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African Union for Housing Finance 
 

I.  INTRODUCTION 
 
 
 
 
We selected a stratified sample across various urban poor neighbourhoods in Mbabane, Accra, and Dar es 
Salaam to conduct household interviews. These were part of the qualitative analysis undertaken for the AUHF 
study, to provide an in-depth picture of the living conditions and priorities of the urban poor in these three cities.  
 
The three cities have very distinctive contexts, hence the discussion in the following pages is structured as 
follows. Section II provides a city-by-city overview of existing financing mechanisms in informal settlements, 
their advantages and shortcomings, and recommendations for improvements. Section III provides a summary of 
general findings in Mbabane, Accra and Dar es Salaam, to allow the reader an understanding of the broader 
context.  
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II.  EXISTING SYSTEMS FOR FINANCE 
 
 
A.  Mbabane, Swaziland 
 

Savings Cooperatives 
Not all the informal settlements in Mbabane have savings groups, but the ones that do, have several operating 
in stiff competition with each other. Not all these groups are licensed and/or registered. The registered ones 
tend to have larger membership (50-100 members), offer more competitive interest rates (averaging about 12 
percent per year), and have less stringent requirements, particularly with respect to the joining fees (averaging 
E50

1
), compulsory minimum monthly contributions  (averaging E50). The unlicensed ones are typically smaller 

(20-30 members), and have higher interest rates (averaging about 20 percent per year), and require higher 
joining fees (averaging E200) and monthly contributions (averaging E200). See Box 1 for an example. 
 
It is difficult to say which ones work better, but from the discussions with some of the householders who are 
members of these associations, it seemed as though the larger the association, the lesser the control, and 
correspondingly a higher potential for corruption. A lady in Mangwaneni, for example, told us about a savings 
association in Malkerns of which she is a member (see Box 2). One, she has very little idea regarding the terms 
of her loans, or the benefits associated with her savings program. Two, she had heard rumours a few months 
ago that the company had gone bankrupt due to corruption, and due to the disconnect between the 
administration of the program and the members, there was nothing she could do to find out more, or recover her 
money. Here, we are talking about years of savings of an old woman who has no income source.  
 
The major advantage of these programs is providing people access to loans which they otherwise would not be 
able to get. They are also able to reap the profits from the system eventually, although it is difficult to quantify 
this without having more specific numbers. 
 
While we heard much praise about the associations from the managers of the programs, there were also 
several complaints from people who were not members of these associations (see Box 3). One of the main 
reasons cited for not joining these associations was the inability to withdraw money from their savings. The 
savings serve as a sort-of collateral, and are only there to determine the size of the loan one is eligible for. In 
other words, if one is in need of money, one must borrow, and pay the interest for the loan. The fact that this 
interest rolls back into the system as profit that is ultimately shared by the members is not understood by most. 
As a result, they see this as locking in their savings without any interest while having to pay interest on any 
money they borrow against their savings.  

                                                 
1
 Emalengeni is the local currency, denoted by E. Conversion rate: 1USD=6.5E 

Box 1. Umphako Savings Scheme in Nkwalini  
 
The Umphako informal (and unlicensed) savings scheme constitutes 
32 members, managed by an elected by a Chairman, a Treasurer 
and a Secretary. The group meets once a month.  There is a joining 
fee of E200, and a minimum monthly savings contribution of E100. 
Members are eligible for loans twice their savings amount, at an 
annual interest of 20 percent. The maximum loan amount is E10 000 
for 6 months duration. Typically, the loans are much smaller, with a 
repayment period of 2-3 months. The average loan amount is E4000 
with a repayment period of 3 months. Most members borrow for 
home improvement or construction.  
 

The current savings in Umphako amount to E22000, of which E18 
000 has been disbursed in loans. According to the ex-Treasurer, 
“Most people pay back on time. However, last year, 2 borrowers 
defaulted on payments amounting to some E3000. They simply 
didn’t pay, and our only recourse was to cancel their membership.” 
Penalty for late contributions is E20/m. Membership is revoked if the 
member fails to make timely contributions for 3 consecutive months.  
 

In addition to loans, the group undertakes small business projects to 
generate income. One such undertaking is a poultry business, in 
which they buy chickens in bulk at low prices from Malkerns, 25 kms 
away, and sell to the members and other community residents 
locally for a profit which is shared among the members at the end of 
the year. The group is now looking to set up another project to 
manufacture mud and cement bricks.  
 

We were told that the highest income member was earning some E3 
500 per month, and contributing an average monthly savings 
contribution of E700. The lowest earner had an income of E250 per 
month, and made an average monthly contribution of E100. “This 
lady is a domestic worker, the only breadwinner of the family, with 
one kid,” Plolisile said. “And she has managed to save some E500 to 
date which makes her eligible for a E1000 loan.” When members 
need money, they take it in the form of a loan; it cannot be 
withdrawn from their savings account. The profit generated—from 
loan interest and the business—is divided among the members in 
the form of shares at the year end. So while there is no interest 
accrued on the savings, this profit serves as a proxy.  
 

We asked Plolisile why the group had not expanded. Her response: 
“It is difficult to manage too many people. We bring in only people 
whom we know and can trust.” She also discussed some of the 
major challenges facing the group. One, the group wants to start a 
new, bigger scale project in the community, which will serve the 
community in addition to generating income for the savings group 
members. This is a kumbi service, to take primary children to school. 
The cost of the kombi is E120 000, which is too high for the group to 
afford at this time. Two, they do not have an office space to operate 
from. As a result, most of the meetings are conducted informally in 
someone’s house, and the venue keeps changing. “It’s difficult to 
make people understand the seriousness of the business when we 
don’t even have an office,” she says. 
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Another reason is the inability of people to make regular contributions, particularly the older citizens and the 
unemployed. Also, membership in these associations is mutually exclusive – one can only be a member of one 
association at a time. So, even if one discovers a better plan in another association while being a member of 
one, it is not so easy to switch.  
 
That said, these associations offer several benefits. Most importantly, they are existing institutions, established 
by the communities, that can be further built upon to increase people’s ability to access financing. Their 
potential to serve as conduits for channelling funds to a larger section of society at a relatively low 
administrative cost should not be underestimated. By starting out with a few good examples of these 
associations, more members of the community can be organized to establish more such organizations, which 
will increase the reach to the poorest. There may be a need to assist these organizations to associate with 
banks, so as to allow people to use their savings more effectively – to earn interest on them, or be able to 
access them as and when required. Several managers of these schemes expressed need for better linkages 
between lending programs and livelihood development exercises, which makes a very good case for the 
government issuing matching grants for such activities that promote social and economic development.  
 
In working with these institutions, however, we must bear in mind the key features that make them tick. One, 
these institutions serve as a semi-formal and more approachable means of accessing finance, particularly for 
the poor communities. Many people hesitate from going to banks either because of the formality and cost of 
transactions, or because the information required by formal lending institutions from the client is either not 
available or easily understood. A major advantage of these small groups is the one-to-one face time with 
seemingly like-minded people who belong in the same social segment that allows a sense of comfort, owing 
largely to their small size. Two, since the loans are small and the collateral consists essentially of the savings in 
one’s account, there is no evident threat of losing one’s property or suffering a huge loss in case of a default. 
 

Burial Schemes 
These are common in many of these informal communities, and essentially work as insurance schemes to 
cover funeral costs in the event of a death in the family. While they seem to work rather well to offset the high 
costs of a funeral, the fact remains that, in large part, these burial schemes are associated with a monopolistic 
national insurance agency, which makes them less competitive, and the people more susceptible to fluctuations 
in fees.  
 

Local Moneylenders 
The local moneylenders, or “shylocks” as they are commonly referred to, provide small loans at extremely high 
interest rates, ranging from 20-50 percent per month. While many of the interviewees expressed wariness in 
borrowing from these moneylenders, they also acknowledged that they provide access to finances without much 
hassle, and at very short notice.  
 
It is interesting to compare the loan terms of a shylock with the short-term loan offered by a cooperative/ 
savings organization in Mangwaneni (Lusoti Cooperative) with an interest rate of 10 percent. While the interest 

Box 2.  A member’s perceptions of a savings 
scheme 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Lephlinah Lokotfwayo, a resident of Mangwaneni, is currently a 
member of a cooperative savings group called Asikutulisane in 
Malkerns, about 25 kms away. The society has an office in the city 
centre, where she goes to make her monthly deposits. Membership 
to the society requires a joining fee of E100, and continuous 
contributions of E30 per month for a period of 12 months. The 
members are then issued “shares” against their savings. Lephlinah 
currently has some E4000 in shares, but is not aware how many 
shares she owns, or what the value of the share is. Once the 
members have established a savings history with the cooperative, 
they have access to loans at about 20 percent annual interest. 
 

Asked if the cooperative savings society was working well for her, 
Lephlinah complained that she had heard rumours that “the 
company was going bankrupt because the workers were stealing 
money.” Nevertheless, she continues to contribute, as she is not 
aware of any other savings schemes in her vicinity. “Besides,” she 
says, “if you are a member of any other society, you cannot join this 
cooperative.” 
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rate is much lower, the  cooperative requires 6 months of savings record before one can apply for a loan, and 
even then the loan is not guaranteed. From the lender’s perspective, the borrower in this case presents a very 
low risk. The shylocks, on the other hand, have to absorb the full risk, since they lend without any credit checks 
etc; hence the high interest rate. Even though it is extremely difficult to justify such a high interest rate, the fact 
that people still borrow from the shylocks implies that their services fill a gap in the existing financial market. 
 
We tried to interview some shylocks, but people would decline from pointing us in the right direction, for fear that 
their lender—the shylock—would be victimized, and that they would lose their source of emergency financing. In 
other cases, people whom we identified as shylocks refused to admit that they engaged in any lending 
practices. This is understandable in light of the fact that many of these shylocks are not licensed, and are 
therefore “illegal”, and choose not to disclose their incomes for fear of victimization.  
 
 

RECOMMENDATIONS 
- Build on existing institutions. Some settlements do not have any credit/ savings programs. In those that 

do, not too many people are aware of these programs. Even many of those who know about these 
programs choose not to sign up because they cannot afford to make regular contributions. There is hence a 
need to expand these programs to include various packages that target different income groups. There is 
also a need to develop programs that allow people to make better use of their savings. After all, the 
perception that money gets “locked up” without interest, is not completely incorrect. In parallel, there needs 
to be an institutionalized system for information dissemination, to help people understand more about 
saving and lending practices, to increase their comfort level in getting involved, and also increasing the 
accountability of such institutions. 

 
- Draw better links with livelihood development programs. Current registration with the Ministry typically 

entitles these institutions to free training for the managers of the programs, in book-keeping and 
accounting. In addition to this, it is critical that these institutions be linked up with vocational training 
programs, that can help borrowers in establishing alternative livelihoods, and better utilize their loans to 
generate income.  

 
- Explore the potential to institutionalize short-term lending. Local moneylenders charge high interest 

rates that may not be justified, but they do provide a service that is of some benefit to the people. In the 
absence of a quick and easy way to borrow, people—ranging from the poorest to the wealthiest—in these 
informal settlements resort to shylocks to meet their financial needs. The high interest rate is obviously 
related to the high risk involved in the lending, both with respect to the borrower, and the “illegal” nature of 
the business. So rather than imposing more restrictions on the shylocks’ lending practices, it might be 
worthwhile to explore the possibility of legalizing or institutionalizing such informal short-term lending, which 
might make the business less risky , more competitive, and ultimately more beneficial to the clientele.  

