
1 | P a g e 
 

 

 

 

 



2 | P a g e 
 

OLD NALEDI  

THE VILLAGE BECOMES A TOWN 

AN OUTLINE OF THE OLD NALEDI 

SQUATTER UPGRADING PROJECT  

GABORONE, BOTSWANA 

 

 

 

 

 

 

JOHN VAN NOSTRAND 

 

 

 

 

 

 

 

 

 

 

JAMES LORIMER & COMPANY  



3 | P a g e 
 

Copyright © 1982 by John van Nostrand 

All rights reserved. No part of this book may be reproduced or transmitted in any form or by any 

means electronic or mechanical, including photocopying or by any information storage or 

retrieval system, without permission in writing from the publisher, 

ISBN 0-88862-6SO-9  

Design: Brant Cowie 

CANADIAN CATALOGUING IN PUBLICATION DATA  

van Nostrand, John Cornelius, 1949 ï 

The village becomes a town 

Bibliography: p.  

ISBN 0-88862-650-9 

 

1. Squatter settlements ð Botswana ð Gaborone. 

2. Community development. Urban ð Botswana ð Gaborone. 

3. Gaborone (Botswana) ð Social conditions. 

4. Gaborone (Botswana) ð City planning. 

5. City planning (Botswana). I.  Title. 

HN806.G32V37 307ô.344 C82-094377-0 

____________________________________________________________________________ 

This book was prepared with a grant from the Canadian International Development Agency. 

 

 

 

 

James Lorimer & Company, Publishers  

Egerton Ryerson Memorial Building  

35 Britain Street, 

Toronto, Ontario M5A 1R7 

 

Printed and bound in Canada 



4 | P a g e 
 

Contents 

 

FOREWORD 

PREFACE 

1.    BACKGROUND  

Botswana: The Country 

Botswana: Patterns of Settlement 

Old Naledi: History of Settlement 

Botswana: National Urban Settlement Policy 

Old Naledi: A Plan for Its Upgrading 

2.    THE UPGRADING PROJECT  

The Project Team  

The Existing Layer: A Baseline Survey    

The First New Layer; Provision of Primary Services    

An Intermediate Evaluation: Policies and Programs    

The Second New Layer; Provision of Secondary Services    

Summary    

3.   A NEW BEGINNING 

AFTERWORD  

 

 

 

 

 

 



5 | P a g e 
 

 

 

DEDICATION  

This book is dedicated to the people of Old Naledi and to their future. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



6 | P a g e 
 

 

 

FOREWORD 

THE UNITED NATIONS Habitat Conference, held in Vancouver in 1976, focused on the one 

element of development that 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 not benefited the 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 illustrates that 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 problems of 

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 Botswana program 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 does not contain 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 improvement of their 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 issues, or the need to allocate a higher percentage of their 

resources to the improvement of the natural and man-made 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 poorer classes, can be set free if only the authorities in charge of urban 

development 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 migrants of unsurveyed lands in and 

around pre-existing cities, has been going on for centuries. However, international concern for 

this phenomenon was not forthcoming until the early 1960s, by which time one-third of the 

worldôs population were living in cities. High rates of population growth, increased rural 

underemployment and the rapid centralization of industrial growth were common characteristics 

of many developing countries. During this decade the first low-cost ñsites-and-servicesò schemes 

were introduced, whereby raw land was subdivided and serviced in advance of rural-to-urban 

migration. Subsequently, some countries introduced complementary ñself-helpò housing 

programs, which enabled low-income migrants to erect their own homes on these serviced plots. 

In spite of these 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. Consequently, a new strategy 

was advanced according to which these settlements were proposed to be improved or ñupgradedò 

in situ. 

