts, Naledi continued to expand, and by 1973 it accommodated almost 6,000
persons. Subsequently, the Botswana Housing Corporation advancent aasettlement
programwiththg ur pose of directl y r Asewtontiactofpuilti t he Nal
housing development called "New Naledi" was erected across the road from and stightlyf n

A Ol d Nlawag ptapased that on completion bése small, magzroduced houses,

resdents of Old Naledi would beloeated and their original settlement demolished. However,

BHC had no idea of the numbers of people involved. Moreover, new migrants were constantly
appearing and demanding to be alloddteese new houses. Finally, those few people who were
actually resettled were completely dissatisfied with their new accommodation and quickly

returned to their original plots in Old Naledi.

The failure of the New Naledi scheme (which, incidentally, isenily being demolished)
demonstrated, once and for all, the true magnitude of the housing problem in Old Naledi.
Consequently, in 1974 the Government underf@lSocial and Economic Survey of Tlere

PertUr ban Ar e as onenfwBichwasWwhl Netli, The results showed three things:
first, that these areas accommodated a relatively high number of people; second, (hat most
residents were employed and could afford to pay for some improved form of housing; and third,
(hat they desired improvementsirhediately following the completion of this report, the

Gaborone Town Council applied to the Ministry to have Old Naledi declared a bona fide
extension of Gaborone, thus rendering it eligible to receive legal land tenure and services
equivalent to other l@-income housing areas in the town. In 1975, following preliminary
acceptance of this proposal, His Excellency, Sir Seretse Khama, President of Botswana,
announced that the original industrial designation would be removed from the Old Naledi
Planning Areaand that these lands would revert to state ownership pending the issuance of land
tenure certificates by the Department of Surveys and Lands. Thus the residents of Old Naledi had
demonstrated that they were capable of solving, at least on an informahbasisg problems
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that had otherwise frustrated an entire government The village that they had created was to
become part of the town.
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