 
 

Box 3. A non-member’s perceptions about local 
savings schemes 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  
 
 
Esta Masiela, from Nkwalini Zone III, is not a member of any savings 
group or association. Her daughter is a member of a local 30-
member savings/credit group called Umphako Savings Scheme 
(described in Section III). She contributes between E100 and E300 
every month. She receives shares (from the profits accumulated by 
the group) at the year end, which she uses towards her son’s school 
fees. Esta does not hold these savings groups in high regard. She 
does not understand how exactly they function, or the fact that the 
interest is in the form of shares, but she says, “They give no interest 
on the money deposited. At the end, you still have only what you 
deposited in the beginning. So what’s the point?” 
 
Asked if she was interested in borrowing to improve her house, her 
response was: “I am not interested in a loan because I can’t pay 
back. I am old, I have no money, and I am sick with asthma, high 
blood pressure, the works…! I don’t want to have a heart attack next. 
I don’t want to borrow money that I am not sure I can pay back. I 
don’t like to borrow money in the first place. I sleep peacefully 
knowing I am not in debt. I can borrow small amounts to buy bread 
etc., which I can pay back by selling my brew, but not thousands 
which will be required to make any improvements to the house! I’d 
rather move back to the village.” 
 
“In any event, if there is a loan facility, it should be directly with the 
bank, not, repeat, NOT, with the leadership. It is very corrupt. The 
problem with the bank, though, is that who will sign?” 
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B.  Accra, Ghana 
 
 

Susu Savings  
The vast majority of those earning less than the median income save in susu accounts. Susu collectors are 
private groups that organize agents to collect individual savings on a daily (or weekly) basis. A service fee 
usually equivalent to the average contribution of a day is levied. At the end of each month, the money is 
returned to the individuals after deducting the fee. In simple terms, the susu scheme works like a safety 
deposit box, with membership renewable every month.  
 
Among our interviewees, most people who had such accounts contributed anywhere between 2K and 200K 
cedis per day (typically 5 days a week, but could be more or less depending on the arrangement).

2
 They “put 

the money away”, they say, mostly from their daily earnings, “otherwise it gets spent.” Typically, people use 
these savings at the end of the month, to buy stock for their businesses or bulk supplies for the house. To cite 
some examples, a woman in Makola market has an account with the HFC as well as a susu collector. She uses 
the susu for her business expenses at the end of the month, whereas the HFC account is purely a savings 
account where she deposits her profits. Another woman in railroad settlement, deposits her savings into the 
susu scheme, and at the end of the month, takes it to Metropolitan Bank (see Box 4). In her case, the susu 
account works as a safety deposit box where she stores her savings till she can take them to her bank.  
 
Several interviewees expressed suspicion and scepticism with regard to susu schemes. Several complained of 
being cheated, where “the collector ran off with the money”, or having heard of others being duped. 
 

Formal Sector Savings and Loans  
There are many formal sector schemes in Ghana, the three predominant ones being offered by HFC (Housing 
Finance Company) Bank, Sinapi, and ProCredit.  
 
HFC Bank offers a microcredit program for market-people, primarily women. It has a savings program, regular 
contribution to which earns the customers accredit history at the end of the first year. They can then borrow 
against this record, based on the total amount of savings they have. The interest rate is about 30 percent 
annually. The HFC staff working on this scheme go door-to-door, from one client to the next (daily or weekly, 
depending on the neighbourhood), to collect deposits and deliver withdrawals, essentially serving as a mobile 
bank. 
 
Sinapi offers a group lending scheme. It helps organize groups, and provides orientation/ training for a few 
weeks, after which the members become eligible to borrow. Unlike the HFC program, there is no savings history 
required for borrowing: a member can take a loan immediately upon completion of the training. However, unlike 

                                                 
2
 The local currency is the Cedi. Currency conversion rate: 1US$=9000 Cedis 

Box 4. Susu and formal savings accounts 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Top: Obayaa Aseiduaa is a petty trader who lives in the railroad 
squatter settlement. She saves 20K cedis daily in susu (600K cedis/ 
month) which she deposits into her formal bank account at the end 
of the month 
 
Below: Dorothy Mensah is a cloth merchant in Makola Market. She 
is a member of the HFC savings scheme, and also has one susu 
account, where she contributes 10K cedis per day. She uses the 
money in her susu account to pay the utility bills for the shop, and 
any other business-related expenses. The susu essentially works 
like a current account, and HFC as a savings account. 
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the HFC program, the loans are more frequently shorter term (4-6 months), and have a higher interest rate (30-
50 percent over the period of the loan). 
 
ProCredit offers loans to already established businesses. The borrower must have proof/records of the 
business for at least 6 months prior to applying for a loan. 
 
The three programs together cover the wide spectrum of borrowers rather well, although telling from the case of 
Accra, there is still a lot of untapped potential for these schemes, largely due to the limited capacity and 
finances available with the lenders. We met a few people in Jamestown and the railroad settlement who had 
enrolled in the Sinapi program, for instance, and got assess to quick loans. Some people in Sodom and 
Gomorrah were aware of the savings scheme offered by the Homeless People’s Federation, and so on. 
However, most of the people were unaware of any such programs, and when we discussed these with them, 
they listened and expressed keen interest.  
 
The HFC Bank’s program for market women is a clear example of how savings schemes can really work for the 
poor. It is less the concept, however, and more the design of the specific program that makes it tick. In our 
interviews with market women, it was clear that many of them had started off in conditions comparable or far 
worse than some of our interviewees in the informal settlements, and today have substantial savings, and have 
been able to incrementally expand their businesses, and even build homes.  The interviewees range across the 
income spectrum – from a vendor with a stall who was previously a tomato seller selling tomatoes on a basket 
on her head and now owns a table-top stall, to a slipper wholesaler who started out with a table-top stall and 
now rents a real shop to conduct business, to a cloth merchant who started with a small stall and now owns a 
cloth business worth some 1 billion cedis (see Box 5).

3
  

 
  

                                                 
3 The table below compares the economic situation of these market women to the other interviewees of informal settlements. 
Their per capita income too is nearly 3 times that of the other interviewees from the informal settlements. Their savings, in real 
terms and as a percentage of income, are substantially higher than the typical informal settlement dweller. The median 
current savings balance recorded was 13.6 million cedis and the average 27.6 million cedis.  

Savings as % of income 
 

Median savings/ 

month (‘000 cedis) Average Median 

Median HH 

monthly income 

(‘000 cedis) 

Median per capita 

income/ month 

(‘000 cedis) 

HFC market women 

(N=10) 
2500 45 45 6250 1000 

Other interviewees 

(N=24) 
175 18 17 1450 325 

Interestingly, unlike other low-income families interviewed in the informal settlements, most of the women under the HFC 
program had toilets in their plots if not within the house (see Annex for general living conditions in informal settlements). Most 
had built new houses after signing up with the savings scheme. Most had taken loans to expand their businesses, and using 
the profit from the larger business (and larger savings, because of larger capital that allows them to buy stock cheaper in bulk, 
for example), were able to build their own houses. 

Box 5. HFC Micro-lending 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Top: Gladis Appiah started out as a hawker in Kanishi selling 
tomatoes, walking around with a basket on her head. From her 
savings over the years, she has expanded her business and now 
trades in provisions (cans, spices, etc.) on a table-top in 
Agbogbloshie market. Gladis opened an account with HFC in 2003. 
Her first deposit was 5K cedis. She now contributes 15-30K cedis 
daily, and has got a balance of 1.4 million cedis. She estimates that 
her stock today is worth some 5-7 million cedis. 
 
Below: Ophelia Wilson started out her business in a stall on the 
side-walk, with a monthly revenue of some 1-1.2 million. Through the 
HFC program, she was able to save, and reinvest into her business. 
She bought this shop in Makola market, and increased her stock 
over the years. Today, her shop’s net worth is about 1 billion cedis 
(300 million for the shop, and 700 million for the goods). Her current 
balance in the savings account is 45 million cedis.  
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RECOMMENDATIONS 
- Build on HFC’s success with microlending. The HFC scheme presents a unique and extremely 

successful case of microlending, which should be expanded in Ghana and adapted in other countries. What 
makes it remarkable is not just the design of the program—which is unique but by no means the only one of 
its kind—but the training and attitude of the staff who implement the program. The small team of about 10 
comprises young and motivated women, fresh graduates, who are relatively cheap (earning a salary of 
$400/month), which is less than a teller in a bank, but a good salary for a fresh graduate in Ghana. They 
work hard and are highly respected in the communities in which they work. Each one is assigned about 100 
clients, and given the responsibility to do the marketing of the program as they work. So, in essence, it is a 
low-cost program. The interest rate for these short terms loans is also higher than other longer term ones, 
so from the bank’s perspective, this is a highly profitable business, especially given that the default rate so 
far has been zero.  

 
From the clients’ perspective, this scheme works: it is essentially a mobile bank, so they do not have to 
leave the shop to go to the bank to make a deposit or withdrawal; a safety box, so they do not have to fear 
leaving their daily earnings in the shop at night or carrying them back home; and allows for a personable 
relationship with polite and well-trained and trustworthy staff, which builds rapport and trust. The success of 
the program is evident from two facts: one, not one of the interviewees we talked to about this program had 
any sort of dissatisfaction. On the contrary, they were striving to bring more friends and family members 
into the scheme. Two, we interviewed clients ranging from those running a small table-top with vegetables 
to those with larger shops, and learned how people had progressed economically after a simple and small 
loan facility, how several of the older clients had been able to expand their businesses over the years, and 
subsequently taken housing loans to build their homes. 
 
This kind of a program is particularly amenable for the lower-income groups, who have little access to 
financing anywhere else. Unlike a group loan, it allows an individual to take responsibility for him/herself, 
and in the time frame that suits the individual best. 
  

- Provide more financial assistance to Sinapi to expand its coverage. Sinapi covers another large 
segment of the population with its group lending scheme, and has been able to double its lending portfolio 
in the last 2 years. This scheme is also appreciated by the clients for most part; many prefer this to the HFC 
simply because one can get quick and easy access to a loan. Sinapi has also seen close to zero default 
rates among its clientele.  

 

William Paakwesi , Mamponsa
Water vendor/ public shower 

operator 
Saves 20K cedis daily in susu 

(600K cedis/ month) 

Manti  Ayikai, Jamestown: 
Food and water vendor 

Saves 5K cedis daily in susu 
(150K cedis/ month) 

Marianna Tetteh, Jamestown: 
Food vendor 

Saves 5K cedis daily in susu 
(100K cedis/ month) 

Akua Kobi, Railroad squatter:  
Food vendor 

Saves 20K cedis daily in susu 
(400K cedis/ month) 

Box 6. Susu savings accounts 
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C.  Dar es Salaam, Tanzania 
 
 
We spoke to several households where one or more persons had been, or are currently, members of a 
savings/loan schemes. Their comments on the various types of schemes are summarized below. 
 