In 1972 the World Bank approved its first loan for a small pilot squatter upgrading scheme in 

Senegal. This was followed, shortly thereafter, 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 pursuit of squatter upgrading and sites-and-services 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 in continuing to provide better quality housing for themselvesé 

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 link ómarginalô groups to the national development process. 1 

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 Plan (1971-75). 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 squatter settlements could 

be dispensed with. Squatters had demonstrated a surprisingly high degree of self-reliance and 

self-determination. They had been able to increase the stock of housing, however poor the initial 

standard, ñby as much as five times the rate of public housing agencies.ò 2 Housing that 
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previously had been described as ñshantiesò was now perceived ñat worst [to be like] run-down 

village housing; and at best [equal and better than] conventionally built housing.ò 3  

Surveys had shown that ñas many as 90 percent of squatter heads of households are usually 

employed.ò 4 Above all, squatter upgrading was by 1975 seen ñas an acceleration of the process 

of improvement and change along an already established continuum.ò 5 

This booklet tells the story of the Old 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 problems in Botswana and comparable 

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 general, and these are likely to influence the 

planning and implementation of new sites-and-services schemes in other parts of that country. In 

either respect, it is hoped that this booklet will prove useful to those concerned with low-income 

housing in Southern Africa 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 altitude of 1,000 metres 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 River Delta in the north-west, 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 Capricorn, Botswana has a semi-arid 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 production 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 Africaôs mines 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 of population growth 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 emerged ð Gaborone (70,000), the capital; 

Francistown (35,000): Selebi-Phikwe (28,000); and Lobatse (23,000). 

The present boundaries of Botswana were first defined in 1889 when Tswana-speaking states 

north of the Transvaal were united and placed under British protection from further Boer 

incursions as the Bechuanaland Protectorate. As a result of the introduction 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 achieved in 1966 under the leadership of Sir Seretse Khama, the 

first President of Botswana. 

Botswana is a non-racial democratic republic, the government of which is composed of a 

president, an elected National Assembly representing 32 constituencies, and a House of Chiefs 

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 national principles of ñdemocracyò (puso ya batho ka batho), 

ñdevelopmentò (ditiro tsa ditlhabololo), ñself-relianceò (boipelego) and óòunityò (popagano ya 

sechaba), These principles are rooted in the traditional culture of Botswana, and when applied in 

practice, they are designed to achieve ñsocial harmonyò (kagisano). 
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Botswana means ñhome of the Tswana nation.ò Following Independence, the national system of 

land tenure was changed in such a way as to reduce the traditional authority of tribal leaders and 

councils to 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 individuals. The vast majority of 

citizens (Botswana) hold land in one of the eight tribal districts. These range in size from Central 

District, originally the Bamangwato state, which has a population of 200,000 living in an area of 

115,000 square kilometres, to South-East District, where over 4,000 Batlokwa occupy 170 

square kilometres. While most of Botswanaôs citizens are members of Setswana-speaking tribes 

or clans, there are a number of significant minority groups, including the Bakalanga (in the 

northeast), the Basarwa or ñBushmenò (in remote 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 most of the other 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 villages in Africa. This unusual urban pattern of 

rural settlement is characterized by an extraordinary degree of mobility. 

While typically a tribal state (morafe) is tightly organized, it is also ethnically mixed and thus 

primarily defined by its allegiance to a particular king or chief (kgosi). Traditionally, each tribe 

settled in and around a capital village, which in turn was centred on an open meeting place 

(kgotla) erected next to the chiefs house (kgosing). While historically these capitals were often 

relocated on account of wars, famines, droughts 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 

Bakwena district, and Mochudi (20,000) of the Bakgatla district. These traditional capitals are 

designated today as the ñmajor villagesò of Botswana. 

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

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

plan was composed of not only the central kgotla and royal household, but also of a series of 

ñwardsò or residential sectors, which housed different family groupings. Each of these, and each 

of tire much smaller outlying villages, was presided over by a ñheadmanò or sub-chief. Shapera 

describes this plan as follows: 

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

circular fence of stout 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 the tribal gatherings 

and ceremonies... 

Whatever the form of village organization found in any tribe, one fact is evident... the disposition 

of ward settlementsé is not determined by chance... but by the stains of each ward [vis-à-vis the 

Chief] and by the geographical division of the tribal section to which it belongsé This means 

that the members of a ward can seldom choose a site for themselves; they should always have the 

same neighbours and lie in the same direction from the Chiefôs 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 wards dispersed around a 

single kgoda. Typically, each ward is composed of groups of relatively large plots, the 

boundaries of which are usually separated to avoid disputes. Individual plots may accommodate 

up to three or four households within a single family.  