Pride, FINCA 
On Group Loans: Some individuals who had been members of Pride or FINCA in the past said that taking a 
group loan was problematic in several respects. The first is in terms of time coordination: all members of the 
group have to be present for any transaction to take place, and often times, one or the other member is late, 
which holds the others up. This becomes an issue particularly for those working, who then often have to spend 
a whole day away from work. Two, if anyone in the group defaults on his/her payment, the other members of the 
group have to pay additional amounts to compensate. There have been several experiences where the 
defaulting member then packs up and leaves, making the others bear the additional burden of paying that sum. 
Three, group loans seem to be a problem among the youth, especially single young men, who live as renters 
and are deemed more mobile. They say nobody trusts the other because there is no knowing when the other 
will run away, given the temporary nature of their jobs and accommodation. 
 
On Loan Terms: Several people commented that the interest rates charged by Pride and FINCA were extremely 
high, and the repayment period for the loan too short. The interest ranges between 100-200 percent annually, 
depending on the loan amount and period. They say the repayment starts within weeks of borrowing, giving the 
borrowers little time to manage the money in a profitable manner.

4
 (See Box 7 for perceptions of an ex-

member.) 

 

SACCOs 
Awareness regarding Savings and Credit Cooperatives (SACCOs) was limited. Two of the three settlements did 
not have any SACCOs in their area. In Mwananyamala, we were told by the Chairman that they were planning 
to introduce one soon. However, upon being explained how the SACCOs function, the interviewees expressed 
keen interest. Those who were aware, or current members, said the advantage of SACCOs was that the 
members make their own rules and regulations (within the basic legal guidelines), and so should be more 
suitable to meet the real needs of the members. SACCOs were also deemed better because one can get an 
individual loan (versus a group loan, the disadvantages of which are mentioned above), so if someone defaults, 
no one else suffers as a result (See Box 8 for examples). 

 
Circular Savings Scheme (‘Upatu’) 
This is another common way small groups of people (typically women) get together to save money. Each one 
contributes a certain amount every few weeks to a common pool. The full pool of collections is taken by a 

                                                 
4
 The local currency is the Tanzanian Shilling, TSh. Currency conversion rate: 1US$=TSh1,200 

Box 7. Loan experience and priority 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Abdul Seif was a member of Pride until a few years ago. He took 3 
loans as part of their group lending scheme: the first one was 50K 
TSh, the second TSh150K, and the third TSh 300K. “These were 5-
member groups,” he says. For the TSh 50K loan, his repayment 
amount was TSh3800 per week (TSh 3,000 towards the loan, and 
Tsh800 towards savings) for a period of 25 weeks. [This amounts to 
an annual interest rate of 50% for 6 months.] 
 

He was with Pride for 4 years, he says. “I left because it became too 
complicated working with a group. Everyone had to appear together 
on the same day; if one person was missing, it did not work. The 
good thing with Pride is that one can get relatively easy access to a 
loan, and once a loan has been repaid, one can borrow again and 
again. The bad thing is that different people in the group borrow for 
different things, and sometimes one member might not be able to 
pay back…. Under such circumstances, the others have to pay to 
cover for the defaulter. I had to do that too, and I don’t want to have 
to spend my money to cover someone else’s fault.” 
 

Abdul is interested in a loan, but this time, he says, he would like to 
borrow a large amount, TSh 5 million, mostly to invest into his 
tailoring business, but also to buy a plot and build his family another 
house incrementally. He was not aware of SACCOs, but showed 
keen interest after we told him how they operate.
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member of the group turn by turn. There is no interest involved, but it allows them to raise a large sum of money 
when they need it – for school fees, or home improvement, etc. So, in essence it works like a combination of 
savings and loans, but without any interest. And since the group is typically small, and the members know each 
other (they are usually women, either friends, neighbours, or in the same line of work), the incidence of default 
is close to null.  
 
 

 
RECOMMENDATIONS 
In general, people’s preference for borrowing is mostly to establish or improve their businesses, not for home 
improvement. They say they would prefer to use the profits from the business to improve their homes. The few 
who said they were interested in a housing loan were either seeking to improve or build new rental housing, 
another line of business in essence, not their own accommodation.  
 
- Expand SACCOs more aggressively to low-income areas. Most of the families we talked to had never 

heard of SACCOs, even those who were (or had been) members of Pride or FINCA. Many members or ex-
members of Pride and FINCA expressed dissatisfaction with their loan design: high interest rates, short 
repayment period, and problems with group-borrowing. When told about the SACCOs—which have 
regulated and lower interest rates—they all expressed keen interest.  

 
 
 

Box 8. Loan perceptions and priorities 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Left: Salim Hamis of Mnyamani is interested in a loan, but says the 
banks do not lend to people like him. He says he does not know 
enough about the SACCOs except for the fact that “the loans they 
offer are too small. I want a large loan – in the range of TSh 2 
million. They won’t give me that much.” 
 

Right: Juma Mohammad of Makangarawe knows of Pride and 
FINCA but has not signed up because, he says, “There is no interest 
earned on the savings. Also, if one is not careful, one can lose 
everything. First you save money, then they give you a loan, but you 
have start paying back immediately, which makes it impossible to put 
the loan money to good use. SACCOs, on the other hand, are 
slightly better because their decisions/rules are made by the 
cooperative members.” There is currently no SACCO in the area, but 
he says that the subward is introducing one soon.  
 

Juma is interested in a loan from the NMB (National Microfinance 
Bank) an amount in the range of TSh 15 million. “The interest is 28 
percent per year; but I am not sure that the 2-year licence can serve 
as collateral.” He wants to borrow not to complete this house or to 
expand his business, but rather “to buy a new plot elsewhere in a 
planned area…. This is an unplanned squatter area. Who knows 
when they will come and break it? The government is unpredictable. 
They give licences, encourage people to build, and then come and 
throw them out.” In other words, the licence means little in terms of 
tenure security to him.
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III. GENERAL FINDINGS 
 
A. Mbabane, Swaziland 
 
The general findings in Swaziland are presented by the five settlements covered under the household survey. 
This section has been extracted from the report, “Mbabane Upgrading and Finance Project”, funded by Cities 
Alliance and Mbabane City Council, 2006. 
 
    
MALAGWANE  
 

Demographics and Socio-Economics 
 
Population 
The Census carried out in 2006 shows a total of 155 plots in Malagwane, which are home to 257 households, or  
1038 people. Of these, only 44 percent (112 households) are owner families; the remaining 145 households are 
renters. The average number of households residing per plot is 1.66, among the lowest in the settlements 
surveyed. Owner families tend to be larger than renter families: the average household size recorded for owners 
is 6.96, and that for renters is 1.79.  

 
Age and Gender 
There is more or less an even split between the male and female population. The population less than 19 years 
of age is 45 percent, the working age group (between 20 and 55 years) is 50 percent, and the senior citizens 
(older than 55 years) constitute 5 percent of the population.  
 

Employment  
Over 90 percent of households heads have some form of employment, but nearly half (49 percent) are either 
self-employed or involved in the informal sector. Close to 42 percent of household heads hold formal jobs in 
either the government or the private sector. Thirty six percent are formally employed (either by government or 
the private sector) and 24 percent are either self-employed or occupied in the informal sector. Forty one percent 
of the adult population is unemployed. 
 

Income 

Box 10. Age and Gender
 

Fem ale Male 
Age 

# 
% of 
total 

# 
% of 
total 

Total 
% 

0 – 5 60 6.0 71 7.1 13.1 

6 – 19 157 15.6 160 15.9 31.5 
20 – 55 246 24.5 260 25.9 50.4 

> 56 29 2.9 21 2.1 5.0 
Total 506 50.4 498 49.6 100.0 

Box 9. Population: Households and Plots 
 

 Tenants Owners Total 
# % # % # 

Households 
145 56 

11
2 

44 257 

Average HH Size 1.79 7.0 4.0 

 
Total # of plots: 155 
Average number of households per plot: 1.66 
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Seventy six percent of the households interviewed reported any wage income. The mean was E2,502, the 
median E1,906, and the mode E500.

5
 Fifty-one percent of households reported receiving non-wage income 

each month, much of this derived from monthly rentals.  However, close to 60 percent of other income streams 
was below E500 per month, with 78.8 percent being E1,000 or less. The range of household income was from 
E280 per month to E10,000. The mean household income was E2,964, the median E2,075, with a mode of 
E500. In general, female-headed households tended to earn less than their male counterparts, with 
proportionately more female-headed households earning below E1,800 per month than males. 
 

Savings 
Forty percent of all household heads in Malagwane had no savings. Only 38.2 percent of households 
maintained savings accounts, most of which (52.4 percent) were with the Swaziland Building Society. Others 
are members of group savings schemes, or simply keep their savings at home.  20 per cent have two accounts. 
 

 
Physical Infrastructure  

 
Housing conditions 
Among those included in the Survey, 61.8 percent were constructed from concrete blocks, the remainder being 
stick-and-mud. Most houses (96.4 percent) had cement floors; all had corrugated iron roofing. The smallest 
house was 12 m

2
 and the largest 384 m

2 
with a mean of 58 m

2
. Most houses were smaller than 45m

2
.  The 

mean number of sleeping rooms per house was 2.2, with a range from 1 to 5. Most households (83.6 percent) 
had private indoor cooking areas, while 14.5 percent had private outdoor ones.  
 

Plot demarcation and size 
With the exception of a small number of homestead plots which have boundary walls, fences or markers, the 
majority of plots are poorly demarcated on the ground. The ultimate definition of plots and plot ownership, as 
well as opportunities for creating new plots for additional settlement, can therefore only be undertaken in close 
consultation with residents. The plot sizes recorded in the Social Survey indicate that some 47 percent of the 
households were living on plots estimated to be below 550 m

2
, while the size of 38 percent of the plots was 

larger than 1,000 m
2
. 

 
Water supply 
There is an on-site water supply network at present which supplies a series of public stand pipes controlled by 
the community. About a fifth of the homesteads have their own connections.  
 

 

                                                 
5
 Conversion rate: 1USD=6.5E 

Box 11. Savings
 

First Account
 

Second 
Account 

 Type of Account 

# % # % 

None 22 40.0 2 3.6 

Current Account 1 1.8 1 1.8 

Savings Account 23 41.8 5 9.1 

Group Savings 5 9.1 2 3.6 

Save at home 4 7.3 1 1.8 

Total 55 100.0 11 20.0 
 

 Where account is held # % 

Commercial Bank 6 28.6 

Swazi Bank 3 14.3 

Building Society 11 52.4 

Credit society/coop. 1 4.8 

Total 21 100.0 

Houses with tin roofs scattered along the slopes of Malagwane 
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Sanitation  
Toilet facilities mostly comprise pit latrines. Low residential densities make this an acceptable solution at least 
for the present, although there is no information on the condition of these latrines and the rate at which they are 
maintained/ replaced. The rocky ground conditions make the digging of latrines problematic in some parts of the 
site. Just under half (47 percent) of households in Malagwane share pit latrines, and, on average, each shares 
with four other households. The number of households sharing a latrine ranges from 1 to 11. 

Electricity 
There is an overhead electricity supply network to most parts of the settlement. There are no details on the 
numbers of individual house connections at present. There is an electricity sub-station located at the extreme 
northern end of the settlement.  74 of the homesteads (34.7 percent of the total) have electricity connections. 

 
Garbage collection/disposal 
Two refuse skips are located at the entry to Bahai School serviced by Mbabane City Council (MCC). However, 
the skips are not positioned strategically as they are located uphill making it hard for the residents to access 
them. For this reason, the majority of the homesteads use waste pits for waste disposal. This causes problems 
during the windy season as litter is scattered all over the place creating a public health hazard.   
 

Road and footpath network 
The primary means of vehicle access to main settlement areas is a partially surfaced road that runs from the 
highway along the western and southern boundaries of the site. This road is surfaced with 4-5 metres of asphalt 
in poor condition for approximately the first 300 metres, after which it reverts to an unsurfaced steeply sloping 
earth road about 400 metres long and of variable width which gives limited access to structures in the south of 
the site. A secondary unsurfaced minor access road also in generally poor condition loops from the primary 
access road to give limited vehicle access to central parts of the settlement.  
 
A series of motorable tracks and footpaths run from this access road network. Footpaths mainly are narrow, 
earth tracks (less than one metre wide). There is footpath access to a bus/taxi stop adjacent to the settlement 
on the main Mbabane-Manzini highway, and also a pedestrian footbridge providing residents access to a 
second bus/taxi stop and other development areas on the opposite side of the highway. According to the Social 
survey, 58.2 percent of households reported having no vehicular access. Most (84 percent) of the roads in the 
neighbourhood are less than 3 metres wide. 
 

Drainage  
There is no drainage network. The poor condition of the existing road and footpath network coupled with the 
steeply sloping site means that access during the rainy season is extremely difficult and dangerous; also that 
many structures could be vulnerable to land slips. 
 

Top: Garbage being burnt inside the plot  
Bottom two: Unpaved footpaths --  difficult access to many homes 
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NKWALINI ZONE 3 
 
 

Demographics and Socio-Economics 
 
Population 
There are a total of 315 plots in Nkwalini Zone 3, which are home to 808 households (2,594 people). Of these, 
just about a fifth (112 households or 20 percent) are owner families; the remaining 645 households are renters. 
The average number of households per plot is 2.57, among the higher range in the 8 settlements surveyed.  
Owner families tend to be larger than renter families: the average household size recorded for owners is 8.7, 
and that for renters is 1.8. The overall average household size in Nkwalini Zone 3 is 3.2. 
 

Age and Gender 
There is more or less an even split between the male and female population except in the 20-55 age group, i.e. 
the labor force, in which the number of males is significantly lower than the females. The population less than 
19 years of age is 38 percent, the working age group (between 20 and 55 years) is 56 percent, and the senior 
citizens (older than 55 years) constitute 6 percent of the population.  
 

Employment  
The Social survey indicates that about a third (72 percent) of household heads have jobs; of these, 28.9 percent 
are either self-employed or working in the informal sector. A further 37.4 percent of heads of households have 
formal jobs in the private sector, with 5.6 percent working for government. More female heads of households 
(43.5 percent) are unemployed than male (14.7 percent). For those heads of households with jobs, 8 percent 
indicated they worked part-time and 92 percent full-time. Distances to work ranged from zero (those working at 
home) to 11 km, with the majority working within in Mbabane area at an average distance of 2.5 km. 
Unemployment among the adult population was recorded at 45 percent. 
 

Income  
According to the survey, 72 percent of the household heads stated that they received a wage income. For 
these, the range was from E100 to E5, per month, with a mean of E1,159. Slightly more than half (53.6 percent) 
of the households reporting a wage income, received a total amount of E900 or less, with close to 25 percent 
receiving less than E500 per month. The mean wage income from all earners in these households was 
E1554.26 per month, with a median (and mode) of E1200. 
 
Fifty percent of Nkwalini households report having a total income of E1,400 or less, while 25 percent have 
E1,900 or more, a similar percentage report total household income of E500 or less. The range of total 
household incomes varied from E60 to E8,000 with a mean of E1670 and a median of E1,350. Over half (53.9 
percent) of women headed households have a total income of less than E1,000 per month, compared to only 
25.5 percent of male headed households. 

Box 13. Age and Gender
 

Female Male 
Age 

# 
% of 
total 

# 
% of 
total 

Total 
% 

0 – 5 157 6.2 190 7.5 13.7 
6 – 19 294 11.6 312 12.3 24.0 

20 – 55 777 30.7 641 25.3 56.1 
> 56 80 3.2 78 3.1 6.2 

Total 1308 51.7 1221 48.3 100.0 

Box 12. Population: Households and Plots 
 

 Tenants Owners Total 
# % # % # 

Households 
645 56 

16
3 

44 808 

Average HH Size 1.8 8.77 3.21 

 
Total # of plots: 315 
Average number of households per plot: 2.57 
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Savings 
While the majority of households in Nkwalini maintained a formal savings or current account, 42.1 percent had 
no savings, with a further 10 percent saving at home or in a group.  For the 47.6 percent of households with 
accounts in the formal sector, most (47.1 percent) held these at the Swaziland Building Society, followed by 
those with accounts at the commercial banks (31.4 percent) and Swazi Bank (21.6 percent). 
 

 

Physical Infrastructure  
Nkwalini Zone 3 is located about 4km to the west of the Central Business District. It is situated on a very steep 
and rocky site adjacent to the main road leading to the Hilltop roundabout. The already upgraded Nkwalini Zone 
4 overlooks Nkwalini Zone 3, which covers an area of 40 ha. The settled area of Nkwalini Zone 3 is 
approximately 0.80 square kilometres. The majority of structures are located on higher ground in north of the 
settlement, with an incremental reduction in density in the increasingly scattered residential areas on the lower 
slopes to the south.  
 

Housing conditions 
The northern residential areas of Nkwalini Zone 3 were the first to be settled and in contrast to residential areas 
more to the centre and south, a high proportion of structures in the north are built of permanent or semi 
permanent materials. Most of the renovation and extension activity apparent is also in the north. Many 
homestead plots in the north are well maintained with mature trees, and the condition, definition and general 
condition of the road and footpath network is generally better than elsewhere. There is at least one brick-making 
enterprise within the settlement.   
 
Fifty one percent of the structures were constructed with stick and mud, 47.7 percent with concrete blocks, the 
remainder with stone. Ninety three percent of the houses had paved floors and all had corrugated iron roofing. 
The smallest house was approximately 9 m

2
 in area and the largest 251 m

2 
with a mean of 33.9

. 
The majority 

(67 percent) of houses were smaller than 30 m
2.

 The number of sleeping rooms in the houses ranged from 1 to 
5, with a mean of 1.6. The majority of houses (99.1 percent) had private cooking areas, and for most of these 
(91 percent) this was indoors. Only one household shared an outside cooking area. 
 

Plot demarcation and size 
With the exception of a small number of homestead plots which have boundary walls, fences or markers, the 
majority of plots are poorly demarcated on the ground. The ultimate definition of plots and plot ownership, as 
well as opportunities for creating new plots for additional settlement, can therefore only be undertaken in close 
consultation with residents.  The NUF mapping exercise was an important first step in this process. 
 
Under the Social survey, enumerators we asked to pace the front of each plot on which households were 
interviewed, and then estimate the number of paces front to back of the plot. Most of the households (60.7 
percent) were found to be living on plots estimated to be below 1,000 m

2
, with most (41.1 percent) of these 

being between 500 and 1,000 m
2
 while of 9.3 percent of the plots were estimated to be larger than 2,000 m

2
. 

Box 14. Savings
 

First Account 
Type of Account 

# % 

None 45 81.8 

Current Account 3 5.4 

Savings Account 48 87.3 

Group Savings 1 1.8 

Save at home 10 18.2 

Total 55 100.0 
 

 Where account is held # % 

Commercial Bank 16 31.4 

Swazi Bank 11 21.6 

Building Society 24 47.0 

Total 51 100.0 

Top: A  permanent house  in Nkwalini  
Bottom: A stick and mud house 
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Water supply 
There is no reticulated water supply system in Nkwalini Zone 3 at present. Residents presently rely for their 
water supply on either: a) three separate spring water sources widely scattered in and around the settlement; b) 
a small water storage reservoir in the extreme north of the settlement which serves a limited number of adjacent 
residents;  c) access to a public stand pipe in Zone 4; or d) the delivery of water by tankers, which is an 
expensive option (reportedly E230 per 5,000 litres) affordable only by a few households with large water storage 
tanks on their homestead plots, and with tanker access to these plots.  
 
An improved and reliable water supply is the No. 1 development priority for residents of Nkwalini Zone 3. The 
NCO has taken a significant initiative in this regard and prepared plans for a reticulated water supply scheme 
mostly aligned within the existing road and footpath network and serving a number of public standpipes placed 
in strategic locations throughout all parts of the settlement. The supply source Zone-4 and an extension of the 
already upgraded water supply network in that area which reportedly has adequate capacity to also serve Zone 
3. Based on plans prepared by the community, E90,000 from a government source has been earmarked to fund 
this initiative, although it is clear that this will not be adequate to fund all engineering works involved. It is 
essential that in preparing detailed upgrading proposals Nkwalini Zone 3, MCC take full account of the 
community’s expressed concern with water supply as a development priority and incorporate NGO development 
proposals in this regard. 
 

Sanitation  
Toilet facilities throughout the settlement comprise pit latrines. Low residential densities in the south make this 
an acceptable solution at least for the present, although there is no information on the condition of these latrines 
and the rate at which they are maintained/ replaced. However, higher residential densities in the north suggest 
that more permanent septic tank solutions need to be considered. Rocky ground conditions must make the 
digging of latrines extremely problematic in many areas.  The vast majority of households (72 percent) share pit 
latrines. The mean number of households sharing a pit is slightly over four, with a range of 1 to 26 households 
sharing the latrine. 
 

Electricity 
A major power transmission line runs across Nkwalini Zone 3. In addition, there appears to be an extensive 
overhead electricity supply network to most parts of the settlement. 86 of the homesteads (17 percent of the 
total) have house connections at present. 
 

Garbage collection/disposal 
Random disposal of garbage throughout Nkwalini poses a major potential health hazard. There is a single MCC 
garbage disposal skip located close to the market area in the northern part of Nkwalini. However, this skip is 
reportedly emptied on average only once every 3 months, and as result the area around it is strewn with refuse. 
The skip is also difficult to reach from many parts of the settlement, especially from the lower slopes to the 
south. Residents are reportedly required to dig pits within their homestead plots for the disposal of their 
household refuse. However, the rocky terrain in many areas appears to discourage this practice, and there are 

Top: Pipes purchased for a community-initiated water project, which is 
currently stalled due to lack of adequate funding 
 
Bottom: Children fetching water from a nearby spring 
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large amounts of garbage disposed of at random throughout the settlement, often on less well settled steep 
slopes, where due to their exposed location, it blows across residential areas during high winds.  
 

Road network 
The primary means of vehicle access is by means of an unsurfaced road that runs from the main Hill Top road 
and circles the contours to the highest point of the settlement serving northern residential areas. This road is in 
poor condition. This primary access road links to: a)  a secondary access network that is  mostly very narrow 
and in poor condition, that runs downhill and partially serves southern residential areas; and b) a second link 
that runs south west uphill and potentially links up with the upgraded road/footpath network in Nkwalini Zone-4. 
Further vehicular access is provided by means of an unsurfaced road that runs from the main road at 
Mangwaneni and enters Nkwalini Zone 3 from the east. This road serves southern parts of the settlement. It is 
initially in reasonable condition and of easily motorable width and gradient.  Among those interviewed, less than 
half (44 percent) of households surveyed had vehicular access to their plots. Over three quarters (77.6 percent) 
of the roads in the neighbourhood were reported as less than 3 metres wide. 