13 | P a g e 
 

Houses are formed from groups of individual rooms (dintlo) built on the periphery of an exterior 

walled courtyard (lolwapa), which is used for cooking and family gatherings. The rooms are 

composed of load-bearing mud-block walls (traditionally round), which support a permanent, 

tightly thatched roof. 

 

 

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

outlying pieces of land ð one, located near the village, to be used for subsistence agricultural 

production, and the other, lying further out, to serve as a base for cattle-rearing. Consequently, 

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

result of this pattern, many families build two additional shelters; first, the ñlands house,ò a less 

permanent structure built entirely by omen, who inhabited it during planting and harvest seasons; 

and second, the ñcattle post,ò a primitive hut built entirely by men to accommodate those looking 

after the cattle. 

Since Independence, 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 unplanned and does 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 [new] styles which are most commonly referred to. One is the ñflatòé any 

building with a flat, corrugated-iron roof. It usually contains one or two roomsé [And] often the 

original building becomes the core of a house to which are added other rooms... The other style 

is known as ñMeadowlands.ò Meadowlands is one of the original sections of Soweto [a fully 

segregated black township built outside Johannesburg]. The houses there have a double-pitched 

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

rooms... [These new houses] fit within the original lolwapa walls and although the open area 

around the house is less, the courtyards that remain are still the focal social and activity points of 

the household. 2 

 

  

 

Third, in speaking of the new pattern 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 the lands. 3 

Undoubtedly the most significant change 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 20-year plan for Gaborone, a town that at first was intended to serve as a new 

administrative capital of the protectorate (replacing Mafeking), was drawn up in 1963-64. This 

plan, being prepared in Britain, rendered it a combination neo-colonial capital and British new 

town. A semicircular pattern of roads addressing the countryôs only railway line was, in turn, 

focused on a central pedestrian ñmallò leading from the proposed new National Assembly 

building to the Town Council offices. This plan was based on an anticipated future population of 

between 17,000 and 20,000 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 current population stands at 

70,000 persons. A 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 such as Selebi-Phikwe and Jwaneng. Consequently, in addition to the emergence 

of these formally planned communities, an entirely new form of settlement has been introduced 

in Botswana ð 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 created for Botswanaôs migrant labourers. The 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 to become 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 and thus 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 associated with government expansion. By 

1971 the population of Gaborone had reached 18,000 persons, and one-quarter of these had 

illegally occupied plots in the southern industrial zone, that is, on about one-tenth of the total 

area of the town. By this time, this new settlement had been named ñNaledi,ò which technically 

means ñstar.ò When applied to a settlement, however, this name can take on a variety of other 

meanings, including ñunder the open skyò or ña community that stands out from all the others.ò 

In response to increased demands for lower-income housing, the Gaborone Town Council and 

the Ministry of Local Government and Lands introduced their first legally surveyed, low-income 

housing development at Bontleng in 1971. While plot-holders here did not receive any particular 

form of tenure, they were permitted to build on registered plots. Shortly afterwards, Bontleng 
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was supplemented by an adjacent low-income core housing project built by the Botswana 

Housing Corporation (BHC), the governmentôs national housing authority. 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 based on the sites-and 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 services ð roads, water arid pit latrine. The plot-

holder was subsequently responsible for completing his or her own toilet superstructure and 

home, with some assistance being provided in the form of a building material loan. Two 

categories of housing were defined: first, ñSites-and-Servicesò where plots were fully serviced 

and permanent materials such as concrete blocks and corrugated iron were to be used, and 

second, ñTraditional,ò where there were only limited services and the lowest-income group was 

permitted to use traditional materials, including mud-brick and thatch. The 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 advanced a major resettlement 

program with the purpose of directly resolving ñthe Naledi problem.ò A new contractor-built 

housing development called "New Naledi" was erected across the road from and slightly north of 

ñOld Naledi.ò It was proposed that on completion of these small, mass-produced houses, 

residents of Old Naledi would be relocated 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 allocated these 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, is currently being demolished) 

demonstrated, once and for all, the true magnitude of the housing problem in Old Naledi. 

Consequently, in 1974 the Government undertook ñA Social and Economic Survey of Three 

Peri-Urban Areas in Botswana,ò one of which was Old Naledi, 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 improvements. Immediately 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 low-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 Area and 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 informal basis, housing 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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