 
Footpaths    
A series of motorable tracks and footpaths runs from the main access road network to serve various parts of the 
settlement. Many of these, especially those running across the contours, are also part of the natural drainage 
network, and as such difficult to use in the rainy season. One of the most significant footpaths is aligned along a 
“donga” (natural drainage channel) running roughly north-south down steep slopes in the centre of the site. This 
gives adjacent residents pedestrian access to the access road network and residential areas in the north and 
south of the settlement. Although this footpath provides an important pedestrian link, it is in extremely poor 
condition and less than one metre wide in many places. It also becomes washed out and often impassable 
during the rains.  
 

Drainage  
There is no main drainage network. The poor condition of the existing road and footpath network coupled with 
the steeply sloping site means that both vehicle and pedestrian access to many parts of the settlement during 
the rainy season is extremely difficult and dangerous; also that many structures are potentially vulnerable to 
land slips, especially on the lower central and southern slopes. One of the major drainage problems that has to 
be addressed in the upgrading proposals is the uncontrolled flow of stormwater from the upgraded Nkwalini 
Zone 4 drainage network that runs down the steep slopes into Zone 3, seriously eroding the connecting footpath 
and inundating many areas, including areas around the small market and commercial centre in the north of the 
settlement.   
 
  
 

Top: An unpaved motorable track 
 
Bottom: An unpaved footpath 
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MVAKWELITJE 
 
 

Demographics and Socio-Economics 
Population 
The Census carried out in 2006 shows a total of 95 plots in Mvakwelitje, which are home to 281 households 
(821 people). Of these, just about a fifth (61 households or 22 percent) are owner families; the remaining 220 
households are renters. The average number of households residing per plot is 2.96. Owner families tend to be 
larger than renter families: the average household size recorded for owners is 7.1, and that for renters is 1.7. 
The overall average household size in Mvakwelitje is 2.92. 
 

Age and Gender 
There is more or less an even split between the male and female population. A third of the population is less 
than 19 years of age is 29.8 percent; the working age group (between 20 and 55 years) is 52 percent, and the 
senior citizens (older than 55 years) constitute 15 percent of the population.  
 

Employment  
Eighty-two percent of household heads in Mvakwelitje have jobs. Among them, 68 percent hold jobs in 
government or the private sector, while 27 percent are either self-employed or involved in the informal sector. 
More female heads of households (33 percent) were unemployed than male (11 percent). For those heads of 
households with jobs, 22 percent indicated they work part-time and 78 percent full-time. Distances to work 
ranged from zero for those working from home to 30 km, with the majority working within in Mbabane area, with 
the average distance being 3.1 km. Unemployment among the adult population was recorded at 41.8 percent. 
 

Income 

Seventy six percent of households heads interviewed stated they received a wage income, ranging from E400 
to E4,564 per month. The mean household wage income was E1,810 per month, with a median of E1,750 and a 
mode of E2,000. Fifty five percent of the households reporting a wage income received a total amount of 
E1,150 or less, with 25 percent receiving less than E500 per month. Sixty-four percent of households reported 
receiving income from other sources, and 53 percent of this was non-wage income, much of it derived from 
rentals, while the balance was made up of remittances. No household reported receiving aid or other 
assistance. Over 56 percent of those receiving income from other sources reported it as being E450 or less per 
month. Thirty-six percent of Mvakwelitje households report having a total income of E1,300 or less, with 22 
percent of these earning below E1,000. A further 34 percent of households have between E1,300 and E2,200 
per month in total income. The range of total household incomes was from E150 to E6,364. The mean 
household income in Mvakwelitje was E1,984, the median E1,750, and the mode E2,000. 
 
The difference in total household income available to male and female-headed households is significant. More 
female-headed households (46 percent) earn below E1,100 than male (14.2 percent) and more male-headed 
households earn above E1,700 (57 percent) than female (33 percent). 

Box 16. Age and Gender
 

Female Male 

Age 
# 

% of 
total 

# 
% of 
total 

Total 
% 

0 – 5 49 5.5 54 6.0 11.5 
6 – 19 77 8.6 116 12.9 21.5 

20 – 55 252 28.1 215 24.0 52.1 
> 56 67 7.5 66 7.4 14.8 

Total 445 49.7 451 50.3 100.0 

Box 15. Population: Households and Plots 
 

 Tenants Owners 
Tota

l 
# % # % # 

Households 
220 78.3 61 

21.
7 

281 

Avg HH Size 1.73 7.21 2.92 
 
Total # of plots: 95 
Average number of households per plot: 2.96 

A view of Mvakwalitje from the approach road from Nkwalini Zone 3 
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Savings 
While the majority of households maintained a formal savings or current account, 56 percent held these as 
savings accounts, while 26 percent had no accounts at all. Most of the remaining households (14 percent) 
saved at home or in a group. For those households with accounts in the formal sector, only 6 percent had more 
than one account. Forty one percent had accounts at Swazi Bank, followed by 34 percent at the Building 
Society. 
 

 

Physical Infrastructure 
Mvakwelitje is one of the most steeply sloping of all the informal settlements. The potential problems of the 
steeply sloping terrain are made worse in many parts of the settlement by the unstable soil conditions. It 
appears that the cutting of building platforms in upper areas has resulted in spoil being progressively pushed 
down the slopes and temporarily consolidated by vegetation or makeshift retaining fences, to form steep and 
unstable embankments, with slopes well in excess of the already steep natural gradient. In many instances, 
these embankments have been further destabilized as a result of subsequent building activity. This problem has 
been exacerbated in some areas by the random dumping and compacting of garbage.   
 

Housing conditions 
Preliminary indications are that between 20-25 percent of all existing structures are reasonably well-
constructed, well-maintained structures, built of permanent/ semi-permanent materials. Many of these, including 
all commercial structures, are located close to the main road. Most other structures are mainly of the more 
traditional stick and mud construction.  
 
Among those included in the survey, 58 percent of the houses were constructed from stick and mud, with 40 
percent being concrete blocks and 2 percent stone. Ninety-six percent of the houses had paved floors and 98 
percent had corrugated iron roofing. The smallest house was estimated as 6 m

2
 in size and the largest 750 m

2 

with a mean of 42.7 and a median of 24 m
2
. The majority (60 percent) of houses were 34m

2. 
or smaller. 

 

Plot demarcation and size 
About 30 percent of all homestead plots are defined by boundary walls, fences, markers or cut embankments. 
Most other homestead plots are poorly demarcated on the ground. The ultimate definition of plots and plot 
ownership, as well as opportunities for creating new plots for additional settlement, can therefore only be 
undertaken in close consultation with residents.  According to the Social survey, 30 percent of the households 
were living on plots estimated to be above 1,000 m2, while 22 percent had plots of between 500 and 1,000 m2 
and 38 percent of households had plots of between 90 and 500 m2. 
 

Box 17. Savings
 

First Account 
Type of Account 

# % 

None 13 26.0 

Current Account 2 4.0 

Savings Account 28 56.0 

Group Savings 2 4.0 

Save at home 5 10.0 

Total 50 100.0 
 

 Where account is held # % 

Commercial Bank 6 18.8 

Swazi Bank 13 40.6 

Building Society 11 34.4 

Credit Society/ Cooperative 2 6.3 

Total 32 100.0 

A stick-and-mud house along a footpath on the steeper slopes of 
Mvakwelitje 
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Water supply 
There is a limited on-site water supply network at present which supplies a few stand pipes located in the upper 
areas of the settlement adjacent to the main road. A few owners reportedly have individual metered house 
connections. There is no information on the condition and extent of the network at present. There is at least one 
natural spring within Mvakwelitje, However, there is only a meagre supply of water from this spring during the 
dry season (at the time of the field visit), as a result of which it reportedly takes as long as 1-1.5 hours to fill a 10 
litre water container. The steep and rough access paths make carrying of water from public stand pipes in the 
upper areas of the site to homesteads in the middle and lower areas extremely difficult.   
 

Sanitation  
Toilet facilities mostly comprise pit latrines, although there was evidence of at least one septic tank under 
construction in upper areas of the settlement. According to the survey, the majority of homesteads (51.5 
percent) have their own pits inside the plot. The mean number of households sharing a latrine is slightly under 
4.8, with a range from 1 to 15. 
 

Electricity 
There is an overhead electricity supply network to most parts of the settlement. There are no details of the 
numbers of individual house connections at present. An SEB electricity sub-station and compound defines the 
south-east boundary of the settlement.  28 Homesteads (22.6 percent of the total) have electrical connections.  
 

Garbage collection and disposal 
There is a garbage disposal skip alongside main Hill Top road towards the north of the settlement. It is not 
known how regularly the MCC undertakes collection and from the site. There is evidence of random disposal 
and burning of garbage in some areas of the settlement, which is an increasing public health hazard.   
 

Road and footpath network 
Beyond direct vehicle access to structures alongside the main road, many of which are commercial premises, 
vehicle access to the rest of the site is limited as a result of the steep terrain. In the less steeply sloping upper 
areas of the settlement adjacent to the main road pedestrian access to most structures is relatively easy. 
However access elsewhere throughout the site is entirely by means of narrow footpaths along and across the 
sloping terrain that have either been formed within natural drainage channels (“dongas”) or trodden down over 
time. Access in these areas is more difficult and in many instances precarious due to the steep terrain. 
According to the survey, only 22.4 percent of households have vehicular access to their plots. Slightly less than 
85 percent of these roads were reported as less than 3 metres wide. 
 

Drainage  
There is no drainage network in Mvakwelitje. The poor condition of the existing road and footpath network 
coupled with the very steeply sloping terrain and in many areas unstable soil conditions, mean that many 
structures must be vulnerable to land slips, extensive run-off and flooding. 
 

Top: Jerricans lined up at the natural spring in the settlement 
 
Below: Layers of garbage tucked into the soil in the steep slopes, which 
makes it susceptible to severe erosion during the rains 
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MANGWANENI 
 
 

Demographics and Socio-Economics 
Population 
The Census carried out in 2006 shows a total of 484 plots in Mangwaneni, which are home to some 1,194 
households (4,131 people). Of these, just about a quarter (26.2 percent) are owner families; the remaining are 
renters. The average number of households residing per plot is 2.47.

 
Owner families tend to be significantly 

larger than renter families: the average household size recorded for owners is 7.88, and that for renters is 1.88. 
The overall average household size in Mangwaneni is 3.46.  
 

Age and Gender 
There is more or less an even split between the male and female population except in the 20-55 age group, i.e. 
the labour force, in which the number of females is significantly higher than the males. The population less than 
19 years of age is 38 percent, the working age group (between 20 and 55 years) is 58 percent, and the senior 
citizens (older than 55 years) constitute 4 percent of the population. The Census recorded the largest number of 
orphans in Mangwaneni compared to all the other settlements: 191 in all.  
 

Employment  
Over 80 percent of household heads in Mangwaneni have jobs. Of these, 18.8 percent are either self-employed 
or involved in the informal sector. The majority of households (61.8 percent) work for government or the private 
sector. More female heads of households (30.7 percent) are unemployed than male (10.5 percent). Most (96.1 
percent) household heads in employment work full-time.  
 
For those heads of households with jobs, 8 percent indicated they work part-time and 92 percent full-time. 
Distances to work ranged from zero for those working from home to 26 km, with the majority working within in 
the Mbabane area with an average distance of 3.12 km. Some 37.5 percent of the adult population is 
unemployed.  
 

Income 
Seventy-nine percent of the households heads interviewed stated that they receive a wage income. The mean 
income received by household heads was E1,562 with a median of E1,200. Slightly more than half (54.7 
percent) of the households reporting a wage income, received a total amount of E1,100 or less, with 24 percent 
receiving less than E700 per month. However, over 44 percent had a total household wage income of over 
E1,000 per month. Over 58 percent of households reported receiving income from other sources, and 59.7 
percent of this was non-wage income, much of it derived from rentals, and 39.5 percent was made up of 
remittances. Just under 50 percent reported total income from other sources as being R300 or less per month, 
with 7.9  percent reporting an amount of E900 or higher.  

Box 19. Age and Gender
 

Female Male 
Age 

# 
% of 
total 

# 
% of 
total 

Total 

0 – 5 237 5.9 264 6.5 12.4 
6 – 19 499 12.4 527 13.1 25.4 

20 – 55 1281 31.7 1067 26.4 58.2 
> 56 70 1.7 90 2.2 4.0 

Total 2087 51.7 1948 48.3 100.0 

Box 18. Population: Households and Plots 
 

 Tenants Owners Total 
# % # % # 

House-holds 
881 74.8 313 26.2 1194 

Average HH 
Size 

1.88 7.88 3.46 

 
Total # of plots: 484 
Average number of households per plot: 2.47

A permanent house in Mangwaneni with several rental units, belonging to 
a relatively well-to-do household 
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Fifty percent of Mangwaneni households report having a total income of E1,600 or less, while 45 percent have 
E1,900 or more, with only 3.6 percent indicating a total household income of E500 or less. The range of total 
household incomes was from E160 to E12,000 with a mean of E2,135 and a median of E1,550. 
 
There is less disparity between total income earned by male and female-headed households in Mangwaneni 
than in other settlements. However, more women-headed households (32 percent) earn E1,000 or less than 
their male counterparts (21 percent). Proportionately, there is no difference in total income between male and 
female-headed households for those earning E3000 and above. 
 

Savings 
While the majority of households maintain a formal savings or current account, 35.4 percent had no savings, 
with a further 24 percent saving at home or in a group. For the 55.5 percent of households with accounts in the 
formal banking sector, most (44.9 percent) were at the Swaziland Building Society, followed by Swazi Bank 
(34.6 percent), and commercial banks (12.1 percent). 

 
 

Physical Infrastructure 
The settlement is one of the oldest in Mbabane, and is built on the edge of the escarpment adjacent to the 
Mbabane–Manzini highway. The ground is very steep in many places, and has several small streams and 
marshy areas. At the higher end of the site, there are many mature eucalyptus trees, and in general, the site is 
well-wooded. 
 

Housing conditions 
There is a wide variety of housing in Mangwaneni. Much of it, especially that which has been built for rent, is 
fairly low quality. 49.5 percent of the houses covered by the survey were constructed from concrete blocks, 42.4 
percent from mud and stick, the remainder (2.6 percent) from stone. Ninety nine percent of the houses had 
paved floors and corrugated iron roofing. The smallest house was estimated to be 9 m

2
 in area and the largest 

251 m
2
, with a median of 25 m

2 
and a mean of 30.8 m

2
. The majority (62.4 percent) of houses were smaller than 

30 m
2
. The average number of sleeping rooms per house was 1.7, with a range from 1 to 5. No houses shared 

cooking areas, with the majority (97.1 percent) having private indoor kitchen areas. 
 

Plot demarcation and size 
Most of the households (60.4 percent) were living on plots estimated to be below 1,000 m

2
, with most (41.1 

percent) of close to half of these being under 500 m
2
 while the size of 8.9 percent of the plots was estimated as 

in excess of 2,000 m
2
. 

 

Water supply 
There is a SWSC supply to the settlement, and 56 homesteads (11 percent of the total) have individual 
connections 
 

Box 20. Savings
 

First Account 
Type of Account 

# % 

None 68 35.4 

Current Account 6 3.1 

Savings Account 115 59.9 

Group Savings 21 10.9 

Save at home 24 12.5 

Lend to others 1 0.5 
 

 Where account is held # % 

Commercial Bank 13 12.1 

Swazi Bank 37 34.6 

Building Society 48 44.9 

Credit Society/ Cooperative 9 8.4 

A stick-and-mud house, comprising several rental units: This house 
belongs to an old retired woman with several dependents, and was slated 
to be demolished under the MPW roads project. During the interview she 
was completely unaware as to what would happen to her, or what 
compensation she would be entitled to. 
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Sanitation 
Homesteads use pit latrines for sanitation. They are sufficient in number but often of poor quality. According to 
the Survey, the majority of households (67.7 percent) share pit latrines in Mangwaneni. Where households were 
sharing, the mean number was 4.1, with a range of 1 to 13. 
 

Electricity 
There is an electricity supply to the area, and a high voltage line runs along the edge of the site.  A total of 153 
homesteads (30 percent of the total) have connections. 
 

Garbage collection and disposal 
There is a single refuse skip on the site to serve the whole community. However, it is not central and is not 
accessible for most residents. As a result of this inconvenience, the residents dispose of their waste in any 
under-used public space. 
 

Road and footpath network 
There is a network of well defined roads and pathways.  Most are liable to become muddy in wet weather, but 
some have a gravel surface. New roads have been built to provide access to houses built for those resettled 
under the new by-pass road project.  These are tarred roads of a high standard. 
 
Due to the steep topography many houses can only be reached by footpath. In places the soils are soft and 
spongy and not good for either roads or footpaths. According to the social survey, less than half (45.8 percent) 
of households have vehicular access.  Over three quarters of the roads in the neighbourhood were reported to 
be less than three metres wide. 
 

Drainage 
In general the natural drainage of the area works well, as the community has not allowed development within 
the natural drainage areas. 
 
However, there is very substantial new drainage being built in connection with the new roads being built under 
the by-pass roads resettlement programme.  
 
 
 
 

Top: New houses built by the MPW to resettle the households affected by 
the highway construction 
 
Bottom: A skip used by the Mangwaneni residents, overflowing with 
garbage 



 

 

 

F
in

a
l 

R
e

p
o

r
t
 

 2
3

 

African Union for Housing Finance 
 

FONTEYN 

 
 

Demographics and Socio-Economics 
Population 
The Census carried out in 2006 shows a total of 329 plots in Fonteyn, which are home to some 651 households 
(2,467 people). Of these, a little more than a quarter (28.4 percent) are owner families; the remaining are 
renters. The average number of households residing per plot is 1.98.

 
Owner families tend to be significantly 

larger than renter families: the average household size recorded for owners is 8.88, and that for renters is 1.77. 
The overall average household size in Fonteyn is 3.79.  
 

Age and Gender 
There is more or less an even split between the male and female population. The population less than 19 years 
of age is 39 percent, the working age group (between 20 and 55 years) is 56 percent, and the senior citizens 
(older than 55 years) constitute 5 percent of the population.  
 

Employment  
The Social survey indicates that over 75 percent of household heads hold jobs, and of those working, 35 
percent are either self-employed or involved in the informal sector. Most (49.2 percent) hold formal jobs in the 
private sector or work with government. More male heads of households (38.4 percent) are unemployed than 
female (30.5 percent). For those heads of households with jobs, 14 percent indicated they work part-time, and 
86 percent full-time. Distances to work range from zero for those working from home to 65 km, with the majority 
working within in Mbabane area with an average distance of 4.4 km. Some 40 percent of the adult population is 
unemployed. 
 

Income 
Seventy three percent of the household heads interviewed receive a wage income. The stated range of total 
household income is from E100 to E16,000 per month. The mean household income is E2,036 and the median 
(and mode) E1,500. Sixty percent of those households reporting a wage income received a total amount of 
E1,000 or more, with 13.3 percent receiving less than E500 per month. Just over eighty percent of households 
reported receiving income from other sources, and 52.7 percent of this was non-wage income, much of it 
derived from rentals, while 38.8 percent was made up of remittances. Close to 55 percent of those receiving 
income from other sources reported it as being E500 or less per month, with 12 percent (only 13 households) 
reporting non wage income to be E1,500 or higher. Thirty-eight percent of Fonteyn households report having a 
total income of E1,500 or less, with most of these earning below E1,000. A further 25 percent of households 
have between E2,000 and E5,000 per month in total income. The range of total household incomes was from 
E50 to E26,400. Excluding one household reporting an extremely high monthly income, the mean for Fonteyn 
was E2,634, the median E1,600, and mode E1,500. The differences in total income between male and female-
headed households are not significant. 

Box 22. Age and Gender
 

Female Male 
Age 

# 
% of 
total 

# 
% of 
total 

Total 
% 

0 – 5 137 5.7 174 7.3 13.0 
6 – 19 302 12.6 323 13.5 26.1 

20 – 55 688 28.7 645 26.9 55.6 
> 56 65 2.7 62 2.6 5.3 

Total 1192
120

Box 21. Population: Households and Plots - 
Fonteyn 

 

 Tenants Owners 
Tota

l 
# % # % # 

Households 
466 71.6 185 28.4 651 

Average HH Size 1.77 8.88 3.79 

 
Total # of plots: 329 
Average number of households per plot: 1.98 

View of a rocky hillside in Fonteyn, to illustrate the sparse and 
scattered development 
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Savings 
The majority of households maintained a formal savings account (47.7 percent). However, 31.8 percent had no 
savings, a further 18.9 percent saving at home or in a group. Most (38.1 percent) have accounts at a 
commercial bank, followed by the Building Society (34.9 percent) and Swazi Bank (25.4 percent). 

 
 

Physical Infrastructure 
Housing conditions 

The housing is generally of a high standard, to the extent that it is sometimes difficult to distinguish between an 
area of informal development and the formally demarcated plots. Poorer residents have tended to develop on 
the steeper slopes, and some of their houses are built of simple pole and mud. Most houses covered by the 
survey (55.3 percent) were constructed from concrete blocks, 42.4 percent being mud and stick, and 2.3 
percent stone. Ninety one percent of the houses had paved floors and 94.7 percent had corrugated iron roofing 
(the remainder being tile and thatch).The smallest house was estimated to be 7 m

2
 in size and the largest 750 

m
2 

with a mean of 60 and a median of 33 m
2
.
 
The majority (57.6 percent) of houses were 40m

2. 
or smaller. The 

mean number of sleeping rooms per house was 2, with a range from 1 to 10. The majority of houses (91.7 
percent) had private indoor cooking areas; 7.6 percent had private outdoor cooking areas.  

 

Plot demarcation and size 
Half the households were living on plots estimated less than 1,000 m

2 
in area, of which close to one quarter 

were between 500 and 1,000 m
2
 while 14 percent of the plots was estimated to be greater than 2,000 m

2
. 

 

Water supply and Sanitation 
The area is served by the SWSC. 109 homesteads, or 40 percent of the total, have water connections. 
According to the Survey, 52 percent of households have a pit latrine within the plot. The mean number of 
households sharing a pit is slightly under 4, with a range of 1 to 10 households sharing the latrine.  

 
Electricity 
Nineteen percent of the homesteads in Fonteyn were found to have electricity connections. 
 

Garbage collection and disposal 
There are no garbage skips in the area. The MCC collects refuse from some of the homesteads, especially 
those close to the main road, but most of them rely on pits where they burn waste.   
 

Roads and drainage 
A tarred road runs through the settlement.  Other roads are narrow gravel, generally in good condition. 
According to the Survey, 49 percent of households have vehicular access to their plots. Slightly over 75 percent 
of the roads were reported as less than 3 metres wide. The soil is steep and sandy and there has been little 
need for special measures for stormwater drainage. 

Box 23. Savings
 

First Account 
Type of Account 

# % 

None 42 31.8 

Current Account 2 1.5 

Savings Account 63 47.7 

Group Savings 12 9.1 

Save at home 13 9.8 

Total 132 100.0 
 

 Where account is held # % 

Commercial Bank 24 38.1 

Swazi Bank 22 34.9 

Building Society 16 25.4 

Credit Society/ Cooperative 1 1.6 

Total 63 100.0 

An illustration of the various housing types in Fonteyn 
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B. Accra, Ghana 
 

 
 Socioeconomic Characteristics 
Most of the families residing in traditional family houses in Accra are poor. Their vulnerability is made worse by 
the fact that these households are also large in size, often women-headed, with several extended family 
members and one or more single mothers. The poorest typically have the largest families, and the most 
dependents, and unemployed persons. 

 

Household Size 
The average size of households in informal settlements was found to be 6, which in comparison with other 
African countries is not unusually large. However, the characteristics of these households—with a large number 
of single parents, dependents, and unemployed persons—makes them more vulnerable. This is particularly the 
case with poorer households, with per capita income below 325K cedis

6
, where we found 92 percent of the 

households headed by women, and 83 percent of the households with at least 1 single parent. Also the average 
household size is 8, bigger than the overall average, due to more extended family members (typically 
dependents).  
 

Income and Poverty 
Given the variations in household characteristics in these settlements, it is more appropriate to use income per 
capita—rather than household income—to rate vulnerability. The overall median household monthly income for 
the sample is 1450K cedis, and the median per capita monthly income (calculated by dividing HH income by HH 
size) is 325K cedis. Our interviews indicate that the “owner” families are the worst off, with a median per capita 
income of 300K cedis/month. Renters, in contrast, are the best off with a per capita income of 505K 
cedis/month. Squatters fall in the middle ground between owners and renters: the disadvantage of their lower 
income is slightly offset by the fact that they pay nothing for housing (which is also the case with owners), but 
not enough to compensate for the family size, which even though much smaller than owner families, is not as 
small as renter families.

7
 

 

Remittance Income 
Remittance is directly related to the extended family structure: those who are functioning as nuclear families 
rarely receive any remittance or family assistance. This includes most of the squatters and the renters. Poorer 
families are more reliant on remittance and family assistance, which constitutes a larger share of their 
household income. In other words, remittance income is not very substantial among poor families, but 
does constitute about 10 percent of the income of the poorest families. Rental income, if any, in the family 

                                                 
6
 325K cedis is the median per capita income per month recorded from our sample of 24 households across 5 settlements in 

Accra. [Conversion rate: 1US$=9,000cedis] 
7
 The average HH size was observed to be 1 for renters, 4 for squatters, and 7 for owners. 

Box 24. Manti Ayikai: Jamestown 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 Female headed household  
 2 single mothers 
 Household income: 750K cedis / month 

 
Manti (right, in the photo) is a widow who lives with her 85-year old 
mother, Rebecca, and 14 children: 7 of her own, and 7 from her 
deceased sister. The husband of the deceased sister is a fisherman 
and lives in Jamestown; he provides occasional child support for his 
7 children. With so many members in the household, and only 2 
rooms, several of the children go to the Chief’s palace next doors to 
sleep at night. The plot is shared with 4 other families. 
 
Manti runs a small business with her mother: they buy pigs in the 
rural areas, bring them to the city for slaughter, and cook the meat 
and sell it locally. They do not have space for a refrigerator, or the 
money, so they typically store the extra meat in a neighbour’s fridge 
at 5K cedis per day. From this business, they earn some 300K per 
month. In addition, they sell water from their private standpipe, which 
fetches them some 150K per month in profit. 
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houses does not really benefit the residents, because it goes to those owners who are currently not occupying 
the property (unlike other rental housing income in places like Nima). 
 

Employment 
Most households in informal settlements are actively engaged in at least one informal sector business activity. 
Two thirds of the households in our sample got all of their income from business activity. Most household heads 
run their own businesses, e.g. small scale food vending, water sale, and so on. But most have no access to 
loans to expand their businesses. As a result, profits continue to be low, and the poorest often do not have 
capital to take advantage of savings from bulk purchases etc. They express interest in business loans, but not in 
a housing loan. They say they will build the houses from the money they make from the business. 
 

 

Housing Characteristics 
The quality of construction is mixed: very poor in some places, alright in others. However, in general, the floor-
area-ratio is extremely low, with most structures being one or two stories. At the same time, room occupancy, 
and plot densities are very high.  
 

Room Occupancy 
Many of the old family houses are overcrowded, with an average of 4 persons to a room among the poor 
families. We met several with 15-20 persons sharing a room: the room is used for storing the goods; the people 
sleep outside. In Jamestown, for example, there was a household with 16 family members, living in one room of 
a family house with 8 rooms, with 7 other households (a total of 40 residents, of which 16 share 1 room – see 
Box 25). In several cases, particularly among the poorer families, families split up in different houses due to lack 
of space. Husbands live separately from their wives, the children split up, or the children are handed over to the 
in-laws or grandparents to look after, because of lack of space.  
 

Plot Density 
Plot density is substantially higher in legal settlements where people have titles or de facto tenure, with an 
average of 7 households and 24 residents per plot. The same applies to poorer households, where the average 
number of persons per plot was recorded at 18. Poorer households also have the highest room occupancy, with 
an average of 4 persons to a room, double that of the others. 
 

Rental housing 
Renters often pay an advance of up to 6 years of rent. Three years is more common for residential property, 
6 years for commercial property. Rent paid in advance affects people’s mobility. It also affects the housing 
market negatively by potentially locking up the stock for an extended period of time, and in turn, in increasing 
the rents (due to limited supply at any given time). Tenants claim to have very limited rights with respect to their 
tenancy contracts. Evictions are common, and the tenant often has no real recourse, especially since the 
courts are already lagging far behind in terms of property dispute cases. In neighbourhoods like Nima, most 
original residents have moved out, and converted their old family houses into rental housing. These are 

Box 25. Margaret Amoah: Jamestown 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 Female-headed household  
 4 single mothers,  2 mothers married but living 

separately 
 Household income: 1,100K cedis/ month 

 
Margaret Amoah lives in Jamestown. Her household comprises her 
mother and two children, but she shares her accommodation—one 
room in a family house—with her 4 sisters and their children, totalling 
16 persons. Margaret is married, but her husband lives in his own 
family house in Jamestown for lack of space.   
 
Only 3 members of this 16-member household are males, and all of 
the 7 other households on this plot—Margaret’s cousins and their 
families—are women-headed. In all, on the plot, there is a total of 9 
males (among whom only 2 are older than 18 years), and 31 
females. 
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essentially absentee landlords, and do not provide toilets or water as part of the accommodation. The tenants 
possibly take it simply due to lack of a better or affordable alternative. Physical conditions are similar to the old 
family houses discussed above; in some cases, the tenants undertake basic improvements with their own 
funds. For the landlords, this is a low-risk, high return investment. For the tenants, it is the only 
affordable housing available.  
 
Renters are typically either single (unmarried single men or young women), or recent migrants (single or 
married), which makes them economically better off in terms of per capita income. That is also another reason 
they are able to afford rent, which constitutes 10-14 percent of the total expenditure. Squatters, on the 
other hand, also with similar household characteristics, typically have lower incomes than renters.  
 
 

   Infrastructure services 
Access to infrastructure services is deplorable in many of these old settlements. Water and sanitation facilities 
are practically non-existent within plots. People mostly buy water, at 2-3 times the actual cost, and use public 
toilets which are expensive, and often in short supply, and ill-maintained. Places like Jamestown already have 
the trunk infrastructure in place. Still, there are very few houses that have tapped into it to build individual toilets, 
or to get a water connection. This, they say, is because there are too many “owners” to the property, and it is 
almost impossible to come to an agreement on any issue related to investment. Also, some households earn 
less than the others, and cannot pay, which puts an uneven share of the burden on those who can.  
 

Cost of Housing and Services 
Nearly a quarter of the monthly expenditure of households in informal settlements is on housing and services. 
This is despite the fact that most do not spend anything on housing. The excessive expenditure on services is 
mainly attributed to lack of water and sanitation facilities in the vast majority of these houses. The table below 
shows household expenditure on housing and basic services (water, sanitation, electricity).  There is a general 
consistency in the spending patterns, in that they all spend an average of 17-20 percent on services. The only 
stark difference is in the housing expenditure for renters. As expected, they pay rent, which averages about 11 
percent of monthly household expenditure, thus making their total expenditure on housing and services about 
27 percent. The high cost of services is attributed largely to the extremely poor, and often non-existent, systems 
for sanitation and water supply. These are discussed below. 
 

Sanitation 
Lack of toilet facilities result from a host of factors: poverty, complications emanating from multiple ownership of 
family houses, absentee landlords who are not interested in making any improvements to the rental housing, 
and possibly the most critical demand-related issue, which might suggest that people simply do not prioritise 
building a private toilet. Most people use public toilets, either provided by the AMA, or built privately by local 
businessmen. Public toilets are very expensive: the price can vary between 400-1,000 cedis per use. Hence, 
people use toilets only when they really have to. The consequence: children defecating in the beaches or the 
bush, or even in the open, adults using any available corner. It is, hence, of little wonder that every wall in Accra 
more than 2 metres tall bears a warning against urinating (see Box 26). Expenditure on toilets is directly 

Box 26. Lack of sanitation facilities 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Top: The beach front in Mamponsa, used for dumping garbage and 
defecating. 
 
Below: A wall in Jamestown, with graffiti: “Don’t urinate. Pig urinate 
here. Dog urinate here.”. 
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proportional to the number of household members, and particularly high for larger families which are also 
poorer: five to ten percent of the total household expenditure goes to public toilets. [In comparison, the 
economically better off families who have toilets in their plots typically spend in the range of 2 percent of total 
expenditure on sanitation.] Not surprisingly, therefore, the private toilet industry is a real money-maker (see Box 
27), and several entrepreneurs who have the resources for a water connection and the ability to get the 
necessary approvals, have built public showers and toilets.  
 

Water Supply 
As in the case of toilets, the problem of lack of water supply is consistent across all categories. Only about 30 
percent of our interviewees had a water connection on the plot. Regardless of whether the person is a 
squatter or a “legal” occupier of the property, an owner or a renter, someone extremely poor or relatively well 
off, most households do not have water connections in their homes. On average, they spend about 9 percent of 
their household income on water, which is about half of their total service cost (excluding housing). 
 
Those who have piped water pay at the rate of 6.9 cedis/ liter, which in terms of buckets (25 liters) is about 175 
cedis per bucket. Those without water supply in their plots pay 2 to 2.5 times that. This, like toilets, contributes 
in large part to the increased cost of services: households with piped water spend on average some 14 percent 
of their income on housing and services, as compared to those without who spend nearly double that (27 
percent of their income). To some extent, this may be attributed to the fact that most people with piped water 
sell it to others as well; the profit from the water sales more than offsets the cost of the water they use 
themselves. Even so, their base cost of water is far lower than their selling price: 175 cedis per bucket versus 
400 cedis.  
 
There are also many areas where the water supply is poor in general, so it does not really help having a 
piped water connection. For example, in Nima we talked to an owner of a family house who has piped water, 
but says he the water does not come for months at a time. They have to go to other neighbouring settlements 
by taxi to fetch water, which adds to the already exorbitant cost. Another example is Andreas, a renter in 
Kotobiabi: he spends 140K cedis per month on transporting water, nearly equal to the cost of the water itself, 
which is 150K cedis. In other words, he spends 21 percent of his 1,400K cedis monthly income on water and 
transportation of water.  

 

Electricity 
Most of the households we interviewed had electricity, all barring 4 (out of 24). This is interesting in light of the 
fact that most of these households do not have water or toilets, but manage to get an electricity connection. 
Very few are responsible for paying the bill to the electricity company, of course; they pay a flat amount by 
usage or “points” (derived from number of sockets or gadgets being used) to the registered “consumer”. In other 
words, much of the electricity is bought and sold illegally, without the necessary permits. This is particularly the 
case in squatter settlements like Sodom and Gomorrah, where practically every unit has power, even the small 
wooden kiosks. However, the fact that so many people have electricity—even those without water and toilets—
sheds light on the fact that there is something more than “poverty” per se that hinders people from getting 
access to the other services like water and sanitation. This may be attributed possibly to high connection / 

Box 27. Steven Amanfo: Sodom and Gomorrah 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 Male-headed household 
 Household income: 9,600K cedis / month 

 
Steven operates a toilet/ shower business (bleow), and lives with his 
wife and 6 children in Sodom and Gomorrah. His income from the 
toilet business is substantial: 250-300K cedis per day. His wife is a 
vendor, who sells drinking water sachets; from this, she makes on 
average 20K per day. Four of his children attend school: one is in a 
technical school training in construction; the youngest three attend 
private school. Although not an elected leader per se, he commands 
respects in the settlement because of his “entrepreneurship”, he 
says.  
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capital costs etc, and/ or regulations pertaining to water and sanitation which have associated health and 
environmental implications. A third possibility could be the high demand for electricity on part of the consumers, 
and relative ease of supply and high profitability on part of the seemingly aggressive local “distributors”. 
 
Finally it must be noted, however, that despite all of the inherent problems with the traditional family 
house, culture of cross-family support lends itself as a social safety mechanism. The poorest in the family 
at least have a roof on their heads, however modest and/ or inadequate, and do not have to incur additional 
expenses on housing. Ownership disputes are not as common as one would expect.  

 
 

      Savings 
In general, more of the economically better off households (with per capita income higher than 325K cedis per 
month) have savings compared to the poorer households; they also save more, and save in formal sector 
schemes. Poorer households, on the other hand, have smaller savings, and tend to save in informal sector 
schemes (mostly susu collectors). Seventy-four percent of the households interviewed had savings in one form 
or another. Forty four percent of those who save do so with susu collectors, 38 percent in formal sector 
accounts, 13 percent in both, and 6 percent at home. Median savings amount to about 18 percent of the 
household income, which translates into 175 cedis per month.  
 
Fifty eight percent of those with per capita income less than 325K cedis per month save on a regular basis. 
Among these families who save, the 57 percent save only in susu accounts, 14 percent save only in formal 
sector accounts (HFC, Sinapi, or a bank), and 29 percent save in both. The median saving as a percentage of 
income is 20 percent, or 175K. Seventy five percent of the households with per capita income above 325K cedis 
per month save money on a regular business. Fifty six percent of these households save in formal sector 
accounts, 33 percent in susu accounts, and 11 percent at home. The median saving as a percentage of income 
is 18 percent, or 300K. 
 

HHs with savings 
% HHs in 

susu accounts 

% HHs in 
formal 

schemes 

% HHs in both 
susu and 

formal 

% HHs at 
home 

< =325K per capita income 57 14 29 0 

>325K per capita income 33 56 0 11 

 

Box 28. Wastewater disposal 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  
Open disposal of solid and liquid waste in Sodom and Gomorrah: 
note the residential structure built just over the open sewage, and 
the narrow foot-bridge (on the right of the picture). 
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C.  Dar es Salaam, Tanzania 
 
 
 

Housing Characteristics  
The structures in the informal settlements in Dar are mostly semi-permanent, made with locally manufactured 
materials. The construction quality is, for most part, fairly good: the structures are built with concrete-mud blocks 
and roofed with corrugated tin sheets. In Makangarawe and Mwananyamala, much of the new construction is 
done using compressed mud blocks, which are typically made at home or bought from a local manufacturer 
within the settlement (see Box 29). The houses in Mynamani are older, and many of them are plastered, so it is 
difficult to ascertain what material was used, but it is likely that they are mud blocks as well. The Swahili-style 
house is the most common: it has a central corridor, opening into two or three rooms on either side, and leads 
into a backyard which has the toilet/ bath and sometimes a kitchen. A small front porch is also a common 
feature. The porch and backyard are used for daily outdoor activities, such as washing and food preparation. 
The corridor is commonly used for cooking and storing water.   
 
 

Infrastructure Services 
Water Supply 
A fair number of households have their own water connections. But due to the highly unreliable supply of water, 
most have to supplement it with water purchased from vendors. Those without private connections typically buy 
from their neighbours or from vendors. On a normal day when water supply is good, vendors charge nearly 5 
times what households charge (those who sell water). For example, in Mwananyamala, water bought from 
vendors costs TSh150 normally, compared TSh20-30 charged for an equivalent amount by a household selling 
water.

8
 During times of water shortage, which is reported to be 10-15 days a month (of which 2-3 days are 

extremely severe), the prices go up: vendors charge between TSh300 to TSh1,000 per jerrican (20 liters).
9
  

 
Several households have their own wells on the plot. Most are unlined, and water from the wells is used for 
washing and drinking, without any treatment, in most cases. This is particularly dangerous as they are located 
close to pit latrines and soakaways which are inadequately lined (often the human waste and wastewater is 
allowed simply to seep into the ground – as was evident in Mwanyamala and Mynamani). 
 

Sanitation 
Most plots have pit latrines, shared among the various households living on the plot. The bath area is usually 
adjacent to the pit, or in the same space, such that the wastewater from the bath goes into the same pit as the 

                                                 
8
 Conversion rate: 1USD=TSh1,200 

9
 This comes to $0.25 to $0.80 per jerrican.  

Box 29. Informal housing in Dar 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  
 

Top: A typical house, Swahili-style, along a street in Mynamani 
Below: Locally manufactured compressed mud blocks in Mwanyamala, 
with the trader’s stamp 
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latrine. Also, often times, this space is not covered with a roof, allowing rainwater to get in too. As a result, there 
are common occurrences of overflows, and seepage of human waste into the soil.  
 
There is also the common practice of using soakaways, which collect the wastewater and/or and human waste, 
without any septic tank. When they get full, they are ‘punctured’, releasing the untreated waste into the ground. 
The close proximity of such disposal systems to wells which provide drinking water is often the cause for 
cholera and typhoid epidemics. As one of our interviewees in Mynamani reported, “Buguruni is very often the 
starting point of the cholera and typhoid epidemics in the city” (see Box 30). 
 

Electricity/ Fuel  
A fair number of households had electricity connections, but they all complained of major power cuts. As a 
result, they spend large amounts on alternative fuel—charcoal for cooking, and kerosene for lighting—which 
often adds up to 7-10 percent of the total monthly expenditure.  
 
 

Social Services 
Health 
Apart from the water-borne problems like typhoid and cholera resulting mostly from the improper sanitation 
practices, every household seemed to complain about malaria. This is mostly caused by the stagnating pools of 
water/wastewater and garbage, which have no outlet due to the unplanned nature of the settlements (lacking 
spaces in between plots for drains etc.). This is particularly the case in Mwananyamala, where plots are joined 
to each other in a way that allows for no access roads in a large part of the settlement. As a result, there is no 
way to channel the wastewater out without encroaching on someone else’s property. And as several residents 
complained, “The neighbours are not cooperative.” Some families are much more conscious about the problem, 
and take some basic precautions like mosquito nets to reduce the impact, but they say that larger scale efforts 
like using spraying the area are not practical for two reasons: one, it is expensive, and two, mosquitoes are not 
localized – “What is the point of spraying around my house when the next house has a big pool of stagnant 
water which they are will to do nothing about?” The average household expenditure on health services is 
TSh3,727, and the median TSh1,500.

10
  

 

Education 
Most of the younger children are either enrolled in primary school, or have primary education. A large number of 
the older children and adults were found to have dropped out of school after primary school because admission 
to public secondary school costs money, and is competitive; so, if the student does not score good enough 
grade to secure admission into a public secondary school, he/ she will need to attend a private school which is 

                                                 
10

 To get an idea of the percentage of expenditure being allocated to health services, here are the monthly mean and median 
incomes, for the household and per capita: 

Household Income – Mean: TSh231K; Median: TSh208 
Per Capita Income – Mean: TSh43K; Median: TSh34K 

Box 30. Poor sanitation  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  
 

Top: Wastewater/raw sewage from a pit latrine/bath with no outlet 
Below: A ‘soakpit’ collects waste from the pit latrine/bath, and is 
‘punctured’ when full, releasing the effluents into the soil  
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far more expensive. In some case, they do not make these grades, and in others, even if they did, they could 
not afford to pay tuition for higher schooling (public primary school tuition is free). 
  

 

Tenure Issues 
Two-year Licence 
The government has recently introduced the property licensing system, whereby one can apply for a 2-year 
renewable licence. There is an application fee (depending on the size of the plot), and the process is supposed 
to take about a month. Most people who have the extra cash to spare for the fee have applied for this licence. 
However, a commonly expressed concern with this arrangement is that the term is too short, and that the 
licensing office is understaffed, resulting in delays.  
 
On the first point, if the licence is to serve as collateral for a loan, its short duration clearly compromises the 
value and period of the loan. On the staffing limitations, as one interviewee in Makangarawe reported, there are 
only 3 people handling all of the applications for the entire Temeke municipality. Hence the delays. 
 
These two issues, in turn, complicate the already limited accessibility to loans: if one has to apply for a loan, and 
the licence renewal takes a few months, and then the bank takes a few months to approve the loan, how much 
of time does one have left before the new 2-year period expires? Further, this system of licensing increases the 
administrative burdens on the already resource-constrained governments (at both the subward and ward level). 
 
 

Property Tax 
All property owners are required by law to pay property tax, which is a standard lump sum amount of TSh10K 
per annum for any residential property regardless of size or value of the property. For example, a house valued 
in millions is liable for an equal amount of tax as one that is completely run down and requires rebuilding (see 
Box 31). People complain that they are required to pay even though they do not receive any service from the 
government in return—street-lighting, garbage collection, or even basic maintenance of roads etc. Besides, the 
tax applies even to those households that are located in hazard zones (who will eventually not be given legal 
tenure status), and are registered with the subward. In Mwanayamala, the following notice was recently posted: 
 

“The Kinondoni Municipal Council, at the end of 2006, is going to go house to house seeking out those who 
have not paid their property taxes and value their houses and assets for auction. Those who have not paid 
are advised to do so by November 30, 2006, and leave their receipts at home for inspection to avoid 
penalization.” 

 

 

Box 31. Flat property tax 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  
 

A large 6-bedroom  well-finished house in Makangarawe (top), and a 
house with a collapsed roof in Mnyamani (below): both are liable to 
the same property tax of TSh10K annually 
